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PACKHAM NORTH
DISTRICT STRUCTURE PLAN

PART ONE - BACKGROUND

1.0 INTRODUCTION
1.1 Background

The land subject of this structure plan, referred to as the Packham North District
Structure Plan (iPackham North DSPT) comprises 75 lots located east of the Port
Coogee development and bounded by Cross Road, Mell Road, Rockingham Road
and the railway reserve, 19km south of the Perth CBD.

The subject area was previously largely affected by the Watsonis Foods odour
buffer (ithe bufferT), which was one of the main reasons the area could not be
rezoned to éDevelopmenti for future residential purposes under the City of
Cockburnis Town Planning Scheme No. 3 (iTPS No. 37). In mid 2008, George
Weston Foods formally announced their intention to close the Watsons plant and
subsequently the closure took effect in April 2009. The closure of the plant
signified the ending of the odour buffer, which provided the opportunity for
rezoning to occur.

Council at its meeting held on 12th February 2009 resolved to initiate
Amendment No. 70 to TPS No. 3 to rezone the éWatsonsi site and the surrounding
land, previously affected by the buffer, for residential purposes with the
requirement for the preparation of structure plans for the whole area and
infrastructure cost-sharing arrangements. Prior to formal advertising, the City
arranged an information night on 31 August 2009 and invited all landowners
(including representatives) to the meeting. This had a primary purpose to help
landowners better understand the planning process with respect to the
amendment, and also the subsequent requirements for structure planning.
Approximately 50 people attended the information night, with many asking
questions in relation to both the future process and timeframes to achieve
ultimate subdivision and development. Overall, there was a clear positive and
supportive view to the work which the City was undertaking in leading the
planning and Scheme amendment process for the land.

Amendment No. 70 was granted final approval by the Minister for Planning on 15
October 2010 and the subject area is now zoned éDevelopmenti under TPS No. 3.
This therefore allows the land to be subdivided and developed once structure
plans and all relevant approvals including a Local Water Management Strategy
have been prepared and adopted.

1.2 Purpose

The purpose of this District Structure Plan is to facilitate the development of the
former Watsons plant (Special Use 5 area) and surrounding land that was within
the odour buffer of the plant for residential and associated uses. The Packham
North DSP shows the broad land use framework including the major road
network, neighbourhood structure, commercial, and significant public open space
areas. It will form the basis of coordinating and considering Local Structure Plans
(ILSPisT) and plans of subdivision to be prepared by landowners in the area.
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1.3 Planning Area

The subject land comprises 75 lots located west of the Port Coogee development
and bounded by Cross Road, Mell Road, Rockingham Road and a railway reserve
19km south of the Perth CBD. The extent of the area is shown on the Location
Plan (refer to Figure 1 i Site Location).

The surrounding areas to the subject land are predominantly residential and the
site is within close proximity to the District Centre which includes Phoenix
Shopping Centre, City of Cockburn Council Administration building and a range of
other community services, as well as other urban facilities including public
transport. The location within close proximity to these services makes the site
suitable for future residential development. A portion of the Beeliar Regional Park
lies on the western side of Cross Road and is located in between the Port Coogee
development and the subject area.

1.4 Land Ownership

The total area of the subject land (75 lots) is approximately 75ha with lot sizes
ranging from 483sgm to 10.74ha. The lots are owned by various landowners
including George Weston Foods Ltd, the owner of the former Watsons Plant (Lots
132 and 4).

1.5 Adoption of the Packham North District Structure Plan

It is proposed to adopt the Packham North DSP by resolution of Council as a
iguiding documenti. It is not adopted pursuant to Part 6 of TPS No. 3 and
therefore does not implement zoning or apply land uses.

The Packham North DSP gives guidance to the assessment of LSPis, which will be
advertised, considered and determined pursuant to Part 6 of TPS No. 3.

2.0 STATUTORY AND STRATEGIC PLANNING
CONSIDERATIONS

2.1 Metropolitan Region Scheme

The subject land is zoned éUrbani under the Metropolitan Region Scheme (iMRST).
It is bounded to the north by an MRS Railways Reserve and to the east by
Primary Regional Road and Parks & Recreation Reserves (refer to Figure 2 i
Metropolitan Region Scheme Zoning).

2.2 City of Cockburn Town Planning Scheme No. 3

Under the City of Cockburn TPS No. 3 the land is zoned éDevelopmenti with
subdivision and development to be in accordance with a structure plans adopted
pursuant to Section 6.2 of the Scheme. The subject area is referred to as
Development Area No.31 (iDA 317) in TPS No. 3 (refer to Figure 3 i Town
Planning Scheme No. 3 Zoning).
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The subject area is also proposed to be subject to Development Contribution Area
12 (iDCA 1271) provisions through draft Amendment No. 87 to TPS No.3 which is
progressing through the relevant approval process. The purpose of implementing
DCA 12 provisions in Schedule 12 of TPS No.3 is to ensure that all owners within
the subject area equitably contribute to the associated development costs. These
include items of infrastructure such as public open space, road
widenings/extensions, drainage, overall costs including preliminary studies and
open space development that are required for the residential development area.

2.3 Directions 2031 and Draft Outer Metropolitan Perth and Peel Sub-Regional
Strategy

Directions 2031 and Beyond: Metropolitan Planning Beyond the Horizon
(iDirections 20311) was adopted by the Western Australian Planning Commission
(IWAPCT) in August 2010 and is the latest spatial planning framework for Perth
and Peel and outlines the planning vision and direction which will guide the
planning of the City to 2031 and beyond.

Directions 2031 recognises the benefits of a more consolidated city, which
include;
0 A reduced overall need for travel;
0 Supports the use of public transport, cycling and walking for access to
services, facilities and employment; and
0 A more energy efficient urban form.

Directions 2031 aims to provide for different lifestyle choices, vibrant nodes for
economic and social activity and a more sustainable urban transport network. It
states the role and function of centres will vary depending on their catchment,
centres should generally:

0 provide services, employment and activities that are appropriate for and
accessible to the communities they support;

0 be integrated with and encourage the efficient operation of the transport
network, with particular emphasis on promoting public transport, walking
and cycling and reducing the number and length of trips;

0 be designed based on transit oriented development principles;

o0 provide opportunities as places to live through higher density housing and
the development of social and cultural networks;

0 encourage the agglomeration of economic activity and cultivation of
business synergies; and

0 support the development of local identity and sense of place.

Directions 2031 seeks a 50 per cent improvement on current infill residential
development trends of 30 and 35 per cent; and, has set a target of 47 per cent or
154,000 of the required 328,000 dwellings as infill development. This translates
to 11,100 new dwellings as part of infill/redevelopment opportunities within the
City of Cockburn.

Directions 2031 seeks a 50 per cent increase in the current average residential
density of 10 dwellings per gross urban zoned hectare; and, has set a target of
15 dwellings per gross urban zoned hectare of land in new development areas.
This translates to 18,280 new dwellings as part of greenfield development
opportunities within the City of Cockburn.

The Draft Outer Metropolitan Perth and Peel Sub-Regional Strategy (iDraft

StrategyT) forms an integral part of Directions 2031. The Draft Strategy along
with its counterpart for Central Metropolitan Perth provides the strategic spatial
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plan which will achieve the objectives of Direction 2031. The Strategy identifies
the subject area as an éUrban Zone Undevelopedi area and classifies it as 8WATL1I,
with the potential to deliver 900+ dwellings in the future.

2.4 State Planning Policy 4.2 i Activity Centres for Perth and Peel

State Planning Policy 4.2 A Activity Centres for Perth and Peel (iSPP 4.21)
replaces the WAPCis Metropolitan Centres Policy. The main purpose of SPP 4.2 is
to specify broad requirements for the planning and development of new activity
centres and the redevelopment and renewal of existing centres in Perth and Peel.
It is mainly concerned with the distribution, function, broad land use and urban
design criteria of activity centres, and with coordinating their land use and
infrastructure planning.

Other purposes of the policy include the integration of activity centres with public
transport; ensuring they contain a range of activities to promote community
benefits through infrastructure efficiency and economic benefits of business
clusters; and lower transport energy use and associated carbon emissions. The
policy also reflects the WAPC intention to encourage and consolidate residential
and commercial development in activity centres so that they contribute to a
balanced network.

SPP 4.2 identifies Cockburn Central as a éSecondary Centrei and Phoenix Park as
a EDistrict Centrei which is within close proximity to the subject area. SPP 4.2
does not identify Neighborhood or Local Centres, rather these centres are
designated through the structure planning process.

2.5 City of Cockburn Local Commercial Strategy (February 2002)

In February 2002, Shrapnel Urban Planning prepared a Local Commercial (iLCST)
Strategy for the City of Cockburn consistent with the requirements of the then
Metropolitan Centres Policy. The LCS has been used as the basis for decisions on
retail centres for the locality.

In respect to the subject area, the Strategy identifies the former Watsonia factory
site as an élndustrial Complexi and a Neighbourhood/Local Centre on Rockingham
Road. The strategy identifies the potential for some minor additional
neighbourhood/local retail floorspace within the Main Roads Zone that the subject
land is located in.

In response to the recent release of SPP 4.2, a review of the LCS is warranted. It
is not anticipated there will be a great impact on the Packham North DSP area,
other than perhaps recommendations to better align housing needs to suit local
workforce opportunities. This can be dealt with at the local structure planning
stage.

2.6 City of Cockburn Local Planning Strategy

The Packham North DSP is consistent with the following actions that are identified
within the City of Cockburn Local Planning Strategy:

o promote higher density and mixed use developments to reduce car use
and promote cycling, walking and public transport;

7|Page



0 ensure there is an appropriate housing and density mix to fulfill existing
and potential demand from various groups;

o promote medium and high density housing in and near regional and
district centres and near public transport facilities;

0 provide a range of housing opportunities; and

o0 promote mixed land uses in communities, especially through the location
of housing in commercial centres.

2.7 Phoenix Central Revitalisation Strategy and Action Plan

The City of Cockburnis Phoenix Central Revitalisation Strategy and Activity Plan,
released in May 2009, provides a strategic framework for improvements to the
Phoenix town centre, and parts of the suburbs of Spearwood and Hamilton Hill for
the next ten years.

The subject land on the east side of Hamilton Road is identified as Precinct 6
within the strategyis study area, and recommends a Scheme Amendment and
Structure Plan to determine the future land use of the area.

2.8 Environmental Protection - Swan Coastal Lakes Policy 1992 and Wetlands
Areas

There are no statutory environmental policies that apply to the development of
the site.

Environmental issues that are relevant to the site include:
o Wetlands
o Contamination.

Proposed LSPis will need to ensure these issues are investigated and managed in
accordance with relevant government guidance documents, including:
o0 Position Statement No. 4 i Environmental Protection of Wetlands (EPA
2004)

o0 Contaminated Sites Management Series (DEC 2001 fi 2006).

2.9 Bush Forever

In December 2000, the WAPC published Bush Forever as a 10 year strategic plan
to protect regionally significant bushland of at least 10% of each of the original
26 vegetation complexes of the Swan Coastal Plain portion of the Perth
Metropolitan Region. Bush Forever replaces the System 6 recommendations for
the Swan Coastal Plain portion of the Perth Metropolitan Region. In June 2010,
the WAPC released a State of Planning Policy 2.8 - Bushland Policy for the Perth
Metropolitan Region (iSPP 2.87).

Whilst there are no sites identified within the Packham North DSP area for Bush
Forever, Market Garden Swamp which is located to the southeast of the subject
area is included as a Bush Forever site. Given existing development and Mell
Road separates the subject area from Market Garden Swamp, future development
created by the Packham North DSP is not expected to impact on the Bush Forever
site.

In addition to the sites outlined in the Bush Forever report of December 2000, the
Bush Forever office is examining additional sites that were identified for inclusion.
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The City is not aware of any other land within the structure plan area that is
currently under consideration for inclusion as a Bush Forever site.

2.10 City of Cockburn Greening Plan

The City's Greening Plan adopted in June 2001 is a long-term strategic plan for
the maintenance and enhancement of remnant vegetation, the revegetation of
previously cleared areas, road reserves, public land and the enhancement of
ecological landscape, streetscape values and community amenity within the City
of Cockburn.

3.0 SITE CONTEXT AND ANALYSIS
3.1 Physical Description

The Packham North DSP area is located on the Swan Coastal Plain within the
Aeolian Deposits of the Cottesloe Dune System. This System is generally
described as low hilly landscape with shallow brown sands over limestone with
exposed limestone outcropping (Department of Agriculture, 2003).

Geomorphologic classification for the structure plan area reported in the Perth
Metropolitan Region 1:50,000 Environmental Geology Series, Rockingham (Part
of Sheets 2033 | and 2033 1V) (Gozzard, 1983) indicates that the general geology
of the area consists primarily of the following soil types:

) Spearwood Sand formed during the Pleistocene era. This sand is described
as a pale yellowish brown, medium to coarse-grained, sub-angular quartz,
trace of feldspar, moderately sorted and of residual origin (Gozzard,
1983). Tamala limestone (quartz) is the potential origin of the sand. The
Spearwood Sand is considered to have high permeability, with a low to
moderate load bearing capacity (Gozzard, 1983); and

(ii) Limestone soil types also formed during the Pleistocene era described as
pale yellowish brown, fine to coarse grained, sub-angular to well rounded,
quartz, trace of feldspar, shell debris, variably lithified, surface kankar and
of aeolian origin (Gozzard, 1983). The permeability of limestone is
described as high, with a variable load bearing capacity (Cardno BSD,
2009).

A further review of geological maps suggest there are small pockets within the
structure plan area which form part of an inter-dunal wetland chain. The wetland
areas are composed primarily of silt formed in the Holocene era. The silt is
described as brownish grey, calcareous in part, soft, some fine sand content in
places and of lacustrine origin (Gozzard, 1983). The permeability of the silt is low,
with a low load bearing capacity. This soil unit is strongly related in areas of lower
elevation and wetland within the structure plan (Cardno BSD, 2009).

The topography of the structure plan area varies in the range of 1.0 AHD to 25.0
AHD. The predominant landforms within the structure plan area are the two low
depressions forming wetland areas in the central and western areas and elevated
heights in the western and north-east portions of the structure plan area.

There are two natural depressions of low elevation (1.0 i 2.0 AHD) within the
structure plan, both of which form wetland areas. One low depression area is
found on the western side of Hamilton Road, primarily within Lots 1 A 2. The
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other low depression area is located on the eastern side of Hamilton Road.
Characteristically, it forms a central spinal low depression between Hamilton Road
and Mell Road primarily on Lots 132, 5 A 6, 1 and 310. These low areas form part
of an inter-dunal wetland chain in the district, which includes Lake Coogee to the
south and wetlands within Beeliar Regional Park.

The western boundary contains the highest elevations within the structure plan
area, where the topography generally slopes upward from the wetland on Lots 1
i 2 Hamilton Road at 4.0 i 8.0 AHD to 25.0 AHD at the south-west corner and
17.0 AHD in the north-west corner. The upward sloping gradient ranges between
10 A 20 degrees. The western portion of the structure plan area forms part of the
sand dune system, which continues to rise west outside of the structure plan area
to a maximum height of approximately 37.0 AHD, which then slopes down
towards the coast (Port Coogee Marina).

On the eastern side of Hamilton Road, the topography slopes down (less than 10
degrees) from Hamilton Road (4.0 A 8.0 AHD) into the central wetland spine (1.0
A 2.0 AHD) then from the wetland slopes upwards to higher ground east of Mell
Road which ranges 9.0 A 13.0 AHD.

Most of the structure plan area has been cleared for agriculture (including semi-
rural and market gardens), establishment of the former Watsonia factory, light
and service industry and residential development. Pastures of exotic grasses,
weeds and remnants of existing crops, lupin and large spice plants have mostly
replaced the original vegetation in undeveloped areas.

Some wetland vegetation is found in the low depressions including sedges, reeds,
rushes and Melaleuca paperbarks (Cardno BSD, 2009). Most stands of vegetation
can be found in the low lying depressions and wetland areas and these vegetation
communities should be considered for protection within public open space. Flora
and Vegetation Surveys should be undertaken as part of the detailed
investigations prior to subdivision and or development rather than at this broad
phase of the planning process.

The vegetation in the wetland areas have largely been disturbed in the past for a
variety of purposes, including semi-rural pursuits. Very few wetland attributes
remain, which is reflected in the éMultiple Usei management category assigned by
the Department of Environment and Conservation (iDECT). Further investigation
as to the management and multiple use of wetland areas as identified by DEC is
to be undertaken at the local structure plan process for the area.

The Perth Groundwater Atlas (Department of Water, 2003) identifies the structure
plan area as being within an area where groundwater table contours are at 1.0
metre below surface level. In the lower lying depressions of the structure plan
area the water levels can seasonally be at or near the surface. Accordingly, there
may be a need for bulk earthworks within parts of the structure plan area to
achieve the required 1.2 metre minimum separation distance between the
finished lot levels and the groundwater table and this will require further
investigations.

Within the lower lying areas or depressions as stated, it is possible that these
areas could contain peaty or clayey materials. In these areas detailed
geotechnical investigations will need to be undertaken prior to subdivision and or
development and appropriate remediation works completed as part of the
development works. Geotechnical investigations will also be required for
construction of roads, retaining walls and other infrastructure, particularly in
areas where there may be shallow limestone outcropping.
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3.2 Existing Land Uses

Virtually all of the structure plan area has been extensively cleared and used for a
variety of purposes including semi-rural, market gardening, residential, food
factory and light/service industry (refer to Figure 4 i Aerial Photography). A
large portion of the structure plan area was previously affected by the Watsonis
Foods odour buffer which was a primary reason why the area was not considered
for urban development. In 2009, the Watsonis food factory on Lot 132 was
closed, ending the need for an odour buffer.

Current land uses in the Packham North DSP area include residential, market
gardening, light and service industry, the now closed Watsonis Food Factory,
public purpose and commercial. There are approximately 75 lots within the
structure plan area and an estimate of the percentage composition of land uses is
provided as follows:

Land Use within Structure Percentage of land use

Plan Area within Structure Plan Area
o Vacant 47%
o Residential/ 37%

Rural Living
o Former Watsonis 13%
food factory

0 Light & Service 2%
Industry

0 Local Centre 0.7%
(Commercial)

0 Public Utilities 0.3%

(Refer to Figure 5 i Existing Land Uses)

The typical residential land use comprises of a single dwelling on large lots
(generally 7,000m2 i 8,000m2), where the dwellings are situated close to the
street and the rear of the lots is utilised for semi-rural pursuit/market gardening
activities and contain outbuildings. This indicates that although approximately
37% of the lots within the structure plan area are currently being used for
residential purposes, of these lots, approximately 80 i 90% of the land contains
no buildings/development. This makes structure planning less cumbersome as the
amount of vacant land within the structure plan area is significant.

Some market gardening has been undertaken in the structure plan area in the
past and accordingly as part of any subdivision and development, appropriate
geotechnical investigation is required, to identify any potential soil contamination,
due to any past use of fertilisers and harmful pesticides. Some lots are still being
used for small commercial and/or domestic market gardening purposes.

Most of the existing dwellings are original dwellings constructed circa 1950s to
early 1970s with some constructed more recently. Many of the dwellings are in
good condition and are proposed to be retained by landowners (in the medium A
long term) as part of the subdivision and development of the land. Some
dwellings are considered too old and costly to maintain and will be demolished as
part of subdivision.

In the north-eastern area of the structure plan, there approximately 2 existing

light/service industry businesses, which operate from Lots 16 & 17 Mell Road
from original buildings.
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New light industrial buildings have recently been constructed on Lot 18, which
provide for a range of smaller light industrial strata units. A telecommunications
public utility building is also located within this area adjacent to the northern
boundary at Lot 123 and Lot 2210 Mell Road.

The existing Watsonis Food Factory (now closed) on Lot 132 and Lot 4 Hamilton
Road is a dominant development within the structure plan area. The combined
floor area of factory buildings, including offices, storage and the food factory is
between 1.5 i 2.0 hectares. Most of the buildings are located on the western
portion of Lot 132, adjacent to Hamilton Road and on Lot 4 Hamilton Road. There
are ponds in the central part of Lot 132 with most of the south eastern portion of
the lot is undeveloped and there are buildings and car parking adjacent to Mell
Road.

The northern portion of Lot 132 contains the staff and employee car parking for
the factory, which is approximately 1.3 hectares. There may be opportunities to
retain or re-use some of the buildings and improvements at the Watsonis Food
Factory as part of the development and subdivision of the land. This will be
further considered by the landowner and the City as part of the local structure
planning process. A geotechnical investigation is required prior to subdivision and
development of the land which provided for the former food factory operations, in
order to identify any soil contamination and appropriate remediation of
contaminated land.

With regards to existing buildings within the structure plan area, the decision to
retain or demolish buildings and improvements on the land can be made by the
various landowners at the time of preparing local structure plans and detailed
plans of subdivision. The City is keen to ensure the retention of significant
structures and/or vegetation which preserves the historical character of the area.

3.3 Adjoining Land Uses

The surrounding areas to the subject land are predominantly residential uses and
within close proximity (1km) to the District Centre including Phoenix Shopping
Centre, Council Administration building and a range of other community services,
as well as other urban facilities including public transport (refer to Figure 6 i
Contextual Analysis). A portion of Beeliar Regional Park on the western side of
Cross Road is located in between the Port Coogee development and the subject
area. The location within close proximity to these services and amenities makes
the site suitable for future residential development.

3.4 Wetlands

A sumpland located in an area bounded by Hamilton Road, Mell Road and the
freight rail line is identified as a Multiple Use Wetland (MUW) under the
Department of Environment and Conservationis Geomorphic Wetlands dataset
(DEC 2008). The area has been cleared and historically used for a variety of
purposes including semi-rural pursuits. As such, very few wetland attributes or
functions remain, however, the MUW should still be managed in respect of
strategic planning (i.e. drainage) and best management catchment planning.

A small wetland also exists in part on Lots 1, 2, 40, 300 and 301 Hamilton Road.
The wetland is not identified in the Geomorphic Wetlands dataset (DEC 2008),
however has been recorded in the City of Cockburnis Municipal Heritage
Inventory (IMHIT) as a place of heritage significance. This wetland will be
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