ORDINARY COUNCIL MEETING
7.00pm, 15 December, 2002
Civic Centre,
Dundebar Road, Wanneroo

Public Question & Statement Time
Council allows a minimum of 15 minutes for public questions and statements at each Council meeting. If
there are not sufficient questions to fill the allocated time, the person presiding will move on to the next
item. If there are more questions than can be dealt with in the 15 minutes allotted, the person presiding
will determine whether to extend question time.
Protocols
During the meeting, no member of the public may interrupt the meeting’s proceedings or enter into
conversation. Each person seeking to ask questions during public question time may address the council
for a maximum of 3 minutes each.
Members of the public wishing to submit written questions are requested to lodge them with the Chief
Executive Officer at least 30 hours prior to the start of the meeting.
The person presiding will control public question time and ensure that each person wishing to ask a
question is given a fair and equal opportunity to do so. A person wishing to ask a question should state his
or her name and address before asking the question. If the question relates to an item on the agenda, the
item number should also be stated.
The following general rules apply to question and statement time:


Questions should only relate to the business of the council and should not be a statement or personal
opinion.



Only questions relating to matters affecting Council will be considered at an ordinary meeting, and
at a special meeting only questions that relate to the purpose of the meeting will be considered.
Questions may be taken on notice and responded to after the meeting.



Questions may not be directed at specific members of council or employees.



Questions & statements are not to be framed in such a way as to reflect adversely on a particular
Elected Member or Officer.



The first priority will be given to persons who are asking questions relating to items on the current
meeting agenda.



The second priority will be given to public statements. Only statements regarding items on the
agenda under consideration will be heard.

Deputations
The Mayor and Councillors will conduct an informal session on the same day as the meeting of the
Council at the Civic Centre, Wanneroo, commencing at 6.15pm where members of the public may, by
appointment, present deputations. If you wish to present a deputation please submit your request for a
deputation in writing addressed to the Chief Executive Officer or fax through to Executive Services on
9405 5097.



A time period of 15 minutes is set aside for each deputation.
Deputations shall not exceed five (5) persons in number and only three (3) of those persons shall be
at liberty to address the Council and to respond to questions the Mayor and Councillors may have.

Please ensure that mobile phones are switched off before entering the Council Chamber. Any queries on
this agenda, please contact Executive Services on 9405 5027 or 9405 5018.

Recording of Council Meetings Policy

Objective
 To ensure that there is a process in place to outline access to the recorded proceedings of Council.
 To emphasise that the reason for tape recording of Council Meetings is to ensure the accuracy of
Council Meetings.

Statement
Recording of Proceedings
(1)

Proceedings for meetings of the Council, of electors and of the Audit Committee shall be recorded,
by the City, on sound recording equipment except, in the case of meetings of the Council or the
Audit Committee, where the Council or the Committee, as the case may be, closes the meeting to
the public.

(2)

Notwithstanding sub clause (1), proceedings of a meeting of the Council or of the Audit Committee
which is closed to the public shall be recorded where the Council or the Audit Committee, as the
case requires, resolves to do so.

(3)

No member of the public is to use any electronic, visual or vocal recording device or instrument to
record the proceedings of the Council or a committee without the written permission of the Council.

Access to Recorded Tapes
(4)

Members of the public may purchase a copy of the taped proceedings or alternatively listen to
recorded proceedings with the supervision of a City Officer.

(5)

Elected Members may listen to a recording of the Council proceedings upon request, free of charge.
However, no transcript will be produced without the approval of the Chief Executive Officer.

(6)

Costs of providing taped proceedings to members of the public will be the cost of the tape plus staff
time to make the copy of the proceedings. The cost of supervised listening to recordings will be the
cost of the staff time. The cost of staff time will be set in the City’s schedule of fees and charges
each year.

Retention of Tapes
(7)

Recordings pertaining to the proceedings of Council Meetings shall be retained in accordance with
the Library Board of Western Australia Act (1951-83), General Disposal Authority for Local
Government Records. The current requirement for the retention of recorded proceedings is thirty
(30) years.

Disclosure of Policy
(8)

This policy shall be printed within the agenda of all Council, Special Council, Electors and Special
Electors and the Audit Committee meetings to advise the public that the proceedings of the meeting
are recorded.

Notice is given that the next Ordinary Council Meeting will be held at the Civic Centre,
Dundebar Road, Wanneroo on Tuesday 15 December, 2002 commencing at 7.00pm.

C JOHNSON
Chief Executive Officer
17 December 2002
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Reports

Declarations of Interest by Elected Members, including the nature and
extent of the interest. Declaration of Interest forms to be completed and
handed to the Chief Executive Officer.
Planning and Development
Policies & Studies
Review of the Two Rocks - Yanchep Foreshore Management Plan
File Ref:
Responsible Officer:
Disclosure of Interest:
Attachments:

S01/0001V01
Director, Planning and Development
Nil
2

Issue
To consider a review of the Two Rocks – Yanchep Foreshore Management Plan.

Background
In 1997, Council adopted the Two Rocks – Yanchep Foreshore Management Plan (FMP) in
respect to the foreshore reserves adjacent to the Two Rocks and Yanchep town sites.
In 1997, Council also adopted a FMP in respect to the foreshore reserve adjoining Lot 614 to
the immediate south of the existing Yanchep Townsite (known as the Ocean Lagoon estate).
Since this time, the following major issues have been identified:
1.

The current location of the Yanchep Surf Life Saving Club building has been found to
be inappropriate for future expansion and adequate surveillance.

2.

The construction of the dual use paths in certain areas would require a high degree of
earthworks within the foreshore due to the undulating terrain of the foreshore area.

In view of these issues it was considered appropriate that the FMPs be reviewed.
In May 2001, the Western Australian Planning Commission granted conditional subdivision
approval in respect to a portion of Lot 614. This subdivision design made provision for an
area of public open space adjoining the foreshore reserve. One of the conditions required the
applicant to carry out a review of the Foreshore Management Plan for the foreshore adjoining
Lot 614 to incorporate the public open space. As the City is now reviewing the FMPs, this
matter is also included in the review.
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Detail
The main issues that have been identified in this review are as follows:
1.

The revised location of the Yanchep Surf Life Saving Club Building.

2.

A review of the need for the future link road bypassing the Yanchep lagoon area in view
of the impact this link will have on the foreshore environment.

3.

Regularising the current carparking areas.

4.

The identification of the most suitable alignment of a dual-use pathway connecting the
existing dual-use path on the foreshore abutting Foreshore Vista and the proposed dualuse path on the foreshore abutting Compass Circle.

5.

Complementing Foreshore Management Plan proposals with the recommendations of
Bush Forever.

6.

A review of the recommendations relating to a Free Beach and Animal Exercise Area.

7.

A general review of the other recommendations of the current FMP’s.

Consultation
Prior to undertaking the review, relevant extracts of the current FMP reports were forwarded
to key community and environmental groups in the Two Rocks and Yanchep areas, inviting
submissions on any matters that they consider appropriate for the Review. The City received
two responses to this initial consultation, one from the Royal Life Saving Society Australia
and the second from the Wider Horizons Action Group, Two Rocks. The issues identified by
these groups have been incorporated into the review.
Once the draft review is adopted by Council, a full consultation program will be undertaken
with both the community and relevant Government agencies. The consultation period for
FMP’s is normally 6 weeks. In view of the upcoming Christmas/New Year holiday period
however, it is recommended that the consultation period be extended to eight weeks in this
case and will include a forum where local residents can discuss the proposal with City
administration.

Comment
Copies of the revised draft FMP and the original FMPs have been provided in the Elected
Members Reading Room.
A detailed list of the management strategies is set out in Attachment 1 to this report. Each
management strategy has been allocated a timeframe for implementation. The major
management strategies relating to the issues listed in the Detail section above are briefly
discussed below.
Proposed location of the Yanchep Surf Life Saving Club Building.

CITY OF WANNEROO AGENDA OF ORDINARY COUNCIL MEETING 15 DECEMBER, 2002

4

In consultation with a representative of the Surf Life Saving Club two alternative sites were
considered. One of the sites was adjacent to the existing kiosk and the other in an elevated site
to the north of the kiosk. Of these two options, the second option was considered suitable as
the other option could have conflicted with the operation of the kiosk at least during the
construction phase.
Constructing the possible future link road in the short-term rather than in the long-term.
In the original FMP this link road was proposed as a possible proposal when traffic increases
on Brazier Road. The 1997 traffic count on Brazier Road at the lagoon area was about 750
average weekday traffic (AWT). In the absence of a current traffic count, considering the
increase in the population of Yanchep since 1997, which is about 1 1/2 times, it is assumed that
the volume of traffic could have increased at the same proportion, ie: approximately 1200
AWT. In view of the low volume of traffic it is considered appropriate that the link road be
dealt as a long-term proposal.
Dual-use pathway connecting Foreshore Vista and Compass Circle.
The previous FMP for Lot 614 depicted a dual use path linking Foreshore Vista and Compass
Circle. Since construction of a concrete surface dual use pathway would disrupt the dunes and
the vegetation, it is recommended that this dual use path be constructed partly concrete (where
the terrain is fairly flat) and partly as a boardwalk (where the terrain is undulating).
Free Beach and Animal Exercise Area (horses.)
In the previous Two Rock – Yanchep FMP, a Free Beach and an Animal Exercise Area
(Horses) were proposed in the foreshore reserves to the north and south of Yanchep Townsite
respectively. These sites adjoin landholdings, which are now being subject to detailed
planning by the respective landowners. It is considered appropriate that these proposals be
reconsidered as part of the planning of these landholdings.
General review of the other recommendations of the current FMPs.
The general recommendations of the existing FMPs are considered appropriate and are
included in the review.
The plans outlining the locations of the various recommendations are set out in Attachment
2.

Statutory Compliance
Nil

Strategic Implications
The draft Foreshore Management Plan review is consistent with the Environmental
Sustainability and Healthy Communities Goals of the City’s Strategic Plan. These goals
provide for the protection and enhancement of the natural environment and the provision of
quality services and infrastructure.
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Policy Implications
Nil

Financial Implications
The FMP makes recommendations for a series of capital and ongoing management works
within the foreshore areas adjacent to the Two Rocks and Yanchep Townsites. The
implementation of the FMP will therefore have financial implications for the City. The
adopted FMP will however represent a framework in which works should be undertaken and
therefore as a basis upon which the capital works program and annual budgets should be
based.

Voting Requirements
Simple Majority.

Recommendation
That Council ENDORSES the management strategies and plans contained within the
draft review of the Two Rocks – Yanchep Foreshore Management Plan as outlined in
Attachments 1 and 2 of this report and ADVERTISES the management strategies and
plans for a period of 8 weeks.
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ATTACHMENT 1
PAGE 1 OF 4
FORESHORE MANAGEMENT PROPOSALS

Proposals

Rating

Responsible
Agency

H
H
H

COW
COW
COW

H

COW

H

COW

H

COW

H

COW

H

COW

H

COW

H

COW

H

COW

H

COW

H

COW

General Recommendation Proposals
1.
2.
3.

Dune Stabilisation and Rehabilitation
Provision of appropriate signage
Establishment of fencing

Specific Recommendation Proposals
YANCHEP
Sector 1
Short-term Proposals
1
Provide a 2.5 metre wide dual use path
adjacent to the coast
2.
Create a strong pedestrian link between the
Kiosk and the beach
3
Provide outdoor showers and foot-washing
facilities near the beach access
4
Upgrade the access road to the Surf Life
Saving shed as the club intends to use it as a
storage place in the future when the club
building is built elsewhere
5
Upgrade the existing limestone walls, steps
and other site structures
6
Paint the toilets in Fisherman’s Hollow to
match the Kiosk
7
Establish a signage colour scheme of grey,
blue, and sand
8
Provide timber steps to link Fisherman’s
Hollow with the beach
9
Upgrade Brazier Road to the Australian
standards by providing appropriate traffic
calming proposals and a dual use path
10
Upgrade the carpark to Fisherman’s Hollow
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Upgrade and regularise the existing
carparking areas around the kiosk including
clearly marking the parking bays and the
vehicular movements.
Long term Proposals
1
Relocate the existing coastal road through the
dunes to the east of the kiosk
2
Close a portion of Brazier Road and create a
recreational node
3
Extend the carparks as a result of the road
closure
4
Create a vehicle look-out and pedestrian lookout on the high dunes overlooking the ocean
to the east of the kiosk.
5
Convert the kiosk into a restaurant.
Sector 2
1
Provide a 2.5m dual use path to the western
verge of Brazier Road
2
Formalise beach access path and construct
steps at beach egress
3
Replace dog exercise sign with smaller, more
attractive sign
4
Employ traffic calming measures for Brazier
Road
Sector 3
1
Provide a 2.5m dual use path to the western
verge of Compass Circle and Brazier Road
2
Formalize the access track at the southern end
of Compass Circle
3
Upgrade the carparks
4
Retain pine post and rail system of access
control and monitor
5
Construct a new carpark at the northern end
of the Sector
6
Repair existing paths and realign western
egress to face away from the south west
7
Revegetate disturbed areas of dunes with
brushing and planting

H

COW

L

COW

L

COW

L

COW

L

COW

L

COW

H

COW

H

COW

H

COW

H

COW

H

COW

H

COW

H
H

COW
COW

H

COW

H

COW

H

COW
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Employ traffic calming measures for Brazier H
Road.
Sector 4

COW

1
2

COW
COW

Protection of landforms and vegetation
H
Provision of pedestrian accessways, dual use H
paths and lookouts, parking areas, public
facilities, landscaping, fencing and signs
3
Construction of a carpark within the public H
open space adjoining the foreshore reserve
TWO ROCKS

Peet & Co.

Sector 1
1

Provide a 2.5m wide dual use path linking
Leeman’s Boat Landing to the Yanchep
Lagoon
2
Retain and upgrade one of the tracks linking
Two Rocks Road and beach. Close off and
rehabilitate the remainder
3
Fence boundary with Two Rocks Road to
prevent vehicle access
4
Re-contour old sand pit to stable gradients
and revegetate
5
Integration of the future development of the
Urban Development zone by way of
providing beach accessways
Sector 2
1

2

H

COW

H

COW

H

COW

H

COW

M

COW & Pyrford
Court Pty Ltd

Develop a major sea-side park at Leeman’s M
Boat Landing with showers, path access to the
beach, carparking, and provision for a kiosk
and change rooms and extension to the
existing toilets
Fence and protect areas of dune vegetation M
from off road vehicles

COW

COW
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Sector 3
1

Council to work with Tokyu Corporation to M
prepare and implement a plan for the
foreshore area, which provides for the
pedestrian experience as well as providing
adequate carparking
2
Integration of the future development of Part M
Lot 50 with the marina by providing
appropriate pedestrian links
Sector 4

COW

1

COW

2

Build stabilising structures or use other L
methods to alter the coastal dynamics of the
coast to the north of the marina
Restore the existing northern beach H
accessway

COW
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AUSTRALIAN
PLANNING
COMMISSION
ENDORSEMENT OF THE CITY’S LOCAL CENTRES
STRATEGY

File Ref:
Responsible Officer:
Disclosure of Interest:
Author:
Attachments

S09/0003V01
Director, Planning and Development
Nil
Ian Bignell
Nil

Issue
To consider adopting several modifications to the City’s Centres Strategy required by the
Western Australian Planning Commission (WAPC).

Background
On 8 August 2000, Council resolved to finally adopt its Centres Strategy as a planning policy
under former Town Planning Scheme No 1 (TPS1), and to refer the final Centres Strategy to
the WAPC with a request for its endorsement as a Local Commercial Strategy pursuant to the
Metropolitan Centres Policy (see item W224-8/00).
The WAPC endorsement as a Local Commercial Strategy provides the basis for consideration
and determination of development proposals, structure plans and rezoning proposals, and for
delegation of development control powers from the WAPC to the City to determine major
commercial developments consistent with the endorsed Strategy.
In late 2001, the WAPC advised it had resolved to endorse the Centres Strategy as a Local
Commercial Strategy, subject to several modifications. These modifications are as follows:







The Strategy definition of 'Main Street' is to conform with that in the Metropolitan Centres
Policy;
The classification of the Wanneroo, Clarkson and Butler Town Centres is to be modified
from 'regional centre' to 'district centre';
Table 5.2 (Centres Floorspace Guide) is to be modified by changing the title to ‘Retail
Nett Lettable Area for Centres’, changing the column heading ‘Planned Size NLA’ to
‘Maximum NLA’, and deleting the ‘Viable by 2006’ column;
Any modifications to the Strategy resulting from the Butler Charrette process to be
pursued through the Scheme amendment process;
Girrawheen (Newpark) District Centre to be restricted to 10,500sqm maximum retail
floorspace;
Madeley (Kingsway City) District Centre to be shown with 20,000sqm maximum retail
floorspace, with Points and Strategy Measures as per the draft Strategy (with one
modification to adjust the floorspace from 19,400sqm to 20,000sqm in Point T1/D1).

In addition, the WAPC resolved to advise that an amendment to District Planning Scheme No.
2 (DPS2) should be initiated by the City to include the Local Commercial Strategy retail
floorspace figures in the Scheme.
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A report was presented to Council’s meeting of 26 February 2002 for consideration of the
WAPC endorsement (item PD10-02/02). Following a deputation from the owners of
Newpark Shopping Centre, Girrawheen, Council resolved to refer the matter back to
Administration for further investigation. It is understood the purpose of deferral was to
provide an opportunity for the Newpark owners to seek clarification and/or reconsideration
from the WAPC of its position to allow expansion of the Madeley (Kingsway City).
Submissions were prepared and submitted to the City and DPI from the owners of Newpark,
Wanneroo Central and Alexander Heights Shopping Centres objecting to the WAPC decision
to permit early expansion of Kingsway City. A further submission was also made from the
owners of Kingsway City seeking equal consideration of its position. After a lengthy delay,
the Department for Planning and Infrastructure (DPI) requested that the City should formally
request a reconsideration of the WAPC decision on Madeley and a letter was sent in
accordance with that request.
A copy of each of the recent submissions on the matter has been placed in the Elected
Members’ Reading Room.

Detail
The WAPC has now reconsidered its position on the Madeley District Centre and has resolved
to uphold the strategy points and measures for that centre as proposed in final Centres
Strategy document adopted by the City in August 2000 (see below). It also resolved to advise
that any future proposed expansion of this centre needs to be justified in accordance with
Statement of Planning Policy No 9 (Metropolitan Centres Policy), particularly with respect to
the potential adverse economic impacts on other centres in the hierarchy contained within that
Policy.
The relevant Strategy Measures for Madeley Centre as adopted by Council are as follows:
No expansion of Madeley Centre will be considered until it is demonstrated to the satisfaction
of Council that the population of the centre’s primary trade area, and improvement in the
trading performance of non-food shops for both this centre and nearby centres has reached a
level that according to Council warrants expansion to an area commensurate with Council’s
Centres Strategy. Any such expansion will not increase the total area above 20,000 m 2 nla.
The balance of the site should be subdivided off from the shopping centre site for mixed
business and service commercial uses.
Any further development of the centre and adjoining mixed business uses shall be subject to
an approved revised structure plan.
Madeley Centre is listed in Strategy Table 5.2: Centres Floorspace Guide at a planned
(maximum) retail NLA floorspace of 15,000sqm, and is listed accordingly in Schedule 3 of
DPS2.
Comments on the other modifications required by the WAPC in its endorsement of the
Centres Strategy are outlined in the Comments section below.
Consultation
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Widespread consultation was undertaken during the preparation of the Centres Strategy. The
WAPC considered the submissions received from this consultation before endorsing the
strategy. In addition, it is understood that the WAPC has considered the latest round of
submissions from the relevant centres owners involved.

Comment
In the main, it is considered that the modifications required by the WAPC do not present any
significant concerns for the City. It is important, however that Council is aware of the
modifications required by the WAPC and the ramifications thereof.
The modifications required by the WAPC are outlined and commented upon below.
Main Street Definition
The WAPC requires the definition of ‘Main Street’ to conform with the definition as given in
the Metropolitan Centres Policy (MCP).
The Centres Strategy and MCP definitions are provided below for comparison purposes:
Centres Strategy: ‘Main street’ planning principles as they apply to this centres strategy
include centre location at or near the junction of a major arterial road and main local road
(or ‘main street’), promotion of the centre as the community focus, and including mixed
commercial, administrative, community and residential uses which address the street frontage
and/or public domain. The majority of individual businesses (if not all) should be able to be
accessed by pedestrians directly from the street or public domain.
MCP: ‘Main Street’ means mixed use land developments fronting to a street in a manner
whereby pedestrian access to the majority of individual businesses can be achieved directly
from the street and/or where customer car parks on private property generally do not
separate the road reserve boundary from the front of a building.
The definition used in the Centres Strategy was derived from the MCP and other sources. It
also sought to complement the Strategy principles and Figure 1 - Main Street Principles in the
Strategy. Whilst it is considered the two definitions are generally consistent, the Centres
Strategy definition is more detailed, specific and tailored to local circumstances.
Although it is unfortunate that the WAPC has not recognised these circumstances and
supported the Centres Strategy definition, it is considered that the MCP definition is quite
adequate and should present no concerns.
Status of Wanneroo, Clarkson and Butler Town Centres
The WAPC requires that the classification/status of Wanneroo, Clarkson and Butler Town
Centres be modified from ‘regional centre’ to ‘district centre’ (which is consistent with the
MCP classifications of these centres).
The Centres Strategy designated Wanneroo, Clarkson and Butler as regional centres in the
centres hierarchy by virtue of their planned sizes (30,000sqm, 28,800sqm and 23,500sqm
NLA retail floorspace respectively) and range of functions, which Council consider more
appropriately classifies these centres as regional.
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Table 5.1 – Centre Hierarchy and Functions from the Centres Strategy, which is a more
detailed version of a similar table in the MCP, serves as a guideline to the key characteristics
of centres in the hierarchy. The table recommends a maximum floorspace for district centres
of 15,000sqm NLA retail, which is much lower than the planned sizes of the three centres in
question. It can also be seen that whilst the range of functions/uses for district and regional
centres is similar, there is certainly a broader scope of functions suggested for location at
regional centres (eg major recreational, leisure and entertainment facilities). Whilst the
differences between regional and district centres may arguably be ‘subtle’ (floorspace limits
aside), the emphasis in the Centres Strategy was on a functional hierarchy.
In the case of Wanneroo town centre, the Strategy promotes this centre as a regional centre
and “…..as the primary commercial, social and cultural centre for the City of Wanneroo
district, and as the preferred location for city administration, major offices and retailing as
well as a rich mix of leisure, entertainment, recreation and community facilities” (Strategy,
p.27).
Notwithstanding the considerations outlined above, the practical ramifications of the WAPC’s
position on these centres is not considered to be significant. In particular, the retail floorspace
limits for Wanneroo, Clarkson and Butler centres are retained in the Strategy, and Wanneroo
and Clarkson centres are included accordingly in Schedule 3 of DPS2. Further, as noted
above the range of functions of centres in Table 5.1 is intended to provide a guideline only
and the Strategy is intended to be a flexible policy.
Centres Floorspace Guide (Table 5.2)
The WAPC requires that Table 5.2 (Centres Floorspace Guide) be modified by changing the
title to ‘Retail Nett Lettable Area for Centres’, changing the column heading ‘Planned Size
NLA’ to Maximum NLA, and deleting the Viable by 2006 column.
The modifications to Table 5.2 are considered to be insignificant, except that the ‘Viable by
2006’ column was considered useful for Strategy information purposes, reflecting the results
of the consultants’ modelling on viable floorspace for specific centres for the Strategy period
to 2006.
Butler Charrette
The WAPC advises that any modification to the Local Commercial Strategy resulting from the
Butler Charrette should be pursued through the Scheme amendment process.
This is a minor matter, as the Strategy Measures for Butler-Jindalee (and other areas)
promotes review of the commercial structure for the area in the context of revised structure
planning. Retail modelling for the Butler-Jindalee area is one of the requirements of the
Butler-Jindalee District Structure Plan adopted by Council on 26 November 2002 (item LR0211/02). It is likely that this modelling will be finalised in time for inclusion in the DPS2
amendment that will need to be initiated to implement the various Centres Strategy
recommendations.
Girrawheen (Newpark) Centre
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The WAPC requires that the Girrawheen (Newpark) district centre be restricted to 10,500sqm
maximum retail floorspace (which is its current limit).
In its consideration of the Centres Strategy in August 2000, Council resolved to permit this
centre to expand to 15,000sqm, subject to justification that population in the centre’s trade
area could sustain such growth. This position taken by Council was based on the submission
received from the centre owners (Mair and Co), and was intended to provide equal
opportunity for Girrawheen to expand (subject to appropriate justification) as was afforded to
Madeley (Kingsway City) centre.
The DPI officer involved in assessing the Centres Strategy was requested to provide either the
WAPC meeting minutes (which was declined) or to provide justification for the WAPC
decision on this matter. The response provided was that the WAPC considered that there was
no rationale to allow an increase in floorspace to 15,000sqm for this centre.
It is noted that the City’s consultants responsible for preparation of the Centres Strategy
indicated in their report on submissions that the population in the Girrawheen centre’s primary
trade areas has already peaked and is now in decline, and this would result in a declining trade
potential for the centre of 10-13 percent by 2006 (the Strategy period). Based on this advice,
there is little prospect of the Girrawheen centre owners being able to provide any justification
for expansion of the centre in the future. There is, however, scope for diversification of the
centre into mixed business/commercial uses.
Implementation of Centres Strategy/Local Commercial Strategy
In order to implement the strategy, the City will need to modify its Local Planning Policy to
incorporate the WAPC's required modifications, and amend DPS2 to incorporate the endorsed
Local Commercial Strategy by reference and to address several specific matters listed in the
Strategy. It is expected that modification of the Local Planning Policy and the proposed
Scheme amendment would be subject of a report to Council in the near future, once the detail
of the changes has been prepared.
In addition to these changes, the Local Commercial Strategy will also be used as the basis for
considering development, rezoning and structure plan proposals in the future.
In accordance with the references in the MCP to Local Planning Strategies as noted above, it
is appropriate to hereafter refer to the endorsed Centres Strategy as a Local Planning Strategy:
Local Commercial Strategy.

Statutory Compliance
Nil

Strategic Implications
The endorsed Centres Strategy will be the strategic document that will guide the planning and
development of commercial centres until 2006. The strategy is consistent with the economic
development and healthy communities goals of the City’s strategic plan which seek to
maximise opportunities for balanced economic growth and to promote the provision of quality
services and infrastructure.
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Policy Implications
As outlined above, the Centres Strategy has been adopted by Council as a Local Planning
Policy pursuant to clause 8.11 of DPS2. Endorsement of the WAPC's required modifications
will necessitate modification of the Local Planning Policy.

Financial Implications
Nil

Voting Requirements
Simple Majority.

Recommendation
That Council:
1. ENDORSES the modifications required by the Western Australian Planning
Commission in its endorsement of the City's Centres Strategy as a Local Planning
Strategy: Local Commercial Strategy and the preparation of a Final document
accordingly.
2.

ADVISES the owners of Newpark, Wanneroo Central, Alexander Heights and
Kingsway City Shopping Centres of the outcome of the request for reconsideration
of the Western Australian Planning Commission position in relation to Madeley
centre.

3.

ACKNOWLEDGES that a further report on the modification of the Centres
Planning Policy and a proposed amendment to District Planning Scheme No 2 to
incorporate the endorsed Local Planning Strategy: Local Commercial Strategy will
be prepared in due course.
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Town Planning Schemes and Structure Plans
Proposed Amendment No. 21 to District Planning Scheme No. 2:
Additional Uses for Lot 27 (2048) Wanneroo Road, Neerabup
File Ref:
Responsible Officer:
Disclosure of Interest:
Author:
Attachments

TPS/0021
Director, Planning and Development
Nil
Phil Thompson
4

Issue
To consider an amendment to District Planning Scheme No. 2 (DPS2) to include Lot 28
(2048) Wanneroo Road, Neerabup in Schedule 2 of DPS2 to enable a number of additional
specified uses to be undertaken on that land.
Applicant
Owner
Location
Site Area
DPS 2 Zoning
MRS Zoning

Gray & Lewis
Mirco Bros Pty Ltd (under contract with A & M
Tenji)
Lot 27 (2048) Wanneroo Road, Neerabup
9.4039 hectares (ha)
General Rural and Parks and Recreation Reserve
Rural and Parks and Recreation Reserve

Background
The location of Lot 27 is shown on Attachment 1. It may be noted that Lot 27 is an ‘L’
shaped property with the north-eastern ‘leg’ portion of the lot extending into Lake Neerabup.
It is this north-eastern portion which is reserved Parks and Recreation under both the
Metropolitan Region Scheme (MRS) and DPS2.
Lot 27 is one of about 40 properties which lie between Wanneroo Road and Lake Neerabup.
In 1997, an application was made to the Council seeking rezoning of that area to Special
Residential to facilitate subdivision into lots ranging from approximately 2,000m² to 5,000m².
The application was withdrawn by the applicant when it was apparent that the Administration
report on the matter was likely to be unfavourable.
In the course of preparation of the City’s Interim Local Rural Strategy (LRS), a number of
owners in the area made submissions supporting the previous Special Residential proposal,
while others supported alternative approaches (ranging from urban use to greater protection of
the attributes of the area). The resulting position taken by Council is described under the
‘Comment’ section of this report.

Detail
The present application for Lot 27 seeks to have this lot included in Section 1 of Schedule 2 of
DPS2, which deals with ‘additional uses’. Clause 3.20 of DPS2 provides that:
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“Notwithstanding anything contained in Table 1, the land specified in Section 1 of Schedule 2
may be used for the specific use or uses that are listed in addition to any uses permissible in
the zone in which the land is situated subject to the conditions set out in Schedule 2 with
respect to that land”.
The additional uses which are sought are:







sale of vegetable and flower seeds;
sale of stockfeed;
sale of fertiliser, fungicides and insecticides;
sale of and repair of farm machinery and farming implements, irrigation equipment and
a hardware store:
showroom;
warehouse.

The application includes site plans and elevations (refer Attachments 2, 3 and 4). It should
however be noted that these plans have not been assessed in any detail and merely represent a
concept of how the site could be developed if the rezoning was successful. A formal
development application and subsequent approval would be required before development
could proceed. No status should therefore be afforded to these plans.
A copy of the full application report has been placed in the Elected Members’ Reading Room.
It should be noted that this report also includes background information regarding the Mirco
Bros. Pty Ltd current operations at Wangara and Henderson. The report includes the
following summary and recommendation:
“Mirco Bros. Pty Ltd rural farm supply business has outgrown its existing site in Arrigo
Street, Wangara. The constrained nature of the site has created problems when endeavouring
to cater for modern transport. The existing sloping site is becoming congested and dangerous
with a mix of forklifts, trucks and cars.
For the last 5 years the company has endeavoured to find a larger site in a rural location to
establish the new business not only to overcome the constraints of the existing site but also to
better service the continued relocation of the market gardening community north and east of
the Wanneroo townsite.
Pt Lot 27 Wanneroo Road, Neerabup is an ideal location situated on the rural strip east of
Wanneroo Road and in close proximity to existing market gardening locations of –
Carabooda, Nowergup, Mariginiup and Gnangara.
Being located between two existing service stations adjacent to Wanneroo Road it is not
anticipated that the proposed land use will significantly impact upon the amenity of the
surrounding rural area – but in fact enhance and complement the rural activities.
The main planning issue is traffic generation, however due to the nature of the operation
where goods are generally ordered by phone, fax or through reps and delivered as opposed to
being ordered and picked up on site, the number of vehicles trips is relatively low. In
addition, the service road fronting the subject land will minimise potential access/egress
conflicts with Wanneroo Road.
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It is concluded that the proposed land use is soundly based and will result in minimal impact
on the amenity of the surrounding area.”
Consultation
The Town Planning Regulations 1967 require that all Scheme Amendments undergo a process
of advertising for public submissions, usually for a period of 42 days. This normally involves
advertisements in the local paper, signs placed on site if appropriate, and notification of
adjoining and nearby landowners and relevant state government agencies.
The Town Planning Amendment Regulations 1999 indicate that the Western Australian
Planning Commission’s (WAPC) consent to advertise an amendment is not required so long
as it complies with the MRS and other planning policies and strategies. In this instance, given
that there are no specific state policies or strategies relating to this proposal, it is considered
that WAPC consent for advertising should be obtained, should it be decided to support the
application.

Comment
Clarification of Proposal
Although the application has been made in respect to ‘Lot 27’, it may be noted that the
proposed development would be sited only on the western portion of the property, fronting
Wanneroo Road. If supported, it may therefore be appropriate that the ‘Additional Use’
designation only be applied to the western part of the property.
Relevant Planning and Policy Framework
District Planning Scheme No 2
Clause 3.16.1 of DPS2 provides that the objectives of the General Rural zone are to:
“(a)
(b)

accommodate agricultural, horticultural and equestrian activities;
maintain and enhance the rural character and amenity of the areas designated for
rural use and to protect their ground water and environmental values.”

The proposal involves most of the lot remaining used for agricultural purposes with only a
relatively small area changing to a non-agricultural use. This proposal in itself would
therefore not overly compromise objective (a) above, however if it served as a precedent for
many similar proposals, then objective (a) could be seen to be compromised.
The issues raised in objective (b) are dealt with later in this report.
Interim Local Rural Strategy
Section 5.12 of the City’s Interim Local Rural Strategy (LRS) relates specifically to the rural
land situated between Wanneroo Road and Lake Neerabup (Planning Policy Area No. 5) and
has the following policies applying to this area (comments are made in respect to those
policies which are considered particularly relevant to this proposal):
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“P5.12.1

Council does not support Special Residential zoning of this area. Rather
Council seeks an alternative, dynamic planning approach to this area.”

“P5.12.2

Council supports the limited development of uses that are compatible with and
can exploit, the rural character and scenic attractions of this area such as farm
stay tourist accommodation and the like.”
(Comment: The issue of compatibility with the rural character of this area was
also previously raised in respect to objective (b) of the General Rural zone and
is dealt with later in this report.)

“P5.12.3

Council requires that any application for a residential or other sensitive
building in this area includes a geotechnical survey to demonstrate, to its
satisfaction, that the building site is not subject to karstic formations or in
danger of subsidence.”
(Comment: This requires that a geotechnical survey is done to demonstrate the
stability of the site.)

“P5.12.4

In its consideration of any application for planning approval in this area
Council shall look favourably on proposals which include the re-establishment
of trees and other natural vegetation.”

“P5.12.5

Council requires the proponent of any development in this area to demonstrate
that stormwater drainage and other environmental issues can be managed,
especially with regard to the quality of water in Lake Neerabup.”
(Comment: The applicant has advised that the project would be designed and
managed in such a way as to present no risk to Lake Neerabup.

“P5.12.6

Council considers Rural Community zoning to be the most appropriate future
zone for this area, aimed at accommodating a form of subdivision, use and
management of the area which carefully responds to a detailed assessment of
the area’s natural, social and economic attributes. Such assessment and
planning should be undertaken on as comprehensive a basis as possible (ie.
over large portions, if not all, of the area concerned), and should consider
means for achieving equitable sharing of costs and benefits between all owners
including land-pooling arrangements, rather than each landowner developing
on an individual basis.”
(Comment: This policy does not however preclude the possibility of non Rural
Community zone related uses establishing (as indicated in P5.12.2).

Other relevant Interim LRS policies are:
P3.2

“No conflicting, or potentially conflicting, land uses should be permitted within
agricultural areas, unless it can be demonstrated to the satisfaction of the
Council that there will be no conflict, and unless the Town Planning Scheme is
amended”.
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The present application of course involves an application for the Scheme to be
amended to accommodate the proposed uses.
P13.2

This policy includes Wanneroo Road as one of several ‘scenic roads’ which
“…are to be the subject of special consideration in respect to rezoning,
development, subdivision and building proposals which are received for land
near to them. The basic aim shall be to protect and enhance the rural
landscape character of land which is readily visible from those roads”. This
again raises the issue of rural landscape character.

Government Agency Comments on Proposal
The proposal has been referred to a number of agencies for comment. Comments received to
date are as follows:
Water and Rivers Commission (WRC)
WRC has no objection to the proposal subject to the development conforming to the
guidelines and recommendations contained in the WRC’s “Water Quality Protection Note:
Toxic and Hazardous Substances – Storage and Use, Mechanical Servicing and Workshop and
Mechanical Equipment Wash-down”.
Water Corporation (WC)
WC has no objection to the proposal.
Main Roads WA (MRWA)
MRWA advises that the subject land abuts Wanneroo Road where the road reservation is
under review and that the proposal should therefore be referred to the Department for
Planning and Infrastructure as the authority responsible for future planning on Wanneroo
Road.
The proposal has been accordingly referred but no reply received to-date. However, given the
recent substantial road improvements made along this section of Wanneroo Road, it would
seem very unlikely that it would be decided to widen the road reserve at this location.
Planning Considerations Addressed by Applicant
The applicant’s submission addresses the following planning considerations:
Land Use
The applicant argues that taking a broad perspective, the rural zone should be accepted as
accommodating not just agricultural uses but also the businesses which service those uses
such as Mirco Bros.
“In the same way as it is sound land use planning to site workplaces close to living places and
shops close to consumers, it is also sound land use planning to site uses servicing the rural
community within the rural zone from which the demand for such uses arise. Not only is this
more convenient to those who demand such services and those that supply them, but it reduces
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transport costs thus making the provision of the service to the rural community more
economic”.
DPS2 does indeed already make provision for certain non-agricultural uses (which are closely
allied to agricultural uses) to be permitted in the rural zones. (“industry-rural: means an
industry handling, treating, processing or packing primary products grown, reared or produced
in the locality, and a workshop used for the servicing of plant or equipment used for rural
purposes in the locality”).
It may be noted however that the above definition does not include most of the types of uses
proposed by the present application. DPS2 through its zoning table provides that such uses
should generally be sited within zoned industrial areas. A good case therefore needs to be
presented for such uses to be accepted in the rural zone.
The applicant submits that in terms of this particular location, given it is adjacent to two
existing service station sites and given the relatively compact nature of the proposed use, it is
unlikely that the use will cause any significant impact upon adjacent existing land uses.
It should be noted that the service station site which lies to the south of the subject land (the
Amgas/Neerabup Roadhouse site) is presently not operating and is signposted as ‘temporarily
closed’. It will presumably reopen at some time in the future.
Although the proposal would be compatible with the adjacent service stations, a house exists
on Lot 28 (2042) Wanneroo Road, immediately south of the proposed site. The house, like
the proposed development, is situated at the front of the lot and would be immediately
adjacent to the proposal. Given this proximity, the City’s Environmental Health section
recommends that should this application be supported, the applicant must first demonstrate
that the issue of noise can be satisfactorily addressed by way of the following conditions:
1.

That the applicant incorporate an acoustic design along the boundary fence that
attenuates onsite noise, by way of barrier, buffer or onsite acoustic design to ensure
compliance with the Environmental Protection (Noise) Regulations 1997.

2.

That the applicant provide an acoustic consultant’s report demonstrating that all
installations, activities, and processes, using computer based modelling of proposed
noise levels from plant and traffic both individually and in combination. The report
should include the presence of tonal components, amplitude or frequency modulations
or impulses. Further the report should advise of further requirements of acoustic design
to attenuate onsite noise, to ensure compliance with the Environmental Protection
(Noise) Regulations 1997.

The other issue which requires consideration is that of impact on the rural character on the
area which has been referred to previously in this report. In this respect, given the presence of
the service stations on either side of the site, as well as the Seabreeze Landscaping Supplies
premises situated immediately south of the Amgas service station site, the rural character of
this discrete area has already been adversely affected, although the development would
intensify and further impact on the rural character of the broader area. It may also be seen as
a precedent for further proposals of a non rural character in the rural area.
Traffic Impacts
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The applicant argues that the small amount of traffic which should be associated with the
proposal would be insignificant compared to the traffic associated with the two service
stations. It is also argued that the new service road arrangement effectively manages any
traffic impacts associated with vehicles entering and leaving Wanneroo Road. These points
are considered valid.
Site Constraints
The applicant argues that there are no site constraints to the proposal, given that the land
concerned is flat, cleared and comprised of well drained, sandy soils. Any detrimental
environmental impacts will be avoided through standard practices and regulations regarding
storage of chemicals etc being complied with.
These views are generally supported, however it would still be desirable that geotechnical
confirmation be provided regarding the stability of the site as required by Policy P5.12.3 of
the Interim LRS.
Other Planning Considerations
1.

There are likely to be many types of businesses and industries which, given the
opportunity, may prefer to locate in the rural area, and particularly on a well exposed
site like Wanneroo Road, rather than be in a zoned industrial area. The City therefore
needs to be mindful of the precedent which may be set by support for a proposal such as
this, and how it would deal with any similar future proposals, particularly as nearby
industrial land is available in the Neerabup Industrial area.

2.

The applicant advises that Mirco Bros. sponsor experts from around the world to
provide educational training and demonstrations in respect to improved agricultural
practices and the use of alternative products that are less harmful to the environment.
This can be seen to be related to a number of other initiatives:
a)

The Interim LRS seeks to encourage farmers to continually improve their
operations through adoption of ‘best practice’ techniques to minimise or eliminate
offsite impacts.

b)

The City has recently received correspondence from the Office of the Minister for
the Environment and Heritage, seeking the City’s cooperation with the Water and
Rivers Commission and Agriculture WA in the undertaking of educational
programmes for local farmers to assist them in improving their efficiency in water
use.

The plans for the present proposal do not however reflect any significant role for the
project in such educational programmes (eg. display areas, lecture room,
information/library room).
3.

The applicant advises that the rear portion of the lot (which is currently intensively
market gardened) will be retained for rural/horticultural use and for possible trial of new
vegetable varieties. It is also advised that improved farming techniques would be used
on this land which would be far more environmentally responsible than the high
concentration fertiliser application currently undertaken on this land. Such a change
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would obviously be beneficial for the land and the adjacent Lake Neerabup wetland
environment.
The current market garden actually extends eastwards over the boundary of Lot 27 into
the adjoining property, presumably seeking to market garden as close to the edge of the
wetland as possible. This would obviously be detrimental on the wetland through
fertiliser and other chemical runoff. Ideally, there should be no intensive agriculture
such as this within about 200 metres of the edge of the wetland. If this proposal was to
include a proposal to rehabilitate the land adjacent to the wetland, and to demonstrate to
other growers in the district how this can be done, then that would provide a further
positive environmental aspect for this proposal as a whole.

Statutory Compliance
If initiated, this scheme amendment proposal would follow the procedures set down under the
Town Planing Regulations. WA Planning Commission approval would be required for
advertising of the amendment.

Strategic Implications
Support for this proposal as it currently stands would be contrary to the Healthy Communities
goal of the City’s Strategic Plan which includes provision for a cohesive system of integrated
land use planning. However should the proposal be able to be modified as suggested in the
following recommendation, then it may present a proposal which would be supportive of the
environmental sustainability and economic development goals of the Strategic Plan.

Policy Implications
The relevant Council policy is the Interim LRS and the proposal’s relationship to that policy
has been described earlier in this report.

Financial Implications
Nil

Voting Requirements
Simple Majority.

Recommendation
That Council:1.

NOT SUPPORT the application submitted by Gray & Lewis on behalf of Mirco
Bros. seeking an amendment to City of Wanneroo District Planning Scheme No. 2
to allow additional uses to be undertaken on Lot 27 Wanneroo Road, Neerabup for
the following reasons:
a)

it is considered to constitute essentially a combination of industrial and
commercial uses which should generally be located in zoned industrial areas,
rather than in the rural areas;
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b)
2.

if approved, it would represent an undesirable precedent for similar uses
seeking to be located in the rural area.

ADVISES the applicant that it may be prepared to consider supporting this
application if it was modified to:
a)

b)

c)

d)
3.
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make it more appropriate for locating in the rural area in such a well exposed
site adjacent to Wanneroo Road, by:
i)

incorporating features which would strengthen its role as a facility to
assist in the education of farmers in the improvement of farming
practices in respect to such matters as water use and use of fertilisers
and other chemicals which impact on the environment. In this respect,
it is recommended that the applicant engage in discussions with
representatives of the Water and Rivers Commission, Agriculture WA
and this City with a view to exploring the possibility of this project
forming part of a partnership arrangement between these parties,
aimed at seeking improved farming practices in the district.

ii)

demonstrating how proposals for the trialing of new vegetable varieties
on the property will take place.

include firm commitments on the following matters which would enhance the
further positive environmental and planning aspects of the proposal:
i)

the introduction of improved farming practices in respect to the existing
farming undertaken on the property;

ii)

the ceasing of intensive agriculture adjacent to the Lake Neerabup
wetland (for a distance of approximately 200m from the wetland edge)
and the rehabilitation of that area in a manner which will complement
the other educational programmes undertaken on the site prior to any
development of the site;

iii)

the design of the development on the property that would be
complementary to the rural character of the broader area.

include the following information:
i)

an acoustic study addressing the impact of the proposal on the adjacent
house on the adjoining Lot 28 Wanneroo Road; and

ii)

a geotechnical survey confirming the stability of the site.

seek to apply the additional use designation over only the western portion of
Lot 27, which is proposed for the development, rather than the whole lot.

ADVISES the Office of the Minister for the Environment and Heritage, the Water
and Rivers Commission and Agriculture WA of its resolution on this application
and seeks their cooperation in the matter.
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Development Applications
Proposed Lake And Associated Open Space Development - Lot 9001 (2)
Wallis Avenue, Clarkson
File Ref:
Responsible Officer:
Disclosure of Interest:
Attachments:

P08/0088V01
Director, Planning and Development
Nil
4

Issue
To determine an application for approval to commence development of a lake and associated
landscaping works for stage 1 of the public open space area within the Somerly Estate in
Clarkson.
Applicant
Owner
Location
Site Area
DPS 2 Zoning
MRS Zoning
Structure Plan

Plan E on behalf of Urban Pacific Ltd
Urban Pacific Ltd/Landstart Joint Venture
Lot 9001 (2) Wallis Avenue, Clarkson
32.2297 hectares
Urban Development
Urban
Clarkson South-East Structure Plan

Background
The Somerly development is located within the Clarkson South-East Structure Plan, which is
situated south of the established Clarkson residential area and generally bounded by Neerabup
Road to the south, Lower Keys Drive to the west, Connolly Drive to the east and an
established residential area to the north.

Detail
Proposal
The proposal comprises a centrally located artificial lake with complementary landscaping
and associated facilities. The facilities include playground equipment, street furniture,
lighting, paving, bins, hike and bike trails, boardwalk and informal kick about areas. The
applicant has indicated that a natural amphitheatre can be created utilising the contours of the
land so that community activities such as carols by candlelight can be conducted around the
proposed lake.
Native vegetation will be retained where possible, with a special area to be enhanced with
further planting.
The proposed public open space area is 8100m² within the first stage of an overall proposed
public open space area of 19,300m² within the Somerly Estate. The proposed water area
within the first stage of the public open space development is 1740m² (refer Attachment 1).
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Structure Plan
At the Council Briefing Session on 15 October 2002, an amendment to the Clarkson SouthEast Structure Plan was adopted. The land the subject of this structure plan is situated south
of the established Clarkson residential area and generally bounded by Neerabup Road to the
South, Lower Keys Drive to the west, Connolly Drive to the east and an established
residential area to the north.
The proposed public open space configuration associated with this application corresponds
with the amended structure plan. The public open space area (stage 1) the subject of this
application has also had subdivision approval.

Comment
The applicant has stated that the lake feature was essentially proposed for two reasons. Firstly
it has been proposed as a landscape amenity focus to attract land sales within the estate and
second, as an irrigation source for landscape works.
The development proposal is representative of a trend by developers of new urban estates to
provide high quality open space areas in order to create a ‘destination’ to attract potential land
purchasers. Such a practice enables projects to be viable within the early stages of the
development. The major consideration for Council with this proposal will be the fact that the
ultimate maintenance, control and management of the recreation reserve will rest with the
City. These issues need to be addressed through an appropriate financial model to ensure that
the development is acceptable to the City, as the ongoing maintenance will need to be
undertaken by the City.
The applicant in previous correspondence with Council during the structure plan stage of the
development incorporated a number of water bodies in its concept plans for future public open
space areas. The applicant has advised that following detailed analysis of the park designs and
a greater understanding of water sensitive design principles, they will not be pursuing further
artificial water bodies in the form of lakes in future POS stages. The number of water bodies
has been reduced from three to one and will be reflected in the overall structure plan.
Detailed Design
The applicant has incorporated water sensitive design principles throughout the estate. The
proposed infiltration swale to the west of the water feature (refer Attachment 2) will use
stormwater runoff from the adjacent road network to replace 14% of the ground water used to
irrigate parks and street trees within the POS area. The lake will perform a compensating
function by reducing the number of irrigation bores required to serve the overall public open
space system. As a result of the water feature being designed as an irrigation water structure,
the need for at least two additional bores to service future parks within the estate has been
eliminated.
The applicant has advised that as a component of the irrigation system, the water feature uses
only 2% more water than an equivalent area of turf due to evaporation. To compensate,
stormwater runoff will be re-directed to an infiltration swale within the POS to recharge the
ground water resources with more than 14% of the annual irrigation water volume.
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Although the applicant has reduced the number of bores within the estate the issue of
maintenance costs is outstanding and will be discussed in a later part of the report. In the
event that approval were contemplated, plans and specifications outlining the detailed design
of each component of the development will be required to ensure compliance with the City’s
specifications. This will relate to components such as the lake structure and associated
pumping equipment, aerators and fountains, the irrigation system, lighting, paths, boardwalks
and recreation facilities such as BBQ’s and playground equipment.
A safety audit will also be necessary to ensure that the overall design meets best safety
practice. This will relate to the detailed design of the lake and lake edge, boardwalks,
playground equipment and furniture.
Detailed landscaping plans are required for species selection, paving, tree well, tree guard and
irrigation for approval.
Lake Water Quality
A detailed Lake Management Plan, including a program of monitoring aims, frequency and
methods is required. The applicant has advised that they will provide a management plan,
which addresses aspects such as:






Infrastructure/Equipment (eg specifications, maintenance procedures)
Water Quality (eg performance criteria, fauna management, monitoring/reporting)
Hydraulics (eg inflow/outflow, monitoring/control of imbalances)
Safety Management (eg design, construction and maintenance)
Maintenance and Costings

The water feature will improve the quality of the irrigation water by reducing the iron staining
of the water. The design of the lake will facilitate the removal of excess dissolved iron from
the bore water prior to its use for irrigation.
Maintenance Costs
The water feature has been designed as an irrigation water storage structure that eliminates the
need for at least two additional bores to service future parks within the overall Somerly Estate.
The aeration of the ground water reduces the amount of dissolved minerals (specifically iron)
resulting in minimized staining and sprinkler maintenance due to the fouling of sprinkler
heads.
Attachment 3 indicates an approximate maintenance schedule for the development. It should
be stressed that the figures are only a rough estimate and costs could increase depending on
the finalisation of the detailed design and financial model, which will need to be negotiated
with the City.
The Current total maintenance and replacement costs for the proposed lake/public open space
is estimated at $7.96/m²/year and is inclusive of the lake and associated landscape works. The
average maintenance costs for an open space area of this size, which is built to the City’s
normal standard is approximately$4.04/m²/year. The difference between the figures results
from the intensive design, which will require additional servicing and maintenance, rather
than just basic mowing and irrigation checks.

CITY OF WANNEROO AGENDA OF ORDINARY COUNCIL MEETING 15 DECEMBER, 2002

34

The figure of $7.96/m²/year for lake maintenance and replacement costs was based on a total
estimated cost from Attachment 3 of $51,888.47 per year and divided by the subject POS area
of 8100m².
The figure of $4.04/m²/year for the City’s maintenance costs represents an average
maintenance cost incurred by the City for an area of open space around the same size, which
would be developed to a basic standard of grass, trees, reticulation, with perhaps a playground
and basic furniture.
The figures provided are a rough estimate based on the current design and are subject to
change. The purpose of the figures was to demonstrate to Council that the ongoing
maintenance and asset replacement cost associated with a lake development will be three
times greater than normally incurred by Council for a similar area of open space developed to
Council’s current standard.
Without the proposed water feature, a bore would be required within each POS proposed
within the Somerly development (5 areas in total). A comparison between a regular situation
with bores within each POS as opposed to the proposal with a water feature has been provided
by the applicant. The comparison indicates that there is little difference in irrigation costs with
the water feature model slightly cheaper overall (refer Attachment 4).
The applicant has advised that they are prepared to support an extended initial maintenance
period for the park up to three years to ensure the establishment of all landscaping and water
management practices. Notwithstanding, the high maintenance costs associated with the
upkeep of the lake beyond the three year period remains high. Transfer of such a commitment
to the Council at the end of the three year period is difficult to support.
Local Park Versus District Context
According to the applicant, the parkland is proposed to form the first and most significant link
in the network of parks proposed throughout Somerly. The park’s location has been identified
as the most appropriate in the project to give it a level of importance that embraces the
existing community and is intended to form the focal point of the overall public open space
system for the development.
The applicant is proposing to retain native vegetation where possible, with a special area
designated to be enhanced with further planting. The area has been identified to minimise ongoing maintenance costs and supplement the native environment surrounding two significant
trees worthy of retention. The City’s Technical Services have identified the trees, which are
worthy of retention. The surrounds of the water feature will also be planted using native
vegetation.
The parkland is located in close proximity to Ocean Keys Boulevarde, which is a major
connector road between Clarkson District Centre and Clarkson Transit Station.
A comparison has been drawn between this proposal and the Brighton Lakes development.
The Brighton Lakes Development was approved in a different context to the current proposal.
The Lake associated with Brighton was within a public open space area, measuring 5.4
hectares in area within the first stage of the Butler Joint Venture estate. The overall Joint
Venture land comprises some 584 hectares of land covering the suburbs of both Butler and
Ridgewood. The lake within Brighton was therefore considered to have a functionality
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beyond the local catchment. The current proposal is for a lake within a much more localised
context.
The benefits of the park to the local community are hard to justify when directly comparing
the benefits to the costs associated with such a development. Water features are typically
attractive places, which draw people to an area. However they are also very expensive to
maintain. As such they are more suitably located within a district and regional context where
more people benefit from their existence. The proposed water feature would undoubtedly
attract land sales to the Somerly Estate and benefit those people within the estate, however the
benefits to the wider community are questionable.
Safety
The issue of safety associated with any water feature is always a major concern. Although the
applicant has advised that the parkland and water feature have been designed in accordance
with accepted industry practice, the issue of increasing public liability is an unnecessary
burden for Council.
The applicant has also advised that should the City require a further safety review of the
design, they are prepared to fund a risk management workshop. The workshop would be run
by an independent consultant in compliance with AS360.1999 (Risk Management) and will be
attended by representatives from Council and appropriate design consultants. The outcomes of
the workshop would be incorporated in the final design.
Conclusion
A high quality open space area with a water feature within the context of a local park whilst
desirable from a marketing view point, it is difficult to justify given the uncertainty associated
with ongoing maintenance costs. Such an open space area is perceived as providing greater
amenity benefits to a local community than a conventional turf public open space area, but the
ongoing higher costs associated with the maintenance of such an open space area outweigh
these benefits and on this basis is difficult to validate.
There are very few examples of artificial lakes in the City of Wanneroo, which are located
within local parks. The City has not been supportive of lakes or other water bodies within
local parks given the high ongoing maintenance costs. In view of scarcity of water resources
within the state and increasing pressure to reduce water consumption on gardens, an open
water body such as a lake may be perceived by the public as being excessive.
It is clear that the lake feature will require substantially more ongoing maintenance costs from
Council as opposed to an equivalent area of conventional turf POS. The justification for these
costs within the context of a local park and the direct benefit to the community do not
substantiate the proposal.

Statutory Compliance
Nil
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Strategic Implications
The provision of useable public open space corresponds with the healthy communities goal
under the City’s Strategic Plan, which seeks to provide a cohesive system of integrated land
use planning.

Policy Implications
Nil

Financial Implications
Nil

Voting Requirements
Simple Majority.

Recommendation
That Council REFUSES the application submitted by Plan E on behalf of Urban Pacific
Ltd for a lake and associated open space development on Lot 9001 (2) Wallis Avenue,
Clarkson, as the long term maintenance costs associated with a water feature within the
context of a local park is considered unjustified and unwarranted.
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