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3.2 PROPOSED LOCAL STRUCTURE PLAN NO.42 - LOTS 102 AND 427 FARRALL 
ROAD, STRATTON AND LOT 50 (NO.53) FARRALL ROAD, MIDVALE  

 
Ward: (Midland/Guildford Ward)   (Statutory Planning) 

Disclosure of Interest:  Nil 

Authorised Officer:  (Executive Manager Planning and Development) 

 

KEY ISSUES 

• CLE Town Planning and Design on behalf of the landowners of Lots 102 and 
427 Farrall Road, Stratton and Lot 50 (No.23) Farrall Road, Midvale have 
prepared a Structure Plan for the further subdivision of 35 properties along 
Morrison Road and Farrall Road within the boundaries of Stratton and Midvale. 

• The proposed Local Structure Plan No.42 (LSP42) relates to the development of 
approximately 88ha that is bounded to the north by Toodyay Road, the freight 
rail line to the east, Morrison Road to the south and Roe Highway to the west.  

• The land is zoned ‘Urban’ under the Metropolitan Region Scheme (MRS) and 
‘Residential Development’ under the City’s Local Planning Scheme No.17 (LPS 
17). The ‘Residential Development’ zone requires the preparation of a structure 
plan to inform zoning and density, land use permissibility, street layout and 
location of Public Open Space.  

• The subject land is constrained by the freight rail line located on the eastern 
boundary and the Roe Highway on the western boundary. In addition there is 
an existing Western Power easement for 330kV high voltage transmission lines 
along the western boundary parallel to Roe Highway.  

• The proposed LSP42 was advertised for a period of 30 days from 8 September 
2015 to 8 October 2015. At the close of the advertising period a total of 24 
submissions were received comprising 20 objections and 4 letters of no 
objection.  

• Submissions received predominantly raised concern with removal of 
vegetation, increased traffic and potential impact on residential properties from 
the freight rail line. The submissions have been summarised and addressed in a 
Schedule of Submissions that is attached to this report.  

• The Structure Plan was referred to the applicable government agencies for 
comment on the proposal. The responses received have been summarised in 
the schedule of submissions and issues that required resolution have been 
summarised and addressed in the report. 

• The proposal encompasses the existing at-grade freight rail crossing on Farrall 
Road. Main Roads WA (MRWA) has advised that the development which will 
result in increased traffic in this location will require a grade separated crossing 
to be developed at the existing crossing based on the requirements of the 
MRWA Railway Crossing Control in Western Australia Policy  
(June 2015). The Public Transport Authority (PTA) which oversees the lease of 
the freight rail line has stated that they do not consider that the increase in 
traffic necessarily justified grade separation.  
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• The applicant provided designs prepared for a potential grade separated 
crossing to MRWA and PTA for review to inform the amount of land to be shown 
as a reserve on the Structure Plan. Both agencies have advised that the land 
requirement cannot be established until a bridge design is agreed upon and 
other issues are resolved.  

• To ensure the timely statutory compliance with respect to structure plans 
governed by the Deemed Provisions of Schedule 2 of the Planning and 
Development (Local Planning Scheme) Regulations 2015 (the Regulations), it is 
recommended that the matter of grade separation and land requirement be 
deferred to the Western Australian Planning Commission (WAPC) for resolution 
by the Operational Railway Crossing Protection Sub-Committee as a particular 
level crossing site that requires a co-ordinated resolution. Nonetheless, it is 
prudent to identify the area subject to further investigation for a grade 
separated railway crossing to provide an area to be set aside to accommodate 
the future grade separated structure. The Structure Plan has been amended to 
depict the area for further investigation. 

It is recommended that the Council resolve to recommend to the WAPC approval for 
the proposed Structure Plan No.42 subject to modifications.  

 
 

AUTHORITY/DISCRETION 

The processes and determination powers with respect to structure plans are governed by 
the Deemed Provisions of Schedule 2 of the Planning and Development (Local Planning 
Scheme) Regulations 2015 (the Regulations). Under these regulations the Western 
Australian Planning Commission (WAPC) is the sole authority responsible for making 
determinations on structure plans.  

Pursuant to r.20 of Part 4 of Schedule 2 of the Regulations, the responsible authority 
must prepare a report to the WAPC on that plan, inclusive of a recommendation as to 
whether or not it should be approved, within 60 days of the date of closure of the public 
advertising period. 

 

BACKGROUND 
 

Applicant: CLE Town Planning and Design 
Owner: Various landowners (please refer to attachment – List 

of Landowners)  
Zoning: LPS17 - Residential Development  
 MRS - Urban  
Strategy/Policy: SPP 5.4 Road and Rail Transport Noise and Freight 

Considerations in Land Use Planning;  
SPP 5.1 Land Use Planning in the Vicinity of Perth 
Airport;  

Development Scheme: Local Planning Scheme No.17 
Existing Land Use: Residential  
Lot Size: 88.6ha 
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DETAILS OF THE PROPOSAL 

The application proposes a Structure Plan across land generally bound to the north by 
Toodyay Road, the freight rail line to the east, Morrison Road to the south and Roe 
Highway to the west. Three large parcels of land known as Lots 102 and 427 Farrall 
Road, Stratton and Lot 50 (No.23) Farrall Road, Midvale were sold in 2014 by the 
Department of Housing to a private landowner, Peet Stratton Pty Ltd (Peet ABN Joint 
Venture), who is the proponent behind the proposed Structure Plan. 

The Structure Plan encompasses 35 parcels of land predominantly zoned ‘Residential 
Development’ under the City’s Local Planning Scheme No.17 (LPS17). The zone requires 
the preparation of a Structure Plan to guide land use and density outcomes. 

Structure Plan No.42 proposes the following: 

• An estimated 1,200-1,300 ‘Residential’ lots at densities of R30, R40, R60 and R80 
determined by locational criteria; 

• Areas of public open space for active/ passive recreation and flood storage; 

• Upgrade and realignment of Farrall Road; designation of Neighbourhood connector 
for an integrated transport and servicing network; 

• Declaration of Bushfire Prone Areas;  

• The local reservation of the Western Power 330kV transmission tower easement 
within the Structure Plan area of the purpose of ‘Public Utilities’;  

• Exclusion of land along the southern boundary of Morrison Road to the west of Farrall 
road, this land will require further investigation due to existing commercial land uses 
in this location and future modifications to the Regional Road network.  

The applicant has submitted the following documents as technical appendices in support 
of the proposal: 

1. Environmental Assessment and Management Strategy (Emerge); 

2. Local Water Management Strategy (Emerge); 

3. Traffic and Transport report (Transcore); 

4. Servicing and Infrastructure report (The Civil Group); 

5. Fire Management Plan (Natural Area Consulting Management Services)  

6. Landscape and Open Space Master Plan (Place Laboratory) 

7. Transportation Noise Assessment (Herring Storer Acoustics) 
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DESCRIPTION OF SITE 

The proposed Farrall Road Local Structure No.42 (LSP42) area comprises approximately 
88.64ha across 35 properties. The area to the east has historically been developed for 
medium sized residential lots and associated amenities. The land to the south of the 
Structure Plan falls within the Shire of Mundaring and is characterised by light industrial 
land uses.  

The Structure Plan area is divided by Farrall Road which runs through the area in a 
north-south direction. The western side of Farrall Road is largely parkland cleared land 
historically used for grazing with a few single houses running parallel to the Roe 
Highway. The eastern side is characterised by a bush forever site and larger residential 
lots comprising single dwellings and associated outbuildings adjoining the freight rail 
line. 

The southern boundary of the Structure Plan is characterised by larger single lots 
fronting Morrison Road with some residential to the eastern side of Farrall Road and 
some commercial uses on the western side with McDonalds, a 7-Eleven petrol station 
and a garden centre. 

 

OTHER RELEVANT PREVIOUS DECISIONS OF COUNCIL 

Council at its meeting in December 2010 considered a proposed Structure Plan across 
this land previously referred to as West Stratton (Local Structure Plan No.17). Council 
resolved to refuse to advertise the Structure Plan as there was insufficient supporting 
information and detail provided in the Structure Plan to consider the proposal. No further 
action was taken on this proposal.  

 

APPLICANT'S SUBMISSION 

The Farrall Road LSP allows for the creation of a new residential community of 
approximately 1,200 – 1,300 homes. The partnership between Peet and ABN brings 
about opportunities for new types of housing and innovative methods of construction, to 
provide a range of housing types for various demographics of future residents. A new 
and upgraded local street network will support efficient movement of traffic, pedestrians 
and cyclists throughout and around the site. The extensive public open space network 
includes the establishment of a nature play network, retention of the Farrall Road Bush 
Forever site and enhancement of the existing Blackadder and Woodbridge Creeks for the 
purposes of conservation, drainage and the creation of high amenity recreation spaces. A 
separate submission has been circulated to Councillors outlining the key innovations the 
project will deliver.  

The proponent has reviewed and responded to all the submissions received during the 
public consultation period. Comments during advertising primarily related to the Farrall 
Road upgrades, grade separated rail crossing and response to the local environment, 
each of which is addressed below.  
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Upgrades to Farrall Road are proposed to vastly improve the connectivity and safety 
through the site for private vehicles, pedestrians and cyclists. Farrall Road will be 
upgraded for its full length within the project area to include a footpaths and cycle paths, 
on street parking, street tree planting on verges and the central median. This work will 
be jointly funded by the Peet ABN Joint Venture and Joe Candeloro, the other majority 
land owner. The upgraded Farrall Road will provide a far safer pedestrian experience, 
with the central median providing a pedestrian crossing refuge and paths allowing 
residents to safely walk and cycle to the Stratton Neighbourhood Shopping Centre and 
commercial facilities at the Morrison Road intersection. Farrall Road will be upgraded to 
dual carriageway for the southern portion up to Blackadder Creek, providing additional 
stacking length at the Morrison Road intersection. Farrall Road upgrades will complement 
Black Spot works currently being undertaken at the intersection of Farrall and Morrison 
Roads, which includes safe pedestrian crossing signals, right turn arrows on all 
approaches and modifications to line work to improve visibility for large turning vehicles.  

Advice from the Public Transport Authority (PTA) and Transcore Traffic Engineers has 
confirmed that traffic generated as part of the LSP does not warrant grade separation at 
the Farrall Road railway crossing. The PTA have indicated that the rail crossing is a long 
term project, and that the only requirement of the LSP is to reserve sufficient land to 
accommodate the crossing as required in the future, which is adequately provided for. 

A detailed submission was also received from the Blackadder Woodbridge Catchment 
Group, which the proponent has provided a comprehensive response to. The LSP allows 
for the retention and upgrades to the Blackadder and Woodbridge Creeks. The 
Blackadder Creek is significantly degraded at present and the development will retain the 
limited existing vegetation along the creekline as well as with extensive replanting. The 
proponent will continue to work with Catchment Group representatives as part of the 
rehabilitation works. The works in Blackadder Creek will ensure that post development 
the existing water quality is maintained and enhanced.  

As part of the consultation on the LSP, Peet arranged a community information session 
hosted by the Stratton Community Association in October. Over 70 local residents from 
Stratton and Jane Brook attended and constructive feedback was received from 
community members.  The Peet ABN Joint Venture has committed to maintain this 
relationship with the community through detailed design and implementation of the LSP. 

The Stratton Community Association also made a submission during advertising 
summarising the key points raised at the information session, which primarily related to 
the need for the Farrall Road upgrades (addressed above), retention of existing mature 
trees and water quality (also addressed above), as well as the need to ensure school 
children are evenly distributed between existing schools so to not overburden Middle 
Swan Primary School. The Department of Education have confirmed that children within 
the development area fall into both the Middle Swan and Swan View School catchments. 
Residents also raised concerns regarding construction management and dust mitigation 
during construction. Peet will ensure the construction impact on existing residents is 
minimised and has been engaging with the Residents Association regarding Farrall Road 
upgrades to gauge their preferences with regarding to the full or partial closure for 
upgrades and timing impacts.  
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PUBLIC CONSULTATION 

The Structure Plan was advertised for 30 days commencing 8 September 2015 and 
concluding 8 October 2015. Advertising comprised of letters to landowners within 200m 
of the structure plan boundaries, two signs placed on site, a notice in the local 
newspaper (The Advocate) and all information was placed on the City’s website and 
available at the City’s office.  

At the close of the advertising period the City received a total of 24 submissions of which 
20 objected to the proposal and four were letters of no objection.  

The submissions raised concern with potential increase in traffic, impact of the freight 
rail line on residential properties and loss of flora and fauna. A schedule of submissions 
has been prepared containing all issues raised and including a response. A copy of this 
has been attached to the report.  

 

CONSULTATION WITH OTHER AGENCIES AND/OR CONSULTANTS 

In addition to public consultation, the following agencies have provided comment on the 
proposal: 

• Department of Transport (DoT) 

• Main Roads WA (MRWA) 

• Public Transport Authority (PTA) 

• Housing Authority  

• Department of Water (DoW) 

• Department of Parks and Wildlife (DPaW) 

• Western Power  

• Water Corporation 

• Department of Education (DoE) 

• Department of Aboriginal Affairs (DAA) 

• Department of Planning (DoP) 

• Shire of Mundaring 

• Telstra 

 
Objections to aspects proposed in LSP42 were received from MRWA, Western Power, and 
DoP and these have been addressed in the body of the report. Other referral 
agencies/service providers offered no objection and/or standard advice and 
recommendations in relation to the proposed LSP42. Council is directed to the attached 
Schedule of Submissions and the 'Details' section of this report for a summary of the 
matters raised. 
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DETAILS 

Consistency with zoning 

The land subject of the Structure Plan is predominantly zoned ‘Urban’ under the MRS and 
‘Residential Development’ under the City’s LPS17. The proposed LSP42 predominantly 
proposes Residential zoning with a split density coding achieved by locational criteria. 
Land that is reserved Primary Regional Road to the north and south of the Structure Plan 
area has been excluded from the boundaries of the Structure Plan.  

Public Open Space (POS) 

The Structure Plan proposes the distribution of POS across the entire Structure Plan area 
to provide for the required 10% contribution. Cognisant of the fragmented 
landownership the POS requirements are spread across Peet and Candeloro 
landholdings, and the remaining landowners in the south. The Peet and Candeloro 
landholdings are substantial and delivery of POS across this land will likely be easier to 
achieve given that the land is held in single ownership.  

In relation to the remainder of the landholdings and given the uncertainty associated 
with the redevelopment of land held in fragmented landownership, the requirement for 
the provision of POS land will be required by those landowners who immediately adjoin 
the Woodbridge Creek. It is proposed that a linear POS be provided in this location 
continued across for those lots fronting Morrison Road.  

For other lots within this southern portion, a cash-in-lieu contribution will be conditioned 
on any subdivision proposals using the provisions of Section 153 of the Planning and 
Development Act 2005.  

Recommended modification 

To provide clarity to the contribution requirements it is recommended that the following 
be inserted as a new clause in the Part One Implementation Section of the Structure 
Plan: 

Public Open Space 

At the time of Development Approval or subdivision approval being sought across 
the subject site, provision must be made for a minimum 10% open space 
contribution. Land is to be ceded free of cost to the Crown in accordance with the 
structure plan map, where development occurs on land not shown for Public Open 
Space a cash-in-lieu contribution in accordance with Section 153 of the Planning 
and Development Act 2005 shall be provided.  

Acoustic noise requirements 

The subject land is bound on the eastern boundary by the freight rail line with the 
western boundary adjacent to the Roe Highway and the northern boundary adjoins a 
Primary Regional Road reserve for the future ‘orange route’ for the Perth to Adelaide 
Highway.  
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The Department of Planning (DoP) provided specific comments pertaining to transport 
noise aspects of the LSP42, the road and rail acoustic assessment prepared by Herring 
Storer Acoustics (March 2015) and the application of State Planning Policy 5.4 - Road 
and Rail Transport Noise and Freight Considerations in Land Use Planning. DoP concluded 
that the acoustic report was inconsistent with the requirements of SPP5.4 and the 
assessment needed to be broadened to include specific noise management and 
mitigation measures prior to the approval of the Structure Plan.  

In response to the concerns raised by DoP staff, the proponent has provided the 
following information in relation to the methodology used and the application of SPP 5.4. 

• Use of noise limits instead of noise targets – Under the policy, only “Greenfield” 
sites have the objective, (where practicable) to meet the ‘Noise Target’. Under 
the policy, as this is not a ‘Greenfield’ site, the ‘Noise Limits’ are the appropriate 
criteria for this development. It is understood that only Greenfield developments 
are required to meet the noise targets. This assessment has considered noise 
amelioration to a level that is considered practical, given the surrounding 
infrastructure. Out of numerous acoustic assessments for residential 
developments including LSP’s, this is the first where the noise targets have been 
required to be met. It is noted that other infrastructure providers (MRWA, PTA 
etc.) are only required to meet the noise “Limits” when considering noise impact. 

• Train size – The predictive noise modelling employed for the assessment 
considers the train as a “noise source”. The use of the train in the model is 
calibrated to a measured noise level and then increased for future movements. As 
the noise source is calibrated, the length, make, model etc. is not fundamentally 
important, rather the calculated noise level. 

• Natural ground levels – The noise mitigation methods used natural ground levels 
as a basis. For this development, they would be near to flat ground. The barrier 
height has been considered based on this flat ground scenario. If there are 
changes to the height of the development, the barriers would need to be revised. 
Detailed, engineering design for noise walls is not considered practical at LSP 
stage, but rather an indication of the requirements. 

• Day/ Night Criteria – As stated above, only the most stringent period is usually 
considered i.e. the day or the night period. The report can be expanded easily to 
encompass the outstanding period, although base on experience, providing a 
simpler objective is normally more readily accepted and it would not change the 
outcomes of the assessment. 

• 6 year old noise monitoring data – The monitoring data is used to calibrate the 
predictive noise model. This is based on a noise level for the actual traffic flows at 
the time. Therefore when considering future traffic levels the noise relationship is 
the same. The model is then revised for future traffic, taking into account the age 
of the monitored data. 

 
City staff are of the view that the above response sufficiently addresses the queries 
raised by the Western Australian Planning Commission (WAPC) on the technical elements 
of the noise monitoring and methodology used to prepare the assessment.  
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The advice provided by the WAPC also stated that the noise issues should not be 
deferred until the subdivision stage and should instead be resolved during the Structure 
Plan assessment. However, following the gazettal of the Planning and Development 
(Local Planning Scheme) Regulations 2015 (the Regulations), structure plans no longer 
have statutory effect and are an instrument that agencies are to have ‘due regard’ for 
when making planning decisions. On this basis it is not considered appropriate to outline 
detailed acoustic measures for development as the Structure Plan has no statutory effect 
and detailed design of the subdivision layout has not been undertaken.  

The Structure Plan provides the guidance for matters to be considered at the subdivision 
stage; the identification on the structure plan map of acoustic measures being required 
will inform the need for a subdivision condition to require the preparation and 
implementation of an acoustic assessment.  

Western Power easement  

The LSP map identifies that the existing 330kV transmission line which runs parallel to 
Roe Highway is created as a Public Purpose reserve and ceded to Western Power for 
management.  

Western Power generally supports the proposal, subject to the following modification: 

1. Public Purpose reservation for the 330kV transmission line easement area 
being removed.  

Potential suitable replacements are identified below: 

a. Public Open Space reservation (restricted active and/or passive parkland); or 

b. Drainage reservation. 

 
City staff disagrees with the recommendations by Western Power and proposes that this 
land remain as shown on the Structure Plan as a ‘public purpose’ reserve. The City 
should not accept this land being designated as Public Open Space as it becomes a 
Council maintenance responsibility and is severely limited in its capacity for use due to 
the restrictions that exist on Western Power easements. The encumbrances placed on 
this land by Western Power easements makes the land unusable for the purposes of POS 
and difficult to maintain due to restrictions on equipment permitted within proximity to 
the line.  

With regard to the second proposed option by Western Power, City staff opposes that the 
easement area be identified as drainage reservation because it is not required for 
drainage purposes. The retention of this land as an easement in the rear of property 
boundaries is not desirable for the same reasons that it is not appropriate as POS; the 
restrictions placed on the land make it unusable for general residential purposes.  

Western Power Transmission line  
 
Western Power has advised that there is an existing 132kV overhead power line located 
in the northern verge of the Morrison Road reserve and overhead distribution lines in 
Farrall Road and Orchard Avenue where they abut the LSP42 area. Western Power has 
confirmed that minimum setback requirements should be identified for lots abutting 
these lines. They may also require an easement to be placed on title at the time of lots 
in these locations being subdivided.  

In response the City has requested that the Structure Plan be modified to include a 
requirement for the preparation of Local Development Plans (LDP) for the lots affected 
by the 132kV transmission line. This has now been denoted on the Structure Plan map. 
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Possible action required by Department of Planning  
 
The inclusion of the 330kV high voltage line within property boundaries as an easement 
would require a lower density for the land adjoining the Roe Highway to accommodate 
the power lines within property boundaries. If this is the elected option it is 
recommended that the DoP require this land to be designated as Residential R5 to 
provide guidance for future subdividers on the expected subdivision outcome. 

R-Codes variations 

The WAPC released Planning Bulletin 112/2015 Medium-Density Single House 
Development Standards codes which outlined a series of standard R-Codes variations 
that the WAPC deems acceptable for variation within the R30, R40 and R60 densities. 
The initial release of this document stated that these variations should be contained 
within Local Structure Plans and could be implemented across new subdivision areas. 
However as outlined above, the gazettal of the Regulations has removed reference to 
structure plans having statutory effect; therefore the inclusion of the R-MD Codes within 
a Structure Plan would be superfluous.  

Recent advice from DoP staff states that the R-MD provisions contained in the bulletin 
should be incorporated within a policy prepared by the Local Government.  

In response to the implementation of the Regulations, City staff requested that Part 6.3 
of the implementation document which contained the R-MD provisions be removed. The 
applicant has removed the table containing the variations and has instead inserted the 
following statement: 

6.3 Residential Design Codes Variations  

The City of Swan’s ‘Variation to deemed to comply provisions of the R-Codes – Medium-
density single house development standards’ Local Planning Policy (R-MD Codes LPP) 
sets out acceptable variations to the deemed-to-comply provisions of the R-Codes for 
lots coded R30 – R60. The variations set out in the R-MD Codes LPP apply to this Local 
Structure Plan Area and thereby constitute Acceptable Development within the structure 
plan area. 

The applicant has justified that the inclusion of the above provision is consistent with the 
intent of Planning Bulletin 112/2015. To date the City has not initiated a policy for the R-
MD Codes, and as such it is not considered appropriate that this provision be included 
within the Structure Plan.  

Built form controls can be implemented through Local Development Plans. A section of 
the Structure Plan already outlines that lots constrained by bushfire, noise, flood will 
require the preparation of a LDP. In addition, the City will generally require a LDP to be 
prepared for any laneway lots and lots with a frontage of less than 10m which in the 
interim will facilitate the use of the R-MD Code variations. The City will in due course 
prepare a policy for the R-MD Codes which will specify areas for application and will 
include those areas covered by a Structure Plan identifying residential development.  

  

Page 10 



Ordinary Meeting of Council 
20 January 2016 

Recommended modification 

The following provision is to be removed from Part One Implementation Section: 

6.3 Residential Design Codes Variations  

The City of Swan’s ‘Variation to deemed-to-comply provisions of the R-Codes – Medium-
density single house development standards’ Local Planning Policy (R-MD Codes LPP) 
sets out acceptable variations to the deemed-to-comply provisions of the R-Codes for 
lots coded R30 – R60. The variations set out in the R-MD Codes LPP apply to this Local 
Structure Plan Area and thereby constitute Acceptable Development within the structure 
plan area. 

Fire Management 

To support the Structure Plan the proponent has submitted a Fire Management Plan 
which maps the current bushfire hazard and the post development hazard. The post 
development hazard mapping is then used to inform the areas to be declared bushfire 
prone which has been reflected on the Structure Plan map.  

At the time of this item going to Council the Minister for Planning had Gazetted changes 
to the Planning and Development (Local Planning Schemes) Amendment Regulations 
2015 by inserting Part 10A Bushfire Risk Management. These regulations introduced 
provisions for the management of bushfire risk including state wide mapping prepared 
by Department of Fire and Emergency Services (DFES) which declares land bushfire 
prone. The mapping prepared by DFES across the LSP42 area does not match the site 
specific mapping prepared for the LSP42 which identifies land around the Woodbridge 
Creek as being hazardous.  

State Planning Policy 3.7 Planning in Bushfire Prone Areas outlines a Bushfire Hazard 
Level assessment should accompany strategic planning proposals such as structure plans 
which will then identify the hazard areas that will require Bushfire Attack Level contour 
maps to be prepared to accompany any applications for subdivision.  

The mapping shown in the Structure Plan when approved by the WAPC will form the 
basis for consideration of future applications for subdivision or development on this land 
and as such it is appropriate that the bushfire prone areas mapped are reflective of the 
Bushfire Hazard Level Assessment undertaken for the Fire Management Plan. 

Flood Prone Areas 

The City’s LPS17 identifies portion of Lot 457 Farrall Road, Stratton as being Flood Prone 
and is within a special control area subject to the provisions of Part 6 of LPS17. The 
initial proposal submitted proposed that the flood issue would be alleviated by filling the 
land to increase the minimum floor level and redirection of the flood way. While this 
approach may assist to reduce the potential flood inundation experienced in this area, 
the land is declared Flood Prone by the City’s Scheme and removal of this Special 
Control Area would require a Scheme Amendment to modify the Scheme Maps. As such 
the proponent has amended the Structure Plan map to depict the areas that are flood 
prone and note that these areas will require a Local Development Plan.  
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Flora and Fauna  

A number of submissions raised concern with the potential loss of flora and fauna as a 
result of the development of the site. In support of the Structure Plan, the proponent has 
prepared an Environmental Assessment and Management Strategy which identifies 
existing vegetation on site and outlines the process for determining areas of public open 
space and removal of vegetation. A field investigation was undertaken identifying a total 
of 86 native and 72 weed species on the site with no threatened flora species. 
Vegetation across the site ranges from ‘completely degraded’ to ‘excellent’ condition. 
Areas of parkland cleared were ‘completely degraded’ and this comprised 70.5ha of the 
89ha site. The remaining vegetation on the site ranged from ‘degraded’ to ‘excellent’. 

The location of Public Open Space (POS) has been determined inclusive of the need to 
retain native vegetation and has been designed to incorporate the native vegetation that 
is identified as being of ‘good’ or ‘excellent’ quality. In relation to the identification of 
Black Cockatoo foraging habitats within the site, these have been identified in isolation 
and are in a predominantly degraded condition. Where the foraging trees have been 
identified the POS have been designed to reflect this location with a view to retain this 
vegetation that may provide potential breeding habitat.  

The proponent has obtained Section 18 approval from the Department of Aboriginal 
Affairs (DAA) for clearing within indigenous sites surrounding the Blackadder Creek. The 
proponent is also seeking approval from the Department of Environment and Regulation 
(DER) for a clearing permit to clear Lots 50 (No.23), Lots 102 and 427 Farrall Road to 
facilitate planned future development.  

Blackadder Tributary  

A number of submissions commented that there is an existing tributary that is located 
across the road from the Bush Forever site and regularly contains water in the wetter 
months. The Department of Parks and Wildlife (DPaW) queried why this tributary has not 
been mapped on the LSP and why it will not be retained.  

The Environmental Assessment Section 2.5.2 mapped predevelopment flows on the site 
with two significant waterways that run through the site being the Blackadder Creek and 
Woodbridge Creek these are also acknowledged as Water Corporation main drains. This 
mapping also identified the Blackadder Tributary which runs through the middle of the 
Structure Plan area. The LSP area is generally underlain by low permeability soils (clay) 
which means that water drains poorly from the site consistent with the sites classification 
as a Multiple Use Wetland. Vegetation that has been identified in these areas has grown 
as a result of the wetter soils and groundwater rather than riparian vegetation that is 
associated with waterways.  

The Environmental Assessment concludes that there are no hydrological or ecological 
values associated with the Blackadder Tributary and there is no defined channel 
associated with the Blackadder Creek that would indicate a seasonal flow through the 
site in this area. The waterway has likely formed due to the poor soils on site and altered 
ground contours resulting from unauthorised vehicles access within the site. The LWMS 
prepared for the site identifies that land filling will be undertaken in this area to facilitate 
development, subsoil drainage will be installed at or above the clay layer and run off will 
be directed to piped network.  
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Transport Network 

Upgrade of Farrall Road 

Farrall Road forms the main north-south spine road through LSP42 area and currently 
sits within a 30m road reserve immediately north of Morrison Road narrowing to a 20m 
road reserve further north. Traffic forecasts indicate that Farrall Road will carry up to 
13,500vpd, reducing to 7,500 vpd at the northern end with the southern end intersecting 
with Morrison Road carrying the higher volume of traffic.  

A number of submissions raised concern with increased traffic along Farrall Road and 
capability for this road to manage increased volume. The proponent proposes the 
upgrade and realignment of Farrall Road which will increase the carrying capacity of this 
road as there will be upgraded pavement, dual use paths and on road cycling as well as 
median strips. The design proposes a more curvilinear road alignment to help manage 
traffic speeds on this existing road.  

The southern section of Farrall Road is already carrying approximately 7,000vpd and this 
section of the road will need to be upgraded as part of the first stage of subdivision. The 
existing 30m road reserve will need to be retained and will be upgraded retaining a 
single carriageway with potential for a dual carriageway to be developed in the future. 
The middle section of the road which will remain on the current alignment will be 
upgraded and the reserve increased to 27m which will allow for on street parking to be 
provided, dual use path and on road cycling facilities. There will be a need for a 
roundabout to be installed in the northern portion of this section of road as access for 
future development in this section will be left in left out only. The final section of Farrall 
Road will comprise the realigned portion and this will also be provided with a 27m 
reserve width to allow for future upgrades consistent with the Integrator B status of this 
road.  

Requested modification 

To provide for transparency in what road upgrade requirements are needed to facilitate 
the Structure Plan it is requested that a new clause be inserted in to Part One: 
Implementation Section of the LSP 43: 

Farrall Road upgrade  

The existing 30m road reserve in the southern section of Farrall Road is to 
be retained and upgraded maintaining access for existing residents;  
 
The portion of road referred to as the middle section being land west of the 
Bush Forever site is to be upgraded with a minimum reserve width of 27m, 
with left in left out access and a roundabout installed at the northern point 
of this section.  
 
The final realigned portion of the road shall be constructed with a minimum 
reserve width of 27m. Single carriageway construction is expected to 
facilitate this development with the reserve width capable of 
accommodating a dual carriageway in future if demanded.  
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Orchard Avenue  
 
The Structure Plan identifies existing Orchard Avenue as a Neighbourhood Connector 
which will be extended north through Lot 457 and connect east to Farrall Road. The 
existing portion of Orchard Avenue is an unsealed portion of road accessed by a few 
residents located on this section of road. The southern section of Orchard Avenue 
intersects with Morrison Road and is located within the Primary Regional Road 
reservation for Roe Highway.  
 
Clarification was sought by City staff to Main Roads WA (MRWA) seeking comment on 
whether access through the Structure Plan would be permitted at the intersection of 
Morrison Road and Orchard Avenue. MRWA has advised that until such time as plans for 
the Roe Highway/Morrison Road interchange area is finalised, MRWA does not support 
any intensification of land use which would adversely impact the Orchard Avenue and 
Morrison Road intersection. In the ultimate design for Roe Highway, there will be no 
connection to Morrison Road with Roe Highway and a full movement intersection 
between Orchard Ave and Morrison Road could be entertained subject to a traffic study.  
 
In response to MRWA comments, the City has requested that the Structure Plan map 
show the southern section of Orchard Avenue as subject to MRS amendment as this land 
is currently within the Primary Regional Road Reserve. In the interim, any development 
along Orchard Avenue would be required to travel north through the Structure Plan or an 
east-west connection will need to be constructed. It is likely that an east-west 
connection to Farrall Road will be developed on Lot 427 (Peet Landholding) prior to 
subdivision occurring in the southern portion of the Structure Plan.  
 
Grade separated crossing 

Farrall Road crosses the freight rail line in the northern portion of the Structure Plan 
therefore, clarification was sought from MRWA and PTA seeking confirmation as to 
whether a grade separated crossing is required at Farrall Road as a result of this 
development being undertaken and what extent of land should be set aside and shown 
as ‘railway reserve’ on the Structure Plan for this purpose.  

PTA confirmed that based on the current number of road movements and the projected 
increase as a result of the development would not be significant enough for this crossing 
to be considered a high priority for grade separation and is not likely to justify the cost 
of grade separation in the future. The land requirements cannot be fully known until a 
bridge design is agreed upon and placement of abutments is known. 

PTA contends that the skewed nature of the (road) bridge design and resulting span 
would likely be cost prohibitive, while the existing and proposed road intersections to the 
north and south of the crossing would likely be located in the ramped section and 
therefore (the intersections) would need to be relocated, potentially impacting adjacent 
private properties.  

Notwithstanding the above, PTA noted that grade separating may need to be considered 
if future development and subsequent increase in traffic becomes an operational concern 
or renders the level crossing unsafe and should there be a safety issue for rail operators 
and the broader community, it may be required to be closed. City staff do not support 
the closure of this crossing as it provides a key connection for the surrounding suburbs. 
As such, PTA recommended land be reserved for future grade separated crossing and 
consideration given to how the construction costs would be funded.  
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MRWA has a contrary view and will only support grade separation for the rail crossing of 
Farrall Road within the Local Structure Plan 42. MRWA contends that the requirement for 
grade separation is now established through Main Roads Railway Crossing Control in 
Western Australia Policy and Guidelines 2015. This Policy outlines measures for 
determining what warrants grade separation derived by the current or anticipated 
exposure level and then scored against a base score of 5 million for rail and road 
interfaces. This exposure level is determined by an algorithm of three base factors: 

a. Weighted conflict (Cw) - The product of rail and road traffic and speed;  

b. Heavy Vehicle Factor (Hv) percentage of heavy vehicle traffic;  

c. Vehicle Delay Factor (Dv) – the length of the longest train and maximum 
speed of the longest train.  

 
MRWA analysis suggests that the established level of exposure on the Farrall Road 
crossing based on LSP42 is a score of 9.6 million which exceeds a score of 5 million and 
therefore requires grade separation. This figure was determined using rail related 
information provided by Brookfield Rail Pty Ltd (rail operator). Additionally MRWA 
contends that at this level crossing projection of growth in the next 10 years and 20 
years on this line provided by Brookfield Rail indicate that the level of exposure at this 
crossing could exceed 11 million and 13.7 million.  

The City’s traffic counts indicate that Farrall Road North in proximity to the railway 
crossing currently carries approximately 7000vpd. The development of the LSP42 area 
will likely generate an additional 2700vpd in this direction. City staff consider that the 
volume of traffic predicted at the Farrall Road crossing is less than currently experienced 
at existing nearby at-grade crossings on Toodyay Road and Morrison Road where 
19,042vpd (MRWA,2014) and 17,000vpd (CoS,2006) have been recorded respectively.  

The proponent, in designing the realignment for Farrall Road, has completed designs for 
potential grade separation and these were provided to the PTA and MRWA to confirm the 
extent of land requirements. PTA concluded that land requirements cannot be 
determined until a bridge design is agreed upon and MRWA stated that the plans did not 
provide sufficient detail to determine the land area required.  

Both government agencies responsible for road and rail infrastructure have provided 
different conclusions on the need for a grade separated rail crossing on Farrall Road as 
part of this development. City staff also believe that there are other crossings that 
experience higher volumes of traffic that demand priority over this crossing. The ability 
to determine the extent of land to be reserved for a future grade separated crossing on 
the Structure Plan is limited on the basis that the area required cannot be established 
until a bridge design is approved. Nonetheless, it is prudent to identify the area subject 
to further investigation for a grade separated railway crossing to provide an area to be 
set aside to accommodate the future grade separated structure. The Structure Plan has 
been amended to depict the area for further investigation.  

Recommended modification 

The matter of determining whether land is required to be set aside for a grade separated 
crossing is recommended for resolution by the WAPC. In accordance with MRWA’s 
Railway Crossing Control in WA Policy 2015, the matter of whether a grade separated 
crossing is required on Farrall Road shall be determined by the Operational Railway 
Crossing Protection Sub-Committee as this is a particular level crossing site that requires 
a co-ordinated resolution.  
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OPTIONS AND IMPLICATIONS 

Option 1: Council may resolve to recommend that the Western Australian Planning 
Commission approve the proposed Farrall Road Local Structure Plan 
No.42, pertaining to Lots 102 and 427 Farrall Road, Stratton and Lot 50 
(No.23) Farrall Road, Midvale subject to modifications to the Structure 
Plan Map and Part One - Implementation Section of the Structure Plan 
including accompanying documents.  

Implications: The WAPC will determine the Structure Plan in accordance with Clause 22 
of the Planning and Development (Local Planning Scheme) Regulations 
2015.  

This is the recommended option. 

Option 2: Council may resolve to recommend that the Western Australian Planning 
Commission refuse to approve the proposed Farrall Road Local Structure 
Plan No.42, pertaining to Lots 102 and 427 Farrall Road, Stratton and Lot 
50 (No.23) Farrall Road, Midvale for the following reason: 

1. The ambiguity of whether a grade separated crossing is required at 
Farrall Road as a result of this development being undertaken and the 
uncertainty whether there is sufficient land requirements in the 
absence of an approved bridge design and placement of abutments is 
not consistent with orderly and proper planning. 

Implications: The WAPC will determine the Structure Plan in accordance with Clause 22 
of the Planning and Development (Local Planning Scheme) Regulations 
2015. 

This is not the recommended option. 

 

CONCLUSION 

The Structure Plan proposes residential development with a split density code applying 
location criteria. The structure plan area is delineated by three main factors, the 
northern section of land is owned by one main landowner Peet Stratton Pty Ltd, a 
substantial portion of the southern section is owned by Candeloro with the remaining 
40% held in fragmented ownership.  

The subject land is constrained by the Freight Rail line located on the eastern boundary 
and the Roe Highway on the western boundary. In addition there is an existing Western 
power easement for 330kV high voltage transmissions lines along the western boundary 
parallel to Roe Highway.  

The proposal encompasses the existing at-grade freight rail crossing on Farrall Road. 
Main Roads WA (MRWA) have advised that the development which will result in 
increased traffic in this location will require a grade separated crossing to be developed 
at the existing crossing based on the requirements of the MRWA Railway Crossing 
Control in Western Australia Policy (June 2015). The Public Transport Authority (PTA) 
which oversees the lease of the freight rail line has stated that they do not consider that 
the increase in traffic necessarily justified grade separation.  

The applicant provided designs prepared for a potential grade separated crossing to 
MRWA and PTA for review to inform the amount of land to be shown as a reserve on the 
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Structure Plan. Both agencies have advised that the land requirement cannot be 
established until a bridge design is agreed upon and other issues are resolved.  

To ensure the timely statutory compliance with respect to structure plans governed by 
the Deemed Provisions of Schedule 2 of the Planning and Development (Local Planning 
Scheme) Regulations 2015 (the Regulations), it is recommended that the matter of 
grade separation and land requirement be deferred to the WAPC for resolution by the 
Operational Railway Crossing Protection Sub-Committee as a particular level crossing 
site that requires a co-ordinated resolution. Nonetheless, it is prudent to identify the 
area subject to further investigation for grade separated railway crossing to provide an 
area to be set aside to accommodate the future grade separated structure. The Structure 
Plan has been amended depict the area for further investigation. 

 

ATTACHMENTS 

List of Landowners 

Structure Plan Map 

List of recommended modifications 

Schedule of submissions  

 

STRATEGIC IMPLICATIONS 

Nil 

 

STATUTORY IMPLICATIONS 

Planning and Development Act 2005 

Planning and Development (Local Planning Scheme) Regulations 2015 

Local Planning Scheme No.17 

 

FINANCIAL IMPLICATIONS 

Nil 

 

VOTING REQUIREMENTS 

Simple majority 
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RECOMMENDATION 

That the Council resolve to: 

1) Recommend that the WAPC resolves to approve the proposed Farrall Road Local 
Structure Plan No.42 subject to the following modifications being made:  

1. To provide for transparency in what road upgrade requirements are needed to 
facilitate the structure plan it is requested that a new clause be inserted in to 
Part One: Implementation Section of the LSP 43: 

Farrall Road upgrade  

The existing 30m road reserve in the southern section of Farrall Road is to be 
retained and upgraded maintaining access for existing residents;  

The portion of road referred to as the middle section being land west of the 
Bush Forever site is to be upgraded with a minimum reserve width of 27m, 
with left in left out access and a roundabout installed at the northern point of 
this section.  

The final realigned portion of the road shall be constructed with a minimum 
reserve width of 27m. Single carriageway construction is expected to facilitate 
this development with the reserve width capable of accommodating a dual 
carriageway in future if demanded.  

2. To provide clarity to the public open space contribution requirements it is 
recommended that the following be inserted as a new clause in the Part One: 
Implementation Section of the Structure Plan: 

Public Open Space 

At the time of Development Approval or subdivision approval being sought 
across the subject site, provision must be made for a minimum 10% open 
space contribution. Land is to be ceded free of cost to the Crown in 
accordance with the structure plan map, where development occurs on land 
not shown for Public Open Space a cash-in-lieu contribution in accordance 
with Section 153 of the Planning and Development Act 2005 shall be provided. 

3. The matter of determining whether land is required to be set aside for a grade 
separated crossing is recommended for resolution by the WAPC. In 
accordance with MRWA’s Railway Crossing Control in WA Policy 2015 the 
matter of whether a grade separated crossing is required on Farrall Road shall 
be determined by the Operational Railway Crossing Protection Sub-Committee 
as this is a particular level crossing site that requires a co-ordinated 
resolution.  
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4. The following provision is to be removed from Part One: Implementation 
Section: 

6.3 Residential Design Codes Variations  

The City of Swan’s ‘Variation to deemed-to-comply provisions of the R-Codes 
– Medium-density single house development standards’ Local Planning Policy 
(R-MD Codes LPP) sets out acceptable variations to the deemed-to-comply 
provisions of the R-Codes for lots coded R30 – R60. The variations set out in 
the R-MD Codes LPP apply to this Local Structure Plan Area and thereby 
constitute Acceptable Development within the structure plan area. 

5. Modification is required to Plan A: Local Structure Plan in the legend where 
reference is made to a ‘Detailed Area Plan’ being required, this should be 
modified to state ‘Local Development Plan’. 

 

MOTION that the Council resolve to: 

1) Defer consideration of the matter to a future Ordinary Meeting of Council. 

2) Record the reason for changing the staff recommendation is to request that staff 
provide further information on environmental concerns (i.e. zamia palms, 
Carnaby's cockatoos, Blackadder Creek and tributaries) and impact on the wider 
road network in order to provide a complete Council recommendation to the 
Western Australian Planning Commission. 

(Cr Johnson – Cr Elliott) 

 

FORESHADOWED MOTION 

In the event of the motion being defeated Cr Bailey foreshadowed that he would move 
that Council recommend approval to the Western Australian Planning Commission 
subject to concerns being addressed in an appropriate resolution. 

 

FORESHADOWED MOTION 

In the event of the motion being defeated Cr Färdig foreshadowed that he would move 
option 2 as detailed in the report. 

 

MOTION WAS PUT TO THE VOTE AND LOST (4/10) 

 

Cr Haynes left the Chamber at 7.20pm. 
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MOTION that the Council resolve to: 

1) Adopt the staff recommendation with the addition of the following 
recommendations to the Western Australian Planning Commission: 

6. That the applicant’s Environmental Assessment be repeated following a 
more rigorous quantitative standard. If the land bounded by the railway 
line and Farrall Road and north of the bush forever site is shown to be a 
Threatened Ecological Community, then this is to be added to the public 
open space. 

7. That the Banksia woodland areas outside the bush forever site that are 
apparently used for foraging by the endangered Carnaby’s Black Cockatoo 
be retained and added to the public open space. 

8. That the structure plan is altered to add to the public open space the 
Blackadder tributary that rises within the bush forever site. 

9. A more detailed plan for the realignment of the Blackadder Creek. Re-
vegetation should use species from the creek using seeds from flora in the 
creek. 

10. That stands of Zamia palm are retained on the open space and that the 
open space be expanded to accommodate the palms. 

11. That a further traffic study be undertaken which covers the entire regional 
area to ensure the development does not have adverse impact on the 
area. 

2) Record the reasons for changing the staff recommendation as follows: 

1. A scientific survey by the Blackadder and Woodbridge Catchment Group 
(BWCG), of the flora and fauna of the area between the railway line and 
Farrall Road and north of the bush forever site indicates that this is 
possibly a small section of a Threatened Ecological Community known as 
FCT 20c (DPAW Community Identifier 8.SCP20c – Shrublands and 
Woodlands of the eastern side of the Swan Coastal Plain). The BWCG 
report suggests that the study done by the applicant was not done to a 
quantitative standard and may have missed specimens and as a result 
there is a risk that this area of the threatened ecological community will be 
lost (refers to Part 6) 

2. The Carnaby’s Black Cockatoo is an endangered species that is threatened 
by the clearing of foraging habitat. There is evidence provided by BWCG 
that the Banksia woodland on the site is used by the cockatoos (refers to 
Part 7) 

3. The Blackadder tributary runs through Guildford complex vegetation and 
supports native flora and fauna habitat including the clicking froglet (Crinia 
Glauerti) which will become locally extinct if the Blackadder tributary is 
lost. One of the aims of the City of Swan draft Local Biodiversity Strategy 
is to protect and retain "critical" Guildford complex vegetation because 
only 6.75% of it remains within City of Swan. (refers to Part 8) 

  

Page 20 



Ordinary Meeting of Council 
20 January 2016 

4. The Local Structure Plan does not provide sufficient detail on the re-
alignment of the creek and appears to recommend the use of re-
vegetation sourced from outside the Blackadder Creek (refers to Part 9). 

5. The Zamia palm been identified by a local senior elder as being hundreds if 
not thousands of years old on a site used by the indigenous Old People. 
The City should retain a connection to the past (refers to Part 10). 

6. A traffic study which covers the entire regional area will assist determine 
broader traffic implications of the proposal (refers to Part 11). 

(Cr Bailey - Cr P Williams) 

 

Cr Haynes entered the Chamber at 7.23pm. 

 

RESOLVED (8/6) TO: 

1) Adopt the staff recommendation with the addition of the following 
recommendations to the Western Australian Planning Commission: 

6. That the applicant’s Environmental Assessment be repeated following a 
more rigorous quantitative standard. If the land bounded by the railway 
line and Farrall Road and north of the bush forever site is shown to be a 
Threatened Ecological Community, then this is to be added to the public 
open space. 

7. That the Banksia woodland areas outside the bush forever site that are 
apparently used for foraging by the endangered Carnaby’s Black Cockatoo 
be retained and added to the public open space. 

8. That the structure plan is altered to add to the public open space the 
Blackadder tributary that rises within the bush forever site. 

9. A more detailed plan for the realignment of the Blackadder Creek. Re-
vegetation should use species from the creek using seeds from flora in the 
creek. 

10. That stands of Zamia palm are retained on the open space and that the 
open space be expanded to accommodate the palms. 

11. That a further traffic study be undertaken which covers the entire regional 
area to ensure the development does not have adverse impact on the 
area. 
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2) Record the reasons for changing the staff recommendation as follows: 

1. A scientific survey by the Blackadder and Woodbridge Catchment Group 
(BWCG), of the flora and fauna of the area between the railway line and 
Farrall Road and north of the bush forever site indicates that this is 
possibly a small section of a Threatened Ecological Community known as 
FCT 20c (DPAW Community Identifier 8.SCP20c – Shrublands and 
Woodlands of the eastern side of the Swan Coastal Plain). The BWCG 
report suggests that the study done by the applicant was not done to a 
quantitative standard and may have missed specimens and as a result 
there is a risk that this area of the threatened ecological community will be 
lost (refers to Part 6) 

2. The Carnaby’s Black Cockatoo is an endangered species that is threatened 
by the clearing of foraging habitat. There is evidence provided by BWCG 
that the Banksia woodland on the site is used by the cockatoos (refers to 
Part 7) 

3. The Blackadder tributary runs through Guildford complex vegetation and 
supports native flora and fauna habitat including the clicking froglet (Crinia 
Glauerti) which will become locally extinct if the Blackadder tributary is 
lost. One of the aims of the City of Swan draft Local Biodiversity Strategy 
is to protect and retain "critical" Guildford complex vegetation because 
only 6.75% of it remains within City of Swan. (refers to Part 8) 

4. The Local Structure Plan does not provide sufficient detail on the re-
alignment of the creek and appears to recommend the use of re-
vegetation sourced from outside the Blackadder Creek (refers to Part 9). 

5. The Zamia palm been identified by a local senior elder as being hundreds if 
not thousands of years old on a site used by the indigenous Old People. 
The City should retain a connection to the past (refers to Part 10). 

6. A traffic study which covers the entire regional area will assist determine 
broader traffic implications of the proposal (refers to Part 11). 

 

For: Crs Bailey, Haynes, Henderson, Johnson, Lucas, Parasiliti, Wainwright and Williams 

Against: Crs Elliott, Färdig, Kovalevs, McDonnell, McNamara and Trease  
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