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Introduction to Metropolitan Region Scheme major amendments 
 
 
The Western Australian Planning Commission (WAPC) is responsible for keeping the 
Metropolitan Region Scheme (MRS) under review and initiating changes where they are 
seen as necessary. 
 
The MRS sets out the broad pattern of land use for the whole Perth metropolitan region. The 
MRS is constantly under review to best reflect regional planning and development needs. 
 
A proposal to change land use reservations and zones in the MRS is regulated by the 
Planning and Development Act 2005. That legislation provides for public submissions to be 
made on proposed amendments. 
 
For a substantial amendment, often referred to as a major amendment (made under section 
41 of the Act), the WAPC considers all the submissions lodged, and publishes its 
recommendations in a report on submissions. This report is presented to the Minister for 
Planning and to the Governor for approval. Both Houses of Parliament must then scrutinise 
the amendment before it can take legal effect. 
 
In the process of making a substantial amendment to the MRS, information is published as a 
public record under the following titles: 
 
Amendment report 
This document is available from the start of the public advertising period of the proposed 
amendment. It sets out the purpose and scope of the proposal, explains why the 
amendment is considered necessary, and informs people how they can comment through 
the submission process. 
 
Environmental review report 
The Environmental Protection Authority must consider the environmental impact of an 
amendment to the MRS before it can be advertised. Should it require formal assessment, an 
environmental review is undertaken and made available for information and comment at the 
same time as the amendment report. 
 
Report on submissions 
The planning rationale, determination of submissions and the recommendations of the 
WAPC for final approval of the amendment, with or without modification, is documented in 
this report. 
 
Submissions 
This document contains a reproduction of all written submissions received by the WAPC on 
the proposed amendment. 
 
Transcript of hearings 
A person who has made a written submission may also choose to appear before a hearings 
committee to express their views. The hearings proceedings may be recorded and 
transcribed, and the minutes of all hearings will be published and made available. 
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Report on submissions 



Metropolitan Region Scheme Amendment 1323/41 

South Bullsbrook Urban Precinct 
 

Report on Submissions 
 
 
 
1 Introduction 
 
At its April 2017 meeting, the Western Australian Planning Commission (WAPC) resolved to 
proceed with this amendment to the Metropolitan Region Scheme (MRS) in accordance with 
the provisions of Section 41 of the Planning and Development Act 2005.  
 
 
2 The proposed amendment 
 
The amendment proposal was described in the previously published Amendment Report 
and a description of the proposal is repeated below.   
 
The purpose of the amendment is to transfer approximately 210.7 ha of Rural zoned land to 
the Urban Deferred zone in the MRS, as shown on the Figure – Proposal 1.  The proposed 
amendment will facilitate future residential development, a neighbourhood centre, areas of 
public open space, a primary school and associated playing fields and conservation areas. 
 
Requirements to lift the Urban Deferment 

 
The subject land is being zoned Urban Deferred, as the following requirements are to be 
addressed prior to lifting of Urban Deferment: 

 
• A District Structure Plan (DSP) or the Bullsbrook Townsite Landuse Masterplan 

(BTLUMP) being approved by the WAPC to guide the development of the 
Bullsbrook townsite. 

 
The DSP or BTLUMP should consider matters such as: a spatial staging plan, 
district developer contribution plan, MRS reservations (e.g. High Schools, Other 
or Primary Regional Roads etc), buffers (e.g. landfill and extractive industries 
etc), environmental constraints, transport modelling and traffic analysis (amongst 
other matters) in consultation with relevant State Government agencies and the 
City of Swan;  

 
• Confirmation of water and wastewater infrastructure; 

• Confirmation on the location of a High School site;  

• Confirmation of road upgrading requirements to support the proposed scale of 
development; 

• Confirmation that the existing landfill operations and associated buffer has 
ceased; and 

• The eastern portion of the site is partly within a 500 metre separation buffer for 
clay resources.  The clay extraction is to be completed, prior to the transfer of 
this land to the Urban zone. 
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3 Environmental Protection Authority advice 
 
The proposed amendment was referred to the Environmental Protection Authority (EPA) for 
advice on whether environmental assessment would be required.  The EPA advised that the 
proposed amendment does not require formal assessment under Part IV of the 
Environmental Protection Act.  The EPA provided advice on flora and vegetation, terrestrial 
fauna, hydrological processes, inland water environmental quality, social surroundings and 
human health.   
 
The EPA concluded that the amendment can be managed to meet EPA objectives through 
the requirements identified to lift the Urban Deferment, preparation of future local planning 
scheme provisions and/or structure planning to management and protect the environmental 
factors. 
 
A copy of the notice from the EPA was included in the previously published Amendment Report. 

 
 

4 Call for submissions 
 
The amendment was advertised for public submissions from 2 March 2018 to 8 June 2018. 
 
The amendment was made available for public inspection during ordinary business hours at the: 
 

i) Western Australian Planning Commission, 140 William Street, Perth 

ii) Offices of the Cities of Perth, Fremantle, Swan and Kalamunda 

iii) State Reference Library, Northbridge. 
 
During the public inspection period, notice of the amendment was published in the West 
Australian and the Sunday Times newspapers and relevant local newspaper/s circulating in 
the locality of the amendment. 
 
 
5 Submissions 

 
Nineteen submissions (includes one late submission) were received comprising one 
supporting submission, two objecting submissions and 16 submissions containing neutral 
comments or otherwise not objecting to the amendment.   

 
A summary of each submission with WAPC comments and determinations is at Schedule 2.   
A complete copy of all written submissions is contained in this report. 
 
 
6 Hearings 
 
Section 46 of the Planning and Development Act 2005 provides that each person who 
makes a submission is to be offered the opportunity of being heard by a Committee formed 
by the WAPC for that purpose.  All persons who made submissions were invited to present 
their submission to the Hearings Committee.   
 
One request for a hearing occurred on 25 September 2018.   
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7 Main issues raised in submissions 
 
7.1 Inclusion of Additional Land   

 
Submissions request the inclusion of all and/or the remainder of their land in the 
amendment as they are no longer located within the Bullsbrook WWTP buffer or abut 
to the north of the amendment area and are considered a logical extension. 
 
WAPC Response: In relation to the modification of the amendment to include new 
land in the Urban Deferred zone, this is considered a major modification requiring re-
assessment by the WAPC, EPA and the Minister for Planning's consent to advertise, 
prior to re-advertising of the amendment for another three months.  Essentially, the 
amendment process would be recommenced from the start.   

 
Appropriate justification (via technical assessments) would need to be provided to the 
City of Swan, EPA and WAPC prior to any further consideration of any additional 
land being zoned for urban purposes in the MRS.   

 
Should additional land be considered suitable for urban purposes this could be 
included in a future MRS amendment process. Given the timing implications and 
further justification required to substantiate any additional urban area, such 
modifications are not within the scope of this amendment.   

 
The submissions are dismissed and no modifications to the amendment proposed in 
relation to this matter. 

 
 
8 Modifications 
 
After consideration of submissions the amendment is modified by excluding the road 
widening associated with Great Northern Highway and Lage Road as required by Main 
Roads WA (MRWA).  
 
Lifting of Urban Deferment Requirements 
 
The WAPC notes that since the advertising of the amendment the Bullsbrook Townsite DSP 
has been approved.  Therefore the final lifting of Urban Deferment requirements are as 
follows: 

 
• Confirmation of water and wastewater infrastructure; 

• Confirmation on the location of a High School site; 

• Confirmation of road upgrading requirements to support the proposed scale of 
development; 

• Confirmation that the existing landfill operations and associated buffer has 
ceased; and 

• The eastern portion of the site is partly within a 500 metre separation buffer for 
clay resources.  The clay extraction is to be completed, prior to the transfer of 
this land to the Urban zone. 

 
The area of the modified amendment is approximately 210.52 ha.  Readvertising of the 
amendment is not required as the above modifications do not alter the intent of the 
advertised amendment and are considered minor in nature. 
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9 Responses and determinations  
 
The responses to submissions are detailed in this report.  The submissions of objection are 
recommended to be dismissed.  Minor modification to the amendment has been undertaken 
as discussed above.   
 
 
10 Coordination of region and local scheme amendments 
 
Under section 126(3) of the Planning and Development Act 2005 the WAPC has the option 
of concurrently rezoning land that is being zoned Urban under the MRS, to an "Urban 
Development" zone (or similar) in the Local Planning Scheme (LPS).  As no land is being 
zoned Urban in the MRS, section 126(3) is not applicable. 
 
 
11 Conclusion and recommendation 
 
This report summarises the background to Amendment 1323/41 and examines the various 
submissions made on it. 
 
The WAPC, after considering the submissions, is satisfied that the amendment as shown 
generally on the Figure - Proposal 1 in Schedule 4 (as modified) and in detail on the MRS 
Amendment Plan listed in Appendix 2 (as modified) should be approved and finalised. 
 
Having regard to the above, the WAPC recommends that the Minister for Planning presents 
the amendment to His Excellency the Governor for his consideration and approval and 
subsequently commend the amendment to both houses of Parliament. 
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Schedule 1 
 
 

Alphabetical listing of submissions 



Alphabetical Listing of Submissions 

MRS Amendment 1323/41 

South Bullsbrook Urban Precinct 

Submission Number Name 
2 ATCO Gas Australia 
5 Biodiversity, Conservation and Attractions (Parks and Wildlife 

Service, Rivers and Estuaries Branch), Department of 
11 Communities, Department of 

6 Education, Department of 
13 Element (on behalf of owner Boral Bricks Western Australia Pty Ltd) 
18 Fire & Emergency Services, Department of 
10 Health, Department of 

9 Jobs, Tourism, Science and Innovation, Department of 
(Infrastructure and Land Planning) 

14 Main Roads WA 
12 Mines, Industry Regulation and Safety, Department of 

1 Primary Industries and Regional Development, Agriculture & Food, 
Department of 

3 Public Transport Authority of WA 
16 Rowe Group (on behalf of the majority landholders in the South 

Bullsbrook Urban Precinct) 
15 Sibbel, Anne (Bullsbrook Residents and Ratepayers Association 

Incorporated) 
17 Swan, City of 

8 Transport, Department of 
7 Water and Environmental Regulation (Swan Avon Region), 

Department of 
4 Water Corporation 

Late Submissions Name 
19 Biodiversity, Conservation and Attractions, Department of (Parks & 

Wildlife Services, Swan Region) 

 



 
 
 
 
 
 
 
 
 
 
 
 

Schedule 2 
 
 

Summary of submissions and determinations 



 
REFER TO THE SUBMISSIONS SECTION FOR A FULL COPY OF EACH WRITTEN 
SUBMISSION AND SUPPORTING INFORMATION 
 
 
Submission:    1 
 
Submitted by: Department of Primary Industries and Regional 

Development (Agriculture & Food) 
 
Summary of Submission:  COMMENT 
 
• State Planning Policy 2.5: Land Use Planning in Rural Areas (SPP 2.5) states that the 

introduction of sensitive or incompatible land uses such as additional housing or 
accommodation in rural areas can compromise rural land uses and effectively sterilise 
rural land. There is a need to ensure that existing rural land uses are protected and 
landholders are able to exercise their operational needs effectively and appropriately; 

 
• Environmental Protection Authority’s Guidance Statement No. 3 - Guidance for the 

Assessment of Environmental Factors - Separation Distances between Industrial and 
Sensitive Land Uses recommends that in the absence of site-specific technical studies, 
a minimum separation distance of 500 metres; and 

 
• Department of Health’s Guidelines for Separation of Agricultural and Residential Land 

Uses - Establishment of Buffer Areas which specify a minimum separation distance of 
300 metres or an adequate vegetated buffer. 

 
Planning Comment: The WAPC notes the subject land has been identified as Urban 
Expansion in the North East Sub-regional Planning Framework and is considered 
appropriate for future urban development. 
 
The land is being zoned Urban Deferred (rather than Urban), as range of requirements are to 
be addressed prior to the transfer of the land to the Urban zone.  This includes confirmation 
regarding the closure of existing infill operations and nearby clay extraction activities, prior to 
the transfer of the land to the Urban zone.  No residential development can occur until the 
land has been transferred to the Urban zone. 
 
Determination: Submission noted. 
 
 
Submission:    2, 3, 7, 8, 9, 10, 11, 12, 18 
 
Submitted by: ATCO Gas, Public Transport Authority, Department of 

Water and Environmental Regulation, Department of 
Transport, Department of Jobs, Tourism, Science and 
Innovation, Department of Health, Department of 
Communities, Department of Mines, Industry 
Regulation and Safety, Department of Fire and 
Emergency Services 

 
Summary of Submission:  COMMENT 
 

 
 



The above State Government agencies and infrastructure providers raise no objections, no 
comment or provide general comments that relate to the subsequent more detailed stages of 
the planning and development process.  
 
Planning Comment: Comments noted.   
 
Determination: Submissions noted. 
 
 
Submission:    4 
 
Submitted by:   Water Corporation 
 
Summary of Submission:  COMMENT 
 
The Water Corporation has prepared long-term, conceptual water and wastewater planning 
to provide for the ultimate urban expansion identified in the BTLUMP.  This infrastructure 
planning is conceptual and may be varied and staged by the developers in consultation with 
the Corporation. It is likely that this planning will be reviewed several times over the coming 
years as more detailed land use, population, dwelling yield and timing information becomes 
available through the preparation of local structure plans for the locality. 
 
The land in the three urban precincts is currently not serviced with water or wastewater and 
the developers will need to fund the installation of new infrastructure within the land and/or 
extensions from the existing Bullsbrook townsite networks. 
 
The Corporation’s infrastructure planning and timing of capital funding for major headworks 
infrastructure to support the town’s urban expansion (including new water storage tanks, 
water distribution mains >300 mm diameter, wastewater pumping stations and major gravity 
sewers >300 mm diameter) is premised on the logical and orderly progression of urban 
development. 
 
Where unserviced land is remote or physically separated from the development front, or the 
proponents wish to develop their land ahead of the Corporation’s planned capital funding for 
headworks infrastructure, the developers may be required to fund some headworks 
infrastructure and/or install temporary water and wastewater infrastructure to service their 
land, provided that these short-term solutions do not prejudice the Corporation’s long-term 
infrastructure planning for the area. 
 
Planning Comment: Comments noted.   
 
Determination: Submission noted. 
 
 
Submission:    5  
 
Submitted by: Department of Biodiversity, Conservation and 

Attractions (Rivers and Estuaries Branch) 
 
Summary of Submission:  COMMENT 
 
• There are concerns regarding the appropriate management and development around 

the watercourses that run through the site and flow as tributaries to the Swan River in 
particular Ki-it Monger Brook and Nambad Brook.  A large portion of amendment areas 

 
 



1 and 2 are identified as multiple use wetlands. It is recommended that the 
watercourses and at least 30 metres either side of the waterways be reserved for 
Parks and Recreation purposes. 

 
• The subject land is located within the Ellen Brook Catchment. The Swan Canning 

Water Quality Improvement Plan identified the Ellen Brook catchment as the largest 
contributor of total nitrogen and total phosphorous loads to the Swan Canning estuary. 
It is important to ensure that the transition of this area from principally rural activities to 
urban activities occurs in a way that minimises the entry of contaminants into the Swan 
River. This should occur in line with the principles of water sensitive urban design and 
in particular focus on restoration of the naturally existing waterways. It is also important 
to ensure that all development within the area is connected to sewer. 

 
• The Department welcomes the opportunity to undertake a more detailed review of the 

water management plans and the structure plans in the subsequent planning stages. 
 
Planning Comment: The WAPC notes the subject land has been identified as Urban 
Expansion in the North East Sub-regional Planning Framework, and is considered 
appropriate for future urban development. The Department of Water and Environmental 
Regulation has appropriated a District Water Management Strategy for the site. 
 
The land is being zoned Urban Deferred (rather than Urban), as range of requirements are to 
be addressed prior to the transfer of the land to the Urban zone.  This includes confirmation 
of reticulated water and wastewater services, clay and landfill buffers etc. 
 
In relation to the reservation of watercourses and associated buffer areas as Parks and 
Reservation in the MRS.  Such requirements are given further detailed consideration at the 
local structure plan stage, and if considered appropriate these areas are identified for future 
protection.    
 
The DBCA will be consulted as planning progresses, such as at the subsequent lifting of 
Urban Deferment, local scheme amendment and local structure plan stages etc. 
 
Determination: Submission noted. 
 
 
Submission:    6 
 
Submitted by:   Department of Education 
 
Summary of Submission:  COMMENT 
 
• The Concept Master Plan includes provision for three primary school sites that are 

identified within the BTLUMP; 
 
• The Central Bullsbrook Urban Precinct there is a pocket of remnant Guildford Complex 

within Lot 1314 Chittering Road, Bullsbrook. As this vegetation is not to be cleared it 
would have impinged on the ability of the proposed primary school to share public 
open space. Further detailed planning on the school site with the developers and the 
City of Swan has bought about a relocation of the primary school site further west, 
closer to the Town Centre and onto Lot 1354 Chittering Road, Bullsbrook. It is 
envisaged that this location would allow shared public open space between the City of 
Swan and the Department; 

 

 
 



• The Department is agreeable to locating shared ovals co-located with these schools 
wholly on the City of Swan’s land in order to preserve the full developable area of 
school site to accommodate additional permanent classrooms; and 

 
• The Department is working with the City of Swan and the developers on the 

requirement for a new High School site within the BTLUMP. 
 
Planning Comment: Comments noted.   
 
Determination: Submission noted. 
 
 
Submission:    13 
 
Submitted by:   Element (on behalf of Boral Bricks WA Pty Ltd) 
 
Summary of Submission:  OBJECTION 
 
The submitter objects to the amendment as any urbanisation and intensification of land use 
within the surrounding area has potential consequential impacts on the longer term 
operational and commercial viability of the quarry in accordance with Boral’s planning for the 
site. 
 
It is acknowledged that lifting of the Urban Deferment is subject to further detailed planning 
being progressed, including the cessation of existing extraction operations amongst other 
matters. 
 
It is important that future planning of the surrounding area recognises the longer term 
progressive expansion of the quarry. This is critical given that Perth and Peel’s Basic Raw 
Material supply has been constrained due to a lack of sequential land use planning and the 
encroachment of urban and industrial land on potential new supplies. Any urbanisation of the 
surrounding area in the vicinity of the existing quarry would be counterintuitive and 
inconsistent with the principles of SPP 2.4. 
 
It will be important to ensure appropriate mechanisms and controls (eg. landscape buffer 
arrangements, notifications on titles) together with specific staging requirements, are clearly 
identified and implemented through future planning processes to avoid land use conflicts. It 
will be important to ensure that future road network planning is cognisant of trucks 
associated with the quarry operation, and the need to avoid potential conflict with residential 
traffic. 
 
Boral’s quarry is one of only a few within the Perth metropolitan region that provides clay for 
the manufacture of bricks to the construction industry. Accordingly, any limitation on the 
future output from the quarry would have a significant impact in the supply and cost of 
materials to the construction industry, and the realisation of future residential and 
commercial development under the current strategic planning framework. 
 
It is acknowledged the proposed amendment generally reflects the extent of land identified in 
the approved Bullsbrook Townsite District Structure Plan, as the portion of Lot 202 Great 
Northern Highway is within the Urban Deferred zone is relatively limited and forms part of the 
buffer to the current extraction operation, the land is unlikely to ever be developed for urban 
development.  The rationalisation of the boundary of the Urban Deferred zone to reflect the 
current lot configuration is considered appropriate. 
 

 
 



Portion of Lot 201 Great Northern Highway to the north-west (under separate ownership) 
and within the 500 metre buffer, is proposed to be included within the Urban Deferred zone. 
The retention of this land within the current Rural zone is considered more appropriate. 
 
Planning Comment: The WAPC notes the subject land has been identified as Urban 
Expansion in the North East Sub-regional Planning Framework, and is considered 
appropriate for future urban development.  
 
The land is being zoned Urban Deferred (rather than Urban), as range of requirements are to 
be addressed prior to the transfer of the land to the Urban zone.  In the advertised 
Amendment Report the WAPC acknowledged that the clay extraction activities are required 
to be finalised, prior to this land being transferred to the Urban zone.  This was also identified 
in the WAPC endorsed Bullsbrook Townsite DSP.   
 
Therefore the Urban Deferred zone is considered to be an appropriate planning response 
that allows the clay extraction operations to continue, whilst providing for future sequential 
development. 
 
Determination: Submission dismissed. 
 
 
Submission:    14 
 
Submitted by:   Main Roads WA 
 
Summary of Submission:  COMMENT 
 
Main Roads WA (MRWA) requests the area shown as Primary Regional Roads (PRR) 
reservation depicted on land protection plan 1.1409 be excluded from the amendment. 
 
Advice to Applicant 
 
• The three Bullsbrook amendments will intensify current rural landuses in order to 

achieve a higher density/intensification and will contribute to increased traffic pressures 
on the local and PRR networks. 

 
• MRWA expects that the following requirements are addressed prior to the lifting of 

Urban Deferment: 
 

o A DSP for the BTLUMP being approved by the WAPC to guide the 
development of the Bullsbrook townsite. 

 
o Indicative local structure plans with a supporting strategy for the timing of land 

releases/staging plan and required local and PRR network upgrades. 
 
o Transport modelling assessment being undertaken for all three amendment 

areas addressing all forms of transport modes, including assessment of the 
broader regional road impacts in accordance with the WAPC’s Transport 
Impact Assessment Guidelines. 

 
• MRWA has previously advised that it did not support the rezoning of three 

amendments due to the increased demands generated and uncertainty surrounding 
the delivery of supporting local and PRR infrastructure. 

 

 
 



• The scale of development is a risk to the local and PRR infrastructure due to demands 
that will be generated. 

 
• A DCP which addresses the approximate scale of costs for the above local and 

regional road upgrades, the likely timing of these upgrades, agreement on a delivery 
strategy etc is required. 

 
MRWA can assist the developer and the City of Swan in formulating such a strategy. 
 
Planning Comment: The area shown as PRR reservation on land requirement plan 1.1409 
has been excluded from the amendment. 
 
Determination: Submission noted. 
 
 
Submission:    15 
 
Submitted by: Anne Sibbel (on behalf of the Bullsbrook Residents and 

Ratepayers Association Incorporated),  
 
Summary of Submission:  SUPPORT 
 
The submission supports the proposed amendment. 
 
Planning Comment: Support noted. 
 
Determination: Submission noted. 
 
 
Submission:    16 
 
Submitted by: The Rowe Group (on behalf of a number of 

landowners) 
 
Summary of Submission:  OBJECTION 
 
Lifting of Urban Deferment Requirements 
 
The lifting of Urban Deferment requirements be modified as follows: 
 

• Confirmation of water and wastewater infrastructure; 

• Confirmation of road upgrading requirements to support the proposed scale of 
development; 

• Confirmation that the existing landfill operations and associated buffer has ceased; 
and  

• The eastern portion of the site is partly within a 500 metre separation buffer for clay 
resources. The clay extraction is to be completed, prior to the transfer of this land to 
the Urban zone. 

 
The original lifting of Urban Deferment requirements included a DSP or the BTLMUP being 
approved by the WAPC, prior to the transfer of the land to the Urban zone.  However, the 
BTLUMP has been approved by the WAPC therefore this requirement can be removed.  
 

 
 



Modification of Amendment Area 
 
The eastern alignment of the Urban Deferred area be extended to include Pt Lots 1, 2, 101, 
201, 202 Great Northern Highway and Lot 302 Lage Road to match the boundary of 
Structure Plan No. 11.  This area comprises an additional 29.4 ha. 
 
This submission was supported by a Hearing where additional information was provided. 
 
Planning Comment: Refer to Part 7.1 – Inclusion of Additional Land. 
 
The WAPC notes that the Bullsbrook Townsite DSP has been endorsed, therefore this 
requirement has been removed from the final lifting of Urban Deferment requirements. 
 
Determination: Submission partly dismissed/partly upheld. 
 
 
Submission:    17 
 
Submitted by:   City of Swan 
 
Summary of Submission:  COMMENT 
 
• The eastern boundary of the amendment to be extended to reflect the western 

boundary of the Structure Plan No.11  (Lot 301 Stock Road and Lot 302 Lage Road, 
Bullsbrook). 

 
• Should it be found that sufficient water and waste water capacity currently exists, that 

part of Lot 1354 Great Northern Highway, Bullsbrook that can be serviced is to be 
included in the Urban zone; and 

 
• MRWA’s latest policy position in preference of roundabouts at all intersections should 

be taken in consideration prior to a final decision on the three MRS amendments. The 
requirement may result in extended land requirements, and therefore an extension to 
the Primary Regional Roads reservation at intersections with Great Northern Highway. 

 
Planning Comment: Refer to Part 7.1 – Inclusion of Additional Land. 
 
MRWA has not advised of any further PRR reservation requirements. 
 
Determination: Submission noted. 
 
 
Submission:    19 (Late Submission) 
 
Submitted by: Department of Biodiversity, Conservation and 

Attractions (Parks & Wildlife Services, Swan Region) 
 
Summary of Submission:  COMMENT 
 
Native Vegetation 
Whilst it is acknowledged that the majority of the amendment area is cleared or completely 
degraded, there are pockets of remnant vegetation and isolated paddock trees which may 
provide Carnaby’s Black Cockatoo habitat. This species is listed as Endangered under the 
Environmental Protection and Biodiversity Conservation Act 1999 (EPBC Act), and is also 

 
 



listed as Specially Protected under the Wildlife Conservation Act 1950. Accordingly, future 
proposals which may impact these areas should be discussed with the Department of the 
Environment and Energy as there may be a requirement to refer the application under the 
EPBC Act. 
 
Wetland Values 
There are several geomorphic wetlands in the amendment area, the majority of which are 
classified as Multiple Use wetlands. In addition to the mapped wetlands, the portion of the 
Nambad Brook in the southern portion of the amendment area has not been mapped in the 
Department's geomorphic wetlands database, however it is recommended that further 
investigations are undertaken to determine the condition and values within the wetland. 
 
The Department advises that EPA Guidance Statement 33 recommends that wetlands that 
are to be protected in the planning system are afforded a 50 metre minimum wetland buffer. 
If a buffer of less than 50 metres is proposed from the wetland boundary to areas of 
development, a buffer study in accordance with the draft Guideline for the Determination of 
Wetland Buffer Requirements may need to be conducted to accurately determine the buffer 
required to protect the wetland values. The purpose of a site specific buffer study would be 
to identify the values, functions and processes of the wetland, the threats posed by the 
proposed changes, and the buffer required to mitigate these threats.  
 
This buffer study would assist in providing justification to decision makers to demonstrate the 
reasoning for the buffer distances. It should be noted that Department is not a decision 
maker in regard to wetland buffers, however the Department can provide advice to decision 
makers as requested. 
 
Where the wetland buffer/foreshore reserve is part of public open space, its treatment should 
be appropriate and contribute towards the maintenance of ecological functioning within the 
wetland.  The buffer should be revegetated with appropriate native vegetation species of 
local provenance. Vegetation of natural structure including groundcovers, mid-storey and 
over-storey around wetlands is critical for filtering and absorption of nutrients and pollutants, 
provision of fauna habitat, abating nuisance insect issues and restricting the spread of 
rubbish into the wetlands. While some passive recreation may be acceptable in defined 
areas of the wetland buffer, the placement of lawns, playgrounds and other active recreation 
areas are generally not considered appropriate. 
 
It is recommended that a wetland or foreshore management plan is prepared as part of 
future structure plan process. It is recommended that the contents and format of the wetland 
management plan be prepared in accordance with the checklist for preparing a wetland 
management plan available on Department's website.  It is also important to engage with the 
Department of Water, Environmental Regulation during the preparation of the wetland 
management plan. 
 
Planning Comment: The proponent has been advised of the above comments which will 
require further consideration in the subsequent more detailed planning stages. 
 
Determination: Submission noted. 
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Department of j
Primary Industries and
Regional Develo ment |

GOVERNMENT OF
WESTERN AUST ALIA

I

Your refereance:
809-2-21-39 Pt 1(RLS/0693)
(South)
809-2-21-41 Pt 1(RLS/0694)
(Central)
809-2-21-42 Pt 1(RLS/0692)
(North)
Our reference: LUP 336
Enquiries: Rod Safstrom

Kerrine Blenkinsop
Secretary
Western Austalian Planning Commission
Locked Bag 2506 Perth WA 6001
info@dplh.wa.gov.au

Dear Ms Blenkinsop,

Metropolitan Region Scheme Amendment 1323/41 - South Bullsb ook Urban
Precinct, 1324/41 - Central Bullsbrook U ban Precinct, 1325/41 - North
Bullsbrook Urban Precinct

Thank you for the opportunity to provide comment on the above MRS Amendment.

The Metropolitan Scheme Amendments 1323/41, 1324/41 and 1325/41 are
supported as they align with the Draft Perth and Peel @ 3.5 Million and the Draft
N.E. Sub-regional Planning Framework provided consideration is given to potential
conflicts in land use between the proposed urban land and adjacent land that will
remain in the Rural Zone.

The following policy and guidelines need to be considered:

® Western Australian Planning Commission s State Planning Policy 2.5
(SPP2.5) Land Use Planning in Rural Areas which states that the
introduction of sensitive or incompatible land uses such as additional housing
or accommodation in rural areas can compromise rural land uses and
effectively sterilise rural land. There is a need to ensure that existing rural
land uses are protected and landholders are able to exercise their
operational needs effectively and appropriately;

o Environmental Protection Authority s Guidance Statement No. 3 - Guidance
for the Assessment of Environmental Factors - Separation Distances
between Industrial and Sensitive Land Uses which recommends, in the

Agriculture and Food
3 Baron-Hay Court, South Perth WA 6151

Locked Bag 4, Bentley Delivery Centre WA 6983
Telephone+61 (0)8 9368 xxxx Facsimile+61 (0)8 9474 xxxx enquiries@dpird.wa.gov.au

dpird.wa.gov.au
ABN: 18 951 343 745

J



absence of site-specific technical studies, a minimum separation distance of
500 metres; and

a Department Of Health s Guidelines for Separation of Agricultural and
Residential Land Uses - Establishment of Buffer Areas which specify a
minimum separation distance of 300 metres or an adequate vegetated buffer.

Adequate separation dist nces between residential land and Rural Zoned land or
alternate mechanisms are required to ensure minimal impact on exisiting
agricultural and uses.

For further information, contact Mr Rod Safstrom on 9368 3169 or
rodnev.safstrom@dpird.wa.qov.au.

Yours sincerely

Meiame  trawonage
DIRECTOR
LAND AND WATER ASSESSMENT
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Attachments:

From:
Sent:
To:

Subject:

Snellin, Fiona <Fiona.Snellin@atcogas.com.au>
Wednesday, 7 March 2018 11:29 AM
mrs

FW: LM18045_WAPC Referral - MRS Amendment 809-2-21-39 Ft 1
(RLS-0693) (South)_1323_41_ATCO Gas
LM18045_WAPC Referral - MRS Amendment 809-2-21-39 Pt 1 (RLS-0693)

(South)_1323_41_ATCO Gas Map.pdf

From: Snellin, Fiona
Sent: Wednesday, 7 March 2018 10:18 AM
To: 'mrs@dplh.wa.gov.au'

Subject: LM18045_WAPC Referral - MRS Amendment 809-2-21-39 Pt 1 (RLS-0693) (South)_1323_41_ATCO
Gas

For the Attention of Mr Anthony Muscara

Your Reference: 809-2-21-39 Pt 1 (RLS/0693) (South)
Our Reference: LM18045

Good morning Anthony,

RE: PROPOSED METROPOLITAN REGIO  SCHE E AMENDME T 1323/41 (South Bullsbrook Urban
Precinct)

Thank you for your recent letter of 27 February 2018 regarding the proposed MRS Amendment
1323/41 for the area known as the South Bullsbrook Urban Precinct in the eastern vicinity of Great
Northern Highway, within the City of Swan.

ATCO Gas Australia (ATCO Gas) has considered the proposed amendment to the Metropolitan Region
Scheme to facilitate the change in use of that land identified, for the purpose of rezoning from Rural zoning
to Urban Deferred zoning. Based on the information and plan provided, ATCO Gas has no objections and
will not be submitting a completed Form 41 or lodging a submission online.

We wish to advise that ATCO Gas doesn t operate gas mains nor infrastructure within the area of the
proposed MRS Amendment 1323/41.

On behalf of ATCO Gas we appreciate the opportunity to provide comment Anthony.

Please accept this email as ATCO Gas's response.

Should you have any queries regarding the information above, please contact us on 6163 5000 or
engineering.services@atcogas,com.au

Kind Regards

Fiona Snellin

Land Management and Project Coordinator

1



Connecti g WA
to naturafgas

www atcogas com.au

81 Prinsep Road, Jandakot, Western Australia, 8184

Telephone: (08) 6163 50581 Mobile: 0476 831 540

Locked Bag 1, Bibra Lake DC, 6965

The information transmitted is intended only for the addressee and may contain confidential,
proprietary and/or privileged material. Any unauthorized review, distribution or other use or the
taking of any action in reliance upon this information is prohibited. If you receive this in error,
please contact the sender and delete or destroy this message and any copies.

ATCO may collect personal infor ation from you via email. For more information on how ATCO
collects, uses, holds and discloses your personal information, see our privacy policy at
www.atco.com.au/privacv.

2





Euban , Marija

Submission 3

From: mrs

Subject: FW: 1323/41 South Bullsbrook, 1324/41 Central Bullsbrook, 1325/41 North
Bullsbrook

From: Ricciardi, Janelle rmailtoiJanelle.Ricciardkaipta.wa.qov.aul
Sent: Friday, 16 March 2018 10:13 AM
To: Muscara, Anthony
Cc: Thomas, Andrew
Subject: 1323/41 South Bullsbrook, 1324/41 Central Bullsbrook, 1325/41 North Bullsbrook

PTA File  o. 00378/18

Fli Anthony,

I refer to your letter dated 27 February 2018 seeking comments regarding various MRS Amendments in

Bullsbrook (1323/41,1324/41,1325/41).

Please be advised that the Public Transport Authority has no comments to make in this regard.

Kind regards,

Janelle Ricciardi
A/Strategic Railway Network Planner | IP&LS
Public Transport Authority of Western Australia
Public Transport Centre, West Parade, Perth, 6000
PO Box 8125, Perth Business Centre, WA, 6849
Tel: (08) 6551 6517
Email: ianelle.ricciardi@pta.wa.gov.au | Web: www.pta.wa.gov.au

The Public Transport Authority of Western Australia cannot acce t any liability for any loss or damage sustained as a result of software viruses. You
must carry out such virus checking as is necessary before opening any attachment to this message. The information in this email and any files
transmitt d with it may be of a privil ged and/or confidential natur  and is intend d solely for the addressee(s). If you are not an intend d addressee
pl ase notify th  sender i mediately, and note that any disclosure, copying or distribution by you is prohibit d and may be u lawful. The views
expressed in this email are not necessarily the views of the Public Transport Authority.

1



Subm ssioi   

Development 629 Newcastle Street PO Box 100 1(08)9420 2099
Services Leederville WA 6007 Leeder ille VVA 6902 F (08)9420 3193

Your Ref:

Our Ref:
Enquiries:
Direct Tel:
Fax:

809-2-21-39 Pt1 (RLS/0693) (South)
809-2-21-41 Pt1 (RLS/0694) (Central)
809-2-21-42 Pt1 (RLS/0692) (North)
JT1 2007 06075 V01 (MRS352859)
Brett Coombes
9420 3165
9420 3193

20 March 2018

Secretary
Western Australian Planning Commission
LOCKED BAG 2506
PERTH WA 6001

Attention: Anthony Muscara

Metropolitan Region Scheme Amendments:
1323/41 - South Bullsbrook Urban Precinct
1324/41 - Central Bullsbrook Urban Precinct
1325/41 - North Bullsbrook Urban Precinct

Thank you for your letter of 27 February 2018 inviting comments on the above
proposed amendments.

The water and wastewater information contained in each of the amendment reports
is a brief summary of the servicing, staging and funding issues that will need to be
addressed in each precinct.

The Water Corporation has prepared long-term, conceptual water and wastewater
planning to provide for the ultimate urban expansion identified in the City of Swan
Bullsbrook Townsite Expansion Strategy, which includes the three amendment sites.
This infrastructure planning is conceptual and may be varied and staged by the land
developers consulting engineers in consultation with the Corporation. It is likely that
this planning will be reviewed several times over the coming years as more detailed
land use, population, dwelling yield and timing information becomes available
through the preparation of local structure plans for the various urban precincts.

The land in these urban precincts is currently not serviced with water or wastewater
and the developers will therefore need to fund the installation of new infrastructure
within the land and/or extensions from the existing Bullsbrook townsite networks.

The Water Corporation s infrastructure planning and timing of capital funding for
major headworks infrastructure to support the town s urban expansion (including new
water storage tanks, water distribution mains >300mm diameter, wastewater
pumping stations and major gravity sewers >300mm diameter) is premised on the
logical and orderly progression of urban development.

watGrcorporntion.com.au ABN 28 003  3  91/



Where unserviced land is remote or physically separated from the development front,
or the proponents wish to develop their land ahead of the Corporation s planned
capital funding for headworks infrastructure, the developers may be required to fund
some headworks infrastructure and/or install temporary water and wastewater
infrastructure to service their land, provided that these short-term solutions do not
prejudice the Corporation s long-term infrastructure planning for the area.

If you have any queries or require further clarification on any of the above issues,
please contact me on Tel. 9420-3165.

Brett Coombes
Senior Planner
Development Services



SubmS si®si 5

Department of Biodiversity,
Conservation and Attractions

PARKS AND
WILDLIFE
SERVICE

GOVERNMENT OF
WESTERN AUSTRALIA Your ref: 809-2-21-39

809-2-21-41

809-2-21-42

Our ref: 2018/1689

Enquiries: Greg Comiskey

Phone: 9278 1922

Email: greg.co iskey@dbca.wa.gov.au

Ms Kerrine Blenkinsop
Secretary
Western Australian Planning Commission
Locked Bag 2506
PERTH WA 6001

Attention: Anthony Muscara

Dear Ms Blenkinsop

METROPOLITAN REGION SCHEME AMENDMENTS 1323/41, 1324/41, 1325/41 - THE
BULLSBROOK URBAN PRECINCT (SOUTH, CENTRAL, NORTH)

Thank you for providing the Department of Biodiversity, Conservation and Attractions (the
department) with the opportunity to comment on the above mentioned Metropolitan Region
Scheme amendments.

I note that the amendments are to rezone land from the Rural zone to the Urban Deferred zone to
facilitate further planning and development of the area for residential and related purposes. The
City of Swan has previously referred the draft structure plan for area 2 to the department and the
department generally supports the development of the Bullsbrook area.

The department has assessed the proposed amendments and while there is no objection, there
are concerns regarding the appropriate management and development around the watercourses
that run through the site and flow as tributaries to the Swan River in particular Ki-it Monger Brook
and Nambad Brook. In addition, a large portion of amendment areas 1 and 2 are identified as
multiple use wetlands. It is recommended that the watercourses and at least 30m either side of the
waterways be reserved for Parks and Recreation purposes.

As you are aware the subject land is located within the Ellen Brook Catchment. The Swan Canning
Water Quality Improvement Plan (2009) identified the Ellen Brook catchment as the largest
contributor of total nitrogen and total phosphorous loads to the Swan Canning estuary. It is
important to ensure that the transition of this area from principally rural activities to urban activities
occurs in a way that minimises the entry of contaminants into the Swan River. This should occur
in line with the principles of water sensitive urban design and in particular focus on restoration of
the naturally existing waterways. It is also important to ensure that all development within the area
is connected to sewer.

Rivers and Estuaries Branch
Locked Bag 104, Bentley Delivery Centre, Western Australia 6983

Phone: (08) 9219 9000 Email: rivers.planning@dbca.wa.gov.au
www.dbca.wa.gov.au



The department welcomes the opportunity to undertake a more detailed review of the water
management plans and the structure plans that will be required in the next phases of planning for
this locality.

If you ha e any queries regarding this matter, please contact the above officer. In all
correspondence please quote the above reference number.

Yours sincerely

( .eod-Thorpe
Manager, Statutory Assessments

March 2018
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Government of Western Australia
Department of Education Your ref

Our ref

Enquiries

809-02-21-39 Pt 1
809-02-21-41 Pt 1
809-02-21-42 Pt 1
D18/0148940

Ms Kerrine Blenkinsop
Secretary
Western Australian Planning Commission
Locked Bag 2506
PERTH WA 6000

Dear Ms Blenkinsop

Metropolitan Region Scheme Proposed Amendments:
1323/41 - South Bullsbrook Urban Precinct
1324/41 - Central Bullsbrook Urban Precinct
1325/41 - North Bullsbrook Urban Precinct

Department of Planning,
Lands and Heritage

Received

Scanned

Aitachmenls
Scan QA
Doc No....

File  o 

16 APR 2018 tL

Kdioiz 
~iz? 

Thank you for your letter dated 27 February 2018 regarding the proposed MRS
Amendment for the South, Central and North Bullsbrook Urban Precincts.

The Department of Education has reviewed the document and wishes to make the
following comments;

• The Concept Master Plans for the three precincts includes a provision for three
primary school sites that are identified within the Bullsbrook Townsite Landuse Master
Plan (BTLUMP).

9 It is noted that within the Central Bullsbrook Urban Precinct there is a pocket of
remnant Guildford Complex within Lot 1314 Chittering Road, Bullsbrook. As this
vegetation is not to be cleared it would have impinged on the ability of the proposed
primary school to share public open space. Further detailed planning on the school
site with the developers and the City of Swan has bought about a relocation of the
primary school site further west, closer to the Town Centre and onto Lot 1354
Chittering Road, Bullsbrook. It is envisaged that this location would allow shared
public open space between the City of Swan and the Department.

® The Department is also agreeable to locating the shared ovals co-located with these
schools wholly on the City of Swan s land in order to preserve the full developable
area of school site to accommodate additional permanent classrooms.

© The Department of Education is working with the City of Swan and developers on the
requirement for a new High School site within the BTLUMP.

The Department has no objection to the proposed MRS Amendments.

Yours sincerely

ANNA BROWN
DIRECTOR
ASSET PLANNING and SERVICES

11 April 2018

151 Royal Street, East Perth, Western Australia 6004
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Government of Western Australia
Department of Water and Environmental Regulation

Your ref: 809-2-21-39

File ref: DWERT950

PA ref: 19208

Enquiries: Bree Lyons

Tel: 6250 8035

Western Australian Planning Commission
Locked Bag 2506
PERTH WA 6001

Via email: Anthonv.Muscara@dplh.wa.qov.au

Attention: Anthony  uscara

Dear Sir/Madam,

Re: Metropolitan Region Scheme Proposed Amendments - South Bullsbrook
Urban Precinct - Central Bullsbrook Urban Precinct - North Bullsbrook Urban
Precinct

Thank you for the above referral dated 21 February 2018. The Department of Water
and Environmental Regulation (DWER) has assessed the referral and has the following
advice to provide:

The DWER has assessed the District Water Management Strategies (DWMS)
associated with the proposed Metropolitan Region Scheme Amendments and is
generally satisfied with the documents. As such the DWER supports the amendment
to the Urban Deferred zone for South Bullsbrook Urban Precinct (1323/41), Central
Bullsbrook Urban Precinct (1324/41) and North Bullsbrook Urban Precinct (1325/41).

Water Resource Advice Only

The Department of Water has recently merged with the Department of Environment
Regulation and Office of the Environmental Protection Authority to create the new
agency Department of Water and Environmental Regulation. The former agencies are
in the process of amalgamating their functions. Until this fully occurs, please note that
the advice in this correspondence pertains only to water resource matters previously
dealt with by the Department of Water.

If you wish to discuss the matter further, please contact Bree Lyons on 6250 8035 or
email bree.lvons@dwer.wa.qov.au.

Yours sincerely,

Senior Natural Resource Management Officer
Land Use Planning - Swan Avon Region

20 April 2018
Swan Avon Region

7 Ellam Street Victoria Park WA 6100
Telephone: 08 6250 8000 Facsimile: 08 6250 8050

www; weowar ov.au



Submission 8
Bubanic, Marija

From: Martin, Jacob
Sent: Monday, 23 April 2018 4:31 PM
To: Bubanic, Marija
Subject: MRS Amendments: 1323/41 - South Bullsbrook Urban Precinct, 1324/41 -

Central Bullsbrook Urban Precinct, 1325/41 - North Bullsbrook Urban

Precinct

Your ref: 1323/41,1324/41 & 1325/41
Our ref: DT/15/05074

APPLICATION 1323/41 - SOUTH BULLSBROOK URBAN PRECI CT, 1324/41 - CENTRAL BULLSBROOK
URBA  PRECINCT, 1325/41 - NORTH BULLSBROOK URBAN PRECINCT - MRS AME DMENT
REQUEST FOR COMMENT

I refer to your letter dated 27 February 2018 regarding the above application for MRS amendment from
'Rural  to 'Urban Deferred .

The Department of Transport (DoT) has no objection to the proposal on the condition that any transport or
access issues identified are resolved to the satisfaction of Main Roads.

Thank you for the opportunity to comment on the proposal.

Regards,

Jacob Martin
Senior Transport Planner/Engineer | Policy Planning and Investment | Department of
Transport
140 William Street, Perth WA 6000
Tel: (08) 6551 6326 Fax: (08) 6551 6942
Email: Jacob.Martin@transport.wa.qov.au | Web: www.transport.wa.qov.au

r I. ir i>ir I VeshThinbr r.   Excellent Service « Great People

i



Submission 9

iJ  Government of Western Australia
£\2JI Department of Jobs, Tourism, Science and Innovation

Your ref: 809-2-21-39 Pt 1(RLS/0693) (South), 809-2-21-41 Pt 1 (RLS/0694) (Central), 809-2-21-42 Pt 1(RLS/0692)
(Nort )
Our ref: J0820/201701
Enquiries: simone.soliman@jtsi.wa.gov.au
Phone: 9222 0476

Kerrine Blenkinsop
Secretary
Western Australian Planning Commission
140 William Street
PERTH WA 6000

Attention: Anthony Musca a

I refer to your letter dated 27 February 2018, inviting the Department of Jobs,
Tourism, Science and Innovation to provide comment on Metropolitan Region
Scheme proposed amendments 1323/41 - South Bullsbrook Urban Precinct,
1324/41 - Central Bullsbrook Urban Precinct and 1325/41 - North Bullsbrook Urban
Precinct.

The Department has reviewed the proposed amendments and does not have any
comment to provide.

For all enquiries, please contact Simone Soliman, Project Officer on 9222 0476.

Yours sincerely

Christine Gj
EXECUTI
Infrastruct and Planning

1 May 2018

Level 6, 1 Adelaide Terrace East Perth Western Australia 6004
Telephone +61 8 9222 0555 Facsimile +61 8 92220505

www.jtsi.wa.gov.au

wa.gov.au

ABN 90 199 516 864



Submission 10
Government of Western Australia
Department of Health

Your Ref: 809-2-21-39 Pt1 (RLS/0693/1) South
809-2-21-41 Rt1 (RLS/0694/1) Central

809-2-21-42 Pt1 (RLS/0692/1) North
Our Ref: F-AA-00808/21 EHB18/138

Enquiries: Vic Andrich 9388 4999

Ms Kerrine Blenkinsop
Secretary
Western Australian Planning Commission
Locked Bag 2506
PERTH WA 6000

Attention: Simon Luscombe, Principal Planning Officer

Dear Ms Blenkinsop

Department of Planning,
Lands and Heritage

Received

Scanned
Atlachmenls
Scan QA
Doc No....

File No 

2 1 MAY 2018
/ W23 / g

METROPOLITAN REGION SCHEME PROPOSED AMENDMENTS: REZONING
LAND FROM  RURAL  TO  URBAN DEFERRED’

• 1323/41 - SOUTH BULLSBROOK URBAN PRECINCT
. 1324/41 - CENTRAL BULLSBROOK URBA  PRECINCT
• 1325/41 - NORTH BULLSBROOK URBAN PRECINC

Thank you for your letter of 27 February 2018 requesting comment from the
Department of Health (DOH) on the above proposal.

The DOH has no objection to the proposed amendments.

Should you have queries or require further information please contact

Vic Andrich on 9388 4999 or ehinfo@health.wa.gov.au

Yours sincerely

Stan Goodchild
A/EXECUTIVE DIRECTOR
ENVIRONMENTAL HEALTH DIRECTORATE

16 May 2018

Environmental Health Directorate | Public and Aboriginal Health Division
All correspondence to: PO Box 8172 Perth Business Centre Western Australia 6849

Grace Vaughan House 227 Stubbs Terrace Shenton Park WA 6008
Telephone (08) 9388 4999 Fax (08) 9388 4955

ABN 28 684 750 332
www.health.wa.gov.au



Government of Western Australia
Department of Communities

Submissio ) 11

Your ref: 809-2-21-39 Ft 1 (RLS/0693 (South)
809-2-21-41 Ft 1 (RLS/0693 (Central)
809-2-21-42 Ft 1 (RLS/0693 (North)

Our Info: 2018/4876

Ms Kerrine Blenkinsop
The Secretary
Western Australian Planning Commission
Locked Bag 2506
PERTH WA 6000

Department, of Planning,
Lands and Heritage

Received

Scanned ? 8 MAY 2018

Scan QA W

As/c? TaT

Dear  s Blenkinsop

Subject: Metropolitan Region Scheme Proposed Amendments -
n 1323/41 - South Bullsbrook Urban Precinct
¦ 1324/41 - Central Bullsbrook Urban Precinct
a 1325/41 - North Bullsbrook Urban Precinct

Thank you for your letter regarding the Metropolitan Region Scheme proposed
amendments 1323/41, 1324/41 and 1325/41 at South, Central and North Bullsbrook.

The Department of Communities supports the proposed amendments transferring the
subject land from the Rural to the Urban Deferred designation zone. The transferral to
Urban Deferred is in line with Directions 2031 and the draft Bullsbrook Townsite Land
Use Master Plan, which will coordinate development over the next 15-20 years.

The requirement for potential noise attenuation due to the Great Northern Highway at
later stages of development is noted.

If you have any further enquiries please contact Mr David McLoughlin, Manager Urban
Planning, Design and Approvals at the Department of Communities on
9222 4822 or by email at david.mcloughlin@communities.wa.gov.au.

Yours sincerely

Whyte
Assistant Director General
Corporate Operations

22/  >oi8

99 Plain Street, East Perth, Western Australia 6004
Locked Bag 22, East Perth WA 6892

communities.wa.gov.au
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Government of Western Australia
Department of Mines, Industry Regulation and Safety Your ref 809-2-21-39 Pt 1 (RLS/0693) (South)

809-2-21-41 Pt 1(RLS/0694) (Central)
809-2-21-42 Pt 1(RLS/0692) (North)

Our ref A0751/201801

Enquiries David Hamdorf

92223533

David. Hamdorf@dmirs.wa.gov.au

Kerrine Blenkinsop
Secretary
Western Australia Planning Commission
Locked Bag 2506
PERTH WA

Dear Ms Blenkinsop

Department of Planning,
Lands and Heritage

Received

sc™« 0/JUN2313 id
Attachmems /  £}/ 7' 
Scan QA 1 1
Doc No . .. .. ...

File No  'A 'bj€ ./3. 6

is  q i-zi
fo  30

METROPOLITAN REGION SCHEME AMENDMENTS 1323/41, 1324/41, 1325/41 - SOUTH
BULLSBROOK, CENTRAL BULLSBROOK & NORTH BULLSBROOK URBAN PRECINCTS

Thank you for your letter dated 27 February 2018 inviting comment on the above proposed
Metropolitan Region Scheme amendments for the rezoning of Rural zoned land to Urban
Deferred zone.

The Department of Mines, Industry Regulation and Safety (DMIRS) has assessed this proposal
with respect to mineral and petroleum resources, geothermal energy and basic raw materials.

For the North Bullsbrook and Central Bullsbrook Urban Precincts, DMIRS has no significant
concerns.

For the South Bullsbrook Urban Precinct, DMIRS notes that the eastern portion of the site is
partly within the 500 m separation buffer for clay resources. We support the amendment
requirement for clay extraction to be completed prior to the transfer of this land to the Urban
zone.

Yours sincerely

Jeffrey HAVVCRTH
Executive EJirector Geoscience and Resource Strategy
Geoscience and Resource Strategy

1 June 2018

000026.David.HAMDORF.docx
Release Classification: - Within Government
Only

ineral House 100 Plain Street East Perth Western Australia 6004
Telephone +61 8 9222 3333 Facsimile +61 8 9222 3862

www.dmirs.wa.aov.au
ABN 69 410 335 356



Planning and Development Act 2005
Section 41 Amendment (Substantial)

Form 41

Submission
Metropolitan Region Scheme Amendment 1323/41

South Bullsbrook Urban Precinct

To: Secretary
Western Australian Planning Commission
Locked Bag 2506
Perth WA 6001 :

Submission 13

JRLS/0728

Title (Mr, Mrs, Miss, Ms) ..Mr. First Name . '.9 . 

Surname . ?a.ddy.... (ele.ment .onbehalfof Bora'Bricks Western Australia Pty Ltd)  (pLEASEpr,ntclearly,

Address .p. .Box.7.375'.Cloistors S9uaro'. o h Postcode .68.50 

Contact phone number 9289830°. Email address .le.i9h-.caddy@e!e.m.en!vva:co.m.-.au 

Submission (Please attach additional pages if required. It is preferred that any additional information be loose rather than bound)

Please refer to attached correspondence for the detail of our submission.

turn over to complete your submission



Hearing of submissions

Anyone who has made a written sub ission on the amendment has the opportunity to personally present the
basis of their subm ssion to a sub-committee of the WAPC. You do not have to attend a hearing. The
comments presented by you in this written submission will be considered in determining the recommendation
for the proposed amendment.

For information about the submission and hearings process, please refer to the amendment report and in
particular appendix D.

Please choose one of the following:

M No, 1 do not wish to speak at the hearings. (Please go to the bottom of the form and sign)

OR

Yes, I wish to speak at the hearings. (Please complete the following details)

I will be represented by:

CD Myself - My telephone number (business hours): 

or

A spokesperson

Name of spokesperson:     
Contact telephone number (business hours):       '
Postal address:   

I would prefer my hearing to be conducted in:

[Z1 Public (members from the general public may attend your presentation)

OR
Private (only the people nominated by you or the hearings committee will be

permitted to attend)

You should be aware that:

• The WAPC is subject to the Freedom of Information Act 1992 and as such, submissions made to the WAPC maybe
subject to applications for access under the act.

® In the course of the WAPC assessing submissions, or making its report on these submissions, co ies of your
submission or the substance of that submission, may be disclosed to third parties.

• Hearings may be recorded and transcribed. The minutes of all hearings, along with all written submissions, are
tabled in Parliament and published as public records should the Governor approve the proposed amendment. The
WAPC recommen ations are similarly published in a report on submissions and tabled in Parliament.

To be signed by person(s) makin  the submission

Signature      Date 8 June 2018

Note: Submissions MUST be received by the advertised closing date, being close of
business (5pm) on 8 JUNE 2018. Late submissions will NOT be considere .

Contacts: Telephone-(08) 6551 8002 Fax-(08) 6551 9001 Website - http://toww.planning.wa.gov.au/public-comment



Your ref: MRS 1323/41
Our Ref: 18-266

7 June 2018

The Secretary
Western Australian Planning Commission
Locked Bag 2506
PERTH WA 6001

Dear Sir/Madam

Submission - Metropolita  Region Sche e A end ent 1323/41 - Lot 202 (No. 2138) Great
Northern Highway, Bullsbrook

On behalf of Boral Bricks Western Australia Pty Ltd as owner (Boral), element is pleased to
provide this submission to the proposed Metropolitan Region Scheme Amendment 1323/41 as it
relates to Boral's Bullsbrook Clay Quarry situated at 2138 Great Northern Highway, Bullsbrook
(the  site ).

Boral takes significant interest in any draft State or local planning framework that has the
potential to impact on its landholdings and the commercial quarry operation located thereon.

The Bullsbrook quarry has been operating for over 50 years, following its establishment by
Swan Quarries in 1962. Boral purchased the site from Swan Quarries in 1982 and have been
undertaking extraction operations since this time, providing clay for brick manufacturing
purposes.

The operation is a significant clay quarry, being one of two owned by Boral within the
metropolitan area providing material to Boral’s brick manufacturing facility at Middle Swan. Boral
currently has a substantial amount of capital expenditure commitment tied up in the Bullsbrook
quarry operation.

The quarry is envisaged to continue operating for another 30+ years.

Site Description and Operations

The following table summarises the legal particulars of the land that comprise the site.

Lot Plan /
Diagram

Volume/
Folio Area Registered Proprietor

202 P403408 2880/162 133.4142 hectares Boral Bricks WA Pty Ltd

The site currently comprises two (2) land parcels, situated either side of the Stock Road reserve
totalling approximately 133 hectares. The site maintains frontage of approximately 18 metres to
Great Northern Highway.

Level 18, 191 St Georges Terrace, Perth Western Australia 6000. PO Box 7375 Cloisters Square, Perth Western Australia 6850
T. (08) 9289 8300 - E.  ello@elementwa.com.au - elementwa.com.au

Element Advisory Pty Ltd



Secretary
Western Australian Planning Commission

Submission - Metropolitan Region Scheme Amendment 1323/41

The site comprises a clay extraction operation wholly operated by Boral. The footprint of the
operation is currently contained to northern portion of Lot 202 (north of Stock Road). Current
planning by Boral for the future of the operation identifies a staged expansion towards the south
of the current footprint (refer to Attachment A).

A 500 metre buffer is associated with the operation. Blasting associated with the operation
occurs at several times throughout the year.

Access to the site and the current quarry operation is provided from Great Northern Highway
(approximately 950 metres to the south of the Stock Road / Great Northern Highway
intersection).

This access point, which has been approved by Main Roads WA, includes associated
deceleration/turning lanes on Great Northern Highway, and will continue to provide access for
trucks associated with the quarry over the longer term.

element.

Current Approvals

The site is subject to a number of current approvals issued by relevant State agencies and the
City of Swan. The following table summarises the current approvals for the site, discussed in
detail below

Approval Legislation Issuing Body Date of Issue Nature of
approval

Date of Expiry

Extracti e
Industry
Licence

Metropolitan
Region
Scheme

Western Australian
Planning
Commission

2 September 2014 Clay schist
exca ation

2 September
2024

City of Swan
Local Planning
Scheme No.
17

City of Swan 30 July 2014 Clay schist
excavation

30 July 2024

Current and Future Land Use

Under the City of Swan Local Planning Scheme No. 17 (TPS17), the northern land parcel is
zoned  General Rural , whilst the southern portion is zoned ‘Landscape . Amendment 1323/41
affects the western extent of the northern land parcel, zoned ‘General Rural’.

The site’s importance as a significant basic raw material resource is recognised under several
State and local documents.

The site is also identified as a 'Priority Resource Location’ for clay under the Western Australian
Planning Commission’s State Planning Policy No 2.4 (SPP2.4), which seeks to protect the use
and development of land for the extraction of basic raw materials. Additionally, the Department
of Mines and Petroleum (DMP) identifies the site within an area containing regionally significant
basic raw materials, specifically clay.

Submission

Amendment 1323/41 identifies a portion of the western extents of the site within the proposed
Urban Deferred zone. It is noted that the Amendment includes portions of land adjacent to Lot
202, within the 500 metre buffer associated with the quarry footprint.

Any urbanisation and intensification of land use within the surrounding area has potential
consequential impacts on the longer term operational and commercial viability of the quarry in
line with Boral’s current planning for the site.

It is acknowledged that lifting of the urban deferred zone in the future is subject to further
detailed planning being progressed, including the cessation of existing extraction operations
amongst other matters (as identified in the WAPC’s Amendment Report).

2



Secretary
Western Australian Planning Commission eles e i
Submission - Metropoli an Region Scheme A endment 1323/41

In this regard, it is important that the future planning of the surrounding area recognises the
longer term progressive expansion of the quarry. This is critical given that Perth and Peel s
Basic Raw Material supply has been significantly constrained due to a lack of sequential land
use planning and the encroachment of urban and industrial land on potential new supplies. Any
urbanisation of the surrounding area in the vicinity of the existing quarry would be counter¬
intuitive and inconsistent with the principles of SPP2.4.

It will be important to ensure appropriate mechanisms and controls (eg. landscape buffer
arrangements, notifications on titles), together with specific staging requirements, are clearly
identified and implemented through future planning processes to avoid land use conflicts.
Additionally, it will be important to ensure that future road network planning is cognisant of
trucks associated with the quarry operation, and the nee  to avoid potential conflict with
residential traffic.

Boral s quarry is one of only a few within the Perth metropolitan region that provide clay for the
manufacture of bricks to the construction industry. Accordingly any limitation on the future
output from the quarry would have a significant impact in the supply and cost of materials to the
construction industry, and the realisation of future residential and commercial development
envisaged undercurrent strategic planning framework.

Acknowledging the proposed Amendment generally reflects the extent of land i entified under
the recently approved Bullsbrook Townsite District Structure Plan, as the portion of Lot 202
identified within the Urban Deferred zone is relatively limited, and gi en it forms part of the
buffer to the current extraction operation, the land is unli ely to ever be developed for urban
development. The rationalisation of the boundary of the Urban Deferred zone to reflect the
current lot configuration is therefore considered appropriate.

Accordingly, we respectfully request the western extent of Lot 202 be excluded from the
proposed Urban Deferred zone, and retained within the Rural zone as identified on the
enclosed plan (Attachment A).

Further, it is noted that a portion of Lot 201 to the north-west (under separate ownership) within
the 500 metre buffer, is proposed to be included within the Urban Deferred zone. The retention
of this land within the current Rural zone (consistent with the balance of that lot) is considered
more appropriate for the reasons outlined above.

We trust that our comments will be considered fa ourably  hen making recom endation on the
Amendment to the Minister for Planning, Should you have any queries or require clarification on
any matters please do not hesitate to contact the undersigned on 9289 8300.

Yours sincerely
element

L
Senior  onsuitant

cc Anthony Watson, Boral Property Group

3
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Eubank, Marija

From:
Sent:
To:
Cc:
Subject:

Attachments:

Leigh Caddy <leigh.caddy@elementwa.com.au>
Friday, 8 June 2018 2:20 PM
mrs

Watson, Anthony; Tony Paduano
MRS Amendment 1323/41 - South Bullsbrook Urban Precinct - Submission
on behalf of Boral Bricks WA P/L
Bullsbrook Submission 2018-06-07.pdf

Good afternoon,

On behalf of Boral Bricks WA P/L, pleased find attached a submission on the above MRS amendment. We
trust the attached is of interest, and look forward to the favourable consideration of our comments. Should
you have any queries or wish to discuss any aspect of our submission, please do not hesitate to contact the
undersigned.

Kind regards.

Leigh Caddy
Senior Consultant - Planning

T. (08) 9289 8300
Le el 18, 191 St Georges Tee
Perth WA 6000

eleme t
E3®#
The contents of this email and its attachments are confidential and privileged. Any unauthorised use of the contents is
expressly prohibited. If you receive this email in error, please contact us and then delete this email. Before opening or
using attach ents check for viruses and defects. The contents of this email and its att chments may be altered or
compromised in transmission. Please notify us if this is the case. Please note that any views or opinions presented in this
email may solely be those of the author and may not necessarily represent those of Element Advisory Pty Ltd. Our
liability is limited to resupplying the email and attached fdes or the cost of having them resupplied

1
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mainroads
WEST RN AUSTRALIA

En uiries: Ms Assunta Dinardo on 9323 4163
Our Ref: 15/94 3 (D18#486045), 16/7100 (D18#486261) & 15/5328 (D18#486709)
Your Ref: 809-2-21-39; 809-2-21-41 & 809-2-21-42

7 June 2018

Western Australian Planning Commission
Via Email

ATTENTION: ANTHONY MUSCARA

Dear Anthony

MRS AMENDMENT 1323 41 - SOUTH BULLSBROOK URB N PRECINCT
MRS AME DMENT 1324/41 - CE TRAL BULLSBROOK URB N P ECINCT

S   E DMENT 1325/41 - NORTH BULLSB OOK URBAN PRECINCT

I refer to your correspondence dated 27 February 2018 requesting Main Roads comments on
the above proposals.

Main Roads has now completed its assessment and advises that it provides its support to  he
above MRS Amendments to rezone the subject lands from the  Rural  zone to the  Urban
Deferred  zone.

Howe er, Main Roads does not suppor  the rezoning to the  Urban Deferred' zone for the
future land requirement identified as future Primary Regional Road as depicted on the
attached Land Protection Plan 1.1409. This future land require ent must remain as per the
current zoning of "Rural .

Advice to the Applicant

It is acknowledged that ultimately these three precincts with the intensification of land use
from what is currently rural pursuits to ac ieving a  ig er density/intensification of land use
will be one of the  ajor contributors of increased traffic pressures to the local and primary
regional networks.

Therefore it is Main Roads expectation that the following requirements must be addressed in
detail prior to an ap lication to the WAPC for the lifting of Urban Deferment:

o A detailed District Structure Plan (DSP) for the Bullsbrook Townsite Land Use
Masterplan (BTLUMP) being approved by the WAPC to gui e the develop ent of the
Bullsbrook townsite.

° Indicative Local Structure Plans with a supporting strategy for the timing of land
releases/staging plan and required local and primary regional road network upgrades.

Main Roads Western Australia
Don Aiticen Centre, Waterloo Crescent, East Petit) WA 6004
PO Box6202, East Perth  A 6892 ' . '



mainroads
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• A robust transport modelling assessment including addressing all forms of transport
modes for these three precincts including assessment of the broader regional road
impacts in accordance with the requirements of the WAPC s Transport Impact
Assessment guidelines.

in this regard, on many previous occasions Main Roads has advised the WAPC that it
did not support the rezoning of the subject lands to the "Urban  zone. This was
primarily due to the significant and increased demands generated from the land use
intensification of these precincts and the uncertainty surrounding the delivery of
supporting local and primary regional road infrastructure.

All key stakeholders (that is the developer(s), transport modelling consultant, the
WAPC and the City of Swan) need to appreciate that the scale of development
envisaged represents a significant risk to the local and Primary Regional Road
infrastructure requirements due to the demands that will i pact these networks.

• A robust developer contribution plan which addresses such requirements such as the
approximate scale of costs for the above mentioned local and regional network
upgrades, the likely timing of these upgrades and an agreement on a strategy to
deliver these outcomes.

In this regard, Main Roads is willing to offer its assistance to the developer and the
City of S an in formulating such a strategy.

For background information, 1 attach Main Roads previous correspondence for the South and
Central Bullsbrook Precincts (14 January 2016, 31 August & 25 October 2016 respectively)
which raised previous concerns when the applicant requested that the lands be rezoned to
"Urban .

North Bullsbroo  Urban Precinct

As this area signifies a much smaller precinct (63 hectares) for redevelopment, Main Roads
provided previous support to the  Urban" zone as  er the attached correspondence dated 23
September 2015.

It is recognised that this northern precinct represents a logical extension and progression of
development for the existing Bullsbrook townsite.

However, to progress the "Urban  zone for this precinct the applicant is required to provide
details as per the above mentioned requirements and a robust revised traffic impact
assessment report, addressing  ain Roads comments as highlighted in correspondence
dated 23 September 2015.

The developer should note that Main Roads is currently developing a roundabout treatment
for Great Northern Highway and Rutland Road with provision for high wide loads (10 metres
x 10 metres).

Please forward a copy of the Com ission s final determination on these proposed MRS
Amendments 1323/41,1324/41 & 1325/41 quoting file references 15/9 43 (D18#486045),
16/7100 (D18#486261) & 15/5328 (D18#486709) respectively.

Page 2
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If you require any further information please contact Ms Assunta Dinardo
on (08) 9323 4163 or email assunta.dinardo@mainroads.wa.gov.au

Yours faithfully

Q
Lindsay Broadhurst
DIRECTOR ROAD PLANNING & DEVELOPMENT

Ehcl: Main Roads correspondence dated 14 January 2016 (South Bullsbropk Urban Precinct)
ain Roads correspondence dated 31 August & 25 October 2016 (Central Bullsbrook Urban Precinct)

Main Roads correspondence dated 23 September 2015 (North Bullsbrook Urban Precinct)
Land Protection. Plan 1,1409

Pages
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Enquiries: Lynne Wrigglesworth on 9323 4544
Our Ref: 15/9443 (D16#23367)
Your Ref: 809/02/21/0039 (RLS/0590/1)

14 January 2016

The Secretary
Western Australian Planning Commission
Locked Bag 2506
PERTH WA 6000

t
r& >os<zJ-

/

A TENTION: ANTHONY MUSCARA

Dear Anthony

PROPOSED MRS A ENDMENT - CITY OF SWAN - SOUTH BULLSBROOK
URBAN PRECINC  - REZONE FRO  RURAL TO URB N

Thank you for your lette  of 1 December 2015 inviting Main Roads comments on t e above
proposed amendment,

Main Roads provides the following comments and request these to be  ddressed before
finalising the proposed MRS amend ent.

° There is an existing future (and requirement for Great  orthern Highwa  at the north
western end of Lot 401. This land requirement is currently included within the
existing MRS, however the proposed amendment appears to attempt to rezone t is
land requirement to Urban - a copy of plan 1.1409 highlighting this portion is att ched
for your reference.

° The proposed concept master plan for this eastern portion of Great Northern Highway
needs to align with the master plan and various structure plans already in place for
the  estern side of the highway.

o The concept master plan shows a Neighbourhood Centre at the intersection of Gre t
Northern Highway and Lage Road. As no direct vehicle access will be given to Great
Northern Highway, this neighbourhood centre shoul  be relocated eastwards to the
proposed north/south neighbourhood connector road.

o The City of Swan, Department of Planning, Depart ent of Tra spo t and  ain Roads
collaboratively prepared and endorse  an Access Strategy for Great Northern
Hig way - a copy of whic  is attached for  our ease of reference. Also attached is a
furt er plan from CLE s owing furthe  detail of the preferred treatment for the Dewar
Road/Lage Road intersection potentiall  be ng relocated and realigned south of its
existing location.

Having reviewed the current MRS plan there is a large area abutting the existing townsite
which has already been zoned as urban, deferred that appears to remain undeveloped.
Shoul  this rezoning amendment proceed, this would leave a portion of rur l land between
the two parcels.
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It is Main Roads view that before rezoning any of this land, proper planning should be
reviewed/considered from the existing Bullsbrook Town Centre outwards and then
progressively rezoned accordingly rather than from the south towards the existing town
centre. This will ensure th t proper holistic planning occurs rather than piece meal isolated
development.

Should you require any further information, please contact either A/Urban Road Planning
Manager (North) Ashis Parajuli on 9323 4286 or A/Planning Information Manager Lynne
Wrigglesworth on 9323 4544.

Yours sincerely

Page 2



Enquiries: Lynne Wrigglesworth on 9323 4544
Our Ref: 16/7100 (D16#678944)
Your Ref: 809-2-21-41 (RLS/0629/1) /
25 October 2016

The Secretary
Western Australian Planning Commission
Locked Bag 2506
PERTH WA 6001

ATTENTION: ANTHONY MUSCARA

Dear Anthony

BULLSBROOK CENTRAL URBAN PRECINCT
Thank you for your letter of 29 September 2016 inviting Main Roads comments on the
proposed rezoning of the above precinct from Ru al to Urban.

Whilst it is acknowledged that the Perth Darwin National Highway - no  the NorthLink WA
project - will attract and divert some freight traffic away from Gre t Northern Highway, Great
Northern Highway will remain a major freight route and distributo  road from these precincts.

It is likely that Great Northern Highway will need to be upgraded through the Bullsbrook area
in order to cater for the proposed increased traffic volumes. Future planning work for this
has not yet commence .

Access to the NorthLink will be via either Stock Road to the south of this precinct or via
Rutland Road to Neaves Road to the north. Both of these roads  ill need to be upg aded to
highway standard or possibly four lane dual carriage ays.

Therefore, Main Roads is unable to support the rezoning of this land until such time as the
su rounding roa  network is able to support the scale of development proposed by not only
the Bullsbrook Central Urban Precinct but also the Bullsbrook East and South Bullsbrook
Urban  recincts.

Main Roads supports the intent of the Bullsbrook Townsite Land Use Master Plan to de elop
this area. In orde  to realise this outcome Main Roads considers it necessary to have so e
foundation inf astructure in place to support the development. The connection of Stock Road
to the Perth Darwin National Highway is considered integral to this situation.

Should you requi e any further information, please contact eithe  Planning Information Officer
Lynne Wrigglesworth on 9323 4544 or myself on 9323 4991.

Yours sincerely

Justin McKirdy
MANAGER STRATEGIC RO D PL NNING



Enquiries:

Our Ref:
Your Ref:

sunta Dinardo on (08) 9323 4163
Email: assunia.dinardo@mainroads. a.gov.au
15/5328 (D15#563055)
833-2-21-122 (RLS/0570/1)

imainroads
WESTERN AUSTRALIA

ABN: 50 860 676 021

23 September 2015

Western Australian Planning Commission

Via Email  

ATTENTION: ANTHONY MUSCARA

Dear Sir

PROPOSED MRS AMEND ENT - NORTH BULLSBROOK PRECI CT - REQUEST
FOR PRELIMI ARY COM E T

Thank you for your letter dated 30 July 2015 requesting Main Roads comments on the
above proposal.

The proposed MRS amen ment is acceptable to Main Roads.

Advice to Ap licant

1. The Transport Impact Assessment (TIA) has identified the road networks and the
intersections that will form part of the ultimate road design. This needs to be clearly
identified and e plained that Over Mass and Over Size Vehicles (OSOM) will
continue to util se the Great Northern Highway (OSO  Vehicles are also  nown as
High Wide Loads).

2. The TIA makes assumptions about the volume of traffic that will come off the Great
Northern Highwa .

The PDNH will take most of the heavy vehicle traffic from the GNH, along with
most of the regional traffic." This would need to be substantiated - particularly if the
MRS develo s into a community where there will be a perception on what the "most
of value actuall  is. The  most of value needs to be substantiated further.

3. The report has stated that: MRWA forecasts reveal the GNH is expected to carry
between 9,000 and 12,000 vehicles per day (vpd) through Bullsbrook in 2031,
slightly less than currently experienced. Heavy vehicle volumes will be significantly
lower.

This is a generic statement and how was this calculated? It is important to note that
High Wide Loads/OSOM will continue to use the Great Northern Highway and the
TIA should define the dimensions of such High Wide Loads and the expected
vehicles dimensions that will utilise the PDNH compared to those that will use the
Great Northern Highway.

Don Aitken Centre. Waterloo Crescent. Hast Perth or PO Box 6202 EAST PERTH Western  ustralia 6602
Telephone: 138 138 Facsimile: (08) 9323 <M30 TTY: (08) 9428 2230

Email: enquiries@malnroads.wa.gov.au Website: www,mainroads.wa.gov.au

Broozo A ard 2007

Australian Business
E cellence Awards



a. Intersection designs will be required  o accommodate an appropriate design
vehicle  hich will be informed by the RAV networks.

b. Once the TIA identifies the High Wide Loads dimensions, these vehicles  ill
also need to be acco modated to utilise the Great No thern Highway.

Information on OSOM can be found on the Main Roads website>Using
Roads>Heavy Vehicles>O er Size Over Mass Unit and further information
for the High Wide Loads can be found on the Main Roads website>Bui!ding
Roads>Standards and Technical>Road and Traffic Engineering>Gu de to
Road Design> Guide to Design and Operation of High Wide Load Corridors

4. The TIA states the northern connection of the MRS amendment will attract
heavy vehicle volumes between 10-20% due to the ra  material contained
within the land to the north of the MRS area. However the report has not
stated the type of minerals and the types of heavy vehicles. This will be a
consideration for future design and to consi er noise and dust issues that
are associated with Heavy Vehicles. If these volumes are predicted, the
SIDRA modelling will be required to be modelled with the appropriate length
and mass of the vehicles.

a. The intersection of Great Northern Highway/Rutland Road and the proposed
orthern connection will introduce new heavy vehicle noises which

previousl  would not of been present. This is due to Hea y Vehicles coming
to a halt than trying to accelerate. Round-a-bouts should be investigate  to
compare performance of the intersection.

b. The Northern Boundary road is anticipated to attract SOOO pd, how was this
calculated/dete mined? Information available to Main Roads WA has
indicated this volume could be two to three times higher.

c. For the  orthern boundary road, it is recommended to undertake an
Alignment Selection Study and Alignment Definition Study.

d. Volumes anticipated to use the ultimate network are quoted and is the
likelihood that new road connections are long term.  s a result, what
consideration has been g ven to the capacity of the existing networks to
accommodate the demand generated from this area?

e. Main Roads WA considers the extension of Kimberley Street to GNH as a
minimum requirement to realise the potential of this area. This will be a key
outcome/requirement from the local structure plan process.

It is requested that the applicant address the above concerns with a revised TIA for further
assess ent in this regard. If you require any further information please contact
Justin McKirdy Urban Road Planning Manager (North) on (08) 9323 4991 quoting file
reference 15/5328 (D15#563055).

Yours faithfully

MANAGER ROAD PL NNING
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Enquiries: Ms Assunta Dinardo on 9323 4163
Our Ref: 16/7100 (D16#548907)
Your Ref: 812-2-21-30

31 August 2016

WAPC

ATTENTION: ANDREW THOMAS

Dear Sir

PROPOSED LIFTING OF URBAN DEFERMENT - BULLSBROOK EAST -
PORTIONS OF LOTS 3,1165, 1396,1354 A D 60

Thank you for your correspondence dated 5 August 2016 requesting  ain Roads comments
on the above proposal.

ain Roads has assessed this proposal and cannot support the Lifting of the "Urban
Defer ent" zoning and transferring the subject lands to the "Urban" zone at this stage until
the surroundin  road network supports the scale of this develo ment.

The planning report whilst ma ing reference to the Perth-Darwin National Highway (PDNH)
(North Link WA project) several  ilometres to the west, fails to identif  how connectivity from
this precinct will be achie ed for passenger and heavy vehicles,

ain Roads pre iously provided comment on the industrial precinct bounded by Railway
Road/Stoc  Road/Great Northern Highwa  (GNH). It was ad ised at that time that it was
critical that Stock Road (south of the subject lands) be constructed to a highway standard
two-lane road between Great Northern Hi hway to PDNH. This would then create an
important strategic east-west trans ort link. The upgrading of Stock Road from GNH to
PDNH is considered critical to connecting these t o locations, it should also be noted that
this lin  (Stock Road) may ultimately need to be upgraded to a four-lane dual carriageway.

Similarly, an alternative connection  roviding an east-west link between this precinct and
PDNH is Rutlan  Road (slightly north of this area) which provides connectivity via the future
Neaves Road interchange. However, it is noted that Rutland Road operating in its current
form is nearing capacity and may become even more  roble atic in the future providing this
strategic connectivity.

These links will be important in servicing this area an  accordingly it is Main Roads vie  that
it is considered imperative that the connection from PDNH to GNH is achieved to support the
de elop ent of this area. This may nee  to be in the form of developer contributions for all
precincts in the area (including this one). De elopers are requesting a higher land use
through the rezoning process which ulti ately equates to increased traffic on the roa 
networks.

Via Email
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Without the network connecti ity to PDNH, Main Roads is of the vie  that GNH cannot
adequately cater for the  emands likely to be generated fro  this area.

Main Roads advises that if such timely connectivity cannot be achieve  then the lifting of
Urban Defer ent  of the land should be delayed until such time as this connect on is

achieved.

If you require any further information please contact  s Assunta Dinardo on 9323 4163 or
email assunta.dinardo(a>mainroads.wa.gov.au. quoting reference 16/7100 (D16#548907).

Yours faithfull 

Justin McKirdy
ANAGER STATUTORY ROAD PLANNING

Page 2



Submission 15
Response ID ANON-RSMN-TDDN-A

Submitted to IVIRS Amendments 1323/41, 1324/41 & 1325/41 - Bullsbrook

Submitted on 2018-06-08 08:26:24

Introduction

1 What is your name?

Name:

Anne Sibbel

2 What is your email address?

Email:

secretary.brra@gmail.com

3 What is your address?

address:

PO Box 513 Bullsbrook WA 6084

4 Contact phone number:

phone number:
0418940848

Submission(s)

5 Which amendment(s) would you like to provide feedback on? Please select one from the list below. Note: once you have completed your

submission you will be able to return to this page to make a submission on another precinct.

1323/41 - South Bullsbroo  Urban Precinct

1323/41 - South Bullsbrook Urban Precinct

6 Do you support/oppose the proposed amendment to the Metropolitan Region Scheme?

Yes

7 Submission text:

submission text:

Bullsbrook Residents and Ratepayers Association Incorporated supports the  roposed A endment.

8 Upload any supporting documentation eg. reports here.

file upload here:

No file was uploaded

9 Would you like to make a submission on another precinct?

No

Hearing of submissions

18 Please choose one of the following:

No, I do not wish to speak at the hearings. (No further information required, please  roceed to question 11).

19 If you answered yes, please indicate who you will be represented by:

20 If you are representing yourself, please provide a contact phone number:

hearing contact phone:

21 If you are being represented by a spokesperson, please provide their details

Name of spokesperson:



Contact phone number (business hours):

Postal address:

22 I would prefer my hearing to be conducted in:

Public (members from the general public may attend your presentation).

Additional information

23 You should be aware that:



Submissio  16
Response ID ANON-RSMIM-TDDS-F

Submitted to IVIRS Amendments 1323/41, 1324/41 & 1325/41 - Bullsbrook

Submitted on 2018-06-08 11:00:25

Introduction

1 What is your name?

Name:

Rowe Group

2 What is your email address?

Email:

darren.evans@rowegroup.com.au

3 What is your address?

address:

3/369 Newcastle Street, Northbridge WA 6003

4 Contact phone number:

phone number:

92211991

Submission(s)

5 Which amendment(s) would you like to provide feedback on? Please select one from the list below. Note: once you have completed your

submission you will be able to return to this page to make a submission on another precinct.

1325/41 - North Bullsbrook Urban Precinct

1323/41 - South Bullsbrook Urban Precinct

6 Do you support/oppose the proposed amendment to the Metropolitan Region Scheme?

Yes

7 Submission text:

submission text:

Please see attached for full submission.

8 Upload any supporting documentation eg. reports here,

file upload here:

4790_18jun01L_de_binder.pdf was uploaded

9 Would you like to make a submission on another precinct?

Yes

1324/41 - Central Bullsbrook Urban Precinct

10 Do you support/oppose the proposed amendment to the Metropolitan Region Scheme?

Yes

11 Submission text:

feedback Central Bullsbrook:

We confirm our Client's support for the Amendment and the on-going coordination of planning in the Bullsbrook area.

12 Upload any supporting documentation eg. reports here.

file u load here:

No file was uploaded



13 Would you like to make a submission on another precinct?

Yes

1325/41 - North Bullsbrook Urban Precinct

14 Do you su port/oppose the proposed amendment to the Metropolitan Region Scheme?

Yes

15 Submission text:

submission text:

We confir  our Client's support for the Amendment and the on-going coordination of planning in the Bullsbrook area.

16 Upload any supporting documentation eg. reports here.

file upload here:

No file was uploaded

17 Would you like to make a submission on another precinct?

No

Hearing of submissions

18 Please choose one of the following:

Yes, I wish to speak at the hearings. (Please complete the details below)

19 If you answered yes, please indicate who you will be represented by:

Myself

20 If you are representing yourself, please provide a contact phone number:

hearing contact phone:

92211991

21 If you are being represented by a spokesperson, please provide their details

Name of spokesperson:

Contact phone number (business hours):

Postal address:

22 I would prefer my hearing to be conducted in:

Private (only people no inate  by you or the hearings co mittee will be permitted to attend).

Additional information

23 You should be aware that:



Job Ref: 4790
8June 2018

Western Australian Planning Commission

Gordon Stephenson House

140 William Street, Perth, WA 6000

Dear Sir/Madam

1323/41 - South Bullsbrook Urban Precinct

Various Lots, Great Northern Highway and Lage Road, Bullsbrook

As the Department of Planning, Lands and Heritage (DPLH) is aware,

Rowe Group acts on behalf of the majority landholders in the South

Bullsbrook Urban Precinct. For clarity, our Client s landholdings are

indicated in the attached Figure 1 and summarised in the below table:

Lot Number / Address Diagram Volume /

Folio
Proprietor/s

Lot 4 Lage Road,
Bullsbrook

D59157 1642 / 965 G and E Park, and McRae

Investments Pty Ltd

Lot 61 (No. 2342) Great

Northern Highway,
Bullsbrook

P42250 2582 / 885 Timevalley Pty Ltd

Lot 100 Great Northern

Highway, Bullsbrook

D6254 1634/859 G and E Park, and

McRae Investments Pty Ltd

Part Lot 101 (No. 2274)
Great Northern Highway,
Bullsbrook

P27953 1334/698 Marlin Property Investment

Holdings Pty Ltd

Lot 201 (No. 2306) Great

Northern Highway,
Bullsbrook

P403408 2880/161 Marlin Bullsbrook Property

Holdings Pty Ltd

Part Lot 302 (No. 61 Lage

Road), Bullsbrook

P29235 2096/311
and

2096/751

G and E Park, and

McRae In estments Pty Ltd

The Western Australian Planning Commission (WAPC) has advertised for

public comment Metropolitan Region Scheme ( RS) Amendment

1323/41 - South Bullsbrook Urban Precinct. The purpose of the

amendment is to transfer approximately 210.7 ha of Rural zoned land

to the Urban Deferred zone in the MRS. As indicated above, our

ROWE
GROUP

Le el 3
369 Newcastle Street
Northbridge 6003
Western Australia

p: 08 9221 1991
f: 08 9221 1919
info@rowegroup.com.au
rowegroup.com.au
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Client's landholdings are the subject of this Amendment and our Office initially requested the WAPC

initiate the rezoning of the land in our report titled "Metropolitan Region Scheme Rezoning. Rural to

Urban Zone. Marlin Bullsbrook Urban" (28 October 2015).

Concurrently with MRS Amendment 1323/41, the WAPC has advertised:

1324/41 - Central Bullsbrook Urban Precinct, which proposes to rezone approximately 153.17 ha

of Rural zoned land to the Urban Deferred zone in the MRS; and

1325/41 - North Bullsbrook Urban Precinct, which proposes to rezone approximately 63.75 ha of

Rural zoned land to the Urban Deferred zone in the MRS.

On behalf of our Client, we provide the following submission on the above three Amendments. In

short, we confirm our Client's support for all three MRS Amendments and the continued planning for

the growth of Bullsbrook. We provide the following further detail in relation to MRS Amendment

1323/41 only.

1.0 Requirements to Lift Urban Deferment

The WAPC Amendment report for MRS Amendment 1323/41 - South Bullsbrook Urban Precinct

states that the following requirements are to be addressed prior to lifting of Urban Deferment:

A District Structure Plan (DSP) or the Bullsbrook Townsite Landuse Masterplan (BTLUMP) being

approved by the Western Australian Planning Commission (WAPC) to guid  the development of the

Bullsbrook townsite.

The DSP or BTLUMP should consider matters such as: a spatial staging plan, district developer

contribution plan, MRS reservations (e.g. High Schools, Other or Primary Regional Roads etc), buffers

(e.g. landfill and extractive industries etc), environmental constraints, transport modelling and traffic

analysis (amongst other matters) in consultation with relevant State Government agencies and the City

of Swan;

Confirmation of water and wastewater infrastructure;

Confirmation on the location of a High School site;

Confirmation of road upgrading requirements to support the proposed scale of development;

Confirmation that the existing landfill op rations and associated buffer has ceased; and

The eastern portion of the site is partly within a 500 metre separation buffer for clay resources. The

clay extraction is to be completed, prior to the transfer of this land to the Urban zone.

On the 11 April 2018, the Bullsbrook Townsite Land Use Master Plan (BTLUMP) was endorsed by the

WAPC as a District Structure Plan for Bullsbrook. The approved District Structure Plan for Bullsbrook
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considers such matters as a spatial staging plan, developer contribution plans, high school sites,

primary regional roads, buffers, environmental constraints, transport modelling and traffic analysis.

The approval of the District Structure Plan therefore addresses the first and third dot points listed in

the Amendment reporting as matters to be addressed prior to lifting of Urban Deferment.

With regard to the landfill and clay buffers, we confirm that the cessation of these operations only

applies to the lifting of Urban Deferment for the small portions of our Client s landholdings within

these buffers. That is to say, the balance of land outside of these buffers is unfettered with regard to

these requirements.

On the basis of the above, we request that the MRS Amendment for the South Bullsbrook Urban

Precinct be finalised with the following reduced list of requirements to be addressed prior to lifting of

Urban Deferment:

Confirmation of water and wastewater infrastructure;

Confirmation of road upgrading requirements to sup ort the proposed scale of development;

Confirmation that the existing landfill operations and associated buffer has ceased; and

The eastern portion of the site is partly within a 500 metre separa ion buffer for clay resources.

The clay extraction is to be completed, prior to the transfer of this land to the Urban zone.

2.0 Eastern Alignment of Urban Deferred Zoning Area on Lot 302 Lage Road,

Bullsbrook

It is requested that the eastern alignment of MRS Amendment MRS 1323/41 as it relates to Lot 302

Lage Road, Bullsbrook be amended to reflect the Rural Residential Structure Plan Amendment as

depicted in Attachment 1. Detailed justification for this eastern alignment of the Urban Deferred

zoning area is as follows:

2.1 Rural Residential Structure Plan Amendment: Rural Residential Local Structure Plan for
Lot 301 Stock Road and 302 Lage Road, Bullsbrook ( Rural Residential Structure Plan )

2.1.1 On 25 March 2014, the Statutory Planning Committee (SPC) of the WPAC resolved to

approve the above Rural Residential Structure Plan. A main feature of the Rural

Residential Structure Plan was the Rural Link Road (formerly known as Townsite Link

Road) connecting Great Northern Highway to the existing Shady Hills community in the

east for bushfire management reasons. Intersecting on the north side of the Rural Link

Road was a proposed north-south subdivisional road that ran to the  est of the Darling

Scarp as it extended north through Lot 302 Lage Road. The alignment of this north-south
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road was the eastern extent of our originally proposed MRS rezoning request as it

related to Lot 302 Lage Road.

2.1.2 Since lodging our original MRS rezoning request and the above Structure Plan approval,

the Rural Residential Structure Plan layout has undergone detailed design review to

address a number of engineering, design and planning considerations (Refer Attachment

1). Significantly, the design review has resulted in a change to the configuration of the

Rural Link Road and has culminated in a request to amend the Structure Plan layout. The

Rural Link Road now extends over the Scarp through the northern part of Lot 302 after

first connecting with Lage Road in its west and then traversing north along the foot of the

Darling Scarp.

2.1.3 The reconfiguration of the Rural Link Road ensures that development through the

steeper portions of Lot 302 are avoided. The Rural Link Road as it heads north from Lage

Road effectively becomes the interface between the Rural Residential development and

the future Urban area, with the vast majority of land inclusive and west of this road in the

0 to 10% flatter grade and predominately clear of any vegetation. That is, all land

inclusive of and west of the Rural Link Road is characteristically similar and suitable for

Urbanisation.

2.1.4 The above modification provides for an additional 24.25ha of Urban area on Lot 302 than

that provided for by the 3.5m Framework alignment for Lot 302 Lage Road as depicted in

Figure 2. This change increases the anticipated yield for Lot 302 by circa 365 dwellings.

2.1.5 The eastern side of the Rural Link Road should therefore logically form the eastern

boundary alignment of the Urban Deferred area, supported by the fact that this land

area is sufficiently flat, devoid of rock outcrops and natural vegetation, is sufficiently

removed from bushfire prone areas and has no visual amenity impact.

2.1.6 The amendment to the Rural Residential Structure Plan was advertised by the City of

Swan from 13 April 2018 to 16 May 2018. The Structure Plan amendment is due to be

determined by the City in July 2018 and the WAPC in September 2018. With the MRS

Amendment programed for final consideration by the WAPC at its meeting in September

2018, it is anticipated that the Amendment to the Rural Residential Structure Plan will be

finalised and endorsed by the time the WAPC finalises the MRS Amendment for the land.

2.1.7 The City of Swan at its ordinary meeting of Council on 6 June 2018 supported the

adjustment of the eastern extent of the Urban Deferred area to be consistent with the

Rural Residential Structure Plan Amendment (Refer Attachment 2). Please note, the City s
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recommendation is that the western side of the Rural Link Road be the eastern boundary

of the Urban Deferred area, whilst it is our request that the eastern side of the Rural Link

be the eastern side of the urban area for the reasons explained above. From our

discussions with the City s Planning Staff, we understand the City has no objection to the

eastern side of the Rural Link Road being the eastern side of the Urban Deferred area.

2.2 Relevant planning Framework:

lanuaryto March 2018 discussions between Rowe Group and DPLH:  Arbitrary Line :

2.2.1 We understand from our recent discussions with Officers of the DPLH, that the eastern

alignment of the advertised Urban Deferred MRS Amendment area aligns with the Perth

and Peel 3.5m Spatial Plan and the balance of plans shown within the March 2018 North-

East Sub-Regional Planning Framework ( the 3.5m Framework ). It was also confirmed to

our Office on 23 March 2018 that the eastern alignment of the Urban Expansion area

shown in the 3.5m Framework is an  arbitrary line . That is to say, the eastern alignment

of the proposed Urban Deferred zoning area under MRS 1323/41 is arbitrary and has no

particular planning basis.

lanuary 2018 BTLUMP modification:

2.2.2 We further note that the Statutory Planning Committee (SPC) of the WAPC resolved on 30

January 2018 to require the City of Swan to amend the District Structure Plan for

Bullsbrook (known as the Bullsbrook Townsite Land Use Master Plan (BTLUMP)) to be

modified to align with the 3.5m Framework plans. It is our understanding that the

advertised version of the BTLUMP plan was based on the approved Rural Residential

Structure Plan. As per the above advice of the DPLH, the effect of the modification

required by the SPC is that the eastern alignment of the Urban area in the BTLUMP will

no longer have a planning basis, and instead be based around the arbitrary line in the

3.5m Framework.

Efficient and Suitable Use of Potential Urban Land

2.2.3 Expanding the eastern alignment of the Urban Deferred so that the land between the

Rural Residential Structure Plan and the advertised urban area ensures the efficient use

of land and infrastructure in line with the State Planning Policies.
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3.0 Eastern Alignment of Urban Deferred Zoning Area on Lots 1, 2 101 and 201

Great Northern Highway and Lot 202 Stock Road, Bullsbrook

It is requested that the eastern alignment of MRS Amendment MRS 1323/41 as it relates to Lots 1, 2,

101, 201 and 202 also be amended to extend further eastwards in order to tie-in seamlessly with

eastern alignment of the Urban Deferred area proposed above for Lot 302 Lage Road, Bullsbrook.

This tie in point is at the common boundary corner between Lots 201, 202 and Lot 302 and aligns

with the Rural Residential Structure Plan Amendment for Lot 302 as detailed in the above section.

Please refer to Figure 2 and Attachment 1.

It is logical for the eastern extent of the urban area to tie in seamlessly and extend southwards from

Lot 302 to Stock Road in the south.

Similar to the characteristics of Lot 302, this additional area of land on Lots 1, 2,101, 201 and 202 is

sufficiently flat, devoid of rock outcrops and natural vegetation, is sufficiently removed from bushfire

prone areas and has no visual amenity impact.

The additional area is also generally consistent with the original advertised version of the BTLUMP

and our original zoning request dated 28 October 2015.

The proposed additional urban area on Lots 1, 2,101,201 and 202 comprises 5.15ha and is

anticipated to yield and additional 80 dwellings. In combination with the additional area on Lot 302,

this is a total increase of Urban Deferred land of 29.4ha.

4.0 Conclusion

As justified above, it is requested that MRS Amendment 1323/41 - South Bullsbrook Urban Precinct

be finalised in the following manner:

the requirements for Urban Deferred lifting be only the following:

Confirmation of water and wastewater infrastructure;

- Confirmation of road upgrading requirements to support the proposed scale of

development;

Confirmation that the existing landfill operations and associated buffer has ceased; and

The eastern portion of the site is partly within a 500 metre separation buffer for clay

resources. The clay extraction is to be completed, prior to the transfer of this land to the

Urban zone; and
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the eastern alignment of the Urban Deferred area be extended on Lots 1,2,101,201,202 and

302 to match the area indicated as "Proposed Extent of Urban Deferred Amendment" on the

attached Figure 2, which comprises an additional 29.4ha of Urban Deferred land.

Should you require any further information or clarification in relation to this matter, please contact

Darren Evans on 9221 1991.

Yours faithfully,

Darren Evans

Rowe Group
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Attachment 1 - Rural Residential Structure Plan

Amendment
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Attachment 2  Agenda and SViinutes from the

Ordinar  Meeti g of the Council of the Cit  of Swan

Dated 6 June 2018
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Ordinary Meeting of Council
06 June 2018

3.1 METROPOLITAN REGION SCHE E AMENDMENTS 1323/41 (SOUTH
BULLSBROOK URBAN PRECINCT), 1324/41 (BULLSBROOK CENTRAL
URBAN PRECINCT) AND 1325/41 (NORTH BULLSBROOK URBAN
PRECINCT) - CITY OF SWAN SUBMISSION

Ward: (Pearce Wards) (Strategic Planning)

Authorised Officer: (Executive Manager Planning and Development)

KEY ISSUES

° The Western Australian Planning Co mission (WAPC) has advertised  etropolitan
Region Scheme Amendments 1323/41, 1324/41 and 1325/41 for South
Bullsbrook, Bullsbrook Central and North Bullsbrook Urban Precincts for public
comment.

® The purpose of the amendments is to rezone all three amendment areas (refer to
Attachment 1) from the 'Rural' zone to 'Urban Deferred' zone under the
Metropolitan Region Scheme (MRS).

e Under the City's Local Planning Scheme  o. 17 (LPS17) the three amendment
areas are zoned 'General Rural'.

• The North-East Sub-Regional Planning Framework and the City s Draft Local
Planning Strategy identify the three amendment areas as land for Urban
Expansion.

• Council adopted the Bullsbrook Townsite Land Use Master Plan (BTLUMP) on 6
October 2014. The subject amendment areas are identified as Future Residential
in the BTLUMP. A district centre is identified in the Bullsbrook Central amendment
area (MRS Amendment 1324/41).

a The BTLUMP has formally been endorsed as a District Structure Plan under the
Planning and Development (Local Planning Schemes) Regulations 2015, by the
WAPC on 11 April 2018.

That the Council resolve to:

1) Advise the West Australian Planning Commission that it supports Metropolitan
Region Scheme Amendments 1323/41, 1324/41 and 1325/41 subject to the
following modifications/considerations:

a. The western boundary of MRS Amendment 1325/41 (North Bullsbrook Urban
Precinct) to be extended to reflect the eastern boundary of the Bullsbrook
Wastewater Treatment Plant buffer distance as identified on the endorsed
Bullsbrook Townsite District Structure Plan.

b. The eastern boundary of the MRS Amendment 1323/41 (South Bullsbrook
Urban Precinct) to be extended to reflect the western boundary of the Structure
Plan No.11 area (Lot 301 Stock Road and Lot 302 Lage Road, Bullsbrook).
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Ordinary Meeting of Council
06 June 2018

c. Should it be found that sufficient water and waste water capacity currently
exist, that part of Lot 1354, Bullsbrook that can be serviced, is to be included
under the 'Urban  zone.

d. Main Roads WA's latest policy position in preference of round-abouts at all
intersections should be taken in consideration prior to a final decision on these

RS proposals by the WAPC. The requirement may result in extended land
requirements, and therefore an extension to the 'Primary Regional Roads'
reservation at intersections with Great Northern Highway.

BACKGROUND

On 2 March 2018, the Western Australian Planning Commission (WAPC) commenced the
public advertising of Metropolitan Region Scheme Amendments 1323/41, 1324/41 and
1325/41 for South Bullsbrook, Central Bullsbrook and North Bullsbrook Urban Precincts.
The purpose of the amendments is to rezone the three precincts from the 'Rural1 zone to
the 'Urban Deferred' zone under the Metropolitan Region Scheme (MRS), (refer to
Attachment 1)

The amendment areas abut existing Urban, Industrial and Rural zoned land and Primary
Regional Road Reserve. Ownership in the Bullsbrook North and South Urban Precincts
are fragmented, whilst the majority of the Bullsbrook Central Urban Precinct is owned by
one developer.

The Amendment Areas have been largely cleared for rural pursuits and primarily large lot
rural residential living. It contains scattered areas of remnant vegetation, generally
along fence lines, and a number of dwellings and outbuildings. Bush Forever areas are
not present within the Amendment Area.

1. Strate ic Context

1.1 North-East Sub-Regional Planning Framework (Planning Framework)

The Planning Framework identifies the three amendment areas as Urban Expansion,
with an urban staging indication of Medium-Long term (2022+). In this regard, the
subject MRS amendments are consistent with the Planning Framework, noting that
development is anticipated to commence prior to 2022.

1.2 Draft Local Planning Strategy (LPS)

The three amendment areas are consistent with the Urban Expansion areas identified in
the draft Local Planning Strategy.

The following is further noted in the Draft LPS relevant to the Bullsbrook Town Centre:

'3. The Strategic Plan

STRATEGIES AND ACTIONS

3.2.1 Suppo t residential development in Greenfield areas

Implement the Bullsbrook Town site Land Use Master Plan (BTLUMP) through future
amendments to the MRS and the local planning scheme.

Page 2



Ordinary Meeting of Council
06 June 2018

3.4.5 Support the establishment of a District Centre in Bullsbrook to cater
for future population growth

The Bullsbrook Townsite Landuse Master Plan identifies a future district centre for
the study area. 

1.3 Bullsbrook Townsite Land Use Master Plan (BTLUMP) -No  known as
Bullsbrook Townsite District Structure Plan

Council adopted the BTLUMP on 6 October 2014. It has now formally been endorsed as a
District Structure Plan under the Planning and Development (Local Planning Schemes)
Regulations 2015, by the WAPC on 11 April 2018.

The Bullsbrook Townsite District Structure Plan provides planning guidance for the future
urban growth of the Bullsbrook Townsite and relates to the MRS proposals as follows:

• The majority of the South Bullsbrook Urban Precinct is identified for Future
Residential including a Neighbourhood Centre, Primary School, Conservation
areas and Activity Corridor.

• The Bullsbrook Central Urban Precinct is also identified for Future Residential
including a District Centre, Conservation areas, Primary School and an Activity
Corridor. Although Lots 131 and 500 Hurd Road, Bullsbrook are also identified as
Future Residential under the District Structure Plan, it has been excluded from
the proposed Central Bullsbrook Urban Precinct.(MRS Amendment 1324/41).
There has been no request from these landowners to be included in any MRS
amendment. Any requests for these lots to be included in the MRS will be dealt
with as and when received by the WAPC in future.

• The North Bullsbrook Urban Precinct is identified for Future Residential including
Playing Fields and a Primary School. The western boundary of this precinct is
recommended to be extended to reflect the boundary of the wastewater
treatment plant buffer boundary as shown in Plan No. DZ30-1-7 Issue C,
approved by the Water Corporation (see Attachment 3). This recommended
extension of the western boundary is consistent with the Planning Framework and
District Structure Plan. (Refer to 'Water and Wastewater  under '2.4 Environment 
of this report for further information regarding the requirement to extend the
western boundary of the North Bullsbrook Precinct.)

1.4 Amendment to Structure Plan No.ll (Rural Residential proposal east of the
South Bullsbrook Urban Precinct)

On 22 March 2018, a proposed amendment to Structure Plan No.ll, Lot 301 Stock Road
and Lot 302 Lage Road, Bullsbrook, was submitted to reconfigure road and lot layouts
and the structure plan boundary. This reconfiguration has resulted in a gap between the
western boundary of the structure plan area and the eastern boundary of the proposed
South Bullsbrook Urban Precinct (MRS Amendment 1323/41). This gap leaves
approximately 17 hectares of land without any designated zoning. (Refer to Attachment
2 - Proposed MRS Amendment vs Proposed Amendment to Structure Plan No.ll Map.)

It is recommended that the eastern boundary of the South Bullsbrook Urban Precinct
(Amendment 1323/41) be extended to reflect the western boundary of Structure Plan
No.ll area. This will rezone an extra 17 hectares of land from Rural to Urban Deferred
under the MRS.
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2. Statutory Context

2.1 Metropolitan Region Scheme (MRS)

Under the current MRS the three amendment areas are within the Rural Zone. The
purpose of the amendments is to rezone the areas from the Rural zone to the Urban
Deferred zone under the Metropolitan Region Scheme (MRS).

2.2 Local Planning Scheme No. 17 (LPS1 )

The three amendment areas are currently zoned 'General Rural  under LPS17.

Following the proposed MRS amendment, the 'General Rural' zone under LPS17 will
remain until a further MRS amendment to rezone the subject areas from 'Urban
Deferred' to 'Urban' is endorsed.

2.3 State Planning Policies (S P)

A number of State Planning Policies have effect on the future planning of the subject
land. In particular the following is noted:

o SPP 5.4 - Road and Rail Transport Noise and Freight Considerations in Land
Use Planning

SPP5.4 Road and Rail Transport Noise and Freight Considerations in Land Use
Planning addresses transport noise from within major transport corridors, including
primary freight routes, and its impact on nearby noise-sensitive land uses. It also
considers the need to strategically locate freight handling facilities.

Under SPP 5.4, it is identified that the western boundaries of the Bullsbrook Central
and South Bullsbrook Urban Precincts adjoin a Primary Freight Road (Great Northern
Highway). Therefore, there is the potential for noise attenuation to be required.
These studies will need to be addressed in upcoming local structure plans, as well as
during the potential MRS rezoning of these two precincts.

° SPP 2.4 - Basic Raw Materials

This policy sets out the matters which are to be taken into account and given effect
to by the WAPC and local governments in considering zoning, subdivision and
development applications for extractive industries (for the extraction of basic raw
materials) and zoning, subdivision and development applications in the vicinity of
identified basic raw material resource areas.

It is important to note that the Department of Mines, Industry Regulation and Safety
has advised the WAPC that the eastern portion of the South Bullsbrook Urban
Precinct amendment area is partly located within the 500m separation buffer from
clay resources. The clay extraction is required to be completed prior to a potential
Urban Deferred Lifting Request.

o SPP 4.1 - State Industri l Buffer Policy

The purpose of SPP 4.1 is to provide a consistent State wide approach for the
protection and long-term security of industrial zones, transport terminals (including
ports) other utilities and special uses. It will also provide for the safety and amenity
of surrounding land uses while having regard to the rights of landowners who may be
affected by residual emissions and risk.
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Prior to the potential rezoning of the 3 amendments areas to the 'Urban  zone under
the MRS, further studies will be required to demonstrate appropriate interface
between the amendment areas and adjoining zones. In particular, suitable interface
considerations will need to be given to 'Industrial  zoned land to the west and land-fill
operations to the east of the Central and South Bullsbrook Urban Precincts. There is a
transitional land use area required under the District Structure Plan to provide an
interface between the Industrial zone and the Residential zone.

• SPP 3.7 - Planning in Bushfire Prone Areas

The intent of this policy is to implement effective, risk-based land use planning and
development to preserve life and reduce the impact of bushfire on property and
infrastructure.

In accordance with the State Planning Policy, a Bushfire Management Plan has
already been approved for the 3 amendment areas by the Department of Fire and
Emergency Services.

2.4 Environment

• Water and Wastewater

In February 1999, the Water Corporation approved the Bullsbrook Wastewater
Treatment Plant's buffer distance (Plan No. DZ30-1-7, Issue C). The proposed
western boundary of MRS Amendment 1325/41 ( orth Bullsbrook Urban Precinct) is
within close proximity of the buffer zone, however it is not directly abutting it. The
current design of the amendment area results in a discrepancy and a loss of
approximately 10 hectares of land identified as 'Urban Expansion' under the Planning
Framework and 'Future Residential' under the District Structure Plan.

It is recommended that the western border of MRS Amendment 1325/41 (North
Bullsbrook Urban Precinct) is increased to reflect the boundary of the wastewater
treatment plant buffer boundary. This recommended increase of the amendment
area is consistent with the Planning Framework and District Structure Plan.

Urban Water Management

A Regional Water Management Strategy (RWMS) was prepared in 2012 to support
the Bullsbrook District Structure Plan which encompasses the three MRS amendment
areas. It was identified in the Bullsbrook Townsite District Structure Plan that
drainage was likely to be a major constraint to development in the area. This issue
was required to be further addressed in a District Water Management Strategy
(DWMS). A DWMS was prepared for each MRS amendment area and the City
considers them to be in line with the principles and objectives of the RWMS.

o A DWMS for the area covering MRS Amendment 1323/41 (South Bullsbrook
Urban Precinct) has been granted a preliminary approval by former Department
of Water in April 2016.

o A DWMS for the area covering MRS Amendment 1324/41 (Bullsbrook Central
Urban Precinct) has been approved by former Department of Water in February
2017.

o A DWMS for the area covering MRS Amendment 1325/41 (North Bullsbrook Urban
Precinct) has been granted a preliminary approval by former Department of
Water in May 2016.
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The Department of Water and Environmental Regulation has advised that they are
fully supportive of the District Water Management Strategies for the three MRS
Amendment areas.

The anticipated drainage outcomes for the future urban areas will require that where
there are fragmented ownership (North and South Bullsbrook Urban Precincts) a
future Developer Contribution plan will have to include drainage infrastructure as
shared contribution items.

° Perth and Peel Green Growth Pla  for 3.5 million (draft)

The draft Perth and Peel Green Growth Plan for 3.5 million (Green Growth
Plan) delivers a comprehensive environmental program for the protection of both
Commonwealth matters of national environmental significance and State
environ ental values.

According to the Green Growth Plan online mapping service, the 3 amendment areas
contain a number of small portions of 'Specific Commitments  and 'Broad
Commitments and Values  areas. The City has no objection to the proposed
amendment subject to the retention of the above conservation areas consistent with
the work undertaken for the draft Green Growth Plan.

« Environmental Protection Authority Ad ice

The proposed amendments were referred to the Environmental Protection Authority
(EPA) for advice on whether environmental assessment would be required.

It was advised by the EPA that the proposed amendments do not require formal
assessment under Part IV of the Environmental Protection Act 1986. However, it has
provided advice on the key environmental factors for the amendments. Copies of the
notices from the EPA are included In the WAPC's Amendment Report as Appendix A
for each amendment.

3. Guidance on future consideration on lifting the 'Urban Deferred' zonin 

Under the advertised proposal, the subject land is proposed to be zoned Urban Deferred
under the MRS, subject to the following requirements being addressed prior to lifting of
'Urban Deferment':

® A District Structure Plan (DSP) or the Bullsbrook Townsite Landuse Masterplan
(BTLUMP) being approved by the Western Australian Planning Commission
(WAPC) to guide the development of the Bullsbrook townsite.

® Confirmation of water and wastewater infrastructure;
® Confirmation on the location of a High School site;
° Confirmation of road upgrading requirements to support the proposed scale of

development;
o Confirmation that the existing landfill operations and associated buffer has

ceased;(Bullsbrook Central Urban Precinct) and
o The eastern portion of the site is partly within a 500 metre separation buffer for

clay resources. The clay extraction is to be completed, prior to the transfer of this
land to the Urban zone.(South Bullsbrook Urban Precinct)

It is noted that the proposed 'Urban Deferred' zoning applicable to the Central Bullsbrook
Urban Precinct includes most of Lot 1354, Bullsbrook. This land is however earmarked to
accommodate the main access and future District Centre which will not only provide an
important amenity function to the new residential estate but will also act as a trigger for
development to progress. Considering the above requirements to be addressed to get
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the 'Urban Deferred  zoning lifted, the only constraint on this confined area is the need to
confirm availability of water and wastewater infrastructure. Not being privy to the latest
comments from Watercorp in this regard, the City propose to recommend to the WAPC
that should it be found that sufficient water and waste water capacity currently exist,
that part of Lot 1354, Bullsbrook that can be serviced, is to be included directly under
the 'Urban  zone. It will lead to an improved, more balanced development.

4. Great Northern Hi hway fGNH  Intersections:

It is noted that the MRS proposals do not specifically identify the Great Northern
Highway Primary Regional Roads reservation and how it may impact these proposals. In
this regard,  ain Roads WA's latest policy to require round-abouts at all intersections
should be taken in consideration prior to a final decision on these MRS proposals by the
WAPC. The requirement for round-abouts may result in extended land requirements, and
therefore an extension to the Primary Regional Roads reservation at road intersections
with Great Northern Highway.

CONCLUSION

The City is supportive of the proposed MRS amendments subject to the following
recommended modifications/considerations:

• The western boundary of  RS Amendment 1325/41 (North Bullsbrook Urban
Precinct) to be extended to reflect the eastern boundary of the Bullsbrook
Wastewater Treatment Plant buffer distance which is stipulated on the Bullsbrook
Townsite District Structure Plan.

• The eastern boundary of the MRS Amendment 1323/41 (South Bullsbrook Urban
Precinct) to be extended to reflect the western boundary of Structure Plan No. 11
area. (Lot 301 Stock Road and Lot 302 Lage Road, Bullsbrook). This is shown on
Attachment 2.

• Should it be found that sufficient water and waste water capacity currently exist,
that part of Lot 1354, Bullsbrook that can be serviced, is to be included under the
'Urban' zone. It will lead to an improved, more balanced development.

• Main Roads WA's latest policy to require round-abouts at ail intersections should
be taken in consideration prior to a final decision on these MRS proposals by the
WAPC. The requirement for round-abouts may result in extended land
requirements, and therefore an extension to the 'Primary Regional Roads'
reservation at intersections with Great Northern Highway.

PUBLIC CONSULTATION

The WAPC has advertised Metropolitan Region Scheme Amendments 1323/41, 1324/41
and 1325/41 and is seeking public comment. Submissions are to be made to the WAPC
on or before Friday 8 June 2018.

Council's resolution on this proposal, together with this report will be forwarded to the
WAPC as the City's submission.
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ATTACHMENTS

Attachment 1 - Proposed MRS Amendments

Attachment 2 - Proposed MRS Amendment 1323/41 vs Proposed Amendment to
Structure Plan No.11  ap.

Attachment 3 - Boundary of waste water treatment plant buffer.

STR TEGIC I PLIC TIONS

The proposed MRS amendment is generally consistent with the City's Local Planning
Strategy and the draft North-East Sub-regional Planning Framework.

A developer contributions plan will be required to be prepared for the 3 amendment
areas for necessary infrastructure cost sharing.

STATUTORY IMPLICATIONS

Following the proposed MRS amendments, the 'General Rural  zone under LPS17 will
remain until a further MRS amendment to lift the subject areas from 'Urban Deferred  to
'Urban'.

FINANCIAL IMPLICATIONS

A developer contributions plan will be required to be prepared for the subject areas for
necessary infrastructure cost sharing.

VOTING REQUIRE ENTS

Simple Majority
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RECOMMENDATION

That the Council resolve to:

1) Advise the West Australian Planning Commission that it supports the Metropolitan
Region Scheme Amendments 1323/41, 1324/41 and 1325/41 subject to the
following modifications/considerations:

a. The western boundary of MRS Amendment 1325/41 (North Bullsbrook Urban
Precinct) to be extended to reflect the eastern boundary of the Bullsbrook
Wastewater Treatment Plant buffer distance which as identified on the
endorsed Bullsbrook Townsite District Structure Plan (Refer to Attachment 3
of this report).

b. The eastern boundary of the MRS Amendment 1323/41 (South Bullsbrook
Urban Precinct) to be extended to reflect the western boundar  of the
Structure Plan No. 11 area (Lot 301 Stock Road and Lot 302 Lage Road,
Bullsbrook) (Refer to Attachment 2 of this report).

c. Should it be found that sufficient water and waste water capacity currently
exist, that part of Lot 1354, Bullsbrook that can be serviced, is to be included
under the 'Urban  zone.

d. Main Roads WA s latest policy position in preference of round-abouts at all
intersections should be taken in consideration prior to a final decision on
these MRS proposals by the WAPC. The requirement may result in extended
land requirements, and therefore an extension to the 'Primary Regional
Roads  reservation at intersections with Great Northern Highway.
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Dear Madam/Sir,

Submission on Metropolitan Region Scheme Proposed
Amendments:
1323/41 - South Bullsbrook Urban Precinct
1324/41 - Central Bullsbrook Urban Precinct
1325/41 - North Bullsbrook Urban Precinct

This is to advise that Council at its meeting held on 6 June 2018 has
resolved to:

1) Advise the West Australian Planning Commission that it supports the
Metropolitan Region Scheme Amendments 1323/41, 1324/41 and
1325/41 subject to the following modifications/considerations:

a. The western boundary of MRS Amendment 1325/41 (North
Bullsbrook Urban Precinct) to be extended to reflect the eastern
boundary of the Bullsbrook Wastewater Treatment Plant buffer
distance which as identified on the endorsed Bullsbrook Townsite
District Structure Plan (Refer to Attachment 3 of this report).

b. The eastern boundary of the MRS Amendment 1323/41 (South
Bullsbrook Urban Precinct) to be extended to reflect the western
boundary of the Structure Plan No.ll area (Lot 301 Stock Road and
Lot 302 Lage Road, Bullsbrook) (Refer to Attachment 2 of this
report).

c. Should it be found that sufficient water and waste water capacity
currently exist, that part of Lot 1354, Bullsbrook that can be
serviced, is to be included under the 'Urban  zone.

d. Main Roads WA s latest policy position in preference of round-abouts
at all intersections should be taken in consideration prior to a final

city of swan

enquiries 08 9267 9267
facsimile 08 9267 944 



decision on these MRS proposals by the WAPC. The requirement
may result in extended land requirements, and therefore an
extension to the 'Primary Regional Roads  reservation at
intersections with Great Northern Highway.

A copy of the Council minutes is enclosed for your information.

Should you have any queries regarding this matter, please do not hesitate
to contact Tony Naumoski on 9278 9606

Yours sincerely

Stevem Tan
EXECUTIVE MANAGER
PLANNING AND DEVELOPMENT
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3.1 METROPOLITAN REGION SCHEME A END E TS 1323/41 (SOUTH
BULLSBROOK URBAN PRECINCT), 1324/41 (BULLSBROOK CENT AL
URBAN PRECINCT) AND 1325/41 (NORTH BULLSBROOK URBAN
PRECINCT) - CITY OF SWAN SUBMISSION

Ward: (Pearce Wards) (Strategic Planning)

Authorised Officer: (Executive Manager Planning and Development)

KEY ISSUES

8 The Western Australian Planning Commission (WAPC) has advertised  etropolitan
Region Scheme Amendments 1323/41, 1324/41 and 1325/41 for South
Bullsbrook, Bullsbrook Central and North Bullsbrook Urban Precincts for public
comment.

s The purpose of the amendments is to rezone all three amendment areas (refer to
Attachment 1) from the 'Rural' zone to 'Urban Deferred' zone under the
Metropolitan Region Scheme (MRS).

» Under the City's Local Planning Scheme No.17 (LPS17) the three amendment
areas are zoned 'General Rural'.

® The North-East Sub-Regional Planning Framework and the City s Draft Local
Planning Strategy identify the three amendment areas as land for Urban
Expansion.

• Council adopted the Bullsbrook Townsite Land Use Master Plan (BTLUMP) on 6
October 2014. The subject amendment areas are identified as Future Residential
in the BTLU P. A district centre is identified in the Bullsbrook Central amendment
area (MRS Amendment 1324/41).

® The BTLUMP has formally been endorsed as a District Structure Plan under the
Planning and Development (Local Planning Schemes) Regulations 2015, by the
WAPC on 11 April 2018.

That the Council resolve to:

1) Advise the West Australian Planning Commission that it supports Metropolitan
Region Scheme Amendments 1323/41, 1324/41 and 1325/41 subject to the
following modifications/considerations:

a. The western boundary of MRS Amendment 1325/41 (North Bullsbrook Urban
Precinct) to be extended to reflect the eastern boundary of the Bullsbrook
Wastewater Treatment Plant buffer distance as identified on the endorsed
Bullsbrook Townsite District Structure Plan.

b. The eastern boundary of the MRS Amendment 1323/41 (South Bullsbrook
Urban Precinct) to be extended to reflect the western boundary of the Structure
Plan No.11 area (Lot 301 Stock Road and Lot 302 Lage Road, Bullsbrook).
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c. Should it be found that sufficient water and waste water capacity currently
exist, that part of Lot 1354, Bullsbrook that can be serviced, is to be included
under the 'Urban  zone.

d. Main Roads WA's latest policy position in preference of round-abouts at all
intersections should be taken in consideration prior to a final decision on these
MRS proposals by the WAPC. The requirement may result in extended land
requirements, and therefore an extension to the 'Primary Regional Roads 
reservation at intersections with Great Northern Highway.

BACKGROUND

On 2 March 2018, the Western Australian Planning Commission (WAPC) commenced the
public advertising of Metropolitan Region Scheme Amendments 1323/41, 1324/41 and
1325/41 for South Bullsbrook, Central Bullsbrook and North Bullsbrook Urban Precincts.
The purpose of the amendments is to rezone the three precincts from the  Rural1 zone to
the ’Urban Deferred’ zone under the Metropolitan Region Scheme (MRS), (refer to
Attachment 1)

The amendment areas abut existing Urban, Industrial and Rural zoned land and Primary
Regional Road Reserve. Ownership in the Bullsbrook North and South Urban Precincts
are fragmented, whilst the majority of the Bullsbrook Central Urban Precinct is owned by
one developer.

The Amendment Areas have been largely cleared for rural pursuits and primarily large lot
rural residential living. It contains scattered areas of remnant vegetation, generally
along fence lines, and a number of dwellings and outbuildings. Bush Forever areas are
not present within the Amendment Area.

1. Strategic Context

1.1 North-East Sub-Regional Planning Framework (Planning Framework)

The Planning Framework identifies the three amendment areas as Urban Expansion,
with an urban staging indication of Medium-Long term (2022+). In this regard, the
subject MRS amendments are consistent with the Planning Framework, noting that
development is anticipated to commence prior to 2022.

1.2 Draft Local Planning Strategy (LPS)

The three amendment areas are consistent with the Urban Expansion areas identified in
the draft Local Planning Strategy.

The following is further noted in the Draft LPS relevant to the Bullsbrook Town Centre:

'3. The Strategic Plan

STRATEGIES AND ACTIONS

3.2.1 Support residential development in Greenfield areas

Implement the Bullsbrook Townsite Land Use Master Plan (BTLUMP) through future
amendments to the MRS and the local planning scheme.
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3.4.5 Support the establishment of a District Centre in Bullsbrook to cater
for future population growth

The Bullsbrook Townsite Landuse Master Plan identifies a future district centre for
the study area. 

1.3 Bullsbrook Townsite Land Use Master Plan (BTLU P) -No  known as
Bullsbrook Townsite District Structure Plan

Council adopted the BTLUMP on 6 October 2014. It has now formally been endorsed as a
District Structure Plan under the Planning and Development (Local Planning Schemes)
Regulations 2015, by the WAPC on 11 April 2018.

The Bullsbrook Townsite District Structure Plan provides planning guidance for the future
urban growth of the Bullsbrook Townsite and relates to the MRS proposals as follows:

• The majority of the South Bullsbrook Urban Precinct is identified for Future
Residential including a Neighbourhood Centre, Primary School, Conservation
areas and Activity Corridor.

® The Bullsbrook Central Urban Precinct is also identified for Future Residential
including a District Centre, Conservation areas, Primary School and an Activity
Corridor. Although Lots 131 and 500 Hurd Road, Bullsbrook are also identified as
Future Residential under the District Structure Plan, it has been excluded from
the proposed Central Bullsbrook Urban Precinct.(MRS Amendment 1324/41).
There has been no request from these landowners to be included in any MRS
amendment. Any requests for these lots to be included in the MRS will be dealt
with as and when received by the WAPC in future.

• The North Bullsbrook Urban Precinct is identified for Future Residential including
Playing Fields and a Primary School. The western boundary of this precinct is
recommended to be extended to reflect the boundary of the wastewater
treatment plant buffer boundary as shown in Plan No. DZ30-1-7 Issue C,
approved by the Water Corporation (see Attachment 3). This recommended
extension of the western boundary is consistent with the Planning Framework and
District Structure Plan. (Refer to 'Water and Wastewater  under'2.4 Environment 
of this report for further information regarding the requirement to extend the
western boundary of the North Bullsbrook Precinct.)

1.4 Amendment to Structure Plan  o.11 (Rural Residential proposal east of the
South Bullsbrook Urban Precinct)

On 22 March 2018, a proposed amendment to Structure Plan No.11, Lot 301 Stock Road
and Lot 302 Lage Road, Bullsbrook, was submitted to reconfigure road and lot layouts
and the structure plan boundary. This reconfiguration has resulted in a gap between the
western boundary of the structure plan area and the eastern boundary of the proposed
South Bullsbrook Urban Precinct (MRS Amendment 1323/41). This gap leaves
approximately 17 hectares of land without any designated zoning. (Refer to Attachment
2 - Proposed MRS Amendment vs Proposed Amendment to Structure Plan No.11 Map.)

It is recommended that the eastern boundary of the South Bullsbrook Urban Precinct
(Amendment 1323/41) be extended to reflect the western boundary of Structure Plan
No.11 area. This will rezone an extra 17 hectares of land from Rural to Urban Deferred
under the MRS.
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2. Statutory Context

2.1 Metropolitan Region Scheme (MRS)

Under the current MRS the three amendment areas are within the Rural Zone. The
purpose of, the amendments is to rezone the areas from the Rural zone to the Urban
Deferred zone under the Metropolitan Region Scheme (MRS).

2.2 Local Planning Scheme No. 17 (LPS17)

The three amendment areas are currently zoned 'General Rural  under LPS17.

Following the proposed MRS amendment, the 'General Rural' zone under LPS17 will
remain until a further MRS amendment to rezone the subject areas from 'Urban
Deferred' to 'Urban' is endorsed.

2.3 State Planning Policies (SPP)

A number of State Planning Policies have effect on the future planning of the subject
land. In particular the following is noted:

• SPP 5.4 - Road and Rail Transport Noise and Freight Considerations in Land
Use Planning

SPP5.4 Road and Rail Transport Noise and Freight Considerations in Land Use
Planning addresses transport noise from within major transport corridors, including
primary freight routes, and its impact on nearby noise-sensitive land uses. It also
considers the need to strategically locate freight handling facilities.

Under SPP 5.4, it is identified that the western boundaries of the Bullsbrook Central
and South Bullsbrook Urban Precincts adjoin a Primary Freight Road (Great Northern
Highway). Therefore, there is the potential for noise attenuation to be required.
These studies will need to be addressed in upcoming local structure plans, as well as
during the potential MRS rezoning of these two precincts.

• SPP 2.4 - Basic Raw Materials

This policy sets out the matters which are to be taken into account and given effect
to by the WAPC and local governments in considering zoning, subdivision and
development applications for extractive industries (for the extraction of basic raw
materials) and zoning, subdivision and development applications in the vicinity of
identified basic raw material resource areas.

It is important to note that the Department of Mines, Industry Regulation and Safety
has advised the WAPC that the eastern portion of the South Bullsbrook Urban
Precinct amendment area is partly located within the 500m separation buffer from
clay resources. The clay extraction is required to be completed prior to a potential
Urban Deferred Lifting Request.

• SPP 4.1 - State Industrial Buffer Policy

The purpose of SPP 4.1 is to provide a consistent State wide approach for the
protection and long-term security of industrial zones, transport terminals (including
ports) other utilities and special uses. It will also provide for the safety and amenity
of surrounding land uses while having regard to the rights of landowners who may be
affected by residual emissions and risk.
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Prior to the potential rezoning of the 3 amendments areas to the 'Urban  zone under
the MRS, further studies will be required to demonstrate appropriate interface
between the amendment areas and adjoining zones. In particular, suitable interface
considerations will need to be given to 'Industrial  zoned land to the west and land-fill
operations to the east of the Central and South Bullsbrook Urban Precincts. There is a
transitional land use area required under the District Structure Plan to provide an
interface between the Industrial zone and the Residential zone.

9 SPP 3.7 - Planning in Bushfire Prone Areas

The intent of this policy is to implement effective, risk-based land use planning and
development to preserve life and reduce the impact of bushfire on property and
infrastructure.

In accordance with the State Planning Policy, a Bushfire  anagement Plan has
already been approved for the 3 amendment areas by the Department of Fire and
Emergency Services.

2.4 Environment

® Water and Wastewater

In February 1999, the Water Corporation approved the Bullsbrook Wastewater
Treatment Plant's buffer distance (Plan No. DZ30-1-7, Issue C). The proposed
western boundary of MRS Amendment 1325/41 (North Bullsbrook Urban Precinct) is
within close proximity of the buffer zone, however it is not directly abutting it. The
current design of the amendment area results in a discrepancy and a loss of
approximately 10 hectares of land identified as 'Urban Expansion' under the Planning
Framework and 'Future Residential' under the District Structure Plan.

It is recommended that the western border of MRS Amendment 1325/41 (North
Bullsbrook Urban Precinct) is increased to reflect the boundary of the wastewater
treatment plant buffer boundary. This recommended increase of the amendment
area is consistent with the Planning Framework and District Structure Plan.

Urban Water Management

A Regional Water Management Strategy (RWMS) was prepared in 2012 to support
the Bullsbrook District Structure Plan which encompasses the three MRS amendment
areas. It was identified in the Bullsbrook Townsite District Structure Plan that
drainage was likely to be a major constraint to development in the area. This issue
was required to be further addressed in a District Water Management Strategy
(DWMS). A DWMS was prepared for each MRS amendment area and the City
considers them to be in line with the principles and objectives of the RWMS.

o A DWMS for the area covering MRS Amendment 1323/41 (South Bullsbrook
Urban Precinct) has been granted a preliminary approval by former Department
of Water in April 2016.

o A DWMS for the area covering MRS Amendment 1324/41 (Bullsbrook Central
Urban Precinct) has been approved by former Department of Water in February
2017.

o A DWMS for the area covering MRS Amendment 1325/41 (North Bullsbrook Urban
Precinct) has been granted a preliminary approval by former Department of
Water in May 2016.
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The Department of Water and Environmental Regulation has advised that they are
fully supportive of the District Water Management Strategies for the three  RS
Amendment areas.

The anticipated drainage outcomes for the future urban areas will require that where
there are fragmented ownership (North and South Bullsbrook Urban Precincts) a
future Developer Contribution plan will have to include drainage infrastructure as
shared contribution items.

• Perth and Peel Green Growth Plan for 3.5 million (draft)

The draft Perth and Peel Green Growth Plan for 3.5 million (Green Growth
Plan) delivers a comprehensive environmental program for the protection of both
Commonwealth matters of national environmental significance and State
environmental values.

According to the Green Growth Plan online mapping service, the 3 amendment areas
contain a number of small portions of 'Specific Commitments  and 'Broad
Commitments and Values' areas. The City has no objection to the proposed
amendment subject to the retention of the above conservation areas consistent with
the work undertaken for the draft Green Growth Plan.

• Environmental Protection Authority Advice

The proposed amendments were referred to the Environmental Protection Authority
(EPA) for advice on whether environmental assessment would be required.

It was advised by the EPA that the proposed amendments do not require formal
assessment under Part IV of the Environmental Protection Act 1986. However, it has
provided advice on the key environmental factors for the amendments. Copies of the
notices from the EPA are included In the WAPC's Amendment Report as Appendix A
for each amendment.

3, Guidance on future consideration on lifting the 'Urban Deferred' zonin 

Under the advertised proposal, the subject land is proposed to be zoned Urban Deferred
under the MRS, subject to the following requirements being addressed prior to lifting of
'Urban Deferment':

• A District Structure Plan (DSP) or the Bullsbrook Townsite Landuse Masterplan
(BTLUMP) being approved by the Western Australian Planning Commission
(WAPC) to guide the development of the Bullsbrook townsite.

• Confirmation of water and wastewater infrastructure;
• Confirmation on the location of a High School site;
® Confirmation of road upgrading requirements to support the proposed scale of

development;
• Confirmation that the existing landfill operations and associated buffer has

ceased;(Bullsbrook Central Urban Precinct) and
• The eastern portion of the site is partly within a 500 metre separation buffer for

clay resources. The clay extraction is to be completed, prior to the transfer of this
land to the Urban zone.(South Bullsbrook Urban Precinct)

It is noted that the proposed 'Urban Deferred' zoning applicable to the Central Bullsbrook
Urban Precinct includes most of Lot 1354, Bullsbrook. This land is however earmarked to
accommodate the main access and future District Centre which will not only provide an
important amenity function to the new residential estate but will also act as a trigger for
development to progress. Considering the above requirements to be addressed to get
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the 'Urban Deferred  zoning lifted, the only constraint on this confined area is the need to
confirm availability of water and wastewater infrastructure. Not being privy to the latest
comments from Watercorp in this regard, the City propose to recommend to the WAPC
that should it be found that sufficient water and waste water capacity currently exist,
that part of Lot 1354, Bullsbrook that can be serviced, is to be included directly under
the 'Urban  zone. It will lead to an improved, more balanced development.

4. G eat Northern Hi hway (GNM  Intersections:

It is noted that the MRS proposals do not specifically identify the Great  orthern
Highway Primary Regional Roads reservation and how it may impact these proposals. In
this regard, Main Roads WA's latest policy to require round-abouts at all intersections
should be taken in consideration prior to a final decision on these MRS proposals by the
WAPC. The requirement for round-abouts may result in extended land requirements, and
therefore an extension to the Primary Regional Roads reservation at road intersections
with Great Northern Highway.

CONCLUSION

The City is supportive of the proposed MRS amendments subject to the following
recommended modifications/considerations:

« The western boundary of MRS Amendment 1325/41 (North Bullsbrook Urban
Precinct) to be extended to reflect the eastern boundary of the Bullsbrook
Wastewater Treatment Plant buffer distance which is stipulated on the Bullsbrook
Townsite District Structure Plan.

® The eastern boundary of the MRS Amendment 1323/41 (South Bullsbrook Urban
Precinct) to be extended to reflect the western boundary of Structure Plan No. 11
area. (Lot 301 Stock Road and Lot 302 Lage Road, Bullsbrook). This is shown on
Attachment 2.

• Should it be found that sufficient water and waste water capacity currently exist,
that part of Lot 1354, Bullsbrook that can be serviced, is to be included under the
'Urban' zone. It will lead to an improved, more balanced development.

® Main Roads WA's latest policy to require round-abouts at all intersections should
be taken in consideration prior to a final decision on these MRS proposals by the
WAPC. The requirement for round-abouts may result in extended land
requirements, and therefore an extension to the 'Primary Regional Roads'
reservation at intersections with Great Northern Highway.

PUBLIC CO SULTATIO 

The WAPC has advertised Metropolitan Region Scheme Amendments 1323/41, 1324/41
and 1325/41 and is seeking public comment. Submissions are to be made to the WAPC
on or before Friday 8 June 2018.

Council's resolution on this proposal, together with this report will be forwarded to the
WAPC as the City's submission.
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ATTACHMENTS

Attachment 1 - Proposed MRS Amendments

Attac ment 2 - Proposed MRS Amendment 1323/41 vs Proposed Amendment to
Structure Plan No.11 Map.

Attachment 3 - Boundary of waste water treatment plant buffer.

STRATEGIC IMPLICATIONS

The proposed MRS amendment is generally consistent with the City's Local Planning
Strategy and the draft North-East Sub-regional Planning Framework.

A developer contributions plan will be required to be prepared for the 3 amendment
areas for necessary infrastructure cost sharing.

STATUTORY IMPLICATIONS

Following the proposed MRS amendments, the 'General Rural  zone under LPS17 will
remain until a further MRS amendment to lift the subject areas from 'Urban Deferred' to
'Urban'.

FINANCIAL IMPLICATIONS

A developer contributions plan will be required to be prepared for the subject areas for
necessary infrastructure cost sharing.

VOTING REQUIREMENTS

Simple Majority

Page 8



Ordinary Meeting of Council
06 June 2018

RECOMMENDATION

That the Council resolve to:

1) Advise the West Australian Planning Commission that it supports the Metropolitan
Region Scheme Amendments 1323/41, 1324/41 and 1325/41 subject to the
following modifications/considerations:

a. The western boundary of MRS Amendment 1325/41 (North Bullsbrook Urban
Precinct) to be extended to reflect the eastern boundary of the Bullsbrook
Wastewater Treatment Plant buffer distance which as identified on the
endorsed Bullsbrook Townsite District Structure Plan (Refer to Attachment 3
of this report).

b. The eastern boundary of the MRS Amendment 1323/41 (South Bullsbrook
Urban Precinct) to be extended to reflect the western boundary of the
Structure Plan No.11 area (Lot 301 Stock Road and Lot 302 Lage Road,
Bullsbrook) (Refer to Attachment 2 of this report).

c. Should it be found that sufficient water and waste water capacity currently
exist, that part of Lot 1354, Bullsbrook that can be serviced, is to be included
under the'Urban  zone.

d. Main Roads WA s latest policy position in preference of round-abouts at all
intersections should be taken in consideration prior to a final decision on
these MRS proposals by the WAPC. The requirement may result in extended
land requirements, and therefore an extension to the 'Primary Regional
Roads  reservation at intersections with Great Northern Highway.

CARRIED
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Waterways
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CP Car park
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CG Common ealth Government
SEC State Energy Commission
SU Special uses

WSD Water Authority of WA
P Prison

K \l Bush forever area

Zones
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Urban deferred

Central city area

Industrial

rm Special industrial

Rural

Rural - water protection

Private recreation
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Submission 18

L Government of Western Australia
Department of Fire & Emergency Services DFES

Department of Firo &
Emergency Services

Our Ref: D05129
Your ref: 1323/41; 1324/41; 1325/41

Anthony Muscara
Western Australian Planning Commission (WAPC)
referrals@planninq.wa.qov.au

Dear Mr Muscara

RE: PROPOSED METROPOLITAN REGION SCHEME (MRS) AMENDMENTS - 1323/41
SOUTH BULLSBROOK URBAN PRECINCT; 1324/41 CENTRAL BULLSBROOK URBAN
PRECINCT; 1325 41 NORTH BULLSBROOK URBAN PRECINCT

I refer to your letter dated 27 February 2018 regarding the referral of the above MRS
Amendments. The Department of Fire and Emergency Services (DFES) advises comments
with regard to State Planning Policy 3.7 Planning in Bushfire Prone Areas (SPP 3.7) and the
Guidelines for Planning in Bushfire Prone Areas (Guidelines) has been previously sought and
provided to the WAPC in relation to the three precincts:

• 1323/41 South Bullsbrook Urban Precinct - DFES provided advice on the Bushfire
Management Plan (BMP) (Version 4), prepared by FirePlan WA and dated 12
September 2016, on 28 October 2016 (DFES Reference D00937).

• 1324/41 Central Bullsbrook Urban Precinct - DFES provided advice on the BMP
(Revision 1), prepared by Strategen Environmental and dated 17 November 2016, on 7
April 2017 (DFES Reference D00974).

• 1325/41 North Bullsbrook Urban Precinct - DFES provided advice on the Bushfire
Hazard Level Assessment (Version 1.0), prepared by RUIC and dated 12 June 2017,
on 16 August 2017 (DFES Reference D02390).

The referral to DFES for these precincts did not include references to any new or revised
BMP s, and therefore it appears the previously reviewed BMP s remain current and valid for
the three proposed MRS Amendments. Accordingly, DFES provides no further comment.

If you require further information, please contact Land Use Planning Officer, Sherrie Nicholas
on 9482 1777.

Yours sincerely

MICHELLE NEIL
DIRECTOR ADVISORY SERVICES

13 June 2016

DFES Advisory Services I 20 Southport Street, West Leederville WA 6007
Tel (08) 9482 1764 I Fax (08) 9395 9384 I advice@dfes.wa.qov.au I www.dfes.wa.qov.au

ABN 39 563 851 304



Government of Western Australia
Departmen  of Fire & Emergency Services

BF'ES
Dopartmontof Firo &
Emergenc  Services

Our Ref: D00937
Your Ref:

Anthony Muscara
Western Australian Planning Commission
Locked Bag 2506
PERTH WA 6001
referrals@planning.wa.gov.au

Dear Anthony

SOUTH BULLSBROOK URBAN PRECINCT - UPDATED BUSHFIRE IVlANAQEiVlENT PLA 

I refer to your letter dated 16 September 2016 regarding the submission of a revised  Bushfire
Management Plan  V4 by FirePlan WA Pty. Ltd. dated 12 September 2016 submitted for the
above scheme amendment. The Department of Fire and Emergency Services (DFES) provide
the following comments with regard to State Planning Policy 3.7 Planning in Bushfire Prone
Areas (SPP 3.7) and the Guidelines for Planning in Bushfire Prone Areas (Guidelines):

DFES advises that the proponent has adequately identified issues arising from the bushfire
hazard level assessment and considered how compliance  ith the bushfire protection criteria
can be achieved within the submitted Bushfire Management Plan.

Should you require further information, please contact me on telephone number 9482 1761.

Yours sincerely

Sandeep Shankar
LAND USE PLANNI G OFFICER

28 October 2016

Advisory Services I 20 Southport Street West Leederville WA 6007
Tel (08) 9482 1764 I Fax (08) 9395 9384 I advice@dfes.wa.qov.au I www.dfes.wa.qo .au

ABN 39 563 851 304
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these threats. This buffer study would then be able to assist you in providing justification
to decision makers to demonstrate the reasoning for the buffer distances in this case. It
should be noted that  epartment is not a decision maker in regard to the implementation
of wetland buffers; howe er, the department can provide advice to decision ma ers as
requested.

Where the wetland buffer/foreshore reserve is part of public open space (POS), its
treatment should be appropriate and contribute towards the maintenance of ecological
functioning within the wetland; that is the buffer should be revegetated with appropriate
native vegetation species of local pro enance. Vegetation of natural structure including
groundcovers, mid-storey and over-storey around wetlands is critical for filtering and
absorption of nutrients and pollutants, provision of fauna habitat, abating nuisance insect
issues and restricting the spread of rubbish into the wetlands. Therefore, while some
passive recreation may be acceptable in defined areas of the wetland buffer, the
placement of lawns, playgrounds and other active recreation areas are generally not
considered appropriate.

It is recommended that a wetland or foreshore management plan is prepared as part of
future structure plan process. It is recommended that the contents and format of the
wetland management plan be prepared in accordance with Guidelines checklist for
preparing a wetland management plan (DEC 2008) available on DBCA's website. It is
also important to engage with the Department of Water during the preparation of the
wetland management plan.

1324/41 Bullsbrook Central Urban Precinct

The department advises that as with the Bullsbrook South amendment area the majority
of the amendment area is completely cleared or in a degraded condition with the only
areas of remnant vegetation evident along the Ki-it Monger Brook. This wetland has not
been mapped in the department s geomorphic wetlands database, however it is
recommended that further investigations are undertaken to determine the condition and
values within the wetland. The department reiterates that wetlands that are to be
protected are afforded a 50 metre minimum wetland buffer. It is recommended that a
wetland or foreshore management plan is prepared as part of future structure plan
process.

1325/41 Bullsbrook North Urban Precinct

Threatened Ecological Community

The department notes that Lot 17 and 18 Ashton, Road Bullsbrook contains re nant
vegetation in  Very Good' con ition and which according to supporting documentation
may potentially contain a Threatened Ecological Community (TEC) known as SCP 3c -
Corymbia calophylla - Xanthorrhoea preisii woodlands and shrublands. The department
advises that further targeted surveys are required to adequately determine the presence
of this TEC within the subject lots.

The department notes that the Environmental Protection Authority (EPA) advised in its
submission of September 2017 that it is the EPA’s expectation that flora and vegetation
surveys will be undertaken prior to the local scheme amendment being referred to the
EPA. In addition, it is the EPA s e pectation that the local scheme amendment will
provide mechanisms to retain, protect and managed areas of native vegetation  hich
contain threatened flora and vegetation such as areas of TEC. The department supports
the EPA’s position and recommends that the local scheme amendment for the subject
properties are not finalised without first verifying the presence of the TEC. In the event
that this TEC is confirmed to be present on site it is the expectation of the department
that the TEC is retained and protected in public open space.
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Thank you for the opportunity to comment on this proposal. Please contact Michael
Roberts at Parks and Wildlife Service's Swan Coastal District on 9303 7755 or by email
at michael.roberts@dbca.wa.gov.au if you have any queries regarding this advice.

Yours faithfully

Benson Todd
A/REGIONAL MANAGER

18 June 2018
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