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YANCHEP CITY AGREED STRUCTURE PLAN 68

AMENDMENT NO. 4

The City of Wanneroo, pursuant to Part 4 of the Planning and Development (Local Planning
Schemes) Regulations 2015, hereby recommends that the Western Australian Planning Commission
approve the aforementioned amendment by:

1. Modifying the Zoning Plan by rezoning a portion of Lot 9502 Toreopango Avenue from ‘Mixed
Use’ and ‘Business’ to ‘Residential’ with a density coding of R20-R60.

2. Modifying the Zoning Plan by reclassifying all roads within Lot 9502 that are currently shown
as ‘District Distributor’ roads to ‘Neighbourhood Connector’ roads.
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This amendment to Agreed Structure Plan 68 is prepared under the provisions of Part 4 of the
Planning and Development (Local Planning Schemes) Regulations 2015.

IT IS CERTIFIED THAT AMENDMENT NO. 1 TO AGREED STRUCTURE PLAN 76 WAS ADOPTED
BY RESOLUTION OF THE WESTERN AUSTRALIAN PLANNING COMMISSION ON

an officer of the Commission duly authorised by the Commission pursuant to section 16 of the
Planning and Development Act 2005 for that purpose, in the presence of:

................................................. Witness
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1.0 BACKGROUND
1.1 Purpose and Scope

The purpose of this amendment is to modify Agreed Structure Plan No. 68 (‘ASP 68’) in the following
manner:

1. Modify the Zoning Plan by rezoning a portion of Lot 9502 Toreopango Avenue from ‘Mixed Use’ and
‘Business’ to ‘Residential’ with a density coding of R20-R60.

2. Modifying the Zoning Plan by reclassifying all roads within Lot 9502 that are currently shown as
‘District Distributor’ roads to ‘Neighbourhood Connector’ roads.

This report should be read in conjunction with Part 1: Implementation Section, as amended, and the original
Part 2: Explanatory Report (Taylor Burrell Barnett, August 2012).

1.2 Lot Details

This amendment relates to Lot 9502 (No. 148) Toreopango Avenue, Yanchep (‘the amendment area’, until
recently known as Lot 603 Toreopango Avenue). It appears on Deposited Plan 415221 and Certificate of
Title vol. 2959, folio 380 and 381. Our Client, Parcel Property, is in the process of acquiring Lot 9502. The
Certificates of Title appear at Appendix 4.

Lot 9502 has a total area of approximately 36.1 hectares, but this amendment relates only to the land
identified for ‘Business’ (2.6ha) and ‘Mixed Use’ (5.33ha) purposes in ASP 68, and the ‘District Distributor’
roads.

1.3 Planning Context

The amendment area is zoned ‘Urban’ under the Metropolitan Region Scheme and ‘Urban Development’
under the City of Wanneroo (‘City’) District Planning Scheme No. 2. It is covered by the Yanchep-Two Rocks
District Structure Plan (‘the DSP’, 2010), the provisions of which have largely been superseded by
subsequent local structure planning (ASP 68, adopted by the City in 2012 — refer Appendix 5).

The amendment area is located in the north-western corner of ASP 68, north of Toreopango Avenue and
west of a planned Neighbourhood Connector linking into the planned Yanchep City Centre. The amendment
area is on the fringe of the Yanchep City Centre (‘YCC’) precinct and is currently identified in ASP 68 for
‘Residential’, ‘Mixed Use’ and ‘Business’ purposes.

ASP 68 was originally adopted by the City in September 2012 and endorsed by the WAPC in June 2013, and
it has been amended three times since.
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The proposed amendment is the product of a site-specific review of the land use mix and movement network

planned for the amendment area in ASP 68. This has included:

e An Employment Land Use Analysis (Urbis, June 2018); and

e Traffic Advice (DVC, December 2018).

Full detail from these studies is provided in Sections 2.2 and 2.3 below, but the key outcomes are as follows:

e There insufficient forecast unmet demand over the long-term to sustain the ‘Business’ and ‘Mixed
Use’ zones planned for the subject site in the structure plan, whilst demand for residential land

appears to be increasing.

e Strategic transport planning finalised since the structure plan was approved has resulted in forecast
traffic volumes for Marmion Avenue being lower than originally anticipated, making a lower-order

road more appropriate.

This amendment proposes refinements to ASP 68 in response to these findings and with respect to the
geographical characteristics of the amendment area.

Figure 1: Proposed LSP amendment.
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2.2 Proposed Residential Zone

This amendment proposes to replace the ‘Business’ and ‘Mixed Use’ zones shown to the north of
Toreopango Avenue, in the north-western part of the structure plan area, with an extension of the
‘Residential’ zone that already applies to the maijority of that area. This will facilitate residential development
along Toreopango Avenue and Marmion Avenue and concentrate non-residential activity within the core of
the YCC, which is to the south of the amendment area.

2.2.1 Extent of Employment Land

An Employment Land Use Analysis (Urbis, June 2018; refer Appendix 2) has been prepared to support this
proposal. This observes that the employment targets expressed in the overarching Yanchep-Two Rocks
District Structure Plan (‘the DSP’) are unrealistic. In particular:

e The need for retail floorspace was over-estimated, as a consequence of a relatively high real income
growth assumption and an under-estimation for the proportion of online sales; and

e The planned non-retail commercial floorspace was extensive on a per-capita basis relative to the
Perth metropolitan region as a whole.

As such, the DSP allocated unrealistic areas of commercial floorspace for the YCC and its environs. This
was reflected in the LSP through the designation of Mixed Use and Business zones, which appear to be
premised on the floorspace targets from the DSP, with no contemporary justification given.

Several geographical constraints to the ‘Business’ and ‘Mixed Use’ zones north of Toreopango Drive within
the amendment area are readily observable in the LSP and noted in the Employment Land Use Analysis:

e Unlike land within the YCC, both zones are outside the walkable catchment for the planned Yanchep
railway station, limiting the extent to which they benefit from rail services;

e Both zones will be disconnected from the YCC by two wide road reserves (Marmion Avenue and
Toreopango Avenue), limiting pedestrian accessibility and opportunities for integration;

e The ‘Mixed Use’ zone would have to develop and survive in the absence of commercial floorspace
on the opposite side of the street, limiting opportunities for activation. Residential land is already
developed south of Toreopango Avenue and is planned for the land east of Marmion Avenue.

When considered in the context of detailed planning undertaken since the DSP was adopted, the extent and
functionality of the ‘Business’ and ‘Mixed Use’ zones is clearly in question.

To investigate this over-supply of commercial land further, preparation of the Employment Land Use Analysis
included a modelling exercise assessing the demand likely to be generated by 2041 for employment
floorspace within the LSP area. This concludes that on the assumption that a regional hospital and tertiary
education campus is provided by that time, the employment land uses in the LSP will be only 25% developed
by 2041, with the focal point of development to that time being within the YCC. The potential for the
‘Business’ and ‘Mixed Use’ zones to be left undeveloped, or under-developed, over this twenty-year period
and beyond is therefore clear.

2.2.2 Justification for Proposed Residential Zone

The Employment Land Use Analysis concludes that there is insufficient unmet demand over the long term to
sustain the ‘Business’ and ‘Mixed Use’ zones envisaged in the LSP, and recommends that residential
development be prioritised in their place. Although this will result in the loss of a very small area of
commercial land, the net impact on employment outcomes is likely to be positive, as the additional residential
land will increase demand for investment in the YCC.

The Yanchep Activity Centre Plan (approved March 2018) makes specific note of the importance of
residential land in and around the YCC (including on the amendment area) being developed “at the maximum
rate possible”, in order to catalyse and support sustainable commercial development. Higher-density
residential development will be accommodated south of Toreopango Avenue and east of Marmion Avenue,
whilst the planned ‘Business’ and ‘Mixed Use’ zones lend themselves to residential development at a scale
and density consistent with that planned for abutting land.
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The existing ‘Business’ and ‘Mixed Use’ zones are both conducive to residential development (limited to
multiple dwellings for the former). However, as the applicable density code (R60-R100) is associated with the
‘Business’ and ‘Mixed Use’ land uses and the attendant built form, their removal justifies a review of the
density code. This is contemplated in the locational criteria for residential densities in Section 5.3 of Part 1 of
the LSP, which advocates R60-R100 density codings for ‘Business’ and ‘Mixed Use’ zones and within 800
metres of railway stations. The proposed R20-R60 density coding is almost entirely beyond the 800 metre
walkable catchment for the Yanchep railway station, which presents challenges for the walkability of not only
commercial land uses, as discussed above, but residential development at anything other than medium
densities of up to R60.

The proposed R20-R60 coding is beneficial for several reasons, including that it:

e Responds to the site’s location outside the 800 metre walkable catchment for the Yanchep railway
station, consistent with the locational criteria in the LSP;

e Reflects the site’s physical separation from the core of the YCC by two major roads, being
Toreopango Avenue and Marmion Avenue;

o Facilitates better management of the interface with the R20-R60 land to the north and west;

e Will ensure that the overall yield target in the LSP (6500 dwellings) can be delivered. Without
prioritisation of residential development, there is little prospect of the land being developed over at
least the next twenty years;

¢ Is conducive to the provision of 25 dwellings per site hectare along Neighbourhood Connector roads,
as required by Section 5.1(b)(iii) of Part 1 of the LSP.

The LSP objective for an ‘urban’ built form reflecting the amendment area’s location in the catchment of a
significant activity centre will be delivered through provision of a range of lot products and house designs in
accordance with the WAPC’s Planning Bulletin 112: Medium-density single house development standards —
Development Zones. The R-MD Codes are applicable by virtue of the City’s Local Planning Policy 4.19:
Medium-Density Housing Standards and the reference at Section 6.2 of Part 1 of the LSP.

At the subdivision and development stage, there will be opportunities to consider options for flexible urban
design features (such as car-parking at the end of street blocks) and house designs that facilitate adaptation
of residential land for commercial purposes should commercial purposes not eventuate from the outset. In
this regard, it should be noted that uses such as Consulting Rooms, Corner Stores and Home Businesses
are all permissible in the ‘Residential’ zone, and a future amendment/s to relevant planning documents could
expand this further.

2.3 Proposed Road Classifications
With or without the proposed changes to the ‘Mixed Use’ and ‘Business’ zones outlined in Section 2.2 above,
there is a need to reclassify the ‘District Distributor’ roads within Lot 9502, as their role in the context of the

district and sub-regional transport network has diminished since the DSP and ASP 68 were adopted.

2.3.1  ‘External’ roads

The LSP currently envisages the following road classifications within the amendment area:

e Marmion Avenue extension: District Distributor A, then District Distributor B, catering for traffic
volumes of 28,700 and 18,000 vehicles per day respectively.

¢ ‘North East’ road off Marmion Avenue: District Distributor B, catering for 15,100 vehicles per day.

e ‘North West’ road parallel to Marmion Avenue: Neighbourhood Connector, catering for 5,900 vehicles
per day.
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The modelling that underpins these classifications and forecasts was completed in 2009 in support of the
original version of the LSP, and was based on the DSP. A contemporary review of this modelling was
completed recently by Donald Veal Consultants (refer Appendix 3: Traffic Advice). This notes the following:

e Current Main Roads modelling does not factor in the planned Mitchell Freeway extension, which will
reduce traffic volumes on parallel arterial roads, including Marmion Avenue;

e The Perth and Peel @ 3.5 million: The Transport Network report (Department of Transport, March
2018) does not include Marmion Avenue north of Toreopango as a District Distributor. Two Rocks
Road, the Special Transit Boulevard shown in the LSP and the Mitchell Freeway extension form the
north-south arterial network in the local area.

The aforementioned factors illustrate that Marmion Avenue north of Toreopango will not perform the high-
order role envisaged in the DSP and LSP. It will instead function as a Neighbourhood Connector road linking
into the YCC. This diminished role will have a knock-on impact on the ‘North East’ road off Marmion Avenue
in terms of volumes and function.

In response to these changes to traffic forecasts, the Traffic Advice recommends the following classifications
and road widths:

e Marmion Avenue extension: Neighbourhood Connector A with a reserve width of 24 metres;
‘North East’ road: Neighbourhood Connector B with a reserve width of 18 metres;
‘North West’ road: Neighbourhood Connector B with a reserve width of 20 metres;

Consistent with the existing version of ASP 68, the two types of Neighbourhood Connector roads (A and B)
are not distinguished on the map. The recommendations of the Traffic Advice in terms of status and reserve
width will be acted upon at the subdivision stage.

2.3.2 Local roads

All other streets are recommended to be at ‘Access Street D’ standard except two in the western part of the
amendment area, which are recommended to be at ‘Access Street C’ standard (18m wide reserves). None of
these streets are shown on the approved or proposed version of the structure plan; the recommendations will
be implemented at the subdivision stage.

The lots fronting Toreopango Avenue will be provided with vehicle access from a service road constructed
within the Toreopango Avenue reserve. There is sufficient width (45 metres) for this to occur, for the following
reasons:

e Liveable Neighbourhoods (‘LN’) recommends 50.6-52.6 metre reserves for ‘District Distributor A’
roads, which is the standard recommended for Toreopango Avenue in the structure plan.
The width recommended by LN assumes service roads on both sides of the reserve.
A service road will be required on the north side of Toreopango Avenue but not the south side. Land
to the south is identified for Service Commercial (specifically, Highway Commercial) purposes in the
relevant Activity Centre Plan and will have internal access via car-parks in front of the tenancies,
within the lot.

e Lack of a service road on the south side ensures that there is no need for the Toreopango Avenue
reserve to be as wide as is recommended in LN; its existing width is sufficient.

Refinement of the precise location and width of all local roads will occur at the subdivision stage in
consultation with the City and WAPC, consistent with standard practice.
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24 Substantiality

With reference to the criteria listed in the Structure Plan Framework, we are of the view that this proposal
constitutes a minor structure plan amendment. It does not:

Materially alter the purpose and intent of the structure plan;
Change the intended lot/dwelling yield by more than ten per cent;
Adversely impact upon the amenity of adjoining landowners;
Restrict the use and development of adjoining land;

Impact on infrastructure provision or the environment.

In addition, this proposal has a very limited impact on planning for the DSP area as a whole; it does not
depart from the intent of that document and responds to contemporary observations about the extent of
commercial floorspace and the road network.

Consistent with the Planning and Development (Local Planning Schemes) Regulations 2015, minor structure
plan amendments need not be advertised.

3.0 CONCLUSION

This amendment proposes to refine the extent of commercial land in the north-western corner of ASP 68 in
response to a contemporary review of floorspace in the Yanchep City Centre and a consideration of the
geographical characteristics of the site. The proposed changes ensure that a feasible and practical
development outcome can be delivered in the short to medium-term, supporting development of the Yanchep
City Centre without being prejudicial to a more commercial-focused outcome in the longer term if that proves
to be appropriate.

In response to both the proposed changes to the ‘Mixed Use’ and ‘Business’ areas and changes to regional
transport planning over the past decade, this amendment also proposes to reclassify the ‘District Distributor’
roads shown in ASP 68 within Lot 9502 to ‘Neighbourhood Connector’ roads. This change reflects the need
to include the planned Mitchell Freeway extension in traffic modelling and the provisions of the Perth and
Peel @ 3.5 million: The Transport Network report released in 2018, which, unlike the DSP, does not include
Marmion Avenue north of Toreopango Avenue (through Lot 9502) as a ‘District Distributor’.

This amendment responds to contemporary planning and development conditions and will ensure that ASP

68 provides an appropriate framework for the subdivision and development of Lot 9502, supporting the
emergence of the Yanchep City Centre.
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The content of this plan is on the public record and is reproduced here in full or part. The plan
is administered by others and is reproduced here for information and context purposes only.
CLE does not guarantee its accuracy or approval status.
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APPENDIX 2

Employment Land Use Analysis (Urbis, January 2019)
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1. INTRODUCTION
11.  BACKGROUND AND PURPOSE

Urbis was engaged by Parcel Property as part of its land use planning for the recently acquired site at Lots
603 & 903 Toreopango Avenue, Yanchep (the subject site) to assist with understanding the highest and best
uses for non-residential zoned land within the site.

The need for a preliminary land use study was identified to primarily understand how the development of this
site can best complement and support the aspirational vision for the Yanchep Strategic Metropolitan Centre.
This analysis complements retail and land use analysis undertaken as part of the preparation of the Yanchep
City Activity Centre Structure Plan.

In particular, this study involves several high-level assessments that help to inform:
e The need for edge-of-centre / periphery employment zoned land in Yanchep;
e The potential role of employment zoned land within the subject site; and

e The highest and best use of designated employment zoned land within the subject site.

This study affords focus to the mixed use and business zones that were identified as part of the Yanchep
City Structure Plan which was prepared in 2010 to 2012.

1.2.  DOCUMENT STRUCTURE

This report is comprised of the following sections:
e Introduction — overview of purpose of report and study approach;
e Background Context Review — review of previously prepared studies and plans of relevance;

e Land Use Assessment — assessment of the viability of proposed non-residential land uses in the
subject site; and

e Findings — summary of the study’s findings and recommendations.

URBIS
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2. BACKGROUND CONTEXT REVIEW

Yanchep has been the focus of considerable land use planning over the past three decades. This section
reviews the validity and accuracy of employment land use targets and studies underpinning these

documents.

2..  YANCHEP - TWO ROCKS DISTRICT STRUCTURE PLAN

One of the earliest land use studies was the Yanchep Structure Plan which was completed in 1993 and
included as an appendix to the North West Corridor Structure Plan. This included lofty aims for population
and employment growth with land uses such as a university campus identified in the plan. This plan set the
basis for a district structure plan (DSP) which was developed over several years between 2008 and 2010.

This district structure plan responded to State Government and local government policy priorities for
employment growth in the corridor (e.g. Network City, SPP 4.2, City of Wanneroo Employment Policy, etc.).
As such, considerable employment targets were adopted as part of this plan. Namely, the plan identified land
uses for the provision of 55,000 jobs and 67,000 dwellings at build out. This equates to approximately 0.82
jobs per dwelling which is significantly higher than the current rate in the City of Wanneroo (0.66) and
equivalent to the rate observed in the City of Joondalup which is home to a major university campus and the
largest employing strategic metropolitan centre.

Table 1 — Jobs to Dwellings Ratios*

Area

Yanchep — Two Rocks DSP
City of Joondalup (2016)
City of Wanneroo (2016)

Greater Perth (2016)

Jobs

55,000
46,047
44,004

850,156

Dwellings

67,000
58,474
67,113

776,014

Job / Dwelling

Ratio

0.82

0.79

0.66

1.10

In order to support the level of employment planned for the Yanchep — Two Rocks area, the DSP adopted
the following floorspace and land use targets.

Table 2 — Floorspace and Employment Estimates, Yanchep — Two Rocks DSP

Land Use Type

Strategic Metropolitan Centre
Other Centres

Total Centres

Employment / Mixed Use Zone
Mixed Use Corridors

Industrial Zones

Education / Health

Home Based Employment

TOTAL

Land Area (ha)

220
297
517
91

258
112

456

1 ABS (2017) Census of Population and Housing, 2016
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Shop Retail
Floorspace (sgqm)

71,800
130,500

202,300

Total Floorspace

(sqm)
458,867

357,635

816,502

378,392

185,429

Indicative Jobs

15,001
11,346
26,347
10,630
8,810
3,920
2,610
2,680

55,000
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Urbis (previously known as UrbisJHD) prepared the retail assessment which underpinned the floorspace
assumption for the shop retail floorspace. The Retail Hierarchy Assessment determined that approximately
202,300 square metres (sgqm) of shop retail floorspace and an additional 78,393sgm of bulky goods retail
floorspace. This analysis — whilst appropriate at the time — was based on relatively high real income growth
assumptions (i.e. increased income to spend in retail stores) and relatively low online sale proportions.
Online shopping forecasts for 2050 for instance are below current observed rates. As such, the analysis
likely over-estimated the need for retail floorspace across the Yanchep — Two Rocks area.

A significant level of non-retail floorspace is proposed for the area. In particular, a large degree of business
and technology employment was forecast for the area, with this employment expected to be supported by
two university campuses and TAFE and other knowledge-based uses. The table below summarises the
floorspace targets which underpinned the provision and scale of the mixed use and business zones.

Table 3 — Floorspace by Land Use, Yanchep — Two Rocks DSP

Land Use Type Floorspace (sqm)
Primary Industry 5,000
Manufacturing / Processing / Fabrication 270,000
Storage / Distribution 215,000
Service Industry 148,000
Shop Retail 210,000
Other Retall 95,000
Office / Business 503,720
Health / Welfare / Community Services 265,000
Entertainment / Recreation / Culture 80,000
Accommodation 107,520
Utilities / Communications 32,000
TOTAL 1,931,240

Urbis reviewed the above targets based on the current provision of floorspace across Greater Perth and the
north west corridor. The review revealed that the DSP sets a number of ambitious targets. In particular, the
level of office and business floorspace of 500,000+ square metres is equivalent to rates per capita observed
across Greater Perth which includes the core CBD and other inner city office markets. This level of office
floorspace is assumed to be the driver of the large mixed use and corridors and zones detailed in the DSP.
This proposed level of office space is more than what is currently available within the West Perth and
Subiaco office markets?.

In addition to high office floorspace assumptions, the plan assumes that the DSP area will accommodate
more short stay accommodation than the City of Fremantle and a regional hospital larger than Fiona Stanley.

It is important to recognise that the floorspace assumptions were not tested nor informed by analysis of
need. They instead reflect desirable outcomes required to achieve a policy-driven employment target.

Table 4 — Floorspace by Land Use Ratios (sgm per capita)®

Land Use Type DSP Target City of Wanneroo  Greater Perth

Primary Industry 0.03 0.03 0.02

2 DPLH (2017) Land Use and Employment Survey
3 Ibid.
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Land Use Type DSP Target City of Wanneroo Greater Perth

Manufacturing / Processing / Fabrication 1.74 1.52 1.97
Storage / Distribution 1.39 3.3l 412
Service Industry 0.95 1.08 1.40
Shop Retail 1.35 1.03 1.85
Other Retail 0.61 0.56 0.65
Office / Business 3.25 1.37 3.45
Health / Welfare / Community Services 1.71 2.05 3.66
Entertainment / Recreation / Culture 0.52 0.49 1.35
Accommodation 0.69 0.40 1.60
Utilities / Communications 0.21 0.26 1.11
TOTAL 12.46 12.11 21.19

2.2. YANCHEP CITY STRUCTURE PLAN

The Yanchep City Structure Plan (ASP 68) was drafted initially in 2007 and adopted in 2013. This structure
plan covers a 612 hectare site which includes the Yanchep Strategic Metropolitan Centre, the subject site
and several surrounding lots.

The structure planning area is directly adjacent to the north of the South Yanchep District Centre which
currently functions as a convenience neighbourhood centre (anchored by Woolworths).

The structure plan envisages the creation of 22,500 jobs at ultimate development which is equivalent to 45%
of the DSP target.

Numerous employment zones are identified within the structure plan area including the following two zones
that are noted within the subject site.

e Mixed Use: A mixed use zoned is allocated adjacent the to the City Centre and along the Special
Transit Boulevard, the northern extension of Marmion Avenue and western extension of Toreopango
Avenue. The structure plan notes that i]t is not possible for the LSP to specify the types of
commercial uses that should be established in these mixed use areas.... nor [is it] appropriate to
dictate the types of commercial uses, the amount of floorspace and the number of residential units
that should be established.” The structure plan notes that allowing the retro-fitting of the ground floor
of residential units should be encouraged when there is limited demand for non-residential uses.

e Business Zone: A business zoning is allocated throughout large areas fronting Marmion Avenue
and Toreopango Avenue. A small portion of the zoning extends to the western side of a future
distributor road and along the south-eastern boundary of the subject site. The business zoning is a
flexible zoning classification which accommodates a variety of business types, from office and retail
through to service commercial uses. Residential uses are also proposed as permitted uses.

The degree of non-residential zoned land within the subject site and wider structure planning area appears to
be premised on floorspace targets adopted by the Yanchep — Two Rocks DSP. The level of mixed use and
business zoned land to the western edge of the city centre is noted as being within a walkable catchment of
the future train station which would support its viability. This area is also located with exposure to Marmion
Avenue which would further support its viability.

URBIS
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The level of non-residential proposed along Toreopango Avenue is not justified within the structure plan. The
lack of destinations or anchor uses to the east or west imply that this road will not cater to significant traffic.
The development immediately to the south of the subject site has already developed as traditional residential
which further limits activation of this southern frontage.

Based on the job target and DSP floorspace estimates, it appears that approximately 1,000,000sgm of
floorspace is assumed for this structure plan area, with approximately 460,000 accommodated within city
centre.

2.3. YANCHEP CITY CENTRE ACTIVITY CENTRE STRUCTURE PLAN

In 2015, a draft activity centre plan was published for the central city centre planned in Yanchep. The activity
centre plan area covers 106 hectares immediately south-east of the subject site — within the Yanchep City
Structure Plan area.

The plan adopts the DSP employment target of 15,000 jobs and floorspace target of 458,867sqm. The plan
notes that the city centre ‘...will ultimately be expected to provide approximately double the overall
employment generating floor space of [the Joondalup and Fremantle centres] and double the employment.’
The plan notes that the centre’s targets are premised on it having a much more intense employment
outcome than other established centres. No rationale is provided as to why the target is considered realistic
and achievable.

An employment strategy notes that significant public investment is required to support the achievement of
the target job estimates, including provision of a university, TAFE, hospital and train station. Importantly, the
employment strategy notes that achievement of the 15,000 jobs ‘...will require development of residential
land in and around the centre at the maximum rate possible [and] development of the city centre at the
maximum rate possible.’

2.4, INDICATIVE FLOORSPACE DEMAND

Urbis undertook a high level floorspace benchmarking exercise in order to understand the potential scale,
timing and mix of uses that the Yanchep City Structure Plan area could accommodate. This benchmarking
exercise included the following steps:

(a) ldentify current and projected population levels for Yanchep and Two Rocks;

(b) Identify floorspace (GFA) per capita benchmarks based on the Department of Planning, Lands and
Heritage Land Use and Employment Survey;

(c) Apply benchmarks to current and future population levels to determine floorspace demand; and
(d) Apply market shares by land use to determine need within the Yanchep City Structure Plan area.

This high-level modelling exercise was based on the following population inputs. The population inputs
suggest that the ultimate population may not be achieved for many decades post-2041 (the latest year
forecasts are available).

Table 5 — Population Forecasts, Yanchep and Two Rocks*

Land Use Type Yanchep Two Rocks TOTAL
2018 10,919 3,784 14,703
2041 45,012 20,879 65,891
Build-Out - - 155,000

For the purposes of consistency with the DSP analysis, Urbis adopted benchmarks for Greater Perth. It is
important to note that these benchmarks cover industrial areas and CBD office markets therefore overstating
the need within the region. Urbis therefore applied benchmarks which recognise demand will be distributed
to existing industrial and CBD markets as well as other activity centres. Population services are expected to
have the highest market shares with rates of 35% assumed based on built out middle ring areas (with lower

4 Forecast.id (2018) & Yanchep — Two Rocks DSP
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order centres and CBD / industrial areas accommodating the remainder of demand). Uses which will be
accommodated within industrial areas are not assumed to be accommodated within the structure plan area
(consistent with the structure plan documentation).

Table 6 — Floorspace Benchmarks and Market Shares®

GFA per capita

Land Use Type Market Shares®

(sqm)
Primary Industry 0.02 0%
Manufacturing / Processing / Fabrication 1.97 0%
Storage / Distribution 4.12 0%
Service Industry 1.40 20%
Shop Retail 1.85 35%
Other Retail 0.65 35%
Office / Business 3.45 15%
Health / Welfare / Community Services 3.66 35%
Entertainment / Recreation / Culture 1.35 35%
Accommodation 1.60 10%
Utilities / Communications 1.11 0%

Based on the above assumptions, the modelling exercise revealed that the demand generated and captured
by the Yanchep City Structure Plan area by 2041 is expected to accommodate approximately 236,000sgm of
employment floorspace. This is premised on the delivery of a regional hospital and tertiary education campus
/ facility.

Based on the structure planning assumptions, the floorspace estimates suggest that the Yanchep City
Structure Plan area employment land uses will only be 25% developed by 2041. At build-out, there is an
expected to be an oversupply of employment zoned land, with only half of the assumed floorspace
considered supportable.

Table 7 — Floorspace Demand Estimates, Yanchep City Structure Plan Area’

Land Use Type 2018 2041 Build-Out
Service Industry 4,117 18,449 43,400
Shop Retail 9,520 42,664 100,363
Other Retail 3,345 14,990 35,263
Office / Business 7,609 34,099 80,213
Health / Welfare / Community Services 18,835 84,406 198,555
Entertainment / Recreation / Culture 6,947 31,133 73,238
Accommodation 2,352 10,543 24,800
TOTAL 52,725 236,285 555,830

5 DPLH (2018) Land Use and Employment Survey

* Commercial land use, excluding Perth CBD

6 Market shares based on intent noted in Yanchep City Structure Plan
7 DPLH (2018) Land Use and Employment Survey

* Commercial land use, excluding Perth CBD
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3. LAND USE ASSESSMENT

Urbis reviewed the viability of the business and mixed-use zones within the subject site in this section.

3..  APPROACH

Urbis interrogated the highest and best of the subject site with a focus afforded to the existing zones of
business and mixed use compared to residential. This assessment assessed the potential of these proposed
uses against the following criteria.

Table 8 — Highest and Best Use Assessment Criteria

Criterion Description

The market fundamentals will be premised on the likely demand for a type of land

Current and Future Demand L. . . . . .
use. This includes consideration of population, visitor, worker and investor demand.

The location and role of current and future competition will influence the likely need
Competitive Positioning and role of a land use in a development. For this assessment, focus is afforded to
current and planned land uses in the local area and wider corridor.

Site and location attributes are core factors influencing the desirability of a site for a
Site Attributes / Advantages certain use. This criterion affords focus to accessibility, exposure, amenity and
infrastructure attributes.

For this analysis, Urbis assessed the above criteria in order to understand the potential scale, role and timing
of these land uses within the subject site.

3.2.  RESIDENTIAL ZONE ASSESSMENT

The subject site is predominantly proposed as a residential development. For the purpose of this study, Urbis
reviewed the likely need for residential and whether the site is well positioned to accommodate future
population growth.

Table 9 — Residential Assessment

Criterion Description

The north-west corridor is one of Perth’s major growth regions and it is expected to play a major
role in accommodating Perth’s growth towards 3.5 million people given the more than 7,300
hectares of undeveloped urban and urban deferred zoned land. The State Government expects
the corridor’s population will grow from 323,000 residents in 2011 to 740,000 residents by 2050
— equating to 10,700 residents per annumé,

Modelling undertaken for the City of Wanneroo illustrates that Yanchep’s population is expected
Current and Future  to grow from 10,900 residents in 2018 to 45,000 residents by 2041 — equating to approximately
Demand 1,500 residents per annum®.

Whilst the residential market is currently experiencing low sales volumes, the State Government
recently projected increased dwelling investment and population growth as a result of leading
indicators pointing towards increased employment and confidence (online job advertisements
increased month-on-month over the past 18 months). The State Government’s budget papers
forecast population growth to increase from 22,000 per annum to 59,000 per annum by
2021/22%0,

Whilst competition is currently high given market conditions, growth rates of approximately
1,500 residents equates to more than 500 lots per annum. Currently, active estates are limited
to the Capricorn Joint Venture, Peet, Frasers and LWP estates.

Competitive
Positioning

8 DPLH (2018) <https://www.planning.wa.gov.au/dop_pub_pdf/North-West_Sub_Region_March2018.pdf>
9 Forecast.id (2018) <https://forecast.id.com.au/wanneroo/about-forecast-areas?WebID=350>
10 Treasury (2018) <https://www.ourstatebudget.wa.gov.au/>

URBIS
8 LAND USE ASSESSMENT EMPLOYMENT LAND USE STUDY FINAL



Criterion

Site Attributes /
Advantages

Description

Development options in Yanchep range from coastal lots, Golf estate lots to more affordable lots
located in southern Yanchep. Currently no residential lot products are available to the north of
the future train station.

A review of lot supply in the corridor reveals that there are a limited number of entry level
options in Yanchep. For instance, the median price per square metre of estates in the area —
based on 2017 sales — varied between $436 (The Reef) and $545 (Capricorn Beach) compared
to price points below $400 per square metre in Singleton, Mundijong and Bullsbrook. The joint-
venture between Parcel and Department of Communities is expected to be able to deliver
required affordable and innovative housing products in the subject site.

The site’s topography, location within proximity of the future city centre and train station
supports future residential demand.

3.3. BUSINESS ZONE ASSESSMENT

The subject site includes a business zone along the south-eastern boundary of the site (along Toreopango
Avenue). Urbis reviewed the need for this land use and whether the site is well positioned to accommodate
these employment uses. Business zoning as proposed by the DSP is to be viewed as a flexible land use
classification, which accommodates a variety of business types, from office and retail through to service,
commercial uses and even residential uses. The key land-use activities that will be investigated in this
section is business (office) and retail land-uses.

Table 10 — Business Zone Assessment

Criterion

Current and Future
Demand

Competitive
Positioning

URBIS

Description

Although household growth is supporting an expansion of the local workforce, demand from
businesses and investors for non-residential property is also driven by domestic and
international markets, micro- and macro-economic trends and a range of other factors. Demand
for non-population driven services such as professional services and other knowledge based
industries are particularly impacted by other regional and international factors.

Indicatively, demand for uses that may be accommodated within a business zone is expected to
increase. However, growth is expected to be moderate and increase to only 50,000 or less than
10 hectares of developable land across the 612 hectare Yanchep City Structure Plan area by
2041 (see Section 2.4). In the short and medium term (5-7 years), demand is expected to
average less than 1,500 square metres per annum.

It is important to note that presently business zone land use demand is limited, with an
insufficient critical mass to lessen the level of investment risk. Optimistic projections indicate a
potential sizable market in future, but attached to these is great deal of incubation time and
assumptions that government investment in the form of anchor institutions (e.g. hospital, TAFE
etc.) will be delivered.

When compared to population levels, demand proves to be insufficient to sustain most of the
space allowed for non-residential land-uses over the next 50 years.

A range of activity centres are establishing and planned within the corridor. Developments in the
region of relevance include the Eglington District Centre, the Alkimos Secondary Centre and the
establishing Butler and Clarkson centres. More broadly, Joondalup is a key competitor which
attracts businesses that may be suitable for the business zone in Yanchep.

Another key competitor is planned employment floorspace south of the subject site, to the west
of the Yanchep city centre and along Marmion Avenue. Moreover, the Yanchep city centre is
aiming to accommodate 460,000sgm of employment floorspace.

Development of these competing areas will likely take many years and depend on a complex
range of factors, including population expansion within the catchment, key infrastructure
provision, service demand, strategic priorities, budget and private investment decisions.
However, the probability of success is higher than that for the subject site given their superior
locations within a walkable catchment of train stations and exposure along Marmion avenue.
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Criterion

Site Attributes /
Advantages

Description

Demand will flow to areas with the best location advantages. To be competitive a site needs to
enjoy exposure, visibility, be practical, have complementary placement and appropriate access
to infrastructure.

The site will enjoy exposure and visibility from Toreopango Road however the lack of
development in this northern area of Yanchep implies that traffic volumes will remain low over
the medium term — limiting exposure for tenants. Toreopango Road in particular is also
expected to play a largely local role given the lack of destinations to the east to drive traffic.

The layout proposed by the DSP indicates a small corridor of business use with residential
surrounds. Although not incompatible, the residential surrounds do not hold any business
agglomeration advantage. When the option is offered, business tenants would likely choose to
consolidate with other complementary industries to enjoy agglomeration benefits achieved
within a larger critical mass.

3.4.  MIXED USE ZONE ASSESSMENT

The subject site includes a mixed use zone along the south-western boundary of the site (along Toreopango
Avenue) and along a proposed distributor road. Urbis reviewed the need for this land use and whether the
site is well positioned to accommodate these employment uses.

Table 11 — Mixed Use Zone Assessment

Criterion

Current and Future
Demand

Competitive
Positioning

Site Attributes /
Advantages

Description

Mixed-use, as proposed in the DSP, comprise of small scale retail uses and home businesses.
Alternatively, the DSP recommends that mixed use be developed primarily as residential but
with the potential for retro-fitting ground floor activation. Given the flexibility of this use for a
range of property types, ascertaining demand is not straightforward.

Typical tenants for small scale retail could include apparel stores, food retail, catering and
personal services. Each of these uses are population driven uses that benefit from accessibility
and exposure.

According to a detailed break-down of demand modelling in Section 2.4, demand for these shop
retail sub-categories is expected to equate to approximately 20,000sgm by 2041 and this
demand is likely going to have a preference for the city centre.

Prevailing trends point toward more consolidated and activated centres with greater intensity
and concentration of employment. Trip-linking is encouraged through a ‘one-stop shop’ offering.
On the other side of the market spectrum convenience petrol stations are increasingly
competing for the convenient purchases market segment.

Considering prevailing trends, future demand will likely be accommodated within the core of
existing and planned centres in the region. In the short term this includes existing centres in
Butler, Alkimos and Yanchep. Over the medium term, post the construction of the rail extension,
centres are expected to be developed within Yanchep, Eglinton and Alkimos.

The most important drivers for business success in small scale retail is access and exposure to
potential markets. The subject site will enjoy exposure to passing traffic on Toreopango Road.
Current traffic forecasts by Mainroads Western Australia! within Yanchep is on the low side
when compared to prominent mixed-use precincts such as Joondalup Gate and Leach Highway
Myaree. Current traffic counts along Beach Road (a higher order road than Toreopango Road)
indicate passing traffic at about 4,800 vehicles per day. When compared to activated centres of
Joondalup Gate and Leach Highway with volumes exceeding 40,000 and 60,000 vehicles per
day, a great deal of activation and traffic volume growth is required to sustain mixed-use
operation on the proposed site. Due to a lack of destinations or anchor uses located along the
road it is likely that the volumes would not increase substantially.

1 Main Roads Western Australia (2018), https://trafficmap.mainroads.wa.gov.au/map
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4. KEY FINDINGS

This study demonstrated that Yanchep has been the focus of considerable land use planning over the past
three decades and as a response to State Government and local government policy priorities for
employment the district structure plan adopted considerable employment targets (55,000 new jobs).

A significant level of non-retail floorspace was previously proposed for the area. In particular, a large degree
of business and technology employment was forecast for the area, with this employment expected to be
supported by two university campuses and TAFE and other knowledge-based uses.

The level of assumed office floorspace is considered particularly unrealistic, with the DSP assuming a higher
level of office floorspace than what is available within the West Perth and Subiaco office markets. This has
significant implications for the mixed use and business zones given the identification of these was partly
premised on delivery of office-based employment.

Furthermore, Urbis prepared the retail assessment which underpinned the floorspace assumption for the
shop retail floorspace however — whilst appropriate at the time — this was based on relatively high real
income growth assumptions (i.e. increased income to spend in retail stores) and relatively low online sale
proportions. Online shopping forecasts for 2050 for instance are below current observed rates. As such, the
analysis likely over-estimated the need for retail floorspace across the Yanchep — Two Rocks area.

Planning for the Yanchep City Structure Plan, which encompasses the subject site, appears to have adopted
the DSP assumptions which were not interrogated nor informed by analysis of need. When relating the job
target and DSP floorspace estimates, approximately 1,000,000sgm of floorspace is assumed for this
structure plan area, with approximately 460,000sqm accommodated within the Yanchep City Centre. The
viability of these floorspace estimates are however not justified.

A review of aspirational but achievable floorspace targets as part of this study revealed that demand at build-
out will likely support approximately half of this expected floorspace level. This implies that there is a
significant oversupply of employment-zoned land, in particular mixed use and business zoned land.

This investigation sought to identify the highest and best use of designated employment zoned land within
the subject site and how development of this site can best complement and support the aspirational vision
for the Yanchep Strategic Metropolitan Centre.

Three land-uses were investigated including; residential, business and mixed-use. The key findings are
summarised below.

Residential Land-Use

e The north-west corridor is one of Perth’s major growth regions which is expected to play a major role
in accommodating Perth’s growth through residential development.

e Although the area is currently experiencing low residential sales volumes, the State Government
projected an increase in dwelling investment and population growth due to increased employment
and confidence.

e The supply analysis reveals that although residential development is evident, it is the result of a few
active suppliers with a limited choice available.

e A possible opportunity is the provision of entry level product options which are currently in short
supply within Yanchep based on projected demand for 1,500 dwellings per annum.

e Enabling factors such as good topography and future access via the train supports future residential
demand.

e Increased residential development in Yanchep will support the viability of a more consolidated
employment outcome in the city centre.

e The joint venture between Parcel and Department of Communities is expected to support the
delivery of affordable and innovative housing options in the subject site.

URBIS 1 1
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Business Land-Use

Although household growth is supporting an expansion of the local workforce, demand from
business zone uses is primarily driven by domestic and international markets, micro- and macro-
economic trends and a range of other factors.

Indicatively, demand for uses that may be accommodated within a business zone is expected to
increase however growth is expected to be moderate and increase to only 50,000 sg.m or less than
10 hectares of developable land across the 612 hectare Yanchep City Structure Plan area by 2041.

In the short and medium term (5-7 years), demand is expected to average less than 1,500 sq.m per
annum.

Another key competitor is planned employment floorspace south of the subject site, to the west of
the Yanchep city centre and along Marmion Avenue. Moreover, the Yanchep city centre is aiming to
accommodate 460,000 sq.m of employment floorspace

Competition factors will likely show demand to flow and consolidate in city centres.

The site will enjoy exposure and visibility from Toreopango Road however the lack of development in
this northern area of Yanchep implies that traffic volumes will remain low over the medium and long
term.

Mixed-Use

According to a detailed break-down of demand modelling in Section 2.4, demand for these shop
retail sub-categories is expected to equate to approximately 20,000sgm by 2041 and this demand is
likely going to have a preference for the city centre.

Prevailing trends point toward more consolidated and activated centres with greater intensity and
concentration of employment. Trip-linking is encouraged through a ‘one-stop shop’ offering. On the
other side of the market spectrum convenience petrol stations are increasingly competing for the
convenient purchases market segment.

Considering prevailing trends, future demand will likely be accommodated within the core of existing
and planned centres in the region.

In summary, the analysis suggests that there is insufficient unmet demand over the long term to sustain the
current business and mixed zoned land uses within the subject site. In contrast, residential demand appears
be increasing.

Based on this analysis, residential development should be prioritised as it will help address anticipated gaps
in the entry level market segment and will support the earlier viability of the city centre.

The re-zoning of the subject site’s business and mixed-use zones is expected to have a negligible impact on
employment outcomes. In particular, employment uses are not likely to be viable on these land holdings at
build-out of the wider area.
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DISCLAIMER

This report is dated January 2019 and incorporates information and events up to that date only and excludes
any information arising, or event occurring, after that date which may affect the validity of Urbis Pty Ltd’s
(Urbis) opinion in this report. Urbis prepared this report on the instructions, and for the benefit only, of Parcel
Property (Instructing Party) for the purpose of land use analysis (Purpose) and not for any other purpose or
use. To the extent permitted by applicable law, Urbis expressly disclaims all liability, whether direct or indirect,
to the Instructing Party which relies or purports to rely on this report for any purpose other than the Purpose,
and to any other person which relies or purports to rely on this report for any purpose whatsoever (including
the Purpose).

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future
events, the likelihood and effects of which are not capable of precise assessment.

All surveys, forecasts, projections and recommendations contained in or associated with this report are made
in good faith and on the basis of information supplied to Urbis at the date of this report, and upon which Urbis
relied. Achievement of the projections and budgets set out in this report will depend, among other things, on
the actions of others over which Urbis has no control.

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which Urbis
may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such translations
and disclaims any liability for any statement or opinion made in this report being inaccurate or incomplete
arising from such translations.

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its
officers and personnel) is not liable for any errors or omissions, including in information provided by the
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not
made by Urbis recklessly or in bad faith.

This report has been prepared with due care and diligence by Urbis and the statements and opinions given by
Urbis in this report are given in good faith and in the reasonable belief that they are correct and not misleading,
subject to the limitations above.
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1. INTRODUCTION

1.1 BACKGROUND

Parcel Property has prepared a Concept Subdivision Plan for its site known as Lot 603 Toreopango
Avenue (Lot 603) in Yanchep. This plan contains proposed road reserve widths within the subdivision.
Lot 603 lies adjacent to or straddles three major roads which are included in the Yanchep City
Structure Plan (Yanchep City - ASP68, in the City of Wanneroo). DVC was commissioned to review
the road reserve widths in the Concept Subdivision Plan in light of the Yanchep City Structure Plan
and current planning information.

1.2 SCOPE OF THISREPORT

The scope of this traffic advice is broadly in accordance with Volume 2 (Planning schemes, structure
plans and activity centre plans) of the Western Australian Planning Commission’s (WAPC) Transport
Impact Assessment Guidelines (2016). It focusses more however on the applicability of the road cross
sections, rather than on the impact of generated traffic on the surrounding road network asis typical of
agreenfield sitein an undevel oped precinct.
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2. EXISTING SITE CONDITIONS
21 LOCATION

Lot 603 is located to the north of the proposed intersection of Marmion Avenue and Toreopango
Avenue. The location is shown as an aerial photograph in Figure 2.1 which also shows the extent of
surrounding development and the road network. Figure 2.2 shows the location of Lot 603 in relation
to the Yanchep City Structure Plan (ASPG8).

Development
v Site B

Figure 2.1: General Locality Plan
Source: Near Maps 16" June 2018
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Figure 2.2: Site Location
Source: CLE Town Planning and Design
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3. PROPOSAL

3.1 PROPOSED DEVELOPMENT

The Lot 603 Toreopango Avenue Subdivision Concept is shown in Figure 3.1. The plan consists of a

total sitearea of 36.04 hayidding a total of 533 dwellings.
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Figure 3.1: Subdivision Concept Plan

Source: CLE Town Planning and Design

3.2 TRAFFIC GENERATION

The AM peak hour trip generation rates for this development have been taken from Table 1 of the
WAPC Transport Impact Assessment Guidelines Volume 2. The daily trip generation rate was sourced
from the Guide to Traffic Generating Developments Version 2.2, October 2002 —Roads and Traffic

Authority NSW.

Using these guidelines, each dwelling will generate 9 trips per day (vpd) on average and 0.8 trips in
the peak hour. For the 533 dwellings proposed this would result in atotal of 4,797 trips per day or 426
tripsin the AM Peak Hour.

DVC 7646 Lot 603 Toreopango Traffic Advice - Rev2 Final

December 2018



MDONALD VEAL
Client: Parcel Property CONSULTANTS

Project: Lot 603 Toreopango Avenue

3.3 INTERNAL ROAD NETWORK

As can be seen in Figure 3.1, the concept plan shows a number of internal road links providing access
the properties. If Lot 603 is treated as a stand-alone development then all of the internal roads would
carry low traffic volumes, typically below 300 vpd. However a number of the internal roads will link
into surrounding suburbs in the future and can therefore be expected to carry more traffic. Movement
networks are therefore generally planned to protect the form and function of the roads, in this case
residential access roads. That being the case, DVC considers that most of the residential access roads
in Lot 603 will typically carry less than 1,000 vpd.

The WAPC' s Liveable Neighbourhoods (2009) provides advice on the road reserve widths and typical
cross-sections for internal roads. Given the low traffic volumes expected, al internal roads can be
classified as Access Streets or Laneways. The exceptions to this are the roads shown in green in
Figure 3.1 and labelled Marmion Avenue Extension, NW Road 1, NW Road 2 and NE Road. These
are discussed separatdy in the section on External Roads.

The majority of the roads in the Subdivision Concept Plan are proposed as 15m road reserves. These
would be classified as Access Street D in the WAPC Liveable Neighbourhoods Guidelines and coded
yellow in Figure 3.1. Access Streets D typically carry less than 1,000vpd with a typical cross section
asshownin Figure 3.2.

Road Width 15.0m

Figure 3.2: Sample Road Cross Section, Access Street D - Narrow Yield Access Street, <1,000vpd

The blue roads shown in Figure 3.1 are expected to attract somewhat higher volumes than 1,000vpd.
The east-west road may attract some neighbourhood through-movement traffic to/from the east and
west of Lot 603. Similarly, as the north-south road is connected to Toreopango Avenue, it will provide
additional access to the site and beyond. For these reasons it is recommended that both are classified
as Access Streets C (18m road reserve) which can carry up to 3,000vpd with a typical cross section as
shown in Figure 3.3.
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"Road Width 18.0m

Figure 3.3: Sample Road Cross Section, Access Street C - Yield Access Street, <3,000vpd

There are a number of laneways proposed which provide rear access to the lots. These are all
recommended as 6m widths. A left-in left-out service road is proposed for those lots fronting
Toreopango Avenueto the east of Marmion Avenue.

34 EXTERNAL ROAD NETWORK

There are four roads which are part of Lot 603 which potentially carry higher through-traffic volumes
and are therefore considered as external roads in this context. The roads are labelled as Marmion
Extension (Ext), NW Road 1, NW Road2 and NE Road in Figure 3.1. These roads are also identified
in the Yanchep City Structure Plan - Plan 1 (see Figure 2.2), which was adopted by the Wanneroo
City Council in September 2012 and by the WAPC in June 2013.

In the Yanchep City Structure Plan (ASP68) the following road classifications were adopted:

Marmion Ext — District Distributor A (28,700vpd);

e NW Road 1 - District Distributor B (18,000 vpd);

e NE Road - District Distributor B (15,100 vpd); and
NW Road 2 — Neighbourhood Connector (5,900vpd).

The daily traffic forecast modelling (shown above in brackets) for the structure plan was undertaken in
2008/2009 (Traffic and Movement Network Report: Yanchep City Local Structure Plan, Bruce
Aulabaugh). This was based on the land use forecasts at the time and from the Main Roads WA traffic
modelling work undertaken as part of the Yanchep-Two Rocks District Structure Plan studies.

Subsequent traffic forecasting undertaken as part of the Yanchep Activity Centre Structure Plan
(Jacabs, 2015) used the MRWA ROM model traffic projections for the *beyond 2060 scenario’. For
Marmion Avenue south of Toreopango Avenue and Toreopango Avenue itself, Jacobs notes that the
traffic volumes are significantly lower than the earlier forecasts (9100vpd on Marmion Avenue south
of Toreopango Avenue). Despite this Jacobs recommends that 20,000 -25,000vpd be allowed for
strategic planning purposes on Marmion Avenue (north and south of Toreopango Avenue).
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The current MRWA ROM24 model for 2031, forecasts about 28,400vpd on Marmion Avenue (south
of Toreopango Avenue) although the Mitchell Freeway extension is not included in the network.
Marmion Avenue north of Toreopango Avenue is also not included in the network at 2031. It can be
expected that at the ‘ultimate development scenario’ when the Mitchell Freeway is constructed, that
thetraffic forecast on Marmion Avenue would reduce significantly.

In March 2018 the State Government released the Perth and Peel @3.5million: The Transport Network
report. Thisis a collaborative effort by the WAPC, the Department of Transport, MRWA and the PTA
to provide a long term strategy (2050) for the transport infrastructure in Perth. In this report, available
on the DoT website, the key elements of the 2050 road network are shown, including those already in
the Metropolitan Region Scheme (MRA) and those proposed. The network includes both primary
distributor and integrator arterial roads (formerly referred to as District Distributor roads). The section
of Marmion Avenue north of Toreopango Avenue is not included as part of the integrator arterial
network.

An extract of the road network as included in the Perth and Ped @3.5million report is shown in
Figure 3.4. It is apparent from this figure why Marmion Avenue north of Toreopango Avenue is not
included as an integrator arterial: north-south movements are well catered for by 3 major roads
including the northern extension of the Mitchell Freeway and two integrator arterials. In addition the
structure plan provides for a Special Transit Boulevard running north-south from Yanchep City to
Two Rocks. The role of the Marmion Avenue Ext in this vicinity would therefore be reduced to
connecting local neighbourhoods and providing local accessto Yanchep City.

——\ - \

N\ _/Two Rocks North
N\

Legend l YANCHEP BEAC
Primary distributor ¥ H-fés
—— _ 2 RO L,
isting (MRS reservation) - ve%&
p Y2
m— w— Proposed (‘%‘;‘;9 ‘/,,\}_’
7 2
Integrator arterial ‘@ %

Existing (MRS reservation)

= = Proposed

Figure 3.4: Extract of Road Network from Perth and Pedd @3.5million: The Transport Network
Source: DoT Website (with additional annotation by DVC)
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The preceding paragraphs serve to highlight that forecast traffic volumes on Marmion Ext (and
subsequently on NW Roadl and NE Road) in Lot 603 have decreased significantly since the original
structure plan was adopted in 2013. The reasons for this reduction include more refined transport
modelling and revised land use forecasts for the north-west sub region. The reduced forecast traffic for
these roads therefore dictates a lower requirement for traffic capacity and hence road reserve widths.

The original ASP68 for Marmion Ext proposed a District Distributor A Road capable of carrying the
forecast daily volume of 28,700vpd. Similarly, NW Road 1 and NE Road were proposed as District
Distributor B roads carrying 16,000vpd and 18,000vpd, respectively. That none of these roads is
included in the Perth and Pedl @3.5million report as an integrator arterial road is strong evidence that
forecast traffic volumes are now lower than originally expected and hence the original road reserve
widths are no longer applicable. According to the Liveable Neighbourhoods guide, Integrator Arterials
can carry between 7,000 and 35,000vpd. That Marmion Ext is not included in the Perth and Ped @3.5
million network suggests that it would carry significantly less traffic and would therefore be classed as
a Neighbourhood Connector.

In the Parcel Property Subdivision Concept Plan (Figure 3.1), Marmion Ext road reserve width is
shown as 24m. Given the lack of clarity from current traffic modelling, DVC considers that this is
adequate and that a Neighbourhood Connector A would suffice. The long term traffic forecasts
presented in the Jacobs report indicate that Marmion Avenue south of Toreopango Avenue will carry
around 9,000vpd. Given the proposed north-south network in the area, Marmion Avenue north of
Toreopango Avenue can be expected to carry significantly less than that. A Neighbourhood Connector
A can carry up to 7,000vpd which DVC considers would be adequate to cater for future demands. The
following road reserve widths are proposed:

Mar mion Extension

In the Lot 603 Subdivision Concept plan shown in Figure 3.1 Marmion Ext is proposed as a 24m road
reserve width. On the western side of Marmion Ext high density housing is proposed with vehicle
access provided by rear laneways. On the eastern side access to the properties will front and gain
access from Marmion Ext. Driveway management on the eastern side should be consider to allow
vehicles to exit the properties in a forward gear. As noted DVC considers that a 24m road reserve
width is adequate as shown in Figure 3.5.

In the Liveable Neighbourhoods Guidelines a Neighbourhood Connector A is capable of carrying up
to 7,000vpd with bike lanes and parking in both directions. Bus lanes are not required here as a major
north-south transit boulevard is planned to the east of Lot 603. Local widening at the intersection with
Toreopango Avenue may be required depending on the intersection control adopted (i.e. signals vs.
roundabout).
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Road Width 24.0m

Figure 3.5: Proposed Road Cross Section, Neighbour hood Connector A, up to 7,000vpd

NW Road 1 and NE Road

The current subdivision concept as shown in Figure 3.1 identifies NW Road 1 as a 24m road reserve
with dwellings on both sides having direct access to the street. NE Road is shown as an 18m road
reserve width.

NW Road 1 is logically the northern extension of the Neighbourhood Connector identified for
Marmion Ext. The road reserve and cross-section is the same as shown in Figure 3.5. An 18m road
reserve width is recommended for NE Road with a cross-section as shown in Figure 3.6. NW Road 1
would be classified as a Neighbourhood Connector A, providing higher capacity to service
neighbourhood trips to areas to the northwest of the subject site and retaining the option of on-street
cycle lanes from Marmion Ext. NE Road would be classified as a Neighbourhood Connector B.

Road Width 18.0m

Figure 3.6: Proposed Road Cross Section Neighbour hood Connector B- up to 3,000vpd

NW Road 2

NW Road 2 is proposed as a Neighbourhood Connector in ASP68. The Subdivision Concept in Figure
3.1 shows this road having a 20m road reserve width. The Liveable Neighbourhoods Guide indicates
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that a Neighbourhood Connector B carrying up to 3,000vpd would have a cross section as shown in
Figure 3.7 with a 20m road reserve.

Road Width 20.m

Figure 3.7: Proposed Road Cross Section Neighbour hood Connector B- up to 3,000vpd
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4. SUMMARY AND RECOMMENDATIONS

41 SUMMARY

Parcel Property requested DVC to review theroad reserve widths of a proposed subdivision at Lot 603
Toreopango Avenue in Yanchep. The Yanchep City Structure Plan (Yanchep City - ASPG8, in the
City of Wanneroo) was adopted in 2013, despite traffic modelling showing that forecast traffic
volumes (especially on Marmion Avenue) will not be as high as originally predicted.

In March 2018 the State Government released the Perth and Peel @3.5million: The Transport Network
report. This was a collaborative effort by the WAPC, the Department of Transport, MRWA and the
PTA to provide a long term strategy (2050) for the transport infrastructure in Perth. In this report, the
road network included both primary distributor and integrator arterial roads. The section of Marmion
Avenue north of Toreopango Avenue that passes through Lot 603 was not included as part of the
integrator arterial network, which indicates it is expected to carry significantly less traffic than
previously forecast in ASP68.

Marmion Avenue south of Toreopango Avenue is forecast to carry only about 9,000vpd. Given that
the proposed arterial road network in the vicinity of the subject site is comprehensive (with 3 major
north-south arterial roads including the extension of the Mitchell Freeway), it can be expected that
Marmion Ext (i.e. north of Toreopango Avenue) will carry significantly less traffic than 9,000vpd.
Marmion Ext will carry mainly neighbourhood traffic from within the subject site and to and from any
new subdivisions immediately north of the subject site.

The road reserves to the north and west of the square of public open space on the western side of the
proposed subdivision are expected to carry less than 3,000vpd, whereas all other roads are likely to
carry less than 1,000vpd with laneways typically carrying in the order of 300vpd.

4.2 RECOMMENDATIONS

Parcel Property has prepared a Subdivision Concept Plan that DVC has reviewed. DVC recommends
that the road reserve widths proposed in that plan be adopted and classified as follows:

Marmion Ext (refer Figure 3.1) be classified as a Neighbourhood Connector A with a road
reserve width of 24m;

o NW Roadl be classified as a Neighbourhood Connector A with aroad reserve width of 24m;
o NE Road beclassified asa Neghbourhood Connector B with a road reserve width of 18m;

o NW Road 2 (refer Figure 3.1) on the eastern extremity of the subdivision be classified as a
Neighbourhood Connector B with aroad reserve width of 20m;
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e Theroad reserves to the north of the square of public open space on the western side of the
proposed subdivision be classified as Access Streets C with road reserve widths of 18m. This
also applies to the north-south link to Toreopango Road,;

e All other internal roads (other than laneways) be classified as Access Street D with road
reserve widths of 15m and

o Rear laneways or service roads to be a minimum of 6m wide.
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The person described in the first schedule is the registered proprictor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the seccond schedule.

REGISTRAR OF TITLES
THISIS A SHARE TITLE
LAND DESCRIPTION:
1/2 UNDBIVIDED SHARES OF
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