9@ Government of Western Australia
Development Assessment Panels

Metro North West Development Assessment Panel

Agenda
Meeting Date and Time: 11 June 2018; 9:00am
Meeting Number: MNWJIDAP/215
Meeting Venue: Department of Planning, Lands and Heritage

140 William Street, Perth
Attendance
DAP Members

Ms Karen Hyde (Presiding Member)

Mr Ray Haeren (Deputy Presiding Member)

Mr Jason Hick (A/Specialist Member)

Iltem 8.1

Cr Christine Hamilton-Prime (Local Government Member, City of Joondalup)
Cr Philippa Taylor (Local Government Member, City of Joondalup)

Item 8.2

Cr Giovanni Italiano (Local Government Member, City of Stirling)

Cr Bianca Sandri (Local Government Member, City of Stirling)

Officers in attendance

Iltem 8.1

Mr Blake Eldridge (City of Joondalup)
Mr Chris Leigh (City of Joondalup)

Ms Renae Mather (City of Joondalup)
Item 8.2

Ms Kate Miller (City of Stirling)

Ms Giovanna Lumbaca (City of Stirling)
Mr Greg Bowering (City of Stirling)
Minute Secretary

Ms Andrea Dawson (Department of Planning, Lands and Heritage)
Ms Zoe Hendry (Department of Planning, Lands and Heritage)

Applicants and Submitters

Iltem 8.1
Mr Sean Fairfoul (Rowe Group)

Item 8.2
Mr Neil Teo (Dynamic Planning and Developments)
Mr Reegan Cake (Dynamic Planning and Developments)

Members of the Public / Media

Nil
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1. Declaration of Opening
The Presiding Member declares the meeting open and acknowledges the past
and present traditional owners and custodians of the land on which the meeting
is being held.

2.  Apologies
Mr John Syme (Specialist Member)

3.  Members on Leave of Absence
Nil

4. Noting of Minutes
Signed minutes of previous meetings are available on the DAP website.

5. Declarations of Due Consideration
Any member who is not familiar with the substance of any report or other
information provided for consideration at the DAP meeting must declare that

fact before the meeting considers the matter.

0. Disclosure of Interests

Member Item | Nature of Interest

Mr Ray Haeren 8.1 Impartiality Interest — Mr Haeren is a director and
employee of Urbis.

Vicinity are a client of Urbis, however Mr Haeren
and Urbis have not acted in any capacity for this
site or on this application.

7. Deputations and Presentations

7.1 Mr Sean Fairfoul (Rowe Group) presenting in support of the
application at Iltem 8.1. The presentation will address the support of
the Responsible Authority Report (RAR) recommendation, subject to a
minor madification to the Condition 7 (landscaping plan).

7.2 Mr Neil Teo (Dynamic Planning and Developments) presenting in
support of the application at Iltem 8.2. The presentation will address a
number of the recommended conditions of approval.

7.3 Mr Behnam Bordbar / Mr Robin White presenting in support of the
application at Item 8.2. The presentation will address conditions 2b
and 2d.

The City of Joondalup and City of Stirling may be provided with the opportunity
to respond to questions of the panel, as invited by the Presiding Member.
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8.

10.

11.

Form 1 — Responsible Authority Reports — DAP Applications

8.1  Property Location:
Development Description:
Applicant:

Owner:

Responsible Authority:
DAP File No:

8.2  Property Location:
Development Description:
Applicant:

Lot 1002 Beach Road, Warwick
Re-configuration & addition of supermarket
Mr Sean Fairfoul (Rowe Group)

Vicinity Custodian Pty Ltd

City of Joondalup

DAP/18/01396

Lot 3 (104) Erindale Road, Balcatta
Service Station and Accompanying Take Away
Mr Neil Teo (Dynamic Planning and

Developments)

Owner:
Responsible Authority:
DAP File No:

Joyress Pty Ltd
City of Stirling
DAP/17/01350

Form 2 — Responsible Authority Reports — Amending or cancelling DAP

development approval

Nil

Appeals to the State Administrative Tribunal

Current Applications

LG Name Property Location

Application Description

City of
Stirling

Lots 32, 105 and 400 Tenth
Avenue and Lot 33
Eleventh

Avenue, Inglewood

ALDI Shop and Associated Parking

City of
Stirling

Lot 18 (6) Wanneroo Road,
Yokine

Extension to the Shopping Centre
(Dog Swamp)

City of
Stirling

Lot 356 (152) Scarborough
Beach Road, Scarborough

Mixed Use Development

City of
Stirling

Lot 14691 (2) Plantation
Street, Menora

Retirement Complex

City of
Joondalup

Lots 7 (22), 8 (24) and 9
(26) Monkhouse Way &
Lots 5 (4) and 6 (2) Banks
Avenue, Hillarys

Medical Centre, Office, Restaurant,
Recreation Centre and Child Care
Centre (new mixed use
development)

City of
Wanneroo

Lot 140 (81) Ghost Gum
Boulevard, Banksia Grove

Motor Vehicle Repair

General Business / Meeting Closure

In accordance with Section 7.3 of the DAP Standing Orders 2017 only the
Presiding Member may publicly comment on the operations or determinations
of a DAP and other DAP members should not be approached to make

comment.
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Form 1 - Responsible Authority Report
(Regulation 12)

Property Location: Warwick Grove Shopping Centre
643 Beach Road, Warwick
Development Description: Re-configuration and addition of supermarket
DAP Name: Metro North West JDAP
Applicant: Rowe Group
Owner: Vicinity Custodian Pty Ltd
Value of Development: $2.1 Million
LG Reference: DA18/0299
Responsible Authority: City of Joondalup
Authorising Officer: Chris Leigh

A/Director Planning and Community
Development

DAP File No: DAP/18/01396

Report Due Date: 1 June 2018

Application Received Date: 28 March 2018

Application Process Days: 60 Days

Attachment(s): Attachment 1 — Location Plan

Attachment 2 — Development Plans
Attachment 3 — Landscaping Concept

Officer Recommendation:

That the North West Joint Development Assessment Panel resolves to:

1. Approve DAP Application reference DAP/18/01396 and accompanying plans

Attachment 2 in accordance with Clause 68 of the Planning and Development
(Local Planning Schemes) Regulations 2015 and the provisions of Clause
3.7.2 and clause 4.5.1 of the City of Joondalup District Planning Scheme No.
2, subject to the following conditions as follows:

Conditions

1.

This decision constitutes planning approval only and is valid for a period of two
years from the date of approval. If the subject development is not substantially
commenced within the two year period, the approval shall lapse and be of no
further effect.

All stormwater shall be collected on-site and disposed of in a manner
acceptable to the City.

A full schedule of colours and materials for all exterior parts to the development
(including any retaining walls) shall be submitted to and approved by the City
prior to the commencement of development. Development shall be in
accordance with the approved schedule and all external materials and finishes
shall be maintained to a high standard, including being free of vandalism, to the
satisfaction of the City.

All development shall be contained within the property boundaries.
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Any proposed building plant and equipment, including air conditioning units,
piping, ducting and water tanks shall be located so as to minimise any visual
and noise impact on surrounding landowners, and screened from view from the
street, and where practicable from adjoining buildings. Details shall be
submitted to and approved by the City prior to the commencement of
development. Development shall be in accordance with these approved details.

The vehicle bays, driveways and access points shown on the approved plans
are to be designed, constructed, drained and marked in accordance with the
Australian  Standard for Off-street Commercial Vehicle Facilities
(AS2890.2:2002), prior to the occupation of the development. These bays,
driveways and access points are to be thereafter maintained to the satisfaction
of the City.

Detailed landscaping plans shall be submitted to and approved by the City prior
to the commencement of development. These landscaping plans are to
indicate the proposed landscaping treatment(s) of the subject site and shall:

e Be drawn at an appropriate scale of either 1:100, 1:200 or 1:500;

e Provide new/replacement trees as indicated on the landscape concept
plan.

e Show spot levels and/or contours of the site;

e Indicate natural vegetation to be retained and the proposed manner in
which this will be managed in accordance with the submitted landscape
concept plan;

e Be based on water sensitive urban design principles to the satisfaction of
the City;

e Be based on Designing out Crime principles to the satisfaction of the City;
and

e Show all irrigation design details.

Landscaping and reticulation shall be established in accordance with the
approved landscaping plans, Australian Standards and best trade practice prior
to the development first being occupied and thereafter maintained to the
satisfaction of the City.

Advice Notes

Not applicable

Details: outline of development application

Zoning MRS: Urban

TPS: Commercial
Use Class: Shop
Strategy Policy: N/A

Development Scheme:

City of Joondalup District Planning Scheme

Lot Size:

82961m?

Existing Land Use:

Shop
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The applicant seeks approval for additions and modifications to Warwick Grove
Shopping Centre (Attachment 2 refers). The proposed development works consist of
the following:

¢ Internal modifications to accommodate a new supermarket (ALDI), including
the amalgamation of tenancies to utilise vacant floor space within the
shopping centre.
Increase to Net Lettable Area (NLA) of 130m?2.

¢ A new loading dock in association with the associated supermarket.

o A new loading dock/bay for the existing Kmart as a result of the proposed
modifications to accommodate the new supermarket.

¢ Clearance and regrading of the northern embankment (bushland) allowing for
additional maneuvering movements associated with delivery trucks.

e Applying a geofabric to the regraded area and treating with new landscaping.

Background:
The subject site currently accommodates the Warwick Grove Shopping Centre, and
forms a portion of the Warwick Secondary Centre, as defined under State Planning

Policy 4.2 — Activity Centres for Perth and Peel (SPP 4.2).

Location and context

The proposed development is located centrally within the Warwick Secondary
Centre and is not directly visible from any residential properties (refer to
Attachment 1 — Location Plan).

The Warwick Secondary Centre is located at the corner of Erindale Road and
Beach Road and, with the exception of a site reserved ‘Public Use’ (used for
drainage), is made up of ‘Commercial’ zoned sites. These sites include the
Warwick Grove Shopping Centre, Warwick Commercial Park, Warwick
Entertainment Centre, three City-owned lots and several separate commercial
lots. The Warwick Secondary Centre accommodates over 25,000m2 of shop retail
and a mix of other uses to have a commercial floor space of almost 54,000mz2.

The Warwick Secondary Centre is located within Housing Opportunity Area 1
under the City’s Local Housing Strategy (LHS). The density applicable to
surrounding residential properties (north of Beach Road) is generally R20/40 and
R20/60. Properties opposite the shopping centre immediately south of Beach
Road are located in the City of Stirling and are currently zoned Residential R20,
however a recently advertised amendment proposed to change this to Special
Use — Mixed Use and Residential (RACO).

Previous Council Resolution

At its meeting held on 17 February 2014 (CJ008-02/14) Council resolved that a
structure plan must be developed and approved for the Warwick Activity Centre
before any further significant development occurs. Council agreed that minor
development can be considered prior to a structure plan being prepared. Minor
development was specified as including change of use applications, development
for the purpose of allowing access or the provision of services or infrastructure
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that would not prejudice future development outcomes, minor modifications to
existing buildings and changes to landscaping (amongst other things). The
subject application is considered to be minor development as the development
consists of internal modifications to the shopping centre, minor modifications to
the external northern fagcade of the building, modifications to service access and
clearing/regrading of a bushland area to allow for improved access and
replacement landscaping. The proposed development will not compromise future
development of the site and can therefore be considered prior to the preparation
of a structure plan.

City of Joondalup District Planning Scheme No.2

Clause 3.7.2 of the City of Joondalup District Planning Scheme No.2 (DPS 2) notes
that any major development on land in the Commercial Zone which is wholly or
partly within one of the noted activity centres shall not be approved unless an
activity centre structure plan has been prepared and adopted in accordance with
the requirements of SPP 4.2 and Part 5 of the deemed provisions. The Warwick
Activity Centre ( a secondary centre) is listed within this clause.

The proposed development is not considered to be major development and
results in only a minor (130m?) increase in Net Lettable Area (NLA). Given this
and the previous Council resolution, it is not considered that the proposed works
necessitate preparation of an Activity Centre Plan.

State Planning Policy 4.2 - Activity Centres for Perth and Peel (SPP4.2)

Under SPP 4.2, the Warwick commercial area is designated a secondary centre and
as such, requires an activity centre structure plan to be prepared prior to any major
retail development being undertaken. For the same reasons outlined above the
proposed development is not considered to be major development and therefore the
preparation of an Activity Centre Plan under SPP 4.2 is not required prior to this
development occurring.

Legislation & policy:
Legislation

Planning and Development Act 2005

Planning and Development (local Planning Schemes) Regulations 2015
Metropolitan Region Scheme

City of Joondalup District Planning Scheme No.2 (DPS2)

State Government Policies

State Planning Policy 4.2 - Activity Centres for Perth and Peel
Local Policies

Height of Non-Residential Buildings Local Planning Policy (HNRBLPP)
Notification of Approved Commercial Development Policy

Consultation:
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Public Consultation

Not Applicable

Consultation with other Agencies or Consultants

Not Applicable
Planning assessment:

Local Planning Scheme - DPS2

Iltem Requirement Proposal Compliance
Clause 4.7 of | Side lot Boundary | Shopping Centre | Compliant
DPS2 - Building | Setback to the | additon - 40.2
Setbacks northern lot | metres

boundary - 3

metres Vehicle access -

28.1 metres

Clause 4.8 of DPS2 | 1508 car bays 1642 existing car | Compliant
— Car Parking bays - surplus of

1500 as per 132 car bays

DA15/0620 + 8 bays

(+130m? @ 4/100m?)
Clause 4.12 of DPS2 | Minimum provision of | 16.4% Compliant
— Landscaping 8%

Height of Non-Residential Buildings Local Planning Policy

Iltem Requirement Proposal Compliance
Clause 6 — Building | 12 metre wall height. | 7.232 metres Compliant
Height. 13 metre concealed

roof.

15 metre pitched

roof.

Officer Comments

Landscaping / Regrading of northern bushland.

The applicant seeks to clear a portion of bushland to the north of the proposed
loading docks and service vehicle access area. The clearing is proposed in order to
provide modifications to the vehicle access and egress points, in relation to the
‘Kmart Loading dock’ addition and vehicles servicing the proposed ALDI tenancy.

The proposed regrading works include the clearing of approximately 7157.9m? of
bushland. This results in an additional 1943.6m? of bitumen for the purposes of
vehicles entering and exiting the site to service the tenancies and a regraded area of
approximately 5214.3m?. The regraded area includes the provision of geofabric to
stabilise the earth and planting Acacia Saligna Prostrate (Wattle) tubestock within the
embankment. The selected plant species is a low-level ground cover and is
considered desirable as the area has minimal public surveillance and has
occasionally been subject to anti-social behaviours occurring. An additional, eight
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trees (Corymbia Ficifolia) are to be planted to the north of the regraded embankment
area. The eight trees are proposed in lieu of six trees which are to be removed during
the clearing process.

During the assessment of the application the City requested that the applicant review
the amount of clearing proposed and provide additional landscaping to the northern
embankment as it was considered that the removal of twelve establish trees was
unacceptable. Through this process the applicant has reduced the amount of clearing
by proposing a slightly steeper but stabilised embankment, in order to allow retention
of six established trees that would otherwise have required removal to accommodate
the plan originally submitted by the applicant. During this process the applicant has
also indicated that additional landscaping would be introduced as noted above.

The proposed works are not significantly visible from the street boundary, are not
adjacent to residential development and are located at the rear of the shopping
centre away from public areas. Therefore, the City considers the clearing works be
acceptable, however requests that a detailed landscaping plan be provided prior to
the commencement of development to ensure that the landscaping works are
undertaken to the satisfaction of the City.

Options/Alternatives:

Not applicable

Council Recommendation:

Not applicable

Conclusion:

The proposed commercial development at Warwick Grove Shopping Centre is
compliant with the City’s DPS2 and does not constitute a scale of development that
would trigger the preparation of an Activity Centre Plan pursuant to Council’s
previous resolution, or State Planning Policy 4.2 Activity Centres for Perth and Peel.

Therefore, it is considered appropriate that the development be approved subject to
conditions.
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Subject Area
of Redevelopment

Subject Lot
Warwick Grove Shopping Centre
Lot 1002 Plan 44628
643 Beach Road, Warwick

of 20 40 Meters
Joondalup

lot1002_643-beach-28052018




[

ATTACHMENT 2 - DEVELOPMENT PLANS
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ATTACHMENT 2 - DEVELOPMENT PLANS
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ATTACHMENT 3 - LANDSCAPING PLAN
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Government of Western Australia
Development Assessment Panels

Form 1 - Responsible Authority Report

(Regulation 12)

Property Location:

Lot 3, House Number 104 Erindale Road,
Balcatta

Development Description:

Mixed Use Commercial Development -
Service Station and Accompanying Take
Away

DAP Name: Metro North-West JDAP

Applicant: Dynamic Planning and Developments
Owner: Joyress Pty Ltd

Value of Development: $3 million

LG Reference: DA17/2483

Responsible Authority:

City of Stirling

Authorising Officer:

Ross Povey, Director Planning and
Development

DAP File No: DAP/17/01350
Report Due Date: 31 May 2018
Application Received Date: 21 December 2018
Application Process Days: 60 Days

Attachment(s):

Attachment 1
Development Plans (all received 30 October
2017 unless otherwise stated)

1) Site Survey (Joyr-170619)

2) Demolition Plan (DAO1)

3) Site Plan (DA02)

4) Site Plan with levels (DAO3)

5) Floor Plan (DAO4)

6) Floor Plan (DAQ9)

7) Elevations (DAO5)

8) Signs (DAQ7)

9) Signs (DA08)

10) Landscaping Plan

11) Perspectives (DA06)

12) Transcore Turn Path Diagrams

(sk02b)
13) Transcore Turn Path Diagrams (sk4b)

Attachment 2
Aerial Location Plan

Attachment 3
Metropolitan Regional Scheme (MRS)
Zoning Map

Attachment 4
City of Stirling Local Planning Scheme No. 3
(LPS3) Zoning Map

Attachment 5
Applicant’s Planning Report
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Attachment 6
Applicant’s Traffic Impact Assessment

Attachment 7
Applicant’'s Additional Justification dated 16
March 2018

Attachment 8

Comments from Department of Water and
Environmental Regulation dated 8 March
2018

Officer Recommendation:

That the Metro North-West JDAP resolves to:

Approve DAP Application reference DAP/17/01350 and accompanying plans
(Attachment 1) for a Mixed Use Commercial Development - Service Station and
Accompanying Take Away at Lot 3, House Number 104 Erindale Road, Balcatta, in
accordance with Schedule 2, Clause 68 (2) of the Planning and Development (Local
Planning Scheme) Regulations 2015 subject to the following conditions:

Conditions

1. The development is to comply in all respects with the attached approved
plans, as dated, marked and stamped, together with any requirements and
annotations detailed thereon by the City. The plans approved as part of this
application form part of the planning approval issued.

2. Revised development plans, to the satisfaction of the City of Stirling shall be
submitted to address the following:

a.

Reduced gross floor area of 50m? and provide an additional 50m? of
landscaping so as to satisfy the objectives of Local Planning Policy 6.6
— Landscaping and requirements of Local Planning Policy 6.7 —
Parking and Access;

The blade walls and associated signs attached to the Service Station
and Fast Food Outlet abutting Balcatta Road are to be removed so as
to satisfy the objectives of Local Planning Policy 6.1 — Advertising
Signs;

The Created Roof signs attached to the Fast Food Outlets are to be
no greater than 3.0m? in area so as to satisfy the requirements of
Local Planning Policy 6.1 — Advertising Signs;

The Ground Based directional sign associated with the Service Station
is to be removed so as to satisfy the objectives of Local Planning
Policy 6.1 — Advertising Signs;

The Ground Based direction signs associated with the Drive Through
Fast Food Outlet are to be no higher than 1.2 metres so as to satisfy
the requirements of Local Planning Policy 6.1 — Advertising Signs

The Monolith sign located on Balcatta Road is to be no higher than
6.0m and no wider than 2.0m so as to satisfy the objectives of Local
Planning Policy 6.1 — Advertising Signs.

The revised plans are to be provided to the City at or before the time an
application is made for a building permit.
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10.

11.

12.

13.

14.

15.

16.

Prior to the commencement of the approved uses 51 car parking bays and
related access ways as shown on the approved plans shall be constructed
and thereafter maintained in accordance with the relevant Australian
Standards for off street parking.

The development shall be provided with one disabled car bay on site and be
provided in compliance with the requirements of Australian Standards AS
2890 — Parking Facilities Part 1: Off-street car parking.

The proposed crossover/s shall be designed and constructed in accordance
with the City of Stirling’s Crossover Policy to the satisfaction of the City of
Stirling.

Any existing crossovers not included as part of the proposed development on
the approved plan are to be removed. New kerbing and verge to be reinstated
to the satisfaction of the City of Stirling.

The illumination of the proposed signage shall not flash, pulsate, chase, or
otherwise cause a nuisance to an adjoining site or the local area to the
satisfaction of the City of Stirling.

Prior to the occupation of the development, nine (9) advanced trees must be
planted on site in the area indicated on the development plans and be
maintained thereafter.

The trees Lagerstroemia Indica and Corymbia Ficifolia (of regular sized
varieties, rather than the proposed dwarf varieties) shall be planted.

One (1) additional shade tree is required on site along the Balcatta Road
frontage in accordance with Local Planning Policy 6.6 — Landscaping.

All signs are to be related to the services and products available from the
premises.

Stormwater from all roofed and paved areas to be collected and contained on
site.

Pedestrian pathways providing wheelchair accessibility connecting all entries
to buildings with the public footpath and car parking areas, to comply with
Australian Standards AS/NZS1428.1-2009 (Design for access and mobility —
General requirements for access — New building work).

A minimum of eight (8) bicycle parking bays shall be provided on site prior to
occupation of the development. The design and construction of the bike bays
shall be in accordance with Australian Standards AS 2890.3-1993 Parking
Facilities Part 3: Bicycle Parking.

Lighting to be provided under all awnings, in all parking areas, service areas,
of all footpaths, of all entry points and of key elements and features of the
building and landscaping.

Any outside lighting to comply with Australian Standards AS 4282-1997 for

the control of obstructive effects of outdoor lighting and must not spill into any
adjacent residential premises.
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17.

18.

19.

All ground floor external walls and retaining walls are to be treated with an
anti-graffiti coating to reduce the likelihood of graffiti and improve ease of
graffiti removal.

No goods or materials being stored, either temporarily or permanently, in the
parking or landscape areas or within access driveways. All goods and
materials are to be stored within the buildings or storage yards, where
provided.

A Site Management Plan shall be submitted to the City of Stirling prior to
commencement of works. The Site Management Plan shall address dust,
noise, waste management, storage of materials, traffic and site
safety/security. The Site Management Plan is to be complied with for the
duration of the construction of the development.

Advice Notes

1.

All street trees adjoining the subject land that are not conditioned for removal
are to be retained and protected throughout the duration of the development.
Should these trees die, decline, be damaged or are removed, charges will
apply as per the City’s Street and Reserve Tree Policy. Part of or all of your
Verge Bond may be retained to cover the associated costs and further
penalties and/or legal action may occur.

With respect to the Advanced Trees, an Advanced Tree is defined in Local
Planning Policy 6.11 as: a tree which requires planting in at least a 90 litre
container or greater size and which is at least 2 metres in height and at least
2 years of age.

All works within the road reserve require separate approval through the City's
Engineering Design Business Unit.

All construction works to comply with the requirements of the Environmental
Protection Act 1986 and the Environmental Protection (Noise) Regulations
1997.

The level of noise emanating from all fixed plant and equipment installed at
the premises not to exceed that prescribed in the Environmental Protection
Act 1986 and Environmental Protection (Noise) Regulations 1997.

Delivery times to be restricted between 7.00am and 7.00pm Monday to
Saturday and not on a Sunday or Public Holiday.

Full plans and specifications of the food premises are to be submitted with the
building licence for a separate Health assessment and approval. The
application must be in accordance with the Food Act 2008 and the Australia
New Zealand Food Standards Code. following details will be required to
support the application:
a. Two copies of scale floor plans showing the position of all fixtures and
equipment (scale 1:50);
b. Two copies of scaled sectional elevation plans showing the position of
all fixtures and equipment;
c. Finishes of every wall, floor and ceiling;
d. Indication of hot and cold water supply and waste water services;
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e. Mechanical exhaust ventilation;

f. Location of all sinks including hand washbasins;

g. Grease trap — where applicable and in accordance with Water
Corporation (Trade Waste Section) requirements;

h. Bin storage enclosure with wash down facilities.

8. Any fixtures like coffee machines must be connected to sewer.

9. The design and construction of the all food premises must provide adequate
space for which the premises is used.

10. Details of the level and type of food preparation are to be provided.

11. The designated hand wash basin/s must be a minimum of 11L in capacity and
is requires to have an instant supply of warm water through a single outlet at
all times.

12. Sufficient hand wash basin/s are required to be installed in each food
premises.

13. An Environmental Health Officer is to be contacted to arrange a final
inspection prior to commencement of trade.

14. The Food premises must complete a Food Premises Notification-Registration
Form and return to the City.

15. The bin enclosure is required to comply with the requirements of the City’'s
Waste Management Local Law 2010 and must be large enough to handle the
waste produced from the premises.

16. Waste collections to be restricted between 7.00am and 7.00pm Monday to
Saturday or 9.00am and 7.00pm on Sundays and Public Holiday.

17. Any outside lighting to meet Australian Standards AS 4282-1997 for the
control of obstructive effects of outdoor lighting and must not spill into any
residential premises.

18. Ensure that all aspects of the City’s Local Law relating to the Prevention and
Abatement of Dust and Liquid Waste are complied with both during and after
demolition.

Background
Zoning MRS: Industrial
TPS: Mixed Business
Use Class: Service Station, Restaurant, Fast Food Outlet
and Drive Through Fast Food Outlet
Strategy Policy: Not Applicable
Development Scheme: Local Planning Scheme No.3
Lot Size: 5,025m°
Existing Land Use: Showrooms
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The subject site is located in the local municipality of Stirling, approximately 13km
north of the Perth CBD and is bounded by Balcatta Road to the north, Erindale Road
to the east and private commercial lots to the south and west (refer Attachment 2).
The immediate locality is characterised by Showroom / Warehouse development.

The subject site is zoned ‘Industrial’ under the Metropolitan Regional Scheme (MRS)
and ‘Mixed Business’ under the City of Stirling’s Local Planning Scheme No. 3 (LPS
3). The site is currently occupied three (3) showroom tenancies.

The application is briefly described as follows:

e Demolition of the existing Showroom structures; and
e Construction of the following:

0 A Service Station which includes a retail building, eight (8) bowsers
with a canopy and an air and water station;

0 A Restaurant with a Drive Through Fast Food component;

0 Three (3) Fast Food Outlets;

o0 51 parking bays, plus eight (8) working bays and 15 drive through
bays;

o Eight (8) bicycle bays;

o Two (2) monolith signs, 14 created roof signs, three (3) ground based
(directional) signs, eight (8) ground base (menu board) signs, one (1)
projecting sign and two (2) wall signs;

0 677.5m?of Landscaping;

0 The upgrade of two (2) existing crossovers; and

0 The upgrade of the Balcatta Road median island to allow right turns
when exiting the site.

Legislation & policy:
Legislation

Planning and Development Act 2005

Metropolitan Region Scheme (MRS)

Planning Scheme No. 3 (LPS3)

Planning and Development (Local Planning Schemes) Regulations 2015

State Government Policies

¢ State Planning Policy 2.7 — Public Drinking Water Source

Local Planning Policies

The following Local Planning Policies are applicable to the development:

Local Planning Policy 4.4 — Mixed Business Design Guidelines
Local Planning Policy 6.1 — Advertising Signs

Local Planning Policy 6.2 — Bicycle Parking

Local Planning Policy 6.3 — Bin Storage Areas

Local Planning Policy 6.6 — Landscaping

Local Planning Policy 6.7 — Parking & Access

Local Planning Policy 6.11 — Trees and Development
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The following extracts of LPS3 and Local Planning Policies are relevant to the
determination of the application.

Local Planning Scheme No. 3

Local Planning Scheme No. 3 (LPS3) provides the following objectives for the Mixed
Business Zone:

a) To facilitate a development mix of showrooms and service industry of a higher
aesthetic quality located on major traffic routes;

b) To provide a more intense commercial business development form within
established industrial areas of the City; and

c) To ensure that traffic management, road safety, site access, onsite parking,
building design and streetscape appearance are not compromised.

Clause 6.5 Gwelup Water Protection Area Special Control Area

The subject site is located within the Gwelup Water Protection Area Special Control
Area and is subject to the following objectives:

a) To provide a basis for the protection of the water resource through the control
of activities which have the potential to adversely affect the quality of water
supplies for public use.

b) To manage the risk of pollution of the water source, which is required to co-
exist with other land uses such as residential, commercial and industrial
development.

Local Planning Policy 4.4 — Mixed Business Design Guidelines

The City’s Mixed Business Design Guidelines policy (LPP 4.4) provides the following
objectives:

e To facilitate a development mix of showrooms and service industry of a higher
aesthetic quality located on major traffic routes.

e To provide a more intense commercial business development form within
established industrial areas of the City.

e To ensure that the Mixed Business areas are accessible by all modes of
transport.

e To create attractive and well maintained landscaped areas between the
setback line and the street; and

e To ensure that buildings facing the street maintain an attractive facade that
enhances the amenity of the streetscape.

Local Planning Policy 6.1 — Advertising Signs

The City’s Advertising Signs policy (LPP 6.1) provides the following objectives:
e To ensure that the display of advertisements on private sites does not

adversely impact on the amenity of surrounding land;
e To avoid a proliferation of signs on individual sites and buildings;
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e To improve the streetscape of major roads;
Encourage the rationalisation of advertising signs on individual premises;

e Encourage the incorporation of advertising signs into the design consideration
of buildings;

e To ensure that signs are not discriminatory or offensive; and

e To ensure that signs only relate to services and products on the site.

Planning Policy 6.2 — Bicycle Parking

The City’s Bicycle Parking policy (LPP 6.2) provides the following objectives:

¢ To facilitate the development of adequate bicycle parking facilities;
e To ensure the provision of end of journey facilities; and
e To encourage the use of bicycles for all types of journeys.

Local Planning Policy 6.3 — Bin Storage

The City’s Bin Storage policy (LPP 6.3) provides the following objectives:
e To provide sufficient space for the storage of bulk refuse bins; and
e To ensure that bin areas are screened from the street and are in harmony
with the materials and finishes of the building.

Local Planning Policy 6.6 — Landscaping

The City’s Landscaping policy (LPP 6.6) provides the following objectives:

e To promote improved landscaping provision and design;

e To improve the visual appeal of development, screen service areas and
provide a buffer to boundaries;
To provide shade and ‘green relief’ in built up areas; and

e To promote more environmentally sustainable landscaping.

Local Planning Policy 6.7 — Parking and Access

The City’s Parking and Access Policy (LPP 6.7) provides the following objectives:

To facilitate the development of adequate parking facilities;

e To ensure safe, convenient and efficient access for pedestrians, cyclists and
motorists;

e To ensure that a major parking problem is unlikely to occur;

e To ensure that car parking areas and access ways do not have a detrimental
impact on the character and amenity of an area; and

e To ensure that an oversupply of parking does not occur that discourages
alternative forms of transport and is detrimental to the urban design and
character of the locality.

In the event of a parking shortfall, reciprocal parking arrangements, up to the full

parking requirement as specified by the Parking Policy, may be considered where the
Council is satisfied that:
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a) Demand for parking by the various uses proposed will not unreasonably
coincide;

b) The parking facilities serving the proposed uses will be located on the one lot,
or if located on a separate lot, the parking arrangements are permanent (e.g.
through an easement, amalgamation, legal agreement, restrictive covenant or
any other formal arrangement acceptable to Council);

¢) Parking demand both in the immediate and long term can be satisfied; and

d) No substantial conflict will exist in the peak hours of operation of the uses for
which the reciprocal parking arrangements are proposed.

Local Planning Policy 6.11 — Trees and Development

The City's Trees and Development policy (LPP 6.11) provides the following
objectives:

e To promote and facilitate development that enables existing significant trees
to be retained;

¢ To minimise the removal of significant trees on zoned land as a consequence
of development;

e To protect significant trees which are to be retained on zoned land and
existing street trees during the demolition and construction phase of
development;

e To ensure appropriate advanced trees are planted which are suited to their
environment and location where significant trees have been removed or do
not exist on zoned land;

e To ensure suitable advanced trees are planted on verges forming part of the
road reserves abutting a development site where street trees have been
removed;

e To protect and increase the long term viability of City trees on verges
adjacent to development sites; and

e To preserve the existing streetscapes within the City.

Clause 67 of Planning and Development (Local Planning Scheme) Reqgulations 2015
— Matters to be considered by Local Government

The City is to have due regard to the matters contained under Clause 67 of the
Planning and Development (Local Planning Scheme) Regulations 2015 when
exercising its discretion and the following matters are considered most relevant to
this application:-

a. the aims and provisions of this Scheme and any other local planning
scheme operating within the Scheme area,;

c. any approved State planning policy;

g. any local planning policy for the Scheme area;

m. the compatibility of the development with its setting including the
relationship of the development to development on adjoining land or on
other land in the locality including, but not limited to, the likely effect of the
height, bulk, scale, orientation and appearance of the development;

n. the amenity of the locality including the following

i. environmental impacts of the development;
ii. the character of the locality; and
iii. social impacts of the development;
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p. whether adequate provision has been made for the landscaping of the
land to which the application relates and whether any trees or other
vegetation on the land should be preserved;

s. the adequacy of — (i) the proposed means of access to and egress from
the site; and (ii) arrangements for the loading, unloading, manoeuvring
and parking of vehicles; and

t. the amount of traffic likely to be generated by the development,
particularly in relation to the capacity of the road system in the locality
and the probable effect on traffic flow and safety.

u. the availability and adequacy for the development of the following —

i. public transport services;
ii. public utility services;
iii. storage, management and collection of waste;
iv. access for pedestrians and cyclists (including end of trip storage,
toilet and shower facilities);
v. access by older people and people with disability;

v. the potential loss of any community service or benefit resulting from the
development other than potential loss that may result from economic
competition between new and existing businesses;

za. the comments or submissions received from any authority consulted
under clause 66;

Consultation:

Public Consultation

Public consultation was not required to be undertaken as part of the assessment for
this application.

Consultation with other Agencies

Referral to Department of Water and Environmental Protection

The Site is within the Gwelup Water Protection Area Special Control Area as
recognised by the City’'s LPS3. The area is located within the Priority 3 Public
Drinking Water Source Area within the Swan-Avon Region. The application was
referred to the Department of Water and Environmental Regulation (DWER). The
DWER has advised they have no objection to the application as per their advice
below:

The proposal is located within the Priority 3 (P3) area of the Gnangara
Underground Water Pollution Control Area. P3 areas are defined and
managed to maintain the quality of the drinking water source for as long as
possible with the objective of risk management. P3 areas occur within Public
Drinking Water Source Areas (PDWSA) where the land is zoned for urban
and commercial or light industrial uses. Within P3 areas, drinking water
sources need to co-exist with higher intensity land uses compared to P1 and
P2 areas. Key elements in the protection of P3 areas include the need for
deep sewerage and implementing best management practices.

According to Water Quality Protection Note (WQPN) 25: Land use

compatibility tables for Public Drinking Water Source Areas (DWER, 2016),
service stations are considered to be compatible with conditions in P3 areas.
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Hydrocarbons, chemicals and other toxic or hazardous substances should be
stored so there is no discernible contamination of groundwater or surface
water. This should include effective secondary barriers to contain the system.
The best management practices in the following water quality protection notes
(WQPN) (available from the DWER’s website) should be taken into
consideration:

o WQPN no. 49: Service stations;
WQPN 56 Tanks for elevated chemical storage;

o WQPN 62: Tanks for underground chemical storage;
¢ WQPN 65: Toxic and hazardous substances;
¢ WQPN 10: Contaminant spills — emergency response.

The above comments have been provided to the Applicant for their consideration.

Internal Referrals

Referrals to the City's City Planning, Parks and Sustainability, Community Safety,
Health Services, Waste Services and Engineering Business Units were undertaken
as part of the City’s assessment, with relevant comments contained further in this

report.

Planning assessment:

The application has been assessed against the City's LPS3 and applicable Local
Planning Palicies. The planning assessment has been broken down into the following
sections:

NooprwdhE

Proposed Land Uses;
Car parking;
Landscaping;
Advertising Signs;
Street Setbacks;
Awnings; and

Bin Storage.

1. Proposed Land Uses

The table below summarises the zoning permissibility of the proposed land uses, as
stated in Table 1 of LPS3.

USE LPS3 ZONING PERMISSIBILITY

Service Station | D | The use is not permitted by the Scheme unless Council has
Restaurant D exercised discretion by granting planning approval.

Fast Food | D

Outlet

Drive Through | D

Fast Food

Outlet
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The provision of the mixed use development is listed as Discretionary under Table 1
of LPS3. An assessment against the objectives of the Mixed Business zone (Clause
4.2 of LPS3) is provided in the table below.

Mixed Business Zone
Objectives

Officer Comments

To facilitate a
development mix  of
showrooms and service
industry of a higher
aesthetic quality located
on major traffic routes.

The application proposes development that will service
the surrounding locality and passers-by.

Compliance with the relevant local planning policies is
discussed in further detail later in this report.

To provide a more intense
commercial business
development form within

The application proposes to increase the number of
tenancies on site, which will service the surrounding
development and passers-by.

established industrial

areas of the City. Compliance with the relevant local planning policies is
discussed in further detail later in this report.

To ensure that traffic | The traffic report and plans submitted with this

management, road safety, | application has been assessed by the City’s technical

site access, onsite | officers.

parking, building design

and streetscape | Compliance with the relevant local planning policies is

appearance are not | discussed in further detail later in this report.

compromised.

It is considered the proposed land uses satisfy the objectives of the zone as
prescribed by Clause 4.2 of LPS3. However, for the reasons detailed later in this
report, it is considered the application proposes overdevelopment of the site,
resulting in insufficient parking and landscaping on site. In the event the Metro North-
West JDAP resolves to approve the application as proposed, conditions in respect to
the relevant Local Planning Policies relating to parking and landscaping will be
required.

The Applicant’s justification against the objectives of the Mixed Business Zone is
provided in Attachment 5.

2. Parking

Table 1 of LPP 6.7 provides the relevant development standards for the number of
car parking bays required for a particular land use. There is no parking ratio listed for
a Drive Through Fast Food Outlet land use. Clause 5.1.1 of the Parking Policy states:

Where an activity or use is not listed in Table 1, the parking ratio will be
determined by Council having regard to the objectives of this policy, similar
uses, surrounding uses and off-site parking availability.

The parking requirements for a Drive Through Fast Food Outlet has always been
assessed by the City on a consistent basis as that of a Fast Food Outlet. In District
Planning Scheme No. 2 (DPS2) (superseded by LPS3 in August 2010), Fast Food
Outlets and Drive Through Fast Food Outlets had the same parking requirement,
being 1 bay per 7m* GFA. When LPS3 was gazetted in August 2010, LPP 6.7 at the
time did provide a parking requirement for “Fast Foods” — this phrase was consistent
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with that used in DPS2 so was continued to be used to assess the parking
requirements for both a Fast Food Outlet and a Drive Through Fast Food Outlet, being
1 bay per 7m* GFA.

However, LPP 6.7 was amended in July 2012, and the new policy now refers to a
“Fast Food Outlet” only. As this is a specific reference to a land use defined by the
Scheme, it is no longer considered to directly apply to a Drive Through Fast Food
Outlet. In the absence of a specific provision under the City’s policy or Scheme, it is
appropriate to apply a standard that is relevant to the use. In this regard, the standard
of 1 bay per 7m? of GFA reflects the historical requirements for the use and remains a
relevant consideration.

LPP 6.7 permits a total onsite car parking concession of 15% as follows:

e 10% - The proposed development in within 400m of a high frequency bus
route; and

e 5% - The proposed development provides a surplus of 6 bicycle parking bays
onsite.

The parking requirements for the proposed development are summarised in the table
below:

USE POLICY PROVISION VARIABLE ‘ BAYS REQUIRED
(mzlbays)

Service Station 3 bays per working bay 8 working bays 24
Restaurant and | 1 bay per 7m® of Gross Floor | 189m? 27
associated Drive | Area
Through Fast
Food Outlet
Fast Food | 1 bay per 7m” of Gross Floor | 292m? 41.7
Outlet Area
Alfresco Dining | 1 bay per 14m® of Gross | 41m° 2.9

Floor Area
Sub-total: 95.6
Concession: -15%
Total required: 81.26 (81)*
Car bays provided: 74%*
Total shortfall: 7 bays

*rounded to the nearest whole number as per Parking Policy provisions
**includes the standard bays, accessible bay, fuelling bays, drive through bays and waiting
bays

Variations to the standards of the Parking Policy are required to be considered
against the objectives of the Policy. The relevant objectives are as follows:-

To facilitate the development of adequate parking facilities;

e To ensure safe, convenient and efficient access for pedestrians, cyclists and
motorists;

o To ensure that a major parking problem is unlikely to occur; and

e To ensure that car parking does not have a detrimental impact on the
character and amenity of a residential area.

The proposed development will result in a frequent turnover of vehicles on site due to

the nature of the proposed tenancies. Customers using the Service Station working
bays will be parked at the bowsers while refuelling and purchasing goods from the
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retail building. Any customers coming to the site to purchase goods from the retalil
shop will only spend a short time in the parking spaces located at the front of the retail
building.

Users of the proposed Drive Through Fast Food Outlet will be using the drive through
area and generally not require to park. The dual lane of the drive through increases
the queuing space, permitting 15 vehicles (including waiting bays) to be queued at
any one time.

The proposed development includes a Restaurant land use which is likely to result in
customers visiting the site for an extended period of time, noting all other tenancies
propose take away services only. Similar to the above, customers will visit the site for
short period of time so as to purchase and collect goods and then leave the site.

The subject site is directly accessed by the existing pedestrian footpath network along
Erindale Road and Balcatta Road. Additionally, the development proposes a surplus
of six (6) bicycle bays. The development will therefore provide safe, convenient and
efficient access for customers visiting the site by all modes of transportation.

Section 9.0 of the Applicant’s Traffic Impact Statement (refer Attachment 5) identifies
the typical parking demands based on the proposed land uses. It is identified that
peak parking periods will be around midday (12pm to 2pm) and on evenings (6pm to
8pm) on both weekdays and weekends. Whilst the findings of the Applicant’s Traffic
Impact Statement suggests that the parking bays available on site can accommodate
the proposed land uses, there are instances where the parking availability will be at or
near capacity. Therefore, should the parking demand be greater than anticipated, it is
likely the proposed development will result in a parking shortfall.

The fuelling stations are bound by parking bays in all directions. Therefore, should
vehicles be required to queue for the fuelling bays, the access ways will be restricted
and the parking bays will not be accessible. Furthermore, additional justification has
not been provided to demonstrate that reciprocal parking arrangements can be
accepted, by way of non-conflicting hours. For these reasons, approval of the
proposed development in its current form may result in a parking shortfall and/or
parking problems on site.

Reduction of 50m? of GFA from the Fast Food Outlets or Drive Through Fast Food
Outlet will bring the site into compliance with the parking standards of LPP 6.7,
thereby minimising the likeness of a major parking problem occurring due to an
undersupply of parking on site.

In light of the above comments, it is considered sufficient parking is not provided to
accommodate the proposed land uses and may result in a parking problem on site.
For this reason, in the event the Metro North-West JDAP resolves to support the
application, a condition to reduce the GFA of a Fast Food Outlet or Drive Through
Fast Food Outlet by 50m? is recommended to ensure sufficient parking is provided
onsite.

3. Landscaping
In accordance with LPP 6.6, a minimum of one-sixth (16.6%) of the gross site area

(5025m?) shall be landscaped. The application proposes 677.5m? (13.5%) of
landscaping on site in lieu of 837.5m? (16.6%).
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The site is also required to provide a 6.0m wide landscaping strip along the primary
street. The application proposes the landscaping strip along the primary street to be
between 1.2m and 8.7m in width, with the subject area being used for the purpose of
vehicle parking.

The application also proposes narrow strips of landscaping which are unlikely to
result in long term growth due to the landscaping strips width and/or location.
Specifically, the landscaping strip to the south of the fuelling bowsers. The Transcore
turning path diagrams (refer Attachment 1) demonstrates that this landscaping strip
conflicts with service vehicles access and therefore has not been included in the
City’'s landscaping calculations.

The Applicant’s justification proposes landscaping within the verge in lieu of onsite
landscaping. However, landscaping within the verge does not meet the intent of the
requirements prescribed by LPP 6.6 by way of providing landscaping on site which
provides buffers to adjacent properties and along the street boundaries.

The majority of the landscaping provided adjacent to the adjoining properties is
between 0.8m — 1.0m in width. Similarly, the width of the landscaping reduces to
1.5m along Balcatta Road and 1.2m along Erindale Road, where 6m is required.
Given the site is prominently located on a street corner, it is considered the proposed
landscaping is inadequate to provide a landscaped buffer between the development,
the street and the adjoining properties.

A significant portion of the site is dedicated to vehicle parking and access areas, at
the cost of sufficient landscaping. Removal of 50m? of GFA would address the
parking shortfall (as detailed further in Section 2 above) whilst also increasing the
amount of space available for onsite landscaping. Specifically, an additional 50m? of
onsite landscaping provided would result in 727.5m? (14.4%) of landscaping being
provided which is closer to the requirements of LPP 6.1 (16.6%).

The City’s technical officers from the Parks and Sustainability Business Unit have
provided the following comments:

¢ Nine (9) of the proposed trees must be 90 Litre pots, not 11 Litre pots (in
accordance with LPP 6.11);

e The trees Lagerstroemia indica and Corymbia ficifolia (regular sized
varieties, rather than the proposed dwarf varieties) must be planted; and

¢ An additional tree is required along Balcatta Road (in accordance with
LPP6.6).

In light of the above comments, it is considered appropriate shade and ‘green relief’
is not provided on site. For this reason, in the event the Metro North-West JDAP
resolves to support the application, a condition to reduce the GFA of a Fast Food
Outlet or Drive Through Fast Food Outlet by 50m? and a condition in respect the size
and species of vegetation to be provided on site are recommended to ensure the
objectives of the relevant landscaping policies are satisfied.

4. Advertising Signs

The proposal includes the following signage:
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o 14 created roof signs with five (5) being on the canopy above the fuelling
bays, one on each of the three (3) Fast Food Outlet facades, one (1) on
the Service Station facade and five (5) on the signage blade walls;

e Three (3) ground based directional signs being 1.55m high and 0.55m
wide;

e Two (2) monolith signs, comprising of one on each street frontage to
display the tenants and the fuel price. The dimensions are as follows:

o0 FErindale Road: 7.5m high, 2.7m wide and 0.57m deep; and
0 Balcatta Road: 9.0m high, 2.0m wide and 0.57m deep; and

e Two (2) wall signs, being 4m® in aggregate and having a maximum

dimension of 2.4m high by 0.8m wide and 1.7m high by 1.2m wide.

The Applicant has advised any signage associated with the Restaurant and Drive-
Through Fast Food Outlet does not form part of this application.

The Objectives of the City’s Local Planning Policy 6.1 Advertising Signs is as follows:

e To ensure that the display of advertisements on private sites does not
adversely impact on the amenity of surrounding land,;

To avoid a proliferation of signs on individual sites and buildings;

To improve the streetscape of major roads;

Encourage the rationalisation of advertising signs on individual premises;
Encourage the incorporation of advertising signs into the design
consideration of buildings;

e To ensure that signs are not discriminatory or offensive; and

e To ensure that signs only relate to services and products on the site.

An assessment of the proposed advertising signs against the relevant provisions of
LPP 6.1 is included below.

Created Roof Signs

The proposed Created Roof signs do not satisfy the provisions of LPP 6.1, as only
one (1) sign is permitted per tenancy, the signs are not to be within 0.5m of any edge
of the fascia and each sign should be limited to 3.0m? in area.

Fast Food Outlets

The proposed created roof signs associated with the Fast Food Outlets do not
comply with the provisions of LPP 6.1 as the application proposes the Fast Food
Ouitlets to be provided with two (2) created roof signs per tenancy, with the first being
located on the front fagade of the tenancy within 0.5m of the edge of the fascia and
having an area between 5.25m? and 6.0m?.

Whilst the signs attached to the fascia of the building are integrated into the design of
the building, it is considered the proposed size of the created roof signs in addition to
the aggregate number of signs proposed will result in proliferation of signage on the
site and dominate the streetscape.

The subject site is in a prominent location, at the corner of a busy intersection. For
this reason, passers-by have good visibly of the site and the proposed variation to
the size of the sighage is not warranted given the prominent location and good
visibly.
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The second created roof sign associated with the individual tenancies is located on
the signage blade wall on the western elevation of the building. The Applicant’s
justification (refer Attachment 5) identifies that these signs are to provide exposure
for drivers heading west long Balcatta Road. However, low traffic speeds along
Balcatta Road in addition to the proposed monolith sign which also includes
advertising for individual tenancies will provide sufficient exposure for vehicles
heading west along Balcatta Road. For this reason, it is considered the proposed
signage located on the blade wall is excessive and will contribute towards the
proliferation of signage on site, which is contrary to the objectives of the policy.

In the event the Metro North-West JDAP resolves to support the application, a
condition requiring the size and number of the proposed created roof signs to be
reduced so as to satisfy the objectives of LPP 6.1 is recommended.

Service Station

The application proposes five (5) created roof signs on the fuelling station canopy,
one (1) created roof sign on the front facade of the building facing the primary street
and one (1) created roof sign on the blade wall facing the primary street. The
proposed created roof signs associated with the Service Station exceed the
maximum number of signs permitted per tenancy. They are also within 0.5m of the
edge of the fascia and therefore do not comply with the provisions of LPP 6.1.

Despite the variation, the proposed signs are considered to integrate with the
building, are appropriate in terms of size and scale and are consistent with typical
branding signage of this type of use. For these reasons, it is considered the proposed
created roof signs associated with the Service Station will not adversely impact on
the visual amenity of the surrounding area.

The proposed created roof sign located on the blade wall results in excessive
signage on the site. For this reason, in the event the Metro North-West JDAP
resolves to support the application, a condition to remove the created roof signs
associated with the blade walls so as to satisfy the objectives of LPP 6.1 is
recommended.

Ground Based Signs

In accordance with LPP 6.1, one (1) ground based sign is permitted per tenancy, with
a maximum vertical dimension of 1.2m and a maximum area of 1.5m°. The
application proposes two (2) directional signs associated with the drive-through and
one (1) directional sign associated with the Service Station. The proposed signs have
a maximum vertical dimension of 1.55m and a maximum area of 0.85m?.

The Applicant’s justification (refer Attachment 5) identifies that

“...the proposed ground based signs contribute to the functionality of the drive
through fast food outlet and are required to direct traffic...”

The Applicant’s justification in relation to the ground based signage for the Drive
Though Fast Food Outlet is supported by the City. However due to the total number
of signs on site, it is considered the size of the directional signs is excessive and
should be reduced to satisfy the requirements of LPP 6.1 so as to minimise
proliferation of signage on site and protect the visual amenity of the streetscape.
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The proposed Service Station is situated in a prominent location and is clearly visible
from both street entrances. The size proposed directional sign associated with the
Service Station is excessive and should also be reduced to satisfy the requirements
of LPP 6.1 so as to minimise proliferation of signage on site and protect the visual
amenity of the streetscape.

For these reasons, in the event the Metro North-West JDAP resolves to support the
application, a condition to reduce the size of the directional signs associated with the
Drive Through Fast Food Outlet and Service Station is recommended.

Monolith Signs

The proposed monolith signs do not meet the provisions of LPP 6.1 as only one (1)
monolith sign is permitted per site. The size of the sign permitted is dependant on the
lot frontage. The Erindale Road frontage is permitted to have a sign no higher than
7.5m and no wider than 2.5m. The Balcatta Road frontage is permitted to have a sign
no higher than 9.0m and no wider than 3.0m. Monolith signs generally are to have a
maximum depth of 0.5m.

The application proposes the monolith sign located on the Erindale Road frontage to
be 7.5m high, 2.7m wide and 0.57m deep. The monolith sign located on the Balcatta
Road frontage is proposed to be 9.0m high, 2.0m wide and 0.57m deep.

Despite the variation, the proposal of two (2) monolith signs are supported for the
following reasons:

e The Monolith Signs are located on separate street frontages and are for the
purpose of advertising fuel prices and tenancies on site;

e The height of the Monolith Signs are consistent with the requirements of the
policy;

e The width and depth of the Monolith Signs (as detailed above) are a minor
variations to the policy requirements and will have no impact on the visual
amenity of the streetscape;

¢ The Monolith Signs will be the only advertising sign recognisable from along
the street due to all other advertising signs being located amongst the
building structures that are setback from the street;

¢ The Monolith Signs do not cause visual clutter of the streetscape; and

¢ The Monolith Signs do not cause any safety issues for passing traffic.

In light of the above, the two (2) proposed Monolith Signs are considered to meet the
objectives of LPP 6.4 and are supported.

5. Street Setbacks

In accordance with LPP 4.4, the building is required to have minimum setback of
20.0m from the Primary Street and Secondary Street. The application proposes a
minimum building setback of 15.8m from the Primary Street (Erindale Road) and
13.45m from the Secondary Street (Balcatta Road).

The table below details the City’s comments in relation to each policy objective.

LPP 4.4 OBJECTIVES OFFICER COMMENT
To facilitate a | The development proposes a mix of tenancies which will
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development mix  of
showrooms and service
industry of a higher
aesthetic quality located
on major traffic routes.

service the surrounding development and traffic passing
by. The site is located on a high frequency traffic route
and is accessible by all modes of transportation.

For these reasons, it is considered this objective is
satisfied.

To provide a more
intense commercial
business  development

form within established
industrial areas of the
City.

The application proposes to increase the number of
tenancies on site, which will service the surrounding
development and passers-by.

Compliance with the relevant local planning policies is
discussed in further detail later in this report.

To ensure that the Mixed
Business areas are
accessible by all modes
of transport.

The application proposes access for vehicles, bicycles
and pedestrians. The site is also located along a high
frequency bus route and is considered to be accessible
by all modes of transportation.

For these reasons, it is considered this objective is
satisfied.

To create attractive and
well maintained
landscaped areas
between the setback line
and the street.

The provision of landscaping is discussed in further
detail later in this report.

To ensure that buildings
facing the street maintain
an attractive facade that
enhances the amenity of
the streetscape.

The primary street setback variation is caused by the
canopy above the fuelling bays which is an open
structure, allowing the main building to be visible from
the street.

The main building is setback 37.2m from the primary
street and is comprised of large openings, awnings over
entrances and incorporates the use of different colours
and materials. It is considered the building addresses
the primary street and will maintain an attractive facade
that enhances the visual amenity of the streetscape.

Similarly, the buildings facing the secondary street is
comprised of shop openings which address the street by
way of large opening, awnings and the use of different
colours and materials.

The minimum setback to the secondary street of the
existing buildings on the subject site and adjacent
property (2 Mumford Place, Balcatta) is 8.2m and 8.5m,
respectively. Therefore, it is considered the proposed
secondary street setback of 13.45m is comparable to
the existing development within the locality and will not
have an adverse impact in terms of bulk or scale on the
streetscape.

For these reasons, it is considered this objective is
satisfied.
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The Applicant’s justification in regard to the Street Setbacks is provided in
Attachment 5.

6. Awnings

In accordance with LPP 4.4 awnings are required to be a minimum width of 1.5m to
provide weather protection for pedestrians. The application proposes an awning
around the petrol station with a minimum width of 1.3m.

The 0.2m variation is considered to be minor and will not affect the functionality of the
awning or have a detrimental impact in terms of weather protection for pedestrians.
For this reason, the proposed awning width variation is considered to meet the
objectives of LPP 4.4 and can be supported.

7. Bin Storage Areas

In accordance with LPP 6.3, bin store areas are required to have a minimum width of
3.5m. The Restaurant and Drive Through Fast Food Outlet bin store proposes a
minimum width of 2.8m and the Fast Food Outlet shared bin store proposes a
minimum width of 2.9m.

The table below details the City’s comments in relation to each policy objective.

LPP 6.3 OBJECTIVES \ OFFICER COMMENT

To provide sufficient
space for the storage of
bulk refuse bins; and

The City’s Bin Storage Area policy requires bin stores to
be no less than 10m?% As both bin store areas satisfy
this requirement and no concerns were raised by the

City’s technical officers of the Waste Services business
unit, it is considered sufficient space is available for the
storage of bulk refuse bins.

The bin store areas have been design so as to be
screened from the street and be integrated with the
building they are attached to. It is therefore considered
the bin store areas will have no adverse impacts on the
visual amenity of the development.

To ensure that bin areas
are screened from the
street and are in
harmony with the
materials and finishes of
the building.

As outlined above, the proposed variations satisfy the relevant policy objectives and
are therefore supported.

Conclusion:

The subject site is zoned Mixed Business under the City’'s LPS3. The proposed
development is generally consistent with the applicable planning framework and
objectives of the relevant Local Planning Policies, with the exception of vehicle
parking, landscaping and signage.

As identified within the comments above, it is considered the application proposes
insufficient parking and landscaping as well as an excessive number of signs.
Therefore, the application is recommended for approval, with appropriate conditions
so as to ensure the development is consistent with the intentions and objectives of
the City’s planning framework.
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LOT 104 ERINDALE ROAD, BALCATTA

PROPOSED BALCATTA ROAD DRIVEWAY CROSSOVER
Austroads 2013: 12.5m SU Truck
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Vehicle Body t17.290.sk02b
Wheel Path SCALE 1:500 @A3

500mm Clearance I 30.04.2018
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Attachment 2 — Aerial Location Plan




Attachment 3 — Metropolitan Regional Scheme (MRS) Zoning Map




Attachment 4 - Local Planning Scheme No.3
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Our Ref: 743

14 December 2017

Chief Executive Officer
City of Stirling
PO Box 1533

Osborne Park WA 6916

Attn: Nick John - Sepior Planning Officer

Dear Sir/Madam,

Dynamic Planning and Developments Pty Ltd act on behalf of the registered proprietor of
Lot 3 (No. 104) Erindale Road, Balcatta (herein referred to as the ‘subject site’) in support
of an Application for Approval to Commence Development for a Service Station, a Drive
Through Fast Food Qutlet and Restaurant and three (3) Fast Food Outlets.

For submission purposes, we provide the following information as part of this
submission:

¢ Copy of the applicable Certificate of Title pertaining the subject site (Attachment
1);

Development Plans depicting the proposed works (Attachment 2);

Landscaping Plan (Attachement 3);

Traffic Impact Assessment (Attachment 4)

Completed and Signed Application for Planning Approval forms;

This detailed assessment and justification of the development application; and

A completed Credit Card Authorisation Form for the relevant application fee of
$12,739.00

The sections below will explain the details of the proposal further.

| Suite 15/29 Collier Road Morley

A 6062 | P.O. Box 688 Inglewood WA 6932 1(08) 9275 4433 [(08) 9275 4455

I

admin@dynamicplanning.net.au

Il ) | ‘ : R} . 1 Ul Ul W

www.dynamicplanning.net.au




SITE DETAILS

Legal Description

Lot 3 (No. 104) Erin
is wholly contained

The subject site has

PLANNING

MENTS

dale Road, Balcatta is legally described as “Lot 3 on Plan 53280” and
on Volume 1489; Folio 351.

a total area of 5,025m?.

A copy of the Certificate of Title pertinent to the subject site is contained in Attachment

1.

Regional & Local C

The subject site is lo
of Balcatta. The site
Scheme No.3 (LPS 3

ontext

cated within the municipal locality of the City of Stirling in the suburb
is zoned ‘Mixed Business’ under the City of Stirling Local Planning

).

The subject site is afforded the luxury of two (2) street frontages on Erindale Road and

Balcatta Road. The
Mitchell Freeway w
of the Metropolitan

Due to the subject s
Perth Metropolitan

Figure 1 depicts the

The subject site is 3
comprises of an arrg
industry. In additio
Mixed Business use
traffic throughout th

The subject site is ez
and Balcatta Road a
wider metropolitan

Figure 2 depicts the

subject site is also within close proximity of Reid Highway and the
hich are reserved as ‘Primary Regional Roads’, under the provisions
Region Scheme (MRS).

te’s access to the aforementioned regional road network, the greater
Region can be accessed with ease and efficiency.

subject site within its regional context.

ituated within the established industrial area of Balcatta. The area
1y of industrial uses including warehouses, storage facilities and light
n to the surrounding industrial uses, there is also a prevalence of
along key transport routes that benefit from the large volumes of
le area.

sily accessible by virtue of its location on the corner of Erindale Road
nd as such, is afforded with excellent exposure and connections to the
road network.

subject site within its local context.

| Suite 15/29 Collier Road Morley WA 6062 | P.O. Box 688 Inglewood WA 6932 1 (08) 9275 4433 (08) 9275 4455
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Figure 1 - Regional Context of Subject Site
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sure 2 - Local Context Aerial View of Subject Site
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Existing Use

Currently the subject site is occupied by a two (2) storey mixed use commercial
development that includes a range of ‘Office’ and ‘Showroom’ uses.

Currently the site is|accessible via three separate crossovers with a left in, left out cross
over on Erindale Road and both a left in left out and a full access cross over on Balcatta
Road. Service vehidles presently access the site from Balcatta Road with the service
entries located at the rear of the property on the western boundary.

The existing buildings are quite old in appearance and are setback a distance of 18m from
Erindale Road and Gm from Balcatta Road. Images of the subject site have been provided
below in figures

Figure 3 - Image of the subject site from the Erindale/Balcatta Road intersection. |

| Suite 15/29 Collier Road Morley WA 6062 | P.O. Box 688 Inglewood WA 6932 1 (08) 9275 4433 |(08) 9275 4455
]

admin@dynamicplanning.net.au www.dynamicplanning.net.au
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Figure 4 - Image of the subject site from the existing Erindale Road crossover.

PROPOSAL:

This development application is seeking approval for a Service Station, a Drive through
Fast Food Outlet and Restaurant and three (3) Fast Food Outlets, the layout of the
proposed development has been outlined in the accompanying Development Plans
(Attachment 2).

The proposed development seeks to maximise the sites development potential and take
full advantage of its great proximity at the corner of two major roads. The proposed
development is also|consistent with the ‘Mixed Business’ zoning and will replace an aging
development which|will improve the functionality and general appearance of the site.

A brief summary of the proposal has been provided below with a more in-depth overview
and analysis in succeeding sections.

Five (5) separate commercial tenancies which includes a 7-Eleven service station;
A fuel canopy that is capable of servicing eight (8) vehicles at any one time;

A 13 car dual lane drive through area;

Three (3) separate loading bays;

Air and water facilities; and

75 onsite car bays inclusive of the 13 car drive though, 2 waiting bays, 8 filling
stations and the air and water bay.

® @ o o o o

| Suite 15/29 Collier Road Morley WA 6062 | P.O. Box 688 Inglewood WA 6932 1(08) 9275 4433 |(08) 9275 4455

admin@dynamicplanning.net.au www.dynamicplanning.net.au
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In addition to the a
been summarised b

bove the proposed opening hours for the respective tenancies have
elow:

7-Eleven: 24
Proposed Dr
Proposed Fa

° Tk

ive Through Fast Food Outlet/Restaurant: 10am to 11pm
st Food Outlets: 8am to 10pm

Land Use and Permissibility

Metropolitan Region Scheme

The subject site is zoned ‘Industrial’ under the provisions of the Metropolitan Region
Scheme (MRS). It is noted that the subject site is not affected by, nor does it abut an MRS
road reserve as displayed in Figure 5 below.

Subject Site

The proposed deve
zoning and warrant

lopment is considered to be consistent with the ‘Industrial’ MRS
s approval.

| Suite 15/29 Collier Road Morley W

admin@dynamicplanning.net.au
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City of Stirling - Local Planning Scheme No. 3

Objectives of the Miked Business Zone

The subject site falls within the area covered by the City of Stirling Local Planning Scheme
No. 3 (LPS No. 3). Under the provisions of LPS No. 3, the subject site is zoned ‘Mixed
Business’. The objedtives of the ‘Mixed Business’ zone as stated within LPS No. 3 are to:

a) To facilitate| a development mix of showrooms and service industry of a
higher aesthetic quality located on major traffic routes;

b) To provide @ more intense commercial business development form within
established industrial areas of the City.

c) To ensure that traffic nanagement, road safety, site access, onsite parking,
building design and streetscape appearance are not compromised

The proposed development is considered to complement surrounding showroom and
service industrial tises whilst also creating an aesthetically pleasing development
outcome at the corner of two key traffic routes.

In addition to the abpve the proposed development will also intensify the land uses on the
subject site which is in line with the commercial objectives of the ‘Mixed Business’ zone
and shall also provide complementary services to the wider Balcatta Industrial Area.

As is the case with all service station developments, traffic management and movement
throughout the site was of paramount importance in the project planning phase to ensure
that safety, access and parking requirements are met. In order to demonstrate that the
proposed development appropriately addresses traffic management and road safety, a
Traffic Impact Assessment has been prepared by Transcore. This has been discussed
further in succeedirg sections. It is considered that the development outcome proposed
adequately addresses traffic issues whilst also promoting engagement with the
streetscape as much as possible in light of the relevant development standards.

With the above in mind, the proposed development is considered consistent with the

objective of the ‘Mixed Business’ zone and warrants favourable consideration and
approval accordingly.

Zoning Table

Under the provisions of the City of Stirling Local Planning Scheme No. 3 (LPS 3), ‘Service
Station’ is defined as:-
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Service Sta

“...premises
a) th
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m
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The proposed devel
includes a ‘Restaurs
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tion

used for:

e retail sale of petroleum products, motor vehicle accessories and goods
an incidental/convenience retail nature; and

e carrying out of greasing, tyre repairs and minor mechanical repairs to
ptor vehicles, but does not include premises used for a transport depot,
nel beating, spray painting, major repairs or wrecking.”

opment also includes a ‘Drive Through Fast Food Outlet’ use that also
nt’ use aspect and a ‘Fast Food Outlet’ use, which are defined as:-

Drive through Fast Food Outlet:
“...a fast food outlet which includes the sale and serving of food or beverage direct
to persons driving or seated in motor vehicles. The term may or may not include the

preparation
thereof.”

Restaurant;

of food for sale and consumption within the building, or portion

“...premises where the predominant use is the sale and consumption of food and

drinks on th
restaurant |

e premises and where seating is provided for patrons, and includes a
censed under the Liquor Licensing Act 1988.”

Fast Foot Outlet:

“..premises
customers in
premises.”

used for the preparation, sale and serving of food or beverages to
a form ready to be eaten without further preparation, primarily off the

For the purpose of assessing the land use permissibility under the zoning table in LPS 3,

‘Service Station’, ‘Dt
considered the mos
development.

The subject site is
abovementioned us

‘Service Stat

‘Restaurant
‘Fast Food O

Based on the above
of being approved
satisfied on merit.

| Suite 15/29 Collier Road Morley W\

ive through Fast Food Outlet’, ‘Restaurant’ and ‘Fast Food Outlet’ are
t applicable use classes to define the uses proposed as part of this

zoned ‘Mixed Business’ and under the provisions of LPS 3, the
es attract the following classifications:

ion’ is a discretionary (D) use;

‘Drive Through Fast Food Outlet’ is a discretionary (D) use;

is a discretionary (D) use; and
utlet’ is a discretionary (D) use.

mentioned use classifications the proposed land uses are all capable
subject to the development requirements being considered and
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With regard to the
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relevant development requirements, the proposal has been assessed

against the provisigns contained in the following documents:

City of Stirlit
City of Stirli
City of Stirlir
City of Stirlit
City of Stirli

ng - Local Planning Policy 4.3 - Mixed Business Design Guidelines
ng - Local Planning Policy 6.6 - Landscaping

ng - Local Planning Policy 6.3 - Bin Storage Areas

g — Local Planning Policy 6.7 - Parking and Access

g - Local Planning Policy 6.1 - Advertising Signs

Any variations to the relevant development requirements will be noted in red with
justification provided in the succeeding section.

City of Stirling - Lo

[ Planning Policy 4.3 - Mixed Business Design Guidelines

The subject site is located within the Balcatta Industrial Precinct and is zoned ‘Mixed
Business.” In accordance with the subject sites zoning the relevant development
requirements are qutlined in Policy 4.4 - Mixed Business Design Guidelines. Table 1
identifies and addresses the relevant design requirements.

Table 1 - Mixed Business Design Guidelines

Design Requiremeﬁts

] Proposed Developments Compliance

Lot Layout

Minimum Lot Area
e All lots will hav

e a minimum lot

The existing lot is 5,025m2. [t is considered that the

e 30m minimum.

size of 2000m?2. proposed development being considered on the
existing lot is a preferable outcome than if
subdivision were to occur and multiple
developments with more crossovers and a less
holistic approach to redevelopment.
Minimum Width of|Lot

The existing lot width exceeds 30m on both the
Balcatta Road and Erindale Road frontages.

Built Form and Design

Street Setbacks:

¢ 1.5m landscapi
street frontages

e  20m building set
street frontages

e Secondary streg
be reduced to
than 2000mz2.

ng strip on all

back on primary
and

t setbacks may
6m on lots less

The proposed development includes a 1.5m
landscaping strip on both street frontages.

The proposed development achieves an average
20m setback from Erindale Road (Primary Street)
with a minor portion of the fuel canopy being
located inside the setback area due to the
orientation of the lot and buildings.

The proposed development is setback 15m from
Balcatta Road (Secondary Street) in lieu of the
required 20m as the lot size exceeds 2,000m?2.
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Street Fagade
¢ Implement at least three of the
following:
1. Openings;

2. Awnings pver windows;

3. Use of different colours
and textupes; and

4. Indentatipns and
extrusions with details to
break the building into
individual elements.

o The fagade of bujldings facing the
street shall be| constructed of
brick, stone, glass or painted or
rendered concrete;

e The use of taller|parapets and/or
awnings is encouraged above the
entrance of the buildings to
clearly identify the entry point.

The proposed development includes all four of the
listed design elements which leads to a positive
development outcome that engages with the
streetscape.

The external facade of the building will use painted
or rendered concrete and glass for the windows.
The entry to each of the proposed tenancies
includes awnings and also signage to clearly
identify the pedestrian entry and also provide
weather protection.

Corner Sites
¢ Buildings located on corner sites
are encouraged to give additional
prominence to the street corner
by using landmark features such
as:

1. Architectural roof features
that protrude above the
normal rgof line;

2. Increase |parapet heights
with additional detail,
colour and textures; and

3. Increase [the number of
storeys |at the street
corner.

The proposed development has included two large
feature walls that extend above the roofline in
order to give the corner site more prominence
architecturally.

Streetscape Relationship

Activity and Uses:

e Showroom and other active
commercial uses shall be located
on the ground floor level; and

e Office and other non-active uses
shall be located on upper levels.

The proposed development is a single storey
commercial development with a mix of active uses.

Use of Setback Area
e Setbacks shall not be used for the
parking of vehicles that are being
wrecked or repajired, the storage
of materials, | products, by-
products or wastes or the storage

The proposed setback areas will not be used for
any of these purposes, they will simply be used for
the parking of vehicles.
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of fuel, except
tanks; and

e The primary
setback areas
landscaping stri
used for the parj
loading/unloadir
landscaping and
for the storage o

n underground

and secondary
(excluding the
p) shall only be
king of vehicles,
1g, trade display,
access, and not
[ materials.

Weather Protection

along the frontag
facing the
covering the 1.5
in order to

protection for pe

e An awning shall be provided |

As discussed above the proposed development
includes awnings above the entry to all tenancies in
order to provide adequate weather protection.

e of all buildings
rimary  street
m wide footpath
afford weather
destrians.

Access and Parking

Vehicle Access
e All vehicle mowv

forward gear.

able to enter and exit the site in a

ements shall be | ¢ As demonstrated by the vehicle swept paths in the
attached Traffic Impact Assessment, all vehicle
movements can be made successfully on site

including access and egress in a forward gear.

Pedestrian Access
e Pedestrian acces
a footpath, sha
from the parki
entry point of]
development.

s, in the form of | o
Il be provided
hg area to the
the proposed

There are a range of footpaths provided between
the parking area and the buildings including two
zebra crossings to facilitate safe pedestrian
movements.

Crossovers

e A maximum of
shall be permitt
one for entry ang

two crossovers | e
ed for all sites,
1 one for exiting.

Two (2) crossovers are proposed. It is noted that
presently the site has three (3) crossovers and the
proposed development seeks to rectify this non-
compliance and close one crossover.

City of Stirling - Local Planning Policy 6.6 - Landscaping

In accordance with
landscaping plan (A
Policy 6.6 (LPP6.6).
summarised below i

the City of Stirling Landscaping Policy, we have attached a proposed
\ttachment 3) that addresses the requirements of Local Planning
A summary of the requirements that have been addressed has been
n Table 2.

Table 2 - Landscaping Requirements

Landscaping Areas

o All individual
excluding those

minimum width

public car parks, must have a

planting areas, | o
n or adjacent to

The proposed landscaping plan proposes a
minimum width of 1,000mm and will meet the
minimum plantable area of 2m?

in any direction
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of 500mm an
plantable area
metres; and

The inclusion

d a minimum
of two square

of verge areas

(abutting the site) in the overall

landscaping des

gn is required.

The proposed landscaping plan incorporates the
verge area associated with the subject site

Plant Numbers and

Types

All landscaped
required to be
suitable numbe
satisfy the ob
policy (plant n
assessed with d
eventual size

selected). Speg
chosen to su
environment,

required functig
into considerati
landscapes. The
species is encou
water and fertili

areas (beds) are
planted with a
I of plants that
ectives of this
umbers will be
e regard to the
of the species
ies should be
t the climate,
location  and
n whilst taking
on surrounding
use of native
raged to reduce
Ser use.

There are 387 plans proposed as part of the
landscaping plan that we consider to meet the
objectives of LPP6.6.

Reticulation and M

ulching

All landscaped
reticulated unle

areas shall be
ss the applicant

can provide satisfactory evidence

that reticulation
A minimum of

(gravel not per
applied to all lan

is not necessary.
75mm of mulch
mitted) is to be
dscaping beds.

All landscaped areas will be reticulated and
mulched to the satisfaction of the City of Stirling.

Parking Areas

A minimum of 1]
(Minimum 45 lity
11 litre for nativ
open parking art
generally not pe
may interfere wi
and around pat
driveways. Acce
of tree planting
car parking areg
the following ill

tree per 6 bays
re for exotics and
es) is required in
eas. Shrubs are
rmitted as they
ith sight lines in
king areas and
ptable examples
patterns within
1s are shown in
strations.

The proposed landscaping plan includes 47 trees
that will grow to become at least 2m in height
which exceeds the required minimum of 1 tree per
6 parking bays.

Specific Landscapi

Provisions for

Industrial Developments

In the Balcatta Precinct and the
Mixed Business zZone, a minimum
of one-sixth of the gross site area
shall be landscaped. Landscaping
should be provided primarily as

A total of 444m? of landscaping is proposed within
the site boundaries which equals 8.8% of the total
site.
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buffers to adja

and
e In the Balcatta

landscaping str
wide along a

shall be provid
planting bed

cent properties,

and along the street boundary;

Precinct and the

Mixed Business zone, a minimum

p of 6m wide

along a primary road and 1.5m

secondary road
ed, primarily as

The proposed landscaping strip along both the
primary and secondary street frontages is a
minimum of 1.5m.

City of Stirling - Loc

Table 3 below provi

Local Planning Poligy 6.3.

al Planning Policy 6.3 - Bin Storage Areas

des an assessment of the proposed bin store against the provisions of

Table 3 - Assessment of the proposed bin storage area

Bin Storage

e Bin stores s
following minim

all have the
m sizes:

The proposed bin store is 4.5m in width and a total
of 16m? in area.

o Shall ensure tha
is available for
truck to access
manoeuvre.

t adequate space
the bulk refuse
the bin area and

1. 10m?
2.  Width|of 3.5m
Location of Bin Storage Area
e Shall be located behind the | ¢ The proposed bin store is located behind the
building setbacklline; and building setback back line and also behind the

proposed buildings in order to appropriately
screen it from the public streetscape.

The proposed bin store area is easily accessible for
a bulk refuse truck which has been demonstrated
through the vehicle swept path analysis in the TIA.

Design of Bin Storag

e Shall be screene
minimum heigh
it is not visible fy

e Materials shall
building;

e Shall be sealed

s Stormwater
drainage facil

e Area

d from view to a
t of 1.8m so that
om the street;
match with the

| and regularly

cleaned and maintained; and

and effluent
ties shall be

contained within this area.

The proposed bin store will be an enclosure that
screens bins to a height of approximately 1.8m with
a gate at the entry to make the bin store accessible.
Materials and colour scheme will be consistent
with the proposed building.

The bin store will be sealed and regularly cleaned
and maintained.

The proposed bin store will be appropriately
drained.

City of Stirling - Loc

In accordance with
outlined in Local P
development repres

admin@dynamicplanning.net.au

al Planning Policy 6.7 - Parking and Access
the City of Stirling LPS 3, the parking and access provisions are

lanning Policy 6.7 (LPP 6.7) - Parking and Access. The proposed
ents a need to provide parking in accordance with LPP 6.7.
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A summary of the relevant parking requirements, applicable to the proposed uses, has
been provided below. It is noted that in accordance with LPP6.7, there is no specific
parking standard applicable to the land use ‘Drive through Fast Food Outlet’ however,
based on historical approvals and assessment of other applications, we understand the
relevant parking standard to be the same as that applied for the ‘Fast Food Outlet’ use.

Restaurant, Fast Food Outlet, Reception Centre - 1 bay per 7m? of gross floor area.
Service Station - 3 bays per working bays.

The total parking required for the proposed development is summarised in Table 2 below.
Due to a proposed surplus of bicycle bays, a 5% reduction to the general parking
requirements is avajlable in accordance with Table 2 of LPP 6.7.

Table 4 - Parking Requirements
Parking Requirement Total area of land Number of bays

use / working bays required

Proposed Development

Drive  Through |1 bay per 7m? GFA 230m? 329

Fast Food Outlet

Fast Food Outlet | 1 bay per 7m? GFA { 292m? 41.7

Service Station 3 bays per working bay = 8 working bays 24

Total number of parking bays required 98.6 (99) bays
Less 5% dispensation for provision of bicycle racks 93.7 (94) bays
Total number of parking bays provided 75 bays
Parking compliance 19 bay shortfall

Based on the assessment detailed in Table 2 above, the proposal results in a shortfall of
19 parking bays. Whilst this shortfall may seem significant, it is considered justifiable for
the reasons outlined in succeeding sections. The shortfall that is proposed as part of this
development is alsqg similar to other proposed service station developments in the area,
specifically, a recently approved ‘Service Station” and ‘Drive Through Fast Food Outlet’ at
Lot 2 (No. 2) Kenhelm Street, Balcatta (DAP/16/01082). This development was approved
with a 19% on-site shortfall when including the proposed drive through bays and the air
and water bay. In| this regard the 20% shortfall that results from the proposed
development is considered appropriate.

In addition to the above parking assessment, LPP6.7 also requires that any development
application proposing more than 50 bays shall submit an accompanying Traffic Impact
Assessment Report (TIA). In accordance with this requirement, Transcore have
completed a full TIA which can be found in Attachment 4. For ease of reference we
provide the following commentary that summarises their findings:

e The proposed development is expected to result in an additional 764 vehicles per
day and 50 vehicles per hour in the PM peak period;
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y the proposal without resulting in any negative impact on the site or

the surrounding road network. This has been demonstrated through a SIDRA

analysis;

o All required

demonstratg
e The peak p3
parking ana
shortfall is
between the

In consideration of]
parking problems w
and the parking prg
the mixture of uses

City of Stirling - Loc

In accordance with
in the Local Plannin
includes a range of
proposed developm
assessment of the p

are only seeking dej

service vehicles can effectively navigate the site which has been
ed in the turn path analysis completed by Transcore; and

arking demand generated by the proposal is a total of 73 bays. The
lysis completed by Transcore suggests that although a theoretical
proposed, when accounting for reciprocal parking arrangements
tenancies the parking provision is considered to be sufficient.

the abovementioned points, it is not expected that any significant
vill exist at the subject site as a result of the proposed development
yvision provided will be sufficient to cater the demand generated by
proposed.

al Planning Policy 6.1 - Advertising Signs

the City of Stirling LPS 3, the relevant signage provisions are outlined
g Policy 6.1 (LPP 6.1) - Advertising Signs. The proposed development
business identification signage and two pylon signs, as a result the
ent requires assessment against LPP 6.1. Table 3 below provides an
roposed signage against the provisions of LPP 6.1. Please note that we

velopment approval for the proposed 7-Eleven signage.

Table 5 - Advertising Signs Assessment

LPP 6.1 Design Re

uirements | Proposed Developments Compliance

General Developme

ent Provisions

Design
Advertising signs sh
e Be incorporated
design of the bu
¢ Bein keeping w
form of the build
e Not cause visu
streetscape or tl
e Not obscure a
features of the b
e Notextend beya
of alot;

all:

into the overall
lding;

ith the scale and
ling;

al clutter of the
1e building;

ny architectural
uilding;

nd the boundary

e Not cause a nuisance, by way of

light spillage, t
and

e Not comprise
running lights.

b abutting sites;

of flashing or

The proposed signage has been designed to suit the
overall design of the building, using the
architectural features of the building to frame the
signage.

The proposed signage, including the monolith
signs, are in keeping with the proposed scale and
form of the building and are considered consistent
with similar developments in the area.

As stated above the architectural features of the
building frame the proposed signage rather than
obscure them.

The signage will not extend beyond the boundary
ofalot.
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e The level of light emitted by the proposed signage
will not cause light spillage onto adjoining
properties.

e All illuminated signage will be static and not
flashing.

Safety
Advertising signs shall:

Not pose a threa
or health;
Not obstruct vi

vehicles and/or pedestrians;
Not interfere with or be likely to

be confused wi
signals; and

—_—

t to public safety

al sightlines of

traffic control

o All signage will be constructed to the highest
standard and will not cause a threat to pedestrian
or traffic safety.

e Visual sightlines will remain unobstructed by the
proposed pylon signage.

e Pedestrian movement through and around the
sight will not be obstructed by any of the proposed

Advertising signs shall:

Not advertise
products othe
available on the

Not contain any discriminatory

or offensive mat

services of
r than those
ot; and

erial.

e Not obstruct pedestrian signage.
movement.
Content

e  All of the proposed advertisements will advertise
tenancies and products that are offered at the site.

e No discriminatory or offensive material will be
displayed on the proposed signage.

Created Roof Signs

Definition
Sign which is affixe

building

and

complements the
architectural style of|the building, but
does not include a Roof Sign.

l to the facia or

P s~ o
parapet, or forms part of a projection | g\""l- = 3
above the eaves or ceiling of the | *emremmemienr— e 3 "

\ Height of Sign Abave Ground

Permissibility

The proposed created roof signage is permitted in the
‘Mixed Business’ zone.

Standards

A created roof sign s
Be limited to a maximum of one
sign per tenancy on a lot;

Be fixed paralle]l to the facia or
portion of the building to which it

is attached;
Not project mo|

from the portion of the building

to which it is att

Not be within 500mm of either
end of the facia, toof or parapet of

the building;
If the sign is less
natural ground

hall:

re than 300mm

ached;

than 7.5m above
level, then the

e There will be a limit of 1 created roof sign per
tenancy.

o All of the proposed created roof signs will be
located parallel with the facia.

e None of the created roof signs will project more
than 300mm off the building.

e None of the proposed created roof signs will be
within 500mm of end of the facia.

e None of the proposed created roof signs exceed 3m
in area.
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sign shall be linjited to 3.0m? in

ground level to the tgp of the sign and

area;
Monolith Signs
Definition e gl
LOT FRONTAGE  MAX HEIOHT ’
Sign which is not| attached to a | iewer = se T i
building with its lafgest dimension | .o W /e R s Wt
being vertical. Such a/sign may consist 'z ol iem
of a number of modules and is | MW % ;
generally uniform |in shape from g’

on the same lot;
e Not be located
Crossover;

If the lot frontag

width.

e Be limited to a maximum of one
free standing sign on a lot;

e Not be permitted when a pylon
sign or hoarding sign is located

Have a maximum depth of 0.5m;

then a sign shall be limited to
10.5m in height and 3.5m in

within 1m of a

e is above 101m,

is greater than 1.2m jn height.

Permissibility The proposed pylon signs are permitted within the
‘Mixed Business’ zone.

Standards

Monolith Signs shall:

The proposed signage includes 2 monolith signs.
No pylon or hoarding signs are proposed.

The proposed monolith signs are a minimum of
2.8m from the closest crossover.

The proposed 7-Eleven monolith signs are 570mm
in width.

The subject site has a total lot frontage of 145.08m
and the proposed pylon sign is 10m in height.

Wall Signs

Definition

not project more th

ceiling of the buildin

Sign which is affixed to the external
part of a wall of the building but does

the wall and no part of which is above
the lowest point df the eaves or

an 300mm from

=]

Max two signs per !
tensney

A— T )
aggregate per
tonsney

=y

e N

e Be limited to a

than a
residential zone

tenancy; and

openings, hav

signs per tenang¢y on a lot other
building within a

e Notexceed 10m¢f in area for non-
residential areag in aggregate per

e If placed directly over door

aximum of two

a minimum

Permissibility The proposed wall signage is permitted in all zones,
including the ‘Mixed Business’ zone.

Standards

All wall signs shall:

The proposed 7-Eleven has two proposed wall
signs.

The proposed wall signs do not exceed 10m?2 in
area.

There are no proposed wall signs above door
openings.

. :

admin@dynamicplanning.net.au

L

| Suite 15/29 Collier Road Morley WA 6062 | P.O. Box 688 Inglewood WA 6932 1 (08) 9275 4433 1(08) 9275 4455

- | 5 e : ]
' . '

www.dynamicplanning.net.au




PLANNING

MENTS

clearance of 2.7m from the
ground level.

Ground Based Signs

Ground based signg which are not

portable:

¢ Be limited to a maximum of one | ® There are two directional or ground based signs
sign per tenancy on a lot; proposed at the two entry points to the

e Not be permitted if there is a development.
portable ground based sign on | ¢ There are no portable ground based signs
the same lot; proposed.

e Have a maximum vertical | ¢ The maximum vertical dimension is 1.8m.
dimensions of 1.2 metres and a | ¢ The maximum area is 0.9m.

maximum area gf 1.5m?; and o The proposed directional or ground based signs

e Advertise only products or will advertise products available at the site and will

services available from the lot. also play an important role in directing traffic
through the site.

Development Assessment and Justification

As outlined above, the proposed development seeks seven (7) variations to the criteria
outlined in the relevant Local Planning Policies. Those proposed variations have been
summarised below:

Local Planning Policy 4.3 - Mixed Business Design Guidelines
1. The proposed setback to the secondary street is 15m in lieu of the required 20m.
2. The proposed development provides a total of 8.8% landscaping, in lieu of the
required 16/67% and only provides a 1.5m landscaping strip along the primary
street frontage in lieu of 6m.

Local Planning Policy 6.7 - Parking and Access
3. The provision of 75 on-site parking bays, in lieu of the required 94 bays.

Local Planning Policy 6.1 - Advertising Signs

4. There are two (2) proposed monolith signs exceeding the maximum allowed
amount of monolith signs being one (1).

5. The proposed monolith signs exceed the maximum width allowed, being 570mm
in lieu of the allowed width of 500mm.

6. There are two (2) proposed ground based signs exceeding the maximum allowed
amount of ground based signs being one (1).

7. The proposed gound based signs exceed the maximum allowed vertical dimension
of 1.2m.

It is noted that where variations to the abovementioned policies are proposed, they will
be assessed against|the objectives of the respective policies. Consequently the variations
proposed as part of|this application are considered to warrant support and approval by
the relevant planning authorities for the following reasons:
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Setback Variation

Landscaping

Parking
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setback will still allow effective vehicle movement throughout the
an attractive and well maintained landscaped strip along Balcatta

| setback results in increased engagement with the Balcatta Road
as the distance between the streetscape and the proposed tenancies
vith one tenancy and a number of openings fronting the streetscape
nstrates that through the design process, consideration has been
objectives of LPP4.3.

The reduced setback allows a more intense commercial development and an
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e redevelopment process our client will be revegetating the City of
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ater to the demand generated by the proposed uses. This has been
d in the Traffic Impact Assessment in Attachment 4 as Transcore
e peak demand generated by the proposal will be 73 bays. As the site
bays it is considered that the proposal adequately address the
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In addition to the above, most of the patrons visiting the site will only do so for
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eriods of time further reducing the pressure on the available parking

well serviced by pedestrian and cyclist infrastructure including 8
and pedestrian footpaths which will encourage alternative means of
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e Erindale Rogad is serviced by three (3) separate bus routes being the 387, 427 and
428 with the closest stop being 180m away. Therefore, it is expected that a
number of patrons will visit the site via bus.

» The design of the parking area facilitates safe vehicle movements throughout site
and also allows safe pedestrian movements through the provision of a zebra
crossing and a number of internal footpaths fronting each tenancy.

e A recent JDAP decision (DAP/16/01082) for a similar development approved a
19% parking shortfall. In consideration of this decision the 20% parking shortfall
as a result of this proposal is considered appropriate.

Advertising Signage

» The proposed additional monolith sign is considered justified for the following
reasons:

1. The|subject site has two key road frontages. It is understood that the
poli¢y is intended to prevent lots with only one street frontage to have
only one monolith sign;

2. Both monolith signs are located a significant distance from adjoining lots
ensyring that they don’t impact the amenity of surrounding properties;

3. The|proposed signage doesn’t result in a proliferation of signage as
provisions have been made for all tenancies to advertise on the proposed
signs;

4. Sightlines remain unobstructed;

5. The proposed monolith signs are consistent with other signage in close
proximity to the subject site;

6. The|proposed signage is important for public safety to ensure that
apptrioaching vehicles have a sufficient amount of time to review fuel
prices and enter into the appropriate lane for entry;

7. The [fuel station operator is bound by state legislation to provide fuel
pricing prior to arriving on site. It is therefore considered the proposed
monplith signs are an effective way to do this;

8. The|proposed monolith signs are consistent in scale to the proposed
development and size of the subject site; and

9. They are consistent with the objectives of Local Planning Policy 6.1 -
Advertising Signs.

e The width of the proposed monolith signs is considered to be a minor variation to
the policy and is justified for the following reasons:

1. The additional width is required in order to conceal the relevant wiring
thatlis associated with the proposed signs.

e The two pragposed ground based directional signs are considered appropriate at
the multi-tenanted site as they will provide important advice to motorists. The
proposed height variation is also considered appropriate in order to display the
relevant seryices/products offered by the key tenants at the site.
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e Theadvertising signage variations sought are similar to the ones approved as part

of DAP/16
appropriate

Conclusion

01082. Thereby it is considered that the proposed signage is

In light of the above, the proposed development is considered to appropriately address
the design requirements outlined within the relevant Local Planning Policies and where
variations are proposed, they have been appropriately justified. Consequently this
application for apprioval to commence development is considered to warrant support on
the basis that the application:

e Is consistent with the provisions of the Metropolitan Region Scheme;

e s consistentin
e Is consistentw

land use with the surrounding locality;
th the objectives for the ‘Mixed Business’ zone, as per the provisions

of the City’s LP$ No. 3;
e Isconsidered tg meet the majority of the requirements outlined in the relevant Local

Planning Polici
e The proposed

bS;
development is similar to a recently approved ‘Service Station’

development (DAP/16/01082). It is therefore expected that a consistent decision
making process should be applied; and

o Will facilitate

a modern development that will improve the urban form and

functionality of{the subject site.

As the proposal is cansistent with the planning principles applicable at the State and Local

level, the proposed
and approval.

Yours faithfully,

e

£

NEIL TEO
DIRECTOR

File Ref: 171214 743 De
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1.0 Introduction

This Transport Impact Assessment has been prepared by Transcore on behalf of
Joyress Pty Ltd’%/ith respect to the proposed commercial development at 104
Erindale Road, Balcatta in the City of Stirling (CoS).

The proposed commercial development comprises a 7- Eleven service station
with associated convenience store, three take-away tenancies and a Guzman Y
Gomez restaurant with drive through facility. The subject site (refer Figure 1) is
zoned Industrial Multiple Business under the CoS’s Town Planning Scheme and
entails a total area of 5,025m>.

As shown in Figure 1 the subject site is located at the corner of Erindale Road
and Balcatta Road signalised intersection and is bound by Balcatta Road to the
north, Erindale Road to the east and other existing developments to the
immediate south.

¥ Subject Site |

Figure 1: Subject Site Location

Key issues that will be addressed in this report include the traffic generation and
distribution of the proposed development and proposed access and egress and
on-site circulation particularly for fuel tankers and other service vehicles. Parking
supply and anticipated demand is also addressed in this report.
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2.0 Existing Situation

2.1 Existing Site Use and Access

As shown in Figure 2 , the subject site is currently occupied by some commercial
and retail developments.

Figure 2: Subject Site

The subject site is currently accessed via two crossovers on Balcatta Road and
one crossover on Erindale Road as shown in Figure 3 and described as
following:

o Crossover 1 is a let in/ left out crossover on Balcatta Road;
o Crossover 2 is a full movement crossover on Balcatta Road; and,
e Crossover 3 is a left in/ left out crossover on Erindale Road.
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2.2 Existing

According to Tra
peak hour from 3

Figure 3: Subject site’s existing crossovers

Site Traffic Generation

nscore’s manual traffic count surveys during the road network
.15pm — 4.15pm (considering both Balcatta Road and Erindale

Road traffic) the uses on the subject site currently generate 28vph. This

translates into an

approximately 280 vehicular trips per day.

2.3 Surrounding Road Network and Traffic Management on
Frontage Roads

Balcatta Road in the vicinity of the subject site entails a 22m wide carriageway
with wide one lane in the westbound direction and two marked lanes in the

eastbound direct
median. A short r
traffic signal.

A concrete pedes
Road abutting th
Balcatta Road.

Balcatta Road is

Metropolitan Fun
60km/h in this vic
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classified as a Distributor A road in the Main Roads WA
ctional Road Hierarchy and operates under a speed limit of
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Figure 4: Balcatta Road in the vicinity of the subject site’

! Source: Nearmap Street View
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As shown in Figure 5 Erindale Road to the immediate east of the subject site is
a 24m dual divided road with right turn pocket provided on its northbound
direction approaching the traffic signal. A concrete pedestrian footpath is
provided within the western verge of Erindale Road abutting the subject site with
no footpath within the eastern verge.

Erindale Road is classified as a Distributor A road in the Main Roads WA
Metropolitan Functional Road Hierarchy and operates under a speed limit of
60km/h in this vicinity.

Figure 5: Erindale Road in the vicinity of the subject site — looking west?

2 Source: Nearmap Street View
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2.4 Existing Traffic Volumes

Balcatta Road

According to Main Roads WA traffic counts data, Balcatta Road west of Erindale
Road carried an Average Weekday Traffic flow of about 8,700vpd in February
2015. The average weekday AM and PM peak hours on Balcatta Road are as
follows:

¢ AM peak hour on Balcatta Road: 7.45am — 8.45am with a total of 779vph
in both direction; and,
e PM peak hour on Balcatta Road: 3.15pm — 4.15pm with a total of 766vph.

Erindale Road

According to Main Roads WA traffic counts data, Erindale Road south of Balcatta
Road carried an Average Weekday Traffic flow of about 29,450vpd in February
2015. The average weekday AM and PM peak hours on Erindale Road are
follows:

e AM peak hour on Erindale Road: 11.45am — 12.45pm with a total of
2,121vph in both direction; and,

e PM peak hour on Erindale Road: 3.15pm — 4.15pm with a total of 2600vph
in both directions.
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2.5 Public Transport Access
The site is serviced by the existing bus services operating along Balcatta Road
and Erindale Road linking the subject site to the surrounding suburbs and
Warwick Train Station. Bus routes 387, 427 and 428 along Erindale Road and
Balcatta Road service the subject site with the nearest bus stop located on
Balcatta Road about 220m to the east of the subject site. Nearby public transport
services are shown in Figure 6.

\ \
Subject Site

@0%0008E |

422 423
424 425

Figure 6: Public transport services (Transperth Maps)
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2.6 Pedestrian and Cyclist Facilities

Pedestrian access to the subject site will be via the existing external footpath
network along Balcatta Road and Erindale Road abutting the subject site.

The Perth Bicycle Network Map (see Figure 7) shows the cyclist connectivity to
the subject site. As shown in Figure 7, Erindale Road is classified as Perth
Bicycle Network (PBN) which connects to the Principle Shared Path route
provided along Reid Highway.

R L

J Subject Site |

Figure 7: Extract from Perth Bicycle Network (Department of Transport)
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3.0 Development Proposal

As detailed in th
prepared by H&A
entailing:

proposed development site plan (Attached in Appendix A)
, the development proposal is for a commercial development

4+ A 7- Eleven with 8 fuelling positions and a convenience store with 21 1m?
GLA,;

4 A Guzman Y Gomez restaurant with 230m? GLA and a drive through
facility with| a 13 car stacking capacity;

4+ Three take away restaurants with a total of 292m? GLA;

4+ Total of 52 on-site car parking bays (including one ACROD bay and one
Air and Water bay);

+ 2 waiting bays;

+ 8 bicycle bays;

+ A designated loading bay for 7- Eleven; and,

+ A shared loading bay for the proposed three take away tenancies.

3.1 Proposed Access

As part of the proposed development, it is proposed to close and remove
crossover 1 on Balcatta Road. However, the proposal seeks to retain the existing
crossover 2 on Balcatta Road and crossover 3 on Erindale Road. Crossover 3 is
proposed to be modified to better accommodate the movements of fuel tankers
and service vehicles.
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4.0 Changes to Surrounding Road Network
SRR R R R R S R L R R SRR R R A

Based on the advice provided by the City of Stirling the intersection of Erindale
Road and Balcatta Road is earmarked for possible Black Spot Funding (BSF) in
the 2019/20 financial year and construction in the 2020/21 financial year. At this
stage the details of intersection improvements are not available.
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5.0 Integr

ation with Surrounding Area

The proposed de
uses in the localit]
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6.0 Traffic Assessment

6.1 Assessment Period

The assessment period for the proposed commercial development has been
determined based on the anticipated combined peak operating hour for the
proposed development and the road network.

As stated in section 2.4, the through traffic on Balcatta Road and Erindale Road
is heaviest during the average weekday PM peak hour (3.15pm - 4.15pm).

Based on the available transaction data provided by 7- Eleven, the customer
patronage peaks at about 4.00pm which coincides with the established road
network peak hour. During this time there will also be some customer demand for
the take away tenancies and Guzman Y Gomez.

Accordingly, it is anticipated that the combined peak for the road network and
development occurs during the established road network PM peak hour.

Therefore the traffic generation of the proposed development has been
estimated and the traffic assessment has been undertaken for this time period.

6.2 Trip Generation and Distribution
6.2.1 Estimated existing traffic generation of the site:
As discussed in section 2.2 of this report the existing land uses on the subject

site currently generate 28vph during the PM peak hour and approximately
280vpd.
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6.2.2 Estimated Post Development traffic generation of the site:

Proposed 7- Eleven

The traffic volume likely to be generated by the proposed 7-Eleven service
station and convenience store has been estimated based on the average sales
transaction data for a number of established, operating and comparable 7-Eleven
service stations provided to Transcore.

As demonstrated in Figure 8, weekday customer patronage for a typical 7-Eleven
exhibits a morning peak at around 7:00am, then decreases slightly and remains
fairly consistent throughout the day before exhibiting a second peak at around
4:00pm. Patronage then decreases into the late afternoon and evening.

7-Eleven Customer Patronage - Typical Weekday Average
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Figure 8:/Hourly customer demand profile (average weekday)

Review of the comparable store transaction data indicates that the proposed 7 -
Eleven is likely to attract approximately 942 transactions during an average 24-
hour weekday of which 54 transactions are during the critical peak hour.

Accordingly, the vehicle trip generation for the proposed 7-Eleven is estimated to
be approximately 1,790 vpd (vehicles per day) and 103vph during the PM peak
hour.

The following conservative trip rate assumptions were adopted in deriving the
daily vehicle trip generation:

+ 95% of transactions result in 2 vehicle trips (1 trip in and 1 trip out); and,

4+ 5% of transactions are assumed to be from walk-ins or multiple
transactions per vehicle which do not contribute to trip generation.
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Trips associated with the proposed service station also comprise passing-trade
trips (i.e. trips already on the road network and not specifically generated by the
proposed development). A passing trade component of 70% has been assumed
for the proposed 7- Eleven on this site which is in line with the rates provided in
ITE Manual and Transcore’s data base.

Therefore, it is estimated that the proposed 7- Eleven would generate
approximately +537vpd and +31 additional trips during a typical weekday and
PM peak hour respectively.

These trips include both inbound and outbound vehicle movements.

Proposed Guzman Y Gomez

It is assumed that the trip generation for the proposed Guzman Y Gomez would
be similar to the traffic generation of a Kentucky Fried Chicken (KFC). Therefore,
the traffic volumes that would be generated by the proposed Guzman Y Gomez
have been estimated using trip generation rates provided in the RTA for KFC.

The trip rates which were used to estimate the proposed Guzman Y Gomez
restaurant traffic generation are:

Kentucky Fried Chicken (KFC)

+ Evening peak hour vehicle trips: 100vph. However, it is conservatively
assumed that only 70% of the evening peak hour traffic generation would
occur during the road network PM peak period which results in 70vph.

4+ Weekday: Assuming 10 times more than the PM peak period.

Accordingly, it is estimated that the proposed Guzman Y Gomez would generate
approximately 700 trips per day (both inbound and outbound) with approximately
70 trips (both inbound and outbound) during the weekday PM peak hour.

The Guzman Y Gomez restaurant’'s generated traffic also include a percentage
of passing trade and for this site a 50% passing trade was assumed which is
within the ranges specified in ITE Manual ,WAPC Guidelines and Transcore’s
data base.

Therefore, it is estimated that the proposed Guzman Y Gomez would generate
approximately +350vpd and +35vph additional trips during a typical weekday
and PM peak hour respectively.

Proposed Take Away Tenancies

The traffic volumes that would be generated by the proposed take away
tenancies have been estimated using trip generation rates provided in the ITE
Trip Generation Manual 9" Edition.

The trip rates which were used to estimate the proposed take away outlets traffic
generation are:
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Fast Food Restaurant without Drive Through Window (932)

4+ PM peak hour: 10.5 trips per 100m? GFA.

4+ Weekday:

Accordingly, it is

35.4 trips per 100m? GFA.

estimated that the proposed three take away tenancies would

generate approximately 395 trips per day (both inbound and outbound) with

approximately 31
peak hour.

trips (both inbound and outbound) during the weekday PM

A 50% passing trade was also assumed for the take away tenancies.

Therefore, it is estimated that the proposed take away tenancies would generate
approximately +198vpd and +16vph additional trips during a typical weekday
and PM peak hour respectively.

t17290arr01b.docx
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6.2.3 Total Post Development Traffic Generation:

With regards to the nature of the proposed development the incidences of multi-
purpose trips between the proposed service station and other tenancies on this
site are expected (i.e. cross-trade). In this instance conservatively a cross-trade
of 15% is assumed.

Accordingly and when accounting for the 15% cross trade the adjusted total
traffic generation of the proposed development is estimated to be 2,803vpd and
197vph during the weekday PM peak hour. These estimated vehicular trips are
both inbound and outbound.

The non-passing traffic when considering the cross-trade and the percentage of
passing trade components is estimated to be +1,044vpd and +78vph during the
PM peak hour. These estimated vehicular trips are both inbound and outbound.

6.2.4 Net Traffic Increase on the Surrounding Road Network

The existing land uses on the subject site generate 28vph and 280vpd which will
be removed from the road network as part of this proposal. Therefore, the
estimated net addition of traffic when accounting for the exiting subject site traffic
generation is estimated to be (1,044-280=764) and (78-28=50vph).

6.3 Trip Distribution

The distribution of traffic to and from the proposed development has been
evaluated by considering the catchment area of the proposed development, the
identified key traffic routes, the existing traffic at the signalised intersection of
Erindale Road and Balcatta Road and the existing traffic pattern on the
surrounding road network.

Two traffic distributions have been modelled for the critical peak hour:

4 Passing trade traffic distributed as detailed in Figure 9; and,
4+ Non-passing trade traffic distributed as detailed in Figure 10.

The combined (passing trade + non-passing trade) traffic modelled for the post
development scenario is detailed in Figure 11.

It is noted that the nature of the traffic attraction to the proposed tenancies on the
subject site are based on convenient, particularly during the peak hours.

The passing trade distribution of Erindale Road has been assumed to only be
from northbound direction. It is noted that there is an existing BP service station
on Erindale Road southbound about 600m to the south of the subject site which
is anticipated to capture the southbound through traffic on Erindale Road. It is
also noted that a PUMA service station is currently under construction on the
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eastbound direction of Balcatta Road at the corner of Balcatta Road and
Kenhelm Street about 800m to the east of the subject site. This service station is
anticipated to capture the eastbound through traffic on Erindale Road, however,

some minor right

turns have been allowed for from Balcatta Road eastbound to

the proposed development.

A number of different fast food outlets are also in place on Wanneroo Road to
the immediate north of Balcatta Road.
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Figure 9: Passing trade traffic diverted by the proposed development
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6.4 Traffic Flows

Existing traffic flows on Balcatta Road and Erindale Road was obtained from the
SCATS DATA of the signalised intersection for Wednesday 25 October 2017
(from 3.15pm — 4.15pm).

The traffic volumes on the existing subject site’s crossovers were also derived
from Transcore’'s manual traffic count survey undertaken during the same date
and time. The existing traffic profile on the surrounding road network, existing
subject site’s crossovers and the existing signalised intersection is shown in

Figure 12.

The total post development traffic flows on the surrounding road network and
intersection is shown in Figure 13
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6.5 Analysis of the Intersections and Development Accesses

The operation of the signalised intersection of Balcatta Road and Erindale Road
has been assessed using SIDRA software for the existing and post development
scenarios. It should be noted that the performance of the Balcatta Road
crossover is only assessed for the post development scenario because during
the traffic survey it was established that this crossover operates satisfactorily with
minimal turning traffic volumes through it..

SIDRA is an intersection modelling tool commonly used by traffic engineers for
all types of intersections. SIDRA outputs are presented in the form of Degree of
Saturation, Level of Service, Average Delay and 95% Queue. These
characteristics are defined as follows:

Degree of Saturation (DoS): is the ratio of the arrival traffic flow to the
capacity of the approach during the same period. The Degree of Saturation
ranges from close to zero for varied traffic flow up to one for saturated flow
or capacity.

Level of Service (LoS): is the qualitative measure describing operational
conditions within a traffic stream and the perception by motorists and/or
passengers. In general, there are 6 levels of service, designated from A to
F, with Level of Service A representing the best operating condition (i.e.
free flow) and Level of Service F the worst (i.e. forced or breakdown flow).

Average Delay: is the average of all travel time delays for vehicles through
the intersection.

95% Queue: is the queue length below which 95% of all observed queue
lengths fall.

The result of the SIDRA analysis is detailed in Appendix B and briefly discussed
as following:

e The results of the SIDRA analysis indicate that the signalised
intersection of Balcatta Road/ Erindale Road currently operates at a
level of service D with a degree of saturation of 0.903;

e The results of the SIDRA analysis indicate that the signalised
intersection of Balcatta Road/ Erindale Road will continue to operate at
a level of service D with a degree of saturation of 0.925 during the post
development scenario; and,

¢ The results of the SIDRA analysis indicate that the existing crossover 2
on Balcatta Road will operate at level of service A for all approaches
except the right turn out from the proposed development onto Balcatta
Road eastbound. This movement is indicated to operate at a level of
service C with significant spare capacity and minimal queues for the
post development scenario.

The crossover on Erindale Road is an existing left in/ left out crossover which will

continue to operate as left in/ left out and as such it is expected that this
crossover would operate satisfactory during the post development scenario.
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6.6 Impact on

Surrounding Roads

The WAPC Transport Impact Assessment Guidelines for Developments (2016)
provides guidance on the assessment of traffic impacts:

“As a general guide, an increase in traffic of less than 10 per cent of capacity
would not normally be likely to have a material impact on any particular section of
road, but increases over 10 per cent may. All sections of road with an increase
greater than 10 per cent of capacity should therefore be included in the analysis.
For ease of assessment, an increase of 100 vehicles per hour for any lane can
be considered as equating to around 10 per cent of capacity. Therefore any
section of road where the structure plan traffic would increase flows by more than
100 vehicles per hour for any lane should be included in the analysis.”

The proposed deyvelopment will not increase traffic flows near the quoted WAPC

threshold to war

rant further detailed analysis. As shown in Figure 11, the

proposed development will not increase traffic on any lanes on the surrounding
road network by more than 100vph, therefore the impact on the surrounding road
network is considered to be insignificant.
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7.0 Provision for Heavy Vehicles

7.1 Proposed 7- Eleven Service Vehicles

7.1.1 Fuel Tankers

According to the advice provided to Transcore, 19.0m fuel tankers are
anticipated to be used for the proposed 7- Eleven. The fuel tankers are proposed
to enter the site via left turn from Erindale Road, access the fill point and exit the
site onto Balcatta Road. Turn path analysis undertaken for a 19.0m fuel tanker

confirms satisfactory operation (refer Figure 14).
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7.1.2 Service Vehicles and Rubbish Collection Trucks

The proposed development provides a designated loading bay for the
convenience store which will cater for the service vehicles and rubbish collection
trucks associated with the 7- Eleven. Turn path analysis undertaken for a 12.5m
service truck confirms satisfactory operation for rubbish collections and service
vehicles (refer Figure 15 and Figure 16).
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It is proposed that the service trucks associated with the proposed Guzman Y
Gomez would use the northern drive through lane to undertake the loading/
unloading and waste collection activities as per their standard practice. It is
therefore recommended that these activities be undertaken outside the peak
operations and the northern drive through lane should be closed prior to the
service trucks attending the site. Turn path analysis undertaken for a 12.5m
service truck confirm satisfactory operation for rubbish collections and service
trucks (refer Figure 17 and Figure 18).
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Figure 18
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7.3 Proposed Take away Tenancies

It is proposed to provide a shared loading bay to cater for the service vehicles
and waste collection trucks associated with the proposed three take away
tenancies. Turn path analysis undertaken for a 12.5m service truck confirm
satisfactory operation for the waste collections and service vehicles (refer Figure
19 and Figure 20).

t17290arr01b.docx Page 32



@8@

v O 006} @S
Ziognie
e90AS’062 L1}

EEEEE S0uUBIBS|D WWQQS

UYied 198YymM
__fpog apin
aN3o3a1

UONBINDAID YONi | 8dlAJ8S
YoniL NS We'ZL € L0Z speoasny
eyeojeq ‘peoy s|epul3 oL

Page 33

Figure 19: 12.5m service truck — Inbound movement
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Section 5.8.1 of RTA Traffic Generating Developments® document deals with the
parking requirements for the drive-in and take-away food outlets.

With respect to th

An exclusive are

length of 5 to 12
minimum of four ¢

The proposed G

Customer Order H

The proposed dri

car spaces are ay

two waiting bay
through facility.

Accordingly, the
drive through reqt

Drive Through Qu

drive through facilities this section states that:

a for queuing of cars for a drive through is required (queue
cars measured from pick up point). There should also be a
rar spaces for cars queued from the ordering point.

uzman Y Gomez proposes a drive through facility with two
300th (COB) plus payment and pickup point.

ve-through facility provides for 13 car stacking capacity and 6

yailable from the ordering points (3 on each side). Furthermore,
is also proposed which increases the capacity of the drive

proposed drive through facility meets and exceeds the RTA
lirements.

eue Length Analysis Model:

Based on trip ¢
anticipated to ge
during the critical
use the drive thr
down customers.
18 vehicles would

According to the
approximately 45
conservatively as
seconds).

It is assumed tha
an order taking se

jeneration estimation the proposed Guzman Y Gomez is
nerate a total of 70vph (35vph inbound and 35vph outbound)
PM peak hour. It is assumed that 50% of the customers would
pugh facility and the remaining 50% would be walk-in and sit
Accordingly, it is estimated that during the PM peak hour about
use the drive through facility.

advice provided to Transcore, the average order-taking cycle is
seconds. However, for a purpose of robust assessment it is
sumed that the order-taking cycle would be about 1 minute (60

t two COBs will be in operation during the peak periods, giving
2rvice rate of 60 vehicles per hour.

® Guide to Traffic Ge
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A queue length analysis was undertaken to assess the provision of storage for
vehicles within the drive through lane. For this purpose, an M/M/2* queuing
model was adopted for each COB. The M/M/2 is a single-server queue model
that can be used to approximate simple systems.

The queuing model adopts the following assumptions:

vehicles arrive randomly following Poisson probability distribution;

service time is exponentially distributed;

there is one server per queue;

the capacity of the queue in which arriving users wait before being served

is infinite (for the purposes of identifying queue space requirements);

» the population of users (i.e. the pool of users) available to join the system
is infinite; and,

+ the queue is serviced on a first come, first served basis.

¢ o o o

The results of the queuing analysis are detailed in Appendix C. In summary,
peak hour queuing analysis of the drive through system established the following
for each COB:

4+ The expected number in the system is 1 vehicle at the COB;
4+ The expected time in the queue is about 10.6 seconds; and,
4+ The 95th percentile queue is 1 vehicles at each COB.

The queue length usually adopted for robust analysis is the 95" percentile
queue. This queue length will not be exceeded 95% of the time.

Based on the queue estimation model, the estimated queue will not exceed a
queue length of 1 vehicle at each COB 95% of the time.

Accordingly, it is expected that during a typical weekday PM peak hour period,
‘queues from the COB will be contained within the site.

* Inthe notation, the M stands for Markovian; M/M/1 means that the system has a Poisson arrival process,
an exponential service time distribution, and one server.
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9.0 Parking

It is proposed to provide the following parking supply for the proposed
development:

e 52 on-site| car parking bays including one ACROD bay and 1 Air and
Water bay;

» 8 parking spaces associated with the fuel bowsers;

o 13 car stacking capacity for the Guzman Y Gomez drive through facility;

e 2 waiting bays; and,
+ 8 bicycle bays.

Accordingly, the |subject site accommodates a total of 75 cars at any time.
Furthermore, 2 loading areas are also provided on-site and as such a total of 77
vehicles can be accommodated on-site simultaneously.

According to the ladvice provided by Dynamic Planning and Developments (the
project Town Planners), the theoretical parking requirements for the proposed
development is calculated as 99 car parking bays under the relevant City of
Stirling’'s Town Planning Scheme (TPS). Furthermore, the 8 bicycle bays
proposed for the|development enables a 5% concession to be applied for the
parking requirement assessments. Therefore, the proposal is estimated to have
a theoretical parking shortfall of 19 bays.

In order to estimate the actual anticipated parking demand for the proposed
development Transcore undertook a parking assessment based on the following
methodology:

This approach is|based on establishing the critical peak day and peak hour for
parking demand of the proposed development. This critical parking demand will
be derived from establishing the peak parking demand day and hour for each
land use as well as establishing the critical peak parking demand across the
entire site. This approach is based on reciprocal car parking between the various
land uses of the proposed development which is permitted and expected.

As the peak parking demand periods for various land uses do not completely
overlap, a daily parking demand profile was developed for each of the proposed
land uses to estimate the combined parking demand throughout the day (for a
typical weekday and a weekend day).

The percentage  assumptions for parking demand outlined in Table 1 are
considered to be conservative which results in a robust assessment and
outcome. It is noted that for the Guzman Y Gomez the maximum parking
demand is assumed to be 50% because it is assumed that 50% of the customers
to Guzman Y Gomez would use the drive through facility. The temporal parking
analysis is undertaken for a typical weekday and weekend day between the
hours of 6.00am to 9.00pm.
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Note: The parking requirements for each land use were advised by Dynamic
Planning and Developments.

Table 1: % Actual parking demand temporal analysis — Typical weekday

Estimated Percentage of Parking Demand - Typical Weekday
TIME Guzman Take away Take away Take away | 7- Eleven
Y tenancy 1 tenancy 2 tenancy 3 service
Gomez | (100m2 GLA) | (100m2 GLA) | (92m2 GLA) station
6:00 0% 0% 0% 0% 100%
7:00 0% 0% 0% 0% 100%
8:00 10% 0% 0% 0% 90%
9:00 20% 10% 10% 10% 80%
10:00 30% 20% 20% 20% 50%
11:00 50% 50% 50% 50% 50%
12:00 50% 100% 100% 100% 50%
13:00 50% 100% 100% 100% 50%
14:00 40% 80% 80% 80% 70%
15:00 40% 60% 60% 60% 100%
16:00 50% 50% 50% 50% 100%
17:00 50% 50% 50% 50% 80%
18:00 50% 80% 80% 80% 50%
19:00 50% 80% 80% 80% 50%
20:00 50% 80% 80% 80% 30%
21:00 30% 50% 50% 50% 20%
Requirements
based on 32 14 14 13 24
TPS
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Table 2: % Actual parking demand temporal analysis — Typical weekend
Estimated Percentage of Parking Demand - Typical Weekend
TIME Guzman Take away Take away Take away 7- Eleven
Y/ tenancy 1 tenancy 2 tenancy 3 service
Gomez | (100m2 GLA) | (100m2 GLA) | (92m2 GLA) station
6:00 0% 0% 0% 0% 70%
7:00 0% 0% 0% 0% 70%
8:00 10% 0% 0% 0% 60%
9:00 20% 10% 10% 10% 60%
10:00 30% 20% 20% 20% 50%
11:00 50% 50% 50% 50% 50%
12:00 50% 100% 100% 100% 65%
13:00 50% 100% 100% 100% 65%
14:00 50% 95% 95% 95% 70%
15:00 50% 70% 70% 70% 100%
16:00 50% 60% 60% 60% 100%
17:00 50% 60% 60% 60% 80%
18:00 50% 95% 95% 95% 50%
19:00 50% 100% 100% 100% 50%
20:00 50% 100% 100% 100% 30%
21:00 50% 90% 90% 90% 20%
Requirements
based on 32 14 14 13 24
TPS

The anticipated d

parking requirements which are detailed in Table 1 and Table 2.

mand of car parking bays is then calculated by multiplying the
anticipated percentage of parking demand for each land use with its theoretical

Accordingly, the estimated actual number of parking bays required is derived and
shown in Table 3/and Table 4. The parking surplus (+)/ shortfall (-) for each land

use and time p
demand from the

The results of the

t17290arr01b.docx

riod is estimated by subtracting the total anticipated parking

proposed number of cars that can be accommodated on the
subject site for the proposal (75 cars).

assessments are all detailed in Table 3 and Table 4.
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Table 3: Actual parking demand temporal analysis — Typical weekday

Estimated Number of Parking Bays Required - Typical Weekday

TIME Guzman | Take away Take away Take away | 7-Eleven Sl T
Y tenancy 1 tenancy 2 tenancy 3 servjce Total Shcr: rtfall (5)
Gomez | (100m2 GLA) | (100m2 GLA) | (92m2 GLA) station
6:00 0 0 0 0 24 24 51
7:00 0 0 0 0 24 24 54
8:00 8 0 0 0 22 25 50
9:00 6 1 1 1 19 30 45
10:00 10 3 3 3 12 30 45
11:00 16 7 T 7 12 49 26
12:00 16 14 14 13 12 70 5
13:00 16 14 14 13 12 70 5
14:00 13 11 11 10 17 63 12
15:00 13 9 9 8 24 62 13
16:00 16 7 7 7 24 61 14
17:00 16 7 7 7 19 56 19
18:00 16 11 11 10 12 61 14
19:00 16 15 11 10 12 61 14
20:00 16 () 11 10 it 57 18
21:00 10 7/ 7 i 5 35 40

Table 4: Actual parking demand temporal analysis — Typical weekend

Estimated Number of Parking Bays Required - Typical Weekend

TIME Guzman | Take away Take away Take away | 7-Eleven Burdisid
Y tenancy 1 tenancy 2 tenancy 3 serv_ice Total Shortfall (-)
Gomez | (100m2 GLA) | (100m2 GLA) | (92m2 GLA) station
6:00 0 0 0 0 17 17 58
7:00 0 0 0 0 17 17 58
8:00 3 0 0 0 14 18 57
9:00 6 1 1 1 14 25 50
10:00 10 3 8 3 12 30 45
11:00 16 7 g 7 12 49 26
12:00 16 14 14 13 16 3 2
13:00 16 14 14 13 16 3 2
14:00 16 14 14 12 17 72 3
15:00 16 10 10 9 24 69 6
16:00 16 9 9 8 24 65 10
17:00 16 9 9 8 19 60 15
18:00 16 14 14 12 12 68 7
19:00 16 14 14 13 12 70 5
20:00 16 14 14 13 7 65 10
21:00 16 13 13 12 5 58 17

As detailed in Table 3, the estimated maximum combined parking demand for a
typical weekday is anticipated to occur at 12.00PM and 1.00PM with a peak
demand of 70 cars for the entire site. The proposal offers 75 parking spaces

t17290arr01b.docx
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which equates to|an estimated parking surplus of +5 during the weekday peak
parking demand.

As detailed in Table 4, the estimated maximum combined parking demand for a
typical weekend js anticipated to occur at 12.00PM and 1.00PM with a peak
demand of 73 cars for the entire site. The proposal offers 75 parking spaces
which equates to| an estimated parking surplus of +2 during the weekend peak
parking demand.

Accordingly, it is anticipated that the peak parking demand occurs on a weekend
day at 12.00pm and 1.00pm.

The parking analysis outlined in this section suggests that, although the
proposed parking provision may entail a theoretical shortfall based on City's
requirements but in reality and when accounting for the reciprocal parking
arrangements between different tenancies the parking provision is considered to
be sufficient for the anticipated actual parking demands.
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10.0 Conclusions

This Transport Impact Assessment has been prepared by Transcore on behalf of
Joyress Pty Ltd with respect to the proposed commercial development at 104
Erindale Road, Balcatta in the City of Stirling (CoS).

As part of this proposal the existing left in/ left out crossover on Balcatta Road
will be removed but the existing full movement crossover on Balcatta Road will
be retained. The existing left in/ left out crossover on Erindale Road will also be
retained as part of this proposal.

The proposed development has good accessibility to the existing roads,
pedestrian and cyclist network and features good connectivity to the existing
public transport services.

The traffic modelling and analysis undertaken demonstrates that the traffic from
the proposed development will have insignificant impact on the surrounding road
network.

SIDRA analysis undertaken for the proposed development confirms that the
signalised intersection of Balcatta Road/ Erindale Road will continue to operate
as per its existing LoS with only minimal increase in degree of saturation.

Turn path analysis undertaken, indicates satisfactory movements of different
service vehicles for each of the proposed tenancies on the subject site.

Turn path analysis undertaken, indicates satisfactory movements for a 19.0m
fuel tanker associated with the proposed 7- Eleven on the subject site.

Guzman Y Gomez drive through queueing analysis undertaken in this TIA
confirms that the queue back from the drive through during a typical PM peak
period would be contained on site without impacting on the subject site’s
crossover.

The temporal parking assessment undertaken as part of this TIA illustrates that

the proposed parking supply is sufficient to satisfy the actual anticipated demand
for the proposed development.
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Table 5. SIDRA Results — Existing Balcatta Road/ Erindale Road signalised

intersection

Movement Performance - Vehicles
Mov oD Demand Flows Deg. Average Levelof 95% Back of Queue Prop.  Effective Average

1D Mov Total HV Satn Delay Service Vehicles Distance Queued Stop Rate Speed
veh/h %o v/c sec veh m per veh km/h
South: Erindale Rd - South
1 L2 119 12.0 0.871 411 LOSD 18.1 137.6 1.00 1.07 36.6
2 T 798 9.0 0.871 356.3 LOS D 18.5 139.2 1.00 1.07 379
3 R2 284 12.0 0.885 470 LOSD 1.8 90.9 1.00 1.05 338
Approach 1201 10.0 0.885 387 LOSD 185 139.2 1.00 1.07 36.6
East: Balcatta Rd - East
4 L2 171 9.0 0.153 9.6 LOSA 19 14.6 0.43 0.66 50.9
L T1 325 12.0 0.654 286 LOSC 8.0 61.5 0.95 0.79 41.0
6 R2 199 9.0 0.878 480 LOSD 8.1 61.4 1.00 1.05 333
Approach 695 104 0.878 295 LOSC 8.1 61.5 0.84 0.83 402
North: Erindale Rd - North
7 L2 156 12.0 0.160 10.8 LOS B 21 15.9 0.48 0.67 50.0
8 T 624 9.0 0.903 430 LOSD 13.3 100.0 1.00 1.11 353
9 R2 84 12.0 0.567 421 LOSD 3.0 234 1.00 0.79 35.0
Approach 864 98 0.903 371 LOSD 13:3 100.0 0.91 1.00 37.2
West: Balcatta Road - West
10 12 85 9.0 0.634 358 LOSD 6.8 52.0 0.97 0.83 38.3
1 T1 300 12.0 0.634 312 LOsC 6.8 52.0 0.98 0.83 394
12 R2 84 9.0 0.556 41.9 LOSD 3.0 227 1.00 0.79 351
Approach 469 10.9 0.634 339 LOSC 6.8 52.0 0.98 0.82 383
All Vehicles 3298 102 0.903 356 LOSD 18.5 139.2 0.94 0.96 378
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Table 6: SIDRA Results — Post development scenario for Balcatta Road/

Erindale Road signalised intersection

Movement Performarice - Vehicles

Mov OD Demand Flows Deg. Average Levelof 95% Back of Queue Prop. Effective Average
D Mov Totel HV Satn Delay Service Vehicles Distance Queued Stop Rate Speed
% vic sec veh m perveh  km/h
South: Erindale Rd - So
1 L2 124 120 0.876 417 LOSD 18.4 139.8 1.00 1.08 205
2 T1 798 9.0 0.876 3569 LOSD 18.8 1414 1.00 1.08 376
3 R2 297 120 0.925 533 LOSD 134 103.4 1.00 1.13 307
Approach 1219 10.0 0.925 408 LOSD 18.8 1414 1.00 1.09 34.2
East: Balcatta Rd - East
4 L2 17 9.0 0.153 96 LOSA 1.9 14.6 0.43 0.66 50.9
5 i 338 120 0.670 288 LOSC 8.2 63.5 0.95 0.80 336
6 R2 199 9.0 0.878 480 LOSD 8.1 61.4 1.00 1.05 a33
Approach 708 104 0.878 296 LOSC 8.2 63.5 0.84 0.84 37:3
North: Erindale Rd - Norfh
7 L2 156 120 0.162 12 LOSB 2.1 16.5 0.50 0.68 49.7
8 T4 624 9.0 0.903 43.0 LOSD 13.3 100.0 1.00 149 35.3
9 R2 8g 120 0.594 423 LOSD 3.2 246 1.00 0.80 26.9
Approach 868 9.8 0.903 872 LOsSD 133 100.0 0.91 1.00 36.6
West: Balcatta Road - West
10 L2 8p 9.0 0.639 357 LOSD 6.9 52.7 0.97 0.83 30.7
1 i 300 120 0.639 31.2 LOSC 6.9 52.7 0.98 0.83 320
12 R2 8¢ 9.0 0.556 417 LOSD 3.0 227 1.00 0.79 274
Approach 473 109 0.639 339 LOsC 6.9 527 0.98 0.82 308
All Vehicles 3268 102 0.925 364 LOSD 18.8 141.4 0.94 0.97 35.1
Table 7: Balcatta Road crossover — Post development scenario

Movement Performance - Vehicles

Mov  OD Demard Flows Deg. Average Levelof 95% Back of Queue Prop. Effective Average
D Mov Total HV Satn Delay Service Vehicles Distance Queued Stop Rate Speed
veh/h % v/e 56C veh m per veh km/h
South: Crossover
1 L2 41 0.0 0.074 75 LOSA 0.3 1.8 0.55 0.73 50.9
3 R2 10 0.0 0.074 163 LOSC 0.3 1.8 0.55 0.73 45.0
Approach 51 0.0 0.074 92 LOSA 0.3 1.8 0.55 0.73 50.0
East: Balcatta Road - Eas}
4 L2 36 0.0 0.258 55 LOSA 0.0 0.0 0.00 0.04 56.7
5 T 509 0.0 0.258 00 LOSA 0.0 0.0 0.00 0.04 594
Approach 545 0.0 0.258 0.4 NA 0.0 0.0 0.00 0.04 59.2
West: Balcatta Road - Wept
1" T 463 0.0 0.124 0.1 LOSA 0.1 1.0 0.04 0.02 59.5
12 R2 12 0.0 0.124 8.1 LOS A 0.1 1.0 0.08 0.03 57.9
Approach 475 0.0 0.124 0.3 NA 0.1 1.0 0.04 0.02 59.4
All Vehicles 1071 0.0 0.258 0.8 NA 03 18 0.04 0.06 58.5
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Appendix C

Drive Through QUEUE ANALYSIS
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Our Ref: 743
City Ref: DA17/2376

16 March 2018

Chief Executive Officer

City of Stirling

PO Box 1533

Osborne Park WA 6916

ATTN: Kate Miller — Planning Officer

Dear Madam,

LOT 3 (NO. 104) ERINDALE ROAD, BALCATTA
SUBMISSION OF REVISED PLANS

Dynamic Planning and Developments Pty Ltd acts on behalf of the registered proprietor of Lot 3 (No.
104) Erindale Road, Balcatta (herein referred to as the ‘subject site’) in support of an Application for
Approval to Commence Development for a Service Station, a Drive Through Fast Food Outlet and
Restaurant and three (3) Fast Food Outlets

In light of the recent City of Stirling ‘Request for Further Information’ letter dated 27 February, we
offer this concise covering letter that details any changes made the relevant plans and provides any
additional justification in order to address the City’s concerns. Attached to this letter is a revised set
of development plans.

For ease of reference we have highlighted the aspects of the proposed development that required
attention and provided a response that details the changes made and/or justifies the variation sought.

e Setbacks:

As stated in the letter from the City, our previous justification for the proposed setback variations has
been noted.

e Fencing and Gates:

The Colorbond dividing fence is not located within the street setback area as it stops in line with
proposed buildings. There is an ARMCO crash railing that extends to the property boundary however,
this is considered to be an important safety measure due to the level change between the subject site
and the adjoining lot. It is also considered that, due the height and the visually permeable nature of
the crash railing, this will not obstruct any driver sightlines.
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Please see the attached site plan and elevations plan depicting both the Colourbond fence and the
ARMCO crash railing.

e Advertising Signage:

The proposed signage plan, elevation plan and perspectives have been revised with the following
changes being made:

1. The proposed monolith sign on Erindale Road has been reduced to 7.5m in height;
2. The proposed monolith sign on Balcatta Road has been reduced to 9m in height; and
3. The proposed directional signage has been removed from the Erindale Road crossover.

With regard to the other ground based signs and created roof signs, we consider that they do not
result in the proliferation of signage and are considered justifiable for the following reasons:

1. Itis considered that, due to the dual frontage afforded to this lot, exposure on both street
frontages is important for the businesses that will operate at the subject site as it provides
divers fair warning when they are approaching the site. Particularly drivers travelling west
bound on Balcatta Road as if they miss the entry on Balcatta Road, there is no other
opportunity to enter the site.

2. Asthe proposed signage is spread across two (2) frontages it is considered that the impact of
the signage is reduced and the amenity of each streetscape is preserved.

3. A number of the proposed ground based signs contribute to the functionality of the drive
through fast food outlet and are required to direct traffic. As such, removing these would have
a negative impact on the functionality of the site.

e Landscaping:

The proposed landscaping plan and site plan have been revised with the following changes being
made:

1. Additional shade trees have been provided to increase the number of shade trees along both
road frontages.

2. An additional 107m? of landscaping has been provided long the Erindale Road frontage to
bring the total landscaping to 525m? or 10.4% of the site area.

3. The parking layout has been altered to increase the landscaping strip along Erindale Road
whilst also maintaining the total number of car bays. The result provides a landscaping strip
that achieves a 6m average width along the Erindale Road frontage. Figure 1 below illustrates
this point, with the required 6m landscaping setback illustrated by the red line. As a result of
the increase the landscaping strip, extra prominence has been given to the Erindale/Balcatta
Road corner.

4. Street trees will be retained.

5. An additional landscaping plan will be provided to include the verge area as the developer is
happy to maintain the verge to ensure that the landscaping harmonises with what is going to
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DYNAMIC PLANNING

AND DEVELOPMENTS

be provided on site. It is expected that the additional verge landscaping justifies the proposed
on-site shortfall.

e Parking:

After liaison with the City following the issuance of the initial letter it is understood that the drive
through bays, the refueling bays and the waiting bays are to be included in the parking calculation.
This results in a 7 bay on-site shortfall which is considered justified for the following reasons:

e In addition to the above, most of the patrons visiting the site will only do so for very short
periods of time which reduces the pressure on the available parking bays.

e The site is well serviced by pedestrian and cyclist infrastructure including 8 bicycle bays and
pedestrian footpaths which will encourage alternative means of transport.

e Erindale Road is serviced by three (3) separate bus routes being the 387, 427 and 428 with the
closest stop being 180m away. Therefore, it is expected that a number of patrons will visit the
site via bus.

e A recent JDAP decision (DAP/16/01082) for a similar development approved a 19% parking
shortfall (including fuel refill and drive through bays). In consideration of this decision the 7
bay or 8.6% car parking shortfall as a result of this proposal is considered appropriate.
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Crossovers:

The proposed site plan has been revised with the following changes being made to address the City’s
concerns with regard to both crossovers:

Balcatta Road Crossover

e Increased separation has been provided between the proposed crossover and the adjoining
lots crossover in the form of kerbing and also line marking. This is expected to reduce the
conflict between the two sites.

e The median island on Balcatta Road will be reduced to accommodate the necessary vehicle
movements in and out of the site.

e Vehicle swept paths have been provided to demonstrate that the vehicle movements are
possible.

Erindale Road Crossover
o The proposed crossover width has been reduced to 10m in order to comply with the City’s
requirements. This was done on the basis that the fuel tankers can use the full extent of the
crossover when entering the site.
e The proposed rollover kerbing has been removed.

Conclusion
We trust that the modifications made to the relevant plans and any justification that has been
provided appropriately address the concerns of the City and we trust that this will facilitate a positive

RAR report being submitted to the Metro North West JDAP.

Should you have any queries or require any clarification in regard to the matters raised, please do
not hesitate to contact the undersigned on 9275-4433.

Yours faithfully,

Reegan Cake
Planner

Enc.
File Ref: 180316 743 Revised Plans Letter.doc
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Government of Western Australia
Department of Water and Environmental Regulation

Your ref: DA17/2483
File ref: RF39-07
PA ref: 19067
Enquiries:  Bree Lyons
Tel: 6250 8035

City of Stirling
25 Cedric Street
STIRLING WA 6021

Via email — kate.miller@stirling.wa.gov.au

Attention: Kate Miller - Planning Officer
Dear Sir/Madam,

Re: Mixed Use Commercial Development - 104 Erindale Road, Balcatta

Thank you for the above referral dated 22 February 2018. The Department of Water and
Environmental Regulation (DWER) has assessed the proposal and would like to provide
the following advice:

The proposal is located within the Priority 3 (P3) area of the Gnangara Underground
Water Pollution Control Area. P3 areas are defined and managed to maintain the quality
of the drinking water source for as long as possible with the objective of risk
management. P3 areas occur within Public Drinking Water Source Areas (PDWSA)
where the land is zoned for urban and commercial or light industrial uses. Within P3
areas, drinking water sources need to co-exist with higher intensity land uses compared
to P1 and P2 areas. Key elements in the protection of P3 areas include the need for
deep sewerage and implementing best management practices.

According to Water Quality Protection Note (WQPN) 25: Land use compatibility tables
for Public Drinking Water Source Areas (DWER, 2016), service stations are considered
to be compatible with conditions in P3 areas.

Hydrocarbons, chemicals and other toxic or hazardous substances should be stored so
there is no discernible contamination of groundwater or surface water. This should
include effective secondary barriers to contain the system. The best management
practices in the following water quality protection notes (WQPN) (available from the
DWER'’s website) should be taken into consideration:

e  WQPN no. 49: Service stations;

Swan Avon Region

7 Ellam Street Victoria Park WA 6100

Telephone: 08 6250 8000 Facsimile: 08 6250 8050
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WQPN 56 Tanks for elevated chemical storage
WQPN 62: Tanks for underground chemical storage;
WQPN 65: Toxic and hazardous substances;

WQPN 10: Contaminant spills — emergency response.

Water Resource Advice Only

The Department of Water has recently merged with the Department of Environment
Regulation and Office of the Environmental Protection Authority to create the new
agency Department of Water and Environmental Regulation.

The former agencies are in the process of amalgamating their functions. Until this fully
occurs, please note that the advice in this correspondence pertains only to water
resource matters previously dealt with by the Department of Water.

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

Yours sincerely,

(a2,

Carlie Slodecki

Senior Natural Resource Management Officer
Land Use Planning

Swan Avon Region

8 March 2018
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