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6.0 THE OUTLINE DEVELOPMENT PLAN

6.1 Design Rationale

The Outline Development Plan (ODP) (refer to Appendix F) seeks to create an
urban environment based a logical and permeable network of streets that
combine to create a pleasant walking/cycling environment and a range of route
alternatives linking well-spaced destinations through out the subject land and
wider locality.

The design of the plan promotes a series of well surveyed urban spaces to
promote physical activity (walking and cycling), interaction with the public realm,
interpersonal communication and a strong sense of place. These factors stimulate
physical activity, creativity and sense of place within urban areas. Housing
variety is assured through a mix of low to medium density throughout the Outline
Development Plan, with medium density laneway lots proposed in high-amenity
areas surrounding open space to ensure passive surveillance.it should also be
noted that ALL lots within the ODP area are located within 100 metres of POS.

The design has taken into account a number of existing factors including the aged
care facility which currently operates on lot 413 and the existing lots which back
onto the ODP area.

It also provides maximum surveillance over Maddington Road and Dellar Road.
Lot Pattern

The ODP is largely comprised of low density (R20 and R25) and medium density
(R30 and R40) residential allotments. Lots have been orientated such that they
would provide effective surveillance of (and achieve an effective relationship with)
public/community areas such as the streets and local park and housing variety is
assured through the provision of low and medium density.

The lot pattern is based on a modified grid with, primarily, east-west street
blocks. This pattern is consistent with contemporary planning principles and
facilitates a permeable/legible street layout. A range of route alternatives are
presented to residents as they access to the various community destinations
within the locality, being: local open space and the aged care facility.

The provision of low to medium density allows for the development of alternative
housing stock that is not currently available within the area. The ODP incorporates
a range of smaller lots with access via a rear laneway, therefore enabling direct
surveillance onto public open space.

A pocket of R30 in the Centre of the ODP (see existing lot 5) has been provided to
allow for the greatest development flexibility given the deep (42m) nature of the
pocket, this will allow for either single or duplex dwellings to be created, thus
further diversifying the dwelling products offered in the area. It should be noted
that this pocket is located within 100m of 2 different POS areas and is thus in
compliance with Liveable Neighbourhoods.

In addition to this, provision has been made for a R40 group housing site which is
to be provided with 3 street frontages, therefore ensuring a further variety of
housing options are provided.
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6.1.1

6.1.2

6.1.3

Public Open Space Design

Three areas of POS have been provided which cater for both active and passive
recreation. The allocation of the POS also enables landowners to develop
independently of one another and it is noted that should Lot 413 not develop,
sufficient POS has been provided across the other lots which are likely to be
developed in the short term.

The location of the public open space areas and strategic lot design enables
surveillance of the POS area, therefore providing amenity for residents. The
proposed roads have also been designed along POS which provides pleasant vistas
and focal points for pedestrians cyclists and motorists.

Multiple Landowners

The proposed ODP caters for multiple landowners offering the best possible design
outcome. The design enables landowners to develop independently with the plan
connecting well with the existing land development pattern.

Use of Cul-de- Sacs

The cul-de-sacs are a necessary component of the overall design given there is no
opportunity for road connection due to the existing adjoining pattern of
subdivision with primarily lots backing onto the ODP area. Servicing trucks will still
be able to access the area, however 2 dwellings will be required to locate bins in
an alternative location for bin collection.

Future Lot Yield

The following table provides a summary of the indicative residential yield of the
ODP

Estimated Number of lots | Potential No. of Dwellings

TOTAL 216 236

More detailed design at subdivision stage will determine the ultimate number of
lots.

Population

Based on an average (Australian Bureau of Statistics) household size of 2.53, the
Local Structure Plan would result in a residential population of approximately 597
people.

Detailed Area Plans

Detailed Area Plans (DAPs) will be prepared for the proposed laneway lots to
ensure an appropriate built form outcome. These will be required to be prepared
for and approved by the City as a condition of subdivision approval.
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To ensure that an appropriate interface between the private and public domain is
maintained, a DAP will also be required for the proposed R25 coded lot which
directly overlooks the central Public Open Space and Drainage Reserve (contained
within existing Lot 414) as well as the front loaded R30 lots which overlook The
central POS . The DAP’s will be required to be prepared for and approved by City
as a condition of subdivision approval.

DAP’s are not required for the centrally located pocket of R30 (contained within
existing Lot 5) as these lots are intended to be flexible enough to respond to
market conditions and provide greater flexibility of housing types. The reason for
such a situation is provided herein: should a potential owner wish to develop a
single house on a single lot in this pocket, or decide to purchase 2 resultant lots;
and a DAP showed each lot as a duplex; then it would prejudice the development
options available to the potential owner. By keeping the options open, it allows
the pocket to be more flexible and open to single or grouped styles of
development whilst still integrating effectively with the streetscape, and governed
by the requirements of the R-Codes. It should also be noted that a subdivision
application has already been lodged with the WAPC for Lots 5, 6 & 414 which
shows this pocket as divided into 3 duplex potential lots all at 790m?2 in size.

6.2 Public Open Space

A total of 2.265 of reserved area of public open space (POS) is provided
throughout the ODP area, with a range from 6105m? to 1.219ha. The proposed
areas of POS constitutes Local/Neighbourhood Parks in accordance with Liveable
Neighbourhoods 4 (LN4), with all the proposed residential lots located within 400
metres of the POS. The ODP design is also consistent with R16 of LN4, where at
least three sides to the POS have direct access to a constructed road network
ensuring adequate public access.

In accordance with LN 4, a schedule that details the provision of POS and
confirming the LSP’s compliance with POS requirements is provided.

PUBLIC OPEN SPACE SCHEDULE

TOTAL SITE AREA 16.93ha (100%)
POS REQUIRED 1.694ha (10%)_
Breakdown of Creditable POS areas
12190 m*® POS 1 POS 2 POS 3
Total area ™ 1.21%ha 6970m?2 5660m?2
1:1 flood event area 1350m?2 . 820m?2 730m?2 -
1:5 flood event area 1400m? 890m2 - 780m?
Difference G.o0-50m2 . 70m?2 50m2 .«
Creditable area 1.084ha 6150m? 4930m?2
TOTAL CREDITABLE POS 2.1164ha (10.63%)
POS SURPLUS 0.4234ha (0.63%)

The above table demonstrates that the total POS provision represents 10.63% of
the Gross Subdivisible Area.
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The POS provision is calculated on the basis that 100% credit is applied to the
restricted open space for drainage basins accommodating between the 1:1yr and
1:5yr storm events (inclusive), which is limited to a maximum of 2% of the
overall 10% requirement, in accordance with LN 4. That is, the top water levels
for the 1:1 is 0.0780ha and for the 1:5 is 0.1381ha resulting is drainage
contribution of 0.0601ha forming part of the total POS provision.

The proposed areas of POS are to not only provide an adequate area for passive
and active recreation, but also serve an urban water management function while
still conserving some of the existing remnant vegetation.

6.3 Community Facilities

The ODP proposes to retain the existing Orange Grove Aged Care Facility on a lot
of approximately 1.2ha. This enables the potential for future development in a
coordinated manner throughout Precinct A. The ODP design ensures that the
residents of the Aged Care Facility will have access to nearby POS and also access
a safe walking environment that is well surveyed and permeable.

It is further noted that the buildings on the site have the opportunity to overlook
the POS area not only providing passive surveillance, but also providing the
residents of the aged care facility with a pleasant outlook.

6.4 Transport

6.4.1 Road Network and Hierarchy

The road network of the proposed amendment of the ODP is focussed upon
achieving a series of local access streets in a legible and permeable grid-like
pattern. Such an outcome encourages efficiency both for motor vehicles and,
walking and cycling.

The majority of the roads are proposed to be constructed within a 15.4 metre
road reserve width. Roads which front open space and other roads which only
require servicing on one side of the road are to be constructed at a reduced width
of 14 metres as permitted under Element 2 of Liveable Neighbourhoods via
reduced verge widths on the un-serviced side. Rear laneways are provided at 6
metres width. These designs are consistent the requirements of Liveable
Neighbourhoods No. 4.

Emphasis has been placed on maximising the potential for cycling and walking
throughout the subject land. Furthermore, walking and cycling has been promoted
through a highly permeable and logical local road network, which ensures
effective connectivity to the proposed area of POS.

6.4.2 Bicycle and Pedestrian Network

The proposed future subdivision of the subject land would link with the designated
Dual Use Path (DUP) network approved over surrounding landholdings. Emphasis
has been placed on maximising the potential for cycling and walking throughout
the subject land. Furthermore, walking and cycling has been promoted through a
highly permeable and logical local road network, which ensures effective
connectivity to the proposed areas of POS.
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7.0

7.1

7.2

7.3

7.4

7.5

7.6

SERVICING

The Servicing Report has been prepared by Development Engineering Consultants
and is provided at Appendix G. It confirms that there are no identified servicing
constraints and the site is able to be serviced with all essential services. A
summary of the report is provided below.

Water

The subject land can be adequately supplied with water by linking with the
existing residential system to the south and an industrial development to the
north of the subject land.

Sewer

The subject land is capable of being adequately supplied with reticulated sewers
(under their current planning) by extending the existing deep sewer line in the
rear of Pt. Lot 412 eastwards along the rear of adjoining Lot 413 into Lot 414.

Power Supply

Power is available from several locations around the site - via an existing aerial
supply in Maddington Road and an underground power supply would be installed
through the estate to link directly in to the existing Coorain Street underground
power network (at the rear of Lot 5). It is anticipated that the estate will require
transformer &/or switch gear sites to be provided at suitable locations within the
proposed development.

Telecommunications

Telstra services exist in the area and there is sufficient capacity in the existing
infrastructure.

Alinta Gas

Alinta Gas services are available within the area and there is sufficient capacity in
the existing infrastructure.

Stormwater Drainage

A Local Water Management Strategy (LWMS) has been prepared in accordance
with the Department of Water’s requirements to further outline the proposed
management of water across the site. This will include drainage amongst the
other management measures for other water on the site. The LWMS will be
submitted separately from this report.

All intercepted storm water flows generated from each of the five defined
catchments will be directed into suitably sized compensating basins/swales after
pre-treatment occurs via a suitable treatment train/bio-retention swales.
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Compensated lows from the eastern three of the five catchments will be directed
into the existing Coorain Street drainage system. Compensated flows from the
western catchment will be directed into the existing culvert under Dellar Road and
those from the central catchment will be directed into the existing Eva Street
drainage system.

All compensating basins/swales will be designed to manage all storm events up to
and including the 1 in 100 year event and outflows will be controlled to ensure
that post-development discharge rates match the estimated pre-development flow
rates.

Drainage has also been provided off Dellar road on one of the structure plan
connection roads. It is intended that this drainage strip be landscaped providing a
pleasant vista entry into the subdivision.
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8.0 CONCLUSION

The information contained within this report confirms that the proposed ODP will
result in an appropriate outcome consistent with the orderly and proper planning
of the area. The design of the amendment to the ODP has been based on
sustainable and contemporary planning principles, with emphasis on increasing
the potential for additional affordable housing product within the locality.

The design also takes into consideration the existing pattern of development and
existing facilities such as the aged care facility.

The ODP design also enables landowners to progress in a staged manner, namely
lot 414, 5 and 6 (single ownership) has the opportunity to commence
development whilst not affecting other land owners and sufficient POS has been
provided in this regard.

The ODP provides a variety of housing choice, which is something that is not
readily available in the area.

The design is based on contemporary planning principles facilitating the creation
of a sustainable community environment, while reflecting the current policies and
statutory planning requirements of both City of Gosnells and the Western
Australian Planning Commission.
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