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Ward

Category

Application Number
Property

Proposal

Applicant

Owner

Disclosure of any Interest

Previous Items

Responsible Officer

Applecross — Mount Pleasant

Strategic

Not Applicable

Not Applicable

Response to Council Resolution

Not Applicable

City of Melville

No Officer involved in the preparation of this report
has a declarable interest in this matter.

Iltem P20/3867 — Submissions Report — Ground
Lease Redevelopment Proposal 13 The
Esplanade and 64 Kishorn Road, Mt Pleasant —
Ordinary Meeting of Council held on 29 September
2020

Iltem M22/5890 — Ground Lease Redevelopment
Agreement 13 The Esplanade and 64 Kishorn
Road, Mt Pleasant — Ordinary Meeting of Council
held 15 February 2022.

ltem M22/5895 — Motions Carried at the General
Meeting of Electors Held 2 February 2022 -
Ordinary Meeting of Council held 15 March 2022
ltem 16.1 Motion with Notice Mount Pleasant
Senior Citizens Site Being Public Open Green
Space — Ordinary Meeting of Council held 15
March 2022

ltem 18.1 Confidential ltem M22/5890 Ground
Lease Redevelopment Agreement 13 The
Esplanade and 64 Kishorn Road, Mt Pleasant —
Alternate Motion - Ordinary Meeting of Council held
on 19 April 2022

Iltem 12.1 - Petition — Rezone 13 The Esplanade/ 67
Kishorn Road, Mount Pleasant to Public Open Space
— Ordinary Meeting of Council held 21 June 2022
ltem UP22/3933 — 13 The Esplanade /64 Kishorn
Road, Mount Pleasant Future Options Report —
Ordinary Meeting of Council held 19 July 2022.
(Deferred)

ltem UP22/3993 — 13 The Esplanade /64 Kishorn
Road, Mount Pleasant Future Options Report —
Ordinary Meeting of Council held 18 October 2022.
ltem UP23/4021 Holding Item for Noting at the
Ordinary Meeting of Council held March 2023.
Gavin Ponton

Acting Director Urban Planning
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AUTHORITY / DISCRETION

DEFINITION

[l

Advocacy When the Council advocates on its own behalf or on behalf of its
community to another level of government/body/agency.

X

Executive The substantial direction setting and oversight role of the
Council. e.g. adopting plans and reports, accepting tenders,
directing operations, setting and amending budgets.

[]

Legislative Includes adopting local laws, town planning schemes & policies.

[]

Review When the Council operates as a review authority on decisions
made by Officers for appeal purposes.

Quasi-Judicial When the Council determines an application/matter that directly
affects a person’s right and interests. The judicial character arises
from the obligation to abide by the principles of natural justice.
Examples of Quasi-Judicial authority include town planning
applications,  building  licences, applications for other
permits/licences (e.g. under Health Act, Dog Act or Local Laws)
and other decisions that may be appealable to the State
Administrative Tribunal.

[l

Information For the Council/Committee to note.

KEY ISSUES / SUMMARY

The Council at its Ordinary Meeting of the Council held on 15 March 2022 resolved to
direct the CEO to prepare a report on 13 The Esplanade/64 Kishorn Road, Mount
Pleasant in response to the notion of using the site for Public Open Space (POS).
The resolution requested a number of options be considered and reported back to July
2022 Ordinary Meeting of Council.

At the July meeting the item was deferred until the 18 October 2022 Council Meeting.
The October 2022 report considered future options for the site including returning the
former Canning Bridge Senior Citizens site to community use, including POS; sale of
the site; identification of appropriate locations for POS in the wider Canning Bridge
area; possible future uses for the site including commercial uses; and how and when
public consultation for uses or selling of the site is appropriate.

The October 2022 report highlighted the potential for the site to generate substantial
revenue either through sale or leasing options. The limitations for the use of the site for
POS were also highlighted. The report noted the need to hold off on decisions
regarding the future of the site until the completion of the Canning Bridge Activity
Centre (CBACP) review process.

At the October 2022 meeting the Council resolved to note the key principles in the
Officers report and to direct the Chief Executive Officer to undertake further
investigations into open space options and opportunities at Canning Bridge.
Investigations were to extend to the City landholding at Moreau Mews.
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¢ Additional POS opportunities and investigations have now been undertaken. Additional
investigations focused on POS needs in the precinct, mechanisms to deliver additional
open space and a case study of options for the City’s Moreau Mews site. Findings of
these investigations were presented to Council via an Elected Member Engagement
Session on 4 April 2023.

¢ Key findings with respect to the additional investigations on open space are:

o Immediate open space needs can be met with a program of streetscape and
public space enhancements.

o Longer term needs can be met through provision of additional open space
through funding mechanisms including contributions from developers, rate
revenue and revenue form Council owned land.

o Revenue from Council owned land has a key role in contributing to ongoing
funding mechanisms aimed at acquiring additional open space.

o Council owned land may present an opportunity to satisfy both an initial
response to POS needs and ongoing revenue generation to fund new
acquisitions through partial development of sites for open space.

o Revenue from Council owned sites is an integral part of funding mechanisms
to improve overall POS outcomes in the precinct.

e Council is requested to note the results of the additional investigations and to have
regard to the findings when considering its recommendations on the review of the
Canning Bridge Activity Centre Plan (CBACP).

¢ The additional investigations and previous examination of POS at the Canning Bridge
Activity Centre (CBAC) now inform the following Officer recommendations:

o The Moreau Mews site be acknowledged as having potential to provide both a
POS and revenue generation function.

o The Esplanade site not be designated for POS, noting its poor suitability for that
purpose and potential role to fund more suitable POS options.

o Petitioners seeking conversion of The Esplanade site to POS be advised of the
above conclusions.

BACKGROUND

Previous items relating to the provision of open space in the Canning Bridge Activity Centre
Plan (CBACP) area are listed above. The site at 13 The Esplanade/64 Kishorn Road has also
been subject to Council resolutions with respect to its designation as a strategic land asset
and progression for consideration for revenue generation via a long-term ground lease
proposal.

More recently the focus of The Esplanade site and other City owned landholdings in the
CBACP has moved towards exploring their use for public open space (POS). Key Council
resolutions in this regard are repeated below:
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March 2022

Council at its meeting of 15 March 2022 resolved as follows:

That:

1. The mover be thanked for their interest in the provision of public open space in the
Canning Bridge Precinct and that Motion 3 carried at the General Meeting of
Electors held 2 February 2022, relating to the rezoning of the City’s landholdings
in Moreau Mews and Kishorn Road Applecross, is noted however, any decisions
with respect to the setting aside of the City’s land the subject of the motion will be
deferred until such time as the Canning Bridge Activity Centre Plan review and
public open space needs of the Canning Bridge Precinct has been completed.

2. The Council
A. Note that the upcoming advertising of the revised draft Canning Bridge

Activity Centre Plan presents the preferred opportunity to receive community
feedback on the future of the Kishorn Road/Moreau Mews land.

B.  Direct the CEO to prepare additional content and detail to be available in
conjunction with the advertising of the Canning Bridge Activity Centre Plan
with respect to:

i Concepts for a town square/urban park in the vicinity of the Kishorn
Road/Moreau Mews land.

ii. Details of mechanisms to achieve the acquisition of additional open
space in Canning Bridge including enhancement of community benefit
provisions and developer contribution schemes.

October 2022

At the Ordinary Meeting of Council held 18 October 2022, the Council considered a
comprehensive report on options for the land at 13 The Esplanade/64 Kishorn Road.
Information in the October 2022 report should be considered in conjunction with this item and
accordingly the October 2022 report is attached:

Attachment 1 — Item UP22/3933 October 2022

In response to the report Council resolved as follows:

1.

Notes the Officer's Report has responded to the instructions stemming from
Council Resolution Item 16.1 Motion with Notice — Mount Pleasant Senior Citizens
Site Being Public Open Space - at the Ordinary Meeting of Council held 15 March
2022.

Notes and carefully considers the options analysis for the site detailed in the
Report, including the future long term financial implications for the City and its
ratepayers in relation to each option for the site; and

Notes that the Officer’s advice is that Council should only consider implementing
a change of use for the site to Public Open Space (POS) or Community use, after
the CBACP Review has been completed and the recommendations from that
Review have been adopted by the Council.
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4.  Notes that in accordance with point 3 above, a response to the petitions received
regarding the future of the former Mount Pleasant Senior Citizens site be held over
to the March 2023 Ordinary Meeting of Council.

5. Acknowledges its commitment to provide additional public open space in the

CBACP following the conclusion of the CBACP review process.

That identified sites are subject to environmental assessment.

Directs the Chief Executive Officer to continue investigations into appropriate

locations for public open space in the CBACP, with the findings of such

investigations to be presented to Elected Members before the end of March 2023.

No

The multi signature letter that the City received (relating to point 4 of the above resolution)
related to the future use of this property stated and requested that:

The Canning Bridge precinct is devoid of green space and with its proximity to high
traffic volume (Freeway and Canning Hwy), causes an increase in air pollution. The
population in this area is rapidly increasing and there will be a greater need for people
to have somewhere to socialise nearby. The closest park is on the comer of
Clive/Ogilvie Streets (800 metres away) and Deep Water Point (1.4 kms).

The Petitioners therefore request that 13 The Esplanade/64 Kishon Rd Mount Pleasant
be turned into green space incorporating tree planting.

This report responds to parts 3, 4 and 7 of the above resolution with respect to the land at 13
The Esplanade/64 Kishon Rd Mount Pleasant (The Esplanade site). The further information
also responds to the March 2022 Council resolution regarding the Kishorn Road/Moreau Mews
land (the Moreau Mews site). It is noted that due to time constraints the matter is presented
to Council in April, rather than March 2023. (Item UP23/4021 refers).

DETAILS/COMMENT

Additional investigations sought by Council resolution with respect to POS in the CBAC have
been undertaken. This work includes studies by an external consultancy examining:

° POS needs in the CBAC precinct.
. Mechanisms and options with respect to meeting POS needs; and
o Case study of options for the City’s land at Moreau Mews.

Results of this work were presented to Council at an Elected Members Engagement Session
on Tuesday, 4 April 2023 and are attached:

Attachment 2 — Strategic Analysis of Public Open Space at Canning Bridge Activity
Centre
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These findings are to be considered in conjunction with the conclusions of the Options Report
presented to Council in October 2022. Together the findings are intended to inform a Council
position on:

. the future use of the Moreau Mews site and The Esplanade site
. response to the petition referred to in the 18 October 2022 item to Council
. designation of these sites under the review of the CBACP.

The results of these investigations undertaken by the external consultant are summarised
below:

Phase 1: Public Open Space Analysis

Investigations indicate availability of a range of open space options in the CBACP. Existing
foreshore parks and open space outside of the precinct provided POS access for residents
and visitors. With growth in the precinct analysis highlighted need for additional open space.
Based on “green field” standards the precinct demands one neighbourhood public open space
(1-5ha) and five local public open space (0.4-1ha) by approximately 2051. Having regard to
existing open space outside of the CBACP (but within 800 metres) the demand reduces to
one local POS (0.4-1ha).

Investigations also examined the opportunity presented by the City owned landholdings to
respond to POS needs and catchments. Whilst the Moreau Mews land is well located in terms
of catchment needs, The Esplanade site provides a lesser role given that POS needs in that
location are already met by existing open space.

In summary, the needs analysis concluded that immediate POS requirements are able to be
predominantly met through general public realm enhancement and streetscape upgrades.
Need for additional open space, potentially north of Canning Highway was noted in response
to forecast growth in the precinct.

Phase 2: Public Open Space —Funding Mechanisms

This work highlights that that there are a range of options to provide for additional open space
within the CBACP area. These options include rate revenue, revenue from City land holdings
and various mechanisms involving developer contributions:

Developer Contribution Plan (DCP).

Voluntary Contributions (Community Benefit Plan - CBP).
Specified Area Rates (SAR); and

revenue from Existing City Assets.
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Funding options and potential POS delivery mechanisms stemming from the consultant’s
report are summarized below:

MCA Funding
Ranking Potential

Development Delivery Mechanism
Contribution Plan

Developer

Short-Term

Alternative Provisions &
Public Benefit Plan Upgrades

Medium-Term

Partial Development of
Existing Land Holding(s)

Ccommunity mmm Specified Area Rates

Funding Source

Revenue from Existing Medium/Long-Term

Assets POS Delivered by 39 Parties

Investigations noted that given land costs in the CBAC, a range of funding sources would be
required to ensure pooling of sufficient funds to acquire additional POS. Revenue from
Council owned sites in the form of sale or ground lease (of all or part of the site) would be an
integral part of any funding mechanism. Conversion of these site to POS, whilst providing a
short-term POS benefit, would diminish the ability to fund further acquisitions in the medium
to long term. Revenue from the Council land (all or part of the sites) would also be available
to fund goods and services across the City on an ongoing basis.

Phase 3: Opportunities for Moreau Mews Applecross

Investigations included a case study of the role and opportunities of the City’s Moreau Mews
landholding with regard to POS. The land is purposed under the City’s Land Strategy as an
investment property with significant potential to deliver an ongoing revenue stream to reduce
reliance on rates and to fund goods and services for ratepayers across the City.

In the first instance, investigations noted the size of this landholding (4,057sgm) and the ability
for a substantial urban park to be provided on portion the site. Several comparisons including
Central Park, William Street Perth, and the Northbridge Piazza on James Steet (being
2,500sgm and 1,700sgm respectively) highlighted the ability to use part of the site to effectively
respond to POS needs whilst retaining the reminder for community purposes and revenue
potential. It was further noted that the option of partial conversion of the site to POS also
provided opportunity to better activate the space involving designs with cafés or community
use spilling out into the public park.
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Analysis included review of revenue potential under the scenario of either selling or ground
leasing portion of the site. The table below demonstrates estimated revenue for ground
leasing of different proportions of the site. (Potential revenue is based on conservative “book
value” of the land as opposed to market value, accordingly revenue potential may be
underestimated.)

Key observations are that the Moreau Mews site has the potential to satisfy both a short term
public open space needs and an ongoing revenue stream for the City. The case study
demonstrates that retention of portion of the Council land for revenue generation whilst
developing a sizeable urban park on the remainder can achieve both:

. An immediate addition of functional public open space and community uses into the
precinct; and

. Significant revenue streams which can support ratepayers and facilitate a longer-term
program to fund additional open space acquisition in the precinct.

Importantly, it is noted that the revenue generated from the portion of the Moreau Mews site
will be integral to wider suite of mechanisms to fund the acquisition of additional open space
in the medium to longer term. Whilst in this example, conversion of all the Moreau Mews site
to a park may provide a short-term POS benefit, in the longer term, the loss of the ongoing
revenue opportunity is likely to result in a less desirable open space outcome for the wider
precinct.

Revenue potential for various development options for the site are summarised below:

Potential Revenue
Development per sgm Approximate Income
Area over 49 Year period
(based on land (2023 dollars, no
value of $3500 psqm | inflationary discount)
& a ground lease
rate of 5.5%)

Option 1 3,042.75m? $585,729 $28.7M

25% POS

75% Development

Option 2 2,718.19m? $523,251 $25.6M

33% POS

67% Development

Option 3 2,028.50m? $390,486 $19.1M

50% POS

50% Development

Option 4 1,338.81m? $257,720 $12.6M

67% POS

33% Development

Option 5 1,014.25m? $195,243 $9.6M

75% POS

25% Development
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Key observations from the POS investigations are summarized below:

Indication that the precinct has reasonable access to POS noting foreshore parks,
pocket parks and POS outside of the CBAC.

Ongoing growth in the precinct will trigger demand for additional open space.

A range of options exist to achieve additional open space ranging from public realm
enhancements through to creation/acquisition of new parks. The review of the CBACP
has provided for further application and implementation of these funding options.
Options to fund additional POS include the rates system, contributions from developers,
revenue from City land or conversion of City land.

Given land values in the precinct, acquisition programs are likely to need to rely on
multiple funding options. Revenue from City owned sites is important part of the funding
mechanisms and would assist in achieving improved open space outcomes.

Specific conclusions for the Moreau Mews site and The Esplanade are summarized below:

The Esplanade Site:

Conversion of the site to parkland would provide amenity to the locality, although the
size, shape orientation and limited street frontage are not well suited to open space.
Demand analysis indicates that given its proximity to existing open space, the
conversion of the site to POS would not significantly enhance access to POS within the
CBAC (a future alternative site further west would better respond to POS needs).

Use of the site for revenue generation would provide substantial income to the City which
could be used for various purposes including provision of goods and services across the
City, acquisition of additional open space and/or reduction in rates.

A number of hybrid options exist to use portion of the site for open space and portion for
development. These options provide a range of revenue scenarios (see 18 October
2022 Council report) which could offset/exceed costs associated with park development
and maintenance. Hybrid options also present some potential to enhance interface
constraints with the property, by controlling the ability to design built form and activity on
portion of the site.

From a POS viewpoint, it is concluded that the value of The Esplanade site is in its ability
to contribute revenue which could be purposed towards better POS outcomes across
the CBAC and funding of services and facilities (including open space enhancements)
across the City.

Moreau Mews Site:

Well located within the CBAC to respond to POS needs and contribute to a focal point
within the precinct. Orientation of the site and extensive shared boundaries limit its
suitability for POS.

Use of the site for revenue generation would provide substantial income to the City which
could be used for various purposes including provision of goods and services across the
City, acquisition of additional open space and/or reduction in rates.

The size and shape of the site is well suited to hybrid options to use portion of the site
for open space with portion for development/community use. These options provide a
range of revenue scenarios (see table above). A park in the order of 1,500sgm to
2,000sgm is demonstrated to satisfy a range of POS functions (playground, town
square, grassed areas etc.) and enables remainder of the site to generate substantial
revenue. As above the hybrid options also enables enhanced interface between the park
and built form by controlling the design process.
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. The site also presents design opportunities to increase the area of available open space
(without need to use additional freehold land) by relocating or redesigning the Kishorn
Road and/or Moreau Mews carriageways. Creative use of this road reserve space may
add a further 1,000sgm to land available for POS.

. Retention of public parking on the Moreau Mews site may be desirable. It is noted that
the hybrid options lend themselves to provision of public parking. Development on
portion of the site may incorporate one or more levels of public parking, with revenue
generating uses and/or community uses on other levels. Leasing terms may be provided
to ensure public access, require cost of construction to be met by the lessee and to
establish management terms to the City’s satisfaction.

Revenue potential of the subject sites is substantial. Conversion of the sites to POS would
remove that revenue opportunity. An example of the revenue potential of these sites under a
ground lease scenario and the ability of the hybrid options to contribute to ongoing POS
acquisition in the precinct (as well as funding of products and services across the City) is
highlighted in the table below. It is further noted that under a ground lease arrangement, the
City retains the ownership of the asset.

Option Revenue Per Year 49 Year ground lease (raw
income)

The Esplanade 100% lease | $500,000 (plus rates) $24.5M (plus rates)

The Esplanade 50% lease; $250,000 (plus rates) $12.2M (plus rates)

50% park

Moreau Mews 100% lease $780,972 (plus rates) $38.2M (plus rates)
Moreau Mews 50% lease; $390,486 (plus rates) $19.1M (plus rates)

50% park

STAKEHOLDER ENGAGEMENT

Not Applicable. It is noted that the Council owned sites in Canning Bridge are not currently
designated as open space. Should it be proposed to designate these sites as open space
under the review of the CBACP then this may trigger need for further public advertising.

L. COMMUNITY

Not applicable

Il OTHER AGENCIES / CONSULTANTS

As above, other agencies have not been engaged with respect to any proposal to designated
the Council owned land as POS. Should it be proposed to designate these sites as open
space under the review of the CBACP then this may trigger need for consultation.

STATUTORY AND LEGAL IMPLICATIONS

Not Applicable.

10
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FINANCIAL IMPLICATIONS

Investigations highlight the potential significant revenue generation from Council owned land
in the CBACP. This revenue is recognised in the City’s long term financial planning. Identified
revenue is anticipated to benefit ratepayers across the City and offset reliance on traditional
funding sources such as rates. Conversion of sites to open space would impact revenue
generation and require forecast income to be found from other sources or consideration of a
corresponding reduction of City products and services. Hybrid options to maintain some of the
forecast revenue from these sites are presented for Council consideration. Investigations also
have provided an overview of construction and ongoing maintenance costs associated with
creation of POS.

STRATEGIC, RISK AND ENVIRONMENTAL MANAGEMENT IMPLICATIONS

The report examines future use of strategic land assets of the City as well as options to acquire
additional open space. The reports explore a range of financial and procedural implications.

Risk Statement & | Level of Risk Risk Treatment
Consequence

Quarantining of revenue | Major consequences which | Decision makers understand
potential of strategic land | are possible, resulting in a | the financial implications and

assets through conversion to | High level of risk acknowledge alternative
POS reduces City’s revenue POS provision models which
raising capacity, placing achieve desired levels of
additional reliance on open space whilst preserving
ratepayer funding, resulting the City’s revenue generation
in higher-than-normal opportunities.

increases in annual rates.

Alternative POS mechanisms | Major consequences which | Alternative  funding  and
fail to deliver additional POS | are unlikely, resulting in a | delivery mechanisms for

within the precinct. Medium level of risk POS are identified. Funding
mechanisms such as
developer contributions,

community benefits and rates
can be secured through
relevant legislation. Multiple
funding mechanisms are
recommended to maximise
acquisition options. Land
assembly opportunities
continue to exist in the CBAC
to facilitate acquisitions.

POLICY IMPLICATIONS

There are no policy implications associated with this proposal.

11
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ALTERNATE OPTIONS AND THEIR IMPLICATIONS

The report provides information on the range of options to respond to POS demands in the
CBAC. The recommendations relate to acknowledgement that enhanced POS outcomes in
the precinct will be dependent on deployment of a range of funding and acquisition
mechanisms. The Council owned land is noted as having potential to assist in both provision
of POS and the funding of acquisition of additional open spaces.

An alternative option is for Council to convert existing City land to POS and forgo the revenue
potential of these strategic assets. The report demonstrates that this approach is likely to result
in an overall less optimal POS outcome for the precinct and significantly reduced revenue
streams for the City. Financial implications may require increased reliance on rate revenue
and/or a need to reduce expenditure on products and services.

CONCLUSION:

As a growing precinct there is opportunity and need for additional open space within the
CBAC. Additional open space can be achieved in a range of different ways including:

Public Realm Enhancements: Making better use of existing public space through
measures such as streetscape enhancements, pocket
parks in road reserves and general public realm
improvements.

Acquisition of Additional Sites: Purchase or acquisition of additional land through
options such as developer contributions, rate revenue,
community benefits and revenue from strategic property.

Use of Existing City Land: Conversion of sites such as The Esplanade and Moreau
Mews to public open space.

Investigations have shown that “public realm enhancements” can suitably respond to much of
the immediate open space needs in the precinct. This approach is supported by the findings
of the CBACP review and can be achieved with a comparatively minimal level of expenditure.
In the medium to longer term increasing POS demands will need to be supplemented through
the creation of additional open space. This report has focused on mechanisms and options
to provide this additional open space. Importantly, the investigations highlight the ability of a
range of mechanisms to fund and/or provide additional open space in the precinct. Most of
these options involve the developers responsible for the additional demand for POS being
required to contribute to additional public space.

The identification of Council land for open space, whilst potentially a simple response to the
issues, does not acknowledge the wider potential and purpose of this land to fund a range of
products and services to benefit ratepayers across the City. These services to ratepayers
may include the acquisition of additional POS. As previously highlighted the City owned sites
themselves are not well suited to POS. The Esplanade is a long narrow site with limited street
frontage and its location does not respond well to identified POS catchment needs.

12
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Similarly, Moreau Mews, whilst better located in terms of POS catchment needs, is located to
the south of development sites (overshadowing), and shares common boundaries with private
property. The concept of converting these sites to POS may also jeopardise the success of
wider programs aimed at achieving further POS acquisition in the precinct. Acquisition of
additional open space at Canning Bridge in the longer term will be reliant upon multiple funding
mechanisms, including revenue from Council land, to realise the necessary land acquisition.
Conversion of the Council land to POS in its entirety, whilst providing a short-term benefit, will
in the long run be likely to detract from the potential ultimate POS provision in the precinct. A
key finding of these investigations is that that retention of portion of the Council land for
revenue generation whilst developing sizeable urban parks on the remainder can achieve
both:

. An immediate addition of functional public open space and community uses into the
precinct; and

. significant revenue streams which can support ratepayers and facilitate a longer-term
program to fund additional open space acquisition in the precinct.

A hybrid approach involving a mix of development and POS also provides for improved
activation and sleeving of the public spaces and assists overcoming the interface
shortcomings of the sites.

Itis noted that the final draft CBACP has proposed to designate the City owned sites at Moreau
Mews and The Esplanade as open space. That proposal has not fully appreciated the wider
role and financial implications associated with these sites. The Officer recommendation on
this aspect of the draft CBACP is that these proposed changes be modified, having regard to
the role of these sites and the wider POS obijectives in the precinct. This is the only Officer
change recommended with respect to the draft CBACP item and highlights the significance of
the issue. The recommended approach in the CBACP review is that the Activity Centre Plan
be modified to recognise the POS opportunity of these sites, but to also highlight and
acknowledge the need for portion of these sites to support community uses and a revenue
function. The revenue function in turn would support enhancements to the precinct, POS
acquisition programs and general products and services to all ratepayers.

This report aimed at providing direction on the following:

° the future use of the Moreau Mews site and The Esplanade site
. response to the petition referred to in the 18 October 2022 item to Council.
. designation of these sites under the review of the CBACP.

Conclusions regarding the preferred approach to designation of the Moreau Mews site and
The Esplanade site under the CBACP review are outlined above.

In terms of the future use of the Moreau Mews site the recommendation is to acknowledge the
ability for the site to respond well to both POS and revenue generation options. In this regard
further planning for the future of the site is recommended to provide for a minimum of 50% of
the site to be held for revenue generation purposes.

13
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The characteristics of The Esplanade site are not suited to POS and its location does not
respond well in terms of meeting future demands of the CBACP catchment. From a POS
viewpoint the value of the site is in its ability to fund alternative POS provision throughout the
precinct and to generate revenue to support ratepayers and City operations. Conversion of
The Esplanade site to POS is not supported. Hybrid options may be satisfactory whereby a
pocket park is provided as part of a substantial revenue generating built from response.

It is further recommended that the above position be provided in response to the petition
received seeking POS use of The Esplanade.

It is recommended that Council note, the findings of the further investigation relating to POS
within the CBAC and the associated recommendations outlined above.

OFFICER RECOMMENDATION (4033) APPROVAL
That the Council:

1. notes the additional information regarding open space in the Canning Bridge
Activity Centre prepared in response to the Council resolution of 18 October 2022;

2. acknowledges that the additional information regarding open space in the
Canning Bridge Activity Centre will inform Council deliberations on the review of
the Canning Bridge Activity Centre Plan;

3.  with regard to the City owned land at 13 The Esplanade and 64 Kishorn Road, Mt
Pleasant, resolves to:
a) not progress conversion of the site to public open space.
b) recommence measures to examine revenue generation options for the site,
firstly exploring the merits of the previous ground lease arrangements.

4. resolves that the lead petitioners for the petition and multi-signature letter
received relating to the future use of 13 The Esplanade and 64 Kishorn Road, Mt
Pleasant be advised of (3) above;

5. with regard to City owned land at 50-52 Kishorn Road and 23, 29 and 31 Moreau
Mews, resolves to acknowledge the ability for the site to respond well to both
open space and revenue generation options and agrees to progress further
exploration of development options for open space on the site on the basis that a
minimum of 50% of the site is retained for ground lease or other strategic revenue
generation purpose.
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Attachment 1

City of Melville Minutes for the Ordinary Meeting of the Council

18 October 2022

Urban Planning

UP22/3993 — 13 THE ESPLANADE / 64 KISHORN ROAD, MOUNT PLEASANT FUTURE
OPTIONS REPORT (REC) (ATTACHMENT)

Ward

Category

Application Number
Property

Proposal

Applicant

Owner

Disclosure of any Interest

Previous Items

Responsible Officer

Applecross — Mount Pleasant

Strategic

Not Applicable

13 The Esplanade/64 Kishorn Road, Mt Pleasant
Response to Council Resolution

Not Applicable

City of Melville

No Officer involved in the preparation of this report has
a declarable interest in this matter.

ltem M22/5890 - Ground Lease Redevelopment
Agreement 13 The Esplanade and 64 Kishorn Road, Mt
Pleasant — Ordinary Meeting of Council held 15
February 2022.

ltem M22/5895 — Motions Carried at the General
Meeting of Electors Held 2 February 2022 — Ordinary
Meeting of Council held 15 March 2022

Iltem 16.1 Motion with Notice Mount Pleasant Senior
Citizens Site Being Public Open Green Space -
Ordinary Meeting of Council held 15 March 2022

Iltem 18.1 Confidential Item M22/5890 Ground Lease
Redevelopment Agreement 13 The Esplanade and 64
Kishorn Road, Mt Pleasant — Alternate Motion -
Ordinary Meeting of Council held on 19 April 2022

ltem 12.1 - Petition — Rezone 13 The Esplanade/ 67
Kishorn Road, Mount Pleasant to Public Open Space —
Ordinary Meeting of Council held 21 June 2022

Jeremy Rae

Strategic Land and Property Executive

Gavin Ponton

Manager Strategic Urban Planning
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AUTHORITY / DISCRETION
DEFINITION

[] Advocacy When the Council advocates on its own behalf or on behalf of its
community to another level of government/body/agency.

L] Executive The substantial direction setting and oversight role of the Council.
e.g. adopting plans and reports, accepting tenders, directing
operations, setting and amending budgets.

[]

Legislative Includes adopting local laws, town planning schemes & policies.

[

Review When the Council operates as a review authority on decisions
made by Officers for appeal purposes.

[] Quasi-Judicial When the Council determines an application/matter that directly
affects a person’s right and interests. The judicial character arises
from the obligation to abide by the principles of natural justice.
Examples of Quasi-Judicial authority include town planning
applications,  building licences, applications for other
permits/licences (e.g. under Health Act, Dog Act or Local Laws)
and other decisions that may be appealable to the State
Administrative Tribunal.

X Information For the Council/Committee to note.

KEY ISSUES / SUMMARY

e The Council at its Ordinary Meeting of the Council held on 15 March 2022 resolved to
direct the CEO to prepare a report on 13 The Esplanade/64 Kishorn Road, Mount
Pleasant.

¢ The resolution requested a number of options be considered with a report back to the
July 2022 Ordinary Meeting of Council.

¢ The future options Council requested for consideration included restoring the former
Canning Bridge Senior Citizens site to community use as public open green space (POS)
with tree planting; sale of the site; identification of appropriate locations for POS in the
Canning Bridge area; possible future uses for the site including commercial uses; and on
how and when public consultation for uses or selling of the site is appropriate.

¢ High level investigation of future options for the site are summarised in this report for
information purposes only. Further investigation, detailed analysis and comprehensive
community consultation are recommended for the site once the Canning Bridge Activity
Centre Plan (CBACP) review is finalised.

e This report also addresses a petition and a multi-signature letter presented to the June
2022 Ordinary Council Meeting.
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BACKGROUND

At the Ordinary Meeting of Council on 15 March 2022, Council adopted the following resolution in
relation to the land at 13 The Esplanade/64 Kishorn Road, Mount Pleasant:

That the Council directs the CEO to prepare a Report on 13 The Esplanade/64 Kishorn
Road Mt Pleasant to be presented to the July 2022 Ordinary Meeting of Council:

1. On restoring the former Canning Bridge Senior Citizens site to community use as
public open green space with tree planting.

On the option of selling the site.

On identification of appropriate locations for POS in the Canning Bridge area.

On possible future uses for the site including commercial uses.

On how and when public consultation for uses or selling of the site is appropriate.

aRwNd

CARRIED (9/3)

At the 21 June 2022 Council Meeting a petition was presented to the Council that requested that the
Council:

Re-zone 13 The Esplanade/ 64 Kishorn Rd Mount Pleasant to Public Open Space making the
area green space incorporating seating and tree planting.

The Reasons Supporting this action: The Canning Bridge precinct is devoid of green space and
with its proximity to high traffic volume (Freeway and Canning Hwy), thus creating a heat island
and increase in air pollution. The population of this area is rapidly increasing and there already is
a greater need for people to have open space nearby. The closest park is on the corner of
Clive/Ogilvie Streets (800 metres away) and Deep Water Point (1.4kms) which does not conform
with the City’s policy of having a park within 400 metres of every dwelling.”

The City has also received a multi signature letter that related to the future use of this property that
stated that:

The Canning Bridge precinct is devoid of green space and with its proximity to high traffic
volume (Freeway and Canning Hwy), causes an increase in air pollution. The population in
this area is rapidly increasing and there will be a greater need for people to have somewhere
to socialise nearby. The closest park is. on the comer of Clive/Ogilvie Streets (800 metres
away) and Deep Water point (1.4 kms)

The Petitioners therefore request that 13 The Esplanade/64 Kishon Rd Mount Pleasant be
turned into green space incorporating tree planting.
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Scheme Provisions

MRS Zoning Urban

LPS Zoning Centre C2

CBACP M10

Use Type Not Applicable

Use Class Not Applicable

SITE DETAILS
Address Legal Certificate of Land Area Current
Description Title (m?) Owner
13 The Esplanade, Mt || i 30 po7400 | 468/83A 1,060 City of Melville
Pleasant
64 Kishorn Road, Mt 1| 1 54 p23207 | 1219/736 1,012 City of Melville
Pleasant
2,072

The subject site comprises Lot 24 Kishorn Road and Lot 30 The Esplanade, Mount Pleasant. The
site is approximately 80 metres long and 25m in width and has a total land area of 2,072 square
metres. The site is currently vacant and was previously occupied by the Canning Bridge Senior
Citizens Centre. The site is currently used for storage and car parking.

-

Figre 1: Location Plan
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MRS Zoning TPS 6 Zoning Activity Centre Plans/Structure Plans

Urban Centre C2 R-ACO | Canning Bridge Activity Centre Plan
Zoning: Mixed Use up to 10 storeys (M10)

The site is located within the Canning Bridge Activity Centre (CBACP) and is identified as being
within the M10 zone. This designation provides for mixed use development up to ten storeys, with
additional height possible subject to provision of community benefits.

The property had been identified as a strategic land asset, with potential to generate revenue to the
City. Revenue generated would be used to provide services across the City and reduce rate
obligations on the community.

Colliers International ran an extensive Request for Proposal (RFP) process for the City for the sale
or ground lease and redevelopment of the site which closed on 29 August 2018. As a result of this
process, Council identified a preferred proposal for the site involving a long-term ground lease to an
aged care provider. The proposal provided for an indexed lease payment of approximately $650,000
per year for the 49-year ground lease (with an option for a further 40 years). The Council at its
meeting held 19 April 2022 resolved not to proceed with the proposal.

DETAIL
This report responds to the five items listed in the Council resolution.

1. On restoring the former Canning Bridge Senior Citizens site to community use as public open
green space with tree planting.

On the option of selling the site.

On identification of appropriate locations for POS in the Canning Bridge area.

On possible future uses for the site including commercial uses.

On how and when public consultation for uses or selling of the site is appropriate.

ahwbd

1. Restoring the former Canning Bridge Senior Citizens Site to Community Use as Public
Open Green Space with Tree Planting

Comment

This option involves converting the subject site into a landscaped public open space. The site
characteristics provide for a linear park which could provide passive open space and a mid-block
pedestrian linkage to the river. The space could be developed with a range of treatments including
tree plantings, turfed areas, seating, play equipment etc.

The shape of the site and its east west orientation does constrain its potential usability and presents
challenges given that much of the site would be likely to be impacted by shade from potential future
developments. As such, the green space would most likely be more of a CBD plaza style public
open space, rather than a traditional local park. The long side boundaries to the site present
difficulties in terms of activation and passive surveillance. There may be opportunity for future
development on adjoining sites to improve this interface.
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Costs and Benefits
Development of the site for open space will provide amenity benefit to the precinct. As noted above,
however, the site is not well suited to use as open space.

The Park option does not provide a revenue stream to the City in terms of lease payments or rate
income. The option also quarantines the freehold land value of the site. Conversion of the site to
open space with the level of specification appropriate for the precinct is estimated at $2,072,000.
Ongoing maintenance costs are estimated at $62,000 per annum, being approximately 3% of the
installation costs.

For comparative purposes, for each of the options in the Council resolution an estimation of the net
financial cost/benefit to the City over a 49-year period has been calculated. The calculation is based
on today’s dollar value and excludes opportunity cost, loss of asset value, rate income.

Conversion and use of the site as a park is estimated to have a net financial cost of -$6.3M. This
assumes a 20-year life of asset includes full replacement of the park in year 20 and year 40.

There may be other variations to the park option such as converting portion of the site to park and
making the remaining portion of the site available for sale or ground lease. These options introduce
an income stream which could be used to offset the cost of creating and maintaining the park.
Options to use portion of the site for development may also assist in activating the space, enhancing
passive surveillance whilst maintaining an open space and pedestrian linkage function.

A summary of the 49-year net cost to the City for different park options is shown below:

Park option 49-year net cost/benefit
100% conversion to park -$6.3M
70% park; 30% sale -$3.2M
30% park; 70% ground lease $5.5M
30%park; 70% sale $2.6M

2. The Option of Selling the Site.

Comment

Sale of the site would enable the freehold value of the land to be realised. Proceeds of a sale could
be reassigned to products and services throughout the City and/or assigned to services within
Canning Bridge precinct. If additional public open space in Canning Bridge precinct is a priority, then
sale proceeds could be used to purchase a site more suited to development as a park.

Recent market valuations of the site indicate a current value of $9M to $9.5M excluding GST.
Valuations from 2018 and 2021 are shown below:

e $9.4M (February 2018)
e $9.1M (November 2021)

3993 - The Esplanade Alternate Options Financial Analysis June 2022
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Selling Options

The Local Government Act 1995 (LGA) provides for the methods and process of disposal of Local
Government owned property. This is detailed in Section 3.58 and Section 3.59 of the LGA. The main
methods are as follows: -

1. Public Auction

2. Tender

3. Expression of Interest (Leading to Sale by Private Treaty)
4. Requests for Proposals

The requirements for Public Notice and Advertising vary under the Act depending upon which selling
process is adopted.

Sales Structure Options (Strengths & Weaknesses)
The table below provides an overview of the strengths and weaknesses of each, specific to the City:

Option Description Strengths Weaknesses
Outright Vanilla Sale | Sale process against | Simple. Low cost, | May not extract full value.
non-negotiable pre- | little management | Site could be developed
determined sales | time. to the maximum of the
contract open to all M10 zoning
parties
Expressions of | Run a process to | Should extract | More  complex than
Interest and Request | shortlist bidders and | more  value  if | outright sale.  More
for Proposals (EOI & | choose  best  offer | designed and | management time and
RFP) against pre-defined | managed well. | costs.
terms (no further | Strong probity if
negotiation). terms fixed and
pre-defined.
Negotiated Sale | Negotiate the sale with | Should extract | More  complex than
(following  modified | preferred bidder | more value (both | above. More
EOI & RFP) (against predefined | as to sale proceeds | management time and
contract with some|and product) if| costs. Probity may be
terms flexible and open | designed and | affected by negotiable
to negotiation). managed well. elements.
Joint Venture/Project | Negotiate a joint | Better potential | Increased risk to Council
Development venture with preferred | value capture for | due to JV contribution
Agreement (JV/PDA) | bidder using EOI & | council. Otherwise | and contractual and
RFP. effectively the | market risks. Otherwise
same as | effectively the same as
negotiated sale. negotiated sale.
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Option Description Strengths Weaknesses
Ground Lease Lease the site long term | Provides recurrent | Council takes credit risk
(40+ years) to a third- | income stream and | against counterparty

party developer (subject | relatively easy to | unless 100% prepaid.
to a Development | contract.
Agreement).  Suitable
only for an ongoing
operation or
development i.e., not
suited to sale of freehold
strata

Costs and Benefits

The comparative 49-year net cost to the City calculations for the option of selling the site are depicted
below. As above the comparison exercise is based on today’s dollars and excludes indexation,
investment of proceeds etc.

Sale of the Site 49-year net cost/benefit
100% sale of site $9.1M

Ground Lease Proposal — Demonstration of Market Value

In addition to the above valuation information, it is noted that the recent ground lease proposal for
the site (Aged Care use by Oryx Communities) provides an indication of the wider economic value
of the asset in the marketplace.

The tables below outline the ground lease income to the City that would have been earned over the
full lease term and the Economic Value not realized due to the proposal not proceeding.

The combined loss in Present Value terms to the City from not utilizing this asset for the 89-year
ground lease opportunity is represented by: -

Loss of Ground Lease revenue (89 years) $18M

Loss of Rates revenue (40% of ground lease) $7M

Loss of Economic Value $85M

Total Combined Loss of Asset Value Measured in PV $110M (Todays $)

The Cumulative Total Loss of Ground Lease Income Stream $137M (Indexed by CPI)
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Ground Lease Analysis Table

Description Term Term

49 Years 89 Years
Cumulative Lease Income $41.47m $136.97m
(Undiscounted)
Average Annual Leasing Income [$0.85m $1.54m
(undiscounted)
NPV Leasing Income $13.98m $18.20m

Assumptions
CPI = 2.5%pa

Market Reviews = 0%

IRR Discount Rate = 4.5%

Ave. Annual Growth = 2%

Economic Impact Value

The total present value (PV) from the proposed aged care ground lease redevelopment project was
expected to be ~$85m over the 49-year period being the first term of the proposed ground lease.

The discount rate applied is 7%.

The table below provides a summarised breakdown of the Present Value Benefits over the 49-year

initial lease term: -

Present Value Benefits Value ($)
Economic Benefits

Rates Revenue $720,000
Vehicle Travel Time & Operation Cost | $20,000
Quality of Life Carers $37,000,000
Total Increase in Caregiver Income $32,900,000
Yearly Increase in Caregiver Earnings | $900,000
Volunteering Benefits (Productivity) $400,000
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Health & Social Benefits

Social Interaction $7,000,000
Social Isolation $2,200,000
Reduced Falls $2,500,000
Volunteering Benefits (Civic) $800,000
Volunteering Benefits (Individual) $400,000
Health Outcomes $600,000
Total PV of Benefits (rounded) $85,000,000

Benefit forecasts for the ground lease proposal also demonstrated the economic value presented by
a construction project on the subject site. The Oryx aged care example was forecast to result in a
cumulative employment impact both direct and indirect from the construction phase of the project is
estimated to be 532 FTE’s and expected to generate $178M of output impact to the economy.

3. Identification Of Appropriate Locations for Public Open Space (Pos) In The Canning
Bridge Area

It is noted that Council at its meeting of 15 March 2022 resolved as follows:
That:

1. The mover be thanked for their interest in the provision of public open space in the
Canning Bridge Precinct and that Motion 3 carried at the General Meeting of Electors
held 2 February 2022, relating to the rezoning of the City’s landholdings in Moreau Mews
and Kishorn Road Applecross, is noted however, any decisions with respect to the
setting aside of the City’s land the subject of the motion will be deferred until such time
as the Canning Bridge Activity Centre Plan review and public open space needs of the
Canning Bridge Precinct has been completed.

2. The Council

A.  Note that the upcoming advertising of the revised draft Canning Bridge Activity
Centre Plan presents the preferred opportunity to receive community feedback on
the future of the Kishorn Road/Moreau Mews land.

B. Direct the CEO to prepare additional content and detail to be available in
conjunction with the advertising of the Canning Bridge Activity Centre Plan with
respect to:

i. ~ Concepts for a town square/urban park in the vicinity of the Kishorn
Road/Moreau Mews land.

ii.  Details of mechanisms to achieve the acquisition of additional open space in
Canning Bridge including enhancement of community benefit provisions and
developer contribution schemes.
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In view of the Council resolution, it is proposed to undertake further work with respect to POS needs
and opportunities at Canning Bridge.

It is noted that the CBACP does not envisage the creation of additional parkland in the precinct.
Instead the approach is to maximize the usability of existing spaces and streetscapes, and for these
spaces to be supplemented through activation of privately owned elements. The draft CBACP
prepared in response to the current review reiterates this approach. Emphasis is on enhancing the
public realm and supplementing these elements with a series of small spaces and linkages on private
land.

The Community Development Place Activation Plan (CDPAP) from 2020, informed through
community engagement, also emphasizes the priority to enhance existing public spaces as opposed
to seeking new parks. The report concludes (page 11) that the three neighborhood parks within 800
metres of the precinct are sufficient. The report also notes the need for more intimate urban piazza
type spaces, one north and one south of Canning Highway. Further, the CDPAP concurs with the
proposal to explore the creation of a small town square (page 15) at the junction of Kishorn Road
and Moreau Mews with interface to indoor community recreation activities and mixed use
opportunities.

As noted, further work is proposed with respect to POS needs and opportunities at Canning Bridge.
The further investigations will supplement ongoing consideration of open space needs and
opportunities as part of the review of the CBACP. In particular, the work will highlight that there are
a range of options to provide for additional open space within the CBACP area without the need to
forego the revenue potential of the existing strategic land holdings. These options include:

o Requirements for developers to contribute funds for acquisition of additional land for open
space

. Requirement for developers on large sites to cede usable land for open space.

. Use of City owned strategic land holdings for a combination of public space, community use
and revenue potential.

The approach seeks to ensure that it is the developers who contribute to the provision of additional
and suitably located open space as opposed to using ratepayer funded landholdings to meet that
need.

Significantly, this work will highlight that conversion of Council owned land to POS will likely satisfy
any demonstrated additional demand for open space associated with new development in the
precinct. Accordingly, use of Council land for POS would likely preclude the option to require
developers to be responsible for the funding or provision of new open space.

The above investigations are expected to be completed to support the advertising of the draft CBACP
and/or consideration of further modifications to the draft following review of submissions.

4, Possible Future Uses for the Site Including Commercial Uses
Comment

The zoning and location of the subject site allows for a range of commercial, community and
residential land uses.
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Prior to commencing the RFP process for the site, the City engaged Urbis to provide independent
advice on the City’s strategic land assets, including the site. The advice included analysis of the site
context and background; sales and development processes; site potential assessment and site use
assessment.

With consideration to the site attributes, Urbis assessed (August 2017) that the most likely use of
the site is residential apartments. Aged care is also a potential high value use. The assessment also
supported some community uses and small-scale hospitality offerings however, given the proximity
to Canning Highway precinct, these uses are unlikely to be extensive.

The RFP process run in 2018 produced several submissions which included the following proposed
redevelopment uses for the site: -

1. Residential Apartment Living
2. Retirement Living
3.  Aged Care Living

These uses aligned with the highest and best use for the land and resulted in the City receiving in
some cases above market purchase or ground lease offers from the proponents. The subsequent
RFP process demonstrated the capacity of the land to generate ground lease revenue of
approximately $500,000 per annum. Commercial feasibility analysis suggests that hospitality uses
(hotel, café, restaurant etc.) are unlikely to be viable in this location.

The City would also have the option of considering use of the site for community purposes. Revenue
opportunities for community purposes would be expected to be minimal with development and
maintenance costs exceeding any income.

The above options analysis highlights the potential to use the site for a combination of open space
and built form development. These options are summarized below.

° Use site predominantly for park and small portion for commercial/residential use
This option would likely involve sale of portion of the park to an adjoining property to enable a
comprehensive development of that adjoining site. Funds from the partial disposal would offset
construction and maintenance costs for the park. Conditions of sale could require a future
development to actively front the park to enhance vibrancy and safety. Under this scenario it
is noted that a stand-alone commercial operation on portion of the park would be unlikely to
be viable.

° Use site predominantly for commercial/residential with small potion for park/pedestrian linkage:
This option would involve the sale or ground lease of a larger portion of the site to facilitate a
development. The remainder of the site would operate as a pocket park and pedestrian
accessway. The scenario is likely to generate revenue that exceeds construction cost of the
park and ongoing maintenance. Ground lease or sale conditions could ensure future
development fronts the park/accessway to maximize activation and surveillance.
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Canning Bridge Activity Centre Strategic Response to Public Open Space Provision

Perth

Size - approximately 700m?

Amenities
Seating and landscaping.

Relevance to Moreau Mews Applecross
Raine Square provides a protected
space in the CBD for people to meet and
socialise, with good quality landscaping,
and active frontages in a commercial
environment.

Manatj Park (Perth City Link)
Perth

Size - approximately 950m?

Amenities
Seating, public art and landscaping.

Relevance to Moreau Mews Applecross
Manatj Park has modern landscaping,
integrated seating and public art, and is an
enjoyable space to inhabit. However, it is
recommended that Moreau Mews become
more of a destination and utilise active
frontages to create a new meeting place
within the Activity Centre.
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Yagan Square

Perth

Size - approximately 1100m?

Amenities
Grass, seating, water play, landscaping,
public art, shade and a digital tower.

Relevance to Moreau Mews Applecross
Yagan Square is a premium public open
space in the heart of the City. Relevant
elements for Moreau Mews to consider are
the active frontages, cultural interpretation,
landscaping and public art.

Northbridge Piazza
Northbridge

Economy

Size - approximately 1,700m?

Amenities
Crass, seating, outdoor screen, stage and a
flexible space for events.

Relevance to Moreau Mews Applecross
Northbridge Piazza is used primarily for
screenings and as a flexible space to host
events. It is recommended that Moreau
Mews provide significantly more amenity
than the Piazza, for example, landscaping,
additional seating, incidental play and
public artwork to create a more modern
urban plaza.

element.
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Canning Bridge Activity Centre Strategic Response to Public Open Space Provision

Urban Orchard
Perth

Size - approximately 1,900m?

Amenities
Grass, seating, a flexible space for events,
stage and landscaping.

Relevance to Moreau Mews Applecross
Urban Orchard is more of a larger-scale
site that is used for a range of events,
located within the cultural precinct. The
level of landscaping, grassed areas and
catenary lighting is a good benchmark for
Moreau Mews.

Central Park

Perth

Size - approximately 2,500m?

Amenities
Grass, seating, shade and a flexible space
for events.

Relevance to Moreau Mews Applecross
Central Park holds less relevance, as a
space primarily for city-workers to meet,
socialise and eat lunch. The space is used
for markets and other temporary pop-up
events, which could continue to be held at
Moreau Mews.
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BHP Waterpark

Elizabeth Quay

Size - approximately 2,782m?

Amenities
Water park, public art, landscaping, seating
and shade.

Relevance to Moreau Mews Applecross
The BHP Waterpark is a destination
space, however the use of shade sails,
landscaping and varied mix of materials
sets a strong precedent for the delivery
of new public open spaces that the City
should consider.

Mindeerup Piazza

South Perth

Size - approximately 4,000m?

Amenities
Grass, seating, public art, landscaping and
a sound and light show at night.

Relevance to Moreau Mews Applecross
Mindeerup Piazza is an award-winning
space, recognised for its public art and
recognisable palette. The space forms an
urban piazza adjacent to a commercial
strip, and is used for pop-up events and
a space for workers in South Perth to eat
lunch.

element.
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Canning Bridge Activity Centre Strategic Response to Public Open Space Provision

James Street Mall
Perth

Size - approximately 4,000m?

Amenities
Grass, seating, flexible spaces for events
and landscaping.

Relevance to Moreau Mews Applecross
James Street Mall is a linkage, connecting
the Cultural Centre to Beaufort Street and
is surrounded on two sides by built form,
similar to Moreau Mews.

Perth Cultural Centre

Perth

Economy

Size - approximately 4,000m?

Amenities
Grass, seating, flexible spaces for events
and landscaping.

Relevance to Moreau Mews Applecross
The design for Moreau Mews could take
inspiration from the different levels of
seating and creation of a stage that can be
used to hold events such as night markets,
art installations and children’s festivals.

78

slement.

£




Forrest Place
Perth

Size - approximately 4,700m?

Amenities

Water play infrastructure, a flexible space
for events, stage, public art, seating and
limited landscaping.

Relevance to Moreau Mews Applecross
Forrest Place plays a significant role in
Perth, being the primary location for large
events in the metropolitan area. It is not
the most relevant comparison, however

is important to understand the scale in
comparison to how much land should be
used for development compared to public
open space at Moreau Mews.

Elizabeth Quay Island
Perth

Size - approximately 5400m?

Amenities
Play infrastructure, seating, shade and
landscaping.

Relevance to Moreau Mews Applecross
Elizabeth Quay Island plays a tourism role,
rather than servicing existing residents
within the local catchment.

As such it is not the ideal comparison,
however with limited natural shade, we can
take inspiration from the provision of built
shade, in a similar hot urban environment.
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Canning Bridge Activity Centre Strategic Response to Public Open Space Provision

Walyalup Koort

Fremantle

Size - approximately 6,000m?

Amenities

Grass, play infrastructure, seating,
landscaping, public art and a flexible space
for events.

Relevance to Moreau Mews Applecross
While Walyalup Koort is on a significantly
larger scale, the redevelopment of
Moreau Mews could incorporate similar
elements - grassed areas, landscaping,
play infrastructure and public art. It is
recommended given the environment,
that unlike Walyalup Koort, Moreau Mews
implement shade sails in addition to
natural tree canopy providing relief.
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Options Analysis and Costings

Donald Cantt Watts Corke (DCWC) Quantity Surveyors provided high-level costings and square metre rates for five options, based on proposed percentages of the site to be used for
public open space, as opposed to development area. It must be noted that the associated plans should be used to illustrate the percentages of each usage, and do not recommend a
location or configuration for each use. The shape and location of each use should be further analysed in future stages. All scopes, quantities and rates are provisional, therefore the
costings are subject to adjustment.

Summary

The table below illustrates how the Council land at Moreau Mews Applecross could serve a dual role, providing public open space in the short-term by utilising part of the site and
creating a revenue stream in the medium to long-term to help fund the acquisition of additional sites for the purpose of public open space. The mechanisms to acquire additional open
space in the longer term are heavily reliant upon the ongoing income from ground lease or similar, and the acquisition program may struggle without this revenue.

Approximate income over
40-year period

Potential revenue per sqm
Development area Based on land value of $3500 p/

Total cost of public open space (per sqm)

Public open space

area . .
Low spec. Medium spec. High spec. sgm & a ground lease rate of 55% 2023 dollars
1,014.25m? 3,042.75m?
Option 1 $507125 $1,014,250 $2,535625 $585,729 $23.4M
(25% of the site) (75% of the site)
1,338.81m? 2,71819m?
Option 2 $669,405 $1,338,810 $3,347025 $585,729 $209M
(33% of the site) (67% of the site)
2,02850m? 2,02850m?
Option 3 $1,014,250 $2,028,500 $5,071,250 $390,486 $15.6M
(50% of the site) (50% of the site)
2,71819m? 1,338.81Tm?
Option 4 $1,359,095 $2,718190 $6,795,475 $257720 $10.3M
(67% of the site) (33% of the site)
3,042.75m? 1,014.25m?
Option 5 $1,521,375 $3,042,750 $7606,875 $195,243 $7.8M
(75% of the site) (25% of the site)
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Assumptions and Exclusions

The project costings have been calculated based upon the following assumptions and
exclusions.

e Excludes GST.

e Excludes Environmental Offset and Management Plans etc.

e Assumes services infrastructure at site boundary.

e Excludes abnormal ground conditions, contamination etc.

e Excludes major services diversions.

e Excludes major utility upgrades, contributions and headworks.
e Excludes works to any conservation areas.

e Excludes fences to general site.

o Excludes legal costs, site costs, agents fees and finance etc.

e Excludes land purchase costs.

e Costs assume Competitive Tender process with local builders using basic selection of
materials.

e Excludes escalation, therefore all prices are current day.

» Assumes the retention of existing trees where possible.
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Option 1

Total cost of public open space
Public (per sqm)
open Develop-

space Low Medium High ment area
area spec. spec. spec.

1014.25m? 304275m?
$507125  $1014250  $2,535625
(25%) (75%)

Potential revenue
per sqm
Based on land value
of $3500 p/sgm & a
ground lease rate of
55%

$585,729

Approx.
income over
40-year period

2023 dollars

$234M

Option 2

Public
open
space
area

1338.81Tm?
(33%)

Total cost of public open space
(per sqm)

Low Medium High
spec. spec. spec.

Develop-
ment area

$669405  $1338810  $3347025

2,71819m?
(67%)

Potential revenue
per sqm
Based on land value
of $3500 p/sqgm & a
ground lease rate of
55%

$585,729

element.

Approximate
income over 40-
year period

2023 dollars

$209M

Development
75%

Development
67%
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Option 3

Total cost of public open space (per
sqm)

Public
open

Space Medium
Low spec.

creE - High spec.

2,02850m?
(50%)

$1014,250  $2,028500  $5071,250

Develop-
ment area

2,02850m?

(50%)

Potential revenue
per sqm
Based on land value
of $3500 p/sgm &
a ground lease rate
of 55%

$390486

Approx.
income over
40-year period

2023 dollars

$156M

Option 4

Total cost of public open space (per

Public sqm)

open

space Medium
Low spec.

e . High spec.

2,71819m?
(67%)

$1359095  $2718190  $6,795475

Potential revenue

per sqm
Develop-
ment area

Based on land value
of $3500 p/sgm &
a ground lease rate

of 55%
1338.81Tm?
$257,720
(33%)

Approx.
income over
40-year period

2023 dollars

$10.3M

Development
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Option 5

Total cost of public open space (per

Public sqm)

open
Space Medium
Low spec.
spec.

area

3042.75m?
$1521375
(75%)

$3042750  $7606.875

Potential revenue
per sqm
Based on land value
of $3500 p/sgm &

Develop-

ment area
a ground lease rate

of 55%

1014.25m?
$195,243
(25%)

Approx.
income over
40-year period

2023 dollars

$78M
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Canning Bridge Activity Centre Strategic Response to Public Open Space Provision

Canning Bridge Options - Business Case Budget

Low

Medium High

Item Description Quantity i Rate ($) Total ($)

Total ($) Total (§)

101 Allowance for New Building Note Excluded Excluded Excluded

TOTAL BUILDING COST Excluded Excluded Excluded

— I

201 Allowance for Site Clearance 1,000 10,000 10,000 10,000
202 Allowance for demolition of buildings / structures Note Excluded Excluded Excluded
203 Allowance for demolition / removal of hardstandings 1 Sum 50,000 50,000 50,000 50,000
204 Allowance for demolition of asbestos Note Excluded Excluded Excluded
205 Allowance for general earthworks to site 1,000 m? 50 50,000 50,000 75,000
206 Allowance for hard landscaping (assume 50% of site) 500 m? 175 87500 175,000 375000
207 Allowance for soft landscaping / shrubs generally (assume 50% of site) 500 m? 100 50,000 100,000 300,000
208 Allowance for interface with existing pavements 1 Sum 5000 5000 5000 5000
209 Allowance for cross overs complete Note Excluded Excluded Excluded
210 Allowance for play equipment Note Excluded 25,000 50,000
21 Allowance for seating, furniture, bins etc 1 PSum 25,000 25,000 50,000 100,000
212 Allowance for canopy Note Excluded Excluded 150,000
213 Allowance for event type space Note Excluded Excluded 100,000
214 Allowance for signage 1 P.Sum 5000 5000 10,000 20,000
215 Allowance for Main Contractors Preliminaries and Margin 12% Sum 282,500 33900 57000 148,200

External Works & Landscaping Sub Total 316,400 532,000 1,383,200

S0 steSenes

301 Allowance for water points (connected to existing infrastructure) 3 No 2,500 7500 10,000 20,000
302 Allowance for path / ground lighting (connected to existing infrastructure) 1 PSum 25,000 25,000 50,000 100,000

Allowance for small power reticulation through site (connected to existing

803 infrastructure

1 PSum 10000 10,000 20,000 30,000
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Low Medium High
Description Quantity i Rate ($) Total ($) Total ($) Total ($)
304 Allowance for AV /IT to site Note Excluded 25,000 50,000
305 Allowance for general CCTV coverage Note Excluded 25,000 50,000
306 Allowance for Main Contractors Preliminaries and Margin 12% Sum 42500 5100 15,600 30,000
External Services Sub Total 47,600 145,600 280,000
— om0 essz0.
Design Contingencies 500% 364,000 18,200 33,880 83,160
402 Construction Contingencies 500% 364,000 18,200 33880 83160
403 Headworks and Statutory Charges Note Excluded Excluded Excluded
4.04 Building Act Compliance Note Excluded Excluded Excluded
405 Percent for Public Art 100% 364,000 3640 6,776 16,632
406 Land Costs (if applicable) Note Excluded Excluded Excluded
407 Professional Fees 15.00% 364,000 54,600 101640 249480
On-Costs - Sub Total 94,640 176,176 432,432
— _same 209
Escalation

501 Base date of pricing - March 2023

502 Escalation Note Excluded Excluded Excluded

Escalation - Sub Total

6.00 Local Authority Managed Costs

6.01 Special Client Agency Provisions Note Excluded Excluded Excluded
6.02 Project Management Costs 10% 458640 45,864 85,378 209,563
6.03 Administration Fees Note Excluded Excluded Excluded
6.04 Commissioning, Relocation Costs and Disbursements Note Excluded Excluded Excluded
6.05 Land Acquisition & Native Title Compensation (if applicable) Note Excluded Excluded Excluded

Total Local Authority Costs 45,864 85,378 209,563

ESTIMATED GROSS PROJECT (COMMITMENT) TOTAL COST 504,504 939,154 m
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	officer recommendation (4033) APPROVAL
	That the Council:
	1. notes the additional information regarding open space in the Canning Bridge Activity Centre prepared in response to the Council resolution of 18 October 2022;
	2. acknowledges that the additional information regarding open space in the Canning Bridge Activity Centre will inform Council deliberations on the review of the Canning Bridge Activity Centre Plan;
	3. with regard to the City owned land at 13 The Esplanade and 64 Kishorn Road, Mt Pleasant, resolves to:
	a) not progress conversion of the site to public open space.
	b) recommence measures to examine revenue generation options for the site, firstly exploring the merits of the previous ground lease arrangements.
	4. resolves that the lead petitioners for the petition and multi-signature letter received relating to the future use of 13 The Esplanade and 64 Kishorn Road, Mt Pleasant be advised of (3) above;
	5. with regard to City owned land at 50-52 Kishorn Road and 23, 29 and 31 Moreau Mews, resolves to acknowledge the ability for the site to respond well to both open space and revenue generation options and agrees to progress further exploration of dev...



