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1 Introduction

1.1 The Champion Drive Precinct

The Champion Drive Precinct (‘the precinct’) is being planned by the Armadale
Redevelopment Authority (ARA) to facilitate residential development that would help link and
complete urbanisation in this area, and to contribute to a stronger sub-regional catchment for
the Armadale city centre.

The precinct, which has a total area of 53ha, is located along Champion Drive, either side of
Westfield Road between Lake Road to the north and Gillam Drive to the south. A
combination of both public and private land owners preside over the 16 separate land parcels
that comprise the precinct. The precinct also includes sites designated for use as a High
School and an existing TAFE facility. Whilst the High School site is no longer required for
that purpose, the long term future of the existing TAFE Equine Training Centre is uncertain at
this point in time.

Other significant features of the site include areas of natural bushland in good condition and
a wetland area close to the Lake Road/Champion Drive intersection. Champion Drive is
proposed to be connected at its western end to the extended Tonkin Highway, and this will
increase its importance as a traffic route and as an entry into Armadale.

1.2 Previous Planning

Original structure planning of the precinct and neighbouring lands to the south-west was
undertaken by the City of Armadale with the adoption of the Al4 Urban Unit Outline
Development Plan (ODP) in 1987. In part, the A14 ODP identified two sites for High School
and Technical College purposes, which were subsequently reserved for Public Purposes
under the Metropolitan Region Scheme.

The ARA undertook preliminary conceptual planning over the precinct resulting in the release
of the Champion Drive Redevelopment Concept Plan in 2003.

Key elements of the development concept adopted by ARA for the precinct included:

. Adoption of the Liveable Neighbourhoods approach to neighbourhood design,
incorporating a well connected modified grid street network, which retained the
existing wetland and local bushland/vegetation areas while providing a mostly
continuous development front to Champion Drive.

. ‘Residential’ being the principal land use within the precinct, mainly in the form of
single dwellings but with medium density housing to be located in proximity to where
advantage can be taken of the additional amenity offered by proposed open space
areas and other local facilities.

1.3 Need for Common Infrastructure Cost Sharing

As intimated, the Champion Drive Precinct comprises fragmented landholdings of various
sizes and under state and local government or individual ownerships. As such, the ARA has
acknowledged that prior to the area being capable of being developed for residential
purposes, the area firstly needs to be provided with necessary servicing infrastructure.

The Armadale Redevelopment Scheme, under Part 8, enables the ARA to establish
‘Development Contribution Areas’ and to set up a ‘fund’ for each, with the cooperation of the
landowners, to coordinate and pay for ‘Redevelopment Works’, such as servicing
infrastructure identified as being essential to facilitate the development of the specific area.
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1.4 Purpose of Amendment

This Amendment seeks to introduce, pursuant to Part 8 of the Scheme, the “Description of
Contribution Area Redevelopment Works” (DOCARW) (as provided in the Proposed
Amendments page) into the table set out in Schedule 3, opposite the “Champion Drive
Precinct Contribution Area” (CDPCA).

Inclusion of the described works into Schedule 3 then gives the ARA the power to prepare
estimates of the costs of the works for the Minister's approval and their subsequent taking
effect as the “net redevelopment costs” (NRD), from which “owner’s contribution area
redevelopment costs contributions” (ORCC) can then be calculated.

An “Estimate of Contribution Area Redevelopment Costs” for the Champion Drive Precinct
(CDP — ECARA) will be prepared following the adoption of the Champion Drive Precinct
Local Structure Plan to provide a detailed description of each of the individual cost items and
their respective costs, the total cost of all contribution works (NRD) and a net cost per
developable hectare contribution rate.

The over-riding intention is for a compulsory contribution scheme to be established over the
defined development area which can be accommodated under Part 8 of the Scheme.
Relevant costs for key works are to be itemised and apportioned on an equitable basis to all
landowners within that defined area. An ‘administrator’ will then be appointed to manage and
review the contributions scheme.

Under the proposed arrangement, every landowner contributes to the total cost of the
defined infrastructure and related works deemed critical to facilitate the intended
development, therefore no owner gets a ‘free ride’.
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2 Development Contribution Plan

2.1 Format

Further to the intentions of this Amendment as outlined in the previous section, Part 8 of the
Armadale Redevelopment Scheme 2004 enables the ARA to establish and administer a
compulsory contributions scheme (or Development Contribution Plan) over the precinct. The
Champion Drive Precinct Contribution Plan (DCP) is the collective term for documentation in
support of the compulsory contribution scheme which is to apply to this precinct.

An “Estimate of Contribution Area Redevelopment Costs” for the Champion Drive Precinct
(CDP - ECARC) will help to accurately define the extent and costs for the common
infrastructure items required to underpin the development of the precinct in an orderly and
co-ordinated manner. Estimates within the CDP—ECARC may be subject to change before
they are finally approved. The Champion Drive Precinct - Local Structure Plan (CDP-LSP) is
an associated document which has been referred to relevant agencies for comment.

2.2 Infrastructure Items to be Funded

The ARA, in consultation with the City of Armadale and specialist planning, engineering,
environmental and landscape consultants employed, has determined the major ‘common
infrastructure’ items applicable to the Champion Drive Precinct to be:

Major Roads (and associated traffic management devices)
Stormwater Drainage

Mains Sewer

Water Supply

Public Open Space

Structure Planning

Administration Costs

Of the above items, Stormwater Drainage and the Mains Sewer are ‘catchment based works’
and therefore can be definitively separated and assigned to areas north and south of
Westfield Road. All of the other items apply to the whole of the precinct because they will
equally benefit developers and future residents either side of Westfield Road.

For ease of referencing, the precinct has been divided into two cells; A - comprising the
whole of the area north of Westfield Road and B — comprising the area south of Westfield
Road.

Importantly, the requirement for a 4.0ha primary school site within Cell B will not be funded
by the DCP and thus will not be shown in Schedule 3: (CDPCA - DOCARW). Instead,
EDWA's standard policy is to apply a proportional, catchment-based contribution from
developers as a condition of subdivision approval. Primary schools are typically assigned a
1,600 to 1,800 lot catchment. As such, owners/developers within the Champion Drive
precinct will be required to additionally contribute approximately one third of the englobo land
value of the proposed primary school.

2.3 Updated Local Structure Plan

The CDP-LSP is a comprehensive document which brings together the outcomes of updated
investigative work undertaken by the multidisciplinary consultant team employed by ARA,
culminating in the production of a more contemporary structural layout that suitably responds
to the myriad of issues that affect the overall precinct. The document specifies important
DCP elements such as major roads, public open space, drainage requirements as well as
dealing with the ultimate land use scenario for the existing TAFE site and required primary
school site.
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The CDP-LSP will guide the subsequent subdivision and development of land within the
Champion Drive Precinct. Individual landowners are required to prepare and fund detailed
designs and subdivision over their respective holdings. This will require owners of adjoining
properties to negotiate over any internal design changes. The cost of the preparation and
administration of the CDP-LSP and DCP will be a cost component itemised in Schedule 3:
(CDPCA - DOCARW).

2.4 Estimated Contribution Area Redevelopment Costs

The CDP-ECARC Schedule will identify and quantify costs of common infrastructure items
applicable to the precinct. The costs derived have been sourced from ARA, the City of
Armadale and specialist consultants. An englobo land value figure has also been adopted
for items incorporating a land component.

The CDP-ECARC Schedule will calculate the resultant ‘per lot levies’ payable to the DCP by
developers within the precinct. These levies are to be reviewed and updated annually by
ARA.

Importantly, two separate per lot levies have been determined for Cells A and B. Again, this
has resulted from the separation of catchment based common infrastructure items (items that
can be definitively isolated and assigned to Cell A or B) from items that apply to the whole of
the precinct. The higher cost assigned to Cell A is largely related to the cost of constructing
and funding the mains sewer that is required to be extended to the site. This is required for
Cell A only, with Cell B able to connect to a different, existing system. Given that Cell B
would derive no benefit whatsoever from this item, its cost is to be apportioned to Cell A only.

The following sections now discuss in more detail, the common infrastructure items to be
funded by the DCP and listed as cost components in Schedule 3: (CDPCA - DOCARW) as
well as ancillary requirements for developers.
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3 Roadworks

3.1 DCP Funded Works

A Traffic Impact Study was prepared by GHD consulting Engineers during preparation of the
updated CDP-LSP in (2004 — 2005). The study outlined recommendations on the road
needs for future development of the area, based upon development density and forecast
traffic impacts.

The Traffic Impact Study undertaken involved the following work:

Retrieval of current traffic flow information for adjacent roads in consultation with the
City of Armadale, Department for Planning & Infrastructure and Main Roads WA,
Identification of projected traffic volumes generated by the proposed development;
Evaluation of potential impacts of future traffic volumes on the surrounding road
network;

Evaluation of access requirements, access locations and proposed intersection
treatments;

Delineation of a road hierarchy within the proposed development;

Evaluation of the implication of future road widening of adjacent roads;

Identification of proposed pedestrian and cycle network;

Evaluation of public transport accessibility; and

Preparation of a final Traffic Impact Report including recommendations on the need
to revise the proposed Structure Plan.

The study concluded that proposed development will not generate the need to widen any of
the external road net work. However, a number of ‘internal’ traffic management requirements
where confirmed in support of the updated LSP design. Some requirements were also
imposed by ARA and the City of Armadale. Those considered to qualify as common
infrastructure costs are outlined below.

Significantly, the City of Armadale has confirmed the widening of Westfield Road from 20 to
25 metres in order to cater for projected traffic volumes. The City of Armadale has also
requested that the portion of Westfield Road within the precinct be upgraded to a divided
carriageway or boulevard. It proposed that the DCP fund such works and these are to be a
cost component itemised in Schedule 3: (CDPCA - DOCARW) subject to the review of
detailed road designs and confirmation that a boulevard road is warranted in this location.

Whilst the City of Armadale also originally requested that proposed four way intersection
along Gillam Drive be reappraised given the prospective siting of a proposed primary school
near to here, it is now understood that the City of Armadale has since been short listed for
some ‘Black Spot’ funding to construct channelisation to a new round-a-bout at this
intersection. Accordingly, these works may be partly funded by the City of Armadale are no
longer required to form part of DCP.

An internal boulevard within Lots 775, 33 and 34, which also incorporates some drainage
swales as part of the overall drainage regime, functions as a major thoroughfare within Cell A
and is proposed to be partially funded by the DCP (for specified extra over costs) and is to be
a cost component listed in Schedule 3: (CDPCA - DOCARW).

Traffic management works comprising a major round-a-bout at the intersection of Lake Road
and the major entry into Cell A and the construction of two intersections along Champion
Drive for Cell A and Cell B respectively, are also proposed to be funded by the DCP and are
to be cost components listed in Schedule 3: (CDPCA - DOCARW).
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A series of ‘district level' Dual Use Paths have also been identified and are to be funded by
the DCP and are cost components listed as in Schedule 3: (CDPCA - DOCARW). These will
provide important linkages within the precinct as well as to peripheral major roads.

3.2 Other Requirements

3.2.1 Champion Drive

The City of Armadale has indicated its preparedness to fund the cost of the second
carriageway to Champion Drive. The construction of the second carriageway will be deferred
until traffic volumes rise sufficiently to warrant its construction. Champion Drive works
inclusive of associated road widening, therefore does not qualify as a DCP item.

3.2.2 Intersections to District Distributor Roads

Intersections of additional entry roads other that those specified in Section 3.1 above, shall
be provided by the individual developers upon whose land the intersections are located. The
extent of the work to be included will incorporate:
- Widening and channelisation (deceleration lanes) to the subdivisional road from the site
boundary for the extent of intersection works;
Median breaks;
Relocation of existing infrastructure to accommodate new entry road intersections; and
Pedestrian crossings at grade.

3.2.3 Provision of New Subdivisional Roads

Aside from partial DCP funding for the proposed internal boulevard in Cell A, new roads
within the estate are to be fully funded by individual developers in accordance with normal
subdivision approval conditions and therefore do not represent a cost item for the DCP.
Construction shall be to standards set by the City of Armadale and all required land shall be
ceded free of cost. Cost sharing between adjoining developers shall be negotiated pursuant
to Section 28A of the Town Planning and Development Act.

Section 28A of the Town Planning & Development Act 1928 allows the recovery of the
following costs where a gazetted road has been constructed on the common boundary
between two property owners.

The cost of forming the road pavement.

The cost of providing kerbing and drainage to the road.

The cost of providing service ducts.

The cost of designing and arranging for the construction and survey of the above works.

These costs can be recovered once subdivision of the adjacent property occurs.

A potential concern in the development of the estate is the need for a ‘landlocked’ owner to
require others to provide access to his/her land and/or a route for service infrastructure. It
may prove necessary to bring forward the creation of a road reserve and construction of the
road pavement even where the owner of the subject land may not be prepared to subdivide.
In such instance the ARA may need to intervene and utilise its (resumptive) powers to
acquire the land for the road reserve and fund (on behalf of the DCP) the construction of that
portion of required ‘access’ road. Such costs are to then be recovered at the next scheduled
review of the DCP. Subdivisional road reserve widths will be required to be in accordance
with the standards specified in the WAPC's ‘Liveable Neighbourhoods 3’ draft policy.

3.2.4 Pedestrian/Cycle Facilities

Only the ‘district level’ dual use paths identified in Section 3.1 are to be funded by the DCP
and are to be cost components listed in Schedule 3: (CDPCA - DOCARW). .There is likely to
be a subdivision approval requirement for individual land owners to construct lower order
paths (foot paths) along all new roads.
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4 Stormwater Drainage

4.1 DCP Funded Works

4.1.1 Drainage Strategy

A preliminary Stormwater Management Strategy has been prepared by ARA for the precinct,
taking account of the following elements:

Staging of development;
Location of the precinct within the catchment. In particular, future urban development
further ‘upstream’ in the catchment;
Storage and detention requirements;
Multiple use corridors and public open space allocations;
Subsaoil drainage, soil permeability and groundwater levels;
Minimising development costs (principally infrastructure and fill requirements);
Attendant water quality targets;
Council’'s design requirements, including:
- 1:5 year recurrence interval for stormwater conveyance systems;
- 1:10 year recurrence interval for onsite storage systems; and
- 1:100 year recurrence interval for flood paths.

The subsequent guidelines established by the Strategy together with further investigations
undertaken by GHD Consulting Engineers, has facilitated the proposed stormwater drainage
design for the overall precinct as discussed below. The objective is to apply best practice
methods using water sensitive design principles. The applied method aims to limit as far as
possible the overflow out of the estate, reduce the extent of cut/fill required, retain as much
water in retention basins and minimise the need for large diameter pipes. Again, only
common infrastructure elements are to be funded by the DCP.

It is important to note that the precinct is mostly low lying, with the water table estimated to
be less than 0.5m below the natural surface. The site drains naturally towards the west
following the surface contours.

With respect to the surrounding areas, the Champion Drive Precinct can be considered as
the upstream catchment for drainage and need not be designed to accommodate external
flows through the estate, as the naturally upstream areas to the north and east, including
Champion Drive, Seville Drive and Gillam Drive are already serviced by existing drainage
systems. The areas to the south and west are naturally downstream of the precinct.

Ultimate discharging of stormwater is to occur off site into main drains administered by the
City of Armadale and the Water Corporation at an additional cost to the DCP for developers
(refer ‘Other Requirements’ section below).

As intimated, the ‘internal’ stormwater drainage design is predicated on infiltrating as much
run-off as possible at source by means of disconnected swales within the proposed internal
boulevard and ultimately, strategically located detention basins around the site. Swales
generally will be located in public open spaces and road reserves and designed to contain
the 5-year average recurrence interval (ARI) event. The locations of these areas are shown
in on the LSP and generally will include the following features:

Shallow grassed swale area approximately 200 mm below pipe outlet levels;

Gently sloping side banks (1V: 6H) to the detention swale areas extending to
approximately 500 mm above invert and outlet levels; and

Overland flow paths from swales, via road reserves, to provide flood protection in
events exceeding the 10-year design event;
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The swales provide flow attenuation during short high intensity events, which not only
reduces the impact downstream of high intensity rainfall events, but also allows the design
size of the downstream pipe system to be reduced, with capital cost savings. Swales, where
suitable, can be vegetated utilising species typically found in native environments it is
intended that the drainage swales will have aesthetic, recreational and educational values.

Sub soil pipes will be used under the median swales, where appropriate, to increase the
capacity of the swale to transport the infiltrated stormwater while reducing the size of the
pipes required. The design of this system will need to be addressed in detail at the
subdivisional design stage when all the parameters are known.

4.1.2 Works to be Funded

The DCP is to fund the ‘internal’ stormwater drainage infrastructure (the median or boulevard
swales, compensating basins and inter-connective pipe work between the two). As this
infrastructure is catchment based, for the purposes of the DCP it has been possible to
segregate common stormwater drainage works to Cell A and Cell B respectively.

Within Cell A, the DCP is to fund half the land area and construction costs for a
compensating basin with Lot 775 (Park B) and as well as the construction of a series of
swales within the internal boulevard road that traverses Lots 775, 33 and 34 and will be cost
components listed in Schedule 3: (CDPCA - DOCARW). .

Half the land area and the full construction cost for the proposed compensating basin within
Cell B (Park C specifically) is also to be funded by the DCP and will be cost components
listed in Schedule 3: (CDPCA - DOCARW). .

The land area and full construction cost for the proposed compensating basin within Cell B
directly to the south of Westfield Road is also to be funded by the DCP and will be cost
components listed in Schedule 3: (CDPCA - DOCARW). ..

4.2 Other Requirements
4.2.1 Detailed Drainage Design

Detailed drainage design is to be undertaken once the LSP is approved and road design and
layout is apparent. Detailed design will include detailed hydraulic design and modelling to
resolve issues identified within the Stormwater Management Strategy.

4.2.2 Maintenance of Drainage Systems

The ARA/developer will need to negotiate arrangements with the City of Armadale for
ongoing maintenance and management of the drainage system (and public open space,
generally).

In particular, arrangements for ongoing management of innovative Water Sensitive Urban
Design (WSUD) elements may be problematic if the City of Armadale is unfamiliar with
management practices or uncertainties remain regarding maintenance costs (for example,
grassed swales, gross pollutant traps, biofiltration systems, etc).

A degree of risk-sharing may need to be negotiated if WSUD elements are integral to
regulatory water quality targets for discharges which may ultimately enter the Canning River.

It is recommended that transitional arrangements be negotiated with the City of Armadale
which provides for a run-in period during which time the developer:

establishes operating procedures for the stormwater system;
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benchmarks water quality performance of the system against regulatory and/or
management costs;

determines costs of operating and maintaining key elements of the drainage system.

4.2.3 Water Corporation and City of Armadale Drainage Headworks

Aside from the DCP contributions described in section 4.1, developers within the precinct will
also be required to contribute to existing per lot levies for ultimate drainage discharge into
systems owned and managed by the Water Corporation and the City of Armadale.

Discharge is likely to occur into the Water Corporation’s Second Road Main Drain.
Furthermore, existing drainage within Lake Road will require upgrading by the City of
Armadale to take stormwater from the precinct. Whilst the current drainage design does not
discharge into the Lakes Road system, there is always the prospect that the final design may
require connection to it.
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5 Sewer Mains

5.1 DCP Funded Works

Regional Sewer planning for the Champion Drive Precinct has been undertaken in
consultation with the Water Corporation and the City of Armadale. It is important to note that
the Water Corporation funds the cost of certain sewer infrastructure, referred to as
‘headworks’, and includes sewerage pump stations and larger diameter sewer mains. The
funding is derived from ‘headworks charges’ that are collected by the Water Corporation from
subdividers across the state as a condition of subdivision or development approval for every
individual lot that is created. Whilst the Water Corporation will usually provide the funding for
such works, they will typically require the subdivider to bear the cost (ie. “pre-fund” the
works) until such time as the Corporation deems sufficient area has been developed to
warrant its funding of the asset.

As far as Champion Drive is concerned, the precinct lies within two separate sewerage
catchments. Cell B and a small portion of Cell A are able to be serviced by an existing 375
mm diameter main sewer in Westfield Road with only the extension of normal gravity
sewerage reticulation required to do so.

The majority of Cell A falls within the catchment of the proposed No.6 Pump Station in
McNeill Road (which is to be funded by the Water Corporation). This Pump Station is yet to
be constructed and the timing, although imminent, has not been totally resolved. The
required extension of a sewer main to this to this facility will not qualify as pre-fundable as
only a small pipe (150 mm diameter sewer main) is needed. As this infrastructure will benefit
landowners within the precinct, it is proposed that the sewer main be funded by the DCP and
will be itemised in Schedule 3: (CDPCA - DOCARW). .

However, given that the item is a ‘catchment related item’ that will only benefit the vast
majority of Cell A, this cost is to be apportioned to Cell A only. Given the considerable cost
of the sewer main, its upfront construction and associated interest costs are to be covered by
the DCP and are to be cost components listed in Schedule 3: (CDPCA - DOCARW). ..

It is acknowledged that a small amount of future lots within the southern portion of Cell A
near Westfield Road may be serviced by the existing sewer that will also service Cell B. An
appropriate adjustment to the DCP ‘per lot levy’ for these lots will need to be made at the
detailed subdivision/sewer planning stage.

5.2 Other Requirements

Reticulation works are required to allow each location within the Champion Drive Precinct to
be connected to the regional sewer system. As per standard practice, individual developers
within the precinct will be responsible for constructing and funding internal sewer reticulation
as well as paying the applicable Water Corporation Headworks levy for every lot created.
These items are not fundable by the DCP.

A potential problem may occur where an owner may be ready to develop his/her land and
that land is isolated from the regional sewer system. In such a case it would be necessary to
secure a route for the extension of a sewer connection to the development site.

The cost of undertaking any servicing extension would need to be negotiated between the
individual developer and the affected owner. In some cases it may be necessary to enter
into a Legal Agreement between the parties, to address matters such as compensation and
future reimbursement. When the affected owner was ready to develop then he/she would
need to reimburse their share to the party(ies) who funded the construction of the extension.
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6 Water Supply

6.1 DCP Funded Works

Planning by the Water Corporation identifies that water supply to the Champion Drive
Precinct can be facilitated by the extension of large diameter supply mains into the precinct
from existing infrastructure in the adjoining roads.

The provision of water services for Champion Drive requires the construction of both external
and internal reticulation mains. The external mains will be linked to the existing regional
network to provide sufficient pressure to meet with expected demand from the proposed
development.

GHD Consulting engineers have determined the required external works to be:

Construction of a 350 metre extension of the existing 150mm diameter reticulation
main along Champion Drive;

Construction of a 200mm diameter reticulation main along the full extent of Westfield
Road (that is, between Cells A and B). This main will be connected to the existing
300mm diameter distribution main along Champion Drive; and

Construction of a 300mm diameter distribution main from Seville Drive to the
intersection of Gillam Drive and Westfield Road. This main will also be connected to
the existing 300mm diameter distribution main along Champion Drive.

The Water Corporation has advised that water pressure in the area is marginal and proposed
residential development will require reinforcement of the system by ‘looping’ the existing 300
diameter main in Champion Drive back to the proposed 300mm main in Westfield Road via
interconnection within the subdivisional layout within the precinct. This requirement will need
to be adopted during the detailed planning and engineering design phase.

The DCP is to fund the construction of the required 150mm and 200mm water mains
extensions as described above and these are to be cost components listed into Schedule 3:
(CDPCA - DOCARW). As the specified pipe size for the proposed mains along Seville Drive
qualifies as a Water Corporation ‘pre-funding’ item, the DCP need only fund the interest
component of these works as cost components listed into Schedule 3: (CDPCA - DOCARW).

Whilst not to be funded by the DCP, the ‘internal looping’ of mains reticulation will need to be
strictly imposed as part of the detailed engineering design.

6.2 Other Requirements

As with sewerage, developers will need to meet the additional costs of constructing internal
water services as well as the standard Water Corporation Water Supply Headworks charges.
The later will apply to individual developers at the time that each subdivided lot is created.

As with the sewer reticulation, an issue may exist if a development proposal (which is
isolated from principal distribution mains and/or water reticulation mains) was to proceed, it
would be necessary to secure a route for the extension of a water main to the development
site. The cost of undertaking any service extension would need to be negotiated between
the individual developer and the affected owner. In some cases it may be necessary to enter
into a Legal Agreement between the parties, to address matters such as compensation and
future reimbursement. When the affected owner was ready to develop then they would need
to reimburse their share to the party(ies) who funded the construction of the extension.
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7 Public Open Space

7.1 POS Reconciliation

A requisite of all residential development within Western Australia is the ceding, free of cost,
of an area equivalent to 10% of the gross subdividable area of the site for public open space
(POS) purposes This is also the case for the Champion Drive Precinct with 8% of the gross
subdividable area of the site to be ceded for POS with the remaining 2% to be in the form of
a cash-in-lieu payment at subdivision to help cover the costs of implementing the adopted
Champion Drive Precinct - Wetland Landscape and Rehabilitation Plan in accordance with
WAPC DC Policy 2.3 Public Open Space in Residential Areas.

7.2 Pre-existing Arrangements

Prior to describing the POS distribution approach adopted for the precinct, it is important to
outline pre-existing arrangements placed over part of the precinct as a result of its former
inclusion in the A14 ODP structure plan area as administered by the City of Armadale.

The A14 ODP distributed POS through the overall ODP area such that the total area of POS
equalled 10% of the gross developable land area. Landholders with no open space depicted
on their land holdings are required to provide cash-in-lieu to the City of Armadale, which is
deposited in the POS Trust Fund account, and is then used to purchase land from
landholders who are required to provide more than 10% POS.

The City of Armadale have requested that the ARA ensure that at least an additional 1.0ha of
POS is provided in the Champion Drive Precinct above the normal 10% public open space
requirement. This would reconcile the 2.1986ha presently committed under the Al4
Structure Plan for public open space on Lot 70 and vested by the City of Armadale as a
reserve. The City of Armadale has also requested funds to the value of 0.1427ha of public
open space be provided for expenditure in other parts of the Urban Unit 14 Structure Plan.

In responding to the City of Armadale’s requirements, the LSP has ‘relocated’ the Lot 70 POS
to the proposed ‘wetland POS’ area within Lot 775 near the intersection of Champion Drive
and Lake Road. The ‘additional area of POS exceeding 1.0ha’ has been reconciled at
1.4128ha, resulting in a total POS commitment for the precinct of 5.0345 ha.

7.3 Gross Subdividable Area and Deductions for POS

The gross subdividable area of the Champion Drive Precinct (excluding the area formerly
affected by ODP 14) is 40.6984 ha. In order to derive the POS requirement for the precinct
the proposed non-residential uses in the LSP were deducted from the Gross Subdividable
Area.

Deductible areas encompassed the whole of the CCW Wetland, the two corner stores, the
Primary School site, Drainage Reserve, the Shri Ram Chandra Mission and the Telstra
Service Site totalling 6.5591 ha. This left a nett subdividable area of 34.1393 ha, of which
8% (2.7311 ha) of this land area is to make up the POS free of cost land contribution with a
further 2% of the land area (0.6827 ha) is to be in the form of a cash-in-lieu payment. The
value of cash-in-lieu is determined as a percentage of the market value of the en globo land
from which the subdivision occurs.

The resultant distribution of POS by the LSP has occurred on a holistic basis to ensure the
‘protection’ or incorporation of significant natural features such natural bushland in good
condition and the buffer around existing wetland on Lot 775.
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7.4 POS Schedule

POS is proposed to be located on the following sites within the precinct, with the
corresponding land area being for the 100% creditable area of each site:

Lot Number | POS Area nominated in LSP POS Subtotal POS Total
775 Park Al 0.0248 2.3330ha
Park A2 0.0312
Park B
(100% x 30m buffer — exclusive of | 1.5777
drainage)
(Unconstrained area) 0.5461
(50% of drainage area) 0.1532
3540 Park C 0.6018
(Unconstrained area) 0.4768
(50% of drainage area) 0.1250
13 Park D 1.7161
7 Park D 0.2431
8 Park D 0.1408
Total 5.0348

Importantly, the 10% POS compliance across the whole precinct is predicated upon ARA
applying, for 8% of the gross subdividable area of the precinct for the POS land area
component with a 2% cash-in-lieu component to fund the rehabilitation of the ‘wetland POS’
and development of the surrounding buffer and the two southern areas of POS for passive
recreational pursuits.

7.5 DCP Funded Works

In keeping with the high quality, sustainable vision being espoused for the Champion Drive
Precinct, the DCP proposes to equitably apportion the provision and development of public
open space areas amongst all land owners/developers within the estate.

Such an approach will also allow a uniform and fully integrated pattern of development to be
achieved. To this end, Urban Landscaping Pty Ltd has prepared landscaping concepts for all
POS areas within the estate thus allowing reasonably accurate development costs to be
determined.

In terms of apportioning costs for POS, the DCP combines the total englobo land value of the
creditable POS sites outlined above to make up the 8% of the gross subdividable area plus
the total estimated cost of development and wetland rehabilitation works provided by Urban
Landscaping to make up the 2% cash-in-lieu contribution. This total cost is then applied to
all land owners/developers in the scheme with those owners physically providing the POS to
receive a ‘DCP credit’ equating to the englobo land value of the POS site being contributed.

DCP credits applied to the relevant owners can then be used to offset other DCP costs
otherwise payable and listed as cost components in Schedule 3: (CDPCA - DOCARW). .
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8 Cultural Heritage

ARA'’s Sustainable Development Policies and Guidelines highlight the need for interpretive
elements in the urban form. Drawing out those interpretative elements to represent the
various precincts should form part of a district wide Interpretive Strategy. An Interpretive
Strategy should look to identify particular sites that may require a developer contribution for
interpretive works. Such an approach requires agreement between local Aboriginal groups,
the Department of Aboriginal Affairs and respective landowners.

ARA is required to prepare an Interpretative Strategy for the Champion Drive, Forrestdale
and Champion Lakes Precincts. This strategy is to examine the suitable provision of an
interpretation centre linked by interpretive walks and other elements. Once completed, the
strategy may require the DCP to fund some of the proposed interpretative elements that may
be provided in the precinct.
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9 Structure Planning and DCP Preparation

9.1 DCP Funded Works

Provision has been made in the DCP and are listed as cost components in Schedule 3:
(CDPCA - DOCARW) for the recoupment by ARA and others of costs associated with
the technical planning, engineering, environmental and landscape works undertaken on
behalf of all land owners/developers within the precinct. Such work includes:

All costs associated with the preparation of the Local Structure Plan;

All costs associated with the preparation of the Development Contribution Plan
for the Champion Drive precinct including the associated Schedule of Developer
Scheme Cost Contributions and any subsequent Amendment required for
extension or modification of the Development Contribution Plan;

All costs associated with the preparation of a Servicing Strategy;

All costs associated with the preparation of a detailed Stormwater Drainage and
Nutrient Management Plan and monitoring; and

All costs associated with the preparation of Local Area Implementation Plan(s)
for Sustainability.
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10 DCP Administration

Once implemented, there will be a number of costs associated with the ongoing operation
and administration of the DCP. These costs will be borne by ARA and need to be
appropriately offset by the DCP and listed as cost components in Schedule 3: (CDPCA -
DOCARW). Included are:

All costs associated with the administration and management of the DCP
including but not limited to: bank charges; audit fees; fees for certification of
estimated costs; office and sundry costs; legal expenses; valuation fees; caveat
and conveyancing fees; officer time costs; cadastral survey costs; easement costs
and other technical consultant fees associated with the design and
implementation of infrastructure items listed in the DCP;

Any other statutory costs incurred in preparing and administering the Armadale
Redevelopment Scheme provisions and DCP for the Champion Drive precinct,
including but not limited to: claims for Injurious Affection, funding of a full time
Scheme Manager, periodic reviews of the Schedule of Developer Scheme Cost
Contributions; and any interest costs incurred by Council in respect to loan funds
required to provide timely implementation of any of the items listed above; and

Any interest and associated costs incurred by the ARA in respect to ‘pre-funding’
and other costs identified in the schedule.

Estate Marketing and Branding.
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11 Valuation Principles

Some of the proposed common infrastructure items to be funded by the DCP incorporate a
land component. This will necessarily require appropriate values to be determined through a
formal valuation process. To this end, ARA will require the valuation process to be in
accordance with the provisions of section 8.9 and 8.10 of the Scheme.

December 2005 Page 21 of 23



SCHEME AMENDMENT REPORT ON THE INTRODUCTION OF THE CHAMPION DRIVE
PRECINCT CONTRIBUTION AREA

12 Staging of Works

The staging of the development of the Champion Drive Precinct is largely controlled by the
extension of the services from the existing infrastructure. The main constraint for Cell A is the
need to construct a main sewer to the proposed No 6 pumping station in McNeil Road.
Some of this area however can be serviced from Westfield Road, as can all of Cell B. The
extension of water supply to the precinct poses a slightly lesser constraint although the
improvement of pressure through required looping of reticulation mains may be difficult
achieve on a piecemeal basis. Conversely, road access to the site as well as extension of
the other services such as Telstra, power and gas do not represent constraints to the
staging.

From a servicing perspective, initial staging of the development is best accommodated from
the Westfield Road frontage of Cell B where advantage can be taken of not only the water
and sewerage, but also of the drainage regime which is proposed to discharge to the
southwest into Westfield Road and the City of Armadale drainage system as previously
described. Additionally, the proposed drainage basin in the POS area located within the
northern portion of Cell B promotes development from this direction. However, the long term
future of the existing TAFE operation has yet to be defined. Until this is known, it is unlikely
that Cell B should accommodate the first development stages.

Development of Cell A has the disadvantage that the water service will need to come from
Westfield Road, while the sewer is from Lake Road and the drainage basin is located in the
northern corner. From a positive perspective however, the sewer main as well as required
works along Lake Road, Champion Drive and Westfield Road qualify as CDP items but will
require some ‘prefunding’ by the initial developer. More importantly, Cell A is more ideally
placed as the marketable ‘front door’ of the overall Champion Drive Precinct.
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13 Schedule 3

The infrastructure works described in this report will be listed in summary form in Schedule 3
in the Scheme under the relative broad headings. A fully detailed itemisation of each
‘infrastructure item’ to be undertaken with its respective costs will be provided in the
Champion Drive Precinct — Estimated Contribution Area Redevelopment Cost (CDP-ECARC)
Schedule which is to be adopted by the Minister.

In order to give effect to the Contribution Plan the following amendment to the Scheme is

proposed.

1. Introduce the following text (shown in bold italics) into Schedule 3:

SCHEDULE 3:

Contribution Area Redevelopment Works

Contribution Area

Description of Contribution Area Redevelopment

Works

Champion Drive Precinct
Contribution Area

Defined Roadworks

Defined Stormwater Drainage Infrastructure
Defined Mains Sewer Infrastructure

Defined Mains Water Supply Infrastructure
Defined Open Space

Define Land Acquisition relating to the above
works

Other Defined Scheme Administration and
Implementation Costs

ogrwNE

N

A detailed explanation of these works is contained in
the adopted Champion Drive Precinct - Local Structure
Plan and further described in the Scheme Amendment
No.7 Report for the Champion Drive Precinct
Contribution Area.
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