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Government Agencies 

Water Corporation 
IN20/17281 

1.  
 
The proposed amendments to the Byford DSP and the associated DCP 
(Amendment 208) do not appear to impact on, or require changes to the 
Water Corporation’s long term planning for water, sewerage and drainage for 
the Byford area. The Corporation has no objections to these changes.  
  
 

The submission has been 
considered and the 
contents noted.  The 
portion of the submission 
that pertains to the 
Mundijong District 
structure plan is 
addressed in that 
Schedule of submissions. 

No modifications 
required to the 
Structure plan. 

Department of Fire 
and Emergency 
Services 
IN20/18353 

2.  
We acknowledge that the Structure Plan Report states that a high level 
bushfire hazard level assessment should be undertaken.  
 
It is unclear from the documentation provided if the Shire of Serpentine - 
Jarrahdale (Shire) has applied State Planning Policy 3.7 – Planning in 
Bushfire Prone Areas (SPP 3.7) to this proposal.  
 
Given the Byford District Structure Plan seeks to rationalise the spatial extent 
of precincts within the subject site, the structure plan provides an opportune 
mechanism for the coordination of bushfire risk to ensure that it does not 
result in the introduction or intensification of development or land use in an 
area that has or will, on completion, have an extreme BHL and/or BAL-40 or 
BAL-FZ. 
 

The submission has been 
considered and the 
contents noted. 

Bushfire hazard level 
assessment should be 
undertaken at Local 
Structure Planning stage 
(as is currently being 
done) to ensure that 
development does not 
result in the introduction 
or intensification of 
development or land use 
in an area that has or will, 

No modifications 
required to the 
Structure plan. 
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SPP 3.7 seeks to reduce vulnerability to bushfire through the identification 
and consideration of bushfire risks in decision-making at all stages of the 
planning and development process. 
 
A Bushfire Management Plan (BMP) is required to accompany strategic 
planning proposals, subdivision and development applications in areas above 
BAL–LOW or areas with a bushfire hazard level above low (refer to clause 
6.2b). A BMP includes the bushfire assessment, identification of the bushfire 
hazard issues arising from the relevant assessment and a clear 
demonstration that compliance with the bushfire protection criteria contained 
within Appendix 4 of these Guidelines, is or can be achieved.  
 
The BMP should be prepared as early as possible in the planning process 
and progressively refined or reviewed as the level of detail increases. The 
level of detail provided within a BMP should be commensurate with the 
applicable planning stage and scale of the proposal or application.  
 
Should you apply SPP 3.7 then, we request the relevant information pursuant 
to this policy be forwarded to DFES to allow us to review and provide 
comment prior to the Shire endorsement of the Byford District Structure Plan. 
 
Land Use Planning staff are available to discuss planning proposals and 
provide general bushfire advice at any stage of the planning process. Please 
do not hesitate to contact me on the number below, should you require 
clarification of any of the matters raised. 
 
 

on completion, have an 
extreme BHL and/or BAL-
40 or BAL-FZ. 
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Department of 
Transport 
IN20/18605 

3.  The Department of Transport has review the submitted documents and 
provide the following comments. 
 

• The submitted TIA indicated that there are traffic issues within the 
DSP area. The Department recommend that the shire resolve traffic 
issues prior to finalisation of the DSP which include allocating 
sufficient safe crossing point and identifying appropriate location for 
these crossing.  

 
• The Department recommend the DSP take the endorsed Long Term 

Cycling Network (LTCN) plan into consideration when determining 
the cycling network. 

 
Thank you for the opportunity to provide comments for the above 
development application. Should you wish to follow up on any of these 
matters 

The submission has been 
considered and the 
contents noted. 

The traffic network 
provides a framework 
that allows for the current 
and future traffic and 
cycling networks to be 
safe and integrated with 
the surrounding areas.  

The matters raised will be 
assessed at Local 
Structure Planning stage 
(as is currently being 
done) to ensure that 
development does not 
result in traffic 
management issues.   

The  Long Term Cycling 
Network (LTCN) plan will 
be taken into 
consideration when 
determining the cycling 
network.   

No modifications 
required to the 
Structure plan. 
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Public Transport 
Authority 
IN20/18802 

4.  
Thank you for providing the opportunity to review and provide comment on 
the Proposed Byford District Structure Plan and Scheme Amendment 
No.208. The Public Transport Authority (PTA) has reviewed the draft 
scheme and wishes to provide the following comments: 
 

• a) Page 90, Section 3.4.1 Public Transport – The PTA notes the 
Shire’s aspiration to accommodate a potential Bus Rapid Transit 
(BRT) system in the future. The implementation of a BRT system will 
be dependent on a number of land-use factors, patronage demand 
and population growth in the area. The PTA is continuing its 
optioneering and planning analysis with the METRONET project 
team to investigate the potential opportunity for a BRT.   

• b) Page 91, Figure 22 - the proposed network shown under Figure 
22 is incorrect. Please find below the latest map on the proposed 
bus network serving the Byford Town Centre. Please note this is a 
proposed network and the routes are indicative. Final routes will be 
mapped and depicted once funding is received. Please replace 
Figure 22 with the map below.  

• c) The METRONET project team will provide a response separately 
on all aspects related to the Byford Station precinct.  

The submission has been 
considered and the 
contents noted. 

a) The rapid 
advancement of planning 
for the Metronet Byford 
train station and the 
impact of this on the BRT 
is acknowledged. 

b) The map will be 
updated.  

c) Noted.  

a. That the current bus 
network for Byford be 
updated to reflect the 
submission. Update 
Figure 22: Proposed 
Public and Active 
Transport Network to 
reflect the latest map 
on the proposed bus 
network. 
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Thank you for taking the time to consider PTA’s response. 

Department of 
Education 
IN20/19632 

5. The submission has been 
considered and the 
contents noted. 

1. Officers acknowledge
that the current
residential densities are
substantially higher than
anticipated when the 
original Byford District 
Structure Plan was 
approved in 2005. 
Additional areas such as 
the Hopkinson road 
precinct recently 
approved by the 
Department of Planning, 
Lands & Heritage have 
also increased the 
number of residents 
requiring a reassessment 
of the number of schools. 

2. The location of the
future public high school
in Byford will be updated

a. That the location of
the future public high
school in Byford be
updated to ensure
consistency in Fig 1
and Fig 2. This
secondary school site
will be indicatively
identified on the
western side of the
Cardup area in
conjunction with the 
Department of 
Education and the 
Department of 
Planning, Lands & 
Heritage.  

b. That all references
in this regard be
changed from “Joint
Use Agreements”
(JUA) to “Shared Use
Agreements” (SUA).
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to ensure consistency.  
Officers note the review 
currently being 
undertaken by the 
Department of Education.  

3. Officers acknowledge 
the new State 
Operational Policy 2.4 
and have submitted a 
response to the 
Department of Planning, 
Lands & Heritage in this 
regard. 

4. The Shire is still of the 
opinion that a Shared 
Use Agreement between 
the Shire and the Byford 
Secondary School should 
be negotiated as 
contemplated since the 
discussions regarding the 
design of the school. 
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Department of 
Biodiversity, 
Conservation and 
Attractions 
IN20/19594 

6.  
The department notes that the District Structure Plan requires that Local 
Structure Plans prepared within the Byford District Structure Plan area will 
need to be accompanied by,  
  
• an Environmental Assessment Report that addresses the management of 
Threatened Species and Communities, Conservation Category and 
Resource Enhancement Category Wetlands, interface with Bushforever sites, 
buffers and detailed flora and fauna surveys,  
  
• a Local Water Management Strategy, and   
  
• a Bushfire Hazard Assessment and/or a Bushfire Management Plan.  
  
It is further noted that the following provisions will apply to all Local Structure 
Plans, subdivisions, and development across the Byford District Structure 
Plan,  
  
• acknowledge and allow for appropriate interface with Bushforever sites and 
other sites of environmental significance,  
  
• protect and enhance significant ecological areas and their buffers, including 
those with ecological linkages values along railways, roads and highways.  
  
The proposals to upgrade Abernethy Road and Thomas Road will require 
future detailed environmental assessment and approvals to ensure that the 
level of environmental impact is acceptable and managed.   
  

The submission has been 
considered and the 
contents noted.   

a)  The Shire will continue 
to provide and require the 
information needed by 
the  Department of 
Biodiversity, 
Conservation and 
Attractions from 
proponents  for 
assessments to be 
submitted as per the 
planning framework. 

No modifications 
required to the 
Structure plan. 
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It is the department’s expectation that the planning system will ensure that 
there is adequate separation for bushfire protection between future 
development and bushland reserves and areas of State forest, Bushforever 
sites, wetlands, and areas supporting threatened species and communities 
and conservation significant vegetation, and that all bush fire protection 
requirements are provided within the development land and do not place 
reliance or impositions on the management of the natural areas.  
  
The department supports having a perimeter road between development and 
conservation reserves, State forest, and areas of conservation significance, 
for reasons of public safety, protection of bushland and fire safety for 
residents.  
  
It is the department’s expectation that the Department of Water and 
Environmental Regulation and the Shire of Serpentine and Jarrahdale will 
ensure that the Local Water Management Strategies and Urban Water 
Management Plans will consider the ecological water requirements of 
wetlands and water dependent threatened species and communities, and will 
maintain the pre-development hydrology of these sites.  
  
It is also the department’s expectation that fauna management issues, 
including the displacement of kangaroos will also be considered and 
addressed at the local structure planning stage.  
 

Department of Water 
and Environmental  
Regulation 

7.  The Department of Water and Environmental Regulation (Department) 
supports the development of the district structure plan and scheme The submission has been 

considered and the 
contents noted.   

a. That references to 
the Government 
Sewerage Policy 
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IN20/19561 amendment as an important overarching planning document that guides 
future planning and development within the subject area.  
 It is noted there may be challenges securing non potable supply for irrigation 
within the structure plan area in the future due to reducing groundwater 
allocations and unfavourable conditions for abstraction.   
 Attachment 1 contains the Department’s comments for your consideration, 
and some recommendations upon addressing issues pertaining to non-
potable supply. 
a)  State and Regional Planning Framework - Government Sewerage Policy 
- This policy has been finalised and is no longer in draft form. Please update 
reference. 

 
b) Natural Resources – Groundwater 

a) Officers note the status 
of the “Draft” Government 
Sewerage Policy. 

b) Officers note the 
comments on the 
Integrated Water 
Management Strategy 
and groundwater.  

c)  The Department of 
Water and Environmental  
Regulation  comment on 
the Shire of Serpentine-
Jarrahdale Integrated 
Water Management 
Strategy is noted and will 
be included in further 
deliberation and studies 
in this regard. 

remove the “Draft” and 
reflect its current 
status. 

b. That the challenges 
of the availability of 
groundwater for the 
future irrigation of land 
be added to section 
2.2.8. 

c.  That the importance 
of “garden bores” be 
removed and replaced 
with the impact of 
“bores for irrigation of 
open space and 
playing fields”, in 
relation to reducing 
groundwater levels. 
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Memorandum  
  

DATE: 8 October 2019 

RE: Shire of Serpentine-Jarrahdale Integrated Water Management 
Strategy 

 
Thank you for the opportunity to provide comment on the Shire of Serpentine-
Jarrahdale Integrated Water Management Strategy (WGA, 2019). Efforts by 
the Shire to proactively plan for future water use requirements and supply 
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options to service future land development and community assets are 
commendable, and we look forward to working with you further upon this 
project.  
This report has been reviewed by a number of internal Department branches 
and as such the following advice is provided for your consideration.  
Surface Water Supply Yields  
It is acknowledged this paper is a pre-feasibility high level report, for which it 
is intended that future qualifying studies would determine actual viability of 
water supply options. Notwithstanding, the Department would advise initial 
supply estimations for surface water harvest options may be potentially 
overestimated due to the following.   
Climate Change  

At this point it is not clear to what extent climate change has been factored 
into the analysis. It is understood some of the Departments modelling reports 
have been utilised and if so future dry climate scenarios should inform this 
work. There is risk in yield estimations not considering this issue. This should 
be also identified within future work required if not already done so.  
  
Ecological Water Requirements  

 The estimates at this point assume a range of harvest volumes from a 
number of drains and brooks around the Shire. The paper has not identified 
the need determine ecological water requirements of these systems to 
determine a sustainable yield of take. The brooks will support ecological 
values for which direct impact would need to be considered. Though drains 
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mostly do not support such values, it would be important to consider impact 
to receiving water bodies downstream, such as the Serpentine River. 
Ecological water requirements have potential to significantly reduce the 
available take from water courses, hence this issue should either be 
conservatively considered within this paper or identified as future work 
required.  
Groundwater  
Optimisation of Existing Resources 

It is recognised the long range bulk supply options being investigated as part 
of this Integrated Water Supply Strategy. However, the optimisation of 
existing groundwater resources may be an area for future work to identify 
current usage, and suitably modify abstraction and supply networks to 
achieve an optimised configuration which may yield a greater irrigation 
capacity.  
Future Resource Opportunities  

There is potential for broad future land use change scenarios to identify where 
groundwater may come available into the future. Furthermore, the IWSS (or 
future document) could make reference to principles of future urban form and 
water senstitive urban design outcomes that would balance irrigation needs.  
Specific Section Comments    
• Water supply Option 1:   
o It is not clear whether adopted rates have utilised the results of the Lower 
Serpentine hydrological studies: Land development, drainage and climate 
scenario (DoW, 2015) report which discusses the reduction in flows which 
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can be expected with reduced rainfall. The report indicates future medium 
and dry scenarios show a significant reductions in flow through all parts of the 
flow curve, with fewer medium and high flow events in winter. Future climate 
scenarios have been investigated further as part of the Department’s Peel 
Integrated Water Initiative which may inform future work.  
o Surface water flows from Oakland/Birriga Main drain with above ground 
storage – At the proposed location a 6 m deep facility is likely to be at least 3 
m below minimum groundwater levels and therefore accessing superficial 
groundwater. Evaporation from an 83 ha area will need to be considered.  
• Intersection of groundwater – it should be noted that any options for which 
infrastructure intersects the watertable, may constitute a take of groundwater 
that would require licencing under the Rights in Water Irrigation Act 1914.  
• Section 2.3.4: refers to Managed aquifer recharge in Table 16 however MAR 
not suggested as part of the overview.  
• Surplus water not identified a risk: In Option 1, 1a, 2, 4, 6 and 8 future 
demand in the precincts is much lower than the options supply sizes. This 
should be considered as risk rather than opportunity. If sufficient demand 
would not be available from agriculture sector, the assets can’t be used in 
their full capacity especially in the early years of the scheme and cost of water 
would be much higher than the estimated costs in this report. The report 
should identify this potential risk and propose demand forecasting as priority 
future work in Section 6.  
• Option 5 and Option 9 water cost: These options are similar but the unit cost 
of water is appears much higher in Option 5.   
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• Pumping costs: Pumping cost has not been considered for operational cost 
estimations. It is recommended this is identified.   
• Figure 1 – Precinct layout and future land use: It is noted in future predictions 
for water needs there is an area identified as future “intensive agriculture”. It 
is important that estimated needs have not been based upon conventional 
inground horticulture, as such land uses contravene Environmental Protection 
Peel Inlet – Harvey Estuary Policy 1992, State Planning Policy 2.1 – Peel 
Coastal Plain Catchment and the Shire of Serpentine-Jarrahdale’s Local 
Planning Policy 4.12: Horticulture.   
• Wastewater treatment: Options 2, 5, and 9 have considered conventional 
treatment for the wastewater treatment. If a the necessary land is not secured 
for the proposed wastewater treatment infrastructure, there may be a need to 
consider advanced wastewater treatment facilities for these options which 
require a lesser footprint and reduced buffers compared with conventional 
processes. It is recommended this is identified in forward program of work for 
these options.  
• Decentralised wastewater servicing: The SWOT analyses for decentralised 
options could also identity the benefits beyond that of a non-potable water 
resource. Decentralised options could also supply wastewater services to the 
new developments, with the potential for revenue generated to offset the cost 
of non-potable water supply to the Shire of Serpentine-Jarrahdale.  
• Birrega and Oaklands catchments: Please note MikeFlood modelling has 
been undertaken in 2015 on the Birrega and Oaklands catchments, which 
may assist this work.  
• Water supply Option 8: Part of the Peel Integrated Water Initiative 
hydrological modelling (DWER, in prep) was undertaken in an area including 
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this precinct (Punrak Drain). Available water quantities were significantly less 
than assumptions made in Table 29 (2,500 ML/a) at 0.25 GL at 2050 with an 
annual reliability of 80%.   
• Water supply Option 10: It is assumed the water source being referenced is 
Karnet Brook, rather than Karnup Brook?  
• Nomenclature: Document uses managed aquifer recharge (MAR) in some 
water balance tables and aquifer storage recovery (ASR) in others however 
no glossary or descriptions of terms has been included.  
• Preliminary Water Security Study – Long List of Options:   
o Appendix A: future climate scenarios and impacts to groundwater and, in 
particular, surface water resources should have been discussed as it has 
implications for future water availability  
o It’s noted that 10 % increase in water requirements are anticipated due to 
climate change impacts. This statement should also be balanced with 
principles of water sensitive urban design that would encourage a reduction 
in water requirements.  
  
Thank you again for the opportunity to comment upon this important work. I 
would be happy to organise a meeting to further discuss the above, with 
particular reference to estimated surface water yields, and any other matters 
pertaining to this project.   
 

Business 
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Stewart Urban 
Planning 
IN20/16844 

8.  
As per our discussion late last week, we have prepared and hereby lodge 
the attached Submission, on behalf of BaptistCare, on draft Amendment 
208, the Draft Byford District Structure Plan and the Draft Byford DCP 
Report 6. 
 
The Submission relates to Orton Road and makes the following three 
requests: 
 
1. That the function of Orton Road be clarified; 
2. That the extension of Orton Road be aligned centrally along the 

southern boundary of the subject land; and 
 
Attached to the Submission is a background report that identifies the 
relevant provisions within the existing / proposed planning framework, which 
will assist with understanding the reasoning behind our requests. 
 
Moving forward, we are keen to continue to work with the Shire on these 
(and other) matters as we progress toward lodgement of formal 
applications.   
 
LOT 2 (No.147) and LOT 3 (No.155) WARRINGTON ROAD, BYFORD  
Stewart Urban Planning acts for Baptistcare WA Limited (‘Baptistcare’), the 
owner of Lot 2 (No.147) and Lot 3 (No.155) Warrington Road, Byford (‘subject 
land’).    
We hereby lodge this Submission on the following planning documents 
presently being advertised by the Shire of Serpentine-Jarrahdale (‘Shire’):  

The submission has been 
considered and the 
contents pertaining to the 
District Structure Plan 
noted.  

1. Orton Road is an 
Integrator B road as per 
Liveable 
Neighbourhoods, with 
parking drainage and a 
footpath.  

a) It will have a width of 
30 metres from Tonkin 
Highway to South 
Western Highway.    

b) The road will be a 
single lane road only with 
no direct access to 
adjacent properties. 

The road would be 
required for access to the 
adjacent properties in the 
first instance.  However it 

a. That references to 
the function and 
location of Orton Road 
as a 30 metre wide 
single lane Integrator 
B road be modified to 
be consistent in the 
documents.   

b.  That the ultimate 
extension of Orton 
Road through to South 
Western Highway be 
identified at grade, and 
the 30m reservation 
be equally positioned 
along the common 
boundaries requiring 
an equal 15m strip of 
land from both sides. 
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• Amendment 208 to Local Planning Scheme No.2 (‘LPS2’); • Byford 
Traditional Infrastructure Development Contribution Plan (‘BTIDCP’) Report 
No.6; and • Byford District Structure Plan - December 2018 (‘DSP’). Purposes 
of Submission The purposes of this submission are to: 1. Seek clarification of 
the function of Orton Road; 2. Request the extension of Orton Road be 
aligned centrally along the southern boundary of the subject land; and 3. 
Request the full width of Orton Road be included as a Development 
Contribution Item.  
This submission comprises the following sections: • Background; • 
Description of Land; and • Purposes of Submission.  
In addition, Attachment 1 contains a detailed overview of the relevant 
planning framework that has informed this Submission. 
Background Baptistcare acquired the subject land in October 2019 for the 
purpose of developing a Residential Aged Care and Retirement Living 
complex.  A portion of the subject land is proposed to be developed with a 
Church.  The land is 900 metres south-west of Baptistcare’s existing 
Graceford residential care and retirement village situated on Turner Road, 
Byford.   Graceford has served the local community since the mid 1980’s and 
the proposed development will enable Baptistcare to continue to meet 
demand for aged care and retirement living from the emerging population in 
Byford. Description of Land The subject land comprises Lots 2 and 3 on 
Diagram 70480.  Lots 2 and 3 each have an area of 3.3662 hectares and are 
situated on the eastern side of Warrington Road.  Lot 2 has a frontage to 
Warrington Road of 100.31 metres.  Lot 3 has a frontage of 80.31 metres to 
Warrington Road and 20 metres to Orton Road.  The reserve for Orton Road 

provides a higher order 
function too in the context 
of east west connectivity 
for Byford and Cardup, 
given the following: 

a) Abernethy Road will 
not be extended to join up 
with Tonkin Highway. 

b) Cardup Siding Road is 
not capable of carrying 
the traffic from the south-
eastern areas of Byford  
northwards and 
westwards between   
South Western Highway 
and Tonkin Highway. 
Orton Road provides this 
intra-Byford link to ensure 
neighbourhood 
connectivity. 

2. Officers support the 
submission regarding the 
extension of Orton Road 
to be aligned centrally 
along the southern 
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terminates at the western boundary of Lot 3. Grounds of Submission The 
purposes of this Submission are as follows.  
1. Clarify the function of Orton Road  
The various documents that comprise the relevant planning framework 
include different, and potentially conflicting, descriptions of the purpose, 
function and classification of Orton Road.  This is summarised in the table 
below. 

 
It is evident the purpose, function and status of Orton Road is not clear and 
further investigations are required to determine whether Orton Road should 
be reserved under either the Metropolitan Region Scheme or reserved under 
the Local Planning Scheme and included as an item in the Byford 
Development Contribution Plan.    
In this regard, we note the consultant representing various developers of land 
in Byford made a Deputation to the Council meeting held 20 July 2020 also 
querying the function and status of various roads in the area, including Orton 
Road.  This also suggests that further detailed investigations are required.    

boundary of the Subject 
Land to ensure an 
equitable outcome. 

3. The Development 
contribution scheme will 
pay for the land and 
construction over and 
above the 20 metres 
standard requirement for 
internal roads to 
accommodate the 
urbanisation of Byford. 
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We request that the function of Orton Road be clarified in the relevant 
documents.  
2. Request the extension of Orton Road be aligned centrally along the 
southern boundary of the Subject Land The Draft Byford DSP suggests the 
proposed extension of Orton Road will be on the same alignment as the 
existing reserve west of Warrington Road.  This conflicts with the established 
planning framework and is inconsistent with the stated purpose of the Draft 
Byford DSP.  
Clause 1.2 of the Draft Byford DSP confirms the District Structure Plan is a 
strategic document intended to guide more detailed panning in the form of 
Local Structure Plans.  Clause 1.4 states the Draft Byford DSP is a high-level 
response to key issues and that subdivision and development proposals will 
be determined in accordance with the District Structure Plan and any 
applicable adopted Local Structure Plans.  
In this instance, there are two relevant and recently adopted Local Structure 
Plans:  • Doley Road Local Structure Plan (‘DRLSP’); and  • The Glades Local 
Structure Plan (‘TGLSP’).    
Section 1.3.4 of the DRLSP (July 2017) indicates the Local Structure Plan 
responds to the approved version of TGLSP for the land to the north, west 
and south, being the version of TGLSP approved in 2011, including the 
alignment of Orton Road.    
Subsequent to this, a modified version of TGLSP was adopted in March 2019.  
This most recent and up-to-date version of TGLSP clearly shows the 
extension of Orton Road east of Warrington Road aligned centrally along the 
southern boundary of the subject land, with 15 metres of the required 30 
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metre reserve on the subject land and 15 metres of the reserve on the land 
to the south within TGLSP.    
The alignment depicted in the recently adopted TGLSP is fair, equitable and 
reasonable, and supported by the owner of the subject land.    
The alignment shown in TGLSP is consistent with Objective (c) of the Urban 
Development zone under LPS2, which seeks to facilitate the “establishment 
of an equitable method for the distribution, between owners within [the] area, 
of the costs of nominated infrastructure components required for subdivision 
and development of the areas into communities.”  
Aligning the extension of Orton Road centrally along the southern boundary 
of the subject land is consistent with the purpose of Development Contribution 
Areas, as set out in Clause 9.3.2 of LPS2, which seeks to “provide for the 
equitable sharing of the costs of infrastructure… between owners.”    
To show the extension of Orton Road with 83% (25 metres) of its width on the 
subject land and only 17% (5 metres) on the land to the south, as suggested 
by the Draft Byford DSP, is inconsistent with orderly and proper planning.    
It is requested the Draft Byford DSP be modified so that the indicative 
alignment of the extension of Orton Road east of Warrington Road is 
consistent with the adopted TGLSP.  Similarly, should it be necessary for draft 
LPS3 to be modified to extend the Local Reserve for Orton Road east of 
Warrington Road, the alignment of the Local Reserve should be consistent 
with the recently adopted TGLSP. 
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Harley Dykstra on 
behalf of 4 Alice Rd, 
Cardup 
IN20/14848 

9. Harley Dykstra is pleased to present this submission on the draft Byford 
District Structure Plan (DSP) to the Shire of Serpentine-Jarrahdale for 
consideration.   
 Harley Dykstra acts for the landowner of Lot 50 (No.4) Alice Road, Cardup 
(‘the subject land’) who for many years has intended to subdivide the land. 
Our client generally supports the ‘Special Residential’ designation over the 
eastern part of the land, as proposed by the draft Byford DSP. However, this 
submission asserts the ‘Special Residential’ designation should be extended 
over the entirety of the land, as well as adjoining Lots 52 and 53 Alice Road 
to the south, to recognise the specific attributes of this atypical precinct of 
which the subject land forms part. Further to amending the extent of the 
Special Residential area, revised minimum lot size criteria should also be 
introduced. Further details and justification are provided in the following 
submission.    
 DESCRIPTION OF THE PRECINCT  
 Lot 50 Alice Road is located on the corner of Alice Road and Cardup Siding 
Road, within a somewhat unique precinct bound by Cardup Siding Road to 
the north, Redcliffe Road to the south, Soldiers Road/the railway to the east 
and lots with frontage to Alice Road forming the western edge of the broader 
Alice Road Precinct. Lots within the precinct typically range in area from 
2,000m2 to 3,100m2 and have been developed with single dwellings (See 
Figure 1 below). The subject land itself has been developed with a single 
dwelling (around 1970) which was sited with the clear intention of facilitating 
further subdivision of this 1.1226 ha land parcel at a later stage, consistent 
with the established pattern of subdivision and development along both sides 
of Alice Road. Being a corner lot, the subject land also lends itself to the 

The submission has been 
considered and the 
contents noted. 

a) The Shire has made a 
decision in this regard in 
terms of the Local 
Planning Strategy and we 
will have to await the 
outcome of this process 
through the Western 
Australian Planning 
Commission. 

All areas that are not 
located within the “Urban 
Development” zone 
under Town Planning 
Scheme No.2 or the 
“Urban” zone under the 
Metropolitan Region 
Scheme are 
recommended to be 
removed from the draft 
Byford District Structure 
Plan. 
 

 That the Byford 
District Structure Plan 
be modified to reflect 
the area designated as 
Development Area 3 in 
the Serpentine 
Jarrahdale Town 
Planning Scheme No. 
2 and “Urban” under 
the Metropolitan 
Region Scheme. 
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creation of a balance lot with separate frontage to Cardup Siding Road. The 
draft Byford DSP recognises (to an extent) the special circumstances that 
apply to this precinct by designating lots on the west side of Alice Road as 
‘Special Residential’ (See Figure 2 below).  

  
The subject land is currently zoned ‘Rural’ under the Shire of Serpentine-
Jarrahdale Town Planning Scheme No.2. (TPS 2). Under Draft Local 
Planning Scheme No.3 (LPS 3), the eastern portion of the subject land is 
proposed to be zoned ‘Rural Residential 1’ and the western portion ‘Rural 
Residential 2’ (See Figure 3 below.   
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Neither the current TPS 2, nor draft LPS 3 properly recognise the established 
pattern of subdivision within this precinct and provide for the logical 
completion of subdivision and development as anticipated by landowners who 
have held land for a significant period of time with the very reasonable 
expectation that the subdivision potential of the land could be realised.  
 It is understood the draft DSP is intended to function as a high level strategic 
planning instrument and in part will inform the Shire’s response to requests 
for rezoning and Local Structure Plans within the Byford DSP area.   
  
Progressing a future Scheme Amendment to LPS 3 to properly reflect the 
established Alice Road Special Residential Precinct (including minor 
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modifications as proposed by this submission) provides one pathway to 
resolve this inconsistency within the planning framework. However, as part of 
this submission, we request the Shire continue to promote the planning logic 
of properly identifying the Alice Road Special Residential Precinct not only as 
part of finalising the draft Byford DSP, but also as part of ongoing 
representations to the WAPC prior to the finalisation of  draft LPS 3. Figure 4 
(over page) more correctly represents the established extent of the Alice 
Road Special Residential Precinct and should be adopted as part of finalising 
the draft Byford DSP.    It is noted the Alice Road Special Residential Precinct 
is not identified within the draft Byford DSP as a Local Structure Plan area 
(Figure 2 – Map of Byford Local Structure Plan Areas refers). This submission 
does not necessarily promote the idea that a Structure Plan would be required 
to facilitate the completion of subdivision in this precinct, given there are only 
two (2) lots that retain subdivision potential under the lot size criteria put 
forward in this submission. Further details are provided in the following 
section of this submission.  

10.1.11 - attachment 2

Ordinary Council Meeting - 16 November 2020



NEW SUMMARY OF SUBMISSIONS 
Byford District Structure Plan 

PA18/777 
Responsible Business Unit: Strategic Planning                                         Advertising Date:  21 May 2020 to 31 August 2020 

 
 

Submitter No Submitter Comments Officer Comment Officer  

Recommendation 

 

27 
 

  
LOGICAL COMPLETION OF SUBDIVISION WITHIN ALICE ROAD 
PRECINCT  
 Existing lots fronting Alice Road generally range in area from 2,000m2 to 
3,100m2. The only exceptions within the broader Alice Road Precinct are Lots 
50, 52 and 53 Alice Road which are 11 226m2, 8072m2 and 6968m2 in area, 
respectively. Each of these lots have already been developed with dwellings 
fronting Alice Road, although Lot 50 has a frontage equivalent to 
approximately twice the width of all the other lots fronting Alice Road, on the 
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basis it was always intended to accommodate a second dwelling fronting 
Alice Road.  
 Lot areas for ‘Special Residential’ zones are designated as 4,000m2 to 1ha 
under the draft Byford DSP. This notwithstanding, the WAPC’s DC 2.5 – 
Special Residential Zones provides for lot sizes within ‘Special Residential’ 
zones as follows:   
 “To provide for the creation of lots of between 2,000 square metres and one 
hectare in suitable locations.”  
 Accordingly, this submission seeks a lot range of 2,000m2 to 1 ha be 
adopted, except for lots without direct frontage to Alice Road (including battle 
axe lots) where a minimum 4,000m2 lot size would apply, consistent with 
WAPC policy and the established pattern of subdivision within this precinct.  
 Under these criteria, a total of only three (3) additional lots could be created 
within the entire Special Residential Precinct proposed by this submission, 
due to the pattern of subdivision that has already occurred. No other lots could 
be subdivided within the proposed Special Residential Precinct.  
 The logical completion of the originally intended pattern of subdivision and 
development within this precinct could readily be achieved as demonstrated 
by the Concept Subdivision Plans at Appendix A.  
 It is noted the further subdivision of Lot 52 is unlikely to be able to satisfy the 
proposed 2,000m2/4,000m2 lot size requirement.  
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CONCLUSION  
 This submission supports the general intent of the draft Byford DSP and in 
particular, its recognition of the current pattern of subdivision fronting Alice 
Road, including our client’s land. We respectfully request minor modifications 
to the extent of the proposed ‘Special Residential’ and minimum lot size 
criteria which shall facilitate completion of the originally intended pattern of 
subdivision in this precinct. 
APPENDIX A | SUBDIVISION CONCEPT PLAN 
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Taylor Burrell Barnett 
On behalf of LWP 
Byford Syndicate 
IN20/18787 

10. Submission on Draft Byford District Structure Plan 
Taylor Burrell Barnett (TBB), on behalf of our client LWP Byford Syndicate 
(LWP), is pleased to lodge the following submission with the Shire of 
Serpentine Jarrahdale on the Draft Byford District Structure Plan (DSP).   
As you are aware, our client has an interest in this matter as it is the developer 
of the residential estate at The Glades in Byford and is a landowner within 
The Glades Byford Town Centre Structure Plan area.   
Submission  
The key aspects of our submission as they relate to the development of land 
for LWP, include:  
• a) Concerns relating to population projections that provide false demands 
on transport infrastructure, community facilities and retail and commercial 
floorspace.   
• b) Inconsistencies between the draft DSP and existing approved The Glades 
Local Structure Plan (LSP). 
• c) Inconsistencies between the draft DSP and existing approved and 
proposed Byford Town Centre LSP.  
• d) Lack of confidence that the traffic modelling underpinning the proposed 
movement network is accurate and reliable.   
• e) Reconsideration of terrace and apartment housing typologies for 
Medium/High Density (Urban) areas.  

The submission has been 
considered in conjunction 
with the Byford Industry 
Reference Group 
response on the 
Development 
Contribution Plan.  Where 
appropriate the matters 
addressed in the latter 
have been addressed in 
that Schedule of 
Submissions. 

a) The population 
projections of 2009 
cannot be relied upon to 
determine the current and 
future population due to 
significant increases both 
in density and the urban 
footprint of the Byford 
urban area.  As an 
example the average lot 
sizes of current 
subdivisions 
(approximately 400sqm) 

a.  That the outcome 
regarding the 
negotiations about the 
Cardup/Orton oval be 
reflected. This is to 
require a revised oval 
design which is a 
single senior 
Australian rules 
football oval, which 
can also 
accommodate two 
rectangular pitches in 
the footprint of the 
oval. 

b.  That text be 
included that 
acknowledges that 
local structure plans 
provide a greater level 
of detailed planning 
than the District 
Structure Plan, 
however the District 
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• f) Reconsideration of operational requirements for the existing approved 
DSP and proposed DSP and consistency with the Deemed Provisions of the 
Planning Regulations. 
This submission should be read in conjunction with the joint submission 
prepared by the Byford Industry Reference Group (BIRG) in response to the 
Shire’s proposed Scheme Amendment No. 208 and Development 
Contribution Plan 6 (DCP 6).   
a) Population Projections  
The population figures as stated in the Draft DSP and Perth and 
Peel@3.5million (at 2050) are generally in alignment and we acknowledge 
the Shire’s review of population figures that have previously informed much 
of the strategic planning for the Shire to bring them in line with forecast.id. 
Whilst we appreciate this review, there is still significant concern with the 
Shire’s long-term growth targets and lack of appropriate justification that is 
underpinning the level of infrastructure requirements for Byford.   
As outlined in Table 1 below, the existing Byford DSP (2009) estimated a 
population of 38,000 people for the Byford DSP at full build-out. The Draft 
DSP estimates a population for Byford by 2050 of 60,054. Excluding the 
Development Investigation Areas (DIA) a population of 50,630 by 2050 is 
estimated. Based on these estimates, a 58.04% increase in population is 
expected to occur since the preparation of the original DSP in 2009.  
Table 1: Population and Density - Byford Approved & Proposed DSPs 

are generally below the 
minimum lot sizes of the 
original The Glades local 
structure plan (indicated 
as 500sqm). 

b)i) The matter of the 
Cardup/Orton Road open 
space has now been 
resolved through 
discussions.  

b)ii) The District Structure 
Plan shows the general 
land uses and not the 
finer detail as per the 
local structure plan. 
Officers acknowledge 
that the land uses 
(densities and 
environmental corridors) 
designated on the local 
structure plan are the 
more accurate and that 
the district structure plan 
does not intend to change 
the designations of this 
more detailed plan. 

Structure Plan should 
be given due regard. 

c.  That the structural 
changes reflected in 
the recent Council 
approved 
amendments to the 
Byford Town Centre 
Local Structure Plan 
be reflected in the 
District Structure Plan. 
This ensures the 
evolving access, road 
network, 
environmental corridor 
and land use 
arrangements are 
consistent between 
the DSP and amended 
Local Structure Plan. 

d.  That the updated 
road design 
configurations 
consistent with the 
Cardno study are 
reflected in the 
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Further to the information contained in Table 1, DCP 4 identifies a total 
lot/dwelling yield of 11,646 and applying a calculation of 3 persons/dwelling 
(as per ABS Census) this equates to an approximate population of 35,000 
persons for the Byford DCA. Acknowledging that the DCA does not include 
the existing Byford Development, Byford by the Scarp and future DIA, our 
high-level calculations would suggest that even when factoring in this 
additional development, an approximate 14,000 lots/dwellings and 41,000 
persons is generated.  This projected growth is significantly less than that 
anticipated and is not believed to be sufficient enough to justify the 
infrastructure requirements as proposed under the Draft DSP.    
Based on this analysis of the Shire’s population projections, it is difficult to 
comprehend how/why the increase in population between the original DSP 
(2009) and draft DSP (2018) is so significant (approx. 58.04%) when there 
are essentially only 3 DIA added to the Byford DSP area (9,424 people) and 
where the additional lots are being generated from.   
The development group involved in the preparation of this submission 
represent the majority of the landholdings within the Byford Urban Area and 
in reviewing each of the development areas within the Byford Development 
Contribution Area (DCA) in isolation we believe that there is approximately 
10-12 years of supply remaining within these major estates. As noted in the 
Draft DSP, the DIAs only generate an additional 2,200 dwellings and 9,500 

c) The inconsistencies 
between the new Byford 
Town Centre Local 
Structure Plan and the 
District Structure Plan are 
acknowledged.  The latter 
should be changed to 
accord with the local 
structure plan.   

d) Infrastructure to 
provide comment on the 
reliability of the traffic 
modelling.   

d)i) A review of the traffic 
volumes included within 
the TIA model as it is 
expected that full build-
out of the Byford 
development cell will 
occur prior to 2031 
resulting in false 
demands on transport 
infrastructure.  

amendments to the 
DSP. This ensures the 
DSP accurately 
depicts the Cardno 
informing study.  
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persons. Existing Byford areas will be subject to very little growth over this 
planning horizon.   
The population forecasts for the Byford area established through the Shire’s 
forecast.id web portal cannot be relied upon on their own and should be 
informed by a contextual analysis similar to the high-level overview we have 
provided above. The Shire’s long-term population projections provide false 
demands on transport infrastructure, community facilities and retail and 
commercial floorspace. Given this data is being relied upon to substantiate 
the forecast growth for the Shire and to assess the level of infrastructure 
requirements, we maintain that a review of the Shire’s population projections 
for the Byford development area is required.  
Recommendation: • Undertake a review of the Shire’s long-term growth 
targets to: o Confirm population capacity and locations to accommodate 
growth; o Substantiate traditional and community infrastructure requirements 
and increases in retail and commercial floorspace as proposed under the 
Shire’s strategic planning and DCP frameworks.   
b. Inconsistencies between the Draft DSP and The Glades LSP  
i) Cardup District Open Space  
The Draft DSP identifies an area of land to accommodate a district open 
space (DOS) facility with the ability to incorporate two senior sized playing 
fields (approximately 12 hectares in area), consistent with the Shire’s draft 
Local Planning Strategy, Community Infrastructure and Public Open Space 
Strategy (CIPOSS) and Community Infrastructure Implementation Plan 
(CIIP), as shown on Figure 1 below. 

d)ii) Detail on the 
modelling procedure and 
confirmation that that 
appropriate simulation 
was included.  

d)iii) Detail on what 
capacity values have 
been used in the model 
for the road network.  

d)iv) Request MRWA 
include major 
infrastructure items such 
as the Orton Road / 
South-West Highway 
connection within the 
ROM model. 

e) Single storey 
medium/high density 
residential dwellings will 
not achieve the urban 
design outcomes and 
density required in the 
town centre.  
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Figure 1 - Draft Byford DSP – District Open Space (extract)  

LWP has been working with the Shire to investigate opportunities to 
incorporate a DOS facility within The Glades Cardup Precinct, south of Orton 
Road, for a number of years. More recently discussions have related to the 
provision of a facility that would incorporate only one district oval.  
LWP lodged an application for subdivision with respect to Stage 1 of the 
Cardup Brook Precinct (south of Orton Road), which was subsequently 
approved by the WAPC on 10 July 2020. In essence, the subdivision 
application provided the impetus to reach agreement on the location, design, 
timing and delivery of DOS within the Cardup Brook Precinct.   
Agreement was reached between the Shire and LWP, and supported by 
Council at its meeting of 16 March 2020 to secure a DOS facility within the 
Cardup Brook Precinct of at least one senior Australian Rules Football size, 

f) Provision 1 of 
Development Area 3 
listed under Shire of 
Serpentine Jarrahdale 
Town Planning Scheme 
No. 2, provides that the 
Byford Development 
Area is subject to the 
provisions of the Byford 
Structure Plan.  

This is a District Structure 
Plan, that was granted 
final approval by Council 
on 22 August 2005, and 
has been amended from 
time to time.  

This updated Draft 
District Structure Plan, 
adopted by Council for 
advertising at the 17 
December 2018 meeting, 
represents the latest 
version of the District 
Structure Plan and is 
being advertised 
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which is flexible to also accommodate two rectangular pitches. It was 
acknowledged by the Shire that under the existing approved statutory 
planning framework (adopted DSP and LSP) that no DOS is provided within 
the LSP area.   
Given the Draft DSP preceded these agreements between the Shire and 
LWP, and the approval to WAPC 158803 with support from the Shire, there 
is a requirement to update the Draft DSP to reflect the revised location and 
size of the DOS facility, which will accommodate one senior sized oval only.  
Recommendation:  
 • In line with the resolution made by Council on 16 March 2020, modify the 
Draft Byford DSP to support the proposal for the DOS to accommodate one 
senior sized oval only approximately 4ha in area (i.e. an Australian Rules 
Football senior oval (which can include two rectangular pitches) in the location 
as agreed between the Shire and LWP.  
ii) Mapping anomalies / errors  
In reviewing the Draft DSP against the approved The Glades LSP, there are 
several anomalies or errors in the mapping that require addressing in the 
finalisation of the documents as outlined below:  
• Various residential cells shown as ‘Low (Suburban): R20-35’ and 
‘Community and Public Purpose’ on the Draft DSP (outlined in red on Figure 
2 below) should be identified as ‘Medium-High: R40100’ consistent with the 
designations as ‘Residential R40’, ‘Residential R50’ and ‘Residential R60’ on 
the approved The Glades LSP.   
• Configuration of various ‘Multiple Use Corridor/Local Open Space’ areas on 
the Draft DSP (outlined in green on Figure 2 below) should be identified 

concurrently, though 
independently, to this 
amendment, for 
community consultation 
in its draft form.  

If Council adopts this 
Draft District Structure 
Plan following 
advertising, it will become 
the latest version of the 
Byford Structure Plan, in 
accordance with 
Provision 1 of 
Development Area 3. 

As a District Structure 
Plan, it is not being 
prepared or determined 
under the Deemed 
Provisions of the 
Scheme. Rather, it is 
being considered in 
accordance with the 
specific Development 
Area provisions. 
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correctly consistent with the location and configuration as public open space 
(POS) on the approved The Glades LSP.  
• Figure 15 Existing Environment of the Draft DSP identifies a ‘Green Linkage’ 
over the majority of The Glades LSP area (as shown on Figure 3 below). It is 
acknowledged that this linkage encompasses the Cardup Brook and is a key 
ecological linkage, however the extent as identified on Figure 15 does not 
reflect the environmental qualities and attributes of the site and does not 
acknowledge the identification of The Glades LSP area for urban 
development.  

 
Figure 2 - Draft Byford DSP – The Glades LSP area (extract) 

The purpose of this 
amendment is to update 
and align TPS2 with the 
Shire’s updated and 
council approved draft 
District Structure Plan 
which is an informing, 
relevant and strategic 
document that enables 
the consideration and 
exercising of discretion 
for Structure Plans and 
Local Development 
Plans, which fall under 
the auspices of the 
deemed provisions. 
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Figure 3 - Existing Environment – The Glades Cardup Brook Precinct (extract)  

b)iii) Inconsistencies between the Draft DSP and Byford Town Centre 
LSP  
It should also be acknowledged by the Shire that since preparation of the 
Draft DSP in 2018 an Amendment to the Byford Town Centre LSP has been 
prepared and advertised for public comment.   
Our review has identified a number of inconsistencies between the Draft DSP 
and existing and proposed Byford Town Centre LSP. The DSP is intended as 
an informing, relevant and strategic document which enables the 
consideration and exercising of discretion for Structure Plans and Local 
Development Plans. Table 1 of the Draft DSP acknowledges that an approved 
LSP exists for the Byford Town Centre (referred to as LSP Area A within the 
draft DSP). Clause 1.4 of the Draft DSP states that subdivision and 
development will be determined in accordance with the applicable zoning, 
planning scheme provisions, the Byford DSP and an approved LSP.   
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Unless specifically stated within Part 1 of the Byford DSP, the design and 
outcome of any existing approved LSP’s will be upheld. Subdivision and 
development will be determined in accordance with the applicable zoning, 
planning scheme provisions, the Byford DSP and an approved LSP. Where 
there is any inconsistency between the DSP and an approved LSP, including 
all LSP’s that are approved prior to the DSP Review, the provisions contained 
within LSP’s will be upheld, unless specified in the DSP. As such, 
consideration needs to be given to the extent to which the Draft DSP deviates 
from the approved LSP and proposed LSP Amendment.   
An overview of these inconsistencies is outlined below and should be read in 
conjunction with the more detailed submission prepared by TBB, on behalf of 
LWP, in relation to the proposed Amendment to the Byford Town Centre LSP. 
• The Draft LSP Amendment proposes additional commercial floorspace 
along Abernethy Road, which is identified as ‘Medium-High: R40-100’ on the 
Draft DSP and ‘Residential R15’ and ‘Residential R30’ on the approved LSP.  
• The Draft DSP fails to acknowledge the existing residential densities under 
the approved LSP. Whilst the identification of land for ‘high density’ is 
generally supported given the site’s designation as a District Centre and 
proximity to the future train station, the Draft DSP fails to acknowledge the 
existing residential densities under the approved LSP (residential densities of 
R15, R25, R30 and R60).  
• The Draft DSP recommends the realignment of San Simeon Boulevard to 
direct traffic from Thomas Road to Abernethy Road and through the Byford 
Town Centre. The alignment will direct traffic through the residential area, 
which is less than desirable and does not directly service the Town Centre. 
The TIA does not substantiate the proposed realignment from a technical 
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perspective nor provide appropriate justification for the proposed increase in 
the road reservation width.  
• Review of the width and location of Multiple Use Corridors across the LSP 
area.   
 Recommendation: 
• Review of the DSP is required to bring in line with the proposed Amendment 
to the Byford Town Centre LSP given the extent of inconsistencies between 
the Draft DSP, existing LSP and proposed LSP Amendment.   
District Road Planning  
The draft DSP proposes a number of changes to the district and local 
movement network that have a significant bearing on the progression of 
planning for The Glades LSP area, Byford Town Centre LSP area and the 
Byford locality generally. An initial review of the Traffic Impact Assessment 
(TIA) (Cardno, 29 June 2020) by traffic engineers, Riley Consulting, identified 
that the TIA contained fatal flaws in the modelling and was devoid of critical 
detail. These matters were raised with the Shire’s Director of Development 
Services for initial feedback to inform this submission.   
A fundamental concern relates to the implications of the Shire’s population 
estimated under the draft DSP that drive the need for changes to the district 
movement network and major infrastructure proposed under the DSP. As per 
the figures outlined in Table 1, we find it difficult to understand how/why the 
population of Byford is expected to more than double between the original 
DSP (2009) and draft DSP (2018) when there is approximately 10-12 years 
of supply remaining within these major estates and only three addition DIAs 
generating 9,500 persons.   
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Whilst we appreciate the Shire’s response, there is still significant concern 
with the level of information provided in the TIA and lack of appropriate 
justification and technical assessment to the proposals as discussed further 
below. In the absence of any additional detail being provided by the Shire, it 
is difficult and somewhat meaningless for a comprehensive review of the TIA 
to be undertaken by Riley Consulting.  
Validity of traffic modelling  
A fundamental concern from an initial review by Riley Consulting is the 
accuracy and validity of the traffic modelling used in the TIA, which would 
appear to be a combination of Main Roads WA (MRWA) ROM24 model for 
2031 and additional Cardno modelling. This has given rise to the following 
concerns:    
1. The TIA does not address how the MRWA data has been applied to the 
Cardno model nor if the demands shown in report Figure 3-4: ROM24 Daily 
Traffic Volumes (2031 horizon) are validated.   
The Shire advised that the modelled outcomes are contained within Section 
3.4, Table 3-1 of the TIA, however detail on how the assumptions have been 
determined is not provided.   
2. The Shire contends that full build-out of Byford may not be achieved within 
the 2031 horizon, which is the only ROM24 time scale currently supplied by 
MRWA. As such, the ROM24 outputs and land use projections provided by 
Local and State Government agencies have been used as the basis of this 
TIA to establish an anticipated development and traffic scenario at the point 
when build-out of the Shire’s development planning has been achieved.    
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However, based on our determination that full build-out of the Byford 
development cell will occur prior to 2031 that the MRWA ROM model should 
therefore include the full level of development growth for Byford. Any 
additional demand added to the MRWA ROM model post 2031 to ‘full buildout’ 
as anticipated by the Shire results in false demands on transport 
infrastructure.  
The Shire’s statement that a mesoscopic traffic model was developed to 
model the current traffic situation is not sufficient and this merely advises that 
a model based on small group analysis was undertaken. 
1. The MRWA ROM model for 2031 does not contemplate the 
connections of Orton Road nor Mead Street to South-West Highway, 
however the Cardno model assumes these connections. It was provided by 
the Shire that both connections are consistent with the Perth and Peel @ 3.5 
Million and the South Metropolitan Peel Sub-Regional Planning Framework.   
Whilst this is not disputed, reliance of the MRWA ROM model is unreliable as 
a base model as these connections would not have been run as model 
options by MRWA, nor does the TIA address how the MRWA data has been 
applied to the Carndo model more generally.   
4. Basic modelling parameters (road capacity) information was requested by 
the Shire to inform our review of the TIA. The Shire advised that there were 
constraining parameters associated with a number of road requirements, 
predominantly to reflect pre-existing infrastructure, environmental conditions, 
and structure planning expectations identified.  
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The level of information provided by the Shire in response to our request did 
not identify the capacity values that were used in the model for the road 
network.   
5. A high-level review of the current and future traffic demands as outlined in 
the TIA has raised concerns that bring into question the justification for 
proposed changes to the movement network and form/composition of such 
roads. The below is a summary of the concerns noted with respect to 
proposed road upgrade and reserve requirements to the district and local 
movement network:  
• South-West Highway: the MRWA ROM shows current traffic demands on 
South-West Highway (south of Orton Road) will double by 2031 and the 
Cardno model forecasting traffic volumes at approximately 20,000vpd at full 
build-out.   
 We question these predicted volumes given current traffic data shows 
minimal change over the past 6 years and the influence that the construction 
of Tonkin Highway will have on traffic using South-West Highway. We 
reiterate that it is important to know what assumptions are included in the 
ROM.   
 • Tonkin Highway: a review of the Cardno model suggests a significant 
imbalance in peak demand. The PM peak southbound is almost 5 times the 
PM peak northbound and the existing southbound demand north of Thomas 
Road is double the northbound flow.   
  
We question these predicted volumes as the increase appears excessive and 
it would also be expected that the same proportions would apply.   
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In the absence of this information, changes to key district roads cannot be 
substantiated at this point in time and it is difficult to undertake an informed 
review and provide accurate comments on the draft DSP. 
Justification for major infrastructure  
The draft DSP proposes a number of major infrastructure items that require 
significant land acquisition and constructions costs. The Shire contends that 
the key road and infrastructure upgrades proposed for the Byford area are 
identified by State planning documents Perth and Peel @ 3.5 Million and the 
South Metropolitan Peel Sub-Regional Planning Framework however the TIA 
does not contain the level of technical justification required to substantiate 
such proposals. These items are proposed to be fully funded by the DCP, and 
as outlined in more detail in our submission on draft Scheme Amendment No. 
208, these costs present a significant cost burden to development in the area.   
The high-level assessment undertaken draws the following concerns with 
respect to the proposed Orton Road rail / grade-separated crossing.   
• Whilst it is acknowledged that this connection is identified in the Framework, 
it would appear that there has been very little assessment of the physical 
ability to achieve such a connection. Based on the application of a generic 
3% gradient, the required length for the approach ramp would be over 200 
metres, however the distance between South-West Highway and the rail is 
only 230 metres.   
The location of the future intersection of Orton Road and South-West 
Highway is approximately 100 metres north of Clondyke Drive. In applying 
the principles of Liveable Neighbourhoods, a separation distance of 125 
metres would be required based on a vehicle speed of 80kph. We reiterate 
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our above comment, that there would appear to be minimal design and 
technical investigation into the actual ability to achieve the proposal.  
  • Given the cost and district/regional significance associated with this 
proposal, there would appear to be appropriate justification for inclusion within 
the ROM model. It is not apparent whether these discussions have occurred 
with MRWA.    
Recommendations: 
 • A review of the traffic volumes included within the TIA model as it is 
expected that full build-out of the Byford development cell will occur prior to 
2031 resulting in false demands on transport infrastructure.  
• Detail on the modelling procedure and confirmation that that appropriate 
simulation was included.  
• Detail on what capacity values have been used in the model for the road 
network.  
• Request MRWA include major infrastructure items such as the Orton Road 
/ South-West Highway connection within the ROM model.  
 In summary, the recommendations and proposals under the draft DSP 
should be substantiated and supported by the appropriate technical 
assessments, particularly as they inform the DCP which places the financial 
responsibility for the infrastructure on the future community and on this basis, 
needs and nexus needs to be established. 
e. Housing typologies for Medium/High Density (Urban) areas   
The Draft DSP states that housing typologies within the Medium/High Density 
(Urban) area should include dwelling types such as terraces (grouped 

10.1.11 - attachment 2

Ordinary Council Meeting - 16 November 2020



NEW SUMMARY OF SUBMISSIONS 
Byford District Structure Plan 

PA18/777 
Responsible Business Unit: Strategic Planning                                         Advertising Date:  21 May 2020 to 31 August 2020 

 
 

Submitter No Submitter Comments Officer Comment Officer  

Recommendation 

 

45 
 

dwellings) and apartments (multiple dwellings) provided in close proximity to 
amenity and public transport.   
Whilst medium to high density development is considered appropriate to the 
surrounding context as identified in the Draft DSP, consistent with the 
recommendations of Liveable Neighbourhoods and achieving density targets 
and affordability objectives of Perth and Peel @3.5million, the DSP should 
provide for greater flexibility with respect to housing choice and diversity. 
Appropriate built form outcomes that align with medium density development 
are capable of being delivered through single-storey development. This form 
of development should be considered in the context of surrounding lower 
density development and market demand. There is the potential that areas 
identified as medium/high density (urban) could remain undeveloped and 
sterilised for some time given there is limited market demand for multi-storey 
development in Byford.  
Recommendation: 
• The preferred housing typology for areas identified as ‘medium/high density 
(urban)’ on the Draft DSP be modified to encourage appropriate medium to 
high density residential housing typologies in order to increase housing 
choice and meet housing affordability objectives.    
 
f. Operation of the DSP  
The draft DSP states that the Byford DSP will come into operation on the day 
it is approved by the WAPC and will replace the 2009 Byford DSP.   
However, we note that the Shire contends that the provisions of Town 
Planning Scheme No. 2 (TPS 2) provide for a single DSP to be adopted to 
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guide subdivision and development that covers Development Areas No. 1 and 
2 and if Council adopts the draft DSP following advertising, it will become the 
latest version of the single DSP, in accordance with Provisions 1 of 
Development Areas No. 1 and 2. The Shire fails to acknowledge that the 
Deemed Provisions of the LPS Regulations are applicable to all local planning 
scheme, whether or not they are incorporated into the local planning scheme 
text and where there is any inconsistency, the deemed provision prevails.   
It is a requirement of the Planning and Development (Local Planning 
Schemes) Regulations 2015 (Deemed Provisions) that a decision is required 
by the Commission with respect to any structure plan received by the Local 
Government. A decision of the Commission on a proposed structure plan may 
involve approval of the structure plan; modifications to the structure plan in 
the manner specified by the Commission; or refusal of the structure plan.  
Furthermore, the existing Byford DSP was originally approved by the WAPC 
in 2005 and subsequently modified and approved by the WAPC in 2009. 
Given there is a WAPC-endorsed DSP in place for the Byford DSP area, this 
DSP will need to be revoked should the WAPC make a decision under the 
Deemed Provisions to approve the proposed draft DSP. The Deemed 
Provisions provide for the WAPC to revoke its approval of a structure plan if 
the WAPC considers that the structure plan cannot be effectively 
implemented because of a legislative change or a change in a State planning 
policy.   
The position of the Shire that the provisions of TPS 2 allow the Shire to adopt 
a DSP and replace the existing WAPC-endorsed DSP is inconsistent with the 
statement under Part 1.2 of the draft DSP which states that the WAPC’s 
approval of the draft DSP will be required.  
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Recommendation: 
• Shire to adopt due and proper process as required by the Deemed 
Provisions of the LPS Regulations with respect to consideration of the DSP 
by the appropriate decision making agency, being the WAPC. 
Conclusion  
We trust that the information presented above be taken into consideration by 
the Shire in consideration of the draft DSP following public advertising. 

Urbanism 
IN20/25666 (LATE) 

 
11. 

Thank you for the meeting today and the reference to the draft Byford 
Structure Plan in our discussion. I have not been able to obtain a link to the 
plan to deliver comment. Notwithstanding this, I wish to submit two 
comments for your consideration in finalising the draft plan: 
  

• The structure plan proposes the extension of Orton Road through to 
South Western Highway to reduce traffic congestion on Soldiers 
Road. This is also earmarked as a primary east-west connector 
between Tonkin Highway and South Western Highway, to the west 
of Lot 128 South Western Highway. The road is earmarked to 
exceed a reserve width of 30m and requires an on-ramp onto the 
South Western Highway. The future reserve for this road follows the 
inside of the southern boundary of Lot 128 South Western Highway. 
It will consume approximately 4,350m2 of this lot, which is excessive 
for a single property owner to absorb. We propose that the alignment 
of road be reviewed to allow for an equitable sharing of this road 
reserve across Lot 128, the drainage reserve and the private 
property to the south of Lot 128. 

The submission has been 
considered and the 
contents pertaining to the 
District Structure Plan 
noted.  

Orton Road will have a 
width of 30 metres from 
Tonkin Highway to South 
Western Highway.    

Officers support the 
submission regarding the 
extension of Orton Road 
to be aligned centrally 
along the southern 
boundary of the subject 

That the ultimate 
extension of Orton 
Road through to South 
Western Highway be 
identified at grade, and 
the 30m reservation 
be equally positioned 
along the common 
boundaries requiring 
an equal 15m strip of 
land from both sides. 
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• The structure plan references a grade separated intersection design 
for the rail crossing of Orton Road. Should this be pursued, it will 
block a Robinson Road connection to this road. It is also doubted 
that acceptable grades could be achieved along this section of Orton 
Road to achieve a separated grade rail crossing and an at grade 
crossing at the across the South Western Highway. This road should 
be designed as a level crossing over the rail. 

 

land to ensure an 
equitable outcome. 
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