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Ordinary Council Meeting

14 November 2018

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




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:

MAYOR CAROL ADAMS
DEPUTY MAYOR P FEASEY

CR W COOPER
CR M KEARNEY
CR S LEE

CR S MILLS

CR M ROWSE
CR D WOOD

MS J ABBISS

MRS M COOKE

MS C MIHOVILOVICH
MRS B POWELL

MR R NAJAFZADEH
MS M BELL

MR P NEILSON

MR T HOSSEN

MS A MCKENZIE

Members of the Press
Members of the Public

Declaration of Opening:

Chief Executive Officer

Director City Regulation

Director City Strategy

Director City Living

Acting Director City Infrastructure
Director City Legal

Manager Planning and Development
Lawyer

Council Administration Officer

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”

Prayer:

Councillor Wendy Cooper 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”

Apologies/Leave(s) of Absence (previously approved)

Apologies

Nil

Leave(s) of Absence (previously approved):

Nil
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Public Question Time:

Nil

Applications for Leave of Absence:

COUNCIL DECISION
310
MOVED CR S LEE SECONDED CR P FEASEY

That Councillor Sheila Mills be granted a leave of absence on 12 December 2018.

That Councillor Wendy Cooper be granted a leave of absence from 3 December
2018 to 19 December 2018 inclusive.

That Councillor Merv Kearney be granted a leave of absence from 15 November
2018 to 25 November 2018 inclusive.

CARRIED
8/0

Declarations of Interest by Members and City Officers:

Nil

Community Submissions:

Nil

Minutes to be Confirmed:

8.1 Ordinary Meeting of Council held on 24 October 2018:

COUNCIL DECISION
311

MOVED CR S MILLS SECONDED CR S LEE

That the Minutes of the Ordinary Meeting of Council held on 24 October 2018 be
confirmed as a true and correct record of the meeting.

CARRIED
8/0

Referred Standing / Occasional / Management /Committee
Meeting Reports:

Nil
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Petitions:

Nil

Notices of Motion:

Nil

Reports - Community
Nil

Reports - Economic

Nil

Reports - Natural Environment

Nil



15 Reports - Built Infrastructure

15.1  Adoption of Local Planning Policy No. 9: Advertising Signage and
Amended Kwinana Town Centre Master Plan and Design Guidelines.

DECLARATION OF INTEREST:

There were no declarations of interest declared.

SUMMARY:

This report presents Local Planning Policy No. 9 (LPP 9): Advertising Signage (refer
Attachment A) for adoption under the City’s Local Planning Scheme No. 2 and No. 3
(LPS2 and LPS3). LPP 9 will provide greater clarity and guidance to landowners,
developers and City of Kwinana (City) Officers on the assessment of advertising signage
applications on land zoned and reserved under LPS2 and LPS3.

Advertising signage on properties within the Kwinana City Centre are subject to LPS3 and
the Kwinana Town Centre Master Plan and Design Guidelines (Design Guidelines). The
relevant clauses (Clauses 4.4(c) and 4.5) that relate to signage in the Design Guidelines
are proposed to be deleted to avoid conflict between LPP 9 and the Design Guidelines.
This report also presents the amended Design Guidelines (refer Attachment B) for
adoption under the City’s LPS2 and LPS3.

The City’s current regulatory approach with regards to signage on lots is stipulated within
LPS2, LPS3, Design Guidelines, and the City’s By-law Relating to Signs and Bill Posting
(“By-law”). Regulation of signage within the road reserve is subject to the requirements of
the City’s Activities on Thoroughfares and Public Places and Trading Local Law, Policy -
Advertising and Directional Signage in Thoroughfares and on Local Government Property,
and Policy - Promotional Street Banners on Gilmore Avenue.

The key objective of LPP 9 is to provide a consistent approach to the development of
advertising signage within the City of Kwinana by ensuring that signage relates to the
approved use on the building or land on which it is located and that it is consistent with
the character and amenity of the area.

Council considered draft LPP 9 and the draft amended Design Guidelines at its Ordinary
Council Meeting held on 8 August 2018, and resolved to adopt the two documents for
advertising purposes. In accordance with Council’s resolution, City Officers advertised the
draft LPP 9 and the draft amended Design Guidelines from 17 August 2018 to 7
September 2018 inclusive, with no submissions being received.

City Officers propose no changes to LPP 9 (refer Attachment A) and amended Design
Guidelines (refer Attachment B) and recommend the two documents be adopted without
modifications.

Both LPP 9 and the City’s By-law will be considered in the assessment of development
applications for advertising signage on zoned and reserved land under LPS2 and LPS3. It
is also recommended that Council delegate its authority to the Chief Executive Officer to
exercise discretion under Clause 34.2 of the By-law to approve signage applications that
comply with LPP 9.




15.1 ADOPTION OF LOCAL PLANNING POLICY NO. 9: ADVERTISING SIGNAGE AND AMENDED
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OFFICER RECOMMENDATION:
That Council:
1. Adopt Local Planning Policy 9: Advertising Signage, as detailed in Attachment A.

2. Adopt the amended Kwinana Town Centre Master Plan and Design Guidelines as
detailed in Attachment B.

3.  Publish notice of the adoption of Local Planning Policy 9: Advertising Signage in a
newspaper circulating in the Scheme area.

4. Publish notice of the adoption of the amended Kwinana Town Centre Master Plan
and Design Guidelines in a newspaper circulating in the Scheme area.

5. Amend Delegation 1.13 Administration of Local Laws conditions to include the
authority to the Chief Executive Officer to exercise discretion under Clause 34.2 of
the City’s By-law Relating to Signs and Bill Posting to approve applications which
comply with Local Planning Policy 9: Advertising Signage as per Attachment C.

NOTE — AN ABSOLUTE MAJORITY OF COUNCIL IS REQUIRED

DISCUSSION:

Signage is a form of development that requires planning approval, other than signage that
is exempt from planning approval under Appendix VII - Exempted Advertisements
pursuant to Division 11 and Clause 61 of the Deemed Provisions for Local Planning
Schemes of the Planning and Development (Local Planning Schemes) Regulations 2015
(Deemed Provisions). For those signs that are not exempt, LPS2 requires planning
approval be granted in addition to any licence pursuant to the City’s By-law Relating to
Signs and Bill Posting (“By-law”). Council is required to consider each application having
regard to the character and amenity of the locality in which signage is proposed to be
displayed.

The City’s current regulatory approach with regards to signage on lots is stipulated within
LPS2, LPS3, Design Guidelines, and the City’s By-law. Regulation of signage within the
road reserve is subject to the requirements of the City’s Activities on Thoroughfares and
Public Places and Trading Local Law, Policy - Advertising and Directional Signage in
Thoroughfares and on Local Government Property, and Policy - Promotional Street
Banners on Gilmore Avenue.

Advertising signage on properties within the Kwinana City Centre is subject to LPS3 and
the Design Guidelines. Although the signage requirements in the Design Guidelines
consider appropriate signage within the City Centre having regard to the location, size
and content of the signs to avoid visual clutter, they are not considered to allow sufficient
flexibility for a growing City Centre. LPP 9 provides for clearer assessment parameters
for advertising signage within the City Centre. Therefore to avoid conflict between LPP 9
and the Design Guidelines, the relevant clauses (Clauses 4.4(c) and 4.5) that relate to
signage in the Design Guidelines have been deleted.
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Local Planning Policy No. 9

LPP 9 provides a framework for regulating the design and placement of signage
throughout the City of Kwinana. The City supports the need for signage to promote a
business or activity, but takes the view that such signage should not adversely impact the
local amenity and streetscapes within the City and must remain compatible with the
design, character and use of buildings and places.

LPP 9 provides clearer assessment criteria for signage applications. The key aspects of

LPP 9 include:

o Definitions, and in most cases diagrams, of each type of sign;

. Policy tables which prescribe the assessment parameters for applications within the
Residential, Development, Special Residential, Special Rural, Rural, Mixed
Business, Public Recreation, Commercial and Industrial Zones;

. The assessment parameters within LPP 9 are substantially similar to the existing
By-law, however, LPP 9 generally allows larger signs than the By-law, in
appropriate areas, in particular in Commercial and Industrial Zones;

° Applications for signage that meet the assessment parameters within the relevant
table provisions of LPP 9 will be assessed and determined by City Officers under
delegation. Applications for signage that do not meet the relevant assessment
parameters will need to justify and demonstrate why a Policy variation should be
considered and will be referred to Council for determination; and

o Signage Strategy requirements to ensure the extent and design of signs proposed is
integrated with the development design.

The key objective of LPP 9 is to provide a consistent approach to advertising signage

within the City of Kwinana by:

. aligning signage to the approved use of a building or land on which it is located;

° promoting signage that does not adversely impact on the local amenity and
streetscapes of the City and is integrated with the surroundings;

. ensuring that the scale of a sign is appropriate to the size of buildings and lot
frontages;

° limiting the number of signs at any one property and avoiding the general clutter of
signage along street frontages and/or on buildings;

o ensuring that where multiple signs are erected on a single building or at a single
place, the style and form of such signage remains consistent; and

° providing signage that does not create public safety concerns, cause driver
distraction or confusion, or obstruct sightlines or accesses for vehicles and
pedestrians.

The City’s By-law was used as a starting point in the drafting of LPP 9. LPP 9
encompasses the provisions of the By-law and both documents will be considered in the
assessment of development applications for advertising signage on zoned and reserved
land under LPS2 and LPS3.
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Consideration of Advertising Signage Applications

The assessment and determination of planning applications for advertising signage will be
subject to the provisions of the By-law and LPP 9. LPP 9 will provide a tool for the
assessment and determination of sighs which require planning approval. Where there is
inconsistency between the By-law and LPP 9, Clause 34.2 of the City’s By-law gives
Council discretion to vary the By-law subject to Council being satisfied that advertising
signage is not injurious to the amenity or natural beauty or safety of the area. This aligns
with the objectives of LPP 9 which seek to promote advertising signage that does not
adversely impact on the local amenity and streetscapes of the City.

Currently, a signage application can be determined under delegation provided the signs
being considered comply with the By-law. Given LPP 9 will form part of the assessment
process once adopted, the delegation needs to have regard to LPP 9. Therefore it is
proposed to create an additional delegation to allow the Chief Executive Officer to
exercise the discretion of Council under Clause 34.2 of the By-law to approve applications
that comply with LPP 9.

The adoption of the amended Design Guidelines will ensure all reference to signage
within the City Centre is directed to the requirements of LPP 9 and therefore avoid any
confusion and inconsistencies in the interpretation and use of these documents.

Signage within the thoroughfares will continue to be administered through the By-law,
Activities on Thoroughfares and Public Places and Trading Local Law 2011, Policy -
Promotional Street Banners on Gilmore Avenue, and Policy - Advertising and Directional
Signage in Thoroughfares and on Local Government Property. It is noted that the Policy -
Advertising and Directional Signage in Thoroughfares and on Local Government Property
and the Activities on Thoroughfares and Public Places and Trading Local Law are
currently being amended to ensure all aspects of the By-law regarding signage within the
road reserve are captured. Once these documents are adopted, the By-law can be
repealed through a separate process.

Community Consultation

Council considered draft LPP 9 (refer to Attachment A) and draft amended Design
Guidelines (refer Attachment B) at its Ordinary Council Meeting held on 8 August 2018,
and resolved to adopt the two documents for advertising purposes. In accordance with
Council’s resolution, City Officers advertised the draft LPP 9 and the draft amended
Design Guidelines from 17 August 2018 to 7 September 2018 inclusive, with no
submissions being received.

Conclusion

Considering no submissions were received during the advertising period, no modifications
to draft LPP 9 and the draft amended Design Guidelines are proposed. The versions that
were previously presented to Council on 8 August 2018 are the versions of LPP 9 and
amended Design Guidelines that are recommended for adoption (refer to Attachments A
and B respectively). Therefore, City Officers recommend that LPP 9 and Design
Guidelines be adopted without modifications.

It is also recommended that Council delegates authority to the Chief Executive Officer to

exercise discretion under Clause 34.2 of the By-law in approving signage applications, but
only when the application complies with LPP 9.
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LEGAL/POLICY IMPLICATIONS:

The following strategic and policy based documents were considered in the preparation of
this Local Planning Policy:

Legislation
Planning and Development (Local Planning Schemes) Regulations 2015

Schemes
Local Planning Schemes No.2 and No.3

Local Planning Policies

City of Kwinana By-law Relating to Signs and Bill Posting;

City of Kwinana Activities on Thoroughfares and Public Places and Trading Local Law
2011,

City of Kwinana Policy - Promotional Street Banners on Gilmore Avenue; and

City of Kwinana Policy - Advertising and Directional Signage in Thoroughfares and on
Local Government Property.

FINANCIAL/BUDGET IMPLICATIONS:

The preparation and advertising of LPP 9 and amended Design Guidelines were
undertaken within the City’s existing budget. There will be a small cost associated with
advertising the adoption of LPP 9 and amended Design Guidelines. This can be
accommodated within the City’s operational budget. There are no other direct financial
implications associated with the adoption of LPP 9 and amended Design Guidelines.
ASSET MANAGEMENT IMPLICATIONS:

No direct asset management implications are associated with draft LPP 9 and amended
Design Guidelines.

ENVIRONMENTAL IMPLICATIONS:

No direct environmental implications are associated with the draft LPP 9 and amended
Design Guidelines.

STRATEGIC/SOCIAL IMPLICATIONS:

This proposal will support the achievement of the following outcome and objective
detailed in the Strategic Community Plan.

Plan Outcome Objective

Strategic Community Plan | A well planned City 4.4 Create diverse places and
spaces where people can enjoy a
variety of lifestyles with high levels
of amenity.
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COMMUNITY ENGAGEMENT:

A requirement of the Planning and Development (Local Planning Schemes) Regulations,
2015, is that local planning policies are advertised for a minimum of 21 days in a paper
circulating the Scheme area. In this regard, following Council’s resolution of 8 August
2018, draft LPP 9 and the draft amended Design Guidelines were advertised twice during
17 August 2018 to 7 September 2018 in the Weekend Courier. Written letters were also
sent to the key stakeholders within the Kwinana City Centre, including the owners of the
Kwinana Market Place, advising of the opportunity to provide a submission on the draft
LPP and draft amended Design Guidelines. No submissions were received.

In accordance with the provisions of the Planning and Development (Local Planning
Schemes) Regulations, 2015, notice of adoption of LPP 9 and the amended Design
Guidelines is required to be published in a newspaper circulating in the City of Kwinana.
This will also be published on the City’s website and a post added to the City’s Facebook

page.

PUBLIC HEALTH IMPLICATIONS:

There are no major public health implications as a result of this report albeit that improved
and appropriate signage will assist in better amenity outcomes across the City.

RISK IMPLICATIONS:

Risk Event Lack of policy may result in ad hoc installation of
signage within the City.

Risk Theme Failure to control the installation/use of signage
throughout the City.

Risk Effect/Impact Reputation
Compliance

Risk Assessment Context Operational

Consequence Moderate

Likelihood Possible

Rating (before treatment) Moderate

Risk Treatment in place

Reduce - mitigate risk

Response to risk treatment
required/in place

Adoption of draft LPP 9 provides greater clarity
and guidance to developers regarding the City’s
requirements and standards for signage within
the City, thereby mitigating the risk.

Rating (after treatment)

Low




15.1 ADOPTION OF LOCAL PLANNING POLICY NO. 9: ADVERTISING SIGNAGE AND AMENDED
KWINANA TOWN CENTRE MASTER PLAN AND DESIGN GUIDELINES

COUNCIL DECISION

312

MOVED CR S MILLS SECONDED CR P FEASEY

That Council:

1.  Adopt Local Planning Policy 9: Advertising Signage, as detailed in
Attachment A.

2. Adopt the amended Kwinana Town Centre Master Plan and Design Guidelines
as detailed in Attachment B.

3. Publish notice of the adoption of Local Planning Policy 9: Advertising Signage
in a newspaper circulating in the Scheme area.

4. Publish notice of the adoption of the amended Kwinana Town Centre Master
Plan and Design Guidelines in a newspaper circulating in the Scheme area.

5. Amend Delegation 1.13 Administration of Local Laws conditions to include

the authority to the Chief Executive Officer to exercise discretion under
Clause 34.2 of the City’s By-law Relating to Signs and Bill Posting to approve
applications which comply with Local Planning Policy 9: Advertising Signage
as per Attachment C.

CARRIED BY AN ABSOLUTE MAJORITY OF COUNCIL
8/0
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Local Planning Policy 9

Advertising Signage

1. Title
Local Planning Policy 9: Advertising Signage
2. Purpose

The purpose of Local Planning Policy 9: Advertising Signage (LPP 9) is to ensure the design
and placement of advertising signage on properties within the City of Kwinana does not
adversely impact the amenity of the surrounding areas.

3. Background

Clause 67 of Schedule 2 — Deemed Provisions for local planning schemes of Planning and
Development (Local Planning Schemes) Regulations 2015 details various matters to be
considered by the local government in considering an application for development approval.
This clause also requires that development applications be assessed against any local
planning policy for the Scheme area.

4. Objectives

a) To provide a consistent approach to the development of signage within the City of Kwinana;

b) To ensure signage does not adversely impact on the amenity and streetscapes of the City
and is integrated with the surroundings;

c) To ensure signage does not detract from the level of public safety;

d) To ensure that the scale of a sign is appropriate to the size of buildings and site frontages;
and

e) To minimise signage clutter along street frontages and/or on buildings.

The objectives provide overarching guidance to the assessment of signage development
applications. To provide more specific guidance a series of standards are set out in Table 1
and Table 2 of LPP 9.

5. Policy Application and Interpretation

LPP 9 applies to advertising signage on zoned and reserved land that requires planning
approval under the City of Kwinana Local Planning Schemes No.2 and No.3 (LPS2 and LPS3).
Signage within a road reserve is not considered under this policy and is subject to the
provisions of the City’s Activities on Thoroughfares and Public Places and Trading Local Law
(2011). LPP 9 should be read in conjunction with the City’s By-law Relating to Signs and Bill
Posting and the City’s Activities on Thoroughfares and Public Places and Trading Local Law
(2011) in particular in the assessment of Estate Development Signage Strategy applications.
Where there is any inconsistency between LPP 9 and the City’s Local Laws specified above,
Clause 34.2 of the City’s By-law Relating to Signs and Bill Posting gives Council discretion to
vary the By-law subject to Council being satisfied that advertising signage is not injurious to
the amenity or natural beauty or safety of the area.

Signage is a form of development that requires planning approval, other than signage that is
exempt from planning approval under Appendix VIl — Exempted Advertisements Pursuant to




Division 11 and Clause 61 of the Deemed Provisions for Local Planning Schemes of the
Planning and Development (Local Planning Schemes) Regulations 2015.

LPP 9 provides guidance on the extent and location of various forms of signage that are not
exempt from planning approval under LPS2 and LPS3. LPP 9 also provides guidance to
applicants making signage applications and to City officers when assessing such applications
under the City’s Local Planning Schemes.

Signage that is compliant with LPP 9 and forms part of a Development Application that is
submitted to the City is deemed approved only once the Development Application has been
approved by the City. Compliance with this policy does not constitute approval.

6. Definitions

Advertising signage is defined as; any word, letter, model, sign, placard, board, notice,
device or representation, whether illuminated or not, in the nature of, and employed wholly or
partly for the purposes of, advertisement, announcement or direction, and includes any
hoarding or similar structure used, or adapted for use, for the display of advertisements. The
term includes any airborne device anchored to any land or building and any vehicle or trailer
or other similar object placed or located so as to serve the purposes of advertising.

Aggregate area is the total, combined surface area of each particular type of sign on a site.
Kwinana City Centre — the area contained within LPS3.

In addition to the above, the various types of signs subject to this Policy are detailed in Tables
1 and 2.

7. Sign Development Standards
The standards below will be considered by the City when assessing signage applications.

An application for signage should seek to meet the signage requirements specified in Table 1
or Table 2 of LPP 9. City Officers will assess applications against the objectives of LPP 9.
Applications that do not meet the objectives of LPP 9 will be referred to Council for
determination.

Except for hoarding signs, signs shall only display the following;

a) The name of the occupier/s of the business;

b) Details of the business carried out at the premises;

c) Details of the goods sold in the premises to which it is affixed; and
d) Any other information specifically approved by the City.

No sign shall:

a) Be constructed of glass, unless it is part of an illuminating globe or tube;

b) Be constructed of readily combustible material (including paper, cardboard or cloth),
except as part of a banner, flag or poster securely fixed to a signboard or other
structure;

c) Affect the stability of any building;

d) Not relate to the land use or occupancy of that land (i.e. advertising that promotes
business or activities elsewhere, or products or services names not available at the
property, will not generally be permitted) unless otherwise specifically approved by the
City;

e) Be located in a position where it will unreasonably or unsafely obstruct driver or
pedestrian sightlines;

f)  Be flashing or animated, moving or rotating;




g) Contain discriminatory or offensive material as determined by the City;

h) Be detrimental to the general amenity or safety of an area;

i) Extend beyond any boundary of a lot (unless allowed under a verandah or attached to a
fascia).

j)  Ifilluminated,;

(i) Belocated a minimum of 500m from the nearest residences or land capable of being
developed for residential lots;

(i)  Light emission must be of a low-level not exceeding 300cd/2 and not flash, pulsate,
move or rotate and comply with Australian Standard (AS) 4282 — Control of
Obtrusive Effects of Outdoor Lighting;

(iif)  Emit light of such intensity that it could, in the opinion of the City, create a traffic
hazard or nuisance to the public;

(iv) Not interfere with or be likely to be confused with traffic control signals; and

(v) Be maintained to operate as an illuminated sign.

Individual buildings should generally have no more than two approved signs unless otherwise
approved by the City with consideration to an approved Signage Strategy.

8. Signage in the Kwinana City Centre (Properties covered under LPS3)

The nature and diversity of signage in a Secondary Activity Centre* has an important impact
on the character of the area. While artful and inventive signs add colour and interest to a
streetscape, their location, size and content must be managed to avoid visual clutter where
the information purpose of signs is lost in the confusion of competing messages.

Apart from a building name, no signs are permitted for residential development anywhere in
the Kwinana City Centre. A sign identifying the name of a residential building must be attached
to the structure and should be designed as an integral part of the architecture.

Signage within the Kwinana City Centre shall be as per the Commercial Zone development
standards contained in Tables 1 and 2 with the exception of signage along Chisham Avenue
(Main Street).

Chisham Avenue is the focus of public activity in the Kwinana City Centre and it is important
that signage be coordinated and integrated into the design of the building. Acceptable sign
types include wall signs, awning signs and sandwich board signs.

The following signs shall not be permitted along Chisham Avenue Main Street (unless as part
of a Signage Strategy or to replace an existing sign of the same type);

Pylon signs

Roof signs

Banner signs

Freestanding banner signs

Monolith sign

Inflatable sign

Hoarding Sign/Billboard

Sea Container sign

* Defined as Secondary Activity Centre in Perth and Peel @ 3.5 million (March 2018).
OTHER CONSIDERATIONS
9. Signage Strategies

A Signage Strategy is an overall plan for the whole of the development site or area, showing
the location, type, size and design of all existing and proposed signs, as well as the outline of




any buildings, landscaping, car parking areas, vehicular access points etc.

For developments such as shopping centres, commercial or industrial complexes, service
stations, take away food outlets and land development estates which often include multiple
signs, a Signage Strategy for the whole development will be required as part of the application
for planning approval. This will enable assessment of signage proposed having regard to the
development design and layout.

A Signage Strategy will also be required to be submitted on application for planning approval

for:

a) All new buildings or developments where multiple tenancies are proposed;

b) Land development estates which propose more than ten new lots; and

c) Other developments where the total number of signs (existing and proposed) on the site
is likely to exceed 50% of the total area of any one elevation of the building.

The Signage Strategy should explain and demonstrate the need for the extent and design of
signs proposed, having regard to the objectives and provisions of this policy and should seek
to integrate the signage with the development design, particularly through the provision of
signage panels within the building facades. Recognising that specific uses may not be known
at the planning approval stage, it is not necessary to include specific signage content in the
Signage Strategy.

Once approved, all subsequent sign applications will be assessed against previously
approved Signage Strategies. Modifications to the Signage Strategy to permit additional
signage will be subject to further approval.

The Signage Strategy for a new residential estate development should make provision for:

a) A consistent theme for the estate;

b) Signs to be generally confined to the estate to which it relates;

c) Off-site signs (with approval of relevant landowners) to be within 2km of the estate and
to be predominantly for directional purposes; A maximum of two off-site signs per
residential estate permitted.

d) A full explanation of the design and location of any entry statements within a new estate
and their ongoing maintenance;

e) A requirement for sign removal within 30 days of 95% of the lots being sold;

f)  The avoidance of a proliferation of estate signs; and

g) Inclusion of the suburb name, where appropriate.

10. Signage Panels

New commercial and industrial buildings should be designed to incorporate defined areas for
signage on the building fagade, as part of an integrated building design, to enable signs to
integrate with the building’s architectural design.

1. Places of Heritage Significance

For either individual places of heritage significance or heritage areas, as identified in the City’s
Municipal Heritage Inventory, particular care is to be made to rationalize the number and
extent of signs. Signs are to be integrated with the building design and not dominate the
building architecture. Signs which extend the height of the building, dominate the building or
screen parts of the building are not considered appropriate. Signs should be located on the
gable end, parapet, verandah, awning edge or end, or above and below windows, and
generally should not be fixed to windows.

The style and colour/s of signs should be consistent with the style and period of the building.
Internally illuminated signs will not generally be permitted, except where the design refers to




the business name only. Where possible, any illumination should be internal to the sign and
should not exceed 300cd/m2 and shall not flash, pulsate or chase. The sign shall comply with
Australian Standard (AS) 4282 — Control of Obtrusive Effects of Outdoor Lighting.

12. Referral Requirements for Signage on land on or abutting Primary Regional
Roads and Other Regional reservation

Signage applications that are on land that abuts or that is fully or partly reserved as Primary
Regional Roads (PRR) or Other Regional Roads (ORR) in the Metropolitan Region Scheme
(MRS) shall be referred to the relevant Public Authority, where required, for comment and
recommendation, before being determined.

13. Signage Maintenance
All signs shall be kept clean and free from unsightly matter and shall be maintained by the

applicant and/or landowner in good order and repair to the satisfaction of the City, whether
requiring approval or otherwise.




Table 1 — Requirements for signs on buildings

Residential

e Special Rural

e Special
Residential

e Development

e Rural

¢ Commercial
(Service Commercial
& Commercial)

e Mixed Business
e Public Recreation

Industrial
(General Industry &
Light Industry)

Banner Sign

A temporary sign normally made of
lightweight, non-rigid material, such as fabric,
canvas or cloth attached to a part of a building
and is generally used to promote a particular
event.

Not permitted

Note: May be
considered as part of
a Signage Strategy

Not permitted

Dimension: maximum
height 1m, maximum
width 4m.

Must:

e  be restricted to
one banner on any
occasion;

e only be displayed
for a maximum
period of 21 days
at atime at no less
than 3 monthly
intervals; and

e  be removed within
24 hours following
the event or offer.

Dimension:
maximum height 1m,
maximum width 4m.

Must:

e be restricted to
one banner on
any occasion;

e onlybe
displayed for a
maximum
period of 21
days at a time
at no less than
3 monthly
intervals; and

e be removed
within 24 hours
following the
event or offer.




Residential

Special Rural
Special Residential
Development

e Rural

Commercial

(Service Commercial &
Commercial)

Mixed Business
Public Recreation

Industrial
(General Industry &
Light Industry)

Created Roof Sign

A sign affixed to the facsia or parapet, or
forms part of a projection above the eaves
or ceiling of the building and complements
the architectural style of the building, but
does not include a Roof Sign.

Not permitted

Not permitted

Maximum height - 3.5m
Maximum area - 5m?

Sign shall:

Be limited to one sign
per building;

Not project more than
400mm from the
portion of the building
to which it is
attached;

Not be within 500mm
of either end of the
fascia, roof or
parapet of the
building to which it is
attached; and
require a certificate
from a structural
engineer certifying
that the sign is
structurally sound.

® require a certificate

Maximum height - 3.5m
Maximum area — 5m?

Sign shall:

e Be limited to one sign
per building;

e Not project more than
400mm from the
portion of the building
to which it is attached;

o Not be within 500mm
of either end of the
fascia, roof or parapet
of the building to which
it is attached; and

from a structural
engineer certifying that
the sign is structurally
sound.




Roof Sign

A sign erected or painted directly on the roof of
a building or attached to the top of a parapet
wall of a building.

Residential

Special Rural
e Special

Residential

e Development

e Rural

e Commercial
(Service Commercial
& Commercial)

e Mixed Business

o Public Recreation

Industrial
(General Industry &
Light Industry)

Not permitted

Not permitted

Not permitted

Not permitted




Vertical Sign

A sign attached to a building in

which the vertical dimension

exceeds the horizontal dimension

exclusive of mountings.

Residential

Special Rural
Special Residential
Development

¢ Rural

e Commercial
(Service Commercial &
Commercial)

e Mixed Business

o Public Recreation

Industrial
(General Industry &
Light Industry)

Not permitted

Note: May be considered
as part of a Signage
Strategy

Not permitted

Must:

o  Not project more than
1.0m from the wall
and not exceed
3.125m? in area;

e Be of a height of at
least twice its width
but not exceeding 2.5
m;

e Have a minimum
clearance of 2.5m
from ground level;

e Be limited to one sign
per tenancy per lot;

e Not be within 4m of
another vertical sign;
and

e Not project above the
top of the wall to
which they are
attached.

Must:

o Not project more
than 1.0m from the
wall and not exceed
3.125m?in area;

e Be of a height of at
least twice its width
but not exceeding
2.5m;

e Have a minimum
clearance of 2.5m
from ground level;

e Be limited to one
sign per tenancy
per lot;

e Not be within 4m of
another vertical
sign; and

o Not project above
the top of the wall to
which they are
attached.




Semaphore Sign

A sign attached to a structure or building,
where the sign is affixed by one of its ends
only.

Residential

e Special Rural
e Special

Residential
e Development

e Rural

e Commercial
(Service Commercial
& Commercial)

e Mixed Business

o Public Recreation

Industrial
(General Industry &
Light Industry)

Not Permitted

Not Permitted

Dimension: maximum
height 1.5m.

Maximum width 1.5m
Clearance: minimum
2.5m

Must:

e be affixed
perpendicular to a
wall; and

e No more than one
sign shall be fixed
over or adjacent to
any one entrance
to a building.

Dimension:
maximum height 3m,
maximum width
1.5m.

Clearance: minimum
2.5m

Must:

e be affixed
perpendicular to
a wall; and

e no more than
one sign shall
be fixed over or
adjacent to any
one entrance to
a building.




Verandah Sign

A sign affixed on, above or under a verandah
and includes a sign that is affixed to
cantilevered awnings and balconies.

Residential

e Special Rural

e Special
Residential

e Development

e Rural

e Commercial
(Service Commercial
& Commercial)

e Mixed Business

o Public Recreation

Industrial
(General Industry &
Light Industry)

Not Permitted

Not Permitted

Dimension: maximum
height 0.4m; maximum
width 2.4m

Clearance: minimum
2.5m

Must:

e not extend above
or beyond the
width of the fascia,
verandah, awning
or balcony; and

e not be located
within 2m of
another such sign
on the facsia of the
same verandah.

Dimension:
maximum height 1m;
maximum width 3m

Clearance: minimum
2.5m

Must:

e not extend
above or
beyond the
width of the
fascia,
verandah,
awning or
balcony; and

e not be located
within 2m of
another such
sign on the
facsia of the
same verandah.




Wall Sign

A sign painted or attached parallel to the
wall of a building or structure. This includes
a sign located on support pillars and
columns, parapets and fascia.

Residential
Special Rural

Development

Special Residential

e Rural

e Commercial
(Service Commercial
& Commercial)

e Mixed Business

e Public Recreation

Industrial
(General Industry &
Light Industry)

Not permitted except
where approved in
conjunction with an
approved business
operating from the
premises in which the
following criteria apply:

Area: maximum 1.2m?
(non- residential

building), maximum 0.2
m? (residential building)

Must:

¢ not extend beyond
the top or either end
of the wall;

¢ not obscure
architectural details;

e not project more than
600mm from the wall

to which it is
attached;

e not exceed one wall
sign per Strata Title

or Green Title lot; and

not be illuminated.

Area: maximum 4m?
(non- residential
building), maximum
0.2m? (residential
building).

Must:

e not extend beyond
the top or either
end of the wall;

e not obscure
architectural
details;

¢ not project more
than 600mm from
the wall it is
attached; and

e not exceed one
wall sign per lot;
and not be
illuminated.

Signs shall;

e be limited to two
signs per tenancy
on a lot;

e not exceed 10m?in
aggregate area per
tenancy;

e not project more
than 600mm from
the wall it is
attached;

¢ if placed above door
openings, have a
minimum clearance
of 2.5m from ground
level;

e not obscure
architectural details;
and

e Be not more than
one line of signs
facing any one
street on any storey
of a building.

Signs shall;

¢ not exceed 30m?2
in aggregate area
per tenancy;

e not project more
than 600mm from
the wall it is
attached;

o if placed above
door openings,
have a minimum
clearance of
2.5m from
ground level,

¢ not obscure
architectural
details; and

e be not more than
one line of signs
facing any one
street on any
storey of a
building.




Window Sign

Sign which is painted or affixed to either the
interior or exterior surface of the glazed area
of a window.

Residential

e Special Rural

e Special
Residential

e Development

e Rural

e Commercial
(Service Commercial &
Commercial)

¢ Mixed Business

e Public Recreation

Industrial
(General Industry &
Light Industry)

Not Permitted

Not Permitted

Area: maximum 50% of
the window

Must:

e be visually
permeable (‘see
through’).

e Examples may
include the use of
cut-out block
lettering or
transparent
materials.

Area: maximum 50% of
the window

Must:

e  Dbe visually
permeable (‘see
through’).

e Examples may
include the use of
cut-out block
lettering or
transparent
materials.




Table 2 — Requirements for Freestanding Signs

Community Service Sign

A temporary sign which advertises
non-profit, short term events such as
a fete, fair, or festival for charitable,
religious, education, child care,
sporting organisations or the like.

LO%E YOUR TREE DAY
i OneTr Tirn,

Greening and Cleaning Lhe West Side One Tree at a Time.

FALL DAFFODIL BULB BIVE-AWAY
Sunday, September 27, 12pm - 3 pm

¢ Residential ¢ Rural Commercial Industrial (General
e Special Residential (Service Industry & Light
e Special Rural Zones Commercial & Industry)
o Development Commercial)
e Mixed Business
e Public Recreation
Sign shall: Sign shall: Sign shall: Sign shall:

Be located on the site
of a community event
or the property of the
organisation holding
the community event;
Have an area of not
more than 3m?;

Be limited to a
maximum of one sign
per frontage of a lot;
Not be exhibited more
than four weeks prior
to the event
advertised and must
be removed not later
than one week after
the conclusion of the
event.

e Be located on the
site of a community

event or the
property of the
organisation

holding the

community event;

e Have an area of not
more than 3m?;

e Be Ilimited to a
maximum of one
sign per frontage of
alot;

¢ Not be exhibited
more than four
weeks prior to the
event advertised
and must be
removed not later
than one week
after the
conclusion of the
event.

Be located on the site
of a community event
or the property of the
organisation holding
the community event;
Have an area of not
more than 3m?;

Be limited to a
maximum of one sign
per frontage of a lot;
Not be exhibited more
than four weeks prior
to the event
advertised and must
be removed not later
than one week after
the conclusion of the
event.

e Be located on the
site of a community

event or the
property of the
organisation

holding the

community event;

e Have an area of not
more than 3m?;

e Be Ilimited to a
maximum of one
sign per frontage of
alot;

¢ Not be exhibited
more than four
weeks prior to the
event advertised
and must be
removed not later
than one week

after the conclusion
of the event.




Display Home Sign

A sign which is erected as part of an
approved residential estate display home to
be displayed for the duration of the display
home and removed on cessation of use of
the display home.

TOTAL pg
S|
FLEXIBILI'E\!‘

Residential
Special Residential
Special Rural Zones
Development

e Rural

Commercial
(Service
Commercial &
Commercial)
Mixed Business
Public Recreation

Industrial
(General Industry
& Light Industry)

Maximum number of
signs per display home:
Three

The following sign types
shall be considered; wall
signs, banner signs, and
monolith  signs  with
dimensions as per the
Commercial Zone
requirements in Tables 1
and 2.

To be considered as part
of a Signage Strategy.

Signs shall not be
illuminated after 9pm and
shall be removed upon
the cessation of the
Display Home use.

Not permitted

Not permitted

Not permitted




Estate Development
Sign

A sign promoting
subdivision approved
by the Western
Australian Planning
Commission, by
displaying information
about the estate such
as the estate name, the
plan of subdivision for
development, the
estate features
(including entry
statements), sales and
real estate agency
contact details.

o Residential Zones e Rural e Commercial | Industrial Zones (General Industry
e Special Residential Zones Zones Zones & Light Industry)
e Special Rural Zones (Service
e Development Zones gommercial
Commercial)
e Mixed
Business
e Public
Recreation
Signs shall; Not permitted | Not permitted Signs shall;

have a maximum sign face of 35m?;
only be considered in the context of a
Signage Strategy except where less
than 10 new lots are proposed;
generally be situated on the land that
is being subdivided;

be spaced at intervals of at least 200m;
signs fronting the Kwinana Freeway to
be spaced at intervals of at least 500m;
maximum of two directional signs
allowed outside the land development
estate;

be displayed for generally 2 years; and
be removed within 30 days of 95% of
lots or buildings within the estate or
applicable stage being sold.

e have a maximum sign face of 35m?;
e only be considered in the context of
a Signage Strategy except where
less than 10 new lots are proposed;

e generally be situated on the land
that is being subdivided;

e be spaced at intervals of at least
200m;

¢ signs fronting the Kwinana Freeway
to be spaced at intervals of at least
500m;

e maximum of two directional signs
allowed outside the land
development estate;

e be displayed for generally 2 years;
and

e be removed within 30 days of 95%
of lots or buildings within the estate
or applicable stage being sold.




Estate Development Sign
(cont.)

Residential

Special Residential
Special Rural
Development

e Rural

¢ Commercial
(Service
Commercial
&
Commercial)

¢ Mixed
Business

e Public
Recreation

Industrial (General Industry & Light
Industry)

Entry Statements shall;

be located entirely within private
property;

where it contains an estate name, an
entry statement shall also include the
approved locality name depicted in at
least equal prominence; and

be maintained by the developer and
removed by the developer at a
predetermined time linked to the
completion of the sales at the estate,
unless alternative arrangements are
agreed to by the City.

Not permitted

Not Permitted

Entry Statements shall;

be located entirely within private
property;

where it contains an estate name,
an entry statement shall also
include the approved locality name
depicted in at least equal
prominence; and

be maintained by the developer and
removed by the developer at a
predetermined time linked to the
completion of the sales at the
estate, unless alternative
arrangements are agreed to by the
City.




Freestanding Banner Signs

A freestanding banner sign is an
advertising device made from
lightweight material attached to a
pole weighted to the ground. These
signs come in a variety of shapes
and may also be referred to as ‘Bali’,
‘Teardrop’, ‘Blade’ or ‘Wing’ signs.

k]

Residential
Special
Residential

e Special Rural

e Development

e Rural

Commercial (Service
Commercial &
Commercial)

e Mixed Business

e Public Recreation

Industrial (General
Industry & Light Industry)

Not permitted

Not permitted

Dimension: max. 2.5m height
max. 1.2m width

Must:
e  be limited to 2 per street
frontage;

e be securely fixed to a
building or pole of
sufficient size and
strength to support the
banner under all
conditions;

e be erected within the
boundaries of the lot and
not project beyond any
lot boundary;

e not be located within the
street setback line;

e notimpede vehicle
sightlines for access to
and from the property;
and

e notimpede pedestrian
access to and from the
property.

Dimension: max. 2.5m height
max 1.2m width

Must:
e  be limited to 2 per street
frontage;

e be securely fixed to a
building or pole of
sufficient size and
strength to support the
banner under all
conditions;

o be erected within the
boundaries of the lot and
not project beyond any
lot boundary;

e not be located within the
street setback line;

e notimpede vehicle
sightlines for access to
and from the property;
and

e not impede pedestrian
access to and from the
property.




Hoarding Sign/Billboard

Sign which is affixed to a
structure having one or more
supports where the overall
height (inclusive of the supports)
is less than the sign’s horizontal
dimension and portion of the
sign is greater than 1.2m above
natural ground level.

A Hoarding Sign/Billboard may
displ?y third party advertising.
N A

o Residential
Special
Residential

e Special Rural
Development

¢ Commercial

e Rural

¢ Commercial (Service
Commercial &
Commercial)

e Mixed Business

Industrial (General
Industry & Light Industry)

Not permitted

Note: Signs may be
considered in the
Development Zone
where no
residential
development
currently exists.
Temporary
approval may be
issued for a
Hoarding Sign
where  residential

| development has
| commenced.

Not permitted, but Council
may consider a hoarding
sign  subject to the
following;
Number of similar signs
approved by Council
within  1km of the
proposed sign;
Sign not exceeding 50m?
in area;
Sign not less than 1.2m
or greater than 6m above
ground level,
Setback of the sign from
the property boundary to
be determined subject to
the adjoining road
hierarchy, width of road
reserve, proximity of
sensitive uses, size of
the sign and any existing
vegetation/screening.

Not permitted, but Council
may consider a hoarding
sign  subject to the
following;

e Number of similar signs
approved by Council
within  1km of the
proposed sign;

e Sign not exceeding 50m?
in area;

e Sign not less than 1.2m
or greater than 6m above
ground level,

o Setback of the sign from
the property boundary to
be determined subject to
the adjoining road
hierarchy, width of road
reserve, proximity of
sensitive uses, size of
the sign and any existing
vegetation/screening.

Not permitted, but Council

may consider a hoarding

sign subject to the following;
Number of similar signs
approved by Council within
1km of the proposed sign;
Sign not exceeding 50m?
in area;
Sign not less than 1.2m or
greater than 6m above
ground level;
Setback of the sign from
the property boundary to
be determined subject to
the adjoining road
hierarchy, width of road
reserve, proximity  of
sensitive uses, size of the
sign and any existing
vegetation/screening.




Residential

Special Residential
Special Rural
Development

e Rural

e Service Commercial
¢ Mixed Business

Industrial (General
Industry & Light
Industry)

Hoarding Sign/Billboard (cont.)

Not permitted if there
is a monolith sign or
pylon sign on the
same lot.

Light emission must
be of a low-level not
exceeding 300cd/2
and comply with
AS4282 — Control of
Obtrusive Effects of
Outdoor Lighting.

o Not permitted if there is

a monolith sign or pylon
sign on the same lot.

Light emission must be
of a low-level not
exceeding 300cd/2 and
comply with AS4282 —

Control of Obtrusive
Effects of Outdoor
Lighting.

Not permitted if there
is @ monolith sign or
pylon sign on the
same lot.

Light emission must
be of a low-level not
exceeding  300cd/2
and comply with
AS4282 — Control of
Obtrusive Effects of
Outdoor Lighting.




Inflatable Sign

A sign anchored to a building that
provides advertising above that
building.

Residential

Special Residential
Special Rural
Development

e Rural

¢ Commercial (Service
Commercial &
Commercial)

e Mixed Business

e Public Recreation

Industrial (General Industry
& Light Industry)

Not permitted

Note: May be
considered as part of a
Signage Strategy.

Not permitted

Dimension: maximum
diameter 7m

Maximum height above roof
ridge 9m

Must:

e only be displayed for a
maximum period of 21
days at a time at no
less than 3 monthly
intervals;

e require a certificate
from a structural
engineer certifying that
the inflatable object
attached to the building
or lot is structurally
sound; and

e Dbe attached to the roof
or wall of a building
only (i.e. not located on
the ground).

Dimension: maximum diameter
m

Maximum height above roof
ridge 9m

Must:

e only be displayed for a
maximum period of 21
days at a time at no less
than 3 monthly intervals;

e require a certificate from a
structural engineer
certifying that the inflatable
object attached to the
building or lot is
structurally sound; and

e Dbe attached to the roof of
a building only (i.e. not
located on the ground).




Monolith Sign

A Sign which is not attached to a building
with its largest dimension being vertical.
Such a sign may consist of a number of
modules and is generally uniform in shape
from ground level to the top of the sign and
is greater than 1.2m in height.

Residential
Special
Residential

e Special Rural

Development

e Rural

Commercial
(Service
Commercial &
Commercial)
Mixed Business
Public Recreation

Industrial (General
Industry & Light
Industry)

Not permitted

Not permitted

Dimension: maximum
height 7m; maximum
width 2.5m

Must:

be restricted to one
sign per lot except
for a corner lot
where one sign per
frontage is
permitted;

where there are
multiple tenancies,
on one site,
incorporate all signs
into one composite
sign;

not permitted where
another free
standing sign has
been approved;

Dimension: maximum
height 7m; maximum
width 2.5m

Must:

e Dbe restricted to
one sign per lot
except for a corner
lot where one sign
per frontage is
permitted;

e where there are
multiple tenancies,
incorporate all
signs into one
composite sign;




Monolith Sign (cont.)

Residential
Special Residential
Special Rural
Development

Commercial
(Service
Commercial &
Commercial)
Mixed Business
Public Recreation

Industrial
(General Industry
& Light Industry)

be no closer than
15m to the
intersecting point
of corner
truncations; and
not impede vehicle
sightlines within
the lot for access
to and from the
property.

e not permitted
where another
free standing
sign has been
approved and
erected;

e be no closer
than 15m to
the
intersecting
point of corner
truncations;
and

e notimpede
vehicle
sightlines
within the lot
for access to
and from the
property.




Panel Sign
Sign which is affixed to a panel/fence
and is greater than 1.2m above natural
ground level, but it does not include a
pylon or monolith sign.

EHSmith

Builders Merchants

FheE

o Residential e Rural e Commercial Zones Industrial (General
e Special Residential (Service Industry & Light
e Special Rural Commercial & Industry)
e Development Commercial)
e Mixed Business
e Public Recreation
Signs shall; Signs shall; Signs shall; Signs shall;
¢ be limited to one sign e Dbe limited to one e be limited to one e be limited to one
per lot; sign per lot; sign per lot; sign per lot;

have a maximum area
of 0.2m? for Home
Occupations;

have a maximum area
of 0.5m? for Home
Business; and

have a maximum area
of 1.5m? for Child Care
Centres and other
commercial uses.

e have a maximum
vertical dimension
of 2m and a
maximum area of
5m?; and

e not be less than
1.2m or greater
than 6m from
ground level.

e have a maximum

vertical dimension of
2m and a maximum

area of 5m?; and
e not be less than

1.2m or greater than

6m from ground
level.

e have a maximum
vertical dimension
of 2m and a
maximum area of
5m?; and

e not be less than
1.2m or greater
than 6m from
ground level.




Portable Sign

A sign not permanently attached to
the ground or to a structure, wall,
fence, or building and including, but
not limited to a sandwich board sign
which consists of two sign boards
attached to each other at the top or

elsewhere by hinges or other means.

Residential
Special Residential
Special Rural
Development

e Rural

¢ Commercial (Service
Commercial &
Commercial)

¢ Mixed Business

e Public Recreation

Industrial (General

Industry & Light
Industry)

Not permitted

Not permitted

Dimension: Maximum
height 1.2m.

Area: Maximum double-
sided area of 2m? (i.e. 1m?
for each side).

Must:

e be located wholly
within the boundaries
of land owned or
occupied by the
person who erected
or who has
maintained the sign;

e be removed at the
close of business
each day; and

e one sign only per
business operating
from the subject site.

Dimension: Maximum
height 1.2m.

Area: Maximum double-
sided area of 2m? (i.e.
1m? for each side).

Must:

be located wholly
within the
boundaries of land
owned or occupied
by the person who
erected or who has
maintained the
sign;

be removed at the
close of business
each day; and

one sign only per
business operating
from the subject
site.




Pylon Sign

A sign which is affixed to a structure
which has one or more supports,
where the overall height (inclusive of
the supports) is greater than the
sign’s horizontal dimension, but does
not include a Monolith Sign.

Residential
e Special
Residential
e Special Rural
e Development

e Rural

Commercial (Service
Commercial &
Commercial)

e Mixed Business

e Public Recreation

Industrial (General Industry
& Light Industry)

Not permitted

Not permitted

Single Tenancy Pylon
Sign:

Area: maximum 6m?
Dimension: maximum
height 6m

Clearance: minimum 2.7m

Multi-Tenancy Pylon Sign:
Area: maximum 12m?
Dimension: maximum
height 8m

Clearance: minimum 2.7m

All Pylon signs must:

e Be wholly contained
within the boundaries of
the lot;

e Be restricted to one sign
per lot except for a
corner lot where one
sign per frontage may be
permitted;

o Where there are multiple
tenancies, incorporate
all signs into one
composite sign;

Single Tenancy Pylon Sign:
Area: maximum 6m?
Dimension: maximum height
6m

Clearance: minimum 2.7m

Multi-Tenancy Pylon Sign:
Area: maximum 12m?
Dimension: maximum height
8m

Clearance: minimum 2.7m

All Pylon signs must:

e Be wholly contained within
the boundaries of the lot;

e Be restricted to one sign
per lot except for a corner
lot where one sign per
frontage may be
permitted;

o Where there are multiple
tenancies, incorporate all
signs into one composite
sign;




Pylon Sign (cont.)

Residential
Special

Residential
Special Rural
Development

e Rural

Commercial (Service
Commercial &
Commercial)

Mixed Business
Public Recreation

Industrial (General
Industry & Light Industry)

not be permitted where
another free standing sign
has been approved and
erected;

be no closer than 15m to
the intersecting point of
corner truncations;

not impede vehicle
sightlines within the lot for
access to and from the
property; and

where a pylon sign is
supported on two or more
piers or columns, the
space between the piers
or columns shall not be
wholly or partially filled
with any material.

e not be permitted where
another free standing
sign has been
approved and erected;

e be no closer than 15m
to the intersecting point
of corner truncations;

e notimpede vehicle
sightlines within the lot
for access to and from
the property; and

e where a pylon sign is
supported on two or
more piers or columns,
the space between the
piers or columns shall
not be wholly or
partially filled with any
material.




Rural Producer Sign

A sign erected on land lawfully
used for rural purposes which
advertises goods or products
produced, grown or lawfully
manufactured on the land within
the boundaries of which the sign
is located.

KINGSTON

VIHIYARDS

Residential
Special
Residential

e Special Rural
e Development

e Rural

Commercial (Service
Commercial &
Commercial)

e Mixed Business

e Public Recreation

Industrial (General
Industry & Light Industry)

Not Permitted

Sign shall;

Not exceed 1.0m?
in area;

Not exceed 2m in
height;

Be no more than
one sign per lot;
and

Only be erected
and maintained on
land on which the
goods or products
are produced,
grown or lawfully
manufactured.

Not Permitted

Not Permitted




e Residential
Special
Residential

e Special
Rural

e Development

e Rural

e Commercial (Service
Commercial &
Commercial)

e Mixed Business
Public Recreation

Industrial (General Industry
& Light Industry)

Sea Container Sign

A Sign that is constructed from
one or more shipping
containers with advertising
material printed or affixed on
the structure.

Not permitted

Not permitted, but Council
may consider a sea
container sign subject to
the following;

e A maximum of two
stacked sea containers
permitted per lot.
Maximum area: 50m?
Maximum Height: 6m

e Sea container(s) to be
entirely wrapped by a
weather and tear-
resistant  ‘skin’ onto
which advertising
material is printed;

e Sea container(s) to be
designed so as to
minimise visual amenity
impacts and  blend
harmoniously with the
locality; and

Not permitted, but Council
may consider a sea container
sign subject to the following;

¢ A maximum of two stacked
sea containers permitted
per lot.
Maximum area: 50m?
Maximum Height: 6m

e Sea container(s) to be
entirely wrapped by a
weather and tear-resistant
‘skin” onto which advertising
material is printed;

e Sea container(s) to be
designed so as to minimise
visual amenity impacts and
blend harmoniously with the
locality; and

Not permitted,but Council may
consider a sea container sign
subject to the following;

¢ A maximum of two stacked
sea containers permitted
per lot.
Maximum area: 50m?
Maximum Height: 6m

e Sea container(s) to be
entirely wrapped by a
weather and tear-resistant
‘skin’ onto which advertising
material is printed;

e Sea container(s) to be
designed so as to minimise
visual amenity impacts and
blend harmoniously with the
locality; and




Sea Container Sign (cont.)

Residential
Special
Residential
Special

Rural
Development

e Rural

e Commercial (Service
Commercial &
Commercial)

e Mixed Business
Public Recreation

Industrial (General Industry &
Light Industry)

¢ Light emission must be of a
low-level not exceeding
300cd/2 and comply with
AS4282 -  Control of
Obtrusive Effects of Outdoor
Lighting.

¢ Light emission must be of
a low-level not exceeding
300cd/2 and comply with
AS4282 - Control of
Obtrusive Effects  of
Outdoor Lighting.

e Light emission must be of a low-
level not exceeding 300cd/2
and comply with AS4282 -
Control of Obtrusive Effects of
Outdoor Lighting.




¢ Residential e Rural
Special
Residential

e Special
Rural

e Development

Commercial
(Service
Commercial
&
Commercial)
Mixed
Business
Public
Recreation

Industrial (General Industry &
Light Industry)

Temporary Signs

Construction Site/Property
Transaction Signs

Sign which is displayed only for
the duration of the construction
or transaction period.

Display Home Signs

Advertisement signs displayed
for the period over which
homes are on display for public
inspection. These signs
include ‘Home Open’ signs
only and do not include
residential estate display home
signs.

These temporary signs are exempt from requiring Planning Approval as per Appendix VIl — Exempted
Advertisements Pursuant to Division 11 of Local Planning Scheme No. 2. Signs larger than the exempt signs

will not be approved.




Name of Policy

Local Planning Policy 9: Advertising Signage

Date of Adoption and
resolution No

Insert the date on which the Policy was first adopted by
Council and the resolution No

Review dates and
resolution No #

List the dates on which the Policy was reviewed by
Council and the resolution Nos

Next review due date

Insert the date on which the next review should be
completed by

Legal Authority

Planning and Development (Local Planning Schemes)
Regulations 2015 — Schedule 2 Deemed Provisions
(Division 2)

Directorate

City Regulation

Department

Planning

Related documents

This Policy shall be read in conjunction with the City of
Kwinana’'s By-law Relating to Signs and Bill Posting and
Activities on Thoroughfares and Public Places and Trading
Local Law.
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Introduction

The City of Kwinana is embarking on an exciting
period of growth and redevelopment. When the
Perth-Mandurah rail line begins service in late
2007, two new stations in Kwinana will make it one
of the most accessible locations in the swiftly
growing southern corridor of the Perth metropolitan
area. A progressive transit-oriented development is
already well advanced around the Wellard Village
station, and recent estimates indicate that Kwinana
can expect further public and private investment in
the order of $11.5 billion in infrastructure
improvements and industrial, commercial and
residential development projects.

At the core of this dramatic growth is
redevelopment and expansion of the Town Centre
area. Covering over 92 hectares at the centre of
the township, this area has the opportunity to
provide first class civic and educational facilities,
as well as a rich mix of commercial, cultural and
entertainment functions, and a range of housing
options with convenient access to all these
services and recreation activities. Building on the
existing strengths of the area, revitalization and
expansion of the Town Centre has the potential to
change the image of Kwinana and provide its
residents with the levels of choice and
convenience expected of Perth’s finest suburbs.

Fremantle Central Perth

— e KAVINANA
TOWNCENTRE

e

Orelia

SCalista-




Education
/Precinct

Police Station
Arts Centre
Council offices

Recquatic Centre

Civig
Marketplace

The Kwinana Hub
(Kwinana Marketplace)

Challenger
Neighbourhood

Figure 2: Town Centre precincts




Scope

Forthe purposes ofthis manual, the Town Centreis
defined as the four blocks east of Gilmore Avenue, from
Bolton Way in the north to Wellard Road in the south.
This extensive area is made up of three distinct sub-
areas:

o theEducation Precinctincludesproperty
controlled by the Department of Education and
Training (DET), be- tween Bolton Way and
Sulphur Avenue, from Gilmore to Orelia - e =
Avenue. The existing High School on this — = /‘
blockis currently being redeveloped and a new The new high school under construction in the Education
TAFE (Technical and Further Education) Precinct
Automotive Training facility is under construction
onthe cornerof Gilmore and Sulphur Avenue.

o the Civic Marketplace includesthe blocks
north and south of Chisham Avenue, from
Sulphurto Challenger Avenue, between
Gilmore and Meares Avenue. This area
currently contains a mix of civic, recreation and
commercial uses, including the Council
offices, Arts Centre and Police Station on
Sulphur Avenue, the Kwinana Recquatic
Centre on Gilmore Avenue, and the Hub
Shopping Centre, south of Chisham Avenue,
which is Kwinana’s largest concentration of
retail development,.

¢ the Challenger Neighbourhood includes the
block

o southofChallenger Avenue whichis controlled
bythe DepartmentofHousingand Works
(DHW)andiscurrently undeveloped natural
bushland.

Existing bushland of the Callenger Nighbourhood
Throughout this manual, each of the sub-areas will
be referred to with the names above. These are
not generally used location names — the
Challenger Neighbourhood, for example, is more
commonly referred to as Lot E-26 — but they are
adopted here to provide a more obvious link to the
proposed character of each precinct, and will
suffice until new names are formally defined as
different sections of the development evolve.
“Town Centre” in this document is used to mean
the whole area, including all three sub-areas
collectively.



Gilmore Avenue

Meares Avenue

Purpose

Development in the area between Sulphur and
Challenger Avenues (previously known as the “Town
Centre” but designated here as the “Civic Marketplace”)
is controlled by Local Planning SchemeNo. 3which
wasadoptedin1998. Inthe decade since thisscheme
was prepared, market conditions in and around
Kwinana have changed dramatically and the demand
for new housing is putting pressure on DHW to
release land in the Challenger neighbourhood. At
the same time, planning for new schools by DET
and TAFE in the Education Precinct underscores the
importance of clear connections between the
commercial core and surrounding community service
andresidential areas.

The “town centre” therefore wasredefinedtoinclude the
Education Precinct and Challenger Neighbourhood,
and an up-dated consolidated concept plan was
prepared to co- ordinate the developmentofall three
sub-areas. The design principles ofthis overall
conceptual planare outlinedinthe next section of this
manual, while the design guidelines presented in the
following sections offer further detail onimplementation of
the plan. Their purpose s to provide direction for
individual projects to ensure that together, they achieve
the intended qualities of the overall plan.

These guidelines have been prepared to help property
owners and their design consultants develop
improvement plans thatare consistentwith the
community’s vision for the future of the Kwinana Town
Centre. They are also intended toassistinthe review of
plans by boththe Councillors and the staffresponsible
forapproving plans andissuing the required
development permits.



What are design
guidelines?

Design guidelines are the link between a plan and
its implementation. A plan specifies the
community’s development intentions for an area —
the agreed “vision” for the future. Implementing the
plan, however, involves numerous design
decisions, made at different stages in the
development process, by a wide range of different
people including property owners and tenants,
developers, architects, landscape architects,
engineers, traffic planners, design review boards
and the municipal authorities responsible for
issuing zoning and building permits.

Design guidelines help to coordinate the design
decisions made by all these different participants.
They define the limits within which design choices

must be made to achieve the intentions of the plan.

Their purpose is to ensure that design decisions
complement each other and contribute effectively
to creating the quality of place envisioned in the
plan.

While design guidelines establish limits, they are
not intended to stifle creativity or to limit a property
owner’s opportunity to maximize the value of his
property. Guidelines recognize the value of the
interest and variety that different designers bring to
a town centre like Kwinana’s, and they encourage
innovative and unique design solutions. By
containing these solutions within some general
parameters, however, guidelines help to avoid the
visual chaos and functional inefficiencies of
environments where design decisions are made
independently, with no regard for how they affect
one another and influence an overall perception of
the district.

Pedestrian axis from Sulphur Road...

Guidelines alsoestablish an overall level of design quality
that protects private property owners from sub-standard
designdecisions on neighbouring propertiesorinthe
publicrealm. Incompatible or poor quality building and
landscape elements can have a significantimpact on the
market value of adjacent properties and contribute to
negative perceptionsofthe districtasawhole.

Design guidelines typically include two kinds of
requirements:

1. Specific development controls that govern
quantitative development decisions, such as the
alignment of key streets, the location and height of
buildings, or the nature ofpublicopenspaces.
Thesetypesofcontrolsare usuallyfixedandnon-
negotiable. Theyare expressed with terms like
“must” and “shall be”, and illustrated with diagrams
that show precise dimensions or fixed limits within
whichthe proposed solution mustfall.

2. General aesthetic guidelines that provide
direction on more subjective or qualitative issues,
such as the architectural character of buildings,
materials, colours, sighage and landscape elements.
These types of requirements are more open to
interpretation and allow for a variety of solutions
that support the general design intentions ofthe
plan. Theyare expressedwithterms like “should
be”and “nomore (orless)than”, and are illustrated
with descriptive sketches or examples of similar
kinds of elements from elsewhere.

... over the hill, and down to Chisham Avenue



How to use this manual

The guidelines contained in this manual are a
supplement to the Local Planning Scheme and
other current development regulations. Anyone
involved in the design or review of a development
project, therefore, should consult this manual in
combination with any other pertinent documents on
Kwinana'’s general development regulations and
specific policies relating to the Town Centre. A list
of potentially relevant materials is provided in an
appendix to this document.

To prepare or review a proposal for a particular

property or section of the public realm, participants

should first familiarize themselves with the;

¢ Town Centre Development Framework: This
section of the manual presents the overall
development intentions for the Town Centre as
a whole. Since many of the guidelines are
qualitative in nature, it is important to
understand the City of Kwinana’s broader vision
for the future of the area, and the design
principles underlying the more detailed design
requirements for specific sites.

After reviewing this section of the manual, readers

should then refer to the;

e Urban Design Guidelines and locate the
specific section that applies to the locality of
their project. To verify in which sub-area a
particular property is located, consult the
diagram of Figure 3. The guidelines of this
chapter of the manual specify requirements
related to the structure, land use, building form,
street design and other urban design qualities
of each sub-area.

For more specific guidance on the character of

buildings and landscape treatments, refer to the;

¢ Building Guidelines which provide direction on
the general architectural character of key
building types and ‘green building’ requirements
across all sub-areas of the Town Centre; and
the

¢ Landscape Guidelines which outline overall
landscaping concepts for each of the three sub-
areas, more detailed information for particular

sites, and installation and maintenance
requirements.

The final section of the manual explains the;

¢ Administration of these guidelines, including
typical submission requirements and contact
details for further information from the City of
Kwinana.
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Development

Framework

Background

The opportunity of the Town Centre area has been
recognized for many years and previous planning
studies have laid a strong foundation for future
development. The most important of the earlier
studies was a master plan prepared by Hames
Sharley in 1996 which established clear design
principles for the Civic Marketplace sub-area, from
Sulphur to Challenger Avenues®. The elements of
this master plan were adopted in Local Planning
Scheme No.3 which specifies the development
requirements currently in force for the central area.

In 2002, Hames Sharley was commissioned to
prepare a broader master plan that extended the
principles for the central area into the adjacent
blocks north and south. In response to changing
market conditions and changes in ownership of key
properties, particularly The Hub shopping centre
which was acquired by the Mirvac Group in 2005,
the City of Kwinana organized a Town Centre
Master Plan workshop to review and update the
Hames Sharley master plan.

Town Centr Master Plan Workshop November, 2005

The workshop was held over two days in
November, 2005. Participants included
representatives of each of the four major
stakeholders in the Town Centre area: the City of
Kwinana, DET, DHW and the Mirvac Group, along
with a range of independent technical experts
including planners, urban designers, architects,
landscape architects, engineers, a traffic planner,
and a retail analyst familiar with the economic
trends of the region. The process incorporated
community consultation through an initial
community visioning session which provided
information on stakeholders’ and residents’
interests and ideas for improvement of the Town
Centre?.

The debates and sketch designs of the workshop
con- firmed the objectives for development of the
Town Centre and established a series of 11 key
design principles to guide the development of a
more detailed conceptual plan, as presented
below. The Concept Plan has been endorsed by
Council as an overall framework for development
of the Town Centre and is the basis for the design
guidelines presented in this manual.

' Hames Sharley: Kwinana Town Centre
Guidelines, April 1996 (Revised: August 1998)

2 For further information on the process and
conclusions of the workshop, see the report
prepared by the Urban Design Centre: Kwinana
Town Centre Master Plan Workshop, 3-4
November 2005.



Figure 4: Town Centre design principles
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Development Objectives

The following objectives for development of the
Town Centre were distilled from the community
visioning session at the beginning of the workshop:
e The Town Centre is to be the focus of retail,
commercial, community, civicand
entertainmentusesin Kwinana.
e Encourage mixed use development.
e  Support walkability and access to public
transport.
e Plan for a vibrant and safe community.
¢ Provide for housing choices and variety with
higher densities near activity centres.
¢ Maximise the range and mix of
employment opportunities.
e Enhance and develop a Kwinana character
and identity.

Design Principles

Participants in the workshop explored different
ways to achieve these objectives in diagrams and
sketches. The various approaches, however,
shared a series of common values — or
development principles — which together produce
a strong conceptual diagram for redevelopment of
the Town Centre (Figure 4):
1. Improve the appearance of Gilmore Avenue
2. Convert Chisham Avenue into a “main street”.
3. Connectthethree precincts ofthe Town
Centre.
4. Connect the Town Centre to surrounding
residential neighbourhoods.
5. Improve retail function, parking and bus
access.
6. Develop compatible uses on excess land in
the Education precinct
7. Establish appropriate relationships to residential
development on Meares Avenue
8. Control the interface between the retail core and
residential developmenton Challenger
Avenue
9. Provide a diversity of housing types within the
Town Centre.
10. Preserve the natural land forms and significant
vegetation of the Challenger neighbourhood.

11. Preservelongtermdevelopment
opportunities.

Existing pedestrian improvements between Sulphur Road and
Chisham Avenue provide a strong foundation for construction
of the north-south link.

11



Concept Plan

The more detailed concept plan of Figure 5 is
based on these objectives and design principles.
This plan is illustrative only, showing a general
layout of streets, public spaces and building
footprints which meet the intentions for
development of the Town Centre. The final form of
buildings and open spaces may differ from those
shown here, but they must maintain the essential
qualities outlined in the following description of the
eleven development principles and the more
detailed design guidelines for each of the three
precincts presented in the next section of this
manual.

Figure 5: Town Centre illustrative plan
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1.  Gilmore Avenue

One of the most distinctive and memorable
features of Kwinana is its unusual amount of open
space, wide street reserves and generous
landscaping. This is a legacy of the original plan of
the town prepared by Margaret Feilman, Perth’s
first female town planner, who adapted the British
‘new town’ model to local conditions in her
innovative plan for Kwinana3.

Based on a philosophy of ‘responding to the land’,
the plan provided for four neighbourhoods on the
north-south ridges of the site, accessed by an
elegant parkway — Gilmore Avenue — which runs
through the central valley between the ridges. This
parkway, which is the main artery of Kwinana’s
hierarchical circulation system, occupies a road
reserve of approximately 70 metres in width and
provides a gracious entry into the town,
showcasing many of the tree species native to the
area. Through the town centre area, however, its
distinctive landscape character has been eroded
by the commercial development on the east side,
by intrusive signage, unrelated building forms, and
exposed parking lots and service areas.

Because of its width and the speed and volume of
traffic it carries, Gilmore Avenue would be difficult
to convert into the active, pedestrian oriented ‘main
street’ typical of most successful town centres. Its
role, however, is to provide a graceful entry and
memorable route through the centre, high- lighting
the attractions of the area and distributing traffic to
the various destinations along the way. A special
design concept should be developed for the town
centre segment of Gilmore Avenue to emphasize
the significance of the area and improve the visual
quality and traffic function of the street. This
concept should compliment the unique landscape
qualities of the original parkway, but be distinctly
different, coordinating planting, paving, lighting and
signage elements to create a unique and intriguing
streetscape through the Town Centre.

3 Sarah Brown: “Surveying Our Past and Building
Our Future: An Environmental History of an Australian
Suburb” in Limina: A Journal of Historic and Cultural
Studies, Volume 13, 2007. pp. 23-33.
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Typical “main street”: continuous retail frontage, consistent
scale, sheltered sidewalks, slow moving traffic and convenient
short-term parking

LE

13



(T T ;%:;.M.
I

F
—é} o (O
Morth-south spine™3 = Connections

connecting the Town i=fi
! == o the exisfing
Centre precincts \ neighbourhocds

saa smmmrm gmsmn

1 l
JZ /

Figure 7: Principles 3 and 4: Connecting precincts and
neighbourhoods

Key sections of the north-south spine are already in place in
the walkway connecting from Sulphur Avenue to Chisham
Avenue

2. Chisham Avenue

In contrast to Gilmore Avenue, the
two blocks of Chisham Avenue,
between Gilmore and Meares, are
to achieve the character of a
bustling commercial street, with a
high level of pedestrian activity,
slow moving traffic, a rich mix of
uses, and comfortable, sheltered
sidewalks and quality public
spaces where people spend time
with their friends or gather for
special events and community
festivals.

Development on Chisham Avenue
will include retail and office uses,
restaurants, cafés and other
services and entertainments, in 2
to 3 storey mixed-use buildings
that front directly onto the
sidewalks, creating a relatively
continuous fagade of activity on
both sides of the street.

The buildings will also frame a
central space, or Town Square,
that becomes the ‘heart’ of the
Kwinana community, offering a
place for weekend markets or other
occasional events, as well as a
casual, outdoor meeting place for
day-to-day visitors to the Town
Centre.

3. Connecting the precincts:

Given the size of the overall town
centre area, it is important to link
all three precincts with a strong
north-south spine that will
encourage pedestrian access from
the Education Precinct and the
Challenger Neighbourhood into the
Civic Marketplace area. Key
elements of this spine are already
in place in the grand axis leading
up the hill from Sulphur Avenue,
and the two stepped pathways that
14



connect from the crest of the hill to
Chisham Avenue. These paths are
to be reinforced and extended
north into the TAFE and high
school complex, and south through
the shopping centre area, into the
Challenger Neighbourhood.

This critical connection must be
public and accessible at all times of
the day and at night. It should be
clearly visible as a structural
component of the town centre’s
circulation network. It needs to be
a safe and attractive way through
the area, with quality paving and
landscape treatments, good
lighting, comfortable places to sit
and interesting things to see along
the way, including

public art elements, interesting
display windows and elegantly
articulated building facades. This
connection should also provide for
bicyclists, with a dedicated bike
path through the Challenger
Neighbourhood, and bike racks
and water fountains where
appropriate.

4.  Connecting to the
neighbourhoods:

One of the present problems with
the town centre area is that it is
made up of four very large ‘super
blocks’, with a limited number of
places where they can be
penetrated from the surrounding
neighbourhoods. The area needs
to become more permeable, with a
network of streets and pedestrian
paths dividing the large blocks into
a more finely grained pattern of
development.

New streets should be cut through
the blocks where possible, and
existing neighbourhood streets
extended into the town centre to

blur the north-south ‘barriers’
created by Gilmore and Meares
Avenues. Public spaces in new
housing developments should be
designed as amenities for the
whole area within a walking
distance radius, not just for the
new units; and connection should
be made to existing parks to help
integrate new housing into the
existing neighbourhoods.

Key sections of the north-south spine are
already in place in the walkway connecting
from Sulphur Avenue to Chisham

5.  Improving retail function:

Much of the success of the Town Centre will
depend on the quality of the retail experience and
the level of convenience that the area offers. This
is largely a function of the quality and mix of retail
tenants, but it also depends on the array of other
uses provided in the centre, and on supply of
adequate amounts of easily accessible parking,
appropriately located in relation to the retail
functions and other public activities.

With respect to quantity, parking requirements
should be calculated for the district as a whole,
taking advantage of shared parking opportunities
between complimentary land uses. For example,
office and retail uses with peak demand during the
day can share parking spaces with recreation and
entertainment functions which attract most custom
outside of normal business hours. In terms of
location, parking should be well distributed
throughout the centre, but located strategically to
draw pedestrians past tempting shops and through
key public spaces. Access to parking areas should
be clearly visible, but where possible, parking lots
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should be screened from full view to minimize the
impact of large expanses of paving.

The attraction of the centre is also affected by the
convenience of public transport. Existing bus
services will be modified when the Perth-Mandurah
rail line opens and the lay- over function of the
existing bus station on Gilmore Avenue will be
replaced by more frequent through service. This
creates an opportunity to provide more convenient
access to the shops by bringing buses further into
the centre. It also suggests replacing the visual
barrier of the existing bus station with a lighter,
more modern bus shelter which can be integrated
into the design of the centre’s pedestrian
amenities.

6. Peripheral uses in the
Education Precinct:

The new high school and TAFE facility use only
about half of the land controlled by DET north of
Sulphur Avenue. The remainder should be
developed in land uses that both benefit from a
close relationship to learning institutions and
support the education functions. Housing is an
obvious option because it offers opportunities for
students to live within walking distance of the
facilities, while also providing surveillance of the
school grounds at night and during the weekend.
Extension of the Orelia neighbourhood is clearly
the best use of the eastern part of the precinct,
between Orelia and Meares Avenues.

The future of the sites on Gilmore and Sulphur
Avenues, however, is not so clear. With high
visibility and immediate connection to the central
pedestrian spine of the Town Centre, these sites
provide valuable opportunities for commercial or
institutional uses with a connection to education,
such as a corporate training facility, research
laboratory or adult education centre. Although
housing is always a fall- back option, the Gilmore
and Sulphur Avenue sites should be reserved
while efforts are made to attract non-residential
uses that expand opportunities for community
education and training in Kwinana.
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3 i}‘ Future development
i

e :
! Retail expansionand

E f"- sfunctionalimprovements
e
4 T
1:: e ; ............ = 2}
5 i 5 mﬂ
3 2 {
:; ‘%;_:‘ P
i l Ex
a3 d \\i fi
_‘.= ; g bﬁlﬂ
& } =
/ / )
“'.' /M e ‘-:-,-...-r{:‘—;
SRy
{

Figure 8: Principles 5 and 6: Retail improvements and
Education Precinct sites
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/. Meares Avenue:

With low density housing on one side and a variety
of commercial uses low density housing on one
side and a variety of commercial uses and
undeveloped sites on the other, Meares Avenue
presents an incoherent streetscape which creates
a poor image of the Town Centre from the east.
However, the relatively wide reserve, occasional
stands of mature vegetation, and significant
number of developable sites on the west side offer
an opportunity to create an elegant streetscape,
with an appropriate transition in land use between
the existing neighbourhood and the commercial
activities of the Town Centre.

Development on the west side of Meares Avenue,
therefore, should be primarily residential, in types
and densities that generally relate to the existing
housing across the street. Higher densities are
appropriate in the Civic Marketplace sub-area,
arranged to allow regular penetrations through the
blocks to the commercial uses, as required under
Principle 5 above.

8. Challenger Avenue:

The interface between commercial development of
the Civic Marketplace sub-area and new housing
of the Challenger Neighbourhood occurs at
Challenger Avenue. To avoid an abrupt change of
character across the street, Challenger Avenue
should be developed as a transition between the
two sub-areas, with a mix of commercial and
residential uses on both sides of the street and
strong vehicular and pedestrian links across the
corridor, connecting into the hearts of the areas on
either side.

Suitable types of development include mixed use
buildings with housing over professional offices or
showrooms, or live/work units providing studio,
office or workshop space on the ground floor for
low-impact, home-based businesses.
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Figure 9: Principles 7 and 8: Meares and Challenger
Avenues

Mixed use development on
Challenger Avenue can take
| a variety of forms, depending
8 on the specific uses
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9. Housing types:

Residential development is a high priority in all
sub- areas of the Town Centre to promote activity
throughout the day and at night, and to provide a
constant level of surveillance of the streets and
public spaces. Its other objective is to take
advantage of the opportunity to increase the range
of housing choices available in Kwinana, providing
options to live within walking distance of the
commercial, institutional, entertainment and
recreation facilities of the Town Centre.

While more traditional single-family detached
housing is appropriate in the Education Precinct
and the Challenger Neighbourhood, the Civic
Marketplace sub-area provides a unique setting for
higher density living in more urban unit types,
including townhouses, garden apartments or other
forms of group dwellings, apartments above retail
or office space, and live/work units. Housing for the
elderly could also be appropriate on Meares
Avenue or in the Challenger Avenue corridor since
these sites are somewhat removed from core
activity areas but maintain easy access to the retail
services, public transport and open space
amenities.

10. The natural environment:

The site of the proposed Challenger
Neighbourhood is a treasured area of natural bush
land which has contributed for a long time to the
special landscape character of Kwinana. Its
development is inevitable, but through careful
design of the patterns and forms of development,
much of the natural bush land quality of the area
can be maintained.

As far as practically possible, the natural land
forms and drainage patterns of the site should be
preserved in the layout of new roads and the
location of open spaces. The streets should
generally follow the existing contours of the land,
and open space should be located on the low
points of the site to serve as natural drainage
areas. Significant stands of natural vegetation and
mature specimen trees should be preserved
wherever possible, and new plantings should use
species indigenous to the area, or compatible with

the existing vegetation.
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Figure 10: Principles 9 and 10: Housing types and the
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11. Long term development
opportunities:

The rebirth of Kwinana is only just beginning and it
is impossible to predict future opportunities for
major new developments such as a regional
hospital, the branch campus of a University,
corporate headquarters or training facilities. It is
important, therefore, to reserve key sites for future
development, in highly visible locations where a
variety of potential functions could be successfully
accommodated.

As noted under Principle 6 above, the sites on
Gilmore and Sulphur Avenues in the Education
Precinct should be reserved for further institutional
or corporate development compatible with the
educational focus of the area.

In the Civic Marketplace sub-area, the City of
Kwinana owns a valuable freehold property in the
site of the existing Council offices on the corner of
Gilmore and Sulphur Avenues. Although this site
can only be made available with relocation of the
administrative functions, a significant
redevelopment opportunity could make it feasible
to relocate the Town Hall to Calista Oval, at the
corner of Gilmore and Chisham Avenues, where its
presence in a landmark building would anchor the
centre of the town and add considerable activity to
the “main street”.

In the Challenger Neighbourhood, a site of
approximately 4 hectares is reserved in the
southwest corner, with frontage on Gilmore
Avenue and Wellard Road and immediate
connection to the central spine connecting the
three sub-areas of the town centre. The layout of
the rest of the Challenger Neighbourhood should
ensure that this site can be integrated into the
surrounding housing development as an integral
part of the new area, if the possibility of an
alternative strategic use does not eventuate within
a reasonable time frame.
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Urban Design Guidelines

1. Civic Marketplace

1.1 Objectives

The role of the Civic Marketplace is to become
the ‘heart’ of the community — the place where
people go to take part in the government of their
town, to enjoy cultural activities, to socialize, to
recreate and be entertained, and to access the
goods and services they need every day.

Many of the essential elements are already in
place: the Council offices, Arts Centre and Police
Station on Sulphur Avenue, the popular
Recquatic Sports Centre on Gilmore Avenue, the
Kwinana library and almost 17,500 square
metres of retail in The Hub shopping centre, a
clinic and various other offices and commercial
services. The existing development, however,
fails to create a successful “place” and there is
little synergy between any of the functions in the
area. This is partly because the uses are
dispersed over too large an area, with weak
connections between different activities and no
obvious “centre”. The existing buildings bear little
relationship to each other and the sidewalks and
pathways between facilities are generally
exposed and unattractive. In addition, most of the
retail functions are located in The Hub, an
internalized shop- ping mall which concentrates
pedestrian activity on the interior and does little
to activate the surrounding areas.

Correcting these deficiencies and improving the
overall function and appeal of the area is
promoted by the following specific objectives for
the Civic Marketplace sub-area:

e to create a vibrant, safe, convenient,
prosperous Town Centre that is cherished by
the residents of Kwinana, their friends and
visitors;

e to create a central public space that is
identified with the Town Centre and makes a
suitable venue for weekend markets and
special events;

e to provide a range of services and amenities
that will attract people to the area and
sustain a constant level of public activity;

e toincrease the range of housing choices
available in Kwinana and maximize the
number of people living within walking
distance of the Town Centre; and

e to improve access and circulation for cars
and service vehicles, buses, pedestrians,
and cyclists.

Achieving these objectives will require significant
redevelopment and in-fill of vacant sites, in a
series of coordinated projects that follow the
urban design guidelines below, and the general
building and landscape guidelines presented in
the following sections of this manual.
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Figure 12: Civic Marketplace: Structure of the Precinct

1.2 Structure of the precinct

The key to the success of the Civic Marketplace is
to develop a clear, comprehensible structure of
streets, pedestrian paths and public open spaces
which link the different parts of the area into a
network of connected places and activities. Parts of
this structure are already in place — in the major
streets: Gilmore, Meares, Chisham, Sulphur and
Challenger Avenues; and in the internal pedestrian
route that leads from Sulphur Avenue to Chisham
Avenue. The challenge is to build on these existing
elements to achieve a unifying structure for the
whole area.

1.2 (a) As required under Principle 3 of the overall
development framework, a key component
of the Town Centre structure is a central
north-south corridor, providing a
continuous pedestrian connection through

1.2 (b)

1.2 (c)

1.2 (d)

1.2 (e)

all the precincts, and linking peripheral
development directly to the core area.
Existing pedestrian amenities leading into
the Town Centre from Sulphur Avenue are
to be preserved and extended to create
this corridor — leading through the Civic
Marketplace from Sulphur Avenue to
Challenger Avenue, and extending north
into the Education Precinct and south into
the Challenger Neighbourhood.

Under Principle 2, Chisham Avenue is
converted into a ‘main street’, with a
continuous frontage of active uses lining
the street, and roadway improvements
defined under Guideline 1.5 (b) below.

A market square, or central public open
space, is an essential component of the
north-south spine and is to be located on
the north side of Chisham Avenue,
contributing to the ‘main street’ vitality of
the corridor. This space should be at least
0.5 hectares in area, and of a generally
simple and well defined shape. It should
connect directly to the two existing
pathways from the north, and have streets
on at least two sides to provide night time
surveillance from passing cars.

To strengthen the definition of the north-
south spine over the crest of the hill and
provide more activity in and around the
existing public space of this landmark
location, further development or expansion
of the existing Business Incubator and
former TAFE facility is recommended.

Between Chisham and Challenger
Avenues, the central north-south spine is
to run along the western facade of The
Hub retail complex, providing a direct
vehicular and pedestrian connection from
the Challenger Neighbourhood, past the
main entry to the shopping centre, to the
market square. In addition to the design
features specified under Guideline 1.5 (a)
below, this route is to be enlivened by
active retail frontage wherever possible, or

22



1.2(f)

1.2 (9)

1.2 (h)

artful advertising or display panels on any
unavoidably inactive walls.

To further break down the scale of the
blocks (Principle 4), an east-west
connection between Gilmore and Meares
Avenues is to be developed north of
Chisham Avenue. In addition, the existing
service road on the east side of the
shopping centre is to be extended north
across Chisham Avenue, connecting to
the new community park that is to be
developed North of the residential
development along Meares Avenue (Lots
4 and 11). To discourage their use as
traffic short-cuts, neither of these
secondary streets should be direct
through-block connections.

A major vehicular entry to The Hub is to be
provided from Gilmore Avenue,
approximately mid-way be- tween
Chisham and Challenger Avenues. This
entry should be designed as the formal
‘front door’ of the shopping centre,
configured to act as a landmark for
passing traffic on Gilmore Avenue, and to
break down the scale of this oversized
block which is over 375 metres long, from
Chisham to Challenger Avenue.

The intersection at this entry should be the
only full, four-way intersection on Gilmore
Avenue between Chisham and Challenger
Avenues, and it may be signalized,
pending advice from Main Roads WA. It
should also be appropriately configured to
provide for the easy entry and exit of
buses, with the bus stop located as close
to the entry of the shopping centre as
possible, providing immediate access to
the central north-south spine for transit
passengers.

On Meares Avenue, further penetrations
into the Civic Marketplace blocks are to be
provided in a minor access road into the
development area between the park at
Hutchins Cove and the new cross block
connection [Guideline 1.2(f)], and in at

least two entries to development between
Chisham and Challenger Avenues. If
possible, one or more of these entries
should continue in a pedestrian path into
The Hub, providing convenient access to
the shopping centre for employees and
residents of new development on Meares
Avenue and the existing neighbourhood to
the east.

'J : s 7 3 : 3 re

Chisham Avenue will be the focus of commercial activity in the
Civic Marketplace

The market square will prvide a relaxing alternative to the
commercial bustle of Chisham Avenue

‘ L -\dr‘z .

T

Blank walls can be activated by artful advertising and display
panels, especially at night
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Figure 13: Civic Marketplace Land use

1.3 Land use

To ensure a vibrant Civic Marketplace, the area
should provide a wide range of community services
and commercial, entertainment and residential uses
that attract people through- out the day and at night.
An appropriate mix of uses provides opportunities
for visitors to do a number of different things in a

S, Jbbbiaal
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visit to the Town Centre, thus encouraging them to
stay longer, patronize food and beverage outlets,
and participate in public activities. To achieve these
benefits, however, the land uses of the area must
be strategically located to entice pedestrian
movement through the centre and extend the
average length of time people spend in the area,
while at the same time, mak- ing their experience
comfortable and convenient.

1.3 (@) The retail space of the Town Centre will
remain con- centrated in The Hub, but a
complementary corridor of street-oriented
shops, galleries, cafés, bars and
restaurants is to be developed on
Chisham Avenue, focused on the western
end of the street, from Gilmore Avenue to
the service road behind the shop- ping
centre. Expansion of The Hub is to extend
the retail area to the north, providing retail
frontage on Chisham Avenue and, ideally,
an entry into the mall that opens directly
onto the street.

1.3 (b) Sites on either side of the central spine,
between The Hub and Chisham Avenue,
are to orient active retail frontage to both
Chisham Avenue and the north-south
connector, enticing shoppers parked in the
main park- ing area on Gilmore Avenue to
head north, along the spine, to Chisham
Avenue, the market square and the public
facilities beyond.

1.3 (c) The remainder of the ground floor frontage
on Chisham Avenue, through to Meares
Avenue, may be office, showroom or
community service functions, with active,
‘store front’ facades fronting the public
domain.

1.3(d) Upper storey development throughout the
Chisham Avenue corridor may be
residential, office, or other low impact
commercial uses.

1.3 (e) The area immediately east of the
Recquatic Centre, between the existing
pedestrian paths stepping up the hillside,
is being planned for public uses, including
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1.3 (f)

1.3(9)

1.3 (h)

1.3 (i)

a new library and associated Community
Resource Centre. Should the currently
proposed development not progress,
every effort should be made to identify a
similar type of public use for this site,
taking advantage of its prominent position
in relation to the market square, excellent
pedestrian access and proximity to
established recreation facilities.

Additional office, laboratory or related uses
such as professional meeting and function
facilities are recommended in expansion of
existing development on the crest of the
hill, above the Recquatic Centre.

The area on the east side of the slope,
from the straight hillside path to Meares
Avenue, is designated for residential use,
in detached, semi-detached or townhouse
units at a density of R50.

To develop an appropriate relationship
with existing development to the east of
Meares Avenue (Principle 7), sites on the
west side of Meares Avenue are pro-
posed for residential use, in medium
density dwelling types including
townhouses, garden apartments, other
forms of group dwellings and aged-care
facilities. Given the depth of these sites
(approximately 150 metres), they may also
be developed in a mix of land uses, with
lower density residential development
fronting Meares Avenue, and on the rear
part of the site, higher density apartments,
back office space or other service
commercial uses requiring only limited
visibility from the street.

The Challenger Avenue corridor is a
similar transition area between the
commercial uses of the Civic Marketplace
and new residential development in the
Challenger Neighbourhood (Principle 8).
Appropriate uses include a mix of
residential, office, showroom and
workshop space, preferably in mixed-use
buildings with active, street-oriented
functions on the ground floor, and uses

1.3

that are not dependant on pedestrian
access and visibility above. To expand the
housing choices of the area with a unique
residential type (Principle 9), live/work
units with business proprietors living
above studio, office or workshop space on
the ground level would be particularly
suited to the Challenger Avenue corridor.

A minimum site depth of 25 metres should
be designated for this type of mixed-use
development, on both sides of Challenger
Avenue.

(i) A location for a larger, free-standing
retail outlet or showroom, such as a
hardware or electronics super- store or a
furniture warehouse, may be defined on
the northeast corner of the Challenger and
Gilmore intersection, or flanking the main
entry to the shopping centre on Gilmore
Avenue, where the new buildings could
add to the definition of a ‘gateway’ into the
area.

A rich mix of retail, office, entertainment, civic and residential

uses keeps the Civic Marketplace active

throughout the day and at night
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1.4 Building location and scale Siting and scale requirements for specific parts of

the Civic Marketplace are summarised in the

The type and distribution of land uses, as defined diagram of Figure 14 below.

above, have significant impacts on the function of
the Town Centre. The siting and scale of the 1.4 (a)

buildings that contain those uses, however, have a square should be recognizable as the
greater influence on the visual character, comfort

focus of public activity in the Town Centre
and quality of the streets and public spaces that — the most vibrant, colourful, active part of
make up the area. town where one can always find other
people and something intriguing to see or
do. To emphasize the importance of this
‘main street’, the buildings must work
together to clearly define the street and
market square. They must be sited to form

The Chisham Avenue corridor and market

In general, buildings should be sited to define public
places and movement corridors, creating outdoor
‘rooms’ for public activity. To ensure these rooms
have ‘walls’ of a comfortable height, the scale of the
buildings should relate to the width of the open a continuous building edge enclosing the
space(s) they enclose, and the height of adjacent public space, and they should be of a
structures and buildings on the other side of a

consistent scale and related architectural
space. character.

Building height recommended on Chisham
Avenue is a minimum of two storeys and a
maximum of three. Additional height is
appropriate at the intersection of Gilmore

% Sulphur Ave. and Chisham Avenues to create a
‘gateway’ into the Chisham main street.
Where a specific use requires only a
single storey structure — for example, the
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All buildings on Chisham Avenue should be built to
the property line. This guideline may be
contradicted where the alignment of the building
facades is set back to define the geometry of the
market square, as suggested in the alternative
concepts for the market square in Figure 15 below.
Any other setbacks in the street facade, such as
entry recesses or indentations to provide space for
outdoor dining, should be sufficiently subtle that the
overall alignment of the building is maintained.
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Figure 15: Civic Marketplace: Alternative concepts for
the market square 1.4 (d) To achieve a soft, landscaped character
14 (b) The public faciliies adjacent to the on Challenger Avenue, all development is
. ) to be setback at least 4 metres from the
Recquatic Centre and new office v line. Th tback i
development to the north should be sited zrf)pe y me.d LS T‘tet ac mi}’ contain
to define the pedestrian paths leading up rlveways and short-term parking spaces,
. . but no more than 50% of the total setback
the hill and the public space at the top, < to b q
filling as much of the available land as area s to be paved.
possible and enclosing the public spaces 14 All residential devel tin the Civi
with more continuous building facades. 4 (e) residential development in . e Livie
Marketplace should conform with the
1.4 (c) Any stand-alone retail or showroom setbacks and lot coverage provisions of

the Residential Code.

development on the shopping centre site
should be located on the Gilmore Avenue
property line to maximize its expo- sure
and add visual interest to the Gilmore
Avenue corridor. The most suitable
locations for such development are at
Challenger Avenue where a corner
building would anchor the southern end of
the retail precinct, or at the main entry
where street-oriented development could
strengthen the gateway into the retail area.

A generally consistent builing line helps to define the public
domain
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1.5 The public domain

Much of the success of the Civic Marketplace will
de- pend on the quality and character of the public
domain which is comprised of the streets and
sidewalks, public open spaces and pedestrian
pathways that will have an effect on the experience
of every visit to the Town Centre. The City of
Kwinana is planning to commission the design of a
suite of public improvements through the central
area, which will detail selections in planting, paving,
lighting and street furniture, including directional
signage, benches, rubbish bins, bike racks, water
fountains, etc. The following guidelines do not
attempt to preempt any of those detailed design
decisions, but to provide the key structural
requirements for the major components of the
public realm in the Civic Marketplace.

The quality of the public environment is central in attracting
people to the Civic Marketplace — and enticing them to stay

1.5 (a) The central north-south spine is, arguably,
the most important functional element of
the Town Centre, and potentially its most
memorable. Everyone coming to the Town
Centre will walk, drive or cycle some
section of this route during his or her visit,
and it will be a critical way-finding cue that
will help people comprehend the layout of
the area and orient themselves as they
move through it. The ‘new’ section of the
spine, from the Recquatic Centre to
Challenger Avenue, should be designed to
allow comfortable, safe, efficient
movement for a mix of cars, pedestrians
and bicyclists, according to the indicative
sections of Figure 16.
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Central spine at the square

Central spine between
Chisham Avenue and The Hub metres | a5 lis |ss | 35 |
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Figure 16: Civic Marketplace: Central spine sections
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1.5 (b) To achieve its purpose as a bustling
corridor of mixed commercial uses and
sidewalk activity, Chisham Avenue needs
to strike an appropriate balance be- tween
vehicular convenience and pedestrian
safety and enjoyment. Figure 17 shows
the typical section recommended for this
street. The final dimensions of this section
may vary to minimize disturbance of the
paving and landscape improvements that
have already been installed.

_ | —
P H-\-\-\-"--.
I
metres
55 |14 | 46 | 6.0 |45 [14 |55
Footpath Utilities: Angled Two-way Angled Uilities Footpath
strip parking fraffic parking sirip
Road reserve: 29 m *
Figure 17: Civic Marketplace: Chisham Avenue
indicative section ) ]
1.5(c) Like Chisham Avenue, the market square

Paved area for markets and exhibits and lawn section for
casual sitting

is to be a multi-functional space that
provides for casual, every- day use by
shoppers, as well as for occasional
markets and special community events.
The detailed design of the space will be
conditioned by its geometry, but
irrespective of its final form, the following
characteristics should be included:
 clear connections to the Recquatic
Centre and new public facilities
adjacent to it —from several points on
Chisham Avenue;
» extension of the two hillside paths
through the space;
+ a section of lawn that will invite casual
seating on the grass;
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melnes

* adequate paved area for temporary
market stalls or special exhibits;

» deep shelter during the summer but
adequate exposure to winter sunshine;

» power and water supply to support
special events;

» adequate lighting to ensure a sense of
security at night; and

* public art integrated into the design of
the space.

as paving patterns, tree grates, benches,
lighting fixtures and bike racks.

1.5 (d) Although Challenger Avenue is also a
mixed-use street, it should have a less
urban, more relaxed streetscape than
Chisham Avenue, according to the typical
section of Figure 18.

4.0 15] 18 | 22 |13] 27 |

20 | 27 |13] 22 |18 Lis 4.0 |

Setback | Foot- Planting Parallel Bike One-way Median One-way Bike Parallel Planfing Fool- Setback

path  strip  parking path traffic

traffic  path parking np  path

Figure 18: Civic Marketplace: Challenger Avenue
indicative section

1.5 (e)

Including art in the design of the public
realm adds interest to the experience of a
place and provides opportunities to
educate visitors about the history of the
community and the ecology of the region.
By commissioning work from local artists
and youth groups, or by enlisting the
community in judging public art
competitions, it is also an effective way to
engage residents in the design of their
Town Centre, building a sense of local
ownership and pride in the revitalization
initiative. Rather than monumental
installations in designated ‘public art
locations’, a more intriguing approach is to
integrate art into buildings and the
everyday elements of streetscapes, such

Road reserve: 21m

Integrating art into everyay objects and unexpected places
adds interest to the public environment
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2. Education Precinct
2.1 Objectives

Much of the design character of the Education
precinct has already been established in the new
high school and TAFE Automotive Centre of
Excellence which are currently under construction.
These facilities, therefore, are included as given in
the concept plan and the guidelines for this precinct
focus on the remaining development sites on
Gilmore, Sulphur and Orelia Avenues.

The high school and TAFE facilities are the core of
this precinct and have established the character of
an integrated campus of related buildings, set
amongst an elegant landscape of connecting paths
and public gathering spaces. Continuation of the
“grand axis” of the Civic Marketplace is a central
organising element of the new campus which
emphasises its connections to other activities in the
Town Centre and its integral part in the community
life of Kwinana.
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Figure 19: Education Precinct: Development sub-areas
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Building on this design direction, the objectives for
development of the remaining sites are:

e o attract related institutional or corporate uses
that will expand education and employment
opportunities in Kwinana;

to reinforce an open and welcoming character
in the precinct;

to create quality public spaces that invite
community use; and

to establish strong connections to surrounding
development and the other sub-areas of the
Town Centre.
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2.2 Gilmore Avenue site

The future use of this site is uncertain at this time.
DET has indicated it as a residential site, providing
an opportunity to maximize the number of
households within walking distance of the
educational facilities, and increasing the level of
surveil- lance of the school grounds, particularly at
night. Alternatively, frontage on Gilmore Avenue
and excellent exposure to traffic entering the Town
Centre may make the site attractive to other
institutional uses with a connection to the education
functions, or to a corporate headquarters or cluster
of smaller office tenants.

The development future of this site will be
determined as the market for residential and office
space in Kwinana matures and the need for further
institutional sites is revealed over time. Irrespective
of the ultimate land use of the site, the following
general development guidelines are recommended:

2.2 (a) Primary access to the site is to be from
Gilmore Avenue, at the northern end of the
parcel, with a new break in the Gilmore
Avenue median to allow two- way entry
and exit. This access should be a public
right-of-way — not a private entry drive —
connecting to the new north-south road
proposed between the high school and
TAFE facilities.

2.2 (b) As a major entry point to the Education
Precinct as a whole, the new intersection
at Gilmore Avenue should be marked with
signage displaying the collection of
facilities accessible via this entry, and
special landscape treatments indicating
entry into the Town Centre area.

2.2 (c) If, based on the development intensity of

the site, a second access from Gilmore

Avenue is required, it should be aligned

with the existing break in the median,

approximately 250 metres north of Sulphur

Avenue.

2.2 (d) No part of the new development, including
access drives and surface parking lots,

may intrude into the Gilmore Avenue
reserve.

2.2 (e) Buildings should address Gilmore Avenue,
presenting an elegantly articulated and, as
far as possible, continuous building line
along Gilmore Avenue. Buildings fronting
Gilmore Avenue may be no more than
three (3) storeys in height, stepping down
to a maximum of two (2) storeys on the
internal north-south road.

2.2 (f)  No front setback is required, but buildings
may be setback no more than 10 metres
from the Gilmore Avenue property line.
The setback area, if any, may contain an
access drive, but no long-term parking
spaces.

2.2 (g) To reinforce the sense of a single,
integrated precinct, buildings fronting the
internal road should relate in massing and
architectural treatments to buildings of the
high school across the road. In addition,
pedestrian paths and landscape
treatments of the Gilmore Avenue site
should connect across the road into the
high school complex where appropriate,
enabling for a seamless integration of the
boundaries between different projects and
land uses of the precinct.
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Figure 20: Education Precinct: Gilmore Avenue site
requirements
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Sulphur

Ave.

2.3 Sulphur Avenue site

As for the Gilmore Avenue site, the ultimate use of
the area fronting Sulphur Avenue is currently
unknown. It is suit- able for office or institutional
use, preferably with a functional connection to the
educational facilities, or the civic and cultural uses
across the road, on the south side of Sulphur
Avenue. Because of the very public nature of the
Sulphur Avenue corridor west of Meares Avenue,
the site is not suitable for housing which would tend
to privatize the forecourt of the new high school.

Irrespective of the ultimate land use of the site, the
following general development guidelines are
recommended:

2.3 (a)

Vehicular access to the site is only from
the northern extension of Meares Avenue,
leaving car-free, landscaped areas fronting
Sulphur Avenue and the central pedestrian
pathway from Sulphur Avenue to the high
school complex.

AR -
The TAFE facility under construction on the corner of Gilmore

and Sulphur Avenues

2.3 (b)

The primary facades of the building (or
buildings) on the site must address
Sulphur Avenue and the pedestrian spine
of the precinct. Buildings should be

Gilmore
Ave

¢e

TAFE
Jacky envelope

TAFE facade line

f";-i—-t'i_"__l '

Building "

2.3 (c)

2.3 (d)

2.3 (e)

designed to take advantage of the natural
topography of the site, and should relate in
scale and character to the adjacent TAFE
facility.

Minimum setbacks from Meares Avenue
north and the southern boundary of the
school complex are 10 metres. To make a
transition between the deep setback of the
TAFE facility and the setback line of future
housing east of Meares Avenue, a 30
meter zone is defined along Sulphur
Avenue, within which the street face of the
building must be located. To maintain the
visibility of the high school complex from
Sulphur Avenue, this zone begins 40
metres east of the pedestrian spine and
strikes an angled building setback line to
the north, exposing at least half of the first
building of the high school complex. No
building elements may extend west of this
line and the landscape of the setback area
should be an extension of the treatments
designed for the entry to the school.

If the southern face of the building is
closer to Sulphur Avenue than the TAFE
facility, its western corner should include
an iconic treatment that will act as a
landmark for traffic turning into Sulphur
Avenue from Gilmore Avenue, and mark
the entry to the precinct for pedestrians
using the “grand axis” through the Civic
Marketplace.

If possible, the route of the historic trail
across the southeast corner of the site
should be preserved, either as an external
pedestrian path or as a route through the
building, incorporated as an organizing
feature of the layout of internal spaces.

Figure 21:
Education Precinct: Sulphur Avenue site
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2.4 Orelia neighbourhood
expansion

The area east of Meares Avenue is intended for
residential development, filling the gap in the
existing housing along Orelia Avenue and north of
Sulphur Avenue. The key objective of this area is
that it is closely knitted into the fabric of the existing
neighbourhood, rather than developed as a
separate housing enclave or gated community. To
meet this objective, while also maximizing the
advantage of proximity to the new high school and
associated open space amenities, the following
development guidelines are recommended:

A minimum of 10% of the site is to be
reserved in a significant public open space
or community park. This space is to be
located on the Orelia and Sulphur Avenue
corner so that it serves existing residents
as well as the new homes, and helps to tie
the new development into the larger
context of the existing neighbourhood.

24 (a)

2.4 (b) The route of the historic trail through the
site should be preserved — as a
pedestrian access way, a traditional
footpath along a residential street, orin a
grander celebration of its historic
significance, as illustrated in the Concept

Plan of Figure 5.

Sulphur
Ave,

High School ¥

2.4 (c) The western boundary of the development
will be the extension of Meares Avenue to
the north, connecting with Dargin Place,
and hence, to Orelia Avenue. This new
street, which is currently under
construction, forms the interface between
the housing development and the high
school and it will be the primary entry
route for school staff and students being
dropped-off by car. It will therefore carry
significant traffic at the beginning and end
of the school day, including bus services.
To minimize traffic conflicts, the number of
intersections with internal roads of the
residential area should be limited, but at
the same time, the development should be
sufficiently permeable to encourage
pedestrian access to the high school
complex.
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Figure 22: Education Precinct: Orelia Neighbourhood
expansion requirements
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2.4 (d)

Internal streets will be contained in 16
meter road reserves, with one lane of on-
street parking, footpaths on both sides and
landscaped verges.

R 1 meires

Plariling - | Residential
opment

Figure 23: Education Precinct: Orelia Neighbourhood
internal roads indicative section

., 6.0 metres
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central drainage
— pigmented asphalt

concrete banding

Figure 24: Education Precinct: Orelia Neighbourhood
laneways

Typical rear alley

Road reserve. 16mr

2.4 (e)

2.4 (f)

2.4 (9)

To avoid garages lining the streets, lots
should be provided with rear access
laneways wherever possible. These lanes
are typically 6 metres wide and should be
narrowed to 3 metres at their intersection
with neighbourhood streets to reduce the
impact of mid-block breaks in the
streetscape. Laneways are to be surfaced
with pigmented asphalt that differs in
colour from the surface of public streets to
emphasize their semi-private, service
function. They are centrally drained, with
the property lines on both sides marked by
flush concrete banding.

To maintain an appropriate relationship
with existing housing around the site, the
density of development fronting existing
streets — Sulphur and Orelia Avenues
and Dargin Place — is R20. On the interior
of the development, densities of R30 to
R50 are recommended to increase the
range of housing choice in the area and
maximize the number of units within easy
walking distance of the high school, TAFE
and other facilities of the Town Centre.

Building setbacks, lot coverage and all
other matters relating to the development
of individual lots are to follow the
provisions of the Residential Code.
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2.4 (h) Existing mature trees should be preserved
wherever possible, and special attention
should be paid to the landscaping of public
open space, streets and pedestrian paths
to reinforce Kwinana’s image as a City
with extensive open space assets, a
unique appreciation of its natural bush
land, and a tradition of quality landscape
design.

3. Challenger
Neighbourhood

3.1 Objectives

At over 37 hectares, the block of undeveloped land
south of Challenger Avenue offers an extraordinary
opportunity to produce a high quality residential
environment with easy access to all the amenities
and services of the Town Centre.

At the same time, this large area of natural
bushland has been an important community asset
for many years. Its development, therefore, should
attempt to retain as much of the natural character of
the site as possible —maintaining the existing
topography where practical, conserving natural
drain- age systems, and protecting as many mature
specimen trees as possible.

The objectives for this important precinct are:

» to expand the range of in-town housing choices
in Kwinana and increase the number of
residents within the trade area of the central
retail and entertainment uses of the town
centre;

¢ to develop the area in an environmentally
sensitive manner that integrates development
into the natural bushland quality of the site;

e totie the development into the fabric of existing
neighbourhoods; and

» toreserve a site of approximately 4 hectares
for strategic development opportunities of
various kinds.

These objectives are addressed by the following
design guidelines.

-C':_-;_-,__r tl;- T i
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Existing bush of the Challenger Neighbourhood

Existing open space on Meares Avenue, opposite the
Challenger Neighbourhood
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3.2 Site layout

3.2 (a)

3.2 (b)

The proposed development pattern of the
neighbourhood should preserve significant
stands of native trees, the existing
topography, and natural drainage patterns
of the land, wherever possible.

The primary organizing feature of the
neighbourhood is to be continuation of the
central spine, from Challenger Avenue to
Wellard Road, in a special street designed
according to the indicative section of
Guideline 3.5 be- low. This connection
must link directly to the road in front of the
shopping centre in the Civic Marketplace,
and exit at a point on Wellard Road where
a combined pedestrian and bike path can
continue south, skirting the Community
School at the end of Meares Road, to
access the new rail station in Wellard
Village.
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Figure 25: Challenger Neighbourhood: Site layout

3.2 (c)

The spine road should contact, or provide
easy access to, the public open spaces of
the Challenger Neighbourhood to create a
connected system of amenity through the
site. The central spine should also be
connected to Rhodes Park on the west
side of Gilmore Avenue, and to the two
smaller parks on the east side of Meares
Avenue, providing a wider network of
public open space that helps to knit the
new neighbourhood into the fabric of
existing development.

The required strategic development site
should remain undeveloped on the corner
of Gilmore Avenue and Wellard Road.
Since the ultimate development pro- gram
is unknown, the flexibility of the site should
be maximized in an approximately square
configuration, with access available from
both internal sides.

Because the likelihood of a strategic
development is only speculative at this
time, the layout of internal streets in
adjacent sections of the Challenger
Neighbourhood should allow for extension
of the residential fabric through the
reserve site, without a break in the
continuity of the neighbourhood, should a
suitable strategic use not materialize
within a reasonable time frame.

A minimum of 15% of the site must be
developed for the purposes of public open
space. This area should include the
existing drainage basin on the corner of
Challenger and Meares Avenues, and two
spaces located on the lowest points of the
site where they can serve as both
community recreation facilities and natural
drainage areas. One or both of these
spaces could be developed to contain an
artificial pond as part of the landscape
concept of a ‘manicured’ community park.
Alternatively, they could maintain a more
natural bushland quality, with native
wetland species introduced to purify
stormwater run-off in an educational “eco-
park” environment.
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3.2 (e) If athird open space is required to make
up the necessary 15%, it should be
located on the highest point of the site
(see Figure 25) to provide a variety of
open space qualities in the development.
3.2 (f) Internal streets through the site should be
designed as an inter-connected network,
providing multiple entry points and
circulation routes through the new
neighbourhood. Cul-de-sac and staggered
junctions are to be avoided.

Intersections with Meares Avenue should
align with existing streets where possible
to create a seamless integration with
existing development to the east. No
single street, however, should connect
directly between Gilmore and Meares
Avenues to avoid encouraging through
traffic to short-cut through the Challenger
neighbourhood.

At least one of the open spaces should be developed as a
manicured park suitable for special events such as a wedding
or neighbourhood picnic ....

3.3 Land use
3.4

3.4 (a)

3.3(a) Inorder to preserve the concentration of
commercial uses in the Civic Marketplace,
the Challenger neighbourhood is focused
on residential development of various
types and tenure, including single family
homes and group dwellings, ownership
and rental options, special needs housing
and retirement complexes.

3.3(b) Non-residential uses may only be
developed on the strategic development
site provided at the corner of Gilmore
Avenue and Wellard Road, on the Gilmore
and Challenger Avenue corner, and on
sites fronting Challenger Avenue, to a
maximum depth of 25 metres from the
street frontage (Figure 26). Mixed use
development is strongly encouraged in the
Challenger Avenue corridor, in a variety of
live-work combinations that provide a
unique housing option, supporting small,
home-based businesses, professionals
working from home, or members of the
creative community who need suitable
studio space near where they live.

3.4 (b)

.... the other can be more ‘natural’, with an un-
structured water body and native plant
materials

Development density

To achieve a variety of housing types in
residential- only sections, the density of
development across the neighbourhood
should vary, from single-family houses
similar in density to existing development,
to higher density complexes of garden
apartments or other types of multi-family
dwellings. The average, density of the
neighbourhood, however, must not exceed
R40 (40 dwelling units per hectare).

Development fronting Meares Avenue
should be at the lowest density, matching
the density of the existing housing across
the street (R20). This is to achieve a
consistent building edge on both sides of
the avenue which will help to integrate the
new development into the character of the
existing neighbourhood to the east.
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3.4 (c) Medium densities (R40 — R50) are
recommended for sites fronting Gilmore
Avenue. Although this is inconsistent with
the R20 density of existing development to
the west, the width of the Gilmore Avenue
corridor makes it impossible to form visual
connections across the street, particularly
with single-storey buildings on either side.
A higher density is warranted to create a
stronger street edge along Gilmore
Avenue, and to take advantage of the wide
street verge which provides a buffer from
traffic impacts and adequate space for an
attractive landscaped setting for the new
housing.

3.4 (d) The highest density sections of the
development (R60 - R80) should be on
sites adjacent to public open spaces,
where the effects of density are mitigated
by immediate access to outdoor amenities,
and impacts on existing residential areas
are minimized. In addition to internal, open

Higher densities should be located around the public open

spaces space oriented sites, a higher density
complex may also be developed on the

o corner of Meares Avenue and Wellard

E:{ %‘ S -’g Road. Additional bulk and heightin a
< s g building or buildings at this intersection will

H u anchor the southeast corner of the new

o g £ s g oy Challenger neighbourhood, and visually mark the
3 ’; Ave. entry to the Town Centre area from the

south and east.

3.4 (e) To maintain a coherent scale and
character in the streetscapes of the
neighbourhood, densities should typically
be the same on both sides of a street.
Significant changes between density
zones should occur mid-block or along
rear access alleys, rather than along a
street or other public right-of-way.

Ce6600000ELEEEEEEEE

Figure 26: Challenger Neighbourhood: Land use and
density
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3.5 Street design

The concept of a network of streets differs from the
typical practice of a functional hierarchy of streets.
Its purpose is to provide multiple routes between
destinations, thus distributing traffic more evenly
across an area and avoiding the congestion that
inevitably arises when traffic is channelled onto a
single major route. The street sections of a network
system, therefore, tend to be relatively consistent
throughout the neighbourhood.

Sobeeeeeett e

Nevertheless, street sections of the Challenger
neighbourhood should vary in response to changing
traffic volumes in different parts of the site, and to
provide variety in the streetscapes of the
development. The indicative sections below are
recommended for the different street types
indicated in the diagram opposite.

s b

Rear alleys are also recommended for utilities,
services and access to garages. They should be
designed according to Guideline 2.4 (e) [Figure 24]
of the Orelia Neighbourhood.

TYPE (a):
Central spine
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Residential access street (i
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Figure 27: Challenger Neighbourhood: Street Types
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With appropriate management and augmentation, the existing
bush provides a strong foundation for a variety of public open
spaces in the Challenger Neighbourhood

3.6 Landscape principles

The primary landscape objective for the Challenger
neighbourhood is to retain as close a connection as
possible to the natural bushland character of the
existing site. In addition to the general landscape
guidelines of Section 5 below, the following
approaches to treatment of the existing vegetation
of the Challenger Neighbourhood are
recommended:
3.6(a) Existing indigenous vegetation should be
retained, wherever possible.

e Healthy upper canopy trees such as
tuart (Eucalyptus gomphocephala) and
jarrah (E. marginata, and E. calophylla),
with a trunk diameter greater than 400
mm, should be retained where possible
and trimmed of any dead wood.

e Grass trees (Xanthorrhoea preissii) with
a trunk height greater than 750 mm
should be retained in situ if possible.
Alternatively, they should be suitably
prepared and relocated nearby.

e Remnant middle canopy endemic
species such as banksias (e.g. Banksia
attenuate or B. menziesii) and she-oaks
(e.g. Allocasuarina fraseriana)
generally have shorter life cycles than
the eucalypts and therefore, can be
removed without significantly affecting
the natural ecology of the site.

¢ Remnant indigenous vegetation,
particularly jarrah, is sensitive to
changes in soil conditions such as the
nutrient load or level of compaction.
Existing topography, therefore, should
be retained in the vicinity of remnant
vegetation. A zone around each
remnant specimen, approximately
equivalent to the area of the crown,
should be mulched or planted as a
more satisfactory alternative to turf.
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Building Guidelines

4.1 Architectural objectives

Existing buildings of the Town Centre vary widely in
form and style and offer nothing of an architectural
expression that is unique to Kwinana or the region.
Arbitrarily adopting a style as a ‘theme’ for new
construction is a common way of establishing a
recognizable image, but it is a superficial approach
that holds no particular relevance or meaning for
the community. Instead, it is ultimately more
effective to avoid the notion of style altogether and
commit to:
. contemporary buildings of quality construction
and materials,

. designed as a contribution to the collective,
rather than as individual monuments,

o in sympathy with adjacent buildings, natural
land forms and existing vegetation,

. with flexible floor plans that can be readily
converted to alternative uses, and

o environmentally responsible features that
make them energy efficient and water-wise.

Buildings of the Town Centre will be generally

between one and three storeys in height, with

footprints that vary according to their function.

Although the centre supports a wide range of

building types, the following general principles apply

to all structures.

Simple, contemporary architecture of quality materials and
construction is expected in all building types of the Town
Centre

4.2 Building form

4.2 (a) Traditional pitched roofs are preferred in
most parts of the Town Centre, but
alternative roof forms, such as skillions,
saw tooth and curved roofs, may be
approved in appropriate locations.
Mansard roofs, complex forms that
combine several roof types, and pseudo-
historical details such as dormers and
cupolas will not be approved. On Chisham
Avenue, where the buildings are to create
the continuous frontage of a traditional
main street, flat roofs behind parapets are
encouraged.
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4.2 (b)

4.2 (c)

4.2 (d)

Building facades, on all sides of the
structure, shall be designed to promote a
sense of human scale, including recessed
doors and deep window reveals, string
courses that express floor levels and
window sill and head lines, articulated
parapets, projecting balconies and
awnings, and pilasters that break up the
expanse of otherwise featureless walls.
Blank, unarticulated walls should be
avoided in all instances, and will not be
permitted facing a street, pedestrian
pathway or public space.

The main entry to a building or tenancy
should be clearly identifiable and
expressed with a pediment, awning or
recess, as appropriate to the overall
composition of the facade.

Balconies, awnings and verandahs are
encouraged to break down the mass of a
continuous facade and to provide shade.
Balconies may project up to 900mm
beyond the property line, with a minimum
clearance of 600mm above passing traffic,
including buses and emergency service
vehicles. Projections beyond a lot
boundary must also avoid interference
with the growth of nearby street trees.

Balconies or verandahs over footpaths
must have a clearance of 3.3 metres.
Abutting projections should be of similar,
preferably the same, design and must be
finished to maintain continuous weather
protection of the sidewalk below. On
sloping sites, verandahs are to be stepped
to follow the grade of the sidewalk, with
each step not to exceed 600mm.

0.6 m maximum height difference

between adjacent verandahs or awnings

3.3 m clearance over footpath
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4.3 Building materials

4.3 (a)

4.3 (b)

4.3 (c)

4.4 (b)

Masonry is the preferred building material
- predominantly natural brick, face
rendered or painted. Clay or ceramic tiles,
and marble, granite or other stone
claddings should only be used to delineate
entrances or provide special decorative
features. Standing seam or corrugated
sheet metal panels may be used as
decorative accents or in feature walls, but
not as the primary building material. Other
unacceptable materials include pre-
manufactured timber panelling and faux-
stone claddings, which should be removed
from any existing structures undergoing
renovation and expansion.

4.4 (c)

Acceptable roof materials include clay
tiles, copper, zinc, natural or reconstructed
slate, colour bond steel and zincalume
custom orb. ‘Green’ roofing systems are
encouraged but will be reviewed on a
case-by-case basis, evaluating the
environmental benefits, potential impacts
on adjacent properties and the view from
the public domain. Similarly, solar panels,
photovoltaic modules, wind power
generators and any other renewable
energy equipment mounted on a roof will
be reviewed on its merits.

No reflective materials will be permitted on
walls or roofs, and reflective or obscure
glass in windows and doors is prohibited.

4.4 Shopfront design

4.4 (a)

While allowing each tenancy to express its
individual identity, storefronts on the
ground floor of mixed-use buildings are to
be designed as an integral part of the
overall building. Although the elevation of
the storefronts will be different from the
floor(s) above, the entire building facade
should read as a coherent com- position,
and the margin that separates each
tenancy should be consistent with the
materials and detailing of the overall
building.

Storefronts should be highly articulated
with bay windows and recessed doorways
to add interest to the sidewalk. The
predominant material of a storefront
should be glazing, with a solid base panel
of a maxi- mum height of 600mm. The
materials and finishes of this base panel
must be hard-wearing, capable of
withstanding damage from shopping carts,
delivery trolleys and other potential
hazards on the footpath.

Roller shutters will not be permitted unless
they provide a clear view into the store
when closed and are totally concealed
from view when open.
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4.5 Service areas 4.5(c)

4.5(a) All services, transformers, storage and
deposit areas, and wheeled rubbish bins
must be effectively screened from view.

4.5(b)  Screening walls or plant masses shall be

at least 2.4 metres high and must conform 4.5(d)

to the following requirements:

» All screening shall be designed to allow
free and easy access to the facilities,
as required to permit maintenance and
checking by all relevant parties,
including service authorities, township
officials, tenants and property owners.

e Screening walls and plant materials
shall be selected which have no
adverse impacts on the operation of the
facilities.

e Service cubicles, transformers and
boxes shall be painted according to the
required standards of the relevant
service authority, in colours that limit
their visual impact.

e Planting types shall be evergreen
species, providing sol- id visual
screening to a minimum height of 2.4
metres. While planting approaches to
screening are preferred, walls or fences
may be used where appropriate, in
form, scale, colour and texture related
to adjacent structures and the building
to which the services are attached.

Screening should be designed
to limit views from public areas,
passing cars and adjacent uses

Figure 28: Screening of service areas

All air conditioners must be located in
areas where any noise and dripping
condensation will have minimal impact on
the public domain. No roof or wall
mounted air conditioners shall be visible
from public areas.

Television antennas are to be located
within the roof space wherever reception
permits. Special planning permission is
required for the installation of satellite
dishes and radio masts.

Solid screen walls should be
softened with landscape to
reduce their visual impact
—

B e

£ [ Minimum screening height

=
o

All services must be located to permit
necessary access and maintenance
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4.6 Security and maintenance

4.6(a)

4.6 (b)

4.6(c)

The design of all buildings, fences and
landscape elements shall take sight lines,
both horizontal and vertical, into
consideration to minimize blind spots and
promote a sense of security throughout
the Town Centre for pedestrians, bicyclists
and motorists.

All streets, alleys, bike paths and
pedestrian walkways must be adequately
lit at all times. In general, lighting shall be
installed to ensure the safety of all
circulation routes, to floodlight large, open
areas, including parking lots and public
open spaces, and to highlight landmarks
and other special building features.

Lighting fixtures must be sturdy, durable,
vandal resistant and easily maintained.
Fixtures visible from the public domain
should be mounted at a height of at least
2.7 metres, and their appearance should
compliment the architectural and
landscape character of the location.

All light sheds must minimize impacts on
adjacent commercial premises, and have
no impact on any residential property.

All buildings and open spaces of the Town
Centre must be adequately maintained at
all times, including the timely repair of
damage to any building or land- scape
element, removal of graffiti and regular
rubbish pick-up. Durable and easily
cleaned materials should be selected in all
areas exposed to the public, and all
masonry surfaces to a height of 3 metres
should be protected with an approved anti-
graffiti treatment.

-

A 2

Fencing and planting should be designed to achieve an

appropriate balance between screening and security
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4.7 Sustainable design

The City of Kwinana is committed to sustainable de-
sign and will expect a strong commitment to the
principles of ‘green architecture’ in all building
projects. In particular, building applications will be
reviewed for:

4.7(a) Energy efficiency, demonstrated through:

¢ siting to take advantage of
opportunities to integrate passive and
active solar strategies,

e maximizing natural ventilation,

e incorporating strategies to maximize
natural lighting,

 orientation to maximize north-facing
windows and reduce the amount of
glazing facing directly south or west,

+ the appropriate use of eaves,
overhangs, pergolas or other external
shade devices to permit winter sun and
block summer sun.

¢ using light colours in roofing and wall
materials to re- duce heat gain in
summer,

¢ using high R-value wall and ceiling
insulation, and

e use of alternative energy sources such
as photovoltaics and fuel cells.

4.7(b) Material efficiency:

¢ Select sustainable construction
materials by evaluating characteristics
such as reused and recycled content,
sustainably harvested materials, high
recyclability, longevity and local
production.

¢ Use dimensional planning and other
material efficiency strategies to reduce
the volume and waste of materials
needed.

¢ Allow for the reuse and recycling of
construction and demolition materials
and require that all development plans
incorporate sustainable practices in the
management of materials throughout
demolition and construction.

¢ Design with adequate space to facilitate
recycling col- lection and to incorporate
a solid waste management program
that prevents waste generation.

should be used wherever feasible
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AL

On-site rainwater collection should be considered in both
commercial and residential development

‘Green screens’, in fencing and on building fagades and
courtyard walls, can significantly reduce heat loads and
improve air quality

4.7 (c) Stormwater management and water
efficiency:

Limit disruption and pollution of natural
water by managing and reducing runoff
and promoting infiltration through:
green roofs, pervious paving, grey
water reuse, constructed wetlands,
vegetated filter strips and bioswales.
Design for dual plumbing to use
recycled water for toilets or a grey
water system that recovers rainwater or
other non-potable water.

Landscape with natives and plants that
have low water and pesticide needs as
well as generate minimum plant
trimmings, and

Use composts and mulches.
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Landscape Guidelines

5.1 Landscape objectives

The quality of Kwinana’s public open spaces and

streetscapes is one of the town’s most distinctive

features, providing a unique landscape tradition that

has preserved much of the natural quality of the

native bushland. The Town Centre should seek to

capitalize on this special character, in the

development of streets and public places that:

¢ preserve the qualities of the natural bushland of
the area, wherever possible,

¢ mitigate the disturbance of natural systems and

preparation and stormwater
management.

All paved areas must be properly
designed to facilitate use by the elderly
and disabled.

plant and animal habitat, Existing open space to be preserved as a community park on
e minimize energy and water use, Hutchins Cove, in the Civic Marketplace

¢ provide information about the ecology of the
area and its environmental challenges, and

e encourage people of all ages and abilities to
enjoy the outdoor amenities of the Town Centre.

¢ To achieve these broad objectives, the following
practices should be observed in all public and
private landscape projects:

5.2 Hardscape elements £

5.2 (a) Paving design in public and private areas
should conform to the following materials
requirements:

¢ Readily available segmented paving
materials should be used throughout to
ensure easy access to underground
services and cost-effective replacement
in the event of damage or
discolouration.

¢ All paving materials must conform to
relevant standards for durability, non-
slip textures, strength and surface
treatment to withstand use by light
automobiles, service vehicles,
pedestrians and bicycles.

e Paving materials should also be
certified colour stable for a period of at
least 20 years to ensure a reasonable
match to existing paving when
damaged sections are replaced.

¢ All paved areas should be adequately

e
b —

Special crosswalk treatment, using common modular paving

-
% =

drained, and follow ‘best practises’ in Unique paving patterns, designed by local community artists

installation, including sub-surface
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5.3 Softscape elements

5.3(a)

In keeping with the special landscape

qualities of Kwinana, a generally high

standard of planting and landscape design

is expected throughout the Town Centre.

Planting in all precincts must:

¢ consist of species which complement
remnant native vegetation,

e focus on hardy, drought tolerant, easily
maintained species,

¢ be of an appropriate scale in relation to
the function of the area, and

¢ be designed to contribute to, or create,
specific character areas, preferrably
with simple and clearly identifiable
themes.

5.3 (b) In all parts of the Town Centre, existing
vegetation must be preserved wherever feasible,
and particularly where it is determined to be
‘valuable’ — either aes- thetically, because of its
maturity or visual domination of a specific location,
or ecologically, because of its role in the natural
systems of a specific location, such as a wetland or
old growth forest.

5.3 (c)

5.3 (d)

Plants should be selected with regard to
the level of on-going maintenance that is
likely to be available. Maintenance is an
integral part of landscape design, and
before designing a planting scheme for an
urban area, it is vital to know what
maintenance resources are available.
Irrespective of their suitability on other
dimensions, species with heavy
maintenance demands should be avoided
wherever the resources for proper
maintenance are not fully committed.

To ensure plants establish successfully,
they require the appropriate soils,
conditions and maintenance for the first
two years after planting. They also need to
be guarded against vandalism, and
additional plants should be set aside in the
event that replacements are required
during this critical period. Irrigation is
essential in this period and adequate
provision should be made for sufficient

5.3 (e)

underground irrigation, both during
establishment and ongoing as necessary.

Urban environments are often hostile to
planting and trees may require protection
from the mechanical damage of vandalism
and vehicle impacts, as well as the
environmental damage of polluted surface
run-off. In highly trafficked areas, tree
guards must be installed to protect young
trees from mechanical damage, and tree
grates should be installed to allowing
surface water to percolate into the soil.
Raised kerbs or edgings should not be
used around the base of a tree as they
obstruct drainage and can collect litter.



5.3(f)

In accordance with current ‘best practice’,

all planting works should observe the
following procedures:

all planting is to be carried out in the
correct planting season,

the ground is to be properly prepared in
advance of the delivery of planting
stock,

the plants are to be properly prepared
by the nursery,

back-fill material is to be a good quality
soil — as specified by the landscape
architect, and tested if necessary,
correct staking materials and methods
are to be used, and

the works should be supervised by a
landscape architect or arborist,
particularly if the location of any
specimen trees or plants need to be
finely tuned on site.

Tre=s provided throughout
parking lots, at 3 density of
1 every 3-10 cars

©)

Parking lot

Figure 29: Parking lot planting requirements

5.4 Parking areas

The landscape of parking lots is critical to the visual
appeal of any area and can contribute significantly
to the comfort and convenience of motorists by
clarifying circulation patterns and increasing the
amount of shade available. All surface parking
areas of the Town Centre should conform to the
following requirements:

5.4 (a)

5.4 (b)

Trees of a minimum 100 litre pot size shall
be provided in the ratio of 1 tree for every
8-10 car bays. All tree planting areas shall
be a minimum of 2 square metres in area
and shall be located to meet all
requirements related to safe vehicle and
pedestrian circulation and preserving
required sight lines.

Selected trees must be hardy, deciduous
shade trees, capable of under-pruning to a
minimum height of 2.5 metres to ensure
clear sight lines and reduce vehicle
conflicts. Species should compliment the
landscape character of adjacent areas
where possible, but not at the expense of
compromising their function in the parking
area.

Screening should be designed to limit views
from public sreas, passing cars and adjacent
buildings, but intermitient views should be
alloweed for security purposes

Fublic road and'or
pedestrian walkway
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5.4 (c)

5.4(d)

5.4(e)

Understorey planting is to be incorporated
at the base of trees in traffic islands that
are greater than 20 square metres in area.
Understorey planting should be designed
to allow pedestrian access across traffic
islands at regular intervals of 20 metres, or
8 parking bays. Islands smaller than 20
square metres are to be paved.

Where possible, planting islands should be
designed as natural drainage swales,
allowing run-off from parking lots to irrigate
trees and understorey planting and re-
enter the groundwater. Breaks should be
provided in parking kerbs to allow water to
flow into the swale, and native grasses
and shrubs should be selected that
contribute to the purification of the run-off.

Installation of parking area plantings

should observe the following practices:

¢ all planting areas shall contain at least
1 cubic meter of imported black soil,
free of road base, bitumen, concrete,
limestone or other rocks;

¢ all planting beds are to be properly
drained to prevent ponding or
saturation of root balls;

e all trees are to be mulched and staked
with at least 2 hardwood or treated pine
stakes tied to the tree trunk; and

¢ all trees in small planting areas
surrounded by hard surfaces shall have
some method of root control to prevent
up-lifting of the paving.

Perimeter planting is required wherever a
surface parking area faces a public street
or pedestrian walk- way. While screening
is a key objective of perimeter planting, it
should be sufficiently transparent to allow
views into the carpark from adjoining
public areas for security purposes.

Large, mature trees provide deep shade in an inner suburban

parking lot

Perimeter plant materials shall include
trees similar to (or the same as) the
species used on the interior of the lot,
spaced at 10 metres on centre. Evergreen
shrubs, rather than grasses, shall be used
as understorey planting, in a continuous
line along the perimeter. These shrubs
should be trimmed to a maximum height of
1.2 metres to maintain visual surveillance
of the interior of the parking lot.

wr " g,
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Banksia grandis: Bull Banksia

Acernegund oxElder

5.5 Recommended plant list

This list is intended as a guide only and is provided
to illustrate the general design intent of landscape
development in the Town Centre.

It is divided into trees and shrubs. In both sections,
plants marked with an ‘E’ are evergreens which
maintain year- round foliage and are useful for
structure planting. Typical mature heights are noted
for the trees, and predicted mature height x spread
is included for each of the shrubs.

5.5(a) Trees

Medium/large canopy trees

Informal habits, suitable for use in shelterbelts,

parkland or roadside woodland

e Casuarina cunninghamiana: River She-Oak (10-
30m) E

e Casuarina equisetifolia: Beach She-Oak (6-15m)
E

e Casuarina glauca: Swamp Oak (10-15m) E

e Casuarina torulosa: Forest Oak (6-20m) E

e Eucalyptus gomphocephala: Tuart (15-35m) E

» Eucalyptus microtheca: Coolibah (10-20m) E

e Eucalyptus nichollii: Willow Leafed Peppermint
(12-16m) E

Small/medium trees

Informal habits, suitable for use in parkland,

reserves, shelterbelts and for screening.

e Banksia grandis: Bull Banksia (8-14m) E

e Banksia prionotes: Acorn Banksia (4-12m) E

e Eucalyptus lansdowneana: Crimson Mallee Box
Tree (3-12m) E

e Eucalyptus macrocarpa: Mottlecah (3-4m) E

e Eucalyptus platypus var. heterophylla: Marlock
(4-8m) E

e Eucalyptus torquata: Coral Gum (5-10m) E

e Grevillea barklyana: Gully Grevillea (4-10m) E

* Melaleuca lanceolata: Dryland Tea Tree (4-6m) E

» Metrosideros excelsa: Pohutukawa (9-12m) E

Medium/large canopy trees

Formal habits, suitable for street trees, major entry
areas, carparks, and as large feature trees

e (10-20m)

e Agonis flexuosa: Willow Myrtle (8-15m)

e Angophora costata: Red Gum (10-25m) E
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Brachychiton acerifolius: lllawarra Flame Tree

Ricinocarpus tuberculatus: Wedding Bush

e Brachychiton acerifolius: lllawarra Flame Tree
(6-15m)

o Celtis australis: European Hackberry (15-20m)

e Eucalyptus ficifolia: Red Flowering Gum (12-
15m) E

e Eucalyptus maculata: Spotted Gum (20-30m) E

e Eucalyptus microtheca: Snow Queen (10-20m) E

o Fraxinus griffithii: Griffith’s Ash (9-12m) E

e Jacaranda mimosifolia: Avenue (10-15m)

e Liquidamber styraciflua: Gumball (15-20m)

e Lophostemon conferta: Queensland Box Tree
(10-25m) E

e Platanus orientalis: Oriental Plane Tree (15-
18m)

Small/medium trees

Formal habit, suitable for street trees, entry areas,

residential areas, and smaller feature trees

» Fraxinus oxycarpa ‘Raywoodii’: Raywood Ash (7-
9m)

e Hibiscus tiliaceus rubra: Bronze Hibiscus (7-9m)

e Hymenosporum flavum: Native Fragipani (3-8m) E

e Olea europea ‘Mission’: Wild Olive(8-10m) E

e Pyrus ussuriensis: Chinese Pear (7-9m)

e Robinia pseudoacacia ‘Frisia’: Black Locust (5-
8m)

e Sapium sebiferum: Chinese Tallow Tree (8-10m)

e Tipuana tipu: Pride of Bolivia (9-12m)

o Citrus species (lemon, orange)

5.5(b) Shrubs

Medium/Large Shrubs

Native shrubs or small trees generally over 2.5m

which provide a substantial physical and visual

barrier. Character is informal. Uses include wind

break/ shelterbelts and green buffers. They also

contribute to wildlife habitat creation. Usually at or

above eye level and can help to screen low rise

buildings.

e Adenanthos sericea: Coastal Woolly Bush (6 x
5m) E

» Callistemon phoeniceus: Lesser Bottlebrush (2.5 x
4m) E

» Callistemon viminalis: Weeping Bottlebrush (10 x
5m) E

e Calothamnus quadrifidus: One-sided Bottlebrush
Sims (4 x4m) E

* Grevillea olivacea: Grevillea (3.5 x 2.5m) E
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Callistemon viminalis: Weeping Bottlebrush

e Melaleuca fulgens: Scarlet Honey Myrtle (2.5 x
2m) E

e Melaleuca incana: Grey Honey Myrtle (2.5 x 2.5m)
E

¢ Ricinocarpus tuberculatus: Wedding Bush (3.5 x
3m) E

Small/Medium Shrubs

Native shrubs, generally between 1 and 2m high,

which provide a physical barrier and help to enclose

or edge informal spaces. Character is informal.

Native shrubs also contribute to the creation of

wildlife habitats. Generally the height remains below

eye level and therefore, can screen at a lower level,

or provide a graduated edge to shelterbelts.

e Acacia pulchella: Prickly Moses (1.5 x 1.5m) E

e Correa reflexa: Native Fuchsia (prostrate/2m —
1.2m) E

* Grevillea brachystylis: Grevillea (1 x 0.65m) E

o Leptospermum scoparium: Manuka/Tea Tree
(prostrate/2.2 x 1.2m) E

e Leptospermum sericeum: Leptospermum (1.5 x
2m) E

* Olearia axillaris: Coast Daisy Bush (2 x 2m) E

e Thryptomene saxicola: Payne’s Thryptomene (1 x
1.5m) E

Medium/Large Shrubs

Mostly native shrubs and small trees, generally over
2.5m, which provide a substantial physical and visual
barrier. General character is more formal, with
valuable amenity features such as attractive flowers
or foliage providing seasonal colour and accents.

Uses include the creation of a green background to

planting areas, or as a screen at or above eye level

that can help to screen low rise buildings and provide

privacy in gardens.

e Beaufortia squarrosa: Sand Bottlebrush (3 x 2.2m)
E

e Grevillea thelemanniana pinaster: Grevillea (1.5/3
x3m)E

e Callistemon viminalis ‘Captain Cook’:

e Bottlebrush (2 x 1.2m) E

e Metrosideros ‘Springfire’: New Zealand Christmas
Bush cultivar (3 x 3m) E
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Small/Medium Shrubs

General character is more formal, with particular

amenity value including attractive flowers or foliage

providing seasonal colour and accents. Native shrubs

generally between 1 and 2m provide a physical

barrier, and help to enclose or edge informal spaces,

while also contributing to the creation of wildlife

habitats. Generally the height remains below eye

level and therefore can screen at a lower level.

e Agonis flexuosa ‘Nana’: Dwarf Willow Myrtle (1.5
x1.5m) E

» Grevillea bipinnatifolia: Fuchsia Grevillea (1.2 x
1.5m) E

e Darwinia citriodora: Lemon-scented Myrtle (1.5 —
1.5m) E

e Grevillea thelemanniana: Spider-net Grevillea
(variable forms: 0.3 x 2.5m) E

e Melaleuca scabra: Rough Honeymyrtle (0.6 x 1m)
E

» Melaleuca nesophilla: Little Nessy (0.6 x 1m) E

* Pimelea ferruginea: Coast Banjine (1 x 0.9m) E

e Templetonia retusea: Cockies’ Tongues (2.5 x
2m) E

Groundcovers

General character is more formal, with particular

amenity value including attractive flowers or foliage.

Native shrubs generally between 0.25 and 1.2m

provide a ground level cover and edging to paths and

paving areas, while also contributing to the creation

of wildlife habitats.

» Arctotis stoechadifolia: African daisy (0.4 x 0.3m)
E

e Banksia prostrata: Prostrate Banksia (prostrate x
2-3.5m) E

e Eremophila glabra: Tar Bush (prostrate/1.5 x
3m) E

e Eremophila maculate: Spotted Emu Bush
(prostrate/0.3 x 2.5m) E

o Callistemon “Little John’: (prostrate/0.3 x 1m) E

o Grevillea crithmifolia: Grevillea (prostrate/2 x 2m)
E

e Grevillea obtecta: Rock Grevillea (prostrate/0.2 x
2m) E

e Grevillea thelemanniana obtusifolia: Grevillea
spp.(prostrate/0.3 x 2m) E

e Hemiandra pungens: Snake Bush (prostrate x
4m) E

 Isolepsis nodosa: Knotted Club-Rush (0.5 x
0.5m)

Darwinia citriodora: Lemon-scented Myrtle

Hardenbergia comptoniana:

Native Wisteria
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e Myoporum parvifolium: Creeping Boobialla
(prostrate x 2.5m) E

e Hardenbergia comptoniana: Native Wisteria
(creeper or climber) E

o Kennedia conferta/prostrata: Running Postman
(creeper or climber) E

» Lechenaultia biloba: Blue Lechenaultia (0.45 x
0.60m) E

Small-Medium Shrubs and Groundcovers

General character is formal, with particular amenity

value including attractive flowers or foliage, some

with architectural accents. Non-native shrubs

generally between 0.25 and 2.0m provide a range

of plant sizes and habits, to be used in key areas of

a more urban character, such as around buildings,

pedestrian courtyards, and feature/entrance areas.

e Angiozanthus spp.: Kangaroo Paw (size varies)

e Cordyline spp.: eg. ‘Purple Sensation’ (1.5 x 2m)
E

e Crinium pendunculatum: Swamp Lily/River Lily
(1.5x2m) E

e Dietes bicolor: Dietes (0.5 x 0.5m) E

* Hebe ‘Beverley Hills’ (1 x 1.5m) E

e Juniperus conferta: Japanese Shore Juniper
(prostrate/0.2 x 2m) E

e Lavendula spp.: Lavendar (1 x 1.5m) E

e Liriope muscari: Lilyturf (0.3 x 0.5)

e Macrozamia riedlei: Zamia palm (0.3 x 0.5) E

» Ophiopogon japonica: Mondo Grass (0.3 x 0.5)
E

e Phormium spp.: eg. ‘Anna Red’ (1 x 1.5m) E

e Rosmarinus ‘Blue Lagoon’: Rosemary (pros-
trate x 1.5m) E

o Strelitzia reginae: Bird of Paradise/Crane Flower
(1x2m)E

e Trachelospermum jasminoides: Chinese Star
Jasmine (0.4 x2.0) E

Crinium pendunculatum: Swamp Lily
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Administration

The guidelines of this manual will be administered
by the City of Kwinana through its Planning
Department.

All development proposals for construction within
the City Centre, including buildings, parking areas,
public amenities, landscape improvements and
signage are to be submitted for approval by the
Town Planner who will refer to this document in
reviewing proposals. It is strongly recommended
that project proponents and their design consultants
familiarize themselves with these provisions, and
seek clarification of any items as necessary, before
embarking on detailed design.

For major projects, it is further recommended that
the development proponent and his or her design
team schedule a preliminary meeting with City staff
to review in-progress sketch designs and discuss
any possible modifications prior to finalising the
submission documents. Since these guidelines
have deliberately avoided prescriptive controls
where the ideas and creativity of different designers
will enrich the quality of place in the City Centre,
many issues remain open to interpretation. Project
teams, therefore, should seek confirmation of the
direction of a project before investing significant
time in detailed design.

Submission requirements

For details of the City of Kwinana’s requirements for
Planning Approval, Building Licenses and required
application fees, call (08) 9439 0200 or check the
City’s website: www.kwinana.wa.gov.au, which
offers a link to a comprehensive description of the
complete approvals process.

In general, project proponents are required to
submit three (3) sets of documents, including:

» Site Plan (1:200) indicating building outline,
contours and proposed levels, entry points,
existing buildings and landscape features on
adjacent sites, carparking and service
provisions.

¢ Landscape Plan (1:200) including plant species,
paving and reticulation types.

e Floor Plans (1:100) indicating room functions, all
openings in internal walls, floor levels and overall
dimensions.

e Elevations and Sections indicating overall
heights, roof profiles, openings in external walls
and materials.

o Atleast one (1) perspective sketch indicating
colours, materials and general appearance.

e Signage Strategy indicating the location, type,
size and design of all existing and proposed
signs.

e Report including design philosophy, description
of building function(s), services, materials and
compliance with the design guidelines.

o Structural and Services Plans and Specifications
describing method of construction, equipment
and systems proposed.

Any variations between the Approved drawings and
those submitted for building licence must be
referred to the Town Planner for approval prior to
application for a building licence.
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Appendix
Related policy documents

The following State and Local Government policy
documents define the broader context of
development in the Kwinana Town Centre. Although
not all their provisions apply, they should be
consulted to understand the historical background
to development of the guidelines in this manual, and
the wider State policies governing the growth of
metropolitan centres and residential development
throughout the metropolitan area.

The list is divided into State documents published
by the Western Australian Planning Commission
(WAPC), and local policies developed by the City of
Kwinana.

WA Planning Commission documents

These are available on the WAPC website:

Www.wapc.wa.gov.au.

e Statement of Planning Policy: Network City

e Network City: Community Planning Strategy for
Perth and Peel

e Metropolitan Region Scheme

e Metroplan (now superceded but nonetheless
influentual on urban form)

e Metropolitan Centres Policy Statements, 1991
and 2000

o Development Control Policies

» Liveable Neighbourhoods Policy

* Residential Design Codes of Western Australia

City of Kwinana documents
These are available on the City of Kwinana website:
www.kwinana.wa.gov.au

» Local Planning Scheme No. 2 and associated
policies:
1. Policy 3.3.8: Design Guidelines for
Medium

2. Density Development
Policy 3.3.24: Residential Development
Policy 3.3.25: Development within the
Cockburn Sound Catchment
Policy 3.3.27: Guidelines for Subdivision
Development
Policy 3.3.7: Community Purpose Sites
Policy 4.3.1: Conservation of Remnant

> w

®© N oo

9. Vegetation

10. Policy 4.3.2: Street Trees and
Streetscapes

11. Policy 4.3.3: Public Open Space

12. Policy 8.2.1: Pavement and Drainage for
Residential, Commercial and Industrial
Areas.

13. Policy 9: Advertising Signage.

Local Planning Scheme No. 3 (Town Centre)

and Town Centre Strategy Plan and Report

Draft Local Planning Strategy

Commercial Centres Strategy

Local Housing Strategy

Department of Education & Training Kwinana

Education Precinct Master Plan, Hames Sharley,

August 2005
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Attachment C

1.13 Administration of local laws

Function to be
performed:

Authorised to:

Administer the City of Kwinana’s local laws and do things required
by those local laws that are necessary or convenient to be done for,
or in connection with, performing its functions under the Local
Government Act 1995.

Legislative power or
duty delegated:

Local Government Act 1995
s3.18 Performing executive functions

Legislative Power to
Delegate:

Local Government Act 1995
s5.42 Delegation of some powers to the CEO

Date Delegation
made or reviewed:

24 February 2016  Council Resolution #125
14 June 2017 Council Resolution #513
13 June 2018 Council Resolution #196
14 November 2018 Council Resolution #

Delegation to:

Chief Executive Officer

Conditions and
Exceptions:

Nil

By-law Relating to Signs and Bill Posting

The Chief Executive Officer can only exercise discretion under
Clause 34.2 of the City’s By-law Relating to Signs and Bill Posting
to approve applications which comply with Local Planning Policy 9:
Advertising Signage.

Statutory Power to
sub-delegate:

Local Government Act 1995
s5.44 CEO may delegate some powers and duties to other
employees

Reporting
Requirements:

Any exercise of this delegation is to be recorded in the Delegated
Authority Register.




15.2 Request to Waive Planning Application Fees by a Community
Organisation for a Proposed Redevelopment of Mead Farm, Lot 9001
Mead Road, Leda

DECLARATION OF INTEREST:

There were no declarations of interest declared.

SUMMARY:

An application has been received for the proposed redevelopment of Mead Farm at Lot
9001 Mead Road, Leda (refer Attachment A). The subject property is zoned Parks and
Recreation under the Metropolitan Region Scheme (MRS) and is not zoned under the
City’s Local Planning Scheme No. 2 (LPS 2). The application requires determination by
the Department of Planning, Lands and Heritage (DoPLH), with the City required to
provide comments to DoPLH prior to the application being determined.

The proposed development consists of a number of upgrades and improvements to Mead
Farm relating to equestrian activities.

The works have an estimated development value of $1,300,000, which triggers a planning
application fee of $3,756.00 as per the City’s Planning Fees and Charges. This is a
statutory planning fee that is prescribed under the Planning and Development Regulations
2009 (PD Regulations). The proponent requests that Council consider supporting the
community-run project via exercising discretion to waive the $3,756.00 planning
application fee associated with this application (refer Attachment B).

The authority to waive a fee for a planning service (including a development application),
is vested in the local government under Regulation 52 of the PD Regulations. This
authority has not been delegated to the Chief Executive Officer (CEO), hence Council’s
determination is required.

The proponent has provided the following as justification for waiving the planning

application fees:

o the organisation is a not-for-profit and entirely volunteer-run community service
organisation that provides education and therapeutic horse-based activities to
disabled children and young adults. It also operates as a branch of the state wide
Riding for the Disabled Western Australia (RDA WA) and has been providing a
service to the Rockingham and Kwinana communities for over 30 years.

o the project has been generously supported by grant funding (including State
Government Local Projects, Local Jobs project fund), sponsorships and donation
and all funds will go directly into the development of facilities and programs that
support this valuable community service.

° the services provided by Peel RDA have been proven to improve the social,
cognitive and physical development outcomes for kids both with and without
disability, and also provide a supportive community for volunteers and parents.

Regulation 52 of the PD Regulations states, “A local government may waive or refund, in
whole or in part, payment of a fee for a planning service.” City Officers have considered
this request and recommend that Council exercise its discretion to waive the planning
application fee.




15.2 REQUEST TO WAIVE PLANNING APPLICATION FEES BY A COMMUNITY ORGANISATION
FOR A PROPOSED REDEVELOPMENT OF MEAD FARM, LOT 9001 MEAD ROAD, LEDA

Whilst it is not the purpose of this report (which is to seek Council support to waive the
payment of fees), City Officers advise that they have reviewed the development
application and are generally supportive. The assessment of the development application
is progressing and City Officers intend to recommend conditional support to the DoPLH.

This advice will be provided to the DoPLH prior to Council’s consideration of the waiving
of the planning application fee in order to meet statutory timeframes.

OFFICER RECOMMENDATION:

That Council waives the $3,756.00 planning application fee for the Peel Group of the
Riding for the Disabled Association at Lot 9001 Mead Road, Leda.

DISCUSSION

An application for proposed redevelopment of Mead Farm requires determination by the
DoPLH, with the City required to provide comments to DoPLH prior to the application
being determined.

Comments to DoPLH are required within 42 days of the receipt of the application. If no
comments are received, DoPLH will proceed to determine the application within the
statutory timeframes and without the City’s input. City Officers have reviewed the
development application and are generally supportive. City Officers intend to forward the
City’s recommendation of conditional support to the DoPLH to meet the statutory
timeframe.

The proposed development consists of the following works:

upgrades to the state heritage listed Mead Homestead into café/tearooms;
Caretaker’s residence;

New clubrooms/amenities building;

Undercover riding arena;

Carriage driving arena;

Equipment and carriage storage shed; and

Re-establishment of pasture paddock areas for the keeping of horses.

The above works have an estimated development value of $1,300,000, and attract a
planning application fee of $3,756.00 as per the City’s Planning Fees and Charges.

The proponent is seeking that Council waives the planning application fee as this
community organisation provides services that have been proven to improve the social,
cognitive and physical development outcomes for kids both with and without disability.
The organisation also provides a supportive community for volunteers and parents.




15.2 REQUEST TO WAIVE PLANNING APPLICATION FEES BY A COMMUNITY ORGANISATION
FOR A PROPOSED REDEVELOPMENT OF MEAD FARM, LOT 9001 MEAD ROAD, LEDA

Authority to Waive Fees and Delegation

The authority to waive a fee for a planning service (including a development application),
is vested in the local government under Regulation 52 of the PD Regulations, which
states the following; “A local government may waive or refund, in whole or in part,
payment of a fee for a planning service.” The CEO would only have authority to waive the
fee if the authority had been delegated to the CEO by Council. The Chief Executive
Officer has a current delegation that allows the waiving of fees as provided under section
6.12 of the Local Government Act 1995 (LG Act) but this is not relevant in this case as
this only applies to fees due or payable under the LG Act and is not effective to delegate
authority to waive a fee for a planning service under Regulation 52 of the PD Regulations.

There is no express power to delegate under the Planning and Development Act 2005
(PD Act) and PD Regulations.

Clause 62(1)(c) of the Planning and Development (Local Planning Schemes) Regulations
2015 (Deemed Provisions) require the Application Fee in accordance with the PD
Regulations. However, the power to waive is exercised under Regulation 52 of the PD
Regulations and not by a provision of LPS 2 (including the Deemed Provisions).

Each determination of an application for a waiver of the development application fee
would need to be made by the Council as there is no ability to delegate power to waive a
development application fee under Regulation 52 of the PD Regulations to the CEO.

The City has reimbursed community organisations in the past for planning, building and
health application fees under its Community Funding Policy which allows for these
community groups to be reimbursed up to a maximum of $1,000. In this instance, City
Officers take the view that due to the significant scale and cost of the development and
given the applicant’s request for a full waiver of fees, it is not considered appropriate to
apply the Community Funding Policy.

Conclusion

The proposed development is to be undertaken by a not-for-profit community organisation
which provides a service to the community. The determination of the application lies with
DoPLH, following an assessment and recommendation by the City. City Officers have
reviewed the request to waive fees and recommend that this be supported.

LEGAL/POLICY IMPLICATIONS:

For the purpose of Councillors considering a financial or impartiality interest only, the
proponent/owner is Department of Biodiversity, Conservation and Attractions and the
applicant is the Peel Group of the Riding for the Disabled Association WA.

The following strategic and policy based documents were considered in assessing the
application:

Leqislation
Planning and Development Act 2005

Planning and Development Regulations 2009
Planning and Development (Local Planning Schemes) Regulations 2015
Local Government Act 1995



15.2 REQUEST TO WAIVE PLANNING APPLICATION FEES BY A COMMUNITY ORGANISATION
FOR A PROPOSED REDEVELOPMENT OF MEAD FARM, LOT 9001 MEAD ROAD, LEDA

Schemes
Metropolitan Region Scheme
City of Kwinana Local Planning Scheme No. 2

FINANCIAL/BUDGET IMPLICATIONS:

The waiving of fees will result in no income from the assessment of this development
application to the City.

ASSET MANAGEMENT IMPLICATIONS:

There are no asset management implications as a result of this report.

ENVIRONMENTAL IMPLICATIONS:

There are no environmental implications as a result of this report.

STRATEGIC/SOCIAL IMPLICATIONS:

This proposal will support the achievement of the following outcome and objective
detailed in the Strategic Community Plan.

Plan Outcome Obijective

Strategic Community Plan | Services for an active community | 1.4 A healthy and active
community with services for
everyone’s needs.
Accessibility for everyone 1.10 Improve levels of
disability access and inclusion
throughout the community.

COMMUNITY ENGAGEMENT:

There are no community engagement implications as a result of this report.

PUBLIC HEALTH IMPLICATIONS

The services provided by the Peel RDA are considered to contribute to a healthy and
active community with services to meet everyone’s needs. The organisation also assists
in improving levels of disability access and inclusion throughout the community.




15.2 REQUEST TO WAIVE PLANNING APPLICATION FEES BY A COMMUNITY ORGANISATION
FOR A PROPOSED REDEVELOPMENT OF MEAD FARM, LOT 9001 MEAD ROAD, LEDA

RISK IMPLICATIONS:

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

Risk Event That Council does not waive the planning
application fees.

Risk Theme Failure to fulfill statutory regulations or
compliance requirements

Risk Effect/Impact Financial
Reputation
Compliance

Risk Assessment Context Operational

Consequence Minor

Likelihood Possible

Rating (before treatment) Low

Risk Treatment in place Reduce - mitigate risk

Response to risk treatment Consideration of the application within the

required/in place statutory timeframes

Rating (after treatment) Low

COUNCIL DECISION
313
MOVED CR D WOOD SECONDED CR S LEE

That Council waives the $3,756.00 planning application fee for the Peel Group of the
Riding for the Disabled Association at Lot 9001 Mead Road, Leda.

CARRIED
8/0
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Attachment B - Cover Letter

Attn: City of Kwinana — Planning Department

Subject: Planning application for the development of riding facilities, café/tearoom and
caretaker’s residence at Mead Farm, Leda

To whom it may concern,

Please accept the attached development application submitted on behalf of the Peel Group of the Riding
for the Disabled Association (Peel RDA) for the development of the abovementioned community purpose
facilities at Mead Farm on Gilmore Avenue in Leda. We respectfully request your immediate attention to
this matter, as the expediting of this application will enable works to commence immediately upon the
granting of approval.

This proposal constitutes the land use/ development proposal for the entire site, further to a planning
approval received on 25 June 2018 for preliminary improvements. This proposal will realise the vision for
the establishment of Peel RDA’s riding facilities and agistment at the site, supportive caretaking
arrangements that provide for property management and security, and the refurbishment and adaptation
of the state heritage listed ‘Lealholme’ homestead into a publicly-accessible facility.

Peel RDA is a not-for-profit and entirely volunteer-run community service organisation that provides
educational and therapeutic horse-based activities to disabled children and young adults. The Group
operates as a branch of the statewide Riding for the Disabled Western Australia (RDA WA), and has been
providing service to the Rockingham and Kwinana communities for over 30 years. The services provided
by Peel RDA have been long proven to improve the social, cognitive and physical development outcomes
for kids both with and without disability, and also provide a supportive community for volunteers and
parents.

This project has been generously supported by grant funding (including the WA State Governments Local
Projects, Local Jobs project fund), sponsorships and donations and all funds will go directly into the
development of facilities and programs that support this valuable community service. We would like to
request that you please consider supporting this community-run project via the discretion available to you
to waive the fees associated with this application.

The proposed development of Mead Farm is comprised of the following components:

Riding Facilities

Riding facilities to be developed at the site support the community service riding programs that are
provided by Peel RDA which will take place during day hours and ultimately over seven days of the week.

The riding facilities have been located central to the site but separated from the ‘Lealholme’ homestead
in order to preserve the main vantage points of the homestead and retain its context. The existing of riding
facilities in predominantly ‘agricultural’ type buildings is considered complementary to the homestead
given the historic purpose of the property.

e Clubrooms/ Amenities Building

The clubroom/ amenities building will include toilets and showers, laundry and kitchen facilities,
an office, storage areas, and a general meeting and activities room to provide for the day to day
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operations of Peel RDA’s services. Detailed plans for the proposed clubroom/ amenities building
are attached to this proposal.

e Riding Arena/ Undercover Arena

The riding arena is a 60m x 25m fenced area where horse riding activities will be focused, partially
covered by a 33m x 25m covered roof (wall height 4.0m, ridge height 6.25m), and enclosed on the
southern and western sides. The riding arena will be surfaced with a 300mm layering of limestone
and river sand imported to the site. The arena roof structure will be relocated from Peel RDA's
current site. A photograph of this existing structure is attached to this proposal.

Adjoining this arena will be 5-6 fenced yards where horses will be kept for short periods while
readied for riding.

e Carriage Driving Arena

The carriage driving arena is a 60m x 80m fenced area that will be used for horse riding programs.
This arena will be maintained as a grassed paddock, with minor earthworks to assist in levelling
the surface.

e Equipment Shed & Carriage Shed

The equipment and carriage sheds will be used to store large equipment associated with Peel
RDA’s riding programs. These sheds will be relocated from Peel RDA’s current site. The equipment
shed 6.2m x 12.4m floor area (wall height 3.4m, ridge height 3.6m) and the carriage shed is 6.8m
x 9.8m floor area (wall height 3.6m, ridge height 4.0m).

Photographs of these existing buildings are attached to this proposal.

A previous planning approval also provides for a vehicle shed and composting bays, as shown in the plans
attached to this proposal.

Horse Agistment

Approximately 25ha of the 27.5ha property is identified for the maintenance and re-establishment of
pastured paddock areas for the keeping of Peel RDA’s horses. All of this area has been grazed historically
but is in a poor condition owing to a lack of active management of weeds and pests. This area was cleared
but has experienced some regrowth of weeds and native colonising species (predominantly acacia
saligna), and with the retention of remnant Tuart trees (eucalyptus gomphocephala) no environmental
values will be compromised.

The agistment of horses on the site will occur in accordance with an adopted Property Management Plan,
which details the relevant infrastructure and operational arrangements for the keeping of horses and for
site management more broadly. The Plan details proposed fertiliser, irrigation and waste management
regimes — and demonstrates that the property can be appropriately managed to mitigate any potential
environmental risks associated with this land use. The Plan will be submitted in accompaniment of an
application for an equine license to the relevant local government/s.

The Property Management Plan demonstrates a greater stocking rate above traditional dry stocking would
support, as horse management will occur according to a hybrid stabling approach (commonly known as
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‘paddock paradise’). With reference to relevant guidelines, detailed site investigations have taken place
and professional advice has been received in order to determine the appropriate stocking rate for this site
by this management approach.

Caretaker’s Residence

In order to appropriately provide for stock welfare, property management and site security it is proposed
to accommodate a caretaker on the site. This proposal seeks approval for a caretaker’s residence as a land
use, in the location specified in site development plans. Detailed development plans for this residence will
be prepared and submitted for approval at a future date, once certainty has been achieved via project
partnership agreements, funding sources and land use approval (subject of this application).

The location of the residence has been selected to maximise property surveillance, maintain occupant
privacy, provide ready access to utility services, and to minimise bushfire risk.

Tearoom/ Café

The property occupied by Peel RDA contains a derelict farm residence; a building known as ‘Lealholme’
that is included on the State Heritage Register for its significance as one of the earliest homesteads
established in the East Rockingham district, by the pioneering Mead family.

This proposal includes the refurbishment of the homestead and its conversion to future use as a tearoom/
café, and occasional reception/ events facility. This facility will incorporate:

e Open service area, comprised of indoor and alfresco dining areas and a service counter;
e Kitchen/ food preparation area, located in the historic kitchen building;

¢ Small meeting/ function room available for public bookings;

e Ancillary shop space, providing for the sale of cottage goods;

e Office (no public access);

e Toilet block; and,

e Various landscaped areas.

In support of this refurbishment a Conservation Management Plan and detailed architectural drawings
have been prepared by Hocking Heritage Studio and are attached to this application. Also attached are
landscape development plans, prepared by Cara Sealey Design and Hocking Heritage Studio. Preliminary
discussions have occurred with the State Heritage Office, who are generally in support of the proposal.

This homestead is currently in a very poor condition, and extensive works will be required in order to
address asbestos, termite damage, damp issues and general structural shortcomings. Notwithstanding,
the proposed plans guiding the refurbishment are sensitive to the integrity of the building and seek to
restore a number of original features that have been modified over time. Significant modifications have
only been proposed in support of its adaptation for a new use (eg. doorway widening to support
contemporary universal access requirements) and where re-creation is not possible (eg. eastern facade —
subject to past renovation, no historic documentary evidence of original layout).

Planning approval is sought for the tearoom/ café as a land use and for development works associated
with the refurbishment of the homestead. Construction details are advanced and will be finalised in
accordance with the conditions of this approval, and as part of preparing a building license subsequently.
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The exact details associated with the operation of this facility as a hospitality enterprise have not yet been
finalised. It is expected that this will occur following the granting of planning approval and requirements
associated with licensing and registration will be provided for as appropriate.

This facility will be open for public custom; however, consistent with the proposed use of the site for
community purposes, it will be operated as a social enterprise that supports the ongoing development and
maintenance of the property as well as complementary services (eg. disability employment).

The following considerations relevant to the proposal are discussed in further detail:

Tenure
The Mead Farm site that is referred to in this application comprises:

e Portion of Lots 800, 9001 and 500 and the whole of Lot 9002 (part Reserve 51658), the subject of
a lease to Peel RDA granted by the Department of Biodiversity, Conservation & Attractions (DBCA);
and,

e Portion of Lot 8010 on Deposited Plan 69486 (formerly Lot 455 on Deposited Plan 220559), the
subject of a license (A3240137) to Peel RDA granted by the Department of Planning, Lands &
Heritage (DPLH).

The western portion of Reserve 51658 (Lot 800) is within the City of Rockingham while the remainder of
the site and all proposed facilities (including the existing homestead) are located within the City of
Kwinana. All proposed facilities are located within leasehold areas.

DBCA has provided consent for the submission of this application as the managing landowner for the
relevant reserves, and it is requested that the Department of Planning, Lands & Heritage provides likewise
upon receipt of this application.

Zoning

The site is predominantly zoned as a Metropolitan Region Scheme reserve for recreational purposes, and
the proposed use of the site for this community service is considered wholly consistent. This is supported
by the granting of a lease for this purpose by the managing State agency.

The site is not directly affected by land reserved for primary regional roads, but is immediately adjoining
land under this designation. However, it is understood that there is currently no intention to utilise these
reservations beyond existing and no potential conflict with Peel RDA’s use of the site currently exists. If
this is to occur in future design can incorporate appropriate noise shielding and consider other relevant
factors.

The area is also subject to classification as a Bush Forever site. While this is an accurate representation of
the environmental values of the surrounding bushland, the Mead Farm site that is the subject of this
proposal comprises only of land that was historically either fully or parkland cleared. The rehabilitation of
this site’s working and environmental qualities, as described in this application and as has occurred to
date, is considered to provide an appropriate balance that reflects this designation but acknowledges the
highly degraded environmental conditions within the farm site itself. This is acknowledged via the granting
of a lease to Peel RDA by the DBCA.
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Kwinana Industry Buffer

Potential future industrial land uses within the vicinity of the subject site are relevant to consider with
regards to the proposed caretaker’s residence at Mead Farm. It is considered that the proposed riding
facilities and café/ tearoom would not constitute sensitive land uses in this regard, as neither would involve
permanent or ongoing occupation of the site, and officer level advice has been received from DPLH to this
effect.

In 2008 the Western Australian Planning Commission (WAPC) published a discussion paper concerning
buffering to industries within the Kwinana Industrial Area. The paper broadly but unscientifically identifies
areas of influence, including Mead Farm at the outer extent of Area B. The paper does not constitute a
formal strategic or statutory document in its own right but recommends that further investigation to occur
and consideration be given to the development of statutory controls on land use relative to proposed
future industry. It has also been advised that other residences have been approved in ‘Area B’ since 2008.

Similarly, Draft State Planning Policy 4.1 advocates for the use of statutory buffers via the prescription of
a Special Control Area where necessary to preserve the opportunity for strategic industrial development.
At present no statutory buffer has been proposed in relation to the subject site and broader area, and as
such the assessment of a sensitive land use within this location relies upon the provisions of Cl. 5.2.2 and
precautionary principles.

Based on all available information and a reasonable assessment of the likely future pattern of industrial
land use, it is considered that this proposal is consistent with the provisions of the SPP and would not result
in future land use conflict. In this regard, it is noted that:

e There are currently no incompatible industrial land uses in the near vicinity — the existing Waste
Water Treatment Plant is some 1700m from the subject site (well in excess of the standard 500m
separation distance for this type of facility);

e The proposed caretaker’s residence is located centrally to the site and will be approximately 400m
from the nearest possible future industrial land use (should in fact clearing be approved to support
such);

e Potential future industrial land use will (in all reasonable likelihood, as evident in nearby
development in the Dixon Road area) be phased towards light industry and service commercial
land uses at the outer extent of the proposed industrial area. Further, other existing non-
conforming uses nearby may prove limiting to the development of offensive industrial land uses
in this vicinity;

e The prevailing wind directions (South Westerly and Easterly) reduce the potential for odour, noise
and air quality impacts from general/ core industrial precincts within the Kwinana Industrial Area.

In accordance with Cl 5.2.2(a) the proposed caretaker’s residence is not impacted by any existing or
proposed industrial land use or infrastructure facility. Furthermore, the proposed caretaker’s residence
will not prejudice future industrial development due to the separation distance to be maintained and the
expected arrangement of future industrial/ commercial land uses.

Other relevant legislation to this area includes the Environmental Protection (Kwinana) (Atmospheric
Wastes) Regulations 1992 and the Environmental Protection (Kwinana) (Atmospheric Wastes) Policy
Approval Order 1999, the purposes of which is to establish limits and controls for atmospheric pollution.
Neither of these are intended to direct or provide for land use control and are therefore not relevant to
the subject proposal.
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Bushfire Risk Management

This proposal is supported by a Bushfire Risk Management Plan (including evacuation plan) prepared by a
relevantly qualified (Level 3) bushfire planning practitioner. This Plan addresses considerations relevant to
the proposed use of this site which falls partly within a designated ‘bushfire prone’ area, as well as
providing guidance for management practice across the whole site given the inherent risks within this
locality. While facilities have been located central to the site and away from existing bushland areas, the
future development of this site will also involve the substantial mitigation of bushfire risk through the
maintenance of low fuel areas across the property (including the clearing of weeds and regrowth within
paddock areas).

Utilities

The proposed clubrooms, caretaker’s residence and tearoom/ café are to be fully serviced via connection
to mains power, the development of an on-site potable water supply supported by groundwater extraction
(existing DWER license), and the installation of an aerobic treatment unit (ATU) system for on-site
wastewater disposal. As detailed below, it is clearly demonstrable that on-site water and wastewater
servicing is appropriate and that site conditions suitably support this. Once planning approval has been
obtained, final details will be resolved with the City of Kwinana prior to licensing of these systems.

The site is located within an identified sewerage sensitive area but generally meets the requirements of
the Draft Government Sewerage Policy:

e The site is isolated from infrastructure associated with a reticulated sewerage service, as advised
by the service provider (Water Corporation);

e The site contains a sufficient area to provide for appropriate setbacks, stormwater management,
preservation of remnant vegetation and a wastewater disposal area;

e The wastewater disposal area will be located in excess of 100 metres from wetland areas to the
east of the site, and a minimum of 30 metres from the on-site bore providing water supply;

e The wastewater disposal area will appropriately sized upon the receipt of detailed advice from
suppliers (provisionally an area of 750m? has been identified), and will be subject to the approval
of the local government; and,

e The wastewater disposal area will be provided with a minimum of 1.2 metres separation from
groundwater.

On-site water and wastewater services are necessary due to advice from the Water Corporation that
connection to reticulated networks is not available within 3 kilometres of the site (and costs to connect
would be in the order of $3 million to $4 million. Soil and groundwater supply testing has taken place to
confirm the suitability of proposed on-site water and wastewater services.

The wastewater disposal area will be located in an area surveyed at 3.75m AHD. The Department of Water
& Environmental Regulation’s published groundwater datum indicates a minimum level of 2.00m AHD
approximately 1km to the east, and a historical maximum groundwater level of 3.00m AHD approximately
2km to the north. On-site testing during bore development in April 2018 noted a static groundwater level
at 3.00m below ground (approx. 0.75m AHD) and the top soil strata comprising the first 1.5m below ground
level, indicating that the typical groundwater level separation is approximately 1.5m. No additional fill is
considered necessary in order to achieve a minimum separation distance of 1.2 metres from maximum
seasonal groundwater levels.
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Two storage tanks will be installed to maintain potable supply from the groundwater bore developed on
site. This will be supported by appropriate pumping, filtration and softening apparatus to maintain the
water to the requirements of the Department of Health and the City of Kwinana.

Access
Vehicular access to the site is gained via the existing crossover to Gilmore Avenue.

Peel RDA initially discussed access arrangements with the City of Kwinana in late 2011, prior to being
granted the right to occupy the site, and the City provided direction on this being the preferred crossover
location. The City advised that left in/out access only could be accommodated as right-hand turning would
necessitate a significant revision of the (then) plans to duplicate Gilmore Avenue. After the duplication
works occurred improvements were made to the crossover and (later) the main site access track.

In discussions prior to lodging this application the City advised that the existing crossover and road traffic
environment is generally considered adequate to support this proposal. It is not generally considered that
improvements could be made to the road environment that would enable any significant improvement
and be relative to the cost of the proposed development.

Car Parking

A large car parking area will be located on the recently constructed limestone hardstand area. Peel RDA
considers that maintaining this hardstand area without a bitumen seal is both adequate for use and in
keeping with the rural amenity and historic nature of the site. The site is sufficiently separated from
other land uses, as well as dining areas associated with the proposed tearoom/ café. As conditioned in
the previous planning approval Peel RDA will apply dust suppression measures to the car parking area, in
consultation with the City of Kwinana, as required.

This parking area has been designed to accommodate a total of 63 parking bays and 6m aisle widths,
comprised of a mix of designations that will provide appropriately for expected user groups:

e 53 standard parking bays — provided over-width (2.75m) for ease of access;

e 8 universal access (ACROD) parking bays;

e 2 long vehicle loading bays (ie. for vans and mini-buses, 2x bay length and 3m width at each end
of central parking bank).

It is understood that the City of Kwinana’s car parking requirements require the following:

e Clubroom/ amenities building, classified as a club or place of public assembly, would require 1
bay per 4.5m of assembly area — equating to 27 bays; and,

e Tearoom/ café building, classified as an eating house, would require 1 bay per 4 seats within
eating area — equating to 25 bays for a capacity of up to 100 patrons (noting that final capacity
may be limited by public building licensing requirements).

An additional grassed area will be maintained adjoining for overflow parking on required occasions (such
as an event or open day) and for vehicles with trailers. Additional areas are also provided for drop offs,
servicing vehicles and property vehicles.
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Attachments

The following attachments are provided in support of this application:

MRS Form 1 — Application for Planning Approval

Planning Approval for preliminary works (WAPC Ref: 26-50224-1)
Mead Farm — Overall Site Master Plan

Mead Farm — Property Management Plan

Mead Farm — Bushfire Risk Management Plan

Mead Farm — Land Capability Assessment & Agronomic Advice
Mead Farm — Groundwater Testing Results

Mead Farm — Dieback Assessment

Riding Facilities — Detailed Site Plan

Riding Facilities — Clubrooms Elevations

Riding Facilities — Clubrooms Floorplans

Riding Facilities — Shed & Arena Elevation Photographs

Café/ Tearooms — Architectural Drawings

Café/ Tearooms — Conservation Management Plan

Café/ Tearooms — Heritage Impact Statement

We would welcome to opportunity to meet with you or to provide further information to you upon

request.

Many thanks,

Will Hosken (Planning & Project Consultant)

E: wehosken@bigpond.com

M: 0400 377 732

On behalf of:

Kristin Hosken (Peel RDA Mead Farm Coordinator) (cc)

E: hosken07 @bigpond.com

M: 0423 172 344
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15.3 Tender - 640KWN18 - Supply Delivery and Application of Hot
Bituminous Concrete

DECLARATION OF INTEREST:

There were no declarations of interest declared.

SUMMARY:

The City of Kwinana invited Tenders from suitably qualified and experienced contractors for
the Supply Delivery and Application of Hot Bituminous Concrete.

The Request for Tender was advertised in “The Weekend West” newspaper on
Wednesday, 15 August 2018. The Tender was also advertised and issued through the
City’s e-tendering portal Tenderlink www.tenderlink.com/kwinana .

The Tender deadline was 2:00 pm, Thursday, 30 August 2018 with three (3) submissions
received from the following:

° Downer EDI Works (Downer),
. Fulton Hogan Industries (Fulton Hogan), and
o Roads 2000 Pty Ltd (Roads 2000).

OFFICER RECOMMENDATION:
That Council:

1. award the contract for the Supply Delivery and Application of Hot Bituminous
Concrete to Downer EDI Works, in accordance with the special and general
conditions of contract, specifications and their submission including the schedule
of rates.

2. validates the above contract for a period of 3 years, subject to price increases
based on the quarterly Consumer Price Index (CPI) (All Groups) (Perth) published
immediately prior to the relevant Review Date and the quarterly CPI (All Groups)
(Perth) published immediately prior to the contract start date or anniversary of the
previous year.

DISCUSSION:

The evaluation panel comprised of:

a. A Contracts Officer who evaluated the Tenderers’ submissions in accordance with
the compliance criteria provided in the Request for Tender documentation; and

b.  The Manager Engineering Services, Project Coordinator and Design Engineer,
evaluated the tenderers’ submissions in accordance with the qualitative criteria
included in the Request for Tender documentation.

The evaluation panel considered all the submissions and the consolidated score
recommended the appointment of Downer for the Supply Delivery and Application of Hot
Bituminous Concrete (the evaluation recommendation report is Confidential Attachment A).




15.3 TENDER - 640KWN18 - SUPPLY DELIVERY AND APPLICATION OF HOT BITUMINOUS
CONCRETE

LEGAL/POLICY IMPLICATIONS:
Local Government (Functions and General) Regulations 1996
Procurement Policy — 2016

Tender Management Policy - 2015

FINANCIAL/BUDGET IMPLICATIONS:

Budget Item Name: Multi Project Budgets

Budgeted Amount: $600,000.00 per annum excluding GST

Estimated Total $573,333.75 per annum excluding GST

Expenditure: Estimated $1,720,001.25 excluding GST three (3) year
contractual term

Proposed Cost: As determined by the works program in
accordance with the schedule of rates.

*NOTE: All figures are exclusive of GST

The Estimated Total Expenditure Sum is based on an indicative cost estimate for a
number of forthcoming projects and does not account for:

. the annual CPI increases;
any unplanned or additional works to be undertaken by the City; or
. any potential cost blowouts within the projects used as a basis to determine price.

In addition, since the Contract is a Schedule of Rates based framework agreement there
is no fixed cost.

As such, for the factors outlined above, Contracts Services thought it prudent to request
that the award of this Contract be conducted via Council, as there is the potential that the
Chief Executive Officer’s delegated authority to accept Tenders with a value less than the
total sum of $1,875,000 for a multiple year contract including extensions to award,
afforded via Council resolution 513, dated 14 June 2017, may be exceeded by the total
actual accumulative spend under this Contract.

ASSET MANAGEMENT IMPLICATIONS:

Procurement of asphalt is required to renew existing road assets.

ENVIRONMENTAL IMPLICATIONS:

There are no environmental implications that have been identified as a result of this
request.
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CONCRETE

STRATEGIC/SOCIAL IMPLICATIONS:

This proposal will support the achievement of the following outcome and objective
detailed in the Corporate Business Plan.

Plan Outcome Objective
Strategic Community Plan | A connected transport network 4.6. Provide a safe and
2017-2027 efficient integrated network of

roads, footpaths and cycle
routes supported by a good
public transport system.

COMMUNITY ENGAGEMENT:

There are no Community engagement implications as a result of this report.

PUBLIC HEALTH IMPLICATIONS

There are no implications on any determinants of health as a result of this report.

RISK IMPLICATIONS:

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

Risk Event

Rehabilitation Program.

Failure to maintain Road Resurfacing and Road

Risk Theme

Construction of Projects

Risk Effect/Impact

Project Overrun

Risk Assessment

Inadequate Project/Change Management

Context

Consequence Moderate
Likelihood Likely
Rating (before treatment) High

Risk Treatment in place

Reduce — Mitigate Risk

Response to risk
treatment required/in
place

Fortnightly Project Tracking

Rating (after treatment)

Low

Risk Event Awarding contract to supplier where quotes
exceeded $150,000 and the City did not go out to
tender.

Risk Theme

requirement.

Failure to fulfil statutory regulations or compliance
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CONCRETE

Risk Effect/Impact Compliance

Risk Assessment Operational

Context

Consequence Moderate

Likelihood Unlikely

Rating (before treatment) Moderate

Risk Treatment in place Reduce - mitigate risk
Response to risk

treatment required/in Conduct formal tender process
place

Rating (after treatment) Low

COUNCIL DECISION
314
MOVED CR M KEARNEY SECONDED CR W COOPER

That Council:

1. award the contract for the Supply Delivery and Application of Hot
Bituminous Concrete to Downer EDI Works, in accordance with the special
and general conditions of contract, specifications and their submission
including the schedule of rates.

2. validates the above contract for a period of 3 years, subject to price
increases based on the quarterly Consumer Price Index (CPI) (All Groups)
(Perth) published immediately prior to the relevant Review Date and the
quarterly CPI (All Groups) (Perth) published immediately prior to the contract
start date or anniversary of the previous year.

CARRIED
8/0




15.4 Proposed Road Closure — Portion of unsealed road located between Kwinana
Freeway and Thomas Road, Casuarina

DECLARATION OF INTEREST:

There were no declarations of interest declared.

SUMMARY:

The Council received a request from Aigle Royal Properties Pty Ltd (ARP) to initiate the
formal process to permanently close a portion of unsealed road located between Kwinana
Freeway and Thomas Road, Casuarina, shown by a broad yellow line on the attached
plan, being Attachment A.

In accordance with Section 58(3) of the Land Administration Act 1997 (WA), a local
government must not resolve to make a request to the Minister for Lands to close a road
until a period of 35 days has elapsed from the publication in a newspaper circulating in its
district. Further, the local government must consider any objections made to it within that
period concerning the proposals set out in the notice.

At the Ordinary Council Meeting held on 22 August 2018, the Council resolved to give
local public notice of the proposed road closure as shown in Attachment A. It was also
noted that the portion of road proposed to be closed had a heritage status and that ARP
would be required to address heritage matters as part of any future development
application over the land. Further, it was noted that some services e.g. power, water and
gas were located within the site and details of these services would be included in a
subsequent report to Council (i.e. this report).

A public notice of the proposed closure was included in the 29 August 2018 edition of the
Sound Telegraph, being a newspaper circulating in the district of Kwinana. The 35 day
submission period has lapsed and no objections to the proposed road closure were
received.

An online ‘Dial Before You Dig’ enquiry was carried out on 17 October 2018 and that
enquiry revealed the following asset owners with services in the vicinity of the proposed
road closure:

Atco Gas Australia;
NBN Co;

Optus and/or Uecomm;
Telstra;

Water Corporation; and
Western Power.

Atco Gas Australia
Atco Gas’s response indicates that gas infrastructure is present in the vicinity of the
proposed road closure and / or the surrounding areas.

NBN Co

No response was received from NBN Co to the Dial Before You ‘Dig’ enquiry. An online
enquiry was made to NBN Co by a City Officer on 23 October 2018, but other than an
acknowledgement of receipt, no further response has been received from NBN Co
indicating the presence of NBN Co assets in or around the area.



15.4 PROPOSED ROAD CLOSURE — PORTION OF UNSEALED ROAD LOCATED BETWEEN
KWINANA FREEWAY AND THOMAS ROAD, CASUARINA

Optus and/or Uecomm

Optus responded by stating that their records indicated that there is underground fibre
optic telecommunications assets in the vicinity of the area, that cross part of the proposed
road closure.

Telstra
Telstra responded by stating that fibre optic and/or major network is present in the plot
area.

Water Corporation
Water Corporation advised that the area of the proposed road closure contains a critical
pipeline.

Western Power
Western Power’s overhead and underground legends contain a warning to look out for
overhead power lines when working in the vicinity of the area.

As part of the Council’s road closure process, subject to Council’s endorsement, City
Officers will write to the Department of Planning, Lands and Heritage and refer them to
the relevant service providers. The Department of Planning, Lands and Heritage will then
consult directly with the service providers and assess and determine whether the issues
(if any) relating to those assets will be affected by the proposed closure, and whether or
not relocation of assets will be required. Moreover, ARP, whose purpose in requesting the
road closure in order to incorporate the land as part of a future development of a bulk
goods commercial precinct, should liaise with the service providers before commencing
any works on the development site.

OFFICER RECOMMENDATION:
That Council in accordance with Section 58(1) of the Land Administration Act 1997 (WA),

formally request that the Minister for Lands grants the request to close that portion of
unsealed road shown in Attachment A.

DISCUSSION:

The original Armadale/Rockingham Road was realigned many years ago by the southern
extension of the Kwinana Freeway beyond Thomas Road. As a result, the unsealed
portion of road is no longer capable of serving its original purpose as a connecting road
between Thomas Road and Johnson Road and, aside from the possible use as a service
corridor, the unsealed portion of road now serves only two parcels of land: with one parcel
proposed to be developed as a bulk goods commercial precinct by ARP, and the other
parcel having a long frontage on to Thomas Road.




15.4 PROPOSED ROAD CLOSURE — PORTION OF UNSEALED ROAD LOCATED BETWEEN
KWINANA FREEWAY AND THOMAS ROAD, CASUARINA

LEGAL/POLICY IMPLICATIONS:

Land Administration Act 1997 (WA)
58. Closing roads

(1)

(2)

(3)

(4)

(5

(6)

When a local government wishes a road in its district to be closed

permanently, the local government may, subject to subsection (3), request the

Minister to close the road.

When a local government resolves to make a request under subsection (1),

the local government must in accordance with the regulations prepare and

deliver the request to the Minister.

A local government must not resolve to make a request under subsection (1)

until a period of 35 days has elapsed from the publication in a newspaper

circulating in its district of notice of motion for that resolution, and the local

government has considered any objections made to it within that period

concerning the proposals set out in that notice.

On receiving a request delivered to him or her under subsection (2), the

Minister may, if he or she is satisfied that the relevant local government has

complied with the requirements of subsections (2) and (3) —

(a) by order grant the request; or

(b) direct the relevant local government to reconsider the request, having
regard to such matters as he or she thinks fit to mention in that direction;
or

(c) refuse the request.

If the Minister grants a request under subsection (4) —

(a) the road concerned is closed on and from the day on which the relevant
order is registered; and

(b) any rights suspended under section 55(3)(a) cease to be so suspended.

When a road is closed under this section, the land comprising the former

road —

(a) becomes unallocated Crown land; or

(b) if a lease continues to subsist in that land by virtue of section 57(2),
remains Crown land.

FINANCIAL/BUDGET IMPLICATIONS:

The Council has received payment of the administration fee in the amount of $1,615.00
from ARP to meet the cost of administration of this road closure process.

ASSET MANAGEMENT IMPLICATIONS:

There are no asset management implications identified as a result of this report.

ENVIRONMENTAL IMPLICATIONS:

There are no environmental implications identified as a result of this report.
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STRATEGIC/SOCIAL IMPLICATIONS:

The proposed road closure will support the achievement of the following outcomes and
objective detailed in the Council’s Corporate Business Plan.

Plan Outcome Objective
Corporate Business | Regulatory and 6.6 To implement the long- term strategic land
Plan legal use planning for the social, economic and

environmental well-being of the Council.

COMMUNITY ENGAGEMENT:

Community engagement has occurred by way of public advertising in the Sound
Telegraph, being a newspaper circulating in the district of Kwinana. No submissions
objecting to the proposed road closure were received.

PUBLIC HEALTH IMPLICATIONS

There are no public health implications as a result of this report

RISK IMPLICATIONS:

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

Risk Event

The road closure process cannot proceed unless the Council
resolve to formally request the Minister for Planning, Lands
and Heritage to grant the request to close the portion of
unsealed road shown outlined by a broad yellow line in
Attachment “A” in accordance with section 58(1) of the Land
Administration Act 1997 (WA).

Risk Theme

Ineffective management of land administration and
inadequate engagement practices

Risk Effect/Impact

Service Delivery

Risk Assessment Context Operational
Consequence Minor
Likelihood Unlikely
Rating (before treatment) Low

Risk Treatment in place Avoid

Response to risk treatment
required/in place

This report is in relation to formally advising the Department
of Lands, Planning and Heritage to close a portion of
unsealed road, located between Kwinana Freeway and
Thomas Road, Casuarina.

Rating (after treatment)

Low
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COUNCIL DECISION
315
MOVED CR S LEE SECONDED CR S MILLS

That Council in accordance with Section 58(1) of the Land Administration Act 1997
(WA), formally request that the Minister for Lands grants the request to close that
portion of unsealed road shown in Attachment A.

CARRIED
8/0
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15.5 Proposed Casuarina North Local Structure Plan — Lot 1199 Thomas Road, Lot
3 on Diagram 8613, Lot 9011 and Part Lots 9012 and 9013 on Plan 410834,
Casuarina - Consideration of submissions and recommendation to the
Western Australian Planning Commission

DECLARATION OF INTEREST:

There were no declarations of interest declared.

SUMMARY:

A proposed local structure plan (LSP) for a portion of the Casuarina North Precinct has
been lodged with the City of Kwinana (the City), in accordance with Schedule 2, Part 4,
Clause 16(3) of the Planning and Development Regulations 2015 (P&D Regulations). The
LSP is referred to as the Casuarina North LSP (CNLSP). The plan is shown on
Attachment A while the full CNLSP report shown on Attachment G.

The CNLSP covers approximately 25.76 hectares (ha) of land situated immediately east
of Kwinana Freeway, south of Thomas Road and north of the Mushroom Exchange (the
mushroom farm). The CNLSP proposes the land abutting Thomas Road be Service
Commercial (13.95ha) and the land situated immediately north of the mushroom farm be
Special Use (6.5ha).

The proponent has also submitted a Concept Plan for the balance of the Casuarina North
Precinct (Attachment B) as required under the City’s Local Planning Policy 6 — Guidelines
for Structure Planning in the Casuarina Cell (LPP6) (Attachment C).

The purpose of the CNLSP is to provide the planning framework for a bulky goods retail
and showroom precinct. It is estimated that the precinct may have a floor space of
approximately 12.78ha. Stormwater drainage basins, a living stream and two high voltage
power easements are also identified in the CNLSP as outlined in Attachment A.

The balance of the Casuarina North precinct as shown in the Casuarina North Concept
Plan (Concept Plan) is intended primarily for residential purposes and district open space
(3ha).

The City advertised the proposed CNLSP, between 10 September and 28 September
2018, in accordance with Schedule 2, Part 4, Clause 18 of the P&D Regulations. Thirteen
submissions were received, including: six submissions from State government agencies;
five submissions from landowners/developers; and a submission from the owners of the
mushroom farm. The submissions, and the City Officers comments on the submissions,
are detailed in the Schedule of Submissions (Attachment D). A summary of the matters
raised is detailed later in this report.

To ensure that subdivision and development within the Casuarina North Precinct proceed
in an orderly and proper manner the proposed CNLSP and Concept Plan have been
assessed by City Officers in the context of the following strategies and policies:

. South Metropolitan Peel Sub-regional Planning Framework (WAPC, 2018)
o Jandakot Structure Plan (WAPC, 2007)
o Liveable Neighbourhoods (WAPC, 2009)




15.5 PROPOSED CASUARINA NORTH LOCAL STRUCTURE PLAN — LOT 1199 THOMAS ROAD, LOT
3 ON DIAGRAM 8613, LOT 9011 AND PART LOTS 9012 AND 9013 ON PLAN 410834, CASUARINA -
CONSIDERATION OF SUBMISSIONS AND RECOMMENDATION TO THE WESTERN AUSTRALIAN
PLANNING COMMISSION

Eastern Residential Intensification Concept (City of Kwinana, 2005)

Local Commercial and Activity Centres Strategy (City of Kwinana, 2013)

Draft Community Infrastructure Plan (City of Kwinana, 2015)

Local Planning Policy 6 — Guidelines for Structure Planning in the Casuarina Cell (City
of Kwinana, 2018) (LPP6)

The area the subject of the CNLSP has been identified in these documents for many
years as forming part of a service commercial/mixed business area.

Local Planning Policy No. 6 (LPP6) provides guidance on planning matters that require
consideration during the preparation of LSPs and concept plans within the Casuarina Cell,
to ensure that subdivision and/or development proceed in an orderly and proper manner
across the Casuarina Cell. The main strategic planning issues relevant to the Casuarina
North Precinct that have been considered by the City during the assessment of the
proposed CNLSP and Concept Plan are:

optimisation of land use in the vicinity of Kwinana Freeway and Thomas Road;
land use compatibility with potential odour emissions from the mushroom farm;
vehicle circulation and traffic management;

provision of district open space; and

provision of a local shopping centre.

A number of detailed planning issues that will require consideration during later stages of
the planning process (subdivision and development) including:

. vehicle and pedestrian circulation;
o high voltage transmission easements;

° realignment of the Peel Sub P Drain; and
. urban water management issues.

In short, the CNLSP and Concept Plan respond effectively to the requirements of LPP6
and other strategic planning documents highlighted above.

The main issues arising from the City’s assessment and the submissions affecting the
CNLSP are:

° Traffic access/egress to the CNLSP from Thomas Road. The City’s Engineering
Department and Main Roads WA are not supportive of the proposed ‘Right In’
access from Thomas Road. It is recommended that the reference to ‘Right In’
access from Thomas Road (at the western end) in the Traffic Impact Assessment
Report (Transcore, 2018) should be removed from the CNLSP document (Transport
Impact Assessment).

° The City’s Engineering Department also recommend that the CNLSP account for
the longer term need to provide for a north-south connector road to run from the
CNLSP area south to Orton Road. The absence of such a road link would mean that
traffic associated with the mushroom farm and service commercial traffic anticipated
both north and south of the mushroom farm would travel through future residential
areas within the Casuarina Cell. This road link is shown indicatively on Attachment
H.
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3 ON DIAGRAM 8613, LOT 9011 AND PART LOTS 9012 AND 9013 ON PLAN 410834, CASUARINA -
CONSIDERATION OF SUBMISSIONS AND RECOMMENDATION TO THE WESTERN AUSTRALIAN
PLANNING COMMISSION

Concern about the lack of a retail floor space cap within the proposed Special Use,
particularly from the owners of the Cockburn Shopping Centre who objected to the
introduction of shop uses as ‘incidental to’ the predominant uses for this area. There
was concern that this may provide a gateway to further retail floor space across the
CNLSP (Service Commercial Zone and Special Use) which may become
uncontrolled and affect other centres. In this respect, City Officers are satisfied that
the land use definitions and permissibility’s under LPS2 provide control over the
‘shop’ uses in the area of the CNLSP. Shop uses are non-permitted uses (X uses)
in the Service Commercial Zone and in the Special Use, must be dependent upon,
and incidental and subservient to the predominant use of the land.

Concern about odour issues emanating from the mushroom farm with a submission
arguing for an odour separation and buffer area around the mushroom farm. In this
respect, City Officers take the view that the proposed land use associated with the
proposed Service Commercial Zone and Special Use under CNLSP are not
‘sensitive’ land uses that would otherwise require measures to address potential
odour impact. Such matters will require further consideration as part of future
structure planning for residential land uses within the Casuarina Cell.

While not impacting directly on the CNLSP, there were other matters raised associated
with the concept plan and future structure planning of Casuarina North and Central
precincts which include:-

The location of a local centre which is required in LPP6 to service the northern part
of the Casuarina Cell and which may be either in the Casuarina North or Casuarina
Central precincts. The location of this centre will be determined and identified as
part of future local structure plans for these precincts. The concept plan does not
address the local centre. In this regard, City Officers take the view that the concept
plan should be amended via an annotation on the plan that refers to the intent of
LPP6 that a local centre is to be identified at the intersection of Landgren Road and
Orton Road for inclusion either in the North Casuarina Precinct or the Central
Casuarina Precinct. Its final location will be determined as part of structure planning
for these Precincts.

District open space is to be identified in a local structure plan for the balance of the
Casuarina North.

Road access to future developments in the Casuarina Central precinct and the
implications of road connections and staging of development in the Casuarina North
Precinct.

These matters require resolution as part of subsequent structure planning by landowners
and as part of statutory approvals outside the current CNLSP. City Officers will seek to
liaise with various landowners to guide and seek resolution to these matters.
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OFFICER RECOMMENDATION:
That Council:

1.  Recommend to the Western Australian Planning Commission (WAPC) that the
proposed Casuarina North Local Structure Plan (CNLSP) (Attachment G), be
approved subject to the following requirements:

. A Local Water Management Strategy be prepared in consultation with and to
the satisfaction of the Department of Water and Environmental Regulation and
the Water Corporation.

o An amendment to the CNLSP (Attachment G) to ensure the future provision of
a north — south connector road to run southwards alongside or potentially
within the alignment of the High Voltage Transmission Line to Orton Road
(Attachment H). The purpose of this road link is to ensure that traffic
associated with the Mushroom Exchange and Service Commercial Zones to
the north and potentially south of Orton Road have access/egress to Thomas
Road without needing to move though future residential land uses further to
the east within the Casuarina Cell.

. An amendment to the CNLSP via an annotation on the plan that states the
intent of Local Planning Policy No 6 that a local centre (a commercial and
activity centre with 800m? retail foorspace) is to be identified at the
intersection of Landgren Road and Orton Road for inclusion either in the North
Casuarina Precinct or the Central Casuarina Precinct. Its final location will be
determined as part of structure planning for these Precincts.

° Amendments to the CNLSP to delineate bush fire hazard separation areas,
particularly for the western periphery and areas adjacent to proposed drainage
areas and the living stream.

o Removal of reference to ‘Right In’ access from Thomas Road (at the western
end) in the Traffic Impact Assessment Report (Transcore, 2018).

. Correct inconsistencies between the versions of the CNLSP shown in the Traffic
Impact Assessment and the proposed Commercial Plan prior to the approval of
the CNLSP.

. Amend the CNLSP to include a requirement that development applications
within the CNLSP demonstrate to the City that the land use proposed is not
considered ‘sensitive’ under State Planning Policy 2.5 Rural Planning
(SPP2.5). In the event that the use is considered sensitive, then the
requirements of the City’s Local Planning Policy No 6 will apply.
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. Inclusion of statements in the CNLSP (Attachment G) requiring the preparation
of the following plans to the satisfaction of the City as part of the subdivision
and/or development application process:

i Urban Water Management Plan
An Urban Water Management Strategy should be prepared in
consultation the Department of Water and Environmental Regulation and
the Water Corporation.

ii. Landscape Feature and Tree Retention Plan
A Landscape Feature and Tree Retention Plan should be prepared in
accordance with Local Planning Policy No 1, to ensure that the retention
of significant trees is optimised as part of the civil design and earthworks.

The Landscape Feature and Tree Retention Plan should be developed
in consultation with the City at the detailed design stage.

iii. A Traffic and Pedestrian Management Plan (TPMP) shall be prepared and
approved by the City which identifies reciprocal rights of access to
facilitate co-ordinated and efficient vehicle access between the Service
Commercial and Special Use areas; and provide for safe pedestrian/cycle
connectivity between the Service Commercial and Special Use areas.

2. Endorse the Schedule of Submissions (Attachment D) pursuant to Schedule 2, Part
4, Clause 20(2), of the Planning and Development Regulations 2015.

3. Forward this Ordinary Council Meeting Report and Council’s resolution to the WAPC
pursuant to Schedule 2, Part 4, Clause 20 of the Planning and Development
Regulations 2015.

4. Note that there are a number of other planning matters which have been raised as
part of the City’s consideration of the submissions received during the advertising of
the CNLSP which will require further consideration and resolution as part of the
planning for the remainder of the Casuarina North Precinct and Casuarina Central
Precinct. This includes matters such as the location of the district playing fields, local
centre and access to development staging within the Casuarina Cell. These matters
will require resolution as part of subsequent structure plan preparation by landowners
and as part of statutory approvals outside the current CNLSP. City Officers will liaise
with various landowners to guide and seek resolution to these matters.

BACKGROUND:

The area the subject of the CNLSP was identified by the WAPC as suitable for mixed use
in the Jandakot Structure Plan (JSP) (WAPC, 2007). The site was identified for Mixed
Business in the draft Eastern Residential Intensification Concept (ERIC) which was
prepared by the City in 2005 to guide district planning for the eastern side of the City.
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The Casuarina Cell was subsequently rezoned from Rural to Urban Deferred in the
Metropolitan Region Scheme (MRS) in November 2007 (MRS Amendment 1117/30). The
Urban Deferred zoning was lifted by the WAPC on 18 October 2013 (MRS Amendment
1257/27). A concept plan (Attachment E) for the Casuarina Cell (based on ERIC) was
prepared to support the lifting of urban deferment. The City’s Local Planning Scheme No.
2 (LPS2) was amended concurrently with the lifting of urban deferment to rezone the
Casuarina Cell from Rural to Development, pursuant to section 126(3) of the P&D Act.

Since the rezoning of the land to Urban and Development zones, the Casuarina Cell has
been the subject of the following planning strategies and policies which have continued to
identify the CNLSP area for commercial and mixed business purposes:

° South Metropolitan Peel Sub-regional Planning Framework (WAPC, 2018);

. Local Commercial and Activity Centre Strategy (September, 2014); and

. Local Planning Policy 6 — Guidelines for Structure Planning in the Casuarina Cell
(City of Kwinana, 2018)

The following supporting documentation has been prepared to inform the proposed
CNLSP:

Environmental Assessment (PGV, 2017)

Significant Tree Survey (PGV, 2018);

Local Water Management Plan (JDA, 2017);

Traffic Assessment (Transcore, 2018);

Engineering Services Report (Cossill & Webley, 2017);

Bushfire Hazard Level and Bushfire Attack Level Assessment (Emerge, 2017); and
Landscape Master Plan (Emerge).

Local Planning Scheme Amendment 156

In August 2018, Council resolved to adopt Amendment 156 to LPS2 to insert the land use
definition of ‘bulky goods showroom’ from the Model Scheme Provisions into LPS2.

This use lends itself to ‘other retail’ uses that are very large format shops (a combination
of the land uses shop, showrooms and warehouse). Of particular note is Part B of the
definition (below) that relates to sites that require a large area for the display of goods or
require vehicular access to the premises due to the presumably high volume
necessitating this type of collection.

The definition to be inserted in LPS2 reads as follows:

Bulky Goods Showroom - means premises —
(a) used to sell by retail any of the goods and accessories of the following types that
are principally used for domestic purposes —
(i) automotive parts and accessories;
(i) camping, outdoor and recreation goods;
(iii)  electric light fittings;
(iv) animal supplies including equestrian and pet goods;
(v) floor and window coverings;
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(vi) furniture, bedding, furnishings, fabrics, manchester and homewares;
(vii) household appliances, electrical goods and home entertainment goods;
(viii) party supplies;

(ix) office equipment and supplies;

(x) babies’ and children’s goods, including play equipment and accessories;
(xi) sporting, cycling, leisure, fithess goods and accessories;

(xii) swimming pools. or

(b) used to sell goods and accessories by retail if —
(i) alarge area is required for the handling, display or storage of the goods; or
(i)  vehicular access is required to the premises for the purpose of collection of
purchased goods.

Description of Local Planning Policy 6 — Guidelines for Structure Planning in the
Casuarina Cell

LPP6 was adopted by Council in 2018 to provide a framework for local structure planning
in the Casuarina Cell so that subdivision development can proceed in an orderly and
proper manner. LPP6 was informed by the land use planning documents listed above to
ensure that local planning is consistent with regional and district strategic planning
principles.

Three local structure planning precincts are identified in LPP6, referred to as the North,
Central and South precincts. LPP6 states that the City may consider an LSP for a portion
of a precinct, such as the proposed CNLSP, subject to the proposed LSP satisfying a
number of criteria. City Officers are satisfied that the CNLSP meets the criteria for an LSP
for a portion of a precinct as set out in LPPG, as follows:

a) The CNLSP can be considered in isolation to the wider planning considerations
within the precinct in which it is located as its approval would not prejudice the
optimum planning and design outcome of the North Precinct.

b) The CNLSP applies to greater than a single lot and occupies an area of at least
30% of the precinct; and

c) The CNLSP includes a concept plan for the remainder of the precinct which
addresses the matters raised in the policy. The concept plan has been prepared
and submitted with the LSP documents and includes:

details in relation to the outcomes of the consultation,
total site area of the precinct,

gross subdivisible area,

distributor roads,

POS schedule; and

POS distribution.
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LPPG6 states that an LSP in the Casuarina North Precinct should deal with the following
district and local planning matters:

a) Bulky Goods and Showroom uses should be located adjacent to Thomas Road
and the Kwinana Freeway to make best use of the access and exposure provided
by these roads. Supermarkets and small format shops are not permitted in this
area. The balance of the precinct should be used for residential purposes.

b) Primary access from Thomas Road should allow a four way intersection as
approved in the Anketell South Local Structure Plan (2014). This access should
become the primary north—south route through the broader Casuarina Cell and
should link to existing Landgren Road in the adjacent Central Precinct.

c) The City may support the use of the land within the power line easements for car
parking associated with the adjacent commercial and recreation uses.

d) LPPG6 requires that evidence obtained from onsite noise studies, odour studies and
modelling will be required when sensitive land uses are proposed in the vicinity of
the mushroom farm to demonstrate that the proposed land uses will not be
exposed to unacceptable odour and noise emissions, to the satisfaction of the City.
The City will only support land uses in locations where it can be confident there
will not be long-term odour and noise conflicts.

e) Development of a District Sporting Ground located on land to be acquired by the
Development Contribution Plan in accordance with the adopted Community
Infrastructure Plan (or most recent version).

f) The identification of a site for a Local Centre (commercial and activity centre)
(800m2 retail floor space) should be provided at the intersection of Landgren Road
and Orton Road, either in the North Precinct or the Central Precinct.

City’s Officers assessment of the CNLSP and the Concept Plan, against the guidelines for
the Casuarina North precinct set out in LPP6, is described in the assessment sections of
this report. In summary, the proponent has met the requirements of items a), b) and c)
above in relation to the CNLSP and have given consideration to d) and e). As discussed
previously, the CNLSP concept plan will require amendment to address point f) above.

DESCRIPTION OF THE CASUARINA NORTH LOCAL STRUCTURE PLAN

The CNLSP covers approximately 25.76 ha of land situated immediately east of Kwinana
Freeway, south of Thomas Road and north of the mushroom farm.

The CNLSP proposes the land abutting Thomas Road as Service Commercial (13.95ha)
and the land situated immediately north of the mushroom farm as Special Use (6.5ha).

The purpose of the CNLSP is to provide the planning framework for a bulky goods retail
and showroom precinct. Accompanying the CNLSP is a concept plan for the remainder of
the Casuarina North precinct. The purpose of providing the concept plan is to demonstrate
that the balance of the precinct is able to be developed and address key requirements set
out by Council under LPP6.
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Both the CNLSP and concept plan area shown on Attachments A and B respectively.

Land uses within the Service Commercial zone are those currently permitted under LPS2
with current similar zones being those service commercial areas abutting Rockingham
Road in Naval Base. Permitted uses include showrooms, offices, service industry. The
Special Use area being introduced under the CNLSP identifies the following uses as
permitted (P) within the ‘Special Use’ :

Bulky goods showroom
Car park

Consulting rooms
Eating house

Liquor store

Motor repair station
Petrol filling station
Service station
Warehouse

The following uses are incidentally permitted (IP) within the ‘Special Use’:

. Shop
. Fish shop

It is estimated that the precinct may have a floor space of approximately 12.78ha.

Stormwater drainage basins, a living stream and two high voltage power easements are
also identified in the CNLSP.

DESCRIPTION OF THE CASUARINA NORTH CONCEPT PLAN

The design of the indicative concept plan as required under LPP 6 has taken into
consideration pre-existing site constraints and other influencing factors, including:

e the location of a Main Roads WA controlled strategic four way intersection;

e a north-south road structure designed to tie in with the existing alignment of
Landgren Road to the south in the adjacent Central Precinct; and

¢ location of District Open Space on the Orton Road and Landgren Road intersection.

ASSESSMENT OF THE CASUARINA NORTH LOCAL STRUCTURE PLAN:

The proposed CNLSP has been assessed by City Officers against LPP6 and other planning
strategies and policies that have informed planning in the area. The City’s Officers
assessment of the CNLSP and consideration of issues raised in submissions is discussed

below:
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a) Optimisation of land use in the vicinity of Kwinana Freeway and Thomas Road

As discussed, the proposed CNLSP identifies land as Service Commercial Zone and
Special Use.

The proposed CNLSP is consistent with LPP6 which states that Bulky Goods and
Showroom uses should be located adjacent to Thomas Road and the Kwinana Freeway to
make best use of the access and exposure provided by these roads.

The CNLSP is also consistent with the ERIC, Jandakot Structure Plan and Local
Commercial and Activity Centre which identify a commercial/mixed business area situated
south of Thomas Road and adjacent to the Kwinana Freeway.

The CNLSP is also consistent with the objectives of Liveable Neighbourhoods because it
provides an accessible location for commercial uses and employment.

Two submissions raised concern that a 'Shop' land use is listed in LPS2 as being
permissible as an ‘incidental use’ within the Special Use precinct and may provide an
unintended gateway for the inclusion of significant retail floor space as part of the future
development of the site.

In this respect, it is important to note that a shop use is a prohibited use (x use) within the
Service Commercial Zone. This zone occupies much of the CNLSP (13.95ha) as opposed
to Special Use (6.5ha). The Service Commercial Zone will also be the zone to apply across
much of the remainder of the broader service commercial/mixed business precinct as
identified in district planning reports such as the ERIC and Jandakot Structure Plans.

The predominant use proposed for the Special Use site is not a shop use but other uses
identified above. In the case of a shop use, City Officers have considered this matter having
regard to recent case law. The Supreme Court considered the term ‘incidental to’ in City of
Swan v Taylor [2005] WASCA 888 [67] and determined the expression requires
identification of a predominant use and determination of whether the proposed use is
consequent on such use or naturally attaching, appertaining or relating to such use. There
must be some relationship or connection between the two uses for one to be incidental to
the other.

Under the City’s LPS2, an “IP” use, is a use which will not be approved pursuant to the
Scheme unless the Council can be satisfied that the proposed use will be dependent upon
and incidental and subservient to the predominant use of the land as may be determined
by Council.

Any development application which proposed a ‘shop’ use within the Special Use would
need to satisfy the Council that the use is incidental, dependent upon and subservient to
the predominant land use on the land.
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b) Traffic Management

The South Metropolitan Peel Sub-regional Planning Framework (Framework) recognises
the need to upgrade a number of east - west links (including Thomas Road) to connect the
future outer harbour to the broader metropolitan transport network and freight logistics
centres. For this reason, Thomas Road is identified as a proposed regional road in the
Framework and a Secondary Strategic Freight Route in the Perth Freight Transport
Network Plan - Transport @ 3.5 million (DoT, 2016).

The total trip generation of the proposed CNLSP is estimated to be approximately 15,000
vehicles per day which will be distributed to Thomas Road and the surrounding road
network through the proposed roundabout at Thomas Road (east) and the new left in/left
out intersection at Thomas Road (west). A roundabout is also proposed on the proposed
main spine road to manage the circulation of traffic flows.

City Officers recommend that the CNLSP be approved pending Main Roads providing
formal agreement that left in/left out access to Thomas Road at the western road and a
full movement roundabout on Thomas Road are acceptable solutions.

The City’s engineering team has also recognised that the proposed CNLSP needs to
account for the longer term need to provide for a north-south connector road to run from
the proposed CNLSP area south to Orton Road. A road link was identified conceptually in
the draft ERIC planning for the locality and assumed that the service commercial/mixed
business precinct will be located south of the mushroom farm in the Casuarina Central
Precinct.

The absence of such a road link would mean that service commercial traffic in this
precinct and traffic (trucks and other vehicles) associated with the mushroom farm would
need to run through future residential areas within the Casuarina Cell. This is an
unacceptable long-term traffic and amenity outcome for the locality.

Further, City Officers have also considered the need to co-ordinate traffic and pedestrian
movement within the area of the CNLSP. City Officers recommend that a Traffic and
Pedestrian Management Plan (TPMP) be prepared as part of the subdivision approval.
The TPMP should:

e provide reciprocal rights of access to facilitate co-ordinated and efficient vehicle
access between the Service Commercial and Special Use areas; and

e provide for safe pedestrian/cycle connectivity between the Service Commercial
and Special Use areas.

c) Urban Water Management

The following water management plans and strategies have been prepared for the
CNLSP area. These strategies include:

e Jandakot Drainage and Water Management Plan No. 3 (JDWMP) - Peel Main
Drain Catchment (Department of Water, 2009); and
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e Local Water Management Strategy (LWMS) (JDA, 2017)

These plans address water management within the CNLSP area, providing a greater level
of detail at successive stages of the planning process consistent with the principles of
water sensitive urban design described in the Better Urban Water Management (BUWM)
(WAPC, 2008) document and Stormwater Management Manual (DoW, 2007).

The CNLSP proposes realigning the Sub P Drain to maximise drainage storage within the
high voltage transmission corridor. The JDWMP (DoW, 2009), and advice from the
Department of Water and Environmental Regulation (DWER) and Water Corporation,
indicate that the realigned drain must be redesigned as a Living Stream (Better Urban
Water Management, 2008). The realigned drain must also maintain the cross sectional
area of the existing drain, and maintain the hydraulic capacity of the existing drain such
that flow rates and levels are unchanged, minimising impact on upstream and
downstream areas.

However, the proponent advises that several sections of the realignment are proposed to
be piped, including:

¢ a section commencing at the Thomas Road culverts, with a 120m east-west length
proposed to be piped along Thomas to the High Voltage Transmission easement.
The proponent argues that the alternative is an open channel which would be very
deep (>2m) because Thomas Road rises to the west;

¢ a central section of the north-south alignment because Western Power does not
allow open drainage within 30 m of the base of the high voltage towers.

The DWER advised in its submission that the Local Water Management Strategy
submitted with the CNLSP is unsatisfactory and that the CNLSP should not be finalised
prior to the endorsement of a satisfactory LWMS by the DWER in accordance with BUWM
(WAPC, 2008).

The DWER has requested the following information to be included in the LWMS
submitted with the CNLSP:

e atable detailing areas to be irrigated, irrigation rates taking into consideration
hydro-zoning and total amount required;

e diagrams and cross-sections of the proposed bio-filtration areas (roadside and
median strip swales) and basins including invert levels for all events, subsoils and
their discharge points, inlets and outlets, and the Maximum Groundwater Level
(MGL);

e a comparison with the methodology used within the recently released Australian
rainfall and runoff (Ball et al. 2016) to determine flows and levels, and incorporate
into table 10 and update where necessary;
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o further details to demonstrate the proposed treatment and management of subsail
drainage. Subsoil drainage is to be free flowing and be treated via vegetated bio-
filters before discharging into the living stream; and

e additional details concerning the monitoring program.
City Officers recommend that the CNLSP not be approved until a Local Water
Management Strategy is prepared to the satisfaction of DWER and the Water

Corporation.

d) Land uses compatible with potential odour emissions from the mushroom farm

The mushroom farm owners submission requests additional protection of the mushroom
farm operation to ensure its long term viability into the future.

The mushroom farm owner states that a 500m buffer between the mushroom facility
boundaries and any new sensitive development (also potentially including some forms of
commercial/industrial development) is required, and, that an additional 500m be applied
to create a conceptual buffer zone. Within the conceptual buffer zone, sensitive land uses
would be required to acknowledge the existing mushroom facility and its operations
before approval could be granted.

The submission also states that it is arguable that some of the land uses that could be
accommodated in the LSP area are, more sensitive nature than others and, if established
in proximity to the mushroom facility, could give rise to complaints about its operations. It
is noted in the submission that the preliminary commercial development concept plan
(Attachment F) for the area indicates “restaurants” are being considered for a site some
350 metres from the northern boundary of the mushroom facility site.

City Officers acknowledge that the mushroom farm has been operating for many years
and provides significant local employment. However, the State Government rezoned the
property and surrounding land to Urban zone under the MRS and concurrently to
Development zone under the City’s LPS2 which facilitates urban development within the
vicinity of the mushroom farm.

Consistent with State Planning Policy 2.5 — Rural Planning (clause 5.12.3), the City
endorsed a Site Environmental Management Plan (EMP) (October 2015) for the
mushroom farm to minimise potential land use conflicts and ensure that future
development in the Casuarina Urban zone will not impinge on the continued operation of
the facility. The EMP commits the operator of the mushroom farm to providing an annual
report summarising the key issues of concern identified at the facility and any proposed
improvements to be made in the spirit of continuous improvement. Although the majority
of emissions are being managed and contained within the property boundary of the
mushroom farm, it is acknowledged that low level emissions may impact areas beyond
the property boundary.




15.5 PROPOSED CASUARINA NORTH LOCAL STRUCTURE PLAN — LOT 1199 THOMAS ROAD, LOT
3 ON DIAGRAM 8613, LOT 9011 AND PART LOTS 9012 AND 9013 ON PLAN 410834, CASUARINA -
CONSIDERATION OF SUBMISSIONS AND RECOMMENDATION TO THE WESTERN AUSTRALIAN
PLANNING COMMISSION

Part 4 of the City’s LPPG6 states that:

“Evidence obtained from onsite noise studies, odour studies and modelling will be
required when sensitive land uses are proposed in the vicinity of the mushroom farm to
demonstrate that the proposed land uses will not be exposed to unacceptable odour and
noise emissions, to the satisfaction of the City”. This requirement of LPP6 is likely to
apply to future residential land uses in the vicinity of the mushroom farm which are
sensitive uses.

The mushroom farm is a rural use (approved by Council as Intensive Agriculture under
LPS2) and hence falls under the SPP 2.5 .

In SPP 2.5, the definition of a sensitive land use is “Land uses that are residential or
institutional in nature, where people live or regularly spend extended periods of time.
These include dwellings, short stay accommodation, schools, hospitals, and childcare
centres, and generally excludes commercial or industrial premises”.

An older definition of sensitive land uses can be found in the EPA’s Guidance for the
Assessment of Environmental Factors No. 3 — Separation Distance between Industrial
and Sensitive Land Uses (June 2005) (Guidance Statement No. 3). The EPA’s guidance
document applies to industrial land uses rather than rural land uses (such as a mushroom
farm) but is worth noting. A sensitive land use is defined in Guidance Statement No. 3 as
a “land use sensitive to emissions from industry and infrastructure” and includes shopping
centres. Guidance Statement No. 3 also states “some commercial, institutional and
industrial land uses which require high levels of amenity or are sensitive to particular
emissions may also be considered sensitive land uses. Examples include some retail
outlets .....and some types of storage and manufacturing”.

City Officers are of the view that the land uses that will be permitted, or can be
considered, within the proposed CNLSP are not likely to be sensitive. Further, there is
flexibility to ensure that development in closer proximity to the mushroom farm can be
designed such that loading facilities and service areas can be located adjacent to the
mushroom farm or that built form can assist to mitigate any impacts. In order to provide
some additional development control however, it is recommended that Council request
that the CNLSP be amended to include a requirement that development applications
within the CNLSP demonstrate to the City that the land use proposed is not considered
‘sensitive’ under SPP 2.5. In the event that the use is considered sensitive, then the
requirements of the City’s LPP6 apply.

e) Bushfire Management

State Planning Policy 3.7 — Planning in Bushfire Prone Areas (SPP 3.7) states that local
structure plans should be accompanied by a Bushfire Management Plan (BMP) which
includes a Bushfire Hazard Level assessment or Bushfire Attack Level (BAL) Contour
Map for those areas identified as bushfire prone.

The CNLSP area is identified as a Bushfire Prone Area in the Map of Bushfire Prone
Areas (2015) and as such a BMP was required. In this respect, a BMP was prepared to
support the CNLSP.
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The Department of Fire and Emergency Services (DFES) has requested that the City
consider annotating the CNLSP with the identification of hazard separation areas,
particularly for the western periphery and areas adjacent to the proposed drainage area
and living stream. This will ensure this information is considered at subsequent stages of
planning (subdivision and development applications).

City Officers recommend that the CNLSP be amended to include these requirements as
stated by DFES.

f) Environmental Considerations

- Multiple Use Wetland

The Department of Biodiversity, Conservation and Attractions (DBCA) advised in its
submission that a portion of the Multiple Use Wetland (MUW) UFI 6629 in the north-
eastern part of the subject area has been assessed as having “high conservation value”.
This wetland is within Lot 9012 and aerial imagery shows the entire lot is reasonably well
vegetated in comparison with much of the surrounding area. DBCA supports the
protection of wetland and bushland vegetation within Lot 9012.

The proponent’s environmental consultant states that the wetland has very limited
ecological value due to the highly degraded nature of the wetland.

The City’s Environment Manager notes that a multiple use wetland is defined by DBCA as
a wetland with few remaining important attributes and functions which conflicts with the
advice being provided by DBCA in relation to the wetland contained within the CNLSP.

The City’s Environment Manager notes the views of the DBCA but is of the view that there
are higher conservation value areas of bushland within the Casuarina urban cell
warranting conservation. The CNLSP identifies the multiple use wetland as being
developed for service commercial purposes and it is not considered practical nor
appropriate to conserve the wetland in the long term in this locality.

- Retention of Significant Trees

The proponent has prepared a Significant Tree Survey within the CNLSP area in
accordance with the City’s Local Planning Policy No. 1 - Landscape Feature and Tree
Retention Policy (LPP1). The survey identified 38 trees with a diameter at breast height of
500mm or greater.

The City’s Environment Team has considered the survey and visited the site. City Officers
are of the view that there appear to be a number of significant trees on site worthy of
retention and should be considered as part of future subdivision applications on the site.
There is an opportunity to retain these trees within proposed drain reserves and living
streams.

City Officers recommend that the WAPC impose a condition on future subdivision
applications requiring the preparation of a Landscape Feature and Tree Retention Plan in
accordance with LPP1, to ensure that the retention of significant trees is optimised as part
of the civil design and earthworks.
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CONSIDERATION OF THE CASUARINA NORTH CONCEPT PLAN:

As discussed, the proponent has also submitted a Concept Plan for the balance of the
Casuarina North precinct as required under LPP6. An LSP is still required to be prepared
for the Concept Plan area prior to subdivision and development proceeding.

City’s Officer's assessment of the Concept Plan and consideration of issues raised in
submissions is discussed below:

a) Road layout and traffic management

A number of submissions raised concerns that more detailed information is required in
relation to traffic modelling to:

e ensure that the road hierarchy depicted on the CNLSP is correct and will
accommodate the future traffic which will pass through the Casuarina North
precinct;

e understand the importance of Bombay Boulevard and protect its ongoing use; and

e confirm staging arrangements and commitments to the construction of key roads
to ensure connections are maintained for the use of future residents within the
Central Precinct through to Thomas Road.

The purpose of the Concept Plan is not to resolve detailed planning issues but to identify
the broad structure planning issues that need to be resolved during subsequent stages of
the planning process and enable these issues to be discussed in a transparent manner
prior to future structure planning.

Issues in the area the subject of the Concept Plan will be resolved at later stages of the
planning process, including local structure planning, subdivision and development.

City Officers also consider that a number of these issues can be resolved through
consultation and agreement between landowners/developers with guidance of City
Officers ahead of more detailed structure planning for the City.

City Officers recommend that the CNLSP be amended to require as part of any future
subdivision or development applications, the preparation of a Traffic and Pedestrian
Management Plan (TPMP) be prepared in consultation with City Officers prior to the
WAPC adopting the CNLSP. The TPMP should:

° provide reciprocal rights of access to facilitate co-ordinated and efficient
vehicle access between the Service Commercial and Special Use areas; and

. provide for safe pedestrian/cycle connectivity between the Service commercial
and Special Use areas.
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b) Provision of District Open Space

LPP6 states that the Casuarina North Precinct should include a 3ha district open space
located on land to be acquired by Development Contribution Plan 3 and in accordance
with the City’s draft Community Infrastructure Plan.

A district sporting ground is identified in the Concept Plan submitted with the CNLSP.

A number of submissions from landowners in the Casuarina urban cell object to the
location of the district open space for a number of reasons, including the follows matters:

e The proposed location of the district open space in the Concept Plan has no
context in the applicable planning framework;

e The proposed location would represent a missed opportunity in terms of co-
location on the south side of Orton Road abutting the primary school site; and

e The primary school should be situated at least 500m further south so that it is central
allowing children to cycle or walk a shorter distance to primary school.

The purpose of the Concept Plan is not to resolve detailed planning issues but to identify
the structure planning issues that need to be considered during subsequent stages of the
planning processes and enable these issues to be discussed in a transparent manner
prior to future structure planning.

City Officers intend to meet with key landowners/developers within the Casuarina North
Precinct and Casuarina Central Precinct to discuss and seek resolution of this matter as
part of forthcoming structure planning.

c) Provision of a Local Centre

LPP6 states that a local centre comprising (commercial and activity centre) (800m? retail
floor space) should be provided at the intersection of Landgren Road and Orton Road,
either in the North Precinct or the Central Precinct.

A site for a local centre has not been identified in the Concept Plan for the North Precinct
and will need to be provided in future local structure plans for either the North or Central
Precincts in accordance with LPP6.

City Officers recommend that the concept plan be amended via an annotation on the plan
that refers to the intent of LPP6 that a local centre is to be identified at the intersection of
Landgren Road and Orton Road for inclusion either in the North Casuarina Precinct or the
Central Casuarina Precinct. Its final location will be determined as part of structure planning
for these Precincts.

As discussed above, City Officers intend to meet with landowners/developers in the short
term to discuss and seek to resolve this matter as part of forthcoming structure planning.
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SUMMARY OF ISSUES RAISED IN SUBMISSIONS:

Thirteen submissions were received during the submission period, including: six
submissions from  State government agencies; five submissions from
landowners/developers; and a submission from the owners of the mushroom farm.

The submissions and City Officer comments in response to the submissions are provided
in the Schedule of Submissions (Attachment H). The main issues raised in the submissions
and the City’s response to the issues are summarised in Table 1 below. Some of these

matters have already been discussed as part of the Report.

Table 1:

City Officers response to the main issues raised in the submissions

Main Issues Raised in the
Submissions

City Officer Comments

1.

Traffic access/egress from the
structure plan from Thomas Road

Main Roads and the City are not supportive of the
proposed ‘Right In” access from Thomas Road. It
is recommended that the reference to ‘Right In’
access from Thomas Road (at the western end) in
the Traffic Impact Assessment Report (Transcore,
2018) should be removed from the CNLSP.

The DWER cannot support the
CNLSP until it is satisfied with the
LWMS. The proposed structure plan
should not be finalised prior to the
endorsement of a satisfactory LWMS
by the DWER in accordance with
BUWM (WAPC, 2008).

Noted and supported. City Officers recommend
that prior to adoption by the WAPC that the
proponent should prepare a LWMS in consultation
with DWER in accordance with BUWM (WAPC,
2008).

There are concerns in relation to the
potential size and format of shop
retail that may be facilitated by the
proposed CNLSP. There is concern
that the retail floor space may be too
great or become uncontrolled
affecting other centres, undermining
Activity Centre strategies.

It is important to note that a shop is a prohibited
use in the Service Commercial Zone which is the
predominant zone within the CNLSP.

The Special Use area lists a shop as an “IP” use.
Under the City’s LPS2 an “IP” use is a land use
which will not be approved pursuant to the
Scheme unless the use is incidental, dependent
upon and subservient to the predominant land use
on the land. In the opinion of City Officers, the
CNLSP as proposed will not provide for an
unintended gateway for the inclusion of large
amounts of retail floor space as part of the future
development of the site.

Concern about odour issues
emanating from the mushroom farm
with a submission arguing for an
odour separation and buffer area
around the mushroom farm even
given the proposed uses.

City Officers take the view that the proposed land
use associated with the proposed Service
Commercial Zone and Special Use Zone under
CNLSP are not ‘sensitive’ land uses that would
otherwise require measures to address potential
odour impact. Such matters will require further
consideration as part of future structure planning
for residential land uses within the Casuarina Cell.
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Main Issues Raised in the
Submissions

City Officer Comments

5.

A portion of the Multiple Use wetland
(MUW) UFI 6629 in the north-
eastern part of the subject area has
been assessed as having “high
conservation value”. This wetland is
within Lot 9012 and aerial imagery
shows the entire lot is reasonably
well vegetated in comparison with
much of the surrounding area. DBCA
supports the protection of wetland
and bushland vegetation within Lot
9012, inclusive of the significant
trees identified in Figure 2 of the
significant tree survey (PGV 2018).

A multiple use wetland is defined by DBCA as a
wetland with few remaining important attributes
and functions which conflicts with the advice being
provided by DBCA in relation to the wetland
contained within the CNLSP.

City Officers are of the view there are other areas
of higher environmental significance within the
Casuarina urban cell warranting conservation. The
CNLSP identifies the multiple use wetland as
being developed for service commercial purposes
and it is not considered practical to conserve the
wetland in the long term.

Future subdivision should be
designed to ensure the protection of
vegetation worthy of retention within
the LSP area.

City Officers recommend that a condition be
placed on future subdivision applications requiring
the preparation of a Landscape Feature and Tree
Retention Plan in accordance with LPP1.

The City’s Environment team has considered the
survey and visited the site. City Officers are of the
view that there appear to be a number of
significant trees on site worthy of retention and
should be considered as part of future subdivision
applications on the site. There is an opportunity to
retain these trees within proposed drain reserves
and living streams.

City Officers recommend that the Landscape
Feature and Tree Retention Plan is developed in
consultation with the City at the detailed design
stage.

Further consideration of subdivision
and development design at
subsequent stages should optimise
bushfire hazard separation through a
combination of public road reserves,
public open space, internal access
roads/driveways and private
managed landscape areas.

Areas of bushfire hazard separation
should be annotated on the structure
plan (for the western periphery and
areas adjacent to the proposed
drainage area and living stream, to
ensure consideration of subsequent
planning stage(s)).

City Officers recommend that the CNLSP be
amended to include the identification of bushfire
hazard separation areas, particularly for the
western periphery of the CNLSP and areas
adjacent to the proposed drainage area and living
stream to ensure this information is considered at
subsequent stages of the planning process.
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Main Issues Raised in the
Submissions

City Officer Comments

8. | The resolution of strategic planning
considerations requires greater
attention prior to the proponent of the
CNLSP progressing with commercial
development. Provision of District
Open Space in the location shown
on the concept plan does not
respond appropriately to the
applicable planning framework, fails
to take advantage of co-location
opportunities and has disadvantages
in terms of connectivity to
surrounding neighbourhoods.

Further, the technical data presented
in the CNLSP and Concept Plan fail
to provide sufficient detail to inform
structure planning elsewhere in the
Casuarina Cell and to make an
informed submission.

The submitter has raised a considerable number
of issues which mainly relate to land either
situated outside of the proposed CNLSP, or to the
balance of the Casuarina North precinct, or the
Casuarina Central precinct.

City Officers acknowledge that these issues must
be resolved as part of the planning process.
However, City Officers are satisfied that the
Concept Plan provides sufficient detail to
demonstrate that the approval of the CNLSP will
not prejudice future planning of the precinct.

City Officers will seek to guide and work with
landowners/developers in the short term to resolve
outstanding matters as part of forthcoming
structure plans for the Casuarina North and
Central Precincts.

City Officers have made a number of recommendations in response to the issues raised

in the submissions as outlined below:

o Amending the LWMS in consultation with DWER prior to the WAPC adopting the

CNLSP; and

¢ Including statements in the CNLSP requiring preparation of an Urban Water
Management Plan and Landscape Feature and Tree Retention Plan

A number of detailed local planning issues were raised in the submissions that will be
dealt with during later stages of the planning process (subdivision and development) as
outlined in the Schedule of Submissions. These include:

A local centre is to be identified in an amended concept plan via an annotation on the plan
that refers to the intent of LPP6 that a local centre is to be identified at the intersection of
Landgren Road and Orton Road for inclusion either in the North Casuarina Precinct or the
Central Casuarina Precinct. Its final location will be determined as part of structure planning

for these Precincts.

o District open space is to be identified in a local structure plan for the balance of the
Casuarina North. This matter is to be resolved through consultation and agreement
between landowners/developers (with the involvement of the City) ahead of more
detailed structure planning.
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LEGAL/POLICY IMPLICATIONS:

For the purpose of Councillors considering a financial or impartiality interest only, the
proponent/owner is Aigle Royal Properties Pty Ltd.

Acts and Requlations

o Environmental Protection Act 1986

. Environmental Protection and Biodiversity Conservation Act 1999

o Planning and Development (Local Planning Schemes) Regulations 2015
Schemes

o Metropolitan Region Scheme
. City of Kwinana Local Planning Scheme No. 2 (1992)

State Planning Policies

. South Metropolitan Peel Sub-regional Planning Framework (WAPC, 2018)

o Jandakot Structure Plan (WAPC, 2007)

o State Planning Policy 2.3 — Jandakot Groundwater Protection (WAPC, 2017)

¢  State Planning Policy 2.5 — Rural Planning

. State Planning Policy 3.7 — Planning in Bushfire Prone Areas (WAPC, 2015)
State Planning Policy 5.4 - Road and Rail Transport Noise and Freight
Considerations in Land Use Planning (WAPC, 2009)

° Liveable Neighbourhoods (WAPC, 2009)

. Development Control Policy 5.1 — Regional Roads (vehicle access) (Draft)

Local Planning Policies and relevant planning strategies / documents

Draft Eastern Residential Intensification Concept (2005)

Local Commercial and Activity Centres Strategy (City of Kwinana, 2014)

Strategic Community Plan 2017-2027 (City of Kwinana, January 2017)

Development Contribution Plan 3 (POS) (City of Kwinana, October 2017)

Development Contribution Plan 10 (Community facilities)

Local Planning Policy 1 - Landscape Feature and Tree Retention (City of

Kwinana, 2017)

. Local Planning Policy 6 — Guidelines for Structure Planning in the Casuarina Cell
(City of Kwinana, 2018)

FINANCIAL / BUDGET IMPLICATIONS:

The cost of preparing and advertising the CNLSP has been borne by the applicant.

ASSET MANAGEMENT IMPLICATIONS:

The City will be financially responsible for maintaining public open space, roads, verge
trees and footpaths within the CNLSP area once the area has been developed and
maintained for the required period.
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ENVIRONMENTAL IMPLICATIONS:

MRS Amendment 1117/33 to rezone Casuarina (including Casuarina North precinct) from
‘Rural’ to ‘Urban Deferred’ was considered by the Environmental Protection Authority
(EPA) under the Environmental Protection Act 1986 (EP Act). The EPA determined that
Amendment 1117/33 did not require formal environmental 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 1117/33 on the basis that these matters could be adequately
resolved during subsequent stages of the planning process:

Drainage

Peel Harvey catchment
Wetlands

Remnant vegetation
Fauna

Contamination

Air emissions

Noise and vibration

The EPA’s decision acknowledges that parts of Casuarina have been cleared and can be
developed without impacting on significant environmental values. If significant areas of
vegetation and wetland are proposed to be developed as part of the planning process
(structure planning and subdivision), then future subdivision and development can be
referred to the EPA.

STRATEGIC/SOCIAL IMPLICATIONS:

This proposal will support the achievement of the following outcome and objective
detailed in the Strategic Community Plan 2017-2027.

Plan Outcome Objective
Strategic Community Plan | A well planned City 4 4 Create diverse places and
2017-2027 spaces where people can enjoy

a variety of lifestyles with high
levels of amenity.

COMMUNITY ENGAGEMENT:

The City advertised the proposed CNLSP for 19 days between 10 September and 28
September 2018 in accordance with Schedule 2, Part 4, Clause 18 of the P&D
Regulations.




15.5 PROPOSED CASUARINA NORTH LOCAL STRUCTURE PLAN — LOT 1199 THOMAS ROAD, LOT
3 ON DIAGRAM 8613, LOT 9011 AND PART LOTS 9012 AND 9013 ON PLAN 410834, CASUARINA -
CONSIDERATION OF SUBMISSIONS AND RECOMMENDATION TO THE WESTERN AUSTRALIAN
PLANNING COMMISSION

Public advertising was carried out in the following manner:

° Nearby landowners and State government agencies were notified of the proposal
in writing and invited to comment;

. The proponent erected two signs on site along Thomas Road;

° A notice was placed in a local newspaper once over the course of the two week
advertising period; and

. Copies of the proposed CNLSP and relevant documents were made available for
inspection at the City’s Administration Office and placed on the City’s website.

The following State government agencies were notified of the proposal in writing and
invited to comment:

Department of Transport

Main Roads WA

Department of Fire and Emergency Services
Department of Water and Environmental Regulation
Department Biodiversity, Conservation and Attractions
Water Corporation

Western Power

Submissions were received from six State government agencies; five
landowners/developers; and the owners of the mushroom farm.

The submissions and City Officer comments are summarised in the Schedule of
Submissions in accordance with Schedule 2, Part 4, Clause 20(2) of the P&D
Regulations.

PUBLIC HEALTH IMPLICATIONS:

The City will require that future development applications within the CNLSP area are
accompanied with odour and noise studies. LPP6 requires that evidence obtained from
onsite noise studies, odour studies and modelling will be required when sensitive land
uses are proposed in the vicinity of the mushroom farm to demonstrate that the proposed
land uses will not be exposed to unacceptable odour and noise emissions, to the
satisfaction of the City. The City will only support land uses in locations where it can be
confident there will not be long-term odour and noise conflicts.

RISK IMPLICATIONS:

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

Risk Event That the best planning outcomes are not achieved.
Risk Theme Poor planning outcomes and failure to fulfil statutory
regulations.
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Risk Effect/Impact Future amenity and community planning.

Risk Assessment Context Strategic

Consequence Moderate

Likelihood Possible

Rating (before treatment) Moderate

Risk Treatment in place Full consideration by City Officers against Council and
WAPC policy.

Response to risk treatment The City is to give due regard to the amended CNLSP

required/in place when providing advice to the WAPC in relation to
subdivision applications and making decisions in
relation to development applications.

Rating (after treatment) Low

AMENDMENT TO THE SUBSTANTIVE MOTION

MOVED CR D WOOD

That the following point v to be added within point 1, dot point eight:

At the bottom of Lot 3 the applicant, should have a vegetation buffer of 50m to
reduce noise and odours from the mushroom farm.

LAPSED FOR A WANT OF A SECONDER

COUNCIL DECISION

316
MOVED CR C ADAMS SECONDED CR M KEARNEY
That Council:
1.  Recommend to the Western Australian Planning Commission (WAPC) that the

proposed Casuarina North Local Structure Plan (CNLSP) (Attachment G), be
approved subject to the following requirements:

A Local Water Management Strategy be prepared in consultation with
and to the satisfaction of the Department of Water and Environmental
Regulation and the Water Corporation.

An amendment to the CNLSP (Attachment G) to ensure the future
provision of a north — south connector road to run southwards
alongside or potentially within the alignment of the High Voltage
Transmission Line to Orton Road (Attachment H). The purpose of this
road link is to ensure that traffic associated with the Mushroom
Exchange and Service Commercial Zones to the north and potentially
south of Orton Road have access/egress to Thomas Road without
needing to move though future residential land uses further to the east
within the Casuarina Cell.
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An amendment to the CNLSP via an annotation on the plan that states
the intent of Local Planning Policy No 6 that a local centre (a commercial
and activity centre with 800m? retail foorspace) is to be identified at the
intersection of Landgren Road and Orton Road for inclusion either in the
North Casuarina Precinct or the Central Casuarina Precinct. Its final
location will be determined as part of structure planning for these
Precincts.

Amendments to the CNLSP to delineate bush fire hazard separation areas,
particularly for the western periphery and areas adjacent to proposed
drainage areas and the living stream.

Removal of reference to ‘Right In’ access from Thomas Road (at the
western end) in the Traffic Impact Assessment Report (Transcore, 2018).

Correct inconsistencies between the versions of the CNLSP shown in the
Traffic Impact Assessment and the proposed Commercial Plan prior to
the approval of the CNLSP.

Amend the CNLSP to include a requirement that development
applications within the CNLSP demonstrate to the City that the land use
proposed is not considered ‘sensitive’ under State Planning Policy 2.5
Rural Planning (SPP2.5). In the event that the use is considered
sensitive, then the requirements of the City’s Local Planning Policy No 6

will apply.

Inclusion of statements in the CNLSP (Attachment G) requiring the
preparation of the following plans to the satisfaction of the City as part of
the subdivision and/or development application process:

Urban Water Management Plan

An Urban Water Management Strategy should be prepared in
consultation the Department of Water and Environmental Regulation
and the Water Corporation.

Landscape Feature and Tree Retention Plan

A Landscape Feature and Tree Retention Plan should be prepared
in accordance with Local Planning Policy No 1, to ensure that the
retention of significant trees is optimised as part of the civil design
and earthworks.

The Landscape Feature and Tree Retention Plan should be
developed in consultation with the City at the detailed design stage.

A Traffic and Pedestrian Management Plan (TPMP) shall be prepared
and approved by the City which identifies reciprocal rights of access
to facilitate co-ordinated and efficient vehicle access between the
Service Commercial and Special Use areas; and provide for safe
pedestrian/cycle connectivity between the Service Commercial and
Special Use areas.
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V. That a notification, pursuant to Section 165 of the Planning and
Development Act 2005 is to be placed on the certificates of title of
the proposed lots advising of the existence of potential odour and
noise hazards. Notice of this notification is to be included on the
diagram or plan of survey. The notification is to state as follows:
“This lot is in close proximity to the Mushroom Exchange and may
be adversely affected by virtue of odour and noise emissions from
that facility.”

2. Endorse the Schedule of Submissions (Attachment D) pursuant to Schedule 2,
Part 4, Clause 20(2), of the Planning and Development Regulations 2015.

3.  Forward this Ordinary Council Meeting Report and Council’s resolution to the
WAPC pursuant to Schedule 2, Part 4, Clause 20 of the Planning and
Development Regulations 2015.

Note that there are a number of other planning matters which have been raised as
part of the City’s consideration of the submissions received during the advertising
of the CNLSP which will require further consideration and resolution as part of the
planning for the remainder of the Casuarina North Precinct and Casuarina Central
Precinct. This includes matters such as the location of the district playing fields,
local centre and access to development staging within the Casuarina Cell. These
matters will require resolution as part of subsequent structure plan preparation by
landowners and as part of statutory approvals outside the current CNLSP. City
Officers will liaise with various landowners to guide and seek resolution to these
matters.

CARRIED

7

NOTE - That the officer recommendation has been amended within point one, dot
point eight, to include point additional point iv.
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Casuarina North Local Structure Plan
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| Casuarina North Concept Plan
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Local Planning Policy No 6
Clity af

Kwinana
A

Local Planning Policy 6

Guidelines for Structure
Planning In the Casuarina




Local Planning Policy No. 6
Guidelines for Structure Planning in the Casuarina Cell

Adopted: 23 May 2018
Last Reviewed:
Legal Authority: Planning and Development (Local Planning Schemes) Regulations
2015
Schedule 2 — Part 2 — Division 2

1. POLICY OBJECTIVE

To provide guidance on the district planning matters that should be considered during
the preparation of Local Structure Plans (LSPs) within the Casuarina Urban Development
zone (Casuarina Cell), to ensure that subdivision and/or development proceeds in an orderly
and proper manner across the whole Cell.

2. POLICY APPLICATION

This policy has been informed by the South Metropolitan Peel Sub-regional Planning
Framework (2018), Jandakot Structure Plan (2007) and Eastern Residential Intensification
Concept (2005) in order to ensure integrated decision-making. This ensures that these
regional planning documents are considered when preparing LSPs within the Casuarina
Cell.

To ensure that subdivision and/or development proceed in an orderly and proper manner,
LSPs prepared within the Casuarina Cell (pursuant to Planning and

Development Regulations 2015) may only be supported by the City of Kwinana (the City)
where they are prepared for one, or more, of the entire precincts as depicted

in Figure 1 (Attachment A).

The City may consider a LSP for a portion of a precinct where the proponent has:

¢ Demonstrated that the LSP addresses and meets the objectives of LPP6 and the
precinct guidelines in which it is located, such as the provision of significant local and
district land uses and facilities as identified in the policy;

e Demonstrated that the LSP can be considered in isolation to the wider planning
considerations within the precinct in which it is located, and, its approval would not
prejudice the optimum planning and design outcome of the precinct as considered by
Council;

¢ Demonstrated that the LSP applies to greater than a single lot and occupies an area
of at least 30% of a precinct; and

e Prepared a concept plan for the remainder of the precinct which addresses the matters
raised in the policy and has been the subject of consultation with other landowners in
the precinct. The concept plan shall be submitted with the LSP documents and shall
include but not limited to, details in relation to the outcomes of the consultation,
total site area of the precinct, gross subdivisible area, distributor roads, POS
schedule and POS distribution.



This policy should be read in conjunction with relevant State Government,
Commonwealth Government and City legislation and policies, including but not limited to:

e City of Kwinana Local Planning Scheme No. 2 (1992)

e Community Infrastructure Plan (as adopted by the City of Kwinana)

e Development Contribution Plan 3 (POS) (City of Kwinana, 3 October2017)
e Development Contribution Plan 10 (Community facilities) (as adopted by the City
of Kwinana)

Environmental Protection and Biodiversity Conservation Act 1999 (Cth)
Environmental Protection Act 1986 (WA)

Eastern Residential Intensification Concept (2006)

Guidelines for Structure Plans (WAPC, 2012)

Guidelines for Planning in Bushfire Prone Areas (WAPC,2015)

Jandakot Structure Plan (WAPC, 2007)

Liveable Neighbourhoods (WAPC, 2009)

Local Commercial and Activity Centres Strategy (City of Kwinana, 2013)
Planning and Development Regulations 2015 (WA Government)

South Metropolitan Peel Sub-regional Planning Framework (2018)

State Planning Policy 1 — State Planning Framework (WAPC, 2017)

State Planning Policy 2.3 — Jandakot Groundwater Protection (WAPC, 2017)
State Planning Policy 3.7 — Planning in Bushfire Prone Areas (WAPC, 2015)
State Planning Policy 4.2 — Activity Centres for Perth and Peel (WAPC,2010)
State Planning Policy 5.4 - Road and Rail Transport Noise and Freight
Considerations in Land Use Planning (WAPC, 2009)

e Strategic Community Plan 2017-2027 (City of Kwinana, January 2017)

3. DEFINITIONS

The terms used in this policy are defined below or as defined in adopted or amended
versions of the Local Planning Scheme No.2 (LPS2), Community Infrastructure Plan or
relevant Developer Contribution Plan(s):

Developer Contribution Plan
The subject land is included in Developer Contribution Plan 3 for public open space and
Developer Contribution Plan 10 for community facilities.

The principles and considerations that apply to development contributions are set out in State
Planning Policy 3.6 - Development Contributions for Infrastructure.

District Community Centre

A large scale multi-purpose community centre that caters for the higher order social

and community needs generated from surrounding local catchments. A District Community
Centre provides a diverse range of universal activities and programs, including performance
space.

A District Community Centre can also provide the base for the delivery of community services,
such as child health clinics and can also accommodate office space for
community organisations involved in the delivery of services or programs at the district
level and visiting government services.

A District Community Centre can also provide the facilities for adult day care and
other specialised functions and may resource and provide outreach programs,
activities and services to Local Community Centres.



District Youth Centre
A multi-purpose community facility catering for young people (12 - 24 year olds) by providing
a range of facilities, programs, services and activities that target their needs and interests.

Local Community Centre

A multi-purpose community building which provides a range of social, learning, personal
development, health and lifestyle activities. A Local Community Centre incorporates a main
hall area, activity area(s), meeting rooms, kitchen, wet activity areas, offices and storage
areas.

Local Centre
An important local community focal point that helps to provide for the main daily to weekly
household shopping and community needs.

District Sporting Ground

A multi-purpose sporting hub that is designed to have flexible capacity to cater for a diverse
and changing range of field sports over time, while also integrating opportunities and
infrastructure for passive recreation and physical activity.

Local Sporting Ground

A multi-purpose sports and recreation facility incorporating a grass active playing space with
training level lighting that can accommodate a wide variety of sports. A Local Sporting
Ground is typically shared by a minimum of two clubs and includes one to two multi-
purpose hard courts and other facilities such as cricket practice nets. A Local Sporting Ground
also provides for informal physical activity and passive recreation, such asjogging,

walking, fithess programs and dog exercise and includes play equipment, seating, picnic
table, BBQ, drinking fountain, toilets and shade at a minimum.

A facility building is situated alongside the playing field to provide toilets and some shade.

Local Park
A well designed open space with equipment and natural play opportunities for 0-12 year olds
including active and passive elements.

4. GENERAL GUIDELINES

In addition to the requirements of the Western Australian Planning Commission (WAPC) and
the City, there are a number of specific district planning matters that must be addressed as
part of all LSPs prepared for the Casuarina Cell, as described below:

Bushfire Protection
This policy should be read in conjunction with State Planning Policy 3.7 - Planning in
Bushfire Prone Areas (WAPC, 2015).

LSPs must take into account bushfire protection requirements. The City will not support
LSPs where vulnerable and high risk land uses are proposed in a manner in which the
associated risk cannot be sufficiently mitigated.

Compatible land uses in the vicinity of the mushroom farm

Evidence obtained from onsite noise studies, odour studies and modelling will be required
when sensitive land uses are proposed in the vicinity of the mushroom farm on Lot 1 (45)
Orton Road, Casuarina to demonstrate that the proposed land uses will not be
exposed to unacceptable odour and noise emissions, to the satisfaction of the City.



The City will only support land uses in locations where it can be confident there will not
be long-term odour and noise conflicts.

Interface treatment between Development and Rural zones

In locations where the boundary of a proposed LSP, within the Development zone, abuts
the Rural Water Resource zone (Jandakot Groundwater Protection Area) the
following potential land use compatibility matters should be taken into account and
appropriately mitigated:

° The potential impact of future land uses within the Development zone on the visual
amenity (light emissions, fencing and landscaping) and character of the Rural zone;
and

° The potential impact of land use activities (noise, dust and odour) within the Rural

zone on future sensitive land uses within the Development zone.

Local Water Management

Stormwater drainage should be contained within each precinct, unless supported by a Local
Water Management Strategy and an implementation process that enables drainage to be
managed elsewhere. Peel sub-drains should be upgraded to an appropriate urban standard
with Living Stream treatment in accordance with the Development Contribution Plan.

Residential Densities

Residential densities should accord with Liveable Neighbourhood principles with higher
densities located near the activity centre or areas of higher amenity, such as public open space
(POS).

5. LOCAL STRUCTURE PLANNING GUIDELINES

In addition to the requirements of the WAPC and the City, there are a number of specific
district and significant local planning matters that must be addressed as part of
structure planning for each precinct identified in Figure 1 (Attachment A), as described
below:

a) NORTH PRECINCT
The North Precinct should include the following:

i. Bulky Goods and Showroom uses should be located adjacent to Thomas Road
and the Kwinana Freeway to make best use of the access and exposure provided
by these roads. Supermarkets and small format shops are not permitted in this
area. The balance of the precinct should be used for residential purposes.

. Primary access from Thomas Road should allow a four way intersection as
approved in the Anketell South Local Structure Plan (2014). This access should
become the primary north—south route through the broader Casuarina Cell and
should link to existing Landgren Road in the adjacent Central Precinct.

il. The City may support the use of the land within the power line easements for car
parking associated with the adjacent commercial and recreation uses.

iv. Development of a District Sporting Ground located on land to be acquired by the
Development Contribution Plan in accordance with the adopted Community
Infrastructure Plan (or most recent version).



Vi.

Vii.

b)

A maximum of 80% of the total POS requirement in the North Precinct shall be
provided within the precinct with the shortfall (maximum 20%) being provided as
a cost contribution through the DCP.

The identification of a site for a Local Centre (commercial and activity centre)
(800m? retail floor space) should be provided at the intersection of Landgren
Road and Orton Road, either in the North Precinct or the Central Precinct.

As part of the submittal of a LSP, the applicant shall consider and address the
key land uses proposed in the Jandakot Structure Plan and Eastern Residential
Intensification Concept for this Precinct area.

CENTRAL PRECINCT

The Central Precinct should include the following:

Vi.

Vii.

c)

A Primary School site located near the intersection of Landgren Road and Orton
Road.

POS co-located with the Primary School to the satisfaction of the City and the
Department of Education.

A maximum of 80% of the total POS requirement in the Central Precinct shall be
provided within the precinct with the shortfall (maximum 20%) being provided as a
cost contribution through the DCP.

Landgren Road as the main north-south road link through the Casuarina Cell.

The identification of a site for a Local Centre (commercial and activity centre)
(800m? retail floor space) provided at the intersection of Landgren Road and Orton
Road, either in the Central Precinct or the North Precinct.

Commercial uses and floor areas should be consistent with the City’s Local
Commercial and Activity Centres Strategy (2013).

As part of the submittal of a LSP, the applicant shall consider and address the key
land uses proposed in the Jandakot Structure Plan and Eastern Residential
Intensification Concept for this Precinct area.

SOUTH PRECINCT

The South Precinct should include the following:

A site for a High School provided in accordance with the design principles set
out in Liveable Neighbourhoods.

A Local Sporting Ground (with a facility building and kiosk) to be co-located
with the high school in accordance with the adopted Community Infrastructure
Plan (or most recent version).

Land for a District Community Centre (7,000m?) to form part of the POS
contribution for the Casuarina Cell.



Vi.

Vil.

viii.

LPP6: Guidelines for Structure Planning in the Casuarina Cell

Land for a District Youth Centre (7,000m?) to form part of the POS contribution for the
Casuarina Cell. The District Youth Centre should be located adjacent to the District
Community Centre within POS.

The identification of a site for a for a Local Centre (6,000m? retail floor space) be
provided near the intersection of the north-south linkage (Landgren Road) and
Mortimer Road.

Landgren Road be extended to connect to and generally align with Nicholas Drive to
provide a north-south linkage. The current intersection of Nicholas Drive and Mortimer
Road may be used to align with local structure planning for the Wellard East Cell.

The assessment of the environmental quality of the existing bushland within the
Casuarina Cell and make recommendations for the preservation of areas of
environmental value in accordance with the Western Australian Environmental
Protection Act 1986 and the Commonwealth Environmental Protection and Biodiversity
Conservation Act 1999.

The shortfall of POS in the North and Central Precincts may be used to purchase
additional Restricted POS in the South Precinct through the DCP, for the purpose of
maximising the preservation of environmentally significant native bushland.




Attachment A (Figure 1)
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Attachment D

SCHEDULE OF SUBMISSIONS
Proposed Casuarina North Local Structure Plan and Concept Plan

SUBMITTER AND ADDRESS NATURE AND SUMMARY OF SUBMISSION CITY OFFICERS COMMENT

Department of Water and Consistent with Better Urban Water Management (BUWM) (WAPC, 2008) and policy measures outlined | Noted

Environmental Regulation in State Planning Policy 2.9 the proposed Structure Plan should be supported by an approved Local
Water Management Strategy (LWMS) prior to final approval of the Structure Plan. City Officers recommend that a local water management strategy should be
Contact: prepared in consultation with the DWER prior to the WAPC adopting the
Brett Dunn The LWMS should demonstrate how the subject area will address water use and stormwater CNLSP to ensure that these issues are resolved.
Program Manager management. It should contain a level of information that demonstrates the site constraints and the
Urban Water Management level of risk to the water resources. The CNLSP includes a requirement to prepare an Urban Water Management
Peel Region Plan (UWMP) in consultation with the City prior to the commencement of
The DWER reviewed the supporting document, Lots 9011, 9012, 9013, 1199 and 3 Thomas Road, subdivision and development works. The City recommends that the DWER also
Casuarina - Local Water Management Strategy (JDA, December 2017) and it was deemed be consulted during the preparation of the UWMP.

unsatisfactory to the DWER. The DWER cannot support the structure plan until the Department is
satisfied with the LWMS. Accordingly, the proposed structure plan should not be finalised prior to the
endorsement of a satisfactory LWMS by the DWER and the City of Kwinana in accordance with BUWM
(WAPC, 2008).

Section 5.2.1 Public Open Spaces

If groundwater is required to irrigate any POS or streetscape areas, this is to be identified within the
LWMS including a table detailing areas to be irrigated, irrigation rates taking into consideration hydro-
zoning and total amount required. A licence from DWER is required and a copy is to be included within
the appendices.

Section 5.3.2 Local Stormwater Management

Please include diagrams and cross-sections of the proposed bio-filtration areas (roadside and median
strip swales) and basins including invert levels for all events, subsoils and their discharge points, inlets
and outlets, and the MGL.

Section 5.3.2.4 Surface Water Modelling

This section describes the use of the Australian Rainfall and Runoff 1987 to align with the modelling
carried out for the Jandakot District Water Management Plan. As per Decision process for stormwater
management (DWER, 2017), please also include a comparison with the methodology used within the
recently released Australian rainfall and runoff (Ball et al. 2016) to determine flows and levels, and
incorporate into table 10 and update where necessary.

Section 5.4.2 Managing Changes to Groundwater Levels

Further detail is required to demonstrate the proposed treatment and management of subsoil drainage.
Subsoil drainage is to be free flowing and be treated via vegetated bio-filters before discharging into the
living stream. This is to be demonstrated within a plan included invert levels which they are to be set as
well as their outlets.

Section 6.5 Monitoring Programme and Contingency Planning
With regards to monitoring groundwater quality, also make a comparison of the data collected between
the upstream and downstream bores.

In regards to the monitoring frequency within Table 15, groundwater levels are to be monitored monthly
and water quality quarterly. Please also include another table (or incorporate into table 15) detailing the
post-development trigger values for all parameters.

Also within table 15, it states that groundwater quality will be monitored at one monitoring location
(WAM3), however detail contained within paragraph indicates four monitoring locations. Please amend
the table.

Table 16 details criteria for exceeding water quality criteria. The method used to develop the proposed
trigger values are quite generous. By using 20% of the maximum recorded level, this can give a high




SCHEDULE OF SUBMISSIONS

Attachment D

Proposed Casuarina North Local Structure Plan and Concept Plan

trigger value. For instance, previous monitoring of NOx had a mean level of 1.21 mg/L, median 0.07
mg/L, minimum 0.05 mg/L and a maximum of 17 mg/L. Using this outlier of 17mg/L to develop a trigger
value would allow a large window before any contingency actions would be initiated. This is also the
case with other parameters including total phosphorus. In these instances, the outliers should be
excluded from the data set to determine the trigger values.

Also within table 16, contingency actions should include re-application of soil amendment and
increased plantings if water quality monitoring indicates increased nutrient concentrations within the
living stream and groundwater.

Figure 23 Post-development Monitoring Layout
It is recommended that groundwater monitoring bore GW3 (or an additional bore) is located
downstream of POS/basin B1 area to capture “downstream” monitoring events.

Appendix E Pre-development Groundwater Quality Monitoring Data (360 Environmental)
Total N data appears to be absent from the monitoring events captured within October 2014 and
January 2015 from all bores. Please provide an explanation as to why this occurred.

It is recommended that the LWMS is amended in accordance with the aforementioned comments and
any advice from the City of Kwinana, and re-submitted to both agencies.

Department of Biodiversity,
Conservation and Attractions

Contact:
Benson Todd
Regional Manager

The subject area located in proximity to Bush Forever Site 270 Sandy Lake and Adjacent Bushland,
Anketell. Bush Forever Site 270 is part of Jandakot Regional Park and approximately half of it is
managed by the Parks and Wildlife Service for conservation purposes, the remaining area is in private
freehold.

DBCA notes that this area is zoned Urban in the Metropolitan Region Scheme and has been identified
for short-medium term urban staging (2015-2031) in the Perth and Peel @ 3.5 Million land use planning
and infrastructure frameworks released by the State Government in March

2018.

Noted

Matters of National Environmental Significance

The LSP documentation includes Precincts 1 & 2 Thomas Road, Casuarina Environmental Assessment
(PGV 2017) and 1 & 2 Thomas Road, Casuarina Significant Tree Survey (PGV 2018). The proposed
development would impact a number of trees considered to provide potential habitat for Black
Cockatoos, and it proposes clearing of 4.4 hectares of banksia woodlands which may be considered to
be part of the recently been listed “Banksia Woodlands of the Swan Coastal Plain” Threatened
Ecological Community (TEC). DBCA notes that the proposed development has been referred to the
Department of the Environment and Energy for assessment under the Environment Protection and
Biodiversity Conservation Act 1999 (EPBC Act). The action was assessed to be ‘Not a controlled action’
on 4 April 2016.

A spring flora survey is included in the EPBC Act referral documentation (EPBC 2016/7659 Attachment
5), specifically targeting threatened and priority flora. A detailed search of potential Caladenia huegelii
and Diuris purdiei habitat was undertaken on 17 October 2012 by Bennett Environmental Consulting
Pty Ltd at the optimal flowering time for these species, however no threatened or priority flora were
recorded.

Noted

Protection of native vegetation of high conservation value

A review of wetland mapping has been undertaken to guide the priorities for the conservation of
wetlands in the Perth and Peel regions. A portion of the Multiple Use wetland (MUW) UFI 6629 in the
north-eastern part of the subject area has been assessed as having “high conservation value”. This
wetland is within Lot 9012 and aerial imagery shows the entire lot is reasonably well vegetated in
comparison with much of the surrounding area. DBCA supports the protection of wetland and bushland
vegetation within Lot 9012, inclusive of the significant trees identified in Figure 2 of the significant tree
survey (PGV 2018).

Not supported

A multiple use wetland is defined by DBCA as a wetland with few remaining
important attributes and functions which conflicts with the advice being provided
by DBCA in relation to the wetland contained within the CNLSP.

City Officers are of the view there are more environmentally significant areas of
bushland within the Casuarina urban cell warranting conservation. The CNLSP
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identifies the multiple use wetland as being developed for service commercial
purposes and it is not considered practical to conserve the wetland in the long
term in a commercial land use area.

Future subdivision should be designed to ensure the protection of vegetation worthy of retention within
the LSP area.

Noted

The City’s Environment team are of the view there is limited vegetation of high
quality in the CNLSP area.

The applicant submitted a Significant Tree Survey as part of the CNLSP.

City Officers have considered the survey and visited the site. City Officers are of
the view that there appear to be a number of significant trees on site worthy of
retention and should be considered as part of future subdivision applications on
the site. There is an opportunity to retain these trees within proposed drain
reserves and living streams.

City’s Officers recommend that a Landscape Feature and Tree Retention Plan is
developed in consultation with the City at the detailed design stage.

The City will recommend that the WAPC be requested to impose a condition on
future subdivision applications requiring the preparation of a Landscape Feature
and Tree Retention Plan in accordance with LPP1, to ensure that the retention of
significant trees is optimised as part of the civil design and earthworks.

Western Power

Contact:

Jared Morskate

Senior Network Specialist
Safety Environment Quality and
Training

The structure plan area contains key Western Power strategic network corridors, consisting of high
voltage 330 kV transmission lines. The corridors are currently protected by registered easements to the
benefit of Western Power, restricting use and development over this land.

Noted

The structure plan, future subdivision and development processes must protect the transmission line
corridor and associated assets from encroachment, mitigating public safety or network reliability risks
and ensuring there is no impediment to routine and emergency land access to the network.

Noted

Condition1
Prior to subdivision, Western Power will need to review, assess and provide prior written consent to any
proposals below within the registered easement, in accordance with standard easement conditions:

Landscaping plans (including mature heights and location of species);
Ground level changes;

Permanent structures;

Drainage plans;

Conservation controls.

In respect to condition 1, the proponent must submit detailed design plans for the land use and
drainage proposed within the electricity infrastructure corridor to allow determination of its suitability in
respect to public safety, routine and emergency land access and future network plans. Regarding public
safety assessment, the requirements of the detailed study are summarised below and a required to
form part of the servicing strategy:

¢ Soil Resistivity Report outlining on-site measurement of the soil resistivity, using the Wenner
method.

Support

Western Power may request the WAPC to impose a condition on subdivision
approvals requiring the proponent to submit detailed design plans for the land
use and drainage proposed within the electricity infrastructure corridor to allow
determination of its suitability in respect to public safety, routine and emergency
land access and future network plans.
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e An Earth Potential Rise study to determine touch, step and transfer potentials, including
documentation of all calculations.

e A Low Frequency Induction study to investigate the effects of induced voltages from the power
line for step, touch and transfer potentials, during both construction and operation of the site.

e An Electrostatic Induction study to investigate the potential of hazardous charging of metallic
objects in the vicinity of the line, such as fences, gates and other services.

¢ An Electromagnetic Field Study to determine the impacts of Electric and Magnetic Fields as per
ARPANSA guidelines.

The studies should identify any mitigation required and be submitted to Western Power for review,
record-keeping and to confirm the appropriateness of the proposed land use prior to subdivision.
Please be advised that Western Power can provide data to assist in the preparation of the report, which
will attract a fee. Costs will be estimated and funds must be received prior to assessment commencing.
Generally assessments will take between three to five weeks, from receipt of funds.

Western Power requires the following additional provisions to be included on the Structure Plan for
consideration at the subdivision and development stages:

e Provision of Section 70A Notifications on all proposed lots adjoining the existing Western
Power registered easement prior to subdivision clearance advising prospective purchasers that
they are in close proximity to power infrastructure which will be maintained, upgraded and
expanded on a regular basis.

¢ All development shall be designed and constructed to protect Western Power infrastructure and
interests from potential land use conflict.

¢ No development (including fill, fencing, storage or parking) will be permitted within Western
Power registered easements without the prior written approval of Western Power or the
relevant power line operator.

Noted

These matters will be considered during the consideration of subdivision and
development applications.

Appropriate conditions may be imposed on subdivision approvals by the Western
Australian Planning Commission; and development applications will be assessed
to ensure that Western Power infrastructure and interests are not compromised.

Department of Transport

Comment:

Yohan Nugraha

Transport Designer
Integrated Transport Planning

No Comment

Noted
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Water Corporation

Contact:

Kevin Purcher

Senior Planner
Development Services

Some information in the structure plan and in particular the Local Water Management Strategy (LWMS)
needs to be changed or added to before it should be accepted. The following should be considered in
formulating a new report.

Drainage
The subject area falls within the Peel Drainage Catchment in the Mundijong Drainage District, a rural

drainage system. Some Peel Sub Drains traverse the subject site in. Rural drains are not designed to
give flood protection at all times and some inundation of land can be expected. The Water Corporation
maintains its existing drains to ensure they are capable of clearing water from adjacent rural properties
within three days of a storm event, where contours and internal drainage make this physically possible.

Future governance and maintenance of this drain will need to be determined if this area is to be
urbanised (please see more detailed comments below).

Developments within this catchment are required to contain the flows from a one in one hundred year
storm event on site. Discharge to the Water Corporation drains must be compensated to pre-
development levels. The developer of this land should be advised to liaise with the Water Corporation
at the preliminary planning stage to determine detailed planning requirements as this area could be
prone to future flooding. At the time of development the developer may be required to provide
calculations from a consulting engineer to demonstrate, to the satisfaction of the Water Corporation,
that the runoff from the development has been restricted to pre development levels.

Please note the following more detailed comments regarding the LWMS.

Section 3 and Figure 2 - The southern boundary of the LWMS should include the Peel Sub P and the
Peel Sub P1 Drains. Existing buildings to the south of these drains constrain the potential of converting
them into Living Streams in the future leaving only a piped option. In accordance with the “Jandakot
DWMP - Peel MD catchment”, sub drains and any associated drain reserves will be transferred to the
Local Authority (in this case the City of Kwinana). On this basis all of the sub drains within and adjacent
to the development should be included in the LWMS and issues such as ultimate profiles and the
process and the timeline for the transfer from the Water Corporation to the City of Kwinana (prior to
completion of the subdivision) should be discussed more fully in section 5.3.1. Also the resolution of
land matters associated with the existing drain reserve(s) will need to be negotiated and agreed with
the Water Corporations Procurement and Property Business Unit and this should also be discussed.

Section 4.8.1.1 and Figure 16 and Figure 22 - Groundwater levels should be consistent with those
shown in the Jandakot DWMP. As there is a variation this needs to be discussed and agreed with
Department of Water Environmental Regulations.

Section 5.3.1 (Paragraph 1) and Figure 19 — Please add a comment that the final decision on the
ultimate profile for the Peel Sub P Drain (and Peel Sub P1) lies with the City of Kwinana. Figure 19
should indicate 1 in 6 side slopes in accordance with Section 5.3.1 (Paragraph 4)

Section 5.3.1 (Paragraph 5) - Consideration may need to be given by City of Kwinana to using RCP
culverts adjacent to the HV towers in lieu of box culverts to mitigate potential siltation issues.

Under section 5.3.2 Modelling and Results (Page 26, Paragraphs 4 & 5) -Reference is made to basins
A and C which should read Basins 1 to 5 as per Table 11. lItis also noted (paragraph 8) that there is a
minor increase (30mm) in the 1% AEP levels at PPCB1 and 10% AEP at PPCB2 (post development
Sub P living stream compared to predevelopment) which is acceptable to the Water Corporation.

Support

The CNLSP includes a requirement to prepare an Urban Water Management
Plan (UWMP) in consultation with the City prior to the commencement of
subdivision and development works. The City recommends that the Water
Corporation also be consulted during the preparation of the UWMP.
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Water
The proposed strategy to service the area with reticulated water outlined in the structure plan report
should be further refined taking into account the following:

Reticulated water of a sufficient capacity to serve the proposal is currently not available. The proposed
development in this area will require headworks size water mains to be constructed. The headworks
mains may be required to be constructed as part of the subdivision process of this or other proposed
developments in the surrounding area. A route for the headworks mains will also be required, up to 20
metres wide. The route should be in the form of a road reserve.

The Water Corporation’s long-term water planning for this area indicates that a DN500 headworks
water main will be required to be extended Orton Road to service this and other land in the area. This
headworks sized water main that is not scheduled on the Water Corporation’s 5-year Capital
Investment Program will not normally be able to be ‘prefunded’ therefore the extension of the water
distribution system may require the developer to fund the water distribution mains.

Wastewater
The proposed strategy to service the area with wastewater outlined in the structure plan report should
be further refined taking into account the following.

There is no permanent pump station for the catchment the subject area falls within. For a wastewater
connection the development will require headworks infrastructure including a Wastewater Pump Station
to be constructed. The location of this pump station has not been finalized and will need to be
determined before development takes place. The headworks infrastructure may be required to be
constructed as part of the subdivision process of this or other proposed developments in the
surrounding area. A temporary pump station may be an option to serve the area. Consideration must
be made to the location of any proposed pump station. A pump station will require appropriate land to
be provided for the works and the odour buffer that will surround the works. The extent of the buffer
should be determined at the planning/design stage to ensure that only compatible land use is within the
buffer. A route for the headworks mains will also be required, up to 20 metres wide. The route should
be in the form of a road reserve.

This headworks that are not scheduled on the Water Corporation’s 5-year Capital Investment Program
will not normally be able to be ‘prefunded’ therefore the works may require the developer to fully fund.

General Comments

The principle followed by the Water Corporation for the funding of subdivision or development is one of
user pays. The developer is expected to provide all water and sewerage reticulation if required. A
contribution for Water and Sewerage headworks may also be required. In addition the developer may
be required to fund new works or the upgrading of existing works and protection of all works. Any
temporary works needed are required to be fully funded by the developer. The Water Corporation may
also require land being ceded free of cost for works.

Noted

Department of Fire and
Emergency Services

Contact:
Sandeep Shankar
Senior Land Use Planning Officer

The BAL contour plan depicts areas BAL 40 and BAL FZ affecting some peripheral boundaries of the
LSP. Further consideration of subdivision and development design at subsequent stages should
optimise hazard separation through combination of public road reserves, public open space, internal
access roads/driveways and private managed landscape areas.

Areas of hazard separation should be annotated on the structure plan (for western periphery and areas
adjacent to proposed drainage area and living stream, to ensure consideration of subsequent planning
stage(s).

Support

Prior to the WAPC adopting the CNLSP, City Officers recommend that the
CNLSP be annotated with the identification of hazard separation areas,
particularly for the western periphery and areas adjacent to the proposed
drainage area and living stream to ensure this information is considered at
subsequent stages of the planning process.




SCHEDULE OF SUBMISSIONS

Proposed Casuarina North Local Structure Plan and Concept Plan

Attachment D

At the structure plan stage, consideration should be given to the intensification of land use and how this
relates to identified bushfire hazards at this location.

DFES is satisfied that the BMP has adequately identified the bushfire risk and considered compliance
with the bushfire protection criteria.

However modifications to the BMP will be required at subsequent planning stages to ensure measures
within the BMP can be achieved.

DFES requests the City of Kwinana consider annotating the LSP with the identification of hazard
separation areas (see Asset protection zones in Figure 7 of BMP), particularly for western periphery
and areas adjacent to proposed drainage area and living stream. This will ensure this information is
considered at subsequent planning stages (subdivision & development applications).

Taylor Burrell
(on behalf of PRM Property
Group)

Contact:
Luke Montgomery
Senior Associate

PRM own and are contracted to own approximately 40 hectares located within the Casuarina Central
Precinct. PRM’s land holdings represent approximately 36.5% of land contained within the Central
Precinct. Despite the flexibility accommodated within LPP 6, which allows only a portion of the Central
Precinct to be the subject of a Structure Plan (SP), PRM as manager for PRM is currently preparing an
all-encompassing SP for the entire Central Precinct. In accordance with LPP 6, this SP will consist of
predominately Residential land uses; non-residential / mixed business land uses located west of the
power line easement; a Primary School; and Public Open Space (POS) and conservation areas. Road
links will connect from the Central to the Northern Precinct.

Noted
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This submission has been prepared in the context of being able to provide informed comment on the
details contained within the SP proposal as they relate to the Northern Precinct generally and potential
implications for the Central Precinct, to ensure the best planning outcome is achieved, which
accommodates a coordinated development outcome. Unfortunately, the level of detail contained within
the SP is insufficient in some areas in order to provide informed comment with regard to possible
implications for future residents within the Central Precinct and the Casuarina Urban Cell generally.

Consequently, much of this submission is based on identifying where these limitations exist as it is
simply not possible to provide informed comment based on the information in hand. The main areas of
concern relate to road planning, which is of particular importance for future residents within the Central
Precinct as a heavy reliance will be placed on movement from the Central Precinct through the
Northern Precinct to Thomas Road. In addition, it is important that ongoing access is provided to
Thomas Road as this is a vital link to Orton Road for future residents of the Central Precinct.

There are several areas within the advertised structure plan documentation which provide an
inadequate level of detail in which to allow appropriate analysis and; therefore, result in providing
proper, informed comment. The main areas from a spatial planning point of view, include:

Concept Plan — LPP 6 suggests in the absence of a SP not covering an entire Precinct, then a Concept
Plan shall be provided to depict suitable context for what is a likely development outcome for the
balance of the Precinct.

To allow informed decision making, this should ideally include context / relationship to the adjoining
Precinct i.e. Central Precinct. The ‘Concept Plan’ has insufficient detail to constitute a true concept
plan. For comparison’s sake, refer to level of detail contained on the concept plan contained within
Appendix | of the SP report. The ‘Concept Plan’ shows very broadly residential land use; District Open
Space; and an ‘Integrator B’ road.

The Concept Plan or report does not detail potential dwelling / lot yield for the entire Northern Precinct
including future residential areas, which is important for, amongst other reasons, traffic and road
planning for the precinct; and also, POS distribution. This high-level detail is insufficient to provide
comment on the potential integration with the Central Precinct on matters such as drainage; traffic
generation and road planning. To allow informed comment on the relationship between the two
Precincts and to understand any land use conflicts, it is recommended a greater level of detail is
provided on the Concept Plan covering the entire Northern Precinct.

Noted

The CNLSP was advertised for comment pursuant to the P&D Regulations.
LPP6 requires that a concept plan be prepared for the balance of the northern
precinct. City Officers are satisfied that the concept plan provides sufficient
detail and meets the requirements of LPP6, and, does not prejudice future
planning of the Casuarina urban cell.

The purpose of the concept plan is not to resolve detailed planning issues but to
identify the structure planning issues that need to be resolved during
subsequent stages of the planning processes and enable these issues to be
discussed in a transparent manner prior to future structure planning.

The issues raised by the submitter will be resolved at later stages of the
planning process, particularly the local structure planning stage. City Officers
intend to work with landowners at an early stage to attempt to reach resolution
to a number of these important structure planning issues.

One of these matters will be road links between Thomas Road and the central
parts of the cell. The concept plan does identify a proposed road linkage
between Thomas Road and Orton Road. The City will require the final
alignment to be provided in the local structure plan for the balance of the
northern precinct.

There are clear inconsistencies between the detail provided on the SP when compared to the Service
Commercial precinct Concept Plan contained within Appendix | and the detail contained within the
Traffic Impact Assessment prepared by Transcore. This is a concern because each of these plans and
documents are incongruous meaning the potential for incorrect planning and design outcomes to result.
For example, the road hierarchy may not be appropriate based on the potential traffic which may be
generated. This matter is discussed in further detail below.

In addition to the above, there appears to be inconsistencies with the land use designations between
the detail on the Service Commercial precinct Concept Plan contained within Appendix | and the SP
e.g. the north eastern corner of the intersection of the two Neighbourhood Connectors.

Support

City Officers recommend that the inconsistencies between the versions of the
CNLSP shown in Traffic Impact Assessment and the proposed commercial plan
be corrected prior to the CNLSP being adopted by the WAPC.

The proposed SP is predominately based on a Service Commercial land use designation for the
purposes of bulky goods retail; however, there is no economic / retail assessment in support of the SP
in order to understand service catchment; inform traffic implications; and ultimately determine if the
extent of floor space possible is viable and sustainable in the long term.

This is particularly important, given the City of Kwinana has instructed our Office to provide non-
residential / mixed business uses over approximately 7.5ha within the Central Precinct. There is a clear
relationship between the SP areas and the service offerings which will be provided over land which is
designated for non-residential land uses, so an understanding of the Casuarina Precinct as a whole,

The area the subject of the CNLSP was identified by the WAPC as suitable for
mixed use in the Jandakot Structure Plan (JSP) (WAPC, 2007). The site was
identified for Mixed Business in the draft Eastern Residential Intensification
Concept (ERIC) which was prepared by the City in 2005 to guide district planning
for the eastern side of the City and in the Local Commercial and Activity Centres
Strategy.
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even if this is high level, would prove beneficial. It is noted that there are similar land use designations
located north of Thomas Road, in close proximity to the SP area.

Traffic and Transport

It is noted that the LSP on page 43 refers to Bombay Boulevard being located within ‘private land’.
However, this is only partially correct as part of Bombay Boulevard is within ‘private land’ and the part
south of the existing drain is within road reserve under public ownership.

As will be detailed below development staging is recommended to be addressed in greater detail as
Bombay Boulevard provides an integral connection for the land to the south and east of the Northern
Precinct, at least, in the short to medium term. Certainty is required within the SP so that appropriate
design and decision making can be made for the Central Precinct to be suitably connected through to
Thomas Road. Further analysis of the road planning between Orton Road and Thomas Road is
recommended as the information currently contained within the SP documentation does not sufficiently
detail predicted traffic volumes for the area the ‘subject of further planning’ within the Northern Precinct
and traffic to be generated within the Central Precinct and beyond. Further discussion is provided on
this below. In this regard, a paralleling road network is necessary between Orton Road and Thomas
Road which allows connections through to the Central Precinct and appropriately distributes traffic.
Exploring this matter further should also consider the ongoing use of Bombay Boulevard, which
provides an important connection for the existing rural population to the east and also for the purposes
of an alternative connection in the event of an emergency e.g. bushfire.

We understand the City’s technical officers are currently exploring options with regard to road planning
for the Northern Precinct including the ongoing use of Bombay Boulevard. We can assist this process

as detail comes to hand with regard to design; yield; population; land use distribution; traffic modelling

and road planning for the Central Precinct, which can be used to inform decision making for the overall
road network in both Precincts.

The Concept Plan shows one higher-order road connection to the Central Precinct which is an
extension of Landgren Road, which ultimately connects with Thomas Road. 2. The SP and Concept
Plan do not depict connections between the core Service Commercial and the Mixed Business area
planned south of Orton Road within the Central Precinct. 3. In addition to point 2 above, comment
cannot be provided with regard to intersection spacing north and south of Orton Road as no road
planning detail is depicted on the Concept Plan. This is important to ensure appropriate subdivision
design can be undertaken as early as possible to create certainty given there are several lots under
different ownership north and south of Orton Road. The detail contained within the Transport Impact
Assessment (TIA) prepared by Transcore is limited, this could possibly be as a result of the limited
detail contained within the SP, being only for a portion of the Northern Precinct and the limited detail
contained on the Concept Plan. Nevertheless, the absence of detail and consideration of the broader
locality has the potential to influence road planning within the Northern Precinct and potentially create
traffic issues in the long-term. There is obviously the potential for flow-on impacts for the Central
Precinct and there is a need to consider the overall traffic implications for the entire Casuarina Urban
Cell.

There are inconsistencies with how the main north south road, which connects with a roundabout to
Thomas Road is depicted. This road is depicted on the SP as a Neighbourhood Connector; however, is
referenced in the TIA and on the Concept Plan as an Integrator B. This has the potential to create an
incorrect road hierarchy resulting in a road design which is insufficient to accommodate the traffic to be
generated within the Northern and Central Precincts, which will ultimately link to Thomas Road. In
addition to the above, the SP does not depict a continuation of the western north-south Neighbourhood

Connector which is contemplated on the Service Commercial precinct Concept Plan and within the TIA.

As understood on the advice of the City of Kwinana’s technical officers, there is the preference for a
connection between the non-residential / mixed business area to be contained along the western edge
within the Central Precinct, and the Service Commercial precinct contained within the Northern
Precinct. It is recommended that further consideration is given to realising this connection(s) as it is
important to both SP areas and the associated road hierarchy.

Noted

The submitter has raised a considerable number of issues which mainly relate
to land either situated outside of the proposed CNLSP, or to the balance of the
Casuarina North precinct, or the Casuarina Central precinct.

City Officers acknowledge that these issues must be resolved as part of the
planning process. The purpose of the concept plan is not to resolve detailed
planning issues but to identify the broad structure planning issues that need to
be considered during subsequent stages of the planning process and enable
these issues to be discussed in a transparent manner prior to future structure
planning.

The issues raised by the submitter will be resolved at later stages of the
planning process, including local structure planning, subdivision and
development. The local structure plan for the balance of the northern precinct
will be advertised for comment once it has been lodged with the City.
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The Traffic Impact Assessment appears to only detail / assess the traffic to be generated from within
the SP area itself, with little due regard to traffic to be generated from the remainder of the Northern
Precinct; the Central Precinct; and beyond. This is evidenced by no reference to residential dwelling
yields; no reference to the school; and no reference to other non-residential uses which are expected
within the balance of the Northern Precinct and within the Central Precinct. Consequently, there is no
way in which to assess the correctness of the road hierarchy and if the SP can accommodate the road
layout which will be required for the traffic to be generated from the Northern Precinct as a whole; the
Central Precinct; and beyond. Ultimately, the majority of the traffic generated from the Central Precinct
will move through the Northern Precinct to Thomas Road. Specifically, the TIA suggests approximately
9,000 vehicles per day forecast (8,300 - 8,800vpd) on the new north-south spine road. However, future
residential development generated form the Northern Precinct and the future development of the
Central Precinct, the traffic volumes expected to be created would suggest a four-lane divided road
would be required south of the proposed roundabout on Thomas Road. ‘Road’ 2 is identified as a
Neighbourhood Connector in the SP, which is not suited for the forecast traffic demand (max 7,000vpd).
Other comments in response to the TIA and its link to the SP include:

e The road reservations shown in Table 1 do not appear to be based on Liveable
Neighbourhoods’ recommendation or alternatively provide further explanation as to reasons for
these departures.

e Given the large floor area for commercial activity, there is no reference to Heavy Goods
Vehicles access, which ideally should be segregated from the residential access.

Service Infrastructure Noted
The SP references the requirement for the construction of a Wastewater Pump Station (WWPS) ‘L’ to

be located north of Orton Road. It should be noted that the location planned for the WWPS is within

land under different ownership to that of the proponent of the SP. In this regard, PRM has an executed

legal agreement with the relevant landowner to progress the WWPS for the purposes of servicing the

Central Precinct.

Hydrology Noted

Drainage design being undertaken for the Central Precinct intends to discharge to the Peel Sub P1A
Drain via the existing culverts beneath Orton Road in accordance with rates specified in the Department
of Water Jandakot Drainage and Water Management Plan Arterial Drainage Strategy. Future design for
the area identified as ‘subject to future planning’ will need to take this into consideration.

A Local Water Management Strategy should be reviewed to the satisfactionof
Watercorp and the Department of Water and Environmental Regulation prior to
the WAPC adopting the CNLSP to ensure that this issue is resolved.

The CNLSP includes a requirement to prepare an Urban Water Management
Plan (UWMP) in consultation with the City prior to the commencement of
subdivision and development works. The City recommends that the Department
of Water and Environmental Regulation also be consulted during the preparation
of the UWMP.

Staging

Development staging is important given the main road linkages between the Central and Northern
Precinct through to Thomas Road. The SP detail is vague with regard to when the construction of these
key linkages will occur and in particular the ongoing use of Bombay Boulevard. It is vital that Bombay
Boulevard remains open to provide a connection between Thomas Road and Orton Road. To assist
with a staging strategy for the Central Precinct a greater level of detail and commitment to the staging
for the Northern Precinct is recommended.

Noted
City Officers are not able to prescribe certainty regarding stages of development.

It is acknowledged that staging will affect orderly planning and it would be
beneficial to provide a degree of certainty to landowners situated along and to
the south of Orton Road.

As discussed, City Officers intend to work with landowners/developers to seek to
resolve outcomes on a range of planning matters including staging as part of
forthcoming structure planning for the Casuarina north and central precincts.
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CLE Town Planning and Design
(on behalf of the owners of Lots
2, 24 and 25 Orton Road)

Contact:

Jane Bennett

Director

CLE Town Planning and Design

This submission is made by CLE Town Planning + Design on behalf of the owners of Lots 2, 24 and 25
Orton Road, Casuarina (our Clients).

On behalf of our Clients, CLE objects to the proposed LSP, and particularly the ‘Preliminary Concept
Structure Plan’ (Appendix G). This contains a proposal for District Open Space (DOS) that is
inconsistent with previous planning initiatives. The proposed LSP needs to consider the location of the
DOS in a more holistic manner, as required by the City’s Local Planning Policy No. 6, and provide
comprehensive justification for any location chosen. In its current form, the proposed LSP would allow
its landowners to progress a first stage of commercial development without strategic land use
considerations being resolved.

Noted

The concept plan is not intended to be statutory document. The primary purpose
of the concept plan (as set out in LPPB6) is to identify the structure planning issues
that need to be resolved at subsequent stages of the planning processes, and
allow these issues can be discussed early in the planning process in a
transparent manner.

It is the intent of City Officers to liaise with landowners/developers within the
Casuarina North and Central Precincts at an early stage to identify outstanding
planning concerns and seek resolution at the structure planning stage. One of
these will be the District Open Space location as well as the location of the local
centre. This will also include key road links and land uses.

The balance of the Northern Precinct, including our Client’s land, is identified as being ‘Subject to
Future Planning’, and Appendix G of the LSP report contains a ‘Preliminary Concept Structure
Plan’ (‘the concept plan’) showing an indicative structure for that area. This includes a 3 hectare
parcel of DOS on Orton Road, on our Client’s land. We understand that the concept plan and the
DOS proposed therein have been provided pursuant to the requirements of City’s Local Planning
Policy No. 6 — Guidelines for Structure Planning in the Casuarina Cell (LPP 6).

Noted.

This statement is correct.

The concept plan does not respond to the existing planning framework

Supporting text for the concept plan indicates that the DOS has been located to facilitate co-location
with a “potential primary school and local centre that are likely to be situated on the Orton Road and
Landgren Road intersection”. We support the principle of co-location for such facilities, but the notion
that a primary school or Local Centre are likely to eventuate on land abutting the suggested DOS site is
without basis in the planning framework, including the Jandakot Structure Plan (2007) and the Eastern
Residential Intensification Concept (‘the ERIC’, 2005).

The Jandakot Structure Plan identifies the following in the local area (below):

e A primary school site approximately 200 metres south of Orton Road and the proposed DOS,
which does not facilitate co-location.

e A Local Centre site on land that appears to be near, but not abutting, the proposed DOS. This
Local Centre has not been shown on the concept plan despite being mentioned as a co-
location opportunity.

¢ A north-south, district-level road, the intersection of which with Orton Road is the rationale for
the aforementioned Local Centre. This road has been shifted eastward on the concept plan,
with the DOS absorbing the equivalent Local Centre location.

The ERIC (refer Attachment 2) shows a district-level road and Local Centre in a more easterly location
than on the Jandakot Structure Plan and a DOS further north, abutting the LSP area. This sits partly
over a State-owned district drainage corridor (the Peel Sub-drain), which represents an efficient use of
urban land. Justification for this departure from the ERIC in the proposed LSP has not been provided.

With reference to the Jandakot Structure Plan and the ERIC, it is clear that there is no strategic
planning basis for the DOS to be located as proposed in the concept plan.

Noted

City Officers are aware that there have been a series of draft structure plans
prepared for the Casuarina area over many years and that each of these structure
plans shows an alternative land use configuration in the vicinity of Orton Road.
The City is also aware that the concept plan lodged with the CNLSP is
inconsistent with these structure plans.

The purpose of LPP6 is to set out the City’s land use requirements within each of
the Casuarina precincts (North, Central and South). LPP6 acknowledges the land
uses identified in previous draft structure plans but allows the configuration of the
land uses to be refined to reflect contemporary planning standards and
development requirements.

LPP6 requires the primary school and playing field within the Central Precinct to
be co-located near the Orton Road and Landgren Road intersection. City Officer's
acknowledge that there are multiple design options to co-locate the local playing
field, primary school and local shopping centre.

The concept plan lodged with the CNLSP proposes that the district sporting
ground be situated near the Orton Road and Landgren Road intersection so that
it is co-located with the primary school and local playing field. However, the
concept plan is non-binding and the final location of the District Open Space and
configuration of the primary school and playing fields can still be negotiated
between all the stakeholders involved as part of future structure planning
processes.

11
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The concept plan is prejudicial to future structure planning

The City’s LPP 6 indicates that structure planning should occur on a precinct-wide basis unless all
specified criteria are met. The proposed LSP is for only a portion of a precinct (the Northern Precinct)
despite not meeting all of the criteria, and would simply allow the landowners to proceed with
development in the absence of comprehensive planning. The following points review the compliance of
the proposed LSP with the criteria, which are that the proponent has to have:

o “Demonstrated that the LSP addresses and meets the objectives of LPP 6 and the precinct
guidelines in which it is located, such as the provision of significant local and district land uses
and facilities as identified in the policy”.

CLE comment: The relevant objective is the provision of “a District Sporting Ground located on land to
be acquired by the Development Contribution Plan...” Land for such a facility is shown only on the
concept plan, which is an indicative document that provides no technical justification for the suggested
site and does nothing to secure it. It creates a public expectation about the location of the DOS, but
does not provide any practical surety for the City about its delivery beyond that provided by TPS 2 and
LPP 6. As such, the proposed LSP not resolve “the provision of significant...district land uses”.

Noted

The purpose of the concept plan is not to resolve detailed planning issues but to
identify the structure planning issues that need to be resolved during subsequent
stages of the planning processes and enable these issues to be discussed in a
transparent manner prior to future structure planning.

The concept plan is non-binding and the final location of the DOS and
configuration of the primary school and playing fields can still negotiated between
all the stakeholders involved as part of future structure planning processes.

o “Demonstrated that the LSP can be considered in isolation to the wider planning considerations
within the precinct in which it is located, and, its approval would not prejudice the optimum
planning and design outcome of the precinct as considered by Council.”

CLE comment: Approval of the proposed LSP would clearly be prejudicial to the planning of the
Northern Precinct as a whole. Despite the requirements of LPP 6, the LSP fails to propose a properly
justified site for the DOS; instead, it suggests a site on the fringe of the Northern Precinct in a location
that is inconsistent with the aforementioned strategic planning framework. Approval of the proposed
LSP would unreasonably and unjustifiably restrict future options for the location of the DOS, which is
inconsistent with the intent of LPP 6.

Noted

The purpose of the concept plan is to identify the structure planning issues that
need to be resolved in the remainder of the northern precinct during subsequent
stages of the planning processes, and enable these issues to be discussed in a
transparent manner prior to future structure planning.

The concept plan is non-binding and the final location of the DOS and
configuration of the primary school and playing fields can still negotiated between
all the stakeholders involved as part of future structure planning processes.

e “Demonstrated that the LSP applies to greater than a single lot and occupies an area of at least | Noted
30% of a precinct; and” [emphasis added]
CLE comment: We note that the LSP applies to more than one lot, and occupies more than 30% of the
Northern Precinct.
e Prepared a concept plan for the remainder of the precinct which addresses the matters raised Noted

in the policy and has been the subject of consultation with other landowners in the precinct. The
concept plan shall be submitted with the LSP documents and shall include but not limited to,
details in relation to the outcomes of the consultation, total site area of the precinct, gross
subdivisible area, distributor roads, POS schedule and POS distribution.

CLE comment: The LSP contains a concept plan, but this does not respond to the matters listed in
LPP 6. No technical justification for the suggested DOS site has been provided and the planning related
justification relating to co-location is unsubstantiated and incomplete.

The purpose of the concept plan is to identify the structure planning issues that
need to be resolved in the remainder of the northern precinct during subsequent
stages of the planning processes, and enable these issues to be discussed in a
transparent manner prior to future structure planning.

The concept plan is non-binding and the final location of the DOS and
configuration of the primary school and playing fields can still negotiated between
all the stakeholders involved as part of future structure planning processes.

There are better locations for the District Open Space

The DOS location proposed in the concept plan has no context in the applicable planning framework
and would represent a missed opportunity in terms of co-location. Liveable Neighbourhoods specifically
encourages co-location of schools with DOS of the size proposed in the concept plan, and to take this
opportunity in this area, the DOS would need to be located on the south side of Orton Road abutting the
aforementioned primary school site identified in the Jandakot Structure Plan.

Noted

The concept plan is non-binding and the final location of the DOS and
configuration of the primary school and playing fields can still negotiated between
all the stakeholders involved as part of future structure planning processes.

The local structure plan for the balance of the northern precinct will be advertised
for comment once it has been lodged with the City.

12
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Alternatively, the location shown in the ERIC has advantages in terms of accessibility and efficient use
of urban land relative to the concept plan. The ERIC proposed a location for the DOS that is accessible
from all four sides and better located for the urban precinct north of Thomas Road. It also provides
visual amenity for the commercial land planned alongside the Kwinana Freeway and sits adjacent to the
Peel Sub-drain, which is unsuitable for urban development but, as indicated in the ERIC, can be
absorbed into the DOS.

Noted

The district playing fields shown in ERIC are much larger that currently
proposed and are in a location that would prevent the facility from being co-
located with the primary school.

The location shown in the concept plan is tucked at the edge of the planned urban precinct, which limits
accessibility and does not take advantage of co-location opportunities with the primary school shown in
the Jandakot Structure Plan. Its location is in fact to the detriment of connectivity with the primary
school site, as it would necessitate children and parents crossing Orton Road. This road currently
attracts a significant number of daily truck movements and is not a safe pedestrian environment. Traffic
counts obtained by the City indicate that 15-17% (69-100 vehicles per day) of Orton Road traffic
comprised heavy vehicles in 2016. The traffic counts were recorded approximately 140 metres west of
Bombay Boulevard and the recorded figures reflect Orton Road’s role as an access route for the
mushroom farm near Kwinana Freeway and the wholesale nursery on Langdren Road.

Noted

The concept plan is non-binding and the final location of the DOS and
configuration of the primary school and playing fields can still negotiated
between all the stakeholders involved as part of future structure planning
processes.

The DOS location also abuts a ‘Priority 2° Underground Water Pollution Control Area, and a better
outcome in terms of groundwater quality would be delivered through serviced residential or commercial
development, which entail lower demand for fertiliser than would DOS. Clarification of the location of
the future Primary School to the south should also consider its location relative to the existing
Casuarina Prison and the amount and type of traffic that is generated from this facility.

Not supported

The Department of Water and Environmental Regulation and Watercorp have
not raised concern about the proposed location of the district playing fields
identified in the concept plan.

A concept plan for our Client’s landholdings that responds to the strategic planning framework
described in this correspondence is included for your reference (Attachment 3 below).
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Peron Group
(owner of Cockburn Gateway
Shopping Centre)

Contact:

Andrew Byars

General Manager Property
Investments

Objection

Perron are the primary landowners of the nearby Cockburn Gateway Shopping City (Cockburn
Gateway) which is located approximately 10km to the north of the LSP area and is identified as a
'Secondary Centre' under the Western Australian Planning Commission's State Planning Policy 4.2
Activity Centres for Perth and Peel (SPP 4.2). Perron have significant short to medium term expansion
plans for Cockburn Gateway and are concerned that the LSP as currently proposed may facilitate
development that will undermine the future enhanced delivery of services, amenities and functionality to
the nearby local and regional communities that use Cockburn Gateway.

Perron Group support the preparation of local structure plans as necessary planning instruments to
guide the future development of areas, including Casuarina North. However, we do have significant
concerns around the ultimate development scenario which could result on the subject land due to the
approval of the LSP in its current form. On this basis, we wish to make an objection on the proposed
LSP and ask that the City consider our comments and concerns provided below.

Noted

Special Use Zone and inclusion of 'Shop' land use

The proposed LSP includes a 'Special Use' zone over a significant area. As it currently stands the
actual future development intent over this part of the LSP area is unclear. We do note however that a
'Shop' land use is listed as being permissible as an incidental use within the Special Use zone. We are
concerned that as currently proposed, the LSP may provide an unintended gateway for the inclusion of
large amounts of retail floor space as part of the future development of the site, particularly given the
significant size of this area being 6ha.

Perron requests that the City not support the development of retail 'shop' floor space in this area on an
incidental or any other basis without a clear understanding and appreciation of what form this
development will take and even more importantly whether the alignment of such a proposition is
consistent with key strategic planning instruments for the area as outlined below.

As indicated above, it is not clear within the proposed LSP as to what extent of the Special Use zoned
area may be used for retail purposes and further clarification needs to be provided in respect to this
issue.

In the absence of more detailed information, we are of the view that the City should specifically limit the
retail floor space allocation at this location to an appropriate level consistent with the pre-existing
strategic planning instruments applicable to the area. Such allocation should be demonstrated to not
detrimentally impact the function or operation of the current activity centres hierarchy or compromise
the delivery of services, amenities and additional functionality in existing centres that would otherwise
be able to be provided to the local and regional community.

Not supported

The Supreme Court WA considered the term ‘incidental to’ in City of Swan v
Taylor [2005] WASCA 888 [67] and determined the expression requires
identification of a predominant use and determination of whether the proposed
use is consequent on such use or naturally attaching, appertaining or relating to
such use. There must be some relationship or connection between the two uses
for one to be incidental to the other.

Under the City’s LPS2 an “IP” use, is a use which will not be approved pursuant
to the Scheme unless the Council can be satisfied that the proposed use will be
dependent upon and incidental and subservient to the predominant use of the
land as may be determined by Council.

Any development application which proposes a ‘shop’ or ‘fish shop’ use would
need to satisfy the Council that the use is incidental, dependent upon and
subservient to the predominant land use on the land. In the opinion of City
Officers the LSP as proposed will not provide for an unintended gateway for the
inclusion of large amounts of retail floor space as part of the future development
of the site.

Local Commercial and Activity Centres Strategy

It is noted that the City's Local Commercial and Activity Centres Strategy (LCACS) indicates only limited
retail needs/potential for Casuarina, being local centres comprising only 500m? by 2026 and 800m? by
2031, with tenancy sizes other than a supermarket or similar not exceeding a maximum of 200m?2.

As mentioned above, the proposed LSP may potentially allow a significant amount of retail floor space
within the Special Use zone on an 'incidental' basis which would be inconsistent with the retail
projections for Casuarina as identified within the City's LCACS. On this basis it is suggested that the
City should limit the retail floor space allowance and tenancy size within the LSP to reflect it's LCACS,
being 800m? and 200m? respectively. This would ensure that retail remains 'incidental' to the
predominant mixed business usage of the area.

Not supported

It is agreed that consistency with the Council’'s adopted Local Commercial and
Activity Centres Strategy (LCACS) is a very important part of the City’s strategy
for its centres and the distribution of retail floor space.

The City is confident however that the ‘incidental use’ nature of retail will not
permit an unintended outcome of large amounts of retail floor space.
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Eastern Residential Intensification Concept

It is noted that the Eastern Residential Intensification Concept (ERIC) identifies the primary land use of
'Mixed Business' for the site. It is not clear why the 'Service Commercial' zoning is proposed in lieu of a
Mixed Business zone, when such a zone could be applied under the City's Town Planning Scheme No.
2 (TPS2). Accordingly, we believe that there is an inconsistency being proposed by the LSP when
compared to the bulky goods retail, showrooms and other land uses which were originally contemplated
by ERIC for this site as part of its intended Mixed Business usage.

Not Supported

The draft ERIC plan was prepared at a district scale with the intent that more
detailed planning would occur as part of detailed structure planning. In this
respect, the proponent is proposing Service Commercial Zone and a Special
Use Zone for the locality. In this respect, City Officers do not consider that
Service Commercial Zone uses are inappropriate when in comparison with
Mixed Business Zone and may in fact provide a more appropriate fit for larger
bulky goods, show room uses.

Importantly, the LPS2 is clear that, ‘shop’ uses will not be permitted in these
zones with the exception of the Special Use Zone where it is incidental to the
predominant use.

Jandakot Structure Plan

We note that the Jandakot Structure Plan also identifies the subject site as 'Mixed Use' where it abuts
the Kwinana Freeway. As per the above, we believe that there is an inconsistency in respect to the
intended land uses provided for by the LSP and those contemplated by the Jandakot Structure Plan for
this site.

Not Supported

The Jandakot Structure Plan, in a similar way to the ERIC planning, was high
level and tends to be conceptual in nature. The Jandakot Structure Plan
identified the locality as one, given its high exposure at a key junction of the
Kwinana Freeway and Thomas Road as one which lends itself to the potential
for a range of non-residential land uses.

The reference to Mixed Use suggests that a range of uses could occur, perhaps
wider than those that may be contemplated under more specific Service
Commercial and Mixed Business uses. It is not considered that the proposed
zoning under the structure plan is inconsistent with the Jandakot Structure Plan.

SPP 4.2
We acknowledge that SPP 4.2 states the following in relation to 'bulky goods retailing and mixed
business' under Clause 5.6.1:

The responsible authority should ensure that shop-retail uses are located in a pedestian friendly urban
environment. In general, bulky goods retailing is unsuited to the walkable catchment or the core of
activity centres given their size and car-parking requirements, low employment densities and need for
freight vehicle access.

It appears that the LSP area is primarily intended to be used for bulky goods retail and showroom type
uses and no objection is raised to these uses within the LSP area. However, as noted above we are
concerned that the 'Shop' land use as an 'incidental' use within the Special Use zoned area will present
the opportunity to accommodate other significant unplanned and unjustified shop retail opportunities,
not typical of or appropriate to a mixed use area.

Unless appropriately restricted and managed, the scale and nature of potential shop retail development
may not complement the primary function of bulky goods retailing and may detract from the current and
future service offer in other centres in the hierarchy, particularly those in close proximity.

Noted

It is critical that the planning process ensure that there is no “unplanned and
unjustified shop retail opportunities” within the structure plan area.

The intent of Council’s adopted LCACS seeks to manage the distribution of retail
uses across the City of Kwinana to ensure the best long term planning outcomes
for the community.

As currently proposed, the LSP has the potential to undermine Cockburn Gateway as an established
'‘Secondary Centre' under SPP 4.2. This would be in direct conflict with one of the provisions of SPP
4.2, which states:

5.1 Activity Centre Hierarchy

(2) The responsible authority should not support activity centre structure plans or development
proposals that are likely to undermine established and planned activity centre hierarchy. Activity centre
structure plans and developments should be consistent with the centre's classification in the hierarchy.
The responsible authority should consider the main role and function and typical characteristics for
each centre type outlined in Table 3.

Noted

For the reasons detailed previously, it is not considered that the proposed LSP
would undermine Cockburn Centre nor the Kwinana City Centre as ‘Secondary
Centres’ under the Activity Centre Hierarchy.
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The consequence of such undermining would be a probable loss of current and future services, amenity
and functionality at Cockburn Gateway and other centres, including those within the City, to the
detriment of the local and regional community. The City should not support an LSP where it may
undermine the activity centre hierarchy set out in SPP 4.2.

10.

URPS
(on behalf of Costa Mushroom
Production Facility)

Contact:

Grazio Maiorana
Director

URPS

The LSP area is only separated from the long established Costa mushroom production facility at 45
Orton Road, Casuarina by an approximately 25 metres wide drainage channel. Both the area of the
LSP and the site of the mushroom production facility are located within the area covered by the City of
Kwinana Local Planning Policy 6 — Guidelines for Structure Planning In the Casuarina Cell.

Notwithstanding recognition of the “mushroom farm” in the General Guidelines contained in Local
Planning Policy 6, the future of the mushroom production facility and the 240 jobs it provides to locals,
many of whom who are migrants with English as a second language, is still under threat from some
development forms identified as being ‘appropriate’ in the North Precinct and Central Precinct in the
surrounding Casuarina Cell area.

As with previous submissions, the purpose of this submission is to reinforce to the City of Kwinana the
need to provide greater protection to the mushroom production facility at Orton Road, Casuarina, to
ensure the viable longevity of the facility into the future.

Noted

This position is based on:

* recognition of the longstanding establishment and ongoing operation of the mushroom
production facility on the site (over 30 years)

¢ the facility providing employment for some 240 locals, at a time when unemployment in the City is
high. 70% of the workforce is made up of migrant females with English as their second language.
Many of these employees also live within the surrounding region.

* the replacement value of the Costa investment in facilities on the site (approximately $70 million).

* the ongoing investment in the site, which includes spending $20 million on capital upgrades
in 2009 to improve environmental expectations and operational efficiencies.

* the total value of the product produced (approximately $55 million) to the local area and
the State including approximately $13million in direct employee wages and salaries per annum.
The facility produces up to 80 tonnes of product per week - this is approximately 70% of the total
West Australian mushroom market production.

* experience gained elsewhere where sensitive urban development (i.e. residential) has been
allowed to encroach too close to existing commercial land uses, resulting in adverse impacts to
both activities.

¢ the cost and time of relocating the mushroom production operation further from residential
development. This would require a significant amount of capital and have a detrimental
economic and social impact on the 240 local employees and the local economy.

¢ accord with various State and Local strategic directions and guidelines (i.e. State Planning
Strategy 2050; City of Kwinana — Strategic Community Plan 2017 — 2027; Draft State Planning
Policy 4.1 State Industrial Buffer (Amended); Draft Environmental Assessment Guideline for
Separation distances between industrial and sensitive land uses (September 2015).

* the need to recognise that even with so called “best practice” environmental management there will

be odour and noise beyond the boundary as per modelling conducted and presented to Council.
* the need to take a precautionary approach and good planning practice.

Noted

It is acknowledged that the mushroom farm has been operating for many years
and provides significant employment in the community. The State Government
rezoned the property and surrounding land to Urban zone under the
Metropolitan Region Scheme and concurrently to Development zone under the
Local Planning Scheme. This facilitates urban development of land within the
vicinity of the mushroom farm.

An Environmental Management Plan (EMP) for the mushroom farm was
endorsed by the City as a condition of Development Approval. The EMP
commits the operator of the mushroom farm to providing an annual report
summarising the key issues of concern identified at the facility and any
proposed improvements to be made in the spirit of continuous improvement.
Although the majority of emissions are being managed and contained within the
property boundary of the mushroom farm, it is acknowledged that low level
emissions may impact areas beyond the property boundary.

LPP6 states that:

“Evidence obtained from onsite noise studies, odour studies and modelling will
be required when sensitive land uses are proposed in the vicinity of the
mushroom farm on Lot 1 (45) Orton Road, Casuarina to demonstrate that the
proposed land uses will not be exposed to unacceptable odour and noise
emissions, to the satisfaction of the City. The City will only support land uses in
locations where it can be confident there will not be long-term odour and noise
conflicts.”

City Officers are of the view that the land uses that will be permitted, or can be
considered, within the proposed CNLSP are not likely to be sensitive. Further,
there is flexibility to ensure that development in closer proximity to the mushroom
farm can be designed such that loading facilities and service areas can be located
adjacent to the mushroom farm or that built form can assist to mitigate any
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impacts. In order to provide some additional development control however, it is
recommended that Council request that the CNLSP be amended to include a
requirement that development applications within the CNLSP demonstrate to the
City that the land use proposed is not considered ‘sensitive’ under SPP 2.5. In
the event that the use is considered sensitive, then the requirements of the City’s
LPP6 apply.

It is noted that, following Costa’s 2017 submission to Council on this matter, the following General
Guideline has been included in Local Planning Policy 6:

Compatible land uses in the vicinity of the mushroom farm:

Evidence obtained from onsite noise studies,odour studies and modelling will be required when
sensitive land uses are proposed in the vicinity of the mushroom farm on Lot 1 (45) Orton Road,
Casuarina to demonstrate that the proposed land uses will not be exposed to unacceptable odour and
noise emissions, to the satisfaction of the City.

The City will only support land uses in locations where it can be confident there will not be long-term
odour and noise conflicts.

While this approach provides some improvement to the planning policy applying to the Casuarina Cell
area, it does not provide anything remotely like the full level of protection - a formal buffer zone as
requested in Costa’s 2017 submission contained in Appendix A and as discussed further in this current
submission.

Providing for new development in this locality should not come at a detriment to long-established
businesses, risking losing significant long-term jobs, economic activity and business investment.
Council is urged to take a precautionary approach to protecting the mushroom production facility, an
approach it has repeatedly failed to take over at least the last five years. Costa believes that a 500
metres buffer between the mushroom facility boundaries and any new “sensitive” development (also
potentially including some forms of commercial/industrial development) is required, and that an
additional 500 metres be applied to create a conceptual buffer zone, within which sensitive land uses
would be required to acknowledge the existing mushroom facility and its operations before approval
could be granted.

This would not only provide protection for new developments from off-site impacts from the mushroom
facility operations, but also protection for the mushroom facility operations from any adverse impacts
generated by new developments.

The position that the mushroom facility, by way of “best practice”, could be run without some offsite
odour and noise impacts is considered disingenuous. Likewise, any stated or claimed position that new
urban development can occur within a scientifically defined buffer and not be impacted by odour and
noise.

The State Government has rezoned the mushroom farm and surrounding area
to Urban zone under the Metropolitan Region Scheme and concurrently to
Development zone under the Local Planning Scheme. This facilitates urban
development of land within the vicinity of the mushroom farm.

Consistent with State Planning Policy 2.5 — Rural Planning (clause 5.12.3), the
City has endorsed a Site Environmental Management Plan (October 2015) for
the mushroom farm, to minimise potential land use conflicts and ensure that
future development in the Casuarina Urban zone will not impinge on the
continued operation of the facility.

Although the majority of emissions are being managed and contained within the
property boundary of the mushroom farm, it is acknowledged that low level
emissions may potentially impact areas beyond the boundary of the mushroom
farm.

City Officers are of the view that the land uses that will be permitted, or can be
considered, within the proposed CNLSP are not likely to be sensitive. Further,
there is flexibility to ensure that development in closer proximity to the
mushroom farm can be designed such that loading facilities and service areas
can be located adjacent to the mushroom farm or that built form can assist to
mitigate any impacts. In order to provide some additional development control
however, it is recommended that Council request that the CNLSP be amended
to include a requirement that development applications within the CNLSP
demonstrate to the City that the land use proposed is not considered ‘sensitive
under SPP 2.5. In the event that the use is considered sensitive, then the
requirements of the City’s LPP6 apply.

The northern portion of the LSP, which has a frontage to Thomas Road, is to have a “Service
Commercial” zoning, with land use permissibility in accordance with the associated City of Kwinana
Local Planning Scheme No.2. Discussion in the LSP indicates its intent is “primarily to provide for
showrooms and bulky goods retail type uses.” However, it is noted that a preliminary Proposed
Commercial Development concept plan for the area indicates “restaurants” are being considered for a
site some 350 metres from the northern boundary of the mushroom facility site.

The southern portion of the LSP, which is only separated from the mushroom facility site by an
approximately 25 metre wide drainage channel, is to have “Special Use” zoning. The LSP document
indicates the following uses are permitted within the zone:

¢ Bulky goods showroom

e Car Park

e Consulting rooms

Noted

City Officers are of the view that the land uses that will be permitted, or can be
considered, within the proposed CNLSP are not likely to be sensitive. Further,
there is flexibility to ensure that development in closer proximity to the mushroom
farm can be designed such that loading facilities and service areas can be located
adjacent to the mushroom farm or that built form can assist to mitigate any
impacts. In order to provide some additional development control however, it is
recommended that Council request that the CNLSP be amended to include a
requirement that development applications within the CNLSP demonstrate to the
City that the land use proposed is not considered ‘sensitive’ under SPP 2.5. In
the event that the use is considered sensitive, then the requirements of the City’s
LPP6 apply.
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Eating house
Liquor store
Motor repair station
Petrol filling station
Service station
e Warehouse
In addition, the following uses are indicated as being incidentally permitted within the zone:

e Shop
e Fish shop

While it is noted that the General Guidelines in Local Planning Policy 6 requires some consideration of
“compatible land uses in the vicinity of the mushroom farm”, and that a preliminary Proposed
Commercial Development concept plan for the area indicates a “showroom” and a “petrol station” are
being considered for this land (some 40 metres and 200 metres respectively from the northern
boundary of the mushroom facility site), there remains the potential for other commercial/retail activities
of a more sensitive nature to be located in the area.

Even if Council was to endorse initial “compatibility” requirements, this doesn’t preclude the potential for
complaints about the mushroom facility operations at a later date, with such complaints potentially
leading to further restrictions on the operations and viability of the mushroom facility.

The matters raised by the submission will be considered as part of any future
structure planning which may impact on the Casuarina area which may contain
sensitive land uses.

Section 3.6.2 of the LSP states “The LSP addresses the presence of the mushroom farm by not
permitting sensitive land uses that may be incompatible.” And that “The interface between the
mushroom farm and sensitive land uses will however be addressed as part of future planning stages in
the remainder of the northern precinct where residential uses are proposed/ incorporated.”

While it is pleasing to note the commitment given in the second sentence to addressing interface issues
between future residential development and the mushroom facility (recognising residential and similar

uses are often at the higher end of the sensitivity scale), the first sentence is considered to “gloss over”
the potential for impacts for/from non-residential land uses located in proximity to the mushroom facility.

It is noted these statements are immediately preceded by the definition of a “sensitive use” as defined
by State Planning Policy (SPP) 4.1 State Industrial Buffer Policy which states that a sensitive use
“includes residential dwellings, major recreational areas, hospitals, schools and other institutional uses
involving accommodation.” Further, it is noted that Draft State Planning Policy 4.1 Industrial Interface
(November 2017) provides an amended definition which defines a sensitive land use as “Land uses that
are residential or institutional in nature, where people live or regularly spend extended periods of time.
These include dwellings, short-stay accommodation, schools, hospitals and childcare centres, and
generally excludes commercial or industrial premises.” While noting these definitions, the General
Guidelines statement on compatible land uses in the vicinity of the mushroom farm, and the statement
that the LSP addresses the presence of the mushroom farm by not permitting sensitive land uses that
may be incompatible, it is arguable that some of the land uses that could be accommodated in the LSP
area are, in fact, of a more sensitive nature than others, and if established in proximity to the mushroom
facility could give rise to complaints about its operations. To overcome this very real concern it is
recommended the LSP be amended to reflect the following policy position:

Development will need to respond to the ongoing operations of the mushroom facility on Orton Road to
ensure sensitive land uses (including those of a commercial or industrial nature) proposed in proximity
to the facility do not adversely impact on the continued operation of the mushroom facility. Sensitive
land uses will be required to locate at least 500 metres away from the nearest boundary of the
mushroom facility and demonstrate that the sensitive development does not cause potentially adverse
impact on the operations of the mushroom facility. In addition, any sensitive development beyond this
500 metres within an area up to an additional 500 metres, would require acknowledgement of the
existing mushroom facility and its operations before approval could be granted for sensitive
development within this area.

Not supported

City Officers are of the view that the land uses that will be permitted, or can be
considered, within the proposed CNLSP are not likely to be sensitive. Further,
there is flexibility to ensure that development in closer proximity to the mushroom
farm can be designed such that loading facilities and service areas can be located
adjacent to the mushroom farm or that built form can assist to mitigate any
impacts. In order to provide some additional development control however, it is
recommended that Council request that the CNLSP be amended to include a
requirement that development applications within the CNLSP demonstrate to the
City that the land use proposed is not considered ‘sensitive’ under SPP 2.5. In
the event that the use is considered sensitive, then the requirements of the City’s
LPP6 apply.
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This would not only provide protection for new developments from off-site impacts from the mushroom
facility operations, but also protection for the mushroom facility operations from any adverse impacts
generated by new developments, including from those who despite being aware of the mushroom
facility and its operations prior to taking up residence (be it commercial or sensitive use), would still
choose to complain about its operation and alleged impact on their amenity.

While LPP6 and the proposed LSP together provide a level of support for Costa’s

mushroom facility, further strengthening of policy/direction is being sought. This would increase the
level of certainty to Costa and enable consideration of possible further investment and expansion of the
facility, with security and longevity of tenure. It is suggested this can be achieved by undertaking the
policy directions discussed in Section 4 above, with the required buffer distance indicated on plans in
the LSP.

As a further matter, it is understood Council has previously not supported the use of notifying
proximate land owners that development proposed on their land should take into account the ongoing
operations of the mushroom facility. As part of taking a proactive precautionary approach, it is
requested Council review its position on this matter. Such a notification approach is supported by
wording in the State Planning Policy 4.1 State Industrial Buffer (Amended), which envisages Councils
providing “mechanisms to ensure advice is provided to future landowners and residents informing them
of the potential for off-site impact on amenity from nearby industrial uses or essential infrastructure (e.g.
notification through memorials on property titles or signage).”

Noted

The purpose of the concept plan is not to resolve detailed planning issues but to
identify the structure planning issues that need to be resolved during
subsequent stages of the planning processes and enable these issues to be
discussed in a transparent manner prior to future structure planning.

Mechanisms to ensure advice is provided to future landowners and residents
informing them of the potential for off-site impact on amenity from nearby
mushroom farm is a matter that can be considered at later stages of the
planning process.

1.

Royale Australian Golf Club Pty
Ltd
(owner of 110 Orton Road)

Contact:
John Bestall

In our view effective planning requires the following issues to be resolved before the Casuarina Precinct
can work effectively:

Access

. The top of Bombay Boulevard is owned by a private land owner (the Proponent) and can be
closed at any time they wish;

o The top of Bombay Boulevard should have been ceded but never occurred and this should be
sorted before the LSP is considered;

. Landgren Road should continue up to meet Thomas Road as part of the LSP;

. The rough concept plan to show what may occur but carries no weight;

. If the access is not linked to the LSP approval the area may have to sit and wait for many
years and access to Central and Southern Casuarina Precinct is flawed;

o The access to Thomas Road into this new section will not allow flow traffic to enter suburb
South and may cause traffic congestion in tight area — a Major Traffic flow issue.

Noted

The purpose of the concept plan is not to resolve detailed planning issues but to
identify the structure planning issues that need to be resolved during
subsequent stages of the planning processes and enable these issues to be
discussed in a transparent manner prior to future structure planning.

City Officers consider that the issues raised by the submitter should be resolved
through consultation and agreement between landowners /developers (with the
involvement of the City) ahead of more detailed structure planning for the City.

The concept plan identifies a proposed road linkage between Thomas Road
and Orton Road. The City will require the final alignment to be provided in the
local structure plan for the balance of the northern precinct.

City Officers consider that this issue should be resolved through consultation and
agreement between landowners /developers (with the involvement of the City)
ahead of more detailed structure planning for the City.

Flow and Development of the entire Precinct

o Effective planning should cover the entire Thomas Road to Mortimer Road area in a
workable concept plan before any LSP approvals flow.

Noted
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Main Land Owner Issue

. Aigle, the entity that has purchased the majority of the land in the Northern Precinct, has
prepared a Local Structure Plan to lodge and they will ensure that their land is 100%
developable and all POS and DOS and Schools etc on everyone else’s land;

. PRM the entity that has purchased approximately 10 out of the 20 blocks in the central
precinct are preparing a Local Structure Plan to lodge and they will ensure that their land is
100% developable and all POS and DOS and Schools etc on everyone else’s land.

Noted

Issues

Prison (Safety buffer and Visual Buffer);

Prison visitors not driving past POS DOS or Primary Schools;
Flow of the suburb;

Security of Children;

High School site;

Primary School site;

POS;

District open Space;

Busy Rd- Quiet roads;

Quiet bike paths to get to school,

Security regarding Prison and clientele;

Town centre;

Proper planning over entire precinct not just a small section.

All of these issues relate to land situated outside of the proposed CNLSP and a
number of the issues relate to the Casuarina Central and Casuarina South
precincts.

The purpose of the concept plan is not to resolve detailed planning issues but to
identify the broad structure planning issues that need to be resolved during
subsequent stages of the planning process and enable these issues to be
discussed in a transparent manner prior to future structure planning.

The issues raised by the submitter will be resolved at later stages of the planning
process, including local structure planning, subdivision and development. The
local structure plan for the balance of the northern precinct will be advertised for
comment once it has been lodged with the City.

City Officers also consider that a number these issues should be resolved through
consultation and agreement between landowners /developers (with the
involvement of the City) ahead of more detailed structure planning.

The Prison is 400 m away from the intersection of Orton Road and Landgren Road.

The Policy that has been adopted by Council is fundamentally flawed and it allows Prison visitors to
pass by Primary Schools and have views over POS with Primary School Children playing.

Orton and Landgren should not be earmarked for a Primacy School or POS close by as per the
adopted Policy

The main access to the prison will be via Thomas Rd onto Landgren Road and along Orton Rd.
Inmates held at Casuarina Prison will have visitors drive this route to reach the Prison. Inmate visitors
at the corner looking to turn up Landgren Rd to visit the jail will have a full view of kids playing and the
primary school is a major child security issue. It is possible that some of these visitors may have
restraining orders that prohibit them being in a certain area of 100m to 500 m of a primary school.
Having a Primary school close to the busy intersection of Orton and Landgren is dangerous for Kids.

The council is indicating that a town centre of 800sq m should be on this corner Busy and a focal point
for the residences

The busy corner with 800 odd square metres of commercial should also reinforce that the POS and
Primary School should be moved further south 500 m away from this security risk area

The Council Policy Document should be amended to allow for the Primary School site and POS be
further central to the entire precinct and be further south by 500m.

Noted

This issue relates to land situated outside of the proposed CNLSP and relates to
the balance of the Casuarina North and Casuarina Central precincts.

The purpose of the concept plan is not to resolve detailed planning issues but to
identify the broad structure planning issues that need to be considered during
subsequent stages of the planning process and enable these issues to be
discussed in a transparent manner prior to future structure planning.

The issues raised by the submitter will be resolved at later stages of the planning
process, including local structure planning, subdivision and development. The
local structure plan for the balance of the northern precinct will be advertised for
comment once it has been lodged with the City.

Liveable Neighbourhoods Policy

The Primary School should be central so the kids can ride safely a shorter distance to primary school
Based on the liveable neighbourhoods the Primary School location should be at least 500 m further
south.

Noted

This issue will be resolved at later stages of the planning process, including local
structure planning, subdivision and development. The local structure plan for the
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Central Precinct will be advertised for comment once it has been lodged with the
City.

We never received the old policy and considered it final when presented.

We believe the new policy (on which we were unable to comment) needs to be reviewed to create into
a more effective and workable document.

| have spoken to the land owner opposite us and he has advised of the same issue.

Noted

The City’s records show that a letter, dated 6 November 2017, inviting
submissions on the draft Local Planning Policy No 6, was sent to the submitter
and the owner opposite.

12. Laura Nibali Support the proposed LSP area being urbanised (into commercial/mixed business/residential). Noted
However, the proposed entry road's intersection with Thomas Road is illustrated as a three way
Lot 17 Thomas Road, Anketell intersection treatment (right in, left in, left out). If this is approved by MRWA, then this same type of Thomas Road is reserved as a Regional Road in the Metropolitan Region
treatment should also be applied to Lot 17 Thomas Road's subdivision entry road off Thomas Road (left | Scheme. The WAPC’s Development Control Policy 5.1 — Regional (vehicular
in, right in, left out). access) (DC5.1) (Draft) addresses matters relating to the control of development
adjacent to regional roads.
The design requirements for junctions and driveways to Lot 17 will be determined
by the WAPC with regard to standards recommended by both the AUSTROADS
and Main Roads Western Australia in accordance with DC5.1
13. Vince Nibali Support the proposed LSP area being urbanised (into commercial/mixed business/residential). Noted

Lot 17 Thomas Road, Anketell

However, the proposed entry road's intersection with Thomas Road is illustrated as a three way
intersection treatment (right in, left in, left out). If this is approved by MRWA, then this same type of
treatment should also be applied to Lot 17 Thomas Road's subdivision entry road off Thomas Road (left
in, right in, left out).

Thomas Road is reserved as a Regional Road in the Metropolitan Region
Scheme. The WAPC’s Development Control Policy 5.1 — Regional (vehicular
access) (DC5.1) (Draft) addresses matters relating to the control of development
adjacent to regional roads.

The design requirements for junctions and driveways to Lot 17 will be determined
by the WAPC with regard to standards recommended by both the AUSTROADS
and Main Roads Western Australia in accordance with DC5.1
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Executive Summary

Overview

This Local Structure Plan (LSP) has been prepared to guide the development of land
totalling 25.76 hectares in area, and encompasses Lot 1199 (No. 740) Thomas Road,
Casuarina, Lot 3 on Diagram 86318, Lots 9011 and Part Lot 9012 and 9013 on Plan 410834
(the Local Structure Plan area) within the City of Kwinana (the City).

The LSP area is located approximately 30.5 kilometres to the south of the Perth Central
Business District, 3.5 kilometres east of the Kwinana Town Centre and 3.95 kilometres to
the coastline. The subject site is located in the growth corridor on the eastern side of the
Kwinana Freeway between Thomas Road to the north and Mortimer Road to the south.

The subject site is located approximately 100 metres from an existing local structure
plan area on the northern side of Thomas Road, identified as the Anketell South Local
Structure Plan and on the opposite side of the Kwinana Freeway from the ‘Casuarina -
West of Kwinana Freeway’ Local Structure Plan.

This LSP has been prepared on behalf of the landowner ‘Aigle Royal Properties Pty Ltd’
and has been informed by investigations undertaken by the following consultant team:

e element - town planning and urban design

e PGV environmental — environment assessment and significant tree survey
e JDA Consulting Hydrologists — local water management

e Cossill & Webley consulting engineers— engineering and servicing

e Transcore - traffic assessment

e Emerge - bushfire management and landscape master plan

Purpose

The intent of this LSP is to provide a planning framework to guide and facilitate the
development of the subject land for a range of showrooms and bulky goods retail
land uses, as well as other land uses which may be typically permissible in a Service
Commercial zoning.

Although this LSP does not cover the entirety of the Casuarina area east of the freeway,
future separate planning processes are expected to fill in the gaps between Thomas Road
through to Mortimer Road which will include predominantly residential land being made
available.

The approach taken will allow for the staged development of the area in response to
prevailing market conditions at the time.
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Design Approach

The design of this LSP is a product of a multidisciplinary approach which was predicated
on the need to respond to a number of site issues and constraints in order to deliver

a balanced outcome for the site in accordance with the Structure Plan Framework
Guidelines as prepared by the Western Australia Planning Commission (WAPC). This LSP
has been informed by the following studies:

1.

Preparation of an environment assessment report and a significant tree survey
(PGV) to identify any potential impacts to the environment resulting from the
development of the LSP area and identify management actions.

Preparation of a Local Water Management Strategy (LWMS) (JDA Consulting
Hydrologists) to identify local surface water and ground water conditions and to
make recommendations on how to manage the ongoing hydrology area, including
in respect of pre-existing drainage assets.

Preparation of a servicing and infrastructure report (Cossill and Webley) to identify
strategic engineering opportunities and constraints within the LSP area.

Preparation of a transport assessment (Transcore) to accommodate the modeled
traffic movement that would be generated by the resultant bulky goods retail
development within the LSP area.

Preparation of a bushfire hazard level and bushfire attack level assessment
(Emerge) in response to the bushfire risk imposed by vegetation currently located
in and around the LSP area.

Preparation of a landscape master plan (Emerge) to guide the landscaping
approach for the future development of the area and tie in with other water
management and proposed initiatives.
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Item Data Local Structure Plan
Ref (Section No.)
Total area covered by the Local 2644 ha Part 2 - Section 1.2.2
Structure Plan CT's — Appendix A
Estimated Area of each land use
proposed:
Zones
» Service Commercial 1391 ha* Part 2 — Section 4.2
* Special Use 6.5 ha” Part 2 - Section 4.2.2
*includes 216 ha of power lines
easement
Reserves
e Drainage Area / Watercourse 325 ha Part 2 — Section 4.2.3
e Road Reserves 278 ha Part 2 - Section 4.3

Total estimated lot yield

Not applicable

Not applicable

Estimated maximum floor space

127,750 m? GFA™

Not applicable

Estimated number of dwellings

Not applicable

Not applicable

Estimated maximum jobs provided

2,555 jobs***

Part 2 — Section 4.5

Estimated population

Not applicable

Not applicable

Number of primary schools

Not applicable

Not applicable

Number of high schools

Not applicable

Not applicable

Public open space

Not applicable

Not applicable

**based on plot ratio of 0.7 for developable area in the Service Commercial and Special Use

zones (18.25 hectares)

*** based on 20 employees per 1,000m? floorspace
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Part One — Implementation

Structure plan area

(a) This LSP applies to several lots in Casuarina on the southern side of Thomas Road
and east of Kwinana Freeway comprising Lot 1199 (No. 740) Thomas Road, Lot 3
on Diagram 86318, Lot 9011 and Part Lots 9012 and 9013 on Plan 410834 being the
inner edge of the line denoting the Local Structure Plan area boundary (Plan 1.

Operation
(a) This LSP commences operation on the day on which it is endorsed by the WAPC.

Staging
(a) The development of the LSP area will be implemented in multiple stages due
to the significant size of the future development area and the nature of service
commerical land uses that will occupy the area. Final development staging and
composition will also be dependent upon a number of other factors, including
market demand, servicing and infrastructure considerations.

(b) Staging of road, connections and accessways is anticipated, with new public roads
being provided generally in accordance with this LSP and as identified on Plan 1, to
service staged development.

Subdivision and Development Requirements

Land Use Permissibility

(a) The Local Structure Plan Map (Plan 1) outlines zones and reserves within the LSP
area. Where applicable the intention of zones and land use permissibility within the
LSP area shall be in accordance with the corresponding zone or reserve purpose
under the City of Kwinana Local Planning Scheme No. 2 (LPS 2).

(b) Land use permissibility for the ‘Service Commercial’ zone shall be in accordance
with the associated LPS 2 provisions.
(c) The following uses are permitted (P) within the ‘Special Use’ zone:
e Bulky goods showroom
e Car park
e Consulting rooms
e Eating house
e Liquor store
¢ Motor repair station
e Petrol filling station
e Service station
e Warehouse
(d) The following use is incidentally permitted (IP) within the ‘Special Use’ zone:

e Shop
e Fish shop

Minimum Lot Size

No minimum lot size is to be allocated to the ‘Service Commercial’ and ‘Special Use’ zones
in the LSP area.
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Development Requirements

Development requirements for both the ‘Service Commercial’ zone and ‘Special Use’
zones as set out in the LSP are to be in accordance with the requirements as set out
within clause 6.6 of LPS 2, unless otherwise specified by the City or via an approval Local
Development Plan (LDP).

Conditions of Subdivision and/or Development Approval

(a) Table 1 prescribes the regulatory provisions of the Local Structure Plan pertaining
to requirements and prerequisites for subdivision within the LSP area, pursuant to
the Planning and Development (Local Planning Schemes) Regulations 2015.

(b) At the time of subdivision, the City may recommend conditions to the WAPC,
as applicable, requiring the preparation and/or implementation of conditions as
outlined in Table 1.

Table 1 - Conditions of Subdivision and/or Development

1. Stormwater 11 Prior to the commencement of subdivision or development works,
Management an Urban Water Management Plan (UWMP) is to be prepared and
approved, in consultation with the City of Kwinana.

2. Movement 21 The movement network within the Local Structure Plan area shall be
Networks provided generally in accordance with this LSP and as identified on
Plan 1.

ERLYIEI AT I 31 The subdivider is to re-align the existing services corridor running
from the Kwinana Freeway to Thomas Road along a replacement 18m
wide local road reserve as depicted on the LSP (Plan .

4, Landscaping 41 An approved landscape plan shall be provided to the satisfaction
of the City generally in accordance with the landscape master plan
prepared to support the LSP.

As a minimum requirement, the landscaping plan shall include
appropriate acknowledgment of the old Armadale — Rockingham road
alignment which intersects the site. This is to be interpreted through
the proposed landscaping at the development application stage.

Local Development Plans

Where considered necessary to augment LPS 2 development requirements, LDPs may
be required to be prepared as a condition of subdivision approval for land within the LSP.
LDPs are to be used as a means of setting out specific and detailed guidance for future
development and may include, but not necessarily be limited to the following:

(a) Height

(b) Plot Ratio

(c) Setbacks

(d) Interface Treatments

(e) Landscaping

(f) Car Parking

(@) Vehicle and pedestrian access and egress

Where a comprehensive development application is proposed or already approved,
addressing the above matters, the requirement for an LDP will be waived.

Development Contribution Arrangements

Developer contributions are to be in accordance with the Scheme.
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Part Two — Explanatory Report

Figures
PLAN 1- Local Structure Plan

Figure 1- Location Plan

Figure 2 - Aerial Plan

Figure 3 - Site Plan

Figure 4 — Metropolitan Region Scheme

Figure 5 — City of Kwinana Local Planning Scheme
No. 2

Figure 6 — Jandakot Structure Plan
Figure 7 - ERIC
Figure 8 - Draft Local Planning Strategy Spatial Plan

Abbreviations
AHD Australian Height Datum

ASS Acid Sulfate Soils
BAL Bushfire Attack Level

BAM Biosecurity and Agriculture Management
Act 2007

BMP Bushfire Management Plan
CoK City of Kwinana

DAFWA Department of Agriculture and Food
Western Australia

DEC Department of Envionment Conservation

DPLH  Department of Planning, Lands and Heritage

DBCA Department of Biodiversity, Conservation
and Attractions

DWER Department of Water and Environmental
Regulation (Formerly DOW)

DWMS District Water Management Strategy

EPA Environmental Protection Authority

EPBC Act Environmental Protection and
Biodiversity Conservation Act 1999

ERIC Draft District Structure Plan -
Eastern Residential Intensification Concept

JSP Jandakot Structure Plan

JUWPCA Jandakot Underground Water Pollution
Control Area

JWRMS Jandakot Water Resources Management

Strategy

LCACS City of Kwinana Local Commercial and
Activity Centres Strategy

LDP Local Development Plan

LSP Local Structure Plan
LPS 2
LWMS

Local Planning Scheme No. 2
Local Water Management Strategy
POS Public Open Space

PTA Public Transport Authority

REW Resource Enhancement Wetland
RNA Retail Needs Assessment

SPP State Planning Policy

SPP 2.3 State Planning Policy 2.3 — Jandakot
Groundwater Protection Policy

SPP 3.7 State Planning Policy 3.7 — Planning in
Bushfire Prone Areas

SPP 41 State Planning Policy 4.1 - Industrial State

Buffer
UWMP Urban Water Management Plan
UWPCA Underground Water Pollution Control Area

WAPC  Western Australian Planning Commission
WSUD Water Sensitive Urban Design
WWPS Wastewater Pump Station
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1. Planning background

11 Introduction and purpose

This Local Structure Plan (LSP) has been prepared by Element Advisory Pty Ltd (element)
on behalf of the landowner (Aigle Royal Properties Pty Ltd) to guide the future subdivision
and development of land on Lot 1199 (No. 740) Thomas Road, Casuarina, Lot 3 on Diagram
86318, Lot 9011 and Part Lots 9012 and 9013 on Plan 410834 (the Local Structure Plan area)
within the City of Kwinana.

This non-statutory (explanatory) section constitutes Part 2 of the proposed LSP. The
LSP will primarily facilitate the development of the LSP area and allow for a range of uses
generally consistent with the Service Commercial Zone as set out in LPS 2, with minor
use additions for the proposed and Special Use area. This LSP has been prepared for
the north-western portion of the Northern Precinct of the Casuarina Urban Development
Zone and is intended to fulfill the requirements of the WAPC's Structure Plan Preparation
Guidelines and the City of Kwinana's Local Planning Scheme No. 2 (LPS 2).

This LSP will be used by the WAPC, Landowners, the Department of Planning, Lands
and Heritage (DPLH), the City and State Government agencies to inform further detailed
planning and provide certainty for future development over the subject lots.

Supporting documentation in the form of separate technical reports have been prepared
to inform this LSP and are appended to this document. These documents include:
e Environmental Assessment (2017) and Significant Tree Survey (2018) prepared by
PGV;
e Local Water Management Plan (2017) prepared by JDA;
o Traffic Assessment (2018) prepared by Transcore;
e Engineering Services Report (2017) prepared by Cossill & Webley;

o Bushfire Hazard Level and Bushfire Attack Level Assessment (2017) prepared by
Emerge; and

e [andscape Master Plan prepared by Emerge.

This LSP comprises Part 1- Implementation Section, Part 2 Explanatory Section and
associated technical appendices.

Part 1- Implementation Section sets out the provisions that apply to the LSP.

Part 2 - Explanatory Section provides supporting information and explanation as to the
background of the Part 1 provisions. The content and format of Part 2 responds to the
requirements of the WAPC'’s Structure Plan Preparation Guidelines.

12 Structure Plan Area

The Local Structure Plan area comprises a significant part of the Northern Precinct of

the Casuarina Urban Development Zone and focuses on the establishment of ‘Service
Commercial’ and ‘Special Use’ zones with the intention of establishing a new bulky goods
retail and showroom precinct in the first instance, with the remainder of the structure
planning for the Northern Precinct (primarily the residential component) to be prepared in
due course as part of future stages.

It is noted that a staged approach such as this is supported by the following components
of the applicable statutory framework:

o The City’s LPS 2 provides that structure plans may be prepared and implemented
in stages, pursuant to Clause 6.17.3.2.

e The LSP is broadly consistent with the Draft District Structure Plan — Eastern
Residential Intensification Concept (ERIC), and the Jandakot Structure Plan.

e The Planning and Development (Town Planning Schemes) Regulations, under Part
4 - Section 15 provides the following, with respect to when structure plan may be
prepared:
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A structure plan in respect of an area of land in the Scheme area may be prepared if —

(a) the area is —

(D all or part of a zone identified in this Scheme as an area suitable for urban or
industrial development; and

(i) identified in this Scheme as an area requiring a structure plan to be prepared
before any future subdivision or development is undertaken; or

(b) a State planning policy requires a structure plan to be prepared for the area; or

(c) the Commission considers that a structure plan for the area is required for the

purposes of orderly and proper planning.

Local Planning Policy No. 6 — Guidelines for Structure Planning in the Casuarina
Cell, was recently adopted by the City. The policy objective is as follows:

To provide guidance on the district planning matters that should be considered
during the preparation of Local Structure Plans (LSPs) within the Casuarina
Urban Development zone (Casuarina Cell), to ensure that subdivision and/or
development proceeds in an orderly and proper manner across the whole Cell.

As alluded to, the subject site is located within the ‘North Precinct’ under this policy. The
policy provides the following key guideline applicable to this LSP:

Bulky Goods and Showroom uses should be located adjacent to Thomas
Road and the Kwinana Freeway to make best use of the access and exposure
provided by these roads. Supermarkets and small format shops are not
permitted in this area. The balance of the precinct should be used for
residential purposes.

The LSP as proposed meets the guideline requirements for the North Precinct as set out
under the Policy.

In addition to staged structure planning being envisaged under the planning framework
requirements applicable to the subject site, the proposed extent of the LSP is considered
to be representative of orderly and proper planning for the following reasons:

The proposed development of the land for bulky goods retailing and showroom
uses will facilitate the provision of early services and employment opportunities for
the local community that are currently lacking.

All servicing related matters have been resolved as they relate to the Local
Structure Plan area.

The LSP provides a well-defined and appropriate internal road network that will
frame and service future subdivision and development within the Local Structure
Plan area while allowing for extensions to facilitate the future orderly and proper
planning of the wider Northern Precinct.

The LSP is responsive to current market conditions in the sense that there is no
immediate intention to develop the remainder of the precinct, allowing future
structure planning over this area to be responsive to conditions at the time.

The location of the development envisaged under the LSP meets the locational
criteria for bulky goods retailing and mixed business as set out in Clause 56.1(6) of
State Planning Policy 4.2 — Activity Centres for Perth and Peel (SPP 4.2), with the
LSP outcome therefore aligning with the WAPC’s Structure Plan Framework intent
of aligning with applicable State Planning Policies.

This staged approach does not in any way compromise the future development of the
balance area, and is therefore considered to be compatible with orderly and proper
planning.

15
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1.3 Land description

1.31 Location

The area subject to this LSP comprises several lots being Lot 1199 (No. 740) Thomas
Road, Casuarina, Lot 3 on Diagram 86318, Lots 9011 and Part Lots 9012 and 9013 on Plan
410834 (the LSP area). The LSP area is located within the municipality of the City of
Kwinana, approximately 30.5 kilometres to the south of the Perth CBD, 3.5 kilometres to
the east of the Kwinana Town Centre and around 4 kilometres to the coastline.

The LSP area is located in an urban growth corridor on the eastern side of the Kwinana
Freeway broadly between Thomas Road on its northern boundary and Mortimer Road to
the south. The LSP area is strategically located adjacent to the Kwinana Freeway, which
provides a strong north-south regional connection within the Perth Metropolitan Region.
Thomas Road also affords the site a strong east-west sub-regional linkage.

The LSP area is also located on the opposite side of the Kwinana Freeway from land zoned
already zoned under LPS 2 for compatible mixed business purposes.

The LSP area is also approximately 100 metres south of an establishing local structure
plan area on the opposite side of Thomas Road being identified as the Anketell South
Local Structure Plan. This land is primarily identified for residential development with
localised components of commercial and service commercial uses fronting Thomas Road.

The LSP area is currently vacant except for high voltage power transmission lines which
traverse the site and a pocket of vegetation located in the north-western corner, adjacent
to the Kwinana Freeway/Thomas Road intersection.

Refer to Figure 1 - Location Plan

1.3.2 Areaand land use

The LSP area has a combined site area of 26.44ha. It is vacant and is broadly described
as ‘degraded’ without any existing building improvements either within or immediately
surrounding the LSP area.

Historically, the LSP area has remained vacant and has been set aside for future
development, pending the preparation of various guiding planning documents being
prepared for the land and surrounding precinct.

An established mushroom farm is located immediately to the south of the site.

Refer to Figure 2 — Aerial Plan
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SUBJECT SITE

Figure1.  Location Plan
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source: nearmaps

Figure 2. Aerial Plan
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1.3.3 Legal description and ownership

The LSP area comprises several lots in Northern Precinct of the Casuarina Urban
Development Zone. The details of the relevant Certificates of Title are provided in the
following table.

Table 2 - Certificate of Title Details

Lot No. Street Address Volume/  Plan Area Owner
Folio

199 740 Thomas Road, Casuarina  2817/293 203629 3945Tha  ARP No. 1Pty Ltd
(Share title)

1199 740 Thomas Road, Casuarina  2817/294 203629 Asabove ARP No. 1Pty Ltd
(Share title)

3 No Street Address 2817/295 86318 35890 ha ARP No. 4 Pty Ltd
(Share title)

3 No Street Address 2817/296 86318 As above  ARP No. 4 Pty Ltd
(Share title)

90M No Street Address 2926/375 410834 66714 ha  ARP No.7 Pty Ltd

9012 No Street Address 2926/376 410834 95253 ha  ARP No. 8 Pty Ltd

9013 No Street Address 2926/377 410834 154275ha  ARP No. 9 Pty Ltd

Other land in the LSP area (to be acquired or adjusted)

1372 No Street address — Sub Drain  LR3099/50 D79285 15692 ha  State of WA

P Road Part of road to be closed N/A N/A 10349 ha  State of WA

In addition to the Aigle Royal Properties landholdings, a portion of a pre-existing sub-
regional drain (Lot 1372) is to be re-aligned and incorporated in to the local drainage
system (as discussed in further detail in the supporting LWMS prepared by JDA, Refer
Appendix C), while a portion of the existing P Road (encompassing a section of the
original Armadale to Rockingham Road) which intersects the site is to be closed, acquired
and amalgamated into the overall LSP area. All existing services / utilities which currently
run within the P Road are to be redirected into a new 18m wide local road reserve as
shown on Plan 1. The landowner is currently in discussions with the State regarding these
two acquisitions, and have received in principle support in this regard.

Refer to Figure 3 — Site Plan
Refer to Appendix A — Certificates of Title

1.3.4 Limitations and Encumbrances on Title

The encumbrances noted on the existing titles primarily concern taking orders and
easements associated with the power transmission lines, as follows.

¢ 1653596 - Easement to Western Power Corporation — See DP33420
e 1653596 - Easement to Western Power Corporation — See DP410834
e C110527 - Easement to the State Energy Commission of Western Australia

Refer to Appendix A - Certificates of Title

19
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2.  Planning framework

2] Zoning and reservations

211  Metropolitan Region Scheme
Under the provisions of the Metropolitan Region Scheme (MRS), the subject site is entirely
zoned ‘Urban’.

The subject site immediately abuts the Kwinana Freeway, which is identified as ‘Primary
Regional Road” and Thomas Road which is identified as an ‘Other Regional Road".

Refer to Figure 4 — Metropolitan Region Scheme Plan

212 City of Kwinana Local Planning Scheme No. 2

Under the provisions of the City of Kwinana Local Planning Scheme No. 2 (LPS 2) the
subject site is zoned ‘Development’. As provided for under Clause 6.15 of the Scheme, the
objectives of the Development zone are to:

(a) designate land for future development;

(b) provide a planning mechanism for the identification and protection of areas of
conservation value whilst facilitating the growth of the Town;

(c) provide for orderly and proper planning of large areas of land for residential,
commercial, industrial and associated purposes through a comprehensive structure
planning process;

(d) enable planning to be flexible and responsive to changing circumstances
throughout the development stages of the area;

(e) provide sufficient certainty for demand forecasting by service providers.

The LSP area also includes a special control area being identified as an ‘Area of landscape
protection’. Clause 6.16.2 of the Scheme states the following in this regard:

6.16.21 Councils objective in setting aside Areas of Landscape Protection is
to conserve areas of natural ecological value or landscaping amenity
whilst at the same time allowing development as provided in Zoning
Table No. 1 of the Scheme.

6.16.22 No person shall, in any Area of Landscape Protection, without Council’s
Planning Approval in writing;

@) Carry out clearing of trees or other vegetation;

b Carry out any filling, dredging or changes to the contour of the land:;
© Erect any advertising sign,

@ Erect or construct any building or outbuilding,

® Degrade any natural wetland system,

@) Detract from the amenity of the locality.

Notwithstanding this identified ‘Area of landscape protection’, it is noted that a clearing
permit has been granted for the whole site, and is expected to be acted upon in due
course. Accordingly, it is anticipated that in due course, the associated Scheme map
designations will also be updated to the remove the area of landscape protection
previously identified over the LSP area.

The City provides its respective requirements for the preparation and adoption of
Structure Plans under Clause 6.17 - Division 14 - Structure Plans. Among other things, it
states that all subdivision, use and development of land shall be in accordance with an
approved LSP. Accordingly, this Local Structure Plan proposal has been prepared with a
view to guide those future development aspects.

Refer to Figure 5 — City of Kwinana Local Planning Scheme No. 2
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2.2 Regional and sub-regional structure plan

2.21 Jandakot Structure Plan

In 1993, a Select Committee Report on Metropolitan Development and Groundwater
Supplies reviewed the boundaries of the Jandakot Underground Water Pollution
Control Area (JUWPCA). This review decreased the extent of the JUWPCA and as a
result, revealed an area that was now without any strategic planning for future use or
development. The Jandakot Structure Plan (USP) was subsequently prepared over this
subsidiary piece of land and, consequently was formally adopted in August 2007.

The JSP sets the broad strategic planning framework for the land generally surrounding
the Jandakot Proclaimed Underground Water Pollution Control Area’” which includes land
in several different local governments. In the City of Kwinana however it covers an area

of land up to Rowley Road to the north down to around Orton Road in the south, dealing
explicitly with both groundwater and storm water management issues. The JSP requires
that a Local Water Management Strategy (LWMS), consistent with the Jandakot Water
Resources Management Strategy (UWRMS) be prepared and lodged with any subsequent
Local Structure Plans (LSP).

The JSP outlines general locations for conservation areas, primary schools and transport
links as well as providing a population projection of around 40,000 residents. The specific
details on matters such as remnant vegetation protection were limited however and
formed the basis for further investigations which went into the associated with Draft
District Structure Plan - Eastern Residential Intensification Concept (ERIC) through the
Local Government.

Under the JSP, the LSP area is identified as ‘mixed use’ and is therefore broadly consistent
with its provisions. Given the age of the Structure Plan (dating back to 1993), it is clear
that the subject site has been earmarked to form part of the mixed use/business precinct
for some time, most likely due to its strategic location at the intersection of a major
freeway interchange.

Refer to Figure 6 — Jandakot Structure Plan

2.2.2 Draft District Structure Plan - Eastern Residential Intensification
Concept (Eric)

The Draft District Structure Plan — Eastern Residential Intensification Concept (ERIC)
was prepared by the then (Town) of Kwinana in 2005 and aimed to address several
additional levels of details where the JSP fell short. It expands upon the opportunities and
constraints inherent to the land and ‘defines a framework by which urban subdivision and
development is able to occur in an orderly and co-ordinated manner’.

ERIC identifies the LSP area as having a primary land use of ‘Mixed Business’, with
south-western portion indicating ‘Community Facilities’ and a ‘Local/District Recreation’
reserve to the south-west of the site. This LSP proposal is generally considered to be in
accordance with this District Structure Plan.

Furthermore, as requested in ERIC, the LSP responses to more detailed site-specific
analysis such as urban water management, traffic management and other requirements
which stem from State Planning Polices (SPPs).

Refer to Figure 7 — ERIC

23  Planning Strategies

2.31 Directions 2031 and Beyond

Directions 2031 and Beyond (Directions 2031) is the high-level spatial planning framework
and strategic plan for the Perth and Peel metropolitan region. Directions 2031 provides a
framework for the detailed planning and delivery of housing, infrastructure and services
necessary for various growth scenarios presented within the document.
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Directions 2031 identifies growth scenarios for low, medium and high-density rates of infill
and greenfield development. The Connected City scenario is identified as the preferred
growth scenario, which was then modeled to determine the area of greenfield land that will
be required for a city of 3.5 million people. Consistent with the outcomes of this approach,
Directions 2031 set a target of 15 dwellings per gross urban zoned hectare of land in
development areas.

Directions 2031 is supported by a series of Sub-Regional Strategies (as noted below)
which provide information about the levels of expected population growth in individual
local government areas. The Sub-Regional Strategies also identify development
opportunities and prospects for increased density within greenfield areas to facilitate
achievement of the housing targets set in Directions 2031.

The LSP is considered to be broadly consistent with Directions 2031 insofar as the
precinct will aid in creating localised employment opportunities which complement the
local economy, with future development stages on the eastern and southern portions
of the site being able to accommodate the necessary residential yield to support the
expected population growth in the region.

2.3.2 Perth and Peel @ 3.5 million

It is anticipated that more than 3.5 million people will live in Perth and Peel by 2050. The
Perth and Peel @ 3.5 million plan provides a strategic planning framework on how to
accommodate this substantial population increase without impacting on our way of life,
natural environment and physical infrastructure. The four sub-regional planning framework
illustrates where important environmental assets should be avoided and protected.

The Perth and Peel @ 3.5 million document builds upon the principles established by
Directions 2031 and Beyond as they relate to urban development and is not considered to
have any significant impact on the LSP area.

2.3.3 South Metropolitan Peel Sub-Regional Planning Framework
Towards Perth and Peel @ 3.5 Million

The South Metropolitan Peel Sub-Regional Planning Framework represents a whole

State Government Approach to managing the future urban form within the sub-region.
The South Metropolitan Peel sub-region is proposed to accommodate more than 1.26
million people. The sub-regional Planning Framework identifies sufficient land to meet the
increased demand for residential dwellings inclusive of the LSP area. The subject land is
identified as “Urban” on the Sub-Regional plan, consistent with its zoning under the MRS.

Whilst this LSP does not provide for housing opportunities, as noted above future stages
of planning will incorporate a strong residential component into the eastern portion of the
subject landholdings. Accordingly, the LSP is considered to be broadly consistent with the
South Metropolitan Perth and Peel Sub-Regional Strategy.

The target dwelling yield of 15 dwellings per gross hectare of urban zoned land is

carried over from Directions 2031 and Beyond. This proposed density target ensures the
subject land is helping deliver a consolidated urban form in accordance with the State
Government objectives and strategic planning policy. Given the significant constraints
associated with the subject site, all residential components will be accommodated within
the future development of the eastern landholdings, which will ultimately aim to meet the
density target. Furthermore, it aims to improve employment self-sufficiency to reach the
target, consistent with Strategic direction/priority of the Planning Framework.

2.3.4 Liveable Neighbourhoods

Livable Neighbourhoods was prepared by the WAPC to implement the objectives of the
State Planning Strategy and deliver the strategies and actions of metropolitan spatial
frameworks. As an operational policy of the WAPC, it guides the design and assessment of
Structure Plans (regional, district and local), subdivision and development for new urban
area. Its aims include promoting the design of walkable neighbourhoods, places that offer
community a sense of place, mixed uses and active streets, accessible and sustainable
parks, energy efficient design and a variety of lot sized and housing types.
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As far as the LSP is concerned, the development of the precinct will create a strategic
location to cater for a wide range of business and employment opportunities, consistent
with Element 7 of Liveable Neighbourhoods. It will generate activity areas and encourage
as many locally based jobs as possible to accompany the surrounding residential areas.

2.3.5 Local Planning Strategy

We understand that the City of Kwinana Local Planning Strategy is currently under review.
However, the Draft Local Planning Strategy Map 2015 identifies the subject site primarily
as “Future Mixed Business/Light Industry” with the adjoining sites to the east being
“Future Residential Areas”. The LSP is therefore considered to be consistent with the Local
Planning Strategy.

Refer to Figure 8 — Draft Local Planning Strategy Spatial Plan

236 City of Kwinana Local Commercial and Activity Centres Strategy

The City of Kwinana Local Commercial and Activity Centres Strategy states that there
are no significant service commercial areas in in the City of Kwinana, other than a small
precinct on the eastern side of the city centre.

On the Strategy Plan, existing and future mixed business areas are identified adjacent to
both sides of the Kwinana Freeway and Thomas Road intersection due to the locational
advantages presenting at this important node. Furthermore, the Retail Needs Assessment
(RNA) indicates that the area has excellent long term potential for ‘other retail and bulky
goods’ uses.

In light of the above, the proposed LSP is considered to be entirely consistent with
guidance set out in the Local Commercial and Activity Centres Strategy.

24 Planning policies

2.41 Statement of Planning Policies

State Planning Policies form part of the State Planning Framework, which provide a
hierarchy for the planning policies, strategies and guidelines and importantly, a context for
decision making on land use and development in Western Australia.

Development of land must generally be consistent with any relevant state planning
policies (SPP) which are prepared and adopted by the WAPC under statutory procedures
set out in Part 3 of the Planning and Development Act 2005. The WAPC and local
governments must have due regard to the provisions of SPP’s when preparing or
amending regional and district planning schemes and when making decisions on planning
matters. Details of the SPPs relevant to the site are provided below.
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2.4.2 State Planning Policy 2.3 - Jandakot Groundwater Protection
Policy

State Planning Policy 2.3 — Jandakot Groundwater Protection (SPP 2.3) was initially
approved by the WAPC in 1998 and was prepared to ensure that development over the
Jandakot groundwater mound is compatible with the long-term use of the groundwater
for human consumption. The policy has recently been revised and updated, with a new
version being released in January 2017.

SPP 2.3 proposes various compatible land uses in the Rural — Water Protection zone, which
provide a guide for local governments planning schemes and land use permissibility, and
include for example, special rural residential subdivision.

The Department of Water (previously the Water and Rivers Commission) defined three
priority protection levels within the ‘Jandakot Underground Water Pollution Control Area’
(UWPCA). Priority 1and Priority 2 correlate directly to the boundary reflected in the
Metropolitan Region Scheme (MRS) for the below zones:

e Water Catchment Reservation (corresponds to Priority 1)
e Rural - Water Protection Zone (corresponds to Priority 2)

Priority 3 areas aren’t reflected in the MRS. However, they include areas where water-
supply needs to co-exist with other land uses such as housing, commercial sites and light
industry and are subject to management controls to mitigate any impacts on the water
environment.

Approximately a third of the (extended) subject site is located in Priority 2 area which

is reflected in the Rural — Water Protection zoning under the MRS. Priority 2 normally
includes private rural with few buildings, with low-intensity land use. These areas have a
high priority for public water supply use. The management objective is to ensure there is
no increased risk of pollution to the water source. Restricted development may take place
under specific guidelines. Notwithstanding, the LSP area of this proposal does not include
any of the same restrictions.

2.4.3 State Planning Policy 3.7 - Planning in Bushfire Prone Areas

The State Planning Policy 3.7 = Planning in Bushfire Prone Areas (SPP 3.7) states that
higher order strategic planning documents such as frameworks, region schemes and
sub-regional structure plans should include high level consideration of relevant bushfire
hazards when identifying or investigating land for future development.

SPP 3.7 forms the foundation for land use planning to address bushfire risk management
in Western Australia. It will inform and guide decision makers, referral agencies and
proponents on achieving acceptable fire protection outcomes on planning proposals in
bushfire prone areas.

Further to the provisions of SPP 3.7 and pursuant to State Planning Policy 3.4 — Natural
Hazards and Disasters/, the Planning for Bushfire Protection Guidelines sets out a range
of matters that need to be addressed at various stages of the planning process, to
provide an appropriate level of protection to life and property from bushfires, and avoid
inappropriately located or designated land use, subdivision and development on land
where a bushfire risk is identified.

The identification of bushfire prone areas within any portion of the site requires further
assessment of the bushfire hazard implications on proposed development to be
undertaken in accordance with State Planning Policy 3.7 Planning in Bushfire Prone Areas
(SPP 3.7) (WAPC 2015) and the Guidelines for Planning in Bushfire Prone Areas Version
1.2 (the Guidelines) (WAPC and DFES 2017). Accordingly, a Bushfire Management Plan has
been prepared by Emerge to inform this LSP.

Refer to Appendix F — Bushfire Management Plan
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2.4.4 State Planning Policy 4.1 - Industrial State Buffer

State Planning Policy 4.1 — Industrial State Buffer (SPP4.1) provides a consistent statewide
approach for the protection and long-term security of industrial zones, transport terminals
(including ports) other utilities and special uses, and provides for the safety and amenity
of surrounding land uses while having regard to the rights of landowners who may be
affected by residual emissions and risk.

The objectives of SPP4.1 are:

o To provide a consistent statewide approach for the definition and securing of
buffer areas around industry, infrastructure and some special uses.

e To protect industry, infrastructure and special uses from the encroachment of
incompatible land uses.

o To provide for the safety and amenity of land uses surrounding industry,
infrastructure and special uses.

e Torecognise the interests of existing landowners within buffer areas who may
be affected by residual emissions and risks, as well as the interests, needs and
economic benefits of existing industry and infrastructure which may be affected by
encroaching incompatible land uses.

The LSP addresses the objectives of the SPP4.1 by not proposing sensitive land uses that
may be incompatible with nearby developments.

2.45 EPA Guidance Statement No. 3 - Separation Distances Between
Industrial and Sensitive Land Uses

In 2005, the Environmental Protection Authority (EPA) prepared Guidance Statement 3:
Separation Distances between Industrial and Sensitive Land Use (GS3). GS3 relates to

the EPA’s environmental factors of human health and amenity which may be impacted by
gaseous and particulate emissions, noise, dust and odour generated from industry, and
makes reference to a range of industries which require separation from sensitive land uses,
and goes on to provide the recommended separation distances.

The purpose of GS3 is to:
e Identify the need for specific separation distance or buffer definition studies; and

e Provide general guidance on separation distances in the absence of site- specific
technical studies.

The LSP addresses the objectives of GS3 by not proposing sensitive land uses that may
be incompatible with noise and odour from nearby developments.

Refer Appendix B - Environmental Assessment Report

2.46 Draft Environmental Assessment for Separation Distances
Between Industrial and Sensitive Land Uses

More recently the Environmental Protection Authority (EPA) has prepared the draft
Environmental Assessment Guideline for Separation Distances between Industrial and
Sensitive Land Uses (EAG), which was released in 2015. This is expected to replace the
existing Guidance Statement 3: Separation Distances between Industrial and Sensitive
Land Use (GS3).

Further to GS3, the purpose of draft EAG is to:

e Provide advice on which land uses require separation, and recommend the
appropriate separation distances;

e Outline the EPA’s expectations on the application of separation distances for
schemes and scheme amendments in the environmental impact assessment
process; and

e Support strategic and statutory land use planning and development decisions by
planning authorities where proposed land uses have the potential to adversely
impact on human health and amenity.
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In this instance there are no sensitive land uses proposed associated within the LSP
area. Accordingly, mitigation or design responses to nearby pre-existing uses are to be
addressed only for future planning stages where residential or other sensitive land uses
are concerned.

25  Local Planning Policies

251 Local Planning Policy - Planning for Bush Fire Protection
Guidelines

We understand that this Local Planning Policy essentially adopts the current WAPC's
Planning for Bush Fire Protection Guidelines and any subsequent revisions, for
enforcement by the City of Kwinana.

Consistent with the policy and Guidelines, a Bushfire Management Plan (BMP) for the LSP
has been prepared by Emerge and is appended in this regard.

Refer Appendix F — Bushfire Management Plan

2.5.2 Local Planning Policy No. 6 — Guidelines for Structure Planning in
the Casuarina Cell

Local Planning Policy No. 6 (LPP 6) provides guidance on the district planning matters
that should be considered during the preparation of local structure plans within the
Casuarina Urban Development zone (Casuarina Cell), to ensure that subdivision and/or
development proceeds in an orderly and proper manner across the whole Cell.

The policy divides the Casuarina area into three broad precincts. The subject land is
located within the northern precinct. In certain circumstances the policy allows for part
local structure plans to be prepared within a given precinct subject to fulfiiment of certain
requirements. Compliance is detailed in Table 3 as follows:

Table 3 - City of Kwinana Local Planning Policy No. 6 - Policy Applicaton Assessment

Objectives of Local Planning Policy As per section 1.2 above and Table 5 below
Demonstrated that LSP can be considered in As per section 1.2 above and Table 5 below
isolation

Areas comprises of at least 30% of the precinct Area exceeds 30%

Preparation of a concept plan for the balance of Refer Appendix G — Concept Plan and
the precinct Table 5.
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The policy also requires consultation with other owners within the northern precinct as part ot the preparation of a concept plan
as per policy requirement. Details of consultation with other owners, including outcomes, are summarised in Table 4 below.

Table 4 - Consulation With Other Landowners in North Precinct

Date of consultation Form of consultation Outcomes of consultation

20th June 2018

Subject land holding

Lot 23 Orton Rd, Casuarina Email of concept plan, Local Planning Details of concept plan noted.
Policy No. 6 “Guidelines for Structure

Planning in the Casuarina Cell”. Follow

up phone discussion between landowner

from Aigle Royal Group.

Lot 2, 24 & 25 Orton Rd, 20th June 2018

Casuarina

Landowner objection to mushroom
farm buffer and possible location
of district open space on Lot 25
Orton Road.

Meeting and presentation of concept
plan and Planning Policy No. 6
“Guidelines for Structure Planning in the
Casuarina Cell”.

Lot 44 Orton Road, Casuarina  22nd June 2018
(Costa Mushrooms)

Email of concept plan and follow up Details of concept plan noted.
discussion between landowner and Aigle

Royal Group.

With respect to the North Precinct (the LSP area), the following specific district and significant local planning matters are to be
addressed, with responses/comments provided accordingly:

Table 5 - Local Structure Planning Guidelines (North Precinct)

The North Precinct should include the following:

Matters to be addressed

i

Bulky Goods and Showroom uses should be located adjacent to
Thomas Road and the Kwinana Freeway to make best use of the
access and exposure provided by these roads. Supermarkets and
small format shops are not permitted in this area. The balance of
the precinct should be used for residential purposes.

Compliant — The LSP area is located directly adjacent to Thomas
Road and the Kwinana Freeway. It is intended to include bulky
goods and showroom uses predominantly, with the remainder of
the northern precinct to be used for residential purposes.

Primary access from Thomas Road should allow a four way
intersection with the approved Anketell South local structure
plan. This access should become the primary north-south route
through the broader Casuarina cell and should link to existing
Landgren Road in the adjacent Central Precinct.

Compliant — Access to the LSP area is be provided via a four way
intersection and in coordination with the Anketell South LSP.

fil.

The City may support the use of the land within the power
line easements for car parking associated with the adjacent
commercial and recreation uses.

Compliant - As noted elsewhere, the power line easement is to
incorporate parking associated with the permissible land uses.

Development of a District Sporting Ground to be acquired by the
Development Contribution Plan in accordance with the adopted
Community Infrastructure Plan (or most recent version).

Compliant - The District Sporting Ground indicated by ERIC does
not fall within the confines of this LSP. However, a 30 ha area of
District Open Space has been indicatively identified adjacent to
Orton Road as shown on the concept plan (Refer Appendix G).
This matter will be the subject of further discussions between
the City and the relevant landowners. From discussions with the
City of Kwinana, it is understood that the DOS is likely to include a
series of hard courts, primarily used for netball.

v. A maximum of 80% of the total POS requirement in the North Precinct  N/A - no POS contribution is required within the local structure
shall be provided within the precinct with the shortfall (maximum 20%)  plan area. This matter will be subject of further discussions
being provided as a cost contribution through the DCP. between the City and landowners within the North Precinct.

vi. The identification of a site for Local Centre (commercial and N/A - a Local Centre site is to be identified during the detailed
activity centre) (800m? retail floor space) should be provided at design stage of the remainder of the North Precinct, at the
the intersection of Landgren Road and Orton Road, either in the Landgren Road and Orton Road intersection. However as noted,
Northern Precinct or the Central Precinct. it may be better located within the Central Precinct. This matter

will be subject of further discussions between the City and
landowners within the North Precinct.

vii. As part of the submittal of a LSP, the applicant shall consider and  Compliant - Refer to Section 2.2.1 and 2.2.2 of this report.

address the key land uses proposed in the Jandakot Structure
Plan and Eastern Residential Intensification Concept for this
Precinct area.

The Jandakot Structure Plan primarily identifies the LSP area as
a ‘mixed use’ site, while ERIC identifies it as a ‘mixed business’
site. Given the LSP area is entirely dedicated to formalizing

a Service Commercial precinct, it is therefore considered to
generally be in-line with key land uses envisaged by these
strategic documents.
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To assist with addressing the relevant matters contained in LPP 6, a concept plan has
been prepared to broadly identify appropriate locations for the abovementioned North
Precinct features.

Indicative Concept Plan

The design of the indiciative concept plan (provided at Appendix G) as required under
PP 6 to allow for partial local structure planning of the North Precinct has taken into
consideration pre-existing site constraints and other influencing factors proximal to the
precinct, including:

The pre-deternined location of a Main Roads WA controlled strategic four way
intersection as approved in the Anketell South Local Structure Plan (2014) on
Thomas Road linking to the development area to the north of Thomas Road and
providing primary site access to the Kwinana Freeway to the west.

A logical north-south road structure designed to tie in with the existing alignment
of Landgren Road to the south in the adjacent Central Preinct.

A logical internal road structure to support the future development of the identified
sub-areas within the LSP and to maximise the exposure potential of future
developments..

Relocation of pre-existing drainage assets where necessary, including the Peel
Sub Drain, and the provision of a more contemporary Water Sensitive Urban
Design (WSUD) drainage solution including living streams and piped drainage in
key locations. Other functional sections of the Peel Sub Drain have been retained
where relocation has been considered unnecessary.

Relocation of infrastructure and services from pre-existing road reserves to
deconstrain the development of the North Precinct, with such services relocated as
appropriate within the new proposed road layout.

A strategic approach to the use of land within the power line easements for car parking,
landscaping and drainage purposes assiocated with adjacent commercial uses.

Co-location of the District Open Space (DOS) with a potential primary school and
local centre that are likely to be situated on the Orton Road and Landgren Road
intersection.

Responding to the need to separate built form from the high voltage power line
corridors, and the base of the towers.

Refer Appendix G - Concept Plan
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3. Site conditions and constraints

31 Biodiversity and natural area assets

A Flora and Fauna Assessment dated June 2012 was initially undertaken by GHD to
provide details to be used to inform the concept design process, highlight potential
environmental approvals processes and assist in identifying further environmental
investigations. PGV Environmental have provided further clarification as to environmental
issues which impact the site, with a combination of desktop and field investigations. The
results of the assessment are summarised below and explored in further detail in Appendix
B — Environmental Assessment.

311 Flora and vegetation

Two vegetation and flora surveys have been undertaken over the whole Aigle Royal
landholding including the balance of the lots to the east of the structure plan area

(GHD, 2012; Bennett Environmental, 2010). The GHD Survey was conducted in May 2012
and a follow-up spring survey of the area was conducted in October 2012 by Bennett
Environmental. A total of 133 species have been recorded on the whole site, of which 79
were native species and 54 introduced. None of the species are Threatened or Priority
flora. Three weed species listed below recorded on the sire are Declared Pests under the
Biosecurity and Agriculture Management Act 2007 (BAM Act):

e Cotton Bush (Gomphocarpus fruticosus);
e Cape Tulip (Moraea flaccida); and
e Paterson’s Curse (Echium plantagineum).

Significant Tree Survey

A significant tree survey was undertaken by PGV in March 2018, where the following
observations were made:

A total of 38 trees with a DBH of 500mm or greater, measure using the AS4970
method were recorded in Precincts 1and 2 of the proposed mixed use development on
Thomas Road, Casuarina.

Sixteen of the trees were rated in Fair condition, eight in Good condition and fourteen
in Poor condition. The overall low rating of the trees was largely due to the impacts of
regular fires.

None of the 38 trees had any particular feature that would recommend them for
retention in a future development.

Most of the trees would not be able to be retained due to safety issues over the tree’s
structural integrity.

Based on the above conclusions in PGV’s report, there is not considered to be any trees of
significance within the LSP area worthy of retention.

Refer Appendix B — Significant Tree Survey

31.2 Fauna
Conservation Significant species that may occur on the site are:
e Calyptohynchus latirostris (Carnaby’s Black Cockatoo);

e Calyptohynchus baudinii (Baudin's Black Cockatoo);

e Calyptorhynchus Banksii naso (Forest Red-tailed Black Cockatoo);
e Ardea ibis (Cattle Egret);

e Merops ornatus (Rainbow Bee-eater);

o Lerista lineata (Perth slider, Lined Skink);

* Neelaps colonotos (Black-striped Snake); and

* [soodon obesulus fusciventer (Southern Brown Bandicoot, Quenda).
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313 Wetlands

There are no significant wetlands located within the LSP area.

There is however a Resource Enhancement Wetland recorded along the eastern portion

of the extended subject site. Whilst the EPA urges that all reasonable measures are taken
to minimise the potential impacts on Resource Enhancement wetlands and appropriate
buffers, the assessment undertaken in the Flora and Fauna Report highlights the wetlands
as being highly degraded. There is potential for this wetland to be downgraded to a
Multiple Use category following due process with representatives from the DBCA (formerly
DEC or DPAW).

3.2 Landform and soils

3.21 Topography, soils and geology

Topography is gently undulating and there are no outstanding topographical features
which represents no significant constraint to development. Refer to Figure 2 in the
Appendix B - Environmental Assessment Report for the sites topography.

The site is mapped as part of the Bassendean System and consists of very low relief,
leached, grey siliceous Pleistocene sand dunes, intervening sandy clayey swamps and
gently undulating plains. These soils are very leached, infertile and mildly acidic.

The soils on the site have been described by the Department of Agriculture and Food
Western Australia (DAFWA) (2017) as:

e Bassendean B1 Phase (212Bs_B1) which are described as deep bleached grey
sands sometimes with a pale yellow B horizon or a weak iron-organic hardpan at
depths generally greater than 2m. These soils occur on extremely low to very low
relief dunes, undulating sandplain and discrete sand rises; and

e Bassendean B3 Phase (212Bs_B3) are soils on closed depressions and poorly
defined stream channels. These soils are moderately deep, bleached sands with an
iron-organic pan, or clay subsoil. Surfaces are dark grey sand or sandy loam.

The B1 phase is located on the western part of the site and the B3 on the eastern. The B3
soils are associated with the lower lying areas on the site

Refer Appendix B — Environmental Assessment Report

3.2.2 Acid Sulfate Soils

The Department of Environment Conservation describes Acid Sulfate Soils (ASS) as
naturally occurring soils and sediments containing sulfide minerals, predominately pyrite
(an iron sulfide).

A review of the Western Australian Planning Commission’s Acid Sulfate Risk Map for the
site indicates that it has a moderate to low risk of acid sulfate soils occurring within 3
metres of the natural soil surface.

A review of the Australian Soils Resource Information System indicates that the site is
located in an area of Low Probability of Occurrence of ASS.

Refer to Appendix Cossill & Webley report (Figure 7) for the respective Acid Sulfate Soil
risk map.

33 Groundwater and surface water

3.31 Groundwater

The Perth Groundwater Map shows the top of the groundwater table at 11m to 13mAHD
and is approximately 3 to 5m below the ground surface. Groundwater is generally flowing
to the west (DWER, 2017). The groundwater around the wetland has geological formations
that have been grouped into three distinct aquifers:

e Superficial Swan Aquifer;
o Leederville Aquifer; and
e Yarragadee North (DWER, 2017b)
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3.3.2 Surface water

Surface water flow will be limited due to the permeable nature of the sandy b1 phase soils.
Any overland flows are likely to drain to the eastern lower lying areas and drainage line to
the south of the site.

Refer Appendix B - Environmental Assessment Report for further details regarding ground
and surface water

34 Bushfire hazard

The LSP area is currently identified as a “bushfire prone area” under the state-wide Map of
Bush Fire Prone Areas prepared by the Office of Bushfire Risk Management OBRM 2017),
as shown below in Plate 1. The identification of bushfire prone areas within any portion of
the LSP area requires further assessment of the bushfire hazard implications on proposed
development to be undertaken in accordance with State Planning Policy 3.7 Planning in
Bushfire Prone Areas (SPP 3.7) (WAPC 2015) and the Guidelines for Planning in Bushfire
Prone Areas Version 1.2 (the Guidelines) (WAPC and DFES 2017).

Plate 1: Areas within and surrounding the site identified as “bushfire prone areas” (OBRM 2017)

A Bushfire Management Plan (BMP) has been prepared for the site by Emerge Associates
and Bushfire Safety Consulting Pty Ltd (2017), and is provided in Appendix F. The BMP
includes:

e Anassessment of classified vegetation and associated bushfire hazard levels in the
vicinity of the site (within 150 m).

o Identification of how the development will satisfy the bushfire protection criteria, as
outlined in the Guidelines, by ensuring:

o Development can be located, sited and designed to ensure that an
appropriate level of bushfire threat applies to the site (i.e. BAL-29 is not
exceeded), supported by a Bushfire Attack Level (BAL) assessment.
Where applicable, this includes consideration of Asset Protection Zone
requirements.

o Vehicular access to and egress from the development is safe if a bushfire occurs.

o Water is available to the development, so that life and property can be
protected from bushfire.

e Anoutline of the roles and responsibilities associated with implementing the BMP.
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Existing bushfire hazards identified within the site and surrounding 150 m include areas

of woodland (Class B), scrub (Class D) and grassland (Class G) vegetation. The areas of
woodland and scrub vegetation are considered ‘extreme’ bushfire hazards, while areas of
grassland are considered ‘moderate’ bushfire hazards.

In the post-development scenario, it has been assumed that the primary bushfire hazard
to development within the site will be vegetation outside the site that is present at the
time of development, with the majority of areas within the site assumed to be ‘low threat’
in accordance with Section 2.2.3.2 of Australian Standard 3959 2009 Construction of
buildings in bushfire prone areas (AS 3959). An exception is the ‘drainage’ and ‘living
stream’ areas within the high voltage powerline easement, which have been classified as
‘scrub’ (Class D) vegetation. This is based on a worst-case scenario of no management
of vegetation within these areas and that the landscape planting will be limited to species
which grow up to a maximum height of 3 m, due to height restrictions associated with the
overhead high-voltage powerlines.

The outcomes of the BMP indicate that future development is able to achieve an
‘acceptable solution’ for all four of the bushfire protection criteria (as outlined within
Appendix Four of the Guidelines), summarised below:

» Element 1- Location: upon completion, all areas within the LSP area proposed to
accommodate future commercial land uses will be located in an area considered
low bushfire hazard. While areas of moderate and extreme bushfire hazard will
exist within the vicinity of future development areas, future built form can be
located so that a BAL rating of BAL-29 or less achieved.

e Element 2 - Siting and Design: future commercial development can be suitably
sited to ensure buildings are not located in an area that can or will, on completion,
be subject to a BAL rating greater than BAL-29. This can be achieved through
the provision of suitable setbacks (in the form of an ‘asset protection zone’) that
can be accommodated by the location of future public roads, public open space,
carpark areas, well-maintained gardens and/or internal access roads. The minimum
setback distances are outlined within Figure 7 of the BMP.

e Element 3 - Vehicular Access: the proposed structure plan provides two
connections to the existing public road network to the north (Thomas Road),
allowing vehicles to move through the site easily and safely at all times. Thomas
Road provides a connection to roads to the east and west and in particular the
Kwinana Freeway which is adjacent to the western boundary of the site. Progression
of planning and development for future commercial and urban areas to the south and
east of the site will further expand the local public road network, ultimately providing
additional access and egress routes to and from the site once developed.

e Element 4 - Water: the development will be serviced by a permanent and secure
reticulated water supply, to be installed in accordance with the standard Water
Corporation specifications (including fire hydrants as required).

Overall, the BMP demonstrates that while the site is identified as bushfire prone in the
state Map of Bush Fire Prone Areas (OBRM 2017), the proposed LSP design will allow
for the type of commercial development as envisaged to be implemented such that

an appropriate level of bushfire threat will apply to those land uses within the site. If
required, an updated BMP will be prepared in support of subdivision and/or development
applications within the site, and will outline how the bushfire protection criteria will be
addressed based on the proposed detailed designs.

Refer Appendix F - Bushfire Management Plan
35  Aboriginal and European Heritage

3,51 Indigenous Heritage

A search of the Department of Department of Planning, Lands and Heritage (DLHA)
Aboriginal Heritage Inquiry System indicates there are no Registered Aboriginal Sites
within the subject site.
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3.5.2 European Heritage

A search of the State Heritage Council's ‘InHerit Heritage Register’ indicates that there are
no places of heritage significance located on the site.

The City of Kwinana have however advised that the unconstructed P Road which
intersects the site once formed a section of the original road network connecting
Rockingham and Armadale as identified on the City of Kwinana’s Municipal Inventory. The
road is currently functioning as an informal track which is distinguished by the remains

of limestone roadbase. As part of the future development of the area the road will be
closed and integrated into the new development area.. Appropriate acknowledgment of
this historic feature is to be interpreted through the landscaping response for the site with
details to be determined at the development application stage.

36  Context and other land use constraints and opportunities

3.61 Overhead Power Transmission lines and Easement areas

The site is heavily constrained by Western Power overhead powerline easements which
intersect the site in a north-south direction and provide power to the wider Perth
metropolitan grid. The easement areas have historically been cleared of vegetation

and left as scrub regrowth. It is noted that Western Powers does not own the land, but
preserves the functionality of the current overhead power line easement. In this case, the
easement area is to be used only for drainage and car parking purposes.

3.6.2 Adjacent Property - Mushroom Farm impacts

Located immediately south of the subject site is Lot 1 (No. 45) Orton Road which contains
an existing Mushroom Farm (referred to as Costa Mushrooms). It is a significant local
employer for the district and considered to have potential impacts on ‘sensitive uses’ in
terms of odour and noise. ‘Sensitive Use” — is defined under the provisions of SPP 41,
which states that a Sensitive Use:

includes residential dwellings, major recreational areas, hospitals, schools and other
institutional uses involving accommodation

The LSP addresses the presence of the mushroom farm by not permitting sensitive land
uses that may be incompatible. The interface between the mushroom farm and sensitive
land uses will however be addressed as part of future planning stages in the remainder of
the northern precinct where residential uses are proposed/incorporated.

Further information in relation to the Mushroom Farm is appended to this report at
Appendix B — Environmental Assessment Report

3.6.3 Peel sub drain

The Peel main drain is a rural open drainage system which collects surface water and
forms a regional drainage network that extends generally in a north-south direction
eventually terminating at the Peel-Harvey Estuary. The system includes some sub drains
and local government authority drains. In this case a section of the peel sub drain
(identified as Peel Sub P Drain) intersects the LSP area in the general alignment of the
easternmost powerline easement and then flows into another section of Peel Sub P Drain
and Peel Sub P1drain on the southern edge of the LSP area and then onto the Peel Main
drain on the opposite side of Kwinana Freeway.

With development of Peel Sub P drain catchment, the drainage system design must be
such that flows into the Peel main drain are maintained at pre-development levels.
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4. Land use and subdivision requirements
41 Local Structure Plan

411 Design response to site constraints

The western power transmission lines which transect the site, present a major physical
barrier to development of the site. Notwithstanding, to assist utilisation of this space, it is
proposed to incorporate the drainage system (inclusive of a realignment of the Peel Sub
drain), and living stream within the easement area. The result of which is that lots have
been formed to either side of the easement corridor.

The existing utilities / services (located in the P Road area) which intersect the site
from Kwinana Freeway through to Thomas Road is proposed to be realigned in an 18m
wide local road reserve which now cuts into the proposed alignment of the north-south
Neighbourhood Connector.

The Optus fibre optic cable which currently runs within the transmission corridor is also
be moved, given it runs within the proposes drainage areas of the LSP. This is likely to be
moved at the subdivision stage.

42 Land Use

The proposed LSP provides primarily for larger format commercial showroom and bulky
goods retail land uses, drainage and existing infrastructure. The lots have been configured
to respond to the constraints of the land with consideration for the established power
transmission line easements.

In discussions with the City of Kwinana and in accordance with the policy framework for
the site, it was established that the majority of the land is within the LSP area would be
best served by a ‘Service Commercial’ zoning as well as incorporating a ‘Special Use’ zone
component.

Where possible drainage areas have been positioned to allow for the retention of natural
low points on site and to maintain the established drainage flow of the Peel sub-regional
drainage system.

A summary of the LSP land uses and its key elements is provided in Table 6 below.

Table 6 - Land Use Summary

Total area covered by the Structure Plan 2644 ha
Estimated area of each land use proposed:

Service Commercial 1391 ha*
Special Use 6.5 ha*
*includes 2116 ha of power lines easement
Road Reserve 278 ha
Drainage Reserve 325 ha

4,21 Service Commercial Zone

The intent of this LSP is primarily to provide for showroom and bulky goods retail type uses. It
is understood that this will typically fall under as a ‘showroom’ land use definition under the City
of Kwinana’s LPS 2. Land use permissibly within the Service Commercial zone is to generally be
in accordance with the zoning table and any associated provisions contained within LPS 2. It is
noted that a ‘Showroom'’ is a (P) permitted land use in the Service Commercial zone, consistent
with the development intent for the precinct.

Refer Appendix | - Potential Scale and Character of Service Commercial Area



element.

4.2.2 Special Use Zone

LPS 2 states the following in relation to the Special Use zone under ‘Division 11 — Special
Use Zones”

Land within a Special Use Zone may be used for the purposes specified on the
Scheme Map and in the Third Schedule and for purposes incidental thereto and for
no other purpose. 6.14.1 The site requirements of lot area, minimum effective frontage,
development type, plot ratio, car parking, setbacks and other development provisions
shall be determined by Council in its absolute discretion, providing that such standards
are not less than that pertaining to similar uses under the Scheme.
The following uses are permitted (P) within the ‘Special Use’ zone:
e Bulky goods showroom
e Car park
e Consulting rooms
e Eating house
e Liquor store
e Motor repair station
e Petrol filling station
e Service station
e Warehouse
The following use is incidentally permitted (IP) within the ‘Special Use’ zone:
e Shop
e Fish shop

4.2.3 Drainage Reserve

Given the importance of the POS spine in the creation of amenity and providing drainage
retention basins to the site, Emerge Associates have prepared a Landscape plan, which
is provided at Appendix J. The plan details functional, locational and character theming
aspects of the POS design and displays a photo montage of the fundamental design
features to be incorporated at the development stage.

The POS helps to dictate the design of major features including the location of movement
networks, water management features and links to the future residential areas to the east and
south. This is expected to be further defined by the planting of primary and secondary trees.

Refer Appendix J - Landscape Masterplan

4.2.4 District Open Space

A district open space (3.0 ha in area) has been indicatively positioned adjacent to Orton
Road, as shown on the Concept Plan (see Appendix G). Preliminary discussions with
the City of Kwinana indicate that this district open space area is likely to be used for
“hardcourts” such as netball courts.

The rationale for positioning the district open space in the nominated position is that the
location is consistent with the strategic framework for the locality, including ERIC, the
Jandakot District Structure Plan and the criteria in LPP6. Additionally, it is positioned at
the intersection of Orton Road and the logical intersection with Landgren Road which will
provide for good access to the site for users.
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43 Movement Networks

431 Road network
The proposed road network is summarised in table 7 below:

Table 7 - Key Characteristics of the proposed LSP Road Classifications

Road Classification Indicative upper Indicative road Indicative road
volume (VPD) width (m) pavement width (m)

Integrator A 35,000 40m 2 x 85m (incl. cycle
lanes) + 6m median

Neighbourhood Connector 7000 24m 2 x 5m (incl. cycle lanes),

A 2m median and embayed
parking

Access street 3000 18m 2 x 35 plus embayment
parking

It should be noted that the outline reservation widths are indicative only and are subject to
further adjustment in consultation with the Department of Planning, Lands and Heritage
(DPLH) and the City of Kwinana during detailed subdivision design process.

Refer Appendix E — Traffic Assessment

4.3.2 Intersection treatments

The proposed road network to accommodate the LSP traffic volumes has been detailed in
previous section of this report, including the details of the proposed road hierarchy.

Two roundabouts are proposed at the intersections along the proposed main spine road
and Road 1 and intersection of Road 1/ Road 2. These roundabouts will help manage
the circulation of traffic flows and assist with speed management on major roads. A
roundabout is proposed at the intersection of the main spine road/Thomas Road.

The western access intersection on Thomas Road is priority controlled T-intersection
with a right turn lane on Thomas Road to Road 1 but without right turn out from Road 1 to
Thomas Road.

4.3.3 Path network

In accordance with Liveable Neighbourhoods Guidelines, shared paths are proposed on
one side of the main north-south spine road with a footpath on the other side. Thomas
Road is proposed to have on-road cycle lanes and shared paths on both sides.

The network of paths will provide an excellent level of accessibility and permeability for
pedestrians and cyclists within the proposed LSP area.

4.3.4 Public transport

According to the information obtained from Public Transport Authority (PTA), it is
anticipated that all the new developments to the east of the Kwinana Freeway including
Wandi, Anketell and Casuarina would be served by bus route 527 when the demand
arises. The existing bus route 527 is most likely to traverse southbound on continuation of
Honeywood Avenue though Anketell and onto the future Casuarina LSP area.

44 Water Management

A Local Water Management Strategy (LWMS) has been prepared by JDA in support of
this LSP proposal and is appended to this report at Appendix C. The LWMS provides the
framework for the application of total water cycle management to the proposed urban
structure within the Structure Plan, consistent with the District Water Management
Strategy (DWMS) and the Department of Water and Environmental Regulation (DWER)
principles of Water Sensitive Urban Design (WSUD) described in the Stormwater
Management Manual (DoW, 2007).

A summary of the LWMS design principles and objectives is presented in Table 1 of
Appendix C.

Refer to Appendix C - LWMS
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45  Employment

Potential employment opportunities for the Northern Precinct are likely to be confined
predominantly to the LSP area once fully developed and operational. Additional employment
opportunities may be associated with a future local centre at the intersection of Landgren
and Orton Road.

It is estimated that the LSP area will have a maximum potential floorspace of approximately
127750m? Due to the nature of showrooms and bulky goods retailing requiring a higher
degree of car dependence, there is typically a need to dedicate around half the site for

car parking. In this case an assumed plot ratio of 0.7 has been used to calculate potential
floorspace, as a result of the likely need to offset a portion of the required car parking to be
within the high voltage powerline easement.

Accordingly, based on this developable site area and the assumed maximum plot ratio
of 0.7 an estimated maximum employment figure of approximately 2,555 jobs will be
accommodated within the LSP area.

46  Infrastructure coordination, servicing and staging

An Engineering Servicing Report has been prepared by Cossill & Webley and is appended
to this report at Appendix D. The report concludes that no major issues preclude the
development of the LSP area. A summary of finding from the Engineering Servicing
Report is provided below.

46.1 Road works

All newly created roads, drainage and footpaths will need to be designed and constructed
to the satisfaction of the

City of Kwinana. Upgrading works along Thomas Road will need to be approved by Main
Roads WA.

Thomas Road

The MRS identifies Thomas Road as a ‘blue’ road (Other Regional Road) and will therefore
be subject to Main Roads WA approvals.

Within City of Kwinana's draft Developer Contribution Plan No.3 report for Casuarina/
Anketell, Thomas Road is classified as a District Distributor A Road. It is currently
constructed as a single carriageway road in the vicinity of the Site and is required to be
upgraded to a dual carriageway with a four way roundabout intersection and three other
left-in, left out access points. The draft report also indicates that both Thomas Road and
Mortimer Road to the south will be subject of development contributions to cover the
costs of these roads where they adjoin Development Area 3. Costs are proposed to be
shared on the basis of proportional land area.

Timing of the development of the Site will dictate the size and layout of the intersection
that will provide the Site with its primary access off Thomas Road. If development of the
Site proceeds prior to the Thomas Road upgrade, the developer will likely be required
to construct a temporary or interim roundabout to provide the Site with access. If
development follows the Thomas Road upgrade, it is assumed the ultimate intersection
will have been constructed.

Bombay Boulevard

Bombay Boulevard is a rural-style private road outside the Site that currently provides
access for a small number of properties in the area, with the majority of the traffic
stemming from Casuarina Prison staff and visitors travelling from the Kwinana Freeway.
Bombay Boulevard is constructed within private land and not within a road reserve.

Other Infrastructure

The Water Corporation’s open cut main drain will need to be retained or realigned. Road
crossings across the drain would need to ensure the predevelopment flows are catered for
adequately.

It is anticipated that due to the close proximity of the Site to Kwinana Freeway, a noise
wall may be required along the western boundary. However, due to the proposed land
use being for commercial development, this may not be necessary. A suitable qualified
acoustic engineer should be engaged during detailed design.
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46.2 Sewer

Water Corporation’s wastewater planning strategy for the area is attached as Appendix D
(of PGV report). The Site’s sewer strategy will involve grading into the future Kwinana Type
90 Wastewater Pump Station (WWPS) ‘L’ which is planned to be located 100m south of
the Site.

WWPS ‘L will pump wastewater via a pressure main to Orton Road and head west before
eventually discharging into a gravity sewer manhole on Datchet Turn. The pressure main
route is 1,700m long and will require boring in several locations to minimize disturbance in
existing suburban areas.

The pressure main and WWPS ‘L are not currently on the Water Corporation’s CIP. The
developer will need to apply to have WWPS ‘L’ placed on the CIP in the early stages of
planning during Water Corporation’s yearly review of the CIP.

Proceeding with development of the Site prior to the inclusion of WWPS ‘L’ on the CIP will
result in tankering for an unknown length of time, or funding of the WWPS construction by
the developer.

Based on recent sewer design (November 2016) undertaken north of Thomas Road, it
appears part of the Site along Thomas Road may be gravity fed to a sewer catchment
north of Thomas Road.

46.3 Water

The Water Corporation has advised that preliminary water reticulation planning for the site
has been undertaken and is attached as Appendix D. There is an existing DN250 water
pipeline recently constructed from Johnson Road through the northern part of the Site
which supplies the Treeby Park development north of Thomas Road. The existing DN250
water pipeline can also provide water supply to the Site.

The DN250 water pipeline traverses through future Precinct 1T within an unmade road
reserve along with power and gas services, and therefore it may be preferable to realign
the road reserve and services to provide better utilization of Precinct 1. A possible
realignment for the services and road reserve is along the southern boundary of Lot 9011.

Ultimately, the DN250 water pipeline will extend south along Bombay Boulevard and
connect onto a future distribution main on Orton Road. Planning information provided

in Appendix D indicates a DN500 steel main along Orton Road. Water Corporation has
advised the sizing, timing and staging of the distribution main has yet to be determined
and will depend on the demand for water supply following the development of nearby land.

For the water reticulation network to have the capacity to service the ultimate demand of
the Site, it is possible that the distribution main on Orton Road will need to be constructed.
Although not included on the Water Corporation Capital Investment Program (CIP), it is likely
the Water Corporation will fund this infrastructure through the CIP. However, this would need
to be confirmed with Water Corporation closer to the time development takes place.

46.4 Power
Western Power High Voltage Transmission Lines

There are two 330kV high voltage overhead transmission lines traversing the Site that
contain 30m easements either side of the centre of the tower. Refer Figure 9 below. Where
the alignments of the transmission lines become parallel, the easement width becomes
110m total, including 30m either side of both lines. A large portion of the easement
contains the existing Water Corporation open cut main drain, conveniently allowing for an
overlap in land use, and influencing where a majority of the site’s POS may be located.

The project team met with Western Power Transmission team on 23 October 2017 to
discuss the draft Structure Plan which was issued to Western Power prior to the meeting.
Western Power indicated their objectives in assessing development within their easements
included:

1. Access for maintenance of WP assets needs to be provided, particularly access to
transmission towers;

2. Safety of the public is a priority. Clearances to conductors will also need to be
checked with respect to possible encroachments caused by the development
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(eg road crossings). An Earth Potential Rise (EPR) study will also be required at
subdivision stage.

3. Environmental objectives, which are to be addressed by the project team in
conjunction with the Structure Planning documentation.

It is noted the Structure Plan includes a road running parallel to a transmission line,
providing an environment to generate electromagnetically induced currents in parallel
conductors. A Low Frequency Induction (LFD) study will need to be undertaken at
subdivision stage to assess the possible generation of induced currents in metallic
elements (pipes, fences etc) which run parallel to the transmission lines.

Power supply

It is anticipated that the high voltage overhead power adjacent the Site on Thomas
Road will be capable of supplying the development of the Site with power and that
undergrounding the portion of overhead power adjacent the Site will be a condition of
development. Refer Figures in Appendix D.

The existing high voltage overhead power line on Thomas Road is fed from the power
infrastructure on Johnson Road west of the Freeway, which is undergrounded and enters
the Site before transferring to above ground power lines approximately 135m from the
northern Site boundary.

The angle of the existing combined services easement within the site runs adjacent to an
area of natural bushland offset by approximately 20m. There is an opportunity to keep the
existing power alignment if the area adjacent the bushland is created as a road that runs
parallel. Barring that, the power will need to be relocated within the Site before eventually
connecting to its original location near the freeway reserve. As discussed in section 6, a
possible realignment for the services and road reserve is along the southern boundary of
Lot 9011.

There is also high voltage overhead power line on Orton Road that could potentially
supply the Site with power if extended up Bombay Boulevard. This option however,
would require extending the power through existing roads and feature quite a significant
extension distance.

465 Gas

There is an existing 160mm diameter PE gas main contained within an unmade road reserve
extending from the Freeway reserve through the Site onto Thomas Road. Refer Figures in
Appendix D. It is anticipated that this gas main has sufficient capacity to service the Site, as
there is currently minimal demand from the development to the north of Thomas Road.

The gas main may need to be relocated within the Site, similarly to existing water and
power services. As discussed in section 6, a possible realignment for the services and road
reserve is along the southern boundary of Lot 9011.

A proposal to relocate the existing DN160 PE gas was discussed with ATCO Gas in
October 2017. There appears to be no fatal flaw in the proposed relocation. ATCO Gas will
consider the proposal in detail when submitted as part of subdivision civil works.

The ultimate servicing of the Site may require infrastructure upgrades, and given it is
a commercial development this infrastructure is anticipated to be at the Developer’s
expense, although subject to negotiation with a gas utility service provider such as ATCO.

There is an additional 80mm diameter steel gas main on Orton Road that may be extended
to the Site if required. ATCO will need to confirm the servicing strategy prior to development.

46.6 Telecommunications

NBN Co has advised that due to the size of the Structure Plan area and likelihood of
density, NBN Co will be aiming to install fixed line Fibre to the Premise (FTTP) network.
There are a number of NBN new developments along Thomas Road and cable exists in
the area. An assessment of backhaul requirements can be made closer to the time of
development. Backhaul charges would apply to the development in accordance with NBN
Co’s policy.

Alternative telecommunication providers could also be considered to service the Site.
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An existing Optus cable traverses the Site in a north—-south direction as shown in Figure

11 (Appendix D). The cable will need to be surveyed to determine the exact location and
depth. Subject to results of the survey, the cable may also need to be relocated, either
vertically or horizontally or both, in close proximity with the existing alignment in order to
accommodate development objectives such as site regrading, road crossings, living stream
excavation and services installations.

4.6.7 Drainage

The Site is located within the Jandakot Drainage and Water Management Plan for the Peel
Main Drain Catchment. The “Peel Sub P Drain” is a Water Corporation open cut main drain
that flows through the Site within a 20m wide reserve.

A Local Water Management Strategy (LWMS) for the Structure Plan Area ihas been
prepared simultaneously with this report, and as such, the generic advice below may
change to accord with the LWMS.

Stormwater runoff from the Site will be collected and conveyed via a combination of

open swale and piped drainage network prior to discharge into the “Peel Sub P Drain”.
Modifications to the drain, such as reshaping and landscaping for aesthetic appeal, will
need to ensure that the capacity of the drain to convey large storm events from upstream
is maintained to pre-development conditions. This will need to be confirmed by the
hydrologist preparing the LWMS.

Prior to entering the main drain, stormwater flows will need to be compensated to reduce
the peak outflow discharge rate. Also, stormwater quality should be improved through the
adoption of ‘Best Management Practices’ which promote the disposal of runoff via water
pollution control facilities, including vegetated swales, basins and gross pollutant traps
and the implementation of non-structural source controls, including street sweeping,
community education and low fertiliser landscaping regimes.

The Structure Plan provides areas for drainage either side of the main drain, to facilitate
discharge attenuation and environmental requirements.

Within allotments, soakwells should be constructed when properties are developed to
contain stormwater runoff generated from new buildings and hardstand areas. Drainage
from newly created public roads would be collected via conventional gullies or open
swales depending on the nature of the adjacent land uses, grades and the extent of traffic
and pedestrian activity.

A condition of subdivision for the Site will be the preparation and approval of an Urban
Water Management Plan (UWMP) prior to the commencement of development.
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REGISTER NUMBER

N/A

WESTERN AUSTRALIA EDEION 22/8/20 1 6
RECORD OF CERTIFICATE OF TITLE 2817 293

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the second schedule. M

REGISTRAR OF TITLES

THIS IS A SHARE TITLE
LAND DESCRIPTION:
2/6 UNDIVIDED SHARES OF
LOT 1199 ON DEPOSITED PLAN 203629
REGISTERED PROPRIETOR:

(FIRST SCHEDULE)

ARP NO. 1 PTY LTD OF PO BOX 7987 CLOISTERS SQUARE PERTH
AS SOLE PROPRIETOR OF THE SHARE SHOWN IN THE LAND DESCRIPTION

(T N401477 ) REGISTERED 4/8/2016

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. THE LAND THE SUBJECT OF THIS CERTIFICATE OF TITLE EXCLUDES ALL PORTIONS OF THE LOT
DESCRIBED ABOVE EXCEPT THAT PORTION SHOWN IN THE SKETCH OF THE SUPERSEDED PAPER
VERSION OF THIS TITLE.

2. TITLE EXCLUDES THE LAND SHOWN ON PLAN 22751.

3. TITLE EXCLUDES THE LAND SHOWN ON DIAGRAM 96302.

4. *1653596 TAKING ORDER. THE DESIGNATED PURPOSE OF THE INTEREST TAKEN FOR AN EASEMENT
IS THE PROTECTION OF A 330KV ELECTRICITY TRANSMISSION LINE. REGISTERED 8/10/2003.

5. 1653596 EASEMENT TO WESTERN POWER CORPORATION - SEE DP33422. REGISTERED 8/10/2003.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: 1926-263 (1199/DP203629)
PREVIOUS TITLE: 1926-263
PROPERTY STREET ADDRESS: 740 THOMAS RD, CASUARINA.

END OF PAGE 1 - CONTINUED OVER

LANDGATE COPY OF ORIGINAL NOT TO SCALE Thu Sep 14 13:56:15 2017 JOB 54870201
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RECORD OF CERTIFICATE OF TITLE
REGISTER NUMBER: N/A VOLUME/FOLIO: 2817-293 PAGE 2

LOCAL GOVERNMENT AUTHORITY: CITY OF KWINANA

NOTE 1: A000001A LAND PARCEL IDENTIFIER OF PEEL ESTATE LOT 1199 (OR THE PART THEREOF) ON
SUPERSEDED PAPER CERTIFICATE OF TITLE CHANGED TO LOT 1199 ON DEPOSITED
PLAN 203629 ON 19-SEP-02 TO ENABLE ISSUE OF A DIGITAL CERTIFICATE OF TITLE.

NOTE 2: THE ABOVE NOTE MAY NOT BE SHOWN ON THE SUPERSEDED PAPER CERTIFICATE
OF TITLE OR ON THE CURRENT EDITION OF DUPLICATE CERTIFICATE OF TITLE.

LANDGATE COPY OF ORIGINAL NOT TO SCALE Thu Sep 14 13:56:15 2017 JOB 54870201 G
Landgate

www.landgate.wa.gov.au



REGISTER NUMBER

N/A

WESTERN AUSTRALIA EDEION 22/8/20 1 6
RECORD OF CERTIFICATE OF TITLE 2817 294

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the second schedule. M

REGISTRAR OF TITLES

THIS IS A SHARE TITLE
LAND DESCRIPTION:
4/6 UNDIVIDED SHARES OF
LOT 1199 ON DEPOSITED PLAN 203629
REGISTERED PROPRIETOR:

(FIRST SCHEDULE)

ARP NO. 1 PTY LTD OF PO BOX 7987 CLOISTERS SQUARE PERTH
AS SOLE PROPRIETOR OF THE SHARE SHOWN IN THE LAND DESCRIPTION

(T N401477 ) REGISTERED 4/8/2016

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. THE LAND THE SUBJECT OF THIS CERTIFICATE OF TITLE EXCLUDES ALL PORTIONS OF THE LOT
DESCRIBED ABOVE EXCEPT THAT PORTION SHOWN IN THE SKETCH OF THE SUPERSEDED PAPER
VERSION OF THIS TITLE.

2. TITLE EXCLUDES THE LAND SHOWN ON PLAN 22751.

3. TITLE EXCLUDES THE LAND SHOWN ON DIAGRAM 96302.

4. *1653596 TAKING ORDER. THE DESIGNATED PURPOSE OF THE INTEREST TAKEN FOR AN EASEMENT
IS THE PROTECTION OF A 330KV ELECTRICITY TRANSMISSION LINE. REGISTERED 8/10/2003.

5. 1653596 EASEMENT TO WESTERN POWER CORPORATION - SEE DP33422. REGISTERED 8/10/2003.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: 1926-263 (1199/DP203629)
PREVIOUS TITLE: 1926-263
PROPERTY STREET ADDRESS: 740 THOMAS RD, CASUARINA.

END OF PAGE 1 - CONTINUED OVER

LANDGATE COPY OF ORIGINAL NOT TO SCALE Thu Sep 14 13:56:15 2017 JOB 54870201
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www.landgate.wa.gov.au



RECORD OF CERTIFICATE OF TITLE
REGISTER NUMBER: N/A VOLUME/FOLIO: 2817-294 PAGE 2

LOCAL GOVERNMENT AUTHORITY: CITY OF KWINANA

NOTE 1: A000001A LAND PARCEL IDENTIFIER OF PEEL ESTATE LOT 1199 (OR THE PART THEREOF) ON
SUPERSEDED PAPER CERTIFICATE OF TITLE CHANGED TO LOT 1199 ON DEPOSITED
PLAN 203629 ON 19-SEP-02 TO ENABLE ISSUE OF A DIGITAL CERTIFICATE OF TITLE.

NOTE 2: THE ABOVE NOTE MAY NOT BE SHOWN ON THE SUPERSEDED PAPER CERTIFICATE
OF TITLE OR ON THE CURRENT EDITION OF DUPLICATE CERTIFICATE OF TITLE.

LANDGATE COPY OF ORIGINAL NOT TO SCALE Thu Sep 14 13:56:15 2017 JOB 54870201 G
Landgate

www.landgate.wa.gov.au



N/A

REGISTER NUMBER

WESTERN AUSTRALIA EDEION 22/8/20 1 6
RECORD OF CERTIFICATE OF TITLE 2817 295

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the second schedule.

REGISTRAR OF TITLES
THIS IS A SHARE TITLE
LAND DESCRIPTION:
2/6 UNDIVIDED SHARES OF
LOT 3 ON DIAGRAM 86318
REGISTERED PROPRIETOR:

(FIRST SCHEDULE)

ARP NO. 4 PTY LTD OF PO BOX 7987 CLOISTERS SQUARE PERTH
AS SOLE PROPRIETOR OF THE SHARE SHOWN IN THE LAND DESCRIPTION

(T N401478 ) REGISTERED 4/8/2016

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. C110527 EASEMENT TO THE STATE ENERGY COMMISSION OF WESTERN AUSTRALIA. SEE SKETCH

ON VOL 2001 FOL 32. AS MODIFIED BY SURRENDER E747674. REGISTERED 1/4/1981.

2. TITLE EXCLUDES THE LAND SHOWN ON PLAN 22751.

3. *1653596 TAKING ORDER. THE DESIGNATED PURPOSE OF THE INTEREST TAKEN FOR AN EASEMENT
IS THE PROTECTION OF A 330KV ELECTRICITY TRANSMISSION LINE. REGISTERED 8/10/2003.
4. 1653596 EASEMENT TO WESTERN POWER CORPORATION - SEE DP33420. REGISTERED 8/10/2003.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements sct out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: 2001-32 (3/D86318)
PREVIOUS TITLE: 2001-32
PROPERTY STREET ADDRESS: NO STREET ADDRESS INFORMATION AVAILABLE.

LOCAL GOVERNMENT AUTHORITY: CITY OF KWINANA

LANDGATE COPY OF ORIGINAL NOT TO SCALE Thu Sep 14 13:56:14 2017 JOB 54870201
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N/A

REGISTER NUMBER

WESTERN AUSTRALIA EDEION 22/8/20 1 6
RECORD OF CERTIFICATE OF TITLE 2817 296

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the second schedule.

REGISTRAR OF TITLES
THIS IS A SHARE TITLE
LAND DESCRIPTION:
4/6 UNDIVIDED SHARES OF
LOT 3 ON DIAGRAM 86318
REGISTERED PROPRIETOR:

(FIRST SCHEDULE)

ARP NO. 4 PTY LTD OF PO BOX 7987 CLOISTERS SQUARE PERTH
AS SOLE PROPRIETOR OF THE SHARE SHOWN IN THE LAND DESCRIPTION

(T N401478 ) REGISTERED 4/8/2016

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. C110527 EASEMENT TO THE STATE ENERGY COMMISSION OF WESTERN AUSTRALIA. SEE SKETCH

ON VOL 2001 FOL 32. AS MODIFIED BY SURRENDER E747674. REGISTERED 1/4/1981.

2. TITLE EXCLUDES THE LAND SHOWN ON PLAN 22751.

3. *1653596 TAKING ORDER. THE DESIGNATED PURPOSE OF THE INTEREST TAKEN FOR AN EASEMENT
IS THE PROTECTION OF A 330KV ELECTRICITY TRANSMISSION LINE. REGISTERED 8/10/2003.
4. 1653596 EASEMENT TO WESTERN POWER CORPORATION - SEE DP33420. REGISTERED 8/10/2003.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements sct out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: 2001-32 (3/D86318)
PREVIOUS TITLE: 2001-32
PROPERTY STREET ADDRESS: NO STREET ADDRESS INFORMATION AVAILABLE.

LOCAL GOVERNMENT AUTHORITY: CITY OF KWINANA

LANDGATE COPY OF ORIGINAL NOT TO SCALE Thu Sep 14 13:56:10 2017 JOB 54870201
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REGISTER NUMBER

9011/DP410834

WESTERN AUSTRALIA EDTON 29/5/2017
RECORD OF CERTIFICATE OF TITLE 29% 375

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and
notifications shown in the second schedule.

il—

REGISTRAR OF TITLES

LAND DESCRIPTION:

LOT 9011 ON DEPOSITED PLAN 410834

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

AIGLE ROYAL PROPERTIES PTY LTD OF PO BOX 7987 CLOISTERS SQUARE PERTH WA 6850

(AF N614468 ) REGISTERED 26/5/2017

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:

(SECOND SCHEDULE)
1. 1653596 EASEMENT TO WESTERN POWER CORPORATION - SEE DEPOSITED PLAN 410834.
REGISTERED 8/10/2003.
2. *[653596 TAKING ORDER. THE DESIGNATED PURPOSE OF THE INTEREST TAKEN FOR AN EASEMENT
IS THE PROTECTION OF A 330KV ELECTRICITY TRANSMISSION LINE. REGISTERED 8/10/2003.
3. EASEMENT BURDEN CREATED UNDER SECTION 167 P. & D. ACT FOR ELECTRICITY PURPOSES TO
ELECTRICITY NETWORKS CORPORATION - SEE DEPOSITED PLAN 410834
4. COVENANT BURDEN CREATED UNDER SECTION 150 P&D ACT TO COMMISSIONER OF MAIN ROADS - SEE
DEPOSITED PLAN 410834
5. *N614481 NOTIFICATION CONTAINS FACTORS AFFECTING THE WITHIN LAND. LODGED 3/5/2017.
Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.
END OF CERTIFICATE OF TITLE
STATEMENTS:
The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.
SKETCH OF LAND: DP410834
PREVIOUS TITLE: 2817-297, 2817-298
PROPERTY STREET ADDRESS: NO STREET ADDRESS INFORMATION AVAILABLE.

LOCAL GOVERNMENT AUTHORITY: CITY OF KWINANA

LANDGATE COPY OF ORIGINAL NOT TO SCALE Thu Sep 14 13:56:10 2017 JOB 54870201 (
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REGISTER NUMBER

9012/DP410834

DUPLICATE DATE DUPLICATE ISSUED
EDITION

WESTERN AUSTRALIA 1 29/5/2017
RECORD OF CERTIFICATE OF TITLE 29% 376

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the second schedule.

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 9012 ON DEPOSITED PLAN 410834

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

AIGLE ROYAL PROPERTIES PTY LTD OF PO BOX 7987 CLOISTERS SQUARE PERTH WA 6850
(AF N614468 ) REGISTERED 26/5/2017

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. C110527 EASEMENT TO THE STATE ENERGY COMMISSION OF WESTERN AUSTRALIA. AS MODIFIED
BY SURRENDER E747674. SEE SKETCH ON DEPOSITED PLAN 410834. REGISTERED 1/4/198]1.
2. 1653596 EASEMENT TO WESTERN POWER CORPORATION - SEE DEPOSITED PLAN 410834.
REGISTERED 8/10/2003.
3. *1653596 TAKING ORDER. THE DESIGNATED PURPOSE OF THE INTEREST TAKEN FOR AN EASEMENT
IS THE PROTECTION OF A 330KV ELECTRICITY TRANSMISSION LINE. REGISTERED 8/10/2003.
4. EASEMENT BENEFIT CREATED UNDER SECTION 136C T.L.A. FOR RIGHT OF CARRIAGEWAY PURPOSES -
SEE DEPOSITED PLAN 410834
5. COVENANT BURDEN CREATED UNDER SECTION 150 P&D ACT TO COMMISSIONER OF MAIN ROADS - SEE
DEPOSITED PLAN 410834
6. *N614481 NOTIFICATION CONTAINS FACTORS AFFECTING THE WITHIN LAND. LODGED 3/5/2017.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: DP410834
PREVIOUS TITLE: 2817-297, 2817-298
PROPERTY STREET ADDRESS: NO STREET ADDRESS INFORMATION AVAILABLE.

LOCAL GOVERNMENT AUTHORITY: CITY OF KWINANA

LANDGATE COPY OF ORIGINAL NOT TO SCALE Thu Sep 14 13:56:10 2017 JOB 54870201 G
Landgate

www.landgate.wa.gov.au



REGISTER NUMBER

9013/DP410834

WESTERN AUSTRALIA EDTON 29/5/2017
RECORD OF CERTIFICATE OF TITLE 29% 377

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the second schedule.

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 9013 ON DEPOSITED PLAN 410834

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

AIGLE ROYAL PROPERTIES PTY LTD OF PO BOX 7987 CLOISTERS SQUARE PERTH WA 6850
(AF N614468 ) REGISTERED 26/5/2017

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. EASEMENT BENEFIT CREATED UNDER SECTION 136C T.L.A. FOR RIGHT OF CARRIAGEWAY PURPOSES -
SEE DEPOSITED PLAN 410834

2. EASEMENT BURDEN CREATED UNDER SECTION 136C T.L.A. FOR RIGHT OF CARRIAGEWAY PURPOSES -
SEE DEPOSITED PLAN 410834

3. COVENANT BURDEN CREATED UNDER SECTION 150 P&D ACT TO COMMISSIONER OF MAIN ROADS - SEE
DEPOSITED PLAN 410834

4. *N614481 NOTIFICATION CONTAINS FACTORS AFFECTING THE WITHIN LAND. LODGED 3/5/2017.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: DP410834
PREVIOUS TITLE: 2817-297, 2817-298
PROPERTY STREET ADDRESS: NO STREET ADDRESS INFORMATION AVAILABLE.

LOCAL GOVERNMENT AUTHORITY: CITY OF KWINANA

LANDGATE COPY OF ORIGINAL NOT TO SCALE Thu Sep 14 13:56:19 2017 JOB 54870201 G
Landgate

www.landgate.wa.gov.au
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PRECINCTS 1 & 2 THOMAS
ROAD, CASUARINA
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Version: 1
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1 INTRODUCTION

1.1 Site Location

Aigle Royal Developments is preparing a Local Structure Plan for Precincts 1 and 2 of Lots 3, 1199,
9011, 9012 and 9013 Thomas Road, Casuarina (the site). The site is located 30km to the south of the
Perth Central Business District (Figure 1). The site is bounded by Thomas Road to the north, Kwinana
Freeway to the west, ‘Special Rural’ lots to the south and the remainder of Lot 605, which is
undeveloped to the east (Figure 2).

1.2 Local Structure Plan

The Local Structure Plan for the site seeks to provide a Mixed Business land use on the site as well as
land for drainage (Appendix 1). Two High Voltage Power Easements run north to south through the
area.

1.3 Planning Background

1.3.1 Zoning

The site is zoned ‘Urban’ in the Perth Metropolitan Region Scheme and has been identified for ‘Mixed
Use’ under the City of Kwinana Town Planning Scheme and other strategic planning documents.

1.3.2 Scheme Amendments

The site was part of a suite of five scheme amendments under the Perth Metropolitan Region Scheme
to rezone land from the ‘Rural’ zone to ‘Urban Deferred’ zone in June 2006. The suite of Scheme
Amendments was referred by the Western Australian Planning Commission (WAPC) to the
Environmental Protection Authority (EPA) under Part IV of the Environmental Protection Act, 1986 (EP
Act).

Amendment No. 1117/33 Jandakot Structure Plan, Cell 4 — Casuarina included the Local Structure Plan
area. The EPA considered (15 March 2006) that Amendment 1117/33 did not need to be assessed
under Part IV of the EP Act. The EPA provided advice in relation to regional drainage, Conservation
Category wetlands, remnant vegetation, fauna, soil and groundwater contamination, emissions, noise
and vibration.

1.3.3 Jandakot Structure Plan

The Jandakot Structure Plan was finalised in August 2007 and provides strategic direction to co-
ordinate the development of the region while ensuring environmental, social and economic objectives
are met.

The structure plan provides a guide to the future development of the area and management of key
environmental issues. It includes potential development areas, road networks, major community
facilities, conservation and Bush Forever areas, and a neighbourhood structure. It also provides
proposals for the implementation of the plan such as zoning mechanisms, staging, and financial and
management arrangements.
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The site is shown as Mixed Use and Medium-Term Urban in the Jandakot Structure Plan.

1.3.4 Eastern Residential Intensification Concept

The Eastern Residential Intensification Concept (ERIC) was prepared by the Town of Kwinana in 2005
to provide strategic direction and refinement of the future urban areas identified within the Jandakot
Structure Plan. The intensification concept comprises the cells of Mandogalup, Wandi, Anketell,
Casuarina, Wellard (east) and Wellard (west) and defines a framework by which urban subdivision and
development is able to occur in an orderly and co-ordinated manner.

The intensification concept was advertised for public comment in 2006 and is currently being revised
by the City of Kwinana.

The site is largely shown as Mixed Business, with a portion of Residential/Business and a small portion
of Residential R25 at the eastern end.

1.4 EPBC Approval

The proposed development of the site including Lot 9014 to the east was referred under the
Commonwealth Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act) in 2016.
The development concept referred included the proposed clearing of 4.4ha of Banksia woodland and
20 potential breeding trees which provides foraging and potential breeding habitat for Black
Cockatoos which are listed under the EPBC Act. The action was assessed to be ‘Not a Controlled
Action’ (Appendix 2) and therefore has approval under the EPBC Act.

1.5 Scope of Works
The Environmental Assessment addresses the following environmental factors:

e Previous land uses and potential contamination;
e Surrounding land uses;

e Soil Types (ASS);

e Hydrology;

e Wetland Assessment;

e Flora and Vegetation Values;

e Fauna values; and

e Heritage.

10247_013_jc V1 2



2 EXISTING ENVIRONMENT

2.1 Land Use

2.1.1 Historical Land Use

In earliest available aerial photography in 1953 half of the site has been completely cleared and the
other half contain scattered trees that appear in a range of condition from parkland cleared to an area
in the north-west that is likely to have an intact understorey (Plate 1).

Plate 1: Historical aerial photograph from 1953 (Landgate, 2017)
p— sy

8

Aerial photography from 1965 shows further clearing of the site in the south-west corner (Plate 2).
The vegetation in the northwestern area remains as intact remnant vegetation.

Plate 2: Historical aerial photograph from 1965 (Landgate, 2017)

The January 2008 aerial photography shows most of the site was burnt (Plate 3).
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Plate 3: Aerial photography from January 2008 (Landgate, 2017).

The site is not on the Contaminated Sites Database (DWER, 2017a). The site does not appear to have
had any structures or land use that would cause contamination.

2.1.2 Current Land Use

The site is currently not being utilised for any purposes.

2.1.3 Surrounding Land Use

The balance of the Aigle Royal landholding to the east of Precincts 1 and 2 is generally vacant cleared
land with some isolated trees and shrubs and a Resource Enhancement wetland that is vegetated to
an extent. The southern boundary in the western part of the site is adjacent to the existing drainage
reserve that is part of the Peel Sub-regional drainage corridor and is zoned as Parks and Recreation.
Further south there are large lots that form part of a ‘Special Rural’ development to the south. The
eastern part of the southern boundary is Part of Lots 9012 and 9013 that are subject to future planning
(Appendix 1).

The Kwinana Freeway is located to the west of the site. The land to the north of Thomas road includes
some remnant vegetation (Bush Forever Site 270) as well as a small horticulture industry and factory
fertiliser and bird seed supply.

A Mushroom Farm is approximately 30m from the southern boundary. The potential impact of odour
and noise on the future mixed use tenants on the site is discussed in section 3.1.

2.2 Topography

The site is predominantly flat and low lying. The elevation of the site varies between approximately
18 and 20m Australian Height Datum (AHD) (Figure 2).
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2.3 Geology and Soils

231 Geology

The site is mapped as part of the Bassendean System and consists of very low relief, leached, grey
siliceous Pleistocene sand dunes, intervening sandy and clayey swamps and gently undulating plains
(Bolland, 1998). These soils are very leached, infertile and mildly acidic (DAFWA, 2017).

2.3.2 Soils

The soils on the site have been described by the Department of Agriculture and Food Western
Australia (DAFWA) (2017) as:

e Bassendean Bl Phase (212Bs_B1) which are described as deep bleached grey sands
sometimes with a pale yellow B horizon or a weak iron-organic hardpan at depths generally
greater than 2m. These soils occur on extremely low to very low relief dunes, undulating
sandplain and discrete sand rises; and

e Bassendean B3 Phase (212Bs_B3) are soils on closed depressions and poorly defined stream
channels. These soils are moderately deep, bleached sands with an iron-organic pan, or clay
subsoil. Surfaces are dark grey sand or sandy loam.

The B1 phase is located on the western part of the site and the B3 on the eastern. The B3 soils are
associated with the lower lying areas on the site (Figure 3).

2.3.3 Acid Sulphate Soils

Acid sulphate soils (ASS) are wetland soils and unconsolidated sediments that contain iron sulphides
which, when exposed to atmospheric oxygen in the presence of water, form sulphuric acid. ASS form
in protected low energy environments such as barrier estuaries and coastal lakes and commonly
occurs in low-lying coastal lands such as Holocene marine muds and sands. When disturbed, these
soils are prone to produce sulphuric acid and mobilise iron, aluminium, manganese and other heavy
metals. The release of these reaction products can be detrimental to biota, human health and built
infrastructure (WAPC, 2009).

The ASS Risk on the site has been mapped by the Department of Environmental Regulation (DER)
(Landgate, 2016) as being Moderate to Low (<3m from the surface) (National Map, 2017).

2.3.4 Phytophthora Dieback

Phytophthora Dieback (Phytophthora cinnamomi) is a soil-borne pathogen that infects the roots of
vulnerable species, limiting the roots ability to take up water, thereby weakening or killing the host
plant. The spores of Phytophthora Dieback are transported by water and in soil (DPaW, 2013). The
limited number of native species on most of the site renders it ‘Uninterpretable’ for Phytophthora
Dieback. The area of Banksia woodland in the north-west of the site was rated as Very Good to Good
by GHD (2012) with no mention of any evidence of Dieback.
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24 Hydrology

2.4.1 Groundwater

The Perth Groundwater Map shows the top of the groundwater table at 11m to 13mAHD and is
approximately 3 to 5m below the ground surface. Groundwater is generally flowing to the west
(DWER, 2017b). The groundwater around the wetland has geological formations that have been
grouped into three distinct aquifers:

e Superficial Swan Aquifer;
e Leederville Aquifer; and
e Yarragadee North (DWER, 2017b)

2.4.2 Surface Water

Surface water flow will be limited due to the permeable nature of the sandy B1 phase soils. Any
overland flow is likely to drain to the eastern lower lying areas and the Drainage Line to the south of
the site.

2.4.3 Wetlands

The site contains part of ‘Sandy Lake’ which is classified as Multiple Use Wetland with the Unique
Feature Identifier (UFl) 6669 as mapped in the DPaW’s Geomorphic Wetlands of the Swan Coastal
Plain dataset (National Map, 2017). Wetland UFI 6669 is a Sumpland which is defined as a seasonally
inundated basin (Hill et al., 1996).

2.5 Flora

Two vegetation and flora surveys have been undertaken over the whole Aigle Royal landholding
including the balance of lots to the east of the structure plan area (GHD, 2012; Bennett Environmental,
2010). The GHD Survey was conducted in May 2012 and a follow-up spring survey of the area was
conducted in October 2012 by Bennett Environmental. A total of 133 species have been recorded on
the whole site, of which 79 were native species and 54 introduced. None of the species are
Threatened or Priority flora. Three weed species listed below recorded on the site are Declared Pests
under the Biosecurity and Agriculture Management Act 2007 (BAM Act):

e Cotton Bush (Gomphocarpus fruticosus)
e Cape Tulip (Moraea flaccida); and
e Paterson’s Curse (Echium plantagineum).

2.6 Vegetation

2.6.1 Vegetation Types
A total of seven vegetation types have been mapped on the whole site of which five occur in the

structure plan area as well as (Appendix 5) (GHD, 2012 and Bennett Environmental, 2012). These are:

Banksia Woodland

Woodland of Banksia attenuata, Banksia menziesii and Allocasuarina fraseriana over
Shrubland of Hibbertia spp., Acacia spp. and Leucopogon conostephioides over Grassland of
Ehrharta calycina and Briza maxima over Sparse Sedgeland of Schoenus curvifolius and
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2.7

Lepidosperma pubisquameum over Herbland of Dasypogon bromeliifolius, Carpobrotus spp.
and Phlebocarya ciliata.

Eucalyptus and Melaleuca Open Woodland to Woodland
Open Woodland to Woodland of Eucalyptus rudis, Corymbia calophylla and Melaleuca spp.
over weeds.

Mixed Myrtaceous Closed Shrubland
Closed shrubland of Kunzea glabrescens, Melaleuca teretifolia and Melaleuca spp. over
Herbland of Isolepis spp. and Carpobrotus spp.

Sedgeland
Sedgeland of Juncus kraussii subsp. australiensis over Grassland of Phalaris ?paradoxa.

Cleared Paddocks
Scattered trees (Eucalyptus spp. and Melaleuca spp. and shrub species remain with an
understorey dominated by introduced grass and herbs

Vegetation Condition

The Cleared areas on the site are rated as Completely Degraded and contain pasture weedy species.

The Banksia woodland in the north-west part of the site was rated as being in Good to Very Good

condition with areas of Degraded vegetation (GHD, 2012; Appendix 6).

2.8

Fauna

GHD (2012) conducted a Level 1 Fauna Survey of the site. The fauna habitat types were divided into
five broad categories:

Banksia Woodland — high habitat value for Black Cockatoos and other fauna species;

Mixed Myrtaceous Closed Shrubland — recently burnt, small, fragmented with limited habitat
value;

Sedgeland — degraded and extensive weed invasion, would provide breeding habitat for frogs;
Eucalyptus and Melaleuca Woodland — grazed extensively and there is limited diversity within
the habitat type. Provide some roosting and cover for fauna species, particularly birds; and
Cleared Paddocks — completely degraded very limited fauna habitat.

Conservation Significant species that may occur on the site are:

Calyptorhynchus latirostris (Carnaby's Black Cockatoo);
Calyptorhynchus baudinii (Baudin’s Black Cockatoo);
Calyptorhynchus banksii naso (Forest Red-tailed Black-Cockatoo);
Ardea ibis (Cattle Egret);

Merops ornatus (Rainbow Bee-eater);

Lerista lineata (Perth Slider, Lined Skink);

Neelaps calonotos (Black-striped Snake);

Isoodon obesulus fusciventer (Southern Brown Bandicoot, Quenda);
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2.9 Heritage

The Department of Aboriginal Affairs Aboriginal Heritage Inquiry System (DAA, 2017) was used to
determine if there are any Aboriginal heritage sites recorded on the site. The database did not show
any listed sites (Appendix 7).

There are no Heritage Places recorded in the search area (Appendix 7).

A search of the National (DoEE, 2017) and State (Heritage Council of WA, 2017) registers of historical
sites indicated that there are no other heritage sites on the site.
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3 ENVIRONMENTAL ASSESSMENT

3.1 Land Use

Previous land use indicates that the site is not likely to be contaminated. There has been some
dumping of domestic rubbish on parts of the site and therefore raises the potential for localised areas
of contaminants such as hydrocarbons and asbestos. Areas containing rubbish should be investigated
and, if required, remediated prior to construction.

Mushroom farms and market gardens are listed in the EPA Guidance Statement No. 3: Separation
Distances between Industrial and Sensitive Land Uses as land uses that require separation distances.
The guidance states:

...some commercial, institutional and industrial land uses which require high levels of amenity
or are sensitive to particular emissions may also be considered “sensitive land uses”. Examples
include some retail outlets, offices and training centres, and some types of storage and
manufacturing facilities.

A generic separation distance of 500-1000m from mushroom farms and 300-500m from market
gardens applies to sensitive land uses which may include some of the mixed business tenants in the
future.

In accordance with the guidelines the generic distance is:

Not intended to be absolute separation distances, rather they are a default distance for the
purposes of:

— identifying the need for specific separation distance or buffer definition studies; and
- providing general guidance on separation distances in the absence of site specific
technical studies.

The generic separation distance applies only in the absence of site-specific studies. An odour
assessment on the mushroom farm has been undertaken by Environmental Alliances (Appendix 3).
The Environmental Protection Authority (EPA) interim criterion for acceptable odour impacts is 2.5
ou, 1-hour. The results of the Environmental Alliances’ assessment showed that the 2.50u, 1 hour,
99.5 percentile contour extends approximately 70m into the southern section of the Structure Plan
area. Asa result, businesses located in the 2.5 ou, 1-hour contour should be notified prior to purchase
that the lot is within the 2.5 ou, 1-hour contour and may experience some intermittent odour impacts.
This may affect sensitive retail businesses such as food outlets.

Noise studies undertaken on the mushroom farm by Herring Storer show exceedances at night of
6dB(A) and 4dB(A) during the day as a worst-case scenario (Appendix 4). Noise studies indicate that
exceedances of noise are higher at night, at which time sensitive retailers in the proposed Structure
Plan are unlikely to be operating. Noise impacts on businesses in the Structure Plan are likely to be
low, given the highest noise is from loader activity. Businesses should be informed if they wish to
locate within 100m of the Mushroom Farm that intermittent noise impacts may be experienced.
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3.2 Topography

Topography is gently undulating and there are no outstanding topographical features and no
constraints from this factor.

3.3 Geomorphology and Soils

331 Geology

The Bassendean Dune geological unit is not constrained for residential development.

3.3.2 Soil Types

The soils in the eastern part of the site are prone to waterlogging. Stormwater controls and
appropriate separation to groundwater will need to be considered when designing any development
for the site.

333 Acid Sulphate Soils

The WAPC Acid Sulphate Soils Planning Guidelines (WAPC, 2009) indicate that “acid sulphate soils are
technically manageable in the majority of cases”. ASS Investigation and Management Plans are likely
to be required with a Development Application once the detailed design of the proposed industry is
finalised. This will be undertaken in accordance with the Acid Sulphate Soils Guideline Series:
Identification and Investigation of Acid Sulphate Soils and Acidic Landscapes (DEC, 2009) and
Treatment and Management of Soils and Water in Acid Sulphate Soil Landscapes (DEC, 2011).

334 Phytophthora Dieback

The site is largely ‘Uninterpretable’ with small areas of Uninfested for Phytophthora Dieback. Standard
hygiene protocols should be in place during construction to protect any retained vegetation that may
not be infected and vegetation in surrounding areas.

34 Hydrology

Groundwater is close to the surface in the low-lying areas. Stormwater management will be required
to be addressed in accordance with Better Urban Water Management (WAPC, 2008). A Local Water
Management Strategy (LWMS) is required at Local Structure Plan stage and an Urban Water
Management Plan (UWMP) will be required for each subdivision/development. Stormwater controls
should consider water quality and quantity in the drain to the south of the site that is in the Peel Drain
Network.

3.5 Wetlands

The draft LSP does not propose to retain the portion of MU wetland UFI 6669 on the site. The wetland
has very limited ecological value due to the highly degraded nature of the predominantly cleared
vegetation.

3.6 Flora

The site does not contain any native species of conservation significance. Therefore, flora is not an
impediment to the proposed development.
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3.7 Vegetation

The vegetation on the site is proposed to be largely completely cleared with the potential for some
isolated trees and shrubs to be retained in the drainage areas. The vegetation on the site is not
regionally significant and is mostly in a Good to Degraded condition that is not suitable for retention
for conservation values.

The Banksia woodland in the north-west corner is in Good to Very Good condition and, at 4.4ha, could
be suitable for retention for its local environmental significance. However, the location of the
vegetation close to the intersection of Thomas Road and the Kwinana Freeway and the zoning of the
land for commercial activity makes this part of the site highly visible and valuable for development.

The proposed Mixed Business land use for the site does not require Public Open Space.

Therefore, the retention of the Banksia woodland is highly problematic for planning purposes and is
not recommended for the structure plan. The clearing of all vegetation on the site has been approved
under the Commonwealth EPBC Act.

3.8 Fauna

Fauna habitats on the site consist of Open Eucalyptus Woodland, Banksia Woodland and Shrubland.
The fauna habitat is classified as Highly Degraded or Disturbed Fauna Habitat.

Approval to clear any vegetation that could be habitat for listed Black Cockatoo species was granted
under the Commonwealth EPBC Act in 2016.

3.9 Heritage

There are no registered Aboriginal Heritage or Cultural Heritage sites within the proposed
development boundary. Therefore, Heritage issues are not impacted by the proposed development
in accordance with the Structure Plan.
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4 SUMMARY AND CONCLUSIONS

4.1 Summary

This Environmental Assessment Report has been prepared as part of the Local Structure Plan for
Precincts 1 and 2 of Lots 3, 1199, 9011, 9012 and 9013 Thomas Road, Casuarina. The report includes
an environmental impact assessment of the proposed development of the site as a Mixed Business
Precinct.

The site has the following environmental characteristics:

e Historical land use has been for agricultural purposes and the land has been largely cleared
since 1953 with a pocket of retained vegetation in the north-west corner;

e The soils are on the Bassendean Dune System and Phase B3 can be prone to waterlogging and
Acid Sulphate Soils;

e The site is considered to be ‘Uninfested’ in small areas and the rest ‘Uninterpretable’ for
Phytophthora Dieback;

e The site contains a Multiple Use wetland;

e The site is adjacent to the northern boundary of part of the Peel Drainage network;

e There are no Conservation Significant flora species on the site and three Declared Pest flora
species;

e The vegetation is largely cleared and degraded. A small (4.4ha) area of Banksia woodland in
Good to Very Good condition remains in the north-west part of the site;

e The fauna habitat on the site is limited due to the large amount of clearing on the site. The
remnant Eucalypts and the Banksia Woodland in the north-west part of the site provide
habitat for listed Black Cockatoos;

e There are no Aboriginal Heritage Places mapped on the site; and

o A mushroom farm and market garden are located close to the site.

4.2 Conclusion
The Environmental Assessment concludes:

e Site-specific odour and noise studies undertaken on the mushroom farm indicate that some
sensitive businesses within 70-100m of the farm may impact on commercial ventures deemed
to be Sensitive Receptors;

e Soils are not an impediment to development. Acid Sulphates Soil Investigation and
Management Plans are likely to be required if proposed industries are going to disturb soils.
Hygiene protocols are likely to be required to minimise the risk of spreading Phytophthora
Dieback on and off-site;

e The site is generally low lying so separation to groundwater and management of stormwater
will be required through the implementation of a Local Water Management Strategy and
Urban Water Management Plans;

e Drainage will also require management of water quality and quantity that is drained into the
Peel Drainage Network;
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e The development on the site is likely to decrease the Declared Pest species that occur on the
site;

e The vegetation on the site is either cleared or has been impacted by previous land use. The
vegetation is not regionally significant. Retention of the Banksia woodland in the north-west
part of the site is not considered viable due to its location and the intended use of the site as
a Mixed Business Precinct;

e Habitat for Black Cockatoos is not required to be retained under Commonwealth legislation
as development of the entire site was referred under the EPBC Act and was deemed to be
‘Not a Controlled Action’; and

e There are no listed heritage sites, however the developer will need to ensure works are
undertaken in accordance with obligations under the Aboriginal Heritage Act, 1972.
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APPENDIX 2
EPBC Act Decision Notice



Australian Government

* Department of the Environment

Notification of

REFERRAL DECISION - not controlled action
Urban development of Lots 3, 1199 and 650 Thomas Road, Casuarina, WA
(EPBC 2016/7659)

This decision is made under Section 75 of the Environment Protection and Biodiversity
Conservation Act 1999 (EPBC Act).

Proposed action

person named inthe  Ajgle Royal Group Pty Ltd

referral
ACN: 601 435 116

proposed action To clear native vegetation for the purpose of developing
Lots 3, 119 and 650 Thomas Road, Casuarina, WA
[See EPBC Act referral 2016/7659].

Referral decision: Not a controlled action

status of proposed The proposed action is not a controlled action.
action

Person authorised to make decision

Name and position Bruce Edwards
Assistant Secretary

Assessments (WA, SA, NT) and Air Branch
PN =

signature <

.

date of decision ? April 2016

GPO Box 787 Canberra ACT 2601 e Telephone 02 6274 1111  Facsimile 02 6274 1666

www.environment.gov.au
NOT 201 v2.2 Last updated: 23 February 2016
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1. INTRODUCTION
1.1 2013 ODOUR MODELLING

In 2012, Environmental Alliances was engaged to undertake an assessment of the odour emissions and
impacts from the operating facility (ENVALL 2013). This included an investigation of other odour
sources in addition to compost receivals/handling.

The three main sources of odour that were considered to be the main contributors to off-site odour
impacts were:

e Compost Receivals and handling into the Pasteurisation Building;
e Pasteurisation Building Vents; and

e Sterilisation Building.
1.2 SUMMARY OF ANNUAL EMISSIONS

By way of some perspective, a summary of the odour emissions from the three main sources from the
ENVALL (2013) report is shown in Table 1 below:

Table 1l  Estimated annual average odour emission rates for quantified Mushroom
Exchange odour sources

Source Annual odour emission rate based
on 2011-12 meteorology (ou.m?/s)

Compost Receivals and handling into the Pasteurisation Building

Bunker (incl storage and truck dumps) 1,674

Hopper (inclined belt loaded by FE loader incl transfer to conveyor) 3,680

Conveyor 151

Total Compost Receivals 5,505

Sterilisation 18,952

Pasteurisation Vents 8,149

1.3 REDUCTION OF ODOUR EMISSIONS FROM STERILISATION BUILDING

Since the 2013 study, Costa has reduced leakages from the Sterilisation Building. This report
describes a re-assessment of odour emissions from this building and re-modelling of odour levels
based on the results.

2. STERILISATION BUILDING ODOUR EMISSIONS RE-ASSESSMENT
2.1 FUNCTION OF STERILISATION BUILDING

The Sterilisation Building (also referred to as Cookout Building) contains two similarly sized
chambers used to sterilise the mushroom-growing trays using steam produced by an adjacent boiler.
Each chamber has its own vehicle door to allow a fork-lift to transport the trays into the chamber and
remove them after the sterilisation process. The doors are fitted with rubberised seals. There is also a
sub-surface drain within each chamber.

L2144cCostaOdourRevisedRptV1c.doc ENVALL
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For a sterilisation cycle, steam is pumped into the required chamber for approximately 20 hours to
heat the trays to the required temperature (72°C) then eased off to maintain that temperature for a
further 8 hours before being shut off completely after which the trays are allowed to cool naturally.

When steam is pumped into a chamber containing the trays, heat transferred from the steam into the
trays causes much of the steam to condense, which allows additional steam to be pumped in with little
increase to the net pressure inside the building. The drain allows the condensed steam (as water) to
escape to prevent flooding the floor.

The lower density of the incoming steam does, however, cause it to initially rise to the top of the
chamber. This creates a small pressure difference between the upper part of the Chamber and the
outside (cooler) ambient air. If there are gaps in the upper walls and roof, some of the steam, together
with any odour from the trays that has been imparted into the steam, will escape.

The Sterilisation Building was considered to be a major source of odour emissions following the
sampling in 2012.

2.2 EMISSIONS SAMPLING
The emissions from the Sterilisation Building were sampled on 1 July 2015.

It was observed that the volume of emission is much less than it was in 2012. In 2012, vertical gaps in
the corners of the walls were in the order of a centimetre wide in places, and the resulting plume was
visible well above the roof of the building.

Now, the emissions can only be observed by close inspection of the door and upper section of the
walls. The emissions were through occasional very small gaps:

e between the concrete cladding where the roof section abutted the tilt-up wall panels; and

e around the truck door seal.

The gaps in the concrete were inconsistent in size and there were substantial lengths where no
emission (i.e. no gap) was apparent (see Figure 1).

L2144cCostaOdourRevisedRptV1c.doc ENVALL
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Figure 1 Example of leakage between concrete panels

The emission in the truck door seals was also intermittent and appeared less than the concrete.
2.2.1 Estimation of volume flow rate

It is not possible using conventional sampling methods to make a particularly accurate determination
of volume flow rate in these circumstances. The approach used was to measure the velocity of the
leakages using a hot-wire anemometer, which has a small probe that can be pressed into the gaps, then
multiply this result by the estimated surface area of the gaps.

Using this method, the average of six velocity measurements through the largest of the gaps in the
concrete was 1.5 m/s.

Even with the small probe, the velocity through the door seals gaps was too low to measure. There
were no obvious gaps as such through the door seal — rather the leaks appeared to be where the rubber
seal was only in weak contact with the frame, hence the emission was more of a “seepage”. A
probable contributing factor to the low emission through the door is that the internal pressure is lower
near the base than near the roof due to the vertical temperature gradient. Therefore the anemometer
threshold of 0.1 m/s was assumed for the velocity.

It is considered that an average 1 mm gap, if assumed continuous along the front (east), north and rear
(west) concrete walls, would be a reasonable estimate. For the door seal, a 1 mm “gap”, if assumed
continuous around the entire door perimeter, would be a conservative estimate.

This gives the volume flow through the concrete gaps of:

[10.5m x 2 (east and west facing walls) + 21m (north facing wall)] x 0.001 m (gap) x 1.5 m/s = 0.063
m?/s.

Similarly, the volume flow through the door seal is:
[3.5m (height) x 2 + 4m (width) x 2] x 0.001m (gap) x 0.1 m/s = 0.0015 m%/s.
This gives a total volume flow of 0.0645 m?/s.

There is a small hinged hatch in the door (dimensions 0.45 x 0.5 m) which acts as periodic pressure
relief. This appears to discharge very infrequently (observed once in approximately 1 hour).

For the purpose of calculating the odour emission rate, the volume flow calculated for the gaps (as
above) was therefore rounded up to 0.1 m%s, which should be quite conservative.

2.2.2 Temperature

The exit temperature of the leakage should be close to 72°C, which is the air temperature maintained
and measured inside the cookhouse. The diffuse nature of the leakages means that the buoyancy is
quickly lost, hence the plume rise above the roof is negligible. The remodelling was therefore based
on the same “volume source” configuration as previously, except that the emission height was reduced
to the roof height.

L2144cCostaOdourRevisedRptV1c.doc ENVALL
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2.2.3 Odour concentration

The odour concentrations were sampled using the “drum” approach as described in Australian
Standard AS4323:3, with a stainless steel probe being inserted into the building through the pressure
relief hatch to extract the internal air sample. The samples were analysed for odour concentration in
accordance with AS4323:3 by The Odour Unit, which is a NATA Certified laboratory. The detailed
results are given in Appendix 1. The average odour concentration reported was 23,250 ou.

2.3 OPERATING REGIME

Since the 2013 assessment, the usage of the Sterilisation Building (also referred to as Cookhouses) has
changed.

In 2013, the building was operated four times per week.

The current regime is’:
e Tuesday AM - Sterilisation Room opened up and trays removed and emptied.

e Tuesday PM — Next Growing Room that has completed growing cycle - trays put into Sterilisation
Room. At approx. 4-5pm, sterilisation process started. Warm up to 72°C using steam from
adjacent boiler; process normally reaches temperature (72°C) by approx. 12pm on the Wednesday.
Hold at temperature for 12 hours. Steam then shut off and allowed to cool naturally.

e Thursday AM - Sterilisation Room opened up and trays removed and emptied.

e Thursday PM — Next Growing Room that has completed growing cycle - trays put into
sterilisation room.

e Saturday AM - At approx. 8-9am sterilisation process started - warm up to 72°C using steam
from adjacent boiler; process normally reaches temperature (72°C) by approx. 12am on the
Sunday. Hold at temperature for 12 hours then turn steam off and allow to cool naturally.

e Tuesday AM — As per above and the cycle continues.

The key change from 2012 is that empty trays are no longer separately sterilised using steam. Instead,
new and repaired trays are dipped prior to use in a fungicide treatment bath. All trays are sprayed on
the day of re-use when filling with fresh mushroom substrate (spawned compost) with a germicide
product to reduce the potential for wood mould propagation. The use of the Sterilisation Building has
therefore been approximately halved. This in itself would lead to an approximate 50% reduction in
emissions compared to 2012.

The summary of the odour sources and characteristics through production stages from the 2013 report
has been updated incorporating these changes, and is shown in Appendix 2.

2.4 ODOUR EMISSION RATE
The revised, modelled odour emission rate when the Sterilisation Building is operating is 0.1 m*/s x

23,250 ou = 2,325 ou.m°/s, with a “pulse” of 9,256 ou.m?®/s, calculated assuming assumed the internal
building air volume is released’, over each hour during which the doors are opened.

Costa email 27/5/2015.

This ignores the displacement inside the building due to crates - which would over-state the odour emissions, however it is
assumed that crates themselves will also contribute odour emissions. Therefore, the overall estimate is considered
reasonable.

L2144cCostaOdourRevisedRptV1c.doc ENVALL
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Over the 2011-12 year used as the basis for modelling, the revised average odour emission rate from
the Sterilisation Building is 442 ou.m®s. This compares to 18,952 ou.m®/s from 2013. The average
odour emission is therefore approximately 2.3% of what it was previously.

3. MODELLING ASSUMPTIONS

The modelled re-assessment of odours from the Sterilisation Building has followed the same
methodology and assumptions as used in the 2013 report, except for the revised emissions and
operating regime.

The nominal time periods of operations, and therefore emissions from leakages, were obtained from
temperature plots provided by Costa where the internal temperate was 72°C. These were:

e Wednesdays 0100 hours to 1300 hours (12 hour duration); and

e Saturdays 2000 hours to Sunday 0800 hours (12 hour duration).

For completeness, the odours from the building when the doors are opened at the end of the process
were also incorporated. (Note that this was not done in the 2012 modelling).

4. RESULTS
4.1 STERILISATION BUILDING EMISSIONS IN ISOLATION

The predicted 2.5 ou 1-hour average 99.5 percentile odour concentrations from the Sterilisation
Building only are shown in Figure 2. The orange contour is from the 2013 assessment. The green
contour is from 2015 sampling and revised operating regime. The level of odour against the criterion
is insignificant.

L2144cCostaOdourRevisedRptV1c.doc ENVALL
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Predicted 2.5 ou, 1-hour, 99.5 percentile "acceptable criterion” {ou) from Sterilisation Building
- Orange contour from 2013 assessment
- Green contour from 2015 sampling and revised operating regime

Morthing (Km)

3912 391.4 3916 391.8 392.0 3922 392 4 392 .4
Easting (Km}

Figure 2 Predicted 2.5 ou 1-hour average 99.5 percentile odour concentrations from
the Sterilisation Building only

4.2 ALL MODELLED SOURCES (CURRENT SITUATION)

The predicted odour contours from compost deliveries/handling, plus the Pasteurisation Building
Vents, plus the Sterilisation emissions from the 2015 sampling, is shown in Figure 3. This, then,
represents the best estimate of the current situation i.e. the 2.5 ou criterion level lies between the two
contours shown - depending on modelling/assumption uncertainties.

L2144cCostaOdourRevisedRptV1c.doc ENVALL



Page 7

Predicted 2.5 ou, 1-hour, 99.5 percentile "acceptable criterion” {ou) from:

- compost deliveries and pasteurisation from 2013 report

- Sterilisation Building from 2015 sampling

-where compost deliveries based on field assessments (It blue long dashes)
- where compost deliveries based on source sampling (dk blue short dashes)

Marthing (Km)

6432.8

6432.6

3916 391.7 3918 3819 382.0
Easting (Km}

Figure 3 Predicted 2.5 ou 1-hour average 99.5 percentile odour concentrations range
for compost deliveries, Pasteurisation Building vents from 2013 modelling
and Sterilisation Building from 2015 sampling

Red circles show residences (from “Costa Mushroom Exchange — Environmental Management Plan — Casuarina
Production Facility” (2014)).

The 2013 Report (in Figure 11) contained two estimates of odour contours from the compost deliveries/handling
1) based on field assessments and 2) based on source sampling, with the latter, more conservative estimate used
in the final presentations (in Figure 12). In other words, the area between these contours lies within the predicted
range of the “acceptable” odour levels in view of identified “scientific uncertainty”.

L2144cCostaOdourRevisedRptV1c.doc ENVALL
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4.3 ASSESSMENT OF WALKING FLOOR DELIVERIES OF COMPOST

Currently, trucks deliver compost by dumping it into a bunker. A front-end loader picks up the
compost from the bunker and tips it into a hopper, which feeds a conveyor to the Pasteurisation
Building.

On 1 July 2015, Costa trialled the use of a truck with a walking floor directly discharging the compost
to the hopper.

This would eliminate odour emissions from aspects of the current arrangement whereby trucks dump
initially into bunkers. The specific sources/mechanisms of odour generation eliminated would be:

e  Truck dumps to the bunkers;
e Front-end loader pick up from the bunkers; and

e Emissions from stationary compost whilst in the bunkers.

From a visual review, the odour emissions from the walking floor discharge to the hopper are similar
in magnitude to that from the front-end loader tipping into the hopper. This is because most of the
emissions from the hopper appear to arise from the rotating paddle which levels the compost being
discharged from the hopper to the conveyor by flinging and re-distributing it within the hopper.
(Figure 4 shows a visual comparison, however conclusions shown not be drawn simply from this).

The predicted odour levels for the “current” scenario except assuming walking floor deliveries (i.e.
omitting the odour emissions from the truck dumping to the compost bunker and front-end loader
pick-up from the bunker) are shown in Figure 5.

The predicted odour levels meet the criteria at all of the residences — albeit only just at the most
affected residence for the “conservative” prediction.

These predictions would, however, be further reduced if there were some covering of the hopper (and
conveyor to the Pasteurisation). It is considered that if the walking floor deliveries were to be fully
implemented together with covering of the hopper and conveyor (even without extraction), the odour
criterion will be met at all of the nearby residences.

L2144cCostaOdourRevisedRptV1c.doc ENVALL
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Figure 4 Comparison of hopper loading from front-end loader 25/7/2012 0817 hours and walking floor truck 1/7/2015 0900 hours

L2144cCostaOdourRevisedRptV1c.doc ENVALL
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Marthing (Km)

6432.8

6432.6

Predicted 2.5 ou, 1-hour, 99.5 percentile "acceptable criterion” {ou) from:
- compost deliveries excluding bunker
- pasteurisation vents

- Sterilisation Building from 2015 sampling
- where compost deliveries based on field assessments (It blue long dashes)

- where compost deliveries based on source sampling (dk blue short dashes)

3916 391.7 . 3819 382.0
Easting (Km}

Figure 5 Predicted 2.5 ou 1-hour average 99.5 percentile odour concentrations range
for compost deliveries assuming travelling floor discharge direct to hopper

is implemented
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Appendix 1 Results from odour concentration analysis of Sterilisation Building
emissions

Mentification

Method

Measunng Range
Environrment

Measuning Dates
Insirument Used

Instrumental
Precision

Instrumental
Accuracy

Lower Detection
Limit {LOL)
Traceability
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Showrcom 1 Facsimile: +81 8 8330 1868
18 Hulme Court Email: schulziffodourunit.com.au HATA
- N - Y
THF; QoL ,.p_ Myares Inter!'let. www.odourunit.com.au ;{j
LNIT W WA 6154 ABN:TO 126 430 078 v

Accreditation Number:
14874

Form 06 - Perth Laboratory
Qdour Concentration Measurement Results

The measurement was commissionad by:

Drganisation  Environmental Alliances Telephone (08) 9343 0554
Contact David Pitt Facsimile (08) 9343 0072
Sampling Site  Costa Mushrooms Email david.pittfea.iinet net.au
Sampling Methed Drum & Pump Sampling Team David Pitt
Order details:
Order requested by David Pitt Order accepted by  John Hurley
Date of order  July 2015 TOU Project# WZ20S0R.01
Order number TBA Project Manager John Hurley
Signed by TBA Testing operater  Clayton Hough
Investigated Cdour concentration in odour units ‘ou’, determined by sensory odour concentration measwements, of an
Itermn odour sample supplied in a sampling bag. Odour character is also assessed, however, AS4323.3:2001 and

MATA accreditation do not cover the periormance of this service. Where pariies other than The Odowr Unit
perfomn the diuion of samples, the result that has been modied by the dilution factor is not covered by The
Odour Units NATA accreditation. Sample collection using a hood or IFH {and caleulation of the SOER) is not
coverad by The Odour Units NATA accreditation.

The odour sample bags were labelled individually. Each label recorded the testing laboratory, sample
number, sampling location {or ldentfication), sampling date and time, diution ratio (if dilution was used) and
whether further chemical analysis was required.

The odour concentration measurements were performed using dynamic offactometry according to the
Australian Standard ‘Determination of Odowr Concentration by Dynamic Offactometry ASNZ54323.3:2001.
The odour percephtion charactenstics of the panel within the presentation senes for the samples were
analegous o that for butanod calibration.  Any deviation from the Awstralian standard is recorded in the
‘Comments’ section of this report.

The measuring range of the olfactometer is 2° < y < 2" ou. If the measuring range was insufficient the odour
samples will have been pre-diuted. This is specifically mentioned with the results.

The measurements were performed in an air- and odow-conditioned room. The room temperature is
maintained at 25°C or less, with temperature fluctuations of less than £ 3°C.

The date of each measwrement is specified with the results.

The olfactometer used during this testing session was: ODORMAT SERIES WI2

The software used during this testing session was: ODORMAT Va0

The precision of this instrument (expressed a5 repeatability) for a sensory calibration must

be r = 0.477 in accordance with the Australian Standard AS/NZE4323 3:2001.
DDORMAT SERIES VOZ: r=0.188 (18" & 18" Movember, 2014) Compliance — Yes

The accuracy of this instrument for a sensory calibration must be A £ 0.217 in accordance

with the Ausiralian Standard ASMNZZ4323.3:2001.

ODORMAT SERIES V2: A =0.057 (18" & 10" Movember, 2014) Compliance — Yes
The LDL for the olfactometer has been determined to be 16 ou (four times the lowest diution setting)

The measurements have been performed using standards for which the traceability to the national standard
has been demonstrated. The assessors are indvidually selected to comply with fixed criteria and are
manitored in time to keep within the limits of the standard. The results from the assessors are traceable to
primary standards of n-butanol in nitrogen.

Accredited for compliance with ISO/NEC 17025,
This report shall not be reproduced, except in full.

| Report Mumber ! Fanel Roster Number: PER20150701_1

o

C. Hough
Authorised Signatony

T1-

The Cdour Unit {WA) Pty Lid
ACN 126 439 76
Form D5 — Odour Concaniration Results Shest

lssue Date: 13.11.2003 Revision: £.1
Iscu=d By 5B Rewsion Date: 02.09.2013
Odour Measuremeant Manual Approved By: TJS
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Appendix 2 Mushroom Exchange odour sources and characteristics through production stages

Stage Timing Source Location Emission characteristics Qualitative Assessment®
Odour character Potential for off-site
impacts
Phase 1 0800 to 1500 hours (latest) Compost receival Off-site impacts likely to be Earthy, ammonia High, particularly for low
compost Wednesdays area wind speed dependent and moderate wind speeds
receival fluctuate as a function of cloudy days; may be
handling. detectable off-site.
Phase 2 1 week, Wednesday to Tuesday Pasteurisation Elevated release during Earthy, ammonia to start with Limited due to small
composting building vent pasteurisation process — cycle | (0 - 8 hours during levelling), | volume flows and elevated
emissions repeated each 7 days possible smoulder character release, noticeable but
therefore maximum emissions (8 — 16 hours), decreasing transient levels close to
most likely from Wed evening | odour emission rate 16 — 144 source.
to Thursday afternoons. See hours)
emissions profile in Figure 6.
Packing into Twice per week Tray Line No substantial emissions. - No.
trays and Monday 0600 to 1630
Casing .
Friday 0600 to 1630
Flushing Three rooms per week Various Growing Possible pulse of odour. Mushroom Possible transient.
initiation 1 on Tuesday Rooms _|n_Gr0W|ng
. Buildings
2 on Friday

L2144cCostaOdourRevisedRptV1c.doc

ENVALL



Page 15

Transported off site daily (Mon-
Sun).

Picked up from west
yard area.

Stage Timing Source Location Emission characteristics Qualitative Assessment®
Odour character Potential for off-site
impacts
Growing/ In each growing room: Various Growing Ventilation regime in each Mushroom Possible transient.
Harvesting o 4days Rooms in Growing growing room is variable Limited due to nature of
e Initiate 1% flush lasting 7-10 Buildings. according to stage of growing. the odour character; may
days Possible pulses of odour if be detectable off-site as
e 1 day to harvest (0700 to A room doors'are openi_ng for transient “slug”.
1600 hours) (somewhere) is harvestings and final tray
o 2" flush lasting 7-10 days harvested each day. removal
e 1 day to harvest (0700 to
1600 hours)
o 3“flush lasting 7-10 days
e 1 day to harvest (0700 to
1600 hours)
e leave trays until ready to
sterilise
Total time = 6 weeks from trays in
to trays out
Packing and Packing is daily 0700 to 1600 Packing room. No odours - -
transport hours.

Spent Compost
& tray
sterilisation®

Twice per week Wed approx.
0100-1300 hours & Sat-Sun
approx. 2000-0800 hours (12
hours @ 72 °C). Ramp up to
temperature takes 8-12 hours

Sterilisation Building
— Cookout 1 & 2
alternating.

Very minor leakage from gaps
in concrete panels abutting
rook section.

Possible “slug” as doors are
opened afterwards.

Pine/wood/sweetish as
observed in ambient air
downwind. “Soil/manure/dry/
chemical” as reported by
Odour Laboratory from

Negligible.

beforehand source sample.
Spent compost 0700 to 1500 hours, Tuesdays and Spent compost Wind dependent. Earthy Appears unlikely if
removals Thursdays bunker compost removed soon

Spent compost has only low
odour when freshly dumped
— need to confirm
nature/level of odour when
picking up older stockpile.

after stockpiling.

L2144cCostaOdourRevisedRptV1c.doc
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boundary of
premises

Stage Timing Source Location Emission characteristics Qualitative Assessment®
Odour character Potent_ial for off-site
impacts
Total compost 4 weeks in tunnels
cycle time 6 weeks in growing rooms
Auxiliary activities
Tray Monday to Friday 0600 to 1430 Growing trays Minor odour from Fresh cut Pine/wood. Unlikely.
manufacture hours assembly area storage/assembly areas.
Tray disposals When skip bin is full Skip bins on north Minor odour from Skip Bins. Decaying wood. Unlikely.

Waste water

Continuous wash downs from all

4 intermediate

No odour from covered sumps.

disposal buildings below-ground Minor odour from Main sump
covered sumps . '
Main below-ground Pond odour likely to be greater
5 during warmer months due to P
collection sump angaerobic activity. Wind Aerobic mild putrescent.
dependent. High during light winds —
Anaerobic/putrescent. early morning, spring,
Pond Icipu summer.
Waste Skip bins removed daily Small yellow skip Minor odour from Skip Bins. Mushroom, possibly Unlikely.
mushroom bins in mushroom putrescent/decaying if left for
/solid waste pick up area too long.
disposal

@ Note that Costa has developed a Risk Matrix based on the findings of the ENVALL investigations. The Risk Matrix is included in the EMP.

® Updated from the original Table in the ENVALL (2013) report on the basis of the current sampling. Also the “Tray sterilisation” referred to as an odour source/”"Stage” in the
ENVALL (2013) has been omitted from this revised Table as it is no longer undertaken.

L2144cCostaOdourRevisedRptV1c.doc
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odour emissions during P
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Figure 6 Estimated odour concentration of emissions over pasteurisation (phase 2) process for a set of three tunnels
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Herring Storer Acoustics

EXECUTIVE SUMMARY

Herring Storer Acoustics was commissioned by the Mushroom Exchange to undertake an
acoustical assessment of noise emissions from the current operations located at 45 Orton Road,
Casuarina.

Noise level measurements have been conducted both on a continuous and short term,
observed basis. Generally, noise level measurements at the nearest noise sensitive premises (or
equivalent distance) were influenced by background noise emanating from the Kwinana
Freeway and Thomas Road. As per the regulatory requirement, measurements conducted closer
to the noise source were also carried out, with these measured noise levels being used to
construct a predictive noise model of the individual noise emissions and various operating
scenarios.

Based on analysis of all three (near and far field measurements and the predictive noise model)
an assessment of noise levels has been carried out at the neighbouring noise sensitive premises.

Noise levels, under the worst case operating and noise propagation conditions, have been
assessed as follows:

Location A. 46 Orton Rd

Assessable noise levels for this location result in an exceedance of 7 dB(A) for the night
period. For other regulatory times compliance is achieved. Analysis of the noise levels show
the main cooling towers at the Mushroom Exchange are highest contributing noise source.

B. 60 Orton Rd

Assessable noise levels for this location result in an exceedance of 6 dB(A) for the night
period and 4 dB(A) for the day period during times of compost delivery / loading. As for
Location A, analysis of the noise levels show the main cooling towers at the Mushroom
Exchange are highest contributing noise source during the night period.

C. 73 Orton Rd

Assessable noise levels for this location result in an exceedance of 1 dB(A) for the day
period during times of compost delivery / loading. For other regulatory times compliance is
achieved.

Due to the above potential exceedances, further investigation into noise control for individual
noise emissions contributing to the exceedance has been made. These noise control
recommendations are provided in this study.

Based on the implementation of the noise control options (as provided in this study), noise
levels received at the nearest neighbouring premises have been determined to comply with the
Environmental Protection (Noise) Regulations 1997 for the operating times as outlined in this
assessment.
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1.

INTRODUCTION

Herring Storer Acoustics was commissioned by the Mushroom Exchange to undertake an
acoustical assessment of noise emissions from the current operations located at 45 Orton Road,
Casuarina.

The Mushroom Exchange is a facility which grows, processes and markets mushrooms to
wholesale providers. The facility comprises various operational areas, with the majority of
activities being carried out within buildings. The focus of this study is the noise emissions
associated with external noise sources, such as product delivery, loading and mechanical
services (exhaust fans etc.).

Measurements of the operations in have been undertaken and used as the basis of this
assessment. As there is a requirement for the mechanical ventilation to run at all hours, the
assessment of the mechanical services has been conducted of the most critical regulatory
period of night. For other individual activities such as compost delivery and loading which is
carried out once a week during the day, assessment of the relevant time period has been made.

As part of the study, the following was carried out:

e  Measure noise levels associated with delivery activities including operations of the front
end loader and truck movements in and out of the facility.

e Conduct hand held noise measurements of other noise sources (mechanical plant,
exhaust fan, etc.) in near field locations.

e Monitor noise levels continuously in near and far field locations for a period of one
week.

e  Construct predictive noise model of Mushroom Exchange operations using sound power
levels of plant and equipment on site.

e  Model a scenario for the worst case noise conditions, as outlined by the DER guidelines.

e  Assess noise levels received at neighbouring premises for compliance or otherwise with
the requirements of the Environmental Protection (Noise) Regulations 1997.

e If exceedances are found, identify noise emissions contributing to the exceedances and
provide noise control options for these items.

e  Model various scenarios with noise control option included and assess noise levels in
accordance with Environmental Protection (Noise) Regulations 1997.

e Develop Noise Management Plan based on noise assessment.

For information, a locality plan is attached in Appendix A.
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2.

CRITERIA

The allowable noise level at the surrounding locales is prescribed by the Environmental
Protection (Noise) Regulations 1997. Regulations 7 & 8 stipulate maximum allowable external
noise levels determined by the calculation of an influencing factor, which is then added to the
base levels shown below. The influencing factor is calculated for the usage of land within two
circles, having radii of 200m and 450m from the premises of concern.

TABLE 1 - BASELINE ASSIGNED OUTDOOR NOISE LEVEL

Premises Assigned Level (dB)

Receiving Noise Time of Day

LA 10 LA 1 I—A max

0700 - 1900 hours Monday to Saturday (Day) 45 +1IF 55 +IF 65+ IF

Noise sensitive 0900 - 1900 hours Sunday and Public Holidays (Sunday /
premises within Public Holiday Day Period)

1Smetresofa 1900 - 2200 hours all days (Evening) 40+IF  50+IF  55+IF
dwelling

40 + IF 50 +IF 65+ IF

2200 hours on any day to 0700 hours Monday to Saturday

and 0900 hours Sunday and Public Holidays (Night) 35+IF a5+ S5 +IF

Note: La1o is the noise level exceeded for 10% of the time.
La1 is the noise level exceeded for 1% of the time.
Lamax iS the maximum noise level.
IF is the influencing factor.

It is a requirement that received noise be free of annoying characteristics (tonality, modulation
and impulsiveness), defined below as per Regulation 9.

“impulsiveness” means a variation in the emission of a noise where the difference
between Lapeac aNd Lamax siow IS more than 15 dB when determined for
asingle representative event;

“modulation” means a variation in the emission of noise that —

(@) is more than 3dB La rast OF is more than 3 dB La ras iN @any one-
third octave band;

(b) is present for more at least 10% of the representative
assessment period; and

(c) isregular, cyclic and audible;

“tonality” means the presence in the noise emission of tonal characteristics
where the difference between —

(@) the A-weighted sound pressure level in any one-third octave
band; and

(b) the arithmetic average of the A-weighted sound pressure
levels in the 2 adjacent one-third octave bands,

is greater than 3dB when the sound pressure levels are determined
as Laeqr levels where the time period T is greater than 10% of the
representative assessment period, or greater than 8 dB at any time
when the sound pressure levels are determined as Lasiow levels.

Where the noise emission is not music, if the above characteristics exist and cannot be
practicably removed, then any measured level is adjusted according to Table 2 below.
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TABLE 2 - ADJUSTMENTS TO MEASURED LEVELS

Where tonality is present Where modulation is present Where impulsiveness is present

+5 dB(A) +5 dB(A) +10 dB(A)

Note: These adjustments are cumulative to a maximum of 15 dB.

The nearest potential noise sensitive premises to the proposed development have been
identified using the area map attached as Figure A2 in Appendix A.

The influencing factor at the closest identified premises has been assessed as 2 to 6 dB:

Major Roads (Kwinana Freeway) within inner circle
A +6dB

Major Roads (Freeway) within outer circle
BandC +2dB

Hence, Table 3 summarises the Assigned Noise Levels for residences identified in Figure A2.

TABLE 3- ASSIGNED OUTDOOR NOISE LEVEL

Receiver Influencing : Assigned Level (dB)
Time of Day
Type Factor La 10 La1 LA max
Day 51 61 71
A 6 Sunday / Public Holiday Day Period 46 56 71
+
Evening 46 56 61
Night 41 51 61
Day 47 57 67
Sunday / Public Holiday Day Period 42 52 67
BandC +2
Evening 42 52 57
Night 37 47 57

Note: La1o is the noise level exceeded for 10% of the time.
La1 is the noise level exceeded for 1% of the time.
Lamax IS the maximum noise level.

HE.H.._..._“- i i e L i I‘f_’

FIGURE 1 — RECEIVER LOCATION MAP
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3.

NOISE MEASUREMENT

3.1

CONTINUOUS NOISE MONITORING

The acoustic environment was monitored at two locations from 9" to 16" June 2015.
Monitoring was performed using automatic noise data loggers (NGARA). These loggers
were set to measure statistical data intervals in accordance with EPA Draft Guidance for
Assessment of Environmental Factors No. 8 - Environmental Noise. Of the statistical
noise level data recorded, the Laeq, La1, Laio, and Lago levels are reported. Additionally the
monitors recorded wav files for the entire period. The wav files were used for post
analysis to confirm “audibly” and characteristics of the noise emissions.

Two locations were used for the continuous noise monitors, firstly the main compost
loading / unloading area outside of the Tunnel building within the Mushroom Exchange
facility. The second monitor was situated near to the boundary of the residential
premise located at 73 Orton Road. Whilst not the closest noise sensitive premise, this
site was chosen as from information provided, this was the main premise of concern in
regard to noise. Monitor locations are shown in Appendix A.

The Noise Logger was calibrated prior to and after use with a Bruel and Kjaer 4230
Calibrator. All equipment used is currently NATA calibrated. Calibration certificates are
available on request. The monitored noise levels are shown graphically in Appendix B
with pictures of the monitors and surrounds shown in Figure 2.

FIGURE 3 — LOGGER B — FAR FIELD NOISE MONITOR
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3.2

Note:

SHORT TERM OBSERVED MEASUREMENTS

Hand held observed measurements were conducted on Wednesday 10" June 2015 from
06:30 to 10:30 hours. Noise level measurements were conducted with a Svan 948 Sound
and Vibration Analyser which has a current NATA calibration. The calibration certificate is
available on request.

Measurements were conducted at various locations within the facility, as well as
locations representing the neighbouring noise sensitive premises. Generally,
measurements were short term and where possible only of the individual noise
emissions from the Mushroom Exchange operations. Figure 4 outlines the measurement
locations.

FIGURE 4 — MEASUREMENT LOCATIONS

During the measurements, the Mushroom exchange operations were considered to be
at a maximum. Operations measured included:

e Delivery of compost via semi-trailer trucks (one and two trailer units);
e Front end loader, loading the conveyor system;

e Hopper and conveyor system;

e General plant; and

e Cooling Towers.

During the loading of the hopper with the front end loader, there is a requirement to

“shake” the bucket to release any compost sticking to the bucket. This is a hydraulic action
resulting in transferred noise into the mechanical arm. The above measurements include this
operation with the results noted accordingly.
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4. MEASURED NOISE LEVEL RESULTS

4.1 HAND HELD OBSERVED MEASUREMENTS

Summarised noise levels for the various locations and the corresponding Mushroom
Exchange activity are listed in Table 4. The overall noise descriptor of Lay, Laio and Lamax
are noted.

TABLE 4 — SHORT TERM MEASURED NOISE LEVELS dB(A)

Measurement Operating Condition /

Location Noise Source BlEi Lato Laon Lamax

A* Cooling Tower Fans Fans Audible/ Traffic influence 60 64 68
. General Plant (No Loading) No Loading / traffic influence 52 55 56
° Loader Loading Hopper Shaking of Bucket included 52 58 59
General Plant (No Loading) No Loading / traffic influence 52 54 56

Truck In - 53 54 58

¢ Truck Unloading - 54 55 57
Loader Loading Hopper Shaking of Bucket included 56 64 65

D* Loader Loading Hopper Shaking of Bucket included 51 55 56
Truck In - 67 72 73

; Loader Loading Hopper Shaking of Bucket included 56 64 66
F Truck Unload Includes Loader 76 78 83
Loader Loading Hopper Shaking of Bucket included 73 79 88

Truck Out Includes Loader 75 79 79

G Loader Loading Hopper Shaking of Bucket included 71 79 85
General Plant (No Loading) No Loading / traffic influence 55 56 56

H Tunnel Building Fans No Loading / traffic influence 69 - 70
| Cooling Tower Fans Fans Audible/ Traffic influence 71 - 72

* Denotes approximate noise sensitive premise measurement location

4.2 CONTINOUS NOISE MONITORING

A Summarised comparison of the 15 minute noise levels for the Lag, La; and Lamay at
both monitoring locations is shown in Figures 5 to 7. For the purpose of the summary,
only Wednesday 10" June is detailed, with the entire monitoring period comparison
contained in Appendix B.
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5. CALCULATED NOISE LEVELS

Noise emissions at the nearest neighbouring residential premises, due to noise associated with
the Mushroom Exchange facility, were modelled using the computer programme SoundPlan.
Due to the influence of ambient (traffic) noise, as per the regulatory requirements
(Regulation7), noise emissions from the Mushroom Exchange were measured at a closer
distance with these measured noise levels being used to construct the predictive noise model.

Sound power levels used for the calculations are based on measured sound pressure levels of
the various plant and equipment during the site visit.

The modelling of noise levels has been based the sound power levels for the noise sources
contained in Table 5.

TABLE 5 — SOURCES SOUND POWER LEVELS

Sum dB(A)
Element Name

I-AlO LAmax
Truck In 87 93
Loader (At Hopper) 100 112
Hopper and Conveyor (No Loader) 100
Tunnel Building Fans 93
Tunnel Building Exhaust Fan (Attenuated) 79
Sump Pump 96
Growing Room Cooling Towers 80 -
Main Cooling Towers (West) 99 -
Loading Dock Chillers 87
Refrigeration Truck (Chiller Unit) 90

Forklift 90
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Based on noise emissions from the above equipment, various operating scenarios have been
developed. These scenarios represent periods of worst case noise emissions for the operations
including:

Scenario 1 Night Operations (Laio)

e Fixed Plant:
Tunnel Building Fans x 3
Tunnel Building Exhaust Fan (Attenuated) x 1
Sump Pump x 1
Growing Room Cooling Tower x 1
Main Cooling Tower x 1
Loading Dock Chillers x 1
e Refrigerator Truck x 1

Scenario 2 Day Operations (No Compost Delivery) (Laio)

e Fixed Plant:
Tunnel Building Fans x 3
Tunnel Building Exhaust Fan (Attenuated) x 1
Sump Pump x 1
Growing Room Cooling Tower x 1
Main Cooling Tower x 1
Loading Dock Chillers x 1
e Truck Delivery x 1
o Forkliftsx 2
e loaderx1

Scenario 3 Day Operations (Compost Delivery Wednesday Only) (La1o)

e Fixed Plant:
Tunnel Building Fans x 3
Tunnel Building Exhaust Fan (Attenuated) x 1
Sump Pump x 1
Growing Room Cooling Tower x 1
Main Cooling Tower x 1
Loading Dock Chillers x 1

e Hopper and Conveyor System

e loaderx1

e Truck Delivery (Compost) x 1

o Forkliftsx 2

Additional to the above scenarios, two more operating parameters were modelled. Analysis of
the measured noise levels associated with the truck movement and the shaking of the front end
loader bucket during the hopper loading showed that the time noise was present for these
operations would not be considered under the Lai criteria. Therefore the two additional
scenarios are as follows:

Scenario 4 Day Operations — Truck Movements on Access Road (La;)

e Truck movement on Access Road

Scenario 5 Day Operations — Loader “Banging” of bucket (La;)

e Front End Loader — Bucket movement
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It is noted that the Mushroom Exchange has some diversity in operations and it is unlikely that
all equipment would be operating at the same time, as some items may not be in use. However,
to provide a conservative assessment, the calculated operating scenario includes all items
operating at the same time.

Modelling does not allow for the inclusion reversing alarms noise emissions. Whilst it is a
recommendation that all equipment on site be fitted with the broadband alarms, information
from the Mushroom Exchange is that these broadband alarms are not deemed to be safe,
having being previously trialled on site. This is due to the interaction between pedestrians and
the mobile equipment, with the broadband alarms not providing sufficient warning for
pedestrians.

Based on the site visit and measurements, we believe that there are no other significant noise
sources and hence, no other noise sources have been considered for this assessment.

The following input data was used in the calculations:

a) Supplied Drawings and source locations, shown in part in Figure 7.
b) Sound Power Levels listed in Table 5.
¢) Ground Absorption of 0.65

FIGURE 7 — SOURCE LOCATION MAP

Weather conditions for modelling were as stipulated in the Environmental Protection Authority’s
“Draft Guidance for Assessment of Environmental Factors No. 8 — Environmental Noise” and for
the day and night periods are as listed in Table 6.
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TABLE 6 — WEATHER CONDITIONS

Condition Day Night
Temperature 20°C 15°C
Relative humidity 50% 50%
Pasquill Stability Class E F
Wind speed 4 m/s* 3m/s*

* From sources, towards receivers.

6. RESULTS

Calculated noise levels associated with noise emissions from the various activities for the
Mushroom Exchange, are summarised below in Table 7. The calculated noise contour plots are
contained in Appendix C.

TABLE 7 — CALCULATED NOISE LEVELS AT NEAREST NEIGHBOURS

Calculated Noise Level, dB(A)

Scenario 1 - Scenario 2 - All Scenario 3 - All Scenario 4 - Scenario 5 -
Location Base Fixed Noise Sources Noise Sources Truck In Loader Only
Plant (Night) Normal Day (Non  Including Loader Access Road Laz
Lato compost loading) Lato Las
Lato
A. 46 Orton Rd 48 48 48 36 45
B. 60 Orton Rd 43 43 51 47 58
C.73OrtonRd 33 35 48 38 56

7. ASSESSMENT

Analysis of the measured noise levels has been conducted. Generally, measured noise for the
Mushroom Exchange noise emissions at far field locations were audible, although they are still
influenced by background noise levels, such as freeway traffic.

Whist normal practice is to make comment on whether annoying characteristics were present,
due to the critical nature of this assessment; an analysis of the annoying characteristics has
been undertaken, with the evidence of the analysis included in this report.

For the determination of tonality, the short term L, noise measurements of individual
activities were employed.

For the loader bucket movement, there is a possibility that when the bucket shakes, it could be
impulsive. Therefore, analysis for this impulsiveness has been based on the detailed time
histories. Figures 8 to 10 contain the analysis data for each of the representative noise sensitive
premises.
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FIGURE 10 — LOCATION D — TONAL AND IMPULSIVE ASSESSMENTS

Analysis of the measured noise levels shows that it is unlikely that noise emissions would contain
tonal characteristics due to the presence of traffic noise, masking the tonality. Additional, analysis
of the noise associated with the loader bucket showed that noise levels would not be impulsive;
hence no penalty has been applied.

Hence, Table 8 summarises the applicable Assigned Noise Levels, and assessable noise level
emissions.
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TABLE 8 — ASSESSMENT OF NOISE LEVELS

Operating Condition / Scenario Assessable  Applicable Applicable Assigned Noise  Exceedance
. - PP Level (dB) to Assigned
Receiver Noise Level, Times of Noise Level
dB(A) Day Lato Lao1 Lamax (dB)
Scenario 1 -Base Fixed Plant (Night) 48 Night a1 +7
I-A10
Scenario 2 - All Noise Sources
Normal Day (Non compost loading) 48 51 - - Complies
A4 I-AlO
-48 " scenario 3 - All Noise Sources
OrtonRd cjyding Loader 48 Day 51 - - Complies
I-AlO
Scenario 4- Truck In Access Road 36 i 61 i Complies
LAl
Scenario 5 - Loader Only La; 45 - 61 - Complies
Scenario 1 -Base Fixed Plant (Night) 43 Night 37 i i 6
I-AlO
Scenario 2 - All Noise Sources
Normal Day (Non compost loading) 43 47 - - Complies
|-AlO
B.60  scenario 3 - All Noise Sources
OrtonRd Including Loader 51 Day 47 - - +4
Lazo
Scenario 4 - Truck In Access Road 47 i 57 i Complies
I-Al
Scenario 5 - Loader Only Ly, 58 - 57 - +1
Scenario 1 -Base Fixed Plant (Night) 33 Night 37 i i Complies
Lazo
Scenario 2 - All Noise Sources
Normal Day (Non compost loading) 35 47 - - Complies
73 Lo
: Scenario 3 - All Noise Sources
OrtonRd  |nciuding Loader 48 Day 47 - - +1
I-AlO
Scenario 4 - Truck In Access Road 38 i 57 i Complies
I-Al
Scenario 5 - Loader Only La; 56 - 57 - Complies

8. DISCUSSION

It is noted that, both the measured noise levels and calculated noise levels correlate. There is a
variation of around 1 dB lower for the calculated noise levels, which after investigation, is
accounted for by the influence of background (i.e. measured noise levels would be 1 dB less when

adjusted for traffic influence).

Exceedances in noise levels were assessed for different areas of the facility noise emissions. These
noise sources and the respective noise sensitive receiver are explored further, with

recommendations on noise control options included.

Location A

Assessable noise levels for this location result in an exceedance of 7 dB(A) for the night
period. For other regulatory times compliance is achieved. Analysis of the noise levels
show the main cooling towers at the Mushroom Exchange are highest contributing noise

source.
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Noise control in the form of a barrier is recommended for this area. Information provided
is that there are only two of the towers in operations. Hence, the barrier would be
required to extend approximately 1m above the top of the two operating cooling towers.
Figure 11 details the location of the barrier.

Not in
Operation

FIGURE 11 — COOLING TOWER BARRIER
Location B

Assessable noise levels for this location result in an exceedance of 6 dB(A) for the night
period and 4 dB(A) for the day period during times of compost delivery / loading.

As for Location A, analysis of the noise levels show the main cooling towers at the
Mushroom Exchange are highest contributing noise source during the night period.
Therefore noise control in the form of a barrier, as recommended, would ensure the
same reduction in noise levels for this location.

For noise emissions associated with the Mushroom Exchange compost delivery / loading
operations, which normally occur on a Wednesday, noise levels exceed the assigned
criteria by 4 dB(A). Investigations show the combination of front end loader operations
and the hopper / conveyor are the cause of the exceedance.

Investigations are being conducted into the enclosure of the hopper and conveyor
system for the compost loading area. Once enclosed the hopper is loader directly via a
“walking deck” truck which eliminates the need for the front end loader. With the
reduction of noise emissions from the usage of the front end loader and the attenuation
of the hopper and conveyor noise emissions, noise levels would be reduced at this
location to a level where compliance would be achieved.
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Modelling has also been carried out to include a barrier 4.8 m high along the southern
end of the concrete loading area. The height of 4.8 m has been chosen as this is the
same as two stacked sea containers. With the inclusion of this barrier, noise levels
would be reduced at this location to a level where compliance would be achieved.

Either of the noise control options provided for the composting loading area would
result in noise emissions being reduced to a level where compliance is achieved at this
location.

Location C

Assessable noise levels for this location result in an exceedance of 1 dB(A) for the day
period during times of compost delivery / loading. For other regulatory times and
operations, compliance is achieved.

As for location B, investigations show the combination of front end loader operations
and the hopper / conveyor are the cause of the exceedance.

The preferable noise control option is the enclosure of the hopper / conveyor and the
removal of the front end loader by utilising walking deck trucks to load directly into the
hopper as outlined for Location B.

To provide an alternative to the enclosing of the loading equipment, modelling has been
carried out to include a barrier 4.8m high along the southern end of the concrete
loading area. The height of 4.8 m has been chosen as this is the same a two stacked sea
containers. With the inclusion of this barrier, noise levels would be reduced at this
location to a level where compliance would be achieved.

Barrier Location

FIGURE 12 SHOWS THE LOCATION OF THE BARRIER REQUIRED FOR THE LOADING AREA

As for Location B advice, either of the noise control options provided for the composting
loading area would result in noise emissions being reduced to a level where compliance
is achieved at this location.
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FIGURE A1 - SITE LAYOUT
FIGURE A2 — MONITORING LOCATION
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FIGURE A2 — MONITOR LOCATION
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NOISE MONITORING RESULTS
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NOISE CONTOUR PLOT
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Vegetation Type Mapping
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APPENDIX 6
Vegetation Condition Mapping
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1. EXECUTIVE SUMMARY

This Local Water Management Strategy (LWMS) has been prepared in support of the Lots 9011, 9012, 9013,
1199 & 3 Thomas Rd Structure Plan. The LWMS provides the framework for the application of total water
cycle management to the proposed urban structure within the Structure Plan, consistent with the District
Water Management Strategy (DWMS) and Department of Water (DoW) principles of Water Sensitive Urban
Design (WSUD) described in the Stormwater Management Manual (DoW, 2007).

A summary of the LWMS design principles and objectives is presented in Table 1, and includes the
overarching DWMS objectives (JDA, 2013) and LWMS criteria. The checklist for developers for an LWMS is
provided in Appendix A.

Australian Rainfall and Runoff (ARR) 1987 (IEAust, 1987) was used in the stormwater modelling for this
report rather than the recently released Australian Rainfall and Runoff 2016 (Ball et al., 2016), as flows and
levels from the Jandakot District Water Management Plan (DWMP) (DoW, 2009) were used in the JDA
modelling in this report. The DWMP used ARR1987 in its preparation.

J6447b 13 December 2017 1
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TABLE 1: SUMMARY OF LWMS DESIGN PRINCIPLES AND CRITERIA

Key Guiding Principles

e  Facilitate implementation of sustainable best practice in urban water management

e  Provide integration with planning processes and clarity for agencies involved with implementation
e To minimise public risk, including risk of injury or loss of life.
e Protection of infrastructure and assets from flooding and inundation
e Encourage environmentally responsible development.
e  Facilitate adaptive management responses to the monitored outcomes of development

Category DWMS Objectives LWMS Criteria
Surface Water e Minimise changes in hydrology to prevent e Post-development critical 10yr ARl and 100yr ARI peak
Management impacts on receiving environments. flow shall be consistent with pre-development peak flow
Manage water flows from major events to at the discharge point of each catchment where possible
protect infrastructure and assets. and at all discharge points of all subdivisions into
Apply the principles of WSUD. waterways.
Adopt nutrient load reduction design o All 1yr 1hr ARl event runoff to be infiltrated at source
objectives for stormwater runoff. where possible.
Floodplain management and urban e Maintain the hydraulic capacity of the Peel Sub P Drain,
drainage. as specified in the Jandakot DWMP. Within the Study
Area redefine the profile of the drain to an urban
standard.

e Manage surface water flows from major events to
protect infrastructure and assets from flooding and
inundation.

Groundwater Manage groundwater levels to protect e Manage and minimise changes in groundwater levels and
Management infrastructure and assets groundwater quality following development.

Maintain groundwater regimes for the
protection of groundwater-dependent
ecosystems

Protect the value of groundwater
resources.

Adopt nutrient load reduction design
objectives for discharges to groundwater.

Subsurface drainage (sub-soils) and drainage
infrastructure set at or above the pre-development MGL,
although existing inverts below this level may remain.
Subsoil drainage outlets to be free draining.

Monitoring and
Implementation

Adopt an adaptive management
approach.

Maintain drainage and treatment
structures.

Design based on methodology in Stormwater
Management Manual of adopting a treatment train
including:
e Retention of 1yr ARI 1hr events,
e Structural treatment measures
(infiltration storages, plus bio-retention/
treatment structures sized to min 2% of connected
impervious area)
¢ Non-structural measures to reduce applied nutrient
loads.
Maintain groundwater quality at pre-development levels
(median winter concentrations) and, if possible, improve
the quality of water leaving the development area to
maintain and restore ecological systems.

Water
Conservation

Minimise the use of potable water where
drinking water is not essential by
considering all potential water sources and
water demand requirements in water
supply and land use planning.

Water efficiency initiatives include
waterwise landscaping packages, public
POS area to be at least 50% native
vegetation.

Buildings are to comply with water
efficiency standards introduced into the
building code.

Aim to achieve the State Water Plan target for water use
of 100 kL/person/yr.

Consider alternative fit for purpose water sources where
appropriate and cost-effective.

POS areas to be at least 50% native plants.
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Lots 9011, 9012, 9013, 1199 & 3 Thomas Rd, Casuarina — LWMS

2. INTRODUCTION

2.1 Background

This Local Water Management Strategy (LWMS) has been prepared by JDA Consultant Hydrologists on
behalf of Aigle Royal Developments in support of the Lot 9011, 9012, 9013, 1199 and 3 Thomas Rd,
Casuarina Structure Plan, totalling approximately 25.76 ha. The Structure Plan covers the mixed use zoned

land within the Study Area, Figure 2.

The LWMS provides the framework for the application of total water cycle management to the proposed
urban structure, consistent with the Casuarina District Water Management Strategy (JDA, 2013) and
Department of Water (DoW) principles of Water Sensitive Urban Design (WSUD) described in the
Stormwater Management Manual (DoW, 2007).

The LWMS was prepared following feedback from the Department of Water and Environmental Regulation
(DoWER), City of Kwinana (CoK), Water Corporation (WC), and Western Power. The agencies advised the

following design constraints:

e Maximum groundwater level (MGL) should be used for setting of controlled groundwater levels

(CGL) and for basin inverts;

e |If realigning the Sub P Drain, then it should be designed and built as a Living Stream, consistent
with DoWER, WC and CoK requirements;

e WC advise that, consistent with the Jandakot DWMP, the Sub P Drain ownership will be transferred
from WC to Cok;

e Implementation of infiltration within the catchment, using features such as roadside swales, tree

pits, rain gardens, bioretention areas, etc.; and

e Western Power requires that there are no surface drainage features within 30 m of the tower

bases, and that any vegetation within the HV transmission corridor will need to be height restricted.

2.2 Statutory Framework

2.2.1 District Planning

The Casuarina DWMS (JDA, 2013) provides guidance on water reuse options, stormwater detention basins,
monitoring requirements and structural and non-structural controls for stormwater treatment. The DWMS
was approved by City of Kwinana and Department of Water (DoW). The DWMS refines the overarching
Jandakot DWMP (DoW, 2009). The larger DWMS and DWMP areas are shown on Figure 3.

2.2.2 Local Structure Plan
This LWMS is presented in support of the Lot 9011, 9012, 9013, 1199 and 3 Thomas Rd, Casuarina Structure

Plan) as part of the Better Urban Water Management Framework.

The LWMS addresses the proposed urban structure plan for the Study Area and provides a refinement of

the flood modelling, surface water management strategy and groundwater management strategy.
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2.3 Key Design Principles and Objectives

The LWMS employs the following key documents to define its content, key principles and objectives:
e Peel Harvey WSUD Local Planning Policy (EPA, 2006);
e Stormwater Management Manual for Western Australia (DoW, 2007);
e Better Urban Water Management (WAPC, 2008);
e Guidelines for Subdivision Development (City of Kwinana, 2008);
e Jandakot Drainage and Water Management Plan — Peel Main Drain Catchment (DoW, 2009); and
e Casuarina District Water Management Strategy (JDA, 2013)

A summary of the key design principles and objectives from these documents is provided in Table 1 and

summarised below.

2.3.1 Peel Harvey WSUD Local Planning Policy (2006)

The Peel Harvey WSUD Local Planning Policy (Peel Development Commission, 2006) was developed
through the Federal Governments Coastal Catchments Initiative and endorsed by the Environmental
Protection Authority (EPA). It aims to assist local government to help integrate catchment management

objectives with land and resource planning in urban landscapes.

The policy identifies broad policy objectives against which strategic and statutory proposals can be

assessed.

Water quantity management principles and objectives are provided based on post-development discharges
being maintained relative to predevelopment levels. Criteria are provided for both ecological protection (1
in 1 year ARl events), and flood protection (1 in 100 year ARI, or 1% AEP events). Water quality management
principles and objectives are based on maintaining or improving water quality relative to existing

conditions.

Specific water quality guidelines are provided in the document including limitations on developments
where average input rates of nutrients exceed 15 kg/phosphorus/ha per annum or 150 kg/nitrogen/ha per

annum.

The policy is consistent with the Decision Process for Stormwater Management in WA (DoE and Swan River
Trust, 2005) which is appended to the policy and is consistent with the objectives of the Environmental

Protection Policy (Peel Inlet — Harvey Estuary) 1992.

This policy is stated as holding no legal standing and envisages each local government in the Peel Harvey

catchment will customise the model policy to suite its own specific requirements.

2.3.2 Stormwater Management Manual for Western Australia (DoW, 2007)
The Water and Rivers Commission (now Department of Water, DoW) released A Manual for Managing
Urban Stormwater Quality in Western Australia in 1998 to define and practically describe Best Management

Practices (BMP’s) to reduce pollutant and nutrient inputs to stormwater drainage systems. The Manual also
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aims to provide guidelines for the incorporation of water sensitive design principles into urban planning

and design, which would enable the achievement of improved water quality from urban development.

The document was released to provide a guideline for best planning and management practices and was
intended for use by Water and Rivers Commission, but also by other State and Local Government

Authorities and sectors of the urban development industry.

DoW completed a major review of the Manual in consultation with a working team comprising industry

and government representatives, published in August 2007.
Principle objectives for managing urban water in WA are stated as:

e  Water Quality: To maintain or improve the surface and groundwater quality within development areas

relative to pre-development conditions;

e Water Quantity: To maintain the total water cycle balance within development areas relative to the

pre-development conditions;
e Water Conservation: To maximise the reuse of stormwater;
e Ecosystem Health: To retain natural drainage systems and protect ecosystem health;
e Economic Viability: To implement stormwater systems that are economically viable in the long term;
e Public Health: To minimise the public risk, including risk of injury or loss of life to the community;
e Protection of Property: To protect the built environment from flooding and waterlogging;

e Social Values: To ensure that social aesthetic and cultural values are recognised and maintained when

managing stormwater; and

e Development: To ensure the delivery of best practice stormwater management through planning and
development of high quality developed areas in accordance with sustainability and precautionary

principles.

2.3.3 Better Urban Water Management (WAPC, 2008)

The guideline document Better Urban Water Management (WAPC, 2008), focuses on the process of
integration between land use and water planning and specifying the level of investigations and
documentations required at various decision points in the planning process, rather than the provision of

any specific design objectives and criteria for urban water management.

This LWMS complies with the BUWM process.

2.3.4 Guidelines for Subdivision Development (City of Kwinana, 2010)

The City of Kwinana (CoK) Guidelines for Subdivision Development (CoK, 2010) provides details of the City’s
requirements regarding stormwater drainage management. The document provides both general
guidelines at the strategic conceptual design level and also more specific detailed criteria for design of

drainage systems (grades, subsoil drainage).
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At the strategic level key design guidelines are cited as follows:

Australian Rainfall and Runoff (Institution of Engineers Australia, 1987);
Stormwater Drainage Design in Small Urban Catchments (J Argue, ARRB Special Report No 34);
Subsurface Drainage of Road Structures (RJ Gerke, ARRB Special Report No 35);

Water Sensitive Urban (Residential) Design Guidelines for the Perth Metropolitan Region (Whelans et
al, 1993); and

Stormwater Quality Management Manual (Water and Rivers Commission, 1998).

Specific criteria in relation to stormwater/groundwater are detailed as:

Examine the total drainage catchment area and ensure that any upstream drainage is able to pass

through the subdivision;

Drainage network is designed to 10 year ARl except for arterial drainage and compensating storages to

be designed to a 20 year AR;

Floor levels minimum 500 mm above 100 year ARI flood level in storages, main drains and

watercourses;

The pre-development AAMGL generally be maintained following development. Where AAMGL is within
1.2 m of the design surface level, subsoils will be installed at AAMGL and fill imported. Subsoils are

generally provided as a separate system;
Water Sensitive Urban Design principles incorporated into the design;
Open Drainage facilities have 1:6 side slopes; and

Nutrient filtration to occur prior to drainage water being released to a Water Corporation Main Drain.

2.3.5 Jandakot Drainage and Water Management Plan (DoW, 2009)

The Jandakot Drainage and Water Management Plan (DWMP) provides guidance on the management of

stormwater in the Peel Main Drain Catchment and was prepared by DoW to support the Jandakot Structure
Plan (WAPC, 2007)

The scope of the DWMP is to cover aspects of total water cycle management, including:

Protection of significant environmental assets within the local structure plan, including meeting their
water requirements, managing potential impacts from development and protecting their cultural

value;

Alternative water supply options, opportunities for conservation and demand management measures,

and wastewater management;

Surface runoff, including both peak event (flood) management and the application of water sensitive

urban design principles to frequent events;
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e Groundwater, including the impact of urbanisation, variation in climate, installation of drainage to
manage groundwater levels, potential impacts on the environment and the potential to use

groundwater as a resource; and

e Water quality management, which includes source control of pollution inputs by catchment
management, acid sulphate soil management, control of contaminated discharges from industrial
areas and management of nutrient exports from surface runoff and groundwater through structural

measures.

2.3.6 Casuarina District Water Management Strategy (JDA, 2013)
The DWMS was prepared to support rezoning within the Casuarina Cell of the DWMP and demonstrate

that the area was capable of supporting the proposed urban zoning.
The aims of the DWMS are to:

1. Define land area requirements for conveyance of flood flows and protection of future development from

peak flood events;

2. Propose a drainage design strategy appropriate for local conditions in the strategy area that incorporates
best practice water sensitive urban design measures. This strategy identifies Water Sensitive Urban
Design (WSUD) practices to be implemented within both private allotments and the public domain, and

the legal mechanisms by which all identified practices will be implemented;
3. Prescribe the design criteria for water quantity and water quality for each catchment;

4. Outline the hydrologic and hydraulic framework parameters and subsequently develop the overall

drainage network concept;
5. Define an implementation framework for the drainage design objectives; and

6. Recommend monitoring programs for water quantity and water quality pre, during and post

development as well as for ensuring hydraulic performance over the lifetime of the drainage structures.

The design objectives and compliance items from the DWMS are reproduced as Table 2 below.
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TABLE 2: SUMMARY OF DWMS DESIGN OBJECTIVES & COMPLIANCE

District Water Management
Strategy (DWMS) ltem

Design Objectives & Compliance

Design and Management Objectives

Design objectives for potable
water use, stormwater quality
and quantity (including flood
management), groundwater
quality and quantity,
wastewater and water re-use.

Implement sustainable best practice in urban water management by
integration of water and land use planning.

Minimise the use of potable water where drinking water is not essential by
considering all potential water sources and water demand requirements in
water supply and land use planning.

Identify site constraints and opportunities by performing environmental
assessments.

Retain natural drainage systems and protect ecosystem health by creating
living streams and ephemeral storage areas.

Provide protection from flooding by provision of suitable drainage areas and
flow paths.

Maintain surface water and groundwater hydrological regimes where
possible through appropriate design practice.

Maintain and/or improve surface water and groundwater quality by
implementing water sensitive urban design techniques to meet WQIP
targets.

Flood management and discharge objectives consistent with the DWMP
(DoW, 2009) and the Stormwater Management Manual (DoW, 2007).

Pre-Development Environment

Site characteristics —
opportunities and constraints
Hydrologic information

Environmental Assessment Report including identification of Wetlands,
Vegetation Survey, Fauna Habitat Assessment and existing land uses to be
incorporated into land use planning to identify areas not suitable for
development.

Wetland Management Plan to be prepared defining wetland and buffer
areas to be retained, plus areas of upland vegetation to be retained.
Detailed mapping of pre-development catchments to determine surface
water flow paths at Local Structure Planning Stage and presented in LWMS.
In support of the LSP the LWMS will include the necessary site
investigations to adequately characterise the existing hydrological regime of
wetlands to be retained and inform the groundwater and surface water
management strategies for the site.

A preliminary Site Contamination and ASS Assessment to be prepared.
Detailed Site Investigation to be conducted prior to development. Further
ASS investigations to occur during detailed planning of the site, when cut
and fill and depths of underground services are known.

Regional surface water quality snapshots were presented in the DWMP. In
addition, 3 years of pre-development water quality and level monitoring
plus Peel Main Drain surface monitoring site has been completed for the
Casuarina area and reported to DoW (JDA, 2009)

Refined groundwater investigation and contour mapping performed at a
local scale consistent with regional DWMP CGL contour mapping.

Fit-for-Purpose Water Source
Planning

Allocation of water
Required infrastructure

Landscaped and POS areas minimised where possible during land use
planning, and a minimum 50% of plants to be native vegetation.
Waterwise landscape packages provided to each lot purchaser.

Buildings are to comply with water efficiency standards introduced into the
building code.

The superficial aquifer is not yet fully allocated and water is available to
apply for irrigation of POS areas.

Alternatively, existing superficial water allocations may be transferred POS
irrigation if completed within the DoW required timeframe.

Required infrastructure for abstracting superficial groundwater will be via
production bores proposed to be constructed within POS areas.
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District Water Management
Strategy (DWMS) ltem

Design Objectives & Compliance

Water Management Strategy

e Drinking water conservation
and efficiency of water use

e Surface water management

strategy

e Groundwater management
strategy

e \Wastewater management
strategy

Water Efficiency initiatives includes waterwise landscaping packages, public
POS areas to be at least 50% native vegetation. (Note large areas of the
development in wetlands, buffers and uplands vegetation are all retaining
existing native vegetation.)

Buildings are to comply with water efficiency standards introduced into the
building code.

The surface water management strategy to be guided by the DWMP,
Stormwater Management Manual and follows Water Sensitive Urban
Design principles.

Drainage areas required for flood management to be determined based
stormwater modelling for the 100yr ARI. These areas will be allocated in the
local structure plan.

Channel realignments and profile modifications to the Peel R Sub-Drain may
occur if pre-development cross-sectional area is maintained, consistent with
the DWMP.

All minor rainfall events will be infiltrated at source (via soakwells, Rd pits)
where possible, consistent with DWMP design criteria. Existing soils in the
Casuarina area have been confirmed to exhibit high infiltration rates and
areas of fill is to have a minimum specified conductivity to allow infiltration
from soakwells.

Stormwater modelling for surface water/flood management for the
Casuarina development performed with discharge criteria consistent with
the DWMP.

Groundwater management at the district level is covered in detailed in the
DWMP. It specifies a CGL which will be achieved by installation of subsoil
drainage with areas requiring CGL determined by refined groundwater
mapping presented in the LWMS.

Implementation Framework

e Consideration and
requirements for local planning

e Monitoring

The water management strategy will be refined at further planning levels
(LWMS, UWMP) consistent with Better Urban Water Management, the
DWMP, Liveable Neighbourhoods (WAPC, 2007), Stormwater Management
Manual, and developed in consultation with the Town of Kwinana and other
relevant agencies.

The developer is committed to and responsible for post-development
monitoring, details to be outlined in the LWMS at Local Structure Planning
Stage.
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3. PROPOSED DEVELOPMENT

The Study Area is approximately 25.76 ha (shown on Figure 1) and is situated within the southern corridor

of the Perth Metropolitan Region, approximately 31 km south of the Perth CBD.

The Study Area is bounded by Thomas Rd to the north, Kwinana Fwy to the west and the Peel Sub P and P1
Drains to the south. The Sub P Drain also bisects the Study Area approximately north to south.

The proposed land use is for Mixed Business development consistent with regional planning. The Local

Structure Plan for the Study Area is shown on Figure 2.
Key elements of the Local Structure Plan related to urban water management include:

e Realignment of the Sub P Drain and conversion to a Living Stream, from Thomas Road south to the
confluence with the Sub P1 Drain. The realigned Living Stream will maintain existing hydraulic

capacity while redefining the drain to an urban standard;

e Use of a central median swale within the main connector roads for treatment and infiltration of

the first 15 mm of rainfall;

e The Mixed Business development lots will retain the first 15 mm of rainfall onsite, using a

combination of rainwater tanks for reuse, and infiltration;

e Flood attenuation basins will be located in downstream areas prior to discharge to the Sub P Drain,

consistent with the DWMP requirements; and

e Reduction in landscape nutrient input as a result of Mixed Business land use (ie. less lawn and

garden area corresponds to lower fertiliser application), compared to standard residential land use.

A breakdown of the land use within the Study Area is presented in Table 3 below.

TABLE 3: STUDY AREA LAND USE BREAKDOWN

Land Use Description Area (ha)
Mixed Business Lots 17.75
Roads 3.07
Drainage 2.11
Sub P Living Stream 0.93
HV Transmission Easement 1.90
Total 25.76
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4. PRE-DEVELOPMENT ENVIRONMENT

4.1 Existing Land Use

The Study Area is currently largely rural land use with large area of the site extensively cleared of native
vegetation. There are pockets of native vegetation along the northern boundary (Figure 4). A High Voltage

(HV) transmission corridor transverses the site from north to south.

4.2 Topography

The topography of the Study Area is shown on Figure 5, generally slopes from north to south, and from
west and east towards the centrally located Peel Sub P Drain. A sand ridge along the western boundary of
the site is the highest area of the site (~¥21 mAHD), with the Sub P Drain forming the lowest areas of the

site (14 mAHD), located on the southern boundary, at the confluence with the Peel Sub P1 Drain.

4.3 Climate

The Casuarina area is characterised by a Mediterranean climate with warm dry summers and cool wet

winters.

Rainfall data is provided by two nearby Bureau of Meteorology gauges — Anketell (Site No. 9258) and
Medina Research Station (Site No. 9194). While the Anketell gauge is slightly closer (Figure 6), the length

of record is shorter (15 years compared to 34 years at Medina Research Station).

The average annual rainfall for Anketell is 787 mm (2002 to 2016), while the average for Medina Research
Station is 745 mm (1983 to 2016). Over the period of joint record, Anketell records, on average, 115 mm

more rainfall than the Medina Research Station.

The Medina Research Station average has decreased between 2000 to present, to an average annual
rainfall of 672 mm, reflecting a 10% reduction compared to the full record average — this is consistent with
decreasing rainfall across south west Western Australia. The seasonal rainfall distribution has also altered
since 2000, with a reduction of average monthly totals in the winter months, but no reduction in summer

months.

The average annual pan evaporation from BoM is approximately 1,700 mm (BoM, 2017).

4.4 Geology and Soils
Surface geology mapping by Gozzard (1983) is shown on Figure 7.

The Study Area is situated within the Bassendean Sand system (S8 and S10). The thickness of the
Bassendean Sand varies and overlies clays of the Guildford Formation. The Bassendean Sands are
characterised as “very light at surface, yellow at depth, fine to medium grained, sub-rounded quartz

moderately well sorted of Aeolian origin” (Gozzard, 1983).

A geotechnical investigation was carried out across the Study Area by CMW Geosciences (2014) with results

generally in accordance with Gozzard (1983) mapping:

e Topsoil — sand/silty sand, fine to medium grained, grey, containing roots and organic matter,

extending from the surface to between about 0.05 and 0.6 m; overlying
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e Sand, fine to medium grained, loose to medium dense, generally loose at the surface, silty in parts,
brown/dark grey/pale grey, generally dry to moist, becoming saturated, extending up to the

maximum depth investigated of 3 m.

Variation to the generalised profile exists in two locations shown on Figure 8 (Areas B and D — named in
CMW, 2014), where sandy clay was encountered in generally lower lying areas. The profile in these areas
is:

e Topsoil — sand/silty sand, fine to medium grained, grey, containing roots and organic matter,

extending from the surface to between about 0.05 and 0.6 m; overlying

e Clayey sand, medium to high plasticity clay, fine to medium grained sand, brown/grey, extending

from the surface to depths of up to 1.75 m; overlying

e Sand, fine to medium grained, loose to medium dense, generally loose at the surface, silty in parts,
brown/dark grey/pale grey, generally dry to moist, becoming saturated, extending up to the

maximum depth investigated of 3 m.

A copy of the geotechnical report is provided in Appendix B. A review of the CMW Geoscience report by
Douglas Partners (2016) is provided in Appendix C. The Douglas Partners review provides comments
relating to frequency and location of tests sites, classification and site preparation in relation to very loose
to loose sand areas, sand fill thicknesses for site classification and the impact of use of material with up to

12% fines on site drainage.

4.5 Acid Sulphate Soils
According to regional acid sulphate soil mapping (Figure 8) published by the DEC (2010), the Study Area is

Class 2, having moderate to low risk of ASS occurring less than 3m from surface.

Detailed ASS investigations will be undertaken at the time of subdivision. In the event that any ASS is
encountered an Acid Sulphate Soil Management Plan will be prepared and implemented as part of the

subdivision process in accordance with WAPC (2003).

4.6 Wetlands

The Department of Environment and Conservation Geomorphic Wetlands of the Swan Coastal Plain

Wetland mapping shows the boundaries and locations of wetlands in the Study Area (Figure 9).

The western portion of the Study Area is not mapped as wetland. The majority of the eastern portion is
classified as Multiple Use Sumpland, which does not preclude development. There is also a small section

in the east that is classified as Resource Enhancement Dampland.

To the north of the Study Area (north of Thomas Rd, and between Kwinana Freeway and the Sub P Drain)

is a Conservation Category Sumpland.
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4.7 Surface Water Hydrology

4.7.1 Existing Surface Drainage

The existing Peel Sub P Drain local drainage network to downstream of Kwinana Freeway is shown on Figure
10. Catchment C1 drains the area north of Thomas Rd, with discharge point at the culverts under Thomas
Rd into the Study Area. Catchments C2 and C3 are internally draining. Catchment C4 drains the majority
of the Study Area itself.

The Peel Sub P and Sub P1 Drains run through or adjacent to the Study Area, discharging to the west. The
Sub P Drain originates north of Thomas Rd and conveys flow in a SSW direction until the confluence with
the Sub P1 Drain, whereupon it flows westward. The Sub P1 originates east of the Study Area, and
discharges flow in a westerly direction. West of the Study Area the Sub P Drain discharges under the

Kwinana Fwy via a culvert.

The Peel Main Drain and Sub Drains were modelled by DoW in the Jandakot DWMP (DoW, 2009). Long
sections of the existing Sub P and P1 drains from the DWMP have been reproduced in Figure 11.

An XP-STORM model for the Sub P Drain system was created by JDA to simulate the existing drainage system
and compare against the INFOWORKS model reported in the DWMP. The XP-STORM model was developed
based on information provided in the DWMP, and supplemented by LiDAR and other survey data. Flow
inputs for the Sub P1 and Sub P1a and downstream water level boundary (at PP6) were taken from Figure
4.3 of the DWMP (location also shown in lower panel of Figure 11). Storage areas for Treeby and Sandy
Lakes were based on available survey data. Information for the low lying area at the confluence of the Sub
P and P1 drains was derived from LiDAR. Some areas channel lengths and widths in the DWMP appear to

be inconsistent with available survey information.

The XP-STORM model was calibrated to the DWMP 1% AEP (100 year ARI) flow in the Sub P Thomas Rd
culverts and levels in the drain system by adjusting catchment loss model. Table 4 presents levels and flows
from the DWMP and calibrated XP-STORM model, with very similar flows for both the 10% and 1% AEP

events. Flows are within 1% for the 1% AEP event, and water levels are within £ 0.15 m.

TABLE 4: COMPARISON OF DWMP AND XP-STORM HYDRAULIC MODELS

Node DWMP (INFOWORKS) XP-STORM
(see Invert 1% AEP (100yr ARI) | 10% AEP (10yr ARI) | 1% AEP (100yr ARI) | 10% AEP (10yr ARI)
Fig 11) (MAHD) Level Flow D/S | Level Flow D/S | Level Flow D/S | Level Flow D/S
(mAHD) | (m%/s) (mAHD) | (m%/s) (mAHD) | (m%/s) (mAHD) | (m3/s)

Sub P
PPCB2 15.30 15.82 0.36 15.67 0.18 15.77 0.36 15.60 0.18
PPCB2a 15.25 15.81 0.35 15.66 0.19 15.74 0.36 15.58 0.18
PPCB1 14.85 15.29 15.19 15.21 15.06
Sub P1/P
PP1/2 15.88 16.40 0.91 16.32 0.64 16.27 0.91 16.18 0.54
PP1/1 15.22 15.96 1.17 15.82 0.75 16.01 1.18 15.88 0.80
PPCB1 14.85 15.29 1.46 15.19 0.96 15.21 1.45 15.06 0.89
PP9 135 14.33 14.13 14.33 14.12
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The peak flow being discharged from the southerly Sub P Drain to its confluence with the Sub P1 Drain is
0.48 m3/s for the 1% AEP (100 year ARI) and 0.23 m3/s for the 10% AEP (10 year ARI) events.

4.7.2 Surface Water Quality

Surface water quality in the Sub P Drain entering the Study Area was measured by 360 Environmental
(unpublished) as part of pre-development monitoring from September 2014 to October 2015. The single
monitoring location was located immediately downstream of the Thomas Rd culvert, at the upstream end

of the Study Area. Results are provided in Table 5 below and Appendix D.

The results indicate that the Sub P Drain has highly variable salinity / EC, with high nutrient concentrations,
generally consistent with other drains in the area and historic land use. Metals are generally below

detection limits.
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TABLE 5: SURFACE WATER QUALITY MONITORING (BY 360 ENVIRONMENTAL)

Wetlands
. ANZECC &
Parameters Units LOR ARMCANZ 3/09/14 26/09/14 23/07/15 26/10/15
(2000)
Physico-Chemical
Temperature °C 0.1 17.9 16.9 114 135
Dissolved Oxygen % 0.1 2.0 0.4 78.0 8.6
Dissolved Oxygen mg/L 0.01 21.5 4.0 8.5 82.8
Electrical Conductivity uS/cm 1 1281 1569 52.6 767
Total Suspended Solids mg/L 1 -—-- 120 -—-- 13 26
Salinity ppt 0.01 1 0.95 0.03 0.49
pH unit 0.01 7-8.5 6.85 7.06 6.61 8.54
Redox Potential mV 1 96 -87 92.7 -107.7
Nutrients
Ammonia as N mg/L 0.01 0.04 0.24 0.12 0.13 0.06
Kjeldahl Nitrogen Total mg/L 0.2 e 4.10 3.70 0.30 1.60
Nitrate and Nitrite (as N) mg/L 0.05 0.1 0.28 <0.05 0.17 <0.05
Nitrogen (Total) mg/L 0.2 1.5 4.4 3.7 0.4 1.6
Phosphate Total (P) mg/L 0.05 0.06 4.20 0.55 0.17 0.09
Phosphorus mg/L 0.5 - <0.5 <0.5 <0.5 <0.5
Metals
Arsenic mg/L 0.001 0.013 -—-- -—-- <0.001 ----
Boron mg/L 0.05 0.37 -— — <0.05 -
Cadmium mg/L 0.0002 0.0002 - - <0.0002 -
Calcium mg/L 0.5 R R R 4.2 -
Chromium (ll1+VI1) mg/L 0.001 e - - <0.001 -
Cobalt mg/L 0.001 -— -— -— <0.001 -—-
Copper mg/L 0.001 0.0014 - - 0.01 -
Lead mg/L 0.001 0.0034 <0.001
Manganese mg/L 0.005 1.9 - - 0.006 -
Mercury mg/L 0.0001 0.0006 - - <0.0001 -—--
Molybdenum mg/L 0.005 R R R < 0.005 -
Nickel mg/L 0.001 0.011 <0.001
Selenium mg/L 0.001 0.011 - - <0.001 -
Zinc mg/L 0.001 0.008 -— -— 0.055 -—
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4.8 Groundwater Hydrology

There are two aquifers of significance underlying the Study Area; each assigned the name of the major

geological unit in which the aquifer occurs. In descending order of depth from natural surface they are:
e Superficial Aquifer (unconfined, +15 to -20 mAHD); and

e Leederville Aquifer (confined, -20 to -340 mAHD).

4.8.1 Superficial Aquifer

The Superficial Formation is of quaternary age and consists of a thin veneer of sand (Bassendean Sand)
overlying sandy clay and clay (Guildford Formation). The Superficial Formation forms an unconfined aquifer
containing generally fresh groundwater (250 to 500 mg/L Total Dissolved Solids), with slightly acid to
neutral pH (5 to 7) (Davidson, 1995). The water table is shallow (<5 m) across much of the site, rising to

the surface during winter in some places, depending on surface elevation.

4.8.1.1 Groundwater Levels

Pre-development groundwater monitoring was completed between May 2014 and January 2016 by 360
Environmental in 10 bores installed east of the Kwinana Freeway to Marri Park Golf Course (Figure 12).
Bores TR1 to TR5 are located within (or close to) the Study Area. Bore details are presented in Table 6

(based on 360 Environmental data), and time series data for the bores are shown in Figure 13.

DoWER monitoring bore T200(0) is located approximately 2 km ESE from the Study Area, on Orton Rd (see
Figure 12). The monitoring bore is screened over the depth of the superficial aquifer, and therefore is a
suitable comparison bore for local groundwater levels. T200(0) has a water level time series record from

1975 to present (2017). Details are shown in Table 6 and time series plot in Figure 14.

TABLE 6: DETAILS OF GROUNDWATER MONITORING BORES

GDA Coordinates Natural Total Top of . JDA JDA Depth
Bore ID Surface Depth Casing Estimated to MGL
Fasting | Northing | \ip) | (mBNS) | (mAHD) 2014 MGL (MBNS)
(MAHD)
(mAHD)

TRO1 391,818 6,432,918 16.17 4.79 16.73 13.86 15.49 0.68
TRO2 391,803 6,433,212 17.10 6.61 17.71 13.74 15.29 1.81
TRO3 392,021 6,433,401 17.63 6.63 18.22 14.33 15.82 1.81
TRO4 392,189 6,433,151 15.80 5.16 16.41 14.38 15.76 0.04
TROS 392,357 6,433,340 16.50 - 17.15 14.74 16.17 0.33
TRO6 392,426 6,433,032 16.55 4.80 17.19 15.25 16.58 -0.03
TRO7 392,564 6,433,474 18.20 6.35 18.78 15.74 17.16 1.04
TRO8 392,748 6,433,214 17.93 5.03 18.63 16.35 17.71 0.22
TROS 393,049 6,433,477 19.90 6.50 20.52 16.51 17.81 2.09
TR10 393,066 6,433,183 19.91 6.08 19.73 16.30 17.64 1.46
T200(0) 393,822 6,432,664 21.29 39.5 21.85 18.79 20.16 1.13

Notes: m BNS = metres below natural surface; m AHD = metres Australian Height Datum

All data provided by 360 Environmental, except Estimated MGL and Depth to MGL.
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DoWER bore T200(0) has a maximum groundwater level (MGL) of 20.16 mAHD in 1991, and an average
annual groundwater level (AAMGL) of 19.54 mAHD (calculated as the average of the winter peak levels
over the period of record, 1975-2016), with declining groundwater levels since approximately 2000. The
peak level recorded in 2016 (18.75 mAHD) was 0.79 m below the AAMGL and 1.41 m below the MGL.

Groundwater mapping of historical maximums from the online DoWER Groundwater Atlas is shown in
Figure 15. This shows a groundwater contour of 17 mAHD to the east along Bombay Blvd, falling to

14 mAHD near the Study Area eastern boundary and 13 — 14 mAHD along the western boundary.

There were 14 occasions between October 2014 and January 2016 when 360 Environmental measured

groundwater levels in the TR series bores and in T200(0), so that levels could be correlated.

For the T200(0) monitoring bore, the difference between the measured water level and the MGL was
calculated by JDA for each monitoring occasion. This difference was then applied to the TR series for each
month of measurement, to estimate MGL for TR bores for each of the 14 dates. The average of these 14
estimates was used to set the MGL for each bore. These values are presented in Table 6, along with the
estimated depth to MGL from natural surface. The depth to MGL ranges between -0.03 and 2.09 m The
estimated MGL values are between 1.3 and 1.6 m higher than the winter 2014 recorded groundwater

levels.

The estimated MGL values were used by JDA to create MGL contours across the Study Area (Figure 16).
The contours have been adjusted to natural surface and drain inverts where necessary. Depth to MGL from

natural surface is shown in Figure 17.

The change in land-use from rural to commercial will cause a rise in groundwater levels, due to the

reduction in evapotranspirative loss.

4.8.1.2 Groundwater Quality

Groundwater quality monitoring of all TR series bores was completed by 360 Environmental from May 2014
to November 2015. Samples were analysed for physical parameters, nutrients and metals. Groundwater
quality results are attached as Appendix E. Water quality summary statistics of the 5 bores within (or close

to) the Study Area are presented in Table 7.

ANZECC 95% guideline values for wetlands of South West Australia (ANZECC, 2000) have been used by JDA
for water quality comparison where no local reference data is available. The Peel Harvey Water Quality
Improvement Plan (Peel Harvey WQIP) (EPA, 2008) total phosphorus targets for the rivers and estuary of

the Peel-Harvey System have been used in preference to ANZECC 2000 guideline values.
A summary of the monitoring results are as follows:

e Average Total Nitrogen (TN) concentrations for all bores were above the ANZECC (2000) TN
guideline of 1.2 mg/L. TR4 and TR5 concentrations near the eastern Study Area boundary (Figure

12) were higher than the other bores.

e Average Total Phosphorus (TP) concentrations varied between bores, with the western bores (TR1,
2) generally lower than the eastern bores (TR4, 5). All bores were above the Peel-Harvey WQIP TP
target value of 0.1 mg/L, although TR3 was only slightly above the target.
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e The limit of detection (or record — LOR) for Phosphorus PO4 was 0.5 mg/L, which is high, and
therefore most samples recorded “<0.5 mg/L” — the statistics are therefore skewed by this data

and actual values less than 0.5 mg/L.

e pHisgenerally acidic to neutral (3.8 to 7.5) and generally below ANZECC guideline minimum values
of 6.5.

The Study Area is characterised by high nutrient concentrations and low pH levels. 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 (Davidson, 1995).

TABLE 7: DETAILS OF GROUNDWATER MONITORING BORE WATER QUALITY

th th
Parameter Mean Median Min Max 25 . s . # Samples | Guideline
Percentile | Percentile

Temperature 20.5 19.9 17.4 25.4 18.9 21.9 29
(degrees C)
DO (%) 206 226 08 471 135 29.0 29
DO (mg/L) 178 2.07 0.07 435 0.8 250 29
EC (uS/cm) 708 623 13 2902 230 900 29 <300
salinity (ppt) 0.38 0.37 0.01 1.51 0.13 0.49 24
oH 571 5.95 3.84 7.48 528 6.16 29 6.5-8
(Ff/‘;ox Potential 356 32.1 1366 340.0 587 100.7 29
Nitrogen Total
Oxidised — NOx 1.21 0.07 0.05 17.0 0.05 017 29 0.15
(mg/L)
Total Nitrogen 263 2.10 0.80 5.90 1.40 355 19 1.2
(mg/L)
Ammonia as N

0.67 038 0.01 230 017 0.86 29 0.08
(mg/L)
Total Kjeldahl 233 1.80 0.20 5.80 1.30 3.10 29
Nitrogen (mg/L)
Phosphorus PO 0.52 0.50 0.50 1.10 0.50 0.50 25 0.04
(mg/L)
Total Phosphorus | ) ¢ 0.28 0.05 4.80 0.12 0.53 29 0.1
(mg/L)

Notes:

1. Data for bores TR1, 2, 3, 4, 5, see Figure 5.

4.8.2 Leederville Aquifer

The Leederville Aquifer is of Cretaceous age and consists of interbedded sandstone, siltstone and shales
made up by the Mariginiup, Wanneroo and Pinjar members and the Henley Sandstone Formation. 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 with the potentiometric surface in this
area at approximately ground level (Davidson, 1995). The South Perth Shale is present from -260 to -

310 mAHD and forms the confining layer between the Leederville Aquifer and Yarragadee Aquifer.
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4.8.3 Groundwater Resources for Irrigation

The Superficial Aquifer is probably the most cost effective groundwater source for irrigation of streetscapes

and establishment of vegetation within flood attenuation basins for the development of the Study Area.

The Study Area is located within the Serpentine Groundwater Management Area, in the Jandakot Mound
1 Groundwater Sub-area. As of 4 September 2017 DoWER reported 192,140 kL/yr available for allocation

in the Superficial Aquifer. There is no allocation available in the Leederville or Yarragadee North Aquifers.

At this stage the landscaping requirements and irrigation demand have not yet been determined. A licence

application for groundwater supply will be submitted once the irrigation area has been determined.
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5. LOCAL WATER MANAGEMENT STRATEGY

5.1 Water Balance

The water balance of the Study Area will be influenced by the frequency and intensity of rainfall and
evapotranspiration. As the most reliable estimates of rainfall, evaporation, transpiration and recharge are
at a regional scale, for the purpose of this water balance assessment, average annual values have been

assumed and the site has been considered as a whole.

Pre-development Water Balance

For the pre-development water balance assumptions are as follows;

e Rainfall based on the long term annual average for Anketell Station of 787 mm.
e Recharge is 20% of rainfall as estimated by Davidson and Yu (2008).

e The balance of inputs is discharged as surface runoff to the Peel Sub P Drain.

Post-development Water Balance

Assumptions for the post-development water balance are as follows;
e Water supply for all POS irrigation will be met by local groundwater supplies. Irrigation rate of
7,500 kL/ha/yr is assumed consistent with DoOWER allocation.
e Recharge is maintained at the pre-development volume.

e Surface runoff assumed to mostly infiltrate into the minor drainage network to be discharged via

subsoil drainage.

e The balance of inputs will be discharged via subsoil drainage.

Results of the water balance are presented in Table 8.
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TABLE 8: STUDY AREA WATER BALANCE

Pre Area Quantity Total %
Development Use (ha) mm/yr kl/yr (Approx)
Inputs Rainfall 25.76 787 202,731 100
Input total 202,731
Outputs
Evapotranspiration Bush 8.86 400 35,440 18
Cleared Pasture 16.90 600 101,400 50
Superficial aquifer
recharge 40,546 20
Surface Runoff 25,345 12
Output
total 202,731 100
Balance 0
Post Area Quantity Total
Development Use (ha) mm/yr kl/yr
Inputs Rainfall 25.76 787 202,731 96
Water supply
Groundwater abstraction  Irrigation 1.00 7,500 4
Input total 210,231 100
Outputs
Evapotranspiration Living Stream 0.93 1,200 11,160 5
Drainage 2.11 1,200 25,320 12
Superficial aquifer
recharge 126,139 60
Surface Runoff 24,760 12
Subsoil Discharge 22,852 11
Output
total 210,231 100
Balance 0

5.2 Water Supply and Wastewater

5.2.1 Public Open Spaces

Considering the fit for purpose strategy, the water supply for irrigation of streetscapes and establishment

of vegetation within drainage areas is proposed to be from local groundwater resources.

While irrigation areas are yet to be determined, the required demand is likely to be low. As detailed in
Section 4.8.3, there is currently allocation available in the Superficial Aquifer. Licencing to provide water
for construction will be also be required, to be sourced from the unconfined groundwater reserves

consistent with a fit for purpose strategy.
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5.2.2 Lot Water Supply
Water supply to lots is to be via extension of the scheme water system. The project civil engineer will
negotiate the extension of the system with Water Corporation. There is currently a DN250 main water

pipeline through the Study Area which can be used to provide reticulation.

To achieve water efficiency targets, households are to be built consistent with current Building Code of

Australia (BCA) water efficiency standards.

5.2.3 Lot Sewerage Reticulation

Wastewater from households will be removed via extension of Water Corporation’s Sewer System. The
sewer strategy will involve grading to the future Kwinana Type 90 Wastewater Pump Station (WWPS) ‘L’
which is planned to be located 100 m south of the Study Area.

5.3 Stormwater Management

Stormwater management encompasses local stormwater, as well as regional runoff in the Peel Sub P
Drain. The site discharges to the Sub P Drain in its existing state, and these discharge points will be

maintained in the proposed stormwater management for the development.

Discharge in, and to, the Peel Sub P Drain in pre and post development conditions is described in the
DWMP (DoW, 2009). For post development, storage volumes and maximum discharge rates for each
catchment have been provided for the 10 year (10% AEP) and 100 year (1% AEP) ARl events (DoW,
2009).

5.3.1 Peel Sub P Drain

The Structure Plan proposes realigning the Sub P Drain to maximise drainage storage within the HV
transmission corridor (Figure 2). The DNMP (DoW, 2009) and advice from DoWER and Water Corporation
indicates that the realigned drain must be redesigned as a Living Stream. The realigned drain must also
maintain the cross sectional area of the existing drain, and maintain the hydraulic capacity of the existing
drain such that flow rates and levels are unchanged, minimising impact on upstream and downstream

areas, consistent with Table 4.
The proposed alignment is shown in Figure 18.

The realighnment commences at the Thomas Rd culverts, with a 120 m east-west length proposed to be
piped until the HC transmission corridor is reached. It is proposed to pipe this section as Thomas Rd
elevation is rising to the west, which would result in any open channel being very deep (>2m) at its western

extent, with subsequent drain width exceeding 30m.

The proposed living stream design allows for a 4.5 m base width, with 1 in 6 side slopes. A base flow channel
of 0.2 m deep and 1.5 m width is included in the design. Figure 19 presents a conceptual cross section of

the Living Stream.

A central section of the north-south alignment is also proposed to be piped — this is due to Western Power
constraints requiring no open drainage within 30 m of the base of the HV towers (shown in Figure 18). Box

culverts are proposed for the two piped sections for flow conveyance.

J6447b 13 December 2017 22



Lots 9011, 9012, 9013, 1199 & 3 Thomas Rd, Casuarina — LWMS

5.3.2 Local Stormwater Management

Local stormwater management is proposed to be consistent with water sensitive design practices and to
meet key objectives and criteria as detailed in Table 1. The local stormwater management system will
consist of treatment swales within the central median areas of the roads and ephemeral water storage
areas to attenuate and infiltrate peak surface water flows, and to provide water quality treatment for the

proposed development prior to discharge to the Sub P Drain.

Stormwater management has been designed according based on small events, minor drainage and major

drainage.

Small event management concentrates on the first 15 mm of rainfall (approximately the 1 EY 1 hour event).

Small event management will consist of lot retention and vegetated treatment swales for road runoff.

The minor drainage system is defined as the system of underground pipes, swales, kerbs, gutters etc.
designed to convey or infiltrate runoff generated by low frequency storms, typically less than the 0.2 EY (5
year ARI) or 10% AEP (10 year ARI) events.

The major drainage system is defined as the arrangement of roads, drainage reserves, and
attenuation/infiltration areas planned to provide safe passage of stormwater runoff from extreme events

which exceeds the capacity of the minor system.

The drainage system is described in more detail below with the key elements of the drainage system shown
in Figures 18 to 20.

5.3.2.1 Small Event Management

The following strategies are proposed to meet the criteria for small event management:

e Alllots to retain the first 15 mm of rainfall within the lot. This can be achieved by means of systems

such as rainwater tanks, water reuse, infiltration, or a combination of these; and

e For the road reserve areas, small events will be discharged to vegetated treatment areas within
the central median strips of the roads. Roads can be graded towards the central median, with flush
kerbs or kerb breaks to allow for discharge as overland flow. Treatment swales will be planted with
suitable plant species (consistent with vegetation guidelines for biofilters in SW WA (Monash,
2014)). Swale outflow inverts will be located above the 1 year ARI peak flood level, so that all
stormwater will infiltrate. The treatment areas may be underlain with subsoil drainage pipes to
control groundwater levels (depending on soil conditions) and prevent the treatment areas from

becoming water logged. Swale shapes, locations and sizes will be confirmed at UWMP stage.

5.3.2.2 Minor Drainage
To meet the design criteria for the minor drainage system (for events up to the 10% AEP event), the
following strategies are proposed (in addition to those proposed for small events management):

e A npitand pipe system will connect the median treatment swales to the flood attenuation basins;

e Flood storages have been located to provide attenuation to stormwater runoff from the Study Area
prior to discharge to the Sub P Drain. Storages have been sized to attenuate flow to rates consistent
with the DWMS and DWMP;
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e Flood storage areas to have a minimum separation of 0.5 m to CGL and a maximum side slope of
1:6 (v:h); and

e Flood storages are located within the powerline easement for the High Voltage (HV) transmission

lines, and are located at least 30 m from the base of the towers.

The design strategy is consistent with the objectives provided in the DWMS (JDA, 2013).

5.3.2.3 Major Drainage
The major drainage system is designed to manage rainfall events greater than the 10% AEP (10 year ARI)
event, up to the 1% AEP (100 year ARI) event. Key points of the major drainage system strategy are as

follows:

e In major storm events the minor drainage structures will be full with excess stormwater bypassing
the minor drainage structures (pit and pipe system) and discharging to the detention storage basins

via overland flow. Each basin is located in the lowest point of the catchment;

e Discharge rates from the detention basins are controlled to rates calculated based on pro rata
areas from the DWMS and DWMP;

e The minimum habitable building floor levels will comply with DoW requirements for a
0.5 m clearance above the estimated 100 year ARI flood level in the Peel Sub P Drain, and

0.3 m clearance above the 100 year ARI flood level for local stormwater infrastructure.

e Flood storage areas to have a minimum separation of 0.5 m to CGL and a maximum side slope of
1:6 (v:h); and

e All pipe outlets to the Peel Main Drain will be free flowing.

The design strategy is consistent with the objectives provided in the DWMS (JDA, 2013).

5.3.2.4 Surface Water Modelling

The XP-STORM model was used to estimate drainage basins and minor drainage structures for the
Study Area. Drainage detention storage locations were modelled based on existing topographic contours,
and local structure plan constraints. Storage elevations have been assumed at least 0.5 m above the MGL
(Figure 16). Existing Peel Sub P Drain inverts were maintained at the upstream extent (Thomas Rd) and

downstream extent (Sub P1 Drain).
Five basins are proposed (Figure 18) for the Study Area, as follows:

e Basin Bl is a large storage located west of the Sub P Living Stream — this will be used to attenuate
runoff from the majority of the area west of the HV transmission corridor for minor and major
rainfall events;

e Basin B2 is a small basin located between proposed roads and the 30 m HV tower buffer zones;

e Basin B3 is a swale basin locates within the HV transmission corridor between the access road and
the Sub P Living Stream;

e Basin B4 is located east of the Sub P Living Stream and will drain the eastern part of the Study Area;

e Basin B5 is located east of the Sub P Living Stream immediately north of the HV towers.
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The design storms modelled were according to the methodology in Australian Rainfall & Runoff (AR&R)
(Institution of Engineers Australia, 1987). The rainfall temporal pattern was assumed to be spatially

uniform across the catchment with storm durations from 10 minutes to 72 hours.

Australian Rainfall and Runoff (ARR) 1987 (IEAust, 1987) was used in the stormwater modelling for this
report rather than the recently released Australian Rainfall and Runoff 2016 (Ball et al., 2016), as flows and
levels from the Jandakot District Water Management Plan (DWMP) (DoW, 2009) were used in the JDA
modelling in this report. The DWMP used ARR1987 in its preparation.

Allowable Flow Rates

The Study Area is located within sub-catchments CATP2 of the DWMP (DoW, 2009). The peak 100 year ARI
(1% AEP) allowable flow rates from the Study Area were calculated pro-rata from the peak flows listed in
the DWMP (DoW, 2009) and the DWMS (JDA, 2013) and presented in Table 9. The pro rata rate of

0.069 m3/s will be used to calculate the peak discharge rates for the post-development catchments.

TABLE 9: PEAK 100YR ARI ALLOWABLE OUTFLOW RATES

Parameter CATP2 S{S?graAtl;a
Area (ha) 74.7 25.76
10 year ARI (10% AEP) Peak Discharge Flow (m3/s) 0.12 0.0414
100 year ARI (1% AEP) Peak Discharge Flow (m3/s) 0.20 0.0690
10 year ARI (10% AEP) Detention Volume (m?3) 26,000 8,970
100 year ARI (1% AEP) Detention Volume (m3) 42,600 14,690

Catchment Runoff Parameters

Runoff coefficients applied for various land uses are presented in Table 10 for the land use areas presented

in Table 3. Catchments are shown in Figure 20.

The mixed use lots will be required to retain the first 15 mm of rainfall on site. For rainfall greater than

15 mm, infiltration will be maximise where possible, particularly within carpark areas.
For the roads, it is proposed to use median swales to retain and infiltrate the first 15 mm (see Figure 18).
Drainage and the Sub P drain areas will receive almost 100% of rainfall, with only minor losses allowed.

The HV transmission easement will be a mix of car parking areas and possibly some landscape areas. These

will be require to infiltrate the first 15 mm of rainfall.

TABLE 10: RUNOFF PARAMETERS FOR XP-STORM MODEL

» Proportional Loss

Land Use Initial Loss (mm)

(%)
Mixed Use Lots 15 40
Roads 15 20
Drainage - 5
Sub P Living Stream - 5
HV Transmission Easement 15 40
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Modelling parameters used in the XP-Storm modelling are provided in Appendix F.

Modelling and Results

The five proposed basins are designed to attenuate flow prior to discharge to the Sub P Drain to rates that
are consistent with the DWMP (DoW, 2009).

In several basins a low level and high level outlet has been used to provide required attenuation for the 10
and 100 year ARl events. Outlet diameters are small, to achieve the required outlet discharge constraints.
Orifice plates will be needed over outlet pipes, as required diameters are less than standard 225 mm

diameter pipes.

XP-STORM modelling results are presented in Table 11 for the three drainage basins for the 10 and 100
year ARI (10% and 1% AEP) events.

Combined peak outflow from basins A and C is 0.066 m3/s for the 100 year ARI, compared to the value of
0.069 m3/s (from Table 9) required by the DWMP. Combined storage volume to achieve this rate is
17,710 m3, compared to the 14,690 m?3 required in the DWMP.

Combined peak outflow from basins A and C is 0.037 m3/s for the 10 year ARI, compared to the value of
0.041 m3/s (from Table 9) required by the DWMP. Combined storage volume to achieve this rate is
11,300 m3, compared to the 8,970 m? required in the DWMP.

This modelling indicates that the requirements of the DWMP for offline storage has been achieved. The

storm event plan is shown in Figure 21.

The Sub P Living Stream has an upstream 1% AEP peak level of 15.74 mAHD at PPCB2a (immediately
downstream of the Thomas Rd culverts) — this compares to the pre development level of 15.74 mAHD from
Table 4. The 10% AEP peak level at PPCB2ais 15.56 mAHD, compared to 15.58 mAHD for pre development
(Table 4).

The Sub P Living Stream has a downstream 1% AEP peak level of 15.24 mAHD at PPCB1 (confluence with
Sub P1 drain on existing alignment) — this compares to the pre development level of 15.21 mAHD from
Table 4. The 10% AEP peak level at PPCB2ais 15.09 mAHD, compared to 15.06 mAHD for pre development
(Table 4).

The discharge from the Sub P Living Stream into the east-west Sub P / P1 Drain is 0.40 m3/s and 0.20 m3/s
for the 1% and 10% AEP events respectively. The pre development discharge rates (from Section 4.7.1) are
0.48 m3/s and 0.23 m3/s for the 1% and 10% AEP events respectively.

This indicates that the redesign of the Sub P through the Study Area as a Living Stream is sufficient so that

upstream and downstream impacts are negligible.
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TABLE 11: MODELLING RESULTS - DRAINAGE BASINS

Basin 1 Basin 2 Basin 3 Basin 4 Basin 5
Catchment Areas
Mixed Use (ha) 11.22 0 1.54 3.15 1.84
Roads (ha) 1.05 0 0.58 1.44 0
Drainage (ha) 1.06 0.06 0.26 0.39 0.34
HV Transmission Easement (ha) 0 0.21 0 0.21 1.42
Basin Details
Invert Level (mMAHD) 15.30 15.50 15.80 15.30 15.80
MGL (mAHD) 14.5 14.9 15.3 14.8 15.3
Low Level Outlet Diameter (m) 0.11 0.04 0.05 0.12 0.065
Low Level Outlet Invert (mAHD) 15.30 15.50 15.80 15.30 15.80
High Level Outlet Diameter (m) 0.14 - 0.095 - -
High Level Outlet Invert (mAHD) 16.10 - 16.60 - -
100 year ARI
Peak Water Level (mAHD) 16.49 16.44 16.79 16.46 16.98
Critical Duration (hours) 72 72 72 72 72
Maximum Depth (m) 1.19 0.94 0.99 1.16 1.18
Peak Water Level Area (ha) 0.997 0.028 0.292 0.387 0.317
Peak Water Storage Volume (m3) 9830 130 1670 3250 2820
Peak Discharge — Low Level Outlet (m3/s) 0.016 0.001 0.002 0.020 0.005
Peak Discharge — High Level Outlet (m3/s) 0.016 - 0.006 - -
Peak Discharge to Living Stream (m3/s) 0.032 0.001 0.008 0.020 0.005
10 year ARI
Peak Water Level (mAHD) 16.14 16.20 16.63 16.05 16.57
Critical Duration (hours) 72 24 72 72 72
Maximum Depth (m) 0.84 0.70 0.83 0.75 0.77
Peak Water Level Area (m?) 0.894 0.020 0.251 0.307 0.261
Peak Water Storage Volume (m?) 6520 70 1240 1830 1640
Peak Discharge — Low Level Outlet (m?3/s) 0.013 0.001 0.002 0.015 0.004
Peak Discharge — High Level Outlet (m3/s) 0.001 - 0.001 - -
Peak Discharge to Living Stream (m?3/s) 0.014 0.001 0.003 0.015 0.004
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5.4 Groundwater Management
Groundwater Management for the Study Area has been prepared in line with design criteria presented in
the Casuarina DWMS (JDA, 2013).

The objectives are to:

e Protection of infrastructure and assets from flooding and inundation by high seasonal groundwater

levels, perching and / or soil moisture.
e Protection of groundwater-dependent ecosystems from the impacts of urban runoff.

e Managing and minimising changes in groundwater levels and groundwater quality following

development.

e Adopt nutrient load reduction design objectives for discharges to groundwater.

5.4.1 Design Groundwater

As described in Section 4.8.1, the MGL for the Study Area has been estimated based on the long term
record of DOWER monitoring bore T200(0). In this long term bore, current groundwater levels have been

reducing over the last 15 years.

Consistent with the DWMS, the MGL has been used as the design groundwater level, with any subsoil

drainage inverts set to these levels.

5.4.2 Managing Changes to Groundwater Levels

To protect infrastructure from high seasonal groundwater levels, the design groundwater level has been
set to the estimated MGL, as described in Section 4.8.1 (Figure 16), consistent with DoOWER requirements.
The MGL has been modified slightly to reflect the realigned Sub P Living Stream. Sufficient clean, free
draining sand fill will be used to provide separation between finished surface and groundwater. With
reference to these contours, subsoil drainage may be required as part of the development with the

following criteria adopted:
e Subsoils will discharge treated stormwater directly into the Peel Sub P Drain.

e Subsoils installed where required to ensure sufficient clearance to lot finished levels and operation

of minor drainage system; and
e Subsoils will be set at or above pre-development MGL.

An indicative subsoil drainage layout is shown in Figure 22. Detailed subsoil drainage design will be
addressed in the UWMP.
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5.5 Water Quality Management

5.5.1 Nutrient Source Controls

The effective implementation of the structural and non-structural controls as part of the urban

development will enhance water quality from the Study Area as a result of the land use change.

Non-structural source controls to reduce nutrient export from the Study Area will focus on reducing the

need for nutrient inputs into the landscape. The following strategies are proposed;

» Local native plants make up a minimum 50% of the planted areas and streetscape treatments. Any

non-local species will be selected for drought tolerance and low fertiliser requirements.

» Street sweeping. The UWMP will outline the schedule and cleaning requirements for street sweeping,

which will be co-ordinated with the City of Kwinana.

Structural source controls are proposed to compliment the non-structural source controls and provide a
complete treatment train for stormwater movement through the development. Median treatment swales

will include irrigation and a minimum of 250 mm of amended soil media.

The minimum specifications for median treatment swales are presented in Table 12.

TABLE 12: MINIMUM SPECIFICATIONS FOR RAIN GARDENS

Item Specification

Amended soil media e  Minimum 250 mm thick.
e Hydraulic Conductivity (sat) 3 m/day.
e PRI>10

e Light compaction only.
e Infiltration testing of material prior to installation and again once
construction is complete. On-going testing as per the monitoring

program.
Plant selection e Tolerant of periodic inundation and extended dry periods.
(As per Monash (2014) guidelines) e Preferential selection of endemic and local native species

(Monash, 2014).

The median swales should be sized to function correctly with a K (saturated) of 3 m/day. Research
conducted by the Facility for Advancing Water Bio-filtration (FAWB, 2009) indicates that the desired Kt is
in the range of 2.5 to 7 m/day, to fulfil the drainage requirements as well as retain sufficient moisture to
support the vegetation. The FAWB (2009) research also specifies that for vegetated systems some clogging
will occur in the first few years until the vegetation is established. Once the plants are established, the

roots and associated biological activity maintain the conductivity of the soil media over time.

Data currently guiding the design of bio-retention systems is largely based on laboratory testing. Details of
plant selection, maintenance and likely nutrient uptake in the Casuarina environment are not known at this
stage. The specifications provided in this document are the best available information at the time. Some

flexibility in the specifications will be required as the knowledge base increases.

5.5.2 Land Use Change Nutrient Impacts
The UNDO (Urban Nutrient Decision Outcomes) decision support tool (DoW, 2016) has been used to help
guantify the nutrient inputs and nutrient exports for the post-development scenario. The UNDO tool

analyses inputs for Total Phosphorus and Total Nitrogen only.
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Prior to the implementation of the proposed structural and non-structural controls, the total Nitrogen and
Phosphorus input rates from the future urban land use are 11.1 kg/ha/yr and 2.2 kg/ha/yr respectively.
When compared against the Peel Harvey WSUD Planning Policy input rates targets of 150 kg/ha/yr for
Nitrogen and 15 kg/ha/yr for Phosphorus the input rates for the site are considerably less.

With the structural treatment controls in place export loads of Nitrogen and Phosphorus are reduced by
44% for Nitrogen and 25% for Phosphorus. Greater detail on the UNDO modelling inputs, exports and

results are provided in Appendix G.
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6. IMPLEMENTATION

6.1 Roles and Responsibilities

Table 13 details the roles and responsibilities to undertake the implementation plan.

The operation and maintenance of the stormwater management system will initially be the responsibility

of the developer but will ultimately revert to the Local Authority. Preparation of the UWMP and post

development monitoring will be the responsibility of the developer.

TABLE 13: IMPLEMENTION RESPONSIBILITIES
IMPLEMENTATION RESPONSIBILITY

LWMS . . .
Section Action Developer City of Kwinana
6.2 Preparation of an Urban Water Management Plan v

to support subdivision
6.4 Construction of stormwater system 4

Stormwater system operation and maintenance
6.4 Initially v

Following hand over v

6.5 Monitoring Program — Post Development v

6.2 Urban Water Management Plan (Subdivision)

Processes defined in Better Urban Water Management (WAPC, 2008) require an Urban Water

Management Plan (UWMP) at subdivision stage. With an approved LWMS, a UWMP is required as a

condition of subdivision and prior to any subdivision activities.

Further

work that is identified for inclusion in the UWMP:

Design of treatment structures, median swales and dry/ephemeral storages as outlined in the

Stormwater Management Manual (DoW, 2007);

Refine the final configuration (storage side slopes etc) and exact location of the flood detention

storage areas, dependent on final earthworks, drainage and road design levels;

Confirmation of any subsoil location and levels;

Peel Sub P Drain works and maintenance responsibilities; and

Lower inverts for subsoil drainage than MGL, based on declining rainfall since 1975 and future

climate predictions.
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6.3 Construction Management

6.3.1 Dewatering
Dewatering will be required for some elements of subdivision construction. Given the depth of

construction, dewatering will only be in the Superficial Aquifer.

Prior to commencement of any dewatering, the construction contractor will apply for and obtain from
DoWER a “Licence to Take Water”. Dewatering will be carried out in accordance with the licence
conditions. Where possible, construction will be timed to minimise impacts on groundwater and any

dewatering requirement.

6.3.2 Acid Sulphate Soils
Management of Acid Sulphate Soils (ASS) will be addressed as a separate process to the urban water

management document approvals process (LWMS/UWMP).

ASS will be investigated and managed in accordance with the applicable DEC Acid Sulphate Soil Guideline

Series and requirements of dewatering licences as they arise.

6.4 Stormwater System Operation and Maintenance
The re-construction, operation and maintenance of the Peel Sub P Drain will initially be the responsibility

of the developer, ultimately reverting to the City of Kwinana.

The surface and subsoil drainage system will require regular maintenance to ensure correct operation. It is
considered the following operating and maintenance practices will be required periodically:

e Removal of debris to prevent blockages;

e Street sweeping to reduce particulate build up on road surfaces and gutters;

e Maintenance of vegetation in bio-retention systems / storages as outlined in the UWMP;

e C(Cleaning of sediment build up and litter layer on the bottom of storages as specified in the UWMP;

e Undertake education campaigns regarding source control practices to minimise pollution runoff

into stormwater drainage system; and

e Checks on subsoil drainage function.

The operating and maintenance schedule required is presented in Table 14.
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TABLE 14: MAINTENANCE SCHEDULE FOR DRAINAGE INFRASTRUCTURE

Maintenance Interval

Item
Quarterly Biannually As required

Street Drainage

Street sweeping to reduce particulate build-up v

Eduction of sediment and rubbish in manholes 4

Removal of debris to prevent blockages v

Vegetated Treatment Swales

Inspect for erosion + sediment accumulation v

Assess health of vegetation. Remove dead plants
and replace where necessary.

Removal of sediment and leaf litter layer build up. 4

6.5 Monitoring Programme and Contingency Planning

A post-development monitoring program has been designed to allow a quantitative assessment of

hydrological impacts of the proposed development.

This program is designed to operate over a 3 year period. The program will be periodically reviewed to
ensure suitability and practicality, and the program may need to be modified as data is collected to increase

or decrease the monitoring effort in a particular area or alter the scope of the programme itself.
The post-development monitoring locations proposed are:
e Monitor groundwater levels in four (4) proposed groundwater sites (Figure 23).

e Collection of water quality information from the four (4) proposed groundwater monitoring sites

for comparison with pre development data (Table 7).

e Measure discharge and water quality in the Peel Sub P Drain at sites LSWS1 and LSWS2 (Figure 23)
located at the northern and southern boundaries of the Study Area respectively. This data will be

used for comparison to pre-development data.
e Measure water level and water quality within the two (2) proposed drainage basins (SW3 and SW4).

A summary of the proposed monitoring program and reporting schedule is shown in Table 15, with the

frequency of water quality target review and the contingency action plan detailed in Table 16.

All sampling is to be conducted according to Australian Standards and all water quality sample testing will
be conducted by a NATA approved laboratory. Where the maximum guidelines value (see Table 15) is
exceeded for more than two consecutive quarters the contingency actions enlisted in Table 16 should be

implemented.
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Figure 10: Surface Water Drainage Mapping




Data Source: Jandakot DWMP (DoW, 2009)

Job No. J6447

© COPYRIGHT JIM DAVIES & ASSOCIATES PTY. LTD. 2017

Aigle Royal Developments
Lots 9011, 9012, 9013, 1199 & 3 Thomas Road, Casuarina Structure Plan - LWMS
Figure 11: Peel Sub P Existing Long Sections from DWMP
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