H81200�PRIVATE ��

	C I T Y   O F   W A N N E R O O



	MINUTES OF SPECIAL COUNCIL MEETING HELD IN COUNCIL CHAMBER

	ADMINISTRATION BUILDING, BOAS AVENUE, JOONDALUP,

	ON MONDAY, 20 DECEMBER 1993







ATTENDANCES AND APOLOGIES



Councillors:	G A MAJOR � JP, Mayor  	South�West Ward

		P NOSOW � Deputy Mayor � from 5.39 pm	South Ward

		H M WATERS		North Ward

		C P DAVIES		North Ward

		W H MARWICK		Central Ward

		B A COOPER		Central Ward

		L A EWEN�CHAPPELL		Central Ward

		M J GILMORE		South Ward

		K H WOOD		South Ward

		I D MACLEAN		South Ward

		F D FREAME � from 5.42 pm	South�West Ward

		N RUNDLE 		South�West Ward

		G W CURTIS		South�West Ward



Town Clerk:		R F COFFEY

City Treasurer:	J B TURKINGTON

City Planner:		O G DRESCHER

City Engineer:		R MCNALLY

Co�Ordinator, Strategic Planning:	P J THOMPSON

Co�Ordinator, Statutory Planning:	D BUTCHER

Senior Land Officer:	T NEALE

Senior Planning Officer:	R W ZAGWOCKI

Planning Officer:	P J NEILSON

Minute Clerk:		J CARROLL



In Attendance



Denis McLeod � from 5.57 pm





Apologies for absence were tendered by Crs Dammers and Moloney.



An apology for late attendance was tendered by Denis McLeod.



There was 1 member of the Public in attendance.



The Mayor declared the meeting open at 5.37 pm.



ITEMS OF BUSINESS



MOVED Cr Gilmore, SECONDED Cr Cooper that the Items of Business be considered in reverse order, and Item H81203 be considered at this point.				

				CARRIED



Cr Nosow  entered the Chamber at this point, the time being 5.39 pm.



H81203	TOWN PLANNING SCHEME NO 21 � EAST WANNEROO DEVELOPMENT SCHEME � [780�21]



	CITY PLANNER'S REPORT H81203



Cr Freame  entered the Chamber at this point, the time being 5.42 pm.



RECOMMENDATION



That Council:



1	does not accept the Minister's proposal as conveyed in the State Planning Commission's letter dated 1 December 1993;



2	advises the Minister that it would be prepared to pursue an arrangement for east Wanneroo which involved a combination of elements of the Minister's proposal and the Working Group's recommended proposal, as follows:



	(a)	those regional roads to be the subject of Scheme costs to be the same roads as recommended by the Working Group (subject to changes to the regional road system arising from the East Wanneroo Transportation Study), ie all those Scheme 21 Scheme Roads, except for Flynn Drive (west of Wanneroo Road), Neaves Road, Gnangara Road (east of Snake Swamp) and Alexander Drive;



	(b)	regional road costs to be full cost of acquisition and first stage construction, including underpasses and dual use path (ie not half cost where a road has urban on only one side) except in those cases where Scheme 21 proposed that the Scheme cost be less than full cost (ie Hepburn Avenue, Flynn Drive west of the Neerabup agreement area and the regional roads abutting the proposed Scheme 19 � Enterprise Park area [subject to the final form of that proposed Scheme]);



	(c)	regional road costs to be apportioned on the basis of two Scheme areas as recommended by the Working Group, i.e. one area to the north of Ocean Reef Road and one to the south; applying only to the future Urban and South Wangara industrial area, and to the areas east of Wanneroo Road (except for the Burns Beach Road extension west of Wanneroo Road);



	(d)	specific local infrastructure items (ie public open space, primary school sites and drainage site acquisition and construction) to be the subject of separate local Schemes, the extent of each of these Schemes being as suggested by the Minister (except the small area north of the North Whitfords Estate, Landsdale area which would be in Scheme 7 instead of Scheme 6);



	(e)	the South Wangara industrial area to be the subject of a separate Scheme as proposed by the Minister;



	(f)	the Neerabup and Landsdale large landholding areas to be the subject of developer agreements with Council as proposed by the Minister and the Working Group, with these areas to contribute to the regional road costs to a comparable extent as the relevant Scheme areas;



	(g)	Scheme costs to be apportioned and charged on the basis of potential lot yield as proposed by the Minister and to be estimated by Council;



	(h)	Scheme costs to be able to be paid in the form of cash or land contributions;



	(i)	Scheme costs to include administration costs;



	(j)	Scheme charges to be levied by Council through the authority of the Schemes and not to rely upon subdivision conditions;



	(k)	provision for arbitration to be included within the Schemes (therefore no appeal rights to the Minister concerning charges once the Schemes come into effect);



	(l)	provision for appointment of independent managers to be included in the Schemes, but only if professional indemnity insurance coverage is taken out by the managers in order to indemnify Council against any losses or costs.



3	advises the Minister if 2. is not accepted by the Minister on the understanding that Council would not be prepared to make any further concessions, then Council would not be prepared to pursue Schemes and that initiatives which can be undertaken at the State level would need to be considered, eg Improvement Plans;



4	approaches the West Australian Municipal Association for consideration of this issue under the terms of the Better Government Agreement;

	

5	in accordance with the provisions of Section 7 of the Town Planning and Development Act (1928) as amended:



	(a)	supports the application submitted by Land Planning Consultants on behalf of various landowners for the rezoning of Lots 22�26 and 1 Elliot Road, Wanneroo from Rural to Residential (R20) and Special Residential;



	(b)	includes Special Provisions relating to Special Residential Zone 6 in Schedule 6 of the Scheme as follows:



  		  (i)	subdivision is restricted to a minimum lot size of 5000m2;



		 (ii)	except to the extent necessary for the construction of approved buildings and driveways, no land shall be cleared of vegetation without prior approval of the Council;



		(iii)	electricity shall be provided by means of underground cables to all buildings;



		 (iv)	all stormwater run�off shall be disposed of by drainage systems constructed with the adjacent residential area to the satisfaction and specifications of Council;

			

		  (v)	the Council may, as a condition of any approval granted under special provisions (II), require the owner or occupier of the land to plant and maintain to its satisfaction native trees and shrubs;



5.1	forwards the documentation for Amendment No 650 to the Minister for Planning for preliminary approval to advertise;



5.2	requests the North West District Planning Committee to request the State Planning Commission to amend the Metropolitan Region Scheme to rezone the land, subject to Amendment No 650 from Rural to Urban;



5.3	advises the applicant that in the interest of facilitating the development of the subject area, it has resolved to seek the above amendment but before granting final approval to Amendment No 650 it will require:



	(a)	a local structure plan which has been satisfactorily advertised and approved by Council and the Department of Planning and Urban Development.  In this regard, the applicant is required to:

	

		 (i)	modify the current plan by increasing the public open space component from 1.1 hectares to 3.2 hectares and locating it in the north�east corner of the area, to the satisfaction of the City Parks Manager;



		(ii)	modify the plan by deleting the current reference to road widening and in its place, include a uniform strip along the north of Elliot Road and west of Lenore Road with the statement that this area may be subject to possible future road widening;



	(b)	requires arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



5.4	subject to the above modifications, approves the local structure plan for advertising as a Draft North Elliot Road Local Structure Plan for a public comment period of six weeks and that this advertising be made to run concurrently with the advertising of Amendment No 650.



6	in accordance with the provisions of section 7 of the Town Planning and Development Act (1928) as amended:     

  

 	(a)	supports the applications on behalf of various land owners for the rezoning of Lots 1-3, 5, 6 and 9 Wanneroo Road, 33-35 Lancaster Road, 18, 19 and 38 Windsor Road, 108 and 337 Parri Road, 101 and 125 Luisini Road, Wangara from Rural to Light Industrial and Mixed Business;



	(b)	forwards the documentation for Amendment Nos 607 and 657 to the Minister for Planning for preliminary approval to advertise;



6.1	requests the North West District Planning Committee to request the State Planning Commission to amend the Metropolitan Region Scheme to rezone the land, subject to Amendment Nos 607 and 657 from Rural to Industrial;



6.2.	advises Chapman Glendinning and Associates that in the interest of facilitating the development of the area, it has resolved to seek the above amendment but before granting final approval to Amendment No 657, it will require;

	

	(a)	a local structure plan which has been satisfactorily advertised and approved by Council and the Department of Planning and Urban Development.  In this regard, the applicant is required to modify the structure plan by;

	

		 (i)	by redesigning the intersection of the Gnangara Road deviation, the proposed loop ramp connection and the 20 metre wide service road to provide sufficient spacing for safe operation to the satisfaction of the Main Roads.  The current proposal for the interchange land requirements should also be shown;

		

		(ii)	reflecting the proposal submitted by Geoff Lewis Consultant in terms of road configuration only;



	(b)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, and drainage facilities required for the proper servicing of the industrial area of which this application forms part;



6.3.	subject to the above modifications, approves the local structure plan for advertising as the Draft South Wangara Local Structure Plan for a public comment period of six weeks and that this advertising be made to run concurrently with the advertising of Amendment No 657.



6.4	advises Geoff Lewis Planning Consultant that:

	

	(a)	it does not support the modified rezoning request as submitted on 5 November 1993 as the various zones requested do not conform with the development strategies for the area;

	

	(b)	the modified road structure is satisfactory;

	

	(c)	Council has resolved to initiate a Light Industrial Zoning over his client's lots. 



7	supports the modified subdivision application submitted by Peter Webb and Associates on behalf of Homeswest for the subdivision of Lot 2 Pinjar Road, Pinjar subject to:



	(a)	finalisation of Amendment No 606;



	(b)	the design, location and number of access lanes being to the satisfaction of the City Engineer;



	(c)	a 0.1 metre pedestrian accessway being provided along the boundary of all lots that abut the Coogee Road Extension, East-West 7, the rear of the special residential lots along Pinjar Road to the satisfaction of the City Engineer.



	(d)	additional traffic control measures including roundabouts to be provided to the satisfaction of the City Engineer;



	(e)	the configuration of the public open space (including Neighbourhood Centre site) to accord with the local structure plan for the area (when approved); 



	(f)	the small pocket of public open space, (approx 3000m2) to be deleted and incorporated with the adjacent large area of public open space; 



	(g)	the public open space location and design to be determined following the preparation of the "Remnant Vegetation Plan" as required by the Minister for the Environment in his "Statement that a Proposal May be Implemented (Pursuant to the Provision of the Environmental Protection Act 1986)" dated 21 August 1992;



	(h)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(i)	satisfactory arrangements being made with the Council for the upgrading of Pinjar Road where it abuts the application area to the satisfaction of the City Engineer and City Planner subject to the provisions of the legal agreement referred to in (h);

	

	(j)	the redundant portion of Pinjar Road reserve to he east of the proposed neighbourhood centre site being rehabilitated and landscaped and dedicated as a Reserve for Public Recreation.  This open space not being credited or forming part of the applicants public open space contribution; 

	

	(k)	the dedication and construction of full earthworks and one carriageway for the abutting portion of East-West 7 to the satisfaction of the City Engineer and City Planner, subject to the provisions of the legal agreement referred to in (h) above;

	

	(l)	standard conditions of subdivision.



8	defers consideration of the application by R G Lester and Associates on behalf of V and M C Pettigrove for the subdivision of lot 6 Coogee Road, Mariginiup pending finalisation of the road alignment study for the area.



9	advises Mr S Aston that his application for the proposed rezoning of Lot 300 (543) Wanneroo Road, Woodvale, is deferred and that this matter should be considered in conjunction with an overall strategy for the area.  In this regard, the applicant should liaise with all the land owners within the area bounded by Ocean Reef Road in the north, the Yellagonga Regional Park in the south and west and Wanneroo Road in the east, regarding the preparation of a local structure plan.  Such a proposal should consider issues such as rationalisation of access onto Wanneroo Road and  potential impacts of development on the adjoining Yellagonga Regional Park.  This should be viewed in the context of the Council's draft strategy for the area. 



10	supports the application submitted by Russell Taylor and William Burrell on behalf of Taylor Woodrow P/L for the subdivision of Lots 20, 200, 201,  202 and 209 Elliot Road, Wanneroo subject to:

	

	(a)	finalisation of Amendment No 577 to Town Planning Scheme No 1;

	

	(b)	the subdivision design being modified to reflect the final structure plan for the area to the satisfaction of the City Planner and City Engineer;

	

	(c)	the public open space shown on Lots 201, 202 and Pt Lot 200 Rye Grove/Wattle Mews being increased to 6211m2 and being transferred to the Crown free of cost as a Reserve for Public Recreation.  This open space not being credited or forming part of the applicants public open space contribution; 

	

	(d)	requires arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(e)	the applicant demonstrating to Council that the land affected by the Environmental Protection Authority  buffer requirements for Poultry Farms can be dealt with to the satisfaction of the Department of Planning and Urban Development  and the Environmental Protection Authority;



	(f)	a road link being provided to the south of Lot 37 Greenfields Circle to provide direct north-south access. 



	(g)	Lot 37 Greenfields Circle, Wanneroo being ceded free of cost to the Crown and being constructed and drained at the subdivider's cost to the satisfaction and specification of Council.



	(h)	standard conditions of subdivision. 



10.1	request the imposition of the following footnote;



	(a) 	the applicant is advised that the public open space contribution referred to in (c) is not subject to a credit or a claim as it is an outstanding requirement from the earlier stages of subdivision within the area.



11	modifies Amendment No 595 to Town Planning Scheme No 1 by incorporating Lot 16 East Road, Wanneroo and rezoning Lot 16 from Rural to Residential Development R20;



11.l	progresses the amendment in accordance with the Town Planning Regulations;



11.2	advises the applicants, Russell Taylor and William Burrell, that prior to final approval of the amendment it will require:

	

	(a)	that a local structure plan has been approved by Council and Department of Planning and Urban Development;

	

	(b)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(c)	the applicant to demonstrate to Council that the land affected by the Environmental Protection Authority  buffer requirements for Poultry Farms can be dealt with to the satisfaction of the Department of Planning and Urban Development  and the Environmental Protection Authority.



12	adopts Amendment No 639 to Town Planning Scheme No 1 to rezone Lot 500 and Pt Lot 23 Wanneroo Road, Kingsley from Rural to Special Residential;



12.1	prior to affixation of the Common Seal to the amending documents, requires the provision of a legal agreement at the owner's expense to enable the owner of Lot 23 to gain access to Wanneroo Road on an interim basis until the widening of Wanneroo Road where it abuts the subject land.



12.2	subject to 12.1 above, authorises affixation of the Common Seal to the amending documents;



12.3	following the affixation of the Common Seal, forwards Amendment No 639 to the Hon. Minister for Planning for his endorsement of final approval and publishing in the Government Gazette.



13	supports the application submitted by Landvision Consultants on behalf of M, G and C Monte for the subdivision of Lots 15, 16 and Pt Lot 17 Elliot and Wyatt Roads, Wanneroo subject to:

	

	(a)	finalisation of Amendment No 577 to Town Planning Scheme No 1;

	

	(b)	the subdivision design being modified to reflect the final local structure plan for the area to the satisfaction of the City Planner and City Engineer;

	

	(c)	Lots 74 to 85 being deleted and replaced with public open space;

	

	(d)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(e)	the applicant demonstrating to Council that the land affected by the Environmental Protection Authority  buffer requirements for Poultry Farms can be dealt with to the satisfaction of the Department of Planning and Urban Development  and the Environmental Protection Authority;

	

	(f)	all of the land directly abutting and 50 metres south of Elliot Road (ie: approximately 7500m2) being excised from this application and deferred consideration pending the finalisation of land requirements for the future upgrading\widening of Elliot Road;



	(g)	the provision of traffic control measures along Wyatt Road to the satisfaction of the City Engineer;



	(h)	standard conditions of subdivision. 



14	supports the application submitted by Feilman Planning Consultants, on behalf of Mr R Love, to rezone Pt Location 883 Gnangara Road, Gnangara from Rural to Special Rural subject to the Special Provisions specifying a minimum lot size of 2.0 hectares;



14.1	introduces Special Rural Zone No 26 comprising Pt Location 883 Gnangara Road, Gnangara and modified special provisions as described in Report  H81203 under Schedule 4 Part 2 of Town Planning Scheme No 1;



14.2	advises Feilman Planning Consultants that prior to forwarding the documents for Amendment No 628 to the Minister for Planning for preliminary approval to advertise, it requires that a revised Structure Plan and Development Guide Plan showing a minimum lot size of 2.0 hectare and the road reserve boundary required to accommodate the future widening of Ocean Reef Road, to the satisfaction of the City Planner and City Engineer;



14.3	advises the applicant that in the interest of facilitating the prompt development of the subject land, it has resolved to seek the above amendment, but before granting final approval to Amendment No 628 it will require a legal agreement with the landowner ensuring transfer to the Crown, free of cost, of a strip of land along the Gnangara Road frontage of the subject land adequate to accommodate the future road widening of this road;



15	rescinds Resolution H21213, viz:



	"That Council defers the application submitted by Feilman Planning Consultants on behalf of T & M Priets for the subdivision of Lot 4 Priest Road, Landsdale pending a resolution of the Gnangara Road widening and the future direction of proposed Town Planning Scheme No 21.";



15.1	defers the application submitted by Feilman Planning Consultants on behalf of T & M Priets for the subdivision of Lot 4 Priest Road, Landsdale pending resolution of the Gnangara Road widening requirements.



The Town Clerk recommended Points 3 and 4 of the City Planner's Report H81203  be deleted and replaced with the following:



"3	Advises the Hon Minister that if (2) is not acceptable to the Government and although Council supports the Government initiative for urbanisation, it cannot accept the cost implications on its ratepayers which will result from the Minister's requirements to:

	

	(i)	exclude certain aspects of the arterial roads from the costings; and

	

	(ii)	the uncertainty resulting from the appeal provisions;

	

	and therefore urbanisation should proceed under an "Improvement Plan" administered by the State Government as provided for under the Metropolitan Regional Scheme Act.



4	(a)	Approaches local politicians:



		Hon C Edwardes MLA

		Hon J Clarko MLA

		Hon G Cash MLC

		Hon R Lightfoot MLC

		Hon G M Evans MLC

		Hon R Pike MLC

		Mr R Johnson MLA

		Mr W Smith MLA

		

		to support Council in its efforts to ensure a significant cost burden is not unfairly placed on the general ratepayer ie their constituents; and.

	

	(b)	approaches the West Australian Municipal Association for consideration of this issue under the terms of the Better Government Agreement."



MOVED Cr Cooper, SECONDED Cr Gilmore that:



1	CITY PLANNER'S REPORT H81203, AND AMENDED RECOMMENDATIONS,  be received;



2	City Planner's Recommendation NOT BE ADOPTED � Item H81203A refers.		

					CARRIED



H81203A	TOWN PLANNING SCHEME NO 21 � EAST WANNEROO DEVELOPMENT SCHEME � [780�21]



MOVED Cr Cooper, SECONDED Cr Gilmore that Council:



1	invites the Premier, the Hon Richard Court, to attend a Special Meeting of Council regarding Town Planning Scheme No 21 in early 1994;



2	defers consideration of Points 1 � 4, as amended, of City Planner's Report H81203 pending the above Special Meeting of Council;



3	in accordance with the provisions of Section 7 of the Town Planning and Development Act (1928) as amended:



	(a)	supports the application submitted by Land Planning Consultants on behalf of various landowners for the rezoning of Lots 22�26 and 1 Elliot Road, Wanneroo from Rural to Residential (R20) and Special Residential;



	(b)	includes Special Provisions relating to Special Residential Zone 6 in Schedule 6 of the Scheme as follows:



  		  (i)	subdivision is restricted to a minimum lot size of 5000m2;



		 (ii)	except to the extent necessary for the construction of approved buildings and driveways, no land shall be cleared of vegetation without prior approval of the Council;



		(iii)	electricity shall be provided by means of underground cables to all buildings;



		 (iv)	all stormwater run�off shall be disposed of by drainage systems constructed with the adjacent residential area to the satisfaction and specifications of Council;

			

		  (v)	the Council may, as a condition of any approval granted under special provisions (II), require the owner or occupier of the land to plant and maintain to its satisfaction native trees and shrubs;



3.1	forwards the documentation for Amendment No 650 to the Minister for Planning for preliminary approval to advertise;



3.2	requests the North West District Planning Committee to request the State Planning Commission to amend the Metropolitan Region Scheme to rezone the land, subject to Amendment No 650 from Rural to Urban;



3.3	advises the applicant that in the interest of facilitating the development of the subject area, it has resolved to seek the above amendment but before granting final approval to Amendment No 650 it will require:



	(a)	a local structure plan which has been satisfactorily advertised and approved by Council and the Department of Planning and Urban Development.  In this regard, the applicant is required to:

	

		 (i)	modify the current plan by increasing the public open space component from 1.1 hectares to 3.2 hectares and locating it in the north�east corner of the area, to the satisfaction of the City Parks Manager;



		(ii)	modify the plan by deleting the current reference to road widening and in its place, include a uniform strip along the north of Elliot Road and west of Lenore Road with the statement that this area may be subject to possible future road widening;



	(b)	requires arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



3.4	subject to the above modifications, approves the local structure plan for advertising as a Draft North Elliot Road Local Structure Plan for a public comment period of six weeks and that this advertising be made to run concurrently with the advertising of Amendment No 650.



4	in accordance with the provisions of section 7 of the Town Planning and Development Act (1928) as amended:     

  

 	(a)	supports the applications on behalf of various land owners for the rezoning of Lots 1-3, 5, 6 and 9 Wanneroo Road, 33-35 Lancaster Road, 18, 19 and 38 Windsor Road, 108 and 337 Parri Road, 101 and 125 Luisini Road, Wangara from Rural to Light Industrial and Mixed Business;



	(b)	forwards the documentation for Amendment Nos 607 and 657 to the Minister for Planning for preliminary approval to advertise;



4.1	requests the North West District Planning Committee to request the State Planning Commission to amend the Metropolitan Region Scheme to rezone the land, subject to Amendment Nos 607 and 657 from Rural to Industrial;



4.2.	advises Chapman Glendinning and Associates that in the interest of facilitating the development of the area, it has resolved to seek the above amendment but before granting final approval to Amendment No 657, it will require;

	

	(a)	a local structure plan which has been satisfactorily advertised and approved by Council and the Department of Planning and Urban Development.  In this regard, the applicant is required to modify the structure plan by;

	

		 (i)	by redesigning the intersection of the Gnangara Road deviation, the proposed loop ramp connection and the 20 metre wide service road to provide sufficient spacing for safe operation to the satisfaction of the Main Roads.  The current proposal for the interchange land requirements should also be shown;

		

		(ii)	reflecting the proposal submitted by Geoff Lewis Consultant in terms of road configuration only;



	(b)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, and drainage facilities required for the proper servicing of the industrial area of which this application forms part;



4.3.	subject to the above modifications, approves the local structure plan for advertising as the Draft South Wangara Local Structure Plan for a public comment period of six weeks and that this advertising be made to run concurrently with the advertising of Amendment No 657.



4.4	advises Geoff Lewis Planning Consultant that:

	

	(a)	it does not support the modified rezoning request as submitted on 5 November 1993 as the various zones requested do not conform with the development strategies for the area;

	

	(b)	the modified road structure is satisfactory;

	

	(c)	Council has resolved to initiate a Light Industrial Zoning over his client's lots. 



5	supports the modified subdivision application submitted by Peter Webb and Associates on behalf of Homeswest for the subdivision of Lot 2 Pinjar Road, Pinjar subject to:



	(a)	finalisation of Amendment No 606;



	(b)	the design, location and number of access lanes being to the satisfaction of the City Engineer;



	(c)	a 0.1 metre pedestrian accessway being provided along the boundary of all lots that abut the Coogee Road Extension, East-West 7, the rear of the special residential lots along Pinjar Road to the satisfaction of the City Engineer.



	(d)	additional traffic control measures including roundabouts to be provided to the satisfaction of the City Engineer;



	(e)	the configuration of the public open space (including Neighbourhood Centre site) to accord with the local structure plan for the area (when approved); 



	(f)	the small pocket of public open space, (approx 3000m2) to be deleted and incorporated with the adjacent large area of public open space; 



	(g)	the public open space location and design to be determined following the preparation of the "Remnant Vegetation Plan" as required by the Minister for the Environment in his "Statement that a Proposal May be Implemented (Pursuant to the Provision of the Environmental Protection Act 1986)" dated 21 August 1992;



	(h)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(i)	satisfactory arrangements being made with the Council for the upgrading of Pinjar Road where it abuts the application area to the satisfaction of the City Engineer and City Planner subject to the provisions of the legal agreement referred to in (h);

	

	(j)	the redundant portion of Pinjar Road reserve to he east of the proposed neighbourhood centre site being rehabilitated and landscaped and dedicated as a Reserve for Public Recreation.  This open space not being credited or forming part of the applicants public open space contribution; 

	

	(k)	the dedication and construction of full earthworks and one carriageway for the abutting portion of East-West 7 to the satisfaction of the City Engineer and City Planner, subject to the provisions of the legal agreement referred to in (h) above;

	

	(l)	standard conditions of subdivision.



6	defers consideration of the application by R G Lester and Associates on behalf of V and M C Pettigrove for the subdivision of lot 6 Coogee Road, Mariginiup pending finalisation of the road alignment study for the area.



7	advises Mr S Aston that his application for the proposed rezoning of Lot 300 (543) Wanneroo Road, Woodvale, is deferred and that this matter should be considered in conjunction with an overall strategy for the area.  In this regard, the applicant should liaise with all the land owners within the area bounded by Ocean Reef Road in the north, the Yellagonga Regional Park in the south and west and Wanneroo Road in the east, regarding the preparation of a local structure plan.  Such a proposal should consider issues such as rationalisation of access onto Wanneroo Road and  potential impacts of development on the adjoining Yellagonga Regional Park.  This should be viewed in the context of the Council's draft strategy for the area. 



8	supports the application submitted by Russell Taylor and William Burrell on behalf of Taylor Woodrow P/L for the subdivision of Lots 20, 200, 201,  202 and 209 Elliot Road, Wanneroo subject to:

	

	(a)	finalisation of Amendment No 577 to Town Planning Scheme No 1;

	

	(b)	the subdivision design being modified to reflect the final structure plan for the area to the satisfaction of the City Planner and City Engineer;

	

	(c)	the public open space shown on Lots 201, 202 and Pt Lot 200 Rye Grove/Wattle Mews being increased to 6211m2 and being transferred to the Crown free of cost as a Reserve for Public Recreation.  This open space not being credited or forming part of the applicants public open space contribution; 

	

	(d)	requires arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(e)	the applicant demonstrating to Council that the land affected by the Environmental Protection Authority  buffer requirements for Poultry Farms can be dealt with to the satisfaction of the Department of Planning and Urban Development  and the Environmental Protection Authority;



	(f)	a road link being provided to the south of Lot 37 Greenfields Circle to provide direct north-south access. 



	(g)	Lot 37 Greenfields Circle, Wanneroo being ceded free of cost to the Crown and being constructed and drained at the subdivider's cost to the satisfaction and specification of Council.



	(h)	standard conditions of subdivision. 



8.1	request the imposition of the following footnote;



	(a) 	the applicant is advised that the public open space contribution referred to in (c) is not subject to a credit or a claim as it is an outstanding requirement from the earlier stages of subdivision within the area.



9	modifies Amendment No 595 to Town Planning Scheme No 1 by incorporating Lot 16 East Road, Wanneroo and rezoning Lot 16 from Rural to Residential Development R20;



9.l	progresses the amendment in accordance with the Town Planning Regulations;



9.2	advises the applicants, Russell Taylor and William Burrell, that prior to final approval of the amendment it will require:

	

	(a)	that a local structure plan has been approved by Council and Department of Planning and Urban Development;

	

	(b)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(c)	the applicant to demonstrate to Council that the land affected by the Environmental Protection Authority  buffer requirements for Poultry Farms can be dealt with to the satisfaction of the Department of Planning and Urban Development  and the Environmental Protection Authority.



10	adopts Amendment No 639 to Town Planning Scheme No 1 to rezone Lot 500 and Pt Lot 23 Wanneroo Road, Kingsley from Rural to Special Residential;



10.1	prior to affixation of the Common Seal to the amending documents, requires the provision of a legal agreement at the owner's expense to enable the owner of Lot 23 to gain access to Wanneroo Road on an interim basis until the widening of Wanneroo Road where it abuts the subject land.



10.2	subject to 10.1 above, authorises affixation of the Common Seal to the amending documents;



10.3	following the affixation of the Common Seal, forwards Amendment No 639 to the Hon. Minister for Planning for his endorsement of final approval and publishing in the Government Gazette.



11	supports the application submitted by Landvision Consultants on behalf of M, G and C Monte for the subdivision of Lots 15, 16 and Pt Lot 17 Elliot and Wyatt Roads, Wanneroo subject to:

	

	(a)	finalisation of Amendment No 577 to Town Planning Scheme No 1;

	

	(b)	the subdivision design being modified to reflect the final local structure plan for the area to the satisfaction of the City Planner and City Engineer;

	

	(c)	Lots 74 to 85 being deleted and replaced with public open space;

	

	(d)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(e)	the applicant demonstrating to Council that the land affected by the Environmental Protection Authority  buffer requirements for Poultry Farms can be dealt with to the satisfaction of the Department of Planning and Urban Development  and the Environmental Protection Authority;

	

	(f)	all of the land directly abutting and 50 metres south of Elliot Road (ie: approximately 7500m2) being excised from this application and deferred consideration pending the finalisation of land requirements for the future upgrading\widening of Elliot Road;



	(g)	the provision of traffic control measures along Wyatt Road to the satisfaction of the City Engineer;



	(h)	standard conditions of subdivision. 



12	supports the application submitted by Feilman Planning Consultants, on behalf of Mr R Love, to rezone Pt Location 883 Gnangara Road, Gnangara from Rural to Special Rural subject to the Special Provisions specifying a minimum lot size of 2.0 hectares;



12.1	introduces Special Rural Zone No 26 comprising Pt Location 883 Gnangara Road, Gnangara and modified special provisions as described in Report  H81203 under Schedule 4 Part 2 of Town Planning Scheme No 1;



12.2	advises Feilman Planning Consultants that prior to forwarding the documents for Amendment No 628 to the Minister for Planning for preliminary approval to advertise, it requires that a revised Structure Plan and Development Guide Plan showing a minimum lot size of 2.0 hectare and the road reserve boundary required to accommodate the future widening of Ocean Reef Road, to the satisfaction of the City Planner and City Engineer;



12.3	advises the applicant that in the interest of facilitating the prompt development of the subject land, it has resolved to seek the above amendment, but before granting final approval to Amendment No 628 it will require a legal agreement with the landowner ensuring transfer to the Crown, free of cost, of a strip of land along the Gnangara Road frontage of the subject land adequate to accommodate the future road widening of this road;



13	rescinds Resolution H21213, viz:



	"That Council defers the application submitted by Feilman Planning Consultants on behalf of T & M Priets for the subdivision of Lot 4 Priest Road, Landsdale pending a resolution of the Gnangara Road widening and the future direction of proposed Town Planning Scheme No 21.";



13.1	defers the application submitted by Feilman Planning Consultants on behalf of T & M Priets for the subdivision of Lot 4 Priest Road, Landsdale pending resolution of the Gnangara Road widening requirements.	

						CARRIED UNANIMOUSLY



MOVED Cr Gilmore, SECONDED Cr Cooper that the meeting be held behind closed doors, the time being 6.37 pm.	

						CARRIED



The public left the Chamber at this point.



H81202	PROPOSED EAST WANNEROO MAJOR METROPOLITAN REGION SCHEME AMENDMENT � [319�7�1]



	CITY PLANNER'S REPORT H81202



MOVED Cr Marwick, SECONDED Cr Cooper that Council advises the Department of Planning and Urban Development of its general support to the proposed Major Metropolitan Region Scheme Amendment for East Wanneroo subject to those concerns listed in Report H81202 being addressed by the Department and in particular:



1	the need for all of the regional roads as shown within the traffic study prepared by Sinclair Knight for the area to be identified in the Amendment;



2	the need to fully resolve a range of environmental issues as discussed within Report H81202.	

						CARRIED



Crs Nosow, Waters, Curtis and MacLean dissented.



H81201	YANCHEP AREA MAJOR METROPOLITAN REGION SCHEME � [319�7�1, 730�5�1]



	CITY PLANNER'S REPORT H81201



Cr Gilmore expressed concern at the short notice given to Report H81201.



RECOMMENDATION



That Council advises the Department of Planning and Urban Development of its support for the initiation of the Yanchep/Two Rocks Metropolitan Region Scheme Amendment subject to the concerns raised in Council Report No H81201 being addressed by the Department and in particular:



1	the need for the amendment document to address in detail Council's concerns with Regional Roadways to ensure that formal arrangements for the dedication and construction of these roadways are put in place prior to finalisation of  the Yanchep/Two Rocks amendment and that this can be achieved in a number of ways:



	(a)	that the cost of acquisition of the Regional Roads in the subject area could be taken from the Metropolitan Improvement Tax Fund and that this be confirmed in writing at the Ministerial level; construction coast would need to be dealt with under (b) or (c) below;



		or, alternately,

			

	(b)	that the Department of Planning and Urban Development and the Minister for Planning agree to support a Town Planning Development Scheme to achieve contributions from all land owners within the study area to ensure the acquisition and construction of the Regional Roads in the subject area and that this be met on a proportional basis  based on land area;



		and/or, alternately ,



	(c)	the landowners enter into legal agreements which support the above. In the event of a Town Planning Development Scheme, a legal agreement would be on an interim basis prior to the coming into effect of the scheme;



2	the need to fully resolve a range of  environmental issues  relating to the coastal foreshore reserve,  freeway alignment, possible airport sites,  loss of native vegetation and conservation values, Parks and Recreation Reserves, and modifications to System 6 M1 M2 and M3 areas. 



3	assurance that the Wilbinga/Caraban Open Space areas as identified in the North West Corridor Structure Plan (October 1992) will be reserved for the purposes of  Parks and Recreation, and that this be achieved as follows:



	(a)	the boundary of the Perth Metropolitan Area being modified in order to include the  Wilbinga/Caraban Open Space as shown in the North West Corridor Structure Plan, (October 1992)  and that an amendment be initiated to reserve this open space area Parks and Recreation.



		and / or alternatively ; 



	(b)	that  the Wilbinga/Caraban area shown in the North West Corridor Structure Plan (October 1992) be reserved as 'A' Class National Park Reserve'.



MOVED Cr Marwick, SECONDED Cr Gilmore that:



1	CITY PLANNER'S REPORT H81201 be received;



2	Council advises the Department of Planning and Urban Development of its support for the initiation of the Yanchep/Two Rocks Metropolitan Region Scheme Amendment subject to the concerns raised in Council Report No H81201 being addressed by the Department and in particular:



	(a)	the need for the amendment document to address in detail Council's concerns with Regional Roadways to ensure that formal arrangements for the dedication and construction of these roadways are put in place prior to finalisation of  the Yanchep/Two Rocks amendment and that this can be achieved in a number of ways:



		 (i)	that the cost of acquisition of the Regional Roads in the subject area could be taken from the Metropolitan Improvement Tax Fund and that this be confirmed in writing at the Ministerial level; construction coast would need to be dealt with under (b) or (c) below;



			or, alternately,

				

		 (ii)	that the Department of Planning and Urban Development and the Minister for Planning agree to support a Town Planning Development Scheme to achieve contributions from all land owners within the study area to ensure the acquisition and construction of the Regional Roads in the subject area and that this be met on a proportional basis  based on land area;



			and/or, alternately ,



		(iii)	the landowners enter into legal agreements which support the above. In the event of a Town Planning Development Scheme, a legal agreement would be on an interim basis prior to the coming into effect of the scheme;



	(b)	the need to fully resolve a range of  environmental issues  relating to the coastal foreshore reserve,  freeway alignment, possible airport sites,  loss of native vegetation and conservation values, Parks and Recreation Reserves, and modifications to System 6 M1 M2 and M3 areas. 



	(c)	assurance that the Wilbinga/Caraban Open Space areas as identified in the North West Corridor Structure Plan (October 1992) will be reserved for the purposes of  Parks and Recreation, and that this be achieved as follows:



		(i)	the boundary of the Perth Metropolitan Area being modified in order to include the  Wilbinga/Caraban Open Space as shown in the North West Corridor Structure Plan, (October 1992)  and that an amendment be initiated to reserve this open space area Parks and Recreation.



			and / or alternatively ; 



		(ii)	that  the Wilbinga/Caraban area shown in the North West Corridor Structure Plan (October 1992) be reserved as 'A' Class National Park Reserve';



	(d)	that the Department should further consider the impact the proposed amendment is likely to have on the interests of smaller property owners in the Yanchep/Two Rocks area; for instance the proposed alignment of the Mitchell Freeway (Controlled Access Highway) runs directly over Lot 1 (369) Yanchep Beach Road, Yanchep, a small private landholding (4047m) presently being used as a Service Station and private residence.	

					CARRIED



MOVED Cr Rundle, SECONDED Cr Freame that Council writes to the Environmental Protection Authority requesting advice from the Authority as to the progress of Council's appeal lodged on 23 September 1993 pursuant to Section 100 of the Environmental Protection Act against the Authority's intended decision not to assess the proposed Alkimos/Eglinton Metropolitan Region Scheme Amendment formally.			

					CARRIED



MOVED Cr Freame, SECONDED Cr Rundle that the meeting be held with the doors open.			

					CARRIED





There being no further business, the Mayor declared the Meeting closed at 7.16 pm, the following Councillors being present at that time:



COUNCILLORS:	MAJOR

		NOSOW

		WATERS 

		DAVIES

		MARWICK 

		COOPER

		EWEN�CHAPPELL

		GILMORE

		WOOD

		MACLEAN

		FREAME

		RUNDLE

		CURTIS
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SUBJECT:	YANCHEP AREA MAJOR METROPOLITAN REGION SCHEME AMENDMENT



		



Introduction



The Department of Planning and Urban Development (DPUD) is intending to initiate a major Metropolitan Region Scheme (MRS) Amendment for the Yanchep/Two Rocks area of the North West Corridor (see Attachment 1). However, prior to seeking formal approval to initiate and advertise the Amendment, DPUD has written to Council and has sought comments about the intended Amendment and supporting documents.



This initiative by DPUD is to ensure that the City has no outstanding concerns (particularly at the technical level) which will significantly affect the proposed amendment prior to it being formally advertised for public comment. While the Department is being prudent in seeking Council's initial comments, referral to Council is nonetheless a courtesy  and DPUD officers have asked that the contents of this Report and proposed draft Amendment remain strictly confidential. 



Council will of course still  have the opportunity for further formal comment on this Amendment as part of the Public Submission Period which follows the initiation of the Amendment.



Background



The State Government is initiating a program of major MRS amendments for various areas around the Perth region.  These areas include the foothills, Canning Vale/Southern Rivers, Mandogolup, another SW Corridor area as well as Wanneroo's  East Wanneroo, Alkimos/Eglinton and the Yanchep/Two Rocks areas.  In fact a "Council of Ministers" has been formed to progress the program. 



This reflects the priority placed by the State Government on housing land supply and providing certainty to future urban development proposals.   



The proposed Yanchep/Two Rocks draft MRS Amendment will rezone substantial areas of land from its present mainly Rural zoning to Urban, Urban Deferred, City Centre, Parks and Recreation, Controlled Access Highway and Important Regional Roads amongst others. The Amendment is located west of Wanneroo Road, and includes all of the Tokyu Corporation landholding from its northern boundary (5 to 6 kilometres north of the Two Rocks settlement) to its southern boundary south of the Yanchep settlement. 



This land was identified as "Future Urban, Category B" future urban in the North West Corridor Structure Plan (1992/3), prepared by DPUD on behalf of the State Planning Commission (SPC). 



In July 1991 DPUD released the Draft West Corridor Structure Plan. Because of a submission made to DPUD by Tokyu, the North West Corridor Structure Plan showed the Yanchep / Two Rock area as " currently subject to further investigation for structure planning " and gave leave for the owners to provide further detailed analysis before planning for that area was finalised. 



Tokyu Corporation then submitted a proposed structure plan for their land. Some Councillors may recall a presentation by Tokyu Corporation at Council offices in early 1992. DPUD assessed the proposed plan, and, after making a number of significant changes to the Tokyu study, released the final Yanchep/Two Rocks Structure Plan earlier this year (see Attachment 2).  A copy of the Yanchep/Two Rocks Structure Plan has been placed in Councillors' reading room. 



During the preparation of the structure plan, DPUD referred the draft plan to Council seeking comments. Council considered this matter at its November 1992 meeting (Item No G21103) and made a number of comments about the plan, some of which were then incorporated into the final plan. 



Proposed Draft MRS Amendment 



Numerous studies were undertaken by Tokyu Corporation in the preparation of its proposed structure plan. These studies have now been updated and expanded by the same consultants in 1993 in support of this amendment and these reports have been placed in Councillors' reading room. They include the Yanchep Coastal Planning Strategy, the Environmental Assessment, Report on Engineering Services, Transport Infrastructure Requirements, and a report on Engineering Aspects of the Primary Roads and Railway System. 



As this is a rather detailed matter comprising a number of studies, I shall not discuss in detail all aspects of the draft amendment.  Rather, I will only briefly discuss the more important issues and refer Councillors to the documents in the reading room should they seek more information. The zones and reserves proposed to be included in the draft amendment are shown on Attachment 1.



The main elements of the proposal are as follows ; 



The rezoning of various portions of land to 'Urban' and 'Urban Deferred' to accommodate a future population of about 148,000 people.   



	The draft amendment proposes to rezone to ' Urban', land in the Yanchep/St Andrews area generally south of the proposed Yanchep Regional Centre. This land is the subject of separate District Structure Plans for the sections north and south respectively of Yanchep Beach  Road. Minor additions to the ' Urban ' zoning adjoining Two Rocks town site are also proposed, as defined by major roads as well as railway and foreshore reservations.     



	The remainder of the land within the draft Amendment area which is suitable for urban development and not required for Parks and Recreation, Central City, Industrial and Public Purposes is proposed to be zoned 'Urban Deferred'. The 'Urban Deferred'  Zone refers to land which is suitable for urban development but which may require further planning or assessment before subdivision and development.  



The development of a strategic regional centre at Yanchep making up some 170 hectares. It is estimated the Regional shopping area will require 110,000 sq. metres of retail floorspace.  The centre is intended to accommodate major retail and commercial facilities as well as civic, mixed business and residential uses. These include a hospital, TAFE Colleges and employment areas and, importantly for Council, a district open space for participation sports.  



	The draft amendment proposes to include the whole of the strategic regional centre, including the area for district open space within the Central City Area Zone. 



Major Parks and Recreation reserves which include a coastal foreshore reserve, an east west lateral wedge between Yanchep and Eglinton, and a prominent north � south region open space link between the Wilbinga crown land, immediately north of the Metropolitan Region boundary and Yanchep National Park.             



A transport network consisting of a central rail spine and stations, a system of Regional Roadways  (Controlled Access Highway and Important Regional Road Reservations) including the extension of Marmion Avenue from the south, and the extension of the Mitchell Freeway .



A site for industry located close to residential areas with good access from the freeway and district distributors. The design of the industry site is designed to minimise the areas impact on westward moving groundwater.



A  260 ha Institutional landbank area,  proposed to be transferred from the state forest reserve in the MRS to the public purpose reserve to serve as an institutional land uses bank. These uses may include a regional cemetery, zoo,  mental institution which may require relative seclusion reasonably close to urban areas.



Comments on the Amendment





1.	The MRS amendment for Yanchep/Two Rocks should be seen as the next step in the planning process which will lead to the eventual urban development of this region. The landuses proposed to be zoned are similar to those which have previously been identified in the Yanchep/Two Rocks Structure Plan (which forms part of the North West Corridor Structure Plan) , a plan which Council has given its general support to in November 1992 (Item No G21103). There are however some differences and these will be discussed below. 



	The identification of future land uses at this early stage has many planning advantages over more incremental and sometimes ad hoc rezoning of individual landholdings seen in the past.  In principle, the proposal to rezone this area under the MRS should be supported.



As mentioned above, Council  advised DPUD of its support for the Yanchep/Two Rocks Structure Plan in November 1992. That support however, was subject to a number of modifications being made to the proposed plan. With the release of a final plan for the area, most of those concerns had been addressed, with two exceptions.



	Council advised DPUD that in order to minimise future traffic movement though Yanchep National Park, Wanneroo Road should be " teed "  into  Mitchell Freeway at the most appropriate location and downgraded to 25 metre width through Yanchep National Park. This is a result of past discussions between the City and CALM on this matter where the intention has been to downgrade that section  of Wanneroo Road which runs through the park, and redirect north � west traffic onto the Mitchell Freeway to the west.  



		This change was never made to the Yanchep/Two Rocks Structure Plan and is not shown in these Amendment documents. Once again Council should request that this change be accommodated in the Amendment and advise CALM of this so that that department might also advise DPUD of this need.





	DPUD were also advised that just as in the Clarkson � Butler , ALkimos and Eglinton districts in the March 1992 North West Corridor Structure Plan, District Coastal Access Roads should be notionally shown adjacent to the Foreshore Reserve to form a clear delineation between the public reserve and private landholdings. These access roads are very important in that they form the necessary boundary between publicly owned Foreshore Reserves and privately owned land to the east. 



		These roads were not shown on the final Yanchep/Two Rocks Structure Plan, and whilst it is not appropriate  to show these  on this MRS Amendment documents,  specific reference for the need for Coastal Access Roadways should be included in the supporting Amendment document text.





As discussed  above, the proposed zones and reserves of this MRS Amendment follow quite closely to those previously identified in the Yanchep/Two Rocks Structure Plan. There are differences however, Councillors should note though that not all of the land�uses shown on the Yanchep\Two Rocks Structure Plan are shown on the MRS Amendment map. This is because the zones proposed in the Amendment can accommodate a number of land uses. For instance, the structure plan shows three  ' District Commercial and Mixed Business Centres'.  These land uses can all be accommodated under the ' Urban' or ' Urban Deferred'  zones in the MRS  Amendment.  The only exception to this is the proposed 'University' site which I do not believe should be included within the 'Urban Deferred' zone.



	Those differences of particular concern are; 



	Changes in the location of Regional Roads.    



		The matter of regional roads is an important one. As is the case with the Alkimos/Eglinton MRS Amendment to the south, there is the need to ensure that regional roads are identified, and that arrangements have been determined and agreed to provide for the acquisition and construction of  these regional roads within the Yanchep/Two Rocks Amendment area. They should also be clearly identified on the Amendment documents. At present the draft Amendment map does not show the proposed  'Important Regional Roads' at all.   



		In respect to the determination of the location of regional roadways, the Yanchep Structure plan showed a number of Regional roadways which have not been identified on the MRS amendment.  These include Park Drive, Ocean Drive, Wilbinga Avenue, St Andrews Boulevard and East Park Drive. Very recent studies (so recent, in fact, that some name changes have been made and smaller district distributors included which are different from the original draft amendment) undertaken by Traffic Consultants for  the preparation of the Amendment suggests that the traffic volumes on these roadways and there functions are  such that they do not constitute Regional Roadways, but are lower order district roadways.  These are shown on Attachment 3.  Whilst I am generally not opposed to this, I believe that Wilbinga Drive has a regional road function and should be shown on the amendment documents as a regional road.   



		There is also the need to ensure that formal arrangements for the dedication and construction of regional roadways and the location and dimensions of these roadways are put in place prior to the finalisation of this amendment. This is the most appropriate time of the planning process to address this matter, otherwise it may eventuate that the City itself may be forced to acquire and construct portions of these roadways, a responsibility which should not rest with the City.



		This can be achieved in a number of ways,

		

		(a)	that the cost of acquisition of the Regional Roads in the subject area could be taken from the Metropolitan Improvement Tax Fund and that this be confirmed in writing at the Ministerial level; construction costs would need to be dealt with under (ii) or (iii) below;



			or, alternately,



		(b)	that DPUD and the Minister for Planning agree to support a Town Planning Development Scheme to achieve contributions from all land owners within the study area to ensure the acquisition and construction of the Regional Roads in the subject area and that this be on a proportional basis  based on land area,



			and/or, alternately ,





		(c)	the landowners enter into legal agreements which support the above. In the event of a Town Planning Development Scheme, a legal agreement would be on an interim basis prior to the coming into effect of the scheme.  This is seen as being essential as the owners propose selling superlots.



	Proposed Rural Zone  



		The inclusion of a 'Rural' zone in an area previously identified in the structure plan as an 'area subject to future investigation' . Recent discussion with Jones Lang Wootten, consultants to Tokyu Corporation suggest that an application may be forthcoming in the short to medium term for special rural development in this locality. While such a proposition might be seen to be a boon for the presently economically depressed Yanchep/Two Rocks area,  such a proposal would need to be viewed with a mind to the problems which the natural karstic limestone formation underlying significant portions of the region might cause for development.  (Karstic landforms refer to caves and similar landforms formed by dissolving of limestone by the passage of water).  Secondly, the wisdom of the creation of a special rural area in such an isolated and secluded location seems questionable in terms of its implications for the provision of services (eg mail delivery, emergency services) and management and security of the surrounding public lands (eg management of impacts on a future nature conservation area to the west, and fire risk to the pine plantations to the east).         





	Railway Line Alignment Modifications 



		The alignment of the proposed  railway line, which was previously intended to run along the eastern edge of the proposed southern east � west Parks and Recreation 'green'  lateral wedge is now proposed to be further west within the 'green'  wedge itself. This has the effect of alienating a considerable stretch of railway from residential areas immediately to the east as well as dissecting the ' green ' lateral wedge.  



		Residents  living within the isolated residential pocket to the east would now be forced to travel a considerable distance to reach the railway line. Discussions with consultants preparing the more detailed District Structure Plans have proposed the construction of an access road  for these residents to link them with a railway station to the south. While I believe that such a link is important to reduce the isolation of these residents, the eastern edge of  the ' green'  wedge is marked by a linear parabolic dune formation, a significant landscape feature, and it is important that the provision of such an access road should not scar this natural feature and the environment of the area.    



	Central City Area Zone 



		The proposed location and size of the proposed 'Central City Area Zone'  shown as part of the Amendment is smaller in area than that originally proposed as the Yanchep Regional Centre in the Yanchep Structure plan. What was previously shown as being part of the Regional Centre is now shown as ' Urban Deferred' in the Amendment. No detail is provided in the draft Amendment documents as to why this is the case. More explanation is required.





	Parks and Recreation Reserve



		Some minor  modification has occurred in the location of  the proposed Parks and Recreation Reserve from that shown in the Yanchep Structure Plan to that in the proposed Amendment.   In particular I refer to the section of  proposed Parks and Recreation  immediately to the south of the proposed  Public Purposes (Institutional landbank) and to the east of the Mitchell Freeway.  	



		In the Yanchep Structure Plan in this locality,  the open space strip deviates north and links with the open space on the northern side of the Mitchell Freeway. In the Amendment map however the Public Purposes Reserve has replaced much of the open space area, most likely due to the need for access to a freeway interchange and , as a result the linear north � south open space is broken. 



		Whilst the Mitchell Freeway dissects the linear open space  in both scenarios, creating an impermeable barrier to most types of ground fauna,   it is unfortunate that the open space chain is proposed to be broken.  Particularly when it is considered that the Corridor planned a continuous linear open space chain stretching from Hepburn Avenue in the south to Wilbinga in the north terminating only a few  kilometres south of  Guilderton, providing enormous  recreational opportunities if managed properly. The possibility of  reconnecting the open space chain should be considered further. 



	Coastal Foreshore Reserve



		The draft Amendment Map shows a coastal Foreshore Reserve boundary. This boundary should be seen as notional only at this stage, as the identification of the final boundary is still being identified by DPUD and Council officers in liaison with Tokyu Corporation representatives,  Jones Lang Wootton.      



		Council officers have written to DPUD advising of their concerns with the recommended width of the coastal reserve proposed in the Coastal Study prepared by Environmental Consultants, Alan Tingay and Associates in support of this Amendment. It is felt that a number of very important criteria for the determination of foreshore reserve width were not addressed in the study and that where there is some doubt about an adequate reserve width, then it may be prudent to err on the side of caution. A copy of Council officers letter to DPUD is attached  (Attachment 3).  



Officers at DPUD appear to support the view that the reserve proposed in Alan Tingay and Associates is not adequate  and, at this stage  it is likely that Jones Lang Wootton will be  asked to address these outstanding issues by DPUD and / or an adequate foreshore boundary might be determined by DPUD and Council based on work undertaken to date.





4.	Proposed Aviation  Aerodrome , Two Rocks



	Recently, the Minister for Transport announced that four sites had been identified as possible locations for a second general aviation aerodrome. A working group chaired by the State Department of Transport is currently evaluating the four sites, one of which is located approximately 4 �5 kilometres north � east of  the Two Rocks settlement.  The study will be addressing, amongst other things, social , environmental and future land use implications of developing an aerodrome at the optional sites.    



	A decision to locate an aerodrome in the Two Rocks area may have significant effects on the draft Amendment in its current form. The requirement for a buffer zone, flight paths and environmental impacts and social consequences may require major changes to the

	landuses and zonings proposed in the Amendment.





5.	Formal Assessment ; Environmental Protection Authority



	Councillors would be aware that Council at its meeting of 22 September (Item No H90918) resolved to lodge an appeal pursuant to Section 100 of the Environmental Protection Act against the Environmental Protection Authority's (EPA's) decision not to formally assess the proposed Alkimos /Eglinton MRS  amendment.



	Council resolved that the Alkimos/Eglinton MRS Amendment raised sufficient environmental concerns to warrant formal assessment. Also of relevance is the Hon Minister for Planning's view that the Metropolitan Region Scheme amendment process represents the appropriate time to resolve all issues arising from the planning proposals. In short, whether or not the planning proposals incorporated in the Alkimos/Eglinton MRS amendment are environmentally acceptable should be determined at this juncture through formal environmental impact assessment.

	Council's request for a formal assessment at  Alkimos/Eglinton Amendment was however a result of the fact that the Amendment process had preceded proper environment assessment so far that no alternative was available. A formal assessment is the only realistic mechanism by which planning proposals determined to be environmentally unacceptable can be excluded from the Metropolitan Region Scheme for the Alkimos/Eglinton region.  



The difficulties posed by a formal Environmental Impact Assessment (EIA) of a MRS amendment are, nonetheless, acknowledged and accordingly, the priority should be to ensure that in formulating such amendments, environmental issues are fully resolved in that formulation process.



	In the case of this Yanchep/Two Rocks amendment then, I am of the opinion that the opportunity exists to resolve any relevant issues through integrated assessment arising from the planning proposals occurring much earlier, preferably prior to the formal initiation of the Amendment.    



	Matters of concern which do not appear to be adequately addressed include ;



	�	The proposed width of the Coastal Foreshore Reserve;

			

	�	The considerable impact which an airport may have on the proposed uses (ie residential areas and any buffer zone requirements);



	�	The proposed locations and values of  some 1140 ha of Parks and Recreation Reserves; 



	�	The effect of urban and special rural development on groundwater and underlying Karstic limestone landform, and also the effect of Karstic landforms on development;  



	�	The alignment of the Mitchell Freeway extension, especially as it will determine the western boundary of Yanchep National Park;



	�	The loss of native vegetation  and any conservation values;



	�	The fact that sizeable areas within the Amendment area currently shown as  System 6 Area M1 and Area M2 and M3 are to be modified and included in a statutory MRS Amendment as  future 'Urban Deferred' and  'Rural' zones ; 



	�	and simply,  the fact that such an  enormous area  is proposed to be  Amended under the MRS (some 4000 hectares, accommodating 148,500 people).  



	I refer to the modifications proposed to the System 6 Areas M1  M2, and M3 described above. 



	These changes were originally proposed by the State Planning Commission at the time of the preparation of the Yanchep Structure Plan in 1992. This emanated from  environmental studies undertaken by Tokyu Corporation which showed that the overall environmental quality of the System  6,  M1 east � west 'greenbelt' commonly referred to as " Two Rocks Region Open Space " was considerably lower than the virtually undisturbed Wilbinga land to the north which has many valuable environmental and landscape attributes. DPUD argued that the appropriate break in future urban development should then be in the Wilbinga area.     

	 

	At that time, these changes to the System 6 area received the broad support of officers of the EPA and CALM.  Council also supported these changes at its November 1992 meeting.

	The fact however that these changes are now to be given statutory effect as part of this Amendment necessitates a detailed assessment of its impact.  





6.	Wilbinga Open Space    



	The urban design and transport network for the Yanchep/Two Rocks area (shown in the Amendment), particularly the regional roads and district distributors, are premised on that the Wilbinga area and a large portion of land in Caraban,   directly to the north of  the Tokyu Corporation landholding  being set aside as substantial areas of Parks and Recreation Reserve. 



	Environmental studies undertaken by Tokyu Corporation argued strongly for the retention of these areas in their natural state and the North West Corridor Structure Plan subsequently showed these localities as future Open Space.



	This area is not however within the Perth Metropolitan area boundary and as a result cannot be included in the MRS Amendment for Yanchep/Two Rocks. 



	In the event that the Government should decide on a change in this proposed land use (ie 'Urban' or perhaps ' Industry'   bearing in mind the still recent proposal for a heavy industry site in this area) , then the implications for the transport network and urban lifestyle could be substantial. A further 100,000 people living immediately to the north of  Two Rocks and commuting to the Perth CBD, or Joondalup, or Alkimos  would almost certainly result in the overloading of  roadways in the Yanchep/Two Rocks area. The responsibility for  land acquisition and  construction might fall to the Local Authority, a burden which I do not believe it should bear.



	In order to ensure that the Wilbinga/Caraban Open Space area does remain as future Parks and Recreation, as proposed in the North West Corridor Structure Plan, I suggest that Council  advise DPUD that its support for the initiation of  Amendment is subject to ;          



(i)	The boundary of the Perth Metropolitan Area being modified in order to include the  Wilbinga/Caraban Open Space as shown in the North West Corridor Structure Plan, (October 1992)  and that an amendment be initiated to reserve this open space area Parks and Recreation.



		and / or alternatively ; 



(ii)	That  the Wilbinga/Caraban area shown in the North West Corridor Structure Plan (October 1992) be reserved as an 'A' Class National Park.

	   

Conclusion



The proposal to rezone Tokyu Corporation's landholding as proposed in this MRS Amendment is similar with what was proposed in the most recent version of the North West Corridor Structure Plan (1992).



Overall I believe Council should support the initiation of the Amendment. This support however should be subject to the matters discussed being addressed, in particular 



(i)	The need for the amendment document to address in detail Council's concerns with Regional Roadways to ensure that formal arrangements for the dedication and construction of these roadways are put in place prior to finalisation of  the Yanchep/Two Rocks Amendment.  



(ii)	The need to fully resolve a range of  environmental issues  relating to the coastal foreshore reserve,  the freeway alignment, possible airport sites,  loss of native vegetation and conservation values, Parks and Recreation Reserves, and modifications to System 6 M1 M2 and M3 areas. 



(iii)	Assurance that the Wilbinga/Caraban Open Space areas as identified in the North West Corridor Structure Plan (October 1992) will be reserved for  the purposes of Parks and Recreation.





Recommendation



That Council advises the Department of Planning and Urban Development of its support for the initiation of the Yanchep/Two Rocks Metropolitan Region Scheme Amendment subject to the concerns raised in Council Report No            being addressed by the department and in particular:





(a)	The need for the amendment document to address in detail Council's concerns with Regional Roadways to ensure that formal arrangements for the dedication and construction of these roadways are put in place prior to finalisation of  the Yanchep/Two Rocks amendment and that this can be achieved in a number of ways,



	(i)	that the cost of acquisition of the Regional Roads in the subject area could be taken from the Metropolitan Improvement Tax Fund and that this be confirmed in writing at the Ministerial level; construction coast would need to be dealt with under (ii) or (iii) below;



		or, alternately,

			

	(ii)	that DPUD and the Minister for Planning agree to support a Town Planning Development Scheme to achieve contributions from all land owners within the study area to ensure the acquisition and construction of the Regional Roads in the subject area and that this be met on a proportional basis  based on land area,



		and/or, alternately ,



	(iii)	the landowners enter into legal agreements which support the above. In the event of a Town Planning Development Scheme, a legal agreement would be on an interim basis prior to the coming into effect of the scheme.  



(b)	The need to fully resolve a range of  environmental issues  relating to the coastal foreshore reserve,  freeway alignment, possible airport sites,  loss of native vegetation and conservation values, Parks and Recreation Reserves, and modifications to System 6 M1 M2 and M3 areas. 



c)	Assurance that the Wilbinga/Caraban Open Space areas as identified in the North West Corridor Structure Plan (October 1992) will be reserved for the purposes of  Parks and Recreation, and that this be achieved as follows:



	(i)	The boundary of the Perth Metropolitan Area being modified in order to include the  Wilbinga/Caraban Open Space as shown in the North West Corridor Structure Plan, (October 1992)  and that an amendment be initiated to reserve this open space area Parks and Recreation.



		and / or alternatively ; 



	(ii)	That  the Wilbinga/Caraban area shown in the North West Corridor Structure Plan (October 1992) be reserved as ' A ' Class National Park Reserve'.   
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SUBJECT:	PROPOSED MAJOR MRS AMENDMENT � EAST WANNEROO



		





INTRODUCTION



Council is advised that the Department of Planning and Urban Development (DPUD) is intending to initiate a major Metropolitan Region Scheme (MRS) Amendment for parts of the area referred to as east Wanneroo (that area generally east of Wanneroo Road, north of Hepburn Avenue including the land up to Wattle Avenue, Neerabup � refer Attachment No 1).  The Department has recently sought approval from the Minister for Planning to initiate and advertise the Amendment in its current form.  At this stage, it is not certain when the Amendment will be advertised for public comment, however, the Department has advised that it is likely to be released in mid�late January 1994.



It should be noted by Council that the proposed amendment in its preliminary form has been referred to Council by DPUD for information purposes and to seek any initial comments that the Council may have.  An opportunity for formal comments will, however, be available on this matter during the statutory advertising period.  It is therefore advised that whilst DPUD has provided Council the opportunity for input at this early stage, such action is a courtesy and the Department's officers have requested that at this time the Council report and proposed Amendment remain confidential.



BACKGROUND



As Council is aware, the State Government is initiating a programme of major MRS Amendments for various areas around the Perth metropolitan region.  In addition to the proposed east Wanneroo amendment, there are two further major MRS amendments currently under consideration within the City of Wanneroo, ie the Alkimos/Eglinton and Yanchep/Two Rocks Amendments.



East Wanneroo was first recognised as an area for proposed future urban development in 1987 when the Government released a report ("Planning for the Future of the Perth Metropolitan Region") which provided strategies for the future growth of Perth.  Over the following years, various reports were prepared which subsequently culminated in the release and adoption of Metroplan in 1990 and the North West Corridor Structure Plan (NWCSP) 1992.  This latter report identified approximately 2,600 hectares of currently zoned Rural land in east Wanneroo as "Category A1 and A2 Future Urban" land.  In addition, a further 620 hectares and 920 hectares of 'Industrial and Mixed Business" land was also identified within the Wangara/Landsdale and Neerabup areas respectively.  The balance east Wanneroo area (excluding the existing Wanneroo Townsite) was shown as Special Rural, Parks and Recreation and Landscape Protection Zone.



The NWCSP also recognised that in the future, the existing road structure within the east Wanneroo area would not be capable of efficiently catering for the increased usage that would result through the development of the area.  It therefore also recommended a regional road system for the area (mostly utilising the existing roads) to provide major links both within and outside the area.  At the time, it was recognised that the road system identified was preliminary and would be the subject of future modelling and testing to determine detailed road requirements.



The NWCSP report also identified that this was only the first step in the overall planning process for the area and that in due course amendments will be introduced to the MRS to give statutory effect to the proposals contained within it.  To this extent, Council will note that various landholdings within east Wanneroo (identified as "Future Urban" under the NWCSP) have already been rezoned to Urban under the MRS, with some rezonings currently in progress.  Many of these rezonings have been only minor in nature ie only including several small and relatively unconstrained (for development) landholdings in any one rezoning.  The rezoning of the Neerabup area however, was considered substantial due to its size and issues involved, therefore, was rezoned via the Major amendment process (as is currently proposed for east Wanneroo).  Council will note that some issues raised in the advertising of the Neerabup Amendment have significant implications on the currently proposed east Wanneroo amendment, however, these will be addressed later in the report, ie the East Wanneroo Transportation Study.



In short, the distinction between a minor and major MRS Amendment is that following advertising, the latter is subject to a greater degree of scrutiny, including the Amendment (including report, maps and Commission's report on the submissions received) being laid before each House of Parliament for a period of twelve sitting days within which if a resolution is not passed to disallow the amendment, it will come into effect.



PROPOSED DRAFT MAJOR MRS AMENDMENT



The proposed draft major Amendment is a relatively complex proposal which involves numerous issues, some of which were previously identified in the NWCSP and others that have been identified in subsequent studies and reports.  I have therefore provided Council with a short description of the Amendment and how various proposals were determined, following which I have provided comments on the implications of these proposals.  In this regard, many of the issues concerned affect different elements of the Amendment, in particular the environmental issues.  Therefore, where issues may have an impact on the environment, they have been dealt with accordingly.



The main elements of the major MRS Amendment are as follows:



The rezoning of approximately 1500 hectares of land to Urban Deferred ultimately accommodating a population of between 40,000�45,000 people.



	This proposal involves rezoning the balance of the future Urban land (ie land that is not already zoned Urban or the subject of a rezoning to Urban currently in progress) within east Wanneroo as identified in the NWCSP.



The rezoning of large areas in Neerabup, north of Flynn Drive and Wangara/Landsdale for industrial purposes.



	This proposal is generally consistent with the NWCSP and will provide the local resident workforce with local employment opportunities.  These areas will also provide significant employment to a much wider population base both within and outside the City of Wanneroo.



A regional road network is proposed for reservation incorporating land requirements for the future grade separated interchanges that will be required at the intersections of Wanneroo Road with Burns Beach Road, Ocean Reef Road, Whitfords Avenue and Hepburn Avenue.  The land requirements for interchanges are proposed to be included as reserves for Other Major Highways.



	The realignment of Gnangara Road to connect with Whitfords Avenue has been identified, together with modifications to the regional road structure already reserved under the MRS within the Neerabup (Urban) area.



A number of Parks and Recreation Reserves (primarily incorporating the east Wanneroo lakes system and their surrounds) have been identified.  In addition, the northern section of the Carramar golf course, Kingsway recreation reserve and the Pinjar motor sports area have also been identified.



Two areas have been included as Private Recreation Zone.  These are the Lakelands golf course and the Wanneroo golf course.



COMMENTS ON THE AMENDMENT



1.	The proposal to rezone this area to Urban Deferred and Industrial is considered warranted and necessary so that the intended future of the area is clearly recognised.  This is subject to all issues involved having been adequately addressed, particularly environmental issues, and this is commented upon in detail later in this report.  



Council needs to consider the implications of this MRS rezoning with regard to landowner rates.



One of the bases Council uses in determining how much rates a landowner should be charged is the zoning of the land under Council's Town Planning Scheme No 1 (TPS No 1).  As the MRS Amendment will not be changing the zoning of land under Council's TPS No 1 (except in the case of regional reserves), it will not be having any effect in terms of the zoning category used for rating purposes.  (It should also be noted that if land is rezoned under TPS 1 from Rural to Residential the system of rating will only change from Unimproved Value (UV) to Gross Rental Value (GRV) when the broad�hectare is ready for subdivision, ie when subdivision is expected within about the next year).



	Where the MRS rezoning will be having an effect is in terms of the value of the land.  The Valuer General's Office has advised that a change in MRS zoning of land from Rural to Urban Deferred would lead to an increase in the Unimproved Value they would ascribe to such land.  It would not affect Gross Rental Values.



	Council's current rating system for land zoned Rural under TPS No 1 is to rate such properties (some 1,600 properties) on a UV basis with the exception of about 65 properties (each of which is 2.6 ha or less in size) which are spot�rated on GRV, due to purely residential use.



	Relating the above to the question which is usually asked by landowners of "will this (MRS rezoning to Urban Deferred) cause my rates to increase?", the answer is that it will depend on the rate that Council decides to strike in the dollar at the time the budget is considered.  However, in terms of comparing a rural lot which is rezoned to Urban Deferred with a similar rural lot which remains Rural under the MRS, assuming both lots are rated on the basis of UV, then the first lot's rates will increase relative to the second lot.



Whilst the proposed amendment currently only proposes the rezoning of land to Urban Deferred, our office has been given to understand that the Minister is considering modifying the amendment to rezone the subject areas to Urban instead.  This sort of move is considered totally inappropriate.  An Urban Deferred zoning is considered most appropriate as it indicates that although specific areas are identified as being suitable for urban development, in the short to medium term, there are sufficient constraints, (eg lack of service provision; presence of poultry farms; lack of approved local structure plans)  to restrict development.  An Urban classification, however, would indicate that the land was ready for development.  As a significant proportion of the east Wanneroo area will encounter problems with regard to service co�ordination/provision and other constraints and consequently, landowners could not develop, it is not considered justified to zone these areas Urban.



In addition, should the MRS rezone land to Urban, the resultant relative increase upon rates referred to earlier would be even further pronounced.  Further, it should be recognised that the psychological impact of zoning the area to Urban rather than Urban Deferred will also have an adverse impact on the many landowners who, at this point in time, either cannot, or do not want to urbanise.



	Finally, Council will note that some of the areas proposed to be rezoned to Urban Deferred are currently subject to detailed structure planning, eg the Draft North Wanneroo Local Structure Plan, the Draft South Wanneroo Local Structure Plan and the Draft Elliot Road (North) Local Structure Plan.  These structure plans have been prepared by consultants on behalf of local landowners who have requested the Council to rezone their respective landholdings for residential purposes.  The remaining areas proposed to be rezoned under this MRS Amendment are not as advanced with detailed local planning and as a consequence, no detailed local structure plans have been prepared.  This also indicates that a uniformly applied Urban zoning is not appropriate as the planning in east Wanneroo is not progressing on a consistent basis between different cells.



Council will note that there are some specific matters in relation to the proposed Urban Deferred areas and are addressed as follows:



	(a)	The area of land between the future Skeit Road and the existing Landsdale industrial area (south of Gnangara Road) is currently proposed as Urban Deferred.  This area is a long narrow section of land only approximately 80�100 metres wide.  It is therefore believed that this small area would be inappropriate as urban land as it would be land� locked by two major roads to the north and west with a general industrial area to the east.  It is considered that this area would be better served as Industrial.



	(b)	Whilst this amendment is primarily concerned with the area on the eastern side of Wanneroo Road, it is believed that in the case of Urban Deferred zoning, the area immediately north of the existing Wanneroo Townsite (west of Wanneroo Road, east of the Yellagonga Regional Park and south of the small pine plantation) should be addressed.  This area has previously been identified by the Council as suitable for future urban development in a recent strategy submitted to DPUD, and would seem a logical 'rounding off' of the townsite.  It is therefore believed that this area should also be included within the Amendment as Urban Deferred.



In general, there is no objection to the notion of introducing the Industrial zoning within this Amendment, however, the following detailed comments are made on this aspect of the proposed amendment:



	WANGARA/LANDSDALE AREA



		�	Generally the Amendment is seeking to rezone those areas recognised in the NWCSP as Industrial in the MRS.  With regard to the area west of Hartman Drive, this land is currently the subject of a draft local structure plan and a number of rezoning requests for Mixed Business and Light Industrial under the Council's scheme.



The only concern with this proposal is that area of land shown between the realigned Gnangara Road and its existing alignment, where it has been proposed to be rezoned to Industrial under the MRS.  This proposal comes directly from the NWCSP.  Council will note, however, that at the time the NWCSP was prepared, the certainty of the Gnangara Road deviation was not clear and it was appropriate that all of this area be shown as it was.  With the subsequent findings of the East Wanneroo Transportation Study (to be discussed later) it was clear that this realignment would be necessary.  A reconsideration is therefore required.



The local structure plan did not consider this area because at the time it was prepared, the land requirements for the Whitfords Avenue interchange were still being evaluated by Main Roads.  As this has now been resolved (and identified on the Amendment) it is believed that the most appropriate land use for this section of land would be to include it within the cell to the south as Urban Deferred.  Whitfords Avenue/Gnangara Road and the future interchange would therefore form a logical boundary from the industrial area to the north.



�	The proposal for the land east of Hartman Drive is generally consistent with the industrial proposals for this area.  Council will recall that several years ago, Improvement Plan No 23 was gazetted by the State Planning Commission.  Council is also currently preparing TPS No 19 for the area of the Improvement Plan.  During the course of preparing Scheme 19, the NWCSP was reviewed and as a consequence different elements of that plan were rationalised and in some cases substantially modified.  These changes have been noted in the planning for the area which is now proceeding consistent with the proposed Industrial zoning under the MRS.



				Council will note, however, that the area of land between Gnangara Road, the future Ocean Reef Road and Mirrabooka Avenue intersection and proposed Industrial, has not been identified for any change of zoning or reservation within the MRS Amendment.  This area was identified as Parks and Recreation in the NWCSP and as a combination of industrial and public open space under other strategies.  It is recognised that this is a complex area with numerous issues affecting it, in particular the wetland located there.  It is not, however, considered appropriate for this area to be excluded from consideration by simply leaving it zoned Rural.  This issue should therefore receive further consideration to resolve the future intended function of this land.



	NEERABUP (FLYNN DRIVE) AREA



		As with the Wangara/Landsdale industrial area, the proposal to rezone the Neerabup (Flynn Drive) area to Industrial is supported.  In general, the extent of the proposed rezoning accords with the NWCSP.  Council will note that it is currently intended that consultants will be engaged by the landowners in the area to prepare a structure plan over this area.  Included in this study will be the need to rationalise the following boundaries:





		�	the future boundary between the Lake Neerabup Parks and Recreation area and the western extent of the future industrial area;



		�	possible inclusion of part of Council's land in the eastern part of this area, as future industrial and land required to accommodate active recreation;



		�	the future eastern boundary of the future industrial area (Council will note that this area as currently proposed in the proposed MRS Amendment differs from the NWCSP).



			One of the main objectives initially identified for engaging consultants to prepare a structure plan over this area was to achieve rezoning under the MRS and Council's district scheme.  Given that the current MRS proposal is proposed to do this, Council would need to be certain that the boundaries identified are accurate.  Any future rationalisation to the boundaries within this area as a result of the Council's study would be likely to create some difficulty particularly where it was determined that additional land was required for Parks and Recreation purposes.  (Council will note that the environmental issues for this area are dealt with later in this report).



			On the basis of the above, Council should advise the SPC that whilst it is considered appropriate that the Commission is considering the rezoning of this area to Industrial, and that such a proposal is strongly supported by the Council, it is considered premature at this time.  It would be preferable for the structure planning study proposed by the landowners to be first undertaken to confirm the appropriateness of the proposed boundaries of the Industrial zone.



7.1	Council will note that the MRS Amendment currently includes a road structure which proposes the reservation of several regional roads as Important Regional Roads.  Those roads identified are as follows:



	Ocean Reef Road � from Wanneroo Road to the eastern boundary of the municipality;



	Alexander Drive � from Marangaroo Drive to Gnangara Road;



	Mirrabooka Avenue � between Hepburn Avenue and Ocean Reef Road;



	Skeit Road/Hartman Drive � between Hepburn Avenue and Ocean Reef Road;



	Gnangara Road � between Skeit Road and Wanneroo Road;



	Pinjar Road � between Wanneroo Road and Burns Beach Road;



	Flynn Drive � between Lot 1 Flynn Drive, Neerabup and Wanneroo Road.





	In general, the proposed regional roads as shown are in accordance with the structure proposed in the NWCSP, with the exception of (iv) and (vi).



	Although the Skeit Road extension was initially proposed in the NWCSP, it was intended to terminate at Gnangara Road as a T�junction.  Similarly, Pinjar Road initially continued along its existing alignment and terminated as a T�junction where it joined the then proposed northern section of the Franklin/Lenore Road extension (revised eastern perimeter arterial road).  The current proposal to link Skeit Road with Hartman Drive and Pinjar Road into a four way intersection with Burns Beach Road then continuing north to Flynn Drive, has resulted from a detailed traffic study commissioned by DPUD which was carried out for the east Wanneroo area (the East Wanneroo Transportation Study).



	Council will recall, that when the Major MRS Amendment for Neerabup was initially proposed it reflected the same road structure as shown in the NWCSP (refer Attachment No 2).  When the Commission was considering the submissions received on that Amendment it was recognised that sufficient opportunity was not given to the public to comment on the road structure proposed.  In short, as a result of public concern following advertising of the initial draft NWCSP in 1991, a detailed re�evaluation of this plan was carried out.  This evaluation resolved, inter alia, that a revised district distributor road network which essentially deleted the major six lane highway as was originally proposed, be provided and resulted in the same road structure shown in the final NWCSP (which the public did not officially comment on).



	Therefore, in considering the amendment and submissions received, the Minister determined not to include the Coogee Road extension (given this was the section of road that was of greatest concern to the public).  It was resolved, however, that a detailed traffic study would be carried out for the east Wanneroo area to resolve issues such as road alignments, reserve widths and numbers of lanes required for the regional roads.



	This study was undertaken over the latter part of 1993 and was recently completed.  DPUD has advised that this study has formed the basis for the regional road structure currently proposed, therefore is anticipated to accompany the final MRS Amendment for east Wanneroo when it is advertised for public comment.



	Generally, this traffic study examined various options for a comprehensive and efficient regional road network within east Wanneroo.  The option finally recommended, largely supported the structure in the NWCSP with some proposed variations (refer Attachment No 3).  In addition to the variations already listed above, ie (iv) and (vi), it is also proposed:



	�	the deletion of the Coogee Road link to the Franklin Lenore Road extension and replaced it with a direct link to Neaves Road via Rousset Road.



	�	due to likely traffic volumes, the eastern portion of Dundebar Road was identified as a local distributor road;



	Council will note that whilst the proposed road structure has been assessed by Council's Engineering Department and is generally considered acceptable (subject to detailed plans being considered) the Amendment only identifies some of the major road network for the area (as recommended in the traffic study).  It has not, however, included the roads of prime concern to the public, namely the Franklin/Lenore/Rousset Road extension.  This situation is not considered acceptable.



		Council will note that over the last 18 months there has been considerable uncertainty and confusion for local landowners in relation to the future status of the major roads proposed under the NWCSP.  The current proposal will only perpetuate this problem causing even greater concern for the community.



		In approaching the DPUD on this matter to seek some clarification, it was advised that the exclusion of some of the regional roads from the major Amendment resulted from a directive from the Minister for Planning.



		It is not understood why the Minister has taken this position as it is clearly inappropriate and unacceptable in planning terms.  The Minister needs to recognise that not showing these roads in the Amendment does not mean that these roads will not be necessary or provided.  This point will also be recognised by the public.



		It is therefore recommended that Council reject the Minister's decision not to include all of the regional roads as identified within the recent traffic study for the area and advises the SPC accordingly.



	Finally, it should also be recognised that the level of regional roads identified in the Amendment as compared to those in the traffic study have implications on any proposed future Town Planning Schemes for the east Wanneroo areas.  Ideally, an equitable distribution of costs for these roads amongst the developers in the area would be appropriate (this matter is dealt with in detail in Report H81203).





	With regard to the matter of grade separated interchanges, Council will recall Reports G11207 and H11202 where these matters were previously considered.  In short, the detailed land requirement plans were considered by Council's Engineering Department who indicated its support to the plans and land requirements necessary for the proposed interchanges.



PARKS AND RECREATION RESERVES



	Council will note that the matter of Parks and Recreation Reservation will be dealt with in more detail in the following section relating to environmental factors.  As such, it is not discussed in detail at this time.



	In general, there are more areas identified as Parks and Recreation in the MRS Amendment than were originally proposed in the NWCSP (although ideally, it is believed that additional areas should also have been identified at this stage � to be discussed later).



	Unlike the previous zones mentioned above, such as Urban and Industrial, Parks and Recreation is classed as a reservation similar to the reservation of Important Regional Roads.  Therefore, once the Amendment is finalised, these reservations will automatically be reflected in the Council's District Scheme as well as the MRS.  It is therefore important that those areas shown be consistent with proposals within the area.  To this extent, Council is advised the following:



	�	the northern section of the proposed Carramar Golf Course has been included as Parks and Recreation however, that part of the course proposed south of Carramar Road is shown to remain Urban.  It is understood that the reasons for this is because the Commission was uncertain as to the future southern boundary of the site.  Whilst the local structure plan for Neerabup is still being considered, it is believed that work on the structure plan and golf course design is substantially progressed to determine a suitable land requirement for reservation purposes.  Therefore, to be consistent with the northern part of the site, it is recommended that area of land to form the southern portion of the site also be included within the proposed Parks and Recreation Reserve.



ENVIRONMENTAL FACTORS



	The City should support the Hon Minister for Planning's proposition that the Metropolitan Region Scheme (MRS) should afford certainty in terms of future development opportunity.  However, acceptance of this proposition carries a consequent need to ensure that the land use zonings and reservations proposed for inclusion in the MRS through the current series of major amendments are environmentally acceptable.



	As it is demonstrably easier and more efficient to address environmental issues during the process of formulating the planning proposals to be incorporated into the MRS amendment, it is believed that such issues should be fully resolved prior to the statutory amendment process being initiated.  Council argued this proposition in its submission to DPUD on the forthcoming major MRS Amendment for the Yanchep�Two Rocks locality.  Also, in appealing to the Minister for the Environment against EPA's decision to informally assess the Alkimos�Eglinton major MRS Amendment, Council emphasised the preferability of resolving environmental matters prior to the amendment process proceeding.  However, as the Alkimos�Eglinton amendment had already been advertised for public comment, the opportunity to address environmental issues proactively was obviously lost.  The land use zoning and reservation proposals included in the amendment did, nevertheless, raise significant environmental concerns.  Accordingly, Council regarded formal assessment of those proposals by the EPA prior to finalisation of the amendment as the only mechanism for ensuring the ultimate environmental acceptability of the amendment, thereby preserving the element of certainty desired in the MRS.



	In short, if the MRS contains land use zonings and reservations that have not been demonstrated to be environmentally acceptable, the element of certainty desired cannot be sustained.



	The land use zonings and reservations proposed in the preliminary MRS Amendment for East Wanneroo (as shown in Attachment No 1) raise a number of environmental issues as outlined hereunder.  These issues are of sufficient concern to warrant resolution prior to the amendment being initiated.  If these issues are not adequately resolved in advance, Council should again consider arguing for formal environmental impact assessment of the amendment.



	Conservation values � environmental investigations into areas for possible inclusion in the Gnangara Regional Park, undertaken as part of the East Wanneroo MRS amendment process, identified substantial areas with high conservation value which have, nonetheless, been excluded from proposed Parks and Recreation Reserve.  Although it is understood the Minister for Planning envisages that these areas will ultimately be reserved for Parks and Recreation under the MRS, their effective protection until such occurs may well be beyond Council's capacity.  Exclusion of these areas from the current amendment therefore has the potential to compromise their intrinsic conservation value.



	Water resource management � most of the areas affected by the proposed amendment are within proclaimed Groundwater Management Areas and contain or adjoin wetlands of recognised value.  The water resource management implications of land use zonings proposed under the East Wanneroo Amendment are, therefore, of particular significance.  As demonstrated at Jandakot, balancing of  land development and water resource management priorities is a difficult objective, with both qualitative and quantitative issues requiring attention.  Furthermore, groundwater modelling done by the Water Authority as  part of the current review of management strategies for the Gnangara Mound (that included increased development in East Wanneroo) clearly demonstrates the likelihood of rising water levels.  Drainage management will, therefore, be of pivotal importance, particularly given EPA's previous advice (in its preliminary comments to DPUD on the North West Corridor Structure Plan) that arterial drainage from East Wanneroo discharging to the ocean is not justified and encouraging implementation of water sensitive design principles.  Water Resource management requirements have the potential to constrain development opportunity in East Wanneroo and accordingly need to be adequately resolved prior to commitments regarding regional land use zonings.



	Industrial buffers � as discussed the amendment proposes two major industrial complexes, each of which will be adjoined by areas of residential development.  The potential for adverse spillovers from the industrial areas into the adjoining residential areas (eg noise, odours, aerial emissions, traffic, diminution of amenity etc) therefore exists.  This possibility is a particular concern with the Flynn Drive industrial area, as major industry is likely to establish therein.  In its preliminary comments on the North West Corridor Structure Plan, EPA identified the need for buffers between the Flynn Drive complex and adjacent residential areas, yet the proposed amendment maintains a direct interface between the industrial and residential areas.  Although the Wangara�Landsdale industrial complex will accommodate less potentially disruptive activities, the extent of direct interface with adjoining urban areas again demonstrates the need for effective buffering.



		Down�gradient groundwater pollution and consequent contamination of wetlands from the two industrial complexes is another form of potential environmental impact stemming from the land use zonings proposed under the East Wanneroo Amendment.



	Wetlands � most of the larger wetlands within the area affected by the MRS amendment are proposed for inclusion in Parks and Recreation Reserve, although the adequacy of the buffer provided is not apparent in all instances (eg to the east and north of Lake Nowergup, to the west of Lake Neerabup and also possibly the east of the lake because of the Flynn Drive industrial area).  Several small wetlands that are subject of the Environmental Protection (Swan Coastal Plain lakes) Policy have not been directly addressed through zonings proposed under the East Wanneroo Amendment.  Examples in this context include two wetlands immediately south�west of Lake Gnangara, the wetland between Gnangara Road and Ocean Reef Road (alignment) east of Wangara industrial area, and the wetland at the junction of Pinjar Road and Clarkson Avenue (included in proposed Urban Deferred zone).  Jimbup Swamp (at the eastern extremity of Ashley Road within the same Urban Deferred zone) may also warrant particular consideration in terms of proposed land use zonings.



	Regional roads � the proposed interchange at the junction of Wanneroo Road and Hepburn Avenue impinges on the margins of lake Goollelal and could, therefore, have an undesirable impact on the lake's environs.



		In its preliminary comments on the North West Corridor Structure Plan, EPA stated that construction of new roads through the Neerabup National Park is environmentally unacceptable, and that the planning of areas to the east and west of the Park should not proceed on the expectation of access through the Park.  The North West Corridor Structure Plan shows an east�west link through Neerabup National park based on Flynn Drive and an eastwards extension of Neerabup Road.  The proposed East Wanneroo MRS amendment designates Flynn Drive as an Important Regional Road, which is reasonable given that it provides access to the future major industrial complex.  However, there is concern that EPA's comments have not been addressed as it is obvious that Flynn Drive's upgrading to Important Regional Road is an initial step towards an ultimate link from the industrial complex across Neerabup National Park to the Mitchell Freeway.



CONCLUSION



Overall, it is believed that Council should support the proposed Major Amendment for east Wanneroo.  This support should however be subject to the matters raised within this report being adequately addressed, in particular:



�the need for all of the regional roads as shown within the traffic study prepared by Sinclair Knight for the area to be identified in the Amendment;



	�the need to fully resolve a range of environmental issues as discussed within this report.



RECOMMENDATION



	THAT Council advises the Department of Planning and Urban Development of its general support to the proposed Major Metropolitan Region Scheme Amendment for east Wanneroo subject to those concerns listed in Report No

	being addressed by the Department and in particular:



	�the need for all of the regional roads as shown within the traffic study prepared by Sinclair Knight for the area to be identified in the Amendment;



	�the need to fully resolve a range of environmental issues as discussed within this report.
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EXECUTIVE SUMMARY



In April 1993, Council approved Town Planning Scheme No 21 � East Wanneroo Development Scheme to provide the mechanism for co�ordinating and facilitating the provision of local/regional infrastructure within the area referred to as east Wanneroo.  This draft Scheme was then forwarded to the Department of Planning and Urban Development seeking its approval to advertise.



Since this time a protracted period of negotiation has resulted with the Minister for Planning advising Council that he was not prepared to accept Town Planning Scheme No 21 in the form proposed by Council.  Numerous variations to TPS 21 subsequently were considered with the Minister opting for his own alternative proposal to resolve this matter.



The following report details the ongoing discussions and negotiations that have occurred between Council, the Department of Planning and Urban Development and the Minister to date.  It also examines the outcome of the various deliberations and the consequences of the decisions that have been made, together with the future options remaining to Council.



The Government, through various reports over the past five years, have promoted the urbanisation of East Wanneroo and this Council as the responsible planning authority for the area has endeavoured to establish a satisfactory planning scheme to co�ordinate the proper and orderly planning of this fragmented area.  It is essential that some statutory instrument is put into place so as to avoid the ad hoc and unco�ordinated subdivisional approach which existed in the 1960's and 70's through the Metropolitan Region.



When a decision is made on the form of planning control which is to apply to East Wanneroo this City will exercise its best endeavour to achieve the objectives.  It is also hoped that this can be achieved in co�operation with Government, the Development Industry and the land owners in East Wanneroo.



I have included the recommendations outlined within this report hereunder (following a Table of Contents).

�RECOMMENDATION:



That Council 



1.	does not accept the Minister's proposal as conveyed in the State Planning Commission's letter dated 1 December 1993;



2.	advises the Minister that it would be prepared to pursue an arrangement for east Wanneroo which involved a combination of elements of the Minister's proposal and the Working Group's recommended proposal, as follows:



	(a)	those regional roads to be the subject of Scheme costs to be the same roads as recommended by the Working Group (subject to changes to the regional road system arising from the East Wanneroo Transportation Study), ie all those Scheme 21 Scheme Roads, except for Flynn Drive (west of Wanneroo Road), Neaves Road, Gnangara Road (east of Snake Swamp) and Alexander Drive;



	(b)	regional road costs to be full cost of acquisition and first stage construction, including underpasses and dual use path (ie not half cost where a road has urban on only one side) except in those cases where Scheme 21 proposed that the Scheme cost be less than full cost (ie Hepburn Avenue, Flynn Drive west of the Neerabup agreement area and the regional roads abutting the proposed Scheme 19 � Enterprise Park area [subject to the final form of that proposed Scheme]);



	(c)	regional road costs to be apportioned on the basis of two Scheme areas as recommended by the Working Group, i.e. one area to the north of Ocean Reef Road and one to the south; applying only to the future Urban and South Wangara industrial area, and to the areas east of Wanneroo Road (except for the Burns Beach Road extension west of Wanneroo Road);



	(d)	specific local infrastructure items (ie public open space, primary school sites and drainage site acquisition and construction) to be the subject of separate local Schemes, the extent of each of these Schemes being as suggested by the Minister (except the small area north of the North Whitfords Estate, Landsdale area which would be in Scheme 7 instead of Scheme 6);



	(e)	the South Wangara industrial area to be the subject of a separate Scheme as proposed by the Minister;



	(f)	the Neerabup and Landsdale large landholding areas to be the subject of developer agreements with Council as proposed by the Minister and the Working Group, with these areas to contribute to the regional road costs to a comparable extent as the relevant Scheme areas;



	(g)	Scheme costs to be apportioned and charged on the basis of potential lot yield as proposed by the Minister and to be estimated by Council;



	(h)	Scheme costs to be able to be paid in the form of cash or land contributions;



	(i)	Scheme costs to include administration costs;



	(j)	Scheme charges to be levied by Council through the authority of the Schemes and not to rely upon subdivision conditions;



	(k)	provision for arbitration to be included within the Schemes (therefore no appeal rights to the Minister concerning charges once the Schemes come into effect);



	(l)	provision for appointment of independent managers to be included in the Schemes, but only if professional indemnity insurance coverage is taken out by the managers in order to indemnify Council against any losses or costs.



3.	advises the Minister if 2. is not accepted by the Minister on the understanding that council would not be prepared to make any further concessions, then Council would not be prepared to pursue Schemes and that initiatives which can be undertaken at the State level would need to be considered, eg Improvement Plans;



4.	approaches the West Australian Municipal Association for consideration of this issue under the terms of the Better Government Agreement;

	

5.	in accordance with the provisions of Section 7 of the Town Planning and Development Act (1928) as amended:



	(a)	supports the application submitted by Land Planning Consultants on behalf of various landowners for the rezoning of Lots 22�26 and 1 Elliot Road, Wanneroo from Rural to Residential (R20) and Special Residential;



	(b)	includes Special Provisions relating to Special Residential Zone 6 in Schedule 6 of the Scheme as follows:



		  (i)	subdivision is restricted to a minimum lot size of 5000m2;



		 (ii)	except to the extent necessary for the construction of approved buildings and driveways, no land shall be cleared of vegetation without prior approval of the Council;



		(iii)	electricity shall be provided by means of underground cables to all buildings;



		 (iv)	all stormwater run�off shall be disposed of by drainage systems constructed with the adjacent residential area to the satisfaction and specifications of Council;

			

		(v)	the Council may, as a condition of any approval granted under special provisions (II), require the owner or occupier of the land to plant and maintain to its satisfaction native trees and shrubs;



5.1	forwards the documentation for amendment No 650 to the Minister for Planning for preliminary approval to advertise;



5.2	requests the North West District Planning Committee to request the State Planning Commission to amend the Metropolitan Region Scheme to rezone the land, subject to Amendment No 650 from Rural to Urban;



5.3	advises the applicant that in the interest of facilitating the development of the subject area, it has resolved to seek the above amendment but before granting final approval to Amendment No 650 it will require:



	(a)	a local structure plan which has been satisfactorily advertised and approved by Council and DPUD.  In this regard, the applicant is required to:

	

		 (i)	modify the current plan by increasing the public open space component from 1.1 hectares to 3.2 hectares and locating it in the north�east corner of the area, to the satisfaction of the City Parks Manager;



		(ii)	modify the plan by deleting the current reference to road widening and in its place, include a uniform strip along the north of Elliot Road and west of Lenore Road with the statement that this area may be subject to possible future road widening;



	(b)	requires arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



5.4	subject to the above modifications, approves the local structure plan for advertising as a Draft North Elliot Road Local Structure Plan for a public comment period of six weeks and that this advertising be made to run concurrently with the advertising of Amendment No 650.



6.	in accordance with the provisions of section 7 of the Town Planning and Development Act (1928) as amended:     

  

 	(a)	supports the applications on behalf of various land owners for the rezoning of Lots 1-3, 5, 6 and 9 Wanneroo Road, 33-35 Lancaster Road, 18, 19 and 38 Windsor Road, 108 and 337 Parri Road, 101 and 125 Luisini Road, Wangara from Rural to Light Industrial and Mixed Business;



	(b)	forwards the documentation for Amendment Nos 607 and 657 to the Minister for Planning for preliminary approval to advertise;



6.1	requests the North West District Planning Committee to request the State Planning Commission to amend the Metropolitan Region Scheme to rezone the land, subject to Amendment Nos 607 and 657 from Rural to Industrial;



6.2.	advises Chapman Glendinning and Associates that in the interest of facilitating the development of the area, it has resolved to seek the above amendment but before granting final approval to Amendment No 657, it will require;

	

	(a)	a local structure plan which has been satisfactorily advertised and approved by Council and DPUD.  In this regard, the applicant is required to modify the structure plan by;

	

		 (i)	by redesigning the intersection of the Gnangara Road deviation, the proposed loop ramp connection and the 20 metre wide service road to provide sufficient spacing for safe operation to the satisfaction of the Main Roads.  The current proposal for the interchange land requirements should also be shown;

		

		(ii)	reflecting the proposal submitted by Geoff Lewis Consultant in terms of road configuration only;



	(b)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, and drainage facilities required for the proper servicing of the industrial area of which this application forms part;



6.3.	subject to the above modifications, approves the local structure plan for advertising as the Draft South Wangara Local Structure Plan for a public comment period of six weeks and that this advertising be made to run concurrently with the advertising of Amendment No 657.



6.4	advises Geoff Lewis Planning Consultant that:

	

	(a)	it does not support the modified rezoning request as submitted on 5 November 1993 as the various zones requested do not conform with the development strategies for the area;

	

	(b)	the modified road structure is satisfactory;

	

	(c)	Council has resolved to initiate a Light Industrial Zoning over his client's lots. 



7.	supports the modified subdivision application submitted by Peter Webb and Associates on behalf of Homeswest for the subdivision of lot 2 Pinjar Road, Pinjar subject to:



	(a)	finalisation of Amendment No 606;



	(b)	the design, location and number of access lanes being to the satisfaction of the City Engineer;



	(c)	a 0.1 metre pedestrian accessway being provided along the boundary of all lots that abut the Coogee Road Extension, East-West 7, the rear of the special residential lots along Pinjar Road to the satisfaction of the City Engineer.



	(d)	additional traffic control measures including roundabouts to be provided to the satisfaction of the City Engineer;



	(e)	the configuration of the public open space (including Neighbourhood Centre site) to accord with the local structure plan for the area (when approved); 



	(f)	the small pocket of P.O.S. (approx: 3000m2) to be deleted and incorporated with the adjacent large area of P.O.S.; 



	(g)	the public open space location and design to be determined following the preparation of the "Remnant Vegetation Plan" as required by the Minister for the Environment in his "Statement that a Proposal May be Implemented (Pursuant to the Provision of the Environmental Protection Act 1986)" dated 21 August 1992;



	(h)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(i)	satisfactory arrangements being made with the Council for the upgrading of Pinjar Road where it abuts the application area to the satisfaction of the City Engineer and City Planner subject to the provisions of the legal agreement referred to in (h);

	

	(j)	the redundant portion of Pinjar Road reserve to he east of the proposed neighbourhood centre site being rehabilitated and landscaped and dedicated as a Reserve for Public Recreation.  This open space not being credited or forming part of the applicants P.O.S. contribution; 

	

	(k)	the dedication and construction of full earthworks and one carriageway for the abutting portion of East-West 7 to the satisfaction of the City Engineer and City Planner, subject to the provisions of the legal agreement referred to in (h) above;

	

	(l)	standard conditions of subdivision.



8.	defers consideration of the application by R G Lester and Associates on behalf of V and M C Pettigrove for the subdivision of lot 6 Coogee Road, Mariginiup pending finalisation of the road alignment study for the area.



9.	advises Mr S Aston that his application for the proposed rezoning of Lot 300 (543) Wanneroo Road, Woodvale, is deferred and that this matter should be considered in conjunction with an overall strategy for the area.  In this regard, the applicant should liaise with all the land owners within the area bounded by Ocean Reef Road in the north, the Yellagonga Regional Park in the south and west and Wanneroo Road in the east, regarding the preparation of a local structure plan.  Such a proposal should consider issues such as rationalisation of access onto Wanneroo Road and  potential impacts of development on the adjoining Yellagonga Regional Park.  This should be viewed in the context of the Council's draft strategy for the area. 



10.	supports the application submitted by Russell Taylor and William Burrell on behalf of Taylor Woodrow P/L for the subdivision of Lots 20, 200, 201,  202 and 209 Elliot Road, Wanneroo subject to:

	

	(a)	finalisation of Amendment No 577 to Town Planning Scheme No 1;

	

	(b)	the subdivision design being modified to reflect the final structure plan for the area to the satisfaction of the City Planner and City Engineer;

	

	(c)	the public open space shown on lots 201, 202 and Pt lot 200 Rye Grove/Wattle Mews being increased to 6211m2 and being transferred to the Crown free of cost as a Reserve for Public Recreation.  This open space not being credited or forming part of the applicants P.O.S. contribution; 

	

	(d)	requires arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;





	(e)	the applicant demonstrating to Council that the land affected by the E.P.A. buffer requirements for Poultry Farms can be dealt with to the satisfaction of the D.P.U.D. and the E.P.A.



	(f)	a road link being provided to the south of lot 37 Greenfields Circle to provide direct north-south access. 



	(g)	Lot 37 Greenfields Circle, Wanneroo being ceded free of cost to the Crown and being constructed and drained at the subdivider's cost to the satisfaction and specification of Council.



	(h)	standard conditions of subdivision. 



10.1	request the imposition of the following footnote;



	(a) 	the applicant is advised that the P.O.S. contribution referred to in (c) is not subject to a credit or a claim as it is an outstanding requirement from the earlier stages of subdivision within the area.



11.	modifies Amendment No 595 to Town Planning Scheme No 1 by incorporating Lot 16 East Road, Wanneroo and rezoning Lot 16 from Rural to Residential Development R20;



11.l	progresses the amendment in accordance with the Town Planning Regulations;



11.2	advises the applicants, Russell Taylor and William Burrell, that prior to final approval of the amendment it will require:

	

	(a)	that a local structure plan has been approved by Council and DPUD ;

	

	(b)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(c)	the applicant to demonstrate to Council that the land affected by the E.P.A. buffer requirements for Poultry Farms can be dealt with to the satisfaction of the D.P.U.D. and the E.P.A.



12.	adopts Amendment No 639 to Town Planning Scheme No 1 to rezone Lot 500 and Pt Lot 23 Wanneroo Road, Kingsley from Rural to Special Residential;



12.1	prior to affixation of the Common Seal to the amending documents, requires the provision of a legal agreement at the owner's expense to enable the owner of Lot 23 to gain access to Wanneroo Road on an interim basis until the widening of Wanneroo Road where it abuts the subject land.



12.2	subject to 12.1 above, authorises affixation of the Common Seal to the amending documents;



12.3	following the affixation of the Common Seal, forwards Amendment No 639 to the Hon. Minister for Planning for his endorsement of final approval and publishing in the Government Gazette.



13.	supports the application submitted by Landvision Consultants on behalf of M, G and C Monte for the subdivision of Lots 15, 16 and Pt Lot 17 Elliot and Wyatt Roads, Wanneroo subject to:

	

	(a)	finalisation of Amendment No 577 to Town Planning Scheme No 1;

	

	(b)	the subdivision design being modified to reflect the final local structure plan for the area to the satisfaction of the City Planner and City Engineer;

	

	(c)	lots 74 to 85 being deleted and replaced with public open space;

	

	(d)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(e)	the applicant demonstrating to Council that the land affected by the E.P.A. buffer requirements for Poultry Farms can be dealt with to the satisfaction of the D.P.U.D. and the E.P.A.;

	

	(f)	all of the land directly abutting and 50 metres south of Elliot Road (ie: approximately 7500m2) being excised from this application and deferred consideration pending the finalisation of land requirements for the future upgrading\widening of Elliot Road;



	(g)	the provision of traffic control measures along Wyatt Road to the satisfaction of the City Engineer;



	(h)	standard conditions of subdivision. 



14.	supports the application submitted by Feilman Planning Consultants, on behalf of Mr R Love, to rezone Pt Location 883 Gnangara Road, Gnangara from Rural to Special Rural subject to the Special Provisions specifying a minimum lot size of 2.0 hectares;



14.1	introduces Special Rural Zone No 26 comprising Pt Location 883 Gnangara Road, Gnangara and modified special provisions as described in Report          under Schedule 4 Part 2 of Town Planning Scheme No 1;



14.2	advises Feilman Planning Consultants that prior to forwarding the documents for Amendment No 628 to the Minister for Planning for preliminary approval to advertise, it requires that a revised Structure Plan and Development Guide Plan showing a minimum lot size of 2.0 hectare and the road reserve boundary required to accommodate the future widening of Ocean Reef Road, to the satisfaction of the City Planner and City Engineer;



14.3	advises the applicant that in the interest of facilitating the prompt development of the subject land, it has resolved to seek the above amendment, but before granting final approval to Amendment No 628 it will require a legal agreement with the landowner ensuring transfer to the Crown, free of cost, of a strip of land along the Gnangara Road frontage of the subject land adequate to accommodate the future road widening of this road;



15.	rescinds Resolution H21213;



15.1	defers the application submitted by Feilman Planning Consultants on behalf of T & M Priest for the subdivison of Lot 4 Priest Road, Landsdale pending resolution of the Gnangara Road widening requirements.

�

INTRODUCTION



Council will recall that at its July meeting of this year, a progress report was presented (Report No H20703) regarding City of Wanneroo Town Planning Scheme No.21 - East Wanneroo Development Scheme.  Council was advised that although Scheme No. 21 had not been formally considered by the Minister for Planning, it was recognised that there was some concern regarding the scope and size of the Scheme and consequently, different options were being investigated. 



Since that time, several meetings of the joint Working Group (the group formed by the Minister for Planning to progress this matter) were held.  A report of the Working Group's recommendations was subsequently prepared by the Department of Planning and Urban Development (DPUD) and was presented to the Committee on Statutory Procedures on 16 August 1993.  In short, the Committee generally accepted the recommendations of the Working Group and forwarded the report to the Minister for his consideration.



In October 1993 Council was formally advised that the Minister for Planning had considered this matter and has refused to approve advertising of Scheme No. 21.  The reasons for this decision as outlined in the Minister's advice (refer Attachment No 1) was conveyed in the following terms:



	"...the area of the proposed Scheme and the anticipated works associated are too extensive and unmanageable and would result in an inequitable and undesirable rise in the cost of housing.  The Hon Minister would prefer to see a series of smaller schemes and/or developer agreements as the means for co-ordinating development  for the area east of Wanneroo Road."





The Council will note that at the time this advice was received, the DPUD further advised that the Minister was still reviewing this matter to provide Council with sufficient detail of the level of infrastructure and mechanism for levying a Headworks charge that he would be prepared to accept in the proposed substitute schemes.  This subsequent advice was received on 1 December 1993 and is appended to this report (refer Attachment No 2).



In the light of the above determination and subsequent advice, I have prepared the following report to appraise Council of the current situation and to outline the implications of this decision.  



BACKGROUND



For the benefit of Councillors who have not been involved in this matter from its inception, I have provided a detailed  background of Town Planning Scheme No. 21 to assist in their deliberations.

Historically, most of the land east of Wanneroo Road has been zoned and predominantly used for a variety of rural activities.  With the review of the Corridor Plan in 1985, however, subsequent strategies identified and promoted east Wanneroo as a key area for future urban development. 



Strategies for Urbanisation within East Wanneroo



	In 1987, a report entitled "Planning for the Future of the Perth Metropolitan Region" was released for public comment.  This report was the first publication which proposed that land east of Wanneroo Road was being considered as a future corridor for urban expansion.  Up until this time this land had always been identified as a rural "wedge".  At the same time, Council was also preparing a Rural Strategy Plan for the City of Wanneroo.  This plan provided strategies for development in the rural area which recognised the pressures on this area by accommodating a variety of land-uses, including urban expansion in recognition of the recommendations of the 1987 report.



	In December 1990, the Department of Planning and Urban Development released "Metroplan" which superseded the Corridor Plan, and provided the broad framework for future growth and change within the Metropolitan Region to 2021.  In short, it retained most of the urban land components that were contained in the Corridor Plan, and in addition, identified new urban release areas that were refined after the public comment period of the 1987 report.  The proposed new urban areas were also identified in DPUD's Urban Expansion Policy Statement which was released around the same time as Metroplan.  These strategies were further refined in the Draft North West Corridor Structure Plan (NWCSP) and Report which was released for public comment in February 1991.  This report confirmed the prospects for urbanisation of the land between Flynn Drive and Hepburn Avenue, east of Wanneroo Road.



	In June 1991, the State Government released the first Metropolitan Development Programme (MDP) to co-ordinate the release and development of new urban land areas in accordance with the principles set out in Metroplan.  The MDP is a five year rolling programme of land release which is updated yearly.  Council will note that subsequent updates of this report were released in 1992 and 1993.  The initial report  identified three specific areas within the City of Wanneroo for urban development.  Subsequent reports have refined these areas and identified additional areas adjacent to the Wanneroo Townsite. 



	As part of the whole structure planning process, the Council prepared the draft East Wanneroo District Structure Plan (EWDSP) which provided additional detail to supplement what was shown on the Draft NWCSP.  The EWDSP did not attempt to change the fundamental land-use and transportation proposals contained in the NWCSP but rather it mostly reflected the same assumptions contained within the NWCSP regarding population, lot yields, and traffic volumes.  This plan was to form the basis for more detailed local structure plans to be prepared, and rezonings to the Metropolitan Region Scheme and the City's Town Planning Scheme.



Both the NWCSP and the EWDSP were advertised for public comment.  A public presentation of the two plans was also made in March 1991.  It was evident from those attending the presentation that most of the public concern was focused on proposals for urbanisation of East Wanneroo and the proposed major road network, in particular a proposed six lane highway forming the eastern boundary to urbanisation, ie the Eastern Perimeter Arterial Road (EPAR).



	Due to the public concern, the Council resolved to withdraw the Draft EWDSP in total until the NWCSP and road alignments had been resolved.  In the meantime, the Minister for Planning established a Working Group consisting of representatives of the DPUD, Main Roads Department, Water Authority of Western Australia, Environmental Protection Authority, Department of Conservation and Land Management, Council and the local community to examine alternatives to the EPAR.  The Working Group recommended a plan entitled "Option C" as an acceptable alternative to the original draft structure plan.  This option was supported by all members of the Working Group except the EPAR Action Group representatives.



	In July 1991, Council considered the options prepared by the Working Group along with another option � "Option D" which was prepared and subsequently supported by the Council.  This plan was very similar to Option C except with some minor road variations and recognition of the potential for future special rural zones within the remaining rural area.



	In November 1991, the State Planning Commission considered the submissions received on the draft NWCSP, the Working Group's report and Council's recommendation.  The Commission resolved that the draft NWCSP be modified to essentially include the Option C proposals with some changes to accommodate Council's recommendations.  The final NWCSP was released in March 1992.



	As a result of the ongoing public concern in relation to planning within East Wanneroo, the Council resolved to form an East Wanneroo Working Committee (EWWC) comprising Councillors, resident representatives and Council staff with a view to continued liaison to reduce the effects of urbanisation on the area.



	The Council subsequently began to re�examine the preparation of the East Wanneroo  District Structure Plan (EWDSP).  The final NWCSP substantially reduced the future urban areas within East Wanneroo as compared to the original draft and showed a Regional Road network for the area in broad terms only, therefore requiring a total re�evaluation of the various requirements for the area and preparation of detailed regional road plans.   The Council and the DPUD jointly engaged an engineering consultant to prepare detailed alignments and road requirement plans for the regional roads.  This road design work was required to be held in abeyance when the State Planning Commission made its decision in respect to the Metropolitan Region Scheme (MRS) amendment for the Neerabup land (Yatala/Homeswest and R & I land).



	As a result of the submissions received regarding this rezoning, the Commission required that the MRS amendment should be modified to delete a portion of regional road from the amendment (the portion of road being the western extension of the Coogee/Franklin/Lenore Road link)  and that a re�evaluation of the proposed regional road network to serve the East Wanneroo area should be carried out.  To some extent this decision impeded the detailed planning of the East Wanneroo area as the re�evaluation has taken some time to complete. 



	Since the initial release of the Draft NWCSP in February 1991, many landowners and developers within East Wanneroo proceeded with proposals to rezone their respective landholdings for urban purposes.  Such proposals preceded much of the detailed work that the City has subsequently undertaken, and as a result, local structure plans have been prepared and rezonings initiated without a District Structure Plan being available, or the appropriate mechanisms in place to co�ordinate development and subdivision of land.



	Rather than holding up such proposals until the Scheme and District Structure Plan had been resolved, the Council recognised the possible delays and in the past had allowed individuals to proceed with rezoning proposals by imposing a requirement that all applicants be required to enter into a deed with the Council in the interim which would ultimately bind them to the requirements of the proposed Town Planning Scheme.



	Town Planning Scheme No 21 � East Wanneroo Development Scheme



	In essence, TPS. No. 21 was initiated by the Council to provide a statutory mechanism that would ensure  developer contributions could be levied such that a similar standard of urban development as seen within the coastal corridor could also be achieved within east Wanneroo.  Whilst Council considered different alternatives, a development scheme was generally regarded most appropriate given the multiplicity and multitude of small private landholdings within the area (refer Report E21205 - Attachment 3).  Although it is likely that development could have proceeded without such a scheme, this was seen as a compromise in sound planning principles, that undoubtedly would result in a fragmented and disjointed urban development with many of the objectives not being achieved.



	Whilst TPS No. 21 was primarily intended to facilitate the development of those areas east of Wanneroo Road, identified as future urban in the North West Corridor Structure Plan, the scheme was promoted over the whole of the area referred to as east Wanneroo (ie: north of the future Hepburn Ave alignment, south of Flynn Dve/Neaves Rd, west of State Forest No 65. and those areas east of the Yellagonga lakes system).  This meant that all developing/subdividing landowners who intended to create additional costing units (ie units/lots) within the scheme area, would be subject to a charge under the scheme.  In simple terms, it could be described as a "user-pays" system where everyone would pay on an equal basis.  This was considered the most equitable method of apportioning scheme costs.  Whilst it is accepted that not everyone would use all of the facilities that were being provided for, it was not possible or practical to determine who would ultimately use what, and therefore everyone was to contribute equally.  If some landowners were not required to meet their fair share of the costs, other landowners or the City would be required to make up the shortfall.



	The types of infrastructure that were proposed as Scheme No. 21 Works are as follows:



	1.	the cost of construction of the Scheme Works (see items marked (*) below).



	2.	the acquisition of land for, 



		  (i)	scheme roads; (*) (these are the major roads shown on the draft East Wanneroo District Structure Plan and were likely to be reserved Important Regional Roads under the Metropolitan Region Scheme.



		 (ii)	underpasses; (*) (including equestrian underpasses)



		(iii)	dual-use and bridle paths; (*) (as shown on the  draft E.W.D.S.P.)

	

		 (iv)	government and private school sites;



		  (v)	public open space;



		 (vi)	neighbourhood/local centre sites; (includes shops, service station, medical centre, church, community purpose sites)



		(vii)	local drainage sites. (*)



Whilst the majority of infrastructure proposed would result in a direct cost to the landowner, some of the items concerned would in fact result in no cost or a reduction in the total Scheme cost.  This was due to the anticipated future sale of those items such as high school sites to the Ministry of Education, private school sites to other private school institutions and neighbourhood centre sites to private developers. (Primary school sites were to be passed on to the Ministry of Education at no cost to the Ministry).



The reason these items were included within the scheme even though they were to be eventually sold was to not only ensure that these facilities were provided, but were sited in the best location.  It was considered that if the acquisition of such sites was not included within the scheme then their provision would be the subject of separate negotiations throughout the area and not necessarily the best sites being acquired.



Generally, the sale of the school sites would have resulted in no cost to the scheme.  The sale of neighbourhood centre sites however, should have resulted in a substantial profit.  This profit was therefore estimated 'up front' and the overall cost reduced accordingly so that the benefit of the assumed sale was passed on to all landowners by way of a reduced charge or levy payment.



Town Planning Scheme No.21 was subsequently submitted to the D.P.U.D. in April 1993 for approval to advertise. 



Review of Town Planning Scheme No 21.



As Council is aware, for many months there has been ongoing discussions in relation to this matter between Council, the Minister for Planning and DPUD.  These discussions formally began in response to the Minister's concerns regarding the proposed scheme when the joint working group comprising officers from DPUD and this City was established to review the situation and examine possible alternatives.  Although in light of the Minister's latest advice much of the following is no longer directly applicable, it will help give Council a good appreciation of the negotiations that were undertaken and a detailed background to the current outcome.



As previously stated, the primary matters examined by the Working Group were presented to the Council in July (Report H20703 � Attachment No 4) and are summarised below as follows:



(a)	The extent of the Scheme Area.



(b)	The number of Scheme Roads.



(c)	Dual-Use Path (in Yellagonga Park) and Bridle Paths.



(d)	Pedestrian/Equestrian Underpasses.



(e)	School sites. 



(f)	Neighbourhood Centre Sites.



(g)	Agreements v Town Planning Scheme.



(h)	Cash Contributions v Land Contributions. 



Council will recall that the recommendations of the Working Group were subsequently presented to the Minister for Planning, and shortly thereafter, a response was received (Attachment No 5).



In general terms, this advice was very ambiguous and required further clarification from the State Planning Commission.  It was clear however, that some minor elements of proposed Town Planning Scheme 21 were not supported, although these were not considered integral to the overall proposal.  (These elements which were not supported were provision of bridle paths, a dual-use path through Yellagonga Park, equestrian underpasses,  and acquisition of public high school sites, private school sites, neighbourhood/local centre sites).  The other local infrastructure items of P.O.S., drainage and primary schools were accepted by the Minister as being appropriately dealt with by a scheme.  The issue of the remaining Scheme elements being the Scheme Roads, pedestrian underpasses and dual�use�paths is dealt with later in this report.



Whilst the Minister did not accept the extent of the proposed scheme area, it was acknowledged that those areas subject to future urban proposals could be properly dealt with by smaller schemes.  The exception was the larger landholdings at Neerabup and Landsdale. The Minister believed that these larger areas were independent and capable of being developed through individual deeds with Council.  This position has basically been reaffirmed by the Minister in his recent advice to the Council regarding Scheme 21. 



Although there was no objection to the notion of multiple schemes in conjunction with deeds for larger landholdings, it was recognised that this would have the effect of apportioning the cost of infrastructure disproportionately between landowners thereby making development impractical in some areas.  To ensure that all landowners within the east Wanneroo area have relatively equal opportunities to develop their land in the future, ideally the cost of providing infrastructure should not be limited to specific (ie: scheme or deed) areas but should be apportioned evenly and equitably amongst all the landowners. 



Council should note that whilst Scheme 21 had been refused and the level of works for any future schemes were substantially reduced, until recently (prior to the Minister's latest advice), it was believed that the Council could still proceed with and successfully manage the development of east Wanneroo through the use of Town Planning Schemes.



In the past the Minister had accepted the rationale for infrastructure provision, however, it was recognised that the matter of providing regional roads and their associated underpasses and dual�use paths had not been resolved.  Generally the proposition of providing the land for, and first stage construction of, some regional roads within the area by developers (as has traditionally been occurring within the City) was seriously questioned by the Minister.  Previously, the Minister's view was that the Council should bear the total cost associated with providing those regional roads that are not abutting future urban areas ("non�abutting" regional roads) within east Wanneroo, by borrowing the necessary funds to undertake the works.  He believed that the developers were not creating the need for these roads and therefore should not be making contributions to the subject roads, rather, this cost should be passed onto all of the ratepayers within the City.  It seemed, however, that the Minister had accepted the proposition that all regional roads that abut the urban areas should be the developers' responsibility.



Whilst this position was clearly unacceptable the Council was requested to undertake numerous hypothetical exercises to demonstrate the impact of the above rationale on municipal borrowings and its effect on rates. 



Impact upon Rates



It would seem that the Minister's greatest misconception in relation to the imposition of a levy on developers which includes the cost of regional roads, is that the Council is not meeting its share of the burden for those roads.  



As Council will note, its current responsibilities towards regional roads is to ultimately complete roadworks to their full standard, ie four or six lines in addition to the upgrading of the first stage works and maintenance thereafter.



The Minister was still reluctant to consider inclusion of regional roads (particularly those not directly abutting future residential cells) as a scheme cost; ie: therefore a developer's cost.  To satisfy the Minister that the Council is already heavily committed through current subdivisional practices to funding regional road infrastructure throughout the municipality, various options were examined. In particular, four options were identified for east Wanneroo so that the Council's future responsibilities within this area could be demonstrated.



In summary, the options were as follows:



Option 1	Worst Case 



	In this option, it was assumed that the Council would be responsible for the provision of the full cost of acquisition and construction of regional roads.  This included all the regional roads as shown within the North West Corridor Structure Plan for east Wanneroo.  (It should be noted that this scenario was only prepared for comparison purposes).



Option 2	Minister's Proposal 



	This option basically reflects what the Minister's original position in relation to regional roads.  Only those regional roads abutting or within future urban areas were considered the developers responsibility (NB: this included acquisition of land and construction of full earthworks and one carriageway only).  The apportioning of this cost would be on the basis that each development "cell" would meet the full cost of regional roads passing through and abutting that cell, except in the case of the urban cells abutting a road where the cost would be split between those cells.  The balance cost of constructing these roads to their full requirement and the total cost of all non-abutting regional roads was passed onto the Council (refer Attachment No 6).



Option 3  Town Planning Scheme No. 23 and 24



	Although there are no schemes numbered 23 and 24, this scenario was developed as a result of negotiations of the working group reviewing Scheme 21, where two smaller schemes were considered (one scheme to the north of Ocean Reef Road and one to the south).  In terms of the extent of Council's contribution, this option is similar to Option 2 except that it requires the developers to make the standard developer contribution towards some of the non-abutting regional roads.  The apportioning of the roads costs between developers would be on the basis that the total costs within each scheme area would be evenly distributed over the total costing units within each scheme area.  The Council was to 'pick up' the cost of the balance non-abutting regional roads as well as its standard expenditure to construct all regional roads to their full urban standard.  This option was considered an acceptable compromise to Scheme 21 (refer Attachment No 7).



Option 4  Town Planning Scheme No. 21	



	This option outlined what the proportion of costs were like under the original Scheme 21 proposal. (It should be noted that this scenario was also for comparison purposes only).  (Refer Attachment No 8).



The table below shows the cost implications of the various options outlined.  It can be seen that under Option 3, the Council would be required to meet a substantial proportion (ie: 62%) of the total cost of providing regional roads within the area.  Using the Minister's preferred option, the Council would be required to meet an additional 11% of the total cost (ie: 73%).
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�At that time, the Minister's preference was for Option 2. Council officers and the DPUD, however, were still reviewing this matter with the Minister, with the aim of having Option 3 accepted as the preferred basis for scheme headworks.  The Minister's option would have resulted in developer contributions ranging  between $1500 and $4500 per costing unit between individual cells (with each cell being a separate scheme).  If however, these costs were apportioned evenly over all of the east Wanneroo area, then the developer contribution would be equalised to $1800 per costing unit for Option 2. 



Under Option 3, the developer contribution would be approximately $2,350  per costing unit for a scheme north of Ocean Reef Road, and approximately $3,000  per costing unit for a scheme south of that road.  If the cost was apportioned evenly over all of the east Wanneroo area, the developer contribution would be approximately $2,500 per costing Unit.



(Please note that all of the above figures relate just to the regional roads [and their associated dual use paths] and do not include contributions required for local drainage and underpass construction and acquisition of POS, primary school and drainage sites).



Should the Minister for Planning have determined that Option 2 was preferred, then the question was raised, who would pay for the balance of the regional roads?  It was argued that the State should make some contribution from the Metropolitan Region Improvement Fund (MRIF) which is generated by the Metropolitan Region Improvement Tax collected by the State Planning Commission specifically to fund the acquisition of regional reserves (including Important Regional Road reserves).   The Commission has repeatedly stated that there was a decreasing land pool from which monies are levied and an increasing level of reserved land requiring acquisition.  This has resulted in the majority of funds being utilised for acquisition and maintenance of land reserved for Parks and Recreation Purposes with insufficient funds remaining for little else. 



The only other present source of funding available would possibly come from the Commonwealth.  Unfortunately, this is not a guaranteed source and varies significantly from year to year with little or no monies being received in some years.



A further option for funding would be new sources of funding at the State level, eg a revamping of the Metropolitan Region Improvement Tax system to enable more funds to be obtained over a broader base.  Should Option 2 have been preferred and the alternative funding options outlined above be ruled out,  then the cost of providing the additional roads will need to be funded by the City of Wanneroo and its ratepayers.  The cost implications of this are significant, however when considered in conjunction with the total cost the Council will be having to meet for west Wanneroo ie: the coastal corridor, then it can be seen that the cost�implication on rates will be  onerous.  



Several hypothetical exercises were undertaken to demonstrate this impact to the Minister, as was requested.  It should be noted that although this does not demonstrate the actual "real" increase upon rates, the actual costs are realistic.



Although only requested for a costing exercise to be carried out on east Wanneroo a similar costing was prepared for the West Wanneroo area so that a fairer appreciation of the longer term financial impact on Wanneroo could be obtained.



It was also carried out to demonstrate the level of Council's commitment in the construction of regional roads which is not met by the development industry in the established urban corridor.



That later costing exercise could then be used to determine any change in financial commitment as a result of changes that may result to the existing regional road contributions in determining the east Wanneroo regional road contributions.  Whatever policy is established for the east Wanneroo area will automatically flow onto West Wanneroo urban area.



Basically, for east Wanneroo, the impact on rates for a total cost of $107 million over a borrowing period of 20 years, resulted in a maximum average increase of $86.00 per rate notice ie: approximately 16%.  However, when this was combined with the Council's obligations for west Wanneroo, this resulted in a an estimated total cost of $708 million.  When borrowed over a 30 year period, this would result in a maximum average increase of $400.00 per rate notice ie: approximately 72%.
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As can be seen by the above Table, the Council's responsibilities for funding regional road construction within West Wanneroo, in comparison to the developers' cost will be significant

�

Council is advised that all of the above information was compiled in a detail report and was presented to the D.P.U.D. and Minister for Planning.  



The Council will note that following the receipt of the above details, the Minister questioned the validity and accuracy of the Council's road construction estimates.  He therefore requested the Council submit its estimates to Main Roads WA (MRWA) for scrutiny and to see what level of funding had been available or could be made available from Federal/State Government towards the contribution of regional roads as outlined in the letter to Council from the Department of Planning and Urban Development dated the 15 October 1993.



A meeting was arranged by the Department of Planning and Urban Development with the MRWA at which the City Engineer, Deputy City Engineer and City Planner attended.  Although not confirmed in writing to the City, MRWA advised the Department of Planning and Urban Development and the Hon Minister that the Council's estimates for regional road construction were realistic and represented the level of funding that would ultimately be required to complete the system.



MRWA also confirmed that the level of funding that was available in the Metropolitan pool for regional roads was relatively static and that there was unlikely to be any change.   Therefore funding from that source was unlikely to assist Council beyond the present level.



The Minister has subsequently requested further verification of the Council's estimates by a private firm.  In this regard, information has been supplied to Sinclair Knight, consulting engineers, via the DPUD, for their evaluation.  Similarly, this firm also advised DPUD and the Minister that Council's estimates were generally acceptable.



The information described above clearly demonstrates that the Council currently and in the future will have a tremendous financial responsibility towards the construction and maintenance of regional road infrastructure.  It is therefore  clear that the Minister's current belief that the Council does not meet its fair share of road costs is demonstrably wrong.    



MINISTER'S CURRENT POSITION

	

On the 1 December 1993, correspondence was received from the State Planning Commission which outlined the Minister's views as to how this matter should now progress.  In general, this correspondence sets out different parameters within which the Minister would be prepared to accept the development of east Wanneroo.  



In examining this latest advice, it is clear that the Minister's position has varied substantially since previous negotiations.  This has resulted in a significant shift in direction in favour of the development industry.  Rather than detail the entire contents of the Minister's letter, I have appended it to this report for information (refer Attachment No 2).  The Minister has however, raised numerous issues  that will severely affect the Council's ability to achieve the objectives it was previously promoting for the co-ordinated development of the area.  These matters will therefore be discussed in detail. 



In short, the Minister has endorsed the proposition of a series of individual schemes for each respective future urban cell. The exceptions to this are the Neerabup and North Whitfords Estate's Landsdale landholdings where agreements will be used.  A separate scheme over the future industrial area south of the existing Wangara industrial area was also accepted.



As outlined earlier in this report, whilst there was still some uncertainty regarding the estimation and distribution of costs for regional road infrastructure within the area, the Minister's "bottom line" was  clearly represented.  This was reflected earlier as Option 2, in the section analysing the  Council's obligations for regional road infrastructure provision.  As discussed previously, the Minister was promoting a position where only those regional roads either within or directly abutting urban areas were considered the developers responsibility.  It was clearly demonstrated however, that this position was not acceptable and that the cost impost of such a decision on ratepayers within the City of Wanneroo would be unacceptable.



The Minister's new position is such that even less of the cost of providing regional roads will now be apportioned to the developers of the area.  The Minister has advised that the normal practice of requiring developers to meet the total cost of acquiring the land and constructing full earthworks and one carriageway of regional roads will only apply in those instances where such roads are located within scheme areas.  Where such roads abut scheme areas, the developers will only be required to meet half of the associated cost of acquiring the land and constructing the full earthworks and one carriageway.  Unless other sources of funding the balance cost of these roads is made available to Council, this will result in an even greater disparity of costs between the Council and developers than was previously outlined in this report as unacceptable ie: 73%/27%.



It is difficult to understand the Minister's reasoning for this sort of approach as there seems to be no precedent for this, particularly within the City.  Council will note that in other similar situations west of Wanneroo Road where only one side of the road is abutting development, eg: Ocean Reef Road, Whitfords Avenue (old West Coast Hwy), Northshore Drive and Oceanside Promenade, the full cost of the land requirements and first stage construction was born by the abutting developers.



Another criticism is that there is a complete lack of consistency with this decision.  The Minister has  specifically stated that in the case of proposed schemes, only half the cost of land acquisition and first stage construction should be imposed for abutting roads.  Yet, in the case of developer agreements, he has specifically included the full cost for the land and first stage construction of abutting roads.  Further, the Council will note that the Minister has completely rejected the notion of sharing the cost of those regional roads not abutting urban areas.  At the same time, he has imposed a requirement that the proposed schemes north of Dundebar Road together with the Neerabup landholders jointly contribute to the cost of improvements to Burns Beach Road west of Wanneroo Road up to the former TPS 21 boundary.  Council is advised that upon clarification from the DPUD regarding the meaning of 'improvements' in the above context, it was advised that this referred to the total cost associated with first stage construction.  

 

In examining the Minister's reasoning for this approach it can be seen that the basis for only requiring developer contributions for certain roads can be related to the proposed Major Metropolitan Region Scheme Amendment for east Wanneroo.  In short, the Minister has directed the DPUD that this rezoning is to only include some sections of regional roads for reservation as Important Regional Roads, with other sections being totally excluded at this stage.   Generally, this sort of action by the Minister is without justification and is considered to be planning by stealth to the detriment of local landowners who have absolutely no certainty in regard to the impact of future urban development upon their land.  In any case, as stated, the Minister has apparently adopted a similar philosophy for distributing road costs, however, even in this case there is a difference between those regional roads identified within the proposed major MRS amendment, and those proposed as a Scheme cost within Council's proposed scheme.  Council will note that a separate report on this matter will be considered at the Special Council Meeting and therefore I will not discuss this issue in too much detail at this point.  



Whilst it was previously recognised that there was some uncertainty in relation to the regional road issue, it was believed that the Minister had accepted the rationale for primary school sites, public open space and drainage provision  to be the developers responsibility.  Although, in the case of primary school sites he is prepared to have a situation where costs are inequitably apportioned between scheme areas.  Though the above position does not appear to have changed for POS and primary school sites, the same cannot be said for local drainage sites. It now seems that the Minister no longer believes that the cost of land acquisition for local drainage should be a scheme cost.  



Following advice from DPUD on this, it was advised that in their opinion, the land component for local drainage sites would still remain the responsibility of the private landowners, only dealt with subdivisionally and not by the schemes.  The Council will note however, that this has not been confirmed by the Minister.



This sort of move is unprecedented and clearly represents a lack of understanding of standard development practices and the issue at hand.  Local drainage is a by-product from the development of a property and has always unquestionably been recognised as the responsibility of the developing landowner.  Due to the fragmented nature of the area it is not practical to have each developing landowner provide individual drainage sites for their respective landholdings.



Upon questioning the DPUD on this issue it was suggested that if approached, the Minister may be prepared to reconsider this point.  I would suggest however, that given the Minister's previous dealings with TPS 21 generally, it is inappropriate to assume any likely change in position.  Therefore, if the Minister's proposed schemes do not make provision for land acquisition for drainage sites, it would seem that the Council would become responsible for a multitude of drainage systems that would be completely inefficient and impractical and expensive to maintain.



As with the case of regional roads, the Minister has maintained his inconsistency by requiring the developer agreements to make provision for the ceding of the land for local drainage.  It is therefore obvious that as far as infrastructure provision is concerned, there is no consistency in the Minister's revised approach.  Were Council to proceed with the Minister's directions it  would undoubtedly result in even further concessions in the future with developers trying to achieve similar headworks scenarios as other developers in the area.  Given this situation, an increased cost impost on Council would be the likely outcome.  

This would also set an undesirable precedent for a similar approach in West Wanneroo.



In addition to the above changes, the Minister has also introduced the requirement that payment of headworks charges be made through the imposition of subdivisional conditions.  It is proposed that "at the time of application for subdivision, Council will be asked to provide the State Planning Commission with details of the relevant costs so that payment can be required through conditions imposed upon its approval".  In my opinion, this arrangement is fraught with potential problems and therefore is not workable.  



The imposition of a headworks levy as a condition of subdivision would mean that the cost applied would be fixed for the period of the subdivisional approval.  As standard subdivision approvals are valid for a period of three years, one could assume that this would result in the developers paying at the same rate for all lots the subject of that application, for three years.  As costs are constantly fluctuating (mostly increasing) the Council would need to have total control to review and where necessary make appropriate adjustments to the estimated Scheme Costs to reflect market prices.  Once the Council's ability to do this is removed, its ability to recoup sufficient funds to undertake the Scheme Works is significantly impeded.  Under normal scheme arrangements Council would be committed to ultimately complete the undertaken Scheme Works, therefore even if insufficient funds were collected Council would still be obligated to provide the necessary monies from borrowing or its municipal fund to overcome the 'short-fall'.



DPUD have advised that they believe this situation could function if the charge reflected in the condition was limited to a fixed period eg: two or three months.  Thereafter, the Council would have the opportunity to review costs and where necessary apply a revised charge.  In response, history would suggest that this process is not sufficient to provide Council with the level of security and certainty it would require.  It is not uncommon for subdivisional conditions to be inadvertently overlooked by the Department and thereby not imposed on approvals.  This type of oversight could have significant ramifications with the Council ultimately being liable for any subsequent losses incurred with limited recourse available.  In addition, it seems unlikely that the Minister would accept the imposition of a charge which is only fixed for a short term as proposed. 



In any event if costs were varied by Council the applicant would probably be able to appeal on the variation.  This would give Council no certainty in any of its scheme estimates.  Any variation in the cost estimate throughout the life of the scheme increases Council's liability which can only be met from Council's borrowings or the Municipal Fund.



The Minister's current lack of support in the Council's estimates and abilities to manage schemes within east Wanneroo is obvious by his recent actions.  



In addition, by its very nature, the subdivision process and condition setting is subject to vetting by the approving authority, ie: DPUD.  Every time a condition requiring the imposition of a headworks charge was requested, Council's cost estimates would in theory be scrutinised and potentially modified to reflect what was thought to be reasonable.  Again, for reasons already outlined this is considered undesirable as the entire construction of scheme costs would be established for each scheme to achieve an equitable distribution of cost.  Any variations to these costs as a result of DPUD's determination or the Hon Minister's appeal determinations would require the Council and its ratepayers to meet that cost variation.



If headworks charges were to be levied on this basis, applicants would have the opportunity to appeal the imposition of a charge to either the Minister for Planning or the Town Planning Appeals Tribunal.  It is questionable that developers would accept the imposition of a condition which set a precise charge for a fixed period, but thereafter when appeal rights had elapsed, was variable.  This would no doubt give rise to numerous appeals on the basis of the unsatisfactory circumstances of the condition alone.



Council will also note that the Minister's current position of multiple schemes and agreements will give rise to a large cost variation between schemes as identified earlier in this report.  This position will create a lot of dissatisfaction between many landowners who will be faced with a substantially different  level of charge for their respective scheme areas.  On this basis, there is a strong possibility that numerous developers/landowners will appeal the level of charge imposed on subdivision simply because they feel aggrieved by the inequity of the system of charging between schemes.   Whilst the Minister is confident that his proposed scheme methodology is appropriate, once appeals are being submitted on a regular basis, it is doubtful if this, or any future Ministers will resist upholding an appeal and subsequently reduce or delete the requirement for a levy payment to be made.  Also, once a precedent is created in this regard, it will be increasingly difficult to resist further appeals.



To emphasise this concern I would draw Councils' attention to two recent subdivision appeal determinations that were upheld on behalf of North Whitfords Estates Landsdale project and Hagen Corporation in association with several private landowners in Belgrade Road, Wanneroo.



	i)	North Whitfords Estates - Landsdale.

		First stage subdivision, 235 lots; 

		DPUD Ref: 87140

		

		Council estimated headworks levy $3483.00

		

		Minister's determination: That the applicant makes a notional contribution of $2500.00 per single residential lot, with the likelihood for future adjustments up or down when a final figure is set.



	ii)	Multiple landowners Belgrade Road, Wanneroo.

		Subdivision application for total area, 225 lots;

		DPUD Ref: 85767

		

		Council estimated headworks levy $3264.00

		

		Minister's determination: That the applicant make a once only payment of $2500.00 per lot created with no future adjustments.



		As a result of the Minister's determination, not only did the subject landowners receive a decision for a reduced contribution to regional roads, but in addition, in my opinion, have escaped the need for making an adequate contribution to POS and a primary school site.



At this point, as a result of the above, a total of $1,150,000 will been received by Council towards infrastructure provision in east Wanneroo. 



As can be seen by the two subdivisional appeals that have occurred to date in relation to TPS 21, there has been a total lack of support for the Council in the consideration of these appeals.  Even though the subject areas are not related and had a different level of estimated costs, the present Minister in considering the latter appeal was inclined to impose a similar determination as was made by the previous Minister.  On the basis of TPS 21 circumstances, this decision disadvantaged the remaining landowners within the subject cells by an increase to the necessary headworks levy for the area to accommodate the resulting short-fall created by a poorly evaluated appeal determination.



It is quite clear from these recent examples that the subdivisional process (with subsequent appeal rights) is not suitable or practical as a means of administering multiple schemes.  This scenario would lock the Council into a system where it would be constantly defending its position with a lot of officer time spent on this, with the likelihood of unsound decisions being reached.  If the Minister is therefore of the opinion that this sort of process would be acceptable he need only look to the precedent already created in his first appeal determination.



In regard to the above, it is fair to say that the Minister is concerned at the level of administration charges that were originally included within TPS 21.  To this extent he has specified that details of administration costs of the proposed schemes are to be provided for examination when schemes are submitted for Consent to Advertise.



The administration charge for TPS 21 was $1,760,000 which was approximately 1.15% of the total estimated headworks for the scheme.  This included estimated staff time, valuation fees, computer fees, legal fees, financial costs, surveying costs and incidental costs and was intended to be applied over the life of the scheme ie: 20-30 years.  This equated to approximately $58,500 per year with the City's staff time component being only $9000 per year.  Council will note that since TPS 21 preparation began, the Council has easily exceeded the  amount specified above particularly in relation to staff time allocated to this project.



With the Minister proposing multiple schemes and agreements within east Wanneroo, and given the obvious problems with his approach as outlined, it is clear that any re-evaluation in administration charges will need to be substantially increased.



Finally, the Minister has requested that the Council consider the inclusion of a provision within each scheme that will allow for management of the scheme to be transferred from the Council to an independent manager where it can be shown by individuals that this action is warranted.  This proposal does not appear practical unless managers were introduced at the commencement of a scheme and if adequate indemnification and insurance coverage is applied to protect Council.  As Council is aware, its only involvement in TPS 21 was as a manager and not a developer.  It is therefore unlikely that any independent group would want to take responsibility of a scheme under the same terms as Council.  This scenario would result in an increase in costs for landowners to allow for management fees.  Even though the Council had already included some administration fees itself, it is doubtful whether these would be sufficient to cover an independent managers' costs.



In addition, as schemes would make the Council the responsible authority for the Scheme Works, it would need some surety that should independent managers be introduced, Council is sufficiently indemnified against any likely losses incurred by the managers. 



It is understood that the Minister has approached the development industry to ascertain their views on this matter.  The Minister obviously considered it important that the development industry have a major say in relation to the level of costs they should be required to pay towards the development of east Wanneroo.



It appears clear that the Minister's primary concern in this entire matter has been to minimise the level of costs to the developer, even though the charges incurred are a result of the development taking place.  The fact of the matter is that if there was no proposals for urbanisation of this area, then there would be no need for schemes or headworks levies. 



The Minister is apparently of the belief that any increase in development costs will directly result in an increase to  house/land prices and thereby passed onto the purchasers.  It should therefore be stated that whilst his intentions are admirable, it is believed that his premise and understanding of land pricing through development and market forces is questionable.  To this end, the Minister has commissioned consultants to look into this issue.



Council will note however, that this matter has already received a substantial level of assessment and attention in the eastern states, particularly NSW, where developer contributions to various infrastructure is obviously more advanced and an accepted practice, although initially there was resistance from the development industry.  For instance, the NSW government introduced legislative provisions into that states Environmental Planning and Assessment Act 1979 to provide the authority, particularly for local government, to implement a method of securing developer contributions to regional and social infrastructure.  As there was some concern for the potential increase to land prices, in 1989 an inquiry was held into the operation and practices associated with Section 94.  The Commissioner's findings included the statement that  "contributions do increase the price of land but generally only to a marginal extent and not to the extent of negating the need for such contributions to be levied".  This and many other studies have made it quite clear that generally developer contributions to infrastructure do not result in a relative increase to land prices which are primarily market driven (obviously there are some exceptions to this).  In most cases, the payment made towards infrastructure results in a reduction to the developers profit margin.  It is therefore very clear why the local development industry is concerned about the introduction of a similar system within east Wanneroo.   



	COUNCIL'S OPTIONS AND ALTERNATIVES.



Given the Minister's current position, it has been clearly demonstrated that there is sufficient inconsistency and uncertainty in this approach for the Council to seriously question its future role in the east Wanneroo area.  The Council has made every attempt to ensure that the development of east Wanneroo could proceed on an efficient and equitable basis, hence the protracted period of negotiation which has resulted.  The Minister has however, repeatedly stifled the Council's ability to ensure this occurring by imposing unreasonable and unrealistic conditions on the Council.  



Whilst the City of Wanneroo has responsibilities to consider concerning the development of the east Wanneroo area it also has a responsibility to its current and future ratepayers.  It therefore, cannot willingly and knowingly enter into a series of schemes which will expose the City to a situation that will undoubtedly require substantial financial assistance to complete undertaken works that were the developer's responsibility in the first place. 



In considering future options to Council for east Wanneroo, it must be mindful of the objectives proposed by the scheme, and how these can be best achieved whilst maintaining some level of certitude and security to Council.  I have therefore, provided a brief analytical appraisal of the Minister's approach against the objectives outlined, and also proposed the main options available.   



	Scheme and Development Objectives



		�	To co�ordinate development, ie: structure planning.





		This aspect does not appear to be affected however, the local drainage sites will not be on a centralised basis due to land acquisition not being a scheme cost. 



		�	To facilitate development through equitable cost sharing between landowners.



		This is not achieved in the case of the distribution of costs for regional roads and primary school sites.



		�	To facilitate an adequate level of developer contribution, ie: to lessen the impost on Council and achieve a level of developer contribution more commensurate with the nexus which exists between the development proposed and the infrastructure requirements it generates.



		This aspect is not adequately achieved. As identified previously, the imbalance in cost distribution between developers and Council leads to uncertainty.



		�	To provide certainty over-time to Council regarding the level of developer contributions and other Scheme aspects.



		This facet cannot be guaranteed due to the proposed imposition of charges through subdivision and subsequent appeal rights.  Similarly, the provision allowing independent managers to take over management of schemes reduces the certainty.



		�	To provide a unified mechanism for determining and apportioning scheme costs.



		Due to the reliance placed upon the subdivisional process, the SPC and Minister would play an important role.  The schemes therefore, could not satisfactorily achieve this objective.



		�	To minimise the exposure of the Council to an unreasonable level of risk in relation to the financial responsibility with schemes.



		As identified this is not the case with the Minister's 

		approach.  His proposal leaves considerable doubt and uncertainty and as a consequence does not satisfy this objective.

	

		�	To be clear and unambiguous in all aspects, at both the general and detailed/operational level.

	

		This objective is not achieved.  Issues such as the system of distributing costs, calculation of potential lot yields, extent of developer contributions are not clear.

	

		�	To be consistent within itself and with accepted practices and policies.

	

		This is not the case.  As described previously, there are numerous inconsistencies between scheme provisions themselves, developer agreements and accepted standards of development, eg: the handling of regional roads, local drainage sites and primary school sites.  Similarly, the imposition of scheme charges through subdivision is a variation from the norm.

	

		�	To accord with sound financial/business practice.

	

		This does not occur on a satisfactory basis.  The fixing of charges for a fixed period of three years without allowing for inflation or review is financially unsound.

	

		�	To tie financial responsibility with management responsibility.

	

		This aspect is not achieved due to the possibility of independent managers being introduced.

	

		�	To provide a sound statutory basis for all aspects of planning, co-ordination, etc.

	

		This can probably be achieved to a satisfactory degree.



		�	To enable Council to undertake works/acquire-resume land  etc, where necessary to facilitate development.

	

		This can probably be achieved to a satisfactory degree.





Council will note from the above analysis that it is likely that some matters could be effectively managed with the Minister's proposed schemes.  In the main however, the uncertainty created, lack of cohesion in approach, the likelihood and liability for loss of Scheme funds and reduced ability to effectively manage would suggest that Council could not willingly proceed on this basis.



The following is a list of options that the Council should now consider in determining how it will proceed.  It should be noted that not all of the options outlined are necessarily recommended or appropriate but have been included for comprehensiveness only.



	Options



		a)	Accept the Minister's proposal.





		b)	Pursue Scheme 21 in its original form.

	



		c)	Pursue Town Planning Schemes 23/24 as recommended by the Working Group.

	



		d)	Re-negotiate with the Minister for a compromised position.  (ie a minor change to the Minister's current proposal).



		e)	Pursue a combination between the Minister's current position and TPS's 23 & 24.



		f) 	No Council Schemes:

	

			 i)	Improvement  Plan.

	

		    ii)	Subdivision conditions and Scheme 1 provisions for Local Structure Plans. 

		



	Evaluation of Options and Selection of Preferred Option.



		When Council first considered the matter of how to best coordinate the planning of the East Wanneroo area, it considered the various alternative means available and concluded that a Town Planning Development Scheme was the preferred option.  This is still considered the case, however of course it depends on the manner that Council is to be permitted to set up the Scheme.



		Option (a), a Scheme as per the Minister's current advice, has already been shown to be unacceptable.



		Option (b), Scheme 21 in its original form, was obviously considered acceptable to this City's viewpoint, but has nil chance of being approved by the Minister (especially given he has already formally refused approval of it).



		Option (c), Schemes 23/24 as recommended by the Working Group, was quite similar to Scheme 21.  Its main point of difference were:



		  (i)	deleting several of the non�abutting roads, but retaining the main non�abutting roads which were important for properly connecting the urban areas to the existing regional road system;



		 (ii)	allowing for the local infrastructure items POS, primary school sites and drainage to be dealt with via subdivision conditions and land contributions rather than cash, and to be apportioned on a per cell basis;



�		(iii)	deleting the items which had been readily targeted by the development industry (ie Yellagonga dual use path, bridle paths, equestrian underpasses, neighbourhood centres, public high/private school sites);



		 (iv)	splitting the Schemes at Ocean Reef Road rather than Elliot Road;



		  (v)	deleting the Neerabup and Landsdale agreement areas.



The changes from Scheme 21 were not so substantial as to have prejudiced the main objectives of that Scheme and it was therefore considered feasible from this City's viewpoint.  Again however, it was rejected by the Minister.



Option (d), seeking of a minor change to the minister's current position, would not go far enough to adequately protect this City's interests, if the changes are only minor.  A fairly substantial change is required.



Option (e), a combination of the Minister's proposal and Schemes 23/24, in terms of local infrastructure being dealt with by local, cell�based schemes, and regional infrastructure (ie the regional roads), being dealt with by two broader schemes, is considered to have merit by allowing achievement of the City's objectives for the area, while retaining the cell�based Scheme element favoured by the minister and therefore possibly capable of obtaining his acceptance.



The notion of two levels of Scheme, a broad level for the regional roads and a local cell level for the local infrastructure (POS, primary school sites and drainage) is considered logical in that:



(i)	the regional roads serve a regional function and it is therefore illogical and inequitable to attempt to apportion the cost of such roads on the basis of each local cell that they happen to pass through or next to.  The Minister's proposal for apportioning the cost of the Burns Beach Road extension west of Wanneroo Road properly recognises that regional function;



(ii)	the local infrastructure generally serves the local cell it falls within.  If a cell is able to provide its primary school site at a low cost due to the nature of the cell (eg limited existing improvements) while an adjacent cell has a high cost primary school site, then it does seem unreasonable to penalise the first cell in respect of the provision of a facility which its residents will not be using.



The principle of using two levels of Scheme is used by the Cranbourne Council, east of Melbourne, for the reasons given above.



In summary, in terms of recommending a Scheme option which should meet the objectives previously identified and go some way toward what the Minister was wanting in terms of have local, cell�based scheme, Option (e) above seems to be the best option.  The fact that it is very similar to the jointing Working Group's recommended Scheme 23/24 option is also important in terms of having DPUD officers' support.  (The main difference between Option (e) and the Working Group's option is that the latter recommended that local infrastructure contributions be made via subdivision conditions rather than via separate local schemes).



Should the Minister not be prepared to accept the above the Council should consider the following options where Government would be required to take responsibility for east Wanneroo.



Option (f)	No Council Schemes:



	(i)	Improvement Plan



		Council will note that whilst it must consider its responsibilities in respect of the east Wanneroo area, if TPS's were prepared under the Minister's conditions the Council would be negligent for accepting such terms.  In addition, it would also be culpable for any loss of monies through scheme operations.  It is therefore proposed that if the Government is prepared to promote the development of east Wanneroo on this basis, it currently has the legislative ability via Section 37A of the Metropolitan Region Town Planning Scheme Act to bring down an Improvement Plan.



		In short, an Improvement Plan can provide the State Planning Commission with the authority to undertake the same level of works and management control as was being provided for within TPS 21.



		This includes:



		�	structure planning;

		�	acquisition/resumption and development of land;

		�	the preparation of developer agreements;

		�	the ability to levy a headworks charge;

		�	powers to deal with land as necessary, eg: sell, lease, exchange etc;

		�	take legal action for non�compliance;

		�	any other action necessary to ensure the satisfactory development of the land.



		Council will note that given the powers available to the Commission through the use of an Improvement Plan, and in view of the Minister's obvious lack of confidence in the Council, this option would appear to be a valid and appropriate solution.  Whilst it is recognised that at the 'end of the day', Council will still be responsible for any uncompleted works necessary to ensure the orderly and proper development 		of the area, such works could be carried out at the Council's discretion.  At least Council would not be irresponsible by committing itself and its ratepayers to a 30 years (potential lifespan of the schemes) period of insecurity and subsequent debts.



	(ii)	Subdivision conditions and Scheme 1 provisions for Local Structure Plans.



		Much of the infrastructure identified as Scheme Works by both the Minister and Council in the respective options can be provided to some extent via subdivisional conditions.  The imposition of conditions relating to the ceding of land for public open space, primary school sites (which are the responsibility of the Ministry of Education) and drainage sites (including construction) is a well established practice.  The main concern with this approach and the reason such infrastructure was included as scheme works, was to ensure a co�ordinated and equitable provision of facilities.  Due to the fragmented nature of the area it has been recognised by all agencies that without a mechanism such as a Scheme or Improvement Plan to control development, local infrastructure would be provided in an inefficient and impractical way.



		The Council could, however, still maintain some level of co�ordination by introducing provisions for the preparation and implementation of local structure plans within its District Planning Scheme.



		In general, this approach is not considered acceptable.





APPLICATIONS DEFERRED



	As Council is aware, numerous applications have been deferred since May of this year pending agreement by the Minister with respect to the principles to be included within the proposed Scheme 21.  This has created a great deal of anxiety for affected landowners who have subsequently experienced long delays and increased holding costs.  Although there is a still much uncertainty in relation to east Wanneroo, it is believed that given current circumstances matters should now be progressed so that applications within the area can be advanced.



	There is a total of 12 applications that have been deferred by Council.  The majority of these were the subject of detailed reports to Council (including recommendations) although some applications were not formally assessed.  I have therefore provided the following summaries and recommendations for each application for the Council's consideration.  Where available, detailed reports have been appended hereto.



The Council will note that previously the various applications made reference to applicants entering into a deed for the payment of headworks charges under Scheme 21.  These conditions will now be modified so as not to refer to a scheme.



	It should also be noted that recommendations are being included regarding seeking of amendments to the Metropolitan Region Scheme for Urban zoning of land, notwithstanding that the East Wanneroo major MRS Amendment is soon to be initiated by the government, also involving the rezoning of land under the MRS.  The reason for retaining this report's recommendations on this matter is that the major MRS Amendment is likely to be rezoning land from Rural to Urban Deferred.  The rezoning of the land to Urban is therefore something which Council could appropriately be supporting.



	Proposed Rezoning of lots 22 - 26 and 1 Elliot Road, Wanneroo.



		This application was received from Land Planning Consultants on behalf of various landowners in Elliot Road.  The application requested Council to rezone lots 22-26 and 1 Elliot Road from "Rural" to "Residential Development R20" and "Special Residential".  Whilst there was some concern regarding some minor issues it is believed that this application should be supported by Council. (Refer Report H20512 - Attachment 9).  This is the subject of Recommendation No 5 of this report.



	Proposed Rezoning of various lots - Swan Location 2540, Wangara.   

		

		Council will recall this application was submitted by Chapman Glendinning and Associates in conjunction with Wright Development and Property Consultants, on behalf of various landowners to rezone their land from "Rural" to "Mixed Business" and "Light Industrial".  To support the application the applicants have submitted a local structure plan for the area.  Since the original report was presented to the Council, (Report H20828 - attachment 10) the Main Roads has advised that the three proposed intersections on Gnangara Road at Windsor Road, at the proposed 20m wide service road and at the proposed loop ramp connection have insufficient spacings between them for safe operations.  Windsor Road and the proposed service road should be combined to form a four-way intersection with the proposed loop ramp and Gnangara Road. 



		Whilst the structure plan will require some alterations, it is believed that they are relatively minor and consequently, should not impede the progress of the application.  Council's normal requirement for the advertising of draft local structure plans is a three month public comment period.  In this instance, due to the relatively simple nature of the proposed plan, it is believed that a reduced advertising period of six weeks would be appropriate. 



		Finally, Council are advised that a submission has been received from Geoff Lewis Town Planning consultant on behalf of his clients Mr and Mrs Ricciardo of lots 101 and 125 Luisini  Road (refer Attachment 11).  In short, the consultant has requested that the Council consider the rezoning of the subject lots from Rural to Service Industry, Mixed Business and Commercial.  He has stated that the concept is based upon the objective of providing "something different" in terms of both lot sizes and development opportunities whilst conforming with the broad development strategy for the area.  Lot sizes of 1000m2 minimum have been proposed, which as stated, will provide a variation to the average prevailing lot sizes and land-uses within the adjacent light industrial areas.  The Commercial zoning is intended to accommodate a shop/food outlet and possible liquor store.   



		In considering this request, it must be viewed in context with the strategic objectives for the area.  The south Wangara area has been designated as future industrial and mixed business under the North West Corridor Structure Plan and a logical extension of the existing Wangara area, to serve the needs of the existing and future residents of the area in terms of both employment and service provision opportunities.  Similarly, other areas within the municipality have been designated to accommodate alternative land-uses eg: commercial, service industrial, etc.  Although service provision is to a large extent driven by market forces, the Council has a responsibility to ensure adequate areas are set aside and preserved for specific land-uses to accommodate the needs of the people.



		Whilst it is recognised that the Wangara industrial area has historically seen the intrusion of non-industrial land-uses, this proliferation has caused some concern.  As a consequence, this matter is currently under review to determine how it can be best dealt with to protect the integrity of the remaining light industrial areas.  One option under consideration is the  recognition of specific areas of Wangara, ie: those areas currently under most pressure (close to Wanneroo Road with good exposure) and zoning them for Mixed Business.  This would provide a specific area for these types of activity to locate and thereby a better opportunity to restrict them from the balance area.  

		

		The applicant's proposal for a Commercial zone is considered undesirable.  No justification has been provided as to the need for such a zone.  Given that the surrounding area is to be developed for industrial purposes it is therefore doubtful that there is a substantial need for a commercial zone in the area.  Such a proposal is also contrary to the intentions for the area.  If the Council was to support the applicant's proposal, this could create an undesirable precedent for the proliferation of non-light industrial land-uses throughout the area on an ad-hoc basis.

		

		The proposal for mixed business can be regarded on a similar basis as the proposal for Commercial.  To support this would severely undermine the strategies for the area and could ultimately result in a spread of mixed business activities throughout the area without an appropriate strategy and contrary to the option identified above.  As identified, the Council is investigating how this matter can best be handled.  Whilst the proposal for Service Industrial is similar to Light Industrial in many respects, it can also accommodate Mixed Business land-uses subject to Council approval.



		The applicant has argued that the intention is to provide lot sizes of 1000m2 and different land-uses.  However, given such lot sizes can also readily be accommodated within a Light Industrial Zone and there has been no sound reasons offered by the consultant to justify different land-uses in this location, it is recommended that Council not support this request and alternatively, rezone the area to Light Industrial.  The proposed structure plan can however be modified to include the road structure shown by the consultant.

		This south Wangara area is the subject of Recommendation No 6.

		

	Proposed Subdivision of lot 2 Pinjar Road/Flynn Drive, Neerabup.

		

		This application was previously considered by the Council in June (Report H20613 - refer Attachment 12).  Although no recommendation was provided at that time, the report identified that the application was a redesign of a previous proposal considered by Council, and that this application could be supported.  This is the subject of Recommendation No 7.



		It may be noted that one of the recommended subdivision conditions (a) refers to finalisation of Amendment No 606.  Council has previously resolved not to finalise this amendment until a local structure plan for the area between Clarkson Avenue and Flynn Drive has been advertised for comments and approved by Council and DPUD.  The applicant is still to submit a draft local structure plan satisfactory for advertising for comment.

		

	Proposed Subdivision of lot 6 Coogee Road, Mariginiup.

		This application proposed the subdivision of an existing eight hectare lot into two lots of approximately 4.0 hectares each.  The primary reason this application was deferred was in relation to the pending road study for the area which was to identify the future regional roads for the area and their land requirements.  Whilst this study has now been completed, the results and recommendations are yet to be finalised and released.  It is therefore recommended that this application remain deferred until the road issues have progressed sufficiently where a suitable decision can be made (refer Report H20222 - Attachment 13). This is the subject of Recommendation No 8.

		

	Amendment No 648 to Town Planning Scheme No 1: Rezoning of lot 300 (543) Wanneroo Road, Woodvale.

		

		In short, this proposal was presented to Council as a request for reconsideration to the above rezoning.  The applicant was seeking Council support to include lot 300 Wanneroo Road as a Special Zone (additional use) Motel. The details of this request are highlighted within Report H20517 and are appended hereto in Attachment 14.   Council will recall that in February 1992 (G20228) it considered a proposal for a Tourism Zone within the area adjoining this lot.  Consideration of this application was deferred by the Council whilst affected and adjoining landowners were consulted, to ensure that a co-ordinated approach to planning this area is maintained.  It is therefore recommended that this current application is also deferred pending the outcome of those discussions.  This is the subject of Recommendation No 9.

		

	Proposed Subdivision, Swan Locations 1914 and 1803 Madeley      Street and Queensway Road, Landsdale.

		This application was submitted by Feilman Planning Consultants on behalf of North Whitfords Estates for the subdivision of a further stage of their Landsdale landholding. As this application was deferred by the Council, the applicants requested the D.P.U.D. to approve the application without the local authorities response, as empowered by the Town Planning and Development Act.  The D.P.U.D. subsequently sought advice from the Council as to the conditions Council wanted imposed and the application was consequently approved. No further action is therefore required on this application. (Refer Report H20834 - Attachment 15).



	Proposed Subdivision and Modification to Structure Plan: lots 20, 200, 201, 202 and 209 Elliot Road, Wanneroo.

		

		This application was submitted by Russell Taylor and William Burrell on behalf of Taylor Woodrow P/L.    In June (Report H20616 Attachment 16) Council were advised that this application should be deferred pending resolution of Scheme 21 matters.  In addition, there were also various structure planning issues being re-examined which were likely to affect the applicant's landholding.  Whilst this application is no longer constrained by the Minister's consideration of Scheme 21, the matter of structure planning  still requires resolution.  In general however, it is believed that support can be issued to this application providing it is modified to reflect the changes that are being made to the structure plan.  This is the subject of Recommendation No 10.  

		

		(A report on this structure plan was presented to Council at its December 8 meeting � report H21212 refers) 

		

	Proposed Modification: Amendment No 595 - Rezoning various lots, East Road and Wanneroo Road, Wanneroo.

		

		This rezoning was initiated in February 1992 (Report G20226).  The proposed modification has resulted from a request from the D.P.U.D. for Council to incorporate lot 16 into Amendment 595.  Council will note that the owner of this lot has already agreed to the proposed inclusion of his property into the current rezoning.  It is therefore recommended that the Council proceed with this rezoning.  An additional condition has been included relating to the existence of poultry farms within close proximity of the subject lots being rezoned and the need for appropriate buffers. (Report H20522 - Attachment 17).  This is the subject of Recommendation No 11.



	Close of Advertising: Amendment No 639 - Rezoning lot 500 and Pt lot 23 Wanneroo Road, Kingsley.

		

		When Council considered this matter previously, they were advised that there were no submissions received following the close of advertising of the rezoning.  They were also advised that a number of conditions had been placed on the rezoning which required some resolution.



		Council is now advised that although the certainty of this area in relation to  scheme contributions is not final, it is clear that the Minister will not accept land west of Wanneroo Road being responsible for contributions towards infrastructure in east Wanneroo.  This position was also accepted by the joint working group.  It is therefore believed that item (b) of report H20729 requiring the applicant to enter into a deed regarding the above can be deleted by Council, and the application progressed. (Refer Attachment 18).  This is the subject of Recommendation No 12.



	Proposed subdivision lots 15, 16 and Pt 17 Wyatt Road, Wanneroo.

		

		This application was submitted by Landvision on behalf of the Monte family for the subdivision of the abovementioned lots into 85 residential lots.  Council will recall that the previous report presented to Council in August deferred consideration of this application and therefore, did not undertake a formal analysis.  Several issues were however, identified as requiring detailed consideration. (Refer Attachment 19 - Report H20835)



		In general, the local structure plan has undergone some modifications which will require some discussion with the applicant in respect to road and lot layout.  The local structure plan however, is nearing finalisation and it is not anticipated to change substantially in respect to the subject land.  In regard to the matter of P.O.S., the Council will note that the areas identified in this application do not accord with that in the local structure plan.  To this extent, the applicant will be required to modify their application to accord with the local structure plan by deleting lots 74 to 85 and replacing them with P.O.S.



		The road layout in the southern portion of the site differs from the local structure plan, however, provided good links are maintained to the adjoining landowners, minor variations will be considered as acceptable.  Another road matter which is likely to affect this application is the road reserve requirements for the ultimate widening of Elliot Road.  This matter is currently being considered by the D.P.U.D.  At this stage, it is not known how much land is likely to be required for Elliot Road.  It is therefore believed that consideration of a subdivision over the land directly abutting this road is currently premature.  Given that the balance land is relatively unconstrained, it is believed that this application can proceed on the basis that the area of land abutting Elliot Road (approximately 7500m2) is excluded.



		Council is further advised that this application currently proposes direct lot access to Wyatt Road.  When an analysis of the proposed movement systems for the area was conducted during structure plan preparation, it was identified that Wyatt Road would ultimately carry approximately 4200 vehicles per day.  On this basis (under current guidelines) direct lot access would be questionable.  At this point however, the policy guidelines in this regard are under review. It is therefore believed that the application should include an appropriate condition in relation to the need for adequate traffic control measures along Wyatt Road.

		

		This application is the subject of Recommendation No 13.



	Proposed Special Rural Zone Pt Location 883 Gnangara Road, Gnangara.

		

		This application was submitted by Feilman Planning Consultants seeking Council's support to the proposed Special Rural rezoning of the abovementioned lot (refer Report H20830 - Attachment 20).  Since the Council's consideration of this matter, the applicant has submitted a modified structure plan  which includes a four way intersection at the junction of Ocean Reef Road, Mirrabooka Avenue and Sydney Road (refer Attachment 21).  The Council's Engineering department has examined this plan and advise that it is acceptable subject to the following:



		1.	the Ocean Reef Road reserve being a satisfactory width.

			

		2.	the Sydney Road reserve being widened at Ocean Reef Road to accommodate all earthworks for the intersection layout. 



		3.	the confirmation of drainage sites for Ocean Reef Road and Sydney Road.



In regard to the above, Council will note that the exact land requirements for the Ocean Reef Road connection are not currently available, nor is it certain which side of the road the widening will take place.  Such issues however are anticipated to be made available within several months, via the major M.R.S. amendment for East Wanneroo and will be required to be incorporated in the structure plan and development guide plan prior to final approval of the rezoning.



Council will also note that amongst the Special Provisions identified in the report, Special Provision 1 should be modified to specify a minimum lot size of 2.0 hectares in accordance with the Water Authority's septic tank density requirement.  This modification will need to be made prior to advertising, therefore a revised structure plan and development guide plan showing revised minimum lot sizes should be submitted by the consultants prior to the documentation for Amendment 628 being forwarded to the Minister for Planning.  This application is the subject of Recommendation No 14.



Proposed Subdivision of Lot 4 Priest Road, Landsdale



	This application was considered by Council at its December 8 meeting (Report H21213 � Attachment 22).  The report outlined various issues in relation to this application, with emphasis on the realignment and road widening requirements for ocean Reef Road/Gnangara Road.  Council was also advised of TPS 21 implications and subsequently deferred this application, inter alia pending resolution of the future direction of TPS 21.  In light of this report it is recommended that this requirement be deleted from the previous recommendation.



	Once the road issues have been satisfactorily resolved Council will need to reconsider this matter, therefore it will be better placed at that time to re�examine this issue and determine how the matter of contributions to local/regional infrastructure can be resolved for this application.



	This is the subject of Recommendation No 15.





CONCLUSION



	As has already been identified, the Minister for Planning has created a scenario which makes it very difficult for the Council to proceed in an acceptable fashion with a scheme(s) for east Wanneroo.  The level of uncertainty and insecurity in his preferred option can only result in the failure of the proposed schemes and Council being left with the associated problems.  It was identified that as a result, an acceptable solution would be the introduction of an Improvement Plan by government to achieve the acceptable development of the area.     Finally, as a result of the ongoing negotiation between the Council, the DPUD and the Minister, there has been an unfortunate delay to those landowners trying to progress the development of their respective landholdings.  Although there is still much uncertainty in relation to the future mechanisms

	for controlling subdivision and development in east Wanneroo, it is believed that applications previously deferred should be progressed to the point of final approval with the appropriate conditions being imposed in relation to adequate contributions to infrastructure provision being made to the satisfaction of Council and DPUD.  	





RECOMMENDATION:



	That Council 



1.	does not accept the Minister's proposal as conveyed in the State Planning Commission's letter dated 1 December 1993;



2.	advises the Minister that it would be prepared to pursue an arrangement for east Wanneroo which involved a combination of elements of the Minister's proposal and the Working Group's recommended proposal, as follows:



	(a)	those regional roads to be the subject of Scheme costs to be the same roads as recommended by the Working Group (subject to changes to the regional road system arising from the East Wanneroo Transportation Study), ie all those Scheme 21 Scheme Roads, except for Flynn Drive (west of Wanneroo Road), Neaves Road, Gnangara Road (east of Snake Swamp) and Alexander Drive;



	(b)	regional road costs to be full cost of acquisition and first stage construction, including underpasses and dual use path (ie not half cost where a road has urban on only one side) except in those cases where Scheme 21 proposed that the Scheme cost be less than full cost (ie Hepburn Avenue, Flynn Drive west of the Neerabup agreement area and the regional roads abutting the proposed Scheme 19 � Enterprise Park area [subject to the final form of that proposed Scheme]);



	(c)	regional road costs to be apportioned on the basis of two Scheme areas as recommended by the Working Group, i.e. one area to the north of Ocean Reef Road and one to the south; applying only to the future Urban and South Wangara industrial area, and to the areas east of Wanneroo Road (except for the Burns Beach Road extension west of Wanneroo Road);



	(d)	specific local infrastructure items (ie public open space, primary school sites and drainage site acquisition and construction) to be the subject of separate local Schemes, the extent of each of these Schemes being as suggested by the Minister (except the small area north of the North Whitfords Estate, Landsdale area which would be in Scheme 7 instead of Scheme 6);



	(e)	the South Wangara industrial area to be the subject of a separate Scheme as proposed by the Minister;



	(f)	the Neerabup and Landsdale large landholding areas to be the subject of developer agreements with Council as proposed by the Minister and the Working Group, with these areas to contribute to the regional road costs to a comparable extent as the relevant Scheme areas;



	(g)	Scheme costs to be apportioned and charged on the basis of potential lot yield as proposed by the Minister and to be estimated by Council;



	(h)	Scheme costs to be able to be paid in the form of cash or land contributions;



	(i)	Scheme costs to include administration costs;



	(j)	Scheme charges to be levied by Council through the authority of the Schemes and not to rely upon subdivision conditions;



	(k)	provision for arbitration to be included within the Schemes (therefore no appeal rights to the Minister concerning charges once the Schemes come into effect);



	(l)	provision for appointment of independent managers to be included in the Schemes, but only if professional indemnity insurance coverage is taken out by the managers in order to indemnify Council against any losses or costs.



3.	advises the Minister if 2. is not accepted by the Minister on the understanding that council would not be prepared to make any further concessions, then Council would not be prepared to pursue Schemes and that initiatives which can be undertaken at the State level would need to be considered, eg Improvement Plans;



4.	approaches the West Australian Municipal Association for consideration of this issue under the terms of the Better Government Agreement;

	

5.	in accordance with the provisions of Section 7 of the Town Planning and Development Act (1928) as amended:



	(a)	supports the application submitted by Land Planning Consultants on behalf of various landowners for the rezoning of Lots 22�26 and 1 Elliot Road, Wanneroo from Rural to Residential (R20) and Special Residential;



	(b)	includes Special Provisions relating to Special Residential Zone 6 in Schedule 6 of the Scheme as follows:



		  (i)	subdivision is restricted to a minimum lot size of 5000m2;



		 (ii)	except to the extent necessary for the construction of approved buildings and driveways, no land shall be cleared of vegetation without prior approval of the Council;



		(iii)	electricity shall be provided by means of underground cables to all buildings;



		 (iv)	all stormwater run�off shall be disposed of by drainage systems constructed with the adjacent residential area to the satisfaction and specifications of Council;

			

		(v)	the Council may, as a condition of any approval granted under special provisions (II), require the owner or occupier of the land to plant and maintain to its satisfaction native trees and shrubs;



5.1	forwards the documentation for amendment No 650 to the Minister for Planning for preliminary approval to advertise;



5.2	requests the North West District Planning Committee to request the State Planning Commission to amend the Metropolitan Region Scheme to rezone the land, subject to Amendment No 650 from Rural to Urban;



5.3	advises the applicant that in the interest of facilitating the development of the subject area, it has resolved to seek the above amendment but before granting final approval to Amendment No 650 it will require:



	(a)	a local structure plan which has been satisfactorily advertised and approved by Council and DPUD.  In this regard, the applicant is required to:

	

		 (i)	modify the current plan by increasing the public open space component from 1.1 hectares to 3.2 hectares and locating it in the north�east corner of the area, to the satisfaction of the City Parks Manager;



		(ii)	modify the plan by deleting the current reference to road widening and in its place, include a uniform strip along the north of Elliot Road and west of Lenore Road with the statement that this area may be subject to possible future road widening;



	(b)	requires arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



5.4	subject to the above modifications, approves the local structure plan for advertising as a Draft North Elliot Road Local Structure Plan for a public comment period of six weeks and that this advertising be made to run concurrently with the advertising of Amendment No 650.



6.	in accordance with the provisions of section 7 of the Town Planning and Development Act (1928) as amended:     

  

 	(a)	supports the applications on behalf of various land owners for the rezoning of Lots 1-3, 5, 6 and 9 Wanneroo Road, 33-35 Lancaster Road, 18, 19 and 38 Windsor Road, 108 and 337 Parri Road, 101 and 125 Luisini Road, Wangara from Rural to Light Industrial and Mixed Business;



	(b)	forwards the documentation for Amendment Nos 607 and 657 to the Minister for Planning for preliminary approval to advertise;



6.1	requests the North West District Planning Committee to request the State Planning Commission to amend the Metropolitan Region Scheme to rezone the land, subject to Amendment Nos 607 and 657 from Rural to Industrial;



6.2.	advises Chapman Glendinning and Associates that in the interest of facilitating the development of the area, it has resolved to seek the above amendment but before granting final approval to Amendment No 657, it will require;

	

	(a)	a local structure plan which has been satisfactorily advertised and approved by Council and DPUD.  In this regard, the applicant is required to modify the structure plan by;

	

		 (i)	by redesigning the intersection of the Gnangara Road deviation, the proposed loop ramp connection and the 20 metre wide service road to provide sufficient spacing for safe operation to the satisfaction of the Main Roads.  The current proposal for the interchange land requirements should also be shown;

		

		(ii)	reflecting the proposal submitted by Geoff Lewis Consultant in terms of road configuration only;



	(b)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, and drainage facilities required for the proper servicing of the industrial area of which this application forms part;



6.3.	subject to the above modifications, approves the local structure plan for advertising as the Draft South Wangara Local Structure Plan for a public comment period of six weeks and that this advertising be made to run concurrently with the advertising of Amendment No 657.



6.4	advises Geoff Lewis Planning Consultant that:

	

	(a)	it does not support the modified rezoning request as submitted on 5 November 1993 as the various zones requested do not conform with the development strategies for the area;

	

	(b)	the modified road structure is satisfactory;

	

	(c)	Council has resolved to initiate a Light Industrial Zoning over his client's lots. 



7.	supports the modified subdivision application submitted by Peter Webb and Associates on behalf of Homeswest for the subdivision of lot 2 Pinjar Road, Pinjar subject to:



	(a)	finalisation of Amendment No 606;



	(b)	the design, location and number of access lanes being to the satisfaction of the City Engineer;



	(c)	a 0.1 metre pedestrian accessway being provided along the boundary of all lots that abut the Coogee Road Extension, East-West 7, the rear of the special residential lots along Pinjar Road to the satisfaction of the City Engineer.



	(d)	additional traffic control measures including roundabouts to be provided to the satisfaction of the City Engineer;



	(e)	the configuration of the public open space (including Neighbourhood Centre site) to accord with the local structure plan for the area (when approved); 



	(f)	the small pocket of P.O.S. (approx: 3000m2) to be deleted and incorporated with the adjacent large area of P.O.S.; 



	(g)	the public open space location and design to be determined following the preparation of the "Remnant Vegetation Plan" as required by the Minister for the Environment in his "Statement that a Proposal May be Implemented (Pursuant to the Provision of the Environmental Protection Act 1986)" dated 21 August 1992;



	(h)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(i)	satisfactory arrangements being made with the Council for the upgrading of Pinjar Road where it abuts the application area to the satisfaction of the City Engineer and City Planner subject to the provisions of the legal agreement referred to in (h);

	

	(j)	the redundant portion of Pinjar Road reserve to he east of the proposed neighbourhood centre site being rehabilitated and landscaped and dedicated as a Reserve for Public Recreation.  This open space not being credited or forming part of the applicants P.O.S. contribution; 

	

	(k)	the dedication and construction of full earthworks and one carriageway for the abutting portion of East-West 7 to the satisfaction of the City Engineer and City Planner, subject to the provisions of the legal agreement referred to in (h) above;

	

	(l)	standard conditions of subdivision.



8.	defers consideration of the application by R G Lester and Associates on behalf of V and M C Pettigrove for the subdivision of lot 6 Coogee Road, Mariginiup pending finalisation of the road alignment study for the area.



9.	advises Mr S Aston that his application for the proposed rezoning of Lot 300 (543) Wanneroo Road, Woodvale, is deferred and that this matter should be considered in conjunction with an overall strategy for the area.  In this regard, the applicant should liaise with all the land owners within the area bounded by Ocean Reef Road in the north, the Yellagonga Regional Park in the south and west and Wanneroo Road in the east, regarding the preparation of a local structure plan.  Such a proposal should consider issues such as rationalisation of access onto Wanneroo Road and  potential impacts of development on the adjoining Yellagonga Regional Park.  This should be viewed in the context of the Council's draft strategy for the area. 



10.	supports the application submitted by Russell Taylor and William Burrell on behalf of Taylor Woodrow P/L for the subdivision of Lots 20, 200, 201,  202 and 209 Elliot Road, Wanneroo subject to:

	

	(a)	finalisation of Amendment No 577 to Town Planning Scheme No 1;

	

	(b)	the subdivision design being modified to reflect the final structure plan for the area to the satisfaction of the City Planner and City Engineer;

	

	(c)	the public open space shown on lots 201, 202 and Pt lot 200 Rye Grove/Wattle Mews being increased to 6211m2 and being transferred to the Crown free of cost as a Reserve for Public Recreation.  This open space not being credited or forming part of the applicants P.O.S. contribution; 

	

	(d)	requires arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;





	(e)	the applicant demonstrating to Council that the land affected by the E.P.A. buffer requirements for Poultry Farms can be dealt with to the satisfaction of the D.P.U.D. and the E.P.A.



	(f)	a road link being provided to the south of lot 37 Greenfields Circle to provide direct north-south access. 



	(g)	Lot 37 Greenfields Circle, Wanneroo being ceded free of cost to the Crown and being constructed and drained at the subdivider's cost to the satisfaction and specification of Council.



	(h)	standard conditions of subdivision. 



10.1	request the imposition of the following footnote;



	(a) 	the applicant is advised that the P.O.S. contribution referred to in (c) is not subject to a credit or a claim as it is an outstanding requirement from the earlier stages of subdivision within the area.



11.	modifies Amendment No 595 to Town Planning Scheme No 1 by incorporating Lot 16 East Road, Wanneroo and rezoning Lot 16 from Rural to Residential Development R20;



11.l	progresses the amendment in accordance with the Town Planning Regulations;



11.2	advises the applicants, Russell Taylor and William Burrell, that prior to final approval of the amendment it will require:

	

	(a)	that a local structure plan has been approved by Council and DPUD ;

	

	(b)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(c)	the applicant to demonstrate to Council that the land affected by the E.P.A. buffer requirements for Poultry Farms can be dealt with to the satisfaction of the D.P.U.D. and the E.P.A.



12.	adopts Amendment No 639 to Town Planning Scheme No 1 to rezone Lot 500 and Pt Lot 23 Wanneroo Road, Kingsley from Rural to Special Residential;



12.1	prior to affixation of the Common Seal to the amending documents, requires the provision of a legal agreement at the owner's expense to enable the owner of Lot 23 to gain access to Wanneroo Road on an interim basis until the widening of Wanneroo Road where it abuts the subject land.



12.2	subject to 12.1 above, authorises affixation of the Common Seal to the amending documents;



12.3	following the affixation of the Common Seal, forwards Amendment No 639 to the Hon. Minister for Planning for his endorsement of final approval and publishing in the Government Gazette.



13.	supports the application submitted by Landvision Consultants on behalf of M, G and C Monte for the subdivision of Lots 15, 16 and Pt Lot 17 Elliot and Wyatt Roads, Wanneroo subject to:

	

	(a)	finalisation of Amendment No 577 to Town Planning Scheme No 1;

	

	(b)	the subdivision design being modified to reflect the final local structure plan for the area to the satisfaction of the City Planner and City Engineer;

	

	(c)	lots 74 to 85 being deleted and replaced with public open space;

	

	(d)	arrangements to the satisfaction of the City and the State Planning Commission being in place to ensure an equitable contribution is made by the landowner toward the provision of arterial roads and their associated underpasses and dual use paths, public open space, primary school sites and drainage facilities required for the proper servicing of the neighbourhood cell of which this application forms part;



	(e)	the applicant demonstrating to Council that the land affected by the E.P.A. buffer requirements for Poultry Farms can be dealt with to the satisfaction of the D.P.U.D. and the E.P.A.;

	

	(f)	all of the land directly abutting and 50 metres south of Elliot Road (ie: approximately 7500m2) being excised from this application and deferred consideration pending the finalisation of land requirements for the future upgrading\widening of Elliot Road;



	(g)	the provision of traffic control measures along Wyatt Road to the satisfaction of the City Engineer;



	(h)	standard conditions of subdivision. 



14.	supports the application submitted by Feilman Planning Consultants, on behalf of Mr R Love, to rezone Pt Location 883 Gnangara Road, Gnangara from Rural to Special Rural subject to the Special Provisions specifying a minimum lot size of 2.0 hectares;



14.1	introduces Special Rural Zone No 26 comprising Pt Location 883 Gnangara Road, Gnangara and modified special provisions as described in Report          under Schedule 4 Part 2 of Town Planning Scheme No 1;



14.2	advises Feilman Planning Consultants that prior to forwarding the documents for Amendment No 628 to the Minister for Planning for preliminary approval to advertise, it requires that a revised Structure Plan and Development Guide Plan showing a minimum lot size of 2.0 hectare and the road reserve boundary required to accommodate the future widening of Ocean Reef Road, to the satisfaction of the City Planner and City Engineer;



14.3	advises the applicant that in the interest of facilitating the prompt development of the subject land, it has resolved to seek the above amendment, but before granting final approval to Amendment No 628 it will require a legal agreement with the landowner ensuring transfer to the Crown, free of cost, of a strip of land along the Gnangara Road frontage of the subject land adequate to accommodate the future road widening of this road;



15.	rescinds Resolution H21213;



15.1	defers the application submitted by Feilman Planning Consultants on behalf of T & M Priest for the subdivison of Lot 4 Priest Road, Landsdale pending resolution of the Gnangara Road widening requirements.
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