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PROCEDURE FOR FULL COUNCIL BRIEFING SESSION

ATTENDANCE AT MEETINGS DURING STATE OF EMERGENCY

As the State is now in Phase 5 of the COVID-19 roadmap, public attendance numbers at City of Wanneroo meetings
has been changed accordingly, where public attendance at Briefing Sessions and Council Meetings are no longer
restricted, and Council Chamber can be at full capacity.

There is a requirement for the City to maintain a mandatory contact register. Residents are requested to scan the
City of Wanneroo SafeWA QR Code on entry to the Council Chamber or complete the manual contact register before
entering Chamber.

For your health and safety, members of the public are reminded to:

Follow the direction of the Presiding Members and City employees when attending meetings;

Maintain physical distancing where possible;

Use the hand sanitiser that is provided by the City at the venue; and

Not attend a meeting should they feel unwell or if they have been in contact with a known COVID-19 case, or
been overseas in the preceding two weeks.

Thank you for your understanding of these circumstances

PRINCIPLES

A Council Briefing occurs a week prior to the Ordinary Council Meeting and provides an opportunity for Council
Members to ask questions and clarify issues relevant to the specific agenda items before council. The Briefing is not
a decision-making forum and the Council has no power to make decisions. The Briefing Session will not be used,
except in an emergency, as a venue or forum through which to invoke the requirements of the Local Government Act
1995 and call a Special Meeting of Council.

In order to ensure full transparency the meetings will be open to the public to observe the process. Where matters
are of a confidential nature, they will be deferred to the conclusion of the Briefing and at that point, the Briefing
Session closed to the public. The reports provided are the Officers’ professional opinions. Whilst it is acknowledged
that Council Members may raise issues that have not been considered in the formulation of the report and
recommendation, it is a basic principle that as part of the Briefing Sessions Council Members cannot direct Officers
to change their reports or recommendations.

PROCESS

The Briefing Session will commence at 6.00pm and will be chaired by the Mayor or in his/her absence the Deputy
Mayor. In the absence of both, Councillors will elect a Chairperson from amongst those present. In general, the
Standing Orders Local Law 2008 will apply, EXCEPT THAT Council Members may speak more than once on any
item, there is no moving or seconding items, Officer’s will address the Council Members and the order of business
will be as follows:

Members of the public present may observe the process and there is an opportunity at the conclusion of the Briefing
for a Public Question Time where members of the public may ask questions (no statements) relating only to the
business on the Agenda. The Agenda will take the form of:

Attendance and Apologies
Declarations of Interest
Reports for discussion
Tabled Items

Public Question Time
Closure

Where an interest is involved in relation to an item, the same procedure which applies to Ordinary Council Meetings
will apply. It is a breach of the City’s Code of Conduct for an interest to not be declared. The Briefing Session will
consider items on the Agenda only and proceed to deal with each item as they appear. The process will be for the
Mayor to call each item number in sequence and ask for questions. Where there are no questions regarding the item,
the Briefing will proceed to the next item.

AGENDA CONTENTS

While every endeavour is made to ensure that all items to be presented to Council at the Ordinary Council Meeting
are included in the Briefing Session papers, it should be noted that there will be occasions when, due to necessity,
items will not be ready in time for the Briefing Session and will go straight to the full Council Agenda as a matter for



decision. Further, there will be occasions when items are TABLED at the Briefing Session rather than the full report
being provided in advance. In these instances, staff will endeavour to include the item on the Agenda as a late item,
noting that a report will be tabled at the agenda Briefing Session.

AGENDA DISTRIBUTION

The Council Briefing Session Agenda will be distributed to Council Members on the FRIDAY prior to the Council
Briefing Session. Copies will be made on the City’s website for interested members of the public. Spare Briefing
Session papers will be available at the Briefing Session for interested members of the public.

RECORD OF BRIEFING

The formal record of the Council Briefing Session will be limited to notes regarding any agreed action to be taken by
staff or Council Members. No recommendations will be included and the notes will be retained for reference and are
not distributed to Council Members or the public.

LOCATION
The Council Briefing Session will take place in the Council Chamber at the Civic Centre.

DEPUTATIONS

The procedure for Deputations has changed for 2021 to allow Deputations to be presented during the Briefing
Session.

During the Briefing Session, members of the public may, by appointment, present a Deputation relating to items on
the current Briefing Session Agenda. A maximum of up to ten minutes (dependent on the number of deputations
received) is permitted for each deputation with up to three people to address the Council Members.

Please note that Deputation requests are to be received by no later than 9:00am on the day of the Briefing Session,
and must relate to an item on the current Briefing Session Agenda.

Deputation online form

Please note:

e Deputation requests must relate to items listed on the current Briefing Session Agenda;

¢ A Deputation is not to exceed three speakers in number and only those speakers may address the Council
Members; and

e Speakers of a Deputation will collectively have a maximum of up to 10 minutes (dependent on the number of
deputations received) to address the Council Members, unless an extension of time is granted.

Please ensure mobile phones are switched off before entering the Council Chamber.

For further information please contact Council Support on 9405 5000.



https://www.wanneroo.wa.gov.au/deputationrequest

COMMONLY USED ACRONYMS AND THEIR
MEANING

Acronym Meaning

ABN Australian Business Number

ACN Australian Company Number

Act Local Government Act 1995

CBP City of Wanneroo Corporate Business Plan
CHRMAP Coastal Hazard Risk Management & Adaption Plan
City City of Wanneroo

CPI Consumer Price Index

DBCA Department of Biodiversity Conservation and Attractions
DFES Department of Fire and Emergency Services

DOE Department of Education Western Australia

DOH Department of Health

DPLH Department of Planning Lands and Heritage

DPS2 District Planning Scheme No. 2

DLGSCI Department of Local Government, Sport and Cultural Industries
DWER Department of Water and Environmental Regulation
EPA Environmental Protection Authority

GST Goods and Services Tax

JDAP Joint Development Assessment Panel

LTFP Long Term Financial Plan

MRS Metropolitan Region Scheme

MRWA Main Roads Western Australia

POS Public Open Space

PTA Public Transport Authority of Western Australia
SAT State Administrative Tribunal

SCP City of Wanneroo Strategic Community Plan
WALGA Western Australian Local Government Association

WAPC Western Australian Planning Commission
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AGENDA

Good evening Councillors, staff, ladies and gentlemen, we wish to acknowledge the traditional
custodians of the land we are meeting on, the Whadjuk people. We would like to pay respect
to the Elders of the Nyoongar nation, past and present, who have walked and cared for the
land and we acknowledge and respect their continuing culture and the contributions made to
the life of this city and this region.

Item 1 Attendances

Item 2 Apologies and Leave of Absence

Iltem 3 Deputations

Item 4 Reports

Declarations of Interest by Council Members, including the nature and extent of
the interest. Declaration of Interest forms to be completed and handed to the
Chief Executive Officer.

Planning & Sustainability

Strategic Land Use Planning & Environment

4.1 Consideration of Actions Relating to Developer Contribution Arrangements

File Ref: 5734V06 — 21/348641

Responsible Officer: Director Planning and Sustainability
Disclosure of Interest: Nil

Attachments: 1

Issue

To consider authorising various actions associated with the management of Developer
Contribution Arrangements (DCA’s) under the City’s District Planning Scheme No. 2 (DPS2).

Background

At the Ordinary Council Meeting on 20 April 2021 (PS03-04/21), Council supported
Amendment 185 (as modified) to DPS2 and authorised execution and referral of the
amendment to the Western Australian Planning Commissions for approval (pending). The
amendment will facilitate a number of improvements to the provisions relating to the
management of DCP’s by the City.

In this regard, Administration previously identified numerous decisions relating to DCP
management are not currently able to be delegated to Administration. This is due to DPS2
referring to Council in determining certain actions (which cannot be delegated) rather than the
local government (that can be delegated). Previously, the interpretation was broadly
interpreted as ‘Council’ being the same as the ‘local government’; therefore, the daily decisions
such as quotations, tax invoices and the deferral of contributions were carried out by
Administration. As previously reported to Council, the inability to delegate certain aspects of
Developer Contribution Plan (DCP) management was an unintended consequence embedded
in the drafting of DPS2, but it cannot be interpreted differently until such time that DPS2 is
amended to replace the term ‘Council’ with ‘local government’.
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The consequence of this is that until the Scheme Amendment is gazetted, Council is required
to make these decisions. Until this occurs, all discretionary decisions relating to DCP’s in DPS2
that refer to ‘Council’, will need to be reported to Council for approval.

Subsequent to the finalisation of Amendment 185, Council will have the ability to determine
which aspects of DCP management to delegate to the Chief Executive Officer.

Detalil

Administration is required to refer a range of DCP decisions to Council in the form of a summary
report to authorise various actions, including:

° Tax Invoice/ Quotations for Contributions required by conditions of subdivision or
development approval;

° Deferral of contributions requests and lodgement of a Caveat;

° Offsetting of Cell Works credits against Infrastructure Contributions Payable (land or
works); and

° Prefunding of Cell Works.

In relation to the above, the actions normally occur through the subdivision process and
therefore require a timely determination. Subdividers frequently require quotations on DCP,
offsetting of Cell Works Credits and payment of compensation in accordance with the
requirements of DPS2 to satisfy conditions of subdivision. If these requests are not processed
in a timely manner, then this could lead to delays in the creation of new lots.

In addition, certain actions required as part of the annual review of DCP’s may require an
earlier determination by Council to inform the annual review process. These decisions may be
included into the DCP report to enable the timely consideration of factors affecting the annual
review.

Consultation
Nil
Comment

Attachment 1 includes the details of the various aspects of DCP management that require a
Council determination as follows:

Tax Invoices/ Quotations

In accordance with the relevant sections of DPS2, Council may, upon receiving a written
request from an owner of land in a Cell, provide the landowners with a Tax Invoice or Quotation
to enable the subdivider to pay their infrastructure Costs. The estimates are valid for a period
of six months and calculated using the Infrastructure Cost per Lot (ICPL) or contribution rate
approved by Council at the last annual review of costs.

The preparation of a Tax Invoice is the preferred manner to provide landowners with an
estimate of their Infrastructure Costs, which provides a mechanism to inform and capture the
contribution liability for both the landowner and the City.

In most cases, a landowner will request a Tax Invoice or Quotation to facilitate the contribution
payment necessary to comply with the conditions of planning approval. These conditions are
most commonly associated with subdivision conditions and payment is required to enable the
new lots to be created.
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All Cells and DCP areas have well defined methodologies in DPS2 for calculating landowner’s
contribution liabilities, thereby ensuring clarity in the calculation of individual landowner’s
obligations, as reported in Attachment 1.

Statutory Compliance

The completion of the annual review ensures that contribution payments, compensation and
estimated costs are compliant with Council’s statutory obligations in accordance with DPS2.

Strategic Implications

The proposal aligns with the following objective within the Strategic Community Plan 2021 —
2031:

5 ~ A well planned, safe and resilient City that is easy to travel around and provides a
connection between people and places

5.1 - Develop to meet current need and future growth

Risk Management Considerations

Risk Title Risk Rating

ST-G09 Long Term Financial Plan Moderate
Accountability Action Planning Option
Director Corporate Strategy & Performance Manage

Risk Title Risk Rating

ST-S23 Stakeholder Relationships Moderate
Accountability Action Planning Option
CEO Manage

Risk Title Risk Rating

C0O-017 Financial Management Moderate
Accountability Action Planning Option
Director Corporate Strategy and Performance Manage

The above risks relating to the issue contained within this report have been identified and
considered within the City’s Strategic and Corporate Risk Registers. The annual review of the
DCP assists in addressing the impacts of the strategic risk relating to Long Term Financial
Planning as it ensures that appropriate budget monitoring, timing and provisions are
considered. The strategic risk relating to stakeholder relationships applies as a key element in
the DCP review process to maintain effective engagement with relevant stakeholders. In
addition, the Corporate Risk relating to financial management would apply as awareness of
financial policies and financial management at unit level will be maintained to promote
accountability by business owners and an integrated approach to risk assurance.

Policy Implications
Nil

Financial Implications
Nil

Voting Requirements

Simple Majority
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Recommendation

That Council APPROVES the actions in relation to the management of Developer
Contribution Arrangements under District Planning Scheme No. 2, as contained in
Attachment 1.

Attachments:
1. Attachment 1 - DCP Actions (September 2021) 21/348608
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Tax Invoice/Quotation or Credit Note Request Recommendation
Item |Landowner Cell or DCP |Address Approval [Credits Contributions Payable/ Comment It is Recommended that
Area Receivable Council:
1 |Patrick and Toni |Cell 1 9 Hobart Street  [41-21 $ $ 54,057.00 Tax Invoice |WAPC subdivision approval (WAPC41-21). (1. Approves the preparation of
Catena NORTH PERTH Strata Plan 83920. Condition of subdivision |a Tax Invoice to Patrick and
WA 6006 approval requiring payment on a per lot Toni Catena for the amount of
basis for 3 residential lots at the rate of $54,057.00
$18,019 per lot.
2 |Avonlight Cell 6 L1, 252 160438 $172,746.00 Tax Invoice |WAPC subdivision approval 2. Approves the preparation of
Enterprises Pty Fitzgerald Street, (WAPC160438). Surveyor pre-cal plan (Lot |a Tax Invoice to Avonlight
Ltd Perth WA 6000 232 on DP28269). Condition of subdivision |Enterprises Pty Ltd for the
approval requiring payment on a per lot amount of $172,746.00
basis for 8 residential lots less 1 Existing
House Lot (EHL) credit at the rate of
$24,678 per lot.
Net Total $ $ 226,803.00

4.1 — Attachment 1
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4.2 East Wanneroo Cells 1-9 Developer Contribution Arrangements - Annual
Review of Cells Costs (2021-2022)

File Ref: 5734V06 — 21/348693

Responsible Officer: Director Planning and Sustainability
Disclosure of Interest: Nil

Attachments: 20

Issue

To consider the Annual Review of the Cell Costs for the East Wanneroo Cells 1-9 Development
Contribution Plans.

Background

The City’s District Planning Scheme No. 2 (DPS 2) provides the statutory basis for the
administration and management of developer contributions, including provisions that describe
the nature and extent of Cell Works that may be charged to Developer Contributions Plans
(DCPs).

The East Wanneroo Cells include the areas of Wanneroo, Ashby, Tapping, Hocking, Pearsall,
Landsdale, Darch, Madeley and Wangara (refer Attachment 1). The provisions of DPS2
provide Council with the discretion to either increase, decrease or maintain the current ICPL
rates through the Annual Review process in accordance with Clause 9.11.2 of DPS 2.

The Annual Reviews must have regard to the actual lots being produced in each cell since the
last review, actual expenditure, the remaining estimated Cell Works and any other factor the
Council considers relevant.

The Annual Review reflects the recommendations from the City’s Internal Transactional
Reviews, which identified historic accounting errors and applied a proper interpretation of Cell
Works under DPS 2.

The last Annual Review for Cells 1-9 was approved by Council on 15 June 2021 (PS03-06/21),
where the following infrastructure rates and land valuations were approved for the 2020-2021
review period.

o Cell 1 - ICPL of $18,019 and Land Valuation of $1,868,750 per hectare;

. Cell 2 - ICPL of $25,476 and Land Valuation of $1,868,750 per hectare;

. Cell 3 - ICPL of $17,457 and Land Valuation of $1,887,500 per hectare;

. Cell 4 - ICPL of $23,328 and Land Valuation of $1,937,500 per hectare;

. Cell 5 - ICPL of $30,909 and Land Valuation of $2,012,500 per hectare;

. Cell 6 - ICPL of $24,678 and Land Valuation of $2,087,500 per hectare;

o Cell 7 - $11.37 per m2 and Land Valuation of $2,125,000 per hectare;

o Cell 8 - $18.94 per m2 and Land Valuation of $2,037,500 per hectare; and
o Cell 9 - ICPL of $29,947 and Land Valuation of $2,012,500 per hectare.
Detail

All relevant factors have been considered as part of the Annual Review, including the actual
contributions received, expenditure to date, revised estimates for remaining Cell Works and
the operational and reporting requirements of State Planning Policy 3.6 (SPP3.6). Council is
required to determine whether adequate funds are likely to be obtained to complete the Cell
Works and consider increasing, decreasing or retaining the current ICPL.
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The following provides a recommended position on each Cell based on the findings of the
Annual Review (refer Attachment 2-10).

Land Valuation

In accordance with DPS 2, if it is necessary for any reason to ascertain the value of any land
within a contribution scheme area, then the City is required to appoint a valuation panel to
arrive at a consensus value, advertise the proposed value and refer submissions to the
Valuation Panel for comment. Accordingly, the City engaged a valuation panel and received
a consensus agreement on land value for each cell. The following table reflects the valuation
recommended by the valuation panel and the change in value since the last Annual Review.

Current Agreed Land Values - 2020-
Ag Proposed Land Valuation Change in Land Valuation
2021 (15 June 2021-Report PS03- (2021-2022) $/ha $/ha
06/21) $/ha
East Wanneroo Cell
CONSENSUS CONSENSUS
CONSENSUS VALUE PLUS 10% CONSENSUS VALUE PLUS CONSENSUS CONSENSUS VALUE
VALUE VALUE VALUE PLUS 10% SOLATIUM
SOLATIUM 10% SOLATIUM
1 (Ashby/Tapping) | $ 1,868,750 | $ 2,055,625.00] $ 1,870,000 $ 2,057,000.00 | $ 1,250 ¢ 1,375.00
2 (Sinagra) S 1,868,750 | $  2,055,625.00| $ 1,870,000 | $ 2,057,000.00 | $ 1,250 $ 1,375.00
3 (Wanneroo) $ 1,887,500 | $ 2,076,250.00| $ 1,880,000 | $ 2,068,000.00 |-$ 7,500 |-$ 8,250.00
4 (Pearsall/Hocking) | $ 1,937,500 | $ 2,131,250.00] $ 1,930,000 | $ 2,123,000.00 |-$ 7,500 |-$ 8,250.00
5 (Landsdale) $ 2,012,500 | $ 2,213,750.00] $ 2,010,000 $ 2,211,000.00 |-$ 2,500 |-$ 2,750.00
6 (Madeley/Darch) | $ 2,087,500 | $ 2,296,250.00] $ 2,070,000 $ 2,277,000.00 |-$ 17,500 |-$ 19,250.00
7 (Wangara) S 2,125,000 | $ 2,337,500.00] $ 2,140,000 | $ 2,354,000.00 | $ 15,000 | $ 16,500.00
8 (Wangara) $ 2,037,500 | $ 2,241,250.00] $ 2,040,000 | $ 2,244,000.00 | $ 2,500 | $ 2,750.00
9 (Landsdale) $ 2,012,500 | $ 2,213,750.00] $ 2,010,000 $ 2,211,000.00 |-¢ 2,500 |-$ 2,750.00

The recommended change to land values is considered to be relatively minimal across the
Cells and has been included into the Annual Review.

Cell 1 (Ashby/ Tapping)

. The Cell is predominately developed with only 3% (94 lots) estimated to be remaining.

° The City has now completed all the construction works (audited) and the only outstanding
expenditure relates to POS compensation at an estimated total value of approximately
$1.8 million (plus estimated remaining administration costs of $96k).

o Only two remaining landowners are affected by POS compensation, which consists of a
historic POS credit of approximately $557k (credit for POS previously provided and forms
part of the Cell 1 POS provision) and a POS acquisition of 6,060 m2 with an estimated
acquisition value of $1.246 million.

. In June 2019, Council identified an estimated excess at full development of Cell 1 to be
$26,772,872 and agreed to return a portion of the Cell 1 estimated excess funds
(estimated at full development) to landowners that paid a contribution prior to June 2019.
Administration has now returned the majority of this payment (total $22,679,632) in the
form of a pre-payment of excess funds. In line with Council’s decision, the City retained
an amount of $3,092,677, pending greater certainty on remaining costs and future
estimated income being received.
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The Annual Review includes updated financial transactions incurred since the last Annual
Review for the period between 30 June 2020 and 30 June 2021; and the revised cost estimates
for the remaining Cell Works, as depicted in Attachment 2.

Administration recommends that the Cell 1 ICPL rate be retained at $18,018.64 to ensure
contribution rates are set at an appropriate level to ensure adequate funds are received to
complete the remaining Cell Works.

Cell 2 (Sinagra)

A portion of Cell 2 has been sterilised by a poultry farm buffer associated with the Ingham’s
Poultry Farm (Ingham’s). In accordance with Councils recent decision following consideration
of the Feed Mill license renewal, which required Administration to investigate removal of the
Buffer Precinct, an amendment to the Agreed Structure has just been lodged on behalf of
Stockland to formally remove the buffer. This will enable residential development to proceed
in the near term. Cell 2 is just over 57% developed and with the imminent relocation of
Ingham’s, it is expected that this area will develop rapidly in the coming years. The City is
liaising with major landowners in this cell (including Stockland) to consider other mechanisms
to ensure the provision of the required infrastructure within Cell 2.

The City has recently received an application to amend DPS2 (Amendment 200) to introduce
a higher estimated lot yield from 9 lots per hectare to 18 lots per hectare for Cell 2. The
estimated lot yield forms the basis for the calculation of the Infrastructure Contribution Rate
(ICPL) for this Cell. The application is under consideration by Administration and a report will
be prepared for Councils consideration.

The Annual Review includes updated expenditure (actuals) incurred since the last Annual
Review and includes audited financial transactions between 30 June 2020 and 30 June 2021,
and the revised cost estimates for the remaining Cell Works, as depicted in Attachment 3.

Administration is recommending that the current ICPL rate of $25,476 be reduced $24,880 to
reflect the findings of the Annual Review of costs and ensure that adequate funds will be
received.

Cell 3 (Wanneroo)

Cell 3 is predominately developed (91%) and all POS areas have been acquired with the
exception of a small area of historic POS credit (credit for POS previously provided prior to the
urbanisation of the Cell and forms part of the 10% POS provision).

The Dundebar Road widening and duplication project is the most significant remaining cost for
this Cell, which is currently scheduled for design and construction in 2022-2023. However, the
construction of this road will be dependent upon land acquisition from the northern side of
Dundebar Road, which was recently zoned Urban Deferred in the Metropolitan Region
Scheme.

In this regard, Cell 3 has a 50% obligation towards the acquisition and construction of the
abutting section of Dundebar Road with the additional funding to be obtained through the
implementation of a new DCP associated with the East Wanneroo District Structure Plan for
the land on the northern side of Dundebar Road. In this regard, it may be necessary for the
City to seek contributions from the landowners within the Urban Deferred land through
conditions of subdivision or other arrangement if a DCP has not been prepared. Alternatively,
the City could consider pre-funding the initial capital costs (currently estimated at $1.3 million)
and seek reimbursement from the Urban Deferred landowners for this work in the future.

The Annual Review for the Cells is included as Attachment 4.
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Administration is recommending an increase in the ICPL rate from $17,457 to $18,083 to reflect
the findings of the Annual Review of costs and ensure that adequate funds will be received.

Cell 4 (Hocking/ Pearsall)

Cell 4 is predominately developed with only 4% (200 lots) of the remaining land undeveloped.
There is a projected excess of approximately $9.5 million at full development if all the land in
the Cell develops based on the current ICPL rate. Whilst excess funds are likely at full
development, the extent of these is dependent upon the final costs associated with two ongoing
major land acquisitions for POS and Lenore Road. The acquisition for Lenore Road is occurring
under the Land Administration Act 1997 (legal process for acquisition); and therefore, there is
a significant risk that the acquisition and legal costs could escalate and reduce the extent of
the Cell excess funds. In this regard, the acquisition value is frequently determined by
negotiation or court proceedings and is not limited by the land valuation approved in the Annual
Review process. The compensation and legal costs can be higher and the final settlement can
be protracted thereby delaying the finalisation of costs.

The Annual Review is included as Attachment 5.

Administration is not recommending a return of excess funds until greater certainty can be
established on the final costs and remaining income. The current ICPL rate of $23,328 is
recommended to be retained to reflect the findings of the Annual Review of costs and ensure
that adequate funds will be received.

Cell 5 (Landsdale - West)

This cell is predominately developed (95%) with only 163 contributions remaining from the
undeveloped land. Whilst excess funds are likely at full development, the extent of the excess
is dependent upon the final costs associated with the remaining land acquisition for POS.

The Annual Review includes updated expenditure (actuals) incurred since the last Annual
Review and includes audited financial transactions between 30 June 2020 and 30 June 2021,
and the revised cost estimates for the remaining Cell Works, as depicted in Attachment 6.

Administration is not recommending a return of excess funds until greater certainty can be
established on the final costs and remaining income. The current ICPL rate of $30,909 is
recommended to be retained to reflect the findings of the Annual Review of costs and ensure
that adequate funds will be received.

Cell 6 (Madeley/Darch)

This cell is predominately developed (88%). There have been over 4,600 contributions
received in this Cell, with 535 estimated remaining contributions. The Darch landfill precinct
and the Kingsway Caravan Park are the largest remaining landholdings in this Cell. On 22
September 2020, Council considered Amendment 43 to the Cell 6 Structure Plan to rezone the
Landfill Precinct to Residential Precinct. As part of Councils consideration, it was noted that
the landowner will be required to remediate the site in accordance with conditions imposed by
DWER as part of the subdivision process. Administration is liaising with the landowner and will
consider the information provided to address the environmental and geotechnical
requirements. Once determined, greater certainty will be achieved in relation to future income
and timing for acquisition of a 4.8 hectare future POS area from the site, which has an
estimated value of approximately $10.8 million.

The Annual Review for the Cell is included as Attachment 7.

Administration is not recommending a return of excess funds until greater certainty can be
established on the final costs and remaining income. The current ICPL rate of $24,678 is
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recommended to be retained to reflect the findings of the Annual Review of costs and ensure
that adequate funds will be received.

Cell 7 (Wangara Industrial - West)

The Cell is nearly 72% developed. There has been a minor reduction in the contribution rate
due to an overall reduction in the remaining estimated costs. In particular, there was a reduction
in the overall costs for the western section of Gnangara Road, where the City has applied costs
obtained as part of the SMEC study, which is considering the various options for design and
construction for Gnangara Road.

A detailed assessment of the structure plan and remaining undeveloped land has enabled a
more accurate estimate on future income and that this methodology is based on remaining
developable area rather than estimated lot yield (as per Cells 1-6 and 9).

The Annual Review for the Cell is included in Attachment 8.

Administration is recommending a decrease in the Cell contribution rate from $11.37 to $11.12
per square metre to reflect the findings of the Annual Review of costs and ensure that adequate
funds will be received.

Cell 8 (Wangara Industrial — East)

The Cell is just under 80% developed. An increase in the contribution rate is primarily
associated with increased estimates for the remaining Cell Works, and in particular, the eastern
section of Gnangara Road. In this regard, the City has applied costs obtained as part of the
SMEC study and significant service relocation costs that are anticipated for this section of road.
The service relocation will require detailed survey investigation to ascertain an accurate cost
estimate, which will occur as part of the detailed design and cost estimation later this financial
year.

The increase in costs from $18.94 per/m2 to $31.54 per/m2 is quite significant due to a
relatively small area of undeveloped land remaining in this Cell to apply the cost increase. As
mentioned above, further refinement of the Gnangara Road cost estimates is likely to occur
this financial year, where greater certainty on estimated costs will be available.

It should be noted that the methodology applied in calculating the contribution rate is based
upon the cost increases being apportioned over the remaining developable land in the Cell,
which could otherwise result in a shortfall of funds to complete the Cell Work. This methodology
is different to the residential Cells, which make an estimate of future income based upon a
conservative lot yield estimate.

The Annual Review of the Cell is included in Attachment 9.

Administration is recommending an increase in the square metre rate from $18.94 to $31.54
to reflect the findings of the Annual Review of costs and ensure that adequate funds will be
received.

Cell 9 (Landsdale — East)

This Cell is predominately (86%) developed, with 319 lots estimated remaining. The Cell has
over $23 million in remaining expenditure and there remains a risk of cost increases associated
with construction costs and land acquisition. Whilst there is an estimated excess of $4.6 million
at full development, this is dependent upon a further $9.5 million in remaining estimated income
being received and there being no variation or increases in the remaining costs.

The Annual Review for this Cell is included in Attachment 10.
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Administration is not recommending a return of excess funds until greater certainty can be
established on the final costs and that the current ICPL rate of $29,947 should be retained to
reflect the findings of the Annual Review and ensure that adequate funds will be received.

Internal Transactional Review

There has been no Internal Transactional Review completed as part of this annual review
reporting period. The City has previously completed and reported on the Internal Transactional
Review findings through the Annual Review (2020-2021) process, which have now been
actioned.

Outstanding Developer Balances

The East Wanneroo Cost sharing arrangements have significant history dating back over 25
years. Financial transactions associated with land contributions are recorded within the City’s
financial accounting systems as income and expenditure; and also within the DCP financial
record system, which contains detailed subdivision information on contributing landowners.

Developer Balances were noted and included in the Annual Reviews in 2019 and were reported
to Council.

The balances relate to over 40 landowner transactions (all prior to 2006), where a particular
landowner has either a surplus or shortfall in contributions and investigation into the balances
is still ongoing. It was necessary for Administration to make certain assumptions on future
actions to address the balances, which have been captured in the City’s financial system and
the DCP financial record system (to meet the auditing and Annual Review timeframes).

A separate report will shortly be submitted to Council to consider the outstanding developer
balances and if Council has a different view then further financial adjustments can be made at
this time.

State Planning Policy 3.6 (SPP3.6)

SPP3.6 refers to Transitional Arrangements that apply to existing DCP’s and requires the
introduction of an operational period into the DCP within 3 years from gazettal of SPP3.6 (30
April 2021). Administration intends to prepare an amendment to DPS2 to consider introducing
an acceptable operational period (and other improvements) for each Cell to address this
requirement and will report to Council as soon as practicable.

In addition, SPP3.6 requires the City to now apply additional monitoring and reporting
requirements, including an annual status report. Annual status reports are now required to be
prepared by the local government, which provides an overview of the progress of the delivery
of infrastructure specified in the DCP.

The status report is required to include:

. The timing and estimated percentage delivery of an infrastructure item against that stated
in the DCP, arising from review of the local government’s Capital Expenditure Plan.

. The financial position of the DCP, including interest that has been accrued and

. A summary of the review of the estimated costs in the CAS, including any changes in
funding and revenue sources, and any relevant indexation.

A model template for the annual report is provided in Schedule 5 of SPP3.6 (refer Attachment
20) and will form the basis of the annual DCP status report. The status report is not the same
as the annual review and is intended to provide a snapshot, or high-level summary, of the
progress of the DCP to ensure the fundamental principles of transparency and accountability
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are upheld throughout the life of the DCP. The annual status report is to be published on the
City’s website, and should align with the annual financial statements of local governments,
published no later than six months after the end of the financial year.

It is anticipated that the annual status report will be prepared and published in December 2021
to comply with the aforementioned.

To enable a status report to be prepared a Capital Expenditure Plan (CEP) has been
introduced into the Annual Review for each Cell (refer Attachment 2-10). This will enable
adequate reporting to occur in relation to the delivery timeframes of the infrastructure against
those defined in the DCP. The CEP was based on timeframes depicted in the City’s Capital
Works programme and Long Term Financial Plan. It was necessary for Administration to make
reasonable assumptions on the timing for landowner development, which triggers the
payment/acquisition of POS from a landowner. The CEP enables the monitoring and reporting
requirements of SPP3.6 to be prepared and the CEP will be updated as part of the Annual
Review process.

It is noted that Gnangara Road (Wanneroo to Mirrabooka), is referenced as being ‘under
review' in the CEP due an investigation being undertaken by the City to prioritise this
infrastructure in consultation with the WAPC, MRWA and affected landowners, in accordance
with the resolution of Council on 14 June 2021, which requested Administration to prioritise the
remaining Cell Works.

Auditing

To support the Annual Review (Cells 1-9), William Buck was engaged to perform audit to
ensure the accuracies of the calculated ICPL rate. The relevant audit reports finalised and
delivered to the City in August 2021. The audit reports are set out in Attachments 11 to 19.

Consultation

DPS 2 requires the proposed land values to be advertised for a period of 28 days and the
revision of Cell Costs for a period of 42 days respectively. Advertising will be carried out by
means of advertisements in newspapers, letters sent to affected landowners and on the City’s
website.

Comment

Part 9 and Schedule 6 of DPS 2 set out the provisions for the management and implementation
of the East Wanneroo Developer Contributions Arrangements. In accordance with these
provisions, the City is required to annually review the Cell Costs and Council is to determine
whether to increase, decrease, or maintain the current ICPL rates as a result of the review.

The purpose of the annual DCP review process is to ensure that sufficient funds continue to
be collected from developing landowners to meet the cost of delivering the infrastructure by
the DCP.

Based on the interpretation and approach outlined in the “Detail” section of this report, it is
recommended that Council notes the background, process, timing and recommendations
outlined in this report, including the Annual Review of all cells as follows:

Cell 1 - ICPL rate of $18,019 and Land Valuation of $1,870,000;
Cell 2 - ICPL rate of $24,880 and Land Valuation of $1,870,000;
Cell 3 - ICPL rate of $18,083 and Land Valuation of $1,880,000;
Cell 4 - ICPL rate of $23,328 and Land Valuation of $1,930,000;
Cell 5 - ICPL rate of $30,909 and Land Valuation of $2,010,000;
Cell 6 - ICPL rate of $24,678 and Land Valuation of $2,070,000;
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o Cell 7 - Contribution rate of $11.12 per/m2 and Land Valuation of $2,140,000;
o Cell 8 - Contribution rate of $31.54 per/m2 and Land Valuation of $2,040,000; and
o Cell 9 - ICPL rate of $29,947 and Land Valuation of $2,010,000.

Statutory Compliance

In line with DPS 2, the completion of the Annual Review as outlined in this report will satisfy
the City’s statutory obligations to complete Annual Reviews for the 2021/2022 financial year.

External auditing of the DCP accounts has been completed and the City complies with the
provisions of the Local Government (Financial Management) Regulations 1996.

Strategic Implications

The proposal aligns with the following objective within the Strategic Community Plan 2021 —
2031:

5 ~ A well planned, safe and resilient City that is easy to travel around and provides a
connection between people and places

5.1 - Develop to meet current need and future growth

Risk Management Considerations

Risk Title Risk Rating
ST-G09 Long Term Financial Plan Moderate
Accountability Action Planning Option

Director Corporate Strategy & Performance | Manage

Risk Title Risk Rating

ST-S23 Stakeholder Relationships Moderate
Accountability Action Planning Option
CEO Manage

The above risks relating to the issue contained within this report have been identified and
considered within the City’s Strategic Risk Registers. The Annual review of the DCP will assist
in addressing the impacts of the strategic risk relating to Long Term Financial Planning as it
will ensure that appropriate budget monitoring, timing and provisions are considered. In
addition, the strategic risk relating to Stakeholder Relationships will apply as a key element in
the DCP review process to maintain effective engagement with relevant stakeholders.

Policy Implications

Nil

Financial Implications

To support the Annual Review (Cells 1-9), William Buck was engaged to perform audit to
ensure the accuracies of the calculated ICPL rate. The relevant audit reports finalised and

delivered to the City in August 2021. The audit reports are set out in Attachments 11 to 19.

The audit reports have confirmed that the adjusted contribution rates associated with Cells 2,
3, 7 and 8 are fairly stated and in compliance with DPS 2.

In relation to Cells 1, 4, 5, 6 and 9 the audit reports have highlighted that the methodology of
DPS 2 cannot be utilised to establish a reasonable ICPL rate for remaining (undeveloped)
landowners. In these Cells, due to the relatively small number of remaining landholdings,
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Administration recommends that the ICPL rates be retained until consideration has been given
to improving the DPS2 provisions as recommended by SPP3.6. In this regard, Administration
is preparing an amendment to DPS2 for consideration of various improvements recommended
by SPP3.6 for consideration by Council, including the closure of a Cell or making a reconciling
payment to previous contributors.

Voting Requirements

Simple Majority

Recommendation

That Council as recommended by the Audit & Risk Committee:-

1. NOTES the outcome of the 2021/22 Annual Review of Cells 1 to 9 as depicted in
Attachment 2 to 10;

2. ADVERTISES the Revised Cost Estimates and the Estimated Infrastructure Cost
Per Lot for the East Wanneroo Cell 1-9 for a period of 42 days in accordance with
Clause 9.11.5 of District Planning Scheme No. 2, as depicted in Attachments 2-10
and depicted below:

Cell 1 - ICPL rate of $18,019 and Land Valuation of $1,870,000;

Cell 2 - ICPL rate of $24,880 and Land Valuation of $1,870,000;

Cell 3 - ICPL rate of $18,083 and Land Valuation of $1,880,000;

Cell 4 - ICPL rate of $23,328 and Land Valuation of $1,930,000;

Cell 5 - ICPL rate of $30,909 and Land Valuation of $2,010,000;

Cell 6 - ICPL rate of $24,678 and Land Valuation of $2,070,000;

Cell 7 - Contribution rate of $11.12 per/m2 and Land Valuation of $2,140,000;

Cell 8 - Contribution rate of $31.54 per/m2 and Land Valuation of $2,040,000; and
Cell 9 - ICPL rate of $29,947 and Land Valuation of $2,010,000.

3. ADVERTISES the revised average englobo values (including solatium) per hectare

for the East Wanneroo Cell 1-9 for a period of 28 days in accordance with Clause
9.14.3 of District Planning Scheme No. 2.

Attachments:
13, Attachment 1 - Cells 1-9 Consolidated Location Plan 19/162679
20 . Attachment 2 - Cell 1 Summary of Income and Expenditure Estimates 21/341545
3l . Attachment 3 - Cell 2 Summary of Income and Expenditure Estimates ~ 21/341548
40 . Attachment 4 - Cell 3 - Summary of Income and Expenditure Estimates = 21/341550
50 . Attachment 5 - Cell 4 Summary of Income and Expenditure 21/341808
6l . Attachment 6 - Cell 5 Summary of Income and Expenditure Estimates ~ 21/341552
70 . Attachment 7 - Cell 6 Summary of Income and Estimates Estimates 21/341554
sll. Attachment 8 - Cell 7 Summary of Income and Expenditure Estimates 21/341556
oll . Attachment 9 - Cell 8 Summary of Income and Expenditure Estimate 21/341558
100 . Attachment 10 - Cell 9 Summary of Income and Expenditure Estimates  21/341560
110 . Attachment 11 - Cell 1 Audit Report 2021 21/341901
120 . Attachment 12 - Cell 2 Audit Report 2021 21/341904
130 . Attachment 13 - Cell 3 Audit Report 2021 21/341906
141 . Attachment 14 - Cell 4 Audit Report 2021 21/341908
150 . Attachment 15 - Cell 5 Audit Report 2021 21/341911
164 . Attachment 16 - Cell 6 Audit Report 2021 21/341915

170 Attachment 17 - Cell 7 Audit Report 2021 21/341920
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18 .  Attachment 18 - Cell 8 Audit Report 2021 21/341924
1900 . Attachment 19 - Cell 9 Audit Report 2021 21/341929
0 21/346001

200 . Attachment 20 - Annual DCP Status Report Template (SPP3.6)
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EAST WANNEROO CELL 1 - ANNUAL REVIEW 2021 AMOUNTS (S) COMMENTS

Expenditure

Expenditure to Date (Actuals)

Public Open Space (10%) S 19,904,616 |Land Acquisition and Historic POS Credits (where applicable)

District Distributor Roads S 12,679,613 |Land Acquisition and Construction Costs

Administration Costs S 1,079,850 |Salary Recoupment, Legal Fees, Consultants

Excess funds returned to Developers S 22,679,632 |Return to existing Landowners only - remaining receive reduced ICPLrate

Total $ 56,343,711

Remaining Expenditure (Estimated) - Annual Review

Public Open Space (10%) S 1,804,176 |Approx 0.9 ha

Administration Costs S 96,278 |Estimated for two years remaining

Total $ 1,900,454

Total Expenditure/Costs (Gross Costs) S 58,244,165

Income

Payments Made to Date

Contributions and Interest -$ 61,284,439 |All Income (funds) Received (includes interest)

Total -$ 61,284,439

Gross Estimated Remaining Income

Estimated Contributions at Current ICPL of $18,018 at ELY of 94 -S 1,693,786

Total Estimated Income -$ 62,978,225

Estimated Cell Balance at Full Development

Total Combined Expenditure/Costs (Gross Costs) S 58,244,165
Contingency for estimated Excess for Contributing landowners up to 4th June 2019, as approved by

Total Contingency Credit for Landowner (Already Paid - 3,297 ICPL Council on 4 June 2019 to be returned upon full development or closure of the Cell.

payments) S 3,092,677

Total Combined Estimated Income ES 62,978,225 |From Total Estimated Income Above

Net Excess/Shortfall at Current ICPL ($18,018) -$ 1,641,383 |Potential 'Additional' Excess at Full Development since Council 4 June 2019 - Full development
(estimated for all landowner at full development). Note - The contingency of $3,092,677 (above)
only applies to contributing landowners prior to June 2019, as subsequent contributors have
received a proportion of the excess estimated in June 2019 through a reduction in the ICPL rate.

Revised ICPL Rate

Current Infrastructure Cost Per Lot S 18,019.00

Proposed Infrastructure Cost Per lot S 18,019.00

4.2 — Attachment 2
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CELL1 - CAPITAL EXPENDITURE PLAN (CEP)

Land Area 2021/22 2022/23 Total
Outstanding POS Acquisition

Lot 21 Carosa Road 0.606 S 1,246,542.00

TOTAL 0.606 $ - $ 1,246,542.00 | $ 1,246,542.00
Outstanding Historical POS Acquisition

Lot 9000 61 Ashley Road 0.2982 S 557,634.00

TOTAL $ 557,634.00 |5 - $ 557,634.00
Outstanding Capital Works - Internal Audit

All work completed

TOTAL $ - |5 - |$ -
Assessed Value 5 1,870,000.00 Lot Yield Summary from Cell 1 ELY (whole Cell) Actual 3366
Including 10% S 2,057,000.00 Total Area of Cell 339.91 Remaining ELY (9 per/ha) 94
Solatium Deductions 61.96 Interest Received to date 12,406,650
Contribution § 18,019.00 Net Area 277.95 Remaining Area 3%
Rate ELY 2501

4.2 — Attachment 2
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EAST WANNEROO CELL 2 - ANNUAL REVIEW 2021 AMOUNTS ($) COMMENTS

Expenditure

Expenditure to Date (Actuals)

Public Open Space (10%) S 6,135,611 |Land Acquisition and Historic POS Credits (where applicable)
District Distributor Roads S 6,718,097 |Land Acquisition and Construction Costs
Administration Costs S 734,873 |Salary Recoupment, Legal Fees, Consultants
Total S 13,588,581

Remaining Expenditure (Estimated) - Annual Review

Public Open Space (10%) S 26,926,953 |Approx 13.1 ha

District Distributor Roads S 4,713,025 |Remaining construction & acquisition costs (Roadworks and Drainage)
Administration Costs S 225,770 |Estimated for 5 years

Total $ 31,865,748

Total Expenditure/Costs (Gross Costs) S 45,454,329

Income

Payments Made to Date

Contributions and Interest S 22,962,988 |All Income (funds) Received (includes interest)
Total -$ 22,962,988

Gross Estimated Remaining Income

Estimated Contributions at Current ICPL of $25,476 at ELY of 904 -$ 23,030,304 |904 Lots at Estimated Lot Yield of 9 Per/Ha
Total Estimated Income -$ 45,993,292

Estimated Cell Balance at Full Development

Total Combined Expenditure/Costs (Gross Costs) S 45,454,329

Total Combined Estimated Income -S 45,993,292

Net Excess/Shortfall at Current ICPL ($25,476) S 538,962 |Excess

Revised ICPL Rate

Current Infrastructure Cost Per Lot S 25,476

Proposed Decrease in ICPL Required to Achieve adequate funds to Deliver the Cell Works -S 596

Proposed Infrastructure Cost Per lot S 24,880

4.2 — Attachment 3
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CELL 2 - CAPITAL EXPENDITURE PLAN (CEP)

Land Area 2021/22 2022/23 2023/24 2024/25 2025/26 Total

Oustanding POS Acquisition

Lot 19 (80) Vincent Rd 51772 S 10,649,500.40

Lot 1665 (1040) Wanneroo rd 30404 S 6,254,102.80

Lot 1665 (1040) Wanneroo rd 11362 $  2,337,163.40

Lot 13 (39) Griffith Rd 6974 $  1,434,551.80

Lot 9000 (1000) Wanneroo Road 30392 S 6,251,634.40

TOTAL 130904 S - $ 26,926,952.80 $  26,926,952.80
Oustanding Historical POS Acquisition

Not Applicable

Outstanding DDR Widening

Lot 1657 Dundebar Road 2948 5 606,403.60

24 Dundebar Rd 85 S 17,484.50

TOTAL 3033 S 623,888.10 S 623,888.10
Outstanding Capital Works - Internal Audit

Dundebar Road single carriageway from Civic/Friars Drv to Griffiths Road including Path Civic Drive to Griffiths Road $ 205,000.00 | $ - $ 1,725,060.00 [ $ 2,109,077.00 | $ 4,039,137.00
New pathway on Caporn St, Sinagra - San Teodoro Ave to eastern cell boundary S 10,000.00 | $ 40,000.00 | $ 50,000.00
TOTAL $ 205,000.00 | $ - | - |$ 1,735,060.00 | $ 2,149,077.00|$  4,089,137.00
Assessed Value $ 1,870,000.00 Lot Yield Summary from Cell 2 ELY (whole Cell) Actual 1204

Including 10% S 2,057,000.00 Total Area of Cell 2141 Remaining ELY (9 per/ha) 904

Solatium Deductions 33.73 Interest Received to date 2,382,084

Contribution S 25,476.00 Net Area 180.3 Area Developed 43%

Rate ELY 1623

4.2 — Attachment 3
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EAST WANNEROO CELL 3 - ANNUAL REVIEW 2021 AMOUNTS ($) COMMENTS

Expenditure

Expenditure to Date (Actuals)

Public Open Space (10%) S 634,894 |Land Acquisition and Historic POS Credits (where applicable)
District Distributor Roads S 402,986 JLand Acquisition and Construction Costs
Administration Costs S 313,695 |Salary Recoupment, Legal Fees, Consultants
Total $ 1,351,575

Remaining Expenditure (Estimated) - Annual Review

Public Open Space (10%) S 144,572 JApprox 769m2

District Distributor Roads S 1,338,553 |Remaining construction & acquisition costs (Roadworks and Drainage)
Administration Costs S 115,038 |Estimated for 3 years

Total $ 1,598,163

Total Expenditure/Costs (Gross Costs) S 2,949,738

Income

Payments Made to Date

Contributions and Interest -S 2,117,925 |All Income (funds) Received (includes interest)
Total -$ 2,117,925

Gross Estimated Remaining Income

Estimated Contributions at Current ICPL of $17,457 at ELY of 46 -$ 803,022 |46 Lots at Estimated Lot Yield of 9 Per/Ha
Total Estimated Income -$ 2,920,947

Estimated Cell Balance at Full Development

Total Combined Expenditure/Costs (Gross Costs) S 2,949,738

Total Combined Estimated Income -$ 2,920,947

Net Excess/Shortfall at Current ICPL (517,457) -$ 28,791 |Shortfall

Revised ICPL Rate

Current Infrastructure Cost Per Lot S 17,457

Proposed Increasein ICPL Required to Achieve adequate funds to Deliver| $ 626

Proposed Infrastructure Cost Per lot S 18,083

4.2 — Attachment 4
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CELL 3 - CAPITAL EXPENDITURE PLAN (CEP)

Land Area Deductions 2021/22 2022/23 2023/24 Total
Oustanding POS Acquisition
Nil
TOTAL 0 S -
Oustanding Historical POS Acquisition

«
Lot 63 (37) Anna Place 383 S 72,004.00 | S 72,004.00
Lot 68 (71) High Road 386 $ 72,568.00‘ S 72,568.00
Total 769 S - $ 72,568.00 | $ 72,004.00 | $ 144,572.00
Oustanding DDR Acqusition
Lot 91 (173) Dundebar Rd 631 S 65,245.40 S 65,245.40
Lot 92 (161) Dundebar Rd 639 S 66,072.60 5 66,072.60
Lot 93 (143) Dundebar Rd 492 S 50,872.80 S 50,872.80
Lot 94 (133) Dundebar Rd 546 S 56,456.40 S 56,456.40
Lot 95 (113) Dundebar Rd 1224 S 126,561.60 S 126,561.60
Total 3532 S 365,208.80‘ S 365,208.80
Outstanding Capital Works - Internal Audit
Dundebar Road single carriageway from Griffiths Road to Steven Street incl of streetlights at intersections S 50,000.00 | S 923,344.00 S 973,344.00
TOTAL $ 50,000.00 | $ 923,344.00 $ 973,344.00
Assessed Value S 1,880,000.00 Lot Yield Summary from Cell 3 ELY (whole Cell) Actual 458
Including 10% 5 2,068,000.00 Total Area of Cell 48916 Remaining ELY (9 per/ha) 46
Solatium Deductions 10.23 Interest Received to date S 753,705.68
Current Contribution Rate $ 17,457.00 Net Area 38.686 Remaining Area 10.04%

ELY 348
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EAST WANNEROO CELL 4 - ANNUAL REVIEW 2021 AMOUNTS (S) COMMENTS
Expenditure
Expenditure to Date (Actuals)
Public Open Space (10%) $ 24,215,966 |Land Acquisition and Historic POS Credits (where applicable)
District Distributor Roads S 30,736,465 |Land Acquisition and Construction Costs
Administration Costs S 2,218,279 |Salary Recoupment, Legal Fees, Consultants
Total S 57,170,710
Remaining Expenditure (Estimated) - Annual Review
Public Open Space (10%) S 3,601,712 |Approx 1.4 ha (Additional Cost Estimated for Compulsory Taking)
District Distributor Roads S 3,660,732 |Remaining construction & acquisition costs (Roadworks and Drainage)
Administration Costs S 504,440 |Estimated for 5 years
Total S 7,766,883
Total Expenditure/Costs (Gross Costs) S 64,937,594
Income
Payments Made to Date
Contributions and Interest -$ 69,473,444 |All Income (funds) Received (includes interest)
Total -$ 69,473,444
Gross Estimated Remaining Income
Estimated Contributions at Current ICPL of $23,328 at ELY of 200 -$ 4,665,600 [200 Lots at Estimated Lot Yield of 9 Per/Ha
Total Estimated Income -$ 74,139,044
Estimated Cell Balance at Full Development
Total Combined Expenditure/Costs (Gross Costs) S 64,937,594
Total Combined Estimated Income -$ 74,139,044
Net Excess/Shortfall at Current ICPL ($23,328) S 9,201,450 |Potential Excess (includes future contributions of $4.7 million)
Revised ICPL Rate
Current Infrastructure Cost Per Lot S 23,328
Proposed Infrastructure Cost Per lot $ 23,328
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CELL 4 - CAPITAL EXPENDITURE PLAN (CEP)

Land Area 2021/22 2022/23 2023/24 2024/25 2025/26 Total
Oustanding POS Acquisition

Pt Lot 1 Wanneroo Road 3189 $ 812,429.64

Pt Lot 8 Wanneroo Road 8077 S 2,057,696.52

Lot 10 Kemp Street 3446 S 731,585.80
TOTAL 14712 $ 731,585.80 | $  2,870,126.16 $ 3,601,711.96
Oustanding DDR Acqusition

Lot 47 (154) Elliot Road EHL 419 $ 88,953.70 $ 88,953.70
Lot 3 (185) Mary Street S 1,923,434.69 $  1,923,434.69

S 5
S 5

Total 419 S - S 2,012,388.39 $ 2,012,388.39
Outstanding Capital Works - Internal Audit

Elliot Road - Intersection works at Paltara Way/Elliot Road and CAPS S 45,000.00 | § 415,200.00 S 460,200.00
Lenore Road - Unfinished earthworks, streetlight relocations and DUP on Lenore Road S - S 1,035,089.00 S 1,035,089.00
Lenore Road — Elliot Rd to northern bdry Cell 4 (actually Stockholm Rd) Dual Use Path S 5,000.00 | $ 57,000,00 S 62,000.00
Environmental Offset costs up to end of operational period S 33,482.54 | $ 27,789.25 | S 29,782.32 S 91,054.12
TOTAL S 83,482.54 | § 1,535,078.25 | $ 29,782.32 | $ - S - $ 1,648,343.12
Assessed Value S 1,930,000.00 Lot Yield Summary from Cell 4 ELY (whole Cell) Actual 4337

Including 10% s 2,123,000.00 Total Area of Cell 393.72 Remaining ELY (9 per/ha) 200

Solatium Deductions 17.09 Interest Received to date S  8,456,252.65

Current Contribution Rate S 23,328.00 Net Area 376.63 Remaining area 4.61%

ELY 3390
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DUP Earthworks, street light relocation etc). ¥
Outstanding land acquisition pending .

finalistion of costs - compulsory acquisition

|| outstanding Infrastructure Cell Works (Including DDR land acquisition) - $3.7 million
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EAST WANNEROO CELL 5 - ANNUAL REVIEW 2021 AMOUNTS ($) COMMENTS

Expenditure

Expenditure to Date (Actuals)

Public Open Space (10%) S 18,054,460 |Land Acquisition and Historic POS Credits (where applicable)
District Distributor Roads S 18,832,463 [Land Acquisition and Construction Costs

Administration Costs S 1,987,418 |Salary Recoupment, Legal Fees, Consultants

Total $ 38,874,341

Remaining Expenditure (Estimated) - Annual Review

Public Open Space (10%) S 2,280,827 |Approx 1.5 ha

District Distributor Roads S - Remaining construction & acquisition costs (Roadworks and Drainage)
Administration Costs S 150,471 |Estimated for 3 years

Total S 2,431,298

Total Expenditure/Costs (Gross Costs) S 41,305,638

Income

Payments Made to Date

Contributions and Interest -S 43,852,942 |All Income (funds) Received (includes interest)

Total -$ 43,852,942

Gross Estimated Remaining Income

Estimated Contributions at Current ICPL of $30,909 at ELY of 163 -$ 5,038,167 |163 Lots at Estimated Lot Yield of 9 Per/Ha

Total Estimated Income -S 48,891,109

Estimated Cell Balance at Full Development

Total Combined Expenditure/Costs (Gross Costs) S 41,305,638

Total Combined Estimated Income -S 48,891,109

Net Excess/Shortfall at Current ICPL ($30,909) S 7,585,471 |Potential Excess (includes future contributions of $5 million)
Revised ICPL Rate

Current Infrastructure Cost Per Lot S 30,909

Proposed Infrastructure Cost Per lot S 30,909
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CELL 5 - CAPITAL EXPENDITURE PLAN (CEP)

Land Area 2021/22 2022/23 2023/24 Total
Oustanding POS Acquisition
Lot 201 (42) Pollino Gns 3917 S 873,625.50‘ 873,625.50
TOTAL 3917 $ 873,625.50 S 873,625.50
Oustanding Historical POS Acquisition
Lot 119 (390) Kingsway 988 $ 198,588.00 $ 198,588.00
Lot 120 (19) Rangeview 991 S 199,191.00 S 199,191.00
Lot 802 (3) Brig wy 691 S 138,891.00 S 138,891.00
Lot 21 (25) Denman Gns 1382 S 277,782.00 S 277,782.00
Lot 58 (187) Landsdale Rd 1494 S 300,294.00‘ S 300,294.00
Lot 62 (28) Rangeview 1455 S 292,455.00 S 292,455.00
Total 7001 $ - $ 1,407,201.00 $ 1,407,201.00
Oustanding DDR Acqusition
Total 0 S -
Outstanding Capital Works - Internal Audit

S o

$ -
TOTAL s -] -8 A ;
Assessed Value $ 2,010,000.00 Lot Yield Summary from Cell 5 ELY (whole Cell) Actual 2889

Including 10% S 2,211,000.00 Total Area of Cell 288.17 Remaining ELY (9 per/ha) 163
Solatium Deductions 13.8 Interest Received to date S 4,777,520.47
Current Contribution Rate S 30,909.00 Net Area 27437 Remaining area 5.64%)|
ELY 2469
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East Wanneroo Cell 5 (2021 - 2022)
Remaining POS Acquisition - 0.4 Ha ($0.9 million).

Note: Historical POS Credits of 0.7 Ha ($1.4 _.===03 various land holdings|
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EAST WANNEROO CELL 6 - ANNUAL REVIEW 2021 AMOUNTS ($) COMMENTS

Expenditure

Expenditure to Date (Actuals)

Public Open Space (10%) S 27,415,301 |Land Acquisition and Historic POS Credits (where applicable)
District Distributor Roads S 26,201,704 |Land Acquisition and Construction Costs

Administration Costs S 1,184,151 |Salary Recoupment, Legal Fees, Consultants

Total $ 54,801,157

Remaining Expenditure (Estimated) - Annual Review

Public Open Space (10%) S 16,734,791 |Approx 7.5 ha

District Distributor Roads S 4,993,702 |Remaining construction & acquisition costs (Roadworks and Drainage)
Administration Costs S 420,448 |Estimated for 7 years

Total S 22,148,941

Total Expenditure/Costs (Gross Costs) S 76,950,098

Income

Payments Made to Date

Contributions and Interest S 78,915,678 |All Income (funds) Received (includes interest)

Total -$ 78,915,678

Gross Estimated Remaining Income

Estimated Contributions at Current ICPL of $24,678 at ELY of 530 -$ 13,079,340 |530 Lots at Estimated Lot Yield of 9 Per/Ha

Total Estimated Income -$ 91,995,018

Estimated Cell Balance at Full Development

Total Combined Expenditure/Costs (Gross Costs) S 76,950,098

Total Combined Estimated Income -S 91,995,018

Net Excess/Shortfall at Current ICPL ($24,678) S 15,044,921 |Potential Excess (includes future contributions of $13.1 million)
Revised ICPL Rate

Current Infrastructure Cost Per Lot S 24,678

Proposed Infrastructure Cost Per lot S 24,678

4.2 — Attachment 7



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021

33

CELL 6 - CAPITAL EXPENDITURE PLAN (CEP)

2026/27 2027/28
Land Area Deductions 2021/22 2022/23 2023/24 2024/25 2025/26 (UNDER REVIEW) (UNDER REVIEW)  [Total
Oustanding POS Acquisition
Lot 2 (26)Driver Road 47304 $ 10,771,120.80
Lot 31 Landsdale Road 2770 S 630,729.00
Lot 32 Landsdale Road 7790 S 1,773,783.00
Lot 9500 (264) Kingsway - Previously Lot 13 2670 $ 607,959.00
TOTAL 60534 $ 10,771,120.80 | $ 607,959.00 | $  2,404,512.00 $ 13,783,591.80
Oustanding Historical POS Acquisition
Lot 37 EVANDALE ROAD 1463 $ 302,841.00
Lot 8 EVANDALE ROAD 310 S 64,170.00
Lot 13 KINGSWAY 1221 $ 252,747.00
Lot 13 KINGSWAY 174 $ 36,018.00
Lot 39 LANDSDALE ROAD 1399 S 289,593.00
Lot 43 LANDSDALE ROAD 1399 $ 289,593.00
Lot 820 LANDSDALE ROAD 802 S 166,014.00
Lot 30 LANDSDALE ROAD 1399 S 289,593.00
Lot 31 LANDSDALE ROAD 1399 $ 289,593.00
Lot 32 LANDSDALE ROAD 1399 S 289,593.00
Lot 74 COOPER STREET 1070 $ 221,490.00
Lot 78 RUSSELL ROAD 258 $ 53,406.00
Lot 47 WANNEROO ROAD 1095 S 226,665.00
Lot 79 GNANGARA ROAD 112 S 23,184.00
Lot 97 FURNISS ROAD 757 S 156,699.00
Total 14257 $ 302,841.00 | $  2,468,475.00 | § 179,883.00 $  2,951,199.00
Oustanding DDR Acqusition
Lot 16 Windsor RD 6137 $ 698,697.45 $ 698,697.45
Lot 38 Windsor RD 320 $ 36,432.00 $ 36,432.00
Total 6457 $ 698,697.45 | $ 36,432.00 | $ - $ 735,129.45
Outstanding Capital Works - Internal Audit
Gnangara Road - New Realignment between Wanneroo Rd to Hartman Drive $ 150,000.00 S 2,044,00000 | $ 2,064,573.00 | S 4,258,573.00
$ -
TOTAL $ 150,000.00 | § - $ - $ - $ $ 2,044,000.00 | $  2,064,573.00 | § 4,258,573.00
Assessed Value $ 2,070,000.00 Lot Yield Summary from Cell 6 ELY (whole Cell) Actual 4609
Including 10% S 2,277,000.00 Total Area of Cell 598.35 Remaining ELY (9 per/ha) 530
Solatium Deductions 151.31 Interest Received to date $ 11,583,404.44
Current Contribution Rate S 24,678.00 Net Area 447 .04 Remaining area 11.50%)
ELY 4023
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EAST WANNEROO CELL 7 - ANNUAL REVIEW 2021 AMOUNTS ($) COMMENTS

Expenditure

Expenditure to Date (Actuals)

Public Open Space (10%) S 528,500 |Land Acquisition and Historic POS Credits (where applicable)
District Distributor Roads S 3,975,770 |Land Acquisition and Construction Costs
Administration Costs S 690,821 |Salary Recoupment, Legal Fees, Consultants
Total $ 5,195,091

Remaining Expenditure (Estimated) - Annual Review

Public Open Space (10%) S -

District Distributor Roads S 5,770,152 |Remaining construction and acquisition costs
Administration Costs S 332,318 |Estimated for 7 years

Total S 6,102,470

Total Expenditure/Costs (Gross Costs) S 11,297,560

Income

Payments Made to Date

Contributions and Interest S 8,073,550 |All Income (funds) Received (includes interest)
Total -$ 8,073,550

Gross Estimated Remaining Income

Estimated Contributions at Current ICPL of $11.37 per ha of 28.98 -$ 3,295,288 |28.98 ha

Total Estimated Income -S 11,368,837

Estimated Cell Balance at Full Development

Total Combined Expenditure/Costs (Gross Costs) S 11,297,560

Total Combined Estimated Income S 11,368,837

Net Excess/Shortfall at Current ICPL ($11.37) S 71,277 |Excess

Revised ICPL Rate

Current Infrastructure Cost Per m2 S 11.37

Proposed Decrease in ICPL per m2 Required to Deliver the Cell Works -S 0.25

Proposed Infrastructure Cost Per m2 S 11.12
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CELL 7 - CAPITAL EXPENDITURE PLAN (CEP)
2026/27 2027/28

Land Area 2021/22 2022/23 2023/24 2024/25 2025/26 (UNDER REVIEW) |(UNDER REVIEW) |Total
Oustanding POS Acquisition
Nil
TOTAL 0 $ -
Oustanding DDR Acqusition
Lot 16 Windsor RD 6137 S 722,324.90 S 722,324.90
Lot 38 Windsor RD 320 3 44,000.00 $ 44,000.00
Lot 111 (17) Luisini Road 572 S 67,324.40 5 67,324.40
Lot 125 (4)‘Lu'\sini Road 2047 S 240,931.90 S 240,931.90
Total 9076 $ 1,030,581.20 | $ 44,000.00 | $ - $ 1,074581.20
Outstanding Capital Works - Internal Audit
Gnangara Road - New Realignment between Wanneroo Rd to Hartman Drive $  150,000.00 $ 2,044,000.00 | $ 2,064,573.00 | § 4,258,573.00
New shared pathway ORR to Gnangara Rd S 10,000.00 S - S 147,500.00 $ 157,500.00
Sump construction on Hartman Drive S 279,497.50 s 279,497.50
TOTAL $  160,000.00 | $ $ 27949750 | $  147,500.00 | § $ 2,044,000.00 | $ 2,064,573.00 | $ 4,695,570.50
Assessed Value S 2,140,000.00 Lot Yield Summary from Cell 7 ELY (whole Cell) Actual 72.1041
Including 10% $  2,354,000.00 Total Area of Cell 128.8 Remaining ha 28.98
Solatium Deductions 27.71 Interest Received to date $ 1,219,929.78
Current Contribution Rate $ 11.37 Net Developable Area 101.09 Remaining area 28.67%
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EAST WANNEROO CELL 8 - ANNUAL REVIEW 2021 AMOUNTS ($) COMMENTS

Expenditure

Expenditure to Date (Actuals)

Public Open Space (10%) S 44,220 |Land Acquisition and Historic POS Credits (where applicable)
District Distributor Roads S 22,020,741 |land Acquisition and Construction Costs
Administration Costs S 2,357,786 |Salary Recoupment, Legal Fees, Consultants
Total S 24,422,747

Remaining Expenditure (Estimated) - Annual Review

Public Open Space (10%) S

District Distributor Roads S 16,805,429 |Remaining construction & acquisition costs (Roadworks and Drainage)
Administration Costs S 251,330 |Estimated for 5 years

Total S 17,056,759

Total Expenditure/Costs (Gross Costs) S 41,479,506

Income

Payments Made to Date

Contributions and Interest | ES 29,421,414 JAll Income (funds) Received (includes interest)
Total -S 29,421,414

Gross Estimated Remaining Income | |
Estimated Contributions at Current ICPL of $18.94 per m2 -$ 7,240,459 |38 ha

Total Estimated Income -S 36,661,873

Estimated Cell Balance at Full Development

Total Combined Expenditure/Costs (Gross Costs) S 41,479,506

Total Combined Estimated Income -$ 36,661,873

Net Excess/Shortfall at Current ICPL ($18.94) -S 4,817,634 [Shortfall

Revised ICPL Rate

Current Infrastructure Cost Per m2 s 18.94

Proposed Increase in ICPL per m2 to Deliver the Cell Works S 12.60

Proposed Infrastructure Cost Per m2 S 31.54
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CELL 8 - CAPITAL EXPENDITURE PLAN (CEP)

2024/25 2025/26
Land Area 2021/22 2022/23 2023/24 (UNDER REVIEW) (UNDER REVIEW) Total
Oustanding DDR Acqusition
Lot 7 (217) Gnangara RD 1130 S 304,286.40‘ S 304,286.40
Lot 16 (229) Gnangara RD 1317 $ 354,641.76 | $ 354,641.76
Lot 6 (239) Gnangara Road 1440 S 323,136.00 S 323,136.00
Lot 111 (17) Luisini Road 572 S 64,178.40 S 64,178.40
Lot 125 (4) Luisini Road 2047 S 229,673.40 S 229,673.40
Total 6506 $ 616,987.80 | $ 658,928.16 $ 1,275,915.96
Outstanding Capital Works - Internal Audit
Gnangara Road - New Realignment between Hartman Drive to Mirrabooka S 100,000.00 S 5,054,076.16 | S 9,543,439.84 | S 14,697,516.00
Sump construction on Hartman Drive S 279,497.50 S 279,497.50
New shared pathway ORR to Gnangara Rd S 10,000.00 | $ - S 395,000.00 | $ 147,500.00 S 552,500.00

$ -

TOTAL $ 110,000.00 | $ - $ 674,497.50 | $ 5,201,576.16 | $ 9,543,439.84 | § 15,529,513.50
Assessed Value S 2,040,000.00 Lot Yield Summary from Cell 8 ELY (whole Cell) Actual 145.6529
Including 10% S 2,244,000.00 Total Area of Cell 243.55 Remaining ha 38
Solatium Deductions 60.55 Interest Received to date S 2,427,528.72
Current Contribution Rate s 18.94 Net Developable Area 183 Remaining area 21%
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EAST WANNEROO CELL 9 - ANNUAL REVIEW 2021 Amounts ($) COMMENTS

Expenditure

Expenditure to Date (Actuals)

Public Open Space (10%) S 46,504,616 |Land Acquisition and Historic POS Credits (where applicable)
District Distributor Roads S 7,013,604 |Land Acquisition and Construction Costs

Administration Costs S 1,330,014 |Salary Recoupment, Legal Fees, Consultants

Total expenditure to date 5 54,848,233

Remaining Expenditure (Estimated) - Annual Review

Public Open Space (10%) S 13,166,189 |Approx 5.4 ha and POS Development

District Distributor Roads S 10,259,031 |Remaining construction & acquisition costs (Roadworks and Drainage)
Administration Costs S 202,332 |Estimated for 4 years

Total S 23,627,552

Total Expenditure/Costs (Gross Costs) $ 78,475,786

Income

Payments Made to Date

Contributions and Interest -4 73,555,949 |All Income (funds) Received (includes interest)

Total -$ 73,555,949

Gross Estimated Remaining Income

Estimated Contributions at Current ICPL of $29,947 at ELY of 319 -$ 9,553,093 |319 Lots at Estimated Lot Yield of 13 Per/Ha

Total Estimated Income -$ 83,109,042

Estimated Cell Balance at Full Development

Total Combined Expenditure/Costs (Gross Costs) S 78,475,786

Total Combined Estimated Income | S 83,109,042

Net Excess/Shortfall at Current ICPL (29,947) S 4,633,256 |Potential Excess (includes future contributions of $9.5 million)
Revised ICPL Rate

Current Infrastructure Cost Per Lot S 29,947

Proposed Infrastructure Cost Per lot S 29,947

4.2 — Attachment 10



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021 42

CELL 9 - CAPITAL EXPENDITURE PLAN (CEP)

Land Area 2021/22 2022/23 2023/24 2024/25 Total

Oustanding POS Acquisition

Lot 58/601 (15) Queensway Road 2271 S 502,118.10

Lot 163 (460) Kingsway 4842 $  1,070,566.20

Lot 165 (474) Kingsway 13449 $  3,568,288.68 |

Lot 150 (322) Landsdale 4970 ¢ 1,098,867.00

TOTAL 25532 $ 216943320 | $ - $  4,070,406.78 $ 6,239,839.98

Oustanding POS Development

Total $ 1,773,777.20 | $ 2,093,554.60 | $  1,592,539.20 $ 5,459,871.00
Oustanding Buffer land and landscaping

$ - |$ 1,466,478.30 $ 1,466,478.30
Oustanding DDR Works
Gnangara Rd/Alexander Dr intersection $552,000
Alexander Drive - east - Drainage Site 1359 3 300,474.90
Alexander Drive Dual Use Path (2800m) s 1,525,000.00 | § 1,548,112.00
Alexander Dr/Queensway 465 S 102,811.50
Alexander Dr/Arduaine Street (extensi 954 s 762,929.40
Alexander Dr/Sedano Glade (extensio 954 5 762,929.40
Alexander Dr/Landsdale Road 449 S 99,273.90
Total 4181 $ 2,390,74090 | $ 2,410,315.30 | $ 552,000.00 | $ 300,474.90 | $ 5,653,531.10
Outstanding Capital Works
Community Purpose Building inclusiv 5000 S 1,105,500.00 | $ 50,000.00 | $ 250,000.00 | $ 3,200,000.00 | $ 4,605,500.00
Environmental Offset costs up to end of operational period $ -

S -
TOTAL $ 1,105,500.00 | $ 50,000.00 | $ 250,000.00 | $  3,200,000.00 | $ 4,605,500.00
Assessed Value S 2,010,000.00 Lot Yield Summary from Cell 9 ELY (whole Cell) Actual 2203
Including 10% S 2,211,000.00 Total Area of Cell 215.55 Remaining ELY 319
Solatium Deductions 33.9643 Interest Received to date S 2,816,069.83
Current Contribution Rate S 29,947.00 Net Area 181.5857 Remaining area 14%,
ELY 2361
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Cell 1

Scope

We have performed an audit of the Annual Cost Review of cell costs for Cell 1 and
reviewed the methodology used in calculating and estimating cell costs for the
remaining cell works, to establish the accuracy of the Annual Cost Review of Cell 1 as
per the District Planning Scheme No. 2 (“DPS 2”) and provide independent
certification of such costs. Our Annual Review for 2021/22 covered actual transactions
from 1 July 2020 to 30 June 2021 and estimated costs for future years, while
ascertaining that the actual expenditure incurred gives a true and fair view and ensure
that the assumptions used in the estimations of DCP costs are in accordance with the
DPS 2.

The City’s Responsibilities

The City is responsible for ensuring that the cell costs incurred, estimated and the
Infrastructure Cost Per Lot (“ICPL”) charged are in accordance with the DPS 2 and
related regulations, policies and procedures. The City is responsible for ensuring that
all cell cost records are free of misstatements and omissions, and establish adequate
internal controls for cell cost incurring, estimating and the calculation of ICPL rates,
and ensure that adequate financial records have been maintained. The City is
responsible for providing all financial records and related data, other information,
explanations and assistance necessary for the conduct of the audit of the cell cost
reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements
relating to assurance engagements, which is founded on fundamental principles of
integrity, objectivity, professional competence and due care, confidentiality and
professional behaviour.

Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology
used, in calculating and estimating cell costs for the remaining cell works, and assess
the documentation provided to certify that the cell costs are incurred and estimated as
per the DPS 2. We conducted our audit in accordance with Auditing Standards. These
Standards require that we comply with relevant ethical requirements relating to audit
engagements and plan and perform the audit to obtain reasonable assurance whether
the methodology used in forming the basis of cost incurring, ICPL rate calculation and
estimation is free from material misstatement. An audit involves performing
procedures to obtain audit evidence about the methodology used in forming the basis
on the relevance of cell costs incurred and estimations made for the remaining cell
development works.

The procedures selected depend on the auditor’s judgement including the assessment
of the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation
of the methodology used in forming the basis of cost incurring and cell cost
estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the City’s internal control.

4.2 — Attachment 11



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021 45

os William Buck

An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment to DPS 2.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our audit opinion.

Limitation on the scope

¢ We have not performed any market valuation assessment of lands and relied on third party
valuation reports of McGees Property signed by certified practicing valuers, for validating the
reliability of land acquisition costs estimated.

¢ We have not applied any requirements of the State Planning Policy 3.6 (“SPP 3.6”) for
evaluating the cost review of Cell 1, as there is no such requirement stated in DPS 2 to consider
SPP 3.6 for Cell 1.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material
respects, the cell costs incurred, estimated for remaining cell development works, and the calculated
ICPL rate of negative $32,343.34 from its current calculated ICPL rate of negative $23,833.52 were
fairly stated and in compliance to DPS 2.

Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Part 8 Finance and Administration section
of the DPS 2, which describes the basis of accounting and the City’s methodology and basis used in
cell cost incurring, cost estimation of future cell development works and calculating the proposed
ICPL rate, for the purpose of reporting to the City. As a result, the methodology used in forming the
basis of this may not be suitable for another purpose. Our report is intended solely for the City and
should not be distributed or used by other parties’ other than the City. The Audit Report is not to be
used by any other party for any purpose nor should any other party seek to rely on the opinions,
advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to
rely in any way on the contents of this Audit Report does so at their own risk.

\I\]i“'lnh Buck

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

G

Conley Manifis
Director
Dated this 5 day of August 2021
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Cell 2

Scope

We have performed an audit of the Annual Cost Review of cell costs for Cell 2 and
reviewed the methodology used in calculating and estimating cell costs for the
remaining cell works, to establish the accuracy of the Annual Cost Review of Cell 2 as
per the District Planning Scheme No. 2 (“DPS 2”) and provide independent
certification of such costs. Our Annual Review for 2021/22 covered actual transactions
from 1 July 2020 to 30 June 2021 and estimated costs for future years, while
ascertaining that the actual expenditure incurred gives a true and fair view and ensure
that the assumptions used in the estimations of DCP costs are in accordance with the
DPS 2.

The City’s Responsibilities

The City is responsible for ensuring that the cell costs incurred, estimated and the
Infrastructure Cost Per Lot (“ICPL”) charged are in accordance with the DPS 2 and
related regulations, policies and procedures. The City is responsible for ensuring that
all cell cost records are free of misstatements and omissions, and establish adequate
internal controls for cell cost incurring, estimating and the calculation of ICPL rates,
and ensure that adequate financial records have been maintained. The City is
responsible for providing all financial records and related data, other information,
explanations and assistance necessary for the conduct of the audit of the cell cost
reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements
relating to assurance engagements, which is founded on fundamental principles of
integrity, objectivity, professional competence and due care, confidentiality and
professional behaviour.

Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology

used, in calculating and estimating cell costs for the remaining cell works, and assess

the documentation provided to certify that the cell costs are incurred and estimated as

per the DPS 2. We conducted our audit in accordance with Auditing Standards. These

Standards require that we comply with relevant ethical requirements relating to audit

engagements and plan and perform the audit to obtain reasonable assurance whether ACCOUNTANTS & ADVISORS
the methodology used in forming the basis of cost incurring, ICPL rate calculation and Level 3, 15 Labouchere Road
estimation is free from material misstatement. An audit involves performing South Perth WA 6151

. . . . . . PO Box 748
procedures to obtain audit ev@ence about the.met.hodology used in formlr?g. the basis South Perth WA 6951
on the relevance of cell costs incurred and estimations made for the remaining cell Telephone: +61 8 6436 2888
development works. williambuck.com

The procedures selected depend on the auditor’s judgement including the assessment
of the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation
of the methodology used in forming the basis of cost incurring and cell cost
estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the City’s internal control.

William Buck is an assoc

trading under the name of William Buck across Australia
and New Zez e

Liability limited by a scheme approved under Professional Standards Legislation 72 ‘ £
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An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment to DPS 2.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our audit opinion.

Limitation on the scope

e We have not performed any market valuation assessment of lands and relied on third party
valuation reports of McGees Property signed by certified practicing valuers, for validating the
reliability of land acquisition costs estimated.

e We have not applied any requirements of the State Planning Policy 3.6 (“SPP 3.6”) for
evaluating the cost review of Cell 2, as there is no such requirement stated in DPS 2 to consider
SPP 3.6 for Cell 2.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material
respects, the cell costs incurred, estimated for remaining cell development works, and the calculated
ICPL rate of $24,879.80 from its current calculated ICPL rate of $25,476.29 were fairly stated and in
compliance to DPS 2.

Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Part 8 Finance and Administration section
of the DPS 2, which describes the basis of accounting and the City’s methodology and basis used in
cell cost incurring, cost estimation of future cell development works and calculating the proposed
ICPL rate, for the purpose of reporting to the City. As a result, the methodology used in forming the
basis of this may not be suitable for another purpose. Our report is intended solely for the City and
should not be distributed or used by other parties’ other than the City. The Audit Report is not to be
used by any other party for any purpose nor should any other party seek to rely on the opinions,
advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to
rely in any way on the contents of this Audit Report does so at their own risk.

\I\]i\hnn Buck

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

G

Conley Manifis
Director
Dated this 5" day of August 2021
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Cell 3

Scope

We have performed an audit of the Annual Cost Review of cell costs for Cell 3 and
reviewed the methodology used in calculating and estimating cell costs for the
remaining cell works, to establish the accuracy of the Annual Cost Review of Cell 3 as
per the District Planning Scheme No. 2 (“DPS 2”) and provide independent
certification of such costs. Our Annual Review for 2021/22 covered actual transactions
from 1 July 2020 to 30 June 2021 and estimated costs for future years, while
ascertaining that the actual expenditure incurred gives a true and fair view and ensure
that the assumptions used in the estimations of DCP costs are in accordance with the
DPS 2.

The City’s Responsibilities

The City is responsible for ensuring that the cell costs incurred, estimated and the
Infrastructure Cost Per Lot (“ICPL”) charged are in accordance with the DPS 2 and
related regulations, policies and procedures. The City is responsible for ensuring that
all cell cost records are free of misstatements and omissions, and establish adequate
internal controls for cell cost incurring, estimating and the calculation of ICPL rates,
and ensure that adequate financial records have been maintained. The City is
responsible for providing all financial records and related data, other information,
explanations and assistance necessary for the conduct of the audit of the cell cost
reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements
relating to assurance engagements, which is founded on fundamental principles of
integrity, objectivity, professional competence and due care, confidentiality and
professional behaviour.

Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology
used, in calculating and estimating cell costs for the remaining cell works, and assess
the documentation provided to certify that the cell costs are incurred and estimated as
per the DPS 2. We conducted our audit in accordance with Auditing Standards. These
Standards require that we comply with relevant ethical requirements relating to audit
engagements and plan and perform the audit to obtain reasonable assurance whether
the methodology used in forming the basis of cost incurring, ICPL rate calculation and
estimation is free from material misstatement. An audit involves performing
procedures to obtain audit evidence about the methodology used in forming the basis
on the relevance of cell costs incurred and estimations made for the remaining cell
development works.

The procedures selected depend on the auditor’s judgement including the assessment
of the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation
of the methodology used in forming the basis of cost incurring and cell cost
estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the City’s internal control.
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An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment to DPS 2.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our audit opinion.

Limitation on the scope

e We have not performed any market valuation assessment of lands and relied on third party
valuation reports of McGees Property signed by certified practicing valuers, for validating the
reliability of land acquisition costs estimated.

e We have not applied any requirements of the State Planning Policy 3.6 (“SPP 3.6”) for
evaluating the cost review of Cell 3, as there is no such requirement stated in DPS 2 to consider
SPP 3.6 for Cell 3.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material
respects, the cell costs incurred, estimated for remaining cell development works, and the calculated
ICPL rate of $18,082.90 from its current calculated ICPL rate of $17,456.90 were fairly stated and in
compliance to DPS 2.

Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Part 8 Finance and Administration section
of the DPS 2, which describes the basis of accounting and the City’s methodology and basis used in
cell cost incurring, cost estimation of future cell development works and calculating the proposed
ICPL rate, for the purpose of reporting to the City. As a result, the methodology used in forming the
basis of this may not be suitable for another purpose. Our report is intended solely for the City and
should not be distributed or used by other parties’ other than the City. The Audit Report is not to be
used by any other party for any purpose nor should any other party seek to rely on the opinions,
advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to
rely in any way on the contents of this Audit Report does so at their own risk.

\I\]i“'mh Buck

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

G

Conley Manifis
Director
Dated this 5" day of August 2021
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Cell 4

Scope

We have performed an audit of the Annual Cost Review of cell costs for Cell 4 and
reviewed the methodology used in calculating and estimating cell costs for the
remaining cell works, to establish the accuracy of the Annual Cost Review of Cell 4 as
per the District Planning Scheme No. 2 (“DPS 2”) and provide independent
certification of such costs. Our Annual Review for 2021/22 covered actual transactions
from 1 July 2020 to 30 June 2021 and estimated costs for future years, while
ascertaining that the actual expenditure incurred gives a true and fair view and ensure
that the assumptions used in the estimations of DCP costs are in accordance with the
DPS 2.

The City’s Responsibilities

The City is responsible for ensuring that the cell costs incurred, estimated and the
Infrastructure Cost Per Lot (“ICPL”) charged are in accordance with the DPS 2 and
related regulations, policies and procedures. The City is responsible for ensuring that
all cell cost records are free of misstatements and omissions, and establish adequate
internal controls for cell cost incurring, estimating and the calculation of ICPL rates,
and ensure that adequate financial records have been maintained. The City is
responsible for providing all financial records and related data, other information,
explanations and assistance necessary for the conduct of the audit of the cell cost
reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements
relating to assurance engagements, which is founded on fundamental principles of
integrity, objectivity, professional competence and due care, confidentiality and
professional behaviour.

Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology

used, in calculating and estimating cell costs for the remaining cell works, and assess

the documentation provided to certify that the cell costs are incurred and estimated as

per the DPS 2. We conducted our audit in accordance with Auditing Standards. These

Standards require that we comply with relevant ethical requirements relating to audit

engagements and plan and perform the audit to obtain reasonable assurance whether ACCOUNTANTS & ADVISORS
the methodology used in forming the basis of cost incurring, ICPL rate calculation and Level 3, 15 Labouchere Road
estimation is free from material misstatement. An audit involves performing South Perth WA 6151

. . . . . . PO Box 748
procedures to obtain audit ev@ence about the.met.hodology used in formlr?g. the basis South Perth WA 6951
on the relevance of cell costs incurred and estimations made for the remaining cell Telephone: +61 8 6436 2888
development works. williambuck.com

The procedures selected depend on the auditor’s judgement including the assessment
of the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation
of the methodology used in forming the basis of cost incurring and cell cost
estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the City’s internal control.

William Buck is an assoc

trading under the name of William Buck across Australia
and New Zez e

Liability limited by a scheme approved under Professional Standards Legislation 72 ‘ £
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An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment to DPS 2.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our audit opinion.

Limitation on the scope

e We have not performed any market valuation assessment of lands and relied on third party
valuation reports of McGees Property signed by certified practicing valuers, for validating the
reliability of land acquisition costs estimated.

e We have not applied any requirements of the State Planning Policy 3.6 (“SPP 3.6”) for
evaluating the cost review of Cell 4, as there is no such requirement stated in DPS 2 to consider
SPP 3.6 for Cell 4.

e While DPS 2 allows compulsory undertaking charges, DPS 2 does not specify the value or
percentages to be applied, and the City has included a discretionary 20% compulsory
undertaking charge of $478,354.36 for Public Open Space (“POS”) land acquisition cost
estimation for Lot 1 and Lot 8 Wanneroo Road of Cell 4, based on City’s estimate on historical
transactions with the landowner of Lot 1 and Lot 8 Wanneroo Road. The City has not included a
compulsory undertaking charge for the rest of the Lots of POS land acquisition cost estimation
for Cell 4, for which the basis of estimation cannot be reasonably established with the available
information. The City recognises that the actual amount payable for all lots subjected to
compulsory acquisition may significantly vary depending on the particular circumstances of the
land and landowners at the time of acquisition.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material
respects, the cell costs incurred, estimated for remaining cell development works, and the calculated
ICPL rate of negative $22,679.25 from its current calculated ICPL rate of negative $24,012.88 were
fairly stated and in compliance to DPS 2.

Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Part 8 Finance and Administration section
of the DPS 2, which describes the basis of accounting and the City’s methodology and basis used in
cell cost incurring, cost estimation of future cell development works and calculating the proposed
ICPL rate, for the purpose of reporting to the City. As a result, the methodology used in forming the
basis of this may not be suitable for another purpose. Our report is intended solely for the City and
should not be distributed or used by other parties’ other than the City. The Audit Report is not to be
used by any other party for any purpose nor should any other party seek to rely on the opinions,
advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to
rely in any way on the contents of this Audit Report does so at their own risk.

Willian Buck

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

Conley Manifis

Director
Dated this 5" day of August 2021
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Cell 5

Scope

We have performed an audit of the Annual Cost Review of cell costs for Cell 5 and
reviewed the methodology used in calculating and estimating cell costs for the
remaining cell works, to establish the accuracy of the Annual Cost Review of Cell 5 as
per the District Planning Scheme No. 2 (“DPS 2”) and provide independent
certification of such costs. Our Annual Review for 2021/22 covered actual transactions
from 1 July 2020 to 30 June 2021 and estimated costs for future years, while
ascertaining that the actual expenditure incurred gives a true and fair view and ensure
that the assumptions used in the estimations of DCP costs are in accordance with the
DPS 2.

The City’s Responsibilities

The City is responsible for ensuring that the cell costs incurred, estimated and the
Infrastructure Cost Per Lot (“ICPL”) charged are in accordance with the DPS 2 and
related regulations, policies and procedures. The City is responsible for ensuring that
all cell cost records are free of misstatements and omissions, and establish adequate
internal controls for cell cost incurring, estimating and the calculation of ICPL rates,
and ensure that adequate financial records have been maintained. The City is
responsible for providing all financial records and related data, other information,
explanations and assistance necessary for the conduct of the audit of the cell cost
reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements
relating to assurance engagements, which is founded on fundamental principles of
integrity, objectivity, professional competence and due care, confidentiality and
professional behaviour.

Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology

used, in calculating and estimating cell costs for the remaining cell works, and assess

the documentation provided to certify that the cell costs are incurred and estimated as

per the DPS 2. We conducted our audit in accordance with Auditing Standards. These

Standards require that we comply with relevant ethical requirements relating to audit

engagements and plan and perform the audit to obtain reasonable assurance whether ACCOUNTANTS & ADVISORS
the methodology used in forming the basis of cost incurring, ICPL rate calculation and Level 3, 15 Labouchere Road
estimation is free from material misstatement. An audit involves performing South Perth WA 6151

. . . . . . PO Box 748
procedures to obtain audit ev@ence about the.met.hodology used in formlr?g. the basis South Perth WA 6951
on the relevance of cell costs incurred and estimations made for the remaining cell Telephone: +61 8 6436 2888
development works. williambuck.com

The procedures selected depend on the auditor’s judgement including the assessment
of the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation
of the methodology used in forming the basis of cost incurring and cell cost
estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the City’s internal control.

William Buck is an assoc

trading under the name of William Buck across Australia
and New Zez e

Liability limited by a scheme approved under Professional Standards Legislation 72 ‘ £
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An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment to DPS 2.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our audit opinion.

Limitation on the scope

e We have not performed any market valuation assessment of lands and relied on third party
valuation reports of McGees Property signed by certified practicing valuers, for validating the
reliability of land acquisition costs estimated.

e We have not applied any requirements of the State Planning Policy 3.6 (“SPP 3.6”) for
evaluating the cost review of Cell 5, as there is no such requirement stated in DPS 2 to consider
SPP 3.6 for Cell 5.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material
respects, the cell costs incurred, estimated for remaining cell development works, and the calculated
ICPL rate of negative $15,627.63 from its current calculated ICPL rate of $16,730.51 were fairly
stated and in compliance to DPS 2.

Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Part 8 Finance and Administration section
of the DPS 2, which describes the basis of accounting and the City’s methodology and basis used in
cell cost incurring, cost estimation of future cell development works and calculating the proposed
ICPL rate, for the purpose of reporting to the City. As a result, the methodology used in forming the
basis of this may not be suitable for another purpose. Our report is intended solely for the City and
should not be distributed or used by other parties’ other than the City. The Audit Report is not to be
used by any other party for any purpose nor should any other party seek to rely on the opinions,
advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to
rely in any way on the contents of this Audit Report does so at their own risk.

\I\]i“\nn Buck

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

G

Conley Manifis
Director
Dated this 5" day of August 2021
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Cell 6

Scope

We have performed an audit of the Annual Cost Review of cell costs for Cell 6 and
reviewed the methodology used in calculating and estimating cell costs for the
remaining cell works, to establish the accuracy of the Annual Cost Review of Cell 6 as
per the District Planning Scheme No. 2 (“DPS 2”) and provide independent
certification of such costs. Our Annual Review for 2021/22 covered actual transactions
from 1 July 2020 to 30 June 2021 and estimated costs for future years, while
ascertaining that the actual expenditure incurred gives a true and fair view and ensure
that the assumptions used in the estimations of DCP costs are in accordance with the
DPS 2.

The City’s Responsibilities

The City is responsible for ensuring that the cell costs incurred, estimated and the
Infrastructure Cost Per Lot (“ICPL”) charged are in accordance with the DPS 2 and
related regulations, policies and procedures. The City is responsible for ensuring that
all cell cost records are free of misstatements and omissions, and establish adequate
internal controls for cell cost incurring, estimating and the calculation of ICPL rates,
and ensure that adequate financial records have been maintained. The City is
responsible for providing all financial records and related data, other information,
explanations and assistance necessary for the conduct of the audit of the cell cost
reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements
relating to assurance engagements, which is founded on fundamental principles of
integrity, objectivity, professional competence and due care, confidentiality and
professional behaviour.

Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology

used, in calculating and estimating cell costs for the remaining cell works, and assess

the documentation provided to certify that the cell costs are incurred and estimated as

per the DPS 2. We conducted our audit in accordance with Auditing Standards. These

Standards require that we comply with relevant ethical requirements relating to audit

engagements and plan and perform the audit to obtain reasonable assurance whether ACCOUNTANTS & ADVISORS
the methodology used in forming the basis of cost incurring, ICPL rate calculation and Level 3, 15 Labouchere Road
estimation is free from material misstatement. An audit involves performing South Perth WA 6151

. . . . . . PO Box 748
procedures to obtain audit ev@ence about the.met.hodology used in formlr?g. the basis South Perth WA 6951
on the relevance of cell costs incurred and estimations made for the remaining cell Telephone: +61 8 6436 2888
development works. williambuck.com

The procedures selected depend on the auditor’s judgement including the assessment
of the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation
of the methodology used in forming the basis of cost incurring and cell cost
estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the City’s internal control.

William Buck is an assoc

trading under the name of William Buck across Australia
and New Zez e

Liability limited by a scheme approved under Professional Standards Legislation 72 ‘ £
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An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment to DPS 2.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our audit opinion.

Limitation on the scope

e We have not performed any market valuation assessment of lands and relied on third party
valuation reports of McGees Property signed by certified practicing valuers, for validating the
reliability of land acquisition costs estimated.

e We have not applied any requirements of the State Planning Policy 3.6 (“SPP 3.6”) for
evaluating the cost review of Cell 6, as there is no such requirement stated in DPS 2 to consider
SPP 3.6 for Cell 6.

e  While DPS 2 allows compulsory undertaking charges, DPS 2 does not specify the value or
percentages to be applied, and the City has not included a compulsory undertaking charge for
District Distributor Roads (“DDR”) land acquisition cost estimation for Cell 6, for which the basis
of estimation cannot be reasonably established with the available information. The City
recognises that the actual amount payable may significantly vary depending on the particular
circumstances of the land and landowners at the time of acquisition.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material
respects, the cell costs incurred, estimated for remaining cell development works, and the calculated
ICPL rate of negative $3,708.64 from its current calculated ICPL rate of negative $1,831.98 were
fairly stated and in compliance to DPS 2.

Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Part 8 Finance and Administration section
of the DPS 2, which describes the basis of accounting and the City’s methodology and basis used in
cell cost incurring, cost estimation of future cell development works and calculating the proposed
ICPL rate, for the purpose of reporting to the City. As a result, the methodology used in forming the
basis of this may not be suitable for another purpose. Our report is intended solely for the City and
should not be distributed or used by other parties’ other than the City. The Audit Report is not to be
used by any other party for any purpose nor should any other party seek to rely on the opinions,
advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to
rely in any way on the contents of this Audit Report does so at their own risk.

Wi“'lnn B vk

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

G

Conley Manifis
Director
Dated this 6™ day of August 2021

4.2 — Attachment 16
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Cell 7

Scope

We have performed an audit of the Annual Cost Review of cell costs for Cell 7 and
reviewed the methodology used in calculating and estimating cell costs for the
remaining cell works, to establish the accuracy of the Annual Cost Review of Cell 7 as
per the District Planning Scheme No. 2 (“DPS 2”) and provide independent
certification of such costs. Our Annual Review for 2021/22 covered actual transactions
from 1 July 2020 to 30 June 2021 and estimated costs for future years, while
ascertaining that the actual expenditure incurred gives a true and fair view and ensure
that the assumptions used in the estimations of DCP costs are in accordance with the
DPS 2.

The City’s Responsibilities

The City is responsible for ensuring that the cell costs incurred, estimated and the
Infrastructure Cost Per Lot (“ICPL”) charged are in accordance with the DPS 2 and
related regulations, policies and procedures. The City is responsible for ensuring that
all cell cost records are free of misstatements and omissions, and establish adequate
internal controls for cell cost incurring, estimating and the calculation of ICPL rates,
and ensure that adequate financial records have been maintained. The City is
responsible for providing all financial records and related data, other information,
explanations and assistance necessary for the conduct of the audit of the cell cost
reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements
relating to assurance engagements, which is founded on fundamental principles of
integrity, objectivity, professional competence and due care, confidentiality and
professional behaviour.

Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology

used, in calculating and estimating cell costs for the remaining cell works, and assess

the documentation provided to certify that the cell costs are incurred and estimated as

per the DPS 2. We conducted our audit in accordance with Auditing Standards. These

Standards require that we comply with relevant ethical requirements relating to audit

engagements and plan and perform the audit to obtain reasonable assurance whether ACCOUNTANTS & ADVISORS
the methodology used in forming the basis of cost incurring, ICPL rate calculation and Level 3, 15 Labouchere Road
estimation is free from material misstatement. An audit involves performing South Perth WA 6151

. . . . . . PO Box 748
procedures to obtain audit ev@ence about the.met.hodology used in formlr?g. the basis South Perth WA 6951
on the relevance of cell costs incurred and estimations made for the remaining cell Telephone: +61 8 6436 2888
development works. williambuck.com

The procedures selected depend on the auditor’s judgement including the assessment
of the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation
of the methodology used in forming the basis of cost incurring and cell cost
estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the City’s internal control.

William Buck is an assoc

trading under the name of William Buck across Australia
and New Zez e

Liability limited by a scheme approved under Professional Standards Legislation 72 ‘ £

4.2 — Attachment 17



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021 57

os William Buck

An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment to DPS 2.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our audit opinion.

Limitation on the scope

¢ We have not performed any market valuation assessment of lands and relied on third party
valuation reports of McGees Property signed by certified practicing valuers, for validating the
reliability of land acquisition costs estimated.

¢ We have not applied any requirements of the State Planning Policy 3.6 (“SPP 3.6”) for
evaluating the cost review of Cell 7, as there is no such requirement stated in DPS 2 to consider
SPP 3.6 for Cell 7.

e While DPS 2 allows compulsory undertaking charges, DPS 2 does not specify the value or
percentages to be applied, and the City has not included a compulsory undertaking charge for
District Distributor Roads (“DDR”) land acquisition cost estimation for Cell 7, for which the basis
of estimation cannot be reasonably established with the available information. The City
recognises that the actual amount payable may significantly vary depending on the particular
circumstances of the land and landowners at the time of acquisition.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material
respects, the cell costs incurred, estimated for remaining cell development works, and the calculated
ICPL rate of $11.12 per square metre from its current calculated ICPL rate of $11.37 per square
metre were fairly stated and in compliance to DPS 2.

Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Part 8 Finance and Administration section
of the DPS 2, which describes the basis of accounting and the City’s methodology and basis used in
cell cost incurring, cost estimation of future cell development works and calculating the proposed
ICPL rate, for the purpose of reporting to the City. As a result, the methodology used in forming the
basis of this may not be suitable for another purpose. Our report is intended solely for the City and
should not be distributed or used by other parties’ other than the City. The Audit Report is not to be
used by any other party for any purpose nor should any other party seek to rely on the opinions,
advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to
rely in any way on the contents of this Audit Report does so at their own risk.

W.I“’lnn B v Ck

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

Conley Manifis

Director
Dated this 5% day of August 2021

4.2 — Attachment 17
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Cell 8

Scope

We have performed an audit of the Annual Cost Review of cell costs for Cell 8 and
reviewed the methodology used in calculating and estimating cell costs for the
remaining cell works, to establish the accuracy of the Annual Cost Review of Cell 8 as
per the District Planning Scheme No. 2 (“DPS 2”) and provide independent
certification of such costs. Our Annual Review for 2021/22 covered actual transactions
from 1 July 2020 to 30 June 2021 and estimated costs for future years, while
ascertaining that the actual expenditure incurred gives a true and fair view and ensure
that the assumptions used in the estimations of DCP costs are in accordance with the
DPS 2.

The City’s Responsibilities

The City is responsible for ensuring that the cell costs incurred, estimated and the
Infrastructure Cost Per Lot (“ICPL”) charged are in accordance with the DPS 2 and
related regulations, policies and procedures. The City is responsible for ensuring that
all cell cost records are free of misstatements and omissions, and establish adequate
internal controls for cell cost incurring, estimating and the calculation of ICPL rates,
and ensure that adequate financial records have been maintained. The City is
responsible for providing all financial records and related data, other information,
explanations and assistance necessary for the conduct of the audit of the cell cost
reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements
relating to assurance engagements, which is founded on fundamental principles of
integrity, objectivity, professional competence and due care, confidentiality and
professional behaviour.

Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology

used, in calculating and estimating cell costs for the remaining cell works, and assess

the documentation provided to certify that the cell costs are incurred and estimated as

per the DPS 2. We conducted our audit in accordance with Auditing Standards. These

Standards require that we comply with relevant ethical requirements relating to audit

engagements and plan and perform the audit to obtain reasonable assurance whether ACCOUNTANTS & ADVISORS
the methodology used in forming the basis of cost incurring, ICPL rate calculation and Level 3, 15 Labouchere Road
estimation is free from material misstatement. An audit involves performing South Perth WA 6151

. . . . . . PO Box 748
procedures to obtain audit ev@ence about the.met.hodology used in formlr?g. the basis South Perth WA 6951
on the relevance of cell costs incurred and estimations made for the remaining cell Telephone: +61 8 6436 2888
development works. williambuck.com

The procedures selected depend on the auditor’s judgement including the assessment
of the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation
of the methodology used in forming the basis of cost incurring and cell cost
estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the City’s internal control.

William Buck is an assoc

trading under the name of William Buck across Australia
and New Zez e

Liability limited by a scheme approved under Professional Standards Legislation 72 ‘ £
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An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment to DPS 2.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our audit opinion.

Limitation on the scope

e We have not performed any market valuation assessment of lands and relied on third party
valuation reports of McGees Property signed by certified practicing valuers, for validating the
reliability of land acquisition costs estimated.

e We have not applied any requirements of the State Planning Policy 3.6 (“SPP 3.6”) for
evaluating the cost review of Cell 8, as there is no such requirement stated in DPS 2 to consider
SPP 3.6 for Cell 8.

e  While DPS 2 allows compulsory undertaking charges, DPS 2 does not specify the value or
percentages to be applied, and the City has included a discretionary 20% compulsory
undertaking charge of $109,821.36 for District Distributor Roads (“DDR”) land acquisition cost
estimation for Lot 7 and Lot 16 Gnangara Road of Cell 8, based on City’s estimate on historical
transactions with the landowner of Lot 7 and Lot 16 Gnangara Road. The City has not included a
compulsory undertaking charge for the rest of the Lots of District Distributor Roads (“DDR”) land
acquisition cost estimation for Cell 8, for which the basis of estimation cannot be reasonably
established with the available information. The City recognises that the actual amount payable
for all lots subjected to compulsory acquisition may significantly vary depending on the particular
circumstances of the land and landowners at the time of acquisition.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material
respects, the cell costs incurred, estimated for remaining cell development works, and the calculated
ICPL rate of $31.54 per square metre from its current calculated ICPL rate of $18.94 per square
metre were fairly stated and in compliance to DPS 2.

Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Part 8 Finance and Administration section
of the DPS 2, which describes the basis of accounting and the City’s methodology and basis used in
cell cost incurring, cost estimation of future cell development works and calculating the proposed
ICPL rate, for the purpose of reporting to the City. As a result, the methodology used in forming the
basis of this may not be suitable for another purpose. Our report is intended solely for the City and
should not be distributed or used by other parties’ other than the City. The Audit Report is not to be
used by any other party for any purpose nor should any other party seek to rely on the opinions,
advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to
rely in any way on the contents of this Audit Report does so at their own risk.

Wi"\nn Bock

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

G

Conley Manifis
Director
Dated this 5" day of August 2021
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Cell 9

Scope

We have performed an audit of the Annual Cost Review of cell costs for Cell 9 and
reviewed the methodology used in calculating and estimating cell costs for the
remaining cell works, to establish the accuracy of the Annual Cost Review of Cell 9 as
per the District Planning Scheme No. 2 (“DPS 2”) and provide independent
certification of such costs. Our Annual Review for 2021/22 covered actual transactions
from 1 July 2020 to 30 June 2021 and estimated costs for future years, while
ascertaining that the actual expenditure incurred gives a true and fair view and ensure
that the assumptions used in the estimations of DCP costs are in accordance with the
DPS 2.

The City’s Responsibilities

The City is responsible for ensuring that the cell costs incurred, estimated and the
Infrastructure Cost Per Lot (“ICPL”) charged are in accordance with the DPS 2 and
related regulations, policies and procedures. The City is responsible for ensuring that
all cell cost records are free of misstatements and omissions, and establish adequate
internal controls for cell cost incurring, estimating and the calculation of ICPL rates,
and ensure that adequate financial records have been maintained. The City is
responsible for providing all financial records and related data, other information,
explanations and assistance necessary for the conduct of the audit of the cell cost
reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements
relating to assurance engagements, which is founded on fundamental principles of
integrity, objectivity, professional competence and due care, confidentiality and
professional behaviour.

Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology

used, in calculating and estimating cell costs for the remaining cell works, and assess

the documentation provided to certify that the cell costs are incurred and estimated as

per the DPS 2. We conducted our audit in accordance with Auditing Standards. These

Standards require that we comply with relevant ethical requirements relating to audit

engagements and plan and perform the audit to obtain reasonable assurance whether ACCOUNTANTS & ADVISORS
the methodology used in forming the basis of cost incurring, ICPL rate calculation and Level 3, 15 Labouchere Road
estimation is free from material misstatement. An audit involves performing South Perth WA 6151

. . . . . . PO Box 748
procedures to obtain audit ev@ence about the.met.hodology used in formlr?g. the basis South Perth WA 6951
on the relevance of cell costs incurred and estimations made for the remaining cell Telephone: +61 8 6436 2888
development works. williambuck.com

The procedures selected depend on the auditor’s judgement including the assessment
of the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation
of the methodology used in forming the basis of cost incurring and cell cost
estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the City’s internal control.

William Buck is an assoc

trading under the name of William Buck across Australia
and New Zez e

Liability limited by a scheme approved under Professional Standards Legislation 72 ‘ £
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An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment to DPS 2.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our audit opinion.

Limitation on the scope

e We have not performed any market valuation assessment of lands and relied on third party
valuation reports of McGees Property signed by certified practicing valuers, for validating the
reliability of land acquisition costs estimated.

e We have not applied any requirements of the State Planning Policy 3.6 (“SPP 3.6”) for
evaluating the cost review of Cell 9, as there is no such requirement stated in DPS 2 to consider
SPP 3.6 for Cell 9.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material
respects, the cell costs incurred, estimated for remaining cell development works, and the calculated
ICPL rate of $15,422.69 from its current calculated ICPL rate of $20,508.26 were fairly stated and in
compliance to DPS 2.

Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Part 8 Finance and Administration section
of the DPS 2, which describes the basis of accounting and the City’s methodology and basis used in
cell cost incurring, cost estimation of future cell development works and calculating the proposed
ICPL rate, for the purpose of reporting to the City. As a result, the methodology used in forming the
basis of this may not be suitable for another purpose. Our report is intended solely for the City and
should not be distributed or used by other parties’ other than the City. The Audit Report is not to be
used by any other party for any purpose nor should any other party seek to rely on the opinions,
advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to
rely in any way on the contents of this Audit Report does so at their own risk.

\I\]i\hnn Buck

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

G

Conley Manifis
Director
Dated this 5" day of August 2021
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State Planning Policy 3.6 -
Infrastructure Contributions 24
April 2021

SCHEDULE 5: ANNUAL REPORT TEMPLATE FOR DEVELOPMENT CONTRIBUTIONS PLANS

Narme of DCP -
Report date -
Financial Year -

Table 1: Summary of delivery of infrastructure

Scheduled delivery/ Progress/status % detail of funding (DCP Reasons for delay
Itemn ofinkrastrucure priority in DCP (% complete) R and by other sources) (if applicable)
Table 2: Financial position of DCF
Received/value Interest earned on
contributions collected | DCP funds expended/value e e Value of credits DCP funds
or land area {if applicable)
Monetary component
in levies (3)
Works in kind

Land contribution

TOTAL

1. Has the DCF account be independently audited? (Yes/Ma) (Insert date)

2. Has the annual review of Cost Apportionment Schedule (CAS) and Cost Estimates been undertaken?
{Yes/No) (Frequency/ insert date)

3. Are dwelling forecasts current? (Yes/Ma) (Insert review date) - state any implications for the DCP

4. Identify any matters that may require future modifications to the DCP (slow rate of growth, unlikely to
develop) and if alternative funding needs to be investigated.

Mote: The data used in the annual status report is to be provided in .csv format.

4.2 — Attachment 20
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4.3 Yanchep-Two Rocks DCP Annual Review of Costs (2021-2022)

File Ref: 23156V03 — 21/348707
Responsible Officer: Director Planning and Sustainability
Disclosure of Interest: Nil

Attachments: 5

Issue

To consider the revised cost estimates as part of the Annual Review for the Yanchep-Two
Rocks Development Contribution Plan (DCP).

Background

Amendment No. 122 to District Planning Scheme No. 2 (DPS2) was gazetted in September
2014 and introduced the Developer Contribution Plan (DCP) provisions into DPS2. In April
2015, Council adopted the Yanchep-Two Rocks DCP Report and Cost Apportionment
Schedule (PD07-04/15), which applies to the Development Contribution Area (DCA) — Refer
Attachment 1.

The DCP identifies various community infrastructure and provides estimates on the cost,
estimated contributions and the timing for the delivery of infrastructure within Yanchep-Two
Rocks area (up to 2030). The infrastructure costs include planning, design, project
management, construction and land acquisition costs (where applicable) associated with the
following infrastructure:

° Yanchep Surf Life Saving Club;
. Yanchep District Open Space (Splendid Park); and
. Capricorn Coastal Node Facilities.

On the 18 June 2019, Amendment 166 to DPS 2 was gazetted, which extended the operating
period of the DCP from 10 years to 16 years (2014 to 2030). In addition, the Annual Review of
costs introduced the ‘ID Forecast’ projections to estimate future lot yields rather than the use
of landowner estimates, which were proven over a number of years to be overly optimistic.

The DCP is subject to an Annual Review requirement to ensure that the cost contribution is
correctly set to ensure the collection of sufficient funds to cover the cost of approved
infrastructure items over the life of the DCP. On the 16 March 2021, Council considered the
previous Annual Review of Costs for the 2020-2021 Financial Year period and adopted the
following:

a) An increase in the total infrastructure costs from $27,153,086 to $27,631,474;
b) An increase in the cost per dwelling from $3,398.77 to $4,047.38; and

¢) Anincrease in the total municipal portion of the infrastructure costs from 30.23% to 35.07%;
or $7,522,336 to $8,896,281 (increase of $1.374 million);

In accordance with DPS2, the DCP has an operation period of 16 years and during this time
period the City is required to review the various elements of the DCP at one and five year
intervals as per the following:

Annually:

. DCP cost estimates; DCP cost indexation; dwelling estimates and cost per dwelling.
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Five Yearly:
. Community Facility Plan (CFP) assumptions and recommendations; and full DCP review.

The Yanchep-Two Rocks DCP is currently in statutory compliance with the annual and five
yearly review requirements described in DPS 2. In this regard, the five year review was
completed in November 2018 (PS02-11/18) as part of Amendment 166 to DPS 2 and was
published in the Government Gazette on 18 June 2019 (effective date of the fundamental
review) and the annual year review was completed and approved by Council on 16 March 2021
(PS01-03/21).

At the November 2020 Council meeting (CP01-11/20), Council approved a new Community
Facility Plan (CFP), which defined the required level and prioritisation of Community
Infrastructure for the Northern Growth Corridor. The new CFP does not identify any new district
level infrastructure for Yanchep-Two Rocks up to 2030, which is the current timeframe for the
existing DCP. The CFP does identify the need for new community infrastructure facilities after
2030. A new DCP will be prepared for the period past 2030 and the facilities required post
2030 will be included in that DCP.

Detalil

The Annual Review of costs (2021-2022 — Refer Attachment 2) includes all costs to 30 June
2021 (audited expenditure) and the estimated remaining DCP costs, which only applies to the
Capricorn Coastal Node Facility (scheduled for completion by June 2022). The full Yanchep-
Two Rocks DCP Report has been updated with the revised cost estimates as defined in
Attachment 3. The below table depicts any changes in the costs associated with each item of
infrastructure (completed and estimated remaining).

Figure 1 — Updated Cost Estimates for facilities

Facility Status 2020/2021 Annual | 2021/2022 Difference
Review Annual Review

Yanchep Surf Life Saving Club | Complete $7,938,238 $7,938,238 $0 (Complete)

Yanchep District Open Space

- Land Complete $6,530,040 $6,530,040 $0 (Complete)

- Oval groundworks Complete $2,873,996 $2,873,996 $0 (Complete)

- Oval landscaping Complete $5,318,646 $5,318,646 $0 (Complete)

- Pavilion Complete $2,776,631 $2,776,631 $0 (Complete)

Capricorn  Coastal Node | Pending $2,193,923 $2,494,000 $300,077 (Increase)

Facilities

TOTAL $27,631,474 $27,931,551 +$300,077

Capricorn Coastal Node Facilities

The coastal node cost estimates are based on the original infrastructure works defined in the
DCP and includes footpaths, roads, paved areas, drainage, lighting, fencing, gates,
outbuildings and covered walkways.

An increase in the estimated costs from $2,193,923 to $2,494,000 was recommended by
guantity surveyors Donald Cant Watts Corke (DCWC) to reflect the current market rates (refer
Attachment 4).

The landowner, Capricorn Village Joint Venture (CVJV) has obtained development approval
from the Western Australian Planning Commission (WAPC) to construct the beach activity
infrastructure and it is intended that this detailed design will inform the DCP cost estimates as
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part of the next annual review. In this regard, Administration has initiated discussions with
CVJV to consider the scope of works that could be reasonably included, with consideration for
the original scope of the DCP infrastructure.

CVJV has recently initiated bulk earthworks for the coastal node and advised that the initial
stage will be completed by June 2022, which includes a basic level of infrastructure (e.g.
earthworks and grassing). The second stage of the development will include additional
infrastructure such as playground equipment and is scheduled for completion within the
2022/23 financial year. Administration will continue to liaise with the landowner in relation to
the delivery of the infrastructure and will update the cost estimates as part of the next Annual
Review process.

Administration Costs

In accordance with Schedule 15 of DPS2 the following administration costs are proposed to
be charged to the DCP:

Costs to prepare and administer the plan during the period of operation;

Costs to prepare and review estimates;

Costs to prepare the cost apportionment schedule;

Valuation costs; and

Costs to service loans established by Council to fund early provision of facilities.

The City has continued to utilise the original cost estimate for administering the DCP of $70,500
per annum, which is consistent with the ‘average’ of the previous year’'s actual expenditure
(since the approval of the DCP).

The administration costs are estimated for the remaining operational period of the DCP from 1
July 2021 to 8 September 2030, which equates to a remaining estimated cost of $648,021
(approximately 9 years remaining). It should be noted that only actual administration costs
incurred have been charged to the DCP and these costs are publically disclosed as part of the
City’s Annual Financial Statements.

Loans to fund Infrastructure

On behalf of the DCP, the City has borrowed funds to the amount of $13,556,300. The loans
were required to fund the completion of the Yanchep Surf Lifesaving Club and the acquisition
and development of Splendid Park. Borrowing was necessary to comply with the delivery
commitments made between the landowners and the City and was a consequence of lower
than estimated lot yield creation in the early stages of the DCP operation period. The future
interest payable has been estimated to be $2,404,571, which includes the total estimated loan
servicing cost for the life of the DCP with the repayment of the principal borrowing occurring at
the end of the operational period (2030). It is noted that the loan servicing costs equate to
approximately $250k per year, however if lot creation increases the loan may be repaid sooner
and the extent of interest payable would reduce. Any future reduction in the principle and the
associated loan repayment costs will be reflected through the Annual Review process.

Cost Apportionment and Contribution Rates

The methodology for calculating cost contributions is set out in DPS 2 and requires the cost
contributions to be calculated based on the relative need generated by new dwellings.

The City’s contribution towards the total cost of facilities is based on the number of existing
dwellings (existing demand prior to the creation of the DCP) of 3,089 dwellings and expressed
as a proportion of the total estimated dwellings over the operational period of the DCP.
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The total estimated lot yield is based on the ID Forecast projections and in effect, the lower the
total estimated lot yield the higher the cost per lot and the higher the City’s proportion of the
total cost. This methodology reflects the principles of State Planning Policy 3.6, which refers
to a need and nexus of costs and the principle that the user pays.

The 2021/2022 Annual Review has identified a minor increase in the total estimated lot yield
from 8,808 to 9,215, which equates to a decrease in the City’s portion of the net infrastructure
costs (total infrastructure cost less grants) from 35.07% to 33.52% ($8,896,281 to $8,603,735)
and a corresponding decrease in the DCP contribution rate (future subdividers) from $4,047.38
to $3,909.23 per dwelling (a decrease of $138 per lot).

Whilst the City’s obligation relates to a ‘fixed’ or known dwelling number (3,089), the
apportionment is calculated against the total lot yield within the DCP, which fluctuates each
year depending upon the actual number of lots created (since the last annual review) and
estimates defined in the ID population forecasts.

Consultation

In accordance with Schedule 14 of DPS 2, the City’s review of estimated costs shall
recommend that the estimated costs are to be maintained, reduced or increased. Where the
review of estimated costs recommends those costs be increased, then the City shall in writing
invite comment for a period of not less than 28 days, prior to making any decision to increase
the estimated costs. As the overall estimated costs have increased, advertising will be required.

Comment

The majority of community infrastructure has now been completed, with the exception of the
Capricorn Coastal Node works and the remaining loan servicing and administration costs.

The DCP has been annually reviewed and the Annual Review for 2021/2022 were audited by
the City’s external auditors (William Buck) and a copy of their findings has been included as
Attachment 5. The audit opinion concluded that the DCP costs incurred, estimated for
remaining development works, and proposed CPD rate of $3,909.23 were fairly stated and in
compliance to DPS 2 and SPP 3.6.

Despite the previous extension of the operating period of the DCP from 10 to 16 years by
Council in 2019 and the introduction of ID Forecasts, there is still an overall ‘under-creation’ of
lots within the DCP area from the original estimates. However, the recent COVID-19 economic
stimulus initiatives by the State and Federal Government has generated a higher demand for
lots within this DCP area and it is anticipated that lot creation may continue to increase;
compared to the original estimates.

Administration will continue to monitor lot yield creation as part of the annual review process.
Statutory Compliance

In terms of DPS 2, the City must annually review the DCP. The Annual Review process,
including consultation requirements, is outlined in DPS 2. In line with this, landowners may
object to the amount of a cost contribution and request a review by an independent expert. If
this does not result in the cost contribution being acceptable to the landowners then
landowners can request that the cost contribution be determined through a process of
arbitration. A similar right exists for the process of determining the value of any land to be
acquired through the DCP.
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Strategic Implications
The proposal aligns with the following objective within the Strategic Community Plan 2021 —
2031:

5 ~ A well planned, safe and resilient City that is easy to travel around and provides a
connection between people and places

5.1 - Develop to meet current need and future growth

Risk Management Considerations

Risk Title Risk Rating
ST-G09 Long Term Financial Plan Moderate
Accountability Action Planning Option

Director Corporate Strategy & Performance | Manage

Risk Title Risk Rating

ST-S23 Stakeholder Relationships Moderate
Accountability Action Planning Option
CEO Manage

The above risks relating to the issue contained within this report have been identified and
considered within the City’s Strategic Risk Registers. The Annual review of the DCP will assist
in addressing the impacts of the strategic risk relating to Long Term Financial Planning as it
will ensure that appropriate budget monitoring, timing and provisions are considered. In
addition, the strategic risk relating to Stakeholder Relationships will apply as a key element in
the DCP review process to maintain effective engagement with relevant stakeholders.

Policy Implications
Nil
Financial Implications

The apportionment of costs is adjusted annually to reflect this cost sharing methodology
between the City and the DCP. In this regard, the 2021/2022 annual review recommends a
revised apportionment, where the City’s obligation will decrease from 35.07% to 33.52% and
the DCP obligation will increase from 64.93% to 66.48% of the net infrastructure costs (e.g.
total facility costs less grants) to reflect the total estimated lot yield, as per the following.

e Existing community / City contribution - 33.52% of total DCP Cost (3089 lots)
e New growth / development contribution - 66.48% of total DCP Cost (6,125 lots)

The cost apportionment relates to the total lot yield estimate, which has increased from 8,808
to 9215 and results in a decrease in the City’s proportion of the net facility costs from
$8,896,281 to $8,603,735 and a corresponding increase in the DCP apportionment from
$16,469,860 to $17,062,483. In this regard, it is important to note that whilst the DCP cost
apportionment increases, the additional lot yield estimated for DCP (future subdividers)
actually translates into a reduction in the per lot rate from $4,047.38 to $3,909.23 per dwelling
(a decrease of $138 per lot) due to a greater number of lots to apportion the cost.

The recommendations of the Annual Review were audited by the City’'s external auditors
(William Buck) and a copy of their findings has been included as Attachment 5. The audit
opinion concluded that the DCP costs incurred, estimates for remaining development works,
and proposed rate of $3,909.23 were fairly stated and in compliance to DPS 2 and SPP 3.6.
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The City will continue to monitor lot yield creation, interest rates and the remaining cost
estimates associated with the Capricorn Coastal Node to ensure adequate funds are received
to complete the works and meet the borrowing requirements of the DCP. It is anticipated that
the City will revise the remaining cost estimates based on the detailed design and will include
these costs into the next Annual Review.

Voting Requirements

Simple Majority

Recommendation

That Council as recommended by the Audit & Risk Committee:-

1. NOTES the outcome of the Annual Review of the Yanchep-Two Rocks
Development Contribution Plan as depicted in Attachments 2;

2. ENDORSES the revised Yanchep-Two Rocks Development Contribution Plan cost
estimates in accordance with Schedule 14 of District Planning Scheme No. 2 as
outlined in Attachment 2, including:-

a) Anincrease in the total infrastructure costs from $27,631,474 to $27,931,551
(net infrastructure cost is $25,666,218 excluding grants contribution);

b) A decrease in the cost per dwelling from $4,047.38 to $3,909.23;

c) Adecrease in the total municipal portion of the net infrastructure costs from
35.07% to 33.52%; or $8,896,281 to $8,603,735;

3. ENDORSES the revised Yanchep-Two Rocks Development Contribution Plan
Report as depicted in Attachment 3;

4, Pursuant to Clause 11.6 of Schedule 14 of District Planning Scheme No. 2
NOTIFIES affected landowners of the recommendations of the Annual Review and
INVITES comment in writing from those landowners for a period of 28 days; and

5. NOTES that the calculation of contribution rates and the apportionment of costs
are directly associated with the operational period of the DCP and the estimated
lots yields.

Attachments:

14 . Attachment 1 - Yanchep -Two Rocks DCA 21/317855
20 . Attachment 2 - Yanchep-Two Rocks DCP Annual Review of Costs (2021-2022) 21/317792
3. Attachment 3 - Yanchep-Two Rocks DCP Report (2021-2022) 21/313160

4l . Attachment 4 - Revised QS - NCGC Community Facilities Cost Report (July 2021) 21/310191
5l . Attachment 5 - Final Yanchep Two Rocks Annual Review Audit Report 2021 21/326757
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Projected Costs Catchment Cost Apportionment
otal Co a 8 et Proje 0 g 0 Dwe g Dwe g e ota o) DCP DCP Co ated ost pe
Othe Dwe gs pre 0 buted 0 butedto Dwe g a e ) b 0 o b 0 Rema g » g
o) D 0 PP d PP d o0 2030 % % D
YANCHEP TWO ROCKS DCP
Facility Costs
Surf Life Saving Club, $ 7,938,238 $  500,000| $ 7,438,238 3089 541 1083 4502 9215 3352%| $ 2493419  66.48%| S 4,944819 4502|'$ 1,008.37
Yanchep Lagoon
Coas.tal Node Facilfies, $ 2,494,000| $ -s 2,494,000 3089 541 1083 4502 9215 33.52%| $ 836,029 66.48%| S 1,657,971 4502| $  368.28
Capricorn Coastal Node
Public Open Space (Active),
Yanchep Metropolitan Centre
- Oval groundworks $ 2,873,996| $ -1s 2,873,996 3089 541 1083 4502 9215 33.52%| $ 963,410 66.48%| $ 1,910,586 4502| S 424.39
- Oval landscaping S 5,318,646| $  975,000| $ 4,343,646 3089 541 1083 4502 9215 33.52%| $ 1,456,061 66.48%| $ 2,887,585 4502| $ 64141
- Pavilion $ 2,776,631| $  790,333| $ 1,986,298| 3089 541 1083 4502 9215 33.52%| $ 665,840 66.48%| $ 1,320,458 4502| $  293.31
- Land Costs $ 6,530,040| $ -s 6,530,040 3089 541 1083 4502 9215 33.52%| $ 2,188,976 66.48%| S 4,341,064 4502| $  964.26
Sub Total Facility Costs $  27,931,551| $ 2,265333| $§ 25,666,218 $ 8603735 $ 17,062,483 $ 3,790.02
Administration Costs
Estimated Loan Servicing Costs - to 2030 $ 2,404,571| $ -s 2,404,571 0.00%| $ - 100.00%| $ 2,404,571 4502| $  534.12
Estimated Administration Costs
(Administer the DCP) $ 648,021| $ - s 648,021 0.00%| $ - 100.00%| $ 648,021 4502| $  143.94
($70,500 p.a.)
Indexation on YBJV contributions credit $ 19,679 $ 19,679 0.00% 100.00%| $ 19,679 4502 $ 4.37
Sub Total Administrative Costs $  3,052,501.47| $ .| ¢§ 3,052,59147 $ B $ 3,072,270 4,502| $  682.43
Income/Expenses up to 30 June 2021
Collected contributions S - B 3,904,084 4502(-$ 867.20
Interest $ - -$ 168,488 4502|-$ 37.43
Existing loan costs S 1,110,804 4502 $ 246.74
Existing admin costs S 426,158 4502| S 94.66
Sub Total Deductions $ _ -$ 2,535,610 4502[- 563.23
TOTAL [$ 8,603,735 |$ 17,599,143  4,502| $ 3,900.23
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%( City of
A Wanneroo

Yanchep Two Rocks Development Contribution Plan

Report & Cost Apportionment Schedule

As Adopted by Council:
7 September 2021
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.MQ City of Yanchep-Two Rocks
A Wanneroo Development Contribution Plan Report
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YANCHEP-TWO ROCKS DEVELOPMENT CONTRIBUTION PLAN
REPORT

This Development Contribution Plan (DCP) Report has been prepared in accordance with
State Planning Policy 3.6 - Development Contributions for Infrastructure (SPP 3.6 — Revised
April 2021). It sets out in detail the calculation of the Cost Contribution for each owner in the
Development Contribution Area based on the methodology provided in the DCP within
Schedule 15 of District Planning Scheme No. 2, and provides all relevant information in
support of the DCP.

1. Development Contribution Area (DCA)

The DCA encompasses the localities of Yanchep and Two Rocks, which form part of the

Northern Coastal Growth Corridor (NCGC) of the City of Wanneroo. This area has been

subject to a district structure planning process which identified the need for contribution

arrangements to be put in place to share the costs of significant community facilities.

The DCA is broadly consistent with the boundaries of the Yanchep-Two Rocks District

Structure Plan but only consists of land within the Yanchep-Two Rocks district area capable

of being developed to accommodate residential dwellings that will contribute towards the need

for future community facilities.

The Yanchep-Two Rocks DCA is shown on the Scheme Map as DCA 2.

2. Purpose

The purpose of DCP Report is to:

a) enable the application of development contributions for the development of new, and the
upgrade of existing infrastructure, which is required as a result of increased demand

generated in the development contribution area;

b) provide for the equitable sharing of the costs of infrastructure and administrative items
between owners;

c) ensure that cost contributions are reasonably required as a result of the subdivision and
development of land in the development contribution area; and

d) coordinate the timely provision of infrastructure.

3. Period of the Plan

16 years from 9 September 2014 to 8 September 2030 (Amendment 166).

4. Operation of the Development Contribution Plan

The Yanchep-Two Rocks DCP has been prepared in accordance with State Planning Policy
3.6: Development Contributions for Infrastructure (SPP 3.6). It came into effect as of Tuesday,

9 September 2014, being the date that Amendment No. 122 to District Planning Scheme No.
2 (DPS 2) was published in the Government Gazette.

21/315071 3
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5. Application requirements

Where a subdivision, strata subdivision or development application or an extension of land
use is lodged which relates to land to which this plan applies, Council shall take the provisions
of the plan into account in making a recommendation on or determining that application.

6. Principles
Development contributions have been applied in accordance with the following principles:
1.1. Need and the nexus

The Northern Coastal Growth Corridor Community Facilities Plan (CFP) details the
facilities required as a result of projected development within the DCA. As the DCA was
largely void of existing residential development at the commencement of the DCP
operation, the nexus between required facilities and projected development has been
clearly established.

1.2. Transparency

The method for calculating the development contribution amount and the manner in which
it is applied has been the subject of extensive consultation with landowners and
developers in the DCA. Further, as the mechanism for determining the development
contribution has been incorporated into DPS 2 through an amendment to that Scheme, it
has been subject to public assessment and scrutiny through the statutory public
advertising process.

1.3. Equity

The DCP applies to all developable land within the DCA, with contributions to be levied
based on a relative contribution to need. Contributions within the DCA are limited to
district facilities within that area. Regional facilities, where the catchment extends across
the district boundary or outside of the northern coastal growth corridor, are not included
in the DCP. Their provision will be outside of any formal, scheme enforced cost sharing
arrangement.

1.4. Certainty
The DCP clearly outlines the facilities for which contributions are to be collected and the
timeframe for their delivery. Information pertaining to the review and indexation of costs
also forms part of the DCP.

1.5. Efficiency
Development contributions are sought for up-front capital costs only and not for ongoing
maintenance and/or operating costs of the facilities once they are constructed. Ongoing
maintenance and operational costs for the life of the facilities will be met by the City of
Wanneroo.

1.6. Consistency

Development contributions are proposed to be applied uniformly across the DCA, based
on the methodology outlined in the DCP and this DCP Report.

1.7. Right of consultation and arbitration

21/315071 4
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The DCP has been prepared in full consultation with land owners and developers in the
DCA. All planning methodologies and cost estimates have been made available for
review by stakeholders at all stages of their preparation. Further opportunity for review
will be made available as part of the review process outlined in the DCP.

1.8. Accountable

The City is accountable for both the determination and expenditure of development
contributions under the provisions of the Scheme.

7. Process for Determining Development Contributions

The DCP utilises the Per Dwelling model of calculating development contributions, which
involves the levy of a contribution based on the total number of new dwellings proposed to be
created within then operating period.

This method has been determined as being the most appropriate method of calculating cost
contributions for the following reasons:

o It will maximise the nexus between contributing land/lots/dwellings and the facilities being
delivered;

e ltis consistent with the approach outlined in SPP 3.6;

e It will eliminate the need to set assumptions on which land deductions will be used to
determine developable area as required by a per hectare methodology. In doing so, it will
eliminate many of the issues raised in submissions by affected landowners during public
advertising of Amendment 122 to DPS 2; and

o It will allow the easy calculation of an owner's cost contribution.

Determination of Cost Contribution

The methodology for determining a landowner's cost contribution is in accordance with the
following formula:

e« CC = TC x NDU
TDU

Where:

CC = Landowner's Cost Contribution Amount ($)

TC = Total cost of delivering community facilities + Total administrative costs (3$)

NDU = Number of additional lots proposed to be created as part of a proposed
subdivision; and the number of dwellings proposed to be created as part of an
application for planning approval, other than the first dwelling.

TDU = Total number of dwellings expected within the DCA.

Where the term "dwelling” is used, the intent is that it relates to a built dwelling. However,
where contributions are to be made on subdivisions, the term dwelling may also be taken to
mean the number of lots. Where multiple or grouped dwelling sites are proposed, their
contributions will be based on the initial subdivided lot, as well as any additional planned
dwellings at the time of application for planning approval.

21/315071 5
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7.1. Supporting Information

In accordance with Clause 5.5 of SPP 3.6 the following information is provided in support of
the methodology used to determine development contributions.

Catchment Areas

The DCA is considered to be a district catchment and it is generally consistent with the
boundary of the Yanchep-Two Rocks District Structure Plan.

The district catchment translates to the provision of district level facilities, which are higher
order facilities that serve multiple neighbourhoods and local catchments, but are not likely to
have a wider draw from other district areas. Accordingly, the DCP only seeks to collect
contributions for district level community facilities.

Facilities with local and regional catchments are not proposed to be funded through this DCP.

Cost of Infrastructure Items

The infrastructure items included in the DCP have been subject to different levels of planning
and design.

Where a concept plan does not exist for the facility, the City has developed a facility model
that represents the City’s requirements for community use based on similar existing facilities
or best practice. This model has been used by a licenced Quantity Surveyor as a basis for
determining a construction cost estimate.

Where the planning for a facility has progressed to the point of more detailed designs being
prepared (e.g. concept plan, or detailed design and tender documentation), then the more
detailed planning and design work has been used by a licenced Quantity Surveyor to prepare
a construction cost estimate.

The final cost estimate for each facility is inclusive of a construction cost estimate, external
works and services, plus allowances for planning, design and construction contingencies.
Land costs, where applicable, have been the subject of a separate valuation process by a
licenced valuer.

The cost estimates will be reviewed and refined as more detailed planning is undertaken for
each facility on the location, level of co-location and integration, and ultimate design of
individual facilities, until such time as the actual expenditure for the works has been incurred.

A scheduled review of the cost estimates will occur annually. Cost estimates will be adjusted
to reflect changes in funding, revenue sources and advances in detailed planning and
subsequently indexed based on the Building Cost Index or other appropriate index as
approved by the qualified person undertaking the certification of costs referred to in Clause
11.3 of Schedule 14 of DPS 2.

Community Infrastructure Plan

The City prepared the CFP which details the need for community facilities resulting from
projected population growth. This plan has been approved by Council and has been subject
to public comment and consultation with key stakeholders. The CFP was revised in November
2020 (Council report CP01-11/20).

21/315071 6
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Capital Infrastructure Plan

The DCP has been designed to relate directly to the City of Wanneroo Long Term Financial
Plan such that the facilities identified in the DCP are reflected in the Financial Management
Plan. Furthermore, the review period proposed for the DCP should coincide with the annual
review of the Financial Plan to ensure that new facilities required to be delivered under the
DCP are identified in the Financial Management Plan and the City’s Capital Works Program.

This will also provide a mechanism for alternate funding sources to be considered and
incorporated into the funding model for each facility where possible.

Projected Growth Figures

The projected growth in dwellings for the DCA was initially sourced from landowners and
developers within the DCA. In 2018, following consultation with land developers and the City
of Wanneroo the dwelling projections were updated using ‘id” forecasts, which has been
applied to the remaining operational period.

Methodology for Determining Proportion of Cost to be Attributed to Future Growth vs. Existing
Areas

The methodology for calculating cost contributions set out in the Yanchep-Two Rocks DCP
contained in Schedule 15 of DPS 2 requires that the cost contributions be calculated on a
proportionate basis relative to the need generated by new dwelling growth. Accordingly, the
total cost on which the cost contribution is based has excluded the proportion of costs
associated with the following:

e demand for a facility that is generated by the current population;

e demand created by external usage — the proportion of use drawn from outside of the main
catchment area; and

e future usage — the proportion of usage that will be generated by future development
outside of the development contribution plan timeframe.”

In this regard, there were 3,089 dwellings in the Yanchep and Two Rocks area considered to
be within the existing catchment of, and generate a need for, the facilities included in the DCP.
This figure excludes 541 lots subsequently created under the interim DCP arrangement set
out in Local Planning Policy 3.3: Northern Coastal Growth Corridor Development
Contributions. Contributions received under LPP 3.3 have been credited to the DCP.

For the 16 year life of the Yanchep-Two Rocks DCP an additional 6125 dwellings are projected
to be created, which will also generate demand for the facilities included in the DCP. Residents
of both the existing and new dwellings may use the facilities and should therefore be expected
to contribute to their cost. Based on the figures above, this has resulted in 66.48% of the cost
required to be met by new growth (DCP).

No additional need for the facilities is considered to be generated from population outside of
Yanchep and Two Rocks DCA and there are no regional level facilities included in the DCP,
for which the catchment would extend beyond the DCA. Furthermore, the Alkimos-Eglinton
area to the south is serviced by its own district level facilities and is not considered to generate
additional need for the facilities in the Yanchep-Two Rocks DCP.

8. Items Included in the Plan

The DCP applies only to district level facilities needed within the DCA as determined by the
Northern Coastal Growth Corridor Community Facilities Plan (as Revised).

21/315071 7
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8.1. Infrastructure Elements

Yanchep-Two Rocks Development Contribution Area — DCA (2)

Yanchep Lagoon
Surf Life Saving Club

Capricorn Coastal Node

Coastal Node Facilities

Yanchep Metropolitan Centre

Public Open Space (Active)

8.2. Administrative Elements
In accordance with DPS 2, "Administrative Costs" include costs associated with:

i.  preparation, administration and review of the Development Contribution Plan;
ii. preparation and review of the Development Contribution Plan and Cost Apportionment
Schedule;
iii.  any arbitration and valuation with respect to this Plan; and
iv.  advice and representation with respect to this Plan including legal, accounting, planning,
engineering and other professional advice and representation.

9. Review

Various elements of the DCP are subject to ongoing review, as a result of both the general
operation of the DCPs and the requirements of SPP 3.6. It is proposed that the DCP and
associated CFP be reviewed (at a minimum) in accordance with the following schedule:

e Annually
o DCP Cost Estimates;
o DCP Cost Indexation;
o Dwelling estimates;
o Cost per Dwelling; and
e 5-yearly

o CFP Assumptions and Recommendations
o Full DCP Review.

Cost Estimates & Indexation - The estimated infrastructure costs will be reviewed at least
annually to reflect actual expenditure, changes in funding and revenue sources and indexed
based on the Building Cost Index or other appropriate index as approved by the qualified
person undertaking the certification of costs referred to in Clause 11.3 of Schedule 14 of DPS
2.

Contribution Amount - The cost per dwelling on which each landowner’s contribution amount
is based will be reviewed annually (or as required) as a result of the above changes to the
costs and dwelling estimates.

21/315071 8
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ATTACHMENT 1 -DWELLING PROJECTIONS

YANCHEP - TWO ROCKS DEVELOPER LOT PRODUCTION - ID FORECAST

LPP3.3 (interim DCP) DCP
2012/2013 |2013/2014 |2014/2015 2014/2015 |[2015/2016 |2016/2017 (2017/2018 |2018/2019 |2019/2020 |2019/2020 2020/2021 |2021/2022 IZOZZ/ZOZS |2023/2024 |2024/2025 2025/2026 I2025/2027 |ZDZ7/2028 |2028/2029|2029/2030 To Sept 2030

Actual Actual Actual TOTAL Actual Actual Actual Actual Actual Actual Actual Actual i Estimate  [Estimate |Estimate i Estimate  |Estimate  |Estimate |Estimate |Estimate TOTAL
105 222 214 541 181 172 150] 159) 149 17 65 190} 1624}
253 265 347 412] 518 551 638 645 727, 146 4502
Total DCP 6126
Existing Dwellings 3089}
Estimated Total Dwellings 9215

ATTACHMENT 2 - CAPITAL EXPENDITURE PLAN

Infrastructure Item 2016/17 2017118 201819 2019/20 2020/21 2021/22 2022/23 2023/24

SpacFe.l(JSb::;ll:e(r?(;)iznPark) Complete $ 17,499,313
SF;; [ng ;ag:uglnu)b Complete $ 7,938,238
(ciii%t: (C:tcla\;tsytg CII\Jd:de) Pending $ 2,494,000
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ATTACHMENT 3 - COST APPORTIONMENT SCHEDULE

Projected Costs Catchment
Grants &
Other

Contributions

Infrastructure Item Total Cost Net Project Cost Lots/Dwellings  Dwellings

contributed Contributed to
under LPP 3.3 date

Existing
Dwellings pre-
LPP3.3

New
Dwellings
to 2030

Total

City

Catchment Contribution

(%)

Cost Apportionment
DCP DCP Cost
Contributio ($)
n (%)

Estimated

City Cost ($)

Cost per
Remaining  Dwelling
Dwelling

Yield

YANCHEP TWO ROCKS DCP

Facility Costs

Surf Life Saving Club, $ 7,938,238 $  500,000| $ 7,438,238 3089 541 1083 4502 9215 33.52%| $ 2,493,419  66.48%| § 4,944,819 4502| $ 1,008.37
Yanchep Lagoon

Coastal Node Faciltes, $ 2,494,000 $ -ls 2,494,000) 3089 541 1083 4502 9215 33.52%| $ 836,029 66.48%| $ 1,657,971 4502[ $  368.28
Capricorn Coastal Node

Public Open Space (Active),

Yanchep Metropolitan Centre

- Oval groundworks $ 2,873,996 $ -ls 2,873,996 3089 541 1083 4502 9215 33.52%| $ 963,410 66.48%| $ 1,910,586 4502( $ 42439
- Oval landscaping $ 5,318,646 $ 975,000/ $ 4,343,646| 3089 541 1083 4502 9215 33.52%| $ 1,456,061 66.48%| $ 2,887,585 4502( $ 64141
- Pavilion $ 2,776,631| $  790,333| $ 1,986,298 3089 541 1083 4502 9215 33.52%| $ 665,840 66.48%| $ 1,320,458 4502[ $ 29331
- Land Costs $ 6,530,040 $ -ls 6,530,040) 3089 541 1083 4502 9215 33.52%| $ 2,188,976 66.48%| $ 4,341,064, 4502( $  964.26
Sub Total Facility Costs $ 27,931,551 $ 2,265333| $§ 25,666,218 $ 8,603,735 $ 17,062,483 $ 3,790.02
Administration Costs

Estimated Loan Servicing Costs - to 2030 $ 2,404,571| $ -1s 2,404,571 0.00%| $ -|  100.00%| $ 2,404,571 4502[ $  534.12
Estimated Administration Costs

(Administer the DCP) $ 648,021| $ -l s 648,021 0.00%| $ - 100.00%| $ 648,021 4502[ $  143.94
($70,500 p.a.)

Indexation on YBJV contributions credit $ 19,679 $ 19,679 0.00% 100.00%| $ 19,679 4502| $ 437
Sub Total Administrative Costs $  3,052,59147| $ -|'$  3,052,591.47] $ - $ 3,072,270 4502 $ 68243
Income/Expenses up to 30 June 2021

Collected contributions $ - -$ 3,904,084 4502|-S  867.20
Interest $ - -$ 168,488 4502(-$ 37.43
Existing loan costs S 1,110,804 4502| $  246.74
Existing admin costs S 426,158 4502 $ 94.66
Sub Total Deductions $ - -4 2,535,610 4,502|-¢  563.23
TOTAL |'s 8,603,735 |$ 17,599,143| 4,502 $ 3,909.23
21/315071 10
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2021 Updated Estimates

June 2021
CONFIDENTIAL

Client:
DCWC Project No.

City of Wanneroo
W21057

4.3 — Attachment 4



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021

82

DOCUMENT CONTROL

VERSION

Version | Date Purpose Author
1.0 30/06/2021 | 2021 Desktop Update MS
DISTRIBUTION

Name Organisation Date Method
M. Hudson City of Wanneroo 30/06/2021 Email

J. Hafenscher City of Wanneroo 30/06/2021 Email
AUTHORISATION

Prepared by: M. Snyman

Reviewed by:

Authorised for release by: M. Snyman

CONTACT

Mario Snyman
Director

Donald Cant Watts Corke (WA) Pty Ltd

ABN 54 123 100 087

Level 8, 191 St Georges Tce

Perth WA 6000

P: +61 8 9324 1950
F: +61 8 9481 8267

Mario.Snyman@dcwc.com.au

www.dcwc.com.au

© Donald Cant Watts Corke Pty Ltd, 2021
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The Report and the information within it is confidential and may be privileged. If you have received the Report in error please notify
Donald Cant Watts Corke immediately. You should not copy it for any purpose, or disclose its contents to any other person. The Report
is qualified in its entirety by and should be considered in the light of Donald Cant Watts Corke's Terms of Engagement and the following:

1) The Report is provided solely for your use and benefit unless expressly permitted and then only in connection with the
purpose in respect of which the Report is provided. Unless required by law, you shall not provide the Report to any third party
without Donald Cant Watts Corke'’s prior written consent, which Donald Cant Watts Corke may at its discretion grant, withhold
or grant subject to conditions. Possession of the Report does not carry with it the right to commercially reproduce, publish,
sale, hire, lend, redistribute, abstract, excerpt or summarise the Report or to use the name of Donald Cant Watts Corke in any
manner without first obtaining the prior written consent of Donald Cant Watts Corke.

2) Donald Cant Watts Corke has used its reasonable endeavours to ensure that the data contained in the Report reflects the
most accurate and timely information available to it and is based on information that was current as of the date of the Report.
3) The Report is based on estimates, assumptions and other information developed by Donald Cant Watts Corke from its

independent research effort, general knowledge of the industry and consultations with you, your employees and your
representatives. No warranty or representation is made by Donald Cant Watts Corke that any of the projected values or
results contained in the Report will actually be achieved. In addition, the Report is based upon information that was obtained
on or before the date in which the Report was prepared. Circumstances and events may occur following the date on which
such information was obtained that are beyond our control and which may affect the findings or projections contained in the
Report. We may not be held responsible for such circumstances or events and specifically disclaim any responsibility
therefore.

4) Donald Cant Watts Corke has relied on information provided by you and by third parties (Information Providers) to produce
the Report and arrive at its conclusions. Donald Cant Watts Corke has not verified information provided by Information
Providers (unless specifically noted otherwise) and we assume no responsibility and make no representations with respect to
the adequacy, accuracy or completeness of such information. No responsibility is assumed for inaccuracies in reporting by
Information Providers including, without limitation, by your employees or your representatives or for inaccuracies in any other
data source whether provided in writing or orally used in preparing or presenting the Report.

35) In no event, regardless of whether Donald Cant Watts Corke's consent has been provided, shall Donald Cant Watts Corke
assume any liability or responsibility to any third party to whom the Report is disclosed or otherwise made available.
6) The conclusions in the Report must be viewed in the context of the entire Report including, without limitation, any

assumptions made and disclaimers provided. The conclusions in this Report must not be excised from the body of the Report
under any circumstances.

7) Without the prior written consent of Donald Cant Watts Corke, the Report is not to be used in conjunction with any public or
private offering of securities or other similar purpose where it might be relied upon to any degree by any person other than
you.

8) All intellectual property rights (including, but not limited to copyright, database rights and trade marks rights) in the Report

including any forecasts, drawings, spreadsheets, plans or other materials provided are the property of Donald Cant Watts
Corke. You may use and copy such materials for your own internal use only.

9) Donald Cant Watts Corke's Liability to the Client is limited to the Fee or the cost of re-performing the Services, whichever is
the lesser. Liability arising under this clause is reduced to the extent it arises out of in connection with any negligent act or
omission or breach of contract by the Client. Neither party is liable to the other for loss of actual or anticipated revenue or
profits, increased capital or financing costs, increased operational or borrowing costs, pure economic loss, exemplary or
punitive damages or indirect or consequential damages.
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All costs in this report exclude GST unless stated otherwise.

The City of Wanneroo prepared a Community Facilities Plan (CFP) in 2011 for the Northern Coastal Growth
Corridor (incorporating the Alkimos - Eglinton and Yanchep — Two Rocks district areas) which identified the
need for provision of community facilities of varying type and scale.

DCWC has been commissioned to review and update the previously issued estimates dated 22" June 2020.
The update is generally predicated on a desktop update of the preliminaries, design contingency and
escalation allowances with all design information assumed unchanged from that which was previously
issued.

Furthermore, the relevant land valuations received from Brian Zucal & Associates have been included at the
same rates as 2020.

2021-06-30 Estimate Updates - City of Wanneroo Community Facilities Pl
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Schedule of Input Information

The following information was used in the preparation of the indicative elemental cost plans:
- City of Wanneroo email correspondence dated 25t May 2021;
- Land valuation(s) received by email dated 23 June 2021; and
- For the purposes of the general escalation update the Australian Institute of Quantity Surveyors
Construction Cost Index Forecast (CCIF) Perth, WA has been utilised (15t Quarter 2021).

Methodology

The indicative cost estimates are based on escalation up to June 2022. The escalation will need to be
reviewed upon the development and confirmation of the programme for delivering the facilities which will take
place over a significant period of time.

Exclusions

The following costs are excluded:

- GST.

- Government and Local Authority Charges (except for the Development Application fee).

- Government apprentice training scheme contribution.

- City of Wanneroo costs and consultant’s fees associated with the preparation of the Development
Contribution Plan and programme delivery.

- Loose furniture and equipment.

- Public art.

- Unforseen ground conditions.

- Land costs for the Multipurpose Hardcourts, Public Open Spaces for Alkimos, Eglinton and Alkimos
Surf Life Saving Club.

- Financing costs.

- Costimpacts due to the global COVID-19 pandemic.

2021-06-30 Estimate Updates - City of Wanneroo Community Facilities P2
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Facilities Located in Alkimos Eglinton & Two Rocks
- GFA Rate
Ref | Facility (m2) ($/m2) Total ($) Comments
Eglinton District Centre
1 Library District 1,547 | 5,317 8,226,000 | Land cost Included
2 | Community Centre District 1,449 | 4,351 6,304,000 | Land cost Included
3a | puplo Open Space District 1005 | 2,883 | 2,897,000 | Land cost Excluded
3b g‘\jz'l'C Open Space District 5,041,000 | Land cost Excluded
4 | pcdoor Recreation Centre 3116 | 4,084 | 12,727,000 | Land cost Included
5 | Multipurpose Hard Courts 3,354,000 | Land cost Excluded
District
Alkimos
6 | Multipurpose Hard Courts 3,354,000 | Land cost Excluded
District
7 | {door Recreation Centre 3116 | 4,095 | 12,759,000 | Land cost Included
8 | Surf Life Saving Club 1,166 | 4,976 5,802,000 | Land cost Excluded
9a E:Si'l'i‘;r?pe” Space District 1005 | 2:883 | 2.897.000 | Land cost Excluded
ob | puble Open Space District 5,041,000 | Land cost Excluded
10 | Community Secondary Centre 1,449 | 4,351 6,304,000 | Land cost Included
11 | Library Secondary Centre 1,547 | 5,317 8,226,000 | Land cost Included
Yanchep Two Rocks
12 | Beach Activity Community 2.494.000 | Land cost Excluded
Facilities

The cost plan summaries are included in attachment 1

2021-06-30 Estimate Updates - City of Wanneroo Community Facilities
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The initial indicative cost estimates for some of the facilities were based on previously issued conceptual
drawings and a design brief, for other facilities, cost plans were developed from the required functional areas
within the Design Model with no specific design information other than for the reference scheme. There is
therefore an inherent level of cost uncertainty involved in utilising these indicative cost plans during any
negotiations with developers to assess their contributions towards the DCP.

The main cost risks in using the indicative cost plans to arrive at the developers cost contributions include

the following:

COST RISK

MITIGATION

The building areas exceed the area assumed in the
Design Model

A planning contingency of 5% has been included where
no concept design was available.

The building form and type of construction differs from
the assumptions used to determine the building costs

A design contingency of |15% has been included in the
cost plan for this risk.

The external works areas exceed the assumptions used
to determine the external works costs

A planning contingency of 5% has been included in the
cost plan for Multipurpose Hardcourts and Alkimos SLS
Club

Existing site conditions result in high costs of site
preparation

Allowance will need to be made for this risk during
negotiations with the developers.

Land costs exceeding the indicative 2021 land valuations

The purpose of providing land costs is for the
apportionment of costs between the developers
therefore they retain the risk.

Escalation in building costs after June 2022

Allowance will need to be made for this risk during
negotiations with the developers.

Uncompetitive tender market at time of tender

Allowance will need to be made for this risk during
negotiations with the developers.

Project delays, particularly in obtaining funding and
approval to proceed

Allowance will need to be made for this risk during
negotiations with the developers

Change in Building regulations to more stringent
requirements resulting in construction cost increases

A design contingency of |15% has been included in the
cost plan for this risk.

2021-06-30 Estimate Updates - City of Wanneroo Community Facilities

P4
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List of attachments

1. Cost Plan Summaries

2021-06-30 Estimate Updates - City of Wanneroo Community Facilities P5

4.3 — Attachment 4



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021 90

CITY OF WANNEROO
COMMUNITY FACILITIES
Library District Community Centre Indoor Recreation Indoor Recreation Multipurpose Hard Public Open Space District - Alkimos Surf Life Saving] Beach Activity Community
Y District Centre District Alkimos | Centre District Eglinton Courts District Alkimos Eglinton Club Facllities
Pavilion Oval
Rate Total| Rate Total] Rate Total] Rate Total| Rate Total]  Rate Total| Rate Total] Rate Total Rate Total]
1547 71 2975 2.975 665 1,060
0 278 141 141 340 106
1,647 1,449 3.116 3116 0 1,005 0 1,166 0
116.35 180,000} 103.52 150,000) 102.70 320,000} 102.70 0.00 010746 108,000] _0.00 0) 53.17 0.00
116.35 180,000} 103.52 150,000 102.70 320,000} 102.70 0.00 o] __107.46 108,000] _ 0.00 0) 53.17 0.00
62.06 75 265,000} 6547 .00 0] 32.84 33,000] 0.00 0) 36.88 .00
0] 0.00 .00 0] 00 o] 0.00 0] 138.94 .00
0) 0.00 .00 0] 00 0] 0.00 0) 18.01 0.00
3134 328.31 .00 o] __303.4 305.000f 0.00 0) 185.25 0.00
219, 178.43 .00 0 151.24 152,000 0.00 0] 230.70 .00
221 4525 .00 0| 71.64 72,000f 0.00 0 110.63 .00
36.20 16.37 .00 0) 26. 27.000] 0.00 0) 5575 0.00
27.80 35.30 00 0) 5572 56.000] 0.00 0) 102.06 0.00
17.45 26.32 .00 0 57.71 58,000] 0.00 0 1028 0.00
10.99 8.99 .00 0| 10.95 11,000 0.00 0) 3516 0.00
908.86 2,672,000 704.4 .00 o] 710.45 714,000 0.00 0) 923.67 0.00
4783 119,000 38. .00 0] 3284 35,0000 0.00 0 57.46 .00
218.49 447,000 143.4 0.00 1] 108.45 110,0004 0.00 1] 8148 0.00
117.00 393,000 126. 0.00 0] 107.46 108,000] _0.00 0) 108.06 0.00
383.32 959,000 307.7 0.00 o 23975 251,000f 0.00 0) 247.00 0.00
234 65 556,000 178.43 0.00 0] 202.99 204,000 0.00 0] 80.62 0.00
.00 0| 0.00 0.00 0] 0.00 0.00 0 0.00 0.00
234.65 556,000} 178.43 .00 0] 202.99 204,000 0.00 0) 80.62 0.00
71 48,000 15.40 .00 1] 47.76 48,000] 0.00 0| 4374 0.00
03 48.000} 15.40 .00 0) 34.83 35.000]  0.00 0) 24.01 .00
75 67,000 2150 .00 0| 48.76 49,000] 0.00 0 3859 .00
20.69 : 19,000 10 .00 0) 13.93 14,000 0.00 0) 1973 0.00
00 0.0 0] 0.00 .00 0 00 0] 0.00 0) .00 00
.00 0.0 0] 0.00 0.00 0 .00 0] 0.00 0 .00 .00
.00 9 218,000} 69.96 0.00 0| Xi) o] _0.00 0) .00 0.00
307.69 o114 0.00 O] 208.96 210,000]  0.00 0) 28731 100
Fire Protection 10.34 10.27 .00 0 97 7,000 0.00 0 10.28 .00
Light and Power 153.85 150.51 .00 1] 104.48 105,0000 0.00 [i] 144.08 0.00
Communications .00 .00 .00 0 00 0] 0.00 0| 0.00 .00
Transportation Systems .00 .00 .00 0) 00 0f] 0.00 0} 0.00 0.00
Special Services .00 [1] 0.00 0] .00 .00 0] 0| o] 0.00 1] 0.00 .00
Services Subtotal 647.06 380.30 .00 0] 465.67 468,000] 0.0 [ 567.75 0.00
BUILDING COST 2,290.24 1,826.70 5,692,000 1,673.62 .00 o] 1.736.32 1,745,000]  0.00 0) 1.872.21 0.00
Centralised Energy Systems .00 0.00 0] 0.00 .00 0.00 0] 0.00 0] 0.00 .00
[Alterations and Renovations .00 0.00 0 0.00 .00 0| 0.00 o] 0.00 0 0.00 0.00
Site Preparation 16.16 7.06 22,000 14.44 X) 32,000} 0.00 o]__0.00 97,000} 30.02 0.00
Roads, Footpaths and Paved Areas 207.50 138.96 433,000 163.35 .00 1,400,000 0.00 0] 0.00 901,000 48542 .00
Boundary Walls. Fencing and Gates 22.62 40.12 125,000 18.93 .00 36.000} 0.00 o] 0.00 96,000} 36.02 0.00
Outbuildings and Covered Ways 6141 0.00 0] 0.00 .00 267.000} 0.00 o] 0.00 0 0.00 .00
Landscaping and Improvements 3943 21.18 66,000 56.16 .00 0| 0.00 o] _0.00 1.684.000] 67.75 0.00
External Works Subtotal 347.12 207.32 646,000 252.89 .00 1,735,000 0.00 0] 0.00 _ 2.778,000 619.21 0.00
External Storrvater Drainage 67.87 42 20,000 59.69 .00 167.000} 0.00 oy 0.00 105,000] 130.36 .00
External Sewer Drainage 19.39 2214 69,000 2214 .00 14,000 0.00 o] _0.00 74,000} 23.16 0.00
External Water Supp 517 57 8,000} 57 .00 8,000} 7.96 8.000] 0.00 8,000 86 0.00
External Gas 517 57 8,000} .57 .00 0 7.96 8,000] 0.00 8,000 .86 0.00
External Fire Protection 1939 63 30,000 63 .00 0) 0.00 o] 0.00 30,000} 2316 0.00
External Electric Light and Power 78.86 52.63 164,000 52.63 .00 14,000 0.00 0] 0.00 63,000 110.63 0.00
External Communications 0.00 00 0) 0.00 00 0| 0.00 O] 0.00 0] 00 0.00
Fxternal Spacial Services 000 00 000 00 0 0.00 o] _o0oo 0) 00 00
External Services subtotal 195.86 95.96 299,000} 149.23 .00 203,000} 15.92 16,000 0.00 288,000, 301.03 0.00
External Alterations and Renovations 0.00 0.00 .00 0 0.00 oy 0.00 [i] 0.00 0.00
SUB TOTAL 283323 6,637,000 2,075.74 .00 1,938.000] 1.752.24 1,761,000] 0.00 066,000| 2,792.45 0.00
[Allowance for 5 Star Green Rating (3%) 8533 65.7 .00 0) 0.00 0] __0.00 0) 84.05 0.00
Preliminaries (12%; 349.71 2711 .00 233,000} 210.85 212,000] 0.00 368,000 345.63 .00
Locality Loading {(2%) 65.93 6354 X) 44,000} 35.80 40,000]0.00 68,000 65 0.00
NET PROJECT COST 3.334.20 2,476.25 .00 2,215,000 2,002.99 __ 2,013,000] 0.00___ 3,503,000 3,287. .00
Design Contingency (15% 500.32 371.63 .00 333,000]  300.50 302,000f  0.00 526,000 45314 0.00
Planning Contingency (5%) .00 0.00 .00 128,000} .00 0] 0.00 0) 189, 0.00
Unforseen Ground Conditions - excluded .00 0.00 .00 1) .00 [} 0.00 [1] 0.00 0.00
Construction Contingency (5%) 179.70 149.23 .00 134.000] 11542 116,000] 0.00 202,000 198.97 0.00
Clients Costs (1 Item; 00 0.00 .00 0) 00 0] 0.00 0) .00 0.00
Public Art (excluded) .00 0.00 .00 1] .00 o] 0.00 0] .00 0.00
Loose Furmniture and Equipment (excluded) .00 [1) .00 1] 0.00 .00 1] .00 0] 0.00 1] .00 0.00
Professional Fees and Disbursements (12%) 49063 759,000 381.58 00 343000 29055 292.000f _ 0.00 508,000 509.43 .00
GROSS PROJECT COST. 3,504.85 6,969,000 3,562.46 5,162,000 3,396.34 10,583,000 3,378.69 .00 3,153,000 2,709.45 2,723,000 0.00 739,000 678.39 0.00
Escalation to June 2022 286.36 443 000} 226.36 328,000 21598 673,000 223.36 0.00 201.000]  173.13 174,000] 0.00 302,000] 297 60 0.00
ESTIMATED TOTAL COMMITMENT 4.791.21 7,412,000 3.788.82 5,490,000 612.32 11,256,000} 3.602.05 X | 0.00 3,354 oonl 2.882.59 __2.897.000] _0.00 041,000! 975.99 0.00
Land Costs {Alkimos Eglinton} 526,18 | 000) 561.77 814,000 482 35 1,503,000 482 35 1,503,000} 0.00 3] .00 of 000 0.00 0.00
Land Costs (Yanchep Two Rocks) 0.00 0.00
MAD T?A M'TM"‘NCL' EANDCOSTSIE 5,317.39 s,zzs,uool 4,350.59 s,aoa,ooal 4,094.67 12,759,000) 4,084.40 12,727,000 0.00 3,354,000' 2,882.59  2,897,000] 0.00 5,041,000 4,975.99 5,8n2,000| 0.00 2,494,000
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Yanchep Two Rocks Development Contribution Plan

Scope

We have performed an audit of the Annual Cost Review of Yanchep Two Rocks
Development Contribution Plan (“DCP”) and reviewed the methodology used in calculating
and estimating the costs for the remaining DCP works, to establish the accuracy of the
Annual Cost Review of Yanchep Two Rocks DCP as per the requirement under the District
Planning Scheme No. 2 (“DPS 2”) and the State Planning Policy 3.6 (“SPP 3.6”) and
provide independent certification of such costs. Our audit of the Annual Cost Review for
2020/21 covered actual transactions from 1 July 2020 to 30 June 2021 and estimated costs
for future years, while ascertaining that the actual expenditure incurred gives a true and fair
view and ensure that the assumptions used in the estimations of DCP costs are in
accordance with the DPS 2 and SPP 3.6.

The City’s Responsibilities

The City is responsible for ensuring that the DCP costs incurred, estimated and the Cost
Per Dwellings (“CPD”) charged are in accordance with the DPS 2 and related regulations,
policies and procedures. The City is responsible for ensuring that all DCP cost records are
free of misstatements and omissions, and establish adequate internal controls for DCP cost
incurring, estimating and the calculation of CPD rates, and ensure that adequate financial
records have been maintained. The City is responsible for providing all financial records
and related data, other information, explanations and assistance necessary for the conduct
of the audit of the DCP cost reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements relating
to assurance engagements, which is founded on fundamental principles of integrity,
objectivity, professional competence and due care, confidentiality and professional
behaviour.

trading under the name of William Buck across Australia

)y a scheme approved under Professional Standards Legislation.

ACCOUNTANTS & ADVISORS

Level 3, 15 Labouchere Road
South Perth WA 6151

PO Box 748
South Perth WA 6951

Telephone: +61 8 6436 2888
williambuck.com
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Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology used, in calculating and
estimating costs for the remaining works, and assess the documentation provided to certify that the costs
are incurred and estimated as per the District Planning Scheme No. 2 (“DPS 2”) and State Planning Policy
3.6 (“SPP 3.6”). We conducted our audit in accordance with Auditing Standards. These Standards require
that we comply with relevant ethical requirements relating to audit engagements and plan and perform the
audit to obtain reasonable assurance whether the methodology used in forming the basis of cost incurring,
CPD rate calculation and estimation is free from material misstatement.

The procedures selected depend on the auditor's judgement including the assessment of the risks of
material misstatement of the methodology used. In making those risk assessments, the auditor considers
internal control relevant to the City’s preparation of the methodology used in forming the basis of cost
incurring and DCP cost estimations in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on the effectiveness of the City’s internal
control.

An audit also includes evaluating the appropriateness of accounting polices used and the reasonableness
of accounting estimates made by the City, as well as the City’s alignment to DPS 2 and SPP 3.6.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our
audit opinion.

Limitation on the scope
¢ We have not performed any market evaluation for estimated costs and relied on the third-party
report of Donald Cant Watts Corke for validating the reliability of estimated cost of works.
¢ We have not performed a market property valuation for land costs and relied on the third-party report
of Independent Valuers of Western Australia for validating the reliability of the land costs.
e We have relied on the number of lots as outlined on the individual Landgate Deposited Plan (“DP”)
maps as provided by the City to determine each DP total number of lots.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all material respects,
the DCP costs incurred, estimated for remaining development works, and proposed CPD rate of $3,909.23
(as per DPS 2 CPD formula) were fairly stated and in compliance to DPS 2 and SPP 3.6.
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Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Schedule 15 Developer Contribution Plan of DPS
2, which describes the basis of funding, method of calculating contribution and the CPD rate, for the purpose
of reporting to the City. As a result, the methodology used in forming the basis of this may not be suitable
for another purpose. Our report is intended solely for the City and should not be distributed or used by other
parties’ other than the City. The Audit Report is not to be used by any other party for any purpose nor should
any other party seek to rely on the opinions, advices or any information contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who choose to rely in
any way on the contents of this Audit Report does so at their own risk.

Wi“\nn Buck

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

Conley Manifis

Director

Dated this 29t day of July 2021

4.3 — Attachment 5
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4.4 Alkimos-Eglinton DCP Annual Review of Costs (2021-2022)

File Ref: 23155V02 — 21/348713
Responsible Officer: Director Planning and Sustainability
Disclosure of Interest: Nil

Attachments: 6

Issue

To consider the revised cost estimates as part of the Annual Review for the Alkimos-Eglinton
Development Contribution Plan (DCP).

Background

Amendment No. 122 to District Planning Scheme No. 2 (DPS2) was gazetted in September
2014, and introduced the Developer Contribution Plan (DCP) provisions into DPS2. In April
2015, Council adopted the Alkimos-Eglinton DCP Report and Cost Apportionment Schedule.

The DCP identifies various community infrastructure and provides estimates on the cost,
estimated contributions and the timing for the delivery of infrastructure within Alkimos and
Eglinton. The infrastructure costs include planning, design, project management, construction
and land acquisition costs associated with the following infrastructure:

Surf Life Saving Club;

Public Open Space (x2);
Multipurpose Hard Courts (x2);
Community Centre (x2);

Library (x2); and

Indoor Recreation Centres (x2).

In accordance with DPS2, the DCP has an operation period of 25 years (expiring 2039) and
during this time period the City is required to review the various elements of the DCP at one
and five year intervals as per the following:

Annually:

o DCP cost estimates; DCP cost indexation; contributing land area; and cost per hectare.
Five Yearly:

° Community Facility Plan (CFP) assumptions and recommendations; and full DCP review.
The Alkimos-Eglinton DCP is currently in statutory compliance with the annual and five yearly
review requirements described in DPS 2. In this regard, both the annual and five year reviews
were completed and approved by Council on 16 March 2021 (PS01-03/21).

The DCP utilises the ‘per hectare’ model of calculating development contributions, which
involves the levy of a contribution based on the total area of developable land subject to a
subdivision application, rather than the number of lots or dwellings proposed to be created as
a result of that subdivision.

The per hectare model uses a net contributing area (NCA) rather than a gross area in

recognition of the fact that the NCA best represents the area of land that will contribute to the
need for community facilities by excluding most non-residential uses. The Development
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Contribution Area (DCA) is defined in Attachment 1 and is reflected in DPS2 as a Special
Control Area.

A landowner’s liability to make a cost contribution arises in accordance with provisions of DPS2
and will be calculated using the Council-adopted contribution rate (currently $10.13 per square
metre). There is approximately $17.4 million in the DCP Account that has been collected from
contributing landowners, which represents the total contributions received to 30 June 2021.
The original DCP net developable area was 630.56 hectares, with the estimated remaining
developable area as at 30 June 2021 being 563.39 hectares.

This report is considering the Annual Review requirements of the DCP to ensure that the cost
contribution amount is correctly set to ensure the collection of sufficient funds to cover the cost
of approved infrastructure. The defined infrastructure was based on the recommendations of
the Community Facility Plan 2020 (CP01-11/20).

In April 2021, the State Government finalised State Planning Policy (SPP3.6), which introduced
a limit of $5,000 per dwelling that applies to community infrastructure DCP’s and the Alkimos-
Eglinton DCP currently complies with this maximum limit.

Detalil

The DCP’s Cost Apportionment Schedule (CAS) has been revised to reflect the latest cost
estimates (refer Attachment 2). The following provides the outcomes of relevant infrastructure
cost elements of the Annual Review, including:

Net Contributing Area (NCA);

Infrastructure Costs;

Land Acquisition Valuation;

Administration Costs;

Cost Contribution; and

Community Facility Plan (Re-Prioritisation of Facility Provision).

Net Contributing Area (NCA)

In the past six years the NCA has reduced by approximately 67 hectares from the original DCP
area of 630.56 hectares (2015). The remaining NCA is estimated to be 563.39 hectares, which
reflects the area of land that has contributed and any amendments to the ASP. The Annual
Review applies the remaining NCA of 563.39 hectares to determine the contribution rate
required to complete the required infrastructure works.

Infrastructure Costs

The costs of the DCP infrastructure is revised each year and these costs are required to be
independently verified. The City engaged an external quantity surveyor (Donald Cant Watts
and Corke) to prepare a revised cost estimate for the facilities up to June 2022 (refer
Attachment 3). Overall, there has been an increase in the cost estimates from $72,028,705
to $82,932,000. The increase relates to an escalation/indexation of costs applied by the
guantity surveyor to reflect market conditions. The City will continue to revise the costs annually
in accordance with DPS2, until such time as the infrastructure costs have been finalised.

Land Acquisition Valuation

The estimated acquisition costs have been updated and are included into the facility cost
estimates. The land valuation was completed in accordance with the requirements of DPS 2,
which requires the local government to appoint a licensed valuer. In this regard, the land
valuation was prepared Brian Zucal and Associates on 11 June 2021 for the 2021-2022 Annual
Review period. The valuation recommends a valuation of $101 per m? (refer Attachment 4).
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These costs form part of the overall cost estimates for each item of infrastructure, as defined
in Attachment 2 and the updated DCP report, as depicted in Attachment 5.

In accordance with Schedule 14 of DPS 2, if an owner objects to a valuation made by the
valuer, the owner may give notice to the local government requesting a review of the amount
of the value, at the owner’s expense, within 28 days after being informed of the value. Following
a review, the valuer’s determination of the value of the land is still not a figure acceptable to
the owner, the value is to be determined in the following manner.

(@) by any method agreed between the local government and the owner; or
(b) if the local government and the owner cannot agree, the owner may apply to the State
Administrative Tribunal for a review of the matter under part 14 of the Planning and

Development Act 2005.

Administration Costs

In accordance with Schedule 15 of DPS 2, the following administration costs can be charged
to the DCP.

Costs to prepare and administer the plan during the period of operation;

Costs to prepare and review estimates;

Costs to prepare the cost apportionment schedule;

Valuation costs; and

Costs to service loans established by the City to fund early provision of facilities.

The City has utilised the original cost estimate for administering the DCP of $76,500 per
annum, which is generally consistent with the previous year’s actual expenditure.

The Administration costs are estimated for the remaining operational period of the DCP from
1 July 2021 to 8 September 2039, which equates to a remaining estimated administration cost
of $1,562,211. It should be noted that only actual Administration costs that are incurred are
charged to the DCP and that these costs form part of the actual expenditure and are disclosed
in the Annual Financial Statements.

Cost Contribution

The contribution rate has increased from $10.13 to $12.08 per square metre, which is a
reflection of an increase in the revised facility cost estimates. The increased costs were
identified in a full review of the infrastructure costs prepared by a suitably qualified external
professional (DCWC) and included indexation as prescribed by SPP3.6.

Community Facility Plan (Re-Prioritisation of Facility Provision)

The DCP infrastructure priorities were considered and approved by Council on 16 March 2021
(PS01-03/21) as part of the five year fundamental review. The timing for prioritisation of the
facilities reflects the anticipated availability of land and community needs as defined in the
revised CFP.

The revised cost estimates have been included into the full DCP report (refer Attachment 5),
which reflects the timing for the provision of the infrastructure in the Capital Expenditure Plan
(CEP) approved by Council in March 2021. The CEP defines the anticipated timing for the
provision of the following infrastructure:

1. Alkimos Indoor Recreation Centre (provided as a part of the Alkimos Aquatic and
Recreation Centre);
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2. Alkimos Regional Community Centre and Library (district library provision to be captured
within proposed regional library);

3.  Alkimos District Community Centre;

4. North Eglington Indoor Recreation Centre; and

5.  Alkimos Surf Life Saving Club.

Consultation

In accordance with DPS2, where the review of estimated costs recommends those costs be
increased, then the City will in writing invite comment for a period of not less than 28 days,
prior to making any decision to increase the estimated costs. As the overall estimated costs
have increased, advertising in accordance with the above will be required.

The consultation period will provide landowners with the opportunity to comment on the
recommendations of the Annual Review, which is in addition to the consultation undertaken as
part of the CFP review.

The draft revised cost estimates have been circulated to the Alkimos-Eglinton DCP Technical
Advisory Committee (consisting of landowners and representatives from the City) and the
landowners’ representative has confirmed that there is no current need for the Committee to
meet and that any comments will be provided through the formal consultation process if
required.

Comment

The purpose of the Annual Review is to ensure that sufficient funds continue to be collected
from developing landowners to meet the cost of delivering the required infrastructure.
Administration has worked with landowners’ representatives in the revision of the infrastructure
prioritisation, which is affected by population growth, the availability of land, subdivision staging
and project planning. The facility timing developed has informed the Annual Review and the
CFP update.

There is an overall increase in the total facility costs of $10.9 million. This increase translates
into an increased contribution rate from $10.13 to $12.08 (an increase of $1.95 per square
metre).

The Annual Review were audited by the City’s external auditors (William Buck) and a copy of
their findings has been included as Attachment 6. The audit opinion concluded that the DCP
costs incurred, estimated for remaining development works, and proposed rate of $120,829.50
($12.08 per/m2) were fairly stated and in compliance to DPS 2 and SPP 3.6.

It is anticipated that the Alkimos Indoor Recreation Centre facility will be co-located and
developed as part of the City’s Aquatic Centre facility. The cost estimates for the Indoor
Recreation Centre are calculated in isolation to the Aquatic facility, however it is likely that
there will be efficiencies and cost sharing in the planning, design and development of the
facilities. These costs will be refined and established as part of the detailed planning and
ongoing consultation with affected landowners. In this regard, the provisions of DPS2 define
the scope of works that can be charged to the DCP. As more detailed costs are provided this
will be reflected in future Annual Reviews of the DCP.

Statutory Compliance

In terms of DPS2, the City must annually review the DCP. The Annual Review process,
including consultation requirements, is outlined in DPS2. In line with this, landowners may
object to the amount of a cost contribution and request a review by an independent expert. If
this does not result in the cost contribution being acceptable to the landowners then
landowners can request that the cost contribution be determined through a process of



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021 98

arbitration. A similar right exists for the process of determining the value of any land to be
acquired through the DCP.

Strategic Implications

The proposal aligns with the following objective within the Strategic Community Plan 2021 —
2031:

5 ~ A well planned, safe and resilient City that is easy to travel around and provides a
connection between people and places

5.1 - Develop to meet current need and future growth

Risk Management Considerations

Risk Title Risk Rating

ST-G09 Long Term Financial Plan Moderate
Accountability Action Planning Option
Director Corporate Strategy & Performance Manage

Risk Title Risk Rating

ST-S23 Stakeholder Relationships Moderate
Accountability Action Planning Option
CEO Manage

The above risks relating to the issue contained within this report have been identified and
considered within the City’s Strategic Risk Registers. The Annual Review of the DCP assists
in addressing the impacts of the strategic risk relating to Long Term Financial Planning as it
ensures that appropriate budget monitoring, timing and provisions are considered. In addition,
the strategic risk relating to Stakeholder Relationships applies as a key element in the DCP
review process is maintaining effective engagement with relevant stakeholders.

Policy Implications

Nil

Financial Implications

The proposed revision of costs for the 2021/2022 period recommends an increase in the total

costs by $10.9 million from $72,028,705 to $82,932,000 and the associated contribution rate
increasing from $10.13 to $12.08 per square metre.

The Annual Review was audited by the City’s external auditors (William Buck) and a copy of
their findings has been included as Attachment 6. The audit opinion concluded that the DCP
costs incurred, estimated for remaining development works, and proposed rate of $120,829.50
($12.08 per/m2) were fairly stated and in compliance to DPS 2 and SPP 3.6.

The Annual Review is recommending various cost estimates for the specific infrastructure
defined in DPS2 and has been included into DCP revised Capital Expenditure Plan (CEP)
depicted in Attachment 5. The infrastructure facility costs and timing for delivery is subject to
change in future reviews and will be used to inform the City’s capital works programme, annual
budgeting and the long term financial plan.

Voting Requirements

Simple Majority
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Recommendation
That Council as recommended by the Audit and Risk Committee:-

1. NOTES the outcome of the Annual Review of the Alkimos Eglinton Development
Contribution Plan as depicted in Attachment 2;

2. ENDORSES the revised Alkimos-Eglinton Development Contribution Plan cost
estimates in accordance with Schedule 14 of District Planning Scheme No. 2 as
outlined in Attachment 2, including:-

a) Developer Contribution Plan facility cost estimate of $82,932,000;
b)  Net contributing land area remaining — 563.39 hectares; and
c) Cost per hectare - $120,829.50 (or $12.08 per square metre).

3. ENDORSES the revised Alkimos-Eglinton Development Contribution Plan Report
as depicted in Attachment 5; and

4, Pursuant to Clause 11.6 of Schedule 14 of District Planning Scheme No. 2
NOTIFIES affected landowners of the recommendations of the Annual Review and
INVITES comment in writing from those landowners for a period of 28 days.

Attachments:
1. Attachment 1 - Alkimos-Eglinton DCA Map 21/318371
20 . Attachment 2 - Alkimos-Eglinton DCP Annual Review of Costs Table (2021-2022) 21/310187
33. Attachment 3 - Revised QS - NCGC Community Facilities Cost Report (July 2021) 21/310191
43_ Attachment 4 - Valuation Extract (Alkimos-Eglinton DCP 2021-2022) 21/362639
50 . Attachment 5 - Alkimos Eglinton Development Contribution Plan Report (Revised July 2021) - 21/310184

Fundamental Review
6l . Attachment 6 - Final Alkimos Eglinton Annual Cost Review Audit Report 2021 21/326758
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AMENDMENT 122 TO DISTRICT PLANNING SCHEME No.2 - ALKIMOS EGLINTON
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ALKIMOS EGLINTON DCP - FACILITY COST APPORTIONMENT (2021)

Infrastructure Item Annual Review Inc/Exp LTDto  Annual Review Updated Cost per Hectare % Change
2020 June 2021 Updated Cost Developable
($) 2021 Area (ha)
($)
ALKIMOS
Alki Surf Life Saving Club
fmos surt Lite saving Lu S 4,909,113 S 5,802,000 563.39| S 10,298.34 189
0
Alki District C ity Cent
imos Bistrict kommunity ~entre $ 5,637,158 $ 6,304,000 563.39| $ 11,189.37 -
Alkimos Regional Community Centre s 7,358,419 s 8,226,000 563.39| 14,600.85 )
(Library) 12%
Public Open Space (Active),
liepen op ( ) s 6,862,996 S 7,938,000 563.39| $ 14,089.66
Alkimos Parks and Recreation Reserve 16%
Alkimos District Open Space - Multipurpose s 5 954,938 $ 3 354.000 s63.30] $ 5 653,93
Hard Courts T T ' T 14%
Indoor R tion Centre,
e A $ 10,572,376 S 12,759,000 563.39| $ 22,646.76
Alkimos Secondary Centre 21%
EGLINTON
20 IR I G EfaEs s 6,862,996 3 7,938,000 563.39| $ 14,089.66 165
Cl
Multipurpose Hard Courts (Tennis Courts) s 5 954,988 s 3354000 563.39| $ 5 95373
,954, ,354, . ,953. 14%
North Eglinton Indoor Recreation Centre s 10,620,094 $ 12.727.000 563.39| § 22 585.96
,920, , 727, . ,989. 17%
District Community Centre (Community) s 5,637,158 s 6,304,000 563.39| $ 11,189.37 -
Cl
District Community Centre (Library) s 7,358,419 s 8,226,000 563.39] ¢ 14,600.85 -
0
Estimated Facility Cost $ 72,028,705 $ 82,932,000.00
Shortfall in contributions to be made up by s 2448830 s 1,923,082 | -$ 525 748.19 563.39]-$ 933.18
interest (remaining) T T o ’ ’
Collected contributions -S 13,476,765 S 15,894,114.03| -5 15,894,114.03 563.39|-5 28,211.48
Funding Accounted (Deducted from Cost) -$ 15,925,595 $ 17,817,196| -$ 16,419,862 S 118,056.63
Confirmed Administration Costs
) i $ 47,501| -$ 47,501| -$ 0 563.39]-$ 0.00
(Preparation of DCP, Cost estimates)
Confirmed Administration Costs (Alkimos
. . S 20,000( -$ 20,000| S - 563.39( $ -
Eglinton Specific)
Estimated Administration Costs
(Administer the DCP) S 1,912,500( -$ 350,289.36| S 1,562,211 563.39( $ 2,772.87
($76,500 p.a. x 25 years)
Sub Total Administrative Costs S 1,980,001| -$ 417,790| S 1,562,211 S 2,772.87
TOTAL S 58,083,111| $ 17,399,406| $ 68,074,348.42 S 120,829.50

LANDOWNER COST APPORTIONMENT - 2021 Annual Review

DEVELOPMENT / LANDOWNER REVISED SITE AREA REVISED LANDOWNER TOTALCOST LANDOWNER COST COST
(HA) DEVELOPABLE CONTRIBUTION CONTRIBUTIO
AREA (HA) (%) N ($/HA)
Alkimos Beach 224.42 65.39 10.52| S 68,074,348 | $ 7,160,591.40 | S 109,505.91
Alkimos City Centre 212.62 34.47 554 S 68,074,348 | S 3,774,668.69 | S 109,505.91
Central Alkimos 261.42 60.23 9.69| S 68,074,348 | S 6,595,540.91 [ $ 109,505.91
Alkimos Coastal Node 91.91 22.49 3.62| S 68,074,348 | S 2,462,787.90 | § 109,505.91
Shorehaven 241.23 49.93 8.03| ¢ 68074348 | $  5467,630.04 | $ 109,505.91
Spiers 67.15 17.1 275 S 68,074,348 | $ 1,872,551.05 | $ 109,505.91
Eglinton Estates LSP 82 633.56 204.17 32.84| S 68,074,348 | S  22,357,821.47 | $ 109,505.91
Eglinton Estates North East 241.48 107.35 17.27| S 68,074,348 | S 11,755,459.35 | S 109,505.91
Eglinton Estates North West 102.25 60.52 9.74| S 68,074,348 | S 6,627,297.62 | S 109,505.91
TOTAL 2076.04 621.65 100.00 S  68,074,348.42
Total developed from last updated NDA until August 2018 -16.46
605.19
Total Developed from Last updated NDA until September 2019 -10.11
595.08
Total Developed from Last updated NDA until June 2020 -7.40
587.68
Total Developed from Last updated NDA until June 2021 -24.29
Total Remaining Developable Area June 2021 563.39
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The Report and the information within it is confidential and may be privileged. If you have received the Report in error please notify
Donald Cant Watts Corke immediately. You should not copy it for any purpose, or disclose its contents to any other person. The Report
is qualified in its entirety by and should be considered in the light of Donald Cant Watts Corke's Terms of Engagement and the following:

1) The Report is provided solely for your use and benefit unless expressly permitted and then only in connection with the
purpose in respect of which the Report is provided. Unless required by law, you shall not provide the Report to any third party
without Donald Cant Watts Corke'’s prior written consent, which Donald Cant Watts Corke may at its discretion grant, withhold
or grant subject to conditions. Possession of the Report does not carry with it the right to commercially reproduce, publish,
sale, hire, lend, redistribute, abstract, excerpt or summarise the Report or to use the name of Donald Cant Watts Corke in any
manner without first obtaining the prior written consent of Donald Cant Watts Corke.

2) Donald Cant Watts Corke has used its reasonable endeavours to ensure that the data contained in the Report reflects the
most accurate and timely information available to it and is based on information that was current as of the date of the Report.
3) The Report is based on estimates, assumptions and other information developed by Donald Cant Watts Corke from its

independent research effort, general knowledge of the industry and consultations with you, your employees and your
representatives. No warranty or representation is made by Donald Cant Watts Corke that any of the projected values or
results contained in the Report will actually be achieved. In addition, the Report is based upon information that was obtained
on or before the date in which the Report was prepared. Circumstances and events may occur following the date on which
such information was obtained that are beyond our control and which may affect the findings or projections contained in the
Report. We may not be held responsible for such circumstances or events and specifically disclaim any responsibility
therefore.

4) Donald Cant Watts Corke has relied on information provided by you and by third parties (Information Providers) to produce
the Report and arrive at its conclusions. Donald Cant Watts Corke has not verified information provided by Information
Providers (unless specifically noted otherwise) and we assume no responsibility and make no representations with respect to
the adequacy, accuracy or completeness of such information. No responsibility is assumed for inaccuracies in reporting by
Information Providers including, without limitation, by your employees or your representatives or for inaccuracies in any other
data source whether provided in writing or orally used in preparing or presenting the Report.

35) In no event, regardless of whether Donald Cant Watts Corke's consent has been provided, shall Donald Cant Watts Corke
assume any liability or responsibility to any third party to whom the Report is disclosed or otherwise made available.
6) The conclusions in the Report must be viewed in the context of the entire Report including, without limitation, any

assumptions made and disclaimers provided. The conclusions in this Report must not be excised from the body of the Report
under any circumstances.

7) Without the prior written consent of Donald Cant Watts Corke, the Report is not to be used in conjunction with any public or
private offering of securities or other similar purpose where it might be relied upon to any degree by any person other than
you.

8) All intellectual property rights (including, but not limited to copyright, database rights and trade marks rights) in the Report

including any forecasts, drawings, spreadsheets, plans or other materials provided are the property of Donald Cant Watts
Corke. You may use and copy such materials for your own internal use only.

9) Donald Cant Watts Corke's Liability to the Client is limited to the Fee or the cost of re-performing the Services, whichever is
the lesser. Liability arising under this clause is reduced to the extent it arises out of in connection with any negligent act or
omission or breach of contract by the Client. Neither party is liable to the other for loss of actual or anticipated revenue or
profits, increased capital or financing costs, increased operational or borrowing costs, pure economic loss, exemplary or
punitive damages or indirect or consequential damages.
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All costs in this report exclude GST unless stated otherwise.

The City of Wanneroo prepared a Community Facilities Plan (CFP) in 2011 for the Northern Coastal Growth
Corridor (incorporating the Alkimos - Eglinton and Yanchep — Two Rocks district areas) which identified the
need for provision of community facilities of varying type and scale.

DCWC has been commissioned to review and update the previously issued estimates dated 22" June 2020.
The update is generally predicated on a desktop update of the preliminaries, design contingency and
escalation allowances with all design information assumed unchanged from that which was previously
issued.

Furthermore, the relevant land valuations received from Brian Zucal & Associates have been included at the
same rates as 2020.

2021-06-30 Estimate Updates - City of Wanneroo Community Facilities Pl

4.4 — Attachment 3



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021 107

DONALD
CANT
WATTS
CORKE

Schedule of Input Information

The following information was used in the preparation of the indicative elemental cost plans:
- City of Wanneroo email correspondence dated 25t May 2021;
- Land valuation(s) received by email dated 23 June 2021; and
- For the purposes of the general escalation update the Australian Institute of Quantity Surveyors
Construction Cost Index Forecast (CCIF) Perth, WA has been utilised (15t Quarter 2021).

Methodology

The indicative cost estimates are based on escalation up to June 2022. The escalation will need to be
reviewed upon the development and confirmation of the programme for delivering the facilities which will take
place over a significant period of time.

Exclusions

The following costs are excluded:

- GST.

- Government and Local Authority Charges (except for the Development Application fee).

- Government apprentice training scheme contribution.

- City of Wanneroo costs and consultant’s fees associated with the preparation of the Development
Contribution Plan and programme delivery.

- Loose furniture and equipment.

- Public art.

- Unforseen ground conditions.

- Land costs for the Multipurpose Hardcourts, Public Open Spaces for Alkimos, Eglinton and Alkimos
Surf Life Saving Club.

- Financing costs.

- Costimpacts due to the global COVID-19 pandemic.

2021-06-30 Estimate Updates - City of Wanneroo Community Facilities P2

4.4 — Attachment 3



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021

108

Facilities Located in Alkimos Eglinton & Two Rocks
- GFA Rate
Ref | Facility (m2) ($/m2) Total ($) Comments
Eglinton District Centre
1 Library District 1,547 | 5,317 8,226,000 | Land cost Included
2 | Community Centre District 1,449 | 4,351 6,304,000 | Land cost Included
3a | puplo Open Space District 1005 | 2,883 | 2,897,000 | Land cost Excluded
3b g‘\jz'l'C Open Space District 5,041,000 | Land cost Excluded
4 | pcdoor Recreation Centre 3116 | 4,084 | 12,727,000 | Land cost Included
5 | Multipurpose Hard Courts 3,354,000 | Land cost Excluded
District
Alkimos
6 | Multipurpose Hard Courts 3,354,000 | Land cost Excluded
District
7 | {door Recreation Centre 3116 | 4,095 | 12,759,000 | Land cost Included
8 | Surf Life Saving Club 1,166 | 4,976 5,802,000 | Land cost Excluded
9a E:Si'l'i‘;r?pe” Space District 1005 | 2:883 | 2.897.000 | Land cost Excluded
ob | puble Open Space District 5,041,000 | Land cost Excluded
10 | Community Secondary Centre 1,449 | 4,351 6,304,000 | Land cost Included
11 | Library Secondary Centre 1,547 | 5,317 8,226,000 | Land cost Included
Yanchep Two Rocks
12 | Beach Activity Community 2.494.000 | Land cost Excluded
Facilities

The cost plan summaries are included in attachment 1
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The initial indicative cost estimates for some of the facilities were based on previously issued conceptual
drawings and a design brief, for other facilities, cost plans were developed from the required functional areas
within the Design Model with no specific design information other than for the reference scheme. There is
therefore an inherent level of cost uncertainty involved in utilising these indicative cost plans during any
negotiations with developers to assess their contributions towards the DCP.

The main cost risks in using the indicative cost plans to arrive at the developers cost contributions include

the following:

COST RISK

MITIGATION

The building areas exceed the area assumed in the
Design Model

A planning contingency of 5% has been included where
no concept design was available.

The building form and type of construction differs from
the assumptions used to determine the building costs

A design contingency of |15% has been included in the
cost plan for this risk.

The external works areas exceed the assumptions used
to determine the external works costs

A planning contingency of 5% has been included in the
cost plan for Multipurpose Hardcourts and Alkimos SLS
Club

Existing site conditions result in high costs of site
preparation

Allowance will need to be made for this risk during
negotiations with the developers.

Land costs exceeding the indicative 2021 land valuations

The purpose of providing land costs is for the
apportionment of costs between the developers
therefore they retain the risk.

Escalation in building costs after June 2022

Allowance will need to be made for this risk during
negotiations with the developers.

Uncompetitive tender market at time of tender

Allowance will need to be made for this risk during
negotiations with the developers.

Project delays, particularly in obtaining funding and
approval to proceed

Allowance will need to be made for this risk during
negotiations with the developers

Change in Building regulations to more stringent
requirements resulting in construction cost increases

A design contingency of |15% has been included in the
cost plan for this risk.

2021-06-30 Estimate Updates - City of Wanneroo Community Facilities
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CITY OF WANNEROO

COMMUNITY FACILITIES
Library District Community Centre Indoor Recreation Indoor Recreation Multipurpose Hard Public Open Space District - Alkimos Surf Life Savingl Beach Activity Community
Y District Centre District Alkimos | Centre District Eglinton Courts District Alkimos Eglinton Club Facilities
Pavilion Oval
rscnglon Rate Total] Rate Totall Rate Totall Rate Total| Rate Total]  Rate Totall Rate Total] Rate Totall Rate Totall
FECA (m2) 1,547 1171 2975 2975 665 1,060
UCA (m2) 0 278 141 141 340 106
1,547 1,449 3.116 31186 0 1,008 0 1,166 0
116.35 180,000 102.70 0.00 1) 107.46 108,000] 00 0 53.17 .00
116.35 180,000 102.70 0.00 [ 107.46 108,000 .00 0 53.17 .00
62.06 96,000 6547 0.00 0 32.84 33,000 0.00 0 36.88 .00
0} 0.00 0.00 1] .00 0] .00 0| 138.94 .00
0 0.00 0.00 0 .00 0] 0.00 0) 18.01 .00
3135 485,000 328.31 0.00 [1] 303.48 305,000) 00 0 185.25 .00
2191 339,000 17843 0.00 1) 151.24 152,000 .00 0 230.70 .00
221.7: 343,000 45.25 0.00 [1] 71.64 72,000 0.00 [1] 110.63 .00
36.20 56,000 16.37 0.00 0] 26.87 27,000 00 O 55.75 .00
27.80 43,000 35.30 0.00 [1] 55.72 56,000 .00 0 102.06 .00
17.45 27,000, 26.32 0.00 1] 57.71 58,000 .00 0 10.29 .00
10.98 17,000 8.99 0.00 1] 10.95 000 0.00 1] 35.16 .00
908.86 1,406,000, 70443 0.00 [} 710.45 714,000] 0.00 0 923.67 .00
47.83 74,000 38.19 0.00 0] 32.84 000} .00 0 57.46 .00
218.49 338,000 143.45 0.00 0 109.45 110,000 0.00 0 81.48 .00
117.00 181,000 126.12 0.00 0] 107.46 108,000 0.00 [} 108.06 .00
383.32 593,000 307.77 0.00 0) 249.75 251,000 0.00 0 247.00 .00
234.65 363,000 556,000 178.43 0.00 1] 202.99 204,000] 00 0 80.62 .00
.00 0] 0.00 0] .00 0.00 1) 0.00 [} .00 1] 0.00 .00
234.65 363,000 178.43 556,000] 17843 556,000 0.00 0) 202.99 204.000] 0.00 0 80.62 .00
51.71 80,000 1540 48.000] 15.40 48.000[ 0.00 [1] 47.76 48,000 .00 0 43.74 .00
Sanitary Plumbing 31.03 48,000 1540 48,000} 15.40 48,000} 0.00 1] 34.83 35,000 0.00 0| 24.01 .00
Water Supply 71.75 111,000} 2150 67 OOOI 21.50 67,000 0.00 0 48.76 49,000} .00 0 38.59 .00
Gas Service 20.68 32,000, 6.1 19.000] 10 18, 0@' 0.00 0 13.93 14,000] 0.00 [1] 18.73 .00
Space Heating .00 [} 0.0 0] .0 [§ 0.00 [1] .00 0] .00 0 0.00 .00
[Ventilation .00 0 0.0 0) .00 0.00 1) .00 0 .00 0 0.00 .00
Evaporative Cooling .00 1] 69.96 218.000] 69.96 0.00 0 .00 1] 0.00 0 0.00 .00
Air Conditioning 307.69 476,000 91.14 284.000] 91.14 .00 [1] 208.96 210,000] 00 0 287.31 .00
Fire Protection 10.34 16,000 10.27 32,000 10.27 0.00 0 .97 7,000 00 0) 10.29 .00
Light and Power 153.85 238,000 150.51 469.000) 150.51 .00 0) 104.48 105,000 .00 0 144.08 .00
Communications .00 0] .00 [ 0.00 .00 1 .00 0] 0.00 0 0.00 .00
Transportation Systems .00 0| 00 0l 0.00 .00 0| .00 [§ 0.00 0 0.00 .00
Special Services .00 0 ;) .00 0) 0.00 .00 0 .00 1) .00 [1] 0.00 .00
Services Subtotal 647.06 1,001,000, 536.92 778,000} 380.30 1,185,000 380.30 00 0) 465.67 4638,000] 00 0 567.75 .00
BUILDING COST 2,290.24 3,543,000 1,681.85 2,437,000 1,826.70 5,692,000 1,673.62 0.00 0} 1.736.32 1,745,000 .00 0 1,872.21 .00
Centralised Energy Systems .00 0 0.00 0 0.00 0.00 [1] 0.00 0] .00 0) 0.00 .00
Alterations and Renovations .00 [1] 0.00 3] 0.00 X 0.00 1] 0.00 0 .00 0 0.00 .00
Site Preparation 16.16 25,000 17.25 25,000} 7.06 14 .44 0.00 32,000 0.00 0] 0.00 97,000, 30.02 .00
Roads, Footpaths and Paved Areas 207.50 321,000 245.00 355,000 138.96 163.35 0.00 1,400,000 0.00 0 0.00 901,000 48542 .00
Boundary Walls, Fencing and Gates 2. 35,000 24.15 35,000) 4012 18.93 .00 36.000, 0.00 0 .00 96,000 36.02 .00
Outbuildings and Covered Ways 61.4 95,000 0.00 3] 0.00 .00 00 267,000 0.00 1] .00 [1] 0.00 .00
Landscaping and Improvements 394 61,000 47.62 69,000 21.18 56.16 .00 0) 0.00 0] 0.00 1,684, 000] 67.75 .00
External Works Subtotal 347. 537,000 334.02 484,000 207.32 252.89 .00 1,735,000 0.00 [1] 00 2,778,000] 619.21 .00
External Stormwater Drainage 67. 105,000 72.46 105,000 42 59.69 .00 167.000] 0.00 0 00 105,000 130.36 .00
External Sewer Drainage 19.39 30,000 28.99 42,000] 22.14 2214 .00 14,000 0.00 [} 0.00 74,000 23.16 .00
External Water Supply 517 000, .52 000) 57 .57 .00 8.000] 7.96 8,000 0.00 8,000 .86 .00
External Gas 517 000 .52 000) 57 .57 .00 1] 7.96 8,000 00 8,000 .86 .00
External Fire Protection 19.39 30,000, 20.70 30,000 63 .63 00 [} 0.00 0 .00 30,000 23.16 .00
External Electric Light and Power 78.86 122,000 82.82 120,000 52,63 52.63 0.00 14.000] 0.00 0 0.00 63,000 110.63 .00
External Communications 0.00 [ 0.00 0] .00 .00 0.00 0] 0.00 [} .00 [1) 0.00 .00
External Special Services 0.00 1) 0.00 3] 0.00 .00 0.00 [1] 0.00 g .00 0 0.00 .00
External Services Subtotal 195.86 303,000 216.01 313,000} 95.96 149.23 0.00 203,000 15.92 16,000 .00 288,000 301.03 .00
External Alterations and Renovations 0.00 0| 0.00 3] 0.00 0l 0.00 0.00 0 0.00 1] .00 0 0.0 .00
SUB TOTAL 2,833.23 4,383,000 2,231.88 3,234,000 2,129.97 6,637,000 2,075. 0.00 1,938,000] 1,752.24 1,761,000 0.00 3,066,000 2,792.4 .00
Allowance for 5 Star Green Rating (3%) 8533 32,000 67.63 98,000 64.18 200.000] 65 .00 0.00 0] .00 1] 84.05 .00
Preliminaries (12% 349.71 541,000 276.05 400,000 26348 821,000 271. .00 233,000 210.95 212,000 .00 368,000 345.63 .00
Locality Loading (2% 65.93 02,000 51.76 75,000) 4942 54,000 63.54 .00 44,000} 39.80 40,000] .00 69,000 65. .00
NET PROJECT COST 3,334.20 5,158,000 2,627.33 3,807,000 2,507.06 7,812,000 2476.25 00 2,215,000] 2,002.99 2,013,000 .00 3,503,000] 287 .00
Design Contingency (15%) 500.32 74,000 395.45 573,000 376.12 1,172,000 371.63 0.00 333,000 300.50 302,000} .00 526,000 493.14 .00
Planning Contingency (5%) .00 0| 0.00 3] 00 3 .00 0.00 128,000 .00 0] .00 0 189.54 .00
Unforseen Ground Conditions - excluded .00 [1] 0.00 .00 1] .00 0.00 [1] .00 0] 00 0 0.0 .00
Construction Contingency (5%) 179.70 278,000 151.14 219,000 14442 450.000] 149.23 0.00 134.000, 11542 116,000 .00 202,000 198.97 .00
Clients Costs (1 ltem) .00 0| 0.00 0.00 0l .00 0.00 [1] .00 0 .00 0 0.00 .00
Public Art (excluded; .00 1] 0.00 [3] 0.00 0l .00 .00 [i] .00 0 .00 0 0.00 .00
Loose Furniture and Equipment (excluded .00 1] 0.00 0] 0.00 0] .00 .00 1] .00 0 0.00 1] 0.00 .00
Professional Fees and Disbursements (12%) 490.63 759,000 381.58 .189, .00 343.000) 290.55 292,000 0.00 508.000) 509.43 .00
GROSS PROJECT COST 4,504.85 6,969,000 3,562.46 5,162,000 3,396.34 10,583,000] 3,378.69 10,528,000 .00 3,153,000] 2,709.45 2,723,000 .00 4,739,000 4,678.39 .00
Escalation to June 2022 286.36 443,000 26.36 328,000 73.000] 223.36 696,000] 0.00 201.000] 173.13 174,000 .00 302,000, 287.60 .00
ESTIMATED TOTAL COMMITMENT 4.791.21 Z 000} 3,788.82 5,490,000 11,256.000| 3,602.05 11 224.000' 0.00 3,354,000] 2.882.59 897,000} 0.00 5,041,000! 4,975.99 .00
Land Costs (Alkimos Eglinton) 52_6 18 000 561.77 814000 1.503. 020 482.35 1 5_ , 000] 0.00 1] 00 0| 00 0. O_D 92
Land Costs (Yanchep Two Rocks] 0.00 .00
ESTIMATED TOTAL COMMITMENT (INCL. LAND COSTS IF
| APPLICABL E) - ALKIMOS EGLINTON 5,317.39 8.226‘0001 4,350.59 6,304,000] 4,094.67 12,759,000 4,084.40 12,727,000 0.00 3,354,000' 2,882.59 2,897,000 0.00 5,041,000| 4,975.99 5,802,000 0.00
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Brian Zucal and Associates

DATE OF INSPECTION:

DATE OF VALUATION:

VALUATION

The sites are not clearly defined at this stage as the land
where the uses are proposed is currently undeveloped.

The evidence indicated in this report suggests a value for
the subject realty equivalent to $101 per square metre nett
of GST as previously indicated.

Our valuations are accordingly as follows:

Alkimos Community Site(s)
31,000 m* @ $101.00/m*: $3,130,000

Eglinton Community Site(s
31,000 m’ @ $101.00/m?: $3,130,000

We comment that we so no difference in values for a
Community Site in Alkimos to that of a Community Site in
Eglinton.

3 June 2021
11 June 2021

We assess the value of the subject Community Sites at
Eglinton and Alkimos in accordance with the detail
within this report and as at the date of valuation to be:

ALKIMOS COMMUNITY SITE(S)

THREE MILLION, ONE HUNDRED AND THIRTY
THOUSAND DOLLARS ($3,130,000)

EGLINTON COMMUNITY SITE

THREE MILLION, ONE HUNDRED AND THIRTY
THOUSAND DOLLARS ($3,130,000)

Our adopted valuations are exclusive of GST

Yours faithfully

. E.ZUCAL
LICENSED VALUER NO. 100
FOR THE STATE OF WESTERN AUSTRALIA

Valuation

Page 19

Community Site(s) - Alkimos and Eglinton, Westem Australia 11 June 2021
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o0 Alkimos Eglinton Development Contribution Plan Report (Includes
“Q( City of Annual Review of Costs 2021-2022 and 5 Year Fundamental Review -
A Wanneroo Revised October 2020)

ALKIMOS-EGLINTON DEVELOPMENT CONTRIBUTION PLAN
REPORT

This Development Contribution Plan (DCP) Report has been prepared in accordance with
State Planning Policy 3.6: Development Contributions for Infrastructure (SPP 3.6). It sets out
in detail the calculation of the Cost Contribution in the Development Contribution Area based
on the methodology provided in the DCP and Schedules 14 and 15 of District Planning
Scheme No. 2, and provides all relevant information in support of the DCP.

1. Development Contribution Area (DCA)

The DCA is defined as the Alkimos Eglinton locality, which forms part of the Northern Coastal
Growth Corridor (NCGC) of the City of Wanneroo.

This area has been subject to a district structure planning process which identified the need
for contribution arrangements to be put in place to share the costs of significant community
facilities.

The DCA is consistent with the boundaries of the Alkimos Eglinton District Structure Plan and
consists of all land within the Alkimos Eglinton district area capable of being developed to
accommodate residential dwellings that will contribute towards the need for future community
facilities.

The Alkimos Eglinton DCA is shown on the Scheme map as DCA 1.

2. Purpose

The purpose of this DCP Report is to:

a) enable the application of development contributions for the development of new, and the
upgrade of existing infrastructure, which is required as a result of increased demand

generated in the development contribution area;

b) provide for the equitable sharing of the costs of infrastructure and administrative items
between owners;

c) ensure that cost contributions are reasonably required as a result of the subdivision and
development of land in the development contribution area; and

d) coordinate the timely provision of infrastructure.

3. Period of the Plan

25 years from 9 September 2014 to 8 September 2039.
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4. Operation of the Development Contribution Plan

The Alkimos Eglinton DCP has been prepared in accordance with State Planning Policy 3.6:
Development Contributions for Infrastructure (SPP 3.6). It came into effect as of Tuesday, 9
September 2014, being the date that Amendment No. 122 to District Planning Scheme No. 2
(DPS 2) was published in the Government Gazette.

5. Application requirements

Where a subdivision, strata subdivision or development application or an extension of land
use is lodged which relates to land to which this plan applies, Council shall take the provisions
of the plan into account in making a recommendation on or determining that application.

6. Principles
Development contributions will be applied in accordance with the following principles:

1.1. Need and the nexus
The Northern Coastal Growth Corridor Community Facilities Plan (CFP) details the
facilities required as a result of projected development within the DCA. As the DCA was
largely void of existing residential development at the commencement of the DCP's
operation, the nexus between required facilities and projected development has been
clearly established.

1.2. Transparency
The method for calculating the development contribution amount and the manner in which
it is applied has been the subject of extensive consultation with landowners and
developers in the DCA. Further, as the mechanism for determining the development
contribution has been incorporated into DPS 2 through an amendment to that Scheme, it
has been subject to public assessment and scrutiny through the statutory public
advertising process.

1.3. Equity
The DCP applies to all developable land within the DCA, with contributions to be levied
based on a relative contribution to need. Contributions within the DCA are limited to district
facilities within that area. Regional facilities, where the catchment extends across the
district boundary or outside of the northern coastal growth corridor, are not included in the
DCP. Their provision will be outside of any formal, scheme enforced cost sharing
arrangement.

1.4. Certainty
The DCP clearly outlines the facilities for which contributions are to be collected and the
timeframe for their delivery. Information pertaining to the review and indexation of costs
also forms part of the DCP.
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1.5. Efficiency
Development contributions are sought for up-front capital costs only and not for ongoing
maintenance and/or operating costs of the facilities once they are constructed. Ongoing
maintenance and operational costs for the life of the facilities will be primarily met by the
City of Wanneroo.

1.6. Consistency

Development contributions are proposed to be applied uniformly across the DCA, based
on the methodology outlined in the DCP and this DCP report.

1.7. Right of consultation and arbitration
The DCP has been prepared in full consultation with landowners and developers in the
DCA. All planning methodologies and cost estimates have been made available for review
by stakeholders at all stages of their preparation. Further opportunity for review will be
made available as part of the review process outlined in the DCP.

1.8. Accountable
The City is accountable for both the determination and expenditure of development
contributions under the provisions of the Scheme.

7. Process for Determining Development Contributions

The Alkimos-Eglinton DCP utilises the Per Hectare model of calculating development
contributions, which involves the levy of a contribution based on the total area of developable
land subject to a subdivision application, rather than the number of lots or dwellings proposed
to be created as a result of that subdivision.

This model subsidises higher density development at the expense of lower density and is
considered appropriate for use in the DCA as there is limited existing development and an
underlying objective in the district structure plan to achieve higher residential densities than
what has previously been delivered in the North West Corridor.

The Per Hectare model utilises ‘net contributing area’ rather than ‘gross contributing area’ as
the contributing area in recognition of the fact that ‘net contributing area’ best represents the
area of land that will contribute to the need for community facilities.

Determination of Contributing Area

‘Net contributing area’ is calculated as follows:
i. Gross land area, less the area of:

o existing development or land with valid subdivision approvals not conditional on
the payment of development contributions;

o land reserved under the Metropolitan Region Scheme for Parks and Recreation;
o land reserved under the Metropolitan Region Scheme for Public Purpose;

o land designated under the Metropolitan Region Scheme as ‘Primary Regional
Roads’, ‘Other Regional Roads’ or ‘Railways’; and

o land designated under the Metropolitan Region Scheme as ‘industrial’.

i. A deduction of the following non-developable land uses identified in Local Structure
3
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Plans from the total area determined in point (i):
o Local Roads;

o Public Open Space;

o Primary Schools;
o Service Commercial;
o Business Enterprise; and

o Retail (including retail core of Regional, District and Neighbourhood Activity
Centres)

ii. A deduction of the following percentage of the total area for land zoned Mixed Use:

o 75% for Mixed Use located in land designated as 'Regional & District Activity
Centres' in the Local Structure Plan (25% of the area is included in the net
contributing area)

o 30% for Mixed Use located in land designated as 'Coastal Village Activity Centres'
in the Local Structure Plan (70% of the area is included in the net contributing area);
and

o 10% for Mixed Use located in land designated as 'Urban’ in the Local Structure
Plan (90% of the area is included in the net contributing area).

Maps illustrating the extent of contributing area within the DCA are included at
Attachment 1.

Determination of Cost Contribution

The methodology for determining a landowner's cost contribution is in accordance with the
following formula:

e CPH = TC/NCA

e CC = CPH x GSA

Where:

CC = Landowner's Cost Contribution Amount (3$)

CPH = Cost per hectare ($/ha)

TC = Total cost of delivering community facilities + Total administrative costs ($)

NCA = Net contributing area (ha)
CC = Cost Contribution Amount ($)
GSA = Gross area of proposed subdivision (ha)

The Cost Apportionment Schedule, included at Attachment 3, outlines in detail the
distribution of costs for the DCA.
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7.1. Supporting Information

In accordance with Clause 5.5 of SPP 3.6 the following information is provided in support of
the methodology used to determine development contributions.

Catchment Areas

The DCA is considered to be a district catchment and it is generally consistent with the
boundary of the Alkimos-Eglinton District Structure Plan.

The district catchment translates to the provision of District level facilities, which are higher
order facilities that serve multiple neighbourhoods and local catchments, but are not likely to
have the wider draw from other district areas. Accordingly, the DCP only seeks to collect
contributions for district level community facilities.

Facilities with local and regional catchments are not proposed to be funded through this DCP.

Cost of Infrastructure ltems

It has not been possible to determine the exact scope of facilities required, as their final
location and nature has not yet been determined. This detail will be identified as more detailed
planning is undertaken within the development area.

Consequently, the approach to facility provision has focussed on delivering broad
multipurpose facilities that can adapt to changing future uses and avoid costly duplication of
purpose built facilities. Inherent in this approach is the use of co-location and integration, the
creation of community hubs and the acknowledgement of the role that community facilities
play in anchoring development within an activity centre or community focal point.

This approach has required the City to develop standard models for each of the facilities
identified in the DCP that represent the City’s requirements for community use. These models
have been developed using existing facility examples with various elements modified to
represent best practice or to resolve management issues inherent in those facilities used as a
basis for model development. These models were used by a Quantity Surveyor as a basis for
determining the cost estimates incorporated into this DCP Report.

The final cost estimate for each facility is inclusive of a construction cost estimate, external
works and services, plus allowances for planning, design and construction contingencies.
Land costs, where applicable, have been the subject of a separate valuation process.

The cost estimates will be reviewed and refined as more detailed planning is undertaken on
the location, level of co-location and integration, and ultimate design of individual facilities.

A scheduled review of the cost estimates will occur annually. Cost estimates will be adjusted
to reflect changes in funding, revenue sources and advances in detailed planning and
subsequently indexed based on the Building Cost Index or other appropriate index as
approved by the qualified person undertaking the certification of costs referred to in Clause
11.3 of Schedule 14 of DPS 2.

Community Infrastructure Plan

The City prepared the CFP which details the need for community facilities resulting from
projected population growth. This plan has been approved by Council and has been subject
to public comment and consultation with key stakeholders.

5
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Capital Infrastructure Plan

The DCP has been designed to relate directly to the City of Wanneroo Long Term Financial
Plan such that the facilities identified in the DCP are reflected in the Financial Management
Plan. Furthermore, the review period proposed for the DCP will coincide with the annual review
of the Financial Plan to ensure that new facilities required to be delivered under the DCP are
identified in the Financial Management Plan and the City’s Capital Works Program.

This will also provide a mechanism for alternate funding sources to be considered and
incorporated into the funding model for each facility where possible.

An overview of the capital expenditure resulting from the operation of the DCP that will need
to be reflected in the City’s Long Term Financial Management Plan is included at Attachment
2, noting that these figures will be subject to ongoing review.

Methodology for Determining Proportion of Cost to be Attributed to Future Growth vs. Existing
Areas

The methodology for calculating cost contributions set out in the Alkimos-Eglinton DCP
contained in Schedule 18 of DPS 2 requires that the cost contributions be calculated on a
proportionate basis relative to the need generated by new dwelling growth. Accordingly, the
total cost on which the cost contribution is based has excluded the proportion of costs
associated with the following:

demand for a facility that is generated by the current population;

demand created by external usage — the proportion of use drawn from outside of the
main catchment area; and

future usage — the proportion of usage that will be generated by future development
outside of the development contribution plan timeframe.

The DCA was void of existing residential development or population at the commencement of
DCP preparation. Lots that have been developed within the DCA since this time have made an
interim contribution under Local Planning Policy 3.3: Northern Coastal Growth Corridor
Development Contributions.

No additional need for the facilities is considered to be generated from population outside of
Alkimos and Eglinton and there are no regional level facilities included in the DCP for which
the catchment would extend beyond the DCP area.

Accordingly, the DCP requires 100% of the cost of delivering the necessary facilities be met
by future growth. Further rationale behind this approach is as follows:

¢ None of the facilities identified in the Northern Coastal Growth Corridor Community
Facilities Plan would be delivered if the new residential growth did not occur. It can
therefore be clearly stated that the need for new facilities arises directly as a result of
current and projected residential growth.

e The catchment of each of the district facilities proposed in the Alkimos-Eglinton DCP is
confined to the district in which it is located.
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e The need for the facilities has been determined following analysis of the projected
population within the DCA only. Any additional need resulting from residential areas
outside the DCA is considered to be inconsequential.

¢ None of the facilities proposed to be delivered through DCP are considered necessary
to support community activity in existing developed areas. Current demand in these
areas is already met through the existing provision of district facilities within the coastal
ward of the City of Wanneroo and regional level facilities in the greater City of Wanneroo
and the City of Joondalup.

The 100% funding liability may be offset by external grants or other funding sources in order to
reduce the contribution amount required under the DCP, however other contributions have not
been included in the funding model as part of the DCP as their successful application cannot
be guaranteed or assumed until more detail is known of the nature, scale and location of the
facilities proposed.

It is expected that the inclusion of grant funding would form part of an ongoing review of the
DCP. In this regard, Council has established a Consultative Committee for the DCA comprising
of landowners, City Administration and Council representatives and any other persons
considered appropriate by Council to make recommendations to Council in respect to the
timing and arrangements of DCP works. A key role of this Committee is to to identify and pursue
additional funding sources.

8. Items Included in the Plan

The DCP applies only to district level facilities needed within the DCA as determined by the
Northern Coastal Growth Corridor Community Facilities Plan.

8.1. Infrastructure Elements

Alkimos Eglinton Development Contribution Area — DCA (1)

Alkimos South Coastal Village
Surf Life Saving Club

Alkimos Regional Parks and Recreation Reserve

Public Open Space (Active)

Multipurpose Hard Courts

Alkimos Secondary Centre

Community Centre

Library

Indoor Recreation Centre

Eglinton District Centre

Indoor Recreation Centre

Community Centre

Library

Public Open Space (Active)

Multipurpose Hard Courts

Full details of the facility cost estimates can be seen at Attachment 3.
7
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8.2. Administrative Elements
Under Development Contribution Plan No.2, "Administrative Iltems" include:
i.  preparation, administration and review of the Development Contribution Plan;

i. preparation and review of the Development Contribution Plan and Costs
Apportionment Schedule;

iii.  any arbitration and valuation with respect to this Plan; and

iv.  advice and representation with respect to this Plan including legal, accounting,
planning, engineering and other professional advice and representation.

Both incurred and recurring administrative costs shall be shared equally between the Alkimos
Eglinton and Yanchep Two Rocks DCPs. Full details of Administration costs can be seen in
the Cost Apportionment Table (Attachment 3), which reflects the actual administration costs
incurred and estimated remaining costs for the operation period of the DCP.

9. Review

Various elements of the DCP are subject to ongoing review, as a result of both the general
operation of the DCPs and the requirements of SPP 3.6. It is proposed that the DCP and
associated CFP be reviewed (at a minimum) in accordance with the following schedule:

e Annually
o DCP Cost Estimates;
o DCP Cost Indexation;
o Contributing Land Area;
o Cost per Hectare; and

e 5S-yearly
o CFP Assumptions and Recommendations
o Full DCP Review.

Cost Estimates & Indexation

The estimated infrastructure costs shown in Attachments 2 and 3 of this report will be
reviewed at least annually to reflect changes in funding and revenue sources and indexed
based on the Building Cost Index or other appropriate index as approved by the qualified
person undertaking the certification of costs referred to in Clause 11.3 of Schedule 14 of DPS
2 and made available to affected landowners as part of each annual review.

Contributing Lang Area

The ‘contributing land area’ is determined by deducting various land uses from the overall
developable area, as outlined in Section 7 of this report. The area of most of these land uses
is fixed by the Metropolitan Regional Scheme (however this may change from time to time as
a result of gazetted amendments) with the exception of the area of existing development which
will change as land is progressively developed. The contributing land area will therefore need
to be regularly reviewed to reflect the current level of development and any gazetted changes
made to the Metropolitan Region Scheme.

Contribution Amount

The cost per hectare on which each landowner’s contribution amount is based will be reviewed
annually (or as required) as a result of the above changes to the costs and contribution area
and defined in the Cost Apportionment Schedule.
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ATTACHMENT 1 - DETERMINATION OF CONTRIBUTING AREA

ALKIMOS - EGLINTON
DEVELOPMENT CONTRIBUTION PLAN: LANDOWNER /

DEVELOPMENT MAP
=
L)
VR \
Y %&, EGLINTON 5
;"4‘ 0% NORTH (EAST) i‘
N\ EGLINTON i
%, | NORTH (WEST) §
Y %, i
3 % &
NY g
K =
3 i
® g
—"‘ ]
) %
% B,
‘,,‘ 1 %,,%
!% 0.lﬂ.ll.lllli
* SHOREHAVEN P
""; "
“

), S\ iy,
Y T\ ’.ll."

"aglw-.wm..m_ )

ji ALKIMOS CITY CENTRE

<
Y
\ s
Q,‘ CENTRAL ALKIMOS ‘,
Y
kY

g\\‘\“‘

o\

Tnmumumnzns\

C Iy
\‘\\‘”mn "’Q,”

w

"

IIIIIII.IIIH-IIQZ
-

INDIAN OCEAN

A‘Q( City of L X
AN Wanneroo GDA

Produced by Planning & Sustainability
October 2012

Kilometres

0 0.5 1

4.4 — Attachment 5



122

CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021

Alkimos Eglinton
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Alkimos Eglinton

Development Contribution Plan
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ATTACHMENT 2 - CAPITAL EXPENDITURE PLAN
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ALKIMOS EGLINTON DCP - FACILITY COST APPORTIONMENT (2021)

Infrastructure Item Annual Review Inc/Exp LTDto  Annual Review Updated Cost per Hectare % Change
2020 June 2021 Updated Cost Developable
($) 2021 Area (ha)
($)
ALKIMOS
Alki Surf Life Saving Club
1S S Ers Sty 1 $ 4,909,113 ¢ 5,802,000 563.39| ¢ 10,298.34 -
(]
Alkimos District Community Centre $ S 637 158 ¢ 6 304.000 563.39| $ 11.189.37
,637, ,304, . ,189. 1%
Alkimos Regional Community Centre $ 7,358,419 s 8,226,000 563.39| ¢ 14,600.85 )
\(Library) 12%
Public Open S Active),
LS ARG $ 6,862,996 $ 7,938,000 563.39] $ 14,089.66
Alkimos Parks and Recreation Reserve 16%
Alkimos District Open Space - Multipurpose $ 2 654.988 $ 3.354.000 563.39] $ 505323
Hard Courts e e ' B 14%
Indoor Recreation Centre,
10,572,376 12,759,000 563.39 22,646.76
imos Secondary Centre 21%
Alk Secondary € $ ,572, $ ,759, $ ,
EGLINTON
Eglinton District Open Space $ 6,862,996 $ 7,938,000 563.39| § 14,089.66 1%
(]
Multipurpose Hard Courts (Tennis Courts) $ 2954 988 $ 3354000 563.39| $ 5953.93
,954, ,354, . ,953. 14%
North Eglinton Indoor Recreation Centre S 10,920,094 § 12.727.000 563.30] $ 2258996
,920, , 1217, . ,589. 17%
District Community Centre (Community) s 5,637,158 $ 6,304,000 563.39| $ 11,189.37 -
(]
District Community Centre (Library) $ 7,358,419 $ 8,226,000 563.39| $ 14,600.85 -
(]
Estimated Facility Cost s 72,028,705 $ 82,932,000.00
Shortfall in contributions to be made up by < 2448830| ¢ 1,923,082| - £26 748 19 563.39|-¢ %93.18
interest (remaining) o e T ' )
Collected contributions - 13,476,765| § 15,894,114.03| -8 15,894,114.03 563.39[-S 28211.48
Funding Accounted (Deducted from Cost) -$ 15,925,595( $ 17,817,196| -$ 16,419,862 S 118,056.63
Confirmed Administration Costs $ 47,501 - 47,501 - 0 563.39|- 0.00
(Preparation of DCP, Cost estimates) ’ ! ' ’
Confirmed Administration Costs (Alkimos $ 20,000| -$ 20,000 $ 563.39| $
Eglinton Specific) ’ ! )
Estimated Administration Costs
(Administer the DCP) S 1,912,500] -$ 350,289.36 $ 1,562,211 563.39| $ 2,772.87
(576,500 p.a. x 25 years)
Sub Total Administrative Costs S 1,980,001 -$ 417,790( $ 1,562,211 S 2,772.87
TOTAL S 58,083,111| $ 17,399,406| $ 68,074,348.42 $ 120,829.50

LANDOWNER COST APPORTIONMENT - 2021 Annual Review

DEVELOPMENT / LANDOWNER REVISED SITE AREA REVISED LANDOWNER TOTALCOST LANDOWNER COST COST
(HA) DEVELOPABLE = CONTRIBUTION CONTRIBUTIO
AREA (HA) (%) N ($/HA)
Alkimos Beach 224.42 65.39 10.52| $ 68,074,348 | § 7,160,591.40 | § 109,505.91
Alkimos City Centre 212.62 34,47 5.54| S 68,074,348 | § 3,774,668.69 | $ 109,505.91
Central Alkimos 261.42 60.23 9.69| $ 68,074,348 S 6,595,540.91 | $ 109,505.91
Alkimos Coastal Node 91.91 22.49 362| $ 68074348 (S  2,462,787.90 | $ 109,505.91
Shorehaven 241.23 49.93 8.03| $ 68,074,348 | S  5467,630.04 | $ 109,505.91
Spiers 67.15 17.1 2.75| $ 68,074,348 [ ¢  1,872,551.05 | $ 109,505.91
Eglinton Estates LSP 82 633.56 204.17 32.84| $ 68,074,348 | S  22,357,821.47 | $§ 109,505.91
Eglinton Estates North East 241.48 107.35 17.27| $ 68,074,348 | $  11,755,459.35 | $ 109,505.91
Eglinton Estates North West 102.25 60.52 9.74| $ 68,074,348 | S 6,627,297.62 | $ 109,505.91
TOTAL 2076.04 621.65 100.00 S  68,074,348.42
Total developed from last updated NDA until August 2018 -16.46
605.19
Total Developed from Last updated NDA until September 2019 -10.11
595.08
Total Developed from Last updated NDA until June 2020 -7.40
587.68
Total Developed from Last updated NDA until June 2021 -24.29
Total Remaining Developable Area June 2021 563.39
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Independent Auditors’ Report to the City of Wanneroo (“the City”) on the
Annual Cost Review for Alkimos Eglinton Development Contribution Plan

Scope

We have performed an audit of the Annual Cost Review of Alkimos Eglinton Development
Contribution Plan (“DCP”) and reviewed the methodology used in calculating and
estimating the costs for the remaining DCP works, to establish the accuracy of the Annual
Cost Review of Alkimos Eglinton DCP as per the requirement under the District Planning
Scheme No. 2 (“DPS 2”) and the State Planning Policy 3.6 (“SPP 3.6”) and provide
independent certification of such costs. Our agreed scope of work relied on a third party for
verification of the square meters (“M?”) used to calculate the developer contributions. Our
audit of the Annual Cost Review for 2021/22 covered actual transactions from 1 July 2020
to 30 June 2021 and estimated costs for future years, while ascertaining that the actual
expenditure incurred gives a true and fair view and ensure that the assumptions used in
the estimations of DCP costs are in accordance with the DPS 2 and SPP3.6.

The City’s Responsibilities

The City is responsible for ensuring that the DCP costs incurred, estimated and the Cost
Per Hectare (“CPH”) charged are in accordance with the DPS 2 and related regulations,
policies and procedures. The City is responsible for ensuring that all DCP cost records are
free of misstatements and omissions, and establish adequate internal controls for DCP cost
incurring, estimating and the calculation of CPH rates, and ensure that adequate financial
records have been maintained. The City is responsible for providing all financial records
and related data, other information, explanations and assistance necessary for the conduct
of the audit of the DCP cost reviews.

Compliance with Independence and Other Ethical Requirements

We have complied with the relevant independence and other ethical requirements relating
to assurance engagements, which is founded on fundamental principles of integrity,
objectivity, professional competence and due care, confidentiality and professional
behaviour.

ociation of firms, each tr

C ng under the name of William Buck across Australia
with affiliated offices worldwic

Liability limited by a scheme approved under Professional Standards Legislation.

ACCOUNTANTS & ADVISORS

Level 3, 15 Labouchere Road
South Perth WA 6151

PO Box 748
South Perth WA 6951

Telephone: +61 8 6436 2888
williambuck.com
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Auditor’s Responsibilities

Our responsibility is to express an opinion on the reasonability of the methodology used, in
calculating and estimating costs for the remaining works, and assess the documentation
provided to certify that the costs are incurred and estimated as per the DPS 2. We
conducted our audit in accordance with Auditing Standards. These Standards require that
we comply with relevant ethical requirements relating to audit engagements and plan and
perform the audit to obtain reasonable assurance whether the methodology used in forming
the basis of cost incurring, CPH rate calculation and estimation is free from material
misstatement. An audit involves performing procedures to obtain audit evidence about the
methodology used in forming the basis on the relevance of DCP costs incurred and
estimations made for the remaining DCP development works.

The procedures selected depend on the auditor’'s judgement including the assessment of
the risks of material misstatement of the methodology used. In making those risk
assessments, the auditor considers internal control relevant to the City’s preparation of the
methodology used in forming the basis of cost incurring and DCP cost estimations in order
to design audit procedures that are appropriate in the circumstances, but not for the
purpose of expressing an opinion on the effectiveness of the City’s internal control.

An audit also includes evaluating the appropriateness of accounting polices used and the
reasonableness of accounting estimates made by the City, as well as the City’s alignment
to DPS 2 and SPP 3.6.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide
a basis for our audit opinion.

Limitation on the scope

e We have not performed any market evaluation for estimated costs and relied on the
third-party reports of Donald Cant Watts Corke for validating the reliability of estimated
cost of works.

e We have relied on the M2 as outlined on the individual Landgate Deposited Plan (“DP”)
maps as provided by the City to determine each DP total M2.

Audit Opinion

In our opinion, other than stated under the Limitation of Scope Paragraph above, in all
material respects, the DCP costs incurred, estimated for remaining development works,
and proposed CPH rate of $120,829.50 (as per DPS 2 CPH formula) were fairly stated and
in compliance to DPS 2 and SPP 3.6.
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Basis of accounting and restriction of distribution

Without modifying our opinion, we draw your attention to Schedule 15 Developer
Contribution Plan of DPS 2, which describes the basis of funding, method of calculating
contribution and the CPH rate, for the purpose of reporting to the City. As a result, the
methodology used in forming the basis of this may not be suitable for another purpose. Our
report is intended solely for the City and should not be distributed or used by other parties’
other than the City. The Audit Report is not to be used by any other party for any purpose
nor should any other party seek to rely on the opinions, advices or any information
contained within this Audit Report.

William Buck Audit (WA) Pty Ltd disclaim all liability to any party other than the City who
choose to rely in any way on the contents of this Audit Report does so at their own risk.

Wi“\un Buck

William Buck Audit (WA) Pty Ltd
ABN 67 125 012 124

C

Conley Manifis
Director

Dated this 29t day of July 2021
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45 METRONET Yanchep Rail Extension — Construction of the Principal Shared
Path from Butler Station to Yanchep Station

File Ref: 23280V02 — 21/362954
Responsible Officer: Director Planning and Sustainability
Disclosure of Interest: Nil

Attachments: 1

Issue

To consider a potential change in approach by the State Government in relation to the
construction of the Principal Shared Path (PSP) between Butler and Yanchep stations as part
of the METRONET Yanchep Rail Extension (YRE).

Background

As part of the METRONET project, the YRE will deliver a 14.5 kilometre rail extension of the
rail line from Butler station to Yanchep. The project includes the delivery of three new stations
at Alkimos, Eglinton and Yanchep. In addition to the three new stations, the project also
includes a new bus storage depot at Alkimos and nine new road-over rail bridges. The YRE
also includes 13.8 kilometres of PSP from Butler station to Yanchep station (Attachment 1).

The aim of the PSP is to provide an uninterrupted safe pedestrian and cycle link from Butler
station to Yanchep station which will encourage the community to walk and cycle. The path
can be used for long trips (including commuting) as well as for shorter trips from residential
areas to stations.

On 5 October 2020 (SPS01-10/20), Council considered the development applications (DAS)
received for the proposed train stations, car parks, bus interchanges, pedestrian and cycling
infrastructure and facilities forming part of the stations at Yanchep, Alkimos and Eglinton to
inform the City’s recommendation to the Western Australian Planning Commission (WAPC).
The WAPC subsequently on 9 December 2020 approved the DAs.

As part of the approved DAs, a PSP was included as follows:

e Alkimos: a PSP to the western side of the railway line, traversing through the station
precinct, which will form part of a connection running parallel to the railway reservation
from Butler to Yanchep;

e Eglinton: a PSP with access ramps to the western side of the railway line, sunk below the
station concourse entrance which will form part of a wider connection running parallel to
the railway reservation from Butler to Yanchep; and

e Yanchep: a PSP to the western side of the railway line, which terminates at the station
plaza open space and will ultimately form part of a wider connection generally running
parallel to the railway reservation.

Administration on 5 August 2021 met with representatives from NEWest Alliance (NEWest),
the contractor for the YRE, regarding their review of the design of the rail line and in particular
changes being considered in relation to the provision of a PSP from the Butler Station to the
Yanchep Station. The proposed changed approach to the PSP was also discussed at the YRE
Monthly Interface meeting between the City, the PTA and NEWest on 18 August 2021.

Although the delivery of a PSP was clearly defined in the YRE project scope, reflected in the
relevant DAs and it being an integral component of the Department of Transport’s Bicycle
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Network Plan and the State Transport Plan, NEWest are investigating the potential deletion of
the PSP from the project scope and to revise the design of the rail line to reflect this as one of
the measures that they have been asked to investigate to reduce the overall cost of the project.
The implication of this is that only some parts of the path will be provided or that the PSP in its
entirely would not be provided as part of the project, which would mean that the City or private
developers would have to construct the path at a later stage, potentially also requiring the City
to take responsibility for its future maintenance.

Administration understands that NEWest has received in-principle support from the
Department of Planning, Lands & Heritage (DPLH), on the request from the Minister for
Transport, Planning & Ports for this work to be progressed and that this be reflected in a second
development application for the three stations. NEWest advised that they intend to submit a
DA for the Alkimos Station shortly and that the DA documentation will not show a resolved
outcome in relation to the PSP (i.e. the plans will exclude PSP access in and out of the station
precinct). It is their intent to resolve the PSP issue and discuss this with Westcycle and
WalkWA and other stakeholders (i.e. Department of Transport, Main Roads WA, PTA)
concurrently with the DA process.

METRONET has advised that the shared path connections for the YRE are being reviewed as
part of the holistic cycling infrastructure strategy in the northern suburbs. With investment
planned for a shared path along the future Mitchell Freeway, and a shared path currently along
Marmion Avenue, it was determined that a shared path along the YRE would be a duplication in
the area. They have further advised that work with stakeholders is currently underway to ensure
shared path connections from local communities to the Alkimos, Ellington and Yanchep stations,
particularly from Marmion Avenue, are in place on ‘day 1’ of operations.

On 23 August 2021 the City received a new amended DA for the Alkimos train station. The
City is required to provide its recommendation to the WAPC within 30 days of receipt of the
DA, which would be 22 September. The City has requested an extension of time to enable the
DA to be presented to the 12 October Council meeting. At the time of preparing this report,
Administration has not yet in writing received confirmation of the extension of time.
Administration will provide an update to Council Members on this when further information
becomes available.

Detalil

NEWest has been requested to undertake a review of the project design including the provision
of the PSP in consultation with stakeholders, as part of a review of the station access strategies
in the YRE, in line with METRONET obijectives.

The State’s justification for the change in approach relating to the PSP is based on the
following:

o The State’s Liveable Neighbourhoods (LN) policy does not require PSPs to be inside
railway reserve corridors, instead specifies pathways in the road based movement network
surrounding stations.

e Station Access Strategies are focussed on facilitating greater pedestrian and cyclist
movement between people’s homes and the stations, not necessarily between stations.

e  Station development approvals are not significantly changed by deletion of sections of the
PSP within the rail corridor between station precincts.

e They advise that paths inside the rail corridor within station precincts largely remain as
shown on approved plans of development; whilst the PSP between station precincts are
exempted public works and is not covered by any development approval.



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021 130

e  Opportunities for PSP alignments parallel to the rail corridor (outside of railway reserves)
remain desirable to users.

In order to facilitate the review of the PSP, NEWest recommends the following approach:

e Confirm with DPLH that all approved plans of development can remain the same with no
need for new applications for development approval to reflect the proposed changes in
relation to the PSP;

e Re-run all 3 station access strategies (i.e. station pedestrian catchment and mode share
analysis), taking into account existing and planned surrounding pathway assets;

e Confirm shared pathway provision of all surrounding developer activity centre plans;
e Review transport impact assessments if traffic modelling is consequently affected:;

e Develop an inter-station shared path strategy linking between town centres and stations,
and for this to show gaps in existing and planned regional and district road PSP networks;

e Prepare aroad based movement network plan for each station connecting to the regional
and district road PSP network;

e Prepare a proposal for agreed missing portions of the new and upgraded PSP in the road
network to be funded by the project if required; and

e Prepare an interim shared path network for ‘day 1’ operations.
Consultation

No consultation has been undertaken in relation to this report.
Comment

Administration considers that a comprehensive and safe PSP network is an important part of
achieving the desired travel behaviour changes that underpin the overall transport plan for the
YRE and more broadly for the City. Whilst it is recognised that the delivery of the rail line is the
primary focus of the YRE project, not providing a PSP as part of the project and linking the
stations and activity centres with the overall cycle and transport network, could potentially
compromise the State and City’s objective of achieving a sustainable transport network.

The implications of a changed approach whereby the PSP will only be provided at certain
locations or not be provided at all, will be significant for the City, including:

e If a comprehensive PSP is not delivered as was originally anticipated through the YRE
extension, there is a risk that the costs of initial construction of parts or the whole PSP as
well as ongoing maintenance would need to be met by private developers and/or by the
City. Whilst the City does not currently have a cost estimate for this, it would be a
significant financial burden for the City which has not been considered as part of the Long-
Term Financial Plan and it was never intended to be the City’s responsibility. If not
constructed as part of the project, the path would be substantially more expensive.

e Although recent discussions with NEWest to date have been focussed on station
connectivity, not the provision of longer distance routes, the alternatives proposed do not
consider the delivery timeframe for some areas of development to occur and will mean an
incomplete network for a number of years following the opening of the YRE.
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e Grade separation of the major road crossings, which the City considers to be critical to
provide a safe route for less committed cyclists and a trigger for behaviour change, is
unlikely to be achieved. This will result in pedestrian/cyclist access to activity centres and
station precincts from the north or south being through major traffic intersections in most
cases, presenting ongoing safety issues and a compromised access outcome.

e PSP’s are intended as a network of safe, connected convenient paths used for long
distance trips, but also suitable for less experienced riders and short trips as well as
pedestrians.

e The PSP along the freeway cannot be considered to be a replacement for the Rail
extension PSP as that PSP ends at Romeo Road and the railway line integrates with the
future urban areas.

e The changed approach potentially represents cost-shifting from State Government to the
City and the development industry, and may result in the need to retrofit existing areas
adjacent to the rail line that have already been developed to accommodate a PSP. 1t is
uncertain who would be responsible to fund this; and it could result in a convoluted path
that is unlikely to be attractive to users. In order to facilitate this, existing approved local
structure plans adjacent to the rail line will also potentially need to be reviewed to
accommodate a PSP.

e  While providing concept plans at meetings, NEWest has not left any information for the
City to fully assess the available options and implications of the non-provision of the PSP.

Administration is concerned that whilst the City has been advised that the change in approach
is currently being investigated only whilst discussions with various stakeholders are ongoing;
the project planning without the PSP is being progressed and is unlikely to be changed
notwithstanding objections from stakeholders. Whilst the ‘investigation’ is ongoing, it is prudent
for Council Members to be aware of this potential major change to the infrastructure provision
which may lead to a significant gap in the City’s overall transport infrastructure which could
also have potentially significant financial implications for the City and provide the City’s views
on this matter.

In order to influence this process and advocate for the construction of the PSP as was originally
anticipated as part of the YRE project, it is recommended that the Mayor writes to the Minister
for Transport, Planning & Ports, expressing the City’s concerns and reiterating the importance
of the construction of the PSP as part of the YRE project by the State Government.

Statutory Compliance
Nil
Strategic Implications

The proposal aligns with the following objective within the Strategic Community Plan 2021 —
2031:
1 ~ An inclusive and accessible City with places and spaces that embrace all

1.2 - Valued public places and spaces
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Risk Management Considerations

Risk Title Risk Rating

STOGO09 Long Term Financial Plan Low

Accountability Action Planning Option
Director Corporate Strategy & Performance Manage

Risk Title Risk Rating

ST-S04 Integrated Infrastructure &  Utility [ Low

Planning

Accountability Action Planning Option
Director Assets Manage

Risk Title Risk Rating

ST-S23 Stakeholder Relationships Low

Accountability Action Planning Option
Chief Executive Officer Manage

The above risks relating to the issue contained within this report have been identified and
considered within the City’s Strategic and Corporate Risk Registers.

Policy Implications
Nil
Financial Implications

If the PSP is not funded and constructed by the State Government, there may be significant
financial implications for the City. As this was never anticipated to be a cost to be borne by the
City, the cost of the construction of the PSP has not been included in the City’'s Long Term
Financial Plan.

Voting Requirements
Simple Majority
Recommendation
That Council:-

1. NOTES the potential change in approach by the State Government in relation to
the construction of the Principal Shared Path as part of the METRONET Yanchep
Rail Extension as outlined in this report; and

2. AUTHORISES the Mayor to write to the Minister for Transport, Planning & Ports to
request the State Government to construct the Principal Shared Path from Butler
Station to the Yanchep Station as part of the METRONET Yanchep Rail Extension
as was initially anticipated as part of this project.

Attachments:
10 . Original METRONET Principal Shared Path alignment MAP  21/370390
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Approval Services

4.6 Consideration of Amendment No. 198 to District Planning Scheme No. 2 to
Introduce an Additional Use of Car Park at Lot 108 (252) Neaves Road,

Mariginiup
File Ref: 43051 — 21/319065
Responsible Officer: Director Planning and Sustainability
Disclosure of Interest: Nil
Attachments: 4
Issue

To consider a request to amend District Planning Scheme No. 2 (DPS 2) by introducing an
Additional Use of ‘Car Park’ at Lot 108 (252) Neaves Road, Mariginiup (subject site).

Applicant Element

Owner Mr Jeremy Leitch, Miss Roslyn Leitch, Mr John Byrne
and Miss Gloria Byrne

Location Lot 108 (252) Neaves Road, Mariginiup

Site Area 2.3744 Hectares

MRS Zoning Urban Deferred, Rural

DPS 2 Zoning General Rural

Background

On 4 June 2021, Element on behalf of the landowners lodged Amendment No. 198 to DPS 2
to introduce an Additional Use of ‘Car Park’ on the subject site. Car Park is a ‘Not Permitted’
(X) use in the General Rural zone.

The Additional Use scheme amendment has been submitted following investigation by the
City’s Compliance Services that determined the landowners were storing caravans (Car Park
land use) on their property without a valid planning approval. As this is a prohibited use in the
General Rural zone an amendment to DPS 2 is required to include Car Park as an additional
use on the subject site for the business to continue operating.

As the applicant is seeking to rectify the non-compliance further action from the City has been
deferred until the relevant planning processes are complete in accordance with Local Planning
Policy 4.14: Compliance (LPP 4.14). As outlined in LPP 4.14, during this time the business is
permitted to continue operating.

Amendment No. 198 is being presented to Council co-currently with Amendment No. 194,
which is seeking to make Car Park an Additional Use at Lot 802 (1954) Wanneroo Road,
Neerabup. A separate report on Amendment No. 194 has been prepared for Council’'s
consideration.

History

Amendment No. 170 and Amendment No. 199 to DPS 2

On 17 September 2018, the City received Amendment No. 170 to DPS 2 seeking to introduce
an Additional Use of ‘Storage Yard’ at Lot 31 (90) Rousset Road, Jandabup (Lot 31). Similar
to Amendment No. 198, the amendment was submitted in response to an investigation by the
City’s Compliance Services that determined the landowners were storing caravans, boats,
trailers, sea containers and scaffolding on the property without a valid planning approval. Lot
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31 is zoned General Rural under DPS 2, with Storage Yard a Not Permitted (X) use in the
General Rural zone. To bring the property into compliance the scheme amendment sought to
make Storage Yard a permissible use on Lot 31, which is defined in DPS 2 as:

Storage Yard: means any land or buildings used for the storage of goods,
equipment, plant or materials.

Amendment No. 170 was supported by Council and ultimately approved by the Minister for
Planning, and gazetted on 8 May 2020. As the property is located within the area subject to
the East Wanneroo District Structure Plan (EWDSP) a condition was included for the additional
use to expire three years after the land is transferred to the ‘Urban’ zone under the Metropolitan
Region Scheme (MRS). This will ensure the additional use does not prejudice the future
urbanisation of the area in accordance with the EWDSP.

The storage of recreational vehicles (particularly caravans) is a matter that Administration
continues to receive enquiries and complaints about, and represents a growing trend as
residential lot sizes have continued to decrease in recent years. As lot sizes decrease it limits
the ability to adequately and safely store vehicles such as caravans and boats on a property.

In response to this, Administration prepared Amendment No. 199 to DPS 2, which was
presented to Council on 10 August 2021 and seeks to make ‘Car Park’ an ‘A’ land use in the
General Rural and Rural Resource zones. Whilst the Storage Yard land use (adopted for
Amendment No. 170) does support the storage of recreational vehicles, the Car Park land use
is considered to more accurately address the planning merits of the issue. The details of
Amendment No. 199, including further consideration of the Car Park land use definition, are
discussed in further detail in the ‘Comment’ section below.

Detalil

Site

The subiject site is primarily zoned Urban Deferred under the MRS, with the front portion of the
property still subject to a Rural zoning in the MRS. The Urban Deferred zoning reflects the
intention for the area to be urbanised in the medium to long term, with the site located within
the EWDSP area, which is discussed in further detail in the Comment section of the report.
The entirety of the subject site is zoned General Rural under DPS 2 and is bound by Neaves
Road to the north and rural-residential dwellings to the south, east and west. North of Neaves
Road is State Forest and is reserved for this purpose under the MRS. More broadly, the area
contains some Special Rural landholdings as well as some remnant rural and equestrian uses.
The subject site has planning approval for a Single House and associated additions, including
multiple patios, outbuildings and a swimming pool. The land owners still intend to reside
permanently on the property whilst also operating the additional use of Car Park.

A Location Plan is included as Attachment 1.

The applicant’s Planning Report (excluding appendices) is included as Attachment 2.
Proposal

The proposal seeks to amend DPS 2 by:

1. Introducing Car Park as an Additional Use on Lot 108 (252) Neaves Road, Mariginiup
and amending Schedule 2 — Section 1 (Clause 3.20) — Additional Uses as follows:
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Street/Locality Particulars of | Additional Use and Conditions
Land (where applicable)

A45 | 1- 252 Neaves | Lot 108 on | Car Park (D)

45 Road, Mariginiup | Deposited Plan
93314 Condition

To expire within three (3) years of the
date the subject land is gazetted
‘Urban’ under the Metropolitan Region
Scheme.

2.

Amend the scheme map accordingly.

lllustrated in Attachment 3 is the current and proposed zoning of the subject site. Asillustrated,
the Additional Use A45 is proposed to be applied to the subject site in its entirety.

The applicant’s justification for the proposal can be summarised as follows:

1.

The use provides an in-demand service to many customers that are unable to store a
caravan on their own property and alleviates pressure on other more dense parts of the
City’s urban fabric where accommodating such storage may have adverse local amenity
impacts.

The existing unauthorised caravan storage use (Car Park) is acceptable on the subject
site due to the large size of the lot and low impact nature of the use. The storage area is
limited to a small portion of the site and does not prevent the remainder of the site and
surrounding areas to continue to be used for lifestyle, small scale agricultural and
equestrian use. Screen planting has commenced and in time is expected to visually
screen the storage area from neighbouring properties and the street frontage.

The use is consistent with State Planning Policy 2.5: Rural Planning and the objectives
of the EWDSP as the existing unauthorised use is unlikely to have a detrimental impact
on the area until such time as urbanisation occurs. The proposed condition of the
additional use ensures the business will be discontinued once the site has been gazetted
‘Urban’ under the MRS, allowing for future urbanisation of the site to occur in the
expected timeframe.

An Acoustic Assessment was conducted against the requirements of the Environmental
Protection (Noise) Regulations 1997. Measurements of typical caravan and car
movements were also recorded on 20 May 2021 at the lot boundary of the neighbouring
properties at a maximum of 50 decibels (dB). The noise emissions associated with the
existing use therefore comply with the applicable legislation.

A Traffic Impact Statement (TIS) has been prepared in accordance with the WAPC'’s
Transport Impact Assessment Guidelines Volume 4 — Individual Developments. The
assessment demonstrates that the site access is safe and that the total trip generation
from the Car Park use is anticipated to have no material impact on the surrounding road
network.

As there is no maintenance of the caravans undertaken on the subject site, customers
often contribute to the local economy as they need to utilise local services before or after
they drop off or pick up their caravans. This includes petrol stations, supermarkets, auto
repair shops and other food and retail services. The use has little impact on the existing
environment as no clearing of vegetation was required to accommodate the storage area
and no hazardous materials or chemicals are stored on the subject site, limiting
opportunities for run off contamination.
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Consultation

The proposed amendment to DPS 2 is considered to be a ‘complex’ amendment in accordance
with Part 5 — Division 1 of the Planning and Development (Local Planning Schemes)
Regulations 2015 (the Regulations) for the following reason:

° An amendment that is not addressed by any local planning strategy

In this regard, the City’s Local Planning Strategy has not yet been prepared to guide
consideration of the Car Park land use within the General Rural zone. Further, this will allow
Amendment No. 198 to follow the same procedures as those set out for the recently adopted
Amendment No. 199, which is being progressed as a complex amendment.

Where a scheme amendment is required to be advertised, the amendment will need to be
referred to the Environmental Protection Authority (EPA) to assess the environmental impacts
of the proposal and determine whether any formal environmental assessment is necessary
prior to advertising. As a complex amendment, the proposal is also subject to referral to the
WAPC for consent to advertise, prior to formally commencing public consultation.

Subject to the advice of the EPA and consent from the WAPC, the amendment must be
advertised for public comment for a period of 60 days. Advertising will be undertaken in the
following manner:

Advertisement in a local newspaper;

Placement of a sign on the subject site giving notice of the proposal;
Display a notice of the proposal in Council offices;

Display information of the proposal on the City’s website; and
Referral in writing to affected persons/agencies.

Following consultation, the proposal will be presented back to Council for a decision to either
support the amendment with or without modifications, or not support the amendment in
accordance with the Regulations.

Comment

Council should have due regard to the following when considering adoption of Amendment No.
198 and, if adopted, whether it will proceed to advertising with or without modification.

Amendment No. 199

On 10 August 2021, Amendment No. 199 was presented to Council and adopted for the
purpose of advertising (PS08-08/21). Amendment No. 199 proposes to include the Carpark
land use as an ‘A’ use in the General Rural and Rural Resource zones.

Amendment No. 199 was prepared by Administration in response to an increasing demand for
this type of use within the City due to a continued trend of decreasing lot sizes. This has seen
many owners of caravans in the City’s emerging residential areas seeking an affordable
caravan parking option. The Car Park land use is considered the ‘best fit’ land use definition in
DPS 2 to specifically address the issue of recreational vehicle parking. The Car Park land use
is defined as follows:

Car Park: means premises used primarily for the parking of private vehicles or
taxis whether open to the public or not but does not include any part of a public
road which is used for the through movement of traffic or premises on or in which
vehicles are displayed for sale or premises set aside to meet specific parking



CITY OF WANNEROO AGENDA OF COUNCIL MEMBERS' BRIEFING SESSION 31 AUGUST, 2021 138

requirements under the scheme. The term includes the land required on site for
access and manoeuvring to enable vehicles to gain access to car parking bays.

If Amendment No. 199 is approved this will apply to the subject site.

As discussed in the ‘Background’ section of this report, Amendment No. 170 to DPS 2 made
Storage Yard an additional use on Lot 31. Whilst the DPS 2 Storage Yard definition allows for
recreational vehicles to be stored on a property, it also supports the storage of a much broader
range of goods and materials (e.g. building material and debris, sea containers). This
represents the potential to introduce development that significantly impacts the amenity of the
General Rural and Rural Resource zones and does not accurately address the planning issue
at hand, being the storage of recreational vehicles such as caravans. It is therefore appropriate
to continue to limit the Storage Yard land use to industrial areas given their scale, industrial
purpose and intensive nature. For reference, a vehicle is defined in DPS 2 as:

Vehicle: includes motorcycles, boats, caravans and trailers.

Whilst Administration is currently in the process of preparing the City’s Local Planning Strategy
to more holistically deal with changes to land use permissibility within the City’s rural areas,
this is a lengthy process that will not be finalised in the short term. Given the current demand
for the storage of caravans and other recreational vehicles it was considered more appropriate
to address the matter as a separate amendment to DPS 2. Waiting for the Local Planning
Strategy to be finalised provides no surety to landowners in the short term and results in the
City needing to apply an ad-hoc retrospective approach, which can be both costly and time
consuming for landowners and the City.

Notwithstanding this, Administration is of the view that it is important for Amendment No. 198
(subject to this report) to progress separate from Amendment No. 199. The City is not the
decision maker for scheme amendments with the outcome ultimately at the discretion of the
Minister for Planning. Further, Amendment No. 198 has not been prepared by the City, but
lodged by the applicant in an effort to address the existing unauthorised use currently being
undertaken on the subject site. It is therefore important that the applicant takes proactive steps
to resolve the issue. The City should also actively progress the amendment in accordance with
the Regulations.

Land Use and Operations

The caravan storage business (Car Park) operates from an area of hardstand approximately
4100m? in area located on the eastern side of the property behind the main dwelling. The
applicant has outlined that the unauthorised use entails the following:

o Provision for the storage of recreational caravans and boats on the subject site;

° Operating Monday to Saturday 8:00am to 5:30pm;

° Currently a maximum of 35 caravans are being stored on the premise. The applicant
intends to increase this to a maximum of 60 at any one time if the scheme amendment
is approved;

. A maximum of six customers visiting the site a day, involving the dropping off or picking
up of a caravan,; and

o The landowners of the subject site will operate the business, with no additional staff
proposed on site.

The purpose of the business is to provide an affordable storage option for owners of
recreational caravans that do not have sufficient storage space on their property. As discussed
above, this issue has become more commonplace due to decreasing lot sizes combined with
proportionately increasing dwelling sizes. Whilst the details of the proposal are typically
considered at the development application stage, as the scheme amendment is the first step
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in formalising the existing unauthorised use it is necessary to consider the operation of the
business as part of the amendment process.

To this end, the storage of caravans on the site is largely obscured from view from the street,
does not require the clearing of existing vegetation (historical aerial imagery reviewed on
Nearmaps) and does not generate a high volume of vehicle traffic or seek to alter the rural
landscape. Site photos illustrating the nature of the existing use are included as Attachment
4.

The storage area however, is visible from the adjoining properties to both the east and west. If
the amendment is ultimately approved by the Minister, any future development application
would need to carefully consider implementation measures that ensure the business does not
affect the amenity of the adjoining landowners, including the following:

. Controlling the operating hours and maximum number of customers permitted to visit the
subject site on any one day;

. The maximum number of vehicles allowed to be stored on the subject site at any one
time;

. Limiting and/or further considering the location of the caravan storage area; and

. Screen planting to obscure the visibility of the business from the adjoining lots.

Administration has been in discussion with a nearby landowner who has raised concerns
regarding the existing business. Whilst this will require consideration as part of the amendment
process, in accordance with the Regulations Council must first consider if the amendment
should be adopted for the purpose of advertising. If Amendment No. 198 is adopted, adjoining
landowners will then be provided an opportunity to formally comment on the proposal. This will
allow Administration to further consider the suitability of the amendment in its context, before
reporting back to Council with a recommendation. If it is determined that the amendment is
suitable the detailed matters related to vegetation retention or screening, operating restrictions
and the location of the use on site will be considered at the development application stage.

DPS 2 Zoning and Objectives

The subject site is zoned General Rural under DPS 2. The objectives of the General Rural
zone are to:

(@) Accommodate agricultural, horticultural and equestrian activities; and

(b) 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 Car Park land use is not considered to be wholly compatible with the objectives of the
General Rural zone, which favours the use of rural activities and protection of the
environmental landscape. However, the Car Park use is not dissimilar to other permissible
uses within the zone, including Art Gallery, Civic Building, Restaurant and Veterinary
Consulting Room/Hospital. Upon review, the proposal is not considered to be inconsistent with
the objectives of the General Rural zone with regard for the following:

o The proposal does not require the removal of any existing vegetation on the site;
The use will not affect any groundwater sources in the area or conservation values; and
o The proposal does not require any built form, only existing hardstand installed for the
parking of vehicles is required. Therefore, the land use could easily be removed to
support an alternative rural use of the property. A rural use can still be undertaken on the
subject site in conjunction with the Car Park land use as well if desired.
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Administration is of the view that, subject to appropriate development controls, the Car Park
land use can retain the rural amenity of the area and will not undermine the objectives of the
General Rural zone.

In addition, the subject site is considered to offer an alternative to Service or General Industrial
zoned land to ensure this land remains available for more intensive industrial purposes. As
outlined in DPLH’s (then Department of Planning) Economic and Employment Lands Strategy
industrial land is already limited in supply. Limiting the storage of recreation vehicles to
industrial zones may also increase the operating costs, and subsequently storage costs for
customers, for a business to remain commercially viable. This is a valid planning consideration
in the context of this issue, as the increased demand for caravan storage facilities can, in part,
be attributed to the changes in land use planning that have resulted in decreased lot sizes.

Considering the above, the additional use of Car Park on the subject site is not considered to
be inconsistent with the objectives of the General Rural zone, whilst it also responds to a valid
planning issue.

East Wanneroo District Structure Plan and MRS Zoning

The subject site is contained within the East Wanneroo District Structure Plan (EWDSP) area.
The EWDSP was approved by the WAPC in November 2020 subject to modifications and
formally released by the Minister for Planning on 18 August 2021.

The EWDSP encompasses part of Wanneroo, Mariginiup, Gnangara, Jandabup and Pinjar and
is anticipated to deliver 50,000 new dwellings and 150,000 new residents to the area over the
next 50+ years. The EWDSP is divided into 28 ‘precincts’ to ensure the urbanisation of the
area occurs in a coordinated manner.

The subiject site is located within Precinct 16 ‘North Mariginiup’ of the EWDSP, which has a
target dwelling yield of 4000 dwellings and will deliver a suburban neighbourhood that protects
the existing wetlands and aboriginal heritage values of the area. Precinct 16 is located within
‘Stage 2’ of the EWDSP staging plan, with redevelopment anticipated to occur between 2031
and 2051.

The EWDSP outlines the planning processes in three phases:

° District level processes, being the EWDSP, District level Developer Contributions
Scheme (DCP) and subsequent MRS amendments (to reserve land for uses such as
Parks and Recreation, Community Purposes and Regional Roads);

. Precinct level processes including the lifting of Urban Deferment, preparation of a local
structure plan and DCP and corresponding amendments to DPS 2; and

o Subdivision and development applications.

It is noted that the subject site is already predominantly zoned Urban Deferred under the MRS,
with a front portion of the lot still subject to a Rural zoning. The Urban Deferred designation is
a result of MRS Amendment 1308/41 that rezoned the subject site (and a number of other lots
within East Wanneroo) from its historical rural designation to Urban Deferred to facilitate future
urban development. This is consistent with what was identified under the now revoked East
Wanneroo Local Structure Plan. The Urban Deferred zoning is described as:

Urban Deferred: Land identified for future urban uses following the extension of
urban services, the progressive development of adjacent urban areas, and
resolution of any environmental and planning requirements relating to development.

As outlined in the EWDSP, the lifting of Urban Deferment will follow the WAPC’s Lifting of
Urban Deferment Guidelines and will need to be supported by a concept local structure plan,
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confirmation from relevant servicing agencies on the provision of water and wastewater and
any other requirements specific to the area. In the interim, the EWDSP has a presumption
against any further development and subdivision of land.

The applicant accepts that the land is identified to transition into a suburban residential
neighbourhood in the longer term, and that the ‘Car Park’ land use is not consistent with the
planned urbanisation of the area. The applicant has therefore proposed to condition the
additional use of ‘Car Park’ to expire three years after the land is transferred to the ‘Urban’
zone under the MRS. This is consistent with the approved additional use of Storage Yard
applicable to Lot 31, discussed previously in this report.

The proposal has the potential to impact on future planning for the area, however imposing a
time limit on the additional use of ‘Car Park’ will ensure the business (if approved) continues
to operate in a temporary nature, so as not to impact future urbanisation. Further, given the
storage of vehicles does not require significant levels of development or investment, it
represents an appropriate interim use of the land that can easily cease to operate when the
planning framework for Precinct 16 has advanced to enable urban development to progress.

Therefore, the proposed amendment is considered suitable with regard for the future planning
of East Wanneroo as outlined in the EWDSP.

Local Planning Policy 5.3: East Wanneroo

In addition to the above, Local Planning Policy 5.3: East Wanneroo (LPP 5.3) provides
guidance on the consideration of planning proposals for both urban and rural pursuits received
on land subject to the EWDSP. The overriding principle of LPP 5.3 is:

There shall be a general presumption against subdivision and development that
may detrimentally impact on the orderly and proper planning of the area,
specifically prior to the finalisation of a district structure plan, a local structure plan
and development contribution schemes.

In applying the above principle, the City shall not support any planning proposals
that may compromise the preparation of a planning framework which will enable
urban development to occur in the East Wanneroo area in an orderly and proper
manner.

It is acknowledged that the Car Park land use is not urban or rural in nature, given its ‘Not
Permitted’ (X) classification in both the residential and rural zones. However, as Amendment
No. 198 is seeking to introduce a time limited additional use to the site under its current General
Rural zoning, it is appropriate to consider the impact of the proposal in regard to its rural
classification. In accordance with Clause 2.1 of LPP 5.3 the City shall not support any
application of a rural nature that may compromise the progressive development of the EWDSP
area for urban or similar uses.

Whilst the proposed amendment is not consistent with LPP 5.3, Administration is of the view
that timing limiting the Car Park land use (as discussed above) will ensure the progressive
development of the area is not compromised. Further, this approach supports an appropriate
form of interim development, subject to managing any potential amenity impacts on adjoining
landowners, while the area transitions from a rural environment to a suburban neighbourhood.

The proposed amendment is therefore not considered to affect the orderly and proper planning
of East Wanneroo as outlined in the overriding principle of LPP 5.3.
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State Planning Policy 2.5: Rural Planning

State Planning Policy 2.5: Rural Planning (SPP 2.5) outlines a range of considerations relevant
to rural planning proposals. The applicant has provided an assessment of the amendment
against the relevant provisions of SPP 2.5 to demonstrate its consistency with the policy
framework (refer Attachment 2).

Largely, the SPP 2.5 policy provisions are not applicable to this proposal given the area is
planned for urbanisation, with the objectives of the policy seeking to support primary
production, raw material extraction and protection of existing rural land from urban
encroachment. Notwithstanding this, the policy also outlines considerations related to the
following:

° Ensuring appropriate land use transition management measures are in place; and
° Managing the impacts of any zoning proposal on the surrounding area.

These considerations have already been discussed in detail within the report and have been
adequately addressed for this phase of the planning process. The amendment has
demonstrated it will not prejudice future planning of East Wanneroo and could be compatible
with the surrounding area through appropriate development controls. The parking of
recreational vehicles can also be easily removed to enable the land to be used for rural or
agricultural activities in the future. As noted, further consideration of the amendments suitability
within its context can be considered following advertising, as outlined in the Regulations.

State Planning Policy 3.7 — Planning in Bushfire Prone Area

The subject site is located within a Bushfire Prone Area as designated by the Department of
Fire and Emergency Services. Under the provisions of the State Planning Policy 3.7 — Planning
in Bushfire Prone Areas (SPP 3.7), a scheme amendment is classified as a Strategic Planning
proposal and requires a Bushfire Hazard Level (BHL) assessment or a Bushfire Attack Level
contour map where the lot layout is already known. The subject site is already subdivided, with
the lot layout not requiring modification to support the proposed additional use. As such a BHL
assessment would typically be required.

However, the site is located within the EWDSP area which was supported by a Strategic
Bushfire Hazard Level Assessment to satisfy the requirements of SPP 3.7. The BHL report
determines that the site would have a post development bushfire attack level (BAL) rating of
‘Low’. Administration considers that this is a sufficient level of information to support an
additional use scheme amendment, noting that the applicant would be required to submit a
more detailed Bushfire Management Plan (BMP) at the development application stage to
indicate the BAL rating of the subject site, as well as any implementation measures required
to manage or reduce the bushfire threat. The BMP would also need to consider the potential
impacts on the BAL rating if additional screen planting is required to manage the interface of
the development with the adjoining lots.

Therefore, bushfire management is considered to have been appropriately addressed at this
stage of the planning process, and can be assessed in further detail at the development
application stage if Amendment No. 198 is approved.

Acoustic

The applicant provided an Acoustic Report prepared by Herring Storer Acoustics to
demonstrate that the proposal would not have any undue noise impacts on the surrounding
properties, with the lots immediately east and west of the subject site used for rural residential
living. The Acoustic Report demonstrates that the proposal will comply at times with the
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Environmental Protection (Noise) Regulations 1997 (Noise Regulations), with the exception of
the following:

° 10:00pm to 7:00am Monday to Saturday and 10:00pm to 9:00am on Sundays and Public
Holidays.

From the information provided by the applicant the business is not, nor does it intend to operate
during the abovementioned times, with the operating hours being Monday to Saturday 8:00am
to 5:30pm. If Amendment No. 198 is approved the operating hours could be restricted through
a condition of planning approval following lodgement of a development application.

The City’s Health Services has reviewed the Acoustic Report and are satisfied with the
methodology and conclusions. However, notwithstanding compliance with the Noise
Regulations, the City will need to consider the potential amenity impacts on adjoining
landowners from any noise generated from the business. This can be considered in further
detail if Amendment No. 198 is adopted for advertising.

Traffic

The applicant has provided a Traffic Impact Statement (TIS) prepared by Cardno in support of
the scheme amendment to demonstrate that the proposal will not have any adverse impacts
on the surrounding road network. The TIS concluded the following:

o The subject site is accessed via an existing 5 metre wide full movement crossover on
Neaves Road, which carries approximately 5900 vehicles per day (vpd);

. The development generates an average of 12 vpd, three caravans being dropped off and
three caravans being picked up (noting one customer visit generates two vehicle trips,
being one in and one out); and

. A vehicle ‘swept path’ analysis demonstrates that a car towing a caravan can safely
manoeuvre both into and out of the subject site.

The traffic generated from the existing development is considered to result in a minor increase
in vehicle traffic that will have no material impact on the surrounding road network. The TIS
has been provided for completeness, noting that the WAPC’s Transport Impact Assessment
Guidelines suggest no traffic reporting is required for developments that generate less than 10
vehicle trips in the peak hour, as these are considered to be ‘low impact’ developments. The
development generates an average of only 12 vpd and is therefore considered to be a low
impact development.

The City’s Traffic Services has reviewed the TIS and are satisfied that the existing development
is not affecting the safety and operation of the surrounding road network.

Conclusion

The proposed request to amend DPS 2 by introducing an Additional Use of Car Park at the
subject site has been assessed against the relevant legislation and planning framework, and
has considered Council’s recent decision on 10 August 2021 to advertise Amendment No. 199
to DPS 2. The additional use of Car Park has demonstrated it will not prejudice the future
urbanisation of the area in accordance with the EWDSP or undermine the objectives of the
General Rural zone. Notwithstanding this, further consideration on the proposals suitability
within its setting will be considered following formal advertising of the proposal for public
comment.

Therefore, it is recommended that Amendment No. 198 is adopted for the purpose of
advertising, for the reasons outlined in this report.
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Statutory Compliance

The scheme amendment will follow the statutory process outlined in the Planning and
Development (Local Planning Schemes) Regulations 2015.

Strategic Implications

The proposal aligns with the following objective within the Strategic Community Plan 2021 —
2031:
3 ~ A vibrant, innovative City with local opportunities for work, business and investment

3.2 - Attract and support new and existing business

Risk Management Considerations

Risk Title Risk Rating

ST-S12 Economic Growth Moderate
Accountability Action Planning Option
Chief Executive Officer Manage

Risk Title Risk Rating

C0O-022 Environmental Management Moderate
Accountability Action Planning Option
Director Planning and Sustainability Manage

Risk Title Risk Rating

CO-020 Productive Communities Moderate
Accountability Action Planning Option
Director Community and Place Manage

The above risks relating to the issue contained within this report has been identified and
considered within the City’s Strategic and Corporate risk registers. Action plans are in place
to manage and mitigate this risk. Alignment with all risk appetite statements should be
considered in particular, 2.1 Local Jobs.

The City is keen to develop strong economic hubs for growth and employment within the
region. This would involve exploring opportunities which will attract and promote investment
for local businesses and job creation. The City’s Strategic Community Plan acknowledges that
development initiatives (for example, in Yanchep and Neerabup) require planning, due
diligence, consultation and funding. The City acknowledges that to achieve the growth that will
lead to jobs, the City needs to work strategically with partners including investors and to
promote a clear vision. Therefore, the City is prepared to accept a high level of financial risk
provided that the City implements a risk management strategy to manage any risk exposure.

Policy Implications
This proposal has been assessed in accordance with the provisions of the Planning and

Development (Local Planning Schemes) Regulations 2015, the East Wanneroo District
Structure Plan and State Planning Policy 2.5: Rural Planning.
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Financial Implications

Nil

Voting Requirements

Simple Majority

Recommendation

That Council:-

1.

Pursuant to Section 75 of the Planning and Development Act 2005 ADOPTS
Amendment No. 198 to District Planning Scheme No. 2 to allow the Additional Use
of Car Park at Lot 108 (252) Neaves Road, Mariginiup by including the following
within Schedule 2 — Section 1 (Clause 3.20) — Additional Uses:

NoO Street/Locality Particulars Additional Use anq Conditions
of Land (where applicable)
A45 | 1-45 | 252 Neaves | Lot 108 on | Car Park (D)
Road, Deposited
Mariginiup Plan 93314 | Condition

To expire within three (3) years of the
date the subject land is gazetted ‘Urban’
under the Metropolitan Region Scheme.

Pursuant to Regulation 35(2) of the Planning and Development (Local Planning
Schemes) Regulations 2015, RESOLVES that Amendment No. 198 to District
Planning Scheme No. 2 is a ‘Complex Amendment’ for the following reason:

An amendment that is not addressed by any local planning strategy.

Pursuant to Regulation 37(2) of the Planning and Development (Local Planning
Schemes) Regulations 2015, SUBMITS two (2) copies of the Amendment No. 198
to District Planning Scheme No. 2 documentation to the Western Australian
Planning Commission for its consideration.

Pursuant to Section 81 of the Planning and Development Act 2005 REFERS
Amendment No. 198 to District Planning Scheme No. 2 to the Environmental
Protection Authority.

Subject to approval from the Environmental Protection Authority and the Western
Australian Planning Commission, ADVERTISES Amendment No. 198 to District
Planning Scheme No. 2 for a period of not less than 60 days pursuant to Regulation
38 of the Planning and Development (Local Planning Schemes) Regulations 2015.

Attachments:

1.
20 .
3.
4l .

Attachment 1: Location Plan 21/360059
Attachment 2: Planning Report 21/354109
Attachment 3: Current and Proposed Zoning Map  21/335726
Attachment 4: Site Visit Photos 21/343855
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Attachment 2

Scheme Amendment Request to City of
Wanneroo District Planning Scheme No. 2
Request to Introduce an Additional Use

of Car Park at 252 Neaves Road, Mariginiup

August 2021 21-059

elament.

the art and science of place
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ach A d + R,

quest to City of Wanneroo District Planning Scheme No. 2

Request to Introduce an Additional Use of Car Park at 252 Neaves Road, Mariginiup

We acknowledge the custodians of this land,

the Whadjuk Nyoongar and their Elders past,
present and emerging. We wish to acknowledge
and respect their continuing culture and the
contribution they make to the life of this city and
this region.

Document ID: /Volumes/Graphics/2021/21-059 Mariginiup, 252 Neaves Road/Graphics Report/21-059 Mariginiup 252 Neaves Road V2
Folder/21-059 Mariginiup 252 Neaves Road V2.indd

Issue Date Status Prepared by Approved by
1 02062021 Draft Emily Greenwood Murray Casselton
2 16082021  Draft Emily Greenwood Murray Casselton

This report has been prepared for the exclusive use of the Client, in accordance with the agreement between the Client and Element
Advisory Pty Ltd (element) CAgreement).

element accepts no liability or responsibility whatsoever in respect of any use of or reliance upon this report by any person who is not a
party to the Agreement or an intended recipient.

In particular, it should be noted that this report is a qualitative assessment only, based on the scope and timing of services defined by
the Client and is based on information supplied by the Client and its agents.

element cannot be held accountable for information supplied by others and relied upon by element.

Copyright and any other Intellectual Property arising from the report and the provision of the services in accordance with the Agreement
belongs exclusively to element unless otherwise agreed and may not be reproduced or disclosed to any person other than the Client
without the express written authority of element.

This document is in a draft form and not a final issued form. element reserves the right, at any time with or without notice, to amend, modify
or retract any part or all of this document including any opinions, conclusions, or recommendations contained therein. Unauthorised use
of this draft document in any form whatsoever is strictly prohibited. To the maximum extent permitted by law, element disclaims any
responsibility for liability whatsoever arising from or in connection with this draft document.
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element.

Introduction

This report has been prepared by element, on behalf of the landowners of Lot 108 (No. 252) Neaves Road, Mariginiup
(the subject site) to request the initiation of an amendment to the City of Wanneroo'’s (the City) District Planning Scheme
No. 2 (DPS 2) to facilitate and accommodate development that fits within the land use definition of a ‘Car Park’ at the
subject site. The amendment seeks to amend DPS 2 to allow for an additional use at the subject site in order to gain
retrospective planning approval of an existing unauthorised caravan storage business that currently operates at the site.

This report outlines the relevant planning and site considerations for the proposed amendment, which has been prepared
with consideration to the relevant and applicable State and local planning framework.

Background

This local planning scheme amendment is being requested to allow for retrospective planning approval to be sought

in order to allow the continued operation of an existing caravan storage business at the subject site. The property was
purchased in December 2020 with the understanding that the business had been operating legally for three (3) years
and is now a vital part of the landowner’s income, without which they would not be able to maintain their current lifestyle
and property. Having operated for some time, the business has accrued many loyal customers who rely on the provided
service as they are unable to store their caravans on their own properties due to insufficient property size and other
constraints.

It is understood that the City was made aware of the unauthorised use due to a complaint made by a resident in the area.
In response, a 28-day compliance notice was first issued by the City on 12 February 2021 requesting the landowners to
cease operation of the business. Due to a postal or other delivery issue, the notice was never received by the landowners
and was later reissued on 4 May 2021 following a site visit and consultation with City officers.

Pre-Lodgement Consultation

The landowners engaged with element in February 2021 to begin the process of gaining retrospective approval for the
unauthorised use. element attended a meeting with the landowners and the City’s compliance officer on 4 May 2021
where an initial site visit was conducted. At the same time the 28-day compliance notice was hand delivered to the
landowners instructing that the existing use cease within the stipulated 28 days.

In the event DPS 2 is successfully amended to accommodate the additional use, and once a subsequent retrospective
development application is lodged and approved, the need for compliance action will cease as the use will be authorised.
In the interim, it is understood that the City will hold further compliance action in abeyance until such time as the scheme
amendment request has been lodged and considered by Council.

In order to alleviate any ongoing concerns with the operation of the use, the landowners have been working with the
City in an effort to immediately reduce any impacts on surrounding properties through the introduction of additional
visual screening and removal of signage removal of advertising signage and a reduction of operating hours. Fast growing
vegetation has been planted throughout the subject site with the intent to plant more if the scheme amendment is
successful to provide additional visual screening to adjoining properties and from the road.

element has also been in contact with the East Wanneroo District Structure Plan (EWDSP) project team at the
Department of Planning, Lands and Infrastructure (DPLH) who, after a preliminary assessment of the proposal, stated
that the storage use is unlikely to compromise the future transition of the land from rural to urban as urbanisation is not
expected to begin until 2031. On this basis, the short term use of the subject site for caravan storage will not compromise
the ultimate planning intent for the locality.
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element.

Subject Site

The subject site is identified as Lot 108 (No. 252) Neaves Road, Mariginiup, is located within the municipality of the City
and is subject to the requirements of DPS 2. The subject site has an area of 23,746m? and is bound by Neaves Road

to the north and rural lifestyle lots to the east, west and south. It is understood that the relatively large neighbouring
residential lots are primarily used for lifestyle, small scale agricultural and equestrian uses. The subject site currently
accommodates a house, numerous sheds/outbuildings and an unauthorised caravan storage use, which is the subject of
this scheme amendment request.

Refer to Figure 1 - Location Plan
Refer to Figure 2 — Aerial Plan

The unauthorised existing use is located to the rear of the house in the central portion of the subject site and
immediately abuts the eastern lot boundary. The storage use consists of a cleared, graveled area of approximately
4,100m? (less than 20% of the overall site area) and contains a small shed in the north eastern corner of the clearing.

The following Table 1 summarises the current Certificate of Title particulars of the subject site.
Table 1: Site Particulars

Lot Street Address Diagram Volume/Folio Registered Proprietor
108 252 Neaves Road, Mariginiup 93314 2141/640 Roslyn Clare Leitch and Jeremy Charles Leitch

Refer Appendix A — Certificate of Title

Environmental and Heritage Considerations

Heritage Considerations

A desktop search of the Australian Heritage Database, the DPLH'’s Aboriginal Heritage Inquiry System, the Heritage
Council's State Heritage Register and the City’s records indicates that there are no listings of local, State, national or
Aboriginal heritage significance at the subject site.

Bushfire Considerations

A desktop search of the Department of Fire and Emergency Services’ Map (DFES) of Bushfire Prone Areas identifies
that the subject site is located within a bushfire prone area. Bushfire risk management is not considered to be an issue in
relation to the scheme amendment proposal as discussed later in the report.

Acid Sulphate Soils

The Department of Water and Environmental Regulation’s (DWER) online mapping database identifies that the subject
site primarily has a moderate to low risk of acid sulphate soils with a small portion of the site along the eastern boundary
having a high to moderate risk of acid sulphate soils. The risk of acid sulphate soils will be considered at the retrospective
development application stage of the approval process and is considered to be an issue that can be readily managed
having regard to the nature of the caravan storage use.

Contaminated Site

A desktop search of the DWER Contaminated Sites Database identifies that the subject site is not classified as a
contaminated site.
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Scheme Amendment Request to City of Wanneroo District Planning Scheme No. 2
Request to Introduce an Additional Use of Car Park at 252 Neaves Road, Mariginiup
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Figure1.  Location Plan
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element.

L' n Subject Site “

source: spookfish

Figure 2. Aerial Plan
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element.

Proposed Scheme Amendment

This planning scheme amendment request seeks to accommodate an additional use at the subject site to facilitate the
retrospective approval of an existing unauthorised caravan storage use.

The subject site is currently zoned ‘General Rural’ under the City’s DPS 2 and the ‘Car Park’ land use class is listed as an
X’ (not permitted) use in this zone.

It is noted that the subject site is proposed to be classified as a ‘Suburban Neighbourhood' in accordance with the draft
EWDSP. It is understood that the site is likely to be normalised to residential at the local structure planning stage, which
will enable the land to be ultimately rezoned to residential and developed for more fine grained urban purposes under
DPS 2. In this instance a three year time limited condition is proposed as part of the additional use in order to correlate
with the future rezoning of the site as displayed in Table 2 below. The condition will restrict the ability for a ‘Car Park’
land use to be approved at the subject site once local structure planning has occurred and it is rezoned for residential
purposes.

Specifically, this report requests that the City initiates an amendment to Schedule 2 - Section 1 (Clause 3.20) — Additional
Uses:

Table 2: Proposed Scheme Amendment and associated condition

No. Street/Locality Particulars of Land Additional Use and Conditions (Where Applicable)

TBC 252 Neaves Road, Mariginiup Lot 108 Car Park Condition:

To expire within 3 years of the date the subject land is
gazetted ‘Urban’ under the Metropolitan Region Scheme,

Refer to Figure 3 — Proposed Additional Use

It is understood that following the finalisation and gazettal of the proposed scheme amendment that a retrospective
development application will be lodged in order to gain approval for the caravan storage use. The development
application will include further details of the use such as specific operating hours, maximum capacities, steps to address
visual amenity and other potential concerns and any additional information requested by the City.

Business Operation Details

The caravan storage business operates at a frequency of a maximum of six (6) customer visits a day between Monday
to Saturday, involving a customer dropping off or picking up their caravan. A Traffic Impact Statement (TIS) has been
prepared to support the proposed scheme amendment. The TIS concludes that based on the low trip generation the use
has no material impact on the surrounding road network. An Environmental Noise Impact Assessment (ENIA) has also
been prepared and concludes that the noise generated by the use complies with the assigned acoustic levels

Refer to Appendix B — Traffic Impact Assessment
Refer to Appendix C — Environmental Noise Impact Assessment

The landowners will comply with the City’s requirements and will not take on any new customers and will not replace
customers once their contracts are completed until such time as the scheme amendment has been finalised and
gazetted and retrospective planning approval has been obtained.

Additional visual screening has also been introduced on to the subject site in the form of plantings which over time will
mature and be further enhanced to protect the visual amenity of neighbouring properties and from the adjacent road.
Treatments have included the conversion of the gravelled roundabout into a large planter bed and the introduction

of a vegetation screen in front of the row of caravans to the west of the storage area. The landowner’s intention is to
eventually provide established vegetation along the portions of the property boundaries that are adjacent to the storage
area to reduce the visual impact of the storage facility on neighbouring properties. This is intended to be achieved
through the introduction of avocado tree plantings along portions of the eastern boundary and within the northern
portion of the subject site once retrospective planning approval for the use has been obtained. Further information

can also be provided at the retrospective development application stage via a detailed landscaping plan to satisfy the
requirements of the City.
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Scheme Amendment Request to City of Wanneroo District Planning Scheme No. 2
Request to Introduce an Additional Use of Car Park at 252 Neaves Road, Mariginiup

Existing Zoning Proposed Zoning

LEGEND

MRS RESERVES

State Forests

Parks and Recreation
LOCAL SCHEME ZONES

General Rural

&(ﬁ( City of
— =¥ Wanneroo

@ o e Scheme Amendment Boundary

File 21-059 RZ.indd

Figure 3.  Proposed Additional Use
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element.

Technical Assessment

Traffic Considerations

A TIS and an ENIA have been prepared to address any impacts associated with the operation of the existing
unauthorised caravan storage use in terms of acoustic and traffic concerns and have been included at Appendix B and C
respectively.

The TIS has been prepared by Cardno in accordance with the Western Australian Planning Commission (WAPC)
Transport Impact Assessment Guidelines for Developments: Volume 4 — Individual Developments (2016) and the
checklist (WAPC Guidelines). The subject site is bound by Neaves Road to the north, which is classified as a Regional
Distributor road with a speed limit of 90 kilometres per hour. Recent traffic volumes of the roads in the area were
obtained from Main Roads Traffic Maps from 2017 and 2019 and determined that there have been no fatal accidents
recorded in the area and one (1) accident that required medical attention. As there are no staff that commute to the
subject site, no staff parking is required. Visitors to the subject site can park on the hardstand/driveway space available
on-site or on the open area adjacent to the driveway.

The subject site is accessed via a five (5) metre crossover on Neaves Road and sightlines are within minimum standard
requirements and are not considered to be an issue as there are no visual obstructions within the critical sight triangle.
A swept path was conducted using a car with a caravan attached and concluded that vehicles are able to enter and
exit the site appropriately. Daily anticipated movements were predicted using a ‘worse-case’ scenario approach with
three (3) caravans being dropped off and three (3) caravans being picked up a day. The total trip generation of the site
development based on this approach is anticipated to have no material impact on the surrounding road network.

Acoustic (Noise) Considerations

The ENIA has been prepared by Herring Storer Acoustics and assessed the noise level emissions associated with the
car and caravan movements against the requirements of the Environmental Protection (Noise) Regulations 1997 (Noise
Regulations), which stipulates the maximum allowable external noise levels. The use of the storage area is limited to
regular business hours in order to reduce impact on the acoustic amenity of neighbouring properties by restricting
vehicle movements to appropriate times.

Noise level measurements of typical caravan and car movements were recorded on 20 May 2021 at the lot boundary of
the adjoining neighbour’s properties and were calculated at a maximum of 50 decibels (dB). The noise level emissions
associated with use of the caravan storage yard complies with the applicable assigned noise levels at all times

Refer to Appendix B — Traffic Impact Assessment

Refer to Appendix C — Environmental Noise Impact Assessment
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element.

State Planning Framework

Metropolitan Region Scheme

Pursuant to the Metropolitan Region Scheme (MRS), the subject site is zoned a combination of ‘Rural’ and ‘Urban
Deferred’. The northern portion of the subject site is zoned ‘Rural’, and the southern greater portion of the subject site is
zoned ‘Urban Deferred’, meaning this area has been identified by the MRS to be zoned ‘Urban’ in the future. It is noted
that a ‘Car Park’ land use is generally consistent with the purpose and intent of the zones under the MRS, which are
described as:

‘Rural: Land in which a range of agricultural, extractive and conservation uses are undertaken.

Urban Deferred: Land identified for future urban uses following the extension of urban services, the progressive
development of adjacent urban areas, and resolution of any environmental and planning requirements relating to
development.’

The existing unauthorised caravan storage use is considered an acceptable use at the subject site due to the large lot
sizes and low impact nature of the use. The storage area is limited to a small portion of the subject site and does not
prevent the remainder of the site and surrounding areas to continue to be used for lifestyle, small scale agricultural and
equestrian use. No extractive or conservation uses are evident in the area. The storage business does not impact upon
the use of the neighbouring properties as these lots are also of significant size and accommodate a range of lifestyle and
other activities. The acoustic amenity of the area is not compromised by the use as it generates limited noise due to a low
volume of vehicle movements per day and is considered compliant with applicable Noise Regulations. The limited amount
of traffic generated by the use does not compromise the existing road network, endanger neighbours or create safety
issues as there are clear lines of sight from the driveway as determined by the TIS.

The subject site has been identified by the MRS as an area for future urbanisation in accordance with the strategic vision
of the draft EWDSP. Urbanisation of this area is not anticipated to occur before 2031, therefore the use is unlikely to
compromise the future transition of the land from ‘Rural’ to ‘Urban’.

Refer to Figure 4 — Metropolitan Region Scheme Extract

Perth and Peel @3.5 million

Perth and Peel @ 3.5 Million is the guiding document for the WAPC'’s high level strategic planning for the Perth and Peel
Regions. It builds on Directions 2031 as well as the State Planning Strategy 2050, responding to challenges with a long
term growth strategy for land use and infrastructure.

The Perth and Peel @ 3.5 Million suite of documents have been developed in order to set out a coordinated strategy

to spatially accommodate a substantially increased population over several sub-regions. It aims to achieve a more
consolidated urban form to meet long—term housing needs and to strengthen key activity centres and employment
nodes as the Perth and Peel population grows to 3.5 million. The subject site is in the ‘North West Sub-Region” which
helps establish key instruments aiming to achieve a more consolidated urban form with less dependence on urban
greenfield developments to accommodate anticipated population growth. The framework set out seeks to achieve a more
consolidated urban form and development within the sub-region.

The proposed condition on the scheme amendment has taken into consideration the projected future urbanisation of the
North West sub-region and acknowledges that the existing and future zoning of the areas will be inconsistent with the
existing unauthorised use at some point in the future. However, with further consolidation and urbanisation the demand
for caravan storage is predicted to increase and there are already limited areas where this type of facility is currently
permissible. Many of the users of the facility are unable to store their caravans at their own homes due to smaller lot sizes
and larger houses with limited verge and on street parking availability. The use offers residents in developed areas the
opportunity to still enjoy the ownership of a caravan and live in their desired area.

The impacts of the COVID-19 pandemic have further exacerbated the demand for caravan storage facilities due to an
enhanced focus on domestic tourism opportunities with limited regional accommodation available to meet demand
outside of the Perth Metropolitan Area. This demand is expected to continue in the short to medium term due to the
interrupted ability to undertake interstate travel and the current bans in place on international leisure travel.

n
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Figure 4. Metropolitan Region Scheme Extract
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Planning and Development (Local Planning Scheme) Regulations 2015

The Planning and Development (Local Planning Scheme) Regulations 2015 (the Regulations) made under the Planning
and Development Act 2005 (the Act), govern the way in which local planning strategies and local planning schemes are
prepared, consolidated and amended. Section 75 of the Act provides local governments with the ability to amend a local
planning scheme and the Regulations divide scheme amendments into either a basic, standard or complex classification.
The proposed amendment is considered to be a standard amendment as per clauses (e) and (f) of the Regulations

as the use does not result in any significant environmental, social, economic or governance impact and has a minimal
impact on the land in the scheme area. The storage business is contained centrally within the subject site and utilised the
pre-existing landscape to avoid the removal of any trees during the development of the storage area. The use does not
impact upon the ability for adjoining properties to continue rural uses such as agricultural, horticultural and equestrian
activities at an appropriate scale.

State Planning Policy 2.5 Rural Planning

The purpose of State Planning Policy 2.5 Rural Planning (SPP 2.5) is to protect and preserve Western Australia’s rural
land assets due to the importance of their economic, natural resource, food production, environmental and landscape
values. Ensuring broad compatibility between land uses is essential to delivering this outcome. Although limited in its
actual relevance, SPP 2.5 technically applies to this proposed scheme amendment as the subject site is zoned ‘General
Rural. The policy objectives are to:

‘(a) support existing, expanded and future primary production through the protection of rural land, particularly
priority agricultural land and land required for animal premises and/or the production of food:

(b) provide investment security for existing, expanded and future primary production and promote economic
growth and regional development on rural land for rural land uses;

(c) outside of the Perth and Peel planning regions, secure significant basic raw material resources and provide
for their extraction;

(d) provide a planning framework that comprehensively considers rural land and land uses, and facilitates
consistent and timely decision-making;

(e) avoid and minimise land use conflicts;
() promote sustainable settlement in, and adjacent to, existing urban areas; and
(9) protect and sustainably manage environmental, landscape and water resource assets.

The proposed scheme amendment will facilitate the continued use of the caravan storage business at the subject site.
This use provides a service to many customers that are unable to store their caravan on their own property and based

on the success and high demand for this current business it is understood that there are many people who benefit from
such a use. As there is no maintenance of the caravans undertaken at the subject site, customers often contribute to the
local economy as they need to utilise local services before they use their caravans such as petrol stations, supermarkets
and auto repair shops. The use has little impact on the existing environment as no clearing was required to accommodate
the storage area and no hazardous materials or chemicals are stored on the subject site, limiting opportunities for run off
contamination.

SPP 2.5 aims to achieve the objectives through the provided policy measures. A number of these measures are not
relevant to the proposed scheme amendment. However, clauses 512 and 6.4 relate to zoning and ensuring that zones and
sites are suitable for their intended purpose. An assessment against the relevant aspects of clause 512 and clause 6.4 is
included in the following page.
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Table 3: Assessment against Clause 5.12

5.12.1 Avoiding land use conflict Comment

Planning decision-makers shall take the following approach to  The caravan storage business is generally compatible with the
avoid land use conflict: surrounding land uses as it if of a limited size and located away
from existing housing in the locality. The use is contained to an
area of approximately 4,100m? (less than 20% of the overall site
area) and is located behind the on-site house and along the
western boundary

(@) where an existing land use that may generate impacts

is broadly compatible with surrounding zones and land

uses, a separation distance should be indicated in a local

planning strategy so there is broad awareness of the land

use; The property to the west is used for residential and lifestyle.
Existing sheds are located approximately 24 metres from the
storage area and the neighbouring residential house is set
back approximately 60 metres from the storage area.

The eastern property is used primarily for residential and
lifestyle purposes and the house is setback approximately 30
metres from the storage area.

b)  where a development is proposed for a land use that may — The caravan storage business has been operating on the
generate off-site impacts, there should be application of subject site for three (3) years and measures have been
the separation distances used in environmental policy and  taken to reduce any potential adverse amenity impacts on
health guidance, State Planning Policy 2.5 Rural Planning  the adjoining properties through appropriate operating hours

December 2016 10 prescribed standards, accepted and limited frequency of vehicle movements. Vegetation

industry standards and/or Codes of Practice, followed by — plantings have also been commenced and over time and with

considering — further enhancements are expected to provide effective visual
screening.

(D whether the site is capable of accommodating the

land use; and/or The ‘Car Park’ land use definition does not trigger the buffer
requirements as stated under State Planning Policy 4.1 State
Industrial Buffer as the use is not considered a ‘sensitive use’ or
an industrial use.

(i) whether surrounding rural land is suitable, and can
be used to meet the separation distances between
the nearest sensitive land use and/or zone, and
would not limit future rural land uses; and

(i) whether if clauses (i) and/or (i) are met, a statutory
buffer is not required;

c) where a development is proposed for a land use that N/A
may generate off-site impacts and does not meet the
standard outlined in clause 512.1 (b) then more detailed
consideration of off-site impacts will be required, in
accordance with clause 5.12.3 of this policy; and

d)  where a development is proposed that could be N/A
contemplated in the zone and has been assessed under
clause 512.3 as having unacceptable offsite impacts that
cannot be further mitigated or managed, the proposal
should be refused.

5.12.2 Planning approach for sensitive land uses in rural zones potentially affected by a rural land use

This policy seeks to limit the introduction of sensitive land uses Noted
that may compromise existing and future primary production

on rural land. In considering these zones and land uses,

WAPC's position is that:

a) single dwellings on rural land are a sensitive land use;

b)  single dwellings and other sensitive land uses on rural The adjoining residential houses are setback between 30 to 60
land should be afforded a reasonable standard of rural metres from the storage area and the noise generated by the
amenity; use is compliant with the assigned noise levels.

c) theintroduction of single dwellings and other sensitive N/A
land uses should not occur where they would limit primary
production;

14
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d) the extent of a sensitive land use on rural land is a
distance (as opposed to the property boundary) from the
perimeter of the use that provides a reasonable standard
of rural amenity;

As mentioned above, potentially sensitive land uses on the
adjoining properties are sufficiently setback from the storage
area to address any amenity concerns.

e) where primary production sites require caretakers’
dwellings for management or operational purposes, these
dwellings should not be considered a sensitive land use,
noting that occupational health and workplace safety
requirements will apply;

N/A

f) rural land uses are compatible with the preservation of
rural character and amenity in rural zones;

The caravan storage area is providing a highly sought-after
and necessary service to local and international customers and
results in minimal impact to surrounding rural uses.

The caravan storage business does not limit the ability for
the adjoining properties to operate as rural lifestyle lots

and does not have a detrimental impact on the visual or
acoustic amenity of the area. Visual screening can be further
augmented to address any reasonable ongoing amenity
concerns if required.

g) where single dwellings or other sensitive land uses are
proposed in an area potentially impacted by a primary
production site of State significance, prospective
purchasers may be advised of potential impacts by
notifications on title at subdivision stage.

5.12.3 Determining a buffer

N/A

In addition to those matters required under a scheme, where
detailed consideration of off-site impacts is required in
accordance with clause 5121 (c), determination of a buffer
should, take into account:

a) separation distances recommended in Government policy
and guidance;

The ‘Car Park’ land use definition does not trigger the buffer
requirements as stated under State Planning Policy 4.1 State
Industrial Buffer as the use is not considered a ‘sensitive use’ or
an industrial use.

b)  whether the design and/or operation of the proposal is in
accordance with prescribed standards, accepted industry
standards or codes of practice;

A TIS and an ENIA have been prepared in support of the
proposed scheme amendment. The results of the assessments
conclude that the traffic and noise levels produced by the

use are in accordance with applicable traffic and acoustic
regulations and within acceptable parameters.

c) whether, prior to issuing an approval, any management
plans associated with the proposal are capable of being
implemented:

N/A. No management plans are considered necessary for the
caravan storage facility.

d) the existing or potential requirement for environmental
licensing and/or works approval;

N/A. None required.

e) potential cumulative impacts;

N/A. All associated impacts have been addressed and
concluded as being within acceptable parameters.

f)  whether modelling is required where impacts on sensitive
land uses outside the property boundary are anticipated
to exceed the parameters used in environmental policy,
prescribed standards, accepted industry standards and/or
codes of practice; and

A TIS and an ENIA have been prepared in support of the
proposed scheme amendment. The results of the assessments
conclude that the traffic and noise levels produced by the

use are in accordance with applicable traffic and acoustic
regulations and within acceptable parameters.

g) odour modelling, when required, is to be undertaken in
accordance with a methodology outlined in Government
policy or guideline, or an agreed equivalent, by the
proponent of the primary production or the proponent of
the sensitive zone or land use.

N/A. There are no odours associated with the caravan storage
use.
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5.12.4 Planning approach for buffers

Where a buffer has been determined in accordance with
clause 5.12.3 and off-site impacts can be managed by planning
controls, planning decision-makers should adopt the following
approach as applicable:

a) for a scheme review or amendment, generally a statutory
buffer should be applied and take the form of a special
control area with related scheme provisions;

N/A. No buffers required or proposed.

b) for a structure plan, designate buffers, noting that their N/A
effect is one of ‘due regard;

c) for a subdivision, include a condition that notifies N/A
prospective purchasers of either a statutory buffer, or a
land use that may affect residential amenity; and

d) for a development application, the requirements of N/A

clause 5121 (b) must be satisfied, as it is not possible

to implement a statutory buffer through a development
application. Where clause 5.12.1 (b) cannot be satisfied, a
scheme amendment may be required.

5.12.5 Planning approach for managing land use transition

Rural land may transition to other zones, such as urban,
residential, commercial and industrial. In such cases, it is
necessary for land use transition to be managed, such
that existing operators can continue to function and new
landowners have reasonable expectations. In such cases,
WAPC policy is:

a) where an area is transitioning from a rural zoning to urban,
buffers may be required during the transition, to manage
the change and allow producers to continue operations
until such time as production ceases or relocation occurs;

Urbanisation of the area is not predicted to start until 2031 in
accordance with the EWDSP timeframes. Once the area has
been rezoned ‘Urban’ under the MRS the ‘Car Park’ land use
will not be capable of approval as per the proposed condition
under the additional use provisions.

b)  where an area is transitioning from a rural zoning and
the producers plan to relocate before rezoning, structure
planning or subdivision occur, proponents are to provide
evidence of the intended closure, such as a statutory
declaration, written undertaking by the producer,
unconditional offer and acceptance for the sale of the
property, or removal of the agricultural infrastructure. In
these circumstances a buffer need not be applied:;

N/A

c) prospective purchasers of properties affected by a buffer
may be advised of the existence of a rural land use
through a condition of subdivision; and

N/A

d) in accordance with clause 5.2 (c) of this policy, rural land
uses of State significance are to be given due regard in
decision-making.

N/A
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Table 4: Assessment against Clause 6.4

6.4 Zoning proposals affecting rural land Comment

In contemplating zoning proposals or amendments to region The caravan storage business has been operating on the

or local planning schemes, planning decisionmakers shall subject site for three (3) years and measures have been
consider: taken to reduce any potential adverse amenity impacts on
the adjoining properties through appropriate operating hours
and limited frequency of vehicle movements. Vegetation
plantings have also been commenced and over time and with
further enhancements are expected to provide effective visual
screening.

(a) the suitability of the site to be developed for the proposed
use;

No adverse impacts have been identified during its time in
operation.

(b) the siting of the zone/land use in the context of The use of the caravan storage business within the ‘General
surrounding zones/land uses (existing and proposed); Rural’ zone provides customers with a secure and private
location to store their vehicles. As the storage area is not
visible from the adjacent road and the subject site is located
away from busy areas there is minimal risk of break ins or any
damage occurring to the caravans.

The subject site is located within the EWDSP area, and has
been identified to be rezoned ‘Urban’ under the MRS. In order
to accord with the future urbanisation intent a condition of
approval for the additional use has been proposed that will
prevent the use from being capable of approval once the area
has been rezoned.

(c) the capacity of the site to accommodate the proposed The existing use is contained within a small portion (less than
zone/land use and associated impacts and: 20%) of the 23 744m?’site totaling approximately 4100m?. The

() only support proposals which are consistent with existing caravan storage business use is not classified as a
endorsed planning strategies, or in exceptional sensitive use and does not affect the operation of any primary
circumstances, where the proposal meets the objectives ~ Production.

and intent of WAPC policy; The use is generally consistent with the objectives of the

(i) only support the introduction of sensitive zones that WAPC policy and does not impact upon the ability for
may affect the existing and future operation of primary surrounding lots to operate as rural lifestyle lots.
production where the management of impacts and/or
mitigation approaches have been substantively resolved
and are not wholly deferred to later stages of planning;

As mentioned above, the subject site is located within the
EWDSP area, and has been identified to be rezoned ‘Urban’

. ) o under the MRS. In order to comply with the future urbanisation
@i that the continuation of existing rural land uses are taken 3 condition of approval for the additional use has been

into account; proposed that will prevent the use from being capable of

(iv) ensure that lifting of urban deferred land in a region approval once the area has been rezoned.
scheme is in accordance with clause 6.4 (b);

As per the assessment above, the existing caravan storage use is not considered to have a detrimental effect on the
surrounding locality as it has operated for three (3) years and has had no discernible adverse impact on adjoining
properties or the locality generally.

State Planning Policy 3.7 Planning in Bushfire Prone Areas

The subject site is located in an area designated as bushfire prone, in accordance with the Map of Bush Fire Prone Areas.
WAPC Planning Bulletin 111/2016 states that the requirements of State Planning Policy 3.7 Planning in Bushfire Prone
Areas (SPP 3.7) and the deemed provisions should be applied pragmatically by decision makers. If the proposal does not
result in an intensification of development (or land use), does not result in an increase in residents or employees, or does
not involve the occupation of employees on site for any considerable amount of time, then there may not be any practical
reason to require a Bushfire Attack Level (BAL) Assessment.

We are of the opinion that the proposed development is exempt from the requirements of SPP 3.7 given the existing
storage yard business does not involve employees on site or result in an increase of residents or employees. As such, it
would not be practical or necessary to require the preparation of a BAL Assessment.
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Local Planning Framework

District Planning Scheme No. 2

DPS 2 is the primary statutory planning control instrument relating to the development and use of land within the City.
Pursuant to DPS 2 the subject site is zoned ‘General Rural’. The General Rural zone has the following objectives:

a) ‘accommodate agricultural, horticultural and equestrian activities;

b) maintain and enhance the rural character and amenity of the areas designated for rural use and to protect their
ground water and environmental values’

Under the current zoning the caravan storage use is not observed to impose a detrimental impact on the environment
and existing surrounding land uses. Although the use does not enhance the existing rural character and amenity of the
area the use is currently generally consistent with the above objectives as it does not prevent adjoining and nearby
properties from continuing to be used for small scale agricultural, horticultural and equestrian uses. The impact on
acoustic amenity is limited as there is little noise generated by the use as caravans are often held at the site for long
periods of time and the vehicle movements generated are very low and cause minimal impact on local traffic conditions.
Both the noise and traffic generated by the use are compliant with the Noise Regulations and WAPC Guidelines.

Refer Figure 5 - DPS 2 Zoning Map

The unauthorised use is most appropriately designated by DPS 2 as a ‘Car Park’ which is defined as:

‘means premises used primarily for the parking of private vehicles or taxis whether open to the public or not but does
not include any part of a public road which is used for the through movement of traffic or premises on or in which
vehicles are displayed for sale or premises set aside to meet a specific parking requirement under the Scheme. The term
includes the land required on site for access and manoeuvring to enable vehicles to gain access to car parking bays.’

A ‘Car Park’ land use is currently an ‘X’ (not permitted) use in the ‘General Rural’ zone meaning it is not permitted at the
subject site. The purpose of the scheme amendment is to request that an additional use (‘Car Park’) is made permissible
at the site for the existing unauthorised use to obtain retrospective planning approval and continue operating. The

land use definition for ‘Car Park’ is considered appropriate for the existing storage business operating on the site as the
landowners do not wish to store anything other than vehicles such as caravans, boats, and cars on the subject site.

Based on the success of the existing business at the subject site and similar businesses in the area, the use is providing
a service that is in high demand. A number of customers have expressed their support for the continuation of the
business and have provided comment. These submissions are provided at Appendix D. Some customers live overseas
and have been unable to return to Perth to use their caravans and will not be able to for some time due to the impacts
of the COVID-19 pandemic. Several customers live in higher density suburbs where there is little space for storage due
to smaller lot sizes. The semi-rural location of the subject site allows customers without the required storage space to
continuing owning a caravan knowing it is stored safely at a convenient location. Additional business is brought into
the City as customers of the use need to utilise local mechanics and fuel stations for general vehicle maintenance. A
supporting letter has also been signed by the adjoining properties at Nos. 214 and 258 Neaves Road, Mariginiup raising
no objection to the unauthorised use, this is also included in Appendix D. There remains on ongoing willingness to
directly liaise with the landowners of No. 240 Neaves Road, the neighbouring property to the west, to determine the most
appropriate measures to be taken to ensure both parties are satisfied.

Refer to Appendix D - Letters of Support

Visual screening will be provided in accordance with clause 4.18 Screening of Storage, which states:

The owner of land on which there is stored, stacked or allowed to remain any materials which in local government’s opinion
detract from the amenity of the area shall completely screen the said materials from adjoining properties and from streets in
a manner specified by and to the satisfaction of local government, by means of walls, fences, hedges or shrubs.

The landowners have planted vegetation on and opposite the roundabout at the end of the driveway to screen the
caravans from the adjacent road. The plants selected are fast growing and in time should provide thick foliage suitable
to screen the storage area. Additional screening can be introduced at the development application stage to address
any reasonable adjoining landowner concerns to the satisfaction of the City. This in turn would also reduce concerns
regarding visual privacy impacts on neighbouring residential properties.
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source: WAPC

Figure 5.  DPS 2 Zoning Map
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East Wanneroo District Structure Plan

The draft EWDSP has been prepared to guide the progressive urbanisation of East Wanneroo over the next 50 years. The
draft EWDSP received final approval from the WAPC on 25 November 2020. The document will be finalised and published
following approval of an associated District Water Management Strategy (DWMS) by the DWER.

The draft EWDSP ultimately provides for a population of around 150,000 residents, approximately 50,000 homes and
up to 20,000 new jobs. It includes a district town centre, up to six schools, regional sporting fields and 200 hectares of
parkland.

The draft EWDSP seeks to reclassify the subject site ‘Suburban Neighbourhood’ from ‘Rural Residential’. Suburban
Neighbourhood’ zones are expected to be low to medium density residential areas with 15 dwellings per hectare and are
defined as:

‘Residential areas of average medium density, each with an identity drawn from a layout, and built form character
which is responsive to natural features and the landscape. These areas are permeable and legible to all users and
provide a broad range of housing choices around a focal point of community activity.

The subject site is located within Precinct 16 North Mariginiup (Precinct 16), which is described as:

‘A suburban neighbourhood that responds positively to existing wetlands and enables their enhancement as
environmental and amenity features. Aboriginal heritage values are respected and protected.

The existing unauthorised use is located within a developed residential lot and poses little risk to the surrounding
environment as no clearing or excavation was necessary to accommodate the storage area and no maintenance of
vehicles is done on site, reducing the possibility of contamination. Impacts on the established environmental ecosystem
are limited as no fuel or other chemicals are stored on the subject site and maintenance of the vehicles is conducted off
site.

It is noted that the use is visible from the neighbouring residential lots and screen planting has been commenced which
in time will reduce visual impacts on adjacent residents. Additional screening can also be introduced to the satisfaction
of the City. The majority of the storage area is currently screened from the adjoining road by the existing house and
additional vegetation has been planted at the end of the driveway to ensure the use will not be visible to passersby once
the plantings are established.

Precinct 16 has been identified as Stage 2 of the draft EWDSP with predicted urbanisation to occur from 2031-2051.
Section 6 of the draft EWDSP provides justification for the proposed timeframe, which is due to the cost involved with
providing essential services infrastructure to this area. Areas that have significant existing services infrastructure will be
prioritised for development.

Precinct 16 is described as being largely not serviced with limited power and reticulated water available. The timeframes
provided by the draft EWDSP are not set requirements as the rate of future development will be influenced by a range
of variables, particularly the performance of the WA economy and associated housing demand, which may shorten or
lengthen anticipated timeframes.

Based on preliminary consultation with the City it is predicted that development of the precinct will be left up to
individual landowners and developers to progress these processes. Developers will be expected to prepare local structure
plans to coordinate future subdivision and development and provide sufficient public open space and drainage to meet
need and demand. Development of this area is not predicted to commence substantially until after 2031.

As such, the existing unauthorised use is unlikely to have a detrimental impact on the area until such urbanisation occurs.
The proposed condition of the additional use limits the ability for the use to be approved once the site has been gazetted
‘Urban’ under the MRS, allowing for future urbanisation of the site to occur in the expected timeframe.

Local Planning Policy 5.3 East Wanneroo

Local Planning Policy 5.3 East Wanneroo (LPP 5.3) has been prepared to provide guidance on the consideration of
planning proposals for urban or similar development, and applications for planning approval of a rural nature received in
respect to the East Wanneroo area. As the proposed scheme amendment is relating to a ‘Car Park’ land use that is neither
urban nor rural in nature, this policy is not relevant to this application. A time limited condition is proposed as part of the
additional use in order to correlate with the future urbanisation of the of the subject site and immediate area in order to
prevent the ability for a ‘Car Park’ land use to be approved once the area has been rezoned.
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Conclusion

This report has been prepared by element, on behalf of the landowners of the subject site, to request the initiation of an
amendment to the City’'s DPS 2 to introduce an additional land use of ‘Car Park’ at the subject site to enable the existing
unapproved caravan storage business to obtain retrospective planning approval.

The amendment seeks to allow for the existing caravan storage business to continue providing a vital service to the local
and surrounding community that are unable to store a caravan on their own property. The existing use has not hindered
the ability of the adjoining properties to operate as rural lifestyle lots and has minimal impact on the visual and acoustic
amenity of the locality as demonstrated by the attached technical reports.

The proposed amendment to DPS 2 is considered to be consistent with the orderly and proper planning of the locality as
demonstrated in this report and the use will continue to contribute to the local economy as customers often utilise local
businesses.

For these reasons, it is respectfully requested that this scheme amendment request is initiated by the City at its earliest
convenience and supported by Council.
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Figure 3 — Proposed Additional Use
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4.7 Consideration of Amendment No. 194 to District Planning Scheme No. 2 to
Introduce an Additional Use of Car Park at Lot 802 (1954) Wanneroo Road,

Neerabup
File Ref: 42942 — 21/334105
Responsible Officer: Director Planning and Sustainability
Disclosure of Interest: Nil
Attachments: 5
Issue

To consider a request to amend District Planning Scheme No. 2 (DPS 2) by introducing an
Additional Use of ‘Car Park’ at Lot 802 (1954) Wanneroo Road, Mariginiup (Subject site).

Applicant CDP Town Planning + Urban Design
Owner Airport Liquor Pty Ltd
Location Lot 802 (1954) Wanneroo Road, Neerabup
Site Area 2.6192 Hectares
MRS Zoning Rural
DPS 2 Zoning General Rural

Background

On 22 April 2021, CDP Town Planning + Urban Design lodged Amendment No. 194 to DPS 2
to introduce an Additional Use of ‘Car Park’ on the subject site. Car Park is a ‘Not Permitted’
(X) use in the General Rural zone.

The Additional Use scheme amendment has been submitted following investigation by the
City’s Compliance Services that determined the landowners were storing caravans (Car Park
land use) on their property without a valid planning approval. As this is a prohibited use in the
General Rural zone an amendment to DPS 2 is required to include Car Park as an additional
use on the subject site for the business to continue operating.

In accordance with Local Planning Policy 4.14: Compliance (LPP 4.14), as the applicant is
seeking to rectify the non-compliance further action from the City has been deferred until the
relevant planning processes are complete. As outlined in LPP 4.14, during this time the
business is permitted to continue operating.

Amendment No. 194 is being presented to Council co-currently with Amendment No. 198,
which is seeking to make Car Park an Additional Use at Lot 108 (252) Neaves Road,
Mariginiup. A separate report on Amendment No. 198 has been prepared for Council’s
consideration.

History

Amendment No. 170 and Amendment No. 199 to DPS 2

On 17 September 2018, the City received Amendment No. 170 to DPS 2 seeking to introduce
an Additional Use of ‘Storage Yard’ at Lot 31 (90) Rousset Road, Jandabup (Lot 31). Similar
to Amendment No. 194, the amendment was submitted in response to an investigation by the
City’s Compliance Services that determined the landowners were storing caravans, boats,
trailers, sea containers and scaffolding on the property without a valid planning approval. Lot
31 is zoned General Rural under DPS 2, with Storage Yard a Not Permitted (X) use in the
General Rural zone. To bring the property into compliance the scheme amendment sought to
make Storage Yard a permissible use on Lot 31, which is defined in DPS 2 as:
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Storage Yard: means any land or buildings used for the storage of goods,
equipment, plant or materials.

Amendment No. 170 was supported by Council and ultimately approved by the Minister for
Planning, and gazetted on 8 May 2020. As the property is located within the area subject to
the East Wanneroo District Structure Plan (EWDSP) a condition was included for the additional
use to expire three years after the land is transferred to the ‘Urban’ zone under the Metropolitan
Region Scheme (MRS). This will ensure the additional use does not prejudice the future
urbanisation of the area in accordance with the EWDSP.

The storage of recreational vehicles (particularly caravans) is a matter that Administration
continues to receive enquiries and complaints about, and represents a growing trend as
residential lot sizes have continued to decrease in recent years. As lot sizes decrease it limits
the ability to adequately and safely store vehicles such as caravans and boats on a property.

In response to this, Administration prepared Amendment No. 199 to DPS 2, which was
presented to Council on 10 August 2021 and seeks to make ‘Car Park’ an ‘A’ land use in the
General Rural and Rural Resource zones. Whilst the Storage Yard land use (adopted for
Amendment No. 170) does support the storage of recreational vehicles, the Car Park land use
is considered to more accurately address the planning merits of the issue. The details of
Amendment No. 199, including further consideration of the Car Park land use definition, are
discussed in further detail in the ‘Comment’ section below.

Detall
Site

The subject site is zoned Rural under the MRS and General Rural under DPS 2. The site is
bound by the Lake Neerabup Regional Reserve to the south and east, a Single House with an
associated commercial business to the north (‘Bird Man’ — which is an approved additional
use) and Wanneroo Road to the west. Neerabup National Park is located immediately west of
Wanneroo Road. Although the site is located on Wanneroo Road it is accessed via a CAP road
(Controlled Access Place). The CAP road provides access to numerous lots fronting Wanneroo
Road in this location via a priority controlled intersection approximately 100 metres north of the
subject site.

The subject site is located within a broader area of General Rural zoned land between Flynn
Drive to the south and Wattle Avenue to the north. This area supports a number of approved
additional uses specific to lots within the area. The surrounding additional uses will be
discussed in further detail below.

A Location Plan is included as Attachment 1.

Existing Use and Operations

The vehicle storage business (Car Park) operates from five designated areas of cleared land
on the site approximately 5300m? in area. The applicant has outlined that the current and
proposed operations entail the following:

o Provision for the storage of recreational caravans, boats, cars and trailers;

. Operating 6:00am to 6:00pm seven days a week, including public holidays;

. Approximately 80 vehicles are currently being stored on the premises, 90% of which are
caravans. The intention is to store up to a maximum of 90 vehicles at any one time;

. A maximum of five customers typically visit the site on any one day, predominantly on
weekends, which involves the dropping off or picking up of a vehicle; and
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° The landowners of the subject site will operate the business, with no additional staff
proposed on site.

The purpose of the scheme amendment is to obtain approval for the existing unauthorised use.
Should the amendment be approved a development application would still be required, at
which time detailed matters related to the location of the use, vegetation retention and
operating restrictions (if any) would be formalised.

A site plan illustrating the indicative location of the existing unauthorised use is included as
Attachment 2, and site photos are included as Attachment 3.

The applicants Planning Report is included as Attachment 4.
Proposal
The proposal seeks to amend DPS 2 by:

1. Introducing Car Park as an Additional Use on Lot 802 (1954) Wanneroo Road, Neerabup
and amending Schedule 2 — Section 1 (Clause 3.20) — Additional Uses as follows:

Particulars of Additional Use and
Number Street/Locality Conditions (where
Land .
applicable)
Ad44 | 1-44 | 1954 Wanneroo | Lot 802 on | Car Park (D)
Road, Neerabup Deposited Plan
58729

2. Amend the scheme map accordingly.

lllustrated in Attachment 5 is the current and proposed zoning of the subject site. As illustrated,
the Additional Use A44 is proposed to be applied to the subject site in its entirety.

The applicant’s justification for the proposal can be summarised as follows:

1. The proposal will not adversely impact on the amenity of the area given the screening
that will be provided by existing trees and vegetation on the subject site, the Wanneroo
Road frontage, the adjoining Parks and Recreation Reserve and within adjoining
properties.

2. Access to the subject site is via Wanneroo Road, which is a Primary Regional Road and
therefore there will be no impact on the surrounding local road network. The traffic
movements from the unauthorised use are insignificant, do not involve the movement of
a large number of vehicles at any one time and will not impact the amenity of surrounding
landowners.

3.  The proposed land use will enable a very ‘in demand’ service to be provided, being the
parking of recreational vehicles (between times of active use) for those within the Perth
Metropolitan area who reside on a small property and are unable to store a recreational
vehicle. There is a clear need for this service in the area based on the community
demand being experienced.

4.  Locating this land use on rural land allows the service to be provided at an affordable
rate to the community, compared to the higher rates which are applicable to industrial
zoned land. The use of industrial zoned land for the proposed land use is not likely to be
commercially viable given the higher land values and lack of employment generation. In
addition, industrial zoned land that is serviced and provided with infrastructure should be
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used for more traditional and more intensive industrial activities that generate broader
economic benefits.

5.  The land use will provide an economic benefit to the proponent and hence the community
and will contribute towards economic growth and diversification across a rural land
holding that has limited traditional agricultural land use options.

6.  The proximity of Lake Neerabup and associated wetland areas immediately to the east,
which need to be protected from adverse impacts of agricultural activities, as well as
issues associated with obtaining water allocation required to pursue rural and/or
horticultural activities on the land, restricts the land uses and economic development
opportunities available. The proposal is considered to be an innovative idea that allows
for an appropriate use of rural land in an appropriate location and context.

7. The land use can be appropriately managed to avoid any impacts on surrounding rural
land uses and the rural character and amenity of the area. This can be carefully assessed
at the development application stage, noting that the Car Park land use will still require
development application to be submitted and assessed by the City.

8. The land can be easily remediated if the Car Park use ceases. This would allow rural
and similar land uses to be pursued and will not interfere with the surrounding land
owners carrying out various rural pursuits on their property.

Consultation

The proposed amendment to DPS 2 is considered to be a ‘complex’ amendment in accordance
with Part 5 — Division 1 of the Planning and Development (Local Planning Schemes)
Regulations 2015 (the Regulations) for the following reason:

° An amendment that is not addressed by any local planning strategy

In this regard, the City’s Local Planning Strategy has not yet been prepared to guide
consideration of the Car Park land use within the General Rural zone. Further, this will allow
Amendment No. 194 to follow the same procedures as those set out for the recently adopted
Amendment No. 199, which is being progressed as a complex amendment.

Where a scheme amendment is required to be advertised, the amendment will need to be
referred to the Environmental Protection Authority (EPA) to assess the environmental impacts
of the proposal and determine whether any formal environmental assessment is necessary
prior to advertising. As a complex amendment, the proposal is also subject to referral to the
WAPC for consent to advertise, prior to formally commencing public consultation.

Subject to the advice of the EPA and consent from the WAPC, the amendment must be
advertised for public comment for a period of 60 days. Advertising will be undertaken in the
following manner:

Advertisement in a local newspaper;

Placement of a sign on the subject site giving notice of the proposal;
Display a notice of the proposal in Council offices;

Display information of the proposal on the City’s website; and
Referral in writing to affected persons/agencies.

Following consultation, the proposal will be presented back to Council for a decision to either
support the amendment with or without modifications, or not support the amendment in
accordance with the Regulations.
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Comment

Council should have due regard to the following when considering adoption of Amendment No.
194 and, if adopted, whether it will proceed to advertising with or without modification.

Amendment No. 199

On 10 August 2021, Amendment No. 199 was presented to Council and adopted for the
purpose of advertising (PS08-08/21). Amendment No. 199 proposes to include the Carpark
land use as an ‘A’ use in the General Rural and Rural Resource zones.

Amendment No. 199 was prepared by Administration in response to an increasing demand for
this type of use within the City due to a continued trend of decreasing lot sizes. This has seen
many owners of caravans in the City’s emerging residential areas seeking an affordable
caravan parking option. The Car Park land use is considered the ‘best fit’ land use definition in
DPS 2 to specifically address the issue of recreational vehicle parking. The Car Park land use
is defined as follows:

Car Park: means premises used primarily for the parking of private vehicles or
taxis whether open to the public or not but does not include any part of a public
road which is used for the through movement of traffic or premises on or in which
vehicles are displayed for sale or premises set aside to meet specific parking
requirements under the scheme. The term includes the land required on site for
access and manoeuvring to enable vehicles to gain access to car parking bays.

If Amendment No. 199 is approved this will apply to the subject site.

As discussed in the ‘Background’ section of this report, Amendment No. 170 to DPS 2 made
Storage Yard an additional use on Lot 31. Whilst the DPS 2 Storage Yard definition allows for
recreational vehicles to be stored on a property, it also supports the storage of a much broader
range of goods and materials (e.g. building material and debris, sea containers). This
represents the potential to introduce development that significantly impacts the amenity of the
General Rural and Rural Resource zones and does not accurately address the planning issue
at hand, being the storage of recreational vehicles such as caravans. It is therefore appropriate
to continue to limit the Storage Yard land use to industrial areas given their scale, industrial
purpose and intensive nature. For reference, a vehicle is defined in DPS 2 as:

Vehicle: includes motorcycles, boats, caravans and trailers.

Whilst Administration is currently in the process of preparing the City’s Local Planning Strategy
to more holistically deal with changes to land use permissibility within the City’s rural areas,
this is a lengthy process that will not be finalised in the short term. Given the current demand
for the storage of caravans and other recreational vehicles it was considered more appropriate
to address the matter as a separate amendment to DPS 2. Waiting for the Local Planning
Strategy to be finalised provides no surety to landowners in the short term and results in the
City needing to apply an ad-hoc retrospective approach, which can be both costly and time
consuming for landowners and the City.

Notwithstanding this, Administration is of the view that it is important for Amendment No. 194
(subject to this report) to progress separate from Amendment No. 199. The City is not the
decision maker for scheme amendments with the outcome ultimately at the discretion of the
Minister for Planning. Further, Amendment No. 194 has not been prepared by the City, but
lodged by the applicant in an effort to address the existing unauthorised use currently being
undertaken on the subject site. It is therefore important that the applicant takes proactive steps
to resolve the issue. The City should also actively progress the amendment in accordance with
the Regulations.
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DPS 2 Zoning and Objectives

The subject site is zoned General Rural under DPS 2. The objectives of the General Rural
zone are to:

(@) Accommodate agricultural, horticultural and equestrian activities; and

(b) Maintain and enhance the rural character and amenity of the areas designated for rural
use and to protect their ground water and environmental values.

As outlined in the applicant’s justification the purpose of the business is to provide an affordable
storage option for owners of recreational vehicles that do not have sufficient storage space on
their property. The Car Park land use is not considered to be wholly compatible with the
objectives of the General Rural zone, which favours the use of rural activities and protection of
the environmental landscape. However, this is not dissimilar to other permissible uses within
the zone, including Art Gallery, Civic Building, Restaurant and Veterinary Consulting
Room/Hospital.

In addition, the area of General Rural zoned land between Flynn Drive and Wattle Avenue
already includes a number of approved additional uses. The table below outlines the additional
uses and locations for the land between Flynn Drive and Wattle Avenue:

Number Address Additional Use and Conditions

A2 | 1-2 1964 Wanneroo | Sale of birds, bird seed and associated bird accessories
Road, Neerabup
A3 |1-3 1976 Wanneroo | Sale of wildflowers and seeds, nuts and cones, native
Road, Neerabup plants, arts and crafts and souvenirs made from
wildflowers and native plants and light refreshments.
A4 |14 2038 Wanneroo | Hardware Store/Automotive Repairs/Service Station
Road, Neerabup
Al8 | 1-18 | 10 Menchetti | Rural Store not exceeding 100m?2.
Road, Neerabup
A24 | 1-24 | 1890 Wanneroo | Treating, processing and packing of apiary products.
Road, Neerabup
A29 | 1-29 | 2048 Wanneroo | Sale of vegetable and flower seeds, stockfeed, fertiliser,
Road, Neerabup | fungicides and insecticides. Sale and repair of farming
machinery and equipment. Showroom for the display
and sale of agricultural related items with a maximum
area of 2000m? and a Warehouse for storage of the
above items.

A number of these uses relate to rural pursuits on the applicable lot, or support the agricultural
and horticultural uses in the broader rural areas of Neerabup, Nowergup and Carabooda. It is
however, considered that these sites were deemed suitable to support additional uses given
the strategic location of the land adjacent to Wanneroo Road, which ensures they are easily
accessible to customers and do not result in the distribution of vehicles onto the surrounding
local roads. The location also provides exposure to passing trade for the businesses to remain
commercially viable.

Itis anticipated that customers will typically use their caravans outside of the Perth Metropolitan
area (i.e. for holidays). The Car Park land use, which predominantly supports the parking of
recreational caravans, will benefit from this location by providing easy and direct access for
customers to pick-up and drop-off their vehicles both prior to and after use. Wanneroo Road
provides direct access north to Indian Ocean Drive and south via Neerabup Road to the
Mitchell Freeway. The location of the use is therefore considered to provide efficient and direct
access for customers and is suitable with regard for the purpose of the land use.
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The existing caravans stored at the front of the property are partially visible from the adjoining
streetscape. There is vegetation screening provided in the verge both adjoining the lot and
adjacent to Wanneroo Road which does provide a level of screening as viewed from the street
(refer Attachment 3). Similarly, some of the caravans are stored along the northern boundary
of the site and are visible from the adjoining property. It may be necessary to consider some
further landscape screening at the development application stage however, in the context of
this area (as outlined above) the land use is not inconsistent with a number of the other
approved additional uses, some of which are visible from Wanneroo Road. This includes a
Service Station and Hardware Store approximately 750 metres north of the subject site.

The subject site does contain a number of mature Tuart trees, which are listed as a Threatened
Ecological Community (TEC) by the federal Department of Agriculture, Water and Environment
(DAWE) and protected under the Environmental Protection and Biodiversity Conservation Act
1999 (EPBC Act). The clearing of any Tuart trees would therefore require referral to DAWE for
assessment in accordance with the EPBC Act. Whilst this represents a federal environmental
consideration, clearing of the Tuart trees would also be inconsistent with the objectives of the
zone given the environmental values of the vegetation. The General Rural zone seeks to
maintain and enhance the rural character and environmental values of a locality.

The applicant has advised that there is no intention to remove any existing vegetation on the
site, with the Cark Park land use to be limited to existing areas of cleared land. Administration
is satisfied that the Car Park land use can be undertaken on the site without the need to remove
any Tuart trees for the reasons outlined by the applicant. This would be considered in further
detail through the development application process if the scheme amendment is approved.

The subject site is also considered to offer an alternative to Service or General Industrial zoned
land to ensure this land remains available for more intensive industrial purposes. As outlined
in DPLH’s (then Department of Planning) Economic and Employment Lands Strategy industrial
land is already limited in supply. In addition, limiting the storage of recreation vehicles to
industrial zoned land may increase the operating costs, and subsequently storage costs for
customers, for a business to remain commercially viable. This is a valid planning consideration
in the context of this issue as the increased demand for recreational vehicle storage can, in
part, be attributed to the changes in land use planning that have resulted in decreased lot sizes.

The additional use of Car Park is therefore considered to be consistent with the location of the
subject site and the use of a number of the surrounding landholdings, whilst also responding
to a valid planning issue.

State Planning Policy 2.5: Rural Planning

State Planning Policy 2.5: Rural Planning (SPP 2.5) outlines a range of considerations relevant
to rural planning proposals. The applicant has provided an assessment of the amendment
against the relevant provisions of SPP 2.5 to demonstrate its consistency with the policy
framework (refer Attachment 4). The main considerations outlined by the applicant include:

o The subject site is not priority agricultural land or land that is required, suited or currently
used as animal premises or for food production;

. There are no land use conflicts with an approved additional use (‘Bird Man’) operating to
the immediate north of the subject site and Lake Neerabup reserve to the south and east;

o The proximity of the subject site to urban areas makes the ‘in demand’ land use suitable
in this locality and will provide economic benefits to the area; and

. The Car Park land use will not have an impact on any environmental assets or water
resources, with the business only seeking approval to park vehicles on the site.

Administration accepts the applicant’s justification and is satisfied that the proposal is
consistent with the objectives of SPP 2.5. As outlined previously in this report, the subject site
is located in an area of General Rural zoned land that is already subject to a number of
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additional uses, including some that support rural pursuits in the broader area. The site itself
is located within an area of land between Flynn Drive and Wattle Avenue that is constrained
from a rural planning perspective due to the existence of the Lake Neerabup reserve, which
has segregated these properties from the surrounding rural land. Further, the parking of
recreational vehicles can be easily removed to enable the land to be used for rural or
agricultural activities in the future.

State Planning Policy 3.7: Planning in Bushfire Prone Areas

The subject site is located within a Bushfire Prone Area as designated by the Department of
Fire and Emergency Services (DFES). Under the provisions of the State Planning Policy 3.7:
Planning in Bushfire Prone Areas (SPP 3.7), a scheme amendment is classified as a strategic
planning proposal and requires a Bushfire Hazard Level (BHL) assessment or a Bushfire Attack
Level (BAL) contour map where the lot layout is already known. The subject site is already
subdivided with the lot layout not requiring modification to support the proposed additional use.

The applicant provided a BHL assessment in support of the scheme amendment that
determined the site would have a ‘moderate’ level of bushfire risk. This is predominantly due
to the sites proximity to Lake Neerabup. The BHL assessment does note that due to the
existence of vegetation on the site some clearing may be required to accommodate the
proposed Car Park land use. If the scheme amendment is approved a further Bushfire
Management Plan or BAL report will be required in support of a future development application.
As part of the development application process Administration would further consider the
suitability and location of the development to ensure any bushfire management measures do
not result in the clearing of any of Tuart trees on the site given their TEC classification.

The BHL assessment is therefore considered suitable for this stage of the planning process
and will be referred to DFES for review and comment if the amendment is adopted for
advertising.

Traffic

The applicant has advised that the proposal will generate approximately five vehicle trips per
day. In accordance with the WAPC’s Transport Impact Assessment (TIA) Guidelines,
proposals that generate less than 10 vehicle trips in the peak hour are considered ‘low impact’
developments that are unlikely to have any measurable impact on the surrounding road
network.

Wanneroo Road is classified as a Primary Regional Road under the MRS and is designed to
carry high volumes of vehicle traffic. The estimated vehicle trips are considered to be
comparable to, or lesser than what is likely to be generated from a number of rural activities
that can be undertaken on the site in accordance with the General Rural zone.

Based on the average number of trips being generated, in accordance with the WAPC’s TIA
guidelines no further traffic information is required to support the proposal. The City’s Traffic
Services has also reviewed the information provided and are satisfied that the proposal will not
affect the safety or operation of the surrounding road network.

Conclusion

The proposed request to amend DPS 2 by introducing an Additional Use of Car Park at the
subject site has been assessed against the relevant legislation and planning framework, and
has considered Council’s recent decision on 10 August 2021 to advertise Amendment No. 199
to DPS 2. The additional use of Car Park has demonstrated that it is unlikely to impact the rural
character and amenity of the area given the sites location adjacent to Wanneroo Road. Further
consideration will be required with respect to bushfire management and the protection of the
TEC vegetation identified on the site. However, these matters can be considered in further
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detail following advertising, and through the development application process if the
amendment is approved.

Therefore, it is recommended that Amendment No. 194 is adopted for the purpose of
advertising, for the reasons outlined in this report.

Statutory Compliance

The scheme amendment will follow the statutory process outlined in the Planning and
Development (Local Planning Schemes) Regulations 2015.

Strategic Implications

The proposal aligns with the following objective within the Strategic Community Plan 2021 —
2031:

3 ~ A vibrant, innovative City with local opportunities for work, business and investment
3.2 - Attract and support new and existing business

Risk Management Considerations

Risk Title Risk Rating

ST-S12 Economic Growth

Moderate

Accountability

Action Planning Option

Chief Executive Officer

Manage

Risk Title

Risk Rating

C0O-022 Environmental Management

Moderate

Accountability

Action Planning Option

Director Planning and Sustainability

Manage

Risk Title

Risk Rating

CO0O-020 Productive Communities

Moderate

Accountability

Action Planning Option

Director Community and Place

Manage

The above risks relating to the issue contained within this report has been identified and
considered within the City’s Strategic and Corporate risk registers. Action plans are in place
to manage and mitigate this risk. Alignment with all risk appetite statements should be
considered in particular, 2.1 Local Jobs.

The City is keen to develop strong economic hubs for growth and employment within the
region. This would involve exploring opportunities which will attract and promote investment
for local businesses and job creation. The City’s Strategic Community Plan acknowledges that
development initiatives (for example, in Yanchep and Neerabup) require planning, due
diligence, consultation and funding. The City acknowledges that to achieve the growth that will
lead to jobs, the City needs to work strategically with partners including investors and to
promote a clear vision. Therefore, the City is prepared to accept a high level of financial risk
provided that the City implements a risk management strategy to manage any risk exposure.

Policy Implications
This proposal has been assessed in accordance with the provisions of the Planning and

Development (Local Planning Schemes) Regulations 2015, State Planning Policy 3.7:
Planning in Bushfire Prone Areas and State Planning Policy 2.5: Rural Planning.
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Financial Implications

Nil

Voting Requirements

Simple Majority

Recommendation

That Council:-

1.

Pursuant to Section 75 of the Planning and Development Act 2005 ADOPTS
Amendment No. 194 to District Planning Scheme No. 2 to allow the Additional Use
of Car Park at Lot 802 (1954) Wanneroo Road, Neerabup by including the following
within Schedule 2 — Section 1 (Clause 3.20) — Additional Uses:

NoO Street/Locality Particulars Additional Use anql Conditions
of Land (where applicable)
Ad4 | 1-44 | 1954 Lot 802 on | Car Park (D)
Wanneroo Deposited
Road, Plan 58729
Neerabup

Pursuant to Regulation 35(2) of the Planning and Development (Local Planning
Schemes) Regulations 2015, RESOLVES that Amendment No. 194 to District
Planning Scheme No. 2 is a ‘Complex Amendment’ for the following reason:

An amendment that is not addressed by any local planning strategy.

Pursuant to Regulation 37(2) of the Planning and Development (Local Planning
Schemes) Regulations 2015, SUBMITS two (2) copies of the Amendment No. 194
to District Planning Scheme No. 2 documentation to the Western Australian
Planning Commission for its consideration.

Pursuant to Section 81 of the Planning and Development Act 2005 REFERS
Amendment No. 194 to District Planning Scheme No. 2 to the Environmental
Protection Authority.

Subject to approval from the Environmental Protection Authority and the Western
Australian Planning Commission, ADVERTISES Amendment No. 194 to District
Planning Scheme No. 2 for a period of not less than 60 days pursuant to Regulation
38 of the Planning and Development (Local Planning Schemes) Regulations 2015.

Attachments:

1.
2l .
3.
4l .
50 .

Attachment 1: Location Plan 21/359948
Attachment 2: Site Plan 21/350957
Attachment 3: Site Photos 21/352929
Attachment 4: Planning Report 21/350959

Attachment 5: Current and Proposed Zoning Map  21/350690
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Attachment 2
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Prepared for Laurie Hurley

Town Planning & Urban Design
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Attachment 3

Site Photos

Site Photos from Wanneroo Road

4.7 — Attachment 3
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Photos from Subject Site (Lot 802)

4.7 — Attachment 3
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CITY OF WANNEROO
DISTRICT PLANNING SCHEME NO 2 - AMENDMENT NO. XX

SCHEME AMENDMENT REPORT

INTRODUCTION

This proposed amendment to the City of Wanneroo District Planning Scheme No.2 (DPS2)
seeks to apply an Additional Use of ‘Car Park’ over Lot 802 (No0.1954) Wanneroo Road,
Neerabup, by amending Schedule 2 — Section 1 (Clause 3.20) — Additional Uses of DPS2 and
incorporating the Additional Use on the Scheme Map (refer Plan 1 — Proposed Scheme
Amendment).

The purpose of this Scheme Amendment is to permit the use of ‘Car Park’ at Lot 802. The
Scheme Amendment is being sought following the City’s compliance notice that the current
use of Lot 802 to park caravans and boats is unauthorised. The land use of ‘Car Park’ is not
permitted (an ‘X’ use) in the General Rural Zone pursuant to the City’s DPS No.2.

SITE DESCRIPTION

Land Details and Ownership

The subject land is known as Lot 802 (No.1954) Wanneroo Road, Neerabup. The Certificate
of Title details are Volume 2693 Folio 31 and the registered proprietor of Lot 802 is Airport
Liquor Pty Ltd.

Location and Access

Lot 802 is located within the suburb of Neerabup, approximately 9 kilometres north of the
Wanneroo Town Centre. Lot 802 has frontage and direct access to Wanneroo Road via an
existing crossover and driveway. Refer Figure 1 — Location Plan.

Area and Land Use

Lot 802 is a rural lot with an area of 2.6 hectares. The site contains scattered mature trees.
There is an existing residential dwelling and two water tanks, 2 x outbuildings/sheds and sea
containers for storage on the site. Some cleared areas are used for the parking of caravans
and boats. Refer Figure 2 — Aerial Photo.

One outbuilding is used as a chicken shed and supplies eggs to the immediate family. The
other outbuilding is used as an approved home business being a wholesale liquor distribution
business.

Land Use Context

Lot 802 directly abuts land reserved under the Metropolitan Region Scheme for Parks &
Recreation to the south and east, and also on the other side of \Wanneroo Road to the west.
To the north of Lot 802, the land is within the General Rural zone under the City of Wanneroo
DPS No.2. Aerial photography indicates that the adjacent and nearby general rural land
holdings are used for a variety of rural, agricultural and lifestyle uses.

4.7 — Attachment 4
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PLANNING FRAMEWORK

Metropolitan Region Scheme
The property is zoned Rural under the Metropolitan Region Scheme.

City of Wanneroo District Planning Scheme No.2
The property is zoned General Rural under the City of Wanneroo District Planning Scheme
No.2. Refer Figure 3 — DPS 2 Map.

Pursuant to clause 3.16.1 of DPS2 ‘the objectives of the General Rural Zone are to:
a) accommodate agricultural, horticultural and equestrian activities;
b) 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 land use of ‘Car Park’ is not permitted in the General Rural Zone pursuant to the City’s
DPS No.2. Car Park is defined by DPS No.2 as follows:

“car park: means premises used primarily for the parking of private vehicles or taxis whether
open to the public or not but does not include any part of a public road which is used for the
through movement of traffic or premises on or in which vehicles are displayed for sale or
premises set aside to meet a specific parking requirement under the Scheme. The term
includes the land required on site for access and manoeuvring to enable vehicles to gain
access to car parking bays.”

CURRENT/PROPOSED OPERATIONS

The current and proposed operations are to provide for the parking of:
caravans/motorhomes/camper trailers;

boats;

cars;

trailers;

Access to Lot 802 is via an existing slip road that is accessed via Wanneroo Road.

Operational hours, for vehicle drop off and pick up, are between 6am and 6pm, 7 days per
week.

A maximum of 90 vehicles are expected to be onsite at any given time.
Average vehicle movements per day are minimal, resulting only from owners checking on their
vehicles. Vehicle movements are generally consistent, or below, the type and volume of traffic
to be expected in a rural/horticultural area noting the other non-residential land uses that exist
and can be considered and approved in the zone and immediate area.

The plan on the following page shows the indicative location on Lot 802 of the parking areas.
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PROPOSED AMENDMENT

Purpose

The proposed Scheme Amendment will modify DPS2 by introducing ‘Additional Use’ of ‘Car
Park’ for Lot 802 Wanneroo Road, Neerabup in to Schedule 2 — Section 1 (Clause 3.20) —
Additional Uses, and amending the Scheme Map accordingly.

The land use of ‘Car Park’ is not permitted in the General Rural Zone pursuant to the City’s
DPS No.2. Car Park is defined by DPS No.2 as follows:

“car park: means premises used primarily for the parking of private vehicles or taxis whether
open to the public or not but does not include any part of a public road which is used for the
through movement of traffic or premises on or in which vehicles are displayed for sale or
premises set aside to meet a specific parking requirement under the Scheme. The term
includes the land required on site for access and manoeuvring to enable vehicles to gain
access to car parking bays.”

Justification

The existing and proposed vehicle parking business is considered a ‘Car Park’ which is not
permitted in the General Rural zone under DPS2. The proposed Scheme Amendment to
include an ‘Additional Use’ of ‘Car Park’ over Lot 802 will allow the City to consider a planning
application for a Car Park in Lot 802.

The proposed Scheme Amendment to facilitate the development of a Car Park on Lot 802 is
not considered to adversely impact the amenity of the area. The existing trees within Lot 802,
along the Wanneroo road frontage and on adjoining properties will largely screen the car park
from the road and from the adjacent land and effectively will reduce the visual impacts.

The impacts of noise on the surrounding properties is considered to be minimal. There is only
one property immediately adjacent to Lot 802, to the north west. The dwelling on this property
is situated 160 metres from the area of the car park and is well screened and buffered by
mature vegetation. The remaining land that abuts Lot 802 is reserved for Parks and
Recreation.

The car park facility provides an important service to people that are not able to park their
recreational vehicles on their own properties for a variety of reasons. One of the main reasons
is the smaller suburban lot sizes that do not allow space for the parking of recreational
vehicles. Other options are required for the community in this regard. The proposed Scheme
Amendment will enable the provision of a much needed and essential service to the
community in the northern corridor.

In addition, the car park will provide an economic benefit to the proponent and to the
community. The use of Lot 802 as a car park allows for the a parking service to be provided
at an affordable rate to the community, this compared to higher rates which are required to
sustain a similar operation on industrial zoned land.

The ability to use Lot 802 for other land uses is limited given the proximity of Neerabup Lake
and associated wetland areas immediately to the east which need to be protected from
adverse impacts and also issues associated with obtaining water licences required to pursue
other rural and/or horticultural activities on the land.
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State Planning Policy 2.5 — Rural Planning

We have undertaken an assessment of the proposal against State Planning Policy 2.5 — Rural
Planning. Below is a response to the key relevant policy objectives and measures. In
summary, it is submitted that the land is not suited to primary agricultural production or more
traditional rural land uses given the size of the property, the location near the urban front, the
context and the surrounding land uses being Parks and Recreation Reserve and Lake
Neerabup and a diverse mix of uses on Rural land including some ‘non-rural’ land uses in the
immediately surrounding lots.

Relevant Policy Objectives

e Support existing, expanded and future primary production through the protection of
rural land, particularly priority agricultural land and land required for animal premises
and/or the production of food.

Response: The subject site is not considered priority agricultural land or land that is required,
suited or currently used for animal premises or the production of food. The sites’ location
directly abutting Parks and Recreation reserves and Lake Neerabup (Conservation Category
Wetland), as well as the small size of the site (2 ha), does not make it conducive to the primary
production rural uses, particularly in relation to the protection of water quality associated with
Lake Neerabup. Thus, it is submitted that the proposed Additional Use of Car Park will not
compromise primary production or priority agricultural land.

e Provide investment security for existing, expanded and future primary production and
promote economic growth and regional development on rural land for rural land uses.

Response: Refer above comments pertaining to primary production. Further, it is noted that
the proposed land use, although not a ‘rural’ land use by definition, will contribute to economic
growth and regional development for this area.

¢ Avoid and minimise land use conflicts.

Response: There are no perceived land use conflicts. The proposed Additional Use of Car
Park has no offsite impacts and will not impact on the continuation of current land uses on the
site or on adjacent land. Any visual impact can be appropriately managed as required and
this can be addressed as part of the development application process. There is currently a
mix of rural and non-rural land uses on the surrounding land, with a number of approved
Additional Uses nearby and surrounding properties.

e Promote sustainable settlement in, and adjacent to, existing urban areas.

Response: The proximity to urban areas makes this site a suitable candidate for the proposed
land use, noting the demand that exists for the parking of boats and caravans for people
residing on small residential lots in the surrounding areas. The proposed land use will have
significant economic sustainability benefits for the local area.

e Protect and sustainably manage environmental, landscape and water resource assets.

Response: The proposed Car Park use will not impact on any environmental assets or water
resource assets on the subject site or on adjacent land. The proposed Car Park use will not
have negative impacts on the adjoining environmental or hydrological values of the Parks and
Recreation reserve and the wetland/ Lake Neerabup. The current landscape assets of the
area are varied, noting that given the location and context of the area, there is currently a mix
of rural and non-rural land uses with a number of approved Additional Uses nearby and
surrounding properties. It is not expected that the proposed use will have a significant impact
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on the existing landscape assets of the area. Any perceived impacts on the landscape assets
of the area can be addressed and managed at the development application stage.

Relevant Policy Measures

o The WAPC'’s decisions will be guided by the need to provide economic opportunities
for rural communities.

Response: The proposed Scheme Amendment will facilitate an economic opportunity on rural
land that is not highly suited to primary production.

e Continue to promote rural zones in schemes as flexible zones that cater for a wide
range of land uses.

Response: The proposed Additional Use is a logical use in this area, noting the sites location
and context and the demand for such facilities in close proximity to urbanised areas. The
proposed use represents a suitable diversification of uses with economic benefits for the
community and manageable impacts on the surrounding land. The introduction of such a use
is consistent with the view of the rural zone being flexible and catering for a wide range of land
uses.

e Support small rural communities by providing for rural enterprise zones which combine
light industry and housing, provided they are carefully planned; in general proximity to
urban areas; serviced; and have design features that address buffers and amenity.

Response: The proposed Additional Use provides an opportunity for a ‘flight industrial’ and
‘enterprise’ additional land use in an appropriate and contained area of small rural zoned
properties that are located in close proximity to urban areas and the urban front. It is submitted
that there will be little impact on the amenity of the area given the existing mix of land uses in
the area, however any need for management measures to protect amenity will be addressed
at the development application stage.

¢ Recognise the differing needs of the various regions, and consider regional variations
where they meet the stated objectives of this policy and are supported in strategies
and schemes.

Response: There is a demonstrated need and demand for such vehicle parking services in
the region, particularly in relation to caravans and boats. The subject site is located in close
proximity to urban areas and represents a logical location for the proposed land use.

e Some rural land may be suitable to accommodate facilities that serve a regional or
sub-regional catchment.

Response: The subject land is well located to provide a much needed service and facility to
the wider regional sub-regional catchment for the parking of caravans and boats.

e Facilities should be located on a main road or on a road that is of a suitable standard
and treatment, to accommodate significant increase in traffic volumes and freight tasks
which may be generated by the proposal.

Response: The subject site is located on Wanneroo Road which is a Primary Regional Road.
Wanneroo Road is of a standard and treatment that provides safe and convenient access to
the site and will accommodate the minor traffic associated with the proposed Additional Use.
There will be no impact on the local road networks.
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e Facilities should not be visually dominant within key viewsheds and should be visually
compatible with surrounding land uses and development.

Response: It is submitted that there will be little impact on the visual amenity of the area given
the existing mix of land uses in the area, however any need for management measures to
address visual impacts of the proposed land use will be addressed at the development
application stage. A variety of management measures can be put in place including screening
and strategic location of parking areas.

e Inrural zones, limit the introduction of land uses that may constrain existing or potential
future rural land uses;

Response: The proposed Additional Use does not constrain any existing rural land uses on
the site, nor constrain any potential future rural land uses. The use only relates to temporary
parking of caravans and boats on the site and not the permanent or significant modification or
improvement to the land itself or construction of permanent buildings. At any time, the Car
Park land use could be efficiently ceased without the need to remove infrastructure or further
modify the land to allow for potential rural land uses.

e In contemplating zoning proposals or amendments to region or local planning
schemes, planning decision makers shall consider:

(a) the suitability of the site to be developed for the proposed use;

Response: There is adequate area on the site to accommodate the proposed uses whilst
allowing for the implementation of any measures required to limit visual impacts on the current
land use and surrounding land. The site is easily accessible via Wanneroo Road and thus
there will be no impact on the local road network.

(b) the siting of the zone/land use in the context of surrounding zones/land uses
(existing and proposed);

Response: The site is suitable for the proposed use given its location and context. The site is
in close proximity to urban areas and thus represents a convenient location for the proposed
use. The surrounding land is developed for a wide range of land uses, including many
Additional Uses under the Scheme and is already an area of diverse land uses.

(c) the capacity of the site to accommodate the proposed zone/land use and
associated impacts;

Response: The site has capacity to accommodate the proposed land use. The site is currently
vacant land and there is adequate area for the Car Park use as well as space to manage
visual impacts as required.

CONCLUSION

The proposed Scheme Amendment will modify DPS2 by introducing ‘Additional Use’ of ‘Car
Park’ for Lot 802 Wanneroo Road, Neerabup in to Schedule 2 — Section 1 (Clause 3.20) —
Additional Uses, and amending the Scheme Map accordingly.

The Scheme Amendment will facilitate approval to a car park on Lot 802, noting that a small
vehicle parking service is currently operating on the site. The car park is an in demand service
for the community and there are little alternative vehicle parking locations within the City.

Given the above, we respectfully request the City’s positive assessment of the proposed
Scheme Amendment.
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Attachment 5

SCHEME MAP AMENDMENT
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4.8 Review of Local Planning Policy 4.23: Design Review Panel

File Ref: 34273 — 21/320265

Responsible Officer: Director Planning and Sustainability
Disclosure of Interest: Nil

Attachments: 4

Issue

To consider amending Local Planning Policy 4.23: Design Review Panel.
Background

Local Planning Policy 4.23: Design Review Panel (LPP 4.23) was initially adopted by Council
on 18 September 2018 and has been in operation for approximately two and a half years.
Administration has undertaken a periodical review of LPP 4.23 to consider any opportunities
to improve the policy framework.

The purpose of this report is to outline Administration’s recommended modifications to LPP
4.23, and for Council to consider adopting the proposed amendments to the policy.

Detail
The purpose of LPP 4.23 is to outline the operational criteria of the City’s DRP, including:

The type and scale of developments that should be referred to the DRP;
The matters to be considered by the DRP;

The funding, number and timing of DRP meetings; and

The information to be provided to enable the DRP to consider an application.

The DRP provides professional and technical advice on matters related to the design, layout
and site planning of development applications and other strategic planning proposals. The
DRP is responsible for providing an advisory function only, with the comments provided by the
Panel required to be given ‘due regard’ in the decision making process.

Since the first meeting in March 2019, the City’s DRP has considered 52 applications for design
review. The applications have primarily related to development proposals, however other
strategic planning proposals such as Local Development Plans and Structure Plans have also
been presented. In addition, the three Metronet train stations in Alkimos, Eglinton and Yanchep
were referred to the DRP to assist Administration in preparing the City’s recommendation to
the WAPC on the development applications.

The City’s DRP has operated effectively since it commenced. The Panel for each meeting is
selected from a pool of eight high quality and experienced members, some of which also
participate in the State Design Review Panel. The Panel members have a background in a
variety of urban design fields including architecture, landscape architecture and heritage.

Applicants have embraced the design review process and support early engagement with the
DRP, which has led to better quality outcomes and assists with streamlining the application
approval process.

There have been no operational problems with the implementation of the policy. Administration
is therefore proposing minor modifications to LPP 4.23 as summarised in the ‘Comment’
section below, which are considered to be administrative changes that do not alter the
operation of the DRP or referral criteria for applicants.
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A copy of the current LPP 4.23 is included as Attachment 1 and a marked-up copy of draft
LPP 4.23 that highlights the modifications is included as Attachment 2.

An unmarked copy of LPP 4.23 incorporating the proposed amendments is included as
Attachment 3.

Consultation

In accordance with Schedule 2 — Part 2 of the Deemed Provisions of the Planning and
Development (Local Planning Schemes) Regulations 2015 (Deemed Provisions) the local
government may amend a local planning policy without advertising the amendments if, in the
opinion of the local government, the amendments are minor in nature.

Administration is of the view that the amendments proposed to LPP 4.23 are administrative
modifications only that do not alter the intent, purpose or operation of the policy or design
review process. Therefore, advertising of the proposed amendments to LPP 4.23 is not
required.

Comment

A list of the modifications to LPP 4.23 with a comment from Administration has been included
as Attachment 4, with the main modifications discussed in further detail below.

Clause 67 (zc) — Supplemental Provisions to the Deemed Provisions

It is proposed to amend LPP 4.23 to include a reference to Clause 67 (zc) of DPS 2, which
requires the DRP comments to be given due regard as set out below:

In accordance with Cause 67 (zc) of the Deemed Provisions of DPS 2 any
relevant advice provided by the Design Review Panel shall be given due regard
by a decision maker when considering an application for development approval.

The addition of this information within Part 1 of LPP 4.23 will ensure applicants are aware that
the comments provided by the DRP are required to be given due regard in accordance with
DPS 2, as this is not a standard due regard consideration within local government planning
schemes. This provision does not change the effect or function of LPP 4.23, and seeks only to
ensure that all considerations relevant to the DRP process are contained within the policy.

Removal of Appendix 1

State Planning Policy 7.0: Design of the Built Environment (SPP 7.0) contains 10 ‘principles of
good design.” The purpose of these design principles is to establish a consistent definition of
good design that can inform the design, review and decision making processes for built form
proposals across the state.

Appendix 1 of the current LPP 4.23 contains a copy of the principles of good design as they
were outlined within SPP 7.0 at the time the policy was adopted. Appendix 1 was included
within LPP 4.23 to provide supporting information relating to Clause 5 of the current policy,
which outlines the matters which the DRP shall take into account when providing design
advice.

Since adoption of LPP 4.23 the textual description of the principles of good design within SPP
7.0 have undergone minor modification. As such, the City’s policy is not wholly aligned with the
design principles as they are described in SPP 7.0. To ensure LPP 4.23 retains reference to
the most current principles of good design this information has been removed from Appendix
1 of the policy. Where necessary, consequential textual modifications have been made to LPP
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4.23 to instead make reference to the principles of good design as outlined in SPP 7.0, rather
than Appendix 1.

This modification will ensure LPP 4.23 remains aligned with the current planning framework.
Conclusion

LPP 4.23 has, since its adoption by Council, supported the successful delivery of improved
built form outcomes throughout the City. Upon review, only minor textual modifications have
been identified by Administration to improve the legibility of the policy and make reference to
all current and applicable planning considerations.

It is therefore recommended that Council adopt the amended Local Planning Policy 4.23:
Design Review Panel, as shown in Attachment 3.

Statutory Compliance

The review of LPP 4.23 has been prepared in accordance with Division 2 — Local Planning
Policies of the Deemed Provisions which outlines the procedures for how a local government
may amend a local planning policy.

Strategic Implications

The proposal aligns with the following objective within the Strategic Community Plan 2021 —
2031:

7 ~ A well governed and managed City that makes informed decisions, provides strong
community leadership and valued customer focused services

7.1 - Clear direction and decision making

Risk Management Considerations

Risk Title Risk Rating

CO-C01 Compliance Framework Moderate
Accountability Action Planning Option
Executive Manager Governance and Legal Manage

Risk Title Risk Rating

CO 001 Relationship Management Moderate
Accountability Action Planning Option
Director Corporate Strategy and Performance Manage

The above risks relating to the issues contained within this report have been identified and
considered within the City’s Corporate risk register. Action plans have been developed to
manage this risk to support existing management systems.

Policy Implications
The review of LPP 4.23 has been undertaken by Administration to ensure that the City achieves

its strategic goals and conforms to current statutory and legislative provisions through the use
of local planning policies.
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Financial Implications
Nil

Voting Requirements
Simple Majority
Recommendation
That Council:-

1. Pursuant to Division 2 — Clause 5(2) of the Planning and Development (Local
Planning Schemes) Regulations 2015 AGREES that the amendments proposed to
Local Planning Policy 4.23: Design Review Panel are minor in nature and do not
require advertising;

2. Pursuant to Division 2 — Clause 4(b)(i) of the Planning and Development (Local
Planning Schemes) Regulations 2015 ADOPTS Local Planning Policy 4.23: Design
Review Panel, as contained in Attachment 3 without consultation; and

3. Pursuant to Division 2 Clause 4(4) of the Planning and Development (Local
Planning Schemes) Regulations 2015 PUBLISHES notice of its adoption of Local
Planning Policy 4.23: Design Review Panel in accordance with Clause 87.

Attachments:
13, Attachment 1: Current Local Planning Policy 4.23: Design Review Panel 21/323187
20 . Attachment 2: Modified LPP 4.23 With Track Changes 21/351177

30. Attachment 3: Modified LPP 4.23: Design Review Panel For Adoption 21/336712
40 . Attachment 4: Summary Modifications to Local Planning Policy 4.23 21/336349
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Owner Planning and Sustainability Attachment 1
Implementation September 2018
Next Review September 2019

PART 1 — PoLICY OPERATION

1

1.1

2

2.1

2.2

Policy Intent

To outline the operation of the City of Wanneroo’s Design Review Panel.

Role and Purpose of the Design Review Panel

To provide technical advice and recommendations on the design and site planning of
certain planning proposals.

The Design Review Panel is advisory only and does not have a decision-making
function.

PART 2 — GENERAL PoLICY PROVISIONS

1

1.1

Referral to Design Review Panel — Prior to Lodgement of Application

Development which meets one or more of the following criteria is required to be
referred to the Design Review Panel for review prior to the lodgement of a
development application:

a)
b)

c)

d)

e)

9)

h)

Development of more than two multiple dwellings;
Development of more than 10 grouped dwellings;

Development that is three or more storeys in height, excluding single residential
dwellings and buildings in the Service Industrial or General Industrial zones;

Major extensions or amendments to those proposals referred to in a), b) or ¢)
above, which in the opinion of the City would benefit from review by the Design
Review Panel*;

Mandatory Joint Development Assessment Panel (JDAP) proposals (excluding
public or private schools and works by Government agencies and public
authorities that do not involve a built form component);

Optional ‘opt-in’ JDAP proposals, unless written confirmation is received from the
City, prior to lodgement of a development application, that the proposal is not
considered to require review by the Design Review Panel*;

Any amendment to a JDAP approval, which in the opinion of the City would
benefit from a review by the Design Review Panel*; and

Development which is required to incorporate a landmark feature under a
Structure Plan or Local Development Plan.
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* Proponents are encouraged to contact the City prior to lodgement to discuss
whether the proposal should be referred to the Design Review Panel.

1.2 If development is of a type referred to in Clause 1.1 of this policy, and has not been
referred to the Design Review Panel prior to the lodgement of a development
application, the applicant may be requested to agree to a time extension in
accordance with the Planning and Development (Local Planning Schemes)
Regulations 2015 for the processing of the development application, to enable a
design review meeting to be undertaken.

2 Referral to Design Review Panel — After Lodgement of Application

21 Development, not of the kind referred to in Clause 1.1 of this policy, but which, in the
opinion of the City is:

a) Of a complex or contentious nature;
b) Likely to be of a significant interest to the community;

c) Likely to have a significant impact on the existing or planned future streetscape, or
as viewed from the public domain;

d) Of strategic significance; or
e) Likely to benefit from a referral to the Design Review Panel,

may be referred to the Design Review Panel either prior to or following the lodgement
of a development application, at the City’s cost.

2.2 Planning proposals in the following categories may be referred to the Design Review
Panel, at the City’s cost, where the City would likely benefit from a referral to the
Panel:

a) Proposed Structure Plans, or amendments to Structure Plans; or

b) Proposed Local Development Plans, or amendments to Local Development

Plans.
3 Process — Prior to Lodgement of Application
3.1 Information required to be submitted by the proponent to the City for assessment by

the Design Review Panel must be submitted to the City a minimum of 10 clear
working days prior to the date of the Design Review Panel meeting. Failure for this to
occur may result in the proposal being rescheduled to the next available meeting.

3.2 Minutes summarising the agreed actions, and relevant comments and
recommendations from the Design Review Panel are to be prepared by the City and
provided to the applicant within 10 working days of the meeting occurring.

3.3 The City is responsible for funding a maximum of one Design Review Panel meeting
for a proposal referred to in Clause 1.1 of this policy.
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3.4 Subsequent Design Review Panel meetings for a proposal referred to in Clause 1.1
of this policy prior to the lodgement of an application are at the proponent’s cost.

4 Process — After Lodgement of Application

4.1 Proposals that are formally submitted as a development application to the City
following consideration by the Design Review Panel must be accompanied by a
statement detailing how, and the extent to which, the comments made from the
Design Review Panel have been addressed, in accordance with Clause 63(1)(d) of
the Deemed Provisions of District Planning Scheme No. 2.

4.2 Proposals may be referred back to a Design Review Panel meeting following the
lodgement of a development application, at the proponent’s cost, in the following
circumstances:

a) Major modifications to the proposal were recommended by the Design Review
Panel as part of the pre-lodgement design review;

b) Insufficient or inadequate information was provided and made available to the
Design Review Panel at the pre-lodgement design review;

c) The design quality is substantially inconsistent with the proposal considered by
the Design Review Panel at the pre-lodgement design review; or

d) The City does not consider that the recommendations of the Design Review
Panel have been sufficiently addressed in the development application.

4.3 If the City considers that the recommendations of the Design Review Panel have
been sufficiently addressed in the development application, the application is not
required to be referred back to a Design Review Panel meeting.

5 Matters to be Considered by the Design Review Panel

51 In providing any advice and recommendations, the Design Review Panel shall take
into account matters including, but not limited to:

a) The relevant planning framework; and
b) The eleven principles of good design outlined in Appendix 1.
6 Information Required for Design Review Panel Meetings

6.1 Appendix 2 contains the information required to be submitted to the City by the
applicant for assessment by the Design Review Panel.

PoLIiCY APPENDICES

Appendix 1: Design Principles
1. Context and Character

Good design responds to and enhances the distinctive characteristics of a local area,
contributing to a sense of place.
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The distinctive characteristics of a local area include its prominent natural and built features,

the overall qualities of its built environment, significant heritage elements, as well as social,
economic and environmental conditions.

Good design responds intelligently and sensitively to these factors, interpreting rather than
replicating existing features and enhancing the identity of the area, including the adjacent
sites, streetscape and neighbourhood.

Good design also responds positively to the intended future character of an area. It delivers
appropriate densities that are consistent with projected population growth, and are able to be
sustained by existing or proposed transport, green networks and social infrastructure.

Consideration of local context is particularly important for sites in established areas that are
undergoing change or identified for change.

2. Landscape Quality

Good design recognises that together landscape and buildings operate as an integrated and
sustainable system, within a broader ecological context.

Good landscape design protects existing environmental features and ecosystems, enhances
the local environmental context and regenerates lost or damaged ecosystem functionality,
where possible. It balances consideration of environmental factors such as water and soil
management, ground conditions, solar access, microclimate, tree canopy, habitat creation
and preservation of green infrastructure with social, cultural and economic conditions.

Good landscape design employs hard and soft landscape and urban design elements to
create external environments that interact in a considered manner with built form, resulting in
well-integrated, engaging places that contribute to local identity and streetscape character.

Good landscape design provides optimal levels of external amenity, functionality and
weather protection while ensuring social inclusion, equitable access and respect for the
public and neighbours. Well-designed landscape environments ensure effective
establishment and facilitate ease of long term management and maintenance.

3. Built Form and Scale

Good design provides development with massing and height that is appropriate to its setting
and successfully negotiates between existing built form and the intended future character of
the local area.

Good design achieves an appropriate built form by responding to its site, as well as
surrounding built fabric, in a considered manner, mitigating negative impacts on the amenity
of neighbouring properties and public realm.

Good design considers the orientation, proportion, composition, and articulation of built form
elements, to deliver an outcome that is suited to the building’s purpose, defines the public
domain, maintains important views, contributes to the character of adjacent streetscapes
and parks, and provides a good pedestrian environment at ground level.
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4. Functionality and Build Quality

Good design meets the needs of users efficiently and effectively, balancing functional
requirements to deliver optimum benefit and performing well over the full life-cycle.

Designing functional environments involves ensuring that spaces are suited to their intended
purpose and arranged to facilitate ease of use and good relationships to other spaces. Good
design provides flexible and adaptable spaces, to maximise utilisation and accommodate
appropriate future requirements without the need for major modifications.

Good build quality is achieved by using good quality and robust materials, finishes, elements
and systems. Projects should be well-detailed, resilient to the wear and tear expected from
its intended use, and easy to upgrade and maintain.

Good design accommodates required services in an integrated manner, without detriment to
the overall design outcome.

5. Sustainability

Good design optimises the sustainability of the built environment, delivering positive
environmental, social and economic outcomes.

Sustainable buildings utilise passive environmental design measures that respond to local
climate and site conditions by providing optimal orientation, shading, thermal performance
and natural ventilation. Reducing reliance on technology for heating and cooling minimises
energy use, resource consumption and operating costs over the whole life-cycle of the
project.

Other sustainable design measures include the use of sustainable construction materials,
recycling, material re-use, harnessing of renewable energy sources, appropriate water
management. Good design considers the ease with which sustainability initiatives can be
maintained and managed. Sustainable landscape and urban design adheres to established
principles of water-sensitive urban design, and minimises negative impacts on existing
natural features and ecological processes, as well as facilitating green infrastructure at all
project scales.

6. Amenity

Good design optimises internal and external amenity for occupants, visitors and neighbours,
contributing to living and working environments that are comfortable and productive.

Good design provides internal rooms and spaces that are adequately sized, comfortable and
easy to use and furnish, with good levels of daylight, natural ventilation and outlook.
Delivering good levels of internal amenity also includes the provision of appropriate levels of
acoustic protection and visual privacy, adequate storage space, and ease of access for all.

Well-designed external spaces provide welcoming, comfortable environments that are
universally accessible, with effective shade as well as protection from unwanted wind, rain,
traffic and noise. Good design mitigates negative impacts on surrounding buildings and
places, including overshadowing, overlooking, glare, reflection and noise.
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7. Legibility

Good design results in buildings and places that are legible, with clear connections and
memorable elements to help people find their way around.

Good urban design makes places easy to navigate, with recognisable routes, intersections
and landmarks while being well-connected to existing movement networks. Sightlines are
well-considered, with built form responding to important vantage points.

Within buildings, legibility is served by a clear hierarchy of spaces with identifiable entries
and clear wayfinding. Externally, buildings and spaces should allow their purpose to be
easily understood, and provide clear distinction between public and private spaces.

Good design provides environments that are logical and intuitive, at the scale of building, site
and precinct.

8. Safety

Good design optimises safety and security, minimising the risk of personal harm and
supporting safe behaviour and use.

Safety and security is promoted by maximising opportunities for passive surveillance of
public and communal areas and providing clearly defined, well lit, secure access points that
are easily maintained and appropriate to the purpose of the development.

Good design provides a positive, clearly defined relationship between public and private
spaces and addresses the need to provide optimal safety and security both within a
development and to adjacent public realm.

Designing for safety also involves mitigating any potential occupational safety and health
hazards that might result from a development during its construction, maintenance and
operation.

9. Community

Good design responds to local community needs as well as the wider social context,
providing buildings and spaces that support a diverse range of people and facilitate social
interaction.

Good design encourages social engagement and physical activity in an inclusive manner,
enabling stronger communities and improved public health outcomes.

In residential developments, good design achieves a mix of dwelling types, providing
housing choice for different demographics, living needs and household budgets, and
facilitating ageing-in-place.

10. Aesthetics

Good design is the product of a skilled, judicious design process that results in attractive and
inviting buildings and places that engage the senses.
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Good design resolves the many competing challenges of a project into an elegant and
coherent outcome. A well-conceived design concept informs all scales, from the articulation

of building form through to materiality and detail, enabling sophisticated, integrated
responses to the complexities of local built form and landscape character.

In assessing design quality, consideration of aesthetics should not be limited to style and
appearance; it should also account for design integrity, creativity, conceptual coherence and
cultural relevance in a proposal.

11. Accessibility
Good design results in development which is accessible to people of all capabilities.
Appendix 2: Information to be Provided by the Applicant

Prior to the formal lodgement of a development application defined in Clause 1.1 of this
policy, the applicant is required to submit material to enable a design review, unless
otherwise waived by the City. The material required for design review is to sufficiently
illustrate site analysis, site design response and the intended design proposal. This includes,
but is not limited to the following:

1. Site analysis

Understanding the site context is important for the Design Review Panel to assess how well
a proposal responds to its site and context.

The key elements of a site analysis include:

a) Site location / wider content plan;

b) Aerial photograph;

c) Local context plan (showing surrounding land uses ;

d) Site context and survey plan; and

e) Elevations/pictures of the existing streetscape and other factors influence.

2. Site design response

The proponent should provide sufficient information to clearly articulate the considerations
that have informed the broader site design approach. This includes the following:

The key elements of a site design response include:

a) Assessment of site opportunities;

b) Building massing studies to consider the quantity and arrangement of built form within
the three-dimensional boundary within which development can occur;

c) Car parking strategy (for mixed use proposals or where departures from parking
standards are proposed);

d) Energy and resource reduction strategy (for multiple dwellings);

e) Orientation study, including winter sun paths and overshadowing of site and adjoining
properties;

f)  Prevailing breezes and ventilation strategies (for multiple dwellings);

g) Relationship to public domain and surrounding properties;

h) Investigation of amenity provided for occupants and neighbouring developments;

i) Retention of existing trees and vegetation;

j) Landscape design approach (deep soil zones, location and species of trees);
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k) Communal open spaces;

I) Consideration of culturally relevant or heritage elements; and
m) Any relevant specialist advice.

3. Design proposal
Sufficient drawing material should be presented to outline the intended design proposal.
The key elements of a pre-development application design proposal include:

a) Development details;

b) Design quality statement outlining how the proposal responds to the ten design
principles contained in Appendix 1 of this policy;

c) Precedents that have informed the design proposal,

d) Site plan;

e) Floor plans;

f) Elevations of the proposal in context;

g) Sections of the proposal in context; and

h) 3D images or visualisations.
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PART 1 — PoOLICY OPERATION

| 1. 4Policy Intent and Development

| 1.1. 44— To outline the operation of the City of Wanneroo’s Design Review Panel.

1411.2. This policy has been prepared under Schedule 2, Part 2 of the Deemed
Provisions of the Planning and Development (Local Planning Schemes) Regulations
2015 and is to be read in conjunction with the City’s District Pl