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2 June 2022
Our Ref: HOM CAR/220602LWAPC_Updated MRS Request Final

The Chairman

Western Australian Planning Commission
Locked Bag 2506

PERTH WA 6001

Attention: Mr Anthony Muscara & Mr Brett Pye

Dear Chairman

RE:  PROPOSED AMENDMENT TO THE METROPOLITAN REGION SCHEME
LOT 30 (NO.496) SOLDIERS ROAD, CARDUP

Burgess Design Group, on behalf of our client, Land Group WA Pty Ltd, writes to the Western
Australian Planning Commission regarding the proposed Metropolitan Region Scheme (MRS)
Amendment request to rezone the subject land from 'Rural’ to ‘Urban’ with a concurrent
amendment to the Shire of Serpentine-Jarrahdale Town Planning Scheme No.2 (TPS2) to rezone the
land from ‘Rural’ to ‘Urban Development'.

PURPOSE

The proposed MRS amendment and concurrent local planning scheme amendment will facilitate
the ultimate development of the subject land for urban purposes to complement the existing
residential development immediately to south and southeast of the site. The rezoning and
development will take advantage of the readily available and significantly developing servicing
infrastructure in the area.

It is also noted that the State Government has planned and is in the process of delivering over a
billion dollars of infrastructure projects in the locality due to the areas’ significant growth and
development over the last decade.
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HISTORY OF PROPOSAL

The original MRS Amendment request for the subject site was submitted 13 December 2016. This
submission followed significant consultation with Officers of the then Department of Planning in
relation to the timing of the MRS Amendment Request.

The subject site was identified as ‘Urban Expansion’ under the South Metropolitan Peel Sub-Regional
Planning Framework (the Framework). The Framework also provided broad guidance in relation to
the staged provision/development of urban land based on timeframes. The subject site was
classified as 'Long Term (Beyond 2031)".

Initial meetings with the Department revolved around the justification to bring forward the Staging
Timeframe identified in the Framework. Officers of the Department were presented with a detailed
case as to why it was considered that bringing forward the development of this site could be
justified and supported by Officers of the Department and members of the WAPC. The case was
built around a multi-faceted justification that incorporated components of construction innovation,
sustainability, affordability and response to housing demand.

You may recall the 1 May 2019 briefing of the WAPC presented by Mr Anthony Silvestro, the
Managing Director of Land Group WA and Home Group WA, where he outlined his group of
companies' intent to use the Cardup site to deliver its new built-form and development initiatives
that it had been researching and developing for several years. At that time Mr Silvestro outlined a
number of significant benefits and advantages that their proposed development and construction
initiatives could deliver from both environmental and economic perspectives. Since that time Land
Group WA has continued its research and development of various construction materials &
methods seeking to offer greater sustainability and long-term economic benefits to its customers.

The suite of documents supporting this MRS Amendment request include new reports and others
that have been recently updated and include:

= Enviro Sustainability Memorandum (Stantec);

= Stantec 10-Star Home Energy Efficiency Memorandum;

= Economic Review (Urbis);

» Revised and updated Environmental Assessment Report (360 Environmental);

= Original Servicing Report by KCTT and updated Engineering Commentary provided by
Stantec; and

» Updated Bushfire Management Plan (Bushfire Safety Consulting).

In addition to the updated reports mentioned above this submission highlights the significant
changes to the Shire’s strategic planning instruments including the recently approved Local
Planning Strategy that now lists parameters under which the early development of the site will be
supported by the Shire.

Land Group WA, through this submission, once again requests the support of the WAPC in
resolving to initiate this Amendment to the MRS.
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SUBJECT SITE

The site comprises a total land area of 55.4667ha and gains direct access to Bishop Road to the
south and Soldiers Road to the east (refer Figure 1 - Location Plan). The subject site has operated as
a farm for livestock grazing since the 1970's, with several fenced open paddocks, a dwelling, various
sheds and structures. A water course traverses the central portion of the site in an east-west
direction and is bordered by trees and some remnant vegetation (refer Figure 2 - Aerial
Photograph).

The subject site is located within the municipal boundary of the Shire of Serpentine Jarrahdale and
is situated approximately 13 kilometres south-west of the Armadale Strategic Metropolitan Centre.
The subject site is situated within close proximity to existing and future residential and commercial
areas, community facilities and areas of Public Open Space (POS), including:

= The Mundijong District Structure Plan area within which the subject site is located. The plan
estimates a population of 58,000 people dependent upon the final distribution of densities
and household sizes. It incorporates provision for a new town centre with the opportunity
to ultimately link into the Perth urban rail network and promotes the relocation of the
existing freight rail line traversing the subject area to its perimeter in conjunction with the
construction of the Tonkin Highway extension. It also incorporates the new Mundijong
Industrial Precinct and the addition of Development Investigation Areas as indicated by the
Sub-regional framework. The subject site forms the northern-most extent of a large urban
area, proximate to a planned transit node and district centre, with a high frequency transit
corridor along its southern and eastern boundary.

= The Byford Structure Plan area located approximately 2.6km north of the subject site. The
Glades at Byford is expected to be home to 10,000 people, and will include a primary
school, district high school, a Catholic K-12 school and a village centre with shops, offices
and cafes.

= The Cardup Business Park Local Structure Plan area located approximately 1.8km east of the
subject site is planned to facilitate a wide variety of lot sizes to accommodate a variety of
industrial and business uses.

= The Whitby District Centre located immediately south east of the subject land that will
provide cover 8.3ha of land and provide 12,500sgms of retail and commercial floorspace.

= The West Mundijong Industrial Area located south west of the subject site that is expected
to commence development in late 2022 and will ultimately cover 440ha of land and
generate up to 10,000 jobs.
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METROPOLITAN REGION SCHEME

The subject site is currently zoned ‘Rural” under the Metropolitan Region Scheme (MRS) (refer Figure
3 - MRS Map).

SOUTH METROPOLITAN PEEL SUB-REGIONAL PLANNING FRAMEWORK

The subject site is identified as ‘Urban Expansion’ under the South Metropolitan Peel Sub-Regional
Planning Framework (the Framework) representing a ‘rounding off' of existing urban areas (refer
Figure 4 - SRPF Map). As such, the current ‘Rural’ zoning under the MRS is no longer appropriate.

SHIRE OF SERPENTINE-JARRAHDALE TOWN PLANNING SCHEME NO.2

The subject site is currently zoned ‘Rural’ under the Shire of Serpentine-Jarrahdale Town Planning
Scheme No.2 (TPS2) (refer Figure 5 - TPS2 Map).

SHIRE OF SERPENTINE-JARRAHDALE LOCAL PLANNING STRATEGY (2019)

The Strategy identifies the land as ‘Development Investigation Area — DIAT'.

This is part of the broader ‘Urban Areas and Townsites' category, being areas that provide housing
and associated urban services and amenities. The Shire aims to preserve its distinctive character of
having urban centres separated by rural wedges by limiting urban sprawl.

The site forms part of the broader ‘Mundijong’ urban area, for which the stated objectives are:

= Achieve a diversity of housing types to provide choice, adaptability and to accommodate a
range of incomes, households and life stages and to deliver housing product which will attract
people to live in Mundijong.

= Achieve distinctive urban precincts within Mundijong.

» Integrate new housing and urban development with the older urban development patterns
and housing as well as natural areas in a sensitive manner.

= Encourage urban development and housing to be environmentally sustainable and resource
efficient.

This classification for the subject land was introduced into the Strategy following significant liaison
between Burgess Design Group, acting on behalf of Land Group WA, and the Shire of Serpentine
Jarrahdale. The Shire’s Officers have been briefed in detail in regards to Land Group WA's intention
to develop the site for affordable and sustainable housing opportunities and to seek the early
initiation of the land development process. On that basis the Shire has agreed that there is merit in
the consideration of early development of the site subject to the development reflecting a number
of environmental and sustainability objectives as detailed below:-

The purpose and intent of DIAT is to explore the potential for urban expansion with
consideration for innovative housing opportunities. A structure plan will be required which

addresses the following matters:
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» nvestigate opportunities for innovative housing typologies that have
consideration for best practice sustainability;

= Exemplar resource and enerqgy efficiency;

= Water minimisation,

= Alternate construct methods.

= nvestigate current zoning and land uses;

»  Manage the transition of land uses most specifically to the north,

= Better utilize available land;

= Deliver innovative land use and housing diversity and choice;

»  Reduce the need for people to travel by car;

» [dentify infrastructure requirements;

= Servicing requirements,

= Visual/landscape protection;

= Bushfire hazard;

» Interface with Bishop Road, Soldiers Road, the future extension of Tonkin Highway
and the newly identified roads (Doley and Norman road extensions) required by
the sub-regional framework (sic); and

» Any other requirements that may be determined by the Shire of Serpentine
Jarrahdale or State government agencies.

The identification of the land for urban uses in the Shire’s Strategy is generally consistent with the
South Metropolitan Peel Sub Regional Planning Framework (2018), which identifies the land as
‘Urban Expansion’. However, it should be noted that the State level Framework makes a distinction
between ‘investigation’ areas and ‘expansion’ areas, where the Shire Strategy does not. Namely,
under the Framework, land identified as Urban Expansion is considered to be less constrained and
better located in terms of proximity to major centres and growth areas. We agree with this
characterisation as it relates to the site due to its ability to be developed in the short to medium
term.
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MUNDIONG DISTRICT STRUCTURE PLAN

The Mundijong District Structure Plan (DSP) has been adopted by the Shire of Serpentine-Jarrahdale
and endorsed by the WAPC (subject to modifications) and provides overall guidance to the
structure, vision and objectives identified for the planning and development of Mundijong.

As with the Local Planning Strategy the DSP identifies the land as ‘Development Investigation Area
1" (DIAT).and specifies the same list of matters to be addressed through the Structure Planning
process for the Shire to consider early development of the land.

MUNDIUONG/WHITBY DEVELOPMENT CONTRIBUTION PLAN (DCP)

A draft Mundijong/Whitby Developer Contribution Plan has been prepared by the Shire to guide the
provision of Traditional Infrastructure and Community Facilities. The Developer Contribution Plan
ensures the equitable distribution of common infrastructure costs between developers and
landowners as envisaged by State Planning Policy 3.6 Developers Contribution Arrangements.

The DCP is soon to be finalised but the subject site has not been included within that area. Itis
important that the subject site is ultimatley incorporated into the DCP as it will benefit all
landowners/developers in the area by ensuring an equitable and reduced level of costs per new
dwelling/lot.

STATE PLANNING POLICY 5.4 ROAD AND RAIL NOISE (SPP 5.4)

SPP 5.4 identifies situations or proposals that require the assessment of transport noise impacts and
establishes noise criteria to be used in the assessment of these proposals. Given the site’s proximity
to the current freight rail line, an acoustic assessment will be required.

An acoustic assessment will determine, by noise modelling, the noise levels from the freight rail line
that would be received at future residences; assess the predicted noise levels for compliance with
SPP5.4; and identify measures that can be adopted to reduce transport noise, if required. It is
further noted that the State has committed to the realignment of the Freight rail line in the future.

STATE PLANNING POLICY 3.7 PLANNING IN BUSHFIRE PRONE AREAS (SPP 3.7)

State Planning Policy No. 3.7: Planning in Bushfire Prone Areas (SPP 3.7) applies to all higher order
strategic planning documents, strategic planning proposals, subdivision and development
applications located in designated bushfire prone area.

Bushfire Hazard Level assessments are required to accompany region planning scheme
amendments and provide a ‘broad-brush’ means of determining the potential intensity of a bushfire
for a particular area. A Bushfire Hazard Level assessment in the form part of a Bushfire
Management Plan has been prepared by Bushfire Safety Consulting specifies how the bushfire
protection criteria will be met at subsequent stages of the planning process (refer Appendix 7).
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MRS AMENDMENT JUSTIFICATION

This Amendment request may be read in conjunction with our original MRS Amendment request of
13 December 2016 that provides significant justification for the proposed amendment and our later
correspondence dated 20 September 2017 that responded to the preliminary submissions of the
relevant referral agencies. A written response to the Urban Staging Criteria was also submitted on
28 May 2019 further supporting the proposal. However, this correspondence will incorporate
updated components of that information to assist officers in assessing the current request.

Staging and Sequencing

As previously mentioned, the Framework provides broad guidance in relation to the staged
provision/development of urban land based on suggested timeframes.

The subject site is classified as ‘Long Term (Beyond 2031)". However, we strongly contend that there
is sufficient justification to bring forward this timing. This position is also supported by the Shire’s
Planning Strategy that identifies the special circumstances where early subdivision of this land will be
supported.

It is also important to note that, even with a decision to initiate the proposed MRS Amendment in
the short term, the time required to undertake the various planning processes required to reach the
subdivision stage would mean that development on the ground would be unlikely to commence
prior to 2026. The development of the site will then occur in a staged manner, over an approximate
10 year period, taking the full delivery of the project well beyond the 2031 timeframe.

The timeframes set out in the table below are estimates only and will be affected by the significant
work that will be required to fully plan and develop the site. The full development process from
MRS Amendment, Structure Planning, detailed design and engineering, site/infrastructure
construction, marketing/sales, through to construction and completion of habitable dwellings occurs
over a significant timeframe with the potential for multiple delays along the way.

The early initiation of this MRS Amendment will assist in providing a timing-contingency into the
many stages of the development process.

Task Timing Approval Target

MRS Amendment (Concurrent LPS)

12-18 months

Mid-Late 2023

Structure Plan 12 months Mid-Late 2024
DCP (Amendment) 12 months Mid 2025
Subdivision Design & Approvals 6-12 months Mid-Late 2025
(Planning & Engineering)

Headworks & Stage 1 Construction 12 months Mid-Late 2026
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Land Sales & Community 6-12+ months Early-Mid 2027
Infrastructure (Parks etc)

Homebuilding 6-12+ months Late 2027 - 2028
Community Activation 2028
Development of All Stages 2038

It is noted that a number of the above stages of the development process can be run in (partial)
parallel. However, even with these potential time savings the delivery of fully constructed dwellings
is estimated to occur over a 10 year period between 2028 and 2038+. Given the long lead times
towards development there is strong justification for the subject land to be included in the broader
planning for the district that is being undertaken at the present time (and ongoing) rather than
seeking to incorporate it into the planning processes at a later date. The incorporation of the site
into the district level DCP at the earliest point is certainly one of the most important reasons for the
initiation of the MRS Amendment. There is no doubt that the ultimate development of this land will
benefit from the various items that will be delivered through the District DCP. If the land is not
incorporated into this DCP then the opportunity to collect contributions towards these items may
be lost.

The inclusion of the subject land within the DCP may allow for the provision of increased or
improved infrastructure or simply assist in reducing the overall contributions of other
developers/landowners in the area. This may have the benefit of improving affordability for the lots
to be delivered by other land developers in the area — a very real potential benefit of the land’s
early inclusion in the DCP. Whilst we understand that the DCP is close to finalisation we consider
that an amendment to include this land within the DCP at the earliest possible time will benefit all
landowners/developers and the wider community.

Sustainable and Affordable Housing Goals

As with our previous formal request, it is still the intent of Land Group WA to develop the subject
site to provide affordable housing and sustainable housing opportunities in the locality.

Affordability and sustainability are progressive concerns throughout the residential housing sector
nationally and within the state of Western Australia. Meads Private Estate can address these
concerns effectively by ensuring that the subdivision design and house designs promote a
sustainable way of living without the mortgage stress associated with affordability. The approval
and successful delivery of new development projects that address these two issues will assist in
reducing the negative impact on the financial wellbeing of individuals, families and communities
throughout the state.
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Land Group WA intends to leverage the significant benefits of being an owner/developer and to
use the site to deliver a range of potential benefits under three core points of difference. Those key
differences are expanded below:-

1. Developer/Builder Synergies

Land Group WA was established by Home Group WA to capture the synergies and
economies of scale by the developer/builder business model. Given the size and
development potential of the Meads Private Estate project, Land Group WA will be able to
maximise the synergies and economies of scale that the developer/ builder business model
creates to achieve a community with maximum affordable housing and sustainability
(energy efficiency) options available to the new homebuyer.

2. Sustainable Development Initiatives

Land Group WA has engaged Stantec’s Sustainability Division to ensure that sustainability
initiatives are established and integrated from the outset of the project, across all project
disciplines. In an effort to ensure the sustainable outcomes to be delivered are measured
and verified, Land Group WA will be seeking formal certification through the independent
national rating tool Enviro Development (refer Appendix 1).

To further complement and enhance the sustainable development initiatives, Land Group
WA are proposing to build WA's first 10 Star Demonstration House at Mead's Private Estate.
This home will be the culmination of many years of research and will stand as a show piece
for what is possible in energy-efficient design. Stantec’s Energy Efficiency team has been
working with Home Group to develop a 10-star house (refer Appendix 2). Over 600 designs
have been modelled as part of the extensive design testing. Land Group WA intends to
market this home and create a destination within Serpentine-Jarrahdale for the wider Perth
community to demonstrate what is possible and help educate both the general public and
industry on how to achieve varying levels of energy-efficient design outcomes within a
reasonable budget.

In addition to the above mentioned initiatives there will also be the improved use of
recycled fill. access to recycled resources via the Silvestro Family group of construction
companies allows the option for recycled products to form part of our import fill program.
Land Group WA has an existing relationship with ‘Instant Waste Management’, and through
it, intend to use recycled clean fill for any import fill required within the proposed
subdivision at Cardup. Instant Waste's Involvement will be as follows:

* Provide a waste recycling management program that will divert 80% to 90% of
rubbish away from landfill.

= Through the recycling program these recycled materials will then be used to offset
the need to purchase fill sand for the development.
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3. Housing Affordability

Land Group WA, in conjunction with its affiliated companies, holds the long-term objective
of delivering affordable and sustainable housing to the Western Australian market by
integrating all facets of land development and construction from social outcomes to
materials and use of resources. Meads Private Estate will be the showpiece of this strategy.

In passing on the efficiency savings to the ultimate buyers, Land Group WA will be able to
bring another group of potential homeowners into the marketplace.

Land Group WA also seeks to draw on the significant interest and demand for houses that
incorporate sustainable, energy efficient design elements that provide long term
energy/money savings to owners. Potential buyers will be given the opportunity to select
home designs incorporating varying levels of sustainability elements. The higher the level
of energy efficiency rating the higher the level of long-term energy savings.

Housing Market

A specific objective identified in the ‘Affordable Housing Strategy 2010-2020 Opening Doors to
Affordable Housing' released by the Government of Western Australia, is for 20,000 additional
housing opportunities be available for low-to-moderate income earners. The proposed
development at Cardup is aligned with this objective and will provide private sector assistance to
the State Government in delivering its commitments for affordable housing within the state.

It is very important to note that significant time has passed since the submission of the original
Amendment request and the circumstances of the housing market in WA have changed. The housing
market experienced a significant contraction during that time (in an already depressed market) due
to the Covid Pandemic and the much-reduced net migration into the State. More recently, with the
staged lifting of restrictions, the demand for housing has begun to increase and this is projected to
continue into the future.

Land Group WA commissioned the preparation of an Economic Review of the proposed Meads
Private Estate to review demand for housing in the area and in particular to understand the appetite
for housing with sustainable design features. A copy of this report is attached as Appendix 3. This
report has sought to review the general planning context for the site, including the growth aspirations
in the Serpentine Jarrahdale area.

The report has analysed the potential demand for sustainable housing in the local market and
reviewed the population growth expected in the area that will drive demand for new sustainable
forms of housing development. The report has also identified the existing and planned infrastructure
in the area that would support and justify the early development of Meads Private Estate.

The analysis has found that there is significant demand, particularly amongst first home buyers, for
sustainable energy saving features when considering purchasing a home. There is strong population

HOM CAR | 220602LWAPC_Updated MRS Request Fina 15



BURGESS DESIGN GROUP town planning + urban design

growth within the Shire and it is important that affordable housing supply is maintained to ensure this
growth is supported and can continue.

The report finds that the location of Meads Estate will be particularly attractive to first home buyers
given its siting within the walkable catchment for the planned Whitby Activity Centre including
12,500sgms of commercial floorspace that will include 2 supermarkets, a department store and 55
specialty shops.. The proposed Centre is in addition to over $1 Billion of committed infrastructure
funding in the south east corridor with even more projects in the planning stages. Much of this new
infrastructure has been planned and committed too since the original MRS Amendment request in
2016 and reinforces the development pressures on this corridor. Committed projects in the area
include but are not limited to:-

a. Kiernan Park Sporting Precinct
* Funding = $20M State Funding Commitment for Stage 1A. Total Cost of Al
Stages = $16TM.
= Expected Completion Stage 1A = December 2023

b. Tonkin Highway Extension (Thomas Rd to South West Hwy Extension) including
Bishop Rd Interchange
» Funding = $404M Federal & $101TM State Funding Committed
= Expected Completion = 2024

c. Byford Passenger Rail
» Funding = $475.5M Federal Govt committed to the $885M project.
= Expected Completion = Late 2024

d.  West Mundijong Industrial Area
= Status = Zoning complete, Stage 1to be constructed late 2022
= Scale = 440 ha of industrial land to create 880 industrial lots including an
intermodal facility, and 10,000 new local jobs

e. West Port and specifically the Freight Corridors East to Shire of SJ
» Funding = Total Cost Est at $4 Billion.
= Scale = A world-class container port and trade network

It is noted that this planned infrastructure not only improves the facilities and services for the future
population of the corridor but also contributes significantly to the future employment opportunities
for future residents.

Along with the development of extended regional road (Tonkin Highway extension) and rail
infrastructure (Byford Passenger Rail) providing easier access to existing job centres there will be
other major emerging employment opportunities developed including the West Mundijong
Industrial Areas and Westport.

One of the most important findings of the report is the importance of the Serpentine Jarrahdale
Municipality in providing affordable housing within Perth’s housing market. It was found that land
in the Shire was 38% more affordable that land in the north west corridor. Land Group WA seeks to
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leverage this by offering even greater sustainability and long-term energy saving options for its
prospective homebuyers.

URBAN STAGING CRITERIA

This section specifically responds to a number of the urban staging criteria set out in Perth and Peel
at 3.5 Million. Please refer to the information below that responds to each of the stated criteria.

1. The proposal represents a logical expansion and consolidation of the existing developed
urban form.

The development of the site is considered to represent a logical extension of the urban front given:

= Land immediately east of the site is zoned 'Urban Development' under the local Scheme
and currently being developed in accordance with the Whitby Local Structure Plan which
provides a framework for residential uses, a public open space network, primary schools, a
high school, technical school and a district centre (just 750m south of the site);

* Land to the north-east of the site is identified for Industrial development under the Cardup
Business Park Local Structure Plan providing opportunities for local employment; and.

= Land immediately south of the site is zoned ‘Urban’ under the Metropolitan Region Scheme
and falls within the planned Mundijong DSP (comprising a new town centre and 3 local
centres, several primary and secondary schools, possible future TAFE, residential land uses).

This demonstrates there is clearly a context for urban uses.

It is also important to consider the broader regional context. The Mundijong DSP does not intend to
create an isolated satellite city. Rather, it is a logical extension of an urban growth corridor; namely
from Armadale and Byford. The Shire has adopted a strategy of retaining rural 'fingers' by
protecting parcels of rural residential development to protect the unique landscape character of the
area. However, this does not materially change the fact that Mundijong is part of an urban corridor
growing from the north to the south. That is to say, the retention of some equine properties in the
northern part of Cardup will not change that the district is part of the Perth metropolitan region and
that when most people go to work in the morning, or when they need to access major services, or
when they catch the Byford extension of the rail network, they'll be travelling north. To that end, we
believe the subject site represents a logical extension of that front. As noted above, the site is also
adjacent to urban development under construction as part of the Whitby Local Structure Plan such
that it is a logical extension of the urban fabric. Furthermore, it is located more proximate to existing
and planned employment generating uses in nearby industrial and commercial areas than most
developing land in the district and is even within the walkable catchment of a planned district
centre. Importantly, the subject site is also sufficient in area to support development of a scale to
support structure planning and delivery of suitable urban amenity compared to much of the heavily
fragmented land to the south which may not see enough consolidation to achieve the critical mass
needed to fund planning and development for a number of years.

2. The proposal is compatible with the economic development of the area and the planned
provision of employment opportunities for the projected population within the sub-region.
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The subject land is located immediately north of the Whitby District Structure Plan Area that is
intended to accommodate 15,000 dwellings to house a population of around 58,000 residents. The
DSP includes significant land to be developed for commercial and industrial purposes.

The Cardup Business Park Local Structure Plan area located east of the subject site is planned to

facilitate a wide variety of lot sizes to accommodate a variety of industrial and business uses. The
long-term development of the business park will ensure that residents will benefit from new jobs

close to home.

Cardup is also within close proximity to the Byford Structure Plan Area and greater Armadale.
These areas are expected to provide a significant number of jobs over the next 5-20 years as they
grow and service expanding populations.

The MRS rezoning of the site and its ultimate inclusion in the Development Contribution Plan for
the Mundijong Whitby urban cell will also benefit the long-term economic development of the
locality. The timing of this MRS amendment is critical, with an opportunity for the site to be
included in the Mundijong/Whitby Development Contribution Plan (DCP).

If the requested MRS amendment is not promptly progressed there will be significant implications
for not only developers but the Shire as the later amendment to an approved DCP is complex with
development contributions calculated on the projected population growth and lot yield. Any MRS
amendment and subsequent development of the site would significantly change projected
population and lot yield estimates, ultimately affecting the DCP rate per ha.

The development of the site will benefit directly from the infrastructure included in the Mundijong
Whitby DCP and as such should be incorporated within the DCP area. The inclusion of the site in
the DCP will ensure the equitable sharing of costs among landowners. As such, the timing of the
MRS amendment is critical to allow this area to be included in the DCP before it gains final
approval.

3. The development can be readily accessed without the provision of additional transport
infrastructure, unless that infrastructure is already funded.

The site directly abuts Bishop Road to the south, and Soldiers Road to the East. Bishop Road is
classified as a significant local road / local distributor that provides an important east-west
connection. Soldiers Road is a Rural local road / regional distributor that provides district level
access to surrounding areas. The development of the site will provide an opportunity to upgrade
these roads as necessary to accommodate increased traffic from the planned development of the
broader district.

Discussions with Main Roads WA have raised no issues with the transport planning for the
development cell. Planning and construction and of the local transport network will not be
impacted by the development of the subject land.
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Notably, the location of the site on the northern side of Mundijong means it will make more efficient
use of planned district and regional-level road upgrades linking north to the metropolitan area. This
includes planned upgrades of Soldiers Road and Bishop Road, together with the extension of
Tonkin Highway. This reinforces that the site is a local extension of the broader urban front from the
north and will provide for an efficient use of resources that will support the growth of Mundijong.

4. The proposal will not detrimentally impact upon the staging timeframes of other urban land,
in terms of the ability to service other land.

The site is relatively unconstrained, largely cleared and has limited environmental constraints that
often impede other development sites.

This aligns with the Sub-regional Framework's aim of ‘concentrating new urban areas in cleared
pastureland rather than impacting on areas with regionally-significant conservation values.’

Our previous submissions on this proposed MRS Amendment have shown that the land can be
serviced over its total development timeframe in the context of the ongoing development of the
Whitby DSP area directly to the south. Stantec has continued servicing discussions with relevant
agencies and no major issues have been raised. Recent advice from the Water Corporation and
Western Power (refer letter from Stantec dated 7 April 2021) indicates that servicing of the site is not
problematic and will continue to be refined as the development commencement moves closer.

5. Agreed and finalised funding arrangements are in place with essential service providers,
acknowledging that funding is the responsibility of the landowner, unless provided for in a
current capital works program of the relevant servicing authority.

The site is capable of being readily serviced by essential infrastructure, and will ensure the timely
and efficient delivery of electricity, water and wastewater. This aligns with the objectives of the Sub-
regional Framework for areas identified suitable for future urban.

Refer to the previously submitted KCTT Infrastructure Servicing Report and the attached
correspondence of Stantec dated 7 April 2021 that provides an update to the original KCTT report.

6. Servicing can be economically provided over its lifespan.

Refer comments above and attached.
DPLH Officer Raised Concerns

In further correspondence of 10 December 2019, Officers of the Department provided advice and
reasons as to why they considered that they would not be able to support the proposed
Amendment at that time. Those reasons and our responses are set out below:

1. Consistency with the Framework

In the Staging Plan of the Framework, the site is designated as having a 'Long Term (Beyond
2031)" timeframe. The Framework states that the timeframes in the Staging Plan are anticipated
timeframes only, and it provides criteria which need to be addressed to obtain support for any
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proposal that is not sequential and/or s inconsistent with the timing depicted in the staging
plan. It is noted that in your letter the WAPC dated 28 May 2019 you outlined the reasons why
you consider that this proposed amendment is consistent with these criteria. These reasons have
been considered, but it is advised that the proposed amendment is unlikely to be consistent with
the first criteria in the Framework (The proposal represents a logical expansion and consolidation
of the existing urban development urban form) for the reasons outlined in point 4 below.

As already mentioned in this Amendment request we consider that the timing and staging of this
development site is now aligned with the intent of the Framework. The original Amendment
request was submitted in 2016 and significant changes have occurred since that time. Other than
the passing of time bringing us much closer to the 2031 staging date of the Framework there have
been significant developments in the planning and infrastructure provision in the locality. The State
has spent significant capital on the extension of Tonkin Highway and has committed to the
extension of the passenger rail system to nearby Byford. The reasoning and justification for
delaying the development of this land under the Framework is no longer relevant.

Furthermore, it is noted that even when originally identified for future development under the
Framework the land itself was considered somewhat detached from the remaining Urban land
shown in the Framework. However, it is noted that the site directly abuts urban uses to the south
and is within the walkable catchment of the proposed Mundijong Activity Centre to the south.
Furthermore, as noted above, Mundijong is not intended to be an isolated satellite city such that the
site represents a logical extension of the urban front from the north and will provide for the efficient
use of resources as vital services, amenities and infrastructure grows from the north to service the
district. More locally, the site itself is the last portion future Urban land abutting the Whitby DSP and
should be incorporated into that DSP to take advantage of the proposed infrastructure.

We believe that one of the main questions that should be posed in considering this proposal is
"What harm would it create?”. In this instance the only identifiable harm would result from not
incorporating it into the broader planning processes at this time and missing the opportunity for the
land to be included within the DCP for the area and to take advantage of the infrastructure being
provided by the State at great expense.

2. Regional road planning is vet to be finalised for this locality

The roads adjacent to the site (Betts, Bishop and Soldiers Roads) are identified as Proposed
Integrator Arterial Road in the Framework and may become Other Regional Roads in the MRS
in the future. The Framework also states that a westward extension of Norman Road to Bishop
Road may be appropriate. This potential road extension is also shown in the draft Mundijong
District Structure Plan. The regional road planning investigations for this area are yet to be
finalised. Until these investigations have been sufficiently progressed, it cannot be determined
with any certainty if any part of the site needs to be reserved as Other Regional Roads under
the MRS. As such, it would be premature to initiate the proposed amendment until the regional
road planning has progressed to a point where these requirements can be appropriately
determined.

Burgess Design Group has undertaken a number of consultation meetings with Main Roads WA in
regards to the current and proposed traffic layout in this locality. Main Roads WA has indicated that
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it sees no issue with the development of this land as it will not impact on the broader planned road
hierarchy. Furthermore, it is unclear how the progression of planning over the site would negatively
affect road planning given road upgrades are a standard and expected part of the process, and that
none of the expected upgrades would materially impact the form or layout of development. It is
also unclear how, specifically, the site would present an impediment to regional road planning while
it seemingly was not an issue for the 5,000ha of land zoned for urban and industrial uses
immediately south of the site. In any event, we believe it is unlikely that the progression of
development, including detailed traffic modelling, would compromise and not enhance road
planning.

With regard to the potential westward extension of Norman Road, Burgess Design Group and Land
Group WA have made a number of submissions objecting to this, most recently concerning the
Shire of Serpentine-Jarrahdale Draft Local Planning Strategy that discussed the extension. The
Statutory Planning Committee of the WAPC, in its decision on 29 June 2021, supported its removal
from the draft Strategy, with the Schedule of Modifications stating:

"...removing reference to connection to Norman Road as a consideration. This
connection will connect the Cardup Industrial Area with a future Urban Area and is not
considered appropriate".

As such, we believe this issue is now resolved.

3. Thereis unlikely to be a demonstrated need for additional Urban zoned land in this locality

The Framework states there (s sufficient undeveloped land classified as Urban, Urban Deferred,
Urban Expansion and Urban Investigation in the south-eastern sector of the South Metropolitan
and Peel sub-region to meet forecast housing requirements for about 50 years. Additionally,
there is over 900 hectares of undeveloped land which is zoned Urban under the MRS in the
Mundijong and Whitby areas. On this basis, it is likely that there is sufficient Urban zoned land
in the area to meet housing requirements for considerable period of time and, as such, it is
unlikely that there is a demonstrated need for more land to be zoned Urban.

Whilst there may be a significant area of zoned land available for development it is completely
unknown whether all of the land is capable of development or if the landowners have any intent on
selling/developing the land. The subject site is not only capable of being developed in the short to
medium term but Land Group WA are primed to progress and develop the land in an innovative
and sustainable manner that sets it aside from other developments in the area. The potential for
Land Group WA to set a new benchmark for sustainability and affordability is presented in this
Amendment request as the justification for bringing the rezoning and release of this land forward.

It is also important to consider what issues are meant to be prevented in considering 'need'.
Principally, this concerns the efficient delivery of infrastructure and to ensure existing urban land is
not being undermined. As outlined previously herein, the site is not expected to negatively impact
either of these matters. Servicing authorities are supportive of the proposal, and strategically, the
site is a logical extension of the broader urban front from the north. More locally, the site is within
the walkable catchment of the planned district centre south east of the site, with urban
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development progressing within a parcel immediately east of the site. As such, the development of
the subject land has a clear regional and local context and will support the efficient delivery of
services and infrastructure - not undermine them.

Whilst we acknowledge the point being made by the Officer of the DPLH we seek their support and
the support of the WAPC to provide the opportunity for this exciting vision of Land Group WA to be
implemented on the basis that it will provide an additional portion of Western Australians the
opportunity to enter the housing market whilst also providing other buyers with increased choices in
energy efficient sustainable design.

4. The site is located a significant distance from the existing urban development front

Whilst the site is located adjacent to existing Urban zoned land to the east and south, it is located
approximately one kilometre from the nearest urban development front in Whitby and about
2.5 kilometres from the nearest urban development front in Byford. Given there is a significant
amount of undeveloped Urban zoned land in Mundijong and Whitby and the considerable
period of time it may take for this land to be developed, it could take a while for the urban
development front to reach this site. If residential development was to occur on this site in the
meantime, there is a significant risk that it could remain isolated from other urban areas and
not be well integrated with the rest of the Mundijong townsite or be provided with appropriate
access to facilities and services such as shops and schools and other community facilities for a
significant period of time. This would be likely to result in any residential development on the
site having a low level of amenity and not be consistent with the intent and objectives of the
Framework, State Planning Policy 3: Urban Growth and Settlement and Liveable
Neighbourhoods

Regardless of the development of other areas it is noted that the site is somewhat detached from
some of the other urban development parcels in the locality. However, in reality the land is located
within the walkable catchment of the proposed Whitby Activity Centre and is located directly
opposite an existing school. We also note that the area of Whitby currently under development is
itself some distance from existing amenities such as the Mundijong Town Centre. It is the nature of
growth areas that, for a short time, a sufficient population has to grow to support planned
amenities. The subject site is considered to be an ideal candidate for that growth. It is located within
walking distance of the planned activity centre, and regionally, it is located closer to more major
services to the north than other areas to the south. It is also important to consider, as discussed
above, Land Group WA is actively seeking to develop the site while others' intentions to the south
are unknown, with significant land fragmentation around the existing town centre a significant
hindrance to the assembly of the critical mass needed to support a project. As such, the proposed
development of the subject site is considered to support and not undermine the ongoing growth of
Mundijong.

Furthermore, the lead time for the planning processes and 10 years of staged development of the
site take the timing for delivery well beyond the 2031 timeframe.
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TECHNICAL REPORTS

Updated technical reports have been prepared in support of the proposal. In this regard,
environmental and infrastructure servicing reports attached herewith demonstrate that the subject
site is suitable for the proposed rezoning, with no unmanageable constraints to short/medium-term
urban development.

ENVIRONMENTAL CONSIDERATIONS

An Environmental Assessment Report prepared by 360 Environmental has found that there are no
significant environmental or heritage values, issues and/or constraints that would preclude the site
being developed for residential purposes (refer Appendix 4). The following provides an outline of
the findings.

Topography

The elevation of the site ranges from 49 m Australian Height Datum (AHD) in the north-eastern
corner of the site to 35m ADH along the western boundary.

Acid Sulfate Soils

Acid Sulfate Soils (ASS): ASS risk mapping by the Department of Environment Regulation (DER) has
identified the majority of the site as having a ‘'moderate to low risk of ASS occurring within 3 m of
natural soil surface but high to moderate risk of ASS beyond 3 m of natural soil surface’. An ASS
self-assessment form will be completed for the site once detailed engineering design has been
undertaken. This will inform the risk of ASS and whether an investigation will be required.

Contamination

A search of the DER Contaminated Sites Database did not identify any contaminated sites present
within the site (DER 2016a).

Aboriginal Heritage

No heritage listed areas were found in the vicinity of the site. The Government of Western Australia’s
State Heritage Office identified no known heritage areas in the vicinity of the site.

Hydrology
Groundwater

There are no available groundwater contours across the site. Fifteen groundwater monitoring wells
were installed across the site for a pre and post development groundwater monitoring program
during early July 2016. During the first two groundwater monitoring events in July and August the
depth to groundwater from ground level ranged from 0.54 m in the western portion of the site to
10.66 m in the eastern corner of the site.
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Surface Water

A minor creekline traverses the centre of the site. A Multiple Use Wetland (MUW) is mapped across
most of the site. Two CCWs exist within the Railway Reserve immediately to the east of the site. One
of the CCWs is located 21 m east of the site and the other is located 54 m to the east of the site.
The CCWs to the east of the site are currently affected by human disturbance and due to the
presence of: Soldiers Road which is within 7 m of the CCW closest to the site; and the railway track
which separates the two CCWs. The adjacent CCWs are upstream from the site; therefore, surface
water from the site will flow to the west of the site and away from the CCWs. It is considered unlikely
that the proposed development will impact on the already disturbed CCWs. The management of
surface water and groundwater will be addressed in the Local Water Management Strategy (LWMS)
prepared to accompany the LSP submission. An Urban Water Management Plan will be prepared at
subdivision approval stage when more detailed engineering design has been undertaken.

Flora and Vegetation

The site is largely devoid of native vegetation and likely to have limited remaining environmental
value. The vegetation onsite is parkland cleared and consists of Eucalyptus spp. with no
understorey. A Level 2 Flora and Vegetation Survey has been scheduled for spring 2016 to assess
the vegetation on site. This flora and vegetation survey will be included in the LSP submission.
Furthermore, future development will retain the creek line within the site as along with an
appropriate foreshore setback. This will result in the retention of riparian vegetation that forms a
substantial portion of the vegetation within the site.

Fauna

A likelihood assessment found that the site is likely to offer occasional habitat for the Forest Red-
tailed, Baudin's and Carnaby’s Black Cockatoos and Rainbow Bee-eater. The site also has the
potential to offer habitat for the Southern Brown Bandicoot. Due to fragmented nature of the
habitat and lack of understorey the site is not seen to provide significant habitat for any
conservation significant fauna species.

Environmentally Sensitive Area (ESA)

Bush Forever exists directly to the east and north-east of the site. Cardup Nature Reserve, which is a
Department of Parks and Wildlife (DPaW) managed land, exists approximately 1.25 km north of the
site. Two Perth Regional Ecological Linkages extend along the eastern portion of the site. However,
as the site is predominantly devoid of native vegetation, the site does not contribute to the
ecological linkage. A small portion of the eastern edge of the site is classified as an Environmentally
Sensitive Area (ESA) due to a generic 50 m CCW buffer extending into the site.

Surrounding Land Uses and Buffers

The site exists within one Environmental Protection Authority (EPA) recommended industrial activity
buffer for sensitive land uses. This is a cement products manufacturing facility located approximately
220 m north-east of the site. The EPA recommends a minimum separation distance of 300 to 500 m
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between concrete batching or cement products manufacturing and sensitive land uses (EPA 2015). A
noise assessment will be undertaken as part of the local structure planning process in order to
determine if the noise levels from the facility are acceptable for future residential development. The
vegetated strip which exists along the northern boundary of the site will be retained post-
development. This will assist in screening any dust emissions from the nearby cement products
manufacturing facility.

ENGINEERING/SERVICING

There has been no significant changes in the engineering and servicing conditions of the site since
the preparation of the original servicing report prepared by KCTT in 2016. This report has been
attached as Appendix 5 with an update provided by Stantec at Appendix 6.

Stormwater Drainage

The central watercourse provides a natural drain (living stream) for the development. Stormwater
drainage modelling and cut to fill techniques will be required to ensure roads and lots on the
boundaries of the site can reach the designated outfall.

The project engineers will continue to review stormwater drainage requirements, however at this
early phase of the project the following drainage requirements are used as a holistic retention
requirement for the total 55.47 hectares of land (based on it all being developable): -

= Tinl-year event — 2% @ 300mm average depth or 1.11 hectares
= Tin 5-year event - 5% @ 500mm average depth or 2.77 hectares
= 1in100-year event — 8% @ 650mm average depth or 4.44 hectares

The 1in 100 treatment area includes all roadways and existing watercourses.
Water

Water Corporation planning indicates the extension of a 500mm distribution main Tkm from
Watkins Road and a 300mm distribution main 3km from Watkins Road. A 250mm reticulation main
would then require a Tkm extension to the intersection of Soldiers Road and Bishop to which a
200mm reticulation main would then traverse westbound 300m to the proposed entrance of the
development. This is in accordance with Water Corporation Planning with portions of the
distribution main already scheduled for extension in the near future.

Wastewater (Sewer)

Current Water Corporation planning indicates that the site is split into two catchments. The northern
half of the site is intended to be serviced by a proposed pumping station B that will connect to the
main Byford WWPS. The southern half of the site falls within the proposed pumping station
Mundijong A.
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The Water Corporation advised that there is a possibility of the site being included into
considerations for the Scott Rd WWPS if the area can be connected via gravity sewers and does not
adversely affect the depth of the incoming sewers. The maximum depth of the inlet sewer to the
Scott Rd WWPS is set at approximately 6m below NS.

Gas

Gas services will be designed jointly with ATCO Gas. Gas services are located adjacent to the site.
Major assets include: 150 ST PVC — 5.3HP 1900kPa in the development side of Soldiers Road, and
150 ST — 6.2HP 1900kPa in the development side of Bishop Road.

Power

Power services immediately adjacent to the site are likely to be suitable for connection. There are
existing HV and LV lines in Bishop Road, Soldiers Road and Little Road.

The project engineers expect that future servicing of this site will require the standard network of
underground HV and LV with transformer/switchgear sites approximately for every 50 to 60
residential lots (or their load equivalent for other land uses).

Telecommunications

Telecommunication services will be designed by an experienced communications consultant and
coordinated with either NBN or Telstra depending on the nearest fibre exchange. The Whitby Town
development has been serviced by NBN giving reasonable cause for the site to be also connected
to NBN.

CONCLUSIONS

The site is identified as ‘Urban Expansion’ under the South Metropolitan Peel Sub-Regional Planning
Framework and the Amendment therefore assists in achieving the State's strategic planning
direction for this area. The site is also appropriately situated between areas recognised for urban
development and therefore presents a logical and orderly response to urban expansion and infill.

The amendment will facilitate the residential development of the land following detailed local
structure planning and subdivision approval. The timely initiation of the rezoning of this land will
allow for its consideration in ongoing strategic planning considerations including the relevant DCP
and Shire Planning Strategies.

Land Group WA was established (by Home Group WA) to capture the synergies and economies of
scale by the developer/builder business model. Given the size and development potential of the
subject land, Land Group WA seeks to maximise the synergies and economies of scale that the
developer/ builder business model creates and pass on those benefits to land/home buyers by way
of more affordable house and land options.
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Land Group WA, in conjunction with its affiliated companies, holds the long-term objective of
delivering more affordable and sustainable housing options to Western Australia and creating a
new market for their products. This objective can be achieved on the subject land by implementing
the various strategies outlined in this Amendment request (and attached documents) to produce
affordable and sustainable land for sale, and affordable houses to be built on that land. In passing
on the efficiency savings to the ultimate buyers Land Group WA will be able to bring another group
of potential homeowners into the marketplace.

We hereby seek the support of Officers of the Department and members of the WAPC in
supporting this MRS Amendment request on the basis that it will assist in the development and
provision of innovative and affordable housing opportunities to a greater number of Western
Australians than would normally have the opportunity to enter our local housing market. We
strongly believe that this presents reasonable justification for supporting the departure from the
specified staging requirements of the State Framework and does so whilst representing orderly and
proper planning of the locality. The remaining Structure Plan Process would allow for the planning
and consideration of any items that are considered to require further detailed assessment.

Given the above, the proposed MRS Amendment represents a logical and well-planned
reclassification of land that is not unduly constrained in terms of development potential. Should
you require any additional information or wish to discuss this matter further, please do not hesitate
to contact the Mark Szabo at our office on (08) 9328 6411.

Yours faithfully
BURGESS DESIGN GROUP

MARK SZABO
ASSOCIATE DIRECTOR

cC
= Mr Anthony Silvestro — Home Group WA

Appendices
= Appendix 1 - Enviro-Developer Sustainability Memorandum (Stantec)
= Appendix 2 - 10-Star Home Energy Efficiency Memorandum (Stantec)
= Appendix 3 - Economic Review (Urbis)
= Appendix 4 - Environmental Assessment Report (360 Environmental)
= Appendix 5 - Infrastructure Servicing Report (Kctt)
. Appendix 6 - Infrastructure Servicing Letter (Stantec)
= Appendix 7 - Bushfire Management Plan (Bushfire Safety Consulting)
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https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=86879



https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=10137
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=7060
http://www.environment.gov.au/fed/catalog/search/resource/details.page?uuid={CF8657B0-D2DD-4154-9B44-F9D9B7902843}
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=678
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=642
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=59309
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=874
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=856
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=858
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=847



http://www.environment.gov.au/fed/catalog/search/resource/details.page?uuid={CF8657B0-D2DD-4154-9B44-F9D9B7902843}
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=59309
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=678
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=66521
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=874
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=856
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=858
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=943
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=670
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=642



https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=847
https://www.environment.gov.au/cgi-bin/sprat/public/publicspecies.pl?taxon_id=77037
http://www.environment.gov.au/fed/catalog/search/resource/details.page?uuid={4448CACD-9DA8-43D1-A48F-48149FD5FCFD}
http://www.environment.gov.au/fed/catalog/search/resource/details.page?uuid={C65F30AC-CD38-4EC6-BD62-2A0D37C661EE}
http://epbcnotices.environment.gov.au/referralslist
http://epbcnotices.environment.gov.au/referralslist
http://epbcnotices.environment.gov.au/referralslist
http://epbcnotices.environment.gov.au/referralslist
http://epbcnotices.environment.gov.au/referralslist
http://epbcnotices.environment.gov.au/referralslist
http://epbcnotices.environment.gov.au/referralslist
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http://epbcnotices.environment.gov.au/referralslist
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http://epbcnotices.environment.gov.au/referralslist
http://epbcnotices.environment.gov.au/referralslist
http://epbcnotices.environment.gov.au/referralslist









http://www.environment.act.gov.au/
http://birdlife.org.au/
http://www.environment.gov.au/science/bird-and-bat-banding
http://www.dpaw.wa.gov.au/
http://www.environment.nsw.gov.au/
http://dpipwe.tas.gov.au/
https://nt.gov.au/environment/environment-data-maps
http://www.ehp.qld.gov.au/
http://www.depi.vic.gov.au/home
http://www.csiro.au/en/Research/Collections/ANWC
http://www.environment.sa.gov.au/Home
http://australianmuseum.net.au/
http://www.rbgsyd.nsw.gov.au/science/Herbarium_and_resources/nsw_herbarium
http://www.forestrycorporation.com.au/
http://www.defence.gov.au/
http://www.environment.sa.gov.au/Science/Science_research/State_Herbarium
http://www.qm.qld.gov.au/
http://www.anbg.gov.au/cpbr/herbarium/
http://www.rbg.vic.gov.au/science/herbarium-and-resources/national-herbarium-of-victoria
http://www.ga.gov.au/
http://www.iobis.org/
http://ozcam.org.au/
http://www.qld.gov.au/environment/plants-animals/plants/herbarium/
http://www.dpaw.wa.gov.au/plants-and-animals/wa-herbarium
http://www.tmag.tas.gov.au/collections_and_research/tasmanian_herbarium
https://nt.gov.au/environment/native-plants/native-plants-and-nt-herbarium
http://www.samuseum.sa.gov.au/
http://museumvictoria.com.au/
http://www.une.edu.au
http://www.csiro.au/
http://www.tmag.tas.gov.au/
http://www.magnt.net.au/
http://reeflifesurvey.com/reef-life-survey/rls-australia/
http://www.aims.gov.au/
https://www.environment.gov.au/science/nerp
https://www.ath.org.au/
https://data.aad.gov.au/
http://www.qvmag.tas.gov.au/qvmag/
http://ebird.org/content/australia/
http://www.amnh.org/



http://www.environment.gov.au/copyright-statement
http://www.environment.gov.au/about-us/contact-us























































































































































































http://www.weeds.gov.au/weeds/lists/wons.html
http://www.agric.wa.gov.au/PC_93088.html?s=270181382,Topic=PC_93079
http://naturemap.dec.wa.gov.au/
http://www.environment.gov.au/epbc/pmst/index.html



http://florabase.dpaw.wa.gov.au/






























http://florabase.dpaw.wa.gov.au/












http://www.naturebase.net/






http://www.naturebase.net/






http://www.biosecurity.wa.gov.au/western-australian-organism-list-waol
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APPENDIX 6:
INFRASTRUCTURE
SERVICING LETTER

(STANTEC)





http://www.stantec.com/







APPENDIX 7:

BUSHFIRE MANAGEMENT PLAN
(BUSHFIRE SAFETY
CONSULTING)











http://www.bushfiresafetyconsulting.com.au/



































































































http://www.dfes.wa.gov.au/safetyinformation/fire/bushfire/BushfireManualsandGuides/DES_Bushfire-Prepare_Act_Survive_Booklet.pdf
http://www.dfes.wa.gov.au/safetyinformation/fire/bushfire/BushfireManualsandGuides/DES_Bushfire-Prepare_Act_Survive_Booklet.pdf
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