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The Council of the City of Cockburn

Ordinary Council Meeting

10 November 2022

Minutes

Present
Elected Members

Mr L Howlett

Mr T Widenbar

Mr K Allen

Ms P Corke

Mr T Dewan

Mr P Eva

Ms L Kirkwood

Mrs C Reeve-Fowkes
Mr M Separovich

Ms C Stone

In Attendance

Mr A Lees

Ms V Green

Ms E Milne

Mr D Arndt

Mr S Downing
Ms C Hanrahan
Mr N Mauricio
Mr J Saraceni

Mr M Emery

Ms M Todd
Mr A Tomlinson

Ms M Nugent
Mr M Lee

Mrs B Pinto
Mrs S D'Agnone

Mayor (Presiding Member)
Deputy Mayor

Councillor

Councillor

Councillor

Councillor

Councillor

Councillor

Councillor

Councillor

A/Chief Executive Officer

Executive Corporate Affairs

Executive Governance and Strategy

Chief of Built and Natural Environment

Chief Financial Officer

A/Executive people Experience & Transformation
Head of Finance

A/Chief of Operations

(Depart 9.46pm & did not return)

Head of Community Safety & Ranger Services
(Depart 9.46pm & did not return)

Manager Legal and Compliance

Head of Recreation

(Depart 9.46pm & did not return)

Media & Communications Officer

(Depart 9.46pm & did not return)

System Support Officer (IT Support)
Governance Officer

Council Minute Officer
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1.  Declaration of Meeting

The Presiding Member declared the meeting open at 7pm.
“Kaya, Wanju Wadjuk Budjar” which means “Hello, Welcome to Wadjuk Land”

The Presiding Member acknowledged the Nyungar People who are the traditional
custodians of the land on which the meeting is being held and paid respect to the
Elders of the Nyungar Nation, both past and present and extended that respect to
First Nations People who were present.

The Presiding Member advised the following:

‘This meeting is being recorded and streamed live on the Council’s website, in
accordance with Council’s Live Streaming of Council Meetings Policy, which can be
viewed on Council’s website.

All reasonable care is taken to maintain your privacy, however, as a visitor in the
public gallery, your presence may be recorded, not only verbally but also on camera.

By remaining in the public gallery, it is assumed your consent is given if your image is
broadcast.’

2.  Appointment of Presiding Member (If required)
Nil

3. Disclaimer
The Presiding Member read the Disclaimer:

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.

4. Acknowledgement of Receipt of Written Declarations of
Financial Interests and Conflict of Interest (by Presiding

Member)

Cr T Dewan - Impartiality Interest — Item 14.1.1
Cr C Stone - Impartiality Interest — Item 14.1.1
Cr M Separovich - Impartiality Interest — Item 14.1.1
Cr K Allen - Impartiality Interest — Iltem 14.2.4
Mayor L Howlett - Impartiality Interest — Iltem 14.3.1
Cr T Dewan - Impartiality Interest — Item 14.3.1
Cr P Eva - Impartiality Interest — Item 14.3.1
Mr D Arndt - Impartiality Interest — Item 21.1
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Nil

Nil .

Nil

8.

Apologies & Leave of Absence

Response to Previous Public Questions Taken on Notice

Written Requests for Leave of Absence

Public Question Time

Wolfgang Jovanovic, Jandakot

Item 14.1.1 Recommendation on Final Adoption — Scheme Amendment 152 to Local
Planning Scheme 3 and Structure Plan — Various Lots Comprising the Former Glen
Iris Golf Course

Q1.

Al.

Q2.
A2.

Q3.
A3.

Q4.
Ad,

Q5.

AS.

Which City Officer authorised the commissioning of the ActiveXchange Report on the
Glen Iris Golf Course?

The Chief of Built and Natural Environment advised that the report was
commissioned as a joint decision by the leadership group of the City’s Planning
Business Unit.

On what date did the City Officer authorise the engagement of ActiveXchange?
The Chief of Built and Natural Environment advised 15 September 2022.

How much did the Report Findings Cost?

The Chief of Built and Natural Environment advised $4,345 incl. GST.

What was the wording of the defined scope of work for the Consultant?

The Chief of Built and Natural Environment advised the scope was designed in
consultation with the consultant. Based on their advice (and understanding of the
issues) the City sought an Investment Planning Model for an analysis of golf course
use demand:

¢ Based on a 20-minute drive time (from the former Glen Iris golf course clubhouse)

¢ Including forecasting existing and future needs until at least 2031

¢ Focusing on any latent demand that would be generated as a result of the former
Glen Iris golf course not reopening.

Did Daniel Arndt as the Acting CEO on 2 Sept 2020 write to the Hon Minister
Swinburn a letter the subject of which was “Petition No. 154 - Redevelopment of the
Glen lIris Golf Course?

The Chief of Built and Natural Environment advised yes.
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Q6.

AG.
Q7.

AT.
Q8.

AS8.
Qo.

A9.

Q10.

A10.

In that letter did Mr Arndt, amongst other things, state that “An application to rezone
and redevelop the subject land would need to comprehensively address issues such
as the impact on neighbourhood character”?

The Chief of Built and Natural Environment advised yes.

In that same letter did Mr Arndt, amongst other things, state that “The City
understands the value that the Glen Iris community places on the existing
neighbourhood character’?

The Chief of Built and Natural Environment advised yes.

In that same letter did Mr Arndt, amongst other things, state that “They (the
Proponent) would also be expected to provide extensive justification, including but not
limited to, demonstrating why a golf course is no longer viable”?

The Chief of Built and Natural Environment advised yes.

Did the proponent provide an independent report demonstrating why a golf course is
no longer viable on the Glen Iris land in question?

The Chief of Built and Natural Environment advised no, however, despite its stated
desire and requests for such information to be submitted, the City has no power to
formally compel the current landowner to provide it as part of a scheme amendment
or structure plan proposal.

Did the proponent commission an independent party to, at arm’s length, consider
whether the Glen Iris Golf Course was no longer viable?

The Chief of Built and Natural Environment advised not that the City is aware of.

Janette Mouttet, Jandakot

Item 14.1.1 Recommendation on Final Adoption — Scheme Amendment 152 to Local
Planning Scheme 3 and Structure Plan — Various Lots Comprising the Former Glen
Iris Golf Course

Q1.

Al
Q2.

A2.

Is it correct that Mr Arndt’s conclusion on page 29 of the Recommendation states: “Of
the reasons suggested by submitters for refusal, the only ones of potential validity, or
arguably not capable of resolution via modification to either or both proposals, are
those relating to impact on local character and amenity”?

The Chief of Built and Natural Environment advised yes.

Mr. Arndt can you please explain your rationale as to why you have acknowledged
submitters’ reasons for refusal having potential validity, or arguably not capable of
resolution via modification to either or both proposals relating to impact on local
character and amenity, yet make no further substantive comment on this key issue?

The Chief of Built and Natural Environment advised he has no additional comment to
make, apart from what is already stated in the Officer report.
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Anthony Certoma, Coogee
Item 14.2.1 Payments made from Municipal Fund and Local Procurement Summary
— September 2022

Q1.

Al.

Q2.

A2.

Q3.

AS.

Q4.

A4.

With reference to two separate credit card payments listed on page 337, made
by the Senior Youth Justice and Outreach Worker on 22 August 2022 at
McDonalds, being $28.15 and $22.25 respectively, and described as
meeting/workshop catering, can the City clarify the exact nature of the
expenses?

The Chief of Finance advised the question would be taken on notice.

Given the recent reports identifying seven out of 10 adults in Australia as
being overweight or obese, and that fast food outlets have also been identified
as one of the root causes of this health issue, is it appropriate from a public
health and local government perspective, to take youths or adolescents to
such places to conduct meetings with catering included?

The Chief of Finance advised the question would be taken on notice.

Doesn't this just reinforce and justify patterns or behaviours that aren’t
appropriate given the health crisis facing the majority of Australians now and
into the future, and its associated required increase in health spending?

The Chief of Finance advised that McDonalds is a very popular food outlet and
he is unsure how Council can direct people to go or not go to McDonalds, so
this question is irrelevant.

Will the City commit to developing an appropriate policy regarding spending
ratepayer funds on fast food outlets and its potential negative impact on public
health as it currently doesn’t appear to have one?

The Chief of Finance advised the question would be taken on notice.

Subject: ACROD Parking — Cockburn ARC

Q1.

Al

How many car parking bays are there in the two major carparks and the parallel car
parks on Veterans Parade adjacent to the Cockburn ARC?

The Head of Community Safety and Ranger Services advised the main car park
south of Veterans Parade has approximately 397 car bays, of which eight are
designated ACROD bays.

The car park north of Veterans Parade has approximately 95 car bays, of which two
are designated ACROD bays.

There is also an additional temporary overflow car park adjacent to this car park that
has approximatly153 car bays.

Veterans Parade also has approximately 22 on-street car bays and an additional 3
ACROD bays.
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Q2.

A2.

Q3.
A3.

Q4.

A4.

Q5.

A5.

Q6.

AG.

In addition to this, there is a loading zone area that is large enough to support a
couple of vehicles at any one time.

Of these total car parking bays how many and what percentage are allocated as
ACROD parking bays?

The Head of Community Safety and Ranger Services advised that, of the two
permanent car bays and the on-street parking this equates to approximately 2%. The
requirement under the relevant standards requires a 1:100 ratio. Which means 1
ACROD bay to every 100 standard car bays. The precinct provides double that
amount.

How many of the ACROD bays are within 100M of the entrance to the ARC?
The Head of Community Safety and Ranger Services advised, approximately five.

As a Support Worker | have had cause to utilise the HydroPool and Health Centre
with clients with various disabilities in the last three months and have never managed
to secure an ACROD car bay adjacent to the centre thus having to utilise the other
carparks further out and having to bring out the wheelchair or drop the client off
before finding parking. The very nature of the Centre means that you are there in
excess of two hours once you include changing times etc. and that it would attract a
large number of people with various disabilities to help with their conditions.

Speaking with ARC staff inside the centre and other ACROD users, it is a well-known
and frustrating issue.

The Head of Community Safety and Ranger Services advised that, within the
southern car park of Veterans Parade there are approximately eight ACROD bays.
Access to these bays from the Centre is via a large and well established footpath.

As a partial solution will the City commit to turn four general parallel parking spots on
the south side of Veterans Parade, just east of the Loading Zones and roughly in line
with the outdoor waterslide, to ACROD parking bays as these appear to be the
closest available bays without having to cross the road?

The Head of Community Safety and Ranger Services advised that there is no
immediate plan to amend the on-street parking provisions along this section of
Veterans Parade.

Converting existing on-street parking some areas is not possible, as ACROD bays
require a wider width then normal car bays.

However, we are exploring the possible conversion of a no parking area into an
additional three ACROD bays, as this area has the required width. The investigation
of this is unlikely to commence until 2023.

Can the City investigate other ways of increasing ACROD Parking availability within
100M of the ARC entrance?

The Head of Community Safety and Ranger Services advised referred to his previous
response.
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Document Set ID: 11299767
Version: 3, Version Date: 04/12/2023



OCM 10/11/2022

9. Confirmation of Minutes

9.1 (2022/MINUTE NO 0226) Minutes of the Ordinary Council Meeting -
13/10/2022

Recommendation/Council Decision
MOVED Cr K Allen SECONDED Cr C Stone

That Council confirms the Minutes of the Ordinary Council Meeting held on Thursday,
13 October 2022 as a true and accurate record.

CARRIED UNANIMOUSLY 10/0

10. Deputations
The Presiding Member invited the following deputations:

1. George Hajigabriel (Rowe Group), Jarrod Rendell (Acumen), Tanya Moran
(PJA), Jason Hick (Emerge Associates), Daniel Panickar (Eco Logical)
Item 14.1.1 Recommendation on Final Adoption - Scheme Amendment 152 to
Local Planning Scheme 3 and Structure Plan - Various Lots Comprising the
Former Glen Iris Golf Course

2. Alan Stewart (Lateral Planning), Leanne Chaproniere (JRRA), Jason
Silvester (JRRA), Wolfgang Jovanovic (JRRA)
Item 14.1.1 Recommendation on Final Adoption - Scheme Amendment 152 to
Local Planning Scheme 3 and Structure Plan - Various Lots Comprising the
Former Glen Iris Golf Course

3. Andrew Byars, (Perron Group)
Item 14.1.2 Proposed Structure Plan Amendment - Lots 114, 123-125 Wattleup
Road, Hammond Park - Amendment No.3

4. Rebecca Thompson, (Rowe Group), Tim Connoley (Urbis)
Item 14.1.2 Proposed Structure Plan Amendment - Lots 114, 123-125 Wattleup
Road, Hammond Park - Amendment No.3

The Presiding Member thanked the deputation for their presentation.

11. Business Left Over from Previous Meeting (if adjourned)

Nil
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12. Declaration by Members who have Not Given Due

Consideration to Matters Contained in the Business Paper
Presented before the Meeting

Nil

En Bloc Resolutions

7.58pm The following items were carried En Bloc by Simple Majority Resolution

of Council:
14.1.3 15.1.1 16.1 17.1 19.1 20.1
14.2.1 15.1.2 16.2 17.2
14.2.2 15.1.3 17.3
14.3.2 15.1.5 17.4
15.1.6 17.8
15.1.7
15.1.9
15.2.1

7.59pm The following items were carried En Bloc by Absolute Majority Resolution
of Council:

13. Decisions Made at Electors Meeting

Nil
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14 Reports - CEO (and Delegates)

14.1 Built and Natural Environment

Type of Interest
Cr Dewan submitted an

Nature of Interest
Cr Dewan has used the amenity since 2003 and

Impartiality Interest, pursuant to was also a member of the Jandakot Ratepayers
Regulation 22 of the Local Residents’ Association for a few months in 2021
Government (Model Code of and supported their goals. Cr Dewan, however,
Conduct) Regulations 2021 for resigned from the membership soon after being
ltem 14.1.1. elected as the East Ward Councillor.

Cr Stone submitted an Impartiality  During the 2021 election campaign, Cr Stone
Interest, pursuant to Regulation 22 published election material in support of the
of the Local Government (Model Jandakot Residents and Ratepayers

Code of Conduct) Regulations Associations’ desire to keep the Glen Iris Golf

2021 for Iltem 14.1.1.

Course and green spaces.

Cr Separovich submitted an Cr Separovich went for a site tour with the
Impartiality Interest, pursuant to developer.

Regulation 22 of the Local

Government (Model Code of

Conduct) Regulations 2021 for

Item 14.1.1.

14.1.1  (2022/MINUTE NO 0227) Recommendation on Final Adoption -
Scheme Amendment 152 to Local Planning Scheme 3 and Structure
Plan - Various Lots Comprising the Former Glen Iris Golf Course

Author
Attachments

Location

Owner
Applicant

Application
Reference

Daniel Arndt

1. Schedule of Modifications I

2. Advertised Structure Plan (Part 1) 0

3. Advertised Indicative Subdivision Concept 1

4. Schedule of Submissions (circulated under separate
cover) 1

5. Large and Handwritten Submissions (circulated under
separate cover) 1

6. ActiveXchange Demand Analysis

Lot 139 Berrigan Drive, Lots 3, 6 and 7 Glen Iris Drive and

Lots 509 and 512 Dean Road, Jandakot

Eastcourt Property Group
Rowe Group / Acumen Development Solutions
109/152 and 110/226
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Officer Recommendation
That Council:

(1) ENDORSES and ADOPTS the Schedule of Submissions prepared in respect
of Amendment No.152 to the City of Cockburn Town Planning Scheme No.3
(“Scheme”) and Glen Iris Estate Structure Plan;

(2) ADOPTS Scheme Amendment No.152 for final approval for the purposes of:

1. Rezoning Lot 3 on Diagram 30047, Lot 6 on Diagram 91027, Lot 7 on
Plan 21402, Lot 139 on Plan 18946, and Lot 509 on Diagram 91028 in
the locality of Jandakot from ‘Special Use’ to ‘Development (DA 45)’.

2. Rezoning Lot 512 on Diagram 94292 from ‘Residential R40’ to
‘Development (DA 45)'.

3.  Amending ‘Table 9 — Development Areas’ to include Development Area
45 (DA 45) as follows:

REF.

NO. AREA PROVISIONS
DA 45 | Glen Iris 1. An approved Structure Plan together with all approved
Estate, amendments shall be given due regard in the assessment
Jandakot of applications for subdivision and development in

accordance with clause 27(1) of the Deemed Provisions.

2. The Structure Plan is to provide an appropriate mix of
residential and compatible land uses.

3. Public open space and the use of wider, landscaped road
reservations shall be arranged to:

* promote the retention of significant mature trees and
provide an amount of public open space beyond
minimum standards, in recognition of the character of
the area and the former use as a private recreational
space

* retain, where practicable, an appropriate amount of
black cockatoo habitat, on the advice of the
Department of Biodiversity, Conservation and
Attractions;

+ provide for future active recreational needs of the
community; and

* provide an appropriate interface to surrounding
landholdings.

4. Future subdivision and development of the DA 45 area is
limited to a maximum of 250 dwellings (by no later than
2026), until such time as a new traffic-light controlled
intersection on Berrigan Drive is approved by Main Roads
Western Australian and constructed at the
subdivider/developer’s expense.

4. Deleting ‘Special Use 1’ and ‘Special Use 6’ from ‘Table 8 — Special Use
Zones’,

5.  Amending the Scheme map accordingly;
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(3) DELEGATES authorisation and submission of the updated amendment
documentation to the Western Australian Planning Commission along with a
request for the endorsement of final approval by the Hon. Minister for Planning;

(4) RECOMMENDS to the Western Australian Planning Commission, pursuant to
Schedule 2, Part 4, clause 20 of the deemed provisions of the Planning and
Development (Local Planning Schemes) Regulations 2015, that the proposed
Structure Plan be approved, subject to the Schedule of Modifications set out in
Attachment 1;

(5) ENDORSES the Bushfire Management Plan, prepared by Eco Logical
Australia in respect of the proposed Structure Plan (Version 4, 15 February
2022), subject to amendments being undertaken as per recommendation (4);
and

(6) ADVISES those parties that made a submission of Council’s decision
accordingly.

8.01pm Deputy Mayor Widenbar departed the meeting and returned at 8.04pm.

Council Decision
MOVED Cr C Stone SECONDED Cr P Eva

That Council:

(1) ENDORSES and ADOPTS the Schedule of Submissions prepared in respect
of Amendment No.152 to the City of Cockburn Town Planning Scheme No.3
(Scheme) and Glen Iris Estate Structure Plan;

(2) NOT ADOPTS Scheme Amendment No.152 and pursuant to Part 5, Division
2, regulation 41(3)(c) of the deemed provisions of the Planning and
Development (Local Planning Schemes) Regulations 2015 and
RECOMMENDS that the Hon. Minister for Planning REFUSES the
Amendment on the following grounds:

1. Consistent with the overwhelming feedback received during the public
advertisement period, the proposal represents an unacceptable impact to
the established character of the area, the expectations derived from the
City’s long established planning framework and the amenity of
surrounding landowners,

2. The incompatibility of the proposal with the City's Strategic Community
Plan, Climate Change Strategy and Urban Forest Plan due to the removal
of 700 trees which will create a significant reduction of the City's urban
tree canopy over a set period of time and also negatively impact on the
existing foraging grounds for the endangered Carnaby cockatoos.

(3) RECOMMENDS to the Western Australian Planning Commission, pursuant to
Schedule 2, Part 4, clause 20 of the deemed provisions of the Planning and
Development (Local Planning Schemes) Regulations 2015, that the proposed
Structure Plan be REFUSED on the following grounds:
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1. Inthe absence of a Development Zone and specific Development Area,
the local planning scheme does not suitably enable enforcement of a local
structure plan to manage future subdivision and development of the land,

2. The form of development currently proposed is not capable of
modification to address the considerable range and levels of concerns
raised through the public advertisement process; and

(4) ADVISES those parties that made a submission of Council’s decision
accordingly.
CARRIED 9/1

For: Mayor L Howlett, Deputy Mayor T Widenbar, Cr K Allen, Cr P Corke, Cr T
Dewan, Cr P Eva, Cr L Kirkwood, Cr C Reeve-Fowkes, Cr C Stone
Against: Cr M Separovich

Reason for Decision

The land surrounding Glen Iris Golf Course was initially developed as a golf course
housing estate, offering a luxurious lifestyle of large homes overlooking a pristine
golf course environment and appealing to a higher socio-economic demographic.

It is quite easy to clearly define the amenity of a golf course estate, as the
impressive aesthetic of golfing estates sets them apart from other real estate
propositions.

These types of estates are usually immaculately maintained and landscaped,
creating a clean, pristine, healthy environment for residents and their guests.

They have strict building requirements for consistency such as fencing types and
heights.

The quality of lifestyle on offer at a golf course estate is significantly higher than a
normal suburban residential development due to increased amenities and access to
the golf course itself.

Golf is one of Australia’s most popular recreational activities.

Large luxurious homes overlooking fairways are the most covenanted, usually
attracting a higher premium in the market.

Some research shows that just having a view of a course can boost property values
between 15-30 percent.

For any golfer, the ultimate dream is to live on course, overlooking beautiful
fairways.

And for many of the residents in the Glen Iris development, they were living that
dream.

However, that dream has been shattered by this proposed scheme amendment.

It is due to this loss of a clearly established amenity as a golf course estate;
concerns about the environmental impacts of this redevelopment; and concerns
about the traffic impact on Berrigan Drive forcing the modification of existing
intersections; that the City has received an overwhelming amount of submissions
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from local residents that oppose this scheme amendment.

Under the Local Government Act, it is our job as Councillors to represent the
interests of our residents and provide leadership.

We need to thoroughly consider that a very clear majority of surrounding residents
do not want this development to go ahead.

We also must consider our other residents across Cockburn and what they want,
which we can do through our Strategic Community Plan, as it establishes the
community's vision, aspirations and service expectations.

Two years ago when our Strategic Community Plan was updated, our residents told
us that they want Cockburn to be a leader in environmental management that
enhances and sustainably manages our local natural areas and resources.

Our residents and ratepayers told us they want Council to address Climate Change,
so we created a Climate Change Strategy.

In that Strategy, we made a commitment to our residents that we would increase our
urban canopy through the implementation of our Urban Forest Plan.

The 2017 national survey report Where should all the trees go? provided a
‘snapshot’ of the health of the urban forest in 140 metropolitan local authorities
across Australia.

The report ranks the City of Cockburn in the most vulnerable quartile nationwide to
the degree to which it has lost shade canopy.

This evidence further justified the City's commitment to increasing the urban canopy,
alleviating residents’ concerns for climate change.

However, balancing urban expansion with a comprehensive urban forest program
that maintains and protects the existing tree canopy whilst also expanding it in the
future is difficult, especially when a proposed scheme amendment to remove
approximately 700 trees that are anywhere from 10 to 30+ years old is presented to
Council.

This tree removal could severely impact the City's urban tree canopy for a
substantial number of years, as it could take anywhere between 10 to 30 years for
any new trees planted to reach the level of maturity required to provide the canopy
lost by this proposed clearing.

It would also severely impact and displace native wildlife currently using these trees
for roosting, foraging and habitat, which include Carnaby Cockatoos that are
protected under the Environmental Protection and Biodiversity Conservation Act
1999.

In their submissions, the Environmental Protection Authority, Department of Water
and Environmental Regulation, Department of Biodiversity, Conservation and
Attractions, and the Department of Health collectively request the retention of
mature trees and prioritising black cockatoo foraging habitat.

However, in the structure plan it states that only eight cockatoo breeding habitat
trees could possibly be retained out of the 11 on site, subject to engineering design,
so that could be reduced further by engineering.
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Officer Comment

The risks associated with refusal are clearly summarised under the ‘Options for
Determination’ section of the officer’s report.

It is particularly important to recognise the limited protection currently afforded to the
existing trees whilst they remain on private land, noting that the State’s
Environmental Protection (Clearing of Native Vegetation) Regulations 2004, only
require a clearing permit to be issued where it involves the removal of native
vegetation (endemic to the locality).

On the contrary, the proposed transfer of over 500 mature trees into public
ownership better secures their long-term future, whilst the planting of a further
1,100+ trees within publicly managed reserves will over time, ensure a superior tree
canopy outcome.

It's also important to remember that the City cannot compel a landowner to operate
a commercial use on private land, it can only seek to frustrate attempts to redevelop
it for another purpose.

Hence refusal of these proposals will not guarantee reinstatement of the golf
course.

In fact, the lapse of non-conforming use rights over the Residential (R40) zoned
driving range means the use cannot recommence over that portion, without the
landowner first willingly undertaking a separate scheme amendment to extend the
Special Use zoning over that land.

Cr Separovich moved a Motion of Dissent, based on the Presiding Member’s
ruling on a Point of Order, which lapsed for want of a seconder.

Background

At the 9 December 2021 Ordinary Council Meeting, Council resolved to initiate
proposed Amendment No.152 to Town Planning Scheme No.3 (TPS3) and seek
Western Australian Planning Commission (WAPC) consent to receipt, process and
extend the advertising timeframe for a Structure Plan proposal over the same
landholdings.

If successful, the combined proposals would establish a modern planning framework
that would facilitate coordinated redevelopment of the former Glen Iris Golf Course,
primarily for residential purposes.
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Figure 2: Proposed Local Structure Plan

WAPC consent to prepare a Structure Plan and advertise both proposals was
received on 10 March 2022, followed by Environmental Protection Authority (EPA)
determination that the Scheme Amendment did not warrant formal environmental
assessment on 20 April 2022.

At the same time, the EPA recommended (in part) the inclusion of an additional
scheme provision specific to site, to ensure structure planning and subsequent
development suitably addresses the protection of black cockatoo habitat.
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With the agreement of the WAPC, an appropriately worded provision was inserted
into the Scheme Amendment document ahead of public advertisement (refer
Provision #3 of the advertised Development Area Provisions below).

REF. NO. | AREA PROVISIONS
DA 45 Glen Iris Estate, | 1. An approved Structure Plan together with all approved
Jandakot amendments shall be given due regard in the assessment

of applications for subdivision and development in
accordance with clause 27(1) of the Deemed Provisions.

2. The Structure Plan is to provide an appropriate mix of
residential and compatible land uses.

3. Public open space should be arranged to:

» retain, where practicable, an appropriate amount of
black cockatoo habitat, on the advice of the Department
of Water and Environmental Regulation;

+ provide for future active recreational needs of the
community; and

= provide an appropriate interface to surrounding
landholdings.

The purpose of this report is to consider the submissions made during the advertising
period and make a recommendation to:

1. the Minister for Planning on determination of Amendment No.152
2. the WAPC on determination of the Glen Iris Estate Structure Plan.

Submission

N/A

Report

The majority of public submissions received (as further detailed in the Community
Consultation section towards the end of this report), objected to the proposed
rezoning and redevelopment in its entirety.

The reasons provided were wide ranging, with a summary of the matters of greatest
planning relevance, including associated officer commentary on each, provided

under the headings that follow.

Greater detall as it relates to specific submissions is included in the Schedule of
Submissions (refer Attachment 4).

Full copies of the larger and handwritten submissions (plus attachments) have been
included (refer Attachment 5).

Flaws in the Initiation Report

A small number of submissions raised concerns with the quality of City’s reporting on
initiating the amendment.
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In particular they raised concerns with the level of information provided regarding the
ongoing viability of the existing golf course, the City’s reliance on potentially dated,
high-level Parks and Leisure WA guidance regarding golfing needs across the
metropolitan region (in part, given the City is already meeting its infill housing targets
by other means), and the validity of the applicant’s arguments regarding achieving an
alternative residential development outcome under the existing planning framework.

Despite the City not being able to compel a private landowner to operate or sell the
land to a third party for golf course purposes, and the already documented financial
impediments faced by anyone seeking to re-establish a golf course on-site, the City
commissioned Active Exchange to assess the question of golfing demand in the
area.

A specialist data analysis firm regularly used to inform sports infrastructure
investment, ActiveXchange modelled the projected demand (based on detailed
demographic, membership and spending information) within a 20-minute drive of the
former golf course.

The results of that analysis indicated that:

e Dby far the greatest demand within the catchment is coming from within the City of
Melville (which already contains a number of existing facilities)

e there is relatively low unmet demand for a golf course in this area (both now and
looking forward 10 years to 2032) (refer Attachment 6).

In summary, without offering a significant point of difference that would entice users
to drive a significant distance past closer facilities, or being heavily subsidised by the
City, a course in this location would be of questionable viability.

The broader need for golf facilities within the City will be further evaluated as part of
its forthcoming review of its Community Sport and Recreation Facilities Plan.

An influencing factor will be new and proposed improvements to existing commercial
operations that may help to service this need, in a manner attractive to a broader
spectrum of the community, and in a more water and land efficient way.

In the interim the above analysis in addition to the Parks and Leisure Australia (WA)
‘Guidelines of Community Infrastructure (2020)’ provide enough certainty that an
adequate level of provision will continue to be provided to the Cockburn community.

It is correct that redevelopment is not required to meet City’s infill targets, however
the state Government also encourages local authorities to consider opportunities to
improve the development efficiency of existing urban zoned land wherever
presented, as important means of limiting the environmental impact and greater
societal cost of continued urban spawl on the edge of the Metropolitan Region.
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With respect to how the existing framework might be manipulated to accommodate
an equivalent or worse development outcome, it is agreed that the proponent’s
suggestions are arguable.

In the event that the Scheme Amendment is unsuccessful and such proposals
eventuate, the City will need to seriously consider its response, including associated
impacts on its finite planning and legal resources.

Landowner Expectations and Impacts on Amenity

A large number of submissions (particularly from those who reside on land directly
interfacing with the former golf course) focussed on the expectations set when they
were sold the land, at a premium due its unique relationship and the broader
character of the area largely created by the golf course.

Whilst it is a well-tested legal principle that the impact on land values is not a
determinative planning consideration, a review of case law identified the importance
of existing planning frameworks in terms of setting landowner expectations when
considering the likely impact of new development proposals.

However, they also highlighted that people who live in a locality do not have a
monopoly on expectations, and that a developer is also entitled to rely on reasonable
expectations drawn from the planning framework, such as the underlying Urban
zoning of the former golf course landholding under the Metropolitan Region Scheme.

In the case of a proposed local zoning change it is inevitable that there will be a
change to the local character that sets those expectations.

In such instances the question becomes whether the change is reasonable in terms
of the future character and likely amenity it will afford, both to affected residents and
the broader community.

This is highly subjective, as it relies on making assumptions of how individuals and
the broader community perceive the change will affect their quality of lifestyle.

For reasons discussed in further detail under the headings that follow, it is suggested
that the current proposal delivers an acceptable and comparable level of amenity, in
that the design involves:

e the retention and improved protection (via transfer into government ownership) of
substantive elements of the remaining environmental attributes of the site
e the provision of substantive community offerings, in particular

o a significant overprovision of public open space, that will enhance the public’s
access to new and improved passive and active recreational opportunities
(particularly the option that facilitates the Community Oval)

o alocal centre that effectively replaces and expands upon the lost functions of
the former golf course clubhouse
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o enhanced traffic safety in the form of a new traffic light-controlled
intersection, that will improve accessibility to the regional road network

e providing a development interface that ensures adjacent landowners maintain an
attractive outlook over an enhanced vegetated buffer (should they choose to do
S0).

Given the importance each of the above play in making this determination, the
Schedule of Modifications includes adjustments to the Development Area 45 (DA45)
specific Scheme Provisions that seek to embed these fundamental elements into the
structure planning of the land, and ensure the envisioned future character and
amenity are delivered and not eroded through subsequent planning processes.

Health Risk and Environmental Impacts

The vast majority of submissions objecting to the proposal expressed considerable
concern regarding the proposal’s impact on the environment and the risk
redevelopment may pose to surrounding residents both during and after construction.

On this note, it is important to first acknowledge that (likely) due to their
understanding of broader context, none of the State Government agencies
responsible for regulating impacts on the environment or human health has objected
to the proposal.

This includes the Environmental Protection Authority (Scheme Amendment Not
Assessed), Dept. of Water and Environmental Regulation (Submission #105), Dept.
of Biodiversity Conservation and Attractions (#286) and Dept. of Health (#4).

Instead, they collectively raise relatively minor matters, each capable of being
addressed via the recommended modifications to the Structure Plan included in
Attachment 1.

These include:

e ensuring staged subdivision and development prioritise the retention of mature
trees, that revegetation suitably prioritises the use of black cockatoo foraging
habitat, and that the best area located at the northern end of the site is dedicated
and fenced as a Conservation Reserve

e expanding the use of noise walls and Memorials on Title in relation to expected
transport and aircraft noise impacts

e introducing the requirement for a Mosquito Management Plan, including
associated Memorials on Title

¢ minor modifications to the technical detail included in the Local Water
Management Strategy (LSP Appendix 10).

With specific regard to the potential impacts on the Jandakot groundwater mound,
DWER’s Water Quality Protection Note 25 is the guiding document for land uses in
public water source areas.
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Of note, within a Priority 3 area (such as Glen Iris), use of the land for housing is
considered acceptable on the condition it is connected to reticulated sewer (as is
proposed).

Reflective of its greater potential for impact, a much longer list of conditions applies
to the operation of a golf course in the same area (refer key extracts below):

Guidance information

Click on the link to access the document, or see References

single house ¥, holiday house Compatible, with|  Acceptable Acceptable
conditions (2.4,5,20) 2
(2.4.5, 16, 20)
grouped dwelling %, including aged and | Incompatible Incompatible Acceptable
dependent persons’ dwelling > M)

- golf course Incompatible Incompatible |Compatible, with| « WQPN 22: Irrigation with nutrient-rich wastewater
(36) conditions | o WQPN 31: Subsoil monitor drains and water recovery Sumps
(1.6,9, 11,16, | o Brochure: Fertiliser application on pasture or turf near sensitive water

23,.24) resources
* WA environmental guidelines for the establishment and maintenance of turf
grass areas (DBCA)

With respect to the removal of existing vegetation, the proposal retains the best
quality native vegetation on-site and essentially involves the planting of two new
native trees per dwelling.

Overall, approximately 500 mature trees will be retained, and whilst around 700
largely will be removed, they are primarily exotic species that will be replaced with
over 1,000 new native trees between 45-100 litres in size.

Over time the increased number and proportion of native trees will result in enhanced
habitat for native birds. Recommended modifications to the Scheme Amendment
and Structure Plan seek to reinforce and further enhance this outcome, making clear
that the City will not be supportive of any subdivision applications that would result in
a lesser environmental outcome.

With respect to broader health impacts raised by submitters, in particular the detailed
reports included in the Residents and Ratepayers Submission (refer Large
Submission #198) relating to break dust, mental health and light spill:

e The concern expressed regarding vehicle emissions is largely based upon
research about impacts of emissions on humans in general terms and on a large
scale.

Vehicle emissions from the major roads in the Glen Iris area are established and
are comparable with many suburbs in Perth and Australia.

This is a public health issue that is constantly receiving attention by scientists and
governments both locally and internationally, however there is no credible
evidence to suggest that vehicle emissions caused by the projected increase in
local traffic from the current proposal will cause measurable health impacts.

¢ Impacts on mental health are difficult to quantify or measure as they can differ
significantly from person to person.

As this is an unregulated issue with no clear planning guidance to refer to, a
refusal on this basis would be very difficult to substantiate or defend.

e Concerns relating to potential light spill on adjacent residences are manageable,
particularly in the context of the landscape interface proposed.
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Nevertheless, given the level of concern raised, it is recommended that an
additional provision be inserted into the Part 1 section of the Structure Plan to
ensure future street and POS/pathway lighting is positioned and arranged in a
manner that avoids any adverse light spill onto adjoining residences, in
accordance with the WAPC’s Dark Sky Position Statement.

Bushfire Risk

A large number of submissions also focussed on the limited number of escape routes
for the land north of Berrigan Drive in the event of an emergency.

Whilst funnelling all traffic back towards multiple access points along Berrigan Drive
is not the ideal scenario, the Dept. of Fire & Emergency Services (Submission #19)
have confirmed that the proposal meets the minimum two-way alternative access
requirements of the relevant State Planning Policy (3.7 — Planning in Bushfire Prone
Areas).

Opportunities to further improve this situation are best deferred to the State
Government’s decision on whether further intensification will occur within the
Jandakot Planning Investigation Area (PIA), as identified in its Sub-Regional
Planning Framework.

Otherwise, whilst a number of modifications are recommended to ensure consistency
between the bushfire and landscaping documentation, or to satisfy other aspects of
SPP3.7, there is no fundamental flaw that would warrant refusal of either application.

Transport Impacts

A large number of submissions also focussed on traffic impacts caused by the
development, in particular questioning the suitability of modifying the existing road
network to introduce another set of traffic lights in such close proximity to a number
of existing intersections and the Kwinana Freeway, closure of the existing Turnbury
Park Drive access point to Berrigan Drive, and the validity of traffic volumes sourced
during the early stages of the COVID-19 pandemic.

First, it is important to recognise that the introduction of a new set of traffic-lights is a
very expensive piece of infrastructure (both ti install and maintain), that developers
typically seek to avoid, and is a form of intersection rarely supported by Main Roads
WA, whose focus is on maintaining free-flowing movement on its regional network.

To ensure the form of treatment proposed is an appropriate and viable proposition,
prior to initiation Main Roads WA (MRWA) Stage 1 approval (the critical and most
difficult step) for a traffic-light controlled intersection was obtained.

This simply would not have been obtained if the traffic modelling indicated it was
inappropriate or posed any risk of traffic stacking back and adversely impacting
operation of the Freeway, either now or into the foreseeable future (out to 2041)
having regard for other external influences as forecast in their Regional Operations
Model (ROM).
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Figure 3: MRWA Approved Stage 1 Traffic-Light Controlled Intersection

More recently, at the developer’s risk and expense, in July 2022 an updated turning
movement vehicle survey was undertaken to support the Stage 2 process.

Of note, the survey results indicated a notable change in movement behaviour since
the previous survey was undertaken in November 2020.

Rather than indicate an underestimation of traffic volumes, it identified a notable
reduction in the volume of traffic using the section of Berrigan Drive between the
Freeway and Jandakot Road, likely to be a direct result of changes to the
surrounding network, in particular construction of the North Lake Road bridge across
the freeway.

More recently, they have also been provided with access to modelling associated
with the Adventuur proposed Surf Park and have provided further analysis (accepted
by the City) as having no significant impact on its future design or functionality.

This will be further tested by MRWA as part of the Stage 2 approval process.

Notwithstanding the above, reflective of its fundamental nature, it is recommended
that an additional DA 45 Scheme Provision be inserted into the Scheme Amendment,
restricting the amount of dwellings that can be created based on current capacity
until such time as the traffic lights are operational (250 dwellings before 2026).

An unfortunate consequence of the traffic lights is the need to close the existing
Hartwell Park Drive intersection.

Retention of an access point onto the necessary deceleration lane (even in a left-
in/out configuration) would not be accepted by MRWA or DPLH (who strictly regulate
access to/from Other Regional Roads such as Berrigan Drive), on traffic safety
grounds.
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Whilst this will have a negative impact on all housing south of Hartwell Parade, given
that the functionality of the existing intersection will likely decrease as background
regional traffic continues to grow, and that the additional time in a car to exit via the
new traffic lights (or return in the opposite direction) will be a small fraction of the total
journey time, the impact of this change is considered acceptable in return for the
benefits of being provided a safer, protected right turning movement into and out of
this area.

Despite concerns raised regarding the internal arrangement of the proposed road
network, most notably:

¢ the alignment of the Neighbourhood Connector road (in particular the portion that
runs directly behind properties fronting Dean Road)

e the functionality of the proposed Twin Waters Pass / Portsea Gardens and
Hartwell Parade roundabouts

e the alignment of the local roads running directly behind the properties fronting
Prinsep Road

e the ability of The Fairway to accommodate additional housing and traffic

e the limited inclusion of dedicated embayed visitor parking (basically to around
high activity areas near commercial, larger parks, and laneway lots).

The layout involves a highly integrated and functional network that concentrates
traffic flow internal to the development area and does not involve volumes that pose
an unreasonable amenity impact on surrounding houses (as measured against
Austroads — Guide to Traffic Management Part 3: Traffic Studies and Analysis).

The Public Transport Authority’s desire for a denser form of development to secure
the viability of a local bus service through the area is not supported, particularly in the
context of its suggestion that a service is highly unlikely due to budgeting constraints
and other areas of greater demand.

Nor is limiting development to within the walking catchment of existing facilities on
Berrigan Drive when there is already housing within the area located a further
distance away.

As an interim step it seems sensible to ensure the neighbourhood connector road is
delivered in a manner that futureproofs the potential for a future route to be
accommodated through the area, but not the setting aside of additional land for a bus
terminus.

The provision of a connection to Lakes Road is again, best deferred to a decision by
the State on the Jandakot PIA.
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Interface Treatment

The majority of concerns raised with the Structure Plan design itself, focused on the
proposed interface of existing dwellings, a large number of which have been
specifically designed with large openings and open fencing specifically arranged to
take advantage of the expansive views afforded across the former golf course.

Aside from limited instances (primarily involving grouped housing sites located along
The Lakes Boulevard), the proposed design involves either the use of public open
space, or a non-standard road reservation inclusive of a 10m landscaped buffer
(inclusive of a public dual use path in most instances), between the existing lot
boundary and the kerb of the new road.

The purpose of this buffer is to retain mature trees, to provide supplemental low level
planting (to minimise the creation of hidden spaces whilst at the same time push new
development away), and to minimise any disturbance to ground levels such that it
would allow for the retention of a significant number of mature trees that ran along
the edge of the former fairways, and to minimise potential risk of disturbance to the
retaining walls of adjoining lots.

Examples of the proposed treatments are shown below:
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Figure 4: Proposed Residential Interface Examples
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Liveable Neighbourhoods (LN — the WAPC'’s operational policy as it relates to
structure planning and neighbourhood design — Element 3, R27) allows for this form
of development where lots are orientated to front parkland and natural areas to
enhance amenity, while contributing to personal and property security and deterrence
of crime and vandalism.

More specifically (Element, R28) suggests lots with boundaries that abut parkland
should be provided with uniform fencing which addresses appropriate height,
character, visual permeability and appropriate relationship to the parkland.

This often includes the use of retaining, that lifts lots above the parkland to reinforce
the clear delineation between the private and public realm, and to provide a greater
sense of separation via enhanced surveillance.

Local Development Plans (LDPs) are then used to correctly orientate buildings
towards the parkland.

For new housing LDPs typically involve limiting vehicle access to the non-parkland
side and mandating the creation of outdoor living areas within the setback area, the
creation of major openings to habitable rooms, and in some instances direct
pedestrian access, to encourage activity and maximise interaction as a means of
providing passive surveillance/enhancing safety of the public domain.

Each of these outcomes is easily delivered for the new lots being created, the key
concern for this proposal (as expressed in numerous submissions) is how this is
delivered in relation to the existing houses that sit around the former golf course.

By virtue of being designed to take aspect across the golf course, most existing
houses already meet the relevant LN design criteria.

However, in addition to the more expansive views, landowners have become
accustomed to a greater level of privacy and security provided by the golf course,
which restricted use of its land to paying customers during select daylight times.

To offset this loss, in addition to supplementing the perimeter landscaping the
developer is proposing to prepare a palette of complementary fencing options for
landowner consideration and offering to pay 50% of the cost of their installation
(consistent with the shared responsibility that underpins the requirements of the
Dividing Fences Act).

Each of the options proposed will involve material being added or attached to existing
fencing in a manner that avoids implications to the structural integrity of retaining
walls but will differ in terms of permeability.

The intent is to allow landowners to choose between the level of privacy afforded to
them versus the extent of the outlook retained over an enhanced vegetated buffer.

This is essentially a time-limited offer, as once adjoining land is converted to a public
reserve the shared obligations of the Dividing Fences Act will no longer apply.
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Similarly, as these lots sit external to the development area, landowners who choose
not to participate cannot be compelled by the developer (or the City) to do so, and
may choose to install a different fencing entirely at their own expense.

In such instances the City would encourage landowners choosing an option
consistent with the requirements of clause 5 of Local Planning Policy 5.7 — Uniform
Fencing (fencing abutting public open space).

In preference to a form of development that would involve new lots directly backing
onto existing properties, potential involving complete removal of the mature trees the
proposal is striving to retain, this is considered an acceptable solution broadly
consistent with LN objectives.

To ensure this process is followed through, it is recommended that the approach is
elevated to Part 1 of the Structure Plan.

With respect to the suggestion that restrictive covenants apply to surrounding lots
that would preclude this from occurring, a review of covenants applying around the
golf course has revealed that whilst some are still in force that seek to restrict
(amongst other things) fencing along the golf course edge, they are not registered in
favour of the golf course landholding or the City, but instead burden/benefit all of the
lots that were created on the same Deposited Plan created during each stage of the
initial subdivision process (as per the green lines shown on the plan below).
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Figure 5: Deposited Plan Extents

This means that the only entities that can enforce (or collectively agree to their
removal) are the owners of surrounding lots.

Whilst legally it is still possible for them to be enforced, in the context of the golf
course having ceased to operate, for landowners to do so (at their own expense to
each other) now, would serve no real purpose and thus seems highly unlikely.

This is supported by on-site inspection identifying numerous instances where
landowners appear to have been ignoring the restrictions for some time, particularly
as it relates to the positioning of buildings/structures within the 6m golf course
setback area.

It is important to note that the City has no role in enforcing these restrictions, and
thus would be unlikely to have been aware or had any regard to them in the
instances where development approval was obtained for such structures.
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With respect to the restrictive covenants that have expired, there is a process via
which landowners can apply to the Commissioner for Titles under s.184 of the
Transfer of Land Act 1893 for their removal should they wish to do so.

Many of the same residents also suggested a significant increase to the depth of the
vegetated buffer, or that portions of the golf course be handed over to them as
compensation for the general loss of amenity.

With respect to the latter, it is beyond the ability of planning authorities to insist on the
transfer of land to third-party private landholders as suggested, they can only reserve
land for a legitimate public purpose.

If Council is inclined to propose widening as a middle-ground proposition, a small
widening such as to 12m (to factor in the dual use path) could be accommodated
without critically affecting most of the cell/lot depths across the site, however it should
do so conscious of the additional burden any increase will place on it (in terms of
future maintenance obligations), or benefitted residents, noting that surrounding
landowners who would have equivalent access rights were strongly against the
proponent’s suggestion of adopting a special area rating to cover such costs.

Notwithstanding the above, to enhance the prospect of a greater number of larger
trees being retained, included in the recommended Part 1 modifications is a
requirement for the alignment of interface roads to be reviewed (via the submission
of an overlay of the tree survey with engineering detail for the roads — e.g. cut to fill
plan, civil servicing plan etc.) at the subdivision application stage of development.

As some trees sit beyond the nominal 10m buffer distance proposed, the proposed
wording includes flexibility for paths and the road carriageway to meander or split
(meaning they may come closer than 10m to adjoining lots), but only where it can be
demonstrated that it will result in improved environmental outcome being achieved.

Despite concerns raised by residents who to date have enjoyed an outlook to the golf
course across a public road (i.e. The Fairway, and limited sections of Hartwell Parade
and Glen lIris Drive), it is accepted that fronting the other side of the road with new
lots is a reasonable development outcome.

Similar to perceived impacts on property values, it is a well-established (and legally
tested) planning principal in Western Australia that landowners do not own a view
(especially across privately owned land).

One area where change is recommended is to the rear of an existing property on The
Lakes Boulevard, where a house on a battle-axe lot was developed with a house that
(unlike nearby grouped dwelling developments) was designed with major openings
(i.e. living spaces and bedrooms) orientated towards the golf course.

An adjustment to the adjacent POS reserve to provide a landscaped interface is
considered appropriate in this instance to avoid issues associated with entrapment
and overlooking, unlikely to compromise the overall design as submitted, and would
also allow for the retention of additional trees.

32 of 760

Document Set ID: 11299767
Version: 3, Version Date: 04/12/2023



ltem 14.1.1 OCM 10/11/2022

-
NS Affected house | 'A
7 ~"_. Bedroom Windows . -

Dining & Wrap Around
Living Room Widows

"]

East élevaﬁon (golf course) Figure 6: Recommended Interface Adjustment

Community & Commercial Facilities

Of importance, the proposal delivers a significantly larger amount of public open
space than the normal 10% creditable requirement.

It provides 9.27ha of land, equating to 18.75% LN creditable POS, which by virtue of
the interface treatment (discussed above) rises to 12.3ha or 22.8% of the total site as

a landscaped green space area, which will form an integrated exercise network with
nature play and fitness nodes at periodic intervals.

Whilst the layout shown is notional, some minor adjustments shown below are

recommended to reduce potential privacy concerns expressed in submissions, where
the level change to adjacent lots is relatively low.
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Figure 7: Recommended Integrated Pathway Network Adjustments

Despite the design intent, another repeated concern from submissions was the
usability of this greenspace, and the collective loss of active recreational space in
comparison to the existing golf course.

In response (and in recognition of the established and growing need for such facilities
in this portion of the City) it is recommended that POS Option B be adopted, involving
the relocation of POS along the western edge of Prinsep Reserve to facilitate future
development of a Community Oval directly opposite the local centre on Berrigan
Drive.

Due to the developer’s desire to limit the removal of POS from other areas, in gross
terms it also involves the provision an additional 1,950m? of POS.

- - A

= = Future community oval

Primary area of
POS reduction

\

Figure 8: Alternatve Development Concept & Recommended Community Oval Concept

As this development is not generating the full catchment of such a facility, it would be
inconsistent with SPP3.6 — Infrastructure Contributions to insist they physically
deliver this asset, nor can funds obtained through the City’s existing Community
Infrastructure Development Contribution Plans be used to fund its construction.

Hence, the timing of its delivery will be dependent on the availability of municipal
funding at a future point in time.
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Whilst not the developer’s preference, they have indicated a willingness to accept
this outcome on the basis they can initially develop and utilise their portion of the site
for estate marketing purposes.

A large number of submissions also decried the loss of the existing club house and
put forward the suggestion that it be retained and converted to local community
centre.

This is not recommended on the basis that the City has already significantly invested
in other facilities within the same catchment (in particular the Treeby District
Community Centre), meaning there is no specific need for a further facility in this
area, and without significant expense being incurred in modifying its layout, the
existing building it is unlikely to suit the range of uses that operate in such facilities.

A more modest facility would only be required if co-located with the community oval.

Once operational, the proposed local centre should also replace the community
formation function of the former club house, which the landowner (who has
experience in delivering commercial developments) is seeking to develop as a high-
quality centre with specialist offerings, with the concept plan provided taking
inspiration from the layout used for redevelopment of the Empire Village in Floreat.

Local Centre Concept

Figure 9: Local Centre Concept & Empire Village Comparison
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Beyond requiring a Local Development Plan for this area as a condition of
subdivision approval to address critical aspects of the future layout, there is little the
City can do to ensure this aspect of the overall development vision is realised.

It would be unreasonably inflexible to mandate the exact commercial uses (such as
the inclusion of a wine bar) as has been suggested in some submissions.

In response to the concerns raised by Perron regarding the scale of the centre and
the impact it may have on the catchment of the Gateways redevelopment, the
developer has indicated acceptance of the suggested 2,500m2 NLA floorspace cap
suggested, which (depending on market conditions) they may choose to supplement
with additional medical or other non-retail facilities.

Notwithstanding the unnecessary criticism of the quality of surrounding facilities, the
absence of a school from this proposal is supported by Department of Education,
who on referral reiterated the advice contained in Appendix 12 of the Structure Plan
that there is sufficient capacity in the area to accommodate this development.

Yield Limitations

If development proceeds, a number of submissions queried the manner in which the
planning framework would limit the yield to the 550 to 600 dwellings foreshadowed in
the proposal.

This is largely determined by the Residential Density Coding applied to each portion
of the structure plan, that sets out minimum and average lot area requirements.

Whilst straight division of each of the cells depicted on the Subdivision Concept Plan
by the average lot area requirement could theoretically deliver a higher yield than
stated, there are a number of other factors that in practice limit the efficiency that
would be achieved across this site, including its undulating and irregular (non-
rectilinear) shape, elongated cell depths, the minimum widths required to
accommodate housing with double garages, and (in recognition of the existing
character and target market for the area), the developer’s desire to create a clear
point of difference in the market with a greater proportion of larger lots.

For these reasons it is not recommended that the R20 density coding proposed over
the majority of the site (consistent with the majority of the surrounding area, and
notably lower than the R25/R30 base coding typically applied to newer estates), or
the select provision of R30 and R40 sites (which provide important diversity in
housing choice, also consistent with existing codings in the area), are reduced.

Infrastructure and Construction Impacts

A significant number of submissions focused on the capacity of existing infrastructure
to accommodate the development, and the impact that may be imposed on
surrounding landowners during construction.
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In terms of infrastructure capacity, upon referral, all of the relevant authorities
confirmed the ability to service the development via the typical extension and
upgrade requirements that will be imposed on the developer via the subsequent
subdivision approval process.

The one area that may require further attention is the quality of mobile phone
coverage, which to avoid a repeat of issues experienced in Treeby, the developer
has accepted a requirement that an additional Structure Plan provision be included to
require further detailed analysis to be undertaken as part of the local centre
development application process.

The integration of any necessary additional infrastructure within this site (furthest
away from existing or proposed residential housing) is considered by infrastructure
providers, the City and the developer as being the most suitable location, if required
in the future.

In terms of managing issues related to construction, including the need and extent of
dilapidation reports, there are a number of widely accepted industry practises that
suitably cover the various matters at play, including if any contaminated or
uncontrolled fill is unearthed during the construction process.

Concerns relating to these matters are not valid grounds for refusal, nor would it be
appropriate to use the planning framework to mandate a higher standard of
implementation.

Conclusion

Of the reasons suggested by submitters for refusal, the only ones of potential validity,
or arguably not capable of resolution via modification to either or both proposals are
those relating to impact on local character and amenity.

On balance however, it is considered that the proposals demonstrate a site sensitive
design approach that respects and over time will enhance the open vegetated
character of the area.

Whilst importantly providing for a greater diversity of housing typologies, by
contemporary standard it principally creates large lots at low density, that are likely to
be developed with high quality housing in keeping with surrounding development.

In doing so the proposals will deliver a comparable level of amenity, beyond that
provided in nearby newer estates.

Whilst a small number of submissions criticised the initiation report’s reference to
them, a final comparison of the proposal against the concept assessment criteria set
out in the Victorian Planning Guidelines for the Conversion of Golf Course Land to
Other Purposes reaffirms the acceptability of this outcome, in that (as discussed in
the sections above):
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e 0on atotal site basis it readily ensures at least 20% of the land is set aside as
publicly accessible useable open space as part of an integrated network

e it secures and affords for better long-term preservation of the best remaining
regional and locally significant environmental assets on-site

e it delivers a landscaping outcome that maintains and (over time will increase) the
amount of tree canopy to mitigate urban heat effects, far greater than that which
currently exists within the surrounding estate

e itincorporates active transport links into the surrounding area on the former golf
course land, in a manner that best addresses long-term access to the regional
road network and replaces the active recreational function of the golf course with
a high-quality integrated recreation trail linking new and existing residents to key
attractions, such as the proposed local centre and future community oval.

Options for Determination

1. Support the rezoning and structure plan proposals as submitted,
Support the proposals subject to modification (as recommended), or

3. Recommend refusal on specific grounds — this would be consistent with the
overwhelming sentiment received from the community but comes with notable
risks, including:

a. potentially having to defend ad-hoc proposals due to flaws associated with
the land’s current zoning under its existing planning framework,

b. the land continuing to deteriorate to a point where a number of the
environmental benefits associated with this proposal are lost forever, and/or

c. the proposal is replaced with one of a poorer quality or involves a lesser
community offering.

N

As suggested by Lateral Planning (Submission #278), a further option involves
deferring consideration of the Structure Plan until such time as the Minister
determines the Scheme Amendment.

This is not recommended as it would prolong resident uncertainty over the future of
the area, likely trigger the need for a subsequent round of advertising and rely on the
WAPC approving a further extension of time (for an unknown indeterminable length
of time) and/or deciding not to progress its own consideration in the absence of
Council’s recommendation.

Strategic Plans/Policy Implications

Local Economy

A sustainable and diverse local economy that attracts increased investment and
provides local employment.

* Increased Investment, economic growth and local employment.

* Thriving local commercial centres, local businesses and tourism industry.
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Environmental Responsibility

A leader in environmental management that enhances and sustainably manages our
local natural areas and resources.

 Sustainable resource management including waste, water and energy.

* Protection and enhancement of our natural areas, bushland, parks and open
spaces.

Community, Lifestyle & Security

A vibrant healthy, safe, inclusive and connected community.

* Accessible and inclusive community, recreation and cultural services and facilities
that enrich our community.

* A safe and healthy community that is socially connected.

City Growth & Moving Around

A growing City that is easy to move around and provides great places to live.
* An attractive, socially connected and diverse built environment.

* An integrated, accessible and improved transport network.

Listening & Leading

A community focused, sustainable, accountable and progressive organisation.
* High quality and effective community engagement and customer service
experiences.

Budget/Financial Implications

Despite the additional cost involved in maintaining the vegetated interface and a
larger amount of public open space than is typically provided in residential estates,
the proponent’s suggestion that a Special Area Rate be created is not recommended.

The idea was strongly opposed by surrounding landowners and would create an
inequitable situation for future purchasers if applied just within the structure plan
boundary.

As discussed earlier, future development of the Community Oval is not covered by
the City’s Community Infrastructure Development Contribution Plans and will also
have to be delivered via municipal funds.

Legal Implications

Planning and Development Act (2005)
Planning and Development Regulations (2009)
Planning and Development (Local Planning Scheme) Regulations (2015)

Community Consultation

Both proposals were advertised concurrently for a period of 60 days, in accordance
with:

e Part 5, Division 2, Regulation 38
e Schedule 2, Part 4, clause 18 (3A)(b).

of the Planning and Development (Local Planning Schemes) Regulations 2015,
between 26 May and 25 July 2022.
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The advertising consisted of advertisements in the Perth Now (Cockburn)
newspaper, notice on the City’s ‘Comment on Cockburn’ website, letters to
surrounding landowners, and letters to State Government agencies and servicing
authorities.

During this period electronic copies of the proposals were made available on-line,
with hard copies printed for inspection at the City’s Administration Building and both
the Spearwood and Success public libraries.

As per the requirements of Local Planning Policy 5.19 — Structure Plans &
Telecommunications Infrastructure, the proposal was specifically forwarded to
telecommunication providers.

Copies of the complete documentation can still be sourced via the document library
located on the City’s Comment on Cockburn consultation website at:
https://comment.cockburn.wa.gov.au/glen-iris-jandakot-submissions.

At Council’s request, an independently moderated on-line Community Forum,
including presentations from both the proponent and the Jandakot Residents and
Ratepayers Association was also held on 14 June 2002, that provided:

¢ a high-level a high-level overview of the proposal

e an outline of the statutory process involved

e advice on where best to source information to consider and provide feedback on
the proposal.

A copy of the summary report, and the presentations provided by both the Developer
and the Jandakot Residents and Ratepayers Association can be sourced directly
from the City’s dedicated webpage for the Former Glen Iris Golf Course at:
https://eee.cockburn.wa.gov.au/Glenlris.

At the end of the advertising period the City received 308 submissions, consisting of:

e 12 x Government/Service Authority submissions providing comment, or raising
issues capable of resolution via modifications to the proposal

e 2 x Major Landowner submissions (Jandakot Airport and Gateways Shopping
Centre) also raising issues capable of resolution via modification

e 1 x Government Agency submission (Public Transport Authority) objecting to the
proposal without significant changes (not supported by the City)

e 7 X public submissions in support of the proposal (1 of which was a person who
lives outside the Jandakot locality)

e 3 X public submissions providing general comment on the proposals; and

e 282 x public submissions of objection to the proposal (of which 85 were from
people who reside outside the Jandakot locality, and 50 were from households
where another resident also made a submission).

One submission was withdrawn during completion of the assessment process.
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In the schedule (refer Attachment 4), government agencies, service authorities, major
landowners, the Residents Association and large submissions have been brought to
the front.

In no way is this intended to imply that those submissions are more important than
any others, this has been done purely for ease of readability, noting that collectively,
they comprehensively cover most of the critical issues raised.

Of note, full copies of the submissions were forwarded on to DPLH/WAPC shortly
after the closure of advertising to afford them the greatest length of time to consider
the substantial number of submissions received.

Modifications to both advertised proposals are recommended in response to the
submissions received.

Risk Management Implications

At this stage in both processes the City is not the determining authority and acts in an
advisory role only.

However, the City would become the responsible party for compensating the
landowner for injurious affection, in the event that via the Scheme Amendment
process (only):

e any part of the land became reserved for a public purpose (where not instigated
by the affected landowner)

e the outcome prohibited development for anything other than a public purpose

¢ the outcome wholly or partially prohibited the continuation of any non-conforming
use, or the erection, alteration or extension of any building in connection with a
non-conforming use which prior to the change would have been lawful.

The potential for such a risk to occur is addressed in the body of the officer report.

If the City does not make a recommendation on either proposal, it is open to the
proponent to seek the WAPC and Minister’s consideration of the proposal without the
benefit of the City’s advice.

If the Minister or WAPC decide major modifications are required to the Scheme
Amendment or Structure Plan respectively, they have the ability to direct the proposal
to be readvertised by the City before a final decision is made.

The Minister’s decision on the Scheme Amendment is final. There is no right of
appeal available to the City, the proponent or any third party.

A right of appeal exists to the proponent (only), in the event that they are not satisfied
with the WAPC'’s decision on the Structure Plan or a subsequent Subdivision or
Development application.
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Advice to Proponent(s)/Submitters

The proponent has had the opportunity to review a draft of the Schedule of
Modifications and raised no objection to their inclusion in the event that the proposal
is supported by the City and/or approved by the WAPC.

The proponent and those who lodged a submission on the proposal have been

advised that this matter is to be considered at the 10 November 2022 Ordinary
Council Meeting.

Implications of Section 3.18(3) Local Government Act 1995

Nil
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File No. 109/152 & 110/226
ATTACHMENT #1 — SCHEDULE OF MODIFICATIONS

PROPOSED TPS3 AMENDMENT NO. 152 & GLEN IRIS ESTATE STRUCTURE PLAN

NO.

RECOMMENDED MODIFICATION

SCHEME AMENDMENT — DA 35 PROVISIONS

REASON

Adjust Scheme Provision #3 to read as follows:

Public open space and the use of wider, landscaped road
reservations shall be arranged to:

e promote the retention of significant mature trees and provide
an amount of public open space beyond minimum standards,
in recognition of the character of the area and the former use
as a private recreational space;

» retain, where practicable, an appropriate amount of black
cockatoo habitat, on the advice of the Department of
Biodiversity, Conservation and Attractions;

e provide for future active recreational needs of the community;
and

e provide an appropriate interface to surrounding landholdings.

To ensure the proposed
environmental, community and
landscape amenity benefits by
which this proposal is being
supported are truly realised
and not eroded via future
modification.

To correct the State
environmental agency best
suited to evaluate and provide
feedback on the proposal’s
merit in terms of black
cockatoo habitat.

Insert an Additional Scheme Provision #4.

Limiting any subdivision or development of the land to a maximum
of 250 dwellings (by no later than 2026), until such time as a new
traffic-light controlled intersection is approved by Main Roads
Western Australian and constructed on Berrigan Drive at the
subdivider/developer's expense.

Clause 4.3 — Interface with Adjoining Land

Expand this section to include specific requirements for the
subdivider to:

e generally maintain a 10m minimum separation distance
between the kerb of any new road carriageway and the
boundary of existing adjoining residential lots. Any proposed
reduction to the 10m minimum separation distance would
only be considered subject to there being a demonstrated
improved environmental outcome such as achieving the
ability to retain a significant tree or trees;

* review the alignment of roads and the landscaped interface
treatment/buffer width at each stage of subdivision, to
maximise the number of mature trees retained,;

¢ consult with adjoining landowners regarding preferences for
future fencing adjustments based on a palette of compatible
options; and

e ensure street and path lighting is located and arranged to
avoid any adverse light spill onto adjoining residences, in
accordance with the WAPC's Dark Sky Position Statement.

To ensure delivery of the
necessary infrastructure and
ensure initial development
does not have an
unreasconable impact on the
existing road network.

STRUCTURE PLAN — PART 1 IMPLEMENTATION

To ensure an appropriate
interface is provided to existing
development, inclusive of
flexibility (in appropriate
instances) to allow for
maximum retention of existing
mature trees.

To clarify the relevance of the
existing restrictive covenants
on adjoining land in the context
of this proposal.

Summary Table, Plan 1 and Clause 4.4 — Public Open Space

Update to reflect the adjustments to the DA 45 Scheme Provision,
that seeks to ensure the vision used to inform the Scheme
Amendment and Structure Plan proposals (inclusive of a greater
area of POS than 10%) is delivered and is not eroded by future
landowner or public agency subdivision, developer or reserve

To reflect and appropriately
manage the conservation
significance of the vegetation
in the northern portion of the
development area.

To reflect the need for a
community oval in the future,
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NO.

RECOMMENDED MODIFICATION

REASON

rationalisation proposals.

Replace LSP Plan with POS Option B, involving the relocation of
POS adjacent to Prinsep Park to facilitate future creation of a
Community Oval.

Update to identify the banksia and cockatoo trees located at the
northern end of the site as a conservation reserve that is to be
fenced during the subdivision process to limit human access and
best preserve the remaining environmental qualities of that
vegetation. It is acknowledged that as conservation reserves are
typically deducted from the gross subdivisible area, this will result
in a small reduction to the creditable POS calculations.

Further adjust the POS layout to include a POS/landscape
interface to 37B The Lakes Boulevard.

with facilitation of its delivery
via the colocation of POS
fundamental to the City's
consideration regarding the
community merits of the
proposal.

To ensure the existing two-
storey house that orientates
towards the former golf course
retains an open space outlook
consistent with the balance of
the design where houses
directly abut and orientate
towards the former golf course
(i.e. with no road interface).

Clause 4.5 — Residential Density Targets

Update to include reference to the R40 laneway precinct in the
middle of the estate.

To accurately reflect the
residential densities proposed

Insert New Clause 4.6 — Local Centre

Include a retail floorspace limit of 2,500m?2 NLA to the new Local
Centre. This restriction is specific to PLUC 5 retail floor space
and is not intended to restrict the inclusion of other non-retail land
uses such as medical offerings.

To limit the scale of new
development and protect the
viability of the City's
surrounding activity centre
network.

Clause 7 — Additional Information

¢ Update Acoustic Assessment reference to specify the need
for a Noise Management Plan (including memorials on title
relating to transport and aircraft noise) as a condition of
subdivision approval,

¢ Insert the requirement for a Mosquito Management Plan
(including the need for memorials on title) as a condition of
subdivision approval;

¢ |nsert the requirement for a Fauna Relocation Management
Plan as a condition of subdivision approval;

¢ Insert the requirement for further investigation regarding the
need (or otherwise) for a mobile telecommunications base
station to be provided as part of the Development Application
for the Local Centre.

Section 3.1.3 — ‘The Lakes’ Structure Plan (1990)

Update to reflect the collective site having formed the subject of a
number of scheme amendment proposals, of which Amendments
#64, #82, #119 and #168 to former District Planning Zoning
Scheme No.2 effectively facilitated its staged evolution to an
integrated golf course and residential estate during the 1990s.
Remove reference to Amendment #56 and ‘The Lakes’ Structure
Plan as these were both failed proposals that had no influence on
the current planning framework.

To reflect the supported
requests of environmental and
service authorities as they
relate to the needs of future
development.

STRUCTURE PLAN - PART 2 EXPLANATORY INFORMATION & APPENDICES

To correct errors in the
advertised documentation.

Sections 3.4.6 — Jandakot Airport/ 5.1 — Land Use / 5.2.2.1 -
Lot Typologies (& Figure 7: Indicative Subdivision Concept)
Update to reflect the full range of residential densities included
within the proposal (which includes a Medium Density R40
laneway precinct in the middle of the estate).

To accurately reflect the
residential densities proposed.
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Section 4.1.2 — Fauna (& Appendix 4. Environmental
Assessment & Management Report)

Update to reference the requirement for a Fauna Relocation
Management Plan to be prepared (for the local Quenda
population) and implemented as a condition of subdivision
approval.

To reflect the modification to
Clause 7 in Part 1 of the
Structure Plan.

Section 4.4 — Bushfire Management (& Appendix 5: Bushfire
Management Plan)

Reassess the post-development BAL levels shown on Figure 9
based on the Landscape and POS Strategy.

Update to reflect the banksia scrubland being retained to the rear
of existing properties that front Kingston Heath Mews and
consider the impacts of creation of the norther banksia scrub and
cockatoo trees within a fenced conservation reserve.

Clarify the post-development BAL levels reliance (or otherwise) on
the suggested dedicated fire line and taller sprinklers around the
banksia scrubland areas as set out in sections 1.23 and 1.24 of
the POS & Landscaping Strategy.

Obtain DFES or DPLH confirmation of acceptance that post-
development BAL-40 and BAL-FZ areas can go into the side
and/or rear setbacks of private allotments. If not modify the
design to proposal to exclude these incursions.

On-site investigation suggests
that some of the levels
(particularly in the SW portion
of the estate) appear to be
incorrect and overstate the
likely impact on adjacent lots.

To reflect the existing or
enhanced environmental
outcomes being achieved via
other modifications.

The POS & Landscape
Strategy referenced fire line
and sprinkler approach is non-
standard and is unlikely to be
accepted by the City if it
involves significant additional
maintenance obligations.

To address the City's
uncertainty based on DFES
advice and DPLH
determinations regarding BAL-
40 and BAL-FZ areas within
private lots

Section 4.6.4 — Acoustic Assessment (& Appendix 6:
Structure Plan Acoustic Assessment)

Update to reflect the additional information sought by Main Roads
WA during their review of the proposals (v4 dated 30/06/2022
includes this information).

Update the Road Noise sub-section to specify the provision of a
noise wall where lots back onto Berrigan Drive.

Include a new Industrial Noise sub-section specifying the
measures required to protect future lots from the impacts of
nearby activities such as Fremantle Steel and the State Energy
Commission public purpose reservation, including the provision of
a noise wall where lots back onto Prinsep Road.

Expand the aircraft noise memorial requirement to include all new
lots in recognition of the type and number of aircraft that use
Jandakot Airport and that the development lies almost entirely
beneath the approach/departure splays of the two main runways.

Update the Jandakot Airport sub-section to alert future
landowners that any development requiring a crane of the
significant timeframes involved in obtaining permission to impede
the airport-controlled airspace, and that any residential
development will be required to install a minimum of 6mm external
glazing and additional noise reducing measures such as acoustic
insulation.

To suitably protect future
residents from the acoustic
impacts of surrounding
transport and industrial
activities in line with referral
authority recommendations.
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NO. RECOMMENDED MODIFICATION REASON
Section 5.2.4 — Open Space and Environment To correct a formatting error in
Include a new section number (5.2.4.1) for ‘Pedestrian Links’ and | the advertised documentation.
renumber the sections thereafter.
Section 5.2.5 - Interface To enhance the prospect of
Reword third paragraph to reflect the updates to Clause 4.3 in retaining additional mature
Part 1, including that this will require the submission of an overlay | vegetation.
of the tree survey with engineering detail for the roads (cut to fill To clarify the legitimacy of
plan, civil servicing plan etc.) at the subdivision application stage existing restrictive covenants
of development. and that neither the City nor
Include commentary clarifying the burden/benefit of the existing the golf course landowner
enduring restrictive covenants over adjoining lots. This should have any role in their
make clear that neither the City and golf course landowner are enforcement of removal.
party to those restrictions or legally able to have them removed.
Section 5.4 — Public Open Space (incl. Figure 8: POS To reflect the City's resolution
Schedule & Figure 9: POS Plan) to adopt the alternative
Update section 5.4 to integrate the relevant commentary currently | @rrangement that will allow for
within section 5.5, and renumber the subsequent sections (and future creation of the
Figures) accordingly. community oval to cater for the
Update to reflect conversion of the northern vegetated area to a expected ac_t|\{e recreational
Conservation Reserve needs of existing and future
' residents in the locality.
To reflect earlier changes
seeking to improve future
management of the retained
vegetation on site.
Section 5.4.1 — Landscape & POS Strategy (& Appendix 7: To reflect the additional detail
Landscape & POS Strategy) provided by the developer
Reference to vegetation retention and replanting (dot point 8) be | during consideration of the
modified to emphasise the retention and inclusion of black submissions received.
cockatoo foraging and roosting habitat. To reflect the changes to the
Include commentary regarding the developer's commitment to Part 1 section relating to the
using 100L stock for street trees and that new trees planted in Community Oval.
POS areas and linear interface zones will be a variety of native To adjust/remove linkages of
tree species to support endemic wildlife habitat ranging in size of | significant concern to adjoining
between 45L and 500L stock at the time of planting. This is residents and improve their
intended to be a general guide given the optimal size of tree will future privacy.
vary depending upon the agreed species, availability at the time To address the City’s concerns
and upon a numbgr of other factors that will negd to _be discussed | apout the suitability and
further with the City representatives at the detail design stage. management of the additional
Adjust Figures 1.9 Landscape Masterplan and 1.10 Functional fire mitigation infrastructure
Layout Masterplan to: proposed.
¢ Reflect inclusion of the Community Oval, and adjust the
proposed pedestrian linkages to suit;
¢ Match the indicative layout of the Local Centre Concept Plan
(as appears in Appendix 14);
¢ Remove the proposed pedestrian linkage within the POS
between the proposed R30 Grouped Housing site and #12 —
#20 Dean Road:;
¢ Reposition the proposed pedestrian linkage within the POS
at the rear of #162 — #174 Glen Iris Drive to the eastern side
of the reserve;
¢ Identify instances where the example sections shown later in
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the report relate to the proposed layout.
Further clarify (or remove) reference to the dedicated fire line and
larger irrigation sprays in sections 1.23 (Bushfire Risk
Management Landscape Response) and 1.24 (Irrigation
Strategy).

Section 5.7 — Movement Networks (& Appendix 9: Transport

Impact Assessment)

Update to reflect the additional information sought by Main Roads

WA during their review of the proposals, including any additional

modelling undertaken as part of the Stage 2 traffic-light controlled

intersection approval process.

Include a statement that the need for any upgrades to the existing

local road network to facilitate this proposal will be undertaken

entirely at the subdivider's expense. Specific reference should be

made to:

e ‘The Fairway' road reservation, which currently involves an

offset carriageway within an under-width reservation with a
reduced verge on the golf course side;

¢ Retention of the Twin Waters Pass Bridge, as a significant
element of the existing character of the area that must be
preserved; and

* Investigation of a potential mini-roundabout at the future four-
way intersection of Twin Waters Pass and the adjusted
Portsea Gardens / new Neighbourhood Connector road.

Ensure associated commentary references the use of MRWA
ROM model outputs, discussion about peak use of the community

oval and potential impacts associated with the proposed Surf Park
on Prinsep Road.

To satisfy the requirements of
Main Roads WA.

To address public concerns
about the responsible party for
adjustments to the existing
road network.

To ensure the latest modelling
is included and the basis on
which it has been prepared.

Section 5.8.1 (& Appendix 10: Local Water Management
Strategy)

Update to address the stormwater basin invert levels, roadside
rain gardens swales and tree pit advice provided by DWER.

To reflect the advice of the
Department of Water and
Environmental Regulation.

Section 5.8.4.1 Pre-Development (Groundwater Monitoring)

Update to include the outcomes of the groundwater monitoring
that was collated following the completion of winter 2021.

To reflect the latest available
information.

Section 5.10.2 (& Appendix 13 - Retail Needs Assessment)
Clarify that the proposed 2,500m? retail NLA is in addition to the
existing 300m? of retail floorspace currently provided in the vicinity
of the proposed shopping centre location and include the latest
Technical Note as an addendum to Appendix 13.

To clarify the proposal and
avoid any uncertainty as to the
extent the proposed retail
floorspace cap included in the
Part 1 section applies to.

Section 5.10.2 (& Appendix 14 - Local Centre Concept Plan)

Update the second last paragraph relating to connection with the
adjoining commercial uses, to include negotiation with the
adjoining landowner, given the need to make physical changes on
both sides of the boundary to facilitate it.

Adjust the Local Centre Concept Plan to show the potential
Berrigan Drive crossover arranged at 90 degrees, and with the
national link to the existing commercial facilities to the east
pushed upwards, to match the alignment of their existing internal
accessway.

To reflect the existing
arrangement of adjacent
commercial development and
typical crossover construction
requirements of the City.
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Section 5.12.2 (& Appendix 15 - Engineering Services To reflect the latest available
Report) information.
Update to reference latest Water Corporation advice regarding
sewer catchments and associated funding.
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RECORD OF ENDORSEMENT TABLE OF AMENDMENTS

This Structure Plan is prepared under the provisions of the City of Cockburn Town Planning Scheme No. 3.

AMENDMENT SUMMARY OF THE AMENDMENT TYPE DATE APPROVED BY WAPC

NO. AMENDMENT
IT IS CERTIFIED THAT THIS STRUCTURE PLAN WAS APPROVED BY RESOLUTION OF THE WESTERN AUSTRALIAN
PLANNING COMMISSION ON:

eviriene.. Date

Signed for and on behalf of the Western Australian Planning Commission:

an officer of the Commission duly authorised by the Commission pursuant to section 16 of the Planning and
Development Act 2005 for that purpose, in the presence of:

reveeeee. Witness

teveeeenn. Date

ceveeieenene. Date of Expiry
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B EXECUTIVE SUMMARY

This Structure Plan has been prepared to guide the subdivision and development of Lot 3 on Diagram 30047,
Lot 6 on Diagram 91027, Lot 7 on Plan 21402, Lot 512 on Diagram 94292, Lot 139 on Plan 18946, and Lot 509
(No. 76 Dean Road) on Diagram 91028 (herein referred to as the ‘subject site’). The subject site comprises
an area of approximately 53.74 hectares, located in Jandakot within the municipality of the City of Cockburn.

The subject site, a former golf course, comprises underutilised vacant land located within the Glen Iris
Residential Estate, encompassing a total area of approximately 130 hectares. The existing residential
neighbourhood is inherently confined by its adjacent land uses, including the Rural Residential land to the
east, Kwinana Freeway to the west, freight rail to the north and industrial land uses to the south.

The site presents a unique opportunity for a site responsive, infill residential development which integrates
with, and contributes to, the existing residential area. The future development of the site will respect the
existing pattern of residential development and enhance the sense of community within the locality, whilst
providing for a diverse range of housing opportunities, including aging in place.

The site is ideally located within proximity to major employment nodes and transport infrastructure, with
direct vehicular connections to the broader metropolitan area. Itis within proximity to the Cockburn Central
Secondary Centre, which provides for significant community facilities and amenity to support the proposed
development.

The urban design rationale for the site has been informed through an extensive community engagement
process undertaken with representatives from the Glen Iris Project Reference Group. Through the community
engagement process, the following priority areas for consideration were identified as:

B Traffic and Access;

B Future Housing;

B Open Space and Environment;

B Interface with existing residences; and
B local Amenities.

The above elements have been considered within the Structure Plan to provide for a site responsive design
that integrates with, and is in keeping with, the characteristics of the existing residential area. The increase

in the residential population provides the impetus for improved community facilities (public open space)
and services.

As a result, the design philosophy has been based around the following:
B The retention of some 500 existing mature trees;

B Providing a landscaped interface ‘buffer’ to the rear of existing single residential houses that abut the
former golf course;

B Providing a design outcome which responds to the topography of the land, including retention of
existing drainage;

B Enhancing local traffic management through such means as including a new traffic light-controlled
intersection with Berrigan Drive, and directing traffic to the internal subdivisional roads, away from the
existing Glen Iris precinct roads, to safely navigate through the new intersection onto Berrigan Drive;
and

B Listening carefully to resident’s requests and running a thorough and well-balanced design consultation
process in order to arrive at a lineal parkland design that respects many of the wishes and wants of
existing local residents.

The proposed Structure Plan has been prepared in accordance with the provisions of Part 4 of Schedule 2
of the Planning and Development (Local Planning Schemes) Regulations 2015 (‘Regulations’) and provides the
planning framework to guide and facilitate the urban residential development of the subject site.

The preparation of the Structure Plan has been undertaken in consultation with the City of Cockburn and
other relevant stakeholders.

R ii
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B STRUCTURE PLAN SUMMARY

ITEM DATA SECTION NUMBER REFERENCED
IN PART TWO OF REPORT

Total area covered by the Structure Plan (Site 53.74 hectares 2.2
Area)
Gross Subdivisible Area 48.62 hectares 5.3

Area of each land use proposed:

Residential 27.92 hectares 5.4
Local Centre 0.72 hectares 5.8
Public Open Space 9.27hectares 5.3
Total estimated lot yield 399 Residential lots 5.4
1 Local Centre lot 5.8
Estimated number of dwellings 550 residential dwellings 5.4
Estimated residential site density 19.69 dwellings per site 5.4
hectare
Estimated population 1,595 people (based on 2.9 5.4
people per household)
Number of high schools nil 5y
Number of primary schools nil 5.7
Estimated retail/ commercial floor space 2,500m? 5.8
Estimated area and percentage of public open 9.27 hectares, (20 parks) 5.3
space given over to Neighbourhood and Local 18.75% of gross subdivisible
Parks area
Estimate percentage of ‘green’ space (parks + 12.3 hectares, 24.9% of gross 5.3
landscape interface) subdivisible area (22.8% of
site area)

Note: All information and areas are approximate only and are subject to survey and detailed design.
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STRUCTURE PLAN

1 STRUCTURE PLAN AREA

This Structure Plan applies to Lot 3 Dean Road on Diagram 30047, Lot 6 on Diagram 91027, Lot 7 on Plan
21402, Lot 512 on Diagram 94292, Lot 139 on Plan 18946, and Lot 509 (No. 76 Dean Road) on Diagram
91028, being the land contained within the inner edge of the line denoting the Structure Plan boundary on
the Structure Plan map (Refer Plan 1 situated at the end of Part 1 of this Structure Plan report).

2 OPERATION

In accordance with Schedule 2, Part 4 of the Planning and Development (Local Planning Schemes) Regulations
2015 (Regulations), this Structure Plan shall come into operation when it is approved by the Western
Australian Planning Commission (WAPC) pursuant to Schedule 2, Part 4, Clause 22 of the Regulations.

Pursuant to clause 27(1) of Schedule 2 of the Regulations:

A decision-maker for an application for development approval or subdivision approval in an area
covered by a structure plan that has been approved by the Commission is to have due regard to, but
is not bound by, the structure plan when deciding the application.

Pursuant to clause 28(1) of Schedule 2 of the Regulations, this Structure Plan has effect for a period of 10
years, commencing on the day the WAPC approves the plan.

3 STAGING

Staging of the Structure Plan area is anticipated to commence generally from the intersection of Hartwell
Parade and Dean Road, progressively extending to the north and south from this point. The development
is likely to be undertaken over 17 stages of approximately 30 to 40 lots each.

Itis anticipated full build out will be complete within approximately 5 years of Structure Plan and Subdivision
approval, depending on sales rates.

4 SUBDIVISION & DEVELOPMENT REQUIREMENTS

4.1 LAND USE AND ZONES

The Structure Plan Map (Plan 1) outlines the land use, zones and reserves applicable within the Structure
Plan area. The zones and reserves designated under this Structure Plan apply to the land within it as if the
zones and reserves were incorporated into the Scheme.

4.2 ENVIRONMENTAL FEATURES

The Structure Plan proposes to retain approximately 500 mature trees across the site. The retention and
protection of these trees during and post construction is to be considered through detailed design and
construction methodologies. The lineal parkland design incorporated in the Structure Plan allows for Water
Sensitive Urban Design outcomes with swales and at-source infiltration a key feature of the drainage strategy,
providing improved soil moisture levels around retained mature trees and additional planted street trees.

GLEN IRIS ESTATEW

4.3 INTERFACE WITH ADJOINING LAND

The Structure Plan is surrounded by existing residential development with 220 residential dwellings directly
abutting the land. To ensure appropriate management of this interface, a landscaped buffer is identified
for the majority of the perimeter of the site. This is achieved through the provision of public open space,
landscaped pedestrian access ways, and widened road reserves with landscaped streetscapes; or otherwise
adjoining an existing road reserve, as depicted on Plan 1.

Where a landscaped buffer and/or widened road reserve adjoins the rear of existing residential properties,
where appropriate, a 0.1 metre wide Pedestrian Access Way may be applied to the landscaped buffer and/
or widened road reserve as a means of preventing vehicular access from the existing residential property to
the landscaped buffer and/or widened road reserve.

Thereareonlylimited portions ofthe siteinthe south ofthe Structure Plan areawhereresidential development
is proposed to directly abut existing residential development. These interfaces will be managed by a Local
Development Plan and in instances could include retention of trees and vegetation.

4.4 PUBLIC OPEN SPACE

Public open space should be provided generally in accordance with the Structure Plan Map (Plan 1).

In accordance with Liveable Neighbourhoods, a minimum of 10% of the gross subdivisible area shall be
provided as public open space, comprising a minimum of 8% unrestricted open space.

4.5 RESIDENTIAL DENSITY TARGETS

The residential density codes applicable to the Structure Plan shall be in accordance with those shown
on the Structure Plan Map (Plan 1). The Structure Plan prescribes a base code of R20, with areas of R30
dispersed throughout in strategic locations.

The Structure Plan area shall provide for an average minimum of 15-20 dwellings per residential site hectare
and 10 dwellings per gross urban hectare, generally consistent with surrounding residential densities.

5 LOCAL DEVELOPMENT PLANS

Local Development Plans (LDP) may be prepared and implemented pursuant to Part 6 of Schedule 2 of
the Planning and Development (Local Planning Schemes) Regulations 2015 ('Planning Regulations') for lots
comprising one or more of the following site attributes:

B Lotswith an area less than 260m?;

B Lotswith an irregular configuration;

B Lots where specific vehicle access and egress control is required;

B Lots abutting public open space, a pedestrian access way or an area of landscape interface;

B Lots zoned ‘Local Centre’;
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B Lots with particular site constraints (e.g. steeply sloping land);

B Lots directly abutting existing residential development; LEGEND

RESIDENTIAL
[ ] LOW DENSITY (R20)

] MEDIUM DENSITY (R30)
I MEDIUM DENSITY (R40)

B Lotsthatrequire quiet house design for noise attenuation through deemed-to-comply noise attenuation
packages, and/or lots requiring specialist acoustic requirements, as identified in an approved Noise
Management Plan; and/or

COMMERCIAL/INDUSTRIAL

[ LOCAL CENTRE

PARKS, RECREATION & CONSERVATION

[ PUBLIC OPEN SPACE

B Any lots requiring variations to the Residential Design Codes to achieve specific built form and
streetscape outcomes.

MOVEMENT NETWORK
MEIGHEOURHOOD CONMNECTOR

6 OTHER REQUIREMENTS

OTHER
= mm STRUCTURE PLAN BOUNDARY )

6.1 BUSHFIRE CONSTRUCTION STANDARDS

This Structure Plan is supported by a Bushfire Management Plan. Regardless of whether the land has been
formally designated as bushfire prone, any buildings on land identified as falling within 100 metres of a
bushfire hazard shall comply with the requirements of Australian Standard 3959 under the Building Code of
Australia.

] LANDSCAPE INTERFACE
(7] POWERLINE EASEMENT

6.2 DEVELOPER CONTRIBUTION ARRANGEMENTS

The Structure Plan area is located within Development Contribution Areas 13 and 15 (‘DCA 13" and 'DCA
15'), as identified in Table 10 of the City of Cockburn Town Planning Scheme No. 3 ('TPS 3'). Under TPS 3, a
Development Contribution Plan applies to the Structure Plan area and should be read in conjunction with
this Structure Plan.

The landowner/developer is to contribute towards key service and community infrastructure within the
latest Development Contribution Plan for DCA's 13 and 15. A cost contribution payment based on the area
being developed will be required in accordance with the relevant contribution rate in the DCP in DCA's 13
and 15 at the time that development is implemented.

7 ADDITIONAL INFORMATION

ADDITIONAL INFORMATION APPROVAL STAGE CONSULTATION REQUIRED

Bushfire Attack Level Contour Plan Subdivision Application Department of Fire and Emergency
Services; and City of Cockburn

Bushfire Attack Level Certification Building Licence City of Cockburn

Acoustic Assessment Subdivision Application City of Cockburn

PLAN 1-STRUCTURE PLAN MAP
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Item 14.1.1 Recommendation on Final Adoption — Scheme Amendment 152 to
Local Planning Scheme 3 and Structure Plan — Various Lots
Comprising the Former Glen Iris Golf Course

The following Attachments for Item 14.1.1 have been distributed under separate
cover.

They are located on the Agendas and Minutes page of the website.

Attachment 4 Schedule of Submissions
Attachment 5 Large and Handwritten Submissions
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Item 14.1.1 Recommendation on Final Adoption — Scheme Amendment 152 to
Local Planning Scheme 3 and Structure Plan — Various Lots
Comprising the Former Glen Iris Golf Course

The following Attachments for Item 14.1.1 have been distributed under separate
cover.

They are located on the Agendas and Minutes page of the website.

Attachment 4 Schedule of Submissions
Attachment 5 Large and Handwritten Submissions
62 of 760

Document Set ID: 11299767
Version: 3, Version Date: 04/12/2(23




OCM 10/11/2022 ltem 14.1.1 Attachment 6

= N
Actll\f‘ change

Empawering 4s1a Intelligent invesimen

18th October 2022
City of Cockburn

9 Coleville Crescent
Spearwood WA 6163

Investment Planning Model Report - Former Glen Iris Golf Course

Thank you for the opportunity for ActiveXchange to recently deliver the Investment Planning Model
(IPM) report to the City of Cockburn (the City) for the Former Glen Iris Golf Course (the Site), with an
analysis of projected demand for golf.

The IPM was produced using ActiveXchange's latest data sets, model metrics, demand profiling and
validation processes to provide a contemporary, accurate and credible report. The model combines
third party data such as lifestyle and demographic information with first party golf membership data to
build a golf player profile which informs a demand projection based on the catchment population.

Please see below a number of explanations regarding key ActiveXchange datasets:
e Demand can be viewed as the potential market for a venue
e Organised Demand projections were calculated by applying the golf membership conversion
averages for population segments, based on WA data
e Casual Demand projections were calculated using Ausplay survey data by applying casual
participation rates at different age groups to the respective age-wise population within the
analysed area

Some of the key findings of the IPM include:
e By far the largest amount of Projected Organised Demand for golf within the analysed area is
in the City of Melville
e Projected Organised Demand within the catchment decreases by 96% after applying
Drive-time and Competitor Decay for the Site, to a total of 755 people
o As demonstrated by the Cily's ActiveXchange SportsEye platform, the rate of
conversion of such Demand into golf Members averages 30% across Perth
e Projected Casual Demand of 25,026 within the analysed area
o As Casual Demand is modelled using Ausplay data that does not provide household
location information, Drive-time and Competitor Decay for the Site are unable to be
calculated. It would be reasonable to expect however that decay would occur in a
similar fashion to that demonstrated by the Organised Demand modelling

It is important to note that the purpose of the IPM is to assist the City in making evidence based
decisions and ActiveXchange is not contracted to provide consultancy or professional services to any
parties in relation to this project. In addition, these reports are always one data set that contributes to
a much larger context surrounding decision making. Thank you again for the opportunity to work with
the City of Cockburn.

Kind regards,

James Ellender
Chief Executive Officer

18/10/22
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Cockburn - Former Glen Iris Golf Course

Activa<change Investment Planning Report - Golf

October 2022
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OUR WHY IS A TIRELESS PURSUIT OF 3 QUESTIONS

Why one person is more Why one location is more What is the value of
likely to be active than likely to absorb demand participation to enable
another person? than another? evidence-based decisions?

5

oW iR B I o~ il

30,000+ 4M+ 300+ 8,000+ 100+ 150M+ 1B+
Locations Leisure, Fitness Leisure & Club Sport Sites State Sports Individual First Annual Australian
and Fitness Party Household
Sport Members Venues Data Transactions

Transactions

Full overview video: www.ActiveXchange.org
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Investment Planning Report - Golf Active {hange
Mosaic segmentation Other indicators
Lifestyle information around Such as age, gender,
an individual from Experian deprivation, car ownership and
rural/urban classification
! 1
+ +
Third Party Data
Player Profile Demand Projection
All first party and third part data sets Australia is made up of a combination of the
are aggregated together to identify the | segmentation groups, and together with our
demographic splits of the members and conversion figure i.e. number of members from each
more importantly, be able to see which group, we can then apply it to the baseline
segments do members fall under population across Australia to estimate the demand

First Party Data

4
[

National sample

Actual up to date member
data from across Australia
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Cockburn - Former Glen
Iris Golf Course

Area and Site Overview

The map shows the site and
associated 20-minute drive time
catchment.

Competitor sites are overlayed.
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Cockburn - Former Glen Iris Golf Course

| Successful Spending | | 1

Successful Spending Young, married
couples with children and high income,
living in outer-suburban/metro-fringe
areas

[

Scenic Connection | | <

Scenic Connection Older couples in
semi-retirement, living in suburban
areas and nearby towns for many
years, with high income

=

. | Spacious Traditions | E

Spacious Traditions Middle-aged,
traditional families with older children,
owning large and expensive properties
in outer-suburban areas with high
income

-
Top 6 Demographic Segments - Mosaic Active/(ghange

Fruitful Families | | 2

L

Fruitful Families Gen X families with
many children, living in metro-fringe
areas, with high income

A A

B06 Careers & Kids | [E]
., |

Careers & Kids Gen X families with
children, living in expensive properties
in suburban areas, with high income

LDeveIoping Domestics 1 |9% |6

Developing Domestics Young first-
home-owner families with very young
children, recently moved into new
housing estates, with above average
income

Canvriaht 20122 Artiva¥rhanne
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Cockburn - Former Glen
Iris Golf Course

Golf Organised Demand

The map shows the site and
associated Golf organised demand
by SA1. Competitor sites are
overlaid.

Organised demand projections are calculated
by applying the sports-specific segment
conversion averages (i.e. who plays the sport
across the state identified by actual
membership data from the State Sport
Organisations) to the population within the site
catchment.

-
Actlv_e‘ change
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Cockburn - Former Glen
Iris Golf Course

Golf Casual Demand

The map shows the site and
associated Golf casual demand by
SA1. Competitor sites are overlaid.

Casual demand projections are calculated using
Ausplay data by applying casual participation
rates at different age groups to the respective
age-wise population within the site catchment.
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Actll_v_e‘ change
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Cockburn - Former Glen Golf Demand Analysis
Iris Golf Course

N ' _ n
Projected Organised Projected Organised Golf Demand Analysis Demand
LGA Demand ~ SA2 Demand ~ ) )
Projected Organised 18,405
Melville (C) 4929 Melville 886 Demand
Cockburn (C) 2,992 South Perth - Kensington 856 Projected Organised 1415
Demand after Drive-time
Canning (C) 2,734 Booragoon 832 )
Projected Organised 755
Gosnells (C) 2,400 Applecross - Ardross 753 Demand after Drive-time +
Competitors
South Perth (C) 2,068 Canning Vale - East 713 )
Projected Future 20,720
Fremantle (C) 1,131 Willetton 705 Organised Demand 2032
Armadale (C) 839 Como 658 Projected Casual Demand 25,026
East Fremantle (T) 470 Riverton - Shelley - 634 Projected Future Casual 28,507
Rossmoyne Demand 2032
Winrimana P A1 A
) Bicton - Palmyra 612
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Active change
o
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Shaping a more informed and
connected sector

SportHQ
9 203 Underwood Ave, Floreat 6014
WA

o N .
Actlle‘ change

@ www.ActiveXchange.org

intelligence@ActiveXchange.org
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14.1.2  (2022/MINUTE NO 0228) Proposed Structure Plan Amendment -
Lots 114, 123-125 Wattleup Road, Hammond Park - Amendment No.3

Author Daniel Arndt

Attachments

9.

1
2
3
4.
5.
6
7
8

Approved Structure Plan Map §

Proposed Structure Plan Amendment Map 4
Development Concept Plan (as advertised) I
Updated Development Concept Plan (Oct. 2022) 1
Retail Sustainability Assessment (Aug. 2022) 1
Element RSA Review (for Perron Group) £
Pracsys RSA Review (for City of Kwinana) I

Far Lane RSA Peer Review [

Residential Interface Strategy I

10. Wattleup Road - Possible Long Term Layout
11. Schedule of Submissions I

Location Lot 305 Whadjuk Drive, Lot 9043 Wattleup Road and Lot
9053 Wattleup Road, Hammond Park

Owner Goldenore Corporation Pty Ltd (Lots 305 and 9053) and
Sunview Developments Pty Ltd (Lot 9043)

Applicant Rowe Group Design, on behalf of Aigle Royal Developments

Application  110/223

Reference

That Council:

modifications:

to:

Officer Recommendation

(1) ADOPTS the Schedule of Submissions prepared in respect of the proposed
Structure Plan Amendment;

(2) Pursuant to Schedule 2, Part 4, Clause 20 of the deemed provisions of the
Planning and Development (Local Planning Schemes) Regulations 2015,
RECOMMENDS to the Western Australian Planning Commission that the
proposed Structure Plan Amendment be approved, subject to the following

1. The Structure Plan Map is to be modified to remove reference to an R80
coding applying within the proposed Local Centre zone.

2. Part One — Implementation is to be modified to:

a) under Section 4.3 Local Development Plans stipulate that requirement
for the preparation and approval of a local development plan for lots
zoned ‘Local Centre’ is to occur prior to the lodgement of a
development application, which is to include specific provisions relating

¢ the interface with adjoining residential development;

e minimum setback of buildings from the lot boundary, where
adjacent to residential development;

e maximum building height; and

e vehicle access arrangements.
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b)

a)

b)

f)

9)

Under Section 5.3 Additional Information, include the requirement for

the following plans to be prepared and submitted at the development

application stage:

External Lighting Plan;

Bushfire Management Plan;

Delivery Management Plan;

Waste Management Plan;

Parking Demand Assessment;

Construction Drawings for the upgrades to Wattleup Road (between

Hammond Road and Frankland Avenue), informed by a Road Safety

Audit; and

e Updated cross-sections detailing the proposed interface between
the site and existing housing to the west and east.

3. Part Two — Explanatory is to be modified to:

Modify Section 3.4.4 State Planning Policy 4.2 — Activity Centres for
Perth and Peel to summarise the Hammond Park Shopping Centre
Retail Impact Assessment and how this demonstrates compliance with
State Planning Policy 4.2 — Activity Centres for Perth and Peel.

Modify Table 4: Public Open Space Schedule under Section 5.2 Public
Open Space to specify that the City of Cockburn may recommend to
the WAPC that a cash-in-lieu contribution towards the provision of
public open space is imposed as a condition of approval for land zoned
‘Local Centre’, where subdivided for residential purposes.

Modify Section 5.4.2.3 to reflect the car parking arrangements
associated with the updated Development Concept, noting that any
shortfall will need to form the subject of a detailed demand assessment
at the Development Application stage.

Modify Section 5.5.1 to reflect the need to provide a drainage basin
within the Amendment area, as per the endorsed LWMS Addendum.

Under Section 5.8.3 Road Works include reference to the need for a
detailed design for required upgrades to the local road network at the
development application stage, with works to be undertaken at the
proponent’s cost, including:

e the relocation/adjustment of any existing embayed parking,
footpaths, pram ramps or traffic management devices within the
Whadjuk Drive reservation; and

e upgrades to Wattleup Road between Hammond Road and
Frankland Avenue, including any necessary deceleration lanes,
median treatments and/or parking and footpath adjustments.

Under Section 5.8.4 Staging, amend to reference the staging
assumptions made in the Hammond Park Shopping Centre Retail
Impact Assessment.

Under Section 5.9 Developer Contributions, expand the paragraph on
Development Contribution Area (DCA) 13 to reference liability under
this DCA only where residential subdivision and/or development
occurs.
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4.  Appendix 3 — Bushfire Management Plan is to be modified to provide
photographic evidence and justification for the Wattleup Road being
considered an exclusion pursuant to clause 2.2.3.2 of AS 3959-2018.

5. Appendix 6 — Development Concept is updated in line with the concept
provided in response to public submissions, and further modified to:

a) Depict the required 865m2 drainage basin as detailed in the Local
Water Management Strategy Addendum.

b) Insert the indicative landscape design on Plan C1.114 Rev D (prepared
by Plan E) in the Landscape Interface Strategy.

6. Insert the ‘Hammond Park Shopping Centre Retail Impact Assessment’ as
a separate technical appendix.

7. Insert the ‘Residential Interface Strategy’ as a separate technical appendix.
(3) ENDORSES the Bushfire Management Plan, prepared by Strategen JBSS&G in
respect of the proposed Structure Plan Amendment (Revision 1, 1 June 2022),

subject to modifications being undertaken in accordance with Modification 4;
and

(4) ADVISES those who made a submission of Council’s decision accordingly.

8.24pm  The Manager Legal and Compliance departed the meeting and returned at
8.27pm.

Council Decision
MOVED Cr L Kirkwood SECONDED Cr C Reeve-Fowkes
That Council:

(1) NOTES the Schedule of Submissions prepared in respect of the proposed
Structure Plan Amendment;

(2)  Pursuant to Schedule 2, Part 4, Clause 20 of the deemed provisions of the
Planning and Development (Local Planning Schemes) Regulations 2015,
RECOMMENDS to the Western Australian Planning Commission that the
proposed Structure Plan Amendment be REFUSED on the basis that:

1. By virtue of the land’s immediate interface with existing residential lots, the
proposal will have an unacceptable impact on the amenity of adjoining
landowners (in terms of noise, odour, light spill, privacy and security),

2. The proposal will generate a level of traffic unsuitable for the adjoining local
road network, in a manner that will have a negative impact on the intended
residential character of the area,

3. The proposed scale of the facility will have an adverse impact on the
established and emerging activity centre hierarchy in the locality,

4. lIs inconsistent with surrounding landowner and commercial operator
expectations, as derived from the City’s Local Commercial and Activity
Centre Strategy and existing approved Structure Plan over this land; and
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(3) ADVISES the applicant and those who made a submission of Council’s
decision.
CARRIED 9/1

For: Mayor L Howlett, Deputy Mayor T Widenbar, Cr K Allen, Cr P Corke, Cr T
Dewan, Cr P Eva, Cr L Kirkwood, Cr C Reeve-Fowkes, Cr C Stone
Against: Cr M Separovich

Reason

Residents bought into this area with a clear understanding of the current Structure
Plan.

They did not buy with the understanding that there may be two fast food businesses
and a huge shopping centre precinct right on their doorstep or backyard.

This proposed Structure Plan is not fitting with the local surrounds or backyard.
There is a lack of parking.

The small roads within this area of Hammond Park cannot cope with a shopping
centre and the traffic it will bring.

A minimal buffer between surrounding homes. We should not be supporting fast food
within a short distance of three and soon to be four schools.

Officer Comment

It is important to note that the development layout provided with the proposal is a
concept plan only, with the final land uses, scale, arrangement and parking provision
to form the subject of a more detailed Development Application (potentially informed
by a Local Development Plan as recommended in the Schedule of Modifications).

Furthermore, whilst the concept plan includes landscaped areas that will be available
for public use, they are not public open space that will be managed or maintained by
the City.

Background

The proposed Structure Plan Amendment is presented for a recommendation for final
approval to the Western Australian Planning Commission (WAPC).

Southern Suburbs Stage 3 District Structure Plan

The Amendment area is within the area subject to the Southern Suburbs Stage 3
District Structure Plan (the DSP), approved by Council in September 2012.

The DSP identified a ‘Neighbourhood Centre, located at the intersection of Hammond
Road and Whadjuk Drive, with an intended retail floor area of approximately 5,000m?2.

The DSP sets out the requirement for the future design of the Neighbourhood Centre
based on ‘main street’ principles, to provide an active frontage to Whadjuk Drive.
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Lots 114, 123-125 Wattleup Road, Hammond Park Structure Plan

The Structure Plan was endorsed by the WAPC on 28 July 2014, and has formed the
subject of two amendments, approved on 21 July 2015 and 13 April 2018.

Except for land within the Amendment area and on the former Lot 114 Wattleup
Road, subdivision of the Structure Plan is nearing completion.

The approved Structure Plan contains 1.5312 ha of land zoned ‘Local Centre’,
including 11 single residential lots, a childcare centre (approximately 945m2 gross
lettable area) and a mixed-use commercial development (medical consulting rooms,
physio, dentist and café, of approximately 462m2 gross lettable area).

Submission

N/A

Report

Structure Plan Overview

The proposed Structure Plan Amendment (the Amendment) covers three existing lots
within the Lots 114, 123-125 Wattleup Road, Hammond Park Structure Plan, being
Lot 305 Whadjuk Drive, Lot 9043 Wattleup Road and Lot 9053 Wattleup Road,
Hammond Park (refer to Figure 1).

Figure 1 — Structure Plan Amendment Area
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The Amendment seeks to modify the existing Residential R30, R50 and R60 zoning
and public open space, to a ‘Local Centre R80’ zoning across all three lots, to
facilitate future development of a neighbourhood shopping centre (including a
supermarket), fast food outlets and up to two stages of specialty retail.

Retail Impact

Clause 6.5.2 of State Planning Policy 4.2 — Activity Centres for Perth and Peel (SPP
4.2) sets out the requirement for structure plans that provide for ‘major development’
to include a Retail Sustainability Assessment (RSA), where the retail floor space of a
neighbourhood centre exceeds 6,000m?2 net lettable area (NLA), or where there is an
expansion of a neighbourhood centre by more than 3,000m2 NLA.

The Amendment proposes a retail floor area of approximately 7,194mz2 gross floor
area (GFA), equivalent to approximately 6,000-6,500m2 NLA, exceeding the trigger
for the preparation of an RSA under SPP 4.2. This figure is exclusive of three
undeveloped lots within the Structure Plan Area, with a combined area of
approximately 8,590m?, also zoned ‘Local Centre’.

Urbis prepared an RSA (Attachment 5) on behalf of the proponent, concluding:

e the primary trade area of the centre is likely to be confined to the western side of
the Kwinana Freeway, covering much of Hammond Park and Mandogalup (City of
Kwinana);

e asecondary trade area to the east of the Kwinana Freeway, covering the northern
part of Hammond Park (south of Russell Road), southern part of Atwell, northern
part of Wandi (City of Kwinana) and rural part of Mandogalup (City of Kwinana);

e an estimated annual retail spend increase within the primary and secondary trade
area of $354 million between 2022 and 2037, factoring in population increase;

e an estimate demand of 5,128m?2 of retail floor area in the trade area based on the
current population, with the potential for 8,344m?2 of retail floor area by 2032;

e a future supermarket development is expected to capture 25% of supermarket
spending from the overall trade area; and

¢ retail and commercial development is anticipated to create 293 direct and indirect
jobs, once operational, contributing $31.8 million in direct and indirect gross value
added per annum.
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Figure 2 — Proposed Hammond Park Shopping Centre — Retail Trade Area

Having previously raised concerns with the potential impact of the retail expansion on
nearby centres, Perron Group and the City of Kwinana engaged Element and
Pracsys (respectively) to undertake reviews of the RSA submitted. A copy of those
reviews are provided at Attachment 6 and 7.

Separate to this, the City commissioned Far Lane, a consultant with extensive land-
use economics expertise who advised the City during preparation of its Draft Local
Planning Strategy (LPS), to undertake a peer review of the RSA. A copy of the Far
Lane peer review is included at Attachment 8.

A summary of the key issues raised by Element, Pracsys and Far Lane in their
separate reviews of the RSA are discussed under the issue headings below:

Issue: The proposed Local Centre is equivalent to a ‘District’ Centre under SPP 4.2

Element and Pracsys both suggested that once increased (via this proposal) the
collective ‘Local Centre’ zoned land would be capable of accommodating up to
11,500m? of retail floor area, equivalent to that of a ‘District’ Centre. This figure
assumes that all existing ‘Local Centre’ zoned land (outside of the Amendment area)
is developed to its maximum potential, excluding areas already developed for
residential purposes.
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The amendment proposal itself seeks to create a site capable of accommodating a
full-line supermarket plus specialty stores and two fast food outlets, with a collective
estimated retail floor area of between 6,000m? and 6,500m2 NLA. Under SPP 4.2
this equates to the size and function of a ‘Neighbourhood’ centre.

Whilst the City acknowledges the existence of a further 8,590m? undeveloped ‘Local
Centre’ zoned land, its fragmentation over three future land parcels effectively
precludes the development of a supermarket (the main driver behind this proposal),
and there is no prospect of the centre incorporating a discount department store (a
key element that typically defines a ‘District’ centre).

Furthermore, there is no certainty that the residual ‘Local Centre’ zoned land will be
developed for retail purposes. To date, the landowners have shown no interest in
developing the land for this purpose, and as evidenced by earlier development, there
are a range of alternative uses (including complementary non-retail commercial uses
such as the existing medical and childcare centres) that ‘Local Centre’ zoned land
may be developed for under TPS 3.

In the event that a proposal is subsequently submitted to develop that land for retail
purposes, SPP 4.2 affords the City the ability to require a further RSA at that time to
test the impact of such a proposal on surrounding centres.

Issue: The City’s Draft Local Planning Strategy identifies the centre as ‘Local’ and
does not identify the need for expansion or additional Neighbourhood Centres

The City’s draft LPS was adopted and forwarded to the Western Australian Planning
Commission (WAPC) for certification to advertise in October 2020, well before
lodgement of this Structure Plan Amendment.

Whilst the City’s 2012 Local Commercial and Activity Centres Strategy (LCACS),
identifies the Hammond Park centre as a ‘Local’ centre, anticipating a retail floor area
of only 1,000m?2 (out to 2026), this is contrary to the ultimate intention for the area as
set out in the DSP, which foreshadows up to 5,600m? of retail floor space for the
broader area (inclusive of two 300m? nodes that have since been approved for other
purposes). It is possible that this anomaly is a product of LCACS not anticipating the
density and speed at which the Hammond Park area has developed, but of
importance, LCACS does not prescribe set limits on retail floor area within activity
centres, instead recognising that there may be a need for centres to grow over time.

The City’s draft LPS is currently being advertised for public comment until 21
November 2022. Should this Structure Plan Amendment ultimately be approved by
the WAPC, there is scope for its status to be corrected to a ‘Neighbourhood’ centre
(as envisioned in the DSP) prior to finalisation.

Issue: Development of the proposed centre will undermine the established activity
centre hierarchy under SPP 4.2 and existing centres

SPP 4.2 identifies the future creation of a ‘District’ centre at Wandi (within the City of
Kwinana), which has the potential to compete with retail offerings at Hammond Park.
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Far Lane noted that the RSA did not detail the impact on a future District Centre in
Wandi, however acknowledged that this is difficult to assess due to the uncertainty
on how and when this centre will develop.

The City of Kwinana’s Local Commercial and Activity Centres Strategy (2014)
anticipated the Wandi District Centre accommodating up to 6,000mz2 retail floor space
by 2021, increasing to 20,000m?2 over the longer term. To date, structure planning for
the District Centre is yet to occur, and it is unclear if or when retail development will
occur. Given the uncertainty, development of a Neighbourhood centre in Hammond
Park servicing an established need (as evidenced by the number of submissions
received in support of the proposal), is not considered unreasonable and unlikely to
undermine the activity centre hierarchy set out in SPP 4.2.

Issue: The RSA does not appropriately consider potential growth of other centres in
particular the existing Russell Road Neighbourhood Centre (Hammond Park)

Pracsys correctly note that the submitted RSA does not recognise the 2,000m?
surplus capacity that the Russell Road Neighbourhood Centre has not used, which is
capable of filling the gap in retail floor area out to 2032. Since the 2012 adoption of
LCACS this centre has fully built out, inclusive of approximately half of the zone
being developed for non-retail purposes as ‘The Quarie’ tavern, making future use of
this allocation highly unlikely.

Previous structure plans approved in Hammond Park have also designated select
sites as ‘Local Centres’ to facilitate their development for convenience retail
purposes. All of those sites have since been developed for non-retail uses, such as
childcare and residential housing, again making use of this allocation highly unlikely.

Issue: Potential impact on Gateways and wider Cockburn Central Secondary Centre

The Cockburn Central Secondary Centre is recognised under the draft Local
Planning Strategy and LCACS as the City’s primary centre. The approved expansion
of Gateways and future development within the wider activity centre includes a
number of land uses that support future elevation under SPP 4.2 to a ‘Strategic
Metropolitan Centre’, including high density residential, dining/entertainment, tertiary
services (including healthcare and education) offices, and a scale of retail uses not
typically provided for in smaller centres.

Element noted in their initial submission that the development of a larger centre in
Hammond Park has the potential to undermine private investment at Gateways. The
RSA forecasts that development of the Hammond Park centre will reduce turnover by
2.3% by 2025, then increasing by 16.8% by 2028 (compared to 2022 levels).

Under the WAPC’s draft SPP 4.2 Implementation Guidelines this is considered to be
a minor or insignificant level of impact.
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Issue: Potential impact on the Harvest Lakes ‘Neighbourhood’ Centre (Atwell)

In the short-term, a much greater impact on retail trading conditions will be
experienced at Harvest Lakes, the closest functioning ‘Neighbourhood’ centre that
provides a similar scale of retail offerings to what is anticipated in Hammond Park
(i.e. full size supermarket and specialty retail).

The RSA forecasts that the Harvest Lake’s turnover will decrease by up to 12.9% by
2025 (compared to 2022 levels), which equates to a potential difference in turnover
of $8.9 million. Under the WAPC's draft SPP 4.2 Implementation Guidelines, an
impact greater than 10 per cent may be considered ‘significant’ and is discouraged
unless it can be demonstrated that there is a net community benefit.

The RSA predominantly outlines the potential employment (particularly suited to
young locals looking to enter the job market during operation), and gross value
outcomes from the proposed development as the main benefit to the community.

Far Lane points out that these are rather tenuous, given these types of jobs would
likely be filled by another centre in meeting the consumption demands of the
catchment.

The RSA references other community benefits arising from the development as
including increasing consumer choice, activation of a strategic site, trading impacts
and community engagement.

Given the distance and physical barrier created by the Freeway, these are
considered more compelling considerations, with the proposal providing increased
amenity and more immediate access to convenient daily and weekly retail offerings,
in an area of recognised need.

Of importance is recognition that there is no land left within the primary trade area
capable of accommodating a full-line supermarket.

Also of note, is that despite being provided with the opportunity to review the RSA,
the owner of the Harvest Lakes Neighbourhood Centre provided no further feedback
on the proposal.

In summary, both Far Lane and the City are satisfied with the findings of the RSA,
with none of the matters raised by Element or Pracsys considered sufficient to
reasonably refuse determination of a Neighbourhood Centre of the size proposed.

Interface With Adjoining Residential Development

The existing Structure Plan is premised on a ‘Residential R30’ zoning along its
easternmost boundary, abutting nine residential properties fronting Criddle Way and
Whadjuk Drive. To the west of the site is a row of seven ‘R80’ coded lots separated
by Marcy Lane, and eight ‘R60’ coded lots backing onto the site, all fronting Snowden
Street.
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Based on the indicative Centre Concept Plan submitted (Attachment 3), future
development will involve replacing the residential interface of both cells with either a
secure rear service yard, a public car park and/or an associated landscaping strip.

A number of the objections received during public advertisement focussed on this
aspect of the proposal, raising concerns such as:

e security from intruders, accessing residential properties from the car park;

e potential amenity impacts from noise and odour associated with the fast-food
outlets and vehicles within the car park; and

e existing expectations that the site would be developed for residential
purposes, as per the approved Structure Plan.

In response the applicant prepared an updated Development Concept (Attachment
4), that centralises and increases the separation distance between the two fast-food
outlets and adjacent residences, supplemented by a ‘Residential Interface Strategy’
(Attachment 9), including cross-sections that highlight the notable level changes
along these edges (refer Figures 3 and 4 below).
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Figure 3 —Western Boundary Sections (Adjacent to Snowden Street)
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Figure 4 — Eastern Boundary Sections (Adjacent to Criddle Way)

The cross-sections detail that the finished site levels of residential lots on the east of
the site are expected to be between 0.4 metres and 3.5 metres above the finished
level of the adjacent car park and landscaping strip, and between 0.9 metres and
1.75 metres on the western side of the site.

In combination with the fencing and landscaping treatments proposed it is agreed
that the proposed treatments are an acceptable means of managing the concerns
raised, but to ensure such an outcome is achieved (and not eroded over time), it is
recommended that the approach (and other select items, such as building heights,
setbacks to adjoining housing and vehicle crossover locations based on the updated
Development Concept) be embedded within a Local Development Plan for the site,
inclusive of a requirement for updated cross-sections to be provided at the
Development Application stage when the finished site levels can be confirmed.

Traffic Impact
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The development of the Amendment area for retail and commercial purposes will
require upgrades to the existing road network, which involves the creation of three
new access points into the site (two from Wattleup Road; one from Whadjuk Drive),
as well as the impact of additional trip generation on the wider road network.

The Amendment area is located approximately 170 metres east of the future
Hammond Road reservation, which will ultimately be developed as a four-lane
divided carriageway between Russell Road (to the north) and the future extension of
Rowley Road (to the south).

The Southern Suburbs DSP indicates the intersection of Wattleup Road and
Hammond Road will be restricted to ‘left-in, left-out’(LILO), helping to reduce traffic on
Wattleup Road and elevating Whadjuk Drive as the primary west-east road through
Hammond Park, however the City is yet to commission the detailed design for this
section.

In the meantime, continued delays to the construction of Rowley Road and increased
development pressures coming from the western side of Hammond Park have
established a case for retaining Wattleup Road as a continuous east-west
connection, with the City having prepared a concept design for Hammond Road
involving a full-movement (roundabout) intersection at Wattleup Road.

In the absence of certainty over the final design, the submitted Transport Impact
Assessment (TIA) for this proposal considers the traffic impact, including
modifications to the local road network, based on both scenarios.

Included are design concepts prepared by Uloth & Associates for Wattleup Road,
both of which necessitate changes to the existing road configuration between
Hammond Road and Frankland Avenue, involving differing lengths of median islands
and turning pockets.
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e
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Figure 5 — Wattleup Road Concept Design, Based on a Left-in/Left-out intersection at
Hammond & Watteup Roads (Neighbourhood Connector ‘B’ Standard)
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Should a full-movement intersection be created at the Hammond/Wattleup Road
intersection, traffic volumes are anticipated to be sufficient to warrant further
upgrading from a Neighbourhood Connector ‘B’ (under the LILO scenario) to a
Neighbourhood Connector ‘A’ standard, which may necessitate 1 metre widening off
the existing reserve.

As existing residential development to the west and east of the Amendment area has
already occurred, this could only be achieved via excision of a 1m strip on the
southern side from Frankland Reserve (Reserve 27057).

The consequences of such a change include the need for modifications to the
Frankland Community Centre car park and the restriction of Criddle Way to a LILO
intersection at its southern connection with Wattleup Road (refer to Figure 6).

L 22 00
Rl 20 0w

vad reserve widened | #9
21.0 metres, with | S ol

Figure 6 — Wattleup Road Concept Design, Based on a Full-Movement Roundabout at
Hammond & Wattleup Roads (Neighbourhood Connector ‘A’ Standard)

Irrespective of the final form of the Wattleup/Hammond Road intersection, as it is the
additional traffic generated by relocation of the Local Centre that is causing the need
for these upgrades, they should be provided at the shopping centre developer’s
expense.

It is therefore recommended that the Amendment be modified to reflect the need for
full construction drawings (inclusive of an independent Road Safety Audit) be
submitted at the development application stage, with any physical works required to
be provided entirely at their expense.

Should the development occur ahead of a final decision on the Wattleup/Hammond
Road intersection any subsequent adjustment will need to be considered by Council
as part of the future Hammond Road extension project.

Car Parking
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The updated Development Concept accommodates around 380 car parking bays,
including supermarket click and collect bays, drive through stacking spaces and
embayed street parking along Whadjuk Drive.

Based on strict application of TPS3 parking rates (assuming the food and beverage

sites are shops, and before any consideration is given to matters such as reciprocity
or shared parking), approximately 470 bays would be required for Stage 1, rising to

540 for Stage 2.

The applicant considers the large shortfall a product of the City’s conservative
parking ratios, which are significantly higher than comparable planning schemes
(such as the Cities of Melville, Kwinana and Gosnells).

Whether the City accepts such a reduction is not a matter to be resolved at the
structure planning stage. It will need to be informed by a detailed demand
assessment submitted at the Development Application stage, when a more precise
understanding of the land uses proposed is known.

Public Open Space

The existing Structure Plan includes 3,520m2 of public open space (POS) which the
Amendment seeks to remove. Under the WAPC’s Development Control Policy 2.3 —
Public Open Space in Residential Areas (DC 2.3) and Liveable Neighbourhoods
policy, 10% of the gross subdivisible area developed for residential purposes is to be
provided as POS.

Whilst the Amendment proposes a ‘Local Centre’ zoning which can still
accommodate residential development it is not typically considered a ‘Residential’
zone that requires the provision of POS under DC 2.3 and Liveable Neighbourhoods.
For the purposes of determining the required area of POS, areas of ‘Local Centre’
are usually deducted from the gross subdivisible area.

Based on the advertised Amendment, the overall Structure Plan exceeds this
requirement by providing 10.27% of the gross subdivisible area as POS.

This figure excludes 11 residential lots zoned ‘Local Centre’, which by virtue of their
non-residential zoning, were excluded when calculating the POS required.

In the event that the ‘Local Centre’ development subsequently incorporates a
residential component, rather than seek land, it is recommended the City seek
WAPC imposition of a condition on any subdivision application requiring a cash-in-
lieu contribution.

Of note, the updated Development Concept Plan (Attachment 4) includes an area of
open space fronting Wattleup Road, located between the two proposed fast-food
outlets.

Whilst the primary purpose of this area is to detain stormwater on site (as per the
endorsed Local Water Management Strategy Addendum), this area is intended to be
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landscaped, including a pathway and seating that can be used by the public for
passive recreational purposes.

Located in the same position as the POS on the current Structure Plan, such a
facility will encourage activity in the area, facilitate improved movement between the
shopping centre and the Frankland Park Sporting and Community Centre, and
enhance the community offering afforded by the development.

Located on private land it will also be managed by the shopping centre at no expense
to the City.

Density Coding

The proposal includes an ‘R80’ density coding being applied to the expanded ‘Local
Centre’ zone within the Amendment area. Whilst this is consistent with the coding
that applies to other ‘Local Centre’ zoned land within the Structure Plan, this is
considered an unnecessary anomaly that should be removed.

TPS 3 already affords an appropriate density coding for Local Centre zoned land, via
Clause 4.8.3(b) which states:

Where residential development is permitted, other than in the Residential Zone
and Regional Centre Zone and a residential density code has not been
prescribed, all residential development should be in accordance with the R60
density coding.

As acceptance of the Amendment is predicated on the delivery of shopping centre, to
avoid any prospect that the new zoning is used to provide for greater residential
density than currently allowed, it is recommended that the ‘R80’ coding be removed.

Strategic Plans/Policy Implications

Local Economy

A sustainable and diverse local economy that attracts increased investment and
provides local employment.

* Increased Investment, economic growth and local employment.

* Thriving local commercial centres, local businesses and tourism industry.

City Growth & Moving Around
A growing City that is easy to move around and provides great places to live.
* An attractive, socially connected and diverse built environment.

Budget/Financial Implications

The cost of processing the Structure Plan was calculated in accordance with the
Planning and Development Regulations 2009 and has been paid by the proponent.

Legal Implications

N/A
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Community Consultation

The proposal was advertised for a period of 42 days, in accordance with Regulation
18 (3A) of the Planning and Development (Local Planning Schemes) Regulations
2015, between 30 June 2022 and 11 August 2022.

Advertising consisted of an advertisement in the Perth Now (Cockburn) newspaper,
notice on the City’s ‘Comment on Cockburn’ website, letters to surrounding
landowners, and letters to State Government agencies and servicing authorities.

As per the requirements of Local Planning Policy 5.19 — Structure Plans &
Telecommunications Infrastructure, the proposal was forwarded to
telecommunication providers.

The City received 109 submissions, including nine (9) submissions from State
Government agencies and servicing authorities, 97 submissions from members of the
public, two (2) submissions on behalf of other retail landowners (Perron Group and
RG Property) and one (1) submission from a telecommunications provider (Telstra).

In summary:
e 52 submissions supported the proposal;
e 12 provided comment or no objection; and

e 45 submissions objected to the proposal.
A copy of the Schedule of Submissions is attached in Attachment 11.
Risk Management Implications

The officer recommendation considers the relevant planning matters associated with
the proposal. It is considered that the officer recommendation is appropriate.

Advice to Proponent(s)/Submitters

The proponent has had the opportunity to review a draft of the Schedule of
Modifications and raised no objection to their inclusion in the event that the proposal
is supported by the City and/or approved by the WAPC.

The proponent and those who lodged a submission on the proposal have been
advised that this matter is to be considered at the 10 November 2022 Ordinary
Council Meeting.

Implications of Section 3.18(3) Local Government Act 1995

Nil
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EXECUTIVE SUMMARY

The analysis and findings outlined in this report
demonstrate that there is a current and forecast
need for convenience retail floorspace in the
Hammond Park / Mandogalup area and the
subject site is best placed to help meet this need
whilst supporting the sustainability of the
broader activity centre hierarchy.
The key retail need findings are summarised below.
* A Rapidly Growing Population: Housing
stimulus measures and land supply availability
are supporting high near-term population growth
that is not being supported by a commensurate
increase in retail / commercial amenities. Looking
further forward, the trade area'’s population is
expected o increase 67% over the next decade.

* Increasing Retail Spend: Annual retail
expenditure generated by residents in the trade
area is forecast to increase $354 million (incl GST
and inflation) in the main trade area from 2022 to
2037 due to high population growth and per capita
retail expenditure increases.

= Limited Retail Supply: There has been limited
expansion of retail floorspace in the trade area
over recent years despite increasing population.
In particular, the Hammond Park Activity Centre
(the subject activity centre) has delivered
significantly less retail than envisaged within the
district structure plan (70 sq.m versus 5,000 sg.m
NLA). Only 11% of supermarket retail expenditure
generated by residents in the trade area is
estimated to be captured by retailers in the trade
area and this presents challenges regarding the
liveability of the area, the level of local
employment opportunities, limited competition
and high need for additional travel for
convenience shopping needs.

Hammond Park Retail Impact Assessment

= High and Increasing Retail Need: Thereis a
current undersupply of retail floorspace in the
trade area (equivalent to shortfall of retail
floorspace of ~22,900 sq.m GLA as of 2022) and
this undersupply is expected to increase as the
area continues to develop (equivalent to ~32,400
sg.m GLA as of 2030).

A retail impact assessment in line with State
Planning Policy 4.2 (existing and draft policies) and
the City of Cockburn’s Local Commercial and Activity
Centres Strategy demonstrates that there is strong
merit in rezoning the subject site to commercial for
the purposes of a supermarket-anchored
development of approximately 6,670 sq.m (~5,000 to
5,500 sg.m NLA) — in line with floorspace envisaged
within the Southern Suburbs District Structure Plan.

In particular, the proposed rezoning will ensure the
subject centre can provide a neighbourhood level
role and function as intended. The subject site is the
only opportunity to ensure this centre can deliver this
planned convenience retail function given other
zoned sites have been developed for non-retail
purposes or have limited scale to attract key tenants.

Whilst there will almost always inevitably be trading
impacts from the provision of additional retail
floorspace, there is a need to understand the extent
to which these impacts influence the longer term
sustainability of the retail network. There is also
importantly a need to balance these turnover impacts
with competition, consumer choice and short term
employment benefits.

No impacts are expected to be detrimental to the
sustainability of any individual centre however the
undersupply of convenience retail is expected to lead
to one-off centre turnover impacts of between -1.9%
and -12.9%.

Importantly, the positive effect of market growth is
expected to offset the one-off trading impacts over
the short-term, with competitive centres expected to
be trading back above pre-centre levels within 2-3
years.

It is important to note that these impacts are
concentrated on a few centres given the lack of
competition in the area and the proposal only
represents a moderate increase in retail floorspace
on the 5,000 sq.m NLA identified in the district
structure plan for the area. As such, the netimpact
(i.e. above what is planned for the site) is considered
negligible.

Furthermore, the proposed rezoning is expected to
deliver a number of benefits to the community. Key
positive impacts include:

= Increased consumer choice and liveability
associated with the provision of additional retail
and commercial amenities close to residents; and

= Increased employment opportunities in the short
term through the construction phase and
significant ongoing employment (293 direct and
indirect ongoing jobs, which includes full-time,
part-time and casual roles).

Overall, the proposed development is expected to
deliver a significant range of direct and demonstrable
benefits for the community whilst maintaining a
sustainable existing and planned activity centre
hierarchy.
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INTRODUCTION

Hammond Park Retail Impact Assessment

STUDY BACKGROUND AND PURPOSE

The Hammond Park / Mandogalup area is a fast-
growing region in Perth’s south west corridor. This
area has and continues to experience strong
population growth however retail amenities have not
kept up with this growth

In particular, the Hammond Park Activity Centre has
been planned to accommodate 5,000 sq.m of
floorspace as per the Southern Suburbs District
Structure Plan however it currently accommodates a
small café, health and childcare tenancies.
Furthermore, there are site constraints on the ability
of this centre to function as a neighbourhood centre.

In response to this lack of convenience shopping
amenities, a proposal for a Structure Plan
amendment for land located at Lot 305 Whadjuk
Road and Lots 9042 & 9052 Wattleup Road,
Hammond Park (subject site) has been prepared to
support retail / commercial development within the
Hammond Park Activity Centre.

To inform decision making, Urbis was engaged to
prepare a retail need and sustainability assessment.

STUDY APPROACH

Recognising the requirements of SPP 4.2 Activity
Centres for Perth and Peel, the draft SPP 4 2 Activity
Centres and the City of Cockburn Local Commercial
and Activity Centres Strategy, this study assessed:

The outlook for retail demand and supply in the
corridor;

The forecast supply / undersupply of supermarket
floorspace,; and

The impacts of a potential development mix in line
with RSA requirements

REPORT STRUCTURE

This report includes the following sections.

Local context — overview of the proposed
development and subject site and review of the
current and future activity centre hierarchy and
urban development context

Trade area profile — analysis of the attributes of
the defined trade area

Retail need — analysis of the need for relevant
shop retail uses

Impact test — analysis of the impact of the
proposed rezoning on the sustainability of the
activity centre hierarchy.

Fage 4
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LOCALCONTEXT | SITE/ ACTIVITY CENTRE CONTEXT

Site Overview Hammond Park Activity Centre

The Hammond Park Activity Centre is located at TATE _': : '_ I"‘“‘ - - Subject Site
" : ' Activity Centre

the southern edge of Hammond Park within the
City of Cockburn.

This centre was defined as a neighbourhood
centre within the Southern Suburbs District
Structure Plan. This plan states that: “The total
retaillcommercial floorspace is likely to in the
order of 5000 square metres. The centre will also
provide opportunities for other (non-retail) small
businesses and local employment, consistent with
the aims of SPP 4.2"

The City of Cockburn’s Local Commercial and
Activity Centres Strategy adopts an alternative
classification of the centre (as a local centre) with
no rationale given for the inconsistency with the
structure plan.

Since adoption of the district structure plan, the
suitability of the location at Whadjuk Drive and
Hammond Road has been ‘eroded’ by the
intrusion of residential land uses (subdivision) and
the fragmentation of the area (further) into smaller
commercial lots of insufficient size to support a
contemporary neighbourhood centre. There is now
an opportunity to provide a neighbourhood centre
on the subject land which is in close proximity to
the original centre location identified in the district
structure plan. There are existing retail and
commercial uses within the activity centre,
including a small café, health services and
childcare.

Source: Urbis
Hammond Park Retail Impact Assessment Page 6
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LOCAL CONTEXT | PROPOSED CENTRE

Proposal Overview

An initial concept plan was developed as part of
the rezoning application. This concept proposes a
supermarket-anchored centre at the subject site.

The proposed development plan includes provision
for a full-line supermarket, pad site uses and circa
2,570 sq.m of specialty shops. Total gross
leasable area is approximately 6,670 sq.m
(approximately 5,000 to 5,500 sq.m NLA). The
concept includes allowance to develop the
specialty shops in stages.

Urbis has assumed that the centre will be
developed in two phases.

= Stage one consisting of the supermarket (3,600
sg.m), liquor (200 sq.m) and specialties / retail
(1,185 sq.m) with the first full year of operation
being FY2025. This includes 275 sq.m of non-
retail uses.

= Stage two consisting of the remaining
specialties/retail (1,185 sg.m) with the first full
year of operation being FY2030. This stage also
includes 275 sq.m of non-retail uses.

The centre is to be oriented to Whadjuk Drive, with
a mall entry and street fronting shops located along
this local collector road. The centre would have
good exposure and accessibility from key east-
west thoroughfare Wattleup Road.

Hammond Park Retail Impact Assessment

Proposed Development Masterplan
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LOCALCONTEXT | RESIDENTIAL LAND RELEASES

Key Findings

The subject site is located within a fast-growing
area with a number of aclive land developments.
There are a number of active and future
development areas within Hammond Park which
are and will support population growth.
Additionally, the site is located close to the Apsley
estate in Mandogalup which is located adjacent to
Rowley Road. An adjacent estate known as
Florence is launching in August 2022.

The subject site is also located near the
Mandogalup Improvement Scheme area.

Detailed assumptions of land development timing
are included in section two of this report.

Hammond Park Retail Impact Assessment

Land Estates and Urban Zoned Areas
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LOCAL CONTEXT | SITE ACCESSIBILITY

Key Findings

The subject site is conveniently accessible for a
growing resident population in Hammond Park
and Mandogalup.

The Kwinana Freeway is a natural barrier to the
east, which creates a fairly captive catchment
within 3-minute drive time to the west of the
freeway.

Future road extensions will positively impact the
accessibility of the site. This includes:

= Future extension of Rowley Road to the west,
which will improve the accessibility of the site
to the growth areas in Mandogalup and
beyond; and

* Future extension of Hammond Road to the
south, which will improve the north-south
connection from Rowley Road to the subject
site.

Hammond Park Retail Impact Assessment
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TRADE AREA PROFILE | DEFINED TRADE AREA

Key Findings

The defined trade area for the centre was based
on:

The surrounding activity centres and the
activity centre hierarchy,

The accessibility of the centre compared to
other centres, and

Urban development that will result in population
growth.

Key trade area attributes are summarised below

The trade area includes a total of four sectors,
including the primary, the secondary north, the
secondary east and the secondary south.

The primary trade area covers the majority of
the suburb of Hammond Park and is defined
with regard to the estate boundaries in the
area. The primary sector is estimated to
generate a large share of the market demand
for this activity centre.

The centre has relatively good access from the
north, via Hammond Road, which will improve
once this road is extended south.

The Kwinana Freeway is a physical barrier
constraining the catchment to the east. The
secondary east catchment accounts for the
urban development that is continuing in this
area and drivetime to the subject site

The secondary south trade area includes the
future land development in Mandogalup.

Hammond Park Retail Impact Assessment

Trade Area, Hammond Park Activity Centre
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TRADE AREA PROFILE | POPULATION OUTLOOK

Key Findings

There are several areas identified by the Urban

Land Development Outlook 2020/21 as current

and future residential development in the short-,
medium- and long-term.

There are additionally zoned areas that fall within
the trade area. This includes urban and urban
expansion areas within Mandogalup.

The Western Australian Planning Commission
(WAPC) has released the draft land use scenarios
for the Mandogalup Improvement Scheme area.
One of these scenarios includes provision for
3,330 residential dwellings. Given a decision has
yet to be made on the land uses for this area, no
population growth was assumed as part of this
assessment. As such, this assessment is
potentially conservative in regard to the need for
the proposed rezoning.

Hammond Park Retail Impact Assessment

Urban Land Development Outlook 2020/21, Trade Area
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TRADE AREA PROFILE | POPULATION OUTLOOK (CONT.)

Key Findings

The population forecasts in this report are based on a number of assumptions

regarding the future urban development within the trade area. The forecasts are

based on the expected rate of sales of residential lots in the area, with an

allowance for a lag between lot sales and an increase in residents (and an

allowance for unoccupied dwellings In line with averages for this area).

The estimated dwellings projections account for:

= DPLH's Urban Land Development Outlook which outlines timing and lot yield
for future land releases;

= Historical sales rates and lots remaining from Landgate sales records; and

= Future urban land releases that are likely to occur based on urban zoned
land under the sub-regional planning framework.

Urbis” assumed lot sales rates for known estates and those identified in the

ULDO are provided in the table to the right.

In addition to the identified and future estates, the population forecasts in this

report have considered additional urban or urban expansion zoned land that is

located to the south of Rowley Road. It is expected that strong demand for lots

in this region means that this land will be developed as residential once the

current supply of lots in the area is exhausted.

Hammond Park Retail Impact Assessment

Assumed Lot Sales Rates, Trade Area, 2022-2032

Known Estates:
Apsley
Florence
Hammond Heights
Honeywood
Quenda
The Jewel
Vivente
Wattle Rise

Future Estates (ULDO):

Unconfirmed - SW438

Unconfirmed - SW388

Unconfirmed - SW136G

Unconfirmed - SW136H
Future Urban

Urban

Urban Expansion

Total

Source: Urbis: DPLH, Landgate

Trade Area Sector

Primary
Primary
Primary
Secondary East
Primary
Secondary North
Primary
Primary

Primary
Primary
Primary
Primary

Secondary South
Secondary South

Estimated Dwellings (no.)

22-27

582
539
36
8
18
21
168
79

40
32

1524

27-32  Total
83 666
135 674
9 45
8
- 18
5 26
- 168
- 79
187 187
27 67
48 80
200 200
461 461
1,155 2,678
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TRADE AREA PROFILE | POPULATION OUTLOOK (CONT.)

Key Findings Resident Population, Trade Area, 2021-2032
Taking into account the lot sales assumptions,
betwege’m 2921 and 2032, the main tradeparea s Population (no.) Ann;al:m:;]tlon Am:;aol\,:mq}ur::‘:lon
forecast to increase by 8,850 people from 13,170
to 22,020. This represents average annual growth 2021 2022 2027 2032 22-21 27-32 22-21 27-32
of 4.8% pa and aggregate growth of 67%. Primary:
Primary Trade Area 4970 5320 9,980 12,730 13.4% 91% 932 550
Secondary:
North 2170 2170 2220 2250 0.5% 0.3% 10 6
South 0 0 0 950 n/a n/a 0 190
East 6,030 6030 6,080 6080 02% 0.0% 10 0
Secondary Trade Area 8210 8210 8,300 9,290 0.2% 2.3% 18 198
Total Trade Area 13170 13,530 18,280 22,020 6.2% 3.8% 950 748

1. Data provided as at June.
Source: Australian Bureau of Statistics (ABS); Urbis
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Key Findings Key Socio-Economic Attributes, Trade Area, Census 2021

The socio-economic attributes and potential retail
expenditure of trade area residents have been
estimated based on the characteristics and
spending patterns of existing residents in the trade
area, e.g. largely those In the secondary north and

secondary east sectors. This is to allow for the fact m Average Age
that there is a small population base in the primary

as the area is still developing. The residents in the ﬂ 0-14
secondary trade area are regarded to provide a

good proxy for the future residents of the trade ﬁﬁ 25199
area.

The level of future expenditure and retail demand rQ(Q?w 65+

in the trade area will be influenced by the socio-
economic profile of current and future residents.

Based on data from the 2021 Census of
Population and Housing, the demographics of the
catchment area reflect the outer suburban nature
of the area with a high representation of young
families and larger households.

Of note, the average per capita and household
incomes in the trade area are above average,
however a greater proportion of dwellings are

Born Overseas

Average Household Size

Families with Children <15 yrs

Couples with No Children

owned with a mortgage. This will have an impact Owned Outright

on the spending patterns of these households as Owned with a Mortgage
their income available for discretionary spending

is constrained by mortgage payments. Renting

Live in Semi-Detached and Units

Average Household Income

& B (S>Hk e

Average Per Capita Income

Source: ABS Census 2021
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TRADE AREA PROFILE | RESIDENT SPENDING PROFILE

Key Findings

The retail spending level for the Hammond Park
Activity Centre trade area is estimated at 2%
above the Perth average. Spending levels on all
product group categories except electronics and
food and grocenes (F&G) are also above the
Perth average.

The spending patterns are indicative of the socio-
demographic profile of the area, being young
families and first home buyers, with significantly
higher than average spend on bulky goods.

The retail spending market was estimated using
Marketinfo — a micro-simulation model developed
by MDS Market Data Systems Pty Ltd. This model
is based on information from the ABS’ Household
Expenditure Survey (HES), the Census of
Population and Housing and other information
sources that provide up-to-date information on
changes in spending behaviour and/or income
levels (e.g. Australian National Accounts,
Australian Taxation Statistics, etc.). Marketinfo is
used widely by stakeholders in the retail industry
and by other consultants preparing Retail
Sustainability Assessments/Economic Impact
Assessments.

The model uses micro-simulation techniques to
combine propensity to spend on particular
commodities with the socio-economic
characteristics of individuals to derive spending
per capita estimates on a small area basis (i.e. the
Statistical Area 1 level).

Hammond Park Retail Impact Assessment

Spending Variation from Perth Average by
Product Group (%), Trade Area, 2022

Fac6% I

Liquor 4%
Food Catering B 3%
Apparel s 2%
Homewares f +1%

Electronics  -3% [
Bulky Goods s 2%
Leisure o 6%
General - +6%

Retail Services B 3%
Total Retail B 2%

1. Data provided for the year ending June 2022 including GST.
Source: Marketinfo, Urbis

Spending Variation from Perth Average
(%), Trade Area, 2022

Total Primary +1%

Total Secondary +3%

Total Trade Area +2%

1. Data provided for the year ending June 2022 including GST.
Source. Marketinfo; Urbis
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TRADE AREA PROFIIII TRADE AREA RETAIL EXPENDITURE

Key Findings Forecast Retail Expenditure, Trade Area ($ million, incl. GST, incl. inflation), 2022-37
Forecast Expenditure ($M)

The main trade area is estimated to generate

approximately $592 million in retail expenditure FG  Lquor 8B Apparel ﬂ‘gﬁ’ Total  Amual _ Pop | Rg:' iPtaer N r;itf;'
(incl. GST and inflation) by 2037. q P - Retail Growth — Growth P :
Food Growth Inflation

The forecast growth in retail expenditure by trade

area residents incorporates the following: Primary Trade Area:

v

= Forecast population growth outlined above; 2022 33 5 " 9 , 32 91

« Retail spend per capita growth: and 2027 71 10 22 18 64 185 15.3% 13.2% 0.2% 1.7%

! r

= The forecasts include retail price inflation and i U 12 2 2 ' s = 8.2% 5.7% 1.0% 1.3%
GST. 2037 120 17 40 29 110 316 2.9% 06% 1.1% 1.3%

Due to its location in one of Perth’s most active Secondary Trade Area:

growth areas, retail spen_d_ing in the trade area is 2022 53 8 18 15 ¥ 53 147

fore_cast to increase mgnlflcantly pver.the study 2027 61 g 19 16 7 57 163 219 02% 02% 17%

period. The increase of $354 million (incl GST and 2032 75 11 24 9 " 70 199 e 1% 0% —

inflation) in total retail expenditure in the main . ° o ° e

trade area from 2022 to 2037 is largely attributable 2037 104 15 35 25 98 276 6.8% 4.4% 1.0% 1.3%

to strong population growth. Total Trade Area:

The stronges! population growth in the primary 2022 87 13 29 24 7 86 238

trade area is forecast to support an increase of 2027 132 19 4 34 121 348 7.9% 6.0% 01% 1.7%

$225 million (incl. GST, incl inflation) in total retail 2032 179 26 58 45 165 473 6.3% 39% 1.0% 13%

expenditure, which is a 248% increase over the 2037 224 32 T4 54 208 592 4 6% 22% 1.0% 1.3%

period 2022-2037. 1. Data provided for the year ending June including G ST and including inflation.

The forecast retail expenditure shows substantial Source: Marketinfo, Australian Bureau of Statistics (ABS), Urbis

increases in the market for food and
groceries(+$137 million (incl GST, incl. inflation) in
the total trade area) over this period inline with the
increases in total retail expenditure.

The strong growth in the retail expenditure market
has important implications for the retail need in the
area, particularly as it is driven by an increasing
population.
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RETAILNEED | ACTIVITY CENTRES HIERARCHY

Key Findings

There are a number of existing and proposed
centres within the trade area and higher order
centres located outside the trade area.

The trade area is currently serviced by the
Cockburn Activity Centre as the closest
secondary centre. Cockburn has three
supermarkets (Coles, Woolworths and Aldi). This
higher order centre will support the discretionary
retail needs of the trade area. Cockburnis a
relatively large secondary centre at approximately
58,400 sq.m retail GLA.

There are two neighbourhood centres within or
in close proximity to the trade area — Harvest
Lakes (anchored by a Woolworths) and Russell
Road (anchored by Park Hive IGA) These
centres include retail uses such as food catering
and retail services that support the daily / weekly
needs of residents.

Also within the trade area is the Lyon Road Local
Centre, with IGA Xpress Aubin Grove. This centre
is expected to service mostly the secondary east
of the subject centre’s trade area. Local centres
such as this service the day-to-day convenience
retail needs of the catchment.

Hammond Park Retall Impact Assessment
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RETAILNEED | ACTIVITY CENTRES HIERARCHY (CONT.)

Key Findings

Currently, there is no full-line supermarket within
the trade area for the Hammond Park Activity
Centre. The closest existing full-line supermarket
relative to the subject site is the Woolworths at
Harvest Lakes Village.

The higher order retail needs of the trade area are
currently met by Cockburn Gateway Shopping
Centre, which is anchored by three supermarkets
and two DDS".

There is imited existing retail supply south of the
subject site.

Hammond Park Retail Impact Assessment
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RETAILNEED | ACTIVITY CENTRES HIERARCHY (CONT.)

Existing Activity Centres, Trade Area and Surrounds

ACTIVITY CENTRE TRADE AREA ESTIMATED FLODRSPACE (GLA SQ.M) DESCRIPTION
SECONDARY CENTRES:
= Anchored by Coles, Woolworths and Aldi
- 1 . ) .
Cockburn Beyond Retail: 58,400 sq.m Two DDS: Kmart and Big W

Supermarket: 10,800 sq.m?

= Undergoing significant development (+$1billion)
over next 20 years

NEIGHBOURHOOD CENTRES:

Retail: 5,160 sg.m?

Harvest Lakes Beyond Supermarket: 3,600 sq.m?3 = Anchored by Woolworths
Retail: 2,130 sq.m? . )
Russell Road Secondary North Supermarket: 800 sq.m? Anchored by The Hive IGA
LOCAL CENTRES:
Retail: 775 sq.m? = Small supermarket centre anchored by IGA
Lyon Road Beyond Supermarket: 350 sq.m?3 Xpress
s Shopping Centres Online data in combination with DPLH's Land Use and Employment Survey

Hammond Park Retall Impact Assessment
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RETAILNEED | ACTIVITY CENTRES HIERARCHY (CONT.)

Key Findings Future Activity Centres, Trade Area and Surrounds

In addition to the existing activity centres within ACTIVITY ESTIMATED ESTIMATED
the trade area, the Cockburn Local Commercial & CENTRE TRADE AREA COMPLETION  FLOORSPACE(GLA DESCRIPTION
Activities Centres Strategy 2012 (CLCACS) and DATE sa.M)
Kwinana Local Commercial & Activity Centres
Strategy 2013 (KLCACS) make provision for DISTRICT CENTRES:
additional centres that may develop as population This activity centre is unlikely to develop
growth in the Cities |ncregses the need for retail. to the full capacity that KLCACS
FuturIeT cenlreg are provisional on market provisioned for in 2013 due to a change
conditions being favourable to induce - Retail: 4,500 in use of the surrounds. In particular, the
development and secure tenants. “!am." sq.m’ development of Anketell Road as a major
The Apsley Local Centre is provisioned for in the District  Beyond 2030 Supermarket: freight route to the future Kwinana Port
approved West Mandogalup Local Structure Plan Centre 3,500 sq.m’ impedes access to the centre.
(WMLSP) within the Apsley estate. The WMLSP It is expected that a single full-line
refers to a third party report that suggests 750 sqg. supermarket with peripheral retail
m of retail floorspace is required to service specialities will develop by 2030.
residents in Mandogalup in terms of convenience
retail. A small supermarket (approx. 500sq.m) is LOCAL CENTRES:
expected to develop at this site to service the . . . .
convenience needs of the surrounding population This cent_re Is provisioned forin the
as it develops, as indicated in the WMLSP. Apsley Retail: 750 sq.m? WMLSP in the Apsley estate.

] ] o . ) kK 750 sqg. m of retail floorspace is expected
The Wandi Local Centre is provisioned for in Local Primary 2028 Supermarket: 500 to develop on this site
Satterley’'s Honeywood estate. Satterley’s website Centre sq.m? A full-line supermarkelt is not considered
states that the City of Kwinana is investigating a viable on this site
2,523sq.m site in the estate to be zoned as a
future local centre. Retail: 1.000 This centre is provisioned for within
Like the Apsley Local Centre, this local centre is Wandi Secondary sq mé Satterley’s Honeywood estate.
not thought to be of a sufficient scale to develop a Local East 2032 Surpermarket' 750 It is expected that approx. 1,000sg.m of
full-line supermarket. Centre ’ retail floorspace will be supported on the

The Wandi District Centre provisioned for in the
KLCACS is considered unlikely to develop to the
full scale that was provisioned. This is due to
changes to traffic conditions and land uses in the
area with the future development of Anketell Road
to service the future Kwinana Port.

Hammond Park Retail Impact Assessment

sq.m?

site.

0 5g.m full-line s

vailable in the centres and the

¥y regarding the possible

532 sg.m. Fage 22

cenire is

115 of 760
Document Set ID: 11299767
Version: 3, Version Date: 04/12/2023




Item 14.1.2 Attachment 5 OCM 10/11/2022

RETAIL NEED | SUPERMARKET NEED

Key Findings Supermarket Market, Existing and Future
There are currently no full-ine supermarkets located in the Hammond Park CENTRE TRADE AREA ANCHORS SUPERMARKET  LIFESTAGE
Activity Centre trade area. The closest existing full-line supermarket is a 3,600 GLA(SQ.M)
sq.m Woolworths located at Harvest Lakes Village. SECONDARY CENTRES:
Residents have access to other smaller supermarkets in lower order centres in -
The Park Hive IGA and IGA Xpress Aubin Grove. These supermarkets have a Cockburn Coles,
combined GLA of 1,150 sq.m. Gateway Beyond Wo.olworths, 10,840 Established
Cockburn Gateway is the closest secondary centre and is anchored by three Aldi
supermarkets, Coles, Woolworths, and Aldi, totalling GLA of 10,840 sq.m. DISTRICT CENTRES:
As a secondary centre, Cockburn Gateway services the discretionary retail
needs of the catchment and is approx. 5km from the subject site. V\fﬁ"‘_ﬂ
In addition to the existing supermarkets in the region, there are three centres g:::::_:t Beyond N/A N/A Future
that could develop supermarkets over the medium-term. None of these centres
currently has development applications pending or approved for activity at the NEIGHBOURHOOD CENTRES:
sites. These centres are noted below.
* The Wandi District Centre, as previously discussed in section two of this The Park Secondary IGA -800 Established
report, is not expected to support the level of retail initially provisioned by the Hive North
City of Kwinana for this centre. This report assumes a full-line supermarket " :
will develop at the site in the medium term. arves
Lakes Village Beyond Woolworths 3,600 Established
* The Apsley Local Centre within Qube’s Apsley Estate. The commercial site Centre g v '
provisioned in the Mandogalup West Local Structure Plan is not large enough
to support a full-line supermarket. This local centre could develop with a LOCAL CENTRES:
small independent supermarket.
* The Wandi Local Centre within Satterley’s Honeywood Estate. Likewise fa:-Xp(;ess Beyond IGA Xpress ~350 Established
with the Apsley Local Centre, this site is expected to only be suitable for a ubin Grove
small independent supermarket.
The planned opening of a 14,000 sq.m, Costco in during FY23 in Casuarina is 22:1:: Local Primary N/A N/A Future

expected to provide competition for F&G spending within the trade area. The
Costco is currently under construction at the intersection of Thomas Road and
Kwinana Freeway, which is 6 kms from the subject site (nearly equivalent Wandi Local ~ Secondary N/A N/A Future
distance to Cockburn Gateway). Centre East
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RETAIL NEED | SUPERMARKET NEED (CONT.)

Key Findings Supermarket Floorspace Provisioning, Total Trade Area, 2022-2032
This report assessed the need for additional
supermarket floorspace within the trade area Supportable Floorspace Supermarket Need
through per capita floorspace benchmarking. Total Trade Area Supermarket Reg. B'Mark at 37.9 sq.m Trade Area Surplus (-) /
There is currently an estimated 2,600 sq.m of Population Floorspace per 100 residents Need (+)
supermarket floorspace (The Hive IGA at 800 202;“' 1%”;23] 1 (25 ?3(')';;] (55 ':5"8] (;q52m3}
sq.m and 50% of Woolworths at Harvest Lakes on ' ' ’ !
the boundary) servicing the total trade area of 2023 14,429 2,600 2,469 2,869
13,531 residents 2024 15,216 2,600 5,767 3,167
At the Greater Perth benchmark of 37.9 sq.m per ;ggg :?j:g zggg 2?};2 :g;
100 residents, the total trade area could currently 2027 18I281 GIZUD 6J928 728
support 5,128 sq.m of supermarket floorspace ' - -
resulting in a significant shortfall of supermarket 2028 19,152 6,200 7,259 1,059
floorspace of ~2,530 sq.m of GLA. 2029 19,994 6,200 7,578 1378
The total trade area for the Hammond Park i) EI il Ji i
Activity Centre is forecast to experience strong 2031 21,299 6,200 8,072 1872
population growth over the next ten years which 2032 22,015 6,200 8,344 2144
results in this shortfall of floorspace increasing.
The proposed development within the Hammond
Park Activity Centre includes an additional 3,600
sq.m of supermarket floorspace. This additional
floorspace in 2025 would bring the provision of
supermarket floorspace within the catchment in-
line with the regional benchmark to meet the
needs of the resident population.
By 2032, the trade area could potentially support
8,344 sq.m of floorspace. Inclusive of the subject
development this results in a need for an
additional 2,140 sq.m of supermarket floorspace.
This is sufficient to support the development of
smaller, independent grocers at the Apsley and
Wandi Local Centres.
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RETAILNEED | TOTAL RETAIL NEED

Key Findings

There is currently approximately 4,780 sq.m of
total retail floorspace within the total trade area,
including 70sqg.m of food catering floorspace in the
Hammond Park Activity Centre.

With a population of 13,170, this represents a total
retail floorspace per capita of 0.37 sq.m, which is
well below the benchmark of 2.1 sq.m per capita.

The proposed development within the Hammond
Park Activity Centre includes an additional 3,600
sq.m of supermarket floorspace and 1,110 sg.m of
other retail floorspace in the first stage of
development, which is expected to occur in 2025.
By 2025, the 16,480 residents of the total trade
area would be expected to support 34,608 sq.m of
total retail floorspace at benchmark per capita
provisioning.

The additional total retail floorspace provided by
stage one of the development represents only
14% of the total catchment demand. This equates
to 68% of the net change in floorspace demand
from 2022 to 2025

Given that there are only lower order centres
within the catchment, higher order floorspace that
caters to the additional retail demand will be
provided outside of the catchment. A review of
floorspace commonly associated with
supermarket centres shows a leverage rate of
36% implying that in 2025, the trade area could
support 6,200 sg.m of supermarket floorspace and
an additional 2,230 sq.m of other retail floorspace.

Hammond Park Retail Impact Assessment

Retail Floorspace Provisioning, Total Trade Area, 2022-2030

Existing Trade Area  Existing Trade
Floorspace + Area Floorspace +

Proposed Proposed
Existing Trade Area Development Stage  Development
Floorspace One Stage One & Two

Unit 2022 2025 2030
Total Retail Floorspace Benchmark per sq.m per 21
Capita (sg.m per capita) capita :
Population no. 13,170 16,480 20,530
ggar:-l)Retall Floorspace at Benchmark sq.m 27 657 34,608 43113
Supermarket Floorspace (sq.m) sq.m 2,600 6,200 6,200
Other Retail Floorspace (sq.m) sq.m 2180 3,290 4 475
Total Retail Floorspace sq.m 4,780 9,490 10,675
Trade Area Surplus (=) / Need (+) from
- i sq.m 22877 25,118 32,438
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IMPACT TEST | APPROACH AND METHODOLOGY

Trading impacts are an integral component of a
retail sustainability assessments. Trading impact
assessments help to inform whether the
potential benefit to the local community through
the increase in retail floorspace from the
proposed development is greater than the
potential impact of additional floorspace on the
long term sustainability of other existing and
planned centres in the hierarchy.

Trading impact assessments involve the
development of base case forecast turnover levels
(i.e. forecast turnover for existing and future
developments under the scenario that the proposed
development is not operating). These forecasts are
then compared against a ‘development scenario’ (i.e.
forecast turnover for existing and future
developments under the scenario that the proposed
development is operating). The development
scenario is compared to the base case scenario in
order to estimate the potential change to turnover
levels if the proposed development is approved.

An impact assessment is expected to provide an
indication of the trading environment and average
trading conditions within which retailers operate, and
implications for likely turnover declines or gains on
average for the retailers involved. Because an
impact assessment forecasts how groups of people
are likely to alter their shopping behaviour in
response to a given change in the competitive
environment, it is not possible to estimate individual
retailer impacts or each group of retailers in each
location.

Therefore, in any impact assessment of this type it is
not possible to estimate impacts on any specific
individual retailer. The impact on any one individual
retailer or any small group of retailers in a given

Hammond Park Retail Impact Assessment

location would depend on many factors (e.g. retailer
profitability), some of which are within their control.
The actions which each of these retailers take will
determine the eventual impact on each, and
furthermore the actions which they each take will
also determine the eventual impact on the other
retailers involved.

All of these factors need to be kept in mind when
considering the likely impact of any relocation and
expansion of a retailer within the existing retail
network. Existing retailers are not passive
participants but rather will play a major role in the
eventual impact which they will experience.

Shopper behaviour is influenced by a range of
factors. Decisions made regarding where to shop
are based on a number of judgements, including
relative accessibility, availability of particular
retailers, convenience, variety, carparking and
others. As a result, residents like to spread their
purchases across a wide variety of shopping centres
and areas and use the full range of facilities available
to satisfy their needs.

The method of analysis used to assess the impacts
on individual centres from a retail development is
based on a ‘competitive usage’ model. This model is
based on the principle that if shoppers choose to
direct some of their retail expenditure to the subject
development proposal, then they will reduce their
expenditure at other centres in a similar proportion to
their usage of each centre or location (reflected by
each centre’s market share from the various trade
area sectors). In assessing the potential impacts on
other centres in the hierarchy we have adopted a
‘turnover allocation approach’.

The assessment of impacts on specific retail centres

requires an estimate of the existing turnover and
level of usage of centres in the trade area and
beyond. The model estimates the degree to which
various shopping locations within and beyond the
trade area are used for retail shopping, by allocating
a proportion of turnover to each trade area sector
(i.e. source of sales). These estimates result in
market share calculations for each competitive
centre, and thereby form the basis of which the
impact of the proposed retail development is
distributed to all other centres used by residents of
the trade area for retail shopping. This is commonly
referred to as the ‘one-off impact.

It is also relevant to consider the dollar impacts in
relation to the turnover that would potentially be
generated by these and other shopping centres over
the intervening period. The impact analysis therefore
details the turnover change, or net impact, which is
expected for each centre/location, expressed as a
reduction in turnover and as a percentage of the
turnover level for each centre between 2022 and
2028 for the proposed development.

For the purposes of this report “economic impact” on
specific centres is defined as the indicative change in
retail turnover at various shopping centres resulting
from the introduction of new competition in the form
of a new or expanded/refurbished shopping centre.

The reduction in turnover usually relates to a
reduced turnover volume from that applicable if the
status quo had been maintained (i.e. if the centre’s
competitive circumstances remained unchanged),
However this analysis includes the cumulative
impacts of the proposed development on existing
centres and the impacts of the Casuarina Costco
development.
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IMPACT TEST | CENTRE TURNOVER

Key Findings

The proposed development adds a total of 6,170 sq.m of GLA over two phases
(excluding PAD sites).

= Stage one consisting of the supermarket (3,600 sq.m), liquor (200 sq.m) and
specialties/retail (1,185 sg.m) with the first full year of operation being
FY2025.

= Stage two consisting of the remaining specialties/retail (1,185 sq.m) with the
first full year of operation being FY2030.

Not all of this floorspace will be retail with an estimated 550 sg.m of non-retail
floorspace (total for Phase 1 and Phase 2). This analysis has not considered the
external, pad-site fast food which is not categorised as Shop Retail.

To determine an appropriate forecast turnover for the development, this study
made the following assumptions.

= FY2025 is the first full year of centre operations, in line with the per capita
floorspace provisioning need detailed on page 24.

= Trade area population and spending growth as outlined in this report.

= The F&G (Food and Groceries) market for the trade area is forecast to be at
$117 million in 2025 (Constant 2022 dollars) with ~77% of F&G spending
directed to supermarkets.

= Significant leakage of supermarket spending from the current trade area
{approximately 90%) prior to the opening of the development. This leakage is
directed towards Harvest Lakes, Cockburn Gateway and the under
construction Costco in addition to various other centres beyond the trade
area and online. This is expected to increase to 41% retention following the
opening of Phase 1 of the development.

= The supermarket to capture approximately 25% of trade area supermarket
spending (34% from the primary and 18% from the combined secondary
trade area) in FY2025.

* The supermarket to attract 15% of its turnover from beyond and an additional
6% of non F&G spending.

Based on these assumptions, a 3,600 sq.m supermarket at the subject site
could achieve turnover of $32.9 million ($9,151 per sq.m) in year 1 rising to
$45.1 million (12,522 per sq,m) in 2030

Hammond Park Retail Impact Assessment

Supermarket Turnover Potential, Hammond Park Activity
Centre, 2022-2030 ($M, 2022, incl. GST)

Subject Site Supermarket

2022 2025 2030
Trade Area Population:
Primary Trade Area 5,325 8,208 12,201
Secondary Trade Area 8,206 8,269 8,333
Total Trade Area 13,531 16,476 20,534
Trade Area Food & Grocery (F&G) Spending:
Primary Trade Area i 63 84
Secondary Trade Area 53 55 61
Total Trade Area 87 117 145
Proposed Supermarket Market Share of F&G:
Primary Trade Area 0.0% 33.8% 32.6%
Secondary Trade Area 0.0% 17.7% 18.4%
Total Trade Area 0.0% 25.4% 26.7%
Proposed Supermarket Turnover ($M):
F&G Turnover from Trade Area 26.3 36.0
F&G Turnover from Beyond Trade Area 46 6.4
Total F&G Turnover 31.0 424
General Merchandise Turnover 20 2.7
Total Supermarket Turnover ($2022) 329 45.1
Proposed Supermarket GLA 3,600 3,600
Average Trading Level ($ psm) 9,151 12,522

Source. Urbis
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Key Findings Centre Turnover Potential Phase 1, FY2025 (Incl. GST and 2022%)

To estimate the turnover performance of retail Existing Development Hammond Park Activity Centre
specialties at the subject site, this report reviewed GLA GLA GLA MAT (SM ATL ($ per
leverage ratios between retail specialties and (sa.m) (sq.m) (sqm) (SM) sq.m)
supermarket turnover for supermarket centres and Majors:

the average trading level ratio betwaen Proposed Supermarket 0 +3,600 3,600 329 9,151
supermarkets and retail specialties in the Urbis Retail Specialty Shops:

Shopping Centre Benchmarks. Food Specialties’ 70 +600 670 6.1 9,134
| total retail t . timated at Non-Food Specialties 0 +510 510 ) 4827
n summary, total retarl turnover s estimated at Total Retail Specialties 0 +1,110 1,180 8.6 7,273
$41 5 l"I"III"lDI'I in the Iﬂl’St year of trﬁqlng with retail Total Retail 70 +4,710 4,780 415 8,687
specialties accounting for $8.6 million of turnover. Non-Retail:

The table to the bottom right presents estimated Non Reporting Specialties 0 +275 275

market shares based on our forecast turnover for Non-Retail Non-Shopfront 1,000 +0 1,000

the first full year of centre trading in FY25. External 1,000 +500 1,500

These estimates are based on: Total Non-Retail 2,000 +775 2,775

» Total centre turnover, inclusive of the existing Total Activity Centre 2,070 +5,485 7,555

MNote. Data provided for the year ending June in fully-established terms, including GST and inflation.
1. Inclusive of existing Food Catering Offer
Source: Aigle Royal; Urbis

Subject Site — Phase 1, Market Share, FY2025

café of $41.5 million ($8,687 per sq.m out of
4,780 sq.m of retail GLA) in Phase One.

= 85% of turnover originating from within the
trade area and 15% from beyond.

* This market share is considered reasonable

S . - Turnover % of Turnover Market Shares (%) - FY25
considering t.he_ significant share of r(_etall Total Retail Total Retail Total Re(taill
floorspace within the trade area provided by the Turnover (SM):
centre (an estimated 65% of total retail :
floorspace). Hammeond Park Activity Centre 41.5 41.5

Primary:
Primary Trade Area 225 54.1% 17.0%
Secondary:
Secondary North 3.6 8.7% 9.5%
Secondary East 92 22.2% 8.5%
Secondary Trade Area 12.8 30.9% 8.8%
Total Trade Area 35.3 85.0% 12.7%
1. Data provided for the year ending June 2025 including GST and inflation.
Source: Aigle Royal, Urbls
Hammond Park Retail Impact Assessment
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IMPACT TEST | RETAIL SUPPLY PERFORMANCE ASSUMPTIONS

Key Findings Centre Turnover Assumptions
The turnover of each relevant impacted centre has
been estimated using a combination of available Current (2022)
pgb::shec_l data f:c;m tg‘; Properté Ci;uncg)s I.SUWEY Est. Retail GLA Est. Retail Turnover per
of shopping centres (Shopping Centres Online) (sq.m) Tumover ($M) sq.m of GLA ($)
and from annual reports.
Where published data was not available, Urbis Secondary Centres:
retail benchmarks were used to generate a Cockburn Activity Centre 58,369 475.7 8,150
turnover volume consistent with other centres with Neighbourhood Centres:
same components (e g. single supermarket based Harvest Lakes Activity Centre 5160 66.8 12,952
centres, single DDS based centres). o

Russell Road Activity Centre 2,130 244 11,466
The turnover per square metre of GLA does not

Local Centres:

necessarily imply whether a centre is trading well
given itis influenced by the tenancy mix. However, Lyon Road Activity Centre e 91 11,710
relevant centres are, on average, seen to be
trading above Australian benchmark levels. Thus,
the impact of the proposed expansion is
considered to be less significant than it would for a
lower performing centre.
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IMPACT TEST | RETAIL TURNOVER IMPACT FINDINGS

Key Findings

Whilst there will almost always inevitably be trading
impacts from the provision of additional retail
floorspace, there is a need to understand the extent
to which these impacts influence the longer term
sustainability of the retail network. There is also
importantly a need to balance these turnover impacts
with competition, consumer choice and short term
employment benefits.

Overall, no impacts are expected to be detrimental to
the sustainability of any individual centre however the
undersupply of convenience retail is expected to lead
to one-off centre turnover impacts of between -1.9%
and -12.9%.

Estimated Impacts on Competing Centres

GLA
(sq.m)
Existing Centres:
Harvest Lakes Village Centre 5,160
The Park Hive IGA 2,130
IGA Xpress Aubin Grove 775
Cockburn Activity Centre 58,369

Proposed Centres:

Costco Casaurina

Other Centres
Total Impact

er i sale trade.

Hammo “ark Retail Impact Assessment

Importantly, the positive effect of market growth is
expected to mostly offset the one-off trading impacts
over the short-term with key centres expected to be
trading back above pre-centre levels within 2-3 years.

Retail Turnover ($2022M)

Impact (2025)

Retail Turnover ($2022M)

‘Before Impact’

2022 (2025) Fost Impact' (2025) (SM)
66.8 67.7 59.0 8.7
24.4 256 224 32
9.1 94 9.0 04

4787 495.9 484.5 -11.3
186.5 182.9 36

-13.6

-40.8

(%)

-12.9%
-12.6%
-4.0%
-2.3%

-1.9%

2028 (3M)

68.6
26.9
101

555.4

210.5

Varn to 2022

+2.7%

+10.3%
+11.6%
+16.8%

Fage 31
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IMPACT TEST | CENTRE HIERARCHY CONSIDERATIONS

Key Findings

In line with SPP 4.2, this report assessed the
potential loss of services in the wider area. In
order to ensure there was no potential loss of
services and the identified centre hierarchy was
not undermined, the proposed rezoning was
assessed in the context of the balance of demand
available to other activity centres in the region.

In terms of total retail floorspace demand,
approximately 89% of supermarket retail
floorspace is currently serviced by centres outside
of the trade area. This level of leakage is expected
to decline to 59% following the development of the
proposed centre.

With the development of planned centres, this
level of spending leakage is likely to decrease to
51% by 2028.

Hammond Park Retail Impact Assessment

Allocation of Supermarket Retail Floorspace Demand by Centre

2022 2025

Total Other TA
Centres - 11%

Total Other TA
Centres - 8%

Hammond Park

Activity Centre -
33%
Non-TA Centres
- 59%
Non-TA Centres
- 89%
’ 2028
Total Other TA
Centres - 13%
Non-TA Centres
-51%
Hammond Park
Activity Centre -
36%
Source: Urbis, Marketinfo
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IMPACT TEST | ECONOMIC AND COMMUNITY BENEFITS

Key Findings

This study used REMPLAN modelling to supplement Urbis’ in-house knowledge
to quantify the potential employment and economic benefits likely to be
generated by the development. These benefits will accrue during both the
construction phase and on an ongoing operation basis. The methodology is
explained further in the appendix.

The total construction cost (including professional fees) for the proposed
development is estimated to be $15.0 million including GST, with an estimated
12-month construction period. Urbis has estimated the construction cost based
on a review of similar supermarket centre construction projects. This cost and
the following benefits relate to the total proposed development (i.e. stage one
and stage two of development).

The proposed development will generate a requirement for ongoing employment

at the subject site. In addition, the project will also generate a sizeable short

term employment boost during the construction of the centre. Through the

creation of new construction and ongoing jobs, further employment benefits will

be realised through economic multiplier effects

The investment in the proposed Hammond Park Activity Centre development

will have direct and indirect benefits for the Hammond Park and broader WA

economy. The Gross Value Added (GVA) by the proposed development is

summarised in the tables to the right for both the construction and operational

phases.

During the construction phase, the project is estimated to support:

* 51 direct and indirect full-time equivalent (FTE) job years; and

* $9.3 million direct and indirect GVA to the Hammond Park and WA economy.

During the operational phase, the proposed centre has the potential to support:

= 293 direct and indirect jobs, which includes full-time, part-time and casual
roles; and

= $31.8 million in direct and indirect GVA per annum.

The mix of employment that is generated by the development can cater to the

needs of the family-focused demographic of Hammond Park and the wider

catchment.

Hammond Park Retail Impact Assessment

Construction Phase Benefits

Benefits
Direct Effect ~ SUPPY-CNAN ool Effect
Effect
Category:
Direct Economic Activity
15.0 15.8 308
($M)
Employment (FTE) 21 30 51
Gross Value Added ($IM) 3.6 S5r 9.3
Operation Phase Benefits
Benefits
Direct Effect ~ SUPPYCRAN  4otal Effect
Effect
Category:
Direct Economic Activity
. 19. .
(M) 38.7 9.3 58.0
Employment (Jobs) 253 40 293
Gross Value Added ($M) 231 87 31.8
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IMPACT TEST | ECONOMIC AND COMMUNITY BENEFITS (CONT.)

Key Findings

Overall, the estimated turnover impacts for other
activity centres are not considered sufficient
enough to warrant refusal of the development
given the positive impacts likely to eventuate due
to the development. These positive impacts
include:

Increased consumer choice associated with
the provision of additional retail, including a full-
line supermarket;

The activation of a strategic site which has
remained un-developed;

Increased employment opportunities in the
short term through the construction phase and
considerable ongoing employment;

Trading Impacts that will not undermine the
activity centre hierarchy for the broader area;
and

Community engagement through the
provision of additional socialisation spaces and
the opportunity for non-retail uses to develop
within the centre.

Hammond Park Retall Impact Assessment

Net Community Benefit Assessment Findings

IMPACT

Increased
Consumer
Choice

ASSESSMENT FINDINGS

The proposed retail centre will provide for brand new retail outlets and formats which
align closely to retail spending trends and needs.

The introduction of a full-line supermarket will be the first within the trade area,
meaning that residents will no longer have to travel beyond the trade area to access a
full-line supermarket.

The centre will provide increased choice and price competition to the local community.

Activation of
Strategic Site

The development site is considered the only appropriate site for a retail development
to service the Hammond Park community. Activating this strategic site will benefit the
local community with a neighbourhood centre developing within the activity centre
hierarchy to meet the needs of the growing population

The construction of the development and the ongoing operation will generate
additional employment opportunities for the local community.

Increased . . ;
Retail centres are also important providers of employment for young workers and
Employment ) T :
. workers re-entering the workforce which is highly relevant for this trade area, which
Opportunities h ) ) .
has seen and will continue to see a demographic shift towards young families with
children that will mature to working age over the next 15 years.
Currently, retail leakage is relatively high in the trade area, with a large proportion of
spending going to other centres in the corridor. The development will support a
Trading reduction in this level of leakage without compromising the potential development in
Impacts other centres. There is estimated to be a substantial volume of leakage that will be

accommodated in centres outside of the trade area following the development of the
subject centre and planned centres in the trade area.

Community
Engagement

There is an opportunity for non-retail uses to develop on the site which will support
increased community engagement. This could include small scale such medical and
population based commercial space occupying a portion of the specialty space.
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METHODOLOGY

The REMPLAN Methodology

Analysis presented here uses REMPLAN economic modelling to assess current
and potential economic impacts. REMPLAN provides a madelling tool that is
accepted and used by various government bodies in Australia. It uses an Input-
Output model that captures inter-industry relationships within an economy;,
based on the ABS 2016/17 National Input Output Tables (I/O Tables). It can
assess the area-specific direct and flow-on implications across industry sectors
in terms of employment, wages and salaries, output and value-added, allowing
for analysis of impacts at the State of Western Australia level.

Key points regarding the workings or terminology of the model are as follows:

= REMPLAN uses either the value of investment or employment generation as
the primary input. For this analysis, the value of total upfront investment has
been used as the key input to assess the benefits of the construction phase.

= Outputs from the model include employment generated through the project
and economic Gross Value Added (GVA) at the State level.

= Qutputs from the model include employment generated through the project at
both the local and the state level.

* Employment generated is calculated over the life of the construction phase;
or in terms of the on-going operations, total on-going jobs generated.

= Both the direct and indirect employment are modelled:

= Direct refers to the effect felt within the industry as a result of the
investment. For example, the construction phase will directly result in the
creation of construction jobs.

* Indirect effects are those felt within industries that supply goods to the
industries directly affected.

* |t should be noted that the results presented in this report are estimates only
based on the existing state of economic activity in the area. Due to the static
nature of input-output modelling, they have the potential to overstate the
actual effects. The approach Urbis adopts in accounting for this is presented
adjacent. Nonetheless, the analysis still reflects the fact that employment
growth will be positive for the State and the local area.

Hammond Park Retail Impact Assessment

Reporting of Impact Modelling Results

Urbis have adopted a conservative approach to estimating and reporting economic
and employment benefits using the REMPLAN modelling tool so as to not
overstate the likely effects. Key areas where Urbis' approach is designed to not
overstate the effects include:

= While REMPLAN defines the supply chain linkages between local industries
and allows the assessment of multiplier effects as a result of a direct input into
an industry, the nature of the ABS I/O Tables and indeed the set-up of the
model suggests there is likely some double-counting therefore overstatement of
the flow-on effects.

* More specifically, REMPLAN defines ‘Indirect Effect’ as consisting of both the
‘Supply-chain Effect’ and ‘Consumption Effect’. However, Urbis believe that the
consumption effect (i.e. workers with more income spend elsewhere in the
economy) has already been counted to an extent as part of the supply-chain
effect in the modelling process and is a more tenuous link to the direct effects.
As such, Urbis have only excluded consumption effect from benefit reporting
and consider supply-chain effect as the only indirect effect generated from the
direct input.

= Construction-related jobs are reported as FTE jobs for the period of one year,
rather than the number of workers who might work on a site over the
construction period which building contractors might report. For example, a
project might have 200 workers on-site over the course of a two-year
construction, but that may only equate to say 50 FTE jobs per year. Each trade
is not onsite for the whole time (e.g. plumbers, joiners, painters etc. all come on
site at different stages). Therefore, FTE for one year accounts for the total
hours required by workers over the year and avoids the potential to overstate or
misinterpret job figures that relate to part time workers. It also allows for direct
comparison of jobs with different construction timeframes, as the jobs accrue
each year over the length of construction.

= Wherever applicable, Urbis have chosen to report Gross Value Added (GVA)
rather than '‘Output as the economic benefit of a certain development project or
activity, as it is considered a more accurate, albeit conservative, estimate of
benefit which excludes items such as tax and subsidies which are included in
‘Output.
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DEFINITIONS & ASSUMPTIONS

Assumpions
Construction cost is the estimated investment value for the project Average workspace ratios for this analysis have been taken from the results of the Perth
over the anticipated delivery period, measured in constant 2021 dollar Land Use and Employment Survey published in 2017. The relevant ratios used for this
(i.e. excluding inflation) including GST. analysis by each component are the WASLUC and PLUC Codes as per the following:
Gross Value Added or GVA is a measure of the value of goods and Component Ratio PLUC Code / WASLUC Code
services produced in an area, industry or sector of an economy during
a certain period of time. In this case, GVA represents the total Supermarket 291 Shop / Retail — Supermarkets and Grocers
economic contribution of the investment in the project. GVA is : : . .
measured in constant 2022 dollars (i.e. excluding inflation) including Liquor 40.9 Shop / Retail - Liquor —Retail
GST. Retail specialties 276 Shop / Retail
Construction job years is a measurement of the volume of output Non-retail 66.4 Health / Welfare / Community Services
required to support a construction job for a 12 month period. Pad sites 113 Shop / Retail — Takeaway Food
Costs and Timeframes — review of Cordell Connect.
Hammond Park Retail Impact Assessment Page 37
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COVID-19 AND THE
POTENTIAL IMPACT ON
DATA INFORMATION

Hammond Park Retail Impact Assessment

The data and information that informs and supports
our opinions, estimates, surveys, forecasts,
projections, conclusion, judgments, assumptions and
recommendations contained in this report (Report
Content) are predominantly generated over long
periods, and is reflective of the circumstances
applying in the past. Significant economic, health and
other local and world events can, however, take a
perod of time for the market to absorb and to be
reflected in such data and information. In many
instances a change in market thinking and actual
market conditions as at the date of this report may
not be reflected in the data and information used to
support the Report Content.

The recent international outbreak of the Novel
Coronavirus (COVID-19), which the World Health
Organisation declared a global health emergency in
January 2020 and pandemic on 11 March 2020, has
and continues to cause considerable business
uncertainty which in turn materially impacts market
conditions and the Australian and world economies
more broadly.

The uncertainty has and is continuing to impact the
Australian real estate market and business
operations. The full extent of the impact on the real
estate market and more broadly on the Australian
economy and how long that impact will last is not
known and it is not possible to accurately and
definitively predict. Some business sectors, such as
the retail, hotel and tourism sectors, have reported
material impacts on trading performance. For
example, Shopping Centre operators are reporting
material reductions in foot traffic numbers,
particularly in centres that ordinarily experience a
high proportion of international visitors.

The data and information that informs and supports
the Report Content is current as at the date of this
report and (unless otherwise specifically stated in the
Report) does not necessarily reflect the full impact of
the COVID-19 Outbreak on the Australian economy,

the asset(s) and any associated business operations
to which the report relates. It is not possible to
ascertain with certainty at this time how the market
and the Australian economy more broadly will
respond to this unprecedented event and the various
programs and initiatives governments have adopted
in attempting to address its impact. It is possible that
the market conditions applying to the asset(s) and
any associated business operations to which the
report relates and the business sector to which they
belong has been, and may be further, materially
impacted by the COVID-19 Qutbreak within a short
space of time and that it will have a longer lasting
impact than we have assumed. Clearly, the COVID-
19 Outbreak is an important risk factor you must
carefully consider when relying on the report and the
Report Content.

Where we have sought to address the impact of the
COVID-19 Outbreak in the Report, we have had to
make estimates, assumptions, conclusions and
judgements that (unless otherwise specifically stated
in the Report) are not directly supported by available
and reliable data and information. Any Report
Content addressing the impact of the COVID-19
Outbreak on the asset(s) and any associated
business operations to which the report relates or the
Australian economy more broadly is (unless
otherwise specifically stated in the Report)
unsupported by specific and reliable data and
information and must not be relied on.

To the maximum extent permitted by law, Urbis (its
officers, employees and agents) expressly disclaim
all lability and responsibility, whether direct or
indirect, to any person (including the Instructing
Party) in respect of any loss suffered or incurred as a
result of the COVID-19 Outbreak materially
impacting the Report Content, but only to the extent
that such impact is not reflected in the data and
information used to support the Report Content.
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This report is dated August 2022 and incorporates information and
events up to that date only and excludes any information arising, or
event occurring, after that date which may affect the validity of Urbis
Pty Ltd's (Urbis) opinion in this report. Urbis prepared this report on the
instructions, and for the benefit only, of Aigle Royal Property
(Instructing Party) for the purpose of a Retail Impact Assessment
(Purpose) and not for any other purpose or use. Urbis expressly
disclaims any liability te the Instructing Party who relies or purports to
rely on this report for any purpose other than the Purpose and to any
party other than the Instructing Party who relies or purports to rely on
this report for any purpose whatsoever (including the Purpose).

In preparing this report, Urbis was required to make judgements which
may be affected by unforeseen future events including wars, civil
unrest, economic disruption, financial market disruption, business
cycles, industrial disputes, labour difficulties, political action and
changes of government or law, the likelihood and effects of which are
not capable of precise assessment.

All surveys, forecasts, projections and recommendations contained in
or made in relation to or associated with this report are made in good
faith and on the basis of information supplied to Urbis at the date of
this report. Achievement of the projections and budgets set out in this
report will depend, among other things, on the actions of others over
which Urbis has no control.

Urbis has made all reasonable inqguiries that it believes is necessary in
preparing this report but it cannot be certain that all information
material to the preparation of this report has been provided to it as
there may be information that is not publicly available at the time of its
inquiry.

Urbis acknowledges the important contribution
that Aboriginal and Torres Strait Islander
people make in creating a strong and vibrant
Australian society.

We acknowledge, in each of our offices, the
Traditional Owners on whose land we stand.

Hammond Park Retail Impact As

In preparing this report, Urbis may rely on or refer to documents in a
language other than English which Urbis will procure the translation of
into English. Urbis is not responsible for the accuracy or completeness
of such translations and to the extent that the inaccurate or incomplete
translation of any document results in any statement or opinion made
in this report being inaccurate or incomplete, Urbis expressly disclaims
any liability for that inaccuracy or incompleteness.

This report has been prepared with due care and diligence by Urbis
and the statements and opinions given by Urbis in this report are given
in good faith and in the belief on reasonable grounds that such
statements and opinions are correct and not misleading bearing in
mind the necessary limitations noted in the previous paragraphs.
Further, no responsibility is accepted by Urbis or any of its officers or
employees for any errors, including errors in data which is either
supplied by the Instructing Party, supplied by a third party to Urbis, or
which Urbis is required to estimate, or omissions howsoever arising in
the preparation of this report, provided that this will not absolve Urbis
from liability arising from an opinion expressed recklessly or in bad
faith

The population ferecasts and Residential Development Forecast
(estate outlines) in this report have been sourced in their entirety or in
part from .id (informed decisions) www.id com.au .id and its licensors
are the sole and exclusive owners of all the rights, titles and interest
subsisting in the part of the report where .id or other content providers
are identified. Some of the .id sourced content is a derivative of ABS
Data, which data can be accessed from the website of the Australian
Bureau of Statistics at www.abs.gov.au and licensed on terms
published on the ABS website.

Urbis staff responsible for this report were:

Director Tim Connoley
Associate Director Craig Tunstall
Research Analyst Katherine Rayner
Project code P0041262
Report number Version 2
@ Urbis Pty Ltd
ABN 50 105 256 228
All Rights Reserved. No matenal may be reproduced
without prior permission
= important disclaime pearing within

is report.
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element.

Our Ref: 714-238
Your Ref: 110/223

26 August 2022

City of Cockburn
PO Box 1215
BIBRA LAKE DC WA 6965

via e-mail transmission to; Isantorigllo@cockbum.wa.gov.au; darmdt@cockburn.wa.gov.au; gwilkinson@cockburn. wa.gov.au

Attention: Daniel Arndt, Chief of Built and Natural Environment

Dear Daniel,

SUBMISSION ON RETAIL IMPACT ASSESSMENT - PROPOSED STRUCTURE PLAN
AMENDMENT - LOTS 114, 123-125 WATTLEUP ROAD, HAMMOND PARK

element, on behalf of Perron Group (Perron) as the landowners of Cockburn Gateway Shopping City
(Cockburn Gateway) and as key stakeholders within the City of Cockburn (the City), has reviewed the
Retail Impact Assessment (RIA) prepared by Urbis to support the proposed amendment to the Lots
114, 123 - 125 Wattleup Road, Hammond Park Local Structure Plan (the Structure Plan).

element’s Principal — Property Economics (a highly experienced and well credentialled property
economist) has reviewed the RIA and prepared a report, which summarises our findings and
provides a comprehensive explanation for our comments and conclusions outlined below. This
report is attached, as Appendlix A.

Following our detailed review (by element’s Planning and Property Economics teams), we are of the
opinion that the methodology, assumptions and data used in the RIA are not sufficiently specified
and transparent, and at times are not appropriate or accurate.

The RIA submitted by the applicant:

¢ Uses an inappropriate methodology (per capita benchmarking ratio) to determine floor space
needs.

¢ Likely overestimates the extent of the trade area by not giving sufficient consideration to the
physical barrier presented by Kwinana Freeway for residents to the east of the Freeway.
Moreover, the inclusion of the Secondary North and Secondary South Trade Areas seems
excessive given the intended ‘neighbourhood’ nature of the proposed development.

s Likely overstates population growth and further seems to inadequately address the
appropriate time lags between lot sales and occupation.

¢ Does not consider, or only considers 50% of the retail floorspace, of certain existing activity
centres in the needs assessment as they are located just outside the trade area boundary (as
defined by the applicant).

« Does not consider future additions to supermarket and retail floorspace in the needs
assessments.

» Overestimates the current turnover of existing activity centres.

+ And because of all the reasons listed above, underestimates the impact on existing
activity centres in the area.

Whadjuk Country, Level 18,191 5t Georges Terrace, Perth Wa 6000
PO Box 7375 Cloisters Square, Perth WA 6850
T.{(08) 9283 8300 E. hello@elementwa.com.au W. elementwa.com.au
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We further note:

* The RIA states that, ‘the proposed rezoning will ensure the subject centre can provide a
neighbourhood level role and function as intended’. We do not agree with this comment.

Under the City’s draft Local Planning Strategy (2020) and the Local Commercial and Activity
Centre Strategy (2012) (LCACS), the subject centre is intended to function as a Local Centre,
not a Neighbourhood Centre.

As identified within our submission lodged with the City on 12 August 2022, the proposed
amendment (which proposes to rezone existing residential land and public open space as
‘Local Centre’ under the Structure Plan) facilitates a level of commercial and retail
development ordinarily consistent with a District Centre, not a Local or Neighbourhood
Centre.

« The RIA states that, ‘The subject site is the only opportunity to ensure this centre can deliver
this planned convenience retail function given other zoned sites have been developed for
non-retail purposes or have limited scale to attract key tenants’. We do not agree with this
comment.

We are aware that a portion of land identified as ‘Local Centre’ has been developed for
residential use (i.e., 18 — 30 Snowden Street and 124 - 130 Whadjuk Drive), however the
approved Structure Plan still allows this land (i.e., total aggregate 2,208m2) to be developed
for commercial use in the future.

Whilst land identified as ‘Local Centre' has been developed as residential, this does not
preclude additional commercial floorspace from being delivered upon the remaining areas
identified as ‘Local Centre’, including within 466 Wattleup Road. On this basis the full
4,500m2 of retail development anticipated in the approved Structure Plan still has the
potential to be developed on the respective sites, outside of the proposed amendment.

Additionally, the approved existing Structure Plan contemplates the delivery of 6,861m2 of
‘Local Centre’ zoned land as identified within 466 Wattleup Road. This area of Local Centre is
still included in the configuration proposed by the amendment, and would adequately
accommodate an appropriately sized supermarket should it be required to service the
surrounding community.

o The RIA states that, ‘Overall, no impacts are expected to be detrimental to the sustainability
of any individual centre however the undersupply of convenience retail is expected to lead to
one-off centre turnover impacts of between -1.9% and -12.9%".

It also states that, ‘Overall, the estimated turnover impacts for other activity centres are not
considered sufficient enough to warrant refusal of the development given the positive
impacts likely to eventuale due to the development’.

With regards to retail turnover impact (%), we note that under the draft State Planning Policy
4.2 Activity Centres (SPP4.2) Implementation Guidelines the impact of the proposed
amendment ranges from minor/insignificant (less than 5%) to significant impact (10% and
above) and under the existing SPP4.2, the proposed amendment may not be supported as
the retail turnover impact exceeds 10%.

As significant turnover impact has been identified, ‘the proposal should indicate how the
development will deliver net community benefit and support the objectives of SPP4.2', as
stated within clause 5.5 of draft SPP4.2.

We do not consider the net community benefits outlined in the RIA align with the intent
of draft SPP4.2, which describes community benefit as, ‘the public good that a proposal
delivers as indicated (but not limited to) the following: Productivity, Quality of Life,
Environmental Sustainability, Infrastructure Development and Equity and Social Inclusion’.
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The economic and community benefits included in the RIA are simply a list of ‘positive
impacts’ which Urbis imply are associated with the proposal. As a significant turnover impact
has been identified, we would request the City seek demonstration from the applicant as to
how the net community benefit will be delivered, as per draft SPP4.2.

We do not consider the objectives of SPP4.2 to be supported in the RIA, particularly
Policy Objective No. 2 of draft SPP4.2 which mentions that the distribution of retail
developments should not undermine the hierarchy of activity centres. For all of the reasons
outlined in our Report at Appendix A, we believe the RIA underestimates the impact on
existing activity centres in the area and therefore the proposed amendment has the potential
to undermine the hierarchy of activity centres.

As mentioned in our previous submission, the proposed expansion of the Local Centre
represents a significant departure from the activity centre hierarchy confirmed within the
City's draft Local Planning Strategy. The amount of floorspace proposed by the amendment
is more aligned with a District Centre and as such will have a significant impact upon
Cockburn Gateway's capacity to maintain its position within the activity centre hierarchy.

Conclusion

Following our detailed review of the RIA prepared by Urbis, we are of the opinion that the
methodology, assumptions and data used in the RIA are not sufficiently specified and transparent,
and at times are not appropriate or accurate.

We do not consider the net community benefits outlined in the RIA align with the intent of draft
SPP4.2. As such, we would request the City seek demonstration from the applicant as to how the
proposed amendment to the Structure Plan will deliver net community benefit, especially considering
a significant turnover impact has been identified in the RIA.

We do not consider the objectives of SPP4.2 to be supported in the RIA. For all of the reasons
outlined in our Report at Appendix A, we believe the RIA underestimates the impact on existing
activity centres in the area and therefore the proposed amendment has the potential to undermine
the hierarchy of activity centres.

Given our many concerns with the RIA, as highlighted above and in our Report attached, we
recommend that the Impact Test provided by the applicant be peer reviewed by a specialist and that
these concerns be addressed.

Notwithstanding the findings of this RIA or the peer review (should it be undertaken), we are of the
opinion that the proposed amendment is still considered to be inappropriate and should be refused
due to the significant and fundamental planning non-compliance with the relevant and contemporary
planning framework.

In light of the above, it is respectfully requested that the City recommend to the WAPC that the
proposed amendment to the Structure Plan be refused for reasons included in this submission and
our submission lodged with the City on 12 August 2022. Should you have any queries or require
clarification on any of the matters raised, please do not hesitate to contact Michelle Huggins or the
undersigned on 9289 8300.

Yours sincerely
element

H—

James Lewisson
Associate — Planning
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APPENDIX A

element’s Principal — Property Economics Review of the RIA prepared by Urbis

1. Compliance with State Planning Policy 4.2 Activity Centres for Perth and Peel

Section 6.5.1 of State Planning Policy 4.2 Activity centres for Perth and Peel (SPP 4.2)
states that: “(3) The methodology, assumptions and data used in such analysis (Retail
Sustainability Assessments) must be specified and be appropriate, transparent and
verifiable”.

Throughout the document submitted by the applicant in support of their application,
‘HAMMOND PARK SHOPPING CENTRE - Retail Impact Assessment’ (RIA), conclusions are
presented without identifying the data sources, assumptions, or methodology applied to
arrive at these conclusions.

As such, an objective assessment of the accuracy of the conclusions presented in this
study is complicated by the fact that it is unable to be (easily) verified.

2. Methodology

a. Retail Need
The applicant’s RIA uses ‘per capita floorspace benchmarking’ as the elected method to
assess the (additional) need for both supermarket and general retail floorspace.

The use of per capita benchmark floorspace ratios should only applied in situations where
no reliable data is available to undertake an assessment that accords with the SPP 4.2.
‘Implementation Guidelines, Appendix 1 — Scope and Methodology for Needs Assessment’.

Per capita floorspace benchmarking, as a methodology, gives little to no consideration to
the local context of a proposed development (i.e. demographics, income distribution, retail
spending habits, distance and accessibility to other ‘*higher order’ centres nearby, etc). It
assumes that the relative ‘need’ for retail floorspace is the same in Hammond Park as it is
anywhere else in Greater Perth. Moreover, no data source or evidence supporting the
proposed benchmark ratio of 37.9 sq.m of supermarket floor space and per 100 residents
and 2.1 sq.m of total retail floor space per capita is provided.

Given the availability of the data required to follow the methodology suggested in the
SPP4.2 Implementation Guidelines, as evidenced by the data presented in the report, the
methodology applied in the applicant’s RIA is considered unconventional and inappropriate.

b. Impact
Assessing a proposed development requires an objective understanding of the
potential impacts of that development. There are several methodologies that can be
used to develop an impartial Impact Assessment, including:

o The Market share method - applies a benchmarked retail centre’s data to assess
proposed development impact

e Retail turnover averages — applies reported retail averages to the local context
to estimate proposed development impact

¢ Gravity modelling — uses a probabilistic approach to obijectively distribute retail
supply and demand to calculate network-wide impacts of development proposals.

The method of analysis used to assess the impacts on individual centres from the proposed
development is based on a ‘competitive usage’ model. More specifically, the RIA adopts a
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‘turnover allocation approach’. This approach requires an estimate of the existing turnover
and level of usage of centres in the trade area and beyond.

Whilst not inappropriate or uncommon, the use of a retail gravity model (in combination with
the use of turnover averages) to assist in determining the re-distribution of expenditure
amongst the various centres in the defined catchment area, would provide a more objective
assessment of the potential market share captured by the proposed development and the
impact on surrounding developments.

3. Assumptions

3.1 Trade Area
A trade area is the spatial boundary from which a development generates the majority of its
customers. The trade area definition allows for measurement of the number of potential
customers, their expenditure profile and potential supply-side competition.

As per SPP 4.2, the trade area of a typical neighbourhood centre is approximately a one-
kilometre radius from the activity centre and comprises a resident population catchment of
2,000-15,000. Based on our experience, the trade area for supermarket-based centres
increases somewhat based on the type of supermarket tenant. As such, and depending on
the size of the centre, the trade area for full-line supermarket based centres generally
extends to 1.5 km.

e The proposed ‘Main Trade Area’ in the Hammond Park study largely comprises a 3
km radius with the ‘Secondary South Trade Area’ extending out to 3.5 km.

¢ The ‘Primary Trade Area’ largely comprises a 1.5 km radius but extends to the south
by another 1.2 km.

Based on the suggested normative primary service areas in SPP 4.2, the inclusion of the
proposed secondary trade areas (North, East and South) seems excessive given the
intended nature (Neighbourhood Centre) of the proposed centre.

3.2 Site Accessibility
The applicant’s RIA correctly states that “The Kwinana Freeway is a natural barrier to the
east, which creates a fairly captive catchment within 3-minute drive time to the west of the
freeway”.

However, it goes on to advocate that the Main Trade Area for the proposed development
will include areas east of the Kwinana Freeway (Secondary East Trade Area). It is our belief
that the Kwinana Freeway does indeed present a significant barrier and discourages
residents east of the freeway from patronizing the proposed development.

There are currently only two points at which to cross Kwinana Freeway from the east to the
west - Russell Road and Rowley Road. The distance between these crossing is
approximately 2.6 km thereby complicating accessibility to the proposed development for
residents to the (north)east of Kwinana Freeway. It is more likely that these residents would
patronize either of the two centres along Russell Road as result of their closer proximity and
enhanced accessibility as compared to the proposed development at Hammond Park.

In conclusion, we are of the opinion that the expanse of the ‘Main Trade Area’ for the
proposed development is likely overstated thereby possibly resulting in an overestimation
of the trade area population and subsequently the relative ‘need’ for additional retail
floorspace in this area.
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3.3 Population Outlook / Dwelling Growth
The RIA cites housing stimulus measures and land supply availability as key drivers
supporting high near term population growth in the proposed development’s main trade
area. The study estimates the trade area’s population to increase 67 % over the next
decade.

The main cited source underpinning these estimates is the 2020/2021 Urban Land
Development Qutlook. This outlook identifies an estimated 2,179 dwellings to be delivered
in the main trade area over the next decade whereas the RIA estimates 2,678 units to be
delivered over the period 2022-2032.

However, a review of the previous edition of the Urban Land Development Outlook
(2016/2017) reveals that the delivery of planned estates and identified land developments,
commonly experiences significant delays. With the exception of SW438, SW437 and
Florence Estate, which are all new, most of the referenced developments were previously
identified for delivery in 2016-2021 and, where delivery was expected over 2021-2025, it
appears to have been pushed out to 2025-2030 in the latest edition. As such we deem the
overreliance on the ULDO in establishing population forecasts inappropriate.

N suburt 2016/2017 ULDO 2020/2021 ULDO
0. Suburb
2016-2021 |2021-2025 |2021-2025 |2025-2030

SW 136A [Hammond Park Hammond Heights

SW136H |Hammond Park 250 200

SW388 |[Hammond Park - 74 67

SW390 |Hammond Park Wattle Rise 165 15 117 15

SW438 [Hammond Park - 187

SW387 |Hammond Park Quenda 74 90

SW136G [Hammond Park - 80 80

SW136E |Hammond Park Vivente 404 79 178 97

SW437  |Mandogalup Apsley Estate 416 416

SW367 |[Wandi Honeywood Rise 420 a0 155

SW423 |Hammond Park The Jewel 28 26

- Mandogalup Florence - - - -
Total 1,245 401 1,171 1,008

The RIA does state that “The population forecasts in this report are based on a number of
assumptions regarding the future urban development within the trade area. The forecasts
are based on the expected rale of sales of residential lots in the area, with an allowance for
a lag between lot sales and an increase in residents (and an allowance for unoccupied
dwellings in line with averages for this area).”

However, these assumptions regarding the expected rate of sale and the suggested
allowance for a lag between lot sales and residential occupation, as well as the allowance
for unoccupied dwellings, are not detailed in the report and thus cannot be verified.

Regardless of the assumptions being clarified, the RIA seems to inadequately address the
appropriate time lags between lot sales and occupation. The Florence Estate, for example,
is identified in the RIA as delivering 539 units in the period 2022-2027. However, sales for
the first phase (47 lots) of this estate have only recently (August 2022) commenced and all
other lots are identified as “future’ releases. Given the limited size of the first phase and the
fact, that thusfar <10% of the lots have even been released, it seems unlikely that the
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remaining 492 lots will be released, sold, developed and occupied in the next 5 years.

In conclusion, we are of the opinion that the suggested rapid growth in population is likely
overstated and warrants closer review and verification. Especially given the significant
weight that is placed on the expected population growth in determining the relative ‘need’
for additional retail floorspace in the proposed development.

3.4 Retail Spending
The RIA states: “The retail spending level for the Hammond Park Activity Centre trade area
is estimated at 2% above the Perth average” and goes on to clarify that “The retail spending
market was estimated using MarketInfo — a micro-simulation model developed by MDS
Market Data Systems Pty Ltd.”

However, at no point does it detail what the retail spending assumptions (per capita) are, or
how they were arrived at. It is unclear exactly what parameters are used to calculate
expenditure within the MDS Marketinfo computational model as these are undisclosed. As
such, the accuracy of this data cannot be verified.

The RIA presents a table detailing the forecasted retail expenditure for the trade area for the
period 2022-2037 and concludes that: “The main {rade area is estimated to generate
approximately $592 million in retail expenditure (incl. GST and inflation) by 20377

However, no verifiable data has been provided in support of this forecast.

3.5 Activity Centres Hierarchy
In the activity centre hierarchy section of the report the RIA presents the following
information regarding the existing and proposed activity centres in the trade area and
surrounds:

Within Supermarket Other Retail Total Status Date
Russell Road 800 1,330 2,130 Existing -
Apsley Local Centre 500 250 750 Proposed 2028
Wandi Local Centre 750 250 1,000 Proposed 2032
Total 2,050 1,830 3,880

Beyond Supermarket Other Retail Total Status Date
Harvest Lakes 3,600 1,560 5,160 Existing -
Cockburn Gateway 10,800 47,600 58,400 Existing -
Lyon Road 350 425 775 Existing -
Wandi District 2030
Centre 3,500 4,500 8,000 Proposed

Total 18,250 54,085 72,335

¢ This would suggest that there is currently only 800 sq.m of supermarket floorspace
(IGA Hive) and 1,330 sq.m of other retail within the trade area.

¢ However, both Harvest Lakes Centre and Lyon Road Centres are located just
outside and directly bordering the trade area at a distance of 180 and 250 metres
respectively. As such it would be prudent and appropriate to consider these centres
when assessing the relative ‘'need’ for additional retail floorspace.

¢ When computing the relative ‘need’ for additional supermarket floorspace, the RIA
has assumed an existing supermarket floorspace estimate of 2,600 sq.m within the
trade area. This is arrived at by considering the Russell Road Centre and 50% of the
Woolworths at the Harvest Lakes Centre. This is an unconventional approach, and

OCM 10/11/2022
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we would recommend the Harvest Lakes Centre and the Lyon Road Centres be
considered in full given their locations directly on the border of the trade area.

This would result in a supermarket floorspace estimate of 4,750 sq.m within the
trade area, as opposed to the 2,600 sq.m used in the study.

Lastly, it should be noted that the Woolworths at Harvest Lakes is in fact 4,117 sg.m
(according to the Property Council Shopping Centre Directory) and not 3,600 sq.m.

When computing the relative ‘need’ for total retail floorspace, the RIA assumes an existing
floor space estimate of 4,780 sq.m within the trade area. It is unclear how this is arrived at
given that the study indicates having considered 2,600 sq.m of supermarket floorspace
which would result in an estimate of 2,180 sq.m of ‘other’ retail space. However, Russell
Road Centre features 1,130 sq.m of other retail floor space and Harvest Lakes is said to
have 1,560 sg.m.

Overall, we do not consider the existing and proposed supply used in the study to be
reflective of the situation. As such we would recommend using the following data instead.

Within Supermarket Other Retail Total Status
Russell Road 800 1,330 2,130 Existing
Harvest Lakes 3,600 1,560 5,160 Existing
Lyon Road 350 425 775 Existing
Apsley Local Centre 500 250 750 Proposed
Wandi Local Centre 750 250 1,000 Proposed
Total 6,000 3,815 9,815

Beyond Supermarket Other Retail Total Status
Cockburn Gateway 10,800 47,600 58,400 Existing
Wandi District

Centre 3,500 4,500 8,000 Proposed
Total 14,300 52,100 66,400

3.6 Retail Need
As previously mentioned, the RIA underestimates the level of current floorspace within the
trade area by omitting the Lyon Road Centre and only considering only 50% of the Harvest
Lakes Centre. It also fails to account for the identified future supply.

In the “Activity Centres Hierarchy’ section of the report they identified Apsley and Wandi
Local Centres as located within the trade area and hypothesised reduced levels of
floorspace (as compared to allowances) will be delivered at these locations in 2028 and
2032 respectively.

However, the tables on page 24 and 25, used to demonstrate the supermarket and total
retail floorspace need, do not consider these new centres and only add the proposed
floorspace at Hammond Park to the supply estimate.

This, in combination with an underestimation of current supply, results in a significant
underestimation of supply moving forward, and therewith an exaggeration of the ‘need’ for

additional floor space in the area.

Detailed below is an overview of the resulting variance in floorspace supply estimates.
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2022 2025 2028 2030 2032

Study Assumption 2600 6.200 6.200 6,200 6.200
(Supermarket)

Supermarket 4,750 8,350 8,850 8,850 9,600
Variance with RIA -2,150 -2,150 -2,660 -2,660 -3,400
Study Assumption (total retail) 4,780 9,490 9490 10,675 10,675
Total Retail 8,065 12,775 13,525 14,635 15,635
Variance with RIA -3,285 -3,285 -4,035 -3,960 -4,960

Correcting for this shortfall in supermarket floorspace would negate the ‘need’ for the
proposed quantum of supermarket floorspace. In fact, entering the proposed full-line
supermarket in 2025 results in an oversupply situation in the market that does not correct
throughout the forecast period.

Year Population Floorspace Supportable Supermarket
Floorspace Need
2022 13,531 4,750 5,128 378
2023 14,429 4,750 5,469 719
2024 15,216 4,750 5,767 1,017
2025 16,476 8,350 6,244 -2,106
2026 17,410 8,350 6,598 -1,752
2027 18,281 8,350 6,928 -1,422
2028 19,152 8,850 7,259 -1,591
2029 19,994 8,850 7,578 -1,272
2030 20,534 8,850 7,782 -1,068
2031 21,299 8,850 8,072 -778
2032 22,015 9,600 8,344 -1,256

The same holds true for the estimate of ‘need’ for total retail floorspace. Correcting for the
omitted existing (Harvest Lakes and Lyon Road Centre) and future additions to supply
would result in the following ‘need’ for total retail space.

Unit 2022 2025 2030
sq.m per
Total Retail Floor Space Benchmark capita 21 2.1 21
Population No. 13170 16480 20530
Total Retail Floor Space at Benchmark sg.m 27,657 34,608 43,113
Supermarket Floor Space sq.m 4,750 8,350 8,850
Other Retail Floor Space sg.m 3,315 4,425 5,785
Total Retail Floor Space sg.m 8,065 12,775 14,635
Trade Area Surplus (-)/Need (+) from
Benchmark sq.m 19,592 21,833 28,478
Variance with RIA sg.m -3,285 -3,285 -3,960

* As previously mentioned, the use of an arbitrary per capita benchmark ratio of 2.1
sqg.m of total retail floor space is not appropriate in this regard. Not only is no
evidence or source offered for the applied ratio, but it also assumes that the total
per capita retail need should be provided for within the defined trade area and
residents would not venture out of the trade area for ‘higher order’ goods.
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* |t should further be noted that the population estimates used in the total retail need
calculation differ from the population estimates used to calculate the supermarket
need.

3.7 Impact Test
a) Existing Centre Turnover Estimates
In order to compute the impact on the existing activity centres the study adopts a ‘turnover
allocation’ approach. However, the current turnover estimates used for the existing activity
centres appear very high.

For instance, the ‘Property Council Shopping Centre Directory 2022’ suggests that Harvest
Lakes Centre achieves a turnover per sq.m of $11,130 - this is approx. 15% less than the
rate assumed in the RIA ($12,952).

Given the small scale of the Russell Road and Lyon Road Centres, and the predominance
of speciality retail floor space in these centres (which typically produces lower floor space
productivity when compared to supermarket floor space productivity), the assumed
turnover per sq.m estimates appear exaggerated and should be reviewed.

Overestimating the turnover of these centres results in an underestimation of the impact,
and given the significant impact already identified on these centres (-12.6% and -12.9%) it
is pertinent that these floorspace productivity estimates be reviewed against market data to
ensure an accurate depiction of the impact on these centres.

b) Impact
The purpose of an Impact Test is to provide indications as to whether the scale of the
proposed development is reasonable and whether any surrounding centres are likely to be
at risk to the extent that the community would suffer a net disbenefit, attributable to the
subject retail development.

The Impact Test, therefore, considers the likely broad changes in competitive
circumstances, and in particular the changes in availability of retail spending for competitive
centres, that can reasonably be expected to result from the development.

These broad changes effectively set the market conditions within which the competitive
centres will operate as a result of this development, and reasonable conclusions can then
be drawn about the possible impacts of these broad changes in market conditions.

As a guideline, impacts under 5% are generally considered ‘minor’; impacts between 5%
and 10% considered ‘moderate’; and impacts greater than 10%, ‘significant’. This
convention is employed by WAPC and SAT. The 10% threshold is a generally accepted
notional benchmark when impacts may be an issue.

While the level of trading impacts is important, so is their duration. Even a relatively small
impact of less than 5%, could be significant if it were to last several years. Therefore it is
recommended that the RIA show the duration of the impact alongside the value,

The RIA concludes:
“No impacts are expectled to be detrimental to the sustainabilily of any individual centre

however the undersupply of convenience retail is expected to lead to one off centre
turnover impacts of between 1.9 % and 12.9%.
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* As established by the generally accepted convention that impacts in excess of 10%
are considered ‘significant’ it is inaccurate to suggest that no impacts are expected
to be detrimental.

¢ Moreover, given the multitude of over-, and under-estimations applied throughout
the analysis prepared by Urbis (as detailed in this review) the current estimate of
impact is likely significantly underestimated and could in fact, be in excess of 15%.

“Importantly, the positive effect of market growth is expected to offset the one off trading
impacts over the short term, with competitive centres expected to be trading back above pre
centre levels within 2-3 years”.

e |tis erroneous to suggests that these impacts are ‘one-off.” Whilst a pre- and post-
development comparison has been provided for the year 2025 (first year of
operations) no such comparison between a scenario with and without the proposed
development is included for the year 2028 (when Phase 2 of the proposed
development is expected to become operational). Instead, a comparison is drawn
between 2028 with the proposed development and 2022, and the fact that the
impacted centres trade at levels above 2022 levels is presented as having no further
impact. If a comparison between 2028 with the proposed development and 2028
without the proposed development were to be made a significant decline in turnover
resulting from the proposed development will be apparent.

“It is important to note that these impacts are concentrated on a few cenlres given the lack
of competition in the area and the proposal only represents a moderate increase in retail
floorspace on the 5,000 sq.m NLA identified in the district structure plan for the area. As
such, the net impact( i.e. above what is planned for the site) is considered negligible.”

* Citing the limited supply in the area, and therewith the impact being constraint to
only a few centres does not negate the fact that these ‘few’ centres are significantly
impacted by the proposed development. Moreover, suggesting that the impact is
‘negligible’ because the proposed increase in floor space is ‘moderate’ is audacious
and misleading.

Community Benefit
In direct contravention with the commonly accepted impact threshold of 10%, the study
concludes that:

“Qverall, the estimated turnover impacts for other activity centres are not considered
sufficient enough to warrant refusal of the development given the positive impacits likely to
eventuate due to the development.”

The study goes on to list a number of purported benefits including:

* Increased Consumer Choice
Increased consumer choice is cited as a benefit resulting from the notion that the proposed
retail centre will provide for new retail outlets and formats which align closely to retail
spending trends and needs. However, this does not represent a net increase in community
benefit. The original retail floorspace allowance of 5,000-5,500 sgm, as envisioned in
Southern Suburbs District Structure Plan, would achieve the same outcome.

e Community Engagement
The study suggests that “the provision of additional socialisation spaces will provide an
opportunity for non retail uses to develop within the centre” and this will allegedly lead to
increased community engagement. However, the site is currently zoned as ‘Public Open
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Space’ and as such it increases the aesthetic appeal, amenity and value of the
neighbourhood. Aside from providing places to play, be active or relax, public open spaces
afford many benefits to the community - including engagement. As such, the suggestion
that increased community engagement is a net benefit resulting from the proposed
development does not hold up and given the current designation of the site as POS it is
more likely do detract from the current community benefit.

4, Conclusion

Following a detailed review of the ‘Retail Impact Assessment’ for Hammond Park Shopping
Centre, element considers that methodology, assumptions and data used in the Retail
Impact Assessment conducted by Urbis are not sufficiently specified and transparent and
at times are not appropriate or accurate.

The RIA submitted by the applicant:

¢ Uses an inappropriate methodology (per capita benchmarking ratio) to determine
floor space needs.

* Likely overestimates the extent of the trade area by not giving sufficient
consideration to the barrier presented by Kwinana Freeway for residents to the east
of the Freeway. Moreover, the inclusion of the Secondary North and Secondary
South Trade Areas seems excessive given the intended ‘neighbourhood’ nature of
the proposed development.

» Likely overstates population growth and further seems to inadequately address the
appropriate time lags between lot sales and occupation.

* Does not consider, or only considers 50% of the floorspace, of certain existing
activity centres in the needs assessment as they are located just outside the trade
area boundary (as defined by the applicant).

* Does not consider future additions to supermarket and retail floorspace in the needs
assessments.

* Overestimates the current turnover of existing activity centres.

And because of all of the above listed reasons, underestimates the impact on
existing activity centres in the area.

Given the many concerns with the RIA submitted by the applicant, as highlighted in this
review, we recommend that the Impact Test provided by the applicant be peer reviewed by
a specialist and that these concerns be addressed.
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Hammond Park Activity Centre Impact Test - Review

Document Control

\[:::;;::,ent Description Prepared By Approved By Date Approved
v1.0 Impact Test Review Ervin Sehovic Dawson Demassiet-Huning | 02/09/2022
Disclaimer

This report has been prepared for the City of Kwinana. The information contained in this document has been prepared with care
by the authors and includes information from apparently reliable secondary data sources which the authors have relied on for
completeness and accuracy. However, the authors do not guarantee the information, nor is it intended to form part of any contract.
Accordingly, allinterested parties should make their own inquiries to verify the information and it is the responsibility of interested
parties to satisfy themselves in all respects.

This document is only for the use of the party to whom it is addressed and the authors disclaim any responsibility to any third party
acting upon or using the whole or part of its contents.
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Hammond Park Activity Centre Impact Test - Review

1 INTRODUCTION

As stated in State Planning Policy (SPP) 4.2: The Impact Test only applies to major development or out of
centre development (see clause 7.10) as outlined in SPP 4.2 and shall be prepared to support the precinct
planning or development application process for such proposals’. As the proposed development at
Hammond Park exceeds the major development floorspace threshold of 1,000 m? for an existing local centre,
an Impact Test was conducted by Urbis and provided to the City of Cockburn.

SPP 4.2 provides detailed guidance on undertaking an Impact Test. An Impact Test is required to be prepared

in accordance with the methodology provided within the draft SPP 4.2 Implementation Guidelines.
The following key considerations should be used to guide the assessment of Impact Tests:

. Is there a demand for additional floorspace, and how does the proposal meet this demand?
. How will the proposed development impact on the role of the activity centre and/or the viability and

vibrancy of other activity centres in the hierarchy?

. What are the anticipated benefits to the community?

. Will the proposal contribute to employment?

. Will the proposal contribute to net community benefit?

. Does the proposal adhere to the SPP 4.2 and the planning framework?

Given the proposed site's proximity to the border with the City of Kwinana (the City), the City has been
approached by the City of Cockburn to provide commentary on the report prepared by Urbis. Pracsys has
been engaged by the City to undertake an independent review of the Hammond Park Activity Centre Impact
Test conducted by Urbis in August 2022. This document summarises Pracsys' assessment of whether the

methodology, assumptions and data used in the Impact Test are specified, appropriate and transparent.

City of Kwinana 4
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2 DEMAND

Is there a demand for additional floorspace, and how does the proposal meet this

demand?

Report Data, Assumptions and Findings

Defined Trade Area

Report identifies a number of existing and proposed
centres within a defined trade area and higher
orders centres located outside the trade are.

. Two neighborhood centres including
Harvest Lakes (anchored by Woolworths)
and Russell Road (anchored by IGA) located
within close proximity to the trade area,
servicing convenience retail of residents

. Cockburn Activity centre (anchored by
Coles, Woolworths and Aldi) as the closest
secondary centre, servicing discretionary
spending of residents

. Lyon Road local centre (anchored by IGA
express), likely servicing convenience retail
of the secondary east catchment

Urbis report that there is no full-line supermarket
within the trade area for the Hammond Park Activity
Centre, with the closest being Woolworths at
Harvest Lakes.

Report identified that Kwinana Freeway is a natural
barrier to the east, however Harvest Lakes is
identified within the 6-minute drive time
catchment.

Report identified that the future extension of

Rowley Road to the west will improve accessibility
to the area.

Assessment

The catchment area (map included below) used in
the report is not equally spread north and south,
omitting centres from the analysis that should have
been included.

. The south-east catchment of the trade area
extends approximately 3km from the
subject site, while the north-east doesn't
extend far enough to include Harvest Lakes
which is located 2.61 kilometres from the
subject site

. The Harvest Lake Centre is identified as
being within a 6-minute drive time zone,
making it a relatively short commute to

provide convenience retail for the
identified trade area
. There is no justification as to why the trade
area is larger to the south than to the north
. The analysis should have considered that

all of the trade area is within the Harvest
Lakes catchment given it is a
neighbourhood centres with a large full-
line supermarket

The future extension of Rowley Road to the west will
have a limited benefit on accessibility. Land more
than ~1.5km to the west is zoned as industrial
indicating that there is limited additional trading
potential. Providing access for workers is not
suitable or planned for the local road network.
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Heritage's (DPLH) Urban Land
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Report Data, Assumptions and Findings Assessment

Land development data (map provided below for
convenience) from ULDO shows that dwelling
growth is concentrated in the primary trade area.
Assumed lot sale rates for known estates in the trade
area were presented (provided in the table below).
Compared to the ULDO, lots from Apsley Estate and
Hammond Heights have been shifted to a more
short-term uptake:

. ULDO indicates that there will be a total of
832 lots developed from 2020-21 onwards
in the Apsley Estate. The report indicates
that there are 666 remaining lots in the
Apsley Estate in 2022. Given the timing of
this report is approximately 2 years after
the release of the ULDA, the 166 developed
lots indicate an uptake of 83 lots per annum
in the Apsley Estate. Applying this annual
uptake to a four-year period equates to 332
lots, well below the projections by the
ULDO. Applied to a five-year period, as per
the Urbis report (2022-2027), this equates
to 415 dwellings in the Estate. The report
presents a projected uptake of 582 lots
during the same period without
justification for the accelerated
development timeline of the Apsley Estate
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Report Data, Assumptions and Findings Assessment

. ULDO indicates that the Hammond Heights
Estate is planned for the development of 45
lots between 2025-26 to 2029-30. The
report has attributed 36 of those lots to the
five-year period 2022-27, lending support
to an accelerated development timeline for
the Hammond Heights Estate without
justification

Future Estates SW438 (187 lots) and SW388 (67 lots)
have been shifted to a more medium development
timeframe in the Urbis report compared to ULDO,
without justification.

The Urbis report includes an additional 461 lots as
‘Future Urban’ in the Secondary South trade area.
While the report suggests that strong demand for
lots in the region means that land will be developed
once current supply of lots is exhausted, it is not
clear where this estimate came from and it is
suggested that it should not have been included in
the analysis.

Populationestimates were derived based on lot sale
assumptions applied to ABS population data. The
forecasted increase in population for the primary
trade area is 7,760 persons to 2032. Applying this to
the lot uptake assumptions over the same time for
the primary trade area, it is estimated that there are
3.5 additional persons per additional dwelling. The
report presented Census 2021 data as part of the
socio-economic attributes for the trade area. The
Census data indicated that the trade area averaged
2.8 persons per dwelling. No justification was
provided by Urbis for this discrepancy. It is unclear
whether there are additional dwellings in the study
area compared with the uptake analysis that may
lead to the higher population estimate.

The report appears to have an expenditure estimate
for 2022, which is assumed to be based on
expenditure per household. This is then forecast
overtime based on population growth. If there are
no additional dwellings forecast for the location
other than those in the Assumed Lot Sales Rates, the
forecasts may be overstated by an amount of up to
25% (3.5 persons per household/2.8 persons per
household).
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Urban Land Development Outlook 2020/21, Trade Area
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Assumed Lot Sales Rates, Trade Area, 2022-2032

Estimated Dwellings (no.)
Trade Area Sector 22-27 27-32  Total

Known Estates:

Apsley Primary 582 83 666
Florence Primary 539 135 674
Hammeond Heights Primary 36 9 45
Honeywood Secondary East 8 - 8
Quenda Primary 18 - 18
The Jewel Secondary North 21 5 26
Vivente Primary 168 - 168
Wattle Rise Primary 79 - 79
Future Estates (ULDO):
UnconﬁrmedASW43|B Primary - 187 187
Unconfirmed - SW388 Primary 40 27 67
Unconfirmed - SW136G Primary 32 48 80
Unconfirmed - SW136H Primary - 200 200
Future Urban
Urban Secondary South - 461 461
Urban Expansion Secondary South - - -
Total 1,524 1,155 2,678
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Report Data, Assumptions and Findings

Assessment

Expenditure

The residential spending profile was estimated
using a model developed by MDS Market Data
Systems Pty Ltd. The model is based on data from
the ABS’ Household Expenditure Survey, Census
data, ABS National Accounts, ATO data, etc.

The MDS model and the model's underlying data
sources are appropriate, and analysis is assumed to
be sound.

Expenditure Forecast

Trade area retail expenditure was forecasted using
forecast population growth outlined above, retail
spend per capita growth, and has been adjusted for
retail price inflation and GST.

The main trade main trade area is estimated to
generate approximately $592 million in retail
expenditure by 2037, representing an increase of
$354 million from 2022.

The expenditure analysis was forecast through to
2037 while population projections were only
presented to 2032. No detail was provided on how
population projections were treated past 2032.
Retail expenditure growth from 2022 to 2032 was
98.7% for the trade area, while population growth
over the same period was only 63% with no
justification to address the discrepancy.

There is no identified data source or method of

calculation for real per-capita growth or retail price
inflation.

Activity Centre Hierarchy
Activity Centre Hierarchy from report:

. Cockburn (secondary centre), outside of
trade area, 58,400 m’ retail and 10,800 m?
supermarket

. Harvest Lakes (neighbourhood centre),

outside of trade area, 5,160 m? retail and
3,600 m? supermarket

. Russell Road (neighbourhood centre),
Secondary North trade area, 2,130 m’ retail
and 800 m? supermarket

Report indicates that estimated retail and
supermarket floorspace was based on a visual
inspection and roof measurements.

The Harvest Lakes Centre is anchored by
Woolworths, data from the Shopping Centre
Directory indicates that the Woolworth's has 4,111
m?GLA and the total centre floorspace 5,678 m?GLA.
This may impact the centre's reported productivity
per m?, given that the floorspace used as part of the
analysis was lower than actual, productivity may
have been overstated.

The Russell Road Centre is approximately 3,237 m?
based on DPLH LUES Complex floorspace values
(Complex no:9498). As mentioned above, this may
impact the centre's reported productivity per m?,
given that the floorspace used as part of the analysis
was lower than actual, productivity may have been
overstated.

SPP4.2 indicates that there needs to be
consideration of additional planned floorspace.
Based on the existing City of Cockburn LCACS
(CLCACS), the Russell Road Centre is planned for up
to 5,000 m?. This indicates that there is room for the
Russell Road Centre to expand to service the
existing floorspace gap in the trade area.

Wandi District Centre

The report indicates that the Future Wandi District
Centre which has 4,500 m? of provisioned retail
floorspace, including 3,500 m? of supermarket
floorspace as part of the 2013 KLCACS. Report
indicates that the activity centre is unlikely to
develop to full capacity due to change in surrounds,
in particular the development of Anketell Road as
major freight route to future Kwinana Port impeding
access to the centre.

There is no justification as to why the development
of Anketell Road will result in the Wandi District
Centre developing smaller than the provisioned
floorspace as part of the KLCACS. Approving
additional floorspace at the Hammond Park Activity
Centre will reduce the viability of the Wandi District
Centre of achieving its full potential.
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Report Data, Assumptions and Findings

Supportable Supermarket Floorspace

Urbis applies a supermarket Greater Perth
Benchmark of 37.9 m?per person to estimate a total
supportable supermarket floorspace of 5,128 m? for
the trade area.

Assessment

The ratios used are sourced as Urbis. These ratios are
believed to accurately represent the Greater Perth
provision of supermarket floorspace; this does not
mean they are relevant to the trade area.

The application of a Greater Perth supermarket per
person ratio is not suitable to a suburban area as the
ratio includes major centres with higher
concentrations of supermarket floorspace than
what could be supported at a local/neighbourhood
centre. The identified supportable floorspace is
therefore considered too high for the small trade
area that is being considered.

Supermarket Gap Analysis

Findings of the report indicate that there is an
estimated 2,600 m? of supermarket floorspace for
the total trade area. This was the sum of 800 m*from
the Russell Road IGA and 50% of the 3,600 m?
Woolworths at Harvest Lakes.

Results identify a supermarket floorspace gap of
2,528 m? in 2022 and 2,144 m’ in 2032 when
including the development of the proposed centre
coming online in 2025.

Urbis uses a Greater Perth Benchmark (37.9 m? per
100 residents ) to quantify supportable floorspace.

Given the discussion above, the entire supermarket
floorspace for the Woolworths at Harvest Lakes
(3,600 m? should be included in the trade area
floorspace given its close proximity to the proposed
site and the fact that residents of the trade area
would be within its catchment.

The Lyon Road IGA Express supermarket floorspace
of 350 m? was also omitted from the total trade area
floorspace, it should however have been included.

Including the additional 50% supermarket
floorspace from the Harvest Lakes Woolworths and
the 350 m? from the Lyon Road IGA Express reduces
the gap to approximately 350 m? in 2022, with a
total gap of approximately 3,580 m? in 2032 (not
including the proposed development).

. Based on the CLCACS, Russell Road has
been planned expandable by
approximately 2,000 m’ and as a result
could provide for some the identified gap
in2032.

The approach used to determine supermarket
demand does not account for the current provision
of supply in a suitable way; it does not consider the
potential for the Russel Road centre to expand to its
full planned potential by 2030; and it overestimates
relevant demand for the defined trade area. A more
objective method is recommended to determine
retail need that accounts for all retail supply within
a larger trade area, the distance from residents to
that supply and the attractiveness of centres.

Non-Supermarket Floorspace

Findings of the report indicate based on population
estimates a total retail floorspace per capita of 0.37
m?, which is well below the benchmark of 2.1 m? per
capita.

The additional total retail floorspace provided by
stage one of the development represents only 14%
of the total catchment demand. This equates to 68%

The ratios used are sourced as Urbis. These ratios are
believed to accurately represent the Greater Perth
provision of retail floorspace; this does not mean
they are relevant to the trade area.

The ratio of 2.1 m? per capita is not relevant to the
trade area based on the discussion above. This is
particularly the case for comparison retail (i.e.
clothing, footwear, etc.) which has much higher
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Report Data, Assumptions and Findings Assessment
of the net change in floorspace demand from 2022 | concentrations in major centres than district or
to 2025. neighbourhood centres. The analysis using this ratio
A review of floorspace commonly associated with should be disregarded; it should be pointed out that
supermarket centres shows a leverage rate of 36% | it was not used to estimate the supportable non-
implying that in 2025, the trade area could support | Supermarket floorspace.
6,200 m? supermarket floorspace and an additional | Non-supermarket retail floorspace is estimated
2,230 m? other retail floorspace. based on average ratios of this floorspace to
supermarket floorspace. It is assumed this figure is
internal to Urbis, it cannot be verified but it is
assumed to be acceptable given their significant
data base.
As the ratio is applied to supermarket floorspace
however, if there is an overestimation of
supportable supermarket floorspace there will be an
overestimation of supportable non-supermarket
floorspace.
Assessment Conclusions:
The need for supermarket and non-supermarket floorspace is overstated. The gap that has been identified
is inaccurate and does not appropriately consider current supply. This conclusion is based on the following
key findings:
s The trade area arbitrarily excludes Harvest Lakes Activity Centre
* Retail floorspace of centres used in the gap analysis is inconsistent with Property Council Shopping
Centre Directory data and DPLH LUES data
* The total supermarket floorspace provision at Harvest lakes should be considered as the trade area is
within its catchment - it does not make sense to say that residents have 50% access
* Lyon Road IGA express should be considered in the gap analysis
* The analysis comparing overall retail ratio of 2.1 m? per person is not relevant
* Supportable non-supermarket floorspace provision is based on supportable supermarket floorspace.
Itis likely also overstated
*  Much of the data used is internal Urbis data. While the data is from a reliable source it is not publicly
verifiable which is one of the requirements of the Draft SPP4.2 Implementation Guidelines Appendix 1
Note: there may be additional demand for retail floorspace at the Hammond Park centre (as per the
Southern Suburbs DSP) however the results from the analysis are not suitable for estimating this need.
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3 IMPACT

How will the proposed development impact on the role of the activity centre and/or

the viability and vibrancy of other activity centres in the hierarchy?

Assessment

Report Data, Assumptions and Findings

Approach and Methodology

Impact test has been conducted using a competitive
usage model.

Potential impact on other activity centres in the
hierarchy have been assessed using a turnover
allocation approach.

The impact analysis details the turnover change
over time (between 2022 and 2028) for each
development.

Economic impact has been defined as the indicative
change in retail turnover at other centres resulting
from the introduction of new competition.

The competitive usage method applies market
share principles, which appear to be decided
subjectively and lack justification apart from
benchmark averages and previous experience. The
turnover allocation approach requires estimation of
turnover for each centre based on its size and mix of
each individual centre without accounting for the
available demand and supply in the surrounding
area.

While Urbis have extensive experience in the retail
industry, the method applied is not seen as an
objective approach to impact assessment.

Looking at the change in impact over time is
appropriate and in line with Draft SPP4.2 guidelines.

Assessing economic impact as the change in retail
turnover from the introduction of new competition
is appropriate and in line with Draft SPP4.2
guidelines.

Supermarket Turnover and Productivity

Floorspace productivity for supermarket uses in
2025 is estimated to be $9,151m?.

The reported estimate of supermarket turnover is
based on a series of assumptions of market capture
and does not reflect actual demand for uses at the
subject site.

Colliers 2017 indicate that a benchmark viable
productivity level for supermarket floorspace is
approximately $10,750m? ($2022)." It is unclear if
this benchmark is for NLA or GLA therefore it has
been conservatively assumed to be NLA. Adjusting
the reported supermarket floorspace based to NLA
based on an industry rule of thumb of 0.9
(NLA/GLA), the productivity of the floorspace is
approximately $10,070m’. This is under the
benchmark viable level and indicates there is not
sufficient demand for this level of floorspace in
2025.

If a higher turnover productivity were to be
achieved in 2025, the impact would be greater.

Please note that the report indicates an NLA/GLA
ratio of between 0.82 and 0.75, this is seen as a very
low estimate of NLA based on GLA. It is perhaps

1

nalysis.pdf
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Report Data, Assumptions and Findings Assessment

reasonable for the entire centre given walkways and
other potential common area amenity that may be
provided; the industry rule of thumb 0.9 is seen as
more appropriate for the supermarket floorspace in

isolation.
Competing Centres Turnover benchmarks are sourced as Urbis. This is
Floorspace of competing centres was included with | seen as reliable although the benchmarks used
turnover based on benchmarks. cannot be verified.

As indicated above the floorspace for Harvest Lakes
and Russel Road Activity Centres is understated. The
turnover for Harvest Lakes is appropriate (Property
Council Shopping Centre directory indicates it was
$65 million). There was no means of assessing the
turnover for Russell Road and Lyon Road Activity
Centres, however, the productivity levels appear to
be high given these centres are anchored by an IGA
and an IGA express respectively. IGA’s generally
trade at lower productivity levels than major
supermarkets (i.e. Coles, Woolworths).

The higher the turnover applied to a centre, the
lower the proportion impact of a reduction in
turnover. For instance, if the Russel Road Activity
Centre was only turning over at $10,000m?, the
same turnover change would resultin a 15% impact
as opposed to 12.6%.

Other Centres The analysis does not seem to account for the
The impact includes the Cockburn Activity Centre | @pproved Stage One 21,000m* expansion  of
and Costco Activity Centre, Cockburn Activity Centre.’

The impact test allocates a 2.3% turnover impact to
Cockburn activity centre or $11 million in turnover.
The main trade area is approximately 9km?
Assuming the Cockburn Activity Centre has a
catchmentequivalent to 15km radius, the trade area
makes up approximately 1.3% of the total trade
area. The project site is approximately Skm from the
Cockburn Activity Centre meaning it is likely in the
secondary catchment for the centre. The allocation
of turnover that is expected to come from Cockburn
Activity Centre appears to be an upper estimate.
Should this turnover attribution be overstated the
impact on nearby centres such as Harvest Lakes is
understated.

Costco will have a catchment that likely spans wider
than the Cockburn Activity Centre. It is likely that
some persons who do not currently shop at Costco
will do so once the Costco Casuarina opens,
however, given the subscription nature of the
offering it is likely many of the customers that will
shop there will be a transfer from the current airport

2 https://www.perthnow.com.au/locaknews/south/1-billion-cockburn-gateway-expansion-approved-c-4365580
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Report Data, Assumptions and Findings Assessment

Costco. Additionally, the turnover for Costco
includes wholesale trade, meaning the impact
proportion is higher than indicated for relevant
turnover and the allocation of turnover may be high
given the Costco is over 6km from the subject site.

Furthermore, the inclusion of Costco and not the
Kwinana Secondary Centre which is only 1.5km
farther away but much more relevant in terms of
shopping behaviour and catchment is not

understood.
Planned Centres Draft SPP4.2 requires consideration of the impact on
Other planned centres are not included in the future planned infrastructure. The Wandi District
impact test. Centre, the Apsley Centre and the Wandi North

Local Centre should all have been included in the
analysis. The impact on the Apsley centre is likely
higher than the Russel Road centre given its size and
location approximate 1km from the subject site.
The Wandi District Centre is a higher order centre
whose catchmentincludes the identified trade area.
The viability of the Wandi DC will be directly
affected by the proposed expansion.

Russel Road is allowed to expand to 5,000m? under
the City of Cockburn LCACS; the impact on the
potential for the higher order centre to expand is
not considered.

There are also a number of planned local centres
identified in the City of Cockburn LCACS to the west
of the subject site that have not been identified in
the analysis, particularly Latitude 32 East which is
less than 3km from the subject site.

Fast food Floorspace Takeaway food is categorised ats Shop Retail
Analysis excludes fast food as shop retail according to LUES. It is assumed this includes fast
food and this land use should have been included as
shop retail in the analysis.

The proposed development includes fast food that
would compete with takeaway food uses at other
centres. The turnover is therefore understated and
impact proportions are understated.

Reference can be found on page 24 at the following
link:

https://www.wa.gov.au/system/files/2021-
07/LUES Glossary.pdf

Impact Estimates There is no summary of how the reduction in
The impact identifies a range of impacts from-1.9% | turnover for each centre is decided and the
0 12.9%. approach cannot be verified. The reduction in
turnover appears to be allocated subjectively. A
summary of how the quantum of turnover
reduction was calculated should be provided. A
more objective approach of estimating turnover is
recommended that accounts for the size of centres,
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Report Data, Assumptions and Findings Assessment

location of centres and their distance from
consumers.

Centre Hierarchy Considerations The report discusses a reduction in leakage from the
The impact of services in the wider area is assessed | trade area of 89% that reduces to 51% by 2028.
in line with SPP4.2. There is no discussion of how this relates to non-
trade area centres. It is also unclear how the market
share of both Total Other Centres and Hammond
Park Activity Centre both increase between 2025
and 2028. If new centresin the TA are developed this
would lead to additional market share for those
centres in competition with the Hammond Park
centre.

Assessment Conclusions:

The Impact Test appears to have been undertaken subjectively and does not address the Draft SPP4.2

Implementation Guidelines Appendix 2: Scope and Methodology for Impact Test, as future planned centres

that are within and directly adjacent to the identified trade area are not considered in the Impact Test. The

results of the impact test may also be understated for nearby centres as:

¢ The change in turnover applied to Cockburn Activity Centre and Costco Casuarina appear to be high

+ Fast food floorspace and its turnover was excluded from the analysis

* The supermarket productivity estimate for the prosed development was under what would be
considered viable; this demonstrates either a lack of demand or the impact is understated
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4

NET COMMUNITY BENEFIT

What are the anticipated benefits to the community? Will the proposal contribute to

net community benefit?

Report Data, Assumptions and Findings

Consumer Choice

The report states there will be new retail outlets, the
first full-line supermarket in the trade area and
improved choice and competition to the area

Assessment

There could be a slight increase in consumer choice
through new specialty stores. The addition of the
‘first' full line supermarket to the trade area is
subjectively so given the shape of the defined trade
area. Harvest Lakes would be the main shopping
centre for most of the catchment and is within 6
minute drive for almost all current residents.

There may be some competition benefits however
this is expected to be minimal given the
standardised prices of most major supermarkets.

The analysis does not consider the fact that some
uses would have developed at the current planned
centre and that the Russell Road centre can expand
to 5,000 m%*, reducing the potential additional
benefit due to the proposed rezoning.

Activation of Strategic Site

The report indicates the current site is the only
appropriate site for a retail development.

There is still land that could be developed for
commercial uses at the current area which is
designated for commercial uses. The land that can
still be developed is along what is planned as an
extension of Hammond Road and is likely more
suited to commercial uses for this reason. (see
Figure below for DSP map that shows area
designated as Neighbourhood centre)

Increased Employment Opportunities

The report states there will be construction and
operational employment.

The construction will support employment over the
construction period, however this is not additicnal
as it could be developed at the planned centre.
Employment would only be additional if more
floorspace is developed than what is currently
planned in the activity centre hierarchy.

The operational employment would otherwise have
been provided for at the planned location. There
could be some additional employment if a larger
centre is approved, however, the majority of
employment will be a transfer of working hours
from neighbouring centres.

Trading Impacts

The report states that there is currently a high level
of retail leakage in the trade area and that the
proposed development will reduce the leakage.

It is not clear where the leakage rates in the report
89%-91% are derived from, they appear to be
assumptions. The high level of leakage in the area
would be significantly less were Hammond Park
included as part of the trade area.

The impact of the expanded centre on the Apsley
and Wandi North LC centres was not assessed; these
centres are likely to be significantly impacted,
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Report Data, Assumptions and Findings Assessment
particularly if the analysis is overstating the
supportable level of floorspace in the catchment.
Increasing the allocation of floorspace at the
proposed site is likely to reduce the viability of
planned local centres and delay their development,
this leads to a negative community outcome where
residents are required to drive / drive farther to
access daily shopping needs.

Community Engagement There are currently non-etail uses on the

The report states that non-retail uses at the site designated commercial Iand.Acem_redeveIoped at

would support increased community engagement. the planned location would achieve the same
benefit. This benefit is not additional.

Assessment Conclusion:

The peer review has concluded that there is insufficient evidence that a positive net community benefit will

be achieved as:

* The are other centres that could provide for the proposed uses within the trade area (the current

planned commercial area and Russell Road Activity Centre)
* |tis not the only site that can support commercial uses with other sites potentially more suitable
* The expansion could negatively impact planned local centres, reducing community benefit
City of Kwinana 17
162 of 760

Document Set ID: 11299767

Version: 3, Version Date: 04/12/2(




OCM 10/11/2022 ltem 14.1.2 Attachment 7

Hammond Park Activity Centre Impact Test - Review

e
(’Z‘o(!.nuvln Central
@ &eg:xng?lzn Q
@ Neighbourhood Centre COCKBURN CENTRAL ~
¥ ; REGIONAL CENTRE &
@ Local Centre/Dell
& Catchment Area
/'\[J W ce JI5
: II=E
T
E
. -l
UCC
N
ad
3
;
: RO
%
HAMMOND PARK
HARVEST LAKES
VE
||
SOPEE
| R
CAEBLE: = -
B P —
upP .
= Vi
- N | ¥ 2 !
- / = — —
H [¥] AT F -
%% 7 £ B N =
Su‘biectw uture
Stmct\lue Planning
City of Kwinana 18

163 of 760
Document Set ID: 11299767
Version: 3, Version Date: 04/12/2023




Item 14.1.2 Attachment 7 OCM 10/11/2022

Hammond Park Activity Centre Impact Test - Review

5 ECONOMIC IMPACT

Will the proposal contribute to employment?

Report Data, Assumptions and Findings

Urbis in-house knowledge is supplemented by
REMPLAN to develop the economic impact of the
proposed development. Construction will support
21 direct FTE jobs. Operations will support 253 direct
FTE jobs.

Assessment

Floorspace to employment ratios are used to
estimate employment, the ratios have been
developed using Department of Planning. Lands
and Heritage Land Use and Employment Survey
data and appear to be appropriate.

LUES reports floorspace as a net lettable area, and
the ratios are therefore based on the net lettable
area. It is not clear which floorspace amount was
used for the estimation (both GLA and NLA are
discussed in the report). If the GLA was used it could
overestimate employment by between 18% to 25%
based on the floorspace figures provided in the
report.

REMPLAN is a common source for economic impact
and is seen as reliable.

The analysis does not acknowledge that most of the
economic impacts will be a transfer from
surrounding centres and not an additional benefit.
Additionally, when considering the impact you
must assess against a base case; the base case
includes up to 1,000m? of retail uses and potentially
more non-retail uses.

Assessment Conclusion:

The peer review sees the data sources for economic impact as appropriate. There are two omissions that
put in question the economic impact estimates:

* Itis not clear whether the worker ratios have been applied to the correct floorspace type (GLA or NLA)
and this could overstate employment by between 18% and 25%

* The report does not acknowledge that the majority of employment will be a transfer from
neighbouring centres and not additional employment

City of Kwinana
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Hammond Park Activity Centre Impact Test - Review

6 ALIGNMENT WITH PLANNING FRAMEWORK

Does the proposal adhere to the SPP 4.2 and the planning framework?

The draft SPP4.2 identifies the following objectives:

. Provide a hierarchy and network of activity centres that meets community need and provides social,
economic and environmental benefits to all Western Australians.
The supportable floorspace identified in the report is overstated through the application of Greater
Perth floorspace ratios to a small trade area in a suburban environment. The gap identified did not
suitably consider surrounding supply. The development might not even provide a net benefit to the
community. In fact, by reducing the turnover for planned centres in the hierarchy that are closer to
future population it may reduce their access and create a community disbenefit

. Enable the distribution of a broad range of goods, services and activities, including retail, commercial
and mixed- use developments that do not undermine the hierarchy of activity centres.
Reducing the turnover potential for planned centres in the hierarchy that are closer to future
population is likely to undermine the hierarchy

. Ensure consistency and rigour in the planning and development of activity centres.
This could undermine the planning for a district centre by significantly expanding the scale of a
planned local centre to include a full-line supermarket within 3.7 km of the district centre, easily
within the district centre’s catchment. It is also unclear whether the rezoning would still allow for
retail development on the area that is currently zoned for the activity centre. This could result in an

additional 923m? of retail floorspace that would further impact surrounding centres.
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Hammond Park Activity Centre Impact Test - Review

7  KEY FINDINGS AND CONCLUSION

The peer review has concluded that there are a number of issues associated with the Hammond Park Urbis

Impact Test.
Demand

The need for supermarket and non-supermarket floorspace is overstated. The gap that has been identified is

inaccurate and does not appropriately consider current supply. This conclusion is based on the following key

findings:
. The trade area arbitrarily excludes Harvest Lakes Activity Centre
. Retail floorspace of centres used in the gap analysis is inconsistent with Property Council Shopping

Centre Directory data and DPLH LUES data
. The total supermarket floorspace provision at Harvest lakes should be considered as the trade area is

within its catchment — it does not make sense to say that residents have 50% access

. Lyon Road IGA express should be considered in the gap analysis
. The analysis comparing overall retail ratio of 2.1 m2 per person is not relevant
. Supportable non-supermarket floorspace provision is based on supportable supermarket floorspace.

Itis likely also overstated

. Much of the data used is internal Urbis data. While the data is from a reliable source it is not publicly
verifiable which is one of the requirements of the Draft SPP4.2 Implementation Guidelines Appendix
1

There may be additional demand for retail floorspace at the Hammond Park centre (as per the Southern

Suburbs DSP) however the results from the analysis are not suitable for estimating this need.

Impact

The Impact Test appears to have been undertaken subjectively and does not address the Draft SPP4.2
Implementation Guidelines Appendix 2: Scope and Methodology for Impact Test as future planned centres

that are within and directly adjacent to the identified trade area are not considered in the Impact Test. The

results of the impact test may also be understated for nearby centres as:

. The change in turnover applied to Cockburn Activity Centre and Costco Casuarina appear to be high
. Fast food floorspace and its turnover was excluded from the analysis
. The supermarket productivity estimate for the prosed development was under what would be

considered viable; this demonstrates either a lack of demand or the impact is understated
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Hammond Park Activity Centre Impact Test - Review

Net Community Benefit
The peer review has concluded that there is insufficient evidence that a positive net community benefit will
be achieved as:

. The are other centres that could provide for the proposed uses within the trade area (the current
planned commercial area and Russell Road Activity Centre)
. It is not the only site that can support commercial uses with other sites potentially more suitable

. The expansion could negatively impact planned local centres, reducing community benefit
Economic Impact

The peer review sees the data sources for economic impact as appropriate. There are two omissions that put

in question the economic impact estimates:

. Itis not clear whether the worker ratios have been applied to the correct floorspace type (GLA or NLA)
and this could overstate employment by between 18% and 25%

. The report does not acknowledge that the majority of employment will be a transfer from
neighbouring centres and not additional employment

Alignment with the Planning Framework

The proposed rezoning does not adhere to SPP4.2 and the planning frameworks as it:

. Could lead to community disbenefit

. Could undermine the activity centre hierarchy

. Is inconsistent with the established planning and development of a local centre

. The rezoning may not stop the current area designated for retail uses from developing to the 1,000m?

allowed for in the LCACS which could lead to an even greater impact on the activity centre hierarchy
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@ www.farlane.com.au FAR |ane

O Unit 20, 663 Newcastle Street LEEDERVILLE, WA 6007

A, 0412836147

21 September 2022
Gary Wilkinson

City of Cockburn

9 Coleville Crescent
Spearwood WA 6163

Dear Gary

REVIEW OF RETAIL IMPACT ASSESSMENT OF LOTS 114, 123-125
WATTLEUP ROAD, HAMMOND PARK (FINAL)

Thank you for the opportunity provide economic input into review of Urbis’ Retail Impact Assessment
of Lots 114, 123-125 Wattleup Road, Hammond Park (the Assessment). This work is required to
support the City in assessing the veracity of claims and recommendations related to the Assessment,
and the proposed significant increase in retail floor area to the future neighborhood site.

Qur approach
This review balanced the need for efficiency with a robust examination of the research, analysis and
recommendations that supports City officers and Councilors in coming to and justifying its position.

FAR Lane’s review utilised the Draft State Planning Policy 4.2 Implementation Guide (SPP 4.2) as a
framework to structure our review. This approach allowed us to ensure our review was aligned with
State Planning Guidelines to be of maximum relevance and use to the City. Specifically, we utilised
the Impact Test Assessment Framework provided by SPP 4.2 and assessed Urbis's approach and
assumptions relating the following questions:

+ |s there a demand for additional floorspace, and how does the proposal meet this demand?

« How will the proposed development impact on the role of the activity centre and/or the viability
and vibrancy of other activity centres in the hierarchy?

What are the anticipated benefits to the community?

Will the proposal contribute to employment?

Will the proposal contribute to net community benefit?

Does the proposal adhere to this policy and the planning framework?

As clarified in our proposal, our approach did not allow for any further analysis to test the sensitivity of
assumptions and findings. Our work also included a high level review of the following documentation
provided by the City:

« Wandi (Honeywood) Local Centre Retail Potential Assessment prepared for the City of Kwinana
by Shrapnel Urban Planning

« Wandi North — Local Structure Plan Retail Needs Assessment prepared for Satterly Group by
Taktics4

« City of Kwinana Local Commercial & Activity Centres Strategy prepared by Shrapnel Urban
Planning for the City of Kwinana

FAR lane
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Is there a demand for additional floorspace, and how does the proposal meet this

demand?

Urbis’s report cites a rapidly growing population in the trade area, limited existing retail supply and a
high and increasing retail need as factors contributing to sufficient demand for the additional floor
space in the Hammond Park / Mandogalup area.

A rapidly growing population

Urbis’s population and dwellings growth assumptions look at a growth period of 2021 — 2032 as the
basis for assessing future demand and are based on the interaction of the following data:

* Department of Planning Lands and Heritage’s Urban Land Development Outlook data/ insights

« Historical sales rates and lots remaining from Landgate sales records

o Future urban land releases that are likely to occur based on urban zoned land under the sub-
regional planning framework.

Urbis’s work assumes the future population profile of the (age, income, household size etc) will develop
in line with 2021 population profile in the trade area as described by the 2021 ABS Census.

FAR Lane observation: DPLH and the 2021 ABS Census are major published data sources that
represent the best available information about the potential of the future population in the trade area. It
is unclear if Urbis have assessed to what extent the trade area’s population has evolved in line with
previous projects for 2021, and how the population has changed since 2016 (the previous Census).
Given the volatile local, national and international economic conditions, there are some risks in
projecting forward a current socio-economic profile. Given the relatively short timeframe (10 years) of
the projection, this is unlikely to have a significant bearing on the overall scale of estimates, however
further shocks impacting the timing of population growth may have greater than anticipated impacts on
the investment decisions/viability of existing and planned centres within the network.

Population and dwelling growth assumptions utilise the best possible data available and are plausible
and probable for the purpose of the study.

The trade area designated by Urbis is appropriate. The catchment population in the secondary east
area may be considered constrained by Kwinana Freeway, access via Rowley Road, and limited further
residential development anticipated in the area. This however means that the proposed development
should not be significantly reliant on growth occurring in this zone.

Increasing retail spend

Urbis’ report estimates that annual retail expenditure generated by residents in the trade area is forecast
to increase $354 million (including GST and inflation) in the main trade area from 2022 to 2037 due to
high population growth and per capita retail expenditure increases.

Urbis’s report utilises retail spending data from Marketinfo for the period of year ending June 2022. This
short time period reflects a highly volatile local, national and global economy that has been
experiencing significant inflation which has impacted on household costs and spending. It is noted that
Marketinfo draws on insights from the Australian Bureau of Statistics, Australian National Accounts, and
Awustralian Taxation Statistics. The service provides up-to-date information and is relied upon by many
consultants in preparing similar assessments and proposals.

FAR Lane observation: It is possible that analysis could have compared and analysed spending in other
periods (including pre-COVID) to provide a more nuanced picture of spending habits in the trade area,
or comparator communities, to develop stronger assumptions around future spending. Urbis’s report
does note that the spending habits described are indicative of the trade area’s socioeconomic profile,
so it is considered that the assumptions used, despite using data from a volatile period, are appropriate
for the purposes of the study.
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Limited retail supply

Urbis’s report states that there has been limited expansion of retail floorspace in the trade area over
recent years despite increasing population. In particular, the Hammond Park Activity Centre (the
subject activity centre) has delivered significantly less retail than envisaged within the district structure
plan (70 m? versus 5,000m? NLA). Urbis estimates that only 11% of supermarket retail expenditure
generated by residents in the trade area is estimated to be captured by retailers in the trade area and
this presents challenges regarding the liveability of the area, the level of local employment
opportunities, limited competition and high need for additional travel for convenience shopping needs.

Further, Urbis’s report highlights that there are three activity centres with no pending or approved
development applications (Wandi District Centre, Aspley Local Centre and Wandi Local Centre). The
report assesses that the local centres will not develop full-line shopping centres and that the district
centre in Wandi will develop a full-line supermarket in the medium term.

FAR Lane observation: Access to amenity and services is a key factor underpinning the principles of
activity centre development outlined in SPP4.2. Urbis’ analysis suggests that residents in the trade
area are currently doing the vast majority of their retail spending outside the trade area, and that this
has implications for liveability, local employment, convenience and local compedlition.

With regards to the proposed activity centres (Wandi and Aspley), the lack of information about their
development scale and timelines presents a potential gap in the assumptions underpinning this study
as the proposed development may further impact investment decisions related to these currently
undeveloped centres (both regarding timing and offer).

High and increasing retail need

Urbis’ report states that there is a current undersupply of retail floorspace in the trade area (equivalent
to shortfall of retail floorspace of ~22,900m? GLA as of 2022) and this undersupply is expected to
increase as the area continues to develop (equivalent to ~32,400m? GLA as of 2030). Urbis’ report
profiled the current provision of retail floor space in the trade area, and then estimated the need for
additional supermarket floorspace within the trade area through per capita floorspace benchmarking.
The Greater Perth area was used as the benchmark area for the assessment. The report identifies that
additional total retail floorspace provided by stage one of the development represents only 14% of the
total catchment demand. This equates to 68% of the net change in floorspace demand from 2022 to
2025.

FAR Lane observation: As an average of other trade areas in the metropolitan area, Greater Perth
offers an adequate benchmark for estimating the level of retail floorspace that should be required by
residents in the trade area. Furthermore, we can realistically expect expenditure patterns to change
post-COVID. With more people working from home more often, local expenditure is likely to increase.
As a result, Urbis’s use of 2022 expenditure as a forecast assumption is considered conservative and
appropriate.

FAR lane notes that the proposed development includes the provision of specialty floor space (stage 2)
that potentially could otherwise be accommodated within the existing activity centre footprint. Such an
outcome may help realise positive local economic activation benefits for the centre by connecting in-
centre activities and supporting activated street frontages.

2. How will the proposed development impact on the role of the activity centre

and/or the viability and vibrancy of other activity centres in the hierarchy?

Urbis’ report highlights that the centre was defined as a neighbourhood centre within the Southern
Suburbs District Structure Plan. This plan states that “The total retail/commercial floorspace is likely to
in the order of 5000 square metres.” The centre will also provide opportunities for other (non-retail)
small businesses and local employment, consistent with the aims of SPP 4.2. Urbis goes on to highlight
that the City of Cockburn’s Local Commercial and Activity Centres Strategy adopts an alternative
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classification of the centre (as a local centre) with no rationale given for the inconsistency with the
structure plan.

According to the City of Cockburn, “Local centres provide for daily and some weekly household
shopping needs, and a very small range of other convenience services”.! According to SPP 4.2 the role
of Neighbourhood Centres is to “provide for daily and weekly household shopping needs, community
facilities and a small range of other convenience services.” This includes the provision of supermarkets,
personal services and convenience shops.

FAR Lane observation: While recognising the inconsistency between these classifications, the
anticipated role that the centre will play within the DSP area does not appear to differ meaningfully from
a retail perspective, in particular, if other anticipated local centres anticipated in the DSP do not develop
a significant retail offer.

Impact on role of activity centre and viability and vibrancy of other centres in the hierarchy

The proposed development is in line with the role of a Neighbourhood Centre as described by SPP 2.4,
by providing for daily and weekly household shopping needs through the provision of a full-line shopping
centre and other speciality retail.

Urbis” impact assessment on activity centres in the hierarchy is based on:

+ The potential for other developable land in the trade area

« That the proposed rezoning of the site was assessed in the context of maintaining the balance of
demand available to other activity centres in the region

+ The performance of existing retailers in the region

« The potential impact of the proposed development on spending leakage into other trading areas.

Overall, the impact of the proposed development on activity centres in the hierarchy was assessed to
be not negative, in that:

» |t would develop the limited land that is available into appropriate retail land uses

+ The performance of existing retailers was good (trading above Australian benchmark levels)

s Much of expenditure capture would be the result of a reduction in spending leakage outside of the
Trade Area - estimated to decline by to 59% from 89% as a result of the development of the
proposed centre.

Assessment of the impact of the proposed development on the turnover of existing retailers in the
activity centre was based on published data by the Property Council and annual reports and compared
with the potential turnover of the proposed site which draws on Urbis’s Shopping Centre Benchmarks,
which were used where publicly available data about existing retailers was not available. Urbis also
estimated retail turnover using Urbis® Shopping Centre Benchmarks and a visual inspection of the
centres.

FAR Lane observation: Whilst FAR Lane supports Urbis’s impact analysis based on the available
information, the impact of the proposed centre on the other proposed centres (Wandi and Aspley) is
unclear. If all sites are developed as anticipated within the Structure Plan in a short timeframe, there is
a risk that last-mover centres will not have a compelling proposition for investment and development
because of the increased scale of early centres.

It 1s noted that the City of Kwinana'’s Local Commercial Activity Centres Strategy (2014) states that “the
future Wandi district centre proposed at the corner of the Kwinana Freeway and Anketell Road has the
potential for a first stage of 6,000 sqm Shop/ Retail floorspace by 2021, increasing to 16,000 sqgm by
2026 and 20,000 sqm in the longer term. This growth potential is somewhat constrained by the need to
maintain the strength of the Kwinana city centre over time, as well as the significant future growth
potential identified for Cockburn Central further north. The narrowness of the urban corridor in the
vicinity of the district centre is also something of a constraint on the Wandi centre’s Shop/ Retail

! Draft Local Commercial Activity Centre Strategy, City of Cockburn, page 8.
2 Activity Centres for Perth and Peel, State Planning Policy 4.2, page 12.
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floorspace potential, but this is being offset to some extent by the relatively high suburban residential
densities being planned in the locality. ™3

It is appropriate to seek further clarity from the City of Kwinana as to the status of the District Centre in
assessing future impacts, as SPP 4.2 emphasises the potentially important role that this higher-order
centre will play in servicing the broader catchment into the future. It is considered plausible however
that, if the timing of development of this centre is undetermined or further delayed significantly, the
proposed development will have a negligible impact on the potential for the proposed district centre to
aftract expenditure from an expanded catchment.

3 to 5: Community and employment benefit.

Questions 3 — 5 have been addressed by Urbis as a collective in the Economics and Community
Benefits section. These questions are:

« What are the anticipated benefits to the community?
* Wil the proposal contribute to employment?
* Will the proposal contribute to net community benefit?

Urbis’s report predominantly outlines the potential employment, and gross value adds outcomes from
the proposed development as the main benefit to the community. Specifically, Urbis estimates the
following potential impacts:

« Construction phase: 51 FTE direct and indirect jobs and potential for $9.3 million in direct and
indirect gross value add to the Hammond Park Area (and via that the WA economy)

« Operations phase: 293 direct and indirect jobs (total jobs, not FTE) and potential for $31.8 million
in gross value add per annum.

Urbis’s employment and gross value add analysis draws on REMPLAN impact multipliers which is
adequate for this type of assessment. The operations phase employment impacts seem high for this
scale of development but is likely made up of a large number of part time and casual positions.

FAR Lane observation: Urbis's employment impact assessment is adequate and utilises appropriate
data and assumptions. Any analysis of retail employment should acknowledge that these lypes of
jobs would likely be filled by another retail centre in the defined trade area in meeting the
consumption demands of the catchment.

Other community benefits Urbis references as potentially arising from this development include:

Increased consumer choice
Activation of a strategic site
Trading impacts
Community engagement

Increased amenity and access to close and convenient daily and weekly retail is at the core of the
services these proposed development provide to the residents of a trade area. Urbis points out that
this would be the first full-line shopping centre in the trade area, and as mentioned earlier in the
report, no other applications for similar developments are active in the Activity Centre. It estimates
that there will be no adverse impacts on trade in other areas and that significant spending leakage will
be addressed (partially) by the proposed development.

FAR Lane observation: Draft State Planning Policy provides five community benefit categories that
could be addressed by proposals. Table 1 assesses the extent to which Urbis’s report addresses
these categories as part of their impact methodology. It is noted that a retail sustainability assessment

3 Local Commercial Activity Centres Strategy (2014) City of Kwinana, page 44.
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may not need to include the consideration of all these factors as they are dealt within a Structure Plan
or other planning instruments.

Table 1 — Communily benefit analysis

Category

FAR Lane observation

Productivity: Contribute to increasing and/or
diversifying employment and the local economy.

+* Does the proposal provide new jobs in addition to
any that may be lost elsewhere — net additional jobs?

+ Does the proposal contribute to diversifying local
jobs — creating more strategic employment versus
population-driven employment?

Urbis's report demonstrates the potential for new jobs
in the area through direct and indirect employment
during construction and operations phase. They also
highlight that many of the types of jobs available
would be suited to the growing youth cohort (young
people entering the job market) in the area. Strategic
employment analysis is not relevant to retail
developments.

Quality of life: Provide new or improve on existing
services that could improve quality of life for
community members.

+* Does the proposal include land uses such as
healthcare, education and community facilities?

+ Does the proposal provide additional, or improve on
existing public open space?

Urbis's report points to increased consumer choice,
increased amenity and the potential for future
development of population driven services such as
medical services as the proposal’s potential
contribution to local resident quality of life. This is
adequate for the nature of the development (retail)
which is not necessarily focused on providing
communily infrastructure.

Environmental sustainability: Contribute to a
sustainable urban environment.

+* Does the proposal contribute to improved air and
water quality — such as incorporating enhanced water
sensitive urban design, or walking and cycling
infrastructure that reduces emissions from vehicles?

+ Does the proposal protect remnant vegetation or
contribute to improving the urban tree canopy?

Usually dealt with at the Structure Plan level.

Infrastructure development: Provide needed or
improve on existing infrastructure.

+ Does the proposal include new, or improvements to
existing transport infrastructure that increases access
and helps manage congestion?

+* Does the proposal include enhancements to utilities
that benefit the local area?

+» Does the proposal contribute to infrastructure for
recreation purposes?

Usually dealt with at the Structure Plan level

Equity and social inclusion: Contribute towards the
creation of equitable communities.

+ Does the proposal have the potential to improve
access to economic opportunity for minority and
vulnerable groups?

Urbis’s report addresses social equity and inclusion
briefly, through their determination that “There is an
opportunity for non retail uses to develop on the site
which will support increased community engagement.
This could include small scale such medical and
population based commercial space occupying a
poartion of the specialty space.”

6. Does the proposal adhere to this policy and the planning framework?

In the context of this question, FAR Lane refers to the SPP 4.2 Implementation Guidelines and the
extent to which Urbis’s report addresses the requirements outlined in the Impact Test Checklist (page
9). Where gaps are identified there may be opportunities for further investigations to ensure the
proposal adheres to SPP 4.2 and the planning framework.
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Table 2 — Impact Test checklist review

Element Items or data required Urbis report FAR Lane
observation
Impact test is Proposal requires an Impact Test The proposed development | Requirement met.
required under the SPP 4.2 requirements. plan includes provision for
SPP 4.2 states that a Retail Needs a full line supermarket, pad The proposed
Assessment (now known as an site uses and circa 2, 570m? development meets
Impact Test) is required for major of specialty shops. Total the need for an RSA
developments or any proposal that e e E; e (Impact Assessment)
would result in the total shop retail g - 3 through its increase
floorspace of a neighbourhood approxmalely 6,670m of total 5.000 —
centre exceeding 6000m? nla,or o DL 5,500m2 NLA)
expanding by more than 3000m? 5,500m?2 NLA). ’ '
shop-retail nla.
Location of Contextual description of the Description, location data Requirement met.
proposed proposed development and location | and maps provided on
development with supporting maps, identifying if pages 7,8 & 9.
Out-of-Centre, In-Centre
development or new activity centre.
Size of the A measure of the change in the net | The report identifies that Requirement met.
proposed lettable area (NLA) of the retail the proposed development
development space. would result in a
supermarket-anchored
development of
approximately 6,670m?
(~5,000 to 5,500 m? NLA) —
in line with floorspace
envisaged in line with
floorspace envisaged within
the Southern Suburbs
District Structure Plan.
Trade area Definition of trade area (including In depth trade profile Requirement met.
proposal primary trade area and any provided on pages 11 - 17.
secondary and tertiary trade areas)
Estimated historical and forecast Current and forecast Requirement partially
population of the trade area population profile provided | met; however, given
on page 15 but does not the dynamic context
examine historical of recent years this is
population profile. appropriate.
Overview of trade area resident Provided on pages 15 & Requirement met
attributes and implications for 16. Utilises current data. As
floorspace need and spending stated earlier in our report,
estimates FAR Lane has concerns
that the data used reflects
a highly volatile economic
period, and that there is
potential for the
assessment to use a
broader date range to
understand spending
trends better.
Supporting maps of trade area Provided on page 11 and Requirement met.
12.
Number, size, Description, size (NLA), turnover, Provided on page 21-24, Requirement met.
description and | position in hierarchy, location, 28 & 29.
location of other | performance and any other relevant
existing and factors
planned activity
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centres in the

benefit test

these Guidelines

region
Trade area Estimated historical and forecast Provided on page 17. Data | Requirement met.
expenditure expenditure of the trade area using sources includes:
latest ABS Household Expenditure Marketinfo; Australian
Survey or other reliable source Bureau of Statistics (ABS)
and Urbis.
Activity centre Average annual sales turnover Provided on pages 28 — 31. | Requirement met.
turnover/ (aggregate and per m2) for the
floorspace proposed development and/or
productivity activity centre pre-and post-
development proposal
Methodology Recognised methodology and See FAR Lane Requirement met.
justification for approach provided observations which
address methodology and
assumptions utilised to
answer key questions
posed by Implementation
Guidelines.
Impact Logical, sound impact assessment See FAR Lane Requirement mostly
assessment/ covering impact assessment observations which met, with some gaps.
community considerations noted in SPP 4.2 and | address methodology and There is not full

assumptions utilised to
answer key questions
posed by Implementation
Guidelines.

clarity of the impact
of the centre on the
proposed higher
order Wandi District
Centre. This may
not be possible given
uncertainty over the
development
pathways of this and
other planned
centres.

Gary, thank you again for the opportunity to quote on this work, and we look forward to working with the

City of Cockburn going forward.

Yours Sincerely

Jason MéFarIane
Managing Director
FAR Lane

FAR lane
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File No. 110/223

SCHEDULE OF SUBMISSIONS
Amendment No.3 to the Lots 114, 123-125 Wattleup Road, Hammond Park Structure Plan

NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
1 DPLH - NO OBJECTION: This proposal seeks approval for amendments | 1. Noted.
Infrastructure to a local structure plan (WAPC reference: SPN/0543).
Planning

Land Requirements

Hammond Road is reserved as an Other Regional Road (ORR) in
the Metropolitan Region Scheme (MRS), and Category 1 (control
of access) per Plan Number SP 694/5. The structure plan
amendment area is not affected by the ORR reservation.

Traffic Impact Assessment (TIA)

The above report by Shawmac dated May 2022, states that the
amendment area is currently approved for 74 dwellings as well as
a local centre and public open space. The site is planned to
accommodate a neighbourhood centre including supermarket,
fast food outlets and commercial tenancies.

Access will be obtained via Wattleup Road and Whadjuk Drive
with slip lanes where warranted. It is anticipated that the amended
LSP portion will generate an additional 267 trips during weekday
peak hour periods and 342 additional trips for Saturday midday
peak periods. SIDRA analysis shows acceptable performance
with minimal queuing for 2023 and 2033.

Recommendation
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NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
The Department has no objection to the proposal on ORR
planning grounds and provides the following recommendation:
Table 2 and 3 of the TIA has based traffic generation on the
shopping plaza land use (#821) from the ITE Trip Generation
Manual (11th Edition). A more accurate indication of future trips
would be to break down proposed specific land uses per Figure
19: supermarket, fast food, specialty stores etc. (Plus
Attachment)
2 Name and Address SUPPORT 1. Noted.
withheld, Hammond
Park
3 Name and Address SUPPORT: Fully support the proposal 1. Noted.
withheld, Hammond
Park
4 Name and Address SUPPORT: Fuel station would be nice to have 1. The Structure Plan Amendment
withheld, Hammond contemplates future redevelopment,
Park including a supermarket, specialty
retail and fast-food outlets.
Whilst the City acknowledges some
members of the community would like
a Service Station in Hammond Park, a
development proposal for such a use
is ultimately determined by the
landowner/developer, having regard
to the commercial viability of the use.
5 Name and Address SUPPORT: Support the proposal 1. Noted.

withheld, Hammond
Park
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NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
6 Name and Address SUPPORT: | own a property within Hammond Park on Wattleup 1. The speed limit on Wattleup Road is
withheld, Cockburn Road and lived there for approximately 18 months. | now rent out proposed to remain at 70km/h,
Central the property. Whilst living there, | withessed on a weekly, however, a reduction in the speed limit
motorists driving at excessive speeds along Wattleup Road may be necessary between
toward Franklin Ave. The speed limit between Canary Drive and Hammond Road and Frankland
Franklin Ave needs to be reduced to a maximum of 60km/h for Avenue following development within
the road and surrounding areas to remain safe, especially with the the Amendment area. The concept
proposal to build a shopping district in this location. design for upgrades to Wattleup Road
in this location, is based on the speed
limit being decreased to 60km/h.
A reduction in the speed limit on
Wattleup Road is ultimately a decision
for Main Roads WA.
7 Linda Healy, Armand | SUPPORT 1. Noted.
Dr, Aubin Grove
8 Name and Address SUPPORT: Would love some local shops close by without having | 1. Noted.
withheld, Hammond | to get into my car. The suburb is rapidly growing with so many new
Park estates and it's much needed.
9 Name and Address SUPPORT: Fantastic news we need shops 1. Noted.
withheld, Hammond
Park
10 | Name and Address SUPPORT: My friend lives here and we together would both love | 1. Noted.
withheld, Beeliar to see this happen as | have Hammond Park in consideration for
where I'd like to live and | think it is needed.
11 | Name and Address SUPPORT: With a growing population in the area we are in need | 1. Noted. Whilst the Structure Plan
withheld, Hammond | of a local shopping centre with a supermarket and some take away Amendment is premised on the site
Park food outlets. | feel we should also have a chemist warehouse in the accommodating commercial and retail
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NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
area to allow us to have local access to discounted medicines. The uses, including a supermarket, the
nearest chemist warehouse is either Leeda or Fremantle neither of specific land uses will be determined
which are real close by. through the submission of a future
development application.
12 | Name and Address SUPPORT: We need this in our area, there’s nothing close by for . Noted.
withheld, Hammond us.
Park
13 | Name and Address SUPPORT . Noted.
withheld, Hammond
Park
14 Name and Address SUPPORT . Noted.
withheld, Hammond
Park
15 | Name and Address SUPPORT: We need a grocery shop and some food choices. It's . Noted.
withheld, Hammond over a 10 minutes drive in any direction to get either food or
Park groceries and it's the one major gripe about living here
16 | Ryan Worthington, SUPPORT . Noted.
Suttor Dr, Success
17 | Name and Address SUPPORT: Please also build a service station . Refer to Submission No.4,
withheld, Hammond Recommendation No.1.
Park
18 | Name and Address SUPPORT: | think it would be really great if we had local shops . Noted.
withheld, Hammond
Park
19 Jenna, Whadjuk Dr, SUPPORT: Would like done asap . Noted.
Hammond Park
20 Name and Address COMMENT: We appreciate that you are working hard for . The Structure Plan Amendment
withheld, community & came up with proposal to have a supermarket & fast proposal has been submitted by Rowe
Hammond Park food shop. Group, on behalf Aigle Royal
Developments.
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NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
We need a Fuel station in this area as we have to drive all the
way to Cockburn where there are 5-6 fuel stations in close by. 2. Refer to Submission No.4
There is no fuel station around & lots of vehicles (commercials & Recommendation No.1.
private) drives on Wattleup Road & Rowley Road.
IGA in Hammond Park opens early till 11pm & Woolworths is
located in end of Atwell which is other side of freeway
21 Name and Address SUPPORT: Great for the suburb 1. Noted.
withheld,
Hammond Park
22 Name and Address SUPPORT: Needed for the amount of people in the suburb 1. Noted.
withheld,
Hammond Park
23 | ATCO Gas COMMENT: ATCO Gas Australia (ATCO) has no objection to the | 1. Noted.
Jandakot proposed application, based on the information and plan provided,
subject to the following advice notes being adhered to:
Advice notes:
* Anyone proposing to carry out construction or excavation
works must contact ‘Before You Dig Australia’
(www.byda.com.au) to determine the location of buried gas
infrastructure. Refer to ATCO document AGA-O&M-PR24-
Additional  Information for Working Around Gas
Infrastructure https.//www.atco.com/en-au/for-
home/natural-gas/wa-gas-network/working-around-
gas.html
24 | Resident, Gaebler SUPPORT: | support this, we need more food choices in the area. | 1. Noted.
Rd, Hammond Park
25 Name and Address SUPPORT 1. Noted.
withheld,
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NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
Hammond Park

26 | Elisha Middleton, OBJECT 1. Noted.
Ironbark Tce,
Hammond Park

27 | Lauren, Juncea Way, | OBJECT: Increased crime in the area. Proposed plan in such a | 1. There is no evidence to suggest that

Hammond Park high residential area no need for more fast food shops in that area. future development of the Amendment
Attract wrong crowds to families with younger kids living near by area will lead to an increase in crime
within the immediate area. A
perceived increase in crime is not
considered to be a valid planning
consideration.

28 | Name and Address SUPPORT: Please make this proposal go ahead ASAP. The 1. Noted.
withheld, Hammond | community have been talking about this happening for a while,

Park everyone that | have spoken with very much want this in the
community. My house is quite close to the proposed site and |
have no objections.

29 | Name and Address SUPPORT: Need local shops in the area as whilst there is some | 1. Noted.
withheld, Hammond | in Hammond Park, its in the old.end not the new end near
Park Wattleup Road. Just what we need.

30 | Pierre and Cindy OBJECT: We would like it to be noted that we strongly object to 1. Whadjuk Drive has been designed as
Scholtz, Whadjuk Dr, | the Proposed Structure Plan Amendment. Our main reasons for the main east-west road connection
Hammond Park supporting our objection: 1. Traffic Since moving into our house in through Hammond Park. Parts of the

2020, Whadjuk drive has opened up from a Cul-de-sac to a road have been constructed as a cul-
through road. The traffic has increased significantly and in the de-sac on a temporary basis, in
traffic survey provided - there could be an increase of 400+ cars recognition that the ultimate road
per day. 2. Noise Increased traffic and trucks will cause a lot of alignment requires subdivision to
noise, especially at night. With the proposed drive-through take occur on some currently undeveloped
aways there will be a significant increase in noise, especially for lots.

the people on Criddle Way. 3. Air quality/pollution Increase in
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SUBMISSION

RECOMMENDATION

Pollution from cars and trucks. The smells coming from the drive-
throughs will definitely disturb the fresh air we currently have,
living so close to Frankland reserve. 4. Security It is has been
proven that a shop within a close proximity of housing, causes
security and safety issues. The residents living next o IGA have
been complaining about this for quite a while. 5. Market value We
recently had an appraisal done on our property and had an
increase in value. We fear that the Proposed development will
have a negative impact on our property value. 6. Pests With
commercial sized garbage bins there is an increased risk of pests
around, like rats and crows. 7. Littering / dumping of trolleys 8.
Property insurance With an increased risk of security / safety it
could possibly increase our premiums for our property insurance.
9. Future issues with selling our property We don't know yet what
the effect will be on the future value of our property and if we
decide to sell one day, there might be a risk of not finding the right
buyer - willing to live in such a close proximity to a shopping
centre. 10. Safety We are big family with young kids who loves to
play outside and with their neighbourhood friends. With increased
car traffic, we fear that it will simply not be safe for our kids to do
that anymore. We hope that the Council will take our concerns
into consideration when making their decision on the proposed
structure amendment.

A |

acknowledged that future
development of the site will increase
noise emissions due to increased
vehicle movements (including delivery
vehicles) and operational activities
(such as air conditioning).

An Environmental Noise Assessment
has been prepared in support of the
Structure Plan Amendment. It is
anticipated that this will be revised at
the development stage, once the
location of built form and land uses are
confirmed.

Restrictions may be imposed on
matters such operating hours, location
of delivery bays and placement of
servicing infrastructure to mitigate
amenity impacts on nearby residents.
Future operators will also need to
comply with the Environmental
Protection (Noise) Regulations 1997.

. Should the City be satisfied that odour

emissions from a premises are of a
quantity that it will cause a nuisance to
a person, the City may take action in
accordance with Clause 5.4 of the City
of Cockbum (Local Government Act)
Local Laws 2000.
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NO. NAME/ADDRESS SUBMISSION RECOMMENDATION

4. The City is not aware of any studies
which demonstrate that proximity to
commercial or retail development
increases security of safety concerns.

It should be noted that part of existing
Structure Plan is already zoned ‘Local
Centre’, therefore there is already
scope for retail and commercial
development to be considered.

5. The perceived impact on property
values is not a valid planning
consideration.

6. Waste management will be a
consideration at the development
stage.

7. The dumping of litter, including trollies,
relates to behaviour from individual
people. It is not a matter that can be
managed from a planning perspective.

8. There is no evidence to suggest that
future development will impact
insurance premiums of nearby
residents and businesses. The
perceived impact on insurance
premiums is not a valid planning
consideration.
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NO. NAME/ADDRESS SUBMISSION RECOMMENDATION

9. The ease of selling a property will be
determined by a range of factors at a
point of time. The perceived difficulty
in selling a property is not a valid
planning consideration.

10. Hammond Park has been developed
to incorporate areas of public open
space, which include playgrounds and
sporting facilities capable of being
used by local residents without conflict
with vehicles.

An increase in traffic in Hammond
Park, as new areas are developed, is
not expected to hinder the ability for
residents to access public open

space.
31 Name and Address SUPPORT 1. Noted.
withheld, Hammond
Park
32 Name and Address SUPPORT: | am the first business owner to occupy the 1. Support noted.
withheld, Hammond developing local centre in mention, we commenced trading
Park approximately 5 years ago and have watched the neighbourhood | 2. The Development Concept Plan and
develop from its infancy and well aware of the planning schemes Traffic Impact Assessment for the
and directions for the growth of the neighbourhood, and existing Structure Plan Amendment are
structure plans from many years ago. | write not out of self premised on a single crossover into
interest, but out of being able to visualize the needs of the the Local Centre site from Whadjuk
community from a long term business standpoint and years of Drive. The specific number and
discussions with local residents who visit our business. The location of crossovers into the site
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existing commercial allocation of land west of Marquis Street is from  Whadjuk Drive will be
not only in a parcel of land which lacks development or determined at the development
foreseeable development due to private ownership, it is application stage.
significantly below the land size requirements for a thriving local
centre. The Southern Suburbs District Structure Plan identifies . It is acknowledged that the Southern
this local centre at the intersection of Whadjuk Drive and the Suburbs Stage 3 District Structure
future Hammond Road extension as the central site, with Plan outlines the requirement for the
pedestrian based retail being a feature. The developer has not propcsed Local Centre to address
only identified the lack of land area to achieve the goals of the ‘Main Street’ design principles, which
SSDSP but has submitted a proposal which at this stage appears are to be demonstrated through the
to be the only opportunity to rectify the planning failures which are provision of a concept plan and local
developing, in implementing the direction of the plan with a retail development plan.
and commercial precinct, which is in significant need for the area.
There are very limited alternative opportunities where the local The Structure Plan proposes to
centre is centralized, and close to existing businesses and failure address the ‘main street’ principles
to act on this by allowing for this development will significantly, through the preparation of a local
detrimentally affect the amenity of those living in the southern development plan as a condition of
suburbs of Hammond Park. Resident concerns appear to be subdivision approval, to ensure an
based on the concerns with security, noise, smell, and having appropriate  design interface to
purchased land based on the information available to them at the Whadjuk Drive.
time, now proposed to be changed. Security concerns should be
addressed with appropriate non scalable walls being a feature in Development of the site may occur
the design to protect these properties from unwanted entry. The following approval of the Structure
overall need to the local community for commercial facilities Plan, without prior subdivision
including a supermarket likely far outweighs potential undesired occurring. To ensure ‘main street’
risks to neighbouring properties, and arguably increases the local principals are appropriately
convenience and amenity to even these adjacent residences. addressed, it is recommended that
Whether these benefits outweigh the disadvantages would be on there is requirement for a Local
an individual personality basis. In my opinion, it is actually very Development Plan to be prepared and
concerning if this structure plan amendment does not happen, as approved prior to development
the rapid development of residential land all along Whadjuk drive approval.
to the West and further West to Latitude 32 boundaries, but also
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South to Apsley and beyond is happening at such a pace the
needs of the community will be soon overwhelmingly
underserviced and place impacts on existing stretched local
centres and make the neighbourhood less liveable. Regarding the
specific site layout of the proposal, apart from previously
mentioned non-scalable walls which should be incorporated with
artistic features, The single crossover from Whadjuk Drive is likely
insufficient causing traffic congestion along what should be a free-
flowing arterial Whadjuk Drive. A second crossover should be
included to avoid turning traffic build up from what will be the main
entry point of Whadjuk Drive, this crossover may best be a one
way entrance on the West of the site to co-use what appears to
be the service entrance along the Western Boundary, or East to
the North-Eastern proposed specialty shop strip. The 2
crossovers on Hammond Road will likely be secondary in
preference for access to residents based on where the
developments and the existing developed area is. The
development of the Specialty shop strip should also have
conditions to ensure the Main Street Principles are adhered to
with shopfronts being on Whadjuk Drive, as it may be considered
desirable for these shopfronts to be facing the car park which
would reduce the amenity and visual appeal of the Main Street. It
may be worth considering reorientation of these to be along the
Eastern Boundary fence to allow these to face towards the local
centre and other commercial businesses along Whadjuk Drive.
This in effect will extend the local centre, which reflects the
commercial needs of the neighbourhood not only now, but well
into the future and it would be a detriment to the community if it
were not adopted and | hope my input will help optimise not only
the site layout but also the development of a successful and
liveable local centre.
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33 | Name and Address OBJECT: It will cause danger to kids in the area . There is no evidence to suggest that
withheld, Hammond the future development of the
Park Amendment area for commercial and
retails purposes will be dangerous to
children.
34 | Name and Address SUPPORT . Noted.
withheld, Hammond
Park
35 | Kimberlee Kite, SUPPORT: Great repurpose of the space, this 'new' area of . Noted.
McPhee Rd, Hammond Park lacks the availability of services within close /
Hammond Park easy access. These facilities will support the local community and
encourage further growth in the area.
36 | Name and Address OBJECT: If I'd have known this area was going to turn into a . The current approved Structure Plan
withheld, Hammond | shopping precinct, | would not have built a house in this location. zones part of the Amendment area
Park There is a perfectly suitable Woolworths 10 minutes away in and land to the west of the
Atwell and an IGA less than 5 minutes away and Cockburn Amendment area as ‘Local Centre’,
gateways 10 minutes down the road too. We do not need a big which supports the potential
supermarket plonked in the middle of a family friendly quiet development of retail and commercial
suburban area. | am absolutely disgusted at this proposal to dump land uses.
a supermarket right in this spot. What the is the justification
around this decision. This a quiet residential area, with young Whilst the Amendment is predicated
families and children who like to play in the driveways and we on the development of a site for retail
don't need it to become more built up with increased traffic along uses, including a supermarket, fast-
Whadjuk Drive and more noise pollution in the area. | would food outlets and a liquor, the location
absolutely welcome and would be more than happy to support of such uses will be subject to a
small local businesses, and restaurants/cafes but there is consedguent development application.
absolutely no need for a large supermarket or liquor store when
we have enough to choose from. It is not the right location to build
a supermarket, fast food options or a liquor store.
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Submission 2

OBJECT: The proposal to remove existing Residential zoning
and public open space and replace the whole area with a
commercial development would result in a significantly negative
impact on the residential area and dramatically affect the quiet
enjoyment of the residential neighbourhood. | purchased and built
my home in this location because the Council had zoned it as a
quiet residential area that was safe for families.

A large supermarket complex and associated uses will be visually

NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
37 Telstra, Wireless COMMENT: Proposed amendment as per current documents cn | 1. Noted.
Program Office, the City of Cockburn website is not expected to make a significant
Perth impact on the Telstra wireless network performance in the area.
Should the planned Supermarket and Speciality shops cause
shadowing to the residential areas immediately adjacent, there
may the need to install a Small Cell using a carpark light pole or
similar — this will be investigated once construction is completed.
38 | Name and Address OBJECT: This is completely manipulated , unclear road map | 1. Structure Plans are typically prepared
withheld, Hammond misleading, unethical, prepared for facilitate the land developers, by planning consultants on behalf of a
Park need to check relation with developers of proposing stakeholders landowner or developer.
because there is rumour one person secretly working for one big
land developer around this area he/she have personal relationship Structure Plans follow the required
with them (pls take it serious and your own research he/she could regulatory process under the Planning
be from city of Cockburn), security threat to surrounded properties and Development (Local Planning
, what sort of fast food outlets coming it is totally hidden and it is Schemes) Regulations 2015.
very shameful act by developers ?
2. A Structure Plan establishes the

intended zoning for a particular area of
land. The proposed Amendment is
informed by a Development Concept
Plan (which has since been revised
following public consultation) which
provides an indication of the manner
and scale of development proposed.

The specific design of built form will be
confirmed through the preparation of a
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commercial buildings and signage. It will have a significant
negative impact on the value of our property.

Increase in traffic well beyond what the local streets were
designed to accommodate. This will impact greatly in terms of
increased noise and disturbance. Vehicles and trucks of an
unsuitable size and in far greater numbers will need to access the
site via these local roads to service the site leading to
unacceptable vehicle traffic levels. The developers own
assessment identifies traffic volumes are likely to increase by up
to 300 - 400%.

An increased number of cars requiring parking will not be
accommodated on the site and the proposed parking bay shortfall
will lead to vehicles parking in the surrounding residential streets.
Noise and disturbance due to late and early opening hours 7 days
a week for the proposed facilities will result in high general levels
of noise disturbance, as will the major jump in traffic - up to 400
cars and trucks in the area at a time. This is clearly far greater
than would be considered fair and reasonable in a residential
area. The developers own assessment, even using best case
assumptions identifies it will exceed noise regulation limits and
that is without looking at Sunday trading.

Anti-social behaviour and theft would be likely to increase due to
the easy access to the residential properties which abut the
development as well as other nearby homes. Hoon behaviour is
likely to increase particularly around the car park areas which are
right next to our homes.

The need for additional lighting, security lighting and large
illuminated signage associated with a supermarket, liquor store,
cafe/restaurant and takeaway food outlets will result in light spill
into the residential area and significantly detract from the visual

3. The City notes that the existing

Structure Plan was predicated on the
Amendment area being predominantly
zoned for residential purposes.

The City is recommending
modifications to the Structure Plan
Amendment to include the
requirement for a local development
plan (LDP) to be prepared and
approved, prior to development, to
specify built form requirements for
commercial development, including
building height, setbacks and interface
with adjoining development. The
preparation of an LDP will enable an
improved development outcomes
which considers the proximity to
existing residential development.

. The Traffic Impact Assessment is

premised on the majority of vehicle
movements to the site through
Wattleup Road. Upon completion of
the planned road network, including
the extensions of Rowley Road and
Hammond Road, it is anticipated that
heavy traffic movements (particularly
those associated with future
commercial development) will flow
onto these road, rather than the local
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amenity as well as cause particular issue in having to live with the
permanent brightness instead of a night sky.

The high level of waste and food production/refuse will result in
unpleasant odours for the nearby dwellings. The proposed fast-
food outlets are particularly likely to cause unacceptable odour
issues as they are far too close to housing. Significant waste
retention from the complex in the area is also likely to draw
substantial extra numbers of pests such as rats and flies into the
area.

Submission 3

OBJECT: My concern about changing lot No.144 and 123-125
Wattleup road Hammond Park from approved and promised
residential plan by Council to Commercial land. Which we strongly
believe it is unethical decision and breach of trust because when
we bought our land then this proposed commercial was approved
residential land. We tried to read this proposed commercial plan
which we found totally misleading, manipulated, half informative
and nothing Clear. We do not agree with lot of things in draft and
developer forgot to mention lot of things there.

There are two fast food outlets proposed by developer. They
did not mention about it because it is normal by every developer
everywhere now to do like this. Every cuisine have their own
cuisine fast food but they did not mention anything about it but
they have all kind knowledge and data of suburb. If developers
are not sure about this then city of Cockburn council must clear
from proposing with developers what sort out of fast food they
bringing? what will be business nature 24/7, drive through? If they
bringing fast food like KFC, MacDonald or hungry jack or any
other like this then it is very hard to accept any kind of justification
Given any party because this going to happen next to some one

. The

. The specific

roads that residential

development.

access

City recognises that the
advertised Amendment is premised
on car parking areas backing onto
existing residential development,
particularly on the eastern part of the
site.

The City is satisfied that a future
development can achieve an
appropriate level of separation, due to
differences in proposed levels
(between 0.4 metres and 3.5 metres,
where the site abuts residential lots on
Criddle Way and Whadjuk Drive) and
the preparation of a Local
Development Plan (LDP). An LDP will
allow for prescribe development
standards to addressed matters such
as building interface, height and
setbacks.

location of fast-food
outlets, including bin storage areas,
will be determined as part of a future
development application for the site.

Where odour emissions from waste or
other activities on site cause a
nuisance to an individual person, such
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house. CCTVs do not stop crime much it is just recording of
crime.

We also strongly believe that if this shopping centre is
approved then all the road network will be designed to facilitate
the developers of this shops because if developers can change
residential land to commercial land then they can they do
everything they want. They can decide the future of Rowley,
Frankland Ave, Hammond road. Whadjuk st. etc local road. We
still struggling to find future of these roads with time frames. if
council have any clear and approved plan of these roads please
provide us because | live just corner of *Address Withheld* and
Wattleup road and | see accidents every week over there
because there is Only “Give way” Sign and vehicles do not stop
over there specially trucks and we do not know yet who will fix it
and when ?

We can not say much about this proposed plan at this stage .
People came from different cultures and backgrounds to live in
this area if some one arise any concern about this proposed plan
then we hope City of Cockburn will listen to them and respect
their concern because everyone can have different way to report
their concern .

We also believe city of Cockburn will reject this proposal to avoid
any unnecessary argument , conflict , allegation within any party
which can make any cne unhappy .

emissions may be considered an
offence under Clause 5.4 of the City of
Cockburn (Local Government Act)
Local Laws 2000.

. The specific operator and hours of

operation for the fast-food outlets is
not determined at the Structure Plan
stage. Further details on the operating
hours will be confirmed as part of a
future development application.

39

Name and Address
withheld, Hammond
Park

OBJECT: It will affect the safety and traffic around our area. Then
it will not be resident area, it will be commercial area. There are
other location in down to wattleup drive further for development.
Try to put away from resident. They are taking kids playground -
common area also

. The Amendment seeks to introduce a

‘Local Centre’ zoning over part of the
existing Structure Plan area that was
previously zoned ‘Residential’. Whilst
the Amendment proposes a significant
expansion to the ‘Local Centre’
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zoning, small-scale  commercial
development is already permissible
within the Structure Plan.

Other than the land already zoned
‘Local Centre’, there are no other
areas fronting Wattleup Road that can
accommodate commercial
development.

2. It is noted that the Amendment
removes a proposed public open
space reserve, however, the
designation of the Amendment area
as ‘Local Centre’ no longer triggers the
need for this reserve.

In the event that the proposed ‘Local
Centre’ zone is developed for
residential purposes, which is possible
under the City's TPS3, a cash-in-lieu
contribution towards public open
space will be required. Cash-in-lieu
contributions received will be used to
fund the acquisition of public open
space, or fund upgrades to existing
public open space.

40 Name and Address SUPPORT: | just wanted to show some support for the local 1. Noted.
withheld, Hammond centre zoning of lots 114, 123-125 Wattleup Rd.
Park I'm a home owner near the proposed development and have lived

here for 8 years. | think the Hammond Park community needs this
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development and | can not see any negatives to having a decent
local centre in Hammond Park, the other shops and supermarkets
that are around keep getting busier, not the easiest journey with
my young kids so | would be very disappointed if this exciting
proposal did not go ahead.
41 Name and Address SUPPORT: This will bring shopping closer to back end of . Noted.
withheld, Hammond Hammond Park. This will also bring more jobs for the youth in the
Park area. Fantastic idea
42 | Name and Address SUPPORT: This area is expanding rapidly and requires services . Noted.
withheld, Hammond such as supermarkets and specialty shops. | think this is a good
Park location and plan.
43 | Shehan Kiramage, SUPPORT: | really like the idea, but i would prefer to have some . Noted.
Irvine Pde, healthy options instead fast food options
Hammond Park
44 | Name and Address SUPPORT: This will be a great addition to our community. . Noted.
withheld, Hammond
Park
45 | Jeninne Perdigao, SUPPORT: | love the idea and remember when purchasing my | 1. Noted.
TBA, Hammond Park | block 8 years ago that was supposed to be a shop complex, soo |
will be disappointed if it didn't go ahead. Now seeing the Plans for
that space for wattleup and criddle road with two take away stores
hungry jacks and chicken treat would be great. A coles would be
great a local pub/restaurant it all looks very exciting
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46 | Name and Address SUPPORT: | am in support of this. Greater options and 1. Noted.
withheld, Hammond employment for not only Hammond park but also Wandi
Park
47 | Name and Address OBJECT: While | am in favour of the general development and | 1. Noted.
withheld, Hammond agree there is need for a small retail/food precinct in the area (cafe,
Park bakery, grocer), | do not think building a large supermarket with fast
food shops is in the spirit of the community. Fast food chains bring
a lot of air, noise and light pollution with them. Large chain
supermarkets and fast food shops also bring in people from outside
the community, which will further increase existing crime problems
with break ins and theft. | think the idea in itself holds promise, but
in its current design fails to understand the community it will serve
and the general direction we hope the council with take it.
48 Name and Address SUPPORT 1. Noted.
withheld, Hammond
Park
49 | Name and Address SUPPORT: | live just a couple of minutes away from the proposed | 1. Noted.
withheld, Hammond | supermarket. | totally support the proposal as | see it will greatly
Park help to build the community, local jobs at convenience. Go for it
50 | Department of COMMENT: The Department of Biodiversity Conservation and | 1. Noted.
Biodiversity, Attractions - Swan Region Office has no comments on the proposal
Conservation and
Attractions, Locked
Bag 104, Bently DC
51 Name and Address OBJECT: We are not in favor of this proposed plan at all, and feel | Recommendation in response to the first
withheld, Hammond | very strongly about this. | live on *Address withheld* When we | submission:
Park purchased our block, we looked into the surrounding area zoning
to see what would be built in the future and were happy with the | 1. The future development of the
surrounding residential zoning. Some of my neighbours and | are Amendment area is not considered to
extremely annoyed, frustrated and furious by this proposal. A lot of remove the ability for the existing and

Document Set ID: 11299767

Version: 3, Version Date: 04/12/2023

199 of 760



ltem 14.1.2 Attachment 11

OCM 10/11/2022

NO.

NAME/ADDRESS

SUBMISSION

RECOMMENDATION

us looked into this area before purchase, and were happy to go
ahead with building as it was zoned residential. We would not have
bought this block if that area was zoned for shopping.

There are a number of reasons why we are not in favour of this.

1.

We have many kids in the surrounding area. If a shopping
centre is built, it will take away the abililty for them to play
and ride around the streets as they do now.

. There will be a massive noise disruption to the area, which

has being shown according to the Noise Assessment that
was undertaken.

. We already have a traffic problem with the new Frankland

Park. People park along Frankland Road, all the way along
Wattleup Road and are starting to park in the other nearby
residential streets. There will also be an increase in car
accidents putting people at risk of injury.

More traffic means more emissions which is not good for the
environment.

When Frankland Park was under construction there was
movement in my property. The construction for this to be
built will most likely cause damage to nearby properties

. The will be an increase in crime putting local residents at

risk. This is behind my back fence and my property will most
likely become a prime target.

Shopping centres are a hot spot for anti social behavior
which would impact the local residents.

. These types of areas are never kept tidy. There will be

rubbish, trolleys etc everywhere. \We do not want to see that
in our neighbourhood.

Fast food and shopping will have a lot of rubbish. These are
a big draw for things like rats and pests, that will then come

future road network to accommodate
bicycle traffic.

. The Environmental Noise Assessment

prepared for the Amendment
demonstrates that the indicative noise
levels are within the permitted levels,
except for some exceedance in night
time levels

Consequent noise assessments will
be required at the development
application stage once further detail is
required on aspects such as built form
location, land uses and loading areas.

. Parking issues associated with the

Frankland Park Sports & Community
Facility are beyond the scope of the
current proposal.

. The environmental impact of vehicle

emissions is not a valid planning
consideration.

. There is no evidence to suggest that

future development of the site will
cause damage to nearby properties.
Should any damage occur to nearby
properties as a result of construction
works, this is a civil matter between
the relevant landowners.
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onto the nearby properties. This will cause a massive
problem for residents.

10.A drive through of a fast food store will have abig impact on
noise and traffic in the off peak hours for residents.

11.We already have many fast food restaurants within 10 kms.
More will not encourage people to live a healthly lifestyle.

12.The extra lighting that will be used will distrupt the nearby
residents.

13.Hammond Park is full of families and children. A shopping
centre in this area will have a big impact on the peaceful
neighbourhood we have now and enjoy with our families.

14.This area is in the middle of housing. It should be considered
in an area that is already a high traffic/noise area where itis
not in the middle of housing and distrupting many residents.

| understand some residents in the area will welcome a shopping
centre, however they probably do not have it behind their back
fence. Surely there is another option to put it elsewhere where
future residents will be aware it is happening before building their
houses there, along with an area that will not have such an impact
on the local residents? There is land further down Wattleup Road,
or even on Rowley Road when that is developed, that will not
impact residents as much as this will. To have built our house
exactly how we wanted it, to now be thinking | will have to sell
because | do not feel safe doesn’t seem right to me.

| ask the council to please seriously consider rejecting this proposal

6. There is no evidence to suggest that

the future development of the
Amendment area for retail purpose
will lead to an increase in crime in the
area.

It is acknowledged that Amendment is
premised on car parking being located
adjacent to the rear of lots on Criddle
Way, however, a difference of levels
between the future car park and
residential lots of between 0.4 and 3.5
metres is considered to provide
appropriate separation. It is
recommended that further details on
the levels are provided at the
development application, once
finished levels are determined.

. The potential for anti-social behaviour

is not a valid planning consideration.

. The potential for additional litter is not

a valid planning consideration.

. There is no evidence to suggest that

future retail and fast-food outlet
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The proposal to remove existing Residential zoning and public requirements with respect to the

open space and replace the whole area with a commercial storage of waste products.

development would result in a significantly negative impact on the

residential area and dramatically affect the quiet enjoyment of the | 10.The specific noise and traffic impact

residential neighbourhood. | purchased and built my home in this from the development of fast-food

location because the Council had zoned it as a quiet residential outlets will be considered in further

area that was safe for families. detail at the development application
stage.

A large supermarket complex and associated uses will be visually

and physically obtrusive impacting on the outdoor living areas and | 11.The presence of other fast-food

neighbourhood in general. Instead of garden spaces and dwellings, outlets within 10 kilometres of the site

the adjoining lot will be occupied by large scale commercial is not a valid planning consideration.

buildings and signage. It will have a significant negative impact on

the value of our property. 12. All external lighting is required under
Clause 5.5 of the City of Cockbum

Increase in traffic well beyond what the local streets were designed (Local Government Act) Local Laws

to accommodate. This will impact greatly in terms of increased 2000 to be consistent with Australian

noise and disturbance. Vehicles and trucks of an unsuitable size Standard AS 4982-1997 — Control of

and in far greater numbers will need to access the site via these the Obtrusive Effects of Outdoor

local roads to service the site leading to unacceptable vehicle traffic Lighting.

levels. The developers own assessment identifies traffic volumes

are likely to increase by up to 300 — 400%. Notwithstanding the above, the City is
recommending a modification to the

An increased number of cars requiring parking will not be Amendment to specify that an external

accommodated on the site and the proposed parking bay shortfall lighting plan is to be provided as part

will lead to vehicles parking in the surrounding residential streets. of a future development application,
which details the location of all

Noise and disturbance due to late and early opening hours 7 days external lighting and lux levels.

a week for the proposed facilities will result in high general levels

of noise disturbance, as will the major jump in traffic — up to 400 | 13. The City acknowledges that residents

cars and trucks in the area at a time. This is clearly far greater than purchased lots in the vicinity of the

would be considered fair and reasonable in a residential area. The Amendment area on the basis that the
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developers own assessment, even using best case assumptions
identifies it will exceed noise regulation limits and that is without
looking at Sunday trading.

Anti-social behaviour and theft would be likely to increase due to
the easy access to the residential properties which abut the
development as well as other nearby homes. Hoon behaviour is
likely to increase particularly around the car park areas which are
right next to ocur homes.

The need for additional lighting, security lighting and large
illuminated signage associated with a supermarket, liquor store,
café/restaurant and takeaway food outlets will result in light spill
into the residential area and significantly detract from the visual
amenity as well as cause particular issue in having to live with the
permanent brightness instead of a night sky.

The high level of waste and food production/refuse will result in
unpleasant odours for the nearby dwellings. The proposed fast-
food outlets are particularly likely to cause unacceptable odour
issues as they are far too close to housing. Significant waste
retention from the complex in the area is also likely to draw
substantial extra numbers of pests such as rats and flies into the
area.

site would be developed for residential
purposes.

It is considered that recommended
modifications to set out built form
requirements, including the interface
with existing residential development,
will mitigate amenity impacts of
commercial development.

14. The Structure Plan Amendment has

Recommendation in

complied with the submission
requirements under the Planning and
Development (Local Planning
Schemes) Regulations 2015,
therefore the City is obligated to
consider the current proposal,
irrespective of whether the location for
commercial development is suitable.

response to the

second submission:

1.

The existing Structure Plan includes
an area zoned as ‘Local Centre’,
which is capable of accommodating
small-scale retail and commercial
development, however, it is
acknowledged that the current
Amendment will support a substantial
intensification of such land uses.
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It is considered that the preparation of
a local development plan, prior to
development of the site, will support
an appropriate interface between
residential and commercial
development.

2. The preparation and approval of a
local development plan will provide
the abilty for bespoke design
requirements for the site, which
consider appropriate building height
and setbacks from existing residential
lots.

The perceived impact on residential
property prices is not a wvalid
consideration.

3. The Traffic Impact Assessment
prepared for the Amendment
proposes entry for trucks from
Wattleup Road, which will ultimately
connect onto Rowley Road and
Hammond Road, being regional
roads.

4. Future development applications for
the site will need to consider the car
parking requirements under the City’s
Town Planning Scheme No.3 for
specific land uses. The required car
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parking will generally need to be
provided on the site being developed.

5. The Environmental Noise Assessment
prepared for the Amendment
demonstrates that the indicative noise
levels are within the permitted levels,
except for some exceedance in nigh
time levels

Consequent noise assessments will
be required at the development
application stage once further detail is
required on aspects such as built form
location, land uses and loading areas.

6. Referto Recommendation No.6 under
the Submission No.1.

7. Refer to Recommendation No.12
under Submission No.1.

8. There is no evidence to suggest that
future retail and fast-food outlet
development will attract vermin.
Future development will need to
comply with the relevant health
requirements with respect to the
storage of waste products.
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52

Department of
Health, WA

COMMENT: The DOH provides the following comment:

1. Water Supply and Wastewater Disposal

The development is required to connect to scheme water and
reticulated sewerage and be in accordance with the Government
Sewerage Policy 2019.

2. Medical Entomology

The subject land is in a region that regularly experiences significant
problems with nuisance and disease carrying mosquitoes. These
mosquitoes can disperse several kilometres from breeding sites
and are known carriers of Ross River (RRV) and Barmah Forest
(BFV) viruses. Human cases of RRV and BFYV diseases occur
annually in this general locality.

The subject land is also within 3km of mosquito dispersal distance
from mosquito breeding sites at Thomsons Lake. Mosquitoes will
disperse from these sites to the subject land under favourable
environmental conditions. There may also be seasonal freshwater
mosquito breeding habitat within proximity to the subject land.
Additionally, there is the potential for mosquitoes to breed in on-
site infrastructure and constructed water bodies if they are poorly
designed.

The above disease risks, as well as the lifestyle impacts of
nuisance mosquitoes, will inevitably result in demands for the
application of chemicals to control larval and/or adult mosquitoes.
Environmental agencies may not automatically approve the use of
such measures in and around environmentally significant wetlands.
Therefore, it will be important that in-principle approval for effective
mosquito control measures in and around these wetlands is
obtained from the relevant environmental agencies before planning
decisions are finalised.

. It is noted that future development of

the site will need to connect to scheme
water and reticulated sewerage.

. It is not considered that a Mosquito

Management Plan is required to prior
to development occurring within the
Amendment area, as future
development is not expected to
include constructed water bodies.
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Prior to development, the DOH recommends a Mosquito
Management Plan (MMP) be developed and approved by both the
DOH and the City of Cockburn to ensure the risk to the community
of exposure to nuisance and/or disease carrying mosquitoes is
considered. This MMP is to be approved by the City of Cockburn
and DOH prior to any subdivision.

The DOH has provided guides and templates for the development
of suitable MMP’s to assist land developers meet these
requirements. Please see the DOH's website  Mosquito
management (health.wa.gov.au) for additional support.

In addition, due to the high-risk nature of the proposed
development, the DOH requires the following wording to be placed
on all land title documents: "This lot is located near extensive
mosquito breeding habitat and can experience substantial
numbers of nuisance mosquitoes after certain environmental
conditions. The mosquito species in the region are known vectors
of Ross River Virus and other mosquito-borne diseases and the
region is subject to annual outbreaks of these diseases.”

53 | Name and Address SUPPORT: | would like to see another local shopping centre so it | 1. Noted.
withheld, Hammend | is more accessible.

Park

54 | Name and Address SUPPORT 1. Noted.
withheld, Hammond
Park

55 | Name and Address OBJECT: | am writing to you in regards to the proposed structure | 1. The proposed Amendment s
withheld, Hammond plan amendment on Wattelup Road. As a nearby resident, | premised upon future development
Park oppose. including two fast-food outlets,

however, these land uses will only be
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A beautiful suburb full of young children that are being targeted by
the fast food industry. | moved to Hammond park because it was
full of young families with plenty of outdoor community spaces.
With the goal of Promoting a healthy lifestyle for my family. | think
it's disgusting that the amount of children in the area are being
preyed on. The Cockburn council promotes a healthy lifestyle yet
are considering having two fast food outlets in the middle of a
suburb surrounded by young children and directly across from a
sporting complex used my many local families. How many fast food
outlets do we need in the Cockburn area?

Not to mention the amount of traffic it will create in an area that
already has issues. For example both public and private primary
schools that have problems with traffic, a new sport facility with not
enough parking and a high school that once at full capacity will
create further issues.

We bought and built a family home on Whadjuk Dr under the
impression that we would living in a residential area not with fast
food outlets and a supermarket 200m from my front door.

| highly hope the future of all the young children in this area are
taken into consideration.

formally considered by the City once a
development application is considered
for such uses.

. Future development applications for

the site will need to consider the car
parking requirements under the City’s
Town Planning Scheme No.3 for
specific land uses. The required car
parking will generally need to be
provided on the site being developed.

. It is noted that the current Structure

Plan includes limited potential for
commercial and retail land uses, such
as a supermarket and fast-food
outlets, as the ‘Local Centre’ zone
covers a smaller area over a number
of separate lots.

56

Cara McCarthy,
Prato Vista,
Hammond Park

OBJECT: We live a few roads away and strongly object to this
proposal. Our road is currently closed but is due to be opened and
it will become a shortcut for vehicles in the area which will lead to
danger for the young children on our road. We are currently a very
family friendly road (20 children already) and all of our children
enjoy the freedom of being able to run and play at each other’s
houses but that will have to stop once our road opens and is used
as a shortcut to the proposed shops. Even if our road isn’t used as

. It is acknowledged that Prato Vista is

likely to experience higher traffic
volumes once it is fully constructed
between Irvine Parade and Frankland
Avenue. This will occur irrespective of
whether commercial development
occurs within the amendment area.
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a short cut the number of vehicles in and around our street will | 2. Future development within the ‘Local
dramatically increase therefore bringing higher probability of Centre’ will be required to comply with
accidents which could involve one of the high number of children the applicable health and
in the area. environmental regulations with

respect to odour and pollution.
The higher number of vehicles will also bring with it high noise
volume in our backyard. Hammond park’s popularity amongst
young families is built on the reputation it has built over the years
as safe, friendly, and great community spirit putting in shops let
alone take always will bring the standard down to a second class
citizen level. As soon as | saw the proposal | thought; trouble,
teenagers, theft, bogans, thornlie, crime. Which is not what
Hammond Park has been built on. Yes we need a shopping facility
but not backing on to peoples gardens where it just invites criminals
to vandalise their literal back yards. These poor pecple built in
Hammond park at their chosen plots thinking they would be backed
on to other houses not take aways and car parks. We are currently
going through a bad spell with crime in the area due to one bad
family up on Barfield Road, they have bought crime and disruption
to our area and we have all put our heads and hearts together as
a community to keep the crime under control we will not be able to
do that with the amount of crime this shopping complex and take
away services bring and the crime it brings will just drive the good
in the community out and invite criminals in to the area.

On top of noise and crime it will also bring bad smells and higher
pollution to the area (including my back yard) If the proposal wasn’t
in the middle of peoples houses but backed on to the freeway
somehow like Harvest Lakes then I'd definitely be open to it but |
think it's very insulting to propose it slap bang in the middle of
houses. It does not take in to consideration the family and children
friendly area it is currently. Our children are at an impressionable
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age and | for one will not feel safe for them living close to the
shopping area |Is there no where you could put it further down wattle
up road on the other side? Or over on Barfield backing on to the
freeway so the traffic and noise and crime doesn’t have to come in
to the heart of our community/estate.

To conclude, the positioning of this proposal is highly insulting and
insensitive bringing crime, noise, bad smells and pollution affecting
hundreds of young families. | can guarantee if this proposal goes
ahead partially or in full you will lose a lot of good and invite the
bad.

57

Name and Address
withheld, Hammond
Park

OBJECT: While | support a commercial space in the locality, |
object to access to the commercial zone through Whadjuk Drive.
Request to restrict access only via Wattleup Road. Whadjuk Drive
is supposed to be for local resident thoroughfare. If access to the
commercial space is provided via Whadjuk Drive it will increase the
traffic and parking congestion on the road. A lot of families living on
Whadjuk Drive have little kids. Increased traffic on Whadjuk Drive
therefore increases risk to the little kids who use the road near their
home which should be a safe space

—_

. The Southern

Suburbs Stage 3
District Structure Plan established the
need to provide a neighbourhood
centre within Hammond Park, which
included frontage to Whadjuk Drive.

Whilst the Development Concept Plan
and Traffic Impact Assessment details
an access point to Whadjuk Drive, it is
anticipated that the majority of traffic
will access the site via Wattleup Road
to the south.

58

Name and Address
withheld, Hammond
Park

SUPPORT: | believe adding local shops such as cafes, small retail
outlets and supermarkets to the area is a great improvement

—

. Noted.

59

Bradley & Meghan
Woodruff, Criddle
Way, Hammond Park

OBJECT: We, Bradley and Meghan Woodruff, residents and
homeowners of 8 Criddle Way, Hammond Park , hereby submit our
joint formal response against the proposed Commercial
Development of 'supermarket and fast food outlets' on Wattleup

—

. Future development applications for

the site will need to consider the car
parking requirements under the City’'s
Town Planning Scheme No.3 for
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and Hammond Road. It is our understanding, the Hammond Park
Community have expressed an interest in having a local
supermarket, which | believe should be taken into consideration,
but definitely not at the expense of the local residents and home
owners. The proposed ground in my opinion, is not the most ideal
location for a number of reasons. Considering the substantial
growth of Hammond Park and surrounding areas to date and
upcoming predictions, firstly this land would not be able to
accommodate the traffic and parking, which is almost guaranteed
to fail as the current parking area for Frankland Oval Community
Centre overflows into our narrow side streets as it is. Secondly,
The likeliness of traffic being directed from the freeway is high,
along with nearby suburbs, therefore adding even greater capacity
issues. | noted in the recent Hammond Park community meeting /
briefing, the upcoming proposal for Rowley Road off ramp. Should
this go ahead, the proposed supermarket on Wattleup road along
with fast food outlets will no longer be the most optimal location as
traffic will likely then need to be redirected from a main road being
the new Rowley to what will become a suburbia Wattleup rd. Is the
fore planning of main roads being seriously
considered? Realistically speaking, there needs to be some level
of common sense approach to this proposal. The community has
too requested a local skate park with expansion to the local
cafe. Considering other 'sports' and 'outdoor' facilities in the area,
would this not make more sense to further encourage 'on foof'
outdoor in nature types of activities for local children and residents
instead of pushing more vehicle traffic. Hammond Park is a
wonderful suburb which encourages 'kids on bikes' and outdoor
play (my children included). Globally the conversation should be
to encourage more green nature sustainable play and not cash
driven incredibly unhealthy 2x fast food outlets along with in my
opinion a poorly planned out supermarket location. What message

It s

. Any damage

specific land uses. The required car
parking will generally need to be
provided on the site being developed.

Future development of the site will not
need to consider the parking
generated from the existing Frankland
Park Sports & Community Facility in
determining the required number of
car parking bays.

. The timing for the extension and

upgrades to Rowley Road is currently
unknown at the current time.

acknowledged that the
Amendment proposes the removal of
a future POS reserve, however, the
proposed ‘Local Centre’ zone does
not trigger the need for POS to be
provided.

caused to nearby
dwellings as a result of construction of
activities is a civil matter between the
relevant landowners.

. Crime prevention is a responsibility of

the Western Australian Police and
goes beyond the powers of the City of
Cockburn as a local government.
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does Hammond Park want to put out there and be betrayed as for
future generations to come. | was under the impression we were a
community focussed in the right way with all the new investment
made in the last year with the Frankland ovals for sports and new
parkour park. This proposal will have significant negative impactin
encouraging children to venture to/from and use these facilities due
to the significant amount of increased traffic to our already narrow
and over-whelmed small streets. What a waste to all the
investments already done, parents will no longer feel reassured
their children can safely travel to and from these venues due to
additional traffic imposed to the area. There is already not enough
parking at both Frankland Oval and the parkour park as it is.

After careful review of Pros vs Cons, a few comments come to mind
that | would appreciate serious consideration of prior to any
approvals being made;

1). With the construction of Frankland Oval / Community centre,
there was movement in my residential property. The proposed
supermarket and 2x fast food buildings would be even closer in
proximity. Who would be liable for any damages to my property
(i.e. cracks in walls and tiles splitting). Would this entity be in
contact with all local land owners prior to any approvals being
made? What is the assurance that there will be no damage to my
property, because | can almost guarantee from recent commercial
buildings that this will occur. Would this entity pay to repair any
damages caused? Are there case studies of previous
developments of the same close proximity that are being
considered and included in the proposal with supporting data for
construction of this calibre and how they do affect existing
residential buildings?

6. The disposal of waste by individuals

and building companies is not a valid
planning consideration.

. It is not clear from this submission as

to how the Environmental Noise
Assessment fails to address relevant
requirements.

It is acknowledged that ENA notes an
exceedance in night time noise levels,
however, a revised ENA will be
required at the development
application stage once the intended
built form, land uses and loading areas
are confirmed.
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2). There are zero measures by the City of Cockburn or other
community heads including the developers that have been put in
place to reduce or defer any increased crime or threats to local
residents. It is proven that these types of establishments increase
traffic which further increase activity including late night after hours
activity in the area. Unfortunately this increase in activity usually
results in increased crime.

3). There are zero measures being put in place by the City Council
to ensure the local area is kept free from discarded rubbish,
shopping centre trolleys, pests such as rats drawn to commercial
bins. Currently we are finding developers responsible for keeping
our existing verges clean and maintained already seriously lacking
in the responsibility. How can we trust that a much larger and
busier site will be up kept when they are already failing on the
simplest of verges.

4). It is our understandding that the most recent noise assessment
failed to meet the necessary requirements. As residents, we are
concerned over the noise from aircon units, delivery trucks and
additional traffic, refrigeration units and the overall public
disturbance.

The above points are a serious worry to us and the local
community. We hope that you will take our response seriously and
consider how this will affect ALL Hammond Park residents to come
up with a better solution for the WHOLE community. Although we
recognise an actual need for SOME of the proposed services, the
planning and future vision is lacking in many areas and this plan
must be reconsidered to account for new growth in Hammeond Park
with larger streets acting as main access roads along with efficient
parking spaces. There is an actual need and then there is a poorly
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drawn up proposal that seriously lacks true understanding of
community needs and wants. To include not one but two fast foods
outlets is not only completely unnecessary, unwanted and against
the message of healthy living we as a community strive for , but it
is an incredibly unoriginal tasteless and common cash grab where
| feel the developers perhaps lack innovation and inspiration to
actually do their jobs efficiently. It is 2022, we have to do better
than this.

60

Name and Address
withheld, Hammond
Park

OBJECT: We consider that the proposed structure plan
amendment should not be supported by the City of Cockburn or
approved by the Western Australian Planning Commission
(WAPC) in its current form for the following reasons:

1. The area of land the amendment proposes to zone as ‘Local
Centre’, when added to the land already zoned Local Centre
under the approved structure plan, would be disproportionately
large relative to the intended purpose of the centre to be
developed in this location as stated in the City of Cockburn
Southern Suburbs District Structure Plan (SSDSP).

2. Due to the size of the land area proposed to be rezoned to
Local Centre (the entire area of Lots 9052, 9042 and 305) the
proposed amendment would facilitate development of retail and
other commercial uses with floor area substantially in excess of
the approximately 5000 square metres indicated for the centre in
the SSDSP. This is evidenced by the Hames Sharley illustrative
concept plan submitted as Appendix 6 of the structure plan
amendment which illustrates development with a gross lettable
retail area of 6,950 square metres. This would be in addition to
the medical centre/café and child care centre which have already
been developed on land already zoned Local Centre (Lots 55 and

. The City

. Following public consultation, the

applicant provided a Retail
Sustainability Assessment, which
outlines the likely trade area of the
centre, retail need and impact on
nearby existing/proposed centres.
The City appointed Far Lane to
undertake a peer review of the RSA,
with the increase in retail floor area
considered appropriate.

considers  that the
preparation and approval of a Local
Development Plan (LDP) at the
subdivisiocn stage will not adequately
address the interface with adjoining
dwellings, particularly as the site could
be development prior to further
subdivision occurring.

For example, City’s local planning
framework (including local planning
scheme and local planning policies)
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102). We consider this provides for a form of development which
is not consistent with the intended purpose of the centre as stated
in the SSDSP as a pedestrian orientated ‘main street’ centre with
reduced car-based patronage, consistent with WAPC Liveable
Neighbourhoods principles.

3. The structure plan states that a new or amended Local
Development Plan (LDP) is required as a condition of subdivision
approval. However, given the importance of an LDP as a planning
instrument to ensure the final layout and built form of
development in the centre achieves the ‘main street’ pedestrian
friendly form intended for a centre in this location as stated in the
SSDSP, and safeguards the amenity of nearby residential lots, we
consider an updated LDP should be required to be lodged and
approved prior to lodgement of a subdivision and/or development
application.

For the above reasons we request the City of Cockburn to pass a
resolution to recommend to the WAPC that the structure plan
amendment should not be approved in its current form, and
determination of the amendment should be deferred until
modifications have been made to the plan to (a) reduce the extent
of the proposed Local Centre zoning on Lots 9052, 9042 and 305
in order to limit the size of eventual retail/commercial
development to a smaller scale, and (b) incorporate stronger
provisions requiring an amended or new LDP for the subject land
to be approved prior to lodgement of any subdivision and/or
development application for the land.

Detail of Submission

does not prescribe a minimum
setback to commercial development
from residential development. In the
absence of an LDP being prepared
and approved prior to a development
application being lodged, the City
would have limited recourse to
prevent development occurring at a nil
setback to residential properties.
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We acknowledge that the SSDSP has always indicated a local
centre/neighbourhood centre (pedestrian based retail) in the
general south-western area of the Central Precinct (the area now
subject to the already approved version of the Lots 114 and 123-
125 Wattleup Road Hammond Park Local Structure Plan (Lots
114 & 123-125 LSP). The notation on the SSDSP Structure Plan
map for this area (note 5) stated: ‘Neighbourhood Centre — the
design and function of the proposed neighbourhood centre shall
be based on ‘main street’ principles and relevant provisions of
Liveable Neighbourhoods’. This was also stated in the SSDSP
report (Section 5.8 Commercial Facilities) which additionally
stated:

‘A Neighbourhood Centre has been designated at the intersection
of Hammond Road and the realigned Wattleup Road. This centre
will provide the main activities and shopping facilities for the
structure plan area. It is envisaged the Neighbourhood Centre will
include a supermarket, café’s and small specialty shops. The
total retail/commercial floorspace is likely to be in the order
of 5000 square metres’. (Our emphasis added).

The already approved version of the Lots 114 & 123-125 LSP
zoned a total of 1.54 hectares of land as Local Centre, including
approximately 1158 sq m in the amendment area. We consider
this is sufficient land area to accommeodate an appropriate range
and scale of facilities for the neighbourhood centre in this location
as envisaged in the SSDSP. We believe the scale of supermarket
anticipated to be provided for in this centre was intended to be
comparable to the Park Hive IGA in the Hammond Park
neighbourhood centre at the intersection of Russell Road and
Macquarie Boulevard which has already been developed,
consistent with the hierarchy of centres shown on Figure 10 —
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Neighbourhood Structure and Retail Hierarchy Plan of the
SSDSP.

However, the amended structure plan now proposes a total 2.77
hectares to be zoned Local Centre, an increase of 80% over the
existing approved structure plan. We believe this would be
disproportionately large relative to the intended purpose of the
centre to be developed in this location as stated in the SSDSP.

We are particularly concerned that the scale of the centre zoning
is being driven by the commercial requirements of a specific
supermarket operator as evidenced by this statement in the
structure plan amendment report prepared by Rowe Group:
‘Further, the future supermarket operator, who has informed the
design process for the proposed centre...’ This suggests that
although the concept plan in Appendix 6 of the structure plan
amendment documentation is only illustrative, in fact the design
and layout has already been predetermined to a large degree and
has been heavily influenced by the commercial and operational
expectations of a major supermarket operator. The indicative
3600 square metre floorspace of the supermarket shown on the
concept plan is typical of the size of a full line Coles or
Woolworths supermarket more suited to a larger centre serving a
bigger residential catchment, rather than an IGA-scale facility
similar to the one in the Hammond Park neighbourhood centre
(Park Hive) which has the same status and function in the City of
Cockburn’s Neighbourhood Structure and Retail Hierarchy as the
centre in the Lots 114 & 123-125 LSP area. For comparison, a full
line supermarket for Coles currently under construction at the
corner of South Street and Paget Street within the Hilton centre in
the City of Fremantle (development application approved in
January 2021) which is a typical current generation design of
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Coles store has a gross lettable area of 3,123 sq m and a net
lettable area of 2,285 sq m. The indicative size of the supermarket
shown in the indicative concept plan in Appendix 6 of the
structure plan amendment documentation is even larger than this.

We are concerned that the structure plan amendment is, in effect,
a ‘reverse engineering’ exercise to facilitate a pre-designed
outcome based on a supermarket operator’'s requirements, rather
than being based on a principles-led planning exercise to guide
the development of a neighbourhood centre consistent with the
objectives of the SSDSP. We believe this is not consistent with
the principles of orderly and proper planning.

Another example of why we believe the scale of the centre that
could be accommodated by the amount of land proposed for
Local Centre zoning would not be consistent with the intended
purpose and pedestrian-orientated form of the centre as stated in
the SSDSP is provided by the proposed drive-through fast food
units shown on the concept plan in Appendix 6 of the structure
plan amendment report. This is clearly designed around providing
for a land use and built form which is completely car-dominated
and in no way consistent with the Liveable Neighbourhoods
principles and pedestrian-orientated ‘main street’ type of centre
which the SSDSP states should be the basis for a neighbourhood
centre in this location. We request that either through further
amendment of the structure plan or a subsequent LDP the
development of this type of car-dominated takeaway fast food
operation should be prohibited from development in this structure
plan area.

The structure plan amendment report makes several references
to the use of a Local Development Plan (LDP) to guide more
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detailed design and secure appropriate built form outcomes at
subsequent stages of the planning process (i.e. subdivision
and/or development approval). We agree it is very important that
an LDP should be required to ensure that site layout and built
form achieve the ‘main street’ pedestrian-friendly style of the
centre that the SSDSP proposes for this location is achieved.
However, rather than leave the submission of an LDP until after a
subdivision had been approved, and simply require an LDP as a
condition of subdivision approval, given the importance of
guaranteeing a ‘main street’ style of centre design, we consider
an updated LDP should be required to be lodged and approved
prior to lodgement of a subdivision and/or development
application.

The structure plan amendment report acknowledges (section 4.3)
that the Planning and Development Regulations state that an LDP
may be prepared for lots zoned Local Centre, and section 1.3
(final paragraph) states: ‘There is an existing Local Development
Plan approved for the site in accordance with the existing
Structure Plan layout. This will need to be updated, or otherwise a
new Local Development Plan prepared, to reflect the amended
layout and proposed centre development’. We believe this should
be required to occur prior to any subdivision application and not
be a condition of subdivision approval.

For the above reasons we request the City of Cockburn to
pass a resolution to recommend to the WAPC that the
structure plan amendment should not approved in its current
form, and determination of the amendment should be
deferred until modifications have been made to the plan to:
(a) reduce the extent of the proposed Local Centre zoning on
Lots 9052, 9042 and 305 in order to limit the size of eventual
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retail/commercial development to a smaller scale, and (b)
incorporate stronger provisions requiring an amended or
new LDP for the subject land to be approved prior to
lodgement of any subdivision and/or development
application for the land.
61 Name and Address SUPPORT: We need the supermarket in our area. . Noted.
withheld, Hammond
Park
62 | Anna Nguyen, SUPPORT: Perfect location for a small commercial hub. . Noted.
Fragrant St,
Hammond Park
63 | Struan McCorkindale, | SUPPORT: | fully support this development in the area as | . Noted.
Fragrant St, believe it will be convenient for the local community, add value to
Hammond Park the area, and improve the facilities in the 'hub' around the
Frankland Park community centre.
64 | Name and Address SUPPORT: Would be really great to have a shopping centre and | 1. Noted.
withheld, restaurant options close by.
Hammond Park
65 | Department of Water | COMMENT: The Department has identified that the proposed local | 1. Noted.
& Environmental structure plan for Lots 114, 123 — 125 Wattleup Road in Hammond
Regulation, Park has the potential for impacts on water values and/or
Mandurah management. In principle the Department does not object to the

proposal however key issues, recommendations and advice are
provided below and these matters should be addressed.

Issue
Better Urban Water Management
Recommendation
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Consistent with Better Urban Water Management (BUWM)
(WAPC, 2008) and policy measures outlined in State Planning
Policy 2.9: Water Resources, the proposed structure plan should
be supported by an approved Local Water Management Strategy
(LWMS) prior to finalising the structure plan.

The Department previously reviewed the Lots 114 and 123 — 126
Frankland Avenue, Hammond Park - Local Water Management
Strategy (DEC, July 2013) and the Lots 124 & 125 Wattleup Rd,
Hammond Park Local Water Management Strategy Amendment
(Hyd2o0, May 2022) and both were deemed satisfactory to the
Department to support the structure plan. Accordingly, the
Department has no objection to the amended local structure plan.

Furthermore, if the proposed local structure plan amendment is
approved, the Department recommends that the approved urban
water management plan; Lots 124 & 125 Wattleup Road,
Hammond Park (OchreWest, June 2019), be amended to reflect
the extent of the commercial development area and proposed
method of stormwater management within the commercial area.

In the event there are modifications to the proposal that may have
implications on aspects of environment and/or water management,
the Department should be notified to enable the implications to be

assessed.
66 Name and Address SUPPORT: | believe this will have a positive impact for 1. Noted.
withheld, new/young families and families with only 1 car. It will also be
Hammond Park great for when all of Whadjuk Drive is joined up so that residents

towards Canary Drive will have easy access to a shopping centre
and other essentials.
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67 | Name and Address SUPPORT: | support the proposal with the exception of the liquor | 1. The specific land uses, including
withheld, store due to the crime implications. This is a densely populated whether a ‘Liquor Store’ land use is
Hammond Park area with many young families. | have relatives near the Hive, the proposed, will be subject a future

Thirsty Camel bottle shop there has caused endless problems development application.
with crime. Young adults will purchase takeaway liquor and then

hold parties at Duggan Park, there is often smashed glass left

behind at the playground. Cars nearby are often vandalised and

public property vandalised.

68 | Name and Address SUPPORT: | support the establishment of supermarket to meet 1. Noted.
withheld, the needs of the community especially in view of the growing
Hammond Park population

69 Name and Address COMMENT: My family and | welcome the amendment to develop | 1. Noted.
withheld, a neighbourhood shopping centre in the above area. However we
Hammond Park are concerned that this plan includes fast food outlets.

Fast food outlets will increase the amount of human activity
around the area and we are worried that this might impact on the
safety and quietness of the area.

We support a shopping centre without fast food outlets.

70 | Mandhlenkosi OPPOSE: First | would like to thank you for the great work that you | 1. There is no evidence to suggest that
Sidambe, guy are doing of developing and maintaining and improving our future commercial development within
Whadjuk Dr, community. the Amendment area will result in in
Hammond Park increased crime rates in the locality.

While we appreciate all the great work you are doing, | would like

to oppose the proposed development On the above stated lots for | 2. Future development of the site will be

the following reasons required to comply with the applicable
parking requirements under the City’'s
Town Planning Scheme No.3.
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1 It is sad that the developer did not disclose to us that he was
planning to build shops next to my property. | feel like | was trapped
because if he had done so, | would have not bought the block

| feel like my property will be prone to vandalism as result of high
traffic volumes and criminal activities that come with such
developments. The place just turns into a teens meeting spot and
a crime hot spot. We already have a crime problem. The proposed
development will only make our situation even worse. We are
already feeling like prisoners in our own homes.

An increase in traffic noise.

Our houses are not equipped with double glazed window. I'm a shift
worker and that will mean that sleeping will be a thing of the past.
If the developer had disclosed his plans to us, we would have put
double glazed windows or just not buy at all.

Overflow parking

My house is just next door to the proposed development and any
overflow will see people parking in front of our properties resulting
in conflicts and confrontation. We already have a parking problem
of people using the Frankland community Center. this will only
result in the shopping centre parking being an option and then over
flowing to our properties.

We already have a Community Center, a high school, a primary
school, two day cares, Hammond Practice and now a shopping
centre, all these within 300m to 500m from property. Surely this
over crowding or centralising of services in one place. We alsoc
deserve some space to breathe and it will be good if you can
spread these services across our community. It will be great if you
guys can decongest our community a little.
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Hopefully you will take our concerns into consideration and reject
the proposed development.
71 Name and Address SUPPORT: We are building in Hammond West, there are no | 1. Noted.
withheld, supermarket nearby. Would be nice to have Coles/Woolworth
Cannington around with walking distance.
72 | Name and Address OBJECT: Areawasn'tindicated as zoned for this when we bought. | 1. Noted.
withheld, Increased traffic and people at night right behind our house.
Hammond Park Potential for crime and hoons.
73 Name and Address SUPPORT: This proposed structure will support the growing | 1. Noted.
withheld, community of Hammond Park. The existing infrastructure cannot
Hammond Park cope with the demand of how quickly the area has expanded. The
one IGA in the area cannot support the population that is now
growing towards Rowley road. This will bring opportunities to
employ the population of teens and young adults who have grown
up in Hammond Park. | fully support this proposal and the
opportunities it will create.
74 | Name and Address SUPPORT: In general, | support the proposed land use change of | 1. Support noted.
withheld, LOTS 114, 123-125 WATTLEUP ROAD, HAMMOND PARK in
Hammond Park principle to meet the resident’s future needs. | do not support the . It is acknowledged that the location
reduction of parking requirements and further planning is required and size of the centre proposed will
to ensure the community amenity is not negatively impacted, and likely attract customers from outside of
incorporates pedestrian, vehicle, and bike movements in line with Hammond Park, including Wandi and
the community. Mandogalup, which will have an
impact on the local and regional road
Hammond Park is a unique suburb mainly consisting of young network.
couples and families. The community has bought into this lifestyle
and invested in this suburb with the community values of young
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families, some of which are safe traffic movements, low crime and
anti-social problems, and the accessibility to parks/ recreational
areas. Without proper planning this development could impact the
safety and increase incidence of crime and anti-social behaviours,
changing the amenity that the community values.

| support the shops fronting Whadjuk Drive which | believe will
enhance the community identity and provide the community an
environment for social interaction in line with the community
needs and expectations.

However, this needs to be planned and managed appropriately to
ensure it is developed in line with the community values and the
inevitability of issues surrounding vehicle movements (entry/exits,
increase of traffic), parking and anti-social behaviours associated
with fast food outlets, liqguor store and the like.

The surrounding areas to the subject land are largely residential
and rural zoning, with considerable land marked for future urban
development, therefore the population and dwelling numbers are
set to largely increase over the next 14 years. See approved
Structure Plans 27A & 27B and Figure 1 Demographic Snapshot.
Hammond Park population growth is projected to be significant,
with the increase of population the need for a larger local
shopping centre also increases. With this increased need, the
vehicle and pedestrian access will undoubtedly increase
throughout its development. The level of car dependency in
Australian cities has increased at a faster rate than population
growth. Infrastructure and public transport provision have not kept
pace with growth rates (State of Australian Cities) and is a valid
point in Hammond Park with only 2 minor bus services.

. The City acknowledges

. The Southern

3. The Traffic Impact Assessment (TIA)

has been revised to consider improve
access and vehicular circulation,
including a right turn deceleration lane
and wider access points on Wattleup
Road.

that the
concept plan (as advertised and as
amended) and Part Two of the
Structure Plan proposes a reduction in
car parking, when compared to the
requirements under the City’'s Town
Planning Scheme No.3.

It is recommended that Part Two be
modified to remove commentary on a
parking reduction. Should a reduction
in parking ultimately be proposed, this
will need to be considered by the City
at the development application stage.

Suburbs Stage 3
District Structure Plan outlines the
requirement for the proposed Local
Centre to address ‘Main Street’ design
principles, which are to be
demonstrated through the provision of
a concept plan and local development
plan.
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Directions 2031 is a high-level spatial framework and strategic
plan that establishes a vision for future growth of the metropolitan
Perth and Peel region; and it provides a framework to guide the
detailed planning and delivery of housing, infrastructure, and
services necessary to accommodate a range of growth scenarios.
Directions 2031 details 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, with the City expected
to require an additional 30,120 dwellings by 2050. These numbers
could increase above predicted with the large redevelopment of
the Mandogalup Train Station, Thornlie train line, and Gateway
Shopping Centre extensions. Growth rates in Western Australia in
general have already exceeded projected population numbers of
reaching 2.2 million by 2031.

Draft Local Commercial Activity Centre Strategy (“LCACS”) was
prepared in 2011 and states the role of the future local centre is
identified as being for “daily and some weekly household shopping
needs, and a very small range of other convenience stores”. This
information is simply outdated. | live in Hammond Park as part of
the community and the access to a local shopping centre is always
a big topic. Young families are not wanting to travel to Cockburn
Shopping Centre and the Woolworths in Atwell is too busy with no
car parking bays available. The development of a local shopping
centre of a large size that can service the needs of the community
will become a great asset to Hammond park and surrounding
suburbs but only if the fatal flaws are assessed and properly

The Structure Plan proposes to
address the ‘main street’ principles
through the preparation of a local
development plan as a condition of
subdivision approval, to ensure an
appropriate  design interface to
Whadjuk Drive.

. Under the Western Australian
Planning Commission’s Liveable
Neighbourhoods policy and

Development Control Policy 2.3 -
Public Open Space in Residential
Areas, the requirement to provide
public open space is triggered only
where residential subdivision s
proposed. Where residential
subdivision is proposed, a minimum
10 per cent of the gross subdivisible
area is required as POS.

Although an area of POS that is
depicted on the approved Structure
Plan has been removed, the
developer has the ability to satisfy the
10 per cent requirement for land with
a 'Residential’ zoning. This includes
land within the Structure Plan already
subdivided for residential purposes,
and land subject to future residential
subdivision.
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unfortunately the urban planning for this growth has been
inadequate. Some of these reports are from 2005- 2011 and
Council have previously agreed that these reports are outdated and
require further detailed investigations and planning. The growth
and development of this area and surrounding area have been
larger than was originally predicted, knowing this already further
consideration is required to ensure the future plan anticipates and
provides for the large growth. To suggest and plan for the centre to
be for “daily and some weekly household shopping needs” is
basically planning to fail by not adequately considering the trends
and realities of higher growth in this particular area and surrounding
suburbs.

1. Traffic Impact Assessment

The traffic management plan has been summarised and viewed
with bias in favour of the submitter. This report fails to reflect the
future impact, as it does not include enough parameters by only
including the information in support and encompasses outdated
traffic data.

The City recommended using the projected Cockburn 2018
District Traffic Study prepared by ARUP, this report is 4 years old,
and the projections/ infrastructure have changed significantly in
that time. The traffic was assessed on the Saturday midday peak
and only encompassed a small amount of surrounding residential
dwellings. This report indicated the amended LSP will generate
approximately 267 new vehicle trips during the PM peak hour

NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
planned. It is better to over plan and be conservative in reducing Should the landowner seek to
car bays at least initially. subdivide the Amendment area for

residential purposes (which s
Perth has one of the highest rates of population growth and possible under a ‘Local Centre’

zoning), the City may consider POS
obligations being met via a cash-in-
lieu contribution.
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(123 inbound and 154 outbound) and approximately 342 new
vehicle trips during the Saturday midday peak hour (172 inbound
and 170 outbound) compared to the exiting LSP. While the trip
and parking generation methodology is based on studies in the
United States & Canada and may be applicable to some areas. It
has a serious problem with confirmation bias and has not been
used to accurately reflect the proposed increase in traffic. It fails
to reflect an accurate increase in vehicle trips by failing to
encompass the surrounding areas that will now use this shopping
centre/ fast food outlets instead of driving an additional 7-8
kilometers to Cockburn Shopping precinct or Kwinana Shopping
Centre. The shopping centre is not an exclusive use for local
residents that surround the site. The traffic increase will not just
be from the development of the immediate dwellings, the traffic
will increase as this becomes the largest shopping area for
surrounding dwellings and suburbs. Urban population growth is
the leading drive of traffic congestion and while the immediate lots
are higher density and will be able to walk to and from the shops,
a shopping centre of this size will not only service the immediate
lots but largely by surrounding lots and suburbs. If the local centre
was of a smaller scale, it would likely be as predicted “daily and
some weekly household shopping needs” but a centre of this size
will draw in more than originally predicted and become the
majority of the daily/weekly household shopping needs.

It is prudent to consider the surrounding ongoing residential
development of not just Hammond park, but Wattleup,
Mandogalup, Aubin Grove/ Banjup and Wandi and the significant
changes in surrounding urban development. Traditionally these
suburbs would utilise Woolworths in Atwell if not Cockburn
Shopping Centre for their shopping. With the opening of a local
centre of this proposed size, these shoppers would divert using
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this centre as their regular. Additionally, the new $10.5m
Frankland Park Sporting and Community Facility which has only
just recently opened will also bring more traffic into the area, with
these visitors likely to use the shopping centre and fast-food
restaurants before/after events and in particular on

weekends. Again, with the completion of Hammond Road will see
further increase in traffic, as this road will be the main road linking
Russell Road with Rowley Road through Frankland Springs. The
industrial development and rural land (marked for urban
development) west of this development will also continue to grow,
with this local shopping centre becoming the largest closest
shopping centre. The shopping centre visitors/ shoppers will
continue to grow and the density increases in this area.

See the increase of development in Figure 2 Comparison of
development Southern Suburbs District Structure Plan (figure 4)
and aerials showing the significant development of Hammond
Park.

2. Entry and Exit Points

| have concerns over the concept plan with various tight corner
truncations and with the location to cars reversing from bays.
Additionally, it doesn’t appear that servicing trucks would be able
to enter, reverse and exit the site easily and without blocking the
traffic. Where can these trucks reverse? Truncation needs to be
widened around the fast-food entry and exits.

| would support additional entry and exit for the fast food on
Wattleup Road to reduce the increase of the night-time traffic on
Whadjuk Drive. Additionally, the inclusion of a turning lane into
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the shopping centre from Wattleup road would also reduce the
vehicle congestion and traffic related issues.

Consideration of having separate entry and exit points on both
Wattleup Road and Whadjuk Drive would assist in traffic
entry/exiting the development and the associated issues. Having
only one vehicle entry/exit off Whadjuk for a development of this
size will generate numerous issues once in operation with
vehicles trying to turn in especially with the narrow truncations.
The entry access points should be increased in size to
accommodate larger vehicle and truck access/ exit.

3. Objection to Reduction of Parking Requirements

| do not support a reduction in parking bays. It has been shown
throughout WA that with the construction of shopping centres
coincides with traffic congestion and parking issues particularly in
peak times. Especially when said shopping centres continue to
increase in size.

Most of the local authority parking requirements used in
comparison do not match the amenity of this area and do not
represent justification for a reduction. The allocation of parking
bays must be carefully managed to support broader accessibility
objectives and It is prudent not to reduce parking requirements at
this stage of the plan. A local development plan is used to assist
in achieving better built development, supplement development
standards by providing a framework to guide council when
considering development proposals. By reducing the parking
required now is setting up the precedent for reducing parking
requirements in the development application process.
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An understanding of parking supply, access criteria and the
balance of types of parking is necessary to meet amenity
objectives as the local centre will grow and evolve over time. In
large local centre activities, the outdated parking provisions are
having a significant impact on traffic congestion and local amenity
when the dependency on vehicles has not decreased. The
development can extend gross letting areas with the addition of a
second storey and will be harder to pull back land for parking than
necessary. The parking could always be reduced over time as the
access to public transport increases and the reduction of vehicle
dependency is shown.

City of Melville, Fremantle and Gosnells are already largely
developed while the City of Cockburn, in particular Hammond
park is in its growth construction phase. | also noted some
discrepancy between these comparisons and the proposed
structure plan parking rates Table 7 with the omission of the fast-
food use parking requirements.

| have selected Rockingham (Baldivis) and Serpentine
(Byford/Whitby) as comparable as they have recently had large
residential growth and construction.

LOCAL PARKING RATE REQUIRED

AUTHORITY PROVISION
(APPROX)

SHIRE OF Fast food, take 100

SERPENTINE away:

JARRAHDALE

2 spaces per 10
square metres
gross leasable
area
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Shop: 1 space 430
per 15 square
metres gross
leasable area
530 Total

CITY OF
ROCKINGHAM

Fast Food Outlet: 45
1 bay per 11m2
NLA (including
outdoor eating
areas
Shop: 6 bays per 387
100m2 NLA
432 Total

While most comparable is the Shire of Serpentine- Jarrahdale
which would require more bays and using the City of Rockingham
whilst is a small reduction compared to Cockburn, it would still
require more than the proposed 393 car bays.

In response to justifications;

a) Greater home delivery of convenience retail products;
Residents already have this capability, the construction of
additional shops would not increase home deliveries, it could in
fact mean residents visit this shopping centre as it's closer now
with home delivery not required. Most items that are home
delivered are food from Uber East and the like, weekly shopping
Coles/ Woolworths and online retail that are not available in store.

b) Possible greater patronage of public transport to access stch
centres. This might be applicable at some of the more developed
Shopping City centres that have large access nodes of public
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transport however as stated in this proposal, public transport does
not service this immediate area. There are only 2 public transport
buses that service Hammond Park and these would not be
suitable for local residents as it does not traverse throughout the
area, rather goes between the train station and the schools. The
public transport available would not decrease the dependency on
vehicles and therefore should not be a justification to reduce
parking requirements.

c) Centres incorporating a greater mix of uses therefore
promoting reciprocity of on-site parking use. As stated this centre
is incorporating a greater mix of uses therefore will generate more
people attending for the mixed uses. This in turn can increase the
amount of vehicles/ pedestrians as these shops become their
local centre removing the need to travel outside of the area to
attend. Local surrounding residents will use this centre instead of
driving 7-13 kilometers to other shopping centres. Additionally
these retail stores could bring shoppers from a distance that
would not otherwise be in the area.

d) Drive through click and collect facilities: A drive through click
and collect could only reduce parking requirements if a ‘Direct to
boot’ collection area is incorporated into the design and
developed as part of the development, otherwise the cars will still
be driving into the centre, parking and then getting their ‘click &
collect’ and likely visiting other shops while in attendance.
Additionally, there would be parking/ vehicle movements to be
accounted and planned for.

4. Availability of car parking in the locality
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Immediately surrounding the proposed site are R50 to R80 lots,
and a significant amount of lots with rear-loaded vehicular access
and as such do not have the extra parking space available on a
driveway or lane. | drive past the proposed site at least twice daily
and witness that the existing street parking is generally 80%
occupied, with a large amount of the street parking being utilised
by the immediate residences and their visitors. Most of the higher
density zoning (R50/R80) for Hammond Park is located in the
land comprised in the Development Area 26 (DA 26). Another
example is the street parking to a much smaller developed zone
of R50 on Minigwal Loop (corner of Barfield and Gaebler Road)
which can be used as an example of what will occur in DA26 on a
larger scale. The street parking bays particularly in the
afternoons, overnight to the morning are generally full, which we
can safely assume are from the R50 surrounding properties.
Using the street parking availability cannot be used as justification
for lowering the car parking requirements as these are
strategically for the higher density housing in the area, across the
road from the proposed site.

With the location, lack of job local opportunities and lack of viable
public transport options, the residents of Hammond Park are
heavily car dependent. With most residents being families, the
traffic, parking requirements and vehicle movements will increase
as these families’ children become of an age to start driving. The
justifications provided do not show that this will decrease any time
in the near future.

5. Proximity of Public Transport

One of the key development principles of the Southern Suburbs
District Structure Plan is to define a robust road network reflecting
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and accommodating public and private transport priorities,
responding to the Sub Regional transport network. The structure
plan alludes to the future extension of the bus routes with
Directions 2031 however does not plan for the bus route to include
the local centre shops. A local shopping centre of this size should
include the future construction of a bus stop at the front of the
property in line with Directions 2031 to promote and encourage the
efficient operation of the transport network and bike/ pedestrian
connections.

One of the key requirements for a sustainable community is
ensuring proposed clusters of retail/l employment which attract
large numbers of people is to have public transport nodes so as to
reduce the need for vehicle movements. There isn't enough
information at this point in time to use public transport as
justification to reduce car bay requirements. Planning for a liveable
neighbourhood that can reduce the car dependency requires
access to public transport that is convenient and accessible. In
recognition of the important role that public transport plays in
shaping the future growth of the suburb and reducing dependence
on the private car there needs to be planning and consultation for
public transport extension infrastructure to ensure it can be
delivered with the new development and not kept as an
afterthought.

Therefore, there needs to be an effective integration plan of the
land use and public transport that will support walking, cycling and
access to effective public transport services. At this stage there
lacks appropriate access to the public transport system thus the
parking requirement should not be reduced until such a time that
the accessibility to public transport is to an acceptable level.
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The Mandogalup train station was originally planned to be built
north of Rowley Road however this has been moved further south
into Mandogalup, this will reduce the likelihood of frequent
additional buses servicing through the area. Residents of
Hammond Park and surrounding suburbs could not effectively use
public transport to go to and from the shopping centre and reports
cannot show that this will become a possibility at this stage.

6. Social and Amenity Impacts

The residents are already concerned over the recent increase of
crime and problems with the social amenity, especially as
Cockburn continues to grow. With the $1.08b redevelopment of
Cockburn Gateway Shopping City, development of Mandogalup
Train Station and new Thornlie Cockburn train line link, Cockburn
is set to become even more populated than projected with its
completion. Establishment of two Fast Food Outlets and liquor
store is likely to have a significant potential impact upon the
amenity of an area especially with late opening hours. These late-
night activities will subsequently attract antisocial behaviour-
hooning, dangerous driving, disorderly/ noisy behaviours. Already
the Cockburn Gateway Shopping City fast food outlets on
Thursday nights have issues with youth and antisocial behaviour
which the residents do not want to see these problems to become
a neighbourhood character in Hammond Park. The closest fast-
food outlets are 8kms away at the Cockburn Gateway Shopping
City/ Jandakot and 13km in Kwinana. Should two fast food
outlets be developed on this land, the increase of people and
vehicles will increase as these outlets become the closest for the
suburbs, Hammond park, Mandogalup (Apsley Estate & The
Spectacles), Wattleup, Success, Wandi, Aubin Grove and some
parts of Atwell. Even the people in the surrounding industrial area
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will utilise the shopping centre and fast-food outlets as the
location becomes more feasible to visit within break times or even
on their way home.

Community is a key aspect of the WAPC primary policy Liveable
Neighbourhoods, and the residents would like to preserve the
lifestyle and amenities of our community. Design requirements
should include requirements for buildings facing Whadjuk drive to
incorporate alfresco and awnings and not as a “where as
practicable”, increasing the footpath width to include landscaping/
trees to assist in creating an activated and community minded
development and increasing the public open space. This
development reduces the open space, and again the proposal
uses parts of the Neighbourhood plan that suits their bias and
disregards what doesn’t. Stating the proposed is within Liveable
Neighbourhood public open requirements and that cash in lieu
can resolve the open space contributions required for the
residential developments. This is the opposite of the community
character and a proposal needs to retain neighbourhood
character and mitigate these adverse amenity impacts. There
should be an increase in the public open space along Whadjuk
Drive to mitigate the amenity impacts and assist with stormwater
management. Having alfresco/dining facing Whadjuk Drive will
assist in slowing vehicles, reducing vehicles as people walk down
to the local café for breakfast etc. This adds a place for the
community to socialise, a place where the community can gather
to foster community mentality as well as creating local
employment. If the Whadjuk Drive area is simply glass with no
access/ alfresco would create a plain corridor and either a blank
canvas for graffiti or windows having unsightly advertisements
with no visual buffer of landscaping/ trees. People would also be
more inclined to drive to the shops instead of walking and dining
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in. By opening and activating this area for dining/landscaping it
would assist in reducing the amenity impacts and would be more
in line with the neighbourhood character. The more permeable
ground covers would also assist in managing storm water and
reducing the amount of water runoff onto the street and drainage.

Summary

This structure plan needs to consider and plan for the flaws of the
potential development especially in the long term and to
counteract these flaws. This area is the last remaining large
greenfield area to be developed in the City of Cockburn. This plan
should not just plan for today but plan for the significant future
growth of this area and subsequent increases to the population,
dwelling and associated traffic. The Council cannot afford to give
large concessions this early in the process without recent and
valid reports to justify the changes. Confirmation bias is
throughout the proposal and as such is not objective. The
community would love to see more activation along Whadjuk
Drive however it needs to be properly planned to suit the
neighbourhood and not just done the cheapest way for a
developer.

State Planning recognises that the orderly planning of urban
growth needs to be facilitated by structure plans, which take into
account the strategic and physical context of the locality, provide
for the development of safe, convenient and attractive
neighbourhoods which meet the diverse needs of the community,
and facilitate logical and timely provision of infrastructure and
services.
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If the local centre of this size is to be approved, it should have
requirements surrounding the landscaping and activation
(alfresco) facing Whadjuk Drive in line with the amenity of the
community to achieve an attractive local centre. Landscaping
should be incorporated around the supermarket area and
throughout the site and not just left to the boundaries of the
development.

There should not be any reduction in car parking requirements at
this stage of planning especially as public transport is not a viable
justification and the high dependency on cars in the area.

Incorporation of future bus stop/public transport area at the front
of the complex along Whadjuk Drive to assist in future planning of
public transport.

An increase in size and additional one-way entry and exit points,
particularly to assist in the afternoon night-time increase of
vehicular traffic to the fast-food outlets and to minimise disruption
to traffic flows (especially peak hours), minimise impulse driving
behaviour and limit pedestrian/vehicle conflicts. Planning for times
when the fast-food outlets drive through lines exceed the stacked
vehicle bays so that it does not block the flow of traffic.
Consideration of exiting onto Wattleup Drive and not back into the
carpark.

Reduce the impact of the fast-food outlet on the amenity of the
locality through the control of trading hours, noise, lighting (light
spill), cooking odours and windblown litter, provision of suitable
setbacks, entry/ exit points and sufficient landscaping buffers.

(Plus attachments)
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PO Box 8210,
Subiaco

Gold Estates Holdings Pty Ltd, has been developing and selling
land in the Hammond Park locality since 2014 and within the
broader City of Cockburn locality since 1993. We are interested in
ensuring that Hammond Park continues to grow as a vibrant
community supporting current and future residents.

We have reviewed the proposed structure plan amendment
proposed by Aigle Royal Group. As you would be aware, the
purpose of the amendment is to facilitate the development of a
neighbourhood shopping centre. In our view, the proposal will
deliver many essential benefits, including:
1. The realisation of the vision for a neighbourhood
centre on Whadjuk Drive as proposed by the Southern
Suburbs District Structure Plan;
2. Provision of much-needed convenience retail
facilities for existing and future residents; and

NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
75 | Dept. of Education COMMENT: The Department has reviewed the information in | 1. Noted.
151 Royal St, East support of the proposed amendment and understands the dwelling
Perth yield is generally consistent with the existing approved local
structure plan. Consequently, the Department does not have any
cbjections to the proposal.
If there are any changes to residential zoning, residential density
coding and / or dwelling numbers in the area which may result in
an increase to the projected student yield, the Department requests
prior consultation.
76 | Richard Noble SUPPORT: Richard Noble and Company as Project Manager for | 1. Noted.
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Hammond Park

on your amenity. With the focus on small lots with reduced
setbacks and increased density, the impacts of traffic can be
severe. We could see the small local commercial area at the end
of our street and thought that the adverse impact from the extra
traffic generated would be manageable. However this new much
larger commercial development on land that was planned for
residential AND PUBLIC OPEN SPACE will create an additional
169 traffic movements per hour during weekday peak times. This
doesn’t take into account the road being used by delivery trucks
coming from other shopping centres to the north which are
unlikely to travel back to the freeway to access the new centre via
Wattleup Road. With living areas so close to the street

NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
3. Delivery of a ‘main street’ outcome to part of Whadjuk
Drive, creating a much-needed neighbourhood centre or
focal point for the community.
We are concerned that if the proposal is not supported, this will
genuinely represent a lost opportunity as no other land parcels in
this locality can accommodate a viable centre like that proposed.
In this regard, we respectfully request the City of Cockburn and the
Western Australian Planning Commission to support the proposal.
77 | Name and Address SUPPORT . Noted.
withheld,
Hammond Park
78 Katie de Bes, OBJECT: When you buy a property to live in, you look around . The additional 169 trips per hour
Marquis St, and try and assess the impact of what is happening around you during peak periods, as forecast by

the Traffic Impact Assessment (TIA)
will be within the capacity of the
existing neighbourhood road network.
Modifications to Wattleup Road
(between the future Hammond Road
and Frankland Avenue) will be
required due to additional traffic
generated from development in the
Amendment area.

. The Amendment is premised upon a

‘Local Centre’ zoning, in lieu of a
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consideration needs to be given to the adverse impact on amenity ‘Residential’ zoning. Under the
rather than just the capacity of the road to handle the traffic. Western Australian Planning
There is no assessment of the adverse amenity impact of the Commission's Liveable
increased traffic (including delivery vehicles) in the various Neighbourhoods policy and
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reports. An additional car travelling every 30 seconds will have a Development Control Policy 2.3 -
significant adverse impact on our local amenity and deserves Public Open Space in Residential
consideration. How does land zoned for Parks and Recreation Areas, the requirement to provide
become Commercial? There is no information in the reports that public open space is triggered only
gives consideration to the minimum requirement for Public Open where residential subdivision is
Space and why the reduction of POS for Commercial Premises is proposed. Where residential
in the Public Interest. The use of POS for a shopping centre subdivision is proposed, a minimum
should have to pass a significant hurdle. There are adequate 10 per cent of the gross subdivisible
shopping centres in the area and with the increased density of the area is required as POS.
subdivision POS should be protected. You can’t get Open Space
back once it is gone. We also note that the development falls Although an area of POS that is
short in providing onsite parking by some 101 bays. This is a clear depicted on the approved Structure
indication that the site is overdeveloped and the current plan Plan has been removed, the
should be rejected based on the adverse impact on local amenity developer has the ability to satisfy the
of the increased traffic, the overdevelopment of the site and the 10 per cent requirement for land with
loss of much needed Public Open Space. Another concern we a ‘Residential’ zoning. This includes
have for this development is the planned fast food outlets in close land within the Structure Plan already
proximity to the local primary school and high school. We believe subdivided for residential purposes,
that the convenience of having these outlets so close to the and land subject to future residential
schools will influence the children to make unhealthy food choices subdivision.
and become a place of congregation for the older students.
Should the landowner seek to
subdivide the Amendment area for
residential purposes (which s
possible under a ‘Local Centre’
zoning), the City may consider POS
obligations being met via a cash-in-
lieu contribution.

. The parking requirements for the site
will be determined at the development
application stage, in accordance with
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the requirements under the City's
Town Planning Scheme No.3.

. The acceptability of fast-food outlets

will be considered against the relevant

planning framework, following
submission of a development
application.

79

Name and Address
withheld,
Hammond Park

OBJECT: As a resident who will suffer severe negative impact
from the proposed Structure Plan amendment and associated
proposed development, | wish to strongly object and call on
Council to reject the proposal to rezone the land in question. |
have broken down my objections as follows.

AMENITY

We purchased our land and built our house on the understanding
that the subject site was to be for residential purposes and open
space only and NOT for large scale, intensive commercial and
retail purposes. Many residents moved to the area because
existing planning indicated it would be a quality liveable
community for their families, if the proposed rezoning is approved
it will generate significant risks and concerns for parents
regarding their younger children playing in the area with so many
cars. A change to the land classification will undoubtedly result in
a significantly negative impact on the residential area and
dramatically affect the quiet enjoyment of the residential
neighbourhood due to the issues listed. It will also have a
significant negative impact on the value of our property.

A large supermarket complex and associated uses will be visually
and physically obtrusive impacting on the outdoor living areas and

. It is acknowledged that residents

would have purchased land and
constructed residential dwellings on

the understanding that the
Amendment area would be
predominantly developed for

residential purposes.

The City considers that the visual and
amenity impact of retail development
can be mitigated through the
preparation of a Local Development
Plan (LDP), prior to a development
application, which considers matters
such as building height and setbacks

. The specific location of bin storage

areas, will be determined as part of a
future development application for the
site.

Where odour emissions from waste or
other activities on site cause a
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neighbourhood in general. Instead of the garden spaces and
dwellings the adjoining lot will be occupied by large scale
commercial buildings and signage. Inadequate landscaping of the
site detracts from the pleasant surroundings of the residential
area.

The need for additional lighting, security lighting and large
illuminated signage associated with a supermarket, liquor store,
cafe/restaurant and takeaway food outlets will result in significant
light spill into residential areas and negatively impact visual
amenity. Lighting will be at a level not normally associated with a
residential area and potentially may require residents to make
modifications to windows to try and control the light spill.

Privacy will also be impacted due to the closeness of residences
without an adequate buffer between the commercial and
residential uses.

Anti-social behaviour and theft could be expected to increase due
to the easy access to the residential properties which abut the
rear of the commercial premises and car park area. This risk is
heightened by the developers plans to place a landscape buffer
(trees) behind the properties as this will provide exactly what
police warn residents against e.q., a nice hiding spot to break in
from.

Inadequate buffer between the commercial and residential
properties. The impact will be immediate and there is very little a
residential property owner can do to mitigate the negative impact.
The location of waste collection receptacles/bins will result in
unpleasant odours for the nearby dwellings. This odour issue will
also be a major impact for Criddle Way residents from the very
close location of the proposed fast food outlets. Significant waste
retention from the complex in the area is also likely to draw
substantial extra numbers of pests such as rats and flies into the
darea.

. The Environmental

nuisance to an individual person, such
emissions may be considered an
offence under Clause 5.4 of the City of
Cockburn (Local Government Act)
Local Laws 2000.

. The preparation of dilapidation reports

for nearby landowners is a civil matter
between that the City has no control
over.

Noise
Assessment (ENA) prepared in
support of the Amendment is based
on indicative built form and land uses.

Whilst it is acknowledged that the ENA
references an exceedance in night
time noise levels, the modelled noise
levels will be subject to a separate
noise assessment at the development
stage. The consequent noise
assessment will be modelled based
on factors such as the location of built
form, specific land uses and the
location of loading areas.

. A ‘Fast Food Qutlet’ is not considered

a high-risk land use under State
Planning Policy 3.7 — Planning in
Bushfire Prone Areas, therefore the
potential flammability of materials on
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The developers did not automatically offer dilapidation reports as
they should have done when conducting the initial clearing work
for the proposed rezoning area and properties suffered damage
from movement that was therefore not covered. It would be
reasonable to expect such a massive commercial construction
would generate even more damage to homes that would not be
compensated.

NOISE

The Noise report submitted by the developer is focused solely on
legislative compliance with the Environmental Protection (Noise)
Regulations and therefore only considers part of the full noise
impacts on residents.

The report seems to presuppose almost perfect level noise
minimisation equipment is installed and perfectly maintained and
that staff and customers will be 'encouraged' to maintain a
courteous quiet when they are present. No suggestion is provided
on where such an approach has ever worked. In addition, the
report fails to even look at noise impacts on Sundays and Public
Holidays, presumably because if the businesses maintain the
same doubtful low noise levels, they are forecasting for Monday
to Friday then the proposal would definitely exceed Noise
regulations. Despite this, the report still identifies and itself
acknowledges that the proposed development does not meet the
noise regulation levels and only hopes this can be fixed in later
planning.

In its' assessment the report intentionally ignores the huge
amount of additional noise that will come from the massive
increase in vehicle traffic in relation to the impact on residents.
Although it does make use of this massive increase in traffic to
use a technicality in the noise regulations that allows it to give the
proposal a higher 'allowable' noise level. The report also chose to

a future building is not considered as
a part of the Bushfire Management
Plan (BMP).

The potential for transfer of fire
between a Fast-Food Outlet and
nearby bushland is not considered in
determining the applicable Bushfire
Attack Level (BAL) rating for a
building. A BAL rating considers the
radiant heat from classified
vegetation, rather than the likelihood
of radiant heat transfer between and
building and classified vegetation.

The BMP does mention a future road
on the east of the Amendment area.
Whilst this appears to be a reference
made in error, future development is
still provided with sufficient access
and egress to comply with applicable
requirement under the WAPC's
Guidelines for Planning in Bushfire
Prone Areas.

. It is acknowledged that the additional

traffic generation from future
development of the Amendment area
will ultimately result in the need for this
road to be upgraded a Neighbourhood
Connector ‘A’ standard. A revised
Traffic Impact Assessment has been
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ignore all the traffic noise from that will come from around 400
cars and trucks in the car park of the proposed centre as that is
technically considered 'a road' under the noise regulations and
therefore exempt from the assessment. Unfortunately, we
residents won't just be able to ignore that extra noise.
The report appears to make a range of assumptions that are likely
to make a more positive assessment than realistic conditions may
incur;
¢ it appears noise levels are calculated at 1.Sm AGL from
noise source. Although topographical information was
available the calculations don't seem to take this in to
account e.g., impact on houses above or below the level of
the commercial area don't seem correctly assessed. This
can be seen in Figure 4.1 where significant noise impacts
magically stop at the property line of many of the most
impacted houses. Clearly the noise won't just stop as there
is a direct line of sight between the windows of residents
and the noises in question.

+ the report's authors appear to use the same meteorological
data on all their reports in WA regardless of local
conditions. An overnight minimum temperature of 15 is
used to supposedly represent the worst months conditions.
As local temperatures can drop to around O during winter
this figure of 15 seems very unrealistic and would distort
calculations with noise likely to travel further in cold
conditions.

¢ in the report, noise levels from idling cars in the drive thru's
are not considered tonal (and therefore subject to +5 dB)
due to varying engine idle speeds. The report's author has
clearly not experienced 'souped up' cars sitting in a drive

provided which considers the need for
upgrades on Wattleup Road as a
result of the future development,
including widening, modifications to
the road median, and a right turn
deceleration lane.
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thru queue. Given this could end up being a 24/7 drive thru
this is a serious concern that appears to have been
dramatically underestimated.

Noise and disturbance likely to be high due to late and early
opening hours, potentially 24 hours per day - 7 days a week,
certainly far greater than would be considered fair and reasonable
for a residential area.

BUSHFIRE RISK

The proposed development is in a Bushfire Prone Area and
adjacent to a Bush Forever Site, Frankland Park. The Developer
has included a Bushfire Management Plan (BMP) which
acknowledges BAL levels. The BMP does raise 3 concerns
however:

* identifies Fast Food outlets as not needing to comply with
BAL construction guidelines. These outlets are likely to
contain highly flammable materials and could pose a risk
all surrounding properties.

+ Fast Food outlets themselves could pose a risk of
transferring an internal fire to the local bushland especially
if they aren't constructed to BAL standards.

¢ The BMP makes several references, including as a
supposed egress route, to a planned road running east
from the centre. Given the entire eastern border of the
precinct is residential housing this seems a dubious claim.

TRAFFIC
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The Developer's Traffic Impact Assessment has identified that the
proposed development would TRIPLE vehicle activity in the area
on weekdays and almost quadruple vehicle movement on
Saturdays. Of note, Saturday activity has already increased
significantly as a result of the opening of the new Frankland
Sports facility so that area would become extremely congested.
Whilst the TIA states it has factored in the facility in the document,
it would appear usage was heavily underestimated as many cars
are using local streets for parking as there isn't enough parking at
the centre.

A lot of the community and younger children have been walking to
the new sports ground (either intentionally or from where they had
to park) and need to cross Wattleup Road. Wattleup Road is
designated as a Neighbourhood Connector B Road under the
Liveable Communities guidelines and therefore should be
carrying less than 3000 vehicles per day. As the TIA noted, daily
traffic levels are already well in excess of this due to the delay in
opening the intended primary route for Latitude 32 traffic. Children
and other community members are therefore already trying to use
their liveable community as intended and walk to the sporting
facility but must contend with already very high traffic levels
including heavy trucks travelling at high speed to try and get to
the top of the incline. Under the proposed plan and its' 300% -
400% traffic increase these issues are made even more
dangerous and Wattleup Road's supposed Neighbourhood
Connector B Road classification even more of a depressing joke.
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With the inclusion of Fast Food outlets in the plan, the traffic on
Wattleup Road would be expected to jump even more drastically
in the evenings as these services are accessed.

Wattleup Road has crests to the East and West of the proposed
development with a significant slope enticing a high number of
road users to exceed the current 70kph limit. This seems to
include heavy trucks who would have trouble stopping at short
notice. As a result, sight distances are much longer and the entry
of vehicles from the proposed development are likely to cause
issues as they will be entering at low speed and having to build up
speed whilst going uphill.

The TIA acknowledges the plan is about 20% short of the
required number of car bays and proposes this would be
addressed in a final development. Given the neighbourhood is
already dealing with street parking caused by a lack of parking
bays at Sports facility this causes high concern.

Our community is not against the idea of a new commercial
centre however we strongly believe that the suggested site is
totally inappropriate and goes against all the concepts in the
Liveable Communities planning. Any such future site should be
located at a major intersection area that can appropriately cope
with the traffic involved and where residents are giving clear
planning warning before they buy into the area that this will be the
intended usage.

Submission 2
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OBJECT:

Submission is same as Submission #38.2

80

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #79

. Refer to Recommendation

for Submission No 79.

No.1 to 6

81

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #38.2

. Refer to Recommendation

for Submission No.38.

No.1 to 7

82

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #38.2

. Refer to Recommendation

for Submission No.38.

No.1 to 7

83

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #38.2

. Refer to Recommendation

for Submission No.38.

No.1to 7

84

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #38.2

. Refer to Recommendation

for Submission No.38.

No.1to 7

85

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #38.2

. Refer to Recommendation

for Submission No.38.

No.1 to 7

86

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #38.2

. Refer to Recommendation

for Submission No.38.

No.1to 7

87

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #38.2

. Refer to Recommendation

for Submission No.38.

No.1 to 7

88

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #38.2

. Refer to Recommendation

for Submission No.38.

No.1 to 7

89

Name and Address
withheld,
Hammond Park

OBJECT:

Submission is same as Submission #38.2

. Refer to Recommendation

for Submission No.38.

No.1to 7
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90 Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

91 Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

92 Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

93 | Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

94 Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

95 Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

96 Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

97 Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

98 | Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

99 | Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
Hammond Park

100 | Name and Address OBJECT: Submission is same as Submission #38.2 . Refer to Recommendation No.1 to 7
withheld, for Submission No.38.
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Hammond Park

101

Name and Address
withheld,
Hammond Park

OBJECT: Submission is same as Submission #38.2

. Refer to Recommendation No.1 to 7

for Submission No.38.

102

Tom Harling, Criddle
Way,
Hammond Park

OBJECT: Submission is same as Submission #38.2

Submission 2

OBJECT: My wife and | have recently spent our life savings to
purchase block in Hammond Park to build our first family home. |
had previously lived briefly in Hammond Park and my wife has
grown up her whole life only a short distance away in success. We
had always planned on returning to area to start our family. Before
buying land we considered what we valued, a family friendly area
with plenty of schools and parks. We looked at proposed planning
development in the area including the structure plan and the
proposed development of Frankland reserve and future
development of Rowley road before purchasing our current land at
*Address Withheld*

Unfortunately due to many of the values we hold resulting in us
purchasing and deciding to live in Hammond Park is why we are
Strongly Against the proposed structure plan amendment and
development of Lots 114, 123-125 Wattleup Road, Hammond
Park. This is for a number of reasons outlined below:

Noise:

Noise is a major concern for ourselves and our children, we have
designed a house to have kids bedrooms at the back to back as
far away from road noise occurring from Criddle Way. This future

. The

. Refer to Recommendation No. 1 to 7

for Submission No.38.

. The Environmental Noise Assessment

(ENA) prepared in support of the
Amendment is based on indicative
built form and land uses.

Whilst it is acknowledged that the ENA
references an exceedance in night
time noise levels, the modelled noise
levels will be subject to a separate
noise assessment at the development
stage. The consequent noise
assessment will be modelled based
on factors such as the location of built
form, specific land uses and the
location of loading areas.

Traffic Impact Assessment
prepared for the Amendment s
considered to appropriately assess
additional traffic generation, including
its impact on the existing road
network.

It is expected that a revised TIA will be
prepared at the development stage,
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development would place our nursery bedroom window 5m from a
commercial property boundary.

The noise study already shows that the development will exceed
noise limits even with many unreasonable assumptions:

“Each of the closest residences obtains a + 2 dB influencing
factor due to the commercial nature of the proposed
development” The commercial property is encroaching on
existing residential development, the proposed development
should be expected to meet current noise regulation limits.
“With the introduction of the shopping centre, as well as general
growth in the area, traffic volumes on Wattleup Road are
expected to exceed 6,000 vpd. As such, residences within 100
metres of Wattleup Road also receive a + 2 dB traffic factor.
Figure 2- 3 shows the residences considered with Table 2-3
providing the assigned noise levels”. The proposed development
is the cause of the additional traffic on Wattleup Road and this
fails to take into account the future development of Rowley road
which would further reduce traffic along Wattlelup Road. It is
unreasonable to add an additional + 2 dB influencing factor due
to effects of the proposed development while additionally failing
to include all information.

“Where this was not possible to be achieved due to the close
proximity of existing buildings and/or fences, the noise
emissions were assessed at a point within 1 metre from building
facades and a -2 dB adjustment was made to the predicted
noise levels to account for reflected noise” There is current
residential development and the “reflected noise” will be heard
by the current residence.

which considers specific land uses
and any changes to proposed access
arrangements.

. In the absence of a development

application which confirms the
location of proposed built form, car
parking and entries to the site, it is

considered premature for the
Amendment to consider lighting
impacts.

Due the proximity of future retail
development tor existing housing, it is
considered that the impact of external
lighting should be considered at the
development stage. A modification to
Part One of the Structure Plan is
recommended, to require an External
Lighting Plan as part of a development
application.
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These assumptions make a difference of 4db to location R2,3,&5
and 6db to locations R1 &4.

Table 4-1 already shows night-time noise will be exceeded by up
to 8db this is before taking into account the reasonable
adjustments made. With this taken into account R1 +13db, R3
+12db and R4 +11db, this is over a 30% and totally
unreasonable.

Table 4-1 Predictfed ond Assessed Night-time Noise Levels. dB L.

Receiver Predicted Adjusted Assigned Exceedance Highest Souf(e

A1 (West) 41 L 19
Snowden Street

Supermarket Compressors

A2 (West) 34 » 37
Snowden Street Condensers

Supermarket Refrigeration

R3 [North) 40 45 37 *B

Whadjuk Drive Condensers

Supermarket Refrigeratior

R4 (East) Criddle 39 4 39 +5 Supermarket Refrigeration
Way Condensers

RS (Northeast) 36 41 37 -4
Whadjuk Drive Condensers

Supermarket Aefrigeration

1. Where mechanical plant is dominant, noise levels are adjusted by + S dB for tonslity. Where cars in drive thiu are dominant, noise s

Further to the above, once the reasonable assumption are
removed all of the 5 scenario show exceedances to the regulation
that will directly impact the current surrounding residence.

Traffic:

Traffic within the centre of a family focused neighbourhood should
be reduced and limited as best as possible. Within a close
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proximity there is soon to be 4 schools with Whadjuk Drive linking
3 of these school and to become a vital path for kids going to and
from school. This road is soon to have an additional 172 traffic
movements per hour as per the traffic report.

This traffic report has some fundamental issues:

= The report hasn't undertaken a base line study, it is using
data that is close to 2 years old and doesn't even have
data on Whadjuk drive - a key neighbourhood connector.

= No community consolation, anyone that lives in this
community knows that the worst traffic is surrounding
school drop off and pick up periods. This report has just
used the assumption of general peak hour.

There is many recommendations made in this report and as a
minimum these need to be mandated as conditions of the
structure plan change / DA consent.

Light:

No study has even been undertaken on how light pollution form
the current proposed development will impact the current
residence and comply with current regulations.

Future:

| believe the council needs to ensure they consider consequences
for the future when considering the proposed structure plan
change. This change increases the commercial zoning
considerably and could allow further much further development.
This development could have further impacts on existing
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residence especially if the council give leniency to regulations or
approach to safety in the first instance.

Ultimately if this development goes ahead the city is encouraging
noise and large amount of additional traffic into the heart of a
family/school friendly neighbourhood.

Recommendation:

| can see the need and requirement for such a commercial centre
to support the community, although this development needs
consider what negative impacts it will also have. | believe the city
should follow is current trends which considering the development
of new neighbourhood centres. Placing them near other high infill
areas, placing them within easy access to major arterial road
networks (Example, Cockburn Gateway, Harvest Lakes, The Park
Hive).

There is potential with current undeveloped land within close
proximately to current proposed location that could potentially
work better for the community. These include close the future
intersection of Rowley road and Hammond Road and to a lessor
extend Wattleup Road and Rowley Road. There is the potential to
follow the trend of being close to the future Rowley Road train
station.

My recommendation is to work with other local developers to
place the complex in a more suitable location for the growing
family community.

103

Name and Address
withheld,

OBJECT: Submission is same as Submission #38.2

1.

Refer to Recommendation No.1-7 for
Submission No. 38.
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Hammond Park

Submission 2
OBJECT: Submission is same as Submission #102.2

2. Refer to Recommendation No.1-4 for

Submission No.102..

104

RG Property Pty Ltd,
Forrest St, Cottesloe

OBJECT: RG Property, as the owners of Harvest Lakes Shopping
Centre, have a vested interest in the proposed amendment to the
Lots 114 and 123-125 Wattleup Road Hammond Park Structure
Plan currently being consider by the City of Cockburn (the City).
We understand the proposed amendments relate to Lot 305
Whadjuk Drive and Lots 9042 and 9052 Wattleup Road, Hammond
Park (the subject site) and seek to change the zoning from
Residential R30, R50 and R60, Local Centre R60 and public open
space to Local Centre R80. The proposed amendments are
intended to facilitate the development of a neighbourhood shopping
centre on the subject site which will have an unreasonable impact
on our retail tenants at Harvest Lakes Shopping Centre.
RG Property therefore oppose the proposed amendments to the
Structure Plan based on the following concerns:
= No evidence has been provided to substantiate the need for
a large neighbourhood shopping centre with approximately
6,950m2 Gross Lettable Area Retail (GLAR) floorspace. The
proposal is therefore considered incomplete in the absence
of any retail modelling and should be refused, or placed on
hold and then re-advertised until this information is made
publicly available for review;
= The increase in ‘Local Centre’ zoned land to facilitate a
neighbourhood centre with up to 11,500m2 of retail
floorspace will undermine the hierarchy of established
activity centres. The proposal does not comply with State
Planning Policy 4.2 — Activity Centres given a Retail Needs
Assessment and Impact Test are required to substantiate
the proposed significant increase in retail floorspace and

. The City's Local

. Following public advertisement, the

applicant provided a Retail
Sustainability Assessment (RSA) to
the City, as required under State
Planning Policy 4.2 — Activity Centres
for Perth and Peel (SPP 4.2).

RG Property were invited to review the
RSA and provide comment to the City.
RG Property did not respond to the
City's invitation.

. It is noted that the increase in the

‘Local Centre’ zone within the
Amendment area could result in an
overall centre which exceeds the
7,124m? (GFA) proposed, however,
this would occur only if the currently
vacant ‘Local Centre’ lots are
developed for retail purposes. Should
there be any further expansion which
would push the retail floor area
beyond 10,000m? NLA (equivalent to
a ‘District’ centre), a further RSA will
be required.

Commercial and
Activity Centres Strategy (LCACS)
does not prescribe a retail floorspace
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demonstrate a negligible impact on the hierarchy of
established activity centres;

* The proposed amendments do not prescribe any limitations
on the amount of retail floorspace that can be considered
within the structure plan area. Without a cap on retail
floorspace, it is anticipated that the proposal will
unreasonably impact established activity centres;

» The proposed amendments are inconsistent with the current
and forthcoming planning framework relevant to the subject
site, specifically the City’'s draft Local Planning Strategy (the
Strategy), the City’s Local Commercial and Activity Centres
Strategy (LCACS), State Pfanning Policy 4.2 — Activity
Centres (SPP4.2), the Southern Suburbs District Structure
Plan (SSDSP) and Lots 114 and 123-125 Wattleup Road
Hammond Park Structure Plan (the Structure Plan).

* In the context of appropriate planning outcomes and
amenity impact, the proposed amendments do not align with
the principles of orderly and proper planning, in accordance
with the ‘Deemed Provisions’ of the Planning and
Development (Local Planning Schemes) Regulations 2015
(the Regulations).

Considering the above, it is evident there is sufficient grounds for
the City to recommend refusal of the proposed amendments to
preserve the hierarchy of existing activity centre and the amenity of
the Hammond Park community.

Retail Impact

The proposed amendments pave the way for a ‘Neighbourhood
Centre’ anchored by a large shopping centre on the subject site.
The proposed ‘Neighbourhood Centre’ will be located within the
vicinity of the following established activity centres:

cap. Notwithstanding this, as the
proposed centre is not designated
‘District’ centre under SPP 4.2, it is
considered that the provisions of SPP
4.2 will limit the growth of the centre
beyond the retail floor area considered
acceptable for a ‘Neighbourhood’
centre.

. In the absence of specific comments

on the RSA, it is unclear how the
proposal will adversely impact
established activity centres.
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= Park Hive Shopping Centre (1.7kms) — Neighbourhood
Centre
» Harvest Lakes Shopping Centre (2.5kms) — Neighbourhood
Centre
= Cockburn Gateway Shopping Centre (5kms) — Secondary
Centre

There are meaningful concerns that the proposed amendments will
undermine the hierarchy of existing activity centres through the
approval of additional retail floorspace which align with the scale of
a ‘Neighbourhood’ or ‘District’ activity centre in accordance with
SPP4 .2, whereas Hammond Park has only been identified for a
‘Local Centre’, as evident in the planning framework outlined
below.

Estimated Floorspace Calculations

The extent of retail floorspace that could be provided on ‘Local
Centre’ zoned land as a result of the proposed amendments has
been calculated using the following:
= Future neighbourhood shopping centre development on
the subject site with approximately 6,950m2 GLAR; and

= Existing and future commercial development on the
remaining 1.35ha of ‘Town Centre’ zoned land which could
accommodate up to 4,500m2 of retail floorspace, based on
the formula used in the current Structure Plan (anticipated
retail floorspace = one third of the "Town Centre’ zone).

In the absence of any retail floorspace controls, the proposed
amendments could result in up to 11,500m2 of retail floorspace
which has not been suitably substantiated through appropriate
retail modelling. In addition, it must be demonstrated that the
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additional retail floorspace will have negligible impact on the
hierarchy of established activity centres. In the absence of these
controls, it is unclear how the City will regulate any future
floorspace expansion of retail land uses within the Hammond
Park Local Centre.

Without any retail modelling to support the proposal, the
application should be considered incomplete and placed on hold
until it is provided by the applicant, and then re-advertised. In the
event the City is willing to support the proposal without this
information, it is recommended that a development control
provision is introduced into the Structure Plan, limiting the amount
of shop-retail floorspace on the subject site to 1,500m2, in
accordance with definition of a ‘Local Centre’ under SPP4.2 and
the LCACS.

Planning Framework

The proposed amendments are inconsistent with the current and
forthcoming planning framework relevant to the subject site,
specifically the City’s draft Local Planning Strategy (the Strategy),
the City’'s Local Commercial and Activity Centres Strategy
(LCACS), State Planning Policy 4.2 — Activity Centres (SPP4.2),
the Southern Suburbs District Structure Plan (SSDSP) and Lots
114 and 123-125 Wattleup Road Hammond Park Structure Plan
(the Structure Plan)

Draft Local Planning Strategy

The Strategy has been endorsed by the Council and referred to
the WAPC Statutory Planning Committee for public advertising.
While the Strategy is yet to be endorsed by the Minister for
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Planning, it should be considered seriously entertained in the
determination of this proposal.

The Strategy sets out the long-term planning directions for the
City over the next 10 — 15 years, including strategies to protect
the hierarchy of activity centres. The Strategy states “itis
projected that population growth will create demand for growth of
existing centres. This potentially already exists, with many
neighbourhood centres currently underperforming. This means
that no additional neighbourhood centres are required based
on current residential zoned land, including within structure plan
areas.”

This statement is reinforced by the Local Planning Strategy Map
in Figure 1 which identifies the hierarchy of activity centres within
the City, noting that a ‘Neighbourhood Centre’ has not been
identified for Hammond Park. This indicates that the Strategy only
contemplates a ‘Local Centre’ for Hammond Park, in accordance
with the LCACS.

261 of 760

Document Set ID: 11299767
Version: 3, Version Date: 04/12/2023




ltem 14.1.2 Attachment 11

OCM 10/11/2022

g 2020
Figure 1 — Local Planning Strategy Map (City of Cockburn, 2020)

The proposed amendments seek to substantially increase ‘Local
Centre’ zoned land to facilitate the development of a
‘Neighbourhood Centre’ which is inconsistent with the Strategy
and the activity centre hierarchy.

Local Commercial and Activity Centres Strateqy

The LCACS provides the framework for the planning and
development of commercial centres within the City. The modelling
in the LCACS is intended to assist the City in making statutory
decisions on activity centres.

The LCACS identified scope for a Hammond Park Local Centre
which is intended for “daily and some weekly household shopping

NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
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needs, and a very small range of other convenience stores.” The
modelled floorspace anticipated for the Hammond Park Local
Centre is between 736m2 — 1,227m2 by 2026 which is consistent
with the scale of a ‘Local’ activity centre, in accordance with
SPP4.2. In the absence of any retail modelling, the LCACS
should be used as the fundamental economic framework for the
establishment of retail floorspace limits for Hammond Park.

The proposed amendments seek to increase the ‘Town Centre’
zoned land by 2.654ha to facilitate a neighbourhood shopping
centre development with up to 6,950m2 GLAR. The magnitude of
additional retail floorspace proposed is well beyond that
anticipated in the LCACS and paves the way for the development
of an activity centre of a scale that is inconsistent with current and
forthcoming planning framework.

State Planning Policy 4.2 — Activity Centres

State Planning Policy 4.2 — Activity Centre (SPP4.2) aims to
ensure planning and development adequately considers the
distribution, function and broad land use options for activity
centres to meet local community needs, and provide social,
economic and environmental benefits to all Western Australians.
It is acknowledged that SPP4.2 has recently been updated and
awaiting final endorsement of the Minster for Planning. The
proposed amendments have been reviewed against the
provisions contained in draft SPP4.2 which should be seriously
entertained given the scale of the proposal.

The current Structure Plan (RPS 2014) estimates a total of

4,000m2 — 4,500m2 of commercial floor space across the 1.48ha
of ‘Local Centre’ zoned, including a neighbourhood / local centre
at the intersection of Hammond Road and the realigned Wattleup
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Road. Considering the commercial floorspace is intended to be
distributed across multiple “Town Centre’ lots and the activity
centre designation under the LCACS and the Strategy, it is clear
that a ‘Local Centre’ has always been intended for Hammond
Park.

The proposed amendments will result in an additional 6,950m2 of
GLAR to a local centre which meets the definition of a ‘major
development’ under SPP4.2. Accordingly, the proposed
amendments must be substantiated through the following:
= Retail Needs Assessment to consider and assess the
projected retail needs of the Hammond Park community
and its surrounds. The assessment of need must be based
on facts and unbiased evidence; and

= Impact Test (previously known as a Retail Sustainability
Assessment) to demonstrate that proposal for a ‘major
development’ will not unreasonably impact upon the
activity centre hierarchy, result in loss of services to the
community and/or impact upon existing, committed and
planned public and private infrastructure investment.

Considering the proximity to Harvest Lakes Shopping Centre, the
Park Hive Shopping Centre and the Cockburn Gateway Shopping
Centre, further analysis must be undertaken to determine whether
the additional ‘Town Centre’' zoned land to support 6,950m2 of
GLAR is appropriate within the context of the subject site and will
not jeopardise the hierarchy of established activity centres.

In the absence of a Retail Needs Assessment and Impact Test,
the application should be considered incomplete and placed on
hold until they are provided, then and made publicly available for

264 of 760
Document Set ID: 11299767
Version: 3, Version Date: 04/12/2023




OCM 10/11/2022 ltem 14.1.2 Attachment 11

NO. NAME/ADDRESS SUBMISSION RECOMMENDATION

review via re-advertising. If the retail assessments are not
provided by the applicant, the proposal is considered non-
compliant with SPP4.2 and should not be supported by the City.

In the interest in acting transparently and maintaining the trust of
the community, the City should provide the opportunity to validate
the findings and assumptions of any retail assessment provided
through a further public consultation process, in accordance with
SPP4.2.

Southern Suburbs District Structure Plan

The SSDSP envisages a neighbourhood centre with up to
5,000m2 at the intersection of Hammond Road and the realigned
Wattleup Road. However, considering the above analysis, it is
clear that the scale of the activity centre intended for Hammond
Park is to meet definition of a ‘Local Centre’ and not a
‘Neighbourhood Centre’.

In respect to the location of the proposed shopping centre, the
Structure Plan Report (Rowe Group, 2022) states “the suitability
of the location at Whadjuk Drive and Hammond Road has been
‘eroded’ by the intrusion of residential land uses (subdivision) and
the fragmentation of the area (further) into smaller commercial
lots of insufficient size to support a contemporary neighbourhood
centre.”

The applicant’s justification that there is no other suitable location
for the activity centre is considered to be insufficient and not hold
true, given there is approximately 9,500m2 of undeveloped ‘Local
Centre’ zoned land Lot 114 (No. 466) Wattleup Road, Hammond
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Park which could be used to expand the existing commercial land
use westward, in accordance with the SSDSP.

It is therefore considered that the proposed additional ‘Local
Centre’ zoned land is unnecessary given there is appropriately
zoned land already readily available to facilitate the establishment
of a ‘Local Centre’, in accordance with the SSDSP.

Principles of Orderly and Proper Planning

As key stakeholders within the City, RG Property is committed to
upholding the core values of the local community. While the
design of the proposed centre may not directly impact Harvest
Lakes Shopping Centre, there are significant concerns as to the
amenity impacts of the proposed amendments on the Hammond
Park community.

In our view, the established residential community will be
adversely impacted should the subject site be developed for a
shopping centre. Therefore, the proposal is considered
inconsistent with the principles of orderly and proper planning.
The relevant matters under Clause 67 of the Deemed Provisions
have been summarised in the below Table.

Matters to be considered Comments

Any structure plan, activity | The zoning under the current
centre plan or local endorsed Structure Plan is
development plan that considered entirely consistent with
relates to the development. | the SSDSP with the subject site
zoned Residential R30, R50 and
R60, Parks and Recreation and
Local Centre (R60). It is therefore
considered that the proposed
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amendments to facilitate a
shopping centre on the subject
site is in complete contrast to the
intended zoning for the subject
site under the SSDSP.

In addition, the Hammond Park
Local Centre is envisaged for the
intersection of Hammond Road
and the realigned Wattleup Road
with surrounding properties,
including the subject site, to
complement the activity centre
through high to medium density
residential and commercial /
mixed business land uses.

The proposed amendments are
therefore considered inconsistent
with the intended use of the
subject site under the SSDSP and
Structure Plan.

The compatibility of the
development with its
setting including the
relationship of the
development to
development on adjoining
land or on other land in the
locality including, but not
limited to, the likely effect

The development and use of the
subject site for a shopping centre
is incompatible within its current
setting. Surrounding landowners
have purchased residential lots
based on the current Structure
Plan which identifies the subject
site for complimentary residential
land uses and POS.
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of the height, bulk, scale,
orientation and
appearance of the
development.

It is also noted that the Local
Development Plan requires lots
that have dual frontages to
address both the street and POS,
with elevations to be articulated in
a manner that is consistent with
that of the primary elevation. This
includes the orientation of
balconies and major openings to
address the POS.

Should the subject site be
developed for a shopping centre,
the existing residential built form
will directly address the car
parking areas which will adversely
impact the amenity of existing
dwellings.

The amenity of the locality
including the following:
I. environmental impacts
of the development;
ii. the character of the
locality;
iii. social impacts of the
development.

The development of the subject
site for a shopping centre will
impact the amenity of the locality
and established residential
dwellings. It is expected that the
shopping centre will adversely
impact the character and amenity
of the locality, specifically:
* Noise from traffic, delivery
vehicles and commercial
land uses;
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e Anti-social behaviour given
the proposal includes a
liquor store; and

e Security concerns given
the carpark directly adjoins
the backyards of existing
dwellings.

The adequacy of:

iv. the proposed means
of access to and
egress from the site;
and

v. arrangements for the
loading, unloading,
manoeuvring and
parking of vehicles.

The shopping centre is likely to

require the City’s discretion for a
significant parking shortfall which
will adversely impact the locality.

The submission states that a total
of 494 parking bays will be
required with only 393 provided, a
shortfall of 101 bays.

The Traffic Impact Assessment
also require the concept plan to
be modified to provide compliant
swept paths which could result in
further reduction in onsite car
parking.

It would be considered
irresponsible of the City to support
the proposed amendments given
the extent of parking issues
identified at such an early stage.
These parking issues will likely
result in unauthorised parking on
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verges, congestion on local roads
and a general adverse impact on
the character of the locality.

The potential loss of any The current Structure Plan

community service or includes 0.3ha of POS on the
benefit resulting from the subject site which will be a
development other than valuable asset to the established
potential loss that may residential community. Removal
result from economic of the POS to facilitate the
competition between new | proposed amendments will

and existing businesses. adversely impact the residential

amenity of the local area.

In addition, the SSDSP require a
minimum 10% POS to be
provided which is based on

The proposed amendments will
reduce the POS to approximately
8.68% which is inconsistent with
the SSDSP.

It is also noted that there is no
guarantee that the landowners of
Lot 114 (No. 466) Wattleup Road,
Hammond Park will develop their
site which includes the provision
of 0.31 hectares of POS. This will
further reduce the POS within the
structure plan area to an
unacceptable level.

overall land area (no dedications).
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Conclusion

RG Property has meaningful concerns that the proposed
amendments will unreasonably impact Harvest Lakes Shopping
Centre and surrounding activity centres. There are grounds for
the City to recommend refusal to the WAPC on the basis that the
proposal is inconsistent with the planning framework, does not
provide sufficient information to demonstrate negligible impact on
the activity centre hierarchy and will ultimately result in a
detrimental impact on the character and amenity of the Hammond
Park community.

The concerns outlined within this submission are of planning merit
and should therefore be considered by the City prior to finalising
the recommendation to the WAPC. Should the applicant
subsequently provide the City with a Retail Needs Assessment
and Impact Test, RG Property would welcome the opportunity to
review and provide comment via re-advertising.

105

Perron Group
(Element), Plain St,
East Perth

OBJECT: Perron Group (Perron), as the landowners of Cockburn
Gateway Shopping City (Cockburn Gateway) and as Kkey
stakeholders within the City of Cockburn (the City), take a keen
interest in the City's strategic planning objectives for both the
Cockburn City Centre and the catchment area as a whole.

Background

To provide meaningful feedback on the proposed amendment to
the Structure Plan, we commissioned element to provide
comments in relation to planning matters, and in particular, to
assess the proposed amendment against the State Planning Policy
4.2 Activity Centres for Perth and Peel (SPP4.2).

1.

No evidence has been provided that
the development of a future centre in
Hammond Park will impact investment
in the approved Cockburn Quarter

development, or wider Cockburn
Central Secondary Centre.
. The City's Local Commercial and

Activity Centres Strateqy (LCACS)
estimates 1,000m? of retail floor space
will be required in Hammond Park by
2026. Notwithstanding this, it should
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Matters for consideration
Impacts on the Cockburn Secondary Centre
As the City is aware, we have recently secured development
approval for Cockburn Quarter, which represents significant private
investment that aims to deliver a vibrant community heart for
Cockburn.
The planned private investment into Cockburn Gateway will deliver
net benefit to the local community in the following ways (amongst
others) —

¢ $1 billion of private investment, over the next 20-years;

e $5.5 million of private investment to fund and develop a
public pedestrian bridge;

s The creation of more than 7,400 jobs over the life of the
project; and

¢ Incorporation of a diversity of land uses, including
residential, commercial, retail and public open space.

It is acknowledged that the City has well documented ambitions
for the Cockburn Secondary Centre to grow into a Strategic
Metropolitan Centre and provide the additional services to the
community, outside of a typical retail destination. Perron has
surmountable concerns that the proposed expansion of the
Hammond Park Local Centre will have a significant impact upon
Cockburn Gateway's capacity to maintain its position within the

NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
A copy of the advice provided by element is enclosed as a part of be acknowledged that the intent of
this submission for the City’s information and consideration. LCACS is not provide a retall

floorspace cap, with the estimate not
taking into account the significant
increase in resident population over
the last 10 years.

The City has since received a Retalil
Sustainability Assessment (RSA), as
required under State Planning Policy
4.2 — Activity Centres for Perth and
Peel (SPP 4.2) which considers the
likely trade area profile, retail need
and impact on existing/proposed
centres.

The City is satisfied that the
development of a retail centre in
Hammond Park, equivalent to the size
of a Neighbourhood Centre under
SPP 4.2, is acceptable in this location.
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activity centre hierarchy and provide the services and amenities
required by the community and anticipated by the City.

Planning assessment

The assessment undertaken by element demonstrates that the
proposed amendment does not comply with SPP4.2, the City’s
Local Commercial Activity Centre Strategy (LCACS) or the City's
draft Local Planning Strategy (the draft Strategy) which we
understand is intended to be made available for public comment
imminently.

The amount of shop/retail floorspace proposed by the amendment
cannot be justified based on the rate of population growth (and
therefore retail demand) within the Hammond Park trade area. In
addition, the proposal is not supported by an Impact Test (or
Retail Sustainability Assessment), as required pursuant to the
provisions of SPP4.2. This thereby warrants the refusal of the
proposed amendment.

We also note that the proposed expansion of the Local Centre
represents a significant departure from the activity centre
hierarchy confirmed within the City’s draft Strategy. The amount
of floorspace proposed by the amendment is more aligned with a
District Centre and as such will have a significant impact upon
Cockburn Gateway'’s capacity to maintain its position within the
activity centre hierarchy.

It will also inhibit Cockburn Gateway's capacity to assist the
Cockburn Secondary Centre from becoming a ‘Strategic
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Metropolitan Centre’ under SPP4.2, by significantly eroding the
private investment and community benefit planned to be delivered
as part of its most recent development approval as obtained from
the Western Australian Planning Commission (WAPC).

The Cockburn Quarter project represents a significant investment
in the Cockburn Secondary Centre by Perron, with the dominant
focus of the project being to create a destination where the
community can live, work and recreate. This objective comes at
significant cost, outside of any services and amenities required to
be provided by Local, Neighbourhood or District Centres. The
requirement to provide these different services, amenities and
spaces to the community is acknowledged by SPP4.2 in the
documentation of the activity centre hierarchy. As these are not
income generating spaces or uses, the activity centre hierarchy
therefore needs to be closely protected by the planning
framework to ensure the community has access to these services
and amenities. It is noted that the proposed structure plan
amendment does not include any scope to provide services or
amenities to the community outside of a retail offering.

Conclusion

Upon detailed review of the proposal, Perron objects to the
proposed amendment to the Structure Plan and appeals to the
City’s principles of orderly and proper planning to recommend
refusal to the WAPC.
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We trust that our considered analysis, as set out in this letter and
accompanying attachment, assists the City in its consideration of
the proposed amendment.

(Plus Attachment)

106 | Late Submission - OBJECT: Submission is same as Submission #38.2 1. Refer to Recommendation No.38.
Name and Address
withheld, Hammond

Park
107 | Water Corporation, COMMENT: We offer the following comments regarding this | 1. Noted.
Perth proposal.
Water

Reticulated water is currently available to the subject area.
Extension of the water main across the Wattleup Rd section of the
scheme amendment area will be required as part of development
of this land. All water main extensions for the development site,
must be laid within the existing and proposed road reserves, on the
correct alignment and in accordance with the Utility Providers Code
of Practice.

Wastewater

Reticulated sewerage is currently available to the subject area. All
sewer main extensions, if required for the development site, should
be laid within the existing and proposed road reserves, on the
correct alignment and in accordance with the Utility Providers Code

of Practice.
108 | Main Roads WA, COMMENT: Please be advised Main Roads has no objection to | 1. The Traffic Impact Assessment has
East Perth the structure plan amendment as the proposal does not have direct been revised to model trip generation
impact upon the state road network. using the ‘Shopping Plaza’ and ‘Fast

275 of 760

Document Set ID: 11299767
Version: 3, Version Date: 04/12/2023




ltem 14.1.2 Attachment 11

OCM 10/11/2022

NO. NAME/ADDRESS SUBMISSION RECOMMENDATION
The management of traffic impacts to the local road network will be Food' generation rates from the
the responsibility of the City. Institute of Transportation Engineers
Main Roads provides the following comments regarding the (ITE) Trip Generation Manual 111
proposed amendment for the City's and Commission's Edition. These generation rates are
consideration: considered acceptable for the
a) The Transport Impact Assessment (TIA) has used purposes of assessing the Structure
the trip rates of ‘Shopping Plaza’ land use from ITE to Plan Amendment, given specific uses
estimate the proposed development. However, the will be determined at the development
Structure Plan report has specified the site comprises of four application stage and subject to
different types of land uses. The traffic impacts should be further traffic assessments.
assessed based on trip generation rates for the specific land
uses instead of a Shopping Plaza.
b) A 5% growth rate for the background traffic has been
adopted. The TIA does not include a methodology as to how
this value was achieved. Justification should be provided for
the growth rate used in the analysis.
Main Roads requests a copy of the City’s final determination on this
proposal
109 | DFES, 20 Stockton COMMENT: This advice relates only to State Planning Policy 3.7 | 1. Vegetation Exclusion — the City is
Bend, Cockburn Planning in Bushfire Prone Areas (SPP 3.7) and the Guidelines for satisfied that the undeveloped lots
Central Planning in Bushfire Prone Areas (Guidelines). It is the within 100 metres of the Amendment
responsibility of the proponent to ensure the proposal complies with area will be maintained as a low-threat
all other relevant planning policies and building regulations where exclusion under AS 3959, as this is a
necessary. This advice does not exempt the applicant/proponent responsibility of the landowner under
from obtaining necessary approvals that may apply to the proposal an approved bushfire management
including planning, building, health or any other approvals required plan.
by a relevant authority under other written laws.
It is acknowledged that insufficient
Assessment informaticn has been provided to
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1. Policy Measure 6.3 a) (ii) Preparation of a BAL Contour Map

Issue

Assessment

Action

Vegetation
Exclusion
Road verge

Vegetation exclusions — not
demonstrated

The BAL Contour Map
assumes the area of road verge
(Wattleup Road) and currently
undeveloped lots will be
maintained as low threat
vegetation as per AS3959.
Evidence of an enforcement
mechanism to accept this
exclusion as maintained to low
threat as per AS3859 in
perpetuity has not been
provided. Provide
substantiated evidence or
alternatively, modify the
Vegetation Classification Map
and BAL contour map.

The decision
maker to be
satisfied with
vegetation
exclusions and
vegetation
management
proposed

Slope
assessment

DFES is not confident of the
slope assessment for Plot 1 (0-
5 degrees) given the slope
demonstrated in photo ID 1a.
Further evidence is required. It
is acknowledged that the slope
is unlikely to impact the BAL
rating of the proposed
development.

Modification to
the BMP is
required in
order to meet
Policy
Measure 6.3.

Recommendation — supported subject to modifications

justify vegetation within the Wattleup
Road as being maintained in a low-
threat condition. Although
classification of this vegetation is
unlikely to affect the required Bushfire
Attack Level (BAL) applicable to future
development, a maodification to the
bushfire  management plan s
recommended.

. Slope Assessment — Plot 1 is located

outside of 100 metre assessment area
and is not considered to impact the
BAL rating of future development in
the Amendment area. Re-assessment
of the slope in Plot 1 is not considered
necessary.
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NO.

NAME/ADDRESS

SUBMISSION

RECOMMENDATION

The Structure Plan and BMP have adequately identified issues
arising from the bushfire hazard level assessment and considered
how compliance with the bushfire protection criteria can be
achieved at subsequent planning stages.

Minor modifications to the BMP are however recommended to
ensure it accurately identifies the bushfire risk and necessary
mitigation measures. These modifications are detailed in the
table(s) above. As these modifications are considered minor in
nature and will not affect the Structure Plan, these can be
undertaken without further referral to DFES.
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14.1.3 (2022/MINUTE NO 0229) Development Application - DA22/0524 -

Lot 69 (60) Duchart Way, Coogee - Retrospective Residential Building

Author Daniel Arndt

Attachments 1. Location Plan 1
2. Development Plans &
3. Property Management Plan I
4. Schedule of Submission - DA22 0524 - 60 Duchart
Way &

Officer Recommendation/Council Decision

MOVED Cr C Reeve-Fowkes SECONDED Cr T Dewan

That Council:

(1) APPROVES the proposal subject to the following conditions:

Conditions

1. Approval for the use of a Retrospective ‘Residential Building’ is valid for twelve
(12) months only, from the date of approval.

After this time, the continued use of the dwelling as a ‘Residential Building’ will
require a new Development Application to be submitted to the City.

2.  Approval of the Residential Building is subject to the owner/manager,
occupiers, residents and visitors complying with the relevant aspects of the
Property Management Plan, dated 20 October 2022, for the duration of
approval/ use.

This includes the details listed under the following headings within the
Management Plan;

a. Length of Stay

b. Vehicles and Parking

c. Visitors

d. Noise

e. Waste

f.Complaints management.

3. The owner/manager, as outlined within the Property Management Plan dated
20 October 2022, is responsible for ensuring occupiers, residents and visitors
understand and provide written acceptance of the relevant aspects of the
Management Plan prior to their stay.

This is to be actioned and recorded prior to their stay/ visit for any future
residents/ visitors; or from within 20 days of this approval for any existing
residents.

4. The owner/manager, outlined within the Property Management Plan dated 20
October 2022, is responsible to ensure occupiers, residents and visitors
comply with the relevant aspects of the Management Plan for the duration of
their stay/visit.

5. The Code of Conduct being printed and placed within the family room available
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for all residents and visitors to view and observe upon entry of the dwelling.

6. Signs, to the satisfaction of the City of Cockburn, shall be installed and
maintained for the duration of the use/ approval on the fagade of the building
and front door for the Community to view.

Signs are to clearly advise the premises is approved as a ‘Residential
Building’, and provide the contact details of the Owner/Manager.

7. The owner/ manager shall always be contactable.
Where the owner/manager is not available, a suitable temporary replacement
manager is to be responsible for receiving calls, responding to the complaints,
and making a record of the complaints and subsequent actions for the owner/
manager.

8. Itis the responsibility of the owner/manager to find a suitable replacement
manager should the owner/manager be un- contactable for a period.

9. All complaints shall be recorded in accordance with the Management Plan
which includes the following details;
a. Name and address of complainant

b. Date and time of complaint
C. The nature of complaint
d. Response to the complainant.

10. A verified breach to the Code of Conduct may result in the offending resident/s
being evicted from the premises by the owner/manager.

11. The City reserves the right to request from the owner/ manager written
documentation/ proof of compliance with the Management Plan on a periodic
basis for the duration of the approval.

Advice Notes:

1. Inrelation to Condition 6, the signs are to be clearly visible from the street
including appropriate size, positioning, font type/ size to ensure the community
is aware of the owner/ managers contact name and details.

The signs are to provide the community with a suitable contact should the
impact from any of the occupiers of the residential building result in any
unsatisfactory impacts on local amenity/ reason for complaint.

2. Inrelation to condition 10, the City may recommend that the owner evicts
offending resident/s from the premises following a verified breach/ breaches to
the Code of Conduct.

CARRIED UNANIMOUSLY 10/0

Background

The City has received a Development Application (DA22/0524) for a Retrospective
Residential Building on Lot 69 (No. 60) Duchart Way, Coogee (subject site).

The subject site is irregular in shape due to its location on the bend of Duchart Way
and is 662m?.
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It is located within the Residential zone and designated with a R20 density code.

The surrounding neighbourhood is characterised by its undulating topography and a
mix of single storey and two storey dwellings (refer Attachment 1 for Location Plan).

The City was made aware of the residential building via complaints received from the
public regarding the property and its use.

Several site inspections from Rangers, Co-Safe and Development Compliance
determined that an unapproved residential building is operating from the property, the
subject of this application.

Submission
N/A

Report

Proposal

A retrospective application for Residential Building was submitted, based on direction
from the City for the owner to lodge for a Residential Building, due to seven
occupants residing at the premises, of who do not comprise a single family.

The occupants reside in the following bedrooms:

e Bedroom 1 — one person

Study — one person

Bedroom 2 — one person (landowner/manager)
Bedroom 3 — two persons

Bedroom 4 — two persons.

The applicant/landowner advises the residents assist him with his mobility issues,
and he only receives payment in the form of assistance with bills.

Whether or not payment is received by the landowner has no consequence on the
planning framework.

Amendments to property

Officers attended the site on 7 October 2022 to confirm the alterations which have
taken place on the property and these include the following:

e A window to the dining room has been converted into a door with a security
screen. The dining room was observed to be used primarily as an office space.

e The laundry has been converted to an additional bathroom, with accessible
shower. The laundry itself has been moved into the outbuilding at the rear of the
property (refer Attachment 2 — Development Plans).
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The amendments made are not considered to change the class of the building from a
Class 1a, which is a residential dwelling.

Property Management Plan

The proposal was initially lodged without a Management Plan (MP) however one was
requested during the early assessment stage.

The MP seeks to address and establish existing issues of amenity as a result of the
proposal.

As a result of advertising and the comments received, the Property MP was
amended to include additional controls upon the premises with particular regard to
noise, complaints management and ensuring that residents have signed and agreed
to the Code of Conduct within the Property MP (refer Attachment 3 — Property
Management Plan).

Planning Framework

Use

In considering the land use of the proposal the City has regard to the following uses
and their definitions under TPS 3 and State Planning Policy 7.3 — Residential Design
Codes Volume 1 (R-Codes):

Land Use Definition

Single house | A dwelling standing wholly on its own green title or survey strata lot,
together with any easement over adjoining land for support of a wall
or for access or services and excludes dwellings on titles with areas
held in common property.

Dwelling A building or portion of building being used, adapted, or designed or
intended to be used for the purpose of human habitation on a
permanent basis by a single person, a single family, or no more than
six persons who do not comprise a single family (emphasis

added).
Grouped A dwelling that is one of a group of two or more dwellings on the same
Dwelling lot such that no dwelling is placed wholly or partly vertically above or

below another, except where special conditions of landscape or
topography dictate otherwise, and includes a dwelling on a survey
strata with common property.

Lodging TPS 3 — “has the same meaning as given to it in and for the purposes
House of the Health Act’.

Health (Miscellaneous Provisions) Act 1911 — “means any building or
structure, permanent or otherwise, and any part thereof in which
provision is made for lodging or boarding of more than six persons,
exclusive of the family of the keeper thereof, for hire or reward, but the
term does not include —
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Land Use Definition
Premises licensed under a publican’s general license, limited hotel
license, or wayside-house license, granted under the Licensing Act
1911; or
Residential accommodation for students in a non-government school
with the meaning of the School Education Act 1999; or
Any building comprising residential flats.
Residential TPS 3 - “has the same meaning as in the Residential Design Codes
Building and does not include a lodging house”

R-Codes - “a building or portion of a building, together with rooms and
outbuildings separate from such building but incidental thereto; such
building being used or intended, adapted or designed to be used for
the purpose of human habitation:

Temporarily by two or more persons; or

Permanently by seven or more persons, who do not comprise a single
family, but does not include a hospital or sanatorium, a prison, a hotel,
a motel or a residential school.

In review of the above land use definitions, the proposal is considered a Residential
Building for the following reasons:

e There are seven persons residing at the premises, therefore it does not fall into
the land use of Dwelling, either Single House or Grouped Dwelling

e |tis not considered a Lodging House as the landowner/applicant acts as the
keeper/manager, who is excluded from the calculations of persons on site.
Therefore, for the purposes of a Lodging House, the number of tenants would be

Six persons

e There are seven persons, not comprising a single family, who reside at the
premises. It is therefore considered a ‘Residential Building’.

Zoning

The subject site is zoned ‘Urban’ under the Metropolitan Region Scheme and
‘Residential’, with a R20 density code, under the City of Cockburn Town Planning
Scheme No. 3 (TPS 3).

The objective of the Residential zone in TPS 3 is:

‘i) to provide for a range of housing and a choice of residential densities to meet
the needs of the community.

i)  to facilitate and encourage high quality design, built form and streetscapes
throughout residential areas.

iii)  to provide for a range of non-residential uses, which are compatible with and
complementary to residential development.”
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The proposal conforms with the objectives of the Residential zone. It offers a diverse
form of residential development and does not propose to alter the existing (approved)
built form.

Residential Building is a ‘discretionary’ use within the Residential zone, which

“‘means the use is not permitted unless the local government has exercised its
discretion by granting approval’.

Community Consultation

Being a discretionary use, mandatory advertising is not required, however it was
advertised to nearby landowners due to the nature of complaints previously received
by the City.

The proposal was advertised to 10 nearby landowners for a period of 21 days (29
August 2022 to 20 September 2022).

A total of 11 submissions (all objections) were received by the City, with some
objections coming from residents not included in the advertising radius.

All submissions have been included in the Schedule of Submissions (refer
Attachment 4).

Objections related to the following issues which are discussed further in the ‘planning
assessment’ section below.

Anti-social behaviour
Amenity

Noise

Traffic and Parking
Overcrowding
Management of Premises
Property values.

Assessment
Amenity
The Regulations define Amenity as:

“all those factors which combine to form the character of an area and include
the present and likely future amenity.”

With regard to built form amenity, the area consists of low-density residential form
with a dwelling diversity primarily consisting of Single and Grouped Dwellings.
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The subject site has not changed from the original dwelling approval in 1995, being a
four bedroom, two bathroom single storey dwelling and is therefore consistent with
the built form amenity of its surrounds.

The proposed land use whilst compatible with the objectives of the Residential zone
as described above, is leading to amenity impacts on surrounding owners in the form
of noise, traffic and general anti-social behaviour.

The planning framework is unable to control the individual or grouped behaviour of
persons occupying a premises, however controls can be put in place in the form of a
management plan which places restrictions upon the use of the development.

The Property MP dated 20 October 2022 includes specific criteria by which residents
are to abide, including:

Limit of four resident vehicles on site

No visitors between the hours 10pm to 8am

No resident is to have more than two visitors at any one time
Compliance with the Environmental Protection (Noise) Regulations 1997.

The restrictions imposed upon the residents of the subject site are more restrictive
than a standard dwelling and if breached may result in eviction or prosecution.

The conditions and limitations that can be imposed upon the premises are
considered to control the impact of amenity upon the surrounding neighbourhood.

Anti-Social behaviour
The planning framework is unable to control the behaviour of individuals or groups.
However, certain development controls imposed upon a ‘use’ can limit the likelihood

of certain behaviours occurring.

The MP restricts the number of residents, visitors and times upon which visitors can
attend the premises.

In limiting the number of people who inhabit the premises and those who can visit the
premises, the likelihood of anti-social behaviour is reduced.

All responsibility lies with the owner/manager.
Noise

The impact of noise on residential amenity is a matter which can be considered
under the Planning and Development (Local Planning Schemes) Regulations 2015.

A Residential Building, similar to the surrounding dwellings, is considered a ‘sensitive
use’, due to being developed for human habitation.
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The Property MP provides an ability to control the noise being emitted from the site
by limiting the number of residents and visitors who can attend the site.

The MP incorporates a section within which the subject site is required to comply with
the Environmental Protection (Noise) Regulations 1997, as are all dwellings within
the Residential zone.

Should instances arise where noise becomes an issue on the subject site,
complainants may call Co-safe who will investigate.

Traffic and Parking

Within the Residential zone, each dwelling of two bedrooms or more is required to
provide the ability for a minimum two vehicles to be parked on-site.

The City’s TPS 3 and R-Codes do not prescribe a ratio for car parking bays for
Residential Buildings.

The City has determined that a maximum of four cars are permitted to be parked at
the property for use by residents.

The car parking bays are contained within the garage (2) and two bays either side of
the garage.

Residents are not permitted to park on the verge/footpath or Duchart Way pavement
in itself and visitors to the site must safely park upon the roadway where safe to do
so.

Noting that the subject site is upon a bend in the road, visitors are requested to park
on a straight section of the road which is not in front of the subject property.

The City notes community concerns regarding the frequency of vehicles attending
the premises at all hours of the day.

The City cannot restrict residents leaving or entering the subject site at any particular
hour, however a restriction is proposed upon the times at which visitors can attend
the site, with no visitors permitted from 10pm to 8am.

Overcrowding

The R-Codes definition of Residential Building does not designate a maximum
number of occupants. Notwithstanding this, the MP restricts the number of residents
to seven persons and the number of visitors to two per resident.

Management of Premises

The majority of comments received prior to the MP revolved around the amenity
issue and anti-social behaviours being experienced within the street.
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The applicant, who also lives on-site and is the manager/landowner of the premises,
has advised he will ensure compliance with the MP.

It is recommended the City should not issue a refusal based upon assumed non-
compliance with the above recommended conditions.

The MP has been developed in a manner to provide additional development controls
on the subject site which have greater restrictions than if the site was to revert back
to a single dwelling.

The MP requires all residents to sign to acknowledge they have read the Code of
Conduct and will abide by the Code of Conduct.

Should complaints be raised with the manager, who’s direct phone number and email
address are provided in the MP, they are required to complete a complaints register
which documents the following:

Name and address of complainant
Date and time of complaint

The nature of complaint
Response to the complainant.

Those who have made a complaint are able to advise the City of such complaint, to
which the City can request a copy of the Complaints Register to assess whether the
Complaints Management section is being complied with.

Should a breach to the MP occur, the City may prosecute the landowner under the
Planning and Development Act 2005.

Property values

Property values are not a valid matter for consideration of development applications
under clause 67 Matters to be Considered by Local Governments of the Planning
and Development (Local Planning Schemes) Regulations 2015.

Temporary approval

A temporary approval period of 12 months is recommended to be imposed upon the
determination.

If approved, the applicant will be required to re-lodge the application within 12
months. The City will then be able to base its decision on how the subject site has
complied with the new Property MP, which it will have been subject to in the
preceding 12-month period.
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Conclusion

The change of use from Single Dwelling to Residential Building is recommended to
be conditionally approved for a temporary timeframe of 12 months, for the following
reasons:

e Some concerns regarding resident anti-social behaviour is not able to be
addressed by the planning framework

e A Property MP is recommended to be imposed with conditions of approval which
restrict the number of residents, visitors, and time upon which a visitor may attend

the site -
o This will address, where possible, some concerns regarding traffic from the
site

e The Property MP can provide controls which would otherwise not be able to be
imposed upon a standard Single or Grouped Dwelling.

Strategic Plans/Policy Implications

Local Economy

A sustainable and diverse local economy that attracts increased investment and
provides local employment.

* Increased Investment, economic growth and local employment.

Community, Lifestyle & Security
A vibrant healthy, safe, inclusive and connected community.
* A safe and healthy community that is socially connected.

City Growth & Moving Around
A growing City that is easy to move around and provides great places to live.
* An attractive, socially connected and diverse built environment.

Legal Implications

Should Council refuse the proposal, the applicant has the right of review to the State
Administrative Tribunal (SAT).

Should this occur the City may be required to engage legal counsel.
Community Consultation

The application was advertised from 29 August 2022 to 20 September 2022, for a
period of 21 days.

During this time 11 submission responses were received, all being objections.

Detailed submissions and responses from officers is provided (refer Attachment 4 —
Schedule of Submissions).
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Risk Management Implications

The applicant has the right to review Council’s decision through the State
Administrative Tribunal.

Should the applicant exercise this right, there may be financial implications,
particularly if the City requires legal counsel.

Advice to Proponent(s)/Submitters

The Proponent and those who lodged a submission on the proposal have been
advised that this matter is to be considered at the 10 November 2022 Ordinary
Council Meeting.

Implications of Section 3.18(3) Local Government Act 1995

N/A
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Property Management Plan — 60 Duchart Way, Coogee — Residential Building

Property Management Plan

60 Duchart Way, Coogee

Retrospective Residential Building

Dated: 20 October 2022

Landowner/applicant. Robert Camarda

Contact details: 0418 959 421

Email: watannerperth@bigpond.com

Document Set ID: 11196709
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Property Management Plan — 60 Duchart Way, Coogee — Residential Building

Background

60 Duchart Way, Coogee (the subject site) is used as a
Residential Building which has the following definition.

A building or portion of a building, together with rooms and
outbuildings separate from such building but incidental thereto;
such building being used or intended, adapted or designed to
be used for the purpose of human habitation:

e Temporarily by two or more people; or

e Permanently by seven or more persons, who do not
comprise a single family, but does not include a hospital or
sanatorium, a prison, a hotel, a motel or a residential
school.

The premises (60 Duchart Way, Coogee) is limited to a
maximum of seven (7) residents at any one time.

All residents within the premises have viewed the below Code of
Conduct and shall sign that they will comply with its provisions.

CODE OF CONDUCT

All residents and visitors of the premises shall abide by the
Code of Conduct listed below.

1. Length of Stay
a. The minimum length of stay for each resident is three
(3) months.

2. Vehicles and Parking
a. Resident parking is restricted to four (4) on-site car
parking bays;
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Property Management Plan — 60 Duchart Way, Coogee — Residential Building

b. No resident shall park on-street (inclusive of the
verge). Visitors to the premises may park on Duchart
Way, where safe to do so.

3. Visitors
a. No resident is to have more than two (2) visitors at any
one time;
b. Visitors are not permitted on site between the hours of
10:00pm and 8:00am any day of the week.

4. Noise
a. The premises shall comply with the Environmental
Protection (Noise) Regulations 1997 with regard to
noise;
b. Residents and visitors shall be respectful of
neighbourhood amenity and keep noise to a minimum.

5. Waste
a. Waste bins shall be placed out for collection no earlier
that 6:00pm on Wednesday (the day prior to
collection);
b. Waste bins shall be collected from the street by
6:00pm on Thursday and returned to site.

6. Complaints Management
a. The landowner/manager is responsible for ensuring
residents abide by the Code of Conduct;
b. A complaints register shall be kept on site and detaill
the following;
I. The date and time of complaint;
li. The name and address of complainant;
lii. The nature of complaint;
Iv. Investigations and/or actions carried out;
v. Response to complainant provided.
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Property Management Plan — 60 Duchart Way, Coogee — Residential Building

c. A complainant may refer to the City to determine
whether a breach to the Code of Conduct has
occurred;

d. The Manager shall be contactable at all times;

e. A verified breach to the Code of Conduct may result in
the offending resident/s being evicted from the
premises.

Manager details: Robert Camarda — Ph: 0418 959 421

Email: watannerperth@bigpond.com
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# Submission | Submission Comments | Officer Comments

1 Details Withheld | ‘m just a concerned resident. We moved into the area over 20 years ago and 1. With regard to Anti-Social behaviour, the Property Management Plan restricts the number
have enjoyed the quiet lifestyle. Our kids grew up in a place that has always felt of people who occupy the premises to seven (7) and restricts the number and times visitors
safe and friendly but over they last couple of years this has changed. Anti-social of the premises can attend the site. By reducing the number and frequency of residents
behaviour, Dirt bikes riding up and down the streets, loud music coming and and visitors the potential for anti-social behaviour such as noise is likely to be reduced. The
going of cars throughout the night. Group of people hanging out the front planning framework cannot control or mandate behaviour of people such as swearing and
especially in summer. It's been on going. I've taken videos of the dirt bikes riding fighting, however the restriction upon numbers will have some impact in reducing the
up and down our street and Cosafe have given me great feedback. Saying they likelihood of anti-social behaviour.
have confiscated bikes etc. Great work. | heard you sent letters to nearby
residents for their views for 60 Duchart Way for multi residential zoning. | know 2. With regard to noise, the subject site is currently approved as a Single House, which is
we are not close enough for our view, but | strongly oppose it to be rezoned in required to comply with the Environmental Protection (Noise) Regulations 1997 with regard
this case. Please consider my concerns. If you wish to discuss this further please to the level of noise which can be emitted within Residentially zoned land. The proposed
don't hesitate to call me. Residential Building is compatible with the Residential zone and noise emanating from the

site is dependent upon the behaviour of the premises Residents.

In this regard, the Management Plan restricts visitors to only attend the site between the
hours of 10:00pm to 8:00am any day of the week which discourages the premises being
used for parties/gatherings and other potential sources of noise. The Management Plan
also requires compliance with the Environmental Protection (Noise) Regulations 1997,

The Environmental Protection (Noise) Regulations 1997 does not apply to vehicles being
driven upon road reserves, such as Duchart Way. The City cannot unreasonably restrict
an occupant from leaving site between certain hours however the Management Plan does
restrict the times at which vehicles/visitors can attend the site.

3. With regard to traffic and parking, Management Plan restricts the number of vehicles
residents of the premises may have to four (4) vehicles. This requires two vehicles to be
parked within the garage and one vehicle parked either side of the garage, enabling full
movement without requiring vehicles to be relocated. No resident of the premises is
permitted to park upon the verge/footpath or Duchart Way itself.

Visitors to the site must park within the property boundaries, or on Duchart Way, and are
restricted to visiting between 8:00am and 10:00pm only. The intention behind this provision
being included in the Management Plan is to reduce the number of vehicles attending the
premises during night-time hours as this is a point of objection raised by several
submissions. The Management Plan cannot control, however, residents leaving the
premises as they may be required to do so for employment. The City is unable to control
speeding which is a Police issue.

4. With regard to issues related to Police attendances at the premise, the City notes that
Police and the City’s Community Services Patrol (CoSafe) have been called to the
premises numerous times. However, Police deal with matters under the Police Act 1982
such as criminal activity the City is unable to control criminal matters but can refer to the
Police where issues arise.

2 Details Withheld | would like to strongly oppose acceptance of the proposed plan. 1. With regard to anti-social behaviour please see the Officer response to submission 1,

The residence of 60 Duchart Way in Coogee has been the subject of continual officer comment 1 (above).

angst for local residents.

2. With regard to objections pertaining to noise, please see the officer response to submission

The police have been called out to the dwelling on numerous occasions as well 1, officer comments 2 (above).

as co safe, for unruly behaviour as well as loud music being played, the use of

unregistered motorcycles up and down the street, cars coming and going at all 3. With regard to traffic and parking objections, please see the officer response to submission
hours of the night and early morning making it difficult for everyone to sleep. 1, officer comment 3 (above).

There has been fighting and obscene language emanating from the premises as

well. 4. With regard to matters for the Police, please see officer response to submission 1, officer

comment 4 (above).
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This has been going on for some time now, as a result of the owner renting his
rooms out to undesirables and the neighbourhood is fed up...as rate paying
citizens.

Details Withheld

| strongly object to this application having lived at my address for the past 24 1.

years for the following reasons:

¢ The owner Rob Camarda has been approached with multiple issues with
his tenants, Robs response: didn’t hear or see nothing (he takes no
responsibility);
Multiple calls made to CoSafe (various issues);
Police frequent the property on a regular basis;
Elderly people have approached me in tears and afraid to go outside
(these are neighbours);
Cars constantly in and out all hours every night. We are unable to sleep;
The tenants at this property are drug dealing, fights on the verge etc..
Pit bikes have been and still up and down the street from this address;
The owner of this property allows the use of his vehicle at all hours of the
night/day;

e The owner has no regard to other neighbours or the community in the
area. Duchart Way Coogee is populated with families and elderly people
which are all likeminded in their values. Unfortunately, these are not the
first tenants at 60 Duchart Way were there has been problems and the
values shared with the local community is not on their agenda;

The community within 60 Duchart Way Coogee know that the owner has no
interest in controlling his tenants and his thoughts and intentions are based on 2
income from the property.

. 0

With regard to Management of the premises, The proposal includes a Property
Management Plan (see Attachment 3), which has been updated with further controls
since it was advertised. Included within the Management Plan is a Complaints
Management procedure which requires the following of the manager;

The manager being responsible for resident actions;

A complaints register being kept on file at the property which includes;

Complaint details and measures put in place to address them;

Verified breaches to the Management Plan may result in resident evictions from the
premises and/or prosecution under the Planning and Development Act 2005. A breach to
a condition of approval (inclusive of the Management Plan, which is a recommended
condition of approval) is an offence under the Planning and Development Act 2005.

Concerns regarding compliance with the Management Plan should first be raised with the
Manager to address and advise the City of such concerns and complaints which can then
be reviewed to ascertain whether the complaints register is being kept, in accordance
with the Management Plan. Whilst the City notes several submissions which have
identified that existing complaints to the Manager have not been adequately addressed,
the City is unable to assume non-compliance with the Property Management Plan which
is required to be complied with.

. With regard to matters for the Police, please see officer response to submission 1, officer

comment 4 (above).

3. With regard to traffic and parking objections, please see the officer response to submission
1, officer comment 3 (above).
Details Withheld 1. Robert Camarda has been leasing out his front rooms for 5 years and in 1. With regard to Management of the premises, please see officer response to Submission
this time has been approached by multiple neighbours about his tenants’ 3, officer comment 1 (above).
behaviours, his answer to all the complaints are that he didn't hear
anything, or doesn’t know. Robert has no respect for our close-knit 2. With regard to matters for the Police, please see officer response to submission 1, officer
neighbourhood and clearly cannot manage his tenants. comment 4 (above).
2. Police and CoSafe are called to the property on a regular basis;
3. Tenants ride unlicensed pit bikes around our street; 3. With regard to traffic and parking objections, please see the officer response to submission
4. Tenants are violent and fight in the street; 1, officer comment 3 (above).
5. We suspect that the tenants deal drugs from the property;
6. Elderly neighbours are scared to go out the front;
7. Cars coming and going all day and night (wakes us up most nights)
8. The last 2 years have been hell living at our address and this is not
acceptable in our local community;
9. Elderly people, families and kids all use the footpath of Duchart Way and
it is only a matter of time before one of the tenants at 60 Duchart Way
seriously injures or kills somebody;
10. Code of Conduct

In your proposed code of conduct you have 5 key points, over the last 5
years that Robert Camarda has leased out his front rooms he hasn’t been
able to comply with any of them especially #5 Robert Camarda has
brushed off any complaints raised with him by multiple residents and he
has no intention to change. Even after submitting this application, he is
not complying with the Code of Conduct.
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In closing | would ask the City of Cockburn to reject this application for the
health and safety of all the residents in the area, this property is one of the
horror stories you see on ‘A Current Affair’ and | really hope this ocne
doesn’t end up on it. Its time for the City of Cockburn to stand up for its
local community and stop this injustice.

We wish for our names to be withheld from any public documents as we cannot
be sure what the tenants at 60 Duchart Way are capable of doing.

5 Details Withheld Thankyou for forwarding the consultation letter for the proposed change of use 1. With regard to matters for the Police, please see officer response to submission 1, officer
application DA22/0524 for the property located at 60 Duchart Way, Coogee. | comment 4 (above).
have reviewed the plans and proposed management plan for the application and
categorically and unequivalently object. | have been a resident of Duchart Way 2. With regard to objections pertaining to noise, please see the officer response to submission
for almost 30 years, deciding to move my family into Coogee with the outlook of 1, officer comments 2 (above).

improving their environment and building a strong asset for their future.
3. With regard to the Character of an area, a Residential Building is a Discretionary use

Unfortunately, over the last few years the property requesting a 'Change of Use' within the Residential zone, therefore it has an ability to be approved within different
has been unofficially operating as a 'Residential Building', to the detriment of the suburbs of the City and is not restricted to areas of lower socio-economic status. The
surrounding neighbourhood. On many occasions police have been called in order context and character of a use is relevant to the amenity of an area, in this instance the
to bring some form of respite for the immediate neighbours due to the inhabitants built form is consistent with the amenity of the area and is not proposed to change. The
of 60 Duchart Way insisting on playing loud music and arguing within the street use however, Residential Building, does differ from the standard single and/or grouped
until late into the night and sometimes into the early morning. dwellings within Coogee, although it does conform to the objectives of the Residential
zone. The Property Management Plan is in place and required to be complied with to
| object to the proposed 'change of use' on the basis that this form of low-cost ensure the character of the low density Residential neighbourhood is complied with.

tenanted building tends to attract those with limited means and a disposition that
is not a typical character set for Coogee let alone Duchart Way.

The 'change of use' is not in keeping with the context and character of the
immediate area and will only serve to degrade the quality and safety of the street
of which many of the residents have worked so hard to maintain. This type of
residential building is not welcomed or suitable for Duchart Way. There are many
other areas available and more suitable for this type of tenant and development.

| trust my comments will be taken in all seriousness and wish my identity withheld
as a matter of safety.

5] Details Withheld Noisy and Rowdy Behaviour 1. With regard to objections pertaining to noise, please see the officer response to submission
The property 60 Duchart, Coagee, has already been functioning as a Residential 1, officer comments 2 (above).
Building, for more than a year. The anti-social behaviour of the tenants is difficult
for many families, with very loud music (on a player situated outside of the 2. With regard to objections relating to overcrowding, the Management Plan restricts
house); drinking in the portico, activities in the middle of the night, frequent loud residents at the premises to seven (7) persons. A dwelling is able to have up to six
cars leaving and arriving day and night. unrelated persons on-site without being considered a Retrospective Building.
Partitioning Too Small 3. With regard to traffic and parking objections, please see the officer response to submission
The plan shows that the section (currently the part facing south) that will house 1, officer comment 3 (above).
the many tenants (which can be six or more unrelated tenants) is quite small.
This gross overcrowding will almost certainly breed anti-social behaviour. 4. With regard to matters for the Police, please see officer response to submission 1, officer

comment 4 (above).
Negative Impact on neighbours
Over the past year, Camarda's tenants have negatively impacted this place. 5. With regard to issues of amenity and character of the area, please see officer response to
There were commotions and also an altercation where Police, in siren,had to be submission 5, officer comment 3 (above).
called on 28 May 2022 at 1:24am (see diary attached)
6. With regard to Management of the premises, please see officer response to Submission
3, officer comment 1 (above).
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Duration
Day Date Start  (hr) Comments
Music started early evening. Very loud, stopped about 10 pm with young
Tuesday 12/04/2022 5.0 | teens shouting. This is the start of many tenants (maybe 5)
Frday 15/04/2022 14:00 1.0 ' Very loud music on high-powered music player situated outside
Monday 18/04/2022 19:30 1.0 | Music so loud that my floor vibrates
19/04/2022 19:30 1.0 Same
2104 2  16:30 3.5 | Loud music with some pauses
2 1518 2.0 Leud music, my heart palpitating!!!
z 2 1550 2.0
24/04/2022 17:30 2.0 ' Some loud music at 12:30 but the worst in the evening
30v04/2022  18:00 3.0  Loud thumping music
The loudest music ever, 5o loud that it can be heard many houses away
So upsetting that it is even hard to do gardening. Many people in the
1/05/2022  18.00 1.0 | street can bear witness
¥ 2 15:30 3.0 Loud music
4l 15:30 1.0 Loud music
510 2 1:45 0.2 | Music in the wee hours
Friday 6/05/2022 1530 Loud music
18:00 1.0 Extremely loud for an hour but softer hours later
Thursday 26/05/2022  16:45 0.2 Loud music
Quarrels in the dead of the night. Shouting and multiple banging
(sound like kicking door). Girl and boys screaming. Man (sounds
like Rob) shouting "Get Out, get out”. Police, with siren, arrived but
Saturday 1:24 two cars have already scooted off
Saturday 3/08/2022 Change of Use to Residential Building" form found in letterbox

Security and suburb downgrade

We have great concern regarding the numerous tenants, especially on short term
stay. This will make it impossible to identify loitering strangers from tenants, who
themselves may be shady. Children will be put at risk. There is also an added risk
of house break in.

Business at the expense of Other Residents
The operation of a Residential “Business” is done at the expense of other
residents’ safety and enjoyment of the harmony of the surroundings.

Precedence away from Family Dwelling

Complaints Management

The ‘complaints management’ section of the proposal does not clearly outline
how, and at what speed, complaints should be addressed and remedied. There is
no clear indication of what will be done to address common complaints, such as
rowdiness, loud music, disturbance caused by tenants in the middle of the night,
and suspicious characters loitering around. Also, residents cannot determine the
actual length of stay of each tenant. It does not indicate what the penalties are if
the Manager does not address the complaints in a timely manner. | am aware
that the Manager does not answer phones or take residences complaints at
the door.

Details Withheld

| write to you as a local resident in the locale of 60 Duchart Way, Coogee.

| received notification of a ‘Property Management Plan’ for ‘Retrospective
Residential Building’ for 60 Duchart Way, Coogee.

My family and | have held concerns for the residents at this address for awhile
now and | a appreciate the opportunity to comment on this proposal.

With regard to anti-social behaviour please see the Officer response to submission 1,
officer comment 1 (above).

With regard to Management of the premises, please see officer response to Submission

3, officer comment 1 (above).

With regard to traffic and parking objections, please see the officer response to submission
1, officer comment 3 (above).
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The current state of Duchart Way is absolutely appalling. Public safety must be

taken into consideration. 4. With regard to the maximum occupancy of the premises, the Property Management Plan

restricts the occupancy of the site to a maximum of seven (7) persons. There is the potential
The only side of the street that has a footpath runs along this property and due to that up to 14 persons could be on site between the hours of 8:00am to 10:00pm, given the
many dangerous incidents that have spilled out of this property over the past 2 ability for visitors to attend the site. In contrast, a standard dwelling has no limitations as to
years since | have lived here, we no longer feel safe walking in that direction. My how many persons may be on site at any one time.

children can no longer walk past the property to get to their friends house who
live just beyond number 60. My children walk a long and less direct route to get
to their school bus stop for their own safety.

We have been woken on occasion in the middle of our sleep due to fights that
have exposed our community to loud and violent crimes. Grown men have
beaten one another and screamed loud and scary abusive language waking up
our children many houses away.

We hold concerns that the current landlord can not and will not control tenants.
On the most recent night of viclence, it was days before the landlord was
available to speak to his neighbours and he claims to have slept through the
event. Given | live more than a few houses away and | could hear every word,
every scream and every head bashed against a car, | can guarantee he wouldn't
have slept through it. | have been made aware that 4 people rang the police that
night.

They have unregistered vehicles on the property. Often speeding up and down
the street - including the footpath and nearby park. | am concerned that, as they
speed around the corner, at some point a local resident is going to run them over
backing out of their driveway. Children used to play in the cauldersac across from
this property. It is no longer safe to do so for many reasons.

The tenants have also threatened anyone who have tried to call them out on their
behaviour.

| can not be clearer when | say that the current landlord/manager can not and will
not control tenants.

In relation to the ‘Code of Conduct’ listed on the documentation | wish to draw
your attention to the following points and questions:

2. Vehicals and parking
There are often more than 4 cars on the property, these are often parked outside
of the fence line. Do the 4 bays you've listed include outside their fence line?

This property is also on a corner which means it would be an extremely
dangerous and illegal for visitors to be allowed to park in the street as listed. Let
alone visibility issues with the current 4 cars parked outside their fence line.

3.

Given the proposal allows for 7 or more permanent tenants this would mean more
than 14 guests at any time.

Is their a maximum on how many tenants he is allowed ‘permanently by 7 or
more’. When can he stop?

Further clarification needs to be made on how this would be managed. Does this
include children? The tenants often have large families over. |s their some sort of
registrar? What if the landlord is out when a loud party or fight starts? Who do
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Details Withheld

local residents call then? And what is the landlord to do when he is ignored?
CoSafe have visited the property before. Do they hold concerns?

3b - Given they are driving to and from the property (we are assuming deliveries)
24 hours a day, will the council be monitoring?

As | type this email, reviving engines and burn outs are taking place.

5 - The landlord/manager is unable to ensure his current tenants abide by the
law, let alone a ‘Code of Conduct’. He has illegally allowed 6 tenants to live there
for the past 2 years.

| don't see how, given the risk to the local residents, he should be allowed to now
seek approval for something he has been illegally conducting. Especially given
the issues his current tenants have created.

In relation to the register, how often will this be checked by council? What
happens if they break the code of conduct? What happens if local residents are
too scared to talk to the landowner? | am too scared to walk past the property!
How many items are to be in this register before action is taken and what sort of
action would this be?

| appreciate the opportunity to comment and thank you for your time.

' In response to your letter re the above property | wish to make the following

comments:

| oppose the change of use to a residential building due to points 1 through to 7
of your letter as | am a pensioner and do not want to hear loud music, fighting,
wreckesser driving an uncouth behaviour in my street,

Thank you giving me the opportunity to comment

. With regard to objections pertaining to noise, please see the officer response to

submission 1, officer comments 2 (above).

. With regard to matters for the Police, please see officer response to submission 1, officer

comment 4 (above).

. With regard to traffic and parking objections, please see the officer response to submission

1, officer comment 3 (above).

Details Withheld

Objection.

There has been fighting out the front of the house, which has spilled out onto the
road and onto other properties in the street;

Rob has had lodgers for almost 2 years now;

There have been numerous Police visits day & night sometimes with sirens
going;

They sit outside until early morning with bright spotlights on;

There has been shouting & screaming from the building both male and female;
One of the lodgers has a large barking dog that is kept in a very small area. It is
outside in all weather every time, every time we open our door onto our patio it
barks loudly and throws itself onto the fence;

We have lived in Perth for almost 50 years and never had a cross word with
neighbours;

People have been coming round and asking what is happening here;

How is Rab going to manage this is beyond us, he has a problem with his
mobility.

Everytime we complain to Rob his answer is the same ‘ they are just young lads
doing what young lads do’.

He doesn't answer phone calls or door knocking;

Also most of the properties around here will be devalued after people have lived
here for many years and put a lot of time and money on their homes.

. With regard to matters for the Police, please see officer response to submission 1, officer

comment 4 (above).

. With regard to anti-social behaviour please see the Officer response to submission 1,

officer comment 1 (above).With regard to Management of the premises, please see
officer response to Submission 3, officer comment 1 (above).

. With regard to Management of the premises, please see officer response to Submission

3, officer comment 1 (above).

. With regard to objections relating to the premises impact upon surrounding property

values, these are not valid planning considerations in accordance with clause 67 of the
Planning and Development (Local Planning Schemes) Regulations 2015.
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Details Withheld

In response to the above mentioned subject my husband and | OPPOSE the
change of use to residential building at number 60 Duchart Way, Coogee.

We recently purchased our property under the impression that we were moving
into a “high-end” locality, and where we would not have to be concerned about
the comings and goings of several unrecognizable individuals.

To date, we have seen many young individuals who come and go at all times of
the day. This is of great concern to us, as we believe it may compromise the
safety of our home.

Additionally, and as mentioned, we have only recently moved into the street, but
have already noticed reckless driving in the street by some occupants of number
60 Duchart Way. This is also very concerning to us as we have very young
grandchildren that will very often visit us, and who like to walk to the park.

We have also recently been advised that over the past two years, there has been
violence and fighting in the street, and that the police have regularly visited the
property. It is also of great concern that there has been suspected drug dealing
from the property.

So, to conclude, we hope the council will take into great consideration the input
from the residents, who we believe, the majority will also NOT be in favour of this
proposed residential building change.

. With regard to objections relating to property values, please see officer response to

submission 9, officer comment 4 (above).

. With regard to traffic and parking objections, please see the officer response to

submission 1, officer comment 3 (above).

. With regard to matters for the Police, please see officer response to submission 1, officer

comment 4 (above).

11

Details Withheld

| have objection to the proposal plan of 60 Duchart way Coogee for following
reason:

1- They are very noisy specially at night

2- Many time police and Gosafe were called to that address and their behaviour
scared us .

3- we are elderly people we respect our neighbours but they don't respect at all
"l wish my name to be withheld from any public documents "

. With regard to objections pertaining to noise, please see the officer response to submission

1, officer comments 2 (above).

. With regard to anti-social behaviour please see the Officer response to submission 1,

officer comment 1 (above).With regard to Management of the premises, please see
officer response to Submission 3, officer comment 1 (above).
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14.2 Finance

14.2.1  (2022/MINUTE NO 0230) Payments Made from Municipal Fund and
Local Procurement Summary - September 2022

Author Stuart Downing

Attachments 1. Payments Report - September 2022 1
2. Credit Card Expenditure Report - August 2022
3. Fuel Cards Report - August 2022 1

Officer Recommendation/Council Decision
MOVED Cr C Reeve-Fowkes SECONDED Cr T Dewan
That Council:

(1) RECEIVES the list of payments from the Municipal Fund during the month of
September 2022, as attached to the Agenda.

CARRIED UNANIMOUSLY 10/0

Background

Council has delegated its power to make payments from the Municipal or Trust Fund
to the Chief Executive Officer and other sub-delegates under Delegated Authority
‘Local Government Act 1995 - Payment from Municipal and Trust Funds’.

Regulation 13(1) of the Local Government (Financial Management) Regulations 1996
requires a list of accounts paid under this delegation to be prepared and presented to
Council each month.

It should be noted that the City no longer holds any funds within the Trust Fund,
following legislative amendments requiring public open space (POS) cash in lieu
contributions to now be held in Municipal reserves.

Submission
N/A
Report

Payments made under delegation during the month of September totalled $19.735
million, and a listing of these is attached to the agenda for review by Council.

These comprise:

e EFT payments (suppliers and sundry creditors) - $16.432 million (945 payments)
e Payroll payments - $3.174 million (2 fortnights)

e Corporate credit cards — total of $85,293 (64 cards used)

e Bank transactional fees (BPay and merchant fees) - $42,670.
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The City makes several payment runs each month to ensure its trade suppliers are
paid on a timely basis, particularly those that are local and small businesses.

Also attached is the monthly credit card payments report, showing August
transactions (paid in September) by cardholder position. There were two transactions
made on the CEQ’s credit card, totalling $56, both for News Limited subscriptions.

The City’s fuel card report for August (paid in September) shows total spending of
$26,558, restricted to fuel purchases for the City’s fleet.

Local Procurement

Monthly statistics on local and regional procurement spend are summarised below,
showing the spend amounts and percentages against total spend:

Procurement Report - Local Buy Summary & Trends September 2022
Monthly Total SWG Spend  $1,505,543 CoClocal$  33.5% Local/Regional § 43.3%
Statistics CoC Local Spend  $1,166,956 CoClocal%  26.2% Local/Regional % 33.8%

In September, local spending within Cockburn made up 33.5 percent of the City’s
monthly spend, comprising 26.2 percent of all procurement transactions made for the
month.

Within the Perth South West region, this increased to 43.3 percent of monthly spend
from 33.8 percent of transactions.

The following one year rolling chart to September 2022 tracks the City’s procurement
spend with businesses located within Cockburn and the Perth South West region:

Local Economy - Procurement Spend (Cumulative)

Tl $65,999 480 Hith
$60M - 60%
. 0% $51,008,760 $60,566,549 $46,812,528
S0M -
SHO.A4D 168 "= === == mm e __ 46.0% $41,251,273 50%
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@ $20 M |§33,453 988 32.9% 3;-7;., ----------------------------- 51'979; ------------- 51-_;9;“"“-3;5% 0%
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Cml Reglonal (SWGE) § Crl CoC Local § = = — - Cmi Regional (SW\G) % on Total ~ — ===== Crnl Col % on Total
The rolling 12-month cumulative local Cockburn spend was $46.81 million,
representing 31.5 percent of the City’s total spend, with $65.99 million or 44 .4
percent of total spend within the Perth South West regional area.
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These results track the City’s performance in achieving Council’s “local and regional
economy” principle contained within its Procurement Policy (i.e. a buy local
procurement preference).

Strategic Plans/Policy Implications

Local Economy

A sustainable and diverse local economy that attracts increased investment and
provides local employment

e Thriving local commercial centres, local businesses, and tourism industry.

Listening and Leading

A community focused, sustainable, accountable, and progressive organisation

e Best practice Governance, partnerships, and value for money

e High quality and effective community engagement and customer service
experiences.

Budget/Financial Implications

All payments made have been provided for within the City’s Annual Budget, as
adopted and amended by Council.

Legal Implications

This item ensures compliance with s6.10(d) of the Local Government Act 1995 and
Regulations 12 and 13 of the Local Government (Financial Management)
Regulations 1996.

Community Consultation

N/A

Risk Management Implications

Council is receiving the list of payments already made by the City under delegation in
meeting its contractual obligations.

This is a statutory requirement and allows Council to review and clarify any payment
that has been made.

Advice to Proponents/Submitters
N/A
Implications of Section 3.18(3) Local Government Act 1995

Nil
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SEPTEMBER 2022 PAYMENT LISTING
MUNICIPAL FUND

PAYMENT |[ACCOUNT |PAYEE PAYMENT DESCRIPTION DATE VALUE $
No. No.

EF152576 |27874 Smartsalary Salary Packaging/Leasing Administration 10972022 2,384 31
EF152577 |10152 Aust Services Union Payroll Deductions 2/09/2022 784.90
EF152578 [10154 Australian Taxation Office Payroll Deductions 2/09/2022 486,402.00
EF152579 [10305 Child Support Agency Payroll Deductions 2/09/2022 1,086.01
EF152580 [11001 Local Government Racing & Cemeteries Employees Union Lgrceu |Payroll Deductions 2/09/2022 44.00
EF152581 [19726 Health Insurance Fund Of Wa Payroll Deductions 2/09/2022 923.35
EF152582 (27874 Smartsalary Salary Packaging/Leasing Administration 2/09/2022 11,284 30
EF152583 |26987 Cti Risk Management Security - Cash Collection 6/09/2022 2,168.65
EF152584 |99997 Family Day Care Fdc Payment We 04/09/2022 8/09/2022 45,335 96
EF152585 |26987 Cti Risk Management Security - Cash Collection 13/09/2022 1,809.25
EF152586 [27475 Lara Kirkwood Monthly Elected Member Allowance 13/09/2022 473.00
EF152587 |28364 Behind Pty Ltd Entertainment - Band 13/09/2022 1,925.00
EF152588 |10058 Alsco Pty Ltd Hygiene Services/Supplies 16/09/2022 313.56
EF152589 [10086 Arteil Wa Pty Ltd Ergonomic Chairs 16/09/2022 7,018 00
EF152590 [10097 Blackwoods Atkins Engineering Supplies 16/09/2022 471.30
EF152591 (10170 Macri Partners Auditing Services 16/09/2022 770.00
EF152592 (10184 Benara Nurseries Plants 16/09/2022 4192 30
EF152593 |10201 Big W Discount Stores Various Supplies 16/09/2022 19.00
EF152594 10207 Boc Gases Gas Supplies 16/09/2022 85476
EF152595 |10221 Bp Australia Pty Ltd Diesel/Petrol Supplies 16/09/2022 26,558.23
EF152596 |10226 Bridgestone Australia Ltd Tyre Services 16/09/2022 17,756.41
EF152597 [10239 Budget Rent A Car - Perth Motor Vehicle Hire 16/09/2022 1,249.91
EF152598 |10246 Bunnings Building Supplies Pty Ltd Hardware Supplies 16/09/2022 3,846.04
EF152599 (10333 Cjd Equipment Pty Ltd Hardware Supplies 16/09/2022 2,660.77
EF152600 [10359 Cockburn Painting Service Painting Supplies/Services 16/09/2022 12,610.40
EF152601 |10368 Cockburn Wetlands Education Centre Community Grant 16/09/2022 103.00
EF152602 [10384 Progility Pty Lid Communication Services 16/09/2022 1,910.70
EF152603 |10483 Landgate Mapping/Land Title Searches 16/09/2022 10,967 .43
EF152604 (10528 Easifleet Vehicle Lease 16/09/2022 921.52
EF152605 |10535 Workpower Incorporated Employment Services - Planting 16/09/2022 19,773.18
EF152606 |10589 Fines Enforcement Registry Fines Enforcement Fees 16/09/2022 2,106 .00
EF152607 |10611 Forpark Australia Playground Equipment 16/09/2022 1,371.70
EF152608 [10655 Ghd Pty Ltd Consultancy Services 16/09/2022 10,450.00
EF152609 (10783 Jandakot Metal Industries Pty Ltd Metal Supplies 16/09/2022 864 .60
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EF152610 (10787 Jandakot Accident Repair Centre Panel Beating Services 16/09/2022 3,000.00
EF152611 |10794 Jason Signmakers Signs 16/09/2022 2,591.82
EF152612 |10879 Les Mills Aerobics Instruction/Training Services 16/09/2022 1,536.48
EF152613 |10888 Lj Caterers Catering Services 16/09/2022 2,900.43
EF152614 |10892 Local Government Professionals Australia Wa Subscription 16/09/2022 1,070.00
EF152615 |10918 Main Roads Wa Repairs/Maintenance/Funding Contribution 16/09/2022 3,422 .86
EF152616 |10938 Mrp Pest Management Pest & Weed Management 16/09/2022 1,045.76
EF152617 (10942 Mcgees Property Property Consultancy Services 16/09/2022 9,350.00
EF152618 [10944 Mecleods Legal Services 16/09/2022 10,683.33
EF152619 |10991 Beacon Equipment Mowing Equipment 16/09/2022 1,421.00
EF152620 |11028 Neverfail Springwater Ltd Bottled Water Supplies 16/09/2022 198.63
EF152621 |11032 Noise & Vibration Measurement Systems Measuring Equipment/Services 16/09/2022 1,056.00
EF152622 |11036 Northlake Electrical Pty Ltd Electrical Services 16/09/2022 98,422.65
EF152623 |11244 Research Solutions Pty Ltd Research Services 16/09/2022 18,143.01
EF152624 (11247 Richgro Wa Gardening Supplies 16/09/2022 327 36
EF152625 |11284 The Royal Life Saving Society Wa Inc Pty Ltd Training Services 16/09/2022 118.50
EF152626 |11307 Satellite Security Services Pty Ltd Security Services 16/09/2022 6,935 94
EF152627 [11308 Boss Industrial Formally Sba Supplies Hardware Supplies 16/09/2022 5,084.78
EF152628 (11311 Scitech Entertainment Services 16/09/2022 450.00
EF152629 |11334 Shenton Pumps Pool Equipment/Services 16/09/2022 14,214 29
EF152630 |11387 Bibra Lake Soils Soil & Limestone Supplies 16/09/2022 1,088.00
EF152631 [11425 Resource Recovery Group \Waste Disposal Gate Fees 16/09/2022 1,080.00
EF152632 |11469 Sports Turf Technology Pty Ltd Turf Consultancy Services 16/09/2022 4,317.50
EF152633 |11483 St John Ambulance Aust Wa Operations First Aid Courses 16/09/2022 681.00
EF152634 (11557 Technology One Ltd It Consultancy Services 16/09/2022 97020
EF152635 |11609 Thomson Reuters (Professional) Australia Limited Software Support/Licence Fees 16/09/2022 29,214 83
EF152636 [11625 Nutrien Water Reticulation Supplies 16/09/2022 9,049 68
EF152637 [11699 Vernon Design Group Architectural Services 16/09/2022 675.00
EF152638 |11710 Volunteering Wa Subscriptions 16/09/2022 330.00
EF152639 (11726 Wa Limestone Limestone Supplies 16/09/2022 5,136 42
EF152640 [11787 Department Of Transport Vehicle Search Fees 16/09/2022 1,053.70
EF152641 11793 Western Irrigation Pty Ltd Irrigation Services/Supplies 16/09/2022 10,003 08
EF152642 |11795 Western Power Street Lighting Installation & Service 16/09/2022 3,300.00
EF152643 |11806 Westrac Pty Ltd Repairs/Mtnce - Earthmoving Equipment 16/09/2022 2,288 52
EF152644 (11841 Yangebup Family Centre Inc Venue Hire / Grants & Donations 16/09/2022 500.00
EF152645 [12153 Hays Personnel Services Pty Ltd Employment Services 16/09/2022 34,654.94
EF152646 (12207 Civica Pty Ltd Software Support/Licence Fees 16/09/2022 92.400.00
EF152647 |12249 Family Day Care Wa Membership Renewal 16/09/2022 400.00
EF152648 [12796 Isentia Pty Ltd Media Monitoring Services 16/09/2022 1,496 00
EF152649 [13150 Western Australian Electoral Commission Election Expenses 16/09/2022 61,996.63
EF152650 [13779 Porter Consulting Engineers Engineering Consultancy Services 16/09/2022 1,650.00
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EF152651 (13825 Jackson Mcdonald Legal Services 16/09/2022 17,453.15
EF152652 |14350 Baileys Fertiliser Fertiliser Supplies 16/09/2022 T47.76
EF152653 |15271 Ple Computers Pty Ltd Computer Hardware 16/09/2022 110.00
EF152654 |15393 Stratagreen Hardware Supplies 16/09/2022 1,976.98
EF152655 [15588 Natural Area Consulting Management Services Weed Spraying 16/09/2022 33,660.00
EF152656 (15746 Western Australia Police Service Police Clearances 16/09/2022 204.00
EF152657 |15850 Ecoscape Australia Pty Ltd Environmental Consultancy 16/09/2022 2,860.00
EF152658 (16064 Cms Engineering Airconditioning Services 16/09/2022 7,412 43
EF152659 [16107 Wren Qil \Waste Disposal Services 16/09/2022 33.00
EF152660 [16396 Mayday Rental Road Construction Machine Hire 16/09/2022 28,017.00
EF152661 |16653 Complete Portables Pty Ltd Supply & Hire Of Modular Buildings 16/09/2022 990.78
EF152662 |16846 Action Glass & Aluminium Glazing Services 16/09/2022 343.64
EF152663 |16985 Wa Premix Concrete Supplies 16/09/2022 1,222.98
EF152664 [17555 Maia Financial Equipment Lease Payments 16/09/2022 17,618.28
EF152665 [17600 Lightforce Asset Pty Ltd (Erections!) Guard Rails 16/09/2022 16,327 96
EF152666 |18126 Dell Australia Pty Ltd Computer Hardware 16/09/2022 23,297 .91
EF152667 |18272 Austraclear Limited Investment Services 16/09/2022 158.93
EF152668 [18533 Friends Of The Community Inc. Daonation 16/09/2022 4,800.50
EF152669 |18962 Sealanes (1985) P/L Catering Supplies 16/09/2022 77414
EF152670 |19349 Wrightway Road Training Pty Ltd Driver Training 16/09/2022 616.00
EF152671 [19533 Woolworths Ltd Groceries 16/09/2022 2,034.77
EF152672 |19541 Turf Care Wa Pty Ltd Turf Services 16/09/2022 2237213
EF152673 [19776 Josh Byme & Associates Environmental Consultant 16/09/2022 539.00
EF152674 |20000 Aust West Auto Electrical Pty Ltd Auto Electrical Services 16/09/2022 24,408.10
EF152675 20146 Data#3 Limited Contract It Personnel & Software 16/09/2022 833.04
EF152676 (20247 Da Christie Pty Ltd Parks & Recreational Products 16/09/2022 396.00
EF152677 |20546 Pacific Biologics Pty Ltd Insecticides/Pesticides-Mosquito Control 16/09/2022 2.,604.80
EF152678 (21139 Austraffic Wa Pty Ltd Traffic Surveys 16/09/2022 4,158.00
EF152679 |21291 The Worm Shed Environmental Education 16/09/2022 2,140.00
EF152680 (21294 Cat Haven Animal Services 16/09/2022 2,827.28
EF152681 [21577 Lavan Legal Services 16/09/2022 85,073.70
EF152682 21627 Manheim Pty Ltd Impounded Vehicles 16/09/2022 2,338.60
EF152683 |21665 Mmj Real Estate (Wa) Pty Ltd Property Management Services 16/09/2022 25,127.82
EF152684 |21744 Jb Hi Fi - Commercial Electronic Equipment 16/09/2022 4,322 88
EF152685 (21747 Unicare Health \Wheelchair Hire 16/09/2022 3,180.00
EF152686 |21934 Phoenix Podiatry Podiatry Services 16/09/2022 85.00
EF152687 [21946 Ryan's Quality Meats Meat Supplies 16/09/2022 1,413 86
EF152688 [22106 Intelife Group Services - Daip 16/09/2022 5,395.08
EF152689 |22308 Department Of Primary Industries & Regional Development Weed Control Services/Lab Analysis 16/09/2022 11,150 50
EF152690 |22553 Brownes Food Operations Catering Supplies 16/09/2022 484.21
EF152691 [22658 South East Regional Centre For Urban Landeare Inc (Sercul) Urban Landcare Services 16/09/2022 8,752 .97
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EF152692 (22752 Elgas Limited Gas Supplies 16/09/2022 313.40
EF152693 |22806 Chevron Australia Downstream Fuels Pty Ltd Fuel Supplies 16/09/2022 88,389.07
EF152694 |22913 Opal Australian Paper Envelopes 16/09/2022 552.96
EF152695 |22969 National Local Government Customer Service Network Inc Benchmarking 16/09/2022 533.50
EF152696 |23351 Cockburn Gp Super Clinic Limited T/A Cockburn Integrated Health |Leasing Fees 16/09/2022 1,113.29
EF152697 |23457 Totally Workwear Fremantle Clothing - Uniforms 16/09/2022 2,779.93
EF152698 |[23550 Henricks Consulting Pty Ltd Consultancy Services - Human Resources 16/09/2022 2,299 .00
EF152699 |23685 Astro Synthetic Tu