6 STRUCTURE PLAN

6.1 STRUCTURE PLAN FORMAT

The Springs offers exciting opportunities for urban redevelopment, as well as a
number of significant challenges for both design and implementation. In formulating
a planning framework to promote and successfully implement the design vision, it
was considered that the controlling framework needed to be comprehensive,
controlling development at a three dimensional level, and should visually
communicate the ultimate design vision to the community, administrators, and future
developers. For these reasons, the overall Structure Plan comprises a raft of
interrelated components, including:

S Master Plan (Figure 13) — an informative plan intended to graphically convey
the development vision, including roads and pedestrian movement, landscape
and indicative built form; this plan is for guidance purposes only and does not
have the formal status of the Structure Plan.

S Structure Plan (Figures 14A & B) — the controlling plan that identifies specific
development requirements and controls, including land use, residential
density, open space/drainage and new infrastructure (Figure 14A) and
building heights (Figure 14B).

] Design Guidelines — a set of precinct-based standards to provide more
comprehensive guidance to achieve the streetscape and built form objectives
of the Structure Plan.

The following is an explanation of, firstly, the design philosophy and objectives
underpinning the Structure Plan, and secondly, the key elements of the Plan.

6.2 DESIGN PHILOSOPHY

The Springs, as an urban renewal precinct, has experienced a protracted history of
structure planning initiatives, which have been largely complicated by a multiplicity of
land ownership. More recently, however, LandCorp has acquired a majority of the
land, particularly in the more fragmented areas south of Riversdale Road, paving the
way for a more flexible and comprehensive approach to the planning and
development of the precinct.
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With greater design flexibility, and the more recent community, local and state
government input into the project, the design philosophy reflects a balanced planning
solution, taking into account the following key influences:

] the State Government’s vision for the successful redevelopment of the area in
consultation with the landowners;

) the statutory and administrative requirements of the City of Belmont and State
Government;

) the responses of the private landowners and the surrounding local community;

"] a need to maintain independence for the remaining private landowners; and

) LandCorp’s corporate commitment to producing sustainable communities, and

contributing to broader regional sustainability goals.

The vision of The Springs is that of an attractive inner urban residential area
containing a mix of medium to high density housing types and commercial uses, with
high quality public spaces offering strong connections to the river, public transit and
regional road and pedestrian systems.

New buildings in The Springs will complement the street character and public spaces.
Housing density and architecture is intended to keep building height to a human scale
at the street, to ensure that the streets and other public spaces will provide an
appealing, liveable environment.

6.2.1 DEVELOPMENT OBJECTIVES

A series of development objectives were formulated early in the visioning process for
The Springs. The development objectives recognise the background to the planning
for the site, however, focus on the natural attributes and strategic location of the
precinct to transform the area into a highly liveable, appealing urban setting and also
creates a striking gateway to both the Perth CBD and the City of Belmont.
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NOTES

®

@

CRACKNELL PARK LANDSCAPING
POTENTIALLY TO BE UPGRADED.

NEW DEVELOPMENT TO PROVIDE
VIEW CORRIDORS TO THE
FORESHORE AND BUILDINGS RELATE
WELL WITH CRACKNELL PARK AND
THE FORESHORE.

RIVERSDALE ROAD IMPROVED WITH
NEW STREETSCAPE FEATURES AND
PEDESTRIAN-FRIENDLY DESIGN.

HAWKSBURN ROAD WIDENED TO
PROVIDE A LINEAR PARK WITH
PEDESTRIAN-PRIORITY STREET
DESIGN.

TOWNHOUSE DEVELOPMENT IN A
MEWS, WITH PEDESTRIAN LINKTO
HAWKSBURN ROAD.

TALLER BUILDINGS ALONG FREEWAY
EDGE, WITH LOW-SCALE BUILDINGS
ALONG NEW STREET.

NEW STREET TO ENABLE EFFECTIVE
DEVELOPMENT AND SUPPORT
PEDESTRIAN-PRIORITY DESIGN OF
HAWKSBURN ROAD.

HIGH QUALITY LANDSCAPING OF
OPEN SPACE AND DRAINAGE AREA.

LANDMARK TOWER BUILDING AT KEY
CITY GATEWAY.

THE SPRINGS STRUCTURE PLAN, RIVERVALE
INDICATIVE MASTERPLAN

B

EASTERN END OF RIVERSDALE ROAD TO
BE DISCONNECTED. PARKING
EMBAYMENTS WILL BE PROVIDED
WITHIN PORTION OF DISCONNECTED
ROAD.

@ HIGH QUALITY MEWS WITH A VARIETY
OF HOUSING TYPES.

@ ROWE AVENUE UPGRADED AS A
MIXED-USE STREET WITH NEW
STREETSCAPE DESIGN.

@ MIXED USE SITE WITH REAR PARKING
ACCESS.

SERVICE ROAD, CONNECTING TO ROWE
AVENUE, PROVIDING FRONTAGE FOR
COMMERCIAL DEVELOPMENT ALONG
GREAT EASTERN HIGHWAY.

@ ROAD ENTRY FROM GREAT EASTERN
HIGHWAY FOR DIRECT ACCESS TO
COMMERCIAL USES.

THE SOUTHERN END OF THE
HAWKSBURN ROAD ROAD RESERVE TO
BE DEVELOPED AS A HIGHLY
PEDESTRIANISED, URBANISED PLAZA
WITH GOOD PASSIVE SURVEILLANCE OF
THE ENTRY/EXIT POINT TO THE
PEDESTRIAN UNDERPASS AND
LINKAGES TO OTHER URBAN SPACES
WITHIN THE STRUCTURE PLAN AREA.
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USE ON LOWER LEVEL (MAXIMUM RETAIL
FLOORSPACE 80m?)

HAWKSBURN ROAD RESERVE TO BE
WIDENED TO CREATE LINEAR PARKLAND.
ROAD ACCESS DESIGNED FOR LOCAL
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PARKLAND TO BE DESIGNED IN
ACCORDANCE WITH LANDSCAPE MASTER
PLAN.
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MINIMUM HEIGHT 6m OR 2 STOREYS
MAXIMUM HEIGHT 17m AND 4 STOREYS

MINIMUM HEIGHT 6m OR 2 STORYS
MAXIMUM HEIGHT 27m AND 6 STOREYS

MINIMUM HEIGHT 30m
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PODUIM 15m
TOWER AS PER SCHEDULE 9, TPS 14
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The development objectives focus on:

4 Strong river links — creation of high quality internal parks that create diversity
and strong river linkages;

. Transportation linkages — developing strong transport linkages to the City,
freeway, airport, cycle networks, bus and train network;

4 Urban Village — creating a mixed use urban environment with a focus on the
relationship between the street and built form;

+ Urban renewal — voluntary redevelopment of underutilised landuse to
facilitate sustainable urban development;

4 Metropolitan gateway — urban form to recognise and identify/punctuate
entrance to the Perth Central Area and City of Belmont; AND

4 Market opportunity — create a diversity in housing produce through
architectural diversity.

The Springs Structure Plan

Development will have a high regard for environmentally sustainable outcomes
through management of energy, water, indoor air quality, landscape and
construction. It is envisaged that The Springs will embrace the requirements for
energy rated buildings and appliances and demonstrate achievement of a ‘five-star’
rating against a recognised sustainability performance rating system.

6.3 DEVELOPMENT PROPOSAL

6.2.2 SUSTAINABILITY OBJECTIVES

Consistent  with LandCorp’s commitment towards providing ‘sustainable’
developments to the community, The Springs Structure Plan has endeavoured to fulfil
the State Government’s objectives to create communities that balance social,
environmental and economic outcomes, not only to those persons residing within the
redevelopment area, but also that of the wider community.

Key sustainability principles have been applied within the overall design of the
precinct, to the extent possible within the confined nature of the site. In an urban
renewal environment, many of the most effective tools in achieving sustainable
outcomes will actually appear in the design of the built form. It is envisaged that a set
of indicators will be prepared to measure and report the development’s progress
towards achieving key sustainability objectives in relation to the overall planning for
the site and the development of new buildings.

The Structure Plan provides for a mix of housing types, size and density in a medium
to high-density urban environment. The Springs will be well provided for in terms of
access, open space and public transport.
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6.3.1 DESIGN PRINCIPLES

The final Structure Plan design represents the culmination of an extensive design
process that has sought to embody the design philosophy, LandCorp’s sustainability
objectives, and the feedback from landowners and the broader public. All of these
influences are interwoven into the design principles, which are broadly summarised
as follows:

E The modification, where appropriate, of the original road system to create a
more legible and permeable movement network to manage an increase in
vehicular, cyclist and pedestrian traffic within the precinct once redeveloped.

B The provision of a variety of densities and lot sizes, to enable a broad choice of
housing styles and types, including more affordable housing options.

E The delivery of an overall residential density to take advantage of the
precinct’s good proximity and accessibility to the Swan River, rail and bus
transit, and the Perth Central Business District, contributing to the regional
sustainability goals of improving walkability, density around transit and
reduced car dependency.

¥ The promotion of diversity in built form and scale, distributing building mass in
a manner that accentuates the natural riverfront landform, concentrates
height and density at the fringes, and leaves the interior to enjoy a more open,
human scale of medium density development.

- The application of a master planning approach, employing three dimensional
design, and design guidelines to guide the planning of land use, built form and
product mix in keeping with the vision.
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& The provision, where appropriate, of building frontages with active uses (such
as commercial and home based business) to encourage an increased
interaction between private buildings and the public realm.

4 Promotion of sustainable design and building practices including building-
performance design guidelines for energy, water efficiency and greywater
usage, and passive solar design.

o The identification, enhancement and development of key public spaces around
points of concentrated development to offer convenient access to communal
space and enable the integration of the landscape qualities of the river
foreshore, natural topography and existing infrastructure.

. Recognising the visual and locational prominence of the southern corner of the
site at the Graham Farmer Freeway and Great Eastern Highway corner,
promoting the development of an iconic landmark building, to punctuate this
site as the ‘gateway’ to the City.

B Protecting the longer term planning objectives of the private landowners
within the precinct, by designing to ensure the broader development will, as
far as possible, not compromise their independence.

The Springs Master Plan (Figure 13) and Structure Plan (Figures 14A & 14B)
collectively illustrate the preferred pattern of land use and development for the
precinct. The key elements of the Master Plan include:

4 A mix of land uses, comprising predominantly medium to high density
residential and commercial mixed use, offering high development potential for
property on the river front and along the Freeway, and protecting amenity for
existing owners wishing to remain.

= The reconfiguration of the existing road network, in particular:

- The closure of Malvern Road to remove the five way intersection at
Hawksburn Road and Rowe Ave; and

- The discontinuance of Riversdale Road at the eastern end to reduce
traffic and provide a more pedestrian-friendly interface with the river.

& The inclusion of a ‘landmark’ building site on the corner of Great Eastern
Highway and Graham Farmer Freeway.
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4 The development of new areas of public open space, including:

- The creation of a ‘green street’ on Hawksburn Road with access to the
Swan River;

- A landscaped ‘amphitheatre’ style drainage area;

The proposed urbanised plaza at the southern end of the Hawksburn
Road road reserve.

The Springs has been divided into a number of precincts, shown in Figure 15, for the
purpose of applying more specific design provisions. As previously stated, design
guidelines have been developed for each precinct, to establish the individual
character of each region.

The design guidelines form a separate document, suitable for adoption by the City as
a Local Planning Policy. The general guideline requirements of each of the precincts
are summarised in Section 6.4 of this report.

The following is a description of the key elements of the Structure Plan.

6.3.2  VISUAL IMPACT

Throughout the precinct, the built form configurations have been designed to
enhance the natural topography of the site and optimise views and vistas from key
locations within The Springs.

The form of the site is structured to reflect the prominence of the south-east corner
of the site as a regional landmark, the sharp rising Swan River foreshore escarpment,
and the structural relationship of the streets and spaces within The Springs.

A perforated ‘line’ of high-rise development will border the eastern perimeter as a
frame, linking The Springs with Burswood Casino and redevelopment area and the
Perth CBD.

This three dimensional design approach filters through the various elements of built
form, land use and movement described in the following sections.
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6.3.3 HOUSING CHOICE AND LOT YIELD

Housing diversity will be provided through varying densities (refer Figure 14A) and
resultant housing type. The precinct’s built form will include two/three storey single
dwellings, three storey medium density town house style dwellings, medium/high
density apartment buildings, and high-rise residential towers. The maximum heights
are illustrated in Figure 14B. Minimum heights have also been identified on Figure
14B to enable some overall design flexibility.

The densities applied to The Springs have been selected after a critical review of the
development opportunities of the various specific locations. The higher densities and
building heights along the western edge of the development, and particularly on the
corner of the Graham Farmer Freeway and Great Eastern Highway, relate to the
obvious landmark qualities at the regional entrance to the City of Belmont and more
widely the Perth City Centre. The lower density and building heights are proposed
more centrally within the development to create a more intimate residential
character.

It is estimated that The Springs will potentially provide for the development of up to
700 dwelling units and 40,000 m* of commercial floorspace.

To punctuate corners and in key locations, taller buildings are identified such as the
corner of Brighton Road and Great Eastern Highway, and Riversdale Road and
Hawksburn Road.

The proposed maximum number of residential units is unlikely to be achieved in the
short or medium term given the number of lots under private ownership. A number
of existing properties will possibly remain undeveloped for a number of years.

This will service the local retail needs of the future Springs community.

In the event that the retail floorspace of 80 m’ is not integrated into the development
on the corner of Riversdale and Hawksburn Roads, this may in the future be
amalgamated with the retail floorspace along the frontage to Great Eastern Highway.

Commercial uses will dominate along the Great Eastern Highway frontage, benefiting
from a high level of exposure, with the potential for upper level residential
apartments in mixed-use development.

The uses proposed within The Springs are consistent with the description of mixed
use development described in the City of Belmont Mixed Use Study Part Two
December 2005 being “uses that mix vertically with office or retail uses on the ground
floor and residential apartments above. In the case of The Springs, the office
development may be located on the lower floors, not just the ground floor, with
residential above. This will be best dictated by market demands.

Mixed-use development located south of Rowe Avenue will comprise predominantly
residential dwellings, with the integration of proposed compatible commercial/retail
and home occupation type uses present at the lower levels. Some commercial
buildings are proposed for selected key corner locations.

6.3.4 RETAIL/COMMERCIAL/MIXED USE DEVELOPMENT

The City of Belmont Local Commercial Strategy Final Report identifies The Springs as a
Local Centre with an upper limit of 400 m” of retail floorspace. It is intended that this
floorspace is divided between two areas within The Springs, as follows:

B 80% or 320 m” along the frontage to Great Eastern Highway; and
o 20% or 80 m’ on the corner of Riversdale Road and Hawksburn Road.
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6.3.5 MOVEMENT NETWORK

The design is consistent with ‘Liveable Neighbourhoods’ objectives for a highly
interconnected and legible road system. This is assisted by the relative compatibility
of the existing road layout in this regard.

In line with the Western Australian Government’s State Sustainability Strategy, the
proposed redevelopment of The Springs has sought to create more efficient street
reserves, which includes narrower pavement widths to those that currently exist, and
reduced lane widths, which concurrently promotes reduced vehicle speeds to create
a highly pedestrianised streetscape.

A comprehensive pedestrian network system has also been incorporated into the
design, through the provision of footpaths and dual use paths throughout the
precinct. The pedestrian environment will be further enhanced through the inclusion
of street trees that will provide shade and a separation from the vehicular
environment.



6.3.6 PROVISION OF PUBLIC OPEN SPACE

The amount and location of public open space provision within The Springs has been
a result of ongoing consultation between the former DPI, City of Belmont, private
landowners and LandCorp.

6.3.6.1 PROPOSED AREAS OF PUBLIC OPEN SPACE

The strategy for open space provision has been based on the following key principles:

4 capitalise on the on the site’s attractive position adjacent to the Swan River
and foreshore;

+ provide strong connection and attractive journey to the river from both within
The Springs and through the site from the pedestrian connection to the south;
and

+ provide a variety of experiences in the public realm, suited to the needs of a

broad range of age groups and family structures, through the provision of
versatile internal public spaces and well landscaped streets.

Four key areas of open space have been identified in, or abutting, the Structure Plan
area (Figure 16). These are:

E The Swan River Foreshore;

* Cracknell Park;

4 Hawksburn Road Village Spine; and
4 Rowe Avenue Public Open Space.

The philosophy for the treatment and use of these spaces is summarised below.

SWAN RIVER FORESHORE (REGIONAL RESERVE)

Whilst the Swan River Foreshore is not included within the Structure Plan area;
however, its importance and character should be recognised in the design process for
the precinct, providing a strong riverine character with many indigenous plant
species.
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While the existing character should be retained, passive recreational uses should also
be maximised. Pedestrian path networks should be reviewed and invasive weed
control undertaken.

CRACKNELL PARK (LOCAL RECREATION RESERVE)
The objectives for Cracknell Park are to enhance its existing urban parkland character
and maximise its passive recreational use.

Mature indigenous and exotic vegetation (including trees and Kikuyu lawns) should be
retained.

Existing public infrastructure (such as ablutions and play equipment) should also be
retained. It is recognised that the existing access path should be upgraded.

Car parking facilities should be upgraded, through the use of landscape and paving
design, to provide a strong functional and visual link between Cracknell Park and
Hawksburn Road village spine.

HAWKSBURN ROAD PUBLIC OPEN SPACE LINK (LOCAL RECREATION
RESERVE)

Hawksburn Road Public Open Space link will be developed for passive recreation in
the form of a linear park and will act as a pedestrian link between the existing Great
Eastern Highway pedestrian underpass and Cracknell Park/Swan River. It will offer a
central focus to the redevelopment and comprise seating, pavement, lawn and shade
trees. An interactive community artwork is also recommended for the open space
area.

A stand of mature Flame Streets is located in Hawksburn Road. In light of the age and
condition of the trees, it is recommended that they be removed; however due to the
ease with which Flame trees can be propagated from existing stock, the developer
proposes to propagate new street trees and trees for the POS reservation from the
existing material. This will be supported by interpretive material integrated into the
streetscape to tell the story of the historical significance of the site and the trees.

Street lighting and street furniture shall comprise contemporary ‘one off’, pieces
reinforcing the special nature of the central green spine.
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The Springs Structure Plan

A proposed draft design concept is shown below in Figure 17.
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Figure 17: Proposed Hawksburn Road Village Spine

ROWE AVENUE (LOCAL RECREATION RESERVE)

Rowe Avenue will be developed as an urban park and multi-purpose passive
recreation facility. The current size of the POS area is suitable for passive and active
recreation, including non-structured ball sports. The area can also act as a central
meeting point for the community, and for both formal and informal functions.

Elements will include the provision of stepped limestone retaining walls to create a
minor amphitheatre, and also functioning as a stormwater retention structure.

The base of the amphitheatre will be grassed and planted with a mixture of Australian

native and exotic shade trees to define the perimeter of the space.

A proposed design concept is shown at Figures 18 and 19.
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Figure 18: Proposed Rowe Avenue Amphitheatre
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HAWKSBURN ROAD SOUTH — PUBLIC OPEN SPACE

The southern end of the Hawksburn Road road reserve located adjacent to Great
Eastern Highway will be developed as a highly pedestrianised, urbanised plaza with
good passive surveillance and linkages to other urban spaces within the Structure
Plan area. The 1161 m” area currently includes an entry/exit point to the pedestrian
underpass and can be subject to surveillance problems. Upgrading the area and
incorporation of Crime Prevention Through Environmental Design (CPTED) principles
will provide a more inviting POS and complement the rest of the linear pedestrian
pathway to the Swan River.

-6.3.6.2 RATIONALE FOR DETERMINATION OF PUBLIC OPEN SPACE
: PROVISION WITHIN THE SPRINGS

Four areas of open space are proposed to service The Springs; the existing Cracknell
Park, the proposed open space/amphitheatre area at Rowe Avenue, the proposed
linear park located on Hawksburn Road, and the proposed urbanised plaza at the
southern end of the Hawksburn Road road reserve. In addition, the Swan River
foreshore reserve also abuts the northern boundary of the area.

The foreshore reserve in this locality is well utilised by the public and contributes to
the local recreational values for the area, particularly where it abuts Cracknell Park.
Element 4, Requirement 7 of Liveable Neighbourhoods states that “the WAPC may
accept part of the regional open space as part of the subdividers 10% public open
space contribution”, subject to management agreements for the land and
demonstration that the area can be used for long term appropriate local open space
purposes.

As the reserve is contiguous with the local reserve of Cracknell Park and forms part of
that overall parkland area, there is a sound basis for considering the portion that
effectively forms part of Cracknell Park when calculating the public open space
provided for the precinct. For the purpose of determining overall POS requirements
for The Springs development, no part of the foreshore reserve has been included in
the technical calculation of actual POS provision; however, its contribution to local
recreational values should be acknowledged.

As the precinct is a brownfields development, it is submitted that only the
developable land area, and not existing roads, should be included in the calculation of
gross subdivisible area. On this basis, the total gross subdivisible area would be
9.82 ha.
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Three strata sites are not included within the redevelopment area. As these sites
would comprise 10% of the total area of the precinct, the extent to which the
Cracknell Park is credited towards the redevelopment area is discounted accordingly.
Therefore, only 90% of the total area of the park is included in the open space
calculation.

The total POS provision is calculated as follows:

Amount
of POS

Location

‘The Springs’ Gross Subdividable Area* =9.82 ha (98,199 m’) 100%

10% POS Requirement =0.98 ha (9819.9 m%) 10%
Cracknell Park Contribution Towards POS
90% of 5712 m’ = 0.51 ha =0.51 ha (5137 m%) 5.1%

New POS Provided

- Hawksburn Road Linear Park

- Rowe Avenue POS/Amphitheatre

- Hawksburn Road South POS (underpass park)

=0.1509 ha (1509 m?) 1.5%
= 0.2400 ha (2400 m’) 2.5%
=0.1161 ha (1161 m’) 1.2%

TOTAL POS PROVIDED =1.02 ha (10,207 m?) 10.3%

Total Existing Roads: 2.785 ha
Total Proposed Roads (Inc Laneways): 4.05 ha

* Gross subdivisible area is the total Structure Plan area less existing roads to
remain open and non-residential component of mixed use and commercial land
(assumed at 50%).

Whilst LandCorp and the City of Belmont provide the public open space within The
Springs, the proportional landowner contribution has been calculated in the table
below.




The Springs Structure Plan

TABLE 2: PRIVATE LOTS AND THE LAND REQUIRED FOR PUBLIC OPEN SPACE

Area of POS Allocation POS Provided POS Provided

Street Lot No. Certificate of Title Land 5 by LandCorp by CoB

Owned m? L) (5.2%) (5.1%)
Residential Riversdale Road 35 150/80 1486 153.1 77.3 75.8
Residential Riversdale Road 34 2210/608 1610 165.8 83.7 82.1
Residential Riversdale Road 133 1999/338 1602 165.0 83.3 81.7
Residential Riversdale Road 132 1999/337 1594 164.2 82.9 81.3
Residential Riversdale Road 131 1999/336 2144 220.8 111.5 109.3
Residential Riversdale Road 130 1999/335 2144 220.8 111.5 109.3
Residential Riversdale Road 80 2221/121 2144 220.8 111.5 109.3
Residential Riversdale Road 603 2132/908 3720 383.2 193.4 189.7
Residential Riversdale Road 134 1689/392 1416 145.8 73.6 72.2
Residential Riversdale Road 132 371/180A 1316 1355 68.4 67.1
Residential Riversdale Road 4 371/179A 971 100.0 50.5 49.5
Residential Riversdale Road 130 1282/356 943 97.1 49.0 48.1
Mixed use Rowe Avenue 120 1977/731 506* 52.1 26.3 29.8
Mixed use Hawksburn Road 21 1827/669 996* 102.6 51.8 50.8
Residential Rowe Avenue 77 1981/824 1012 104.2 52.6 51.6
Residential Rowe Avenue 78 1415/247 1012 104.2 52.6 51.6
Residential Malvern Road 4 2610/473 1289 132.8 67.0 65.7
Residential Malvern Road 3 1473/973 801 82.5 41.7 40.9
Residential Malvern Road 63 1921/485 1571 161.8 81.7 80.1
Residential Hawksburn Road 4 1304/438 1052 108.4 54.7 53.7
Mixed use Rowe Avenue 119 Strata A16632 506* 521 26.3 25.8
Residential Hawksburn Road 10 Strata S10071 2315 238.4 120.4 118.1
TOTAL 32150 3311.2 1671.7 1643.5

(Ha) 3.2150 0.33112 0.16717 0.16435

* The total area of land shown for Mixed Use lots is 50% of total lot area, reflecting the proportion of overall mixed use area included in calculating POS required.
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6.3.6.3 LANDSCAPE DESIGN

The Springs is flanked by the Great Eastern Highway and the Graham Farmer Freeway
to the southeast and southwest, respectively.

Recognising that the land is very much ‘contained’, the landscape design should
respond to these qualities and not only be tailored to offer local identity, but also
provide recreational opportunities for the resident population.

With functionality as a key objective, landscape design will enable open spaces to
yield:

¥ a diversity of indigenous plant communities and fauna habitats;
e a variety of environmental features and practices; and
& a diversity of opportunities and experiences to accommodate informal play,

and the needs of both active & passive users.

The incorporation of sustainability imperatives will also be a foundation for the design
of landscape spaces. The following initiatives should be considered during the
detailed design of landscape spaces in both the public realm, and for freehold land as
appropriate:

E permeable pavements and decking to allow on site stormwater infiltration;

E water wise garden techniques and low water use plants;

E sub surface irrigation;

3 soil ameliorants to improve water and nutrient retention;

4 mulches to garden beds to retain water and promote healthy garden biota;

o slow release fertilisers on plants and garden beds, to minimise leaching of

nutrients into the ground water;

3 low phosphorous fertilisers on all lawns, to minimise phosphate loading to the
environment;

E Landscape and irrigation contractors shall adopt waste minimization practices
throughout construction;
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4 The use of recycled and renewable materials in construction;

E Installation of water tanks to harvest roof water for the purposes of landscape
reticulation (State Government rebate applies); and

E Installation of grey water recycling systems for the purposes of landscape
reticulation (State Government rebate applies).

These broad objectives will underpin the Landscape Concept Plan (refer to Figures
20A and 20B). It is presently envisaged that a Landscape Master Plan will be
prepared prior to commencement of the subdivisional phase of works.

6.3.6.4 STREETSCAPE DESIGN

A holistic approach will be applied to streetscape design. Sufficient flexibility will exist
however, to ensure that ‘precinct’ character can be achieved, thus ensuring
streetscapes are compatible with the range of land uses to be developed across the
site. Minor variation in streetscape design will add variety and interest.

Linear open space provided adjacent to road reserves will form an important part of
the overall open space provision. Particular emphasis should therefore be placed on
designing for safe, highly pedestrianised streets.

Paving, street furniture and green stock will be selected to:

E provide a high level of amenity;
. complement the characteristics of the built environment; and
4 minimise long-term maintenance costs.

INTERNAL STREETS
Internal streets will be designed to be ‘traditional’, meaning the inclusion of
pedestrian footpaths adjacent to lot boundaries, street trees and grassed verges.

Street lighting will comprise Western Power fittings from their standard decorative
range, while street furniture will also be selected from a standard decorative
commercial range.
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GREAT EASTERN HIGHWAY

The northern verge of the Great Eastern Highway will be designed to match in with
the existing streetscape to the northeast and southwest of the development site.
Specific elements include a shared use path and street trees. Street lighting and
furniture will also be selected to match the existing suite.

HAWKSBURN ROAD

A contemporary streetscape character will link Great Eastern Highway (from the
underpass), Rowe Avenue and Cracknell Park. Design features will include street
trees and paved footpaths. The footpaths in particular will be designed to include an
‘at grade’ pedestrian pavement flush with the road carriageway.

Street lighting will comprise standard Western Power decorative fittings to match
internal streets, while street furniture will be custom designed to provide a high
degree of functionality and amenity.

6.3.6.5 RETENTION OF VEGETATION

Where possible, healthy mature trees will be retained within the redevelopment
area.

Existing mature trees within redevelopment lots will be assessed on a lot by lot basis,
with each tree’s retention dependent upon development strategy, geotechnical
investigations and the requirement for environmental remediation works.

6.3.6.6 LANDSCAPE DESIGN AND CONSTRUCTION

Public open space and streetscapes will employ a combination of indigenous and
exotic plant species with selection based on a response to the proximity to the
adjacent riverine environment, sustainability, suitability for purpose and visual
amenity.

Individual plant selection will be from species lists focusing on proven performance
under the prevailing environmental conditions, pests and disease resistance, non
invasive or weed forming nature and requiring a low level of ongoing maintenance
during and after establishment, including fertilizer application.

04/101

The Springs Structure Plan

It is envisaged that each precinct of the development will have an individual
landscape character and species list, including street trees, that meet the
environmental and urban design requirements of each precinct while forming an
integral part of the landscape of the whole development.

Grassed verges will only be developed where broad acre turf management practices
can be employed and fertilizer and pest and disease control applications can be
controlled and minimized.

The use of annual and herbaceous plants will be minimized throughout the
development, and in consultation with the City of Belmont.

Prepared soils, soil conditioners and mulches will be used throughout the works to
minimize water use and provide nutrient buffers to planted and grassed areas.

6.3.6.7 IRRIGATION DESIGN AND CONSTRUCTION

All public open space within the site, excluding street verges, will be irrigated from a
licensed bore or preferably recycled greywater. The possibility of using grey water will
be considered, subject to gaining support from relevant government agencies.

All irrigation within private lots will be via either a licensed bore or scheme water
supply from individual lot supply points.

Environmental protection, water wise principals, and the minimization of ongoing
maintenance costs, will be inherent in the design and operation of all irrigation
systems.

Allirrigation will be designed and installed to City of Belmont standards.

Landscape and irrigation works within public open spaces will be maintained by the
developer for a period, to be agreed with the City, after the completion of the main
redevelopment project, at which time the works will become the responsibility of the
City of Belmont.

All areas will be designed to allow maintenance to be continued by the City to a high
level of amenity and to maximize sustainability, including the minimization of
irrigation, runoff and the use of pesticides, herbicides and fertilizers.
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6.3.6.8 PUBLIC ART

Public art will form an integral part of the redevelopment, assisting in the creation of
a unique sense of place through the expression of the site’s history, proximity to the
Swan River, and culture. Artworks can provide numerous benefits to the community,
including:

4 enrichment of the built environment;

E contribution to local identity;

a development of community ownership and pride;

- interpretation and expression of unique site characteristics; and
4 landmarks and points of reference for orientation.

Public art will be incorporated within public open space at the discretion of the
developer.

Opportunities and theming for the use of public art will be explored in conjunction
with the detailed design of landscaped spaces. During this process, opportunities will
be explored to celebrate indigenous heritage as appropriate; and to involve the
community as well as local and/or indigenous artists.

4 Plan for internal streets to function as shared spaces and for the public realm
to be inviting and active.

K Restrain car traffic and vehicle speeds so as not to undermine pedestrian and
cycling amenity and permeability.

4 Supply and manage car parking to reduce incentives for discretionary car
ownership and trips; support a fairer ‘pay-as-you-use’ system for vehicle
access and use; and in reflection of the excellent non-car mode choices
available.

6.3.7 TRANSPORT, TRAFFIC SAFETY AND MANAGEMENT

6.3.7.1 DEVELOPMENT PRINCIPLES

The Springs is being planned as a Transit Oriented Development and accordingly, the
proposed transport network reflects the following principles:

E Plan the development to be highly walkable (i.e. safe, legible, connected and
appealing to pedestrians).

E Provide high activity (mixed use) intensities to encourage local trips and
facilitate the precinct’s function as both an origin and destination.

- Ensure there are walkable links to rapid transit and secondary transit (i.e.
metropolitan bus) services.
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6.3.7.2 ROADS

Traffic analysis indicates that the greatest impacts of development will occur at the
Brighton Road/ Great Eastern Highway/ Kooyong Road intersection. Nevertheless, the
assessment shows that this intersection could operate acceptably given its function as
a busy arterial and inner city location.

Ingress to The Springs will be improved through the construction of a left in slip lane
from Great Eastern Highway southwest of the Brighton Road/ Great Eastern Highway/
Kooyong Road intersection. Support for the slip lane has been received from Urban
Transport Systems (Department of Planning), Main Roads WA and the Public
Transport Authority.

Other external intersections, including Griffiths Street/ Great Eastern Highway/
Graham Farmer Freeway off ramp and Graham Farmer Freeway ramps/ Great Eastern
Highway, have been assessed as able to function adequately with the addition of
development traffic.

Within the precinct, it is intended that all roads will be constructed to appropriate
standards for low speed vehicle movement and high pedestrian movement. The
majority of streets within The Springs development will operate with daily traffic
flows of less than 3,000 vehicles per day (vpd), with the exception of Rowe Avenue
and Brighton Road, and function as local access streets (residential streets). Brighton
Road and Rowe Avenue are likely to have daily flows between 5,000 and 7,000 vpd
and will function as slow-speed Neighbourhood Connectors. Hawksburn Avenue is
intended to be a highly pedestrianised environment and will be designed as a ‘village
spine’. Concepts for this street are indicated in the landscape report.



As stated in Section 4.6.1, Brighton Road already carries approximately 3,000 vpd. To
ensure the continuity of the road network, it is proposed that a Neighbourhood
Connector link is aligned from Brighton Road to Griffiths Street in Burswood via Rowe
Avenue, the westernmost internal link through to Riversdale Road, Riversdale Road
and Goodwood Parade.

6.3.7.3 ROAD SAFETY AND MANAGEMENT

The internal road network has been designed to limit traffic speeds and all street
blocks are generally less than 200 metres long. A posted speed limit of 30-40
kilometres per hour would be appropriate within The Springs to support the shared
use of streets.

6.3.7.4 PUBLIC TRANSPORT

Public transport is very accessible from the subject site. There are a number of bus
routes that operate along Great Eastern Highway and have 10-15 minute and about
five minute headway in the morning and afternoon peaks, respectively. There is a
stop for eastbound services immediately adjacent to The Springs while a stop for
westbound services can be accessed via an existing underpass spanning Great Eastern
Highway. Burswood railway station, which is on the Perth-Armadale/ Thornlie line, is
about 700-750 metres walk from The Springs. The station can be accessed via two
pedestrian routes, which are earmarked for enhancement as part of the development
proposal. Train services operate about every 15 minutes in both directions
throughout the day. Current journey time to the City by public transport is eight
minutes by train and about 20 minutes by bus.

6.3.7.5 PARKING

The City of Belmont and the Residential Design Codes require that car parking is
supplied at a rate of at least 0.35 bays per apartment plus 0.015 bays per square
metre of plot ratio area and two bays per green title residence (i.e. townhouse).
Visitor parking at a rate of one bay per 10 tenant bays is also required. Non-
residential parking is generally required to comply with the City of Belmont Town
Planning Scheme No. 14.
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The Transport, Access and Parking report being prepared to support the Structure
Plan proposes a car parking supply and management plan that is suited to the site and
development characteristics. In particular, it recommends a reduced level of car
parking supply, which reflects the Transit Oriented Development principles that
underpin the Structure Plan. The report will be prepared based on the guiding
principles mentioned in 6.3.7.1 above.

6.3.7.6 FOOTPATHS

Existing streets incorporate footpaths and all new streets will be designed with
footpaths on both sides. While on-street cycling would be expected with the low
traffic volumes forecast, shared paths will be provided through the site as shown in
Figure 21. Shared paths will not be provided along roads with dedicated cycle lanes.

6.3.7.7 UNIVERSAL ACCESS DESIGN

All footpaths and access ramps will be designed within The Springs to accord with
current universal access standards. In particular, the underpass providing access to
the southern side of Great Eastern Highway will be improved.

6.3.8 PROPOSED INFRASTRUCTURE SERVICING

6.3.8.1 ROADWORKS

A geotechnical investigation has been undertaken on the existing road pavements.
The investigations concluded that all existing roads within the precinct require
profiling of the existing wearing course, tyne and compaction of the base course and
the placement of a new wearing course consisting of a 25 mm thick asphalt layer.

With the proposed increase in residential density there will also need to be an
allowance for embayed parking bays to the existing carriageways to accommodate
visitors and occasional parking. Additional concrete footpaths will also be required
such that footpaths will be available on each side of the existing roads.

All proposed new roads will be constructed to Council standard and include embayed
parking bays and footpaths.
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6.3.8.2 DRAINAGE AND STORMWATER MANAGEMENT

A preliminary review of the existing drainage catchments indicates that the 225 mm
diameter pipe to the Cracknell Park Reserve will require an upgrade to include
stormwater treatment and retention. The Rowe Avenue basin currently appears
undersized and will need to be increased in volume to accommodate extreme storm
events. This will be achieved by removing the existing carpark which is currently
leased by Council to the adjoining commercial premises and enlarging the volume of
the basin. It is proposed that this basin will incorporate an underground soakage cell
to accommodate minor storm events such that the area can form an attractive and
usable public open space (as described in Section 6.3.6.1).

Advice from the Belmont Council is that all proposed lots should retain stormwater on
site and that they would require the existing street drainage network to be enhanced.
This enhancement would include pipe work upgrades and extensions and the
introduction of gross pollutant traps at all drainage outfalls.

6.3.8.3 WATER SUPPLY

Although all lots currently have access to water, the existing smaller diameter pipe
sizes are considered inadequate for the demands which will be generated from the
proposed increases in residential density. Hence upgrading of existing pipework will
be necessary. The following sections of pipework will require upgrading:

4 100 mm diameter pipework in Riversdale Road to 200 mm diameter.
4 90 mm/100 mm diameter pipework in Brighton Road to 200 mm diameter.
3 75 mm/100 mm diameter pipework in Rowe Avenue to 150 mm diameter.

6.3.8.4 SEWER

As part of the redevelopment of the area it will be necessary to ensure all lots have
access to sewer. A suitable strategy to service the currently un-sewered areas
adjacent to Riversdale Road would be an extension of the existing gravity sewer
system. Lots on the north side of Riversdale Road are proposed to be serviced via
private pump stations to be individually provided by landowners/developers when
sites are developed. This strategy would need approval from the Water Corporation
but preliminary advice is that it would be accepted.

04/101

The Springs Structure Plan

In terms of timing of these works, given that all streets in the precinct are to be
reconstructed, it would be logical to undertake the sewer upgrade works (except the
private pump stations) at the same time, minimising disruption and cost.

6.3.8.5 UNDERGROUND POWER AND STREET LIGHTING

Any redevelopment of the area which will increase power demands will necessitate
significant upgrading of the existing infrastructure. This upgrade will include new high
and low voltage cable, switchgear and transformers.

Western Power has also indicated that a new high voltage feeder from the Rivervale
Zone Substation may be required for the proposed development; however, no formal
feasibility study has been undertaken. This work is off-site, and will have no physical
impact on the precinct, but may represent a cost to the development.

6.3.8.6 TELECOMMUNICATIONS

As part of the existing communications infrastructure within The Springs Precinct,
Telstra has optic fibre cables in the Great Eastern Highway road reserve. These optic
fibre cables have the capacity to service the proposed development.

6.3.8.7 SITEWORKS

The site is generally level and ranges from a high of 19m AHD to 15m AHD adjacent to
the existing stormwater disposal basin in Rowe Avenue. The lots between Riverdale
Road and the Swan River fall steeply from 17m AHD to 1m AHD.

Regional soil maps indicate the site is characterised by sand derived from Tamala
Limestone. This sand is generally pale yellow, coarse grained, free draining and well
suited for urbanisation.

The Regional Groundwater Atlas indicates that the groundwater regime falls from
east to west with levels ranging from 6m AHD at Great Eastern Highway to 3m AHD at
the River. The general sandy nature of the soils and separation to groundwater over
the site indicates the suitability of stormwater disposal via on site soakage.

Geotechnical site investigations at various vacant lots have indicated the presence of
uncontrolled fill material to a depth of 2m which is associated with past land uses.
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The removal, screening and replacing these fill materials will be necessary to achieve
an A site classification under Australian Standard AS 2870 1996.

6.4 DESIGN GUIDELINES/DETAILED AREA PLANS

The Built Form Design Guidelines document is an illustrative supporting document of
the Structure Plan for The Springs. It is expected that the City will adopt the
Guidelines as a Local Planning Policy and that Council will use the Guidelines as one of
a raft of measures, including the Structure Plan and TPS 14 to control development in
the precinct to achieve the desired outcomes.

The role of the Design Guidelines is to guide the development of built form in The
Springs using the principles as supported by illustrative diagrams and photographs.
The Guidelines are a tool for both developers, to understand in more specific terms
the development vision, and for the City, to provide clear criteria against which
development proposals can be assessed.

The Guidelines document defines the proposed character of the precinct’s varied
streetscapes and open spaces and illustrates how the interface between the built
form should be treated in order to create pleasant public spaces in the streets and
parks.

The intention of the guidelines is to also establish a framework for achieving quality
built form, prescribing the nature of the architecture. Imaginative and varying
architectural responses are supported within the document. A variety of architectural
styles that respond to the public realm, the climate of the area and the natural
landscape of The Springs is encouraged.

Where proposals do not conform to the requirements of the Design Guidelines,
additional justification would be required to demonstrate how the proposal meets
the principles of the guidelines and the merits of any alternative approach.

The key principles of the Guidelines are described in detail in the Guidelines

Building Height — should aim to create a three dimensional form reflecting the
prominence of the south-east corner of the site as a regional landmark, the
sharp rising of the Swan River escarpment and the relationship of streets and
spaces in the Precinct; a border of high rise development along the eastern
perimeter will frame the area and provide visual relationship with Burswood
and the City;

Street Edge Alignment — buildings to generally align with lot frontages to
define the public realm of streets, public open spaces and semi-private
courtyard spaces;

Maximum Setbacks — street setback zones (or ‘projection’ zones) provide an
area between building and street that allows for landscaping, terraces,
balconies, entry porches, and other building and roof projections to be
located;

Public Art — encourage private development to incorporate public art through
free-standing artworks, and in the detailing of built and landscape elements
such as fencing, street furniture, paving etc;

Corner Treatments — encourage articulated buildings that reinforce corner
locations;

Material Usage — promote innovative use of building materials, discouraging
use of reflective glass, superficial and superfluous detailing, and excessive
colour palettes;

Noise Attenuation — building design should allow residents to maintain access
to views, breezes and external amenity without being impacted by noise; and

Sustainability — provide a mix of housing types, size and density, as well as
good access to open space and transport; design should promote management
of energy, water quality and quantity, indoor air quality and landscape.

The following is a description of the main characteristics of each of the proposed
precincts, supported by some sectional details. The location of the sections is
indicated in Figure 22.

document. In summary, these principles include:
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The Springs Structure Plan

Figure 22: Plan Showing Sectional Views

|6.4.1 HAWKSBURN ROAD

The desired street character for the section of Hawksburn Road between Riversdale
Road and Rowe Avenue is for an intimately scaled, tree-lined residential promenade
characterised by a 3 to 4 storey streetscape of townhouse type units.

Individually demarcated dwelling units are encouraged through a predominantly
vertical articulation along the street. Each unit is proposed to have an individual
entry directly off the street and a front garden separated from the public realm by a
low garden wall.

A typical cross-section of the proposed Hawksburn Road is shown at Figure 23.
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SECTION C
HAWKSBURN ROAD RESERVE - COMMUNITY PARK

* The matter of bicycle safety and connectivity on the east side of Hawksburn Road
extending from Great Eastern Highway to Riversdale Road to be addressed at the
detailed design stage.

Figure 23: Section AA - Hawksburn Road Reserve — Community Park between Rowe Avenue
and Riversdale Road

Recognising that the proposed local recreation reserve directly abuts land earmarked
for redevelopment under the Structure Plan, it will be important to ensure that such
development is designed so that its interface with the park provides a high standard
of visual amenity, safety and surveillance, particularly through the use of visually
permeable fencing and positioning of doorways, windows and balconies addressing
the park. This will be reinforced by specific reference in the Design Guidelines. Given
that the abutting sites have yet to be created through amalgamation/subdivision,
more detailed requirements may also be specified through the requirement for
Detailed Area Plans as a condition on the WAPC Approval.

6.4.2 ROWE AVENUE
Rowe Avenue will perform a ‘main street’ role within The Springs, by connecting

abutting urban areas, through The Springs to key internal destinations. Refer to
Figure 24 for the proposed cross-section of Rowe Avenue.
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Figure 24: Section BB - Proposed Rowe Avenue Streetscape

6.4.3 ROWE AVENUE — WEST RESIDENTIAL TOWERS

This is a new street section which will form a western extension of Rowe Avenue. The
western perimeter of The Springs is proposed to support up to 9 storey apartment
buildings in a landscape setting. Refer Figure 25.

The proposed 9 storey height limit of the buildings is likely to create a well articulated
and visually interesting internal edge to The Springs.

Special attention is required in regard to the design of these buildings as the
development will become the external presentation of The Springs.

The eastern edge of Rowe Avenue will provide a consistent podium of up to 3 storeys
that will reduce scale at the street activate the street edge with terrace type housing
units.

This new street is proposed to be a generously scaled, tree lined residential avenue,
with each unit providing an individual entry directly off the street, separated from the
public edge by a subtle variation in height and a 3m deep ‘projection zone’ —i.e. a
front setback to the front boundary designed to allow for landscaping, balcony, roof
and other projections.
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Figure 25: Section CC - West Residential Towers — New Road Reserve

6.4.4 ROWE AVENUE — EAST RESIDENTIAL

Terrace and walk-up housing in landscaped courtyard setbacks provide a distinct
residential frontage to a prominent local access road.

This region will predominately comprise residential housing up to 4 storeys of
demarcated building units.

6.4.5 ROWE AVENUE — EAST MIXED USE

The eastern portion of Rowe Avenue is proposed act as a ‘transitional’ area from the
commercial uses located along Great Eastern Highway and the more moderately
scaled internal residential streets.

Predominantly residential in character, this area will comprise building units of up to
four storeys.



At the intersection of Hawksburn Road, Rowe Avenue will be designed as a ‘shared’
pedestrian and vehicle street environment, with commercial uses occupying the
southern corners.

Residential units will contain either shared access for upper level apartments or
individual access for ground level and live/work office frontages. Commercial
buildings will comprise entry directly off the street. Parking will be accessed from side
boundary crossovers and garaging away from the street.

The street scale along Rowe Avenue primarily will support three and four storey
mixed-use buildings.

The treatment of Hawksburn Road will be of a different character, being more
commercial in nature, with additional height, up to six storeys, to punctuate the
junction. Paving on Hawksburn Road will signify a shared pedestrian/vehicular
environment, to offer a more open and appealing approach to the pedestrian
underpass. Figure 26 shows a typical cross-section illustrating this treatment.

The Springs Structure Plan

Recognising that the proposed local recreation reserve directly abuts land earmarked
for redevelopment under the Structure Plan, it will be important to ensure that such
development is designed so that its interface with the park provides a high standard
of visual amenity, safety and surveillance, particularly through the use of visually
permeable fencing and positioning of doorways, windows and balconies addressing
the park. This will be reinforced by specific reference in the Design Guidelines. Given
that the abutting sites have yet to be created through amalgamation/subdivision,
more detailed requirements may also be specified through the requirement for
Detailed Area Plans as a condition on the WAPC Approval.
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6.4.6 GREAT EASTERN HIGHWAY

The Great Eastern Highway will present itself as a strong, unified commercial and
mixed-use edge for the precinct, characterised by commercial activities at lower
levels in buildings with a four-storey height limit. Upper level residential units will be
setback from the building edges.

Figure 26: Section DD - Proposed Hawksburn Road Streetscape- Mixed Use south of Rowe
Avenue
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6.4.7 RIVERSDALE ROAD - SOUTH

The south portion of Riversdale Road will act as a local through road linking the
Hawksburn Road ‘parkway’ with Cracknell Park as illustrated in the cross-section in
Figure 27.

The land uses are proposed to comprise primarily residential punctuated with corner
shop/café/restaurant opportunities at the Hawksburn Road intersection.

6l|Page



6000 road carriageway paved to match
verge pavements

Trees and planting in paved verge

Bollards to delineate §
road carnageway

BOUNDARY
-

Cracknell Park
existing park to be retained

Figure 27: Section EE - Riversdale Road Reserve adjacent to Cracknell Park and Hawksburn
Road Intersection

Area Plan to be approved prior to Council considering a development approval or, if
subdivision or amalgamation is proposed, as a condition on the WAPC Approval.

It is proposed that Cracknell Park edges should contain visitor activities such as a
restaurant, cafe, kiosk, and/or visitor accommodation.

6.4.8 RIVERSDALE ROAD — NORTH

The northern portion of Riversdale Road is proposed to be a leafy boulevard with an
activated residential street edge comprising apartment blocks, in a well-landscaped
riverfront setting.

The leafy street will provide a shared vehicle pedestrian space, leading individuals
through the ‘heart’ of The Springs via the proposed Hawksburn Road linear park to
Cracknell Park and the river.

Riverfront buildings will be spaced well apart, with varied setbacks and heights that
reflect the steep foreshore escapement.

Recognising that the western boundary of Cracknell Park abuts private land
earmarked for redevelopment under the Structure Plan, it will be important to ensure
that such development is designed so that its interface with the park provides a high
standard of visual amenity, safety and surveillance, particularly through the use of
visually permeable fencing and positioning of windows and balconies overlooking the
park. This will be reinforced by specific reference in the Design Guidelines. More
detailed requirements may also be specified through the requirement for a Detailed
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6.4.9 HIGHWAY PENINSULA

The land on the corner of Great Eastern Highway and Graham Farmer Freeway is
referred to as the Highway Peninsula because of its strategic position at the gateway
to both the Perth CBD and the City of Belmont.

The proposed landmark Highway Peninsula site provides a key marker for The Springs
redevelopment area as well as the City gateway. Visible from all directions, the
proposed form of development on the Highway Peninsula is intended to highlight the
corner location and provide a distinctive identity for The Springs. The Guidelines
promote a strong, iconic structure, up to 16-17 storeys in height overlooking the
abutting private open space area and addressing the more intimate internal streets
and open spaces with a 2-3 storey residential interface.

Recognising that the proposed local recreation reserve directly abuts land earmarked
for redevelopment under the Structure Plan, it will be important to ensure that such
development is designed so that its interface with the park provides a high standard
of visual amenity, safety and surveillance, particularly through the use of visually
permeable fencing and positioning of doorways, windows and balconies addressing
the park. This will be reinforced by specific reference in the Design Guidelines. Given
that the abutting sites have yet to be created through amalgamation/subdivision,
more detailed requirements may also be specified through the requirement for
Detailed Area Plans as a condition on the WAPC Approval.

6.5 PRECINCT DEVELOPMENT REQUIREMENTS

The principles described in Section 6.4, together with the intended landuse and
height described in 6.3, have been utilised to formulate the following Precinct
Development Table. Development should be undertaken in conformity with the
table.
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TABLE 3: PRECINCT DEVELOPMENT TABLE

Proportion of

Proportion of

2
Precinct Min. Height Max. Height Min. side setback Min. front setback Max. front setback dEs 6°.m max. 90m’ plot
plot ratio :
floor area ratio floor area
Hawksburn Road R60 6m 17 m and 4 storeys nil 3m 5m - -
Great Eastern Mixed 6 m or 2 storeys 27 m and 6 storeys RCodes/BCA Podium: Nil 15% 15%
Highway Use R80 Above podium: 4m
and R100
Highway Peninsula | Mixed 30m Podium: 15 m Podium adjacent to Rowe Avenue Podium: 15% 15%
Use R250 Tower: As per Sched. | Rowe Ave: Nil nil
9, TPS 14 10 m all other
boundaries
[ 100/1 159 159
Riversdale Road R100/160 As per Detailed Area Plans 5% 5%
North
Riversdale Road R60 and East of Hawksburn: East of Hawksburn: RCodes/BCA Rowe Ave: 2 m Rowe Ave: 2 m - -
South R80 6 m or 2 storeys 17 m / 4 storeys Cnr Rowe/Hawksburn: Cnr Rowe/
West of Hawksburn: West of Hawksburn: Rowe — nil Hawksburn:
6 m or 2 storeys 27 m and 6 storeys Hawksburn —2 m Hawksburn —2 m
Cnr Hawksburn/ Cnr Hawksburn/
Riversdale: nil Riversdale: 3 m
Rowe Avenue East | R60 and 6 m or 2 storeys 17 m and 4 storeys RCodes/BCA General: 3 m General: 5m - -
- Residential R80 Rowe (mid-block): 2m | Rowe (mid-block): 4
Cnr Rowe and m
Hawksburn: nil to Rowe | Cnr Rowe and
Ave, 2 m to Hawksburn Hawksburn: 4 m to
Road Hawksburn Road
Rowe Avenue East | R100and | 6 mor 2 storeys 17 m and 4 storeys RCodes / BCA Nil 3m 15% 15%
— Mixed Use Mixed
Use R80
Rowe Avenue R160 Podium: 6 m or 2 Podium: 15 mor 3 Podium: nil Podium: nil Podium: 5 m 15% 15%
West — Residential storeys storeys
Towers Tower 15 m and 3 Tower 30 m and 9 Tower: 25% frontage Tower: 5m Tower: n/a
storeys storeys width (50% total)
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For each precinct, the following requirements shall apply:
i) The RCode/densities are to be read as numerically proportional to dwellings and not floor space

ii) For the whole structure plan area, in respect of single bedroom dwellings that are multiple dwellings, sub Clause 6.1.3 A3 (i) of the Residential Design Codes (Variation 1) is
varied by substituting the words “the minimum site area may be reduced by up to one third” with “the minimum site area per dwelling may be reduced by up to one half”.
This density bonus of 50% can be achieved on the basis that the additional dwellings will be less than or equal to 60m”.

iii) Within each of the Precincts 2, 3, 4, 7 and 8, a minimum of 15% of the total number of dwellings developed shall be a maximum of 60m? in plot ratio area and a further 15%
of the total number of dwellings shall be a maximum of 90m’ in plot ratio area, the number as calculated being rounded up or down as appropriate.

iv) This table is to be read in conjunction with the more detailed provisions of The Springs built form guidelines, regarding requirements for laneway/rear setbacks, facades,
articulation, projections, fenestration and general built form character.
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6.6 RELATIONSHIP TO LIVEABLE NEIGHBOURHOODS COMMUNITY
DESIGN CODES

The Springs has been designed in accordance with the principles of the Liveable
Neighbourhoods (LN) Community Design Code, as far as possible, given that the site is
largely constrained. The precinct is a unique redevelopment site with excellent
access to major arterial transport routes and public transport, being in close proximity
to the Perth CBD and abuts the Swan River.

LN emphasise the need for Context Analysis, Site Analysis and responsive design
rationale. In the case of The Springs the ‘Context and Walkable Catchments’ plan
(shown previously as Figure 8) demonstrates the opportunities for the proposed
inner-city urban village, for all residents and visitors whether on foot, riding a bicycle
or bus, or driving a car. Almost all the residents of the proposed development will be
located within 400 m of shopping facilities and 700-750 m walk to the Burswood rail
station.

The principles of Liveable Neighbourhoods have been employed to both the existing
and proposed modified grid layout of streets and the pedestrian/cycle network. The
layout as a result, is highly permeable and connected with good legibility for both the
proposed local residents and visitors to the redevelopment area. Transport and
traffic management is described in detail in this report and further traffic and safety
management techniques will be presented at the time of detailed subdivision design.
Environmental impacts to the existing environment have been significantly minimised
as specified within this document.

The provision of public open space has been discussed extensively with the Council
and then DPI. Streetscapes within the precinct have also been given high landscape
priority as they form a large part of the open space for this highly urbanised area.
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7 IMPLEMENTATION

The Springs Structure Plan provides a clear planning framework as a basis to guide
and control the redevelopment of the precinct.

The implementation of the development proposal is substantially assisted by the fact
that the majority of the land is already suitably zoned Special Development Precinct
under the City of Belmont TPS 14. This is the appropriate base zoning to facilitate
structure planning and integrated development for the precinct.

There are, however, a number of further actions required to put in place all of the
necessary guiding and regulatory framework to ensure that the vision is properly
delivered. The following is a description of the key actions.

7.1 STRUCTURE PLAN ADOPTION

During the time of consideration of the Structure Plan, the City has undertaken
Amendment No. 43 to introduce Structure Plan provisions into the Scheme. The
Structure Plan should therefore be adopted by the City in accordance with Clause
10.18.10.2 of the Scheme.

7.2 INFRASTRUCTURE COST SHARING PROVISIONS

When land ownership within a development area, such as The Springs, is fragmented,
it can often result in an inequitable distribution of the costs of development — initial
developers are often required to bear considerable cost to provide ‘up-front’
infrastructure from which subsequent developers may then derive the benefit with
little or no additional contribution. Also, some owners may find their land to be
significantly burdened with public use requirements such as POS and drainage, which
is intended for the use and benefit of the broader area. In such circumstances, the
various costs and benefits of development can be more equitably distributed through
the implementation of a cost sharing arrangement.

Such an arrangement is not integral to the implementation of the Structure Plan, and
the ultimate delivery of the planning vision; however it is seen as advantageous,
firstly, in helping initial developers to recover the high up-front costs, and secondly, in
providing more equitable distribution of the cost of infrastructure provision.
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In formulating Scheme Amendment No 43, Council considered including development
contribution provisions, acknowledging that some development areas would need
some form of cost sharing arrangement; however, the City opted not to include such
provisions at that stage, choosing instead to wait until individual development areas
define their own preferred cost sharing arrangements. In making this decision, the
City recognised that a further amendment would be required at some later date, to
introduce development contribution provisions. Such provisions may be important in
areas where land ownership is fragmented, as is the case with The Springs.

Whilst Amendment 43 did not include generic cost sharing provisions, it did introduce
new schedules for Development Contribution Areas (DCAs) (Schedule 14) and the
Developer Contribution Plan (Schedule 15) for the purpose of listing those areas
subject to development contribution arrangements, and including the area-specific
cost contribution requirements. Provisions to be detailed in the Schedule would
include details of the infrastructure works and other matters that are to be included
as shared cost items, as well as the method of apportionment between landowners.

Amendment No. 53 has been initiated by the City and will introduce the Developer
Contribution Plan for The Springs DA11. The actual costs will not be included in the
schedule, as these need to be periodically reviewed and adjusted, without
necessitating a scheme amendment.

A number of cost sharing options for integrating development were canvassed in
consultation with the City and the then DPI, including Guided & Resumptive
Development Schemes, Improvement Plans and developer contribution
arrangements. After thorough analysis, the recommended approach is to introduce a
cost sharing arrangement into TPS 14, modelled on the Draft Model Scheme Text
provisions for Developer Contributions published in WAPC Planning Bulletin 41. This
approach is favoured by both the City and the DPI.

This approach introduces a statutory framework to enable the equitable sharing of
the various costs of development. The Draft Model Scheme provisions, and associated
Planning Bulletins 18 and 41, identify the various matters that may be included as
developer contributions, as well as method of apportionment, valuation etc.

Shared costs may cover infrastructure such as roads, services, POS and other public
facilities normally required to be provided by the developer, as well as the costs
associated with creating and implementing the contribution scheme (including
professional fees, administration costs, interest, statutory fees, auditing etc.).



With the exception of demolition, no development or subdivision to create a lot shall
occur in the Structure Plan Area until Amendment No. 53 is gazetted or an
arrangement suitable to the Western Australian Planning Commission and the Council
is approved that would permit developer contributions towards shared costs.

The complete detail of the proposed cost sharing arrangement for The Springs will be
comprehensively described in the relevant scheme amendment, and considerable
attention is currently being given to this issue. The specific detail of the infrastructure
items to be included as shared costs has yet to be settled. As an indication, the
following is a summary of the various infrastructure works which may typically be
considered as shared costs in a contribution scheme. It should be noted that these
items may not necessarily be included as shared costs, and final funding responsibility
is to be negotiated between the City and State Government servicing authorities.

7.2.1.1 ROADWORKS TO EXISTING ROADS

ROAD PAVEMENTS
Existing roads of Riversdale, Rowe, Hawksburn and Malvern require rehabilitation.

PARKING
Embayed parking to be provided to all existing streets to define visitor-parking areas.
Footpaths are proposed on both sides of existing and new roads.

7.2.1.2 DRAINAGE TO EXISTING ROADS

PIPEWORK
The drainage within existing roads does not meet current design standards.
Additional pipework and pits are likely to be required within these roads.

GROSS POLLUTANT TRAPS (GPTS)
There is no control of pollutants at disposal locations and as a minimum GPTs should
be installed at the Cracknell Park outfall and the Rowe Avenue basin.
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STORM WATER STORAGE

An analysis of the current storage indicates that some minor flooding of the roads
could occur in extreme storm events. Some additional storage will be required at
both Cracknell Park and the Rowe Avenue basin. This could be achieved via soakwells
at Cracknell Park and additional excavation at Rowe Street.

LAND REQUIREMENTS

The existing infiltration basin at Rowe Avenue will need to be extended to
accommodate extreme storm events. This will require an additional area of land
beyond the current site boundaries.

7.2.2  SERVICES

The following service upgrade requirements may be included as shared cost items:

SEWER

The existing lots fronting Riversdale Road south of Hawksburn Road do not currently
have access to sewer. It is proposed that the cost to sufficiently sewer this area
should be a shared cost for the precinct.

WATER
Some existing pipework in the area does not meet the standard necessary for the
increased zonings and will require upgrading.

POWER

With the projected increased density of development, significant upgrades to the
existing power infrastructures will be required. This will include additional
transformers, switchgear and HV cabling.

7.2.3 LANDSCAPING

Landscaping to the precinct should form part of the shared costs and would consist of
the following key elements:

E Streetscapes of fully automatic irrigation, soil preparation and turf grassing.
& Street trees.
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& Great Eastern Hwy verge tree planting and street furniture.
4 Street furniture of bollards, seats and bins.

4 Improvements to Cracknell Park including the upgrade of Cracknell Park
facilities, comprising of the access path and car parking.

E Great Eastern Hwy Entry Statement with feature wall, shrub/tree planting and
lighting.
E Revision and implementation of the 1998 Foreshore Management Plan, for

that portion of the foreshore which immediately abuts the Springs
Redevelopment Area (applying to the Riversdale Road precinct abutting the
Swan River).

7.2.4  ASSOCIATED SCHEME COSTS

These are costs directly associated with the facilitation of the development and
ongoing management of the project by the City of Belmont. The shared costs for The
Springs, in this regard may include:

E All costs associated with the administration and management including bank
charges; audit fees; fees for certification of estimated costs; office and sundry
costs; legal expenses; valuation fees; caveat and conveyancing fees; officer
time costs; cadastral survey costs and other technical consultant fees
associated with the design and implementation of infrastructure items.

o Any other professional and statutory costs incurred in preparing and
administering the Town Planning Scheme provisions including, if appropriate,
funding of a Scheme Manager, periodic reviews of the Cost Contribution
Schedule.

These costs typically represent only a minor proportion of the total shared cost
requirement.
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7.3 DESIGN GUIDELINES

The Guidelines are an important component of the overall Structure Plan guiding
framework; however, they should not be regarded as prescriptively as the Structure
Plan, with the underlying intent being as important as the stated provisions. In cases
where it can be demonstrated that the intent of the Guidelines can be more
effectively achieved in a different way, then Council should have sufficient flexibility
to consider such cases on their merit.

It is therefore recommended that The Springs Design Guidelines be adopted as a
Local Planning Policy pursuant to Clause 2.3 of the Scheme.

Under Clause 2.3, a Local Planning Policy can include:

J Policy Area

o Policy Objectives

J Application of Policy
E Policy Statement

- Site requirements (energy efficiency, geotechnical
- Residential density

- Building setbacks

- Building forms

- Access and parking

- Private open space

- Materials and colours

- Fencing/retaining walls

- Services

- Special precinct requirements

The Design Guidelines for The Springs have been drafted in a format which can be
readily adopted as a Local Planning Policy.

7.4 DETAILED AREA PLANS

Detailed Area Plans are required to be prepared prior to subdivision and/or
development (except demolition of existing structures) in accordance with Clause
10.18.16 of the Scheme in the following circumstances:



1. For those lots adjacent to Cracknell Park and the Rowe Avenue Amphitheatre
to address interface issues. The Detailed Area Plans are to address:

E Minimum and maximum setbacks from the public open space;
E Requirement for habitable rooms to overlook the public open space;
B Visually permeable fencing; and
o Acceptable intrusions into the setback area.
2. Riversdale Road North precinct. The Detailed Area Plan must address the
following:

3 The whole precinct or if the City of Belmont and WAPC agree, a portion
of the precinct;

E Creation and preservation of significant sight lines (or view corridors) to
and from the Swan River;

E Overshadowing;

L Control of building bulk via setbacks;

4 Response to topography;

& Articulation of podium and tower elements;

E Address to street and public realm.

In addition to Clause 10.18.16 of the Scheme requiring City of Belmont adoption, a
Detailed Area Plan within the Riversdale North Precinct, or portion of the precinct as
agreed to above, must be endorsed by the WAPC.

7.5 SUBDIVISION

Following finalisation of the Amendment No. 53 and adoption of the Structure Plan,
subdivision and amalgamation applications can be lodged with the WAPC in the
normal manner. Initially, subdivision is likely to occur to enable land rationalisation,
particularly in relation to the various properties acquired by LandCorp, prior to the
commencement of the major infrastructure works.

The subdivision/amalgamation process will actually be necessary to create some key
elements of the project, such as the new road connection from Great Eastern
Highway and the new subdivisional roads between Rowe Avenue and Riversdale Road
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To expedite approval procedures, subdivision applications are likely to be lodged
concurrently with Council’s consideration of the Structure Plan and Amendment No.
53.

7.6 ROAD CLOSURE

Following conditional subdivision approval, it is necessary to undertake the closure
and acquisition of a portion of Hawksburn Road to be created as a Reserve for
Recreation.

7.7 CRACKNELL PARK PUBLIC OPEN SPACE

Following endorsement of the Structure Plan, the City of Belmont is to prepare and
register a restrictive covenant in favour of the Western Australian Planning
Commission over Cracknell Park restricting its use for recreational and related
purposes.
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8 CONCLUSION

The vision of The Springs is that of an attractive inner urban residential area
containing a mix of medium to high density housing types and commercial uses, with
high quality public spaces offering strong connections to the river, public transit and
regional road and pedestrian systems.

New buildings in The Springs will complement the street character and public spaces.
Housing density and architecture is intended to keep building height to a human scale
at the street, to ensure that the streets and other public spaces will provide an
appealing, liveable environment.

The Springs redevelopment project has been the subject of considerable discussion
and consultation over a protracted period of time. Over that time, the development
concept has undergone various changes in design and direction. The Structure Plan
design has evolved as a result of the extensive consultative process with the local
community, State Government planning, and the local authority.

The Structure Plan reflects the uniqueness of the site as an important urban renewal
area, which has direct frontage and access to the Swan River and is in close proximity
to the Perth CBD. It also considers the fragmented landownership within the precinct
and addresses the staging of the redevelopment.

The extensive research and consultation that has been undertaken in exploring the
various design concepts means that the current Structure Plan is supported by a
thorough and comprehensive information base.

The various components of the Master Plan, Structure Plan, and Design Guidelines,
collectively provide a clear guide for future development of The Springs to ensure
that the objectives for this exciting vision are achieved to the highest standard.

The Springs Structure Plan is commended to the City and the WAPC for formal
adoption as a basis for supporting the various implementation actions necessary to
deliver the vision.
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APPENDIX A

ARBORICULTURAL REPORT




TTok T8E6 (80} ¥ud o CEPE TREG (R0) 2uoyy
8009 Htd UOWAYS 921§ SOUWRT L

“4an| SSAUNSRE SOWAT)

FO6% VAL ODVIENS 99 %08 Od

és_:__

900z Aenigay

J uv]g

J dd

sSutidg ayJ

FUIUISSISSY |DINTINOLI0QLYy

60| Hoauy



1o wiajsap Jad se Bljensny 019
uoljji 55 P 22uRINSUT NS9O
uoljjiw 0zs PI] 22URINSUL N9

ne-wodjbojoqie@uosel
ZZ6¢ €BEG B 19+

EEVE ZBEG 8 T9+

Sk4 50T 6080

TVAOY NOSVL

g

.4&___55

tuopjesuadwoy siaopm

JAjuwapu] [euoissajod
Ajngen aignd
EeI90 SoueInsu]

‘flews3
ISR

BUoLd

S
;UByNSUOD)
:5|iejaqg Pejuo)

069 VITVULSNY NYILSIM ‘'OIVIENS ‘99 xo8 Od

:SS2UPPY |e3S0d

8009 YTIVHLSNY NHILSIM ‘YHad “Hed uojuays 12a1)s souwaT £ HJed SSauIsng souws

£89 69E 995 99
190 #6T LOT

ﬂlz@ HoguY

NO ANYdWOD

annz fawigay

SSEAPPY Jeaa)s

SN
YN
ey Auedwon

sBupids ;i - 7 unjy



L1 abeq
91 abed
ST B 1 sabed

./|uaﬂ_=s_a

Aojuaau] e3eq 894 ~ xjpuaddy

suonepuswwoday

uoiudo

uorpnsuo) buing saibajels uonealasald a4

€1 — 0T sabeqd UO[BAISS3ld 3341 J0J Sauljpping ubisag
6 abed UO[RRAIDSId 23]
8 abed sjue|dsuRl ] [BRUI0d
L - ¥ abed S)NSaY JUBLUISSISSY 93]
€ abed BLIBJLD) JUBLUSS3SSY 994
7 9beg M3IAIRAQ
T abeq yoday Jo asodingd
SIN3INGD
a0z Mavragay

sfurids aip - 7 nujy

a—



1 abey .ﬂwﬂm____z_s

‘sanyiqisuodsal
juslRbeuew s Jo ma ul pasnbas syom Adoued (elpawRl AUB J0) SUOHBPUSLILLIOIAS BPIA0]

pauiela
3q 0] paynuap! a4 Aue uo Pedw ay asiwiuw o} JuswdoEasp ayl Jo saseyd uonanisucd ayy Buunp
paydope aq 0} saibejens uoneasssasd 9a4) J0) SUORERPUILLIWIODRY [Banpesd pue |njesodind apinoid e

pue ‘pauiejal aq 0} paynuap! 934) Aue uo JuawdoRaap ayj Jo Joeduwl) 3y AsIWIUIL 0 Hol2
ue ul Adde jm Jewy suonedydw ubissp Aue oy suonepuawWLIod) [eaipeid pue jnyasodind apiatid e

‘(uatudojenap e ugm
uoisn[aul Jo mata ur) Juasasd uonejabian au) Jo LUoRUBIRL JO AJIGRIINS BUY) UO SHUALLILLIOD |RJauab apInold o

‘a)is uo suawpads paynUBp! BY] JO WUOJ [BINIINAS PUR JnoBia ‘Ljjeay ||21an0 auy) S5assy e

101 ,sbuuds a1, se umou jusuidojersp pasodoid Jo ease au o (900z Alenigad ,,£) uonoadsu) s v

1¥0d3d 3HL 40 350dHNd

0E famnigay snLidg myp - 7 wuy



7 abed éusﬁ

"(sanqisuodsal
uawabeuelw ¥su Jo MIA U]) sonsuePesey sapads umouy uo paseq juawdossp  pasodosd
3yl ol uBwDads AUl Jo uoISNIU 3Y) Jo AJIGEIINS Uy puB ‘sasualoeRiByd (Rinpnas/ylesy Bunsie se

*uonebn) jenuiod Jo/pue sjuswaanbad acUBUSIUIRL 0] aNp
N300 0} asusdxa Asessadauun Joj [enuslod B pue ‘asuUe 0] SaNSS| PRiEjR) 9a4) MmN JO PooLjeYl| pasealiu
ue 0} pea| | uoipuod wpieay Jood e ul 324 Jofpue saag painjongs Ajenb Jood ysu yBiy Jo uoisnpul

‘Saa0] uawpads
‘Jo dnoub Jo ‘lenpiaipul ue Jo JUILWILISP ay) I8 30 Sa0UeIsUl WS Ul ABW S|U ] ‘saniqisuodsas Juswabeuew
}SH SpJemo] SNJ0j B 3q Jsnw assly s1ebley (epualod paseasoul Jo Bale UB OJUl LDISNIDU] JIBY) UM “JaA3MOH
JuBLIUoNAUR JiPy) Ul sebueyd pue soueuads snouawinu of jdepe ued yoym swsiuebio Bulzewe ase ssad)|

Hodal iy} jo Xipuadde sy uj puncj aq Ued yapym Jo sjnsal
Y] ‘BB PIUCHUSL SAOGE BY) U0 Paseq sai) yea o] pajedoje uaaq sey ,Aobaes uondo, Uy 310N

("33 sBuippng
‘sjlem ‘speot) sunponngseyu) uegun wosy Jyblfiesy pajejpes paseanu] ‘uonnjjod paseasoul
‘uopebiu wol Buusiem |euoseas-un paseanu| ‘uoipedwiod 0} anp usbAxo |10s posea.nIp
"8'1) JUSLILOJAUS UBQUN UE Ul pajeasn ale jey) sioeweled sy ypum adoo o) sapads uanb
auyy Joy Aysuadold sy pue ‘uaLOIAUE UBGQUN JO BIJE LB OJUl UOISNIDU| 10 Aligelns sapads

AU 1.y, 5924 Byl Lipv (038 saunjanas ‘ajdoad ta) s1abuey jenuaiod jo Junolue paseanu)
ue Joj jepuajoed ay pue ‘sani|igisuodsal JuawabeuEL YSU 0] MBIA B LJIM ‘ULIOJ [BIMPDNAOS JUauUn) |l

"sanIvRe Juswidojanap yum pajeposse Ajlessuab aouequmsip auoz jool wuay Buo| Bulnains
pue Bugessjoy (s)uswpads 2yl Jo pooylEsl aUl O M3IA B UM ‘SUOIpUCD Lj[eal] 3au) WaLnd I

'ELIBYLD
Jo saquinu e Aq pawlaaob aq |m Juawdojenap pasodoud Jo ease ue UM uoRUaRY Jo) suatupads Bupdajes

'saa1) bunsixe jusse(pe juswdoEaap Jo eale ue Bunannsuod pue Buiubisap uaym Waouod
Adewnid suy) sawoleq 2U0Z-100) SI9. B JO JUSWIEAN AU JBY |BRuasse asojausy) s ] Adoued saaq Bl
Jo sueseadde opayjsae |esano pue ‘unobia ‘yjeay auyy Joj jqisuodsas Ajuewud si el (sjyoid jios s Jo
Wi 00S — OOE |eniul 3wy Ui punoy Ajjesauab) auoz Joos Buigiosge s2a1 auyy st ) e ajou o) Juepoduy s1 3]

"lealadns Jisly) aunsua digy o) ABajens ansuataudwod
e annbal pue sjasse 3genjes awodaq ubisap auyg ol uonelodiooul Joj paunuUsp| ale ey} asoy) ‘a|aisea)
3 Jou Aew sys uo 2a4) Aad Buussasd apym pue ‘uopualal Joj saepipued poob ale saad] [jB 10U IS[IUM

‘Apqeuiesns |enibojooa pue juswdojaaap sjqisuodsal jo ped Juepodw ue si uonealasaid sau)

MITAMIAD

NIE Marmigay Jreatedojaaag] Jug] BRI ] - Ll

s



£ abey ~-21001| uoguy

*Bupoesa 10s Jofpue 'aseay, JusUSAOL

2ed j004 jo suopedipul sjgisia BuAeidsip suswpads -AsoBajen s up papnpul

30 UaYo | suswidads paddo| MpejeadasfApuanas “AEdap pajeDOssE J0/pue ‘saniAed

40 uoptodoud yBiy e aaey ‘syusiBNNbal |ENPIAPU| UO PRSBY [BACLURL JO) PApUSLILLIOIR
aJe jeuy s3a4] apnppul osje Aew 3 -Adoued ayy u) juasaud suspuosip |eanjpnns Aydpin Tioog

‘suoneddde Asbins sa1) pue aJed |einynoLogY

Jo adods e unpm sse jey) sublssp wals ajgessapun apnpul osie Aew 3 -Asabins
320 [epawal) ybnouy) pabeuew aq ued Asy) Ing ‘uasasd sIBPIOSIP [BIMPNUS AwWos TB[qeldeaaY

*anssn

asuodsas punom Buoss ‘Auljesy a1e1pul NG SIUARD WS JOUIW 3pnjoul ARy Jade] pue
UDISURIXe WRJs SjuBwWyIene youesq a|qeidacoe ‘siapiosip |RInjonJis 3jqisia Jolew oy Tpoon

‘usluRads au) Jo aUCZ 1004 PUR ‘SUCIUN LDUelq ‘wals
ujews auy jo uopadsul (Bnsia B Woy pauuusiep sem Ajubajul [einpnas ~ NOLLIAONOD TVHNLINYLS

“Adoued aapua s) u (eUEieW JnawuAsojoyd fan 9407 > smous Adoueny

“inobia pue yjjeay uj aupap e Jo 3AeIpY) ‘UoHEIojep JO SUoReIpU) SMoys Adouen

*ARJSp PRIBIDOSSE pUE |BUA)RW pooMpeIp
Adoued jo awnjoa ybiy ‘sonsusoeleyd abejjoy pue Jea| Jood ‘senod abeoy Buppe 004

‘pmoabal Jwuodida
4o uopsodoud ybiy e aney Aew Adoue) ‘suontod Aedsp snouea pue sanod ul Jybiy =2q
Aew abeljoy -sbewep wals pue SUoIS3| SNOUEA °|ELIIEL POOMPESP JO 3WUN|OA 1S3po)  TODBISAY

{IE)E 1225U| Jouj pue ‘Aedap
'SIABD JOUIW P3JRIOS| 3PNDUl ABW I POOM punom JO juswdopAsp poog ‘jeualew
poompeap Jo awnjoa moj Ajleanesedwos ‘sajsuspelelp Jes) pue abelo) ajgeinoaed poon

"UI|ESL 224} UD 104D ISIDAPE UR dARY
Aew pjym aseasip/sisad Aue Jo (Sauasqe Jo) aouasaid ayy pue uopipuod Adoued pue Jea| auy Jo uopdadsul
WOl jeay juaund s SULLIIRP 0] Passasse Alensih Usaq sey asd) Uoe3 ~ NOLLIGNOD HLIVIH

‘(*ma Avadoud ‘saunpnus ‘aydoad) s3ebiey,
|epuajed Jo Jaquinu sbie| e yym seale ul Ajlenadss euaiud Aewiid auy) swodaq SN Ajajes aus ‘eale [230)
ay) jo abeyay/luoisly ayy yum 2ouedyiubis sey Jofpue sapads sy 1oy aj0u sejnonsed Jo S| 894 By ssajun

‘sapqisuodsal JuawabeueLw Y5U JO MaIA
ul (*33@ saunpnns ‘Apadosd ‘angnd) 19bue [epusiod o ease ue up 9an uaaib Aue Buibeuew Ajjnyssacons
pue Buuiejal jo Aypgeia ay) SSIS58 0] BLBID JO AjBLEA apiM B $31el0ciodUl JUSWSS3SSE PIBZRY 291)

VIYALIHD LNJWSSISSY 3HL

900z Mavrirgay JUDHNIOIAAC] LT BRUNNE | ~ T L]

-





