9@ Government of Western Australia
Development Assessment Panels

Metro Outer Joint Development Assessment Panel

Agenda
Meeting Date and Time: Thursday, 9 September 2021; 9:30am
Meeting Number: MOJDAP/122
Meeting Venue: Via Zoom

To connect to the meeting via your computer - https://zoom.us/|/93875690003

To connect to the meeting via teleconference dial the following phone number -
08 7150 1149
Insert Meeting ID followed by the hash (#) key when prompted - 938 7569 0003

This DAP meeting will be conducted by electronic means open to the public rather
than requiring attendance in person.
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Attendance
DAP Members

Mr lan Birch (Presiding Member)
Ms Sheryl Chaffer (Deputy Presiding Member)
Mr Justin Page (A/Third Specialist Member)

Item 8.1
Cr Suzanne Thompson (Local Government Member, City of Joondalup)
Cr Nige Jones (Local Government Member, City of Joondalup)

Item 9.1
Cr Frank Cvitan (Local Government Member, City of Wanneroo)
Cr Vinh Nguyen (Local Government Member, City of Wanneroo)

Officers in attendance

Iltem 8.1
Mr Chris Leigh (City of Joondalup)
Mr Tim Thornton (City of Joondalup)

Iltem 9.1
Mr Greg Bowering (City of Wanneroo)
Mr Nick Bertone (City of Wanneroo)

Minute Secretary

Ms Megan Ventris (DAP Secretariat)
Ms Adele McMahon (DAP Secretariat)

Applicants and Submitters

Item 8.1

Mr Robert Walker (Planning Solutions)

Mr Josh Watson (Planning Solutions)

Mr Larry Chantivong (Unique Thai Cuisine)
Ms Suzanne Apps

Iltem 9.1

Mr Reece Hendy (Planning Solutions)
Mr Behnam Bordbar (Transcore)

Ms Fiona Garvey (Liberty Oil)

Members of the Public / Media

Nil.

1. Opening of Meeting, Welcome and Acknowledgement
The Presiding Member declares the meeting open and acknowledges the
traditional owners and pay respects to Elders past and present of the land on

which the meeting is being held.

This meeting is being conducted by electronic means open to the public.
Members are reminded to announce their name and title prior to speaking.

Version: 3 Page 2


https://www.dplh.wa.gov.au/about/development-assessment-panels/daps-agendas-and-minutes

9@ Government of Western Australia
Development Assessment Panels

2.  Apologies

Mr Jason Hick (Third Specialist Member)

Cr Philip
3. Member

Nil.

pa Taylor (Local Government Member, City of Joondalup)

s on Leave of Absence

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

informati

on provided for consideration at the DAP meeting must declare that fact

before the meeting considers the matter.

6. Disclosure of Interests

Nil.

7. Deputations and Presentations

7.1

7.2

7.3

7.4

7.5

Mr Larry Chantivong (Unigue Thai Cuisine) presenting against the
recommendation for the application at Item 8.1. The presentation will
address impact on lot 8 (adjacent property), including use of dual access
way (strata), parking provisions and traffic congestion.

Ms Suzanne Apps presenting against the recommendation for the
application at Item 8.1. The presentation will address impact of lot 9 on
the redevelopment, parking provisions, traffic congestions/obstructions,
signage, pedestrian access & noise and odour mission.

Mr Josh Watson (Planning Solutions) presenting in support of the
recommendation for the application at Item 8.1. The presentation will
address in support of the officer recommendation and discuss the overall
merits of the redevelopment.

Mr Reece Hendy (Planning Solutions) presenting against the
recommendation for the application at Item 9.1. The presentation will
address support of the proposed modification to the existing Service
Station Pylon sign.

Mr Behnam Bordbar (Transcore) presenting against the recommendation
for the application at Iltem 9.1. The presentation will

be in support of the proposed modification to the existing Service Station
Pylon Sign, more specifically from a traffic safety point of view.

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

Member.
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8. Form 1 — Responsible Authority Reports — DAP Applications

8.1 Lot 1(941) Whitfords Avenue, Woodvale

Redevelopment of Existing Service Station and
Fast Food Outlet Addition

Development Description:

Applicant: Planning Solutions
Owner: Bass Management Pty Ltd
Responsible Authority: City of Joondalup

DAP File No: DAP/21/02012

9. Form 2 — Responsible Authority Reports — DAP Amendment or
Cancellation of Approval

9.1 Lot 138 (7) Honeybee Parade, Banksia Grove

Modifications to Service Station and
Showrooms (Pylon Sign)

Modifications to an existing Service Station
Pylon Sign

Development Description:

Proposed Amendments:

Applicant: Planning Solutions

Owner: Accord Perth Eden Beach Pty Ltd
Responsible Authority: City of Wanneroo

DAP File No: DAP/19/01700

10. State Administrative Tribunal Applications and Supreme Court Appeals

Current SAT Applications

File No. & LG Name Property Application Date
SAT Location Description Lodged
DR No.
DAP/19/01708 | City of Lot 108 Kwinana | Proposed Bulk 01/07/2020
DR 138/2020 | Kwinana Beach Road, Liguid Storage for

Kwinana GrainCorp Liquid

Terminals

DAP/01729 City of | Lot 130 (74) | Aged Residential | 28/8/2020
DR 176/2020 | Kalamunda | Warlingham Care Facility

Drive, Lesmurdie
DAP/20/01764 | City of Swan | Lot 780  (46) | Proposed  Stock | 8/09/2020
DR 204/2020 Gaston Road, | Feed Grain Mill

Bullsbrook
DAP/20/01829 | City of Swan | Lot 1 (42) Dale | Aged care and | 08/01/2021
DR 001/2021 Road & Lot 4 (43) | community

Yukich Close, | purpose

Middle Swan
DAP/21/01952 | City of | Lot 265 (40) | Mixed commercial | 14/05/2021
DR 096/2021 | Rockingham | Talisker Bend, | development

Golden Bay
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11. General Business

In accordance with Section 7.3 of the DAP Standing Orders 2020 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.

12. Meeting Closure
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Presentation Request Form

Regulation 40(3) and DAP Standing Orders 2020 cl. 3.5

Must be submitted at least 72 hours (3 ordinary days) before the meeting

Presentation Request Guidelines

Persons interested in presenting to a DAP must first consider whether their concern has
been adequately addressed in the responsible authority report or other submissions. Your
request will be determined by the Presiding Member based on individual merit and likely
contribution to assist the DAP’s consideration and determination of the application.

Presentations are not to exceed 5 minutes. It is important to note that the presentation
content will be published on the DAP website as part of the meeting agenda.

Please complete a separate form for each presenter and submit to daps@dplh.wa.gov.au

Presenter Details

Name

Mr Larry Chanthivong

Company (if applicable)

Unique Thai Cuisine

Please identify if you
have
any special requirements:

YES O NO X
If yes, please state any accessibility or special requirements:
Click or tap here to enter text.

Meeting Details

DAP Name

Metro Outer

Meeting Date

ot September

DAP Application Number DAP/DAP/21/02012
8.1

Agenda Item Number

Presentation Details

| have read the contents of the report contained in the YES
Agenda and note that my presentation content will be =
published as part of the Agenda:
Is the presentation in support of or against the report
recommendation)? (contained within the Agenda) SUPPORT LI AGAINST X
Is the presentation in support of or against the proposed
develobment? SUPPORT O AGAINST X
Will the presentation require power-point facilities? YES [ NO X
If yes, please attach



https://www.dplh.wa.gov.au/getmedia/834d1aa3-cf7a-4186-a1b1-104b2d17eb31/DAP-Regulations
https://www.dplh.wa.gov.au/getmedia/7b2de614-2f2b-41d6-aff3-f149ba8a093d/Standing-Orders-(website-published)
mailto:daps@dplh.wa.gov.au

Presentation Content*

These details may be circulated to the local government and applicant if deemed necessary
by the Presiding Member. Handouts or power points will not be accepted on the day.

Brief sentence summary for | The presentation will address:

inclusion on the Agenda Impact on LOT 8/Adjacent property
Including use of dual access way (strata)
Parking provisions

Traffic congestion

In accordance with Clause 3.5.2 of the DAP Standing Orders, your presentation request
must also be accompanied with a written document detailing the content of your
presentation.

Please attach detailed content of presentation or provide below:

Please see attached statement


https://www.dplh.wa.gov.au/getmedia/7b2de614-2f2b-41d6-aff3-f149ba8a093d/Standing-Orders-(website-published)

Adjacent Business Owner
Mr Larry Chanthivong of Unique Thai Cuisine
Re DAP DAP/21/02012

The design of the proposed redevelopment of the BP site, including the addition of a fast-
food outlet with a 50-seat restaurant, will have a detrimental impact on parking provisions,
traffic flow and congestion in the area.

As the owner of adjacent building, which comprises my popular long-standing restaurant, |
believe my business will be impacted by the lack of parking and increased traffic on both the
dual accessway and Trappers Drive.

| am part of the strata for LOT 8 that includes the accessway, this will be the ONLY EXIT POINT
for the development and the MAIN entry point for LOT 9, | wish the panel to consider the
following arguments to instruct the developer to alter the site plans to alleviate the parking
and traffic issues.

To confirm, the redevelopment will see the inclusion of a fast-food outlet with a seated
capacity for 50 people plus a play centre (children parties), the BP site will include a Café
outlet, this sees a major increase in traffic movements within the area which | don’t believe
is adequately addressed in the traffic assessment, especially in relation to use of access way,
that is part of the strata.

The position of the limited staff car parking, adjacent to the access way, around a sharp bend
will create a safety and traffic hazard. As the access way is increasingly a popular way to enter
and exit the shopping centre due to the congestion at the northern exit on Trapper Drive, this
is @a major concern, as this is blind corner, so vehicles exiting the parking bay, would cross over
to the other side of the access way, without appropriate sight around the blind corner.

The parking provisions are grossly underestimated, the lack of parking provisions will see
customers utilise car parking bays within my strata area, taking away space from my
customers. There will be no easy way to manage infringements and sadly “no parking” signs
are not read or adhered,

Under the City’s planning policy, parking should be provided for 30 spaces in total for both
businesses
As | understand it, all development must provide parking WHOLLY on their own site

The developer is suggesting that 19 spaces are being provided, a shortfall of 11 spaces,
however this includes

1 drive thru waiting bay,

1 air and water bay

and 1 acrod

None of these 3 spaces are universal available parking

The developer has allocated 5 parking bays for staff only



This means there is only 11 General use parking bays for both a service station and a 50-seat
restaurant with a playcentre.

In the document referred to in the Traffic Assessment Report, it suggested that 1 parking bay
to every 2 to3 seats for a fast-food outlet within house dining, should be provided, this would
mean atleast 25 parking bays are needed.

With regards to the staff car parking:
5 bays are provided, however there would 2 staff for the service station
And between 5 and 12 staff at the fast-food outlet at any given time
Therefore, there would be a minimum of 7 staff to a maximum of 14 staff need parking
at any one time. Only 5 bays have been provided

The overuse of the access way by the increased traffic generated by the redevelopment will
see an increase in wear and tear on the roadway, requiring more frequent repairs and
maintenance, which will come out of my strata fees. The developer has not contacted the
strata management of Lot 8 to discuss the impact or provide details of how to equitable
manage the increase usage.

I note in the report that very little consideration has been given to the already approved multi
storey development on LOT 9, which will see changes to traffic flow within the shopping
centre, this is another major influence that has not been consider in the traffic flow and how
it will impact the access way and even the entry or exit point on Trappers Rd.

To confirm | ask the panel to direct the developer to re-design the plans so

e Appropriate parking provision are provided as per the LPP, that provide the 30
general universal parking spaces at any given time

e Removal of staff car parking adjacent to the access way

e Consideration to the appropriate usage of the dual accessway for all parties, to
provide a fair and equitable liability of costs

e A design that provides an additional EXIT point

e A design that ensures patron to LOT 1 will not utilise the parking in Strata LOT 8
under any circumstance

e A design that ensures LOT 8 does not experience thru traffic to exit via the
northern access on to Trappers Drive

| have meet with the local MP, Jessica Stojkovski, another tenant at the Woodvale Shopping
Centre. Jessica kindly provided me with her support in this matter and advised that she had
contacted City about traffic and parking issues.









Presentation Request Form
Regulation 40(3) and DAP Standing Orders 2020 cl. 3.5

Must be submitted at least 72 hours (3 ordinary days) before the meeting

Presentation Request Guidelines

Persons interested in presenting to a DAP must first consider whether their concern has
been adequately addressed in the responsible authority report or other submissions. Your
request will be determined by the Presiding Member based on individual merit and likely
contribution to assist the DAP’s consideration and determination of the application.

Presentations are not to exceed 5 minutes. It is important to note that the presentation
content will be published on the DAP website as part of the meeting agenda.

Please complete a separate form for each presenter and submit to daps@dplh.wa.gov.au

Presenter Details

Name Suzanne APPS

Company (if applicable) Click or tap here to enter text.

E;?/ise identify if you YES [0 NO

any special requirements: | If yes, please state any accessibility or special requirements:
Click or tap here to enter text.

Meeting Details

DAP Name Metro Outer

Meeting Date 9" September

DAP Application Number DAP/21/02012

Property Location Lot 1 941 Whitford Ave Woodvale
Agenda Item Number 8.1

Presentation Details

| have read the contents of the report contained in the
Agenda and note that my presentation content will be
published as part of the Agenda:

YES

Is the presentation in support of or against the report

recommendation)? (contained within the Agenda) SUPPORT I AGAINST X

Is the presentation in support of or against the proposed

development? SUPPORT [0 AGAINST X

Will the presentation require power-point facilities? YES X NO [
If yes, please attach



https://www.dplh.wa.gov.au/getmedia/834d1aa3-cf7a-4186-a1b1-104b2d17eb31/DAP-Regulations
https://www.dplh.wa.gov.au/getmedia/7b2de614-2f2b-41d6-aff3-f149ba8a093d/Standing-Orders-(website-published)
mailto:daps@dplh.wa.gov.au

Presentation Content*

These details may be circulated to the local government and applicant if deemed necessary
by the Presiding Member. Handouts or power points will not be accepted on the day.

Brief sentence summary for | The presentation will address:
inclusion on the Agenda - Impact of LOT 9 on the redevelopment

- Parking provisions

- Traffic congestions / Obstructions
- Signage

- Pedestrain Access

- Noise and Odour omission

In accordance with Clause 3.5.2 of the DAP Standing Orders, your presentation request
must also be accompanied with a written document detailing the content of your
presentation.

Please attach detailed content of presentation or provide below:

Click or tap here to enter text.
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Redevelopment
BP Site

Lot 1, 914 Whitford Ave
Woodvale

PRESENTED BY SUZANNE APPS
WOODVALE COMMUNITY




Lot 9 Development — adjacent site

= 1919 sgm floor space
=  Multi story (3 floors) Medical centre Inc café
» Services that generate high volumes traffic
= Removal of 1 entry point to LOT 66 *(main shopping centre)
= Underground car park, at the northern, leading directly to the area behind Lot 1.
Nearest entry/exit point between LOT 1/LOT 8 (via accessway & blind corner
=  Approval was given with a condition.
» Applicant to obtain approval from the other LOT owners in regard to
access / parking
= Applicant was required to increase the parking provision during the application
process to avoid infringing on the other landowners

This high traffic generating commercial multi story development needs to be
factored into any decision in relation to the redevelopment of LOT 1.




“x Health Centre

Underground
carpark entry

Multi story

{ Blind Corner
s Unique Thai

Obstruction Points
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Layout/Congestion
There are several concerns in relation to the practical application of the layout
Staff Parking located adjacent to the accessway, adjacent to LOT 8

This is around a blind corner,

A heavily used entry/exit point for LOT 66

Acknowledged increase of usage on this accessway with LOT 9 development
Safety hazard (maneuvering in front of blind corner)

Only ONE EXIT POINT

Congestion

Safety issue with having only one exit point that can be obstructed
This exit point has not been reviewed in the TIA

Potential for obstructions affecting traffic exiting Trappers Drive
Pedestrian hazard

Use of a 4-way junction between LOT 1 and LOT 8, prior to exit on to Trappers Drive

No traffic assessment completed on 4-way junction

No signage as to give way/right way

Limited space/No road marking

Pedestrian hazard

Distance from blind corner and crossover to Trappers Road

Potential for obstruction causing traffic congestion / impeding traffic flow exiting




Entry point Whitford Avenue, subject to Obstruction

Drive Thru with 2 lanes (kiosks) and 2 queuing car bays PER ordering kiosk
Provision in document referred to in Traffic report reads
“minimum of four car spaces for cars queued from ordering point” (singular)

Only 2 queuing spaces are provider per ordering point

In the following scenario’s, traffic obstructions will occur entering the site

if a lane has more than 2 car queuing per lane, it will block traffic entering
when one lane is blocked, which will occur during deliveries, an obstruction will occur once more than two cars queuing,
when the refueling tanker is parked, this will create an obstruction to the flow of traffic

If all occur at the same time during a peak period, traffic is likely to not be able to exit from Whitford Avenue. When the
LOT 9 is developed there will be no access available from the slip road to the shopping center, further compounding the
issue

Other consideration

Issue around congestion, obstruction, traffic flow, which will have a knock-on effect to the main traffic network, at peak
times

With only 8 fuel pumps and no parking provisions, in peak times, cars will queue for the petrol pump, this will obstruct
the traffic flow to the fast-food outlet drive thru point

As the site use has changed to included a 50 seat capacity fast food restaurant with a playcenter, consideration should be
given to the high number of young child and young adults vising the site especially in relation to high traffic movement in
a confined area



Parking

Shortfall in parking provision against planning policy
= Provided 17 bays

= 11 general, 5 staff and 1 acrod

= Policy requires 30 bays

» air/water bay, drive thru waiting bays should not be included in available parking

Consideration for approving discretions in the shortfall of parking provision
should not include the possible available parking bays in LOT 66

Unless the owners of LOT 1 have obtained authority from the owners of LOT 66
Parking is required to be provided wholly on site for all developments

Additional parking issues

The service station is not provided with any parking bays, the justification suggested that patron will stay parked at the
fuel point; however, consideration has not been given to :-

Patron wishing to purchase ice or gas bottles only
Patron wishing to purchase items from the café or a newspaper, or similar
During times of congestion caused by the refueling tank closing off access to pumps
During peak periods where consumers will queue to access the fuel pump
» Itis common to pull in the parking bays to allow the next drive to the use the fuel pump, instead of leaving the
empty car by the pump

The majority of parking bays for the fast-food outlet are adjacent to the Trappers Drive, this requires pedestrian to use
the marked pedestrian crossover to access the bays. The flow of traffic needing to be navigated will be considerable, as
will the issue of cars queuing back to the entry point whilst waiting for pedestrians to cross



Traffic Assessment Report

=Conducted on Thursday 22" October
= No Year 12 at Woodvale Secondary College

= Limited attendance by Year 11 as exam week

*Changes to road usage
" Trappers Drive & Woodvale Drive used to avoid congestion
= On Ocean Reef Road after Wanneroo Rd Overpass (opened 2020)
= At Whitford Ave, Wanneroo Rd and Gnangara Rd

=Major Bus Stop / Frequency 5-7 minutes peak hour

= Main bus stop on Trapper Road, 20 metre from Trapper Dr entry/exit does not appear to have been adequately
considered in the ability to turn right, in relation to congestion and obstruction of exit/entry point & 2"
crossover

=2nd crossover Trapper Drive entry/exit located 80 metres down hill from main intersection
= Whitford/Trapper Drive intersection known of accidents over past 5 years

= |nability to SAFELY use the 2" crossover with larges vehicles without obstructing the northern lanes of Trappers
Dv i.e. ; vehicles with trailers or boats, truck, refuelling tankers s




Noise, Odours and Hours of Operations

A Noise Assessment has NOT been completed, the reasons given for this,
was that the current service station operates on a 24-hour basis. It was
not considered the redevelopment differs in anyway, despite the
inclusion of additional 24/7 fast food outlet

—

The residents of Sophora Place ask the panel to request this report and
to consider the impact on the community due to: -

halsiaddelt

& 2 Padbury, Ritocaic @

= A 24/7 Fast Food Outlet with a 50-seater capacity isa COMPLETELY "‘ ‘
different type of business model, with a different type of patron, &,
that would most definitely see an increase in usage of the site, with
a noticeable difference in noise levels in the later hours rather than

the current impact of a quiet small service station
Residents on Sophora Place are less than 50 metres away,
Responses to comments by the community as to odour control have not

been addressed by the respondent accept to state in the RAR to refer to
attachment 6, point 8 & 9, which state the applicant will comply

4

The residents of Sophora Place request the panel to enquiry :-

Aqua.Dream|Pogls
®

= What measures will the applicant put in place to control the < Google [
omission of cooking odours ? how it will comply ? and how it will T

ensure the residents amenity is not impacted ?

.eri@isiaddelll

-




Signage
The developer is asking for an additional sign and for signs to be over height

With the expected redevelopment of the wider commercial site allowing discretion will set a precedent for all future
commercial development in this area wanting equity. To avoid filling Whitford Ave and Trappers Drive with unnecessary
signage that creates distraction and obstruction in an already busy area, the community ask that discretion are not given in
this matter

Pedestrian Access

The proposed lay out does not provide easy and safe access. It should be anticipated that students from Woodvale College
will visit the fast-food outlet during the day, by foot/bike, as such the pedestrian access needs to be reviewed
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Presentation Request Form

Requlation 40(3) and DAP Standing Orders 2020 cl. 3.5

Must be submitted at least 72 hours (3 ordinary days) before the meeting

Presentation Request Guidelines

Persons interested in presenting to a DAP must first consider whether their concern has
been adequately addressed in the responsible authority report or other submissions. Your
request will be determined by the Presiding Member based on individual merit and likely
contribution to assist the DAP’s consideration and determination of the application.

Presentations are not to exceed 5 minutes. It is important to note that the presentation
content will be published on the DAP website as part of the meeting agenda.

Please complete a separate form for each presenter and submit to daps@dplh.wa.gov.au

Presenter Details

Name

Josh Watson

Company (if applicable)

Planning Solutions

Please identify if you
have
any special requirements:

YES U

NO X

If yes, please state any accessibility or special requirements:

Click or tap here to enter text.

Meeting Details

DAP Name

Metro Outer JIDAP

Meeting Date

9 September 2021

DAP Application Number

DAP/21/02012

Property Location

Lot 1 (941) Whitfords Avenue, Woodvale

Agenda Item Number

8.1

Presentation Details

| have read the contents of the report contained in the
Agenda and note that my presentation content will be
published as part of the Agenda:

YES

Is the presentation in support of or against the report
recommendation)? (contained within the Agenda)

SUPPORT X AGAINST U

development?

Is the presentation in support of or against the proposed

SUPPORT X AGAINST U

Will the presentation require power-point facilities?

YES [ NO X
If yes, please attach



https://www.dplh.wa.gov.au/getmedia/834d1aa3-cf7a-4186-a1b1-104b2d17eb31/DAP-Regulations
https://www.dplh.wa.gov.au/getmedia/7b2de614-2f2b-41d6-aff3-f149ba8a093d/Standing-Orders-(website-published)
mailto:daps@dplh.wa.gov.au
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Presentation Content*

These details may be circulated to the local government and applicant if deemed necessary
by the Presiding Member. Handouts or power points will not be accepted on the day.

Brief sentence summary for
inclusion on the Agenda

The presentation will address:

In support of the officer recommendation and discuss the
overall merits of the redevelopment

In accordance with Clause 3.5.2 of the DAP_Standing Orders, your presentation request
must also be accompanied with a written document detailing the content of your

presentation.

Please attach detailed content of presentation or provide below:

Refer attached presentation summary



https://www.dplh.wa.gov.au/getmedia/7b2de614-2f2b-41d6-aff3-f149ba8a093d/Standing-Orders-(website-published)

Presentation Summary

To: Metro Outer JDAP From: Josh Watson
Attention: Mr lan Birch Job No: 6829

Copy to: DAP Secretariat Date: 3 September 2021
Subject: DAP Meeting Number; MOJDAP - ltem 8.1

Lot 1 (941) Whitfords Avenue, Woodvale
Redevelopment of Existing Service Station and Fast Food Outlet Addition

Planning Solutions acts on behalf of BP Australia Pty Ltd in support of the proposed BP service station
redevelopment and inclusion of a McDonald’s restaurant at Lot 1 (941) Whitfords Avenue, Woodvale
(subject site).

We are pleased to receive the officer recommendation for approval, and wish to express our support for
the officer recommendation. We thank the City’s officers for their collaboration throughout the assessment
of the application.

OVERVIEW AND MERITS OF THE PROPOSAL

The proposal seeks to redevelop the longstanding BP service station on the subject site. The
redevelopment will replace the underground storage tanks and provide a modern service station for the
site. The redevelopment also incorporates a modern and attractively designed McDonald’s family
restaurant to support the BP service station. Both uses will operate 24-hours per day, 7-days a week and
provide the necessary convenience fuel and food offering to the surrounding community.

The proposed development has been carefully designed to ensure it appropriately integrates into the
subject site and surrounding shopping centre with consideration to the existing levels and interface to
Whitfords Avenue and Trappers Drive. As identified in the RAR, the proposal is generally consistent with
the established local planning framework expert technical reporting has confirmed it is satisfactory from a
traffic engineering perspective.

SUMMARY

In summary, the proposed development is consistent with the relevant planning framework, rejuvenate a
long standing service station and demonstrates an entirely appropriate form of development (and land
use) for the subject site.

We respectfully request the application for development approval be considered on its merits and the
Metro Outer JDAP adopt the recommendation provided in the RAR. Thank you for your time and
consideration. | would be pleased to answer any questions from the JDAP members at the meeting on 9
September 2021.

Yours faithfully

JOSH WATSON
SENIOR ASSOCIATE

210903 6829 Presentation Summary - Josh Watson
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Presentation Request Form
Regulation 40(3) and DAP Standing Orders 2020 cl. 3.5

Must be submitted at least 72 hours (3 ordinary days) before the meeting

Presentation Request Guidelines

Persons interested in presenting to a DAP must first consider whether their concern has
been adequately addressed in the responsible authority report or other submissions. Your
request will be determined by the Presiding Member based on individual merit and likely
contribution to assist the DAP’s consideration and determination of the application.

Presentations are not to exceed 5 minutes. It is important to note that the presentation
content will be published on the DAP website as part of the meeting agenda.

Please complete a separate form for each presenter and submit to daps@dplh.wa.gov.au

Presenter Details

Name Reece Hendy

Company (if applicable) Planning Solutions

E;?/ise identify if you YES [0 NO

any special requirements: | If yes, please state any accessibility or special requirements:
Click or tap here to enter text.

Meeting Details

DAP Name Metro Outer JDAP

Meeting Date 9 September 2021

DAP Application Number DAP/19/01700

Property Location Lot 138 (7) Honeybee Parade, Banksia Grove
Agenda Item Number 9.1

Presentation Details

| have read the contents of the report contained in the
Agenda and note that my presentation content will be
published as part of the Agenda:

YES

Is the presentation in support of or against the report

recommendation)? (contained within the Agenda) SUPPORT I AGAINST X

Is the presentation in support of or against the proposed

development? SUPPORT X AGAINST

Will the presentation require power-point facilities? YES X NO [
If yes, please attach



https://www.dplh.wa.gov.au/getmedia/834d1aa3-cf7a-4186-a1b1-104b2d17eb31/DAP-Regulations
https://www.dplh.wa.gov.au/getmedia/7b2de614-2f2b-41d6-aff3-f149ba8a093d/Standing-Orders-(website-published)
mailto:daps@dplh.wa.gov.au

Presentation Content*

These details may be circulated to the local government and applicant if deemed necessary
by the Presiding Member. Handouts or power points will not be accepted on the day.

Brief sentence summary for
inclusion on the Agenda

The presentation will address:

The presentation will be in support of the proposed
modification to the existing Service Station Pylon Sign.

Behnam Bordbar will also be in attendance to speak in
support from a traffic and drive safety perspective. We
respectfully request Behnam’s deputation follow Reece
Hendy’s.

Fiona Garvey, from Liberty Oil, will also be in attendance to
observe the proceedings, but will not be making a
deputation.

In accordance with Clause 3.5.2 of the DAP _Standing Orders, your presentation request
must also be accompanied with a written document detailing the content of your

presentation.

Please attach detailed content of presentation or provide below:

Refer to attached presentation note for further information.
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“The proposed signage is inconsistent with the objectives of the City’s Local Planning Policy 4.6 —
Signage, by way of height, prominence and scale, thereby negatively impacting on the amenity of
the area.”
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The existing Service Station building and awning are visually prominent on the site as viewed from Pinjar
Road. There is significant signage and corporate branding on the Service Station building and canopy which
substantially contribute towards advertising the use of the site. The increased height is considered
superfluous to the realistic need of the use to convey the brand, fuel price and services information;
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FOUR LANE CARRIAGEWAY UPGRADE
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‘intended to be upgraded to a four lane dual carriageway which would reduce the distance between the
constructed road and the subject site, which will increase the visibility of the Service Station building, awning
and signage;”
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BUILDING SETBACK
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‘Amended plans are to be submitted the City prior to commencement of construction works to re-align the
Service Station shop to have a minimum 16 metre setback from the front lot boundary, and to incorporate
vehicular connectivity between the Service Station and Showroom in accordance with the provisions of ASP
65.”
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RESIDENTIAL INTERFACE AND STREETSCAPE
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“The proposed 10.15 metre high pylon sign which is an additional 4.15 metres higher than what is permitted
under LPP 4.6, is considered excessive and likely to negatively impact on the amenity of the area by way of
height and prominence, particularly given its proximity to residential land. It is inconsistent with the planned
streetscape outcomes for the area;”

[emphasis added]
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LOT 138 (7) HONEYBEE PARADE, BANKSIA GROVE

APPLICATION FOR DEVELOPMENT APPROVAL

AMENDMENT TO SIGNAGE - PYLON SIGN
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1.0 SITE DETAILS
1.1 Legal description

0000000momm s legally described as “Lot 138 on Deposited Plan 418857”, being the whole of the land
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2.0 Background

2.1 Existing development approval
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3.0 PROPOSALID
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40  TOWN PLANNING CONSIDERATIONS
4.1 City of Wanneroo District Planning Scheme No.2
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5.2 Local Planning Policies
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Table 1 - LPP4.6 signage assessment

Policy statement

Objectives

To ensure that the visual quality and character of
particular localities and transport corridors are not
eroded;

To achieve advertising signs that are not
misleading or dangerous to vehicular or pedestrian
traffic;

To minimise the total area and impact of outdoor
advertising commensurate with the realistic needs
of commerce for such advertising;

To prohibit outdoor advertising which is considered
to be superfluous or unnecessary by virtue of their
number, colours, height, prominence, visual
impact, size, content and relevance to the premises
on which they are located;

To reduce and minimise clutter; and

To promote a high standard of design and
presentation in outdoor advertising.

Design Requirements

In general, advertising signs shall;
e Not contain any offensive material;

o Not be affixed to boundary fences or walls;

e Not extend beyond the boundary of the lot on
which they are situated, except as otherwise
provided by this policy;

Response / Proposal

0000r0000dIoD 00didmmon000mmo00mmom momoo
di0m0m0dmop0nimuniDi0mIDI0IN00MmIimomoo v
MOO000ImmuImo0imd0 DOme 00dD0didoi00man

d00rd 0000 0 D00 0 @0r0 0000 r00 rrid 00

000000 0m Oelor] 0 0m Orfl (0 00 0 000 0 00 0.0 0 00 0 0100 0000 0 00 0 0
000000d00 MDD 0r0000 00 00O 000 MOr00DOD v
(D000 I0lADIN0ImINDI0N DDA 00 do

0rl0000MmO00000mD00MD0dI0nCDdionnn o0 doomonone

000 [ 0000 O0O0rOOOD OO O0OOODOD QOO0
000000/mO00DIMDO00m0000 Dm0 00domimodo
0oro00mOoDOOoOOOmOOOOO0O00000M 000000 manD0 v
(ddImo0mo0mouoo0000dimommorom o000 000000 ido

(0 DIDmOMm o000 dnIrmI0m0Dman milimim 0om
0000dm 00 MO0k 00D D000 M immoi00maroimon

(0 (0

00000rM0000dmD 00didmmonn00 moooomumo~oo0do

0D M@ 0mI0m0 ri {0 00w 00 Imm om0 W00 idid 00

0 0000000drm0rm0N0D0dmimo000ina00mumoonmon v
000r0 0000 0000M00mAa0 0 rda0000000m 000 rdin 0 do

0 0D0DmO00midimaomomo0dimonmommom0mo aman
(M00mO Do

00000/ 0000MdDDO000 0000 00 MmO 0 0m 000 imoo00mo00 oo v
0 ddmm00mmonm

The proposed signage is consistent with Liberty Oil's
00MD00mO0 000 m0dnon00dimodid 00mord 0 domn o
MO0MOmo0dio0o000mo00000Mmon00miadlno0maon v
00000d000moD 00000 0000M00mo0mO0D000Mmona a0 mo
MOMOIMmImomonordD m0di im0 000D 0o

The amended signage is consistent with Liberty’s
000D00mI0ri0 A0 0dD0m0didon0momn00mmanoon v
QMoonmoo oooen oo

000000 00d0do0monD00mon0000modimoooo0n000doa v
ooo0mro 0o

0000000MO0000mo000mo00man0o0000a0di0 mmooa
Qooooomomo oM momo0Mmpomo o v

200622000200 00d0dim 00000 ri@00 00000000 ro00
ponoml



Policy statement Response / Proposal
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ATTACHMENT 2 - LOCAL CONTEXT PLAN
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ATTACHMENT 3 - PYLON COMPARISON
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ATTACHMENT 4 - STREET VIEW IMAGERY

[Source: Google Street View Imagery 2021 (obtained 6 September 2021)]

[Source: Google Street View Imagery 2021 (obtained 6 September 2021)]



Presentation Request Form

Regulation 40(3) and DAP Standing Orders 2020 cl. 3.5

Must be submitted at least 72 hours (3 ordinary days) before the meeting

Presentation Request Guidelines

Persons interested in presenting to a DAP must first consider whether their concern has
been adequately addressed in the responsible authority report or other submissions. Your
request will be determined by the Presiding Member based on individual merit and likely
contribution to assist the DAP’s consideration and determination of the application.

Presentations are not to exceed 5 minutes. It is important to note that the presentation
content will be published on the DAP website as part of the meeting agenda.

Please complete a separate form for each presenter and submit to daps@dplh.wa.gov.au

Presenter Details

Name Behnam Bordbar

Company (if applicable) Transcore

E:?/ise identify if you YES [] NO

any special requirements: | If yes, please state any accessibility or special requirements:
Click or tap here to enter text.

Meeting Details

DAP Name Metro Outer JDAP

Meeting Date 9 September 2021

DAP Application Number DAP/19/01700

Property Location Lot 138 (7) Honeybee Parade, Banksia Grove
Agenda Item Number 9.1

Presentation Details

| have read the contents of the report contained in the
Agenda and note that my presentation content will be
published as part of the Agenda:

YES

Is the presentation in support of or against the report
recommendation)? (contained within the Agenda)

SUPPORT [l AGAINST X

Is the presentation in support of or against the proposed
development?

SUPPORT X AGAINST [l

Will the presentation require power-point facilities?

YES O NO X
If yes, please attach



https://www.dplh.wa.gov.au/getmedia/834d1aa3-cf7a-4186-a1b1-104b2d17eb31/DAP-Regulations
https://www.dplh.wa.gov.au/getmedia/7b2de614-2f2b-41d6-aff3-f149ba8a093d/Standing-Orders-(website-published)
mailto:daps@dplh.wa.gov.au

Presentation Content*

These details may be circulated to the local government and applicant if deemed necessary
by the Presiding Member. Handouts or power points will not be accepted on the day.

Brief sentence summary for The presentation will address:
inclusion on the Agenda
The presentation will be in support of the proposed
modification to the existing Service Station Pylon Sign, more
specifically from a traffic safety point of view.

In accordance with Clause 3.5.2 of the DAP _Standing Orders, your presentation request
must also be accompanied with a written document detailing the content of your
presentation.

Please attach detailed content of presentation or provide below:

Refer to attached presentation note for further information.


https://www.dplh.wa.gov.au/getmedia/7b2de614-2f2b-41d6-aff3-f149ba8a093d/Standing-Orders-(website-published)

6 September 2021

Metro Outer Joint Development Assessment Panel
Via electronic means

Attention: Presiding Member and Panel Members

Dear Sirs and Madams,

Re: LOT 138 (7) HONEYBEE PARADE, BANKSIA GROVE
DAP REF NO. DAP/19/01700

INTRODUCTION & BACKGROUND

Transcore has provided traffic engineering services for the development at the
abovementioned property since 2019 for Accord Property who are the
developers. The project is now approved and constructed.

As part of the application to gain support for a right turn lane on Porrecta Link
into the Liberty service station, an independent Road Safety Audit was
undertaken by Mr David Wilkins from i3 Consultants. The Auditor was selected
by the City of Wanneroo and was jointly briefed by the City and Transcore. The
Audit report was produced on 19 April 2021.

| have attached the Corrective Action Report (CAR) of the Road Safety Audit in
Attachment 1. The CAR summarises the Auditor’s recommendations and invites
the Responsible Project Representatives (RPR) and the Asset Owner
Representative (AOR) to agree or disagree, provide reason for disagreeing and
provide proposed action and comments with respect to each recommendation
of the Audit.

The highlighted CAR Recommendation 2.5.1 states, “/mprove recognition of the
service station for drivers on Pinjar Road by relocating the Service Station sign
and / or removing trees that block sight lines to this sign.” This recommendation
of the Audit report was agreed to by RPR (myself) and AOR (City of Wanneroo).

As this matter has been identified by the Auditor as a safety issue, Liberty and its
consulting team has been investigating how this matter could be addressed.
Careful investigation has established that relocation of the sign or removal of the
trees were not feasible options to improve the sightlines to the sign. This is
because relocation of the sign would have placed the sign outside of the
property boundary and close to the edge of the traffic lane of Pinjar Road.

t21.244.bb.101



This is an unacceptable option from the City’s point of view and safety
consideration. Obviously, removal of trees is not a favourable option.

Accordingly, Liberty and its consultant team decided that the only option to
address Recommendation 2.5.1 of the Road Safety Audit and improve the
sightlines to the sign is to increase the height of the sign.

The Form 2 DAP Application to increase the height of the existing pylon sign has
been refused by the City of Wanneroo. The reason for refusal is stated in the
RAR as follows:

“The proposed signage is inconsistent with the objectives of the City’s Local
Planning Policy 4.6 - Signage, by way of height prominence and scale, thereby
negatively impacting on the amenity of the area.”

Accordingly, | have been engaged by Liberty to provide a submission and
deputation to MOJDAP. This submission is in support of the application and
against the RAR’s recommendation for refusal.

ASSESSMENT

In order to put the sightline issue in context, please refer to the photos and aerial
image provided in Attachment 2. As evident, the Liberty service station and the
existing sign only becomes visible when you are very close to the left turn lane
on Pinjar Road into Porrecta Link. As a result, drivers may make a sudden
decision with a sudden reaction to indicate at the last moment and enter this turn
lane if they want to visit the service station. This existing situation is undesirable
as it creates risk of rear end crashes.

By increasing the height of the sign, drivers will have more reaction time and will
be able to make a decision to use the service station, indicate and enter the left
turn lane on Pinjar Road. This situation represents an improved safety outcome
compared to the existing situation.

Providing adequate sight distance and reaction time to drivers on Pinjar Road is
critically important as about 70% of a service station patronage is based on
passing trade. That is traffic which is already on Pinjar Road and the decision to
visit the service station is often “spur of the moment” and not a pre-planned
decision.

The City officers also stated that:
“Pinjar Road is intended to be upgraded to a four lane dual carriageway which
would reduce the distance between the constructed road and the subject site,

which will increase the visibility of the service station building awning and
signage.”

t21.244.bb.101 2



In my opinion, this future upgrade has little relevance in determination of this
application because of the following reasons:

* The upgrading of Pinjar Road has no timeframe and funding at this stage
and therefore, it is uncertain when it will be implemented. Until this
upgrade occurs, an unsafe situation will continue for the foreseeable
future.

» Even if the upgrade occurs, in my view, the issue of the safety may not be
addressed because vegetation growth may further obscure the existing
sign and traffic volumes will increase and therefore, the safety risk will
increase.

CONCLUSION

Accordingly, it is concluded that the proposed revised height for the pylon sign
should be acceptable on safety grounds and therefore, it is respectfully requested
that the proposed DAP variation to increase the height of the approved sign
should be approved.

Regards,

Behnam Bordbar
Managing Director

t21.244.bb.101 3
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Corrective Action Report - Lot 138 (7) Honeybee Pde (cnr Pinjar Rd/ Porrecta Link), Banksia Grove- Service Station right-
turn-in Access off Porrecta Link | Stage 3 - Detailed Design

Findings and Recommendations

Agree /
Disagre
e

Project Manager

Reason for Disagreeing

Proposed Action and Comments

Finding 2.1 — No previous road safety audits

There are no known previous road safety audits
for the Pinjar Rd/ Porrecta Link intersection,
Porrecta Link/ Honeybee Pde intersection, the
Service Station development, or the Banksia
Grove Structure Plan.

Agree

Recommendation 2.1.1

That the City of Wanneroo develops and adopts
a Road Safety Audit Policy as per guidance
provided in Section 2.4, and the Policy example
provided in Appendix G, of Austroads Guide to
Road Safety Part 6: Managing Road Safety
Audits.

HIGH

Disagree

Roads are designed as part of
greenfields subdivision by
competent Consultant Engineers
and Designers to conform with the
appropriate AS/NZ, Austroads and
Main Roads WA standards and
guidelines.

Recommend Applicants engage an independent
Road Safety Auditor to undertake desktop Road
Safety Auditing and/or Design Review at structure
plan and subdivision stage.

Finding 2.2 — Future widening and/ or
realignments

The City has advised that it is intended to widen
Pinjar Rd to a four-lane divided carriageway that
will result in the holding line on Porrecta Link
moving further east towards the service station
access.

Agree

Recommendation 2.2.1

That a feasibility design road safety audit is
undertaken for the proposed widening on Pinjar
Road to a 4-lane dual carriageway, including a

Agree

The City advises the Owner that an independent
Feasibility Design Road Safety Audit and Modelling
of the ultimate Pinjar Road configuration (which
includes the 4-lane dual carriageway with a

Service Station right-turn-in Access off Porrecta Link Stage 3 - Detailed Design Road Safety Audit — Corrective Action Report
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Corrective Action Report - Lot 138 (7) Honeybee Pde (cnr Pinjar Rd/ Porrecta Link), Banksia Grove- Service Station right-
turn-in Access off Porrecta Link | Stage 3 - Detailed Design

reconfigured Pinjar Rd/ Porrecta Link reconfigured Pinjar Rd/ Porrecta Link intersection)
intersection, during the preparation of concept will need to be undertaken at the time concept
plans for this upgrade. (Refer Finding 2.4). plans are prepared for the Pinjar Road upgrade.
IMPORTANT | HIGH The costs associates with the independent

Feasibility Design RSA and Modelling is to be
borne by the Owner.

If the Feasibility Design RSA and Modelling
identifies future safety issues in the ultimate design,
the City reserves the right to close the temporary
right-in at the time of the Pinjar Road widening.

This right is to be formalised by a Deed of
Agreement and caveat over the landholding that
will inform the current and future owner/s of the site
in perpetuity of these requirements; noting that any
future closure of the temporary right-in and
reinstatement works will be at the owner’s expense.

The preparation of the Deed of Agreement and
Caveat are to be at the Owner’s cost.

Finding 2.3 — Adjacent developments Agree

Areas to the northeast of the service station site
are currently under development with
developments works at the earthworks and civil
infrastructure stages. The ‘bulky goods’
commercial development portion of the service
station site is also not fully tenanted at this time.

Recommendation 2.3.1 Agree Refer to 2.2.1

Ensure that modelling of the right turn lane Applicant to undertake additional modelling (i.e.
proposal considers the amount of traffic that is SIDRA Analysis) by an independent consultant to
likely to be generated by full development of the demonstrate to the City that the temporary right-in
local area noting that Porrecta Link needs to be proposal considers the amount of traffic that is
managed to ensure that it continues to function likely to be generated by full development of the

local area noting that Porrecta Link needs to be

Service Station right-turn-in Access off Porrecta Link Stage 3 - Detailed Design Road Safety Audit — Corrective Action Report Page 2 of 7 Audit Ref i3c13153F2




Corrective Action Report - Lot 138 (7) Honeybee Pde (cnr Pinjar Rd/ Porrecta Link), Banksia Grove- Service Station right-
turn-in Access off Porrecta Link | Stage 3 - Detailed Design

as an Access Road/ Local Street A and not as a
connector or distributor road (refer Finding 2.4).

IMPORTANT | HIGH

managed to ensure that it continues to function as
an Access Road / Local Street A and not as a
connector or distributor road. Results of the
additional modelling are to be submitted with
updated civil engineering design drawings for the
temporary right-in so an informed assessment and
determination can be made by the City.

Finding 2.4 — Pinjar Rd/ Porrecta Link Agree

intersection

A review of the type of intersection control and

layout at the Pinjar Rd/ Porrecta Link

intersection is required to ensure that it operates

safely with the changes in land use in the area.

Recommendation 2.4.1 Agree Refer to 2.2.1 and 2.3.1

Include consideration of this Finding in

Recommendation 2.2.

IMPORTANT | HIGH

Finding 2.5 — Visibility and sight distance Agree

A detailed assessment of the required and

available sight distance for readability and safe

operation of the intersection and the proposed

right turn lane is required.

Recommendation 2.5.1 Agree & | Existing trees to remain. City supports the relocation of the signage subject
Disagree to relevant planning approvals and sight line

Improve recognition of the service station for
drivers on Pinjar Road by relocating the Service
Station sign and/ or removing trees that block
sight lines to this sign.

IMPORTANT | MEDIUM

Any removal of vegetation will be
considered by the City on a case-
by-case basis and may be subject
to offsets and/or cash payment
based on City adopted Street Tree
Policy and tree valuation
methodology.

considerations.

Service Station right-turn-in Access off Porrecta Link Stage 3 - Detailed Design Road Safety Audit — Corrective Action Report

Page 3 of 7 Audit Ref i3c13153F2




Corrective Action Report - Lot 138 (7) Honeybee Pde (cnr Pinjar Rd/ Porrecta Link), Banksia Grove- Service Station right-

turn-in Access off Porrecta Link | Stage 3 - Detailed Design

Finding 2.6 — Pavement arrows

The Road Layout Plan shows a right turn
pavement arrow located at the start of the right
turn lane that may direct some drivers onto the
wrong side of the access driveway. It also shows
a straight-ahead arrow on the exit from the
access driveway that should be a left turn arrow.

Agree

Recommendation 2.6.1

Amend the pavement arrows on the Road
Layout Plan as per Figure 18 of the audit report.

MEDIUM

Agree

Applicant to revise the civil design for the
temporary right-in and submit updated drawings
accordingly.

Finding 2.7 — Lane widths and right turn
length

The Road Layout Plan does not show critical
lane widths and lengths and hence requires
assessment.

Agree

Recommendation 2.7.1

Include critical lane dimensions and lengths on
the road layout plan ensuring that they meet or
exceed the assessed dimensions in this audit
report.

IMPORTANT | HIGH

Agree

Refer 2.6.1

Applicant to revise the civil design for the
temporary right-in and submit updated drawings
accordingly.

Service Station right-turn-in Access off Porrecta Link Stage 3 - Detailed Design Road Safety Audit — Corrective Action Report
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Corrective Action Report - Lot 138 (7) Honeybee Pde (cnr Pinjar Rd/ Porrecta Link), Banksia Grove- Service Station right-
turn-in Access off Porrecta Link | Stage 3 - Detailed Design

Finding 2.8 — Safety performance of similar Agree

service station accesses

The crash record period ends on 31 Dec 2020

and the service station opened in February 2021.

An assessment of other similar service stations

and their crash records is required to determine

the likely safety performance.

Recommendation 2.8.1 Agree Refer 2.3.1

Install the right turn lane into the service station Applicant to undertake additional modelling (i.e.

as proposed, subject to traffic modelling SIDRA Analysis) to demonstrate to the City that the

confirming that queues will not extend back to proposed temporary right-in does not cause queues

Pinjar Rd (Refer Finding 2.3). extending back to Pinjar Road. The Applicant is to

IMPORTANT | HIGH subrmt the flndlngs with updated CIV.I| engineering
design drawings for the temporary right-in so an
informed assessment and determination can be
made by the City.
Considerations to include the Vehicles Per Day
(VPD) numbers of the ultimate / full build out of the
catchment area.
The Applicant is to undertake an assessment of
other similar service stations and their crash records
to determine the likely safety performance and
submit the findings with updated civil engineering
design drawings for the temporary right-in so an
informed assessment and determination can be
made by the City.

Finding 2.9 — Existing deficiencies Agree

(pedestrians and cyclists)

There is no path on the service station side of
Porrecta Link between Honeybee Pde and Pinjar
Rd but there is for the remaining length (under
construction).

Service Station right-turn-in Access off Porrecta Link Stage 3 - Detailed Design Road Safety Audit — Corrective Action Report
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Corrective Action Report - Lot 138 (7) Honeybee Pde (cnr Pinjar Rd/ Porrecta Link), Banksia Grove- Service Station right-
turn-in Access off Porrecta Link | Stage 3 - Detailed Design

Recommendation 2.9.1 Disagree |[The footpath network was The Applicant is to reinstate the footpath and verge
. established prior to subdivisional levels from Honeybee Parade to Pinjar Road with
il;l]rl[?]:rtaarléz ?orz\gtzvrvn?il;éhznpzth ?Ondri(;ilglﬁnrﬁt(\)/vork approval. The Developer of the the design to be approved by the City prior to the
remove the necessity for a p:tE\ aI%ng the steep subject site undertook unauthorised |commencement of reinstatement works.
service station verge on Porrecta Link. \r’;?srgz ert:lljrr]w(;hlz\/rglidvci?rsmierm r\tlﬁé The Crossover from Porrecta Link is to be reinstated
HIGH verge ?emoved the Citv’s footoath in accordance with approved JDAP and BA design.
verge, y P This will require verge levels to be re-levelled.
infrastructure and has not
constructed the Porrecta Link
crossover in accordance with the
approved drawings (i.e. there is an
average gradient of 10% from back
of kerb to property line).
Finding 2.10 — Street lighting Agree
Street lighting is provided throughout the audit
area, but failures of some units on Pinjar Road
result in diminished lighting coverage.
Recommendation 2.10.1 Agree The City is to notify Western Power of the faulty

Direct Western Power to repair all broken street
lights in the vicinity of the audit area and request
that maintenance and inspection regimes are
improved within the City given the ongoing
problems of street light failures on the City’s road
network.

LOW

street lights as it is the responsible asset owner.

Service Station right-turn-in Access off Porrecta Link Stage 3 - Detailed Design Road Safety Audit — Corrective Action Report
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Corrective Action Report - Lot 138 (7) Honeybee Pde (cnr Pinjar Rd/ Porrecta Link), Banksia Grove- Service Station right-
turn-in Access off Porrecta Link | Stage 3 - Detailed Design

NOTE:
o This Corrective Action Report is to be read in conjunction with the full Road Safety Audit Report and its findings and recommendations.

e The asset owners (MRWA and/or LGA) must be informed of these findings, recommendations, and proposed actions.

¢ Items not under the responsibility of this project representative must be forwarded to the persons / agencies who are responsible.

These findings and recommendations have been considered, and the actions listed will be taken accordingly.

Responsible Project Representative | Company / Agency / Division Position Date

Asset Owner Representative Company / Agency / Division Position Date
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ATTACHMENT 2
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Photo 1: Pinjar Road southbound - 310m from start of left turn lane into Porrecta Link

t21.244.bb.101



Photo 2: Pinjar Road southbound - 40m from start of left turn lane into Porrecta Link

t21.244.bb.101



Photo 3: Pinjar Road southbound - 20m from start of left turn lane into Porrecta Link

t21.244.bb.101



WHITFORDS AVENUE, 941 (LOT 1) WOODVALE -
REDEVELOPMENT OF EXISTING SERVICE STATION AND
FAST FOOD OUTLET ADDITION

Form 1 — Responsible Authority Report
(Regulation 12)

DAP Name: Metro Outer JDAP

Local Government Area: City of Joondalup
Applicant: Planning Solutions
Owner: Bass Management Pty Ltd

Value of Development:

$3.1 million
O Mandatory (Regulation 5)
Opt In (Regulation 6)

Responsible Authority:

City of Joondalup

Authorising Officer:

Dale Page
Director Planning and Community
Development

LG Reference: DA21/0592
DAP File No: DAP/21/02012
Application Received Date: 1 June 2021
Report Due Date: 25 August 2021
Application Statutory Process | 90 Days
Timeframe:
Attachment(s): 1. Location Plan
2. Development Plans and Elevations
3. Landscaping Plan
4. Building Perspectives
5. Transport Impact Assessment
6. Summary of Submissions and Applicant

Response

Referral Comments from Department of

Planning, Lands and Heritage

8. Environmentally Sustainable Design
Checklist

9. Applicant’s design statement against
State Planning Policy 7.0

N

Is the Responsible Authority
Recommendation the same as the
Officer Recommendation?

[J Yes | Complete Responsible Authority
N/A | Recommendation section

[0 No | Complete Responsible Authority
and Officer Recommendation

sections




Responsible Authority Recommendation

That the Metro Outer JDAP resolves to:

1.

Approve DAP Application reference DAP/21/02012 and accompanying plans
(Attachment 2) in accordance with Clause 68 of Schedule 2 (Deemed Provisions)
of the Planning and Development (Local Planning Schemes) Regulations 2015,
and the provisions of the City of Joondalup Local Planning Scheme No.3:

Conditions

1.

Pursuant to clause 26 of the Metropolitan Region Scheme, this approval is
deemed to be an approval under clause 24(1) of the Metropolitan Region
Scheme.

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

This approval only relates to the service station, fast food outlet, signage and
associated works as indicated on the approved plans. Development shall be
undertaken in accordance with the approved plan(s), any other supporting
information and conditions of approval. It does not relate to any other
development on the lots.

A Construction Management Plan shall be submitted to and approved by the City
prior to the commencement of development. The management plan shall include
details regarding mitigation measures to address impacts associated with
construction works and shall be prepared to the specification and satisfaction of
the City. The construction works shall be undertaken in accordance with the
approved Construction Management Plan.

A schedule of colours and materials for all exterior parts to the development,
including the transformer 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.

The proposed 1.5 metre wide awning shall extend for the length of the Fast-food
Outlet building along the eastern elevation. Details shall be submitted to and
approved by the City prior to commencement of development. Development shall
be in accordance with these approved details.

Any proposed building plant and equipment, including air conditioning units
piping, ducting and water tanks shall be located 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.
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10.

11.

12.

13.

14.

The car parking 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 Car Parking (AS/NZS2890.1 2004), Off-street
Parking for People with Disabilities (AS/NZS2890.6 2009) and Off-street
Commercial Vehicle Facilities (AS2890.2:2002), prior to the occupation of the
development. These bays are to be thereafter maintained to the satisfaction of
the City.

The five proposed car parking bays located on the northern side of the site,
adjacent the shared accessway, shall be for used for staff parking only, and shall
be sign posted or marked accordingly.

Bicycle parking facilities shall be provided in accordance with the Australian
Standard for Off-street Carparking — Bicycles (AS2890.3-1993 as amended)
prior to the development first being occupied. Details of bicycle parking area(s)
shall be provided to the City for approval prior to the commencement of
development.

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 both sites and the adjoining road

verge(s), and shall:

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

° Provide all details relating to paving, treatment of verges and tree

planting in the car park;

Include the required shade trees within new car parking areas;

Show spot levels and/or contours of the site;

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

the City;

Outline what works are required within the subject sites and adjacent

verges to ensure compliance with AS3959;

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

o Show all irrigation design details.

Landscaping and reticulation within the subject site and the adjacent verge areas
shall be established and thereafter maintained by and at the cost of, the
landowner/applicant in accordance with the approved landscaping plans,
Australian Standards (including AS3959) and best trade practice prior to the
development first being occupied to the satisfaction of the City.

A Waste Management Plan shall be submitted to and approved by the City prior
to the commencement of development. The waste management plan shall
include the method of rubbish collection for the development and the
management of potential litter from the fast food outlet. All waste management
shall be in accordance with the approved Waste Management Plan.

A Lighting Plan shall be submitted to the City for approval prior to the
commencement of construction. The Lighting Plan shall include details on how
any lighting, including lighting associated with any signage, has been designed
and managed to minimise the impact on any surrounding residential
development. Lighting shall be maintained in accordance with the Lighting Plan
to the satisfaction of the City.
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15.

16.

17.

Signage is to be established and thereafter maintained to a high standard to the
satisfaction of the City and shall:

) not include fluorescent, reflective or retro reflective colours; and,

. use low illumination that does not flash, pulsate or chase.

All development shall be contained within the property boundaries.

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

Advice Notes

1.

The City of Joondalup Local Planning Scheme No. 3 defines:

o ‘Service station’ as:
‘premises other than premises used for a transport depot, panel beating,
spray painting, major repairs or wrecking, that are used for:

(a) the retail sale of petroleum products, motor vehicle accessories and
goods of an incidental or convenience retail nature; and/or

(b) the carrying out of greasing, tyre repairs and minor mechanical
repairs to motor vehicles.”

o ‘Fast food outlet’ as:
“premises other than a lunch bar, including premises with a facility for drive-
through service, used for the preparation, sale and serving of food to
customers in a form ready to be eaten:

(a) without further preparation; and

(b)  primarily off the premises.

Any existing footpath and kerbing shall be retained and protected during
construction of the development and shall not be removed or altered for the
purposes of a vehicle crossover. Should the footpath/kerb be damaged during
the construction of the development, it shall be reinstated to the satisfaction of
the City.

The applicant/owner is advised that verge treatments are required to comply with
the City’s Street Verge Guidelines. A copy of the Guidelines can be obtained at
http://www.joondalup.wa.gov.au/Live/Streetscapes/StreetVergeGuidelines.aspx

In regard to condition 4, the construction management plan shall be prepared
using the City’s Construction Management Plan template which can be provided
upon request.

All lighting to the centre is to be designed to minimise light spillage onto the
surrounding residential properties and be in accordance with the requirements
of Australian Standard AS1158.

With regard to the landscaping plan required by condition 11, it is advised that a
third shade tree is required adjacent to the eastern row of car parking bays.
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Details: outline of development application

Region Scheme

Metropolitan Region Scheme

Region Scheme -
Zone/Reserve

Urban

Local Planning Scheme

City of Joondalup Local Planning Scheme No. 3
(LPS3)

Local Planning Scheme -
Zone/Reserve

Commercial

Structure Plan/Precinct Plan

N/A

Structure Plan/Precinct Plan
- Land Use Designation

N/A

Use Class and

Service station — ‘D’

permissibility: Fast food outlet — ‘P’

Lot Size: 3,626.63m?

Existing Land Use: Service station

State Heritage Register No

Local Heritage N/A
O Heritage List
[0 Heritage Area

Design Review O N/A
Local Design Review Panel
O State Design Review Panel
OO0 Other

Bushfire Prone Area No

Swan River Trust Area No

Proposal:

Proposed Land Use

Service station
Fast food outet

Proposed Gross Leasable 625m?
Area

Proposed No. Storeys One storey
Proposed No. Dwellings N/A

The proposed development includes the following:

° Demolition of the existing BP service station and associated structures.

e A new 24/7 BP service station on the southern half of the site with a 265m?
retail building and Wild Bean Café.
A fuel canopy housing eight refuelling bays.

e A McDonalds restaurant comprising 360m? of gross leasable area, attached to
the northern side of the service station.

e  Associated McDonalds drive through facility, with dual lane access on the
southern side of the service station.

e  Associated signage for both tenancies including three free standing signs
adjacent to Trappers Drive and Whitfords Avenue.

The development plans, landscaping plan, building perspectives are provided in

Attachment 2 — 4.
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Background:

The subject site is zoned ‘Commercial’ under the City’s Local Planning Scheme No. 3,
and is bound by Whitfords Avenue to the south, Trappers Drive to the east and existing
commercial developments to the west and north. The site currently comprises a service
station and disused car wash and service centre (Attachment 1 refers).

The site forms part of the Woodvale District Centre, which includes a shopping centre,
office, fast food and medical uses. There are existing easements across the subject
and adjoining sites to facilitate access between the sites.

A development approval has been issued for a three storey commercial development
on the lot immediately to the north of the subject site. Whilst the adjoining landowner
has not yet acted on this approval, it remains valid, and the applicant has therefore
considered the impact of this development on the subject proposal (including traffic).

Legislation and Policy:

Legislation

e Planning and Development Act 2005.

e Metropolitan Region Scheme (MRS).

e Planning and Development (Local Planning Schemes) Regulations 2015
(Regulations).

e City of Joondalup Local Planning Scheme No. 3 (LPS3).

State Government Policies

e State Planning Policy 7.0 Design of the Built Environment (SPP7).
Local Policies

e Commercial Mixed Use and Service Commercial Zone Policy (Commercial LPP).
e Advertisements Local Planning Policy (ALPP).
e Planning Consultation Local Planning Policy.

Consultation:

Public Consultation

The proposal was advertised for a period of 14 days, commencing on 15 July 2021,
and concluding on 29 July 2021. Consultation was undertaken in the following manner:

o Letters were sent directly to 75 surrounding landowners and occupiers (including
surrounding commercial properties).

¢ Development plans and information provided by the applicant were made available
for public viewing on the City’s website and at the City’s administration building.

A total of 118 submissions were received, with 92 opposing the development, 21 in
support of the development and five neutral. The concerns raised in the submissions
and the City’s responses are included in the table below. The applicant’s response to
submissions received during consultation is included in Attachment 6.
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Issue Raised

Officer comments

Antisocial behaviour
A 24 hour McDonalds will introduce
anti-social behaviour to the area.

Both the Fast-food Outlet and Service station
are proposed to operate 24 hours per day,
seven days per week, which will increase
surveillance to the site through staff being
present and the opportunity for patrons to
attend the site at all times.

The 24 hour operation of the proposed fast
food outlet is also considered appropriate on
the site in consideration of the underlying
commercial zoning of the site, its location on
the corner of Trappers Drive and Whitfords
Avenue and that residential properties do not
immediately front the site.

Traffic and access

The development will result in
traffic jams on Whitfords Avenue
and Trappers Drive.

Concerns regarding congestion in
and out of the site onto Trappers
Drive.

Concerns regarding five car
parking bays on the northern
boundary of the site.

A Traffic Impact Assessment (TIA) has been
prepared as part of the application. The City
has assessed and supports the findings and
conclusions of the TIA as outlined in the
assessment section of this report.

Traffic impact assessment

Concerns that traffic data was not
undertaken during true peak
periods and does not account for
COVID-19 impacting on traffic.

The TIA has not included the
northern vehicle access on
Trappers Drive.

The peak times assessed are in accordance
with the WAPC Transport Assessment
Guidelines which list peak times as
weekdays between 7am-9am and 4pm-6pm.

Customers visiting the development are
unlikely to use the northern-most access
point on Trappers Drive, and instead likely to
utilise the vehicle access point adjacent to
the site.

Littering

Concerns that the development will
increase rubbish and litter around
the site.

Should the development be approved, it is
recommended that a Waste Management
Plan be required. This plan will address litter
management from the fast food outlet.

Additionally the applicant has advised that
McDonalds have a standard practice to
maintain daily littler patrols to ensure that
that litter is mitigated.

Existing businesses

Economic competition between businesses
is not a valid planning consideration.
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The introduction of a McDonalds
will impact on existing restaurants
and take away outlets at the site.

There are already six McDonalds
restaurants within a 6km radius.

It is also noted that ‘Fast Food Outlet’ is a
permitted (“P”) land use in the Commercial
zone.

Health

McDonalds presents an unhealthy
choice of fast food for the
community.

The level of nutrition offered by a commercial
business is not a valid planning
consideration.

It is also noted that ‘Fast Food Outlet’ is a
permitted (“P”) land use in the Commercial
zone.

Opening hours

The fast food outlet should have a
closing time of 10pm.

It is noted that the existing service station on
site currently operates on a 24 hour basis
and the proposed service station is proposed
to continue in this fashion.

Noise and air pollution

A popular land use such as
McDonalds will create noise
disruption for nearby residents.

Concerns regarding air pollution
from the business including
garbage trucks.

The development is located within a
Commercial zone and is consistent with the
uses permitted on this site. There is an
obligation for the development to comply
with the Environmental Protection (Noise)
Regulations 1997.

Should the development be approved, it is
recommended that a Waste Management
Plan be required, which would include
timings of garbage pickup.

It is also note that the applicant has
addressed potential odour emissions in
Attachment 6.

Parking

The shortfall in car parking will lead
to customers parking in bays
belonging to the shopping centre.

The air and water bay, drive
through waiting bay and ACROD
bay should not be counted towards
parking provided on-site.

The parking for the development is
considered to be acceptable. This is
discussed further in the assessment section
of this report.

Pedestrian access

No clear walkway through the
development.

The development proposal includes a
crosswalk linking the existing path network to
the entry to the building.

Signage

Too many signs are proposed in
addition to those already existing.

The amount of signage proposed is
considered to be acceptable for the nature of
the business and given the site has two
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street frontages. This is discussed further in
the assessment section of this report.
Landscaping The Commercial LPP requires shade trees
on-site at a rate of one per four car parking
Does the development meet shade | bays proposed. Should the development be
canopy requirements? approved a condition is recommended that
the required number of shade trees are
provided in the car parking area.

In addition to the above, three additional
trees are also proposed outside of the car
parking areas, elsewhere across the site.

Comments received in support of the proposal noted the following:

. The development will result in an increase in jobs.
. The current site is underutilised and in need of a revamp.
° The site is a convenient location for a service station and McDonalds.

Referrals/consultation with Government/Service Agencies

The application was referred to the Department of Planning, Lands and Heritage
(DPLH) for comment as the development abuts Whitfords Avenue, which is classified
as an ‘Other Regional Road’.

DPLH advised they have no objections to the development, with the following
recommendations:

e Signs comply with City requirements and should not interfere with sight lines,
distract drivers, or have the potential to become confused with traffic signals.

e Areview of the trip generation rate based on the ITE Trip Generation Manual (10™
Edition).

The City has assessed the application having regard to these recommendations.

Design Review Panel Advice

The proposal was referred to the Joondalup Design Reference Panel (JDRP) on 24
June 2021. The following table summarises comments made by the JDRP and the
applicant’s response:

JDRP comments Summary of Applicant’s response
It is requested that the verge area Amended plans have been provided to
incorporate landscaping as part of a respond to this comment.

holistic landscaping approach. Lot
boundaries are not a visible thing out on
site, so the landscaping should respond
to this appropriately and provide a high-
quality contribution to the streetscape.

Only three trees are proposed across the | The City’s Local Planning Policy

site. Notwithstanding that the City’s Local | requires the provision of one shade tree
Planning Policy requires the provision of | for every four bays. Based on the

one shade tree per four parking bays, the | provision of 18 standard bays (including
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number of trees across the site needs to | one ACROD Bay, and one air and

be increased. water bay), five shade trees are
required to be provided. An additional
four trees have been provided, totalling
seven shade trees across the site. The
amount of shade trees exceeds the
requirement by two trees, and it
warrants approval accordingly.

Species proposed are large trees, | An additional four shade trees have
Consideration should be given to smaller | been provided of the same species.
species. These are considered more functional
and appropriate for their location in the
proposed development.

The concerns raised by the JDRP are considered to have been satisfied through the
provision of revised plans or additional information, as discussed in the Planning
Assessment below.

Planning Assessment:

The proposal has been assessed against the relevant legislative requirements of the
City’s Local Planning Scheme No. 3 and State and local planning policies outlined in
the Legislation and Policy Section of this report. The following matters have been
identified as key considerations for the determination of this application:

Land use

Service Station is a ‘D’ (discretionary) use under LPS3 and requires the exercise of
discretion in determining the appropriateness of the land use. The objectives of the
‘Commercial’ zone under LPS3 are:

e To provide a range of shops, offices, restaurants and other commercial outlets in
defined townsite and activity centres.

¢ To maintain the compatibility with the general streetscape, for all new buildings in
terms of scale, height, style, materials, street alignment and design of facades or
improve the existing streetscape.

e To ensure that development is not detrimental to the amenity of adjoining owners
or residential properties in the locality.

A BP service station has been operating from the site since the 1990’s and is
considered an appropriate use within a district centre. The redevelopment of the
service station will improve the existing streetscape, modernise the building design
and provide new landscaping. The site is at the intersection of a district distributor road
and local distributor road which make the location suitable to be accessed by passing
traffic. The road network also maintains a buffer from the adjoining residential
properties to the east and south. The Service Station land use is therefore considered
appropriate, particularly as it is essentially a continuation of the existing, approved land
use.

‘Fast Food Outlet’ is a ‘P’ land use under LPS3, meaning that it is permitted on the site.

The number of existing McDonalds restaurants and competition with existing land uses
was raised during community consultation. In accordance with clause 67(2)(v) of the
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Regulations, commercial competition is not a valid planning consideration and
therefore these factors cannot be considered in determining the application.

Building design

The City’s Commercial LPP requires:

¢ A maximum building height of six metres. The development proposes 7.5 metres
to the top of the Fast-food outlet blade wall.

Maximum sill height of 0.7 metres above the finished floor level.

Awning minimum height of three metres and minimum depth of 1.5 metres
Buildings constructed of high quality materials.

Concrete facades visible from the street to be painted and provided with an
articulated or detailed finish.

In addition to the objectives of the Commercial zone under LPS3 (as outlined in the
‘Land Use’ section above), the relevant objectives of the Commercial LPP are:

e To facilitate the development or redevelopment of commercial centres that
respond to the local context.

e To ensure the design and siting of commercial development provides a high
standard of amenity, no blank facades visible from the street and activation of
external areas.

e To encourage high quality, pedestrian friendly, street-orientated development that
integrates with surrounding areas.

e To create vibrant mixed use commercial centres that are the focal point for the
community by locating housing, employment and retail activities together.

The height of the development is generally consistent with the requirements of the
Commercial LPP with the exception of a blade wall associated with the Fast-food outlet
building which also includes signage. This section of the building is two metres wide
and rather than appearing bulky or visually imposing, contrasts with the building to
provide interest.

The proposed McDonalds building includes sill heights at 1.1 metres above the finished
floor level to facilitate placement of the drive through windows, which is a standard
design for McDonalds restaurants and is appropriate for the function it serves. It is also
noted that these windows do not form the primary fagade of the building, facing internal
to the overall site and therefore do not impact on the view of the development from the
streetscape.

While the awning proposed meets the required 1.5 metre depth and three metre height,
there is a 12.3 metre long portion of the eastern elevation that does not include an
awning, being between the McDonalds and BP buildings. The applicant’s justification
highlights that awnings are provided at the building entries and also along pedestrian
linkages. However, given that the section with no awning relates to a footpath
connecting the McDonalds and BP this is not considered to be appropriate. Should the
application be approved a condition is recommended requiring the McDonalds awning
extend for the length of the eastern elevation to provide roof cover to the footpath that
links the two buildings.

Traffic
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Road network capacity

The applicant provided a Transport Impact Assessment (TIA) to support the proposal
(Attachment 5 refers). The TIA has been reviewed by the City and it is considered that
the assumptions and content included in this document are acceptable.

The TIA outlines that the development during peak hours is predicted to generate 125
trips (AM) and 134 trips (PM). Some of this traffic will be passing trade, being vehicles
that are already using Whitfords Avenue and/or Trappers Drive.

Accounting for this, the TIA indicates that the net increase in traffic on the surrounding
road network will be 50 vehicles during AM peak hour and 52 vehicles during PM peak
hour. The WAPC Transport Assessment Guidelines outline that developments which
result in an increase in the overall traffic of less than 100 vehicles per hour onto any
road lane, is unlikely to have a material impact on the surrounding road network.
Therefore in accordance with the WAPC Transport Assessment Guidelines the
development is not considered to have a material impact on the surrounding road
network.

Traffic impacts to the site

The findings of the TIA indicate that the existing access points in and out of the site
will have sufficient capacity to cater for the new development. SIDRA (signalised and
unsignalized intersection design and research aid) modelling has also been used to
assess intersection impacts and supports the proposition that there will not be a
detrimental impact to any surrounding intersection or access points.

During consultation, concerns were raised regarding congestion at the right turn south-
bound exit onto Trappers Drive from the subject site. The SIDRA analysis undertaken
indicates that the delay at this exit, as a result of the development, will increase by an
average of 1.3 seconds during peak periods which maintains a ‘level of service A’ at
this intersection. This is the best possible level of service for an intersection identified
under SIDRA modelling. A second exit point onto Trappers Drive from the shopping
centre, further to the north of the subject site, was not assessed as part of the
application as it is not expected that users of the subject site will utilise this exit point.

Given the above, it is not considered the development will have an adverse impact on
the traffic of the surrounding road network.

Parking

The City’'s Commercial LPP requires a total of 30 car bays for the proposed
development. The fast-food outlet requires a total of 16 bays and the Service Station
requires 14 bays.

The development proposes a total of 19 bays, including 16 bays for general parking,
an air and water bay, ACROD bay and drive through waiting bay.

Given the above the parking allocation can be broken down as follows:
o 5 bays for staff parking relating to the Fast-food Outlet;

e 11 bays for use by the general public;
¢ 1 ACROD bay;
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¢ 1 air and water bay; and
e 1 drive through waiting bay.

In considering the parking shortfall it is expected that the predominate use of the
service station will be refuelling, in which vehicles will not utilise the formal parking
bays provided but be located within the eight refuelling areas. These eight parking
areas do not count towards the parking calculation but are relevant in the acceptability
of a shortfall. In these instances, it is unlikely that vehicles would refuel and then park
in one of the designated parking bays.

As a result, it is expected that the 16 general parking bays and the ACROD bay will be
utilised by customers of the fast food outlet and therefore there is sufficient car parking
provided on-site. Of the general parking bays, five bays are directly accessed from the
access point from Trappers Drive, which is a key entry to the subject site and adjoining
commercial site. In order to minimise vehicle movements into the access way from
these bays, it is considered appropriate to be for long term (ie. staff parking) only. As
the fast-food outlet is expected to employ more than five people at any given time
(particularly during peak periods) it is considered appropriate to restrict these bays to
staff only.

Given the above, there is considered adequate parking provided on-site for the
proposed uses.

Landscaping

The Commercial LPP requires a total of 8% of the site as landscaping and shade trees
within new car parking areas at a rate of one tree per every four parking bays. The
development proposes 11.3% of the site as landscaping. While four additional trees
have been proposed, based on the 19 car bays proposed a total of five trees would be
required to provide shade to the car bays.

The JDRP raised several points regarding the number of trees and species proposed.
The applicant subsequently amended the plans to provide additional verge
landscaping, and four additional shade trees on site. Although the applicant has
included additional trees to address the JDRP’s comments, only four trees provide
shade to car bays. Should the application be approved a condition is recommended
requiring an additional shade tree be provided to shade the bays adjacent to Trappers
Drive.

Signage

The City’s Advertisements LPP permits:

¢ Single tenancy freestanding signs to a height of six metres.

¢ Alimit of one freestanding sign per lot frontage per lot.

o Freestanding signs are to be located a minimum of 15 metres from corner
truncations.

The application proposes a total of three freestanding signs including an eight metre

high BP sign and a six metre high McDonalds ‘golden arches’ sign on Whitfords
Avenue, and a six metre high BP price board sign on Trappers Drive.
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While the eight metre high BP sign on Whitfords Avenue exceeds the permitted height,
itis noted that it is replacing the existing approved sign of the same height. The addition
of the McDonalds sign is considered appropriate given it relates to a different tenancy
and is a pole mounted sign that is considered to be minimal in its bulk.

Due to the site being a corner lot, and there being a considerable slope in topography
along Trappers Drive it is considered that the second BP price board sign is necessary
to provide fuel price exposure to traffic approaching from Trappers Drive.

With regard to the proximity of the signage to the corner intersection, it is noted that
the eight metre high BP sign complies with the required 15 metre setback distance.
The McDonalds sign is within four metres of the corner truncation, however due to
being pole mounted, will not have any impact on sightlines required for safe navigation
of the intersection. While the second BP sign on Trappers Drive is 10.3 metres from
the corner truncation, this is considered appropriate as the signage is adjacent to traffic
travelling north along Trappers Drive and therefore does not impact on sightlines for
vehicles approaching the intersection of Whitfords Avenue and Trappers Drive.

DPLH commented that the signage should not interfere with sightlines, distract drivers
or have the potential to be confused with traffic signals. As discussed above, the
proposed signage is considered appropriate with regard to maintaining vehicle
sightlines across the Whitfords Avenue / Trappers Drive intersection. The BP sign on
Whitfords Avenue is replacing an existing sign of the same size and the McDonalds
sign is a six metre tall pole mounted sign which is unlikely to be confused with traffic
signals.

It is also recommended that should the application be approved, conditions are
included that require signage to be of low illumination, not flash, pulsate or chase and
not include fluorescent or reflective colours to further minimise potential distraction and
general amenity impacts.

For the reasons outlined above the number and size of signage proposed is considered
appropriate.

Conclusion:

As detailed above, the proposed development is considered to meet the intent,
objectives and requirements of LPS3, as well as relevant State and local planning
policies.

The redevelopment of the existing service station and addition of a fast food outlet will
improve the appearance of the site by replacing a dated structure with modern
buildings and new landscaping. As set out above, it is considered that the parking and
existing access and road network is appropriate to support the addition of a fast food
outlet.

As a result, it is recommended that the application be approved, subject to conditions.
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Alternatives

In accordance with clause 17(4) of the Regulations, the JDAP may determine an
application by either approving the application (with or without conditions) or refusing
the application.

In reference to the Responsible Authority Recommendation, the JDAP can amend or
delete the conditions of approval recommended by the City and/or include additional
conditions of approval should they be considered necessary to ensure the proposal
complies with the relevant planning framework.

Should the JDAP resolve to refuse the application, this determination needs to be
made based on valid planning considerations as outlined under clause 67 of the
Planning and Development (Local Planning Schemes) Regulations 2015 and as set
out in the Development Assessment Panel Practice Notes: Making Good Planning
Decisions.

However, as outlined in the Planning Assessment and Officer's Comment sections
above, the City considers that the development meets the relevant provisions and/or
objectives of the applicable planning framework and the application is therefore
recommended for approval.

If the applicant is aggrieved by the decision or any aspect of the decision, the applicant

has a right of review in accordance with the State Administrative Tribunal Act 2004 and
the Planning and Development Act 2005.
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1.0Introduction
|

This Revised Transport Impact Assessment has been prepared by Transcore on behalf of
BP Australia Pty Ltd for the proposed BP service station and a fast-food outlet with drive
through facility at No.941 Whitfords Avenue, Woodvale.

This revised TIA is prepared to reflect the latest development plan and address the issues
raised by the City.

The site is currently occupied by an existing BP service station and a non-operational
workshop and is located at the north west corner of the intersection of Whitfords
Avenue/ Trappers Drive as illustrated in Figure 1. The proposal entails the redevelopment
of the existing BP service station and incorporation of an integrated fast-food outlet with
drive through facility.

The subject site is classified as an urban zone in the Metropolitan Region Scheme (MRS)
as indicated in Figure 2. Whitfords Avenue is classified as Other Regional Roads (Blue
Road) in the MRS.

Key considerations that will be addressed in this report include the traffic generation of
the proposed development, capacity of the signalised intersection of Whitfords Avenue/
Trappers Drive and the existing full movement crossover on Trappers Drive and fuel
tanker and service vehicle entry, egress and circulation.

Figure 1: Location of the subject site
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Figure 2: MRS map
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2.0 Existing Situation

2.1 Existing Site Use, Access and Parking

As detailed in Figure 3, the subject site is currently occupied by a BP service station and a
workshop.

Figure 3: Existing site

2.2 Existing Site Traffic Generation

The existing traffic generation of the site was established through the traffic count
surveys undertaken by Transcore on 22 October 2020. Accordingly, the existing trip
generation of the site was established to be about 105vph during the AM and PM road
network peak hours.

2.3 Surrounding Road Network and Traffic Management on Frontage
Roads

The road hierarchy of the surrounding roads in accordance with Main Roads WA
Functional Road Hierarchy map is illustrated in Figure 4. As evident Trappers Drive is
classified as a Local Distributor and Whitfords Avenue is classified as Distributor A Road
in the Main Roads WA Functional Road Hierarchy. Whitfords Avenue is classified as Other
Regional Roads (Blue Road) in the MRS.
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Figure 4: Existing road hierarchy

Trappers Drive

As shown in Figure 5, Trappers Drive is constructed as a dual divided carriageway
standard with a wide solid median and pedestrian path on the west side of the road in
the vicinity of the subject site. Trappers Drive operates under the default, built up area
speed limit of 50km/h.

The intersection of Trappers Drive/ Whitfords Avenue is operating as a signalised T-
intersection with turn lanes on Whitfords Avenue.
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Figure 5: Trappers Drive adjacent to the subject site (looking south)

Whitfords Avenue

As shown in Figure 6, Whitfords Avenue is constructed as a dual divided carriageway with
on road cycle lanes and shared paths on both sides of the road. It operates under the sign
posted speed limit of 70km/h.

Figure 6: Whitfords Avenue adjacent to the subject site (looking east)
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2.4 Existing Traffic Volumes on Roads and Major Intersections

Review of the historical traffic counts on Whitfords Avenue (refer Figure 7) indicates that
the traffic volumes were reduced slightly in 2020 since 2018. The 2020 traffic counts were

for the pre COVID period. Therefore, no significant traffic growth would be expected on
this section of Whitfords Avenue in the future.
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Figure 7: Review of the historical traffic counts

Transcore undertook a manual traffic count survey at the existing development
crossovers on 22" October 2020, between 8:00AM to 9:00AM and 3:00PM to 4:00PM.
Figure 8 illustrates the existing AM and PM peak hour traffic volumes. The existing traffic
volumes at the signalised intersection of Whitfords Avenue/ Trappers Drive were sourced
from the SCATS data. The turn movements at the signalised intersection which were not
captured by SCATS were also surveyed by Transcore.
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2.5 Public Transport Access

The site enjoys excellent connectivity to public transport from Trappers Drive and
Whitfords Avenue. Nearby public transport services are shown in Figure 9. The subject
site has direct access to the bus routes 465,466 and 467 traversing along Trappers Drive
with a bus stop located in close proximity of the site. Bus routes
355,374,376,466,477,465,466,467 and 468 traverse along Whitfords Avenue with the
nearest bus stop located adjacent to the site as shown in Figure 9. These bus routes
provide an opportunity to transfer to other connecting bus and rail services.

High Frequency Bus Routes, Other Bus Routes

[59s] High Frequency Bus Route Numbers
El Other Bus Route Numbers

(o] Bus Terminus

o Train Transfer

Train and Bus Transfer
[ Xc) Train Station, Special Events Train Station
@ Ferry Terminal

(=] Bus Station

Transperth Fare Zone Boundary
Public Road

rrrrrrrr Railway N

Major Shopping Centre

Subject Site

Industrial Area Scale

T 355 374 376
e Bnunﬂarvw im0 e 50 RSB o 445 446 447

Major Destination

Hospital

Whitfords
355 374 376 441 N
442 443 444 445

446 447 460 461
462 463 464 465
466 467 468

Figure 9: Existing bus routes

2.6 Pedestrian and Cyclist Facilities

The Perth Bicycle Network Map which indicates cyclist connectivity to the subject site is
shown in Figure 10. High Quality Shared paths are currently in place on both sides of
Whitfords Avenue. Trappers Drive to the east of the subject site is classified as good road
riding environment.

Pedestrian will have direct access to the proposed development via the existing external
footpath network along the surrounding roads.
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Figure 10: Bike map (source: Department of Transport)

2.7 Crash Data

Information available on the Main Roads WA website indicates that the signalised
intersection of Whitfords Avenue / Trappers Drive recorded a total of 26 road crashes

with no casualty during the last five-year period ending in December 2019 as illustrated
in Table 1.

Table 1. Crash Statistics for the Whitfords Avenue / Trappers Drive
Intersection Total Crashes Casualty

Whitfords Avenue / Trappers Road “

Rear End Right turn Pedestrian = Daylight PDO Major Dry
thru
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3.0 Development Proposal

|
3.1 Proposed Site Use
The proposed development comprises:

4+ Light vehicle canopy with 8 fuel points for light vehicles;

4 Associated convenience store building; and,

4+ Fast food outlet with drive though facility.
Figure 11 shows the proposed development plan which is also included in Appendix A.
The proposed development would not change the location, layout or operations of the
existing crossovers serving the existing BP. The Trappers Drive crossover is proposed to
include a mountable area to better facilitate the movement of fuel tankers.
Two bin store areas are provided to the west side of the convenience store and fast-food
outlet buildings. The service vehicles entry, egress and circulation are discussed further

in Section 8.0 of this report.

Pedestrian access to the site will be facilitated from the existing footpaths on the abutting
roads.

LOT 8

Figure 11: Development plan
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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 the drive
through facilities this section states that:

An exclusive area for queuing of cars for a drive through is required (queue length of 5 to
12 cars measured from pick up point). There should also be a minimum of four car spaces
for cars queued from the ordering point.

The proposed fast-food outlet provides a drive through facility with two Customer Order
Booths (COB). The fast-food outlet provides for 13 car stacking capacity with 4 car spaces
available from the ordering points (2 on each side). Two waiting bays are also proposed
within the site. Accordingly, the proposed drive through facility for the proposed fast-
food outlet meets the RTA drive through requirements.

3.2 Proposed Access for all Modes

The main access and egress to the subject site is currently provided via the existing left in
only crossover on Whitfords Avenue and the existing full movement crossover on
Trappers Drive. As part of the proposed redevelopment, the Trappers Drive crossover will
be modified/improved to include a mountable area to better facilitate the movement of
fuel tankers
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4.0 Changes to Surrounding Transport Networks
I EEE——

There are no significant changes to the surrounding road network as part of the proposed
development. As part of the proposal, the layout of Trappers Drive crossover is improved
to better facilitate fuel tankers movements.
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5.0 Integration with Surrounding Area

The proposal entails the redevelopment of the existing BP facility and comprises a new
improved BP service station and a fast-food outlet with drive through facility which are in
line with the existing and future surrounding land uses in the area.
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6.0 Traffic Assessment
|

6.1 Assessment Years and Time Periods

The assessment year that has been adopted for this analysis is the post-development
scenario (2021) scenario. No analysis for the 2031 Scenario was undertake as the review
of the historical traffic counts does not show traffic increase on the surrounding roads
and no significant traffic growth is anticipated in the future particularly considering the
economic conditions due to COVID 19 situation.

The proposed development is expected to generate highest traffic movements during the
weekday peak hour periods of the adjacent road network.

6.2 Development Generation and Distribution
6.2.1 Existing development generation

The existing traffic generation of the site was established through traffic count surveys
undertaken by Transcore at 22 October 2020. Accordingly, the existing trip generation of
the site was established to be approximately 105vph during the AM and 105vph during
PM road network peak hours.

6.2.2 Proposed Development Traffic Generation

The traffic volumes that would be generated by the proposed development have been
estimated using trip generation rates derived from:

+ ITE Trip Generation Manual 10t Edition; and,
+ RTA NSW — Guide to Traffic Generating Developments.

The trip rates which were used to estimate the proposed development traffic generation
are shown in Table 2. This table also summarises the trip generation of the proposed
development.

As detailed in Table 2 and Table 3, the net traffic increase due to the development is
about 125vph in AM and 134vph in PM. However, some of this traffic is related to the
passing trips which are travelling on the surrounding roads.

For this development 60% and 50% passing trade is assumed (in accordance with ITE Trip
Generation Manual 10th Edition) for the proposed service station and fast-food outlet

respectively.

The net addition of traffic when accounting for passing trade is +50vph (AM peak hour)
and +52vph (PM peak hour) on the surrounding road network.
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The directional split of inbound and outbound trips for the proposed development is
estimated to be about 50/50 for inbound/outbound trips during the peak hours.

Two traffic distributions have been modelled for the weekday AM and PM peak hours:

+ Passing trade traffic as detailed in Figure 12.
+ Non-passing trade traffic as detailed in Figure 13.

The total proposed development traffic is detailed in Figure 14. The development traffic
distribution modelled in this report has been evaluated by considering the catchment
area of the proposed development, existing traffic patterns and the identified key traffic
routes.
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Table 2: Weekday morning peak and afternoon peak hour trip generation for the proposed development

Land use Quantity Daily Rate Weekd-AM | Weekd-PM Cross Trade| Daily Trips Weelfd-AM Weelfd-PM AM PM
Peak Peak trips trips IN ouT IN ouT
Service Station 8 205.36 12.47 13.99 0.00 1643 100 112 50 50 56 56
Fast food outlet with drive through 360 6.35 0.351 0.351 0.00 2286 126 126 63 63 63 63
Total traffic 3929 226 238 113 113 119 119
Existing traffic NA 101 104 46 56 47 58
Net increase 0 125 134 67 57 72 62

Table 3: Passing trade and primary trips components of the trip generation

Passing Trade Component Primary Trips Component
Passing Trade | AM PM AM PM
Daily Trips IN ouT IN ouT Daily Trips IN ouT IN ouT
60% 986 30 30 34 34 657 20 20 22 22
50% 1143 32 32 32 32 1143 31 31 31 31
2129 62 62 66 66 1800 51 51 53 53
Netincrease | 37 [ 37 | 4o A1 Net increase 30 [ 20 32 20
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Figure 12: Passing trade component - weekday AM & PM peak hour traffic for the proposed development
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Figure 13: Additional (non-passing trade) component - weekday AM & PM peak hour traffic for the proposed development
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Figure 14: Total peak hour traffic generated by the proposed development — Weekday AM and PM peak hours
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6.3 Trdffic Flows

The combined base and development traffic volumes for the post-development scenario
are presented in Figure 15.
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Figure 15: Post-development traffic flows— Weekday AM and PM peak hours
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6.4 Analysis of Intersections and Development Accesses

The operation of the signalised intersection of Whitfords Avenue/ Trappers Drive and the
existing full movement crossover on Trappers Drive was analysed for the post-
development scenario for the weekday AM and PM peak hours.

Due to the limitation of the SIDRA 08 a SIDRA Network model could not be developed for
the intersection and the crossover, because the crossover is operating as a two-stage
movement for the right turn movement out of the crossover and SIDRA 08 cannot link a
two-stage crossover with an intersection. The modelled network geometry of the
intersection and the crossover is shown in Figure 16.

Trappers Dr (N)

Whitfords Ave(W) %

Whitfords Ave(E)

Trappers Dr [(N)
Trappers Dr (N)

Crosover (W) Median (W)

Median (E)

11

Trappers Dr (5)

Trappers Dr (S)

Figure 16: The modelled network geometry of the intersection and the crossover in

SIDRA
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Capacity analysis was undertaken using the SIDRA computer software package. 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:

4+ 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 results of the SIDRA analysis are attached in Appendix B and briefly discussed in the
following paragraphs.

Signalised Intersection of Whitfords Avenue/ Trappers Drive

The SIDRA analysis results and site observations indicate that the intersection of
Whitfords Avenue/ Trappers Drive presently operates satisfactorily with good level of
service and with moderate queues and delays during both weekday peak hours.

The addition of the redevelopment traffic to the intersection resulted in negligible
increases in overall queues and delays. No significant change in overall LoS for the
intersection is reported in the post-development stage. Table 4 summarises the SIDRA
results for the critical movements of the signalised intersection (being right turn in and
out of Trappers Drive) for existing and 2021 scenarios.

Table 4: SIDRA results for the critical right turn movements at the signalised

intersection

Existing 2021
Movement
LoS DoS |[Queue (M) LoS DoS |Queue (m)
AM RT (IN) D 0.90 97 E 0.94 110
RT (OUT) D 0.90 114 D 0.92 119
oM RT (IN) D 0.80 119 D 0.84 128
RT (OUT) D 0.84 88 D 0.85 91
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Existing Crossover on Trappers Drive

The SIDRA analysis results indicate that the existing crossover on Trappers Drive will
operate at an overall LoS A for post-development scenario.

6.5 Impact on Surrounding Roads

The WAPC Transport Impact Assessment Guidelines (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 redevelopment will not increase traffic flows anywhere near the quoted
WAPC threshold to warrant further detailed analysis. As detailed in Section 7, the
proposed redevelopment will not increase traffic on any lanes on the surrounding road
network by more than 100 vph therefore the impact on the surrounding road network is
insignificant.

6.6 Impact on Neighbouring Areas
The traffic generated by the proposed development is not expected to significantly affect

surrounding areas and the road network has been designed to accommodate this type of
development traffic.

6.7 Traffic Noise and Vibration

It generally requires a doubling of traffic volumes on a road to produce a perceptible 3dB
(A) increase in road noise. The proposed development will not increase traffic volumes
on surrounding roads anywhere near this level.
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7.0 Parking

The proposed redevelopment provides 20 car parking spaces (inclusive of one ACROD bay
and one air & water bay and two drive through waiting bays). The proposal also entails
13 stacking spaces for the drive through facility and eight spaces under the fuel canopy.

It is considered that the proposed parking provision is sufficient to accommodate the
needs of the proposed redevelopment.
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8.0 Provision for Heavy Vehicles
I —

The largest fuel tanker and a service vehicle which is expected to use the subject site is a
19m fuel tanker and 12.5m service truck.

19m fuel tanker

Turn path analysis has been undertaken for a 19m fuel tanker to enter the site from
Whitfords Avenue left in only crossover, access the refuelling point and exit onto Trappers
Drive in forward gear. This is the path taken for tankers at present.

12.5m service truck

Similarly, turn path analysis for 12.5m service truck has been undertaken showing the
truck would enter the site via Whitfords Avenue left in only crossover, reverse into the
loading bay and then exit onto Trappers Drive in forward gear. The service vehicles attend
the site outside the peak periods where patronage to the site is low. It should be noted
that one of the Customer Order Booths would be closed off for a short period of time to
accommodate the service vehicle.

Turn path analysis undertaken for fuel tanker and service vehicles confirm satisfactory
access, egress and circulation. The turn path analysis plans are included in Appendix C.
This Appendix also shows satisfactory turning movement of a B85 passenger car turning
into the drive through lane.
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9.0 Conclusions

This Revised Transport Impact Assessment (TIA) is prepared by Transcore on behalf of BP
Australia Pty Ltd for the proposed BP service station and fast-food outlet with drive
through facility at No.941 Whitfords Avenue, Woodvale. The site is currently occupied by
a BP facility and a non-operational workshop. The proposal entails the redevelopment of
the existing BP service station and incorporation of an integrated fast-food outlet with
drive through facility.

The existing traffic generation of the site was established to be about 105vph during the
AM and PM road network peak hours through the traffic count survey undertaken by
Transcore on 22 October 2020.

The main access and egress to the subject site is currently provided via the existing left in
only crossover on Whitfords Avenue and the existing full movement crossover on
Trappers Drive. As the part of the proposed redevelopment, the Trappers Drive crossover
will be modified/improved to include a mountable area to better facilitate the movement
of fuel tankers

Fuel tanker and service trucks are proposed to access the subject site via the existing left
in only crossover on Whitfords Avenue and exit via the existing full movement crossover
on Trappers Drive, as per existing arrangements.

The proposed car parking is considered to satisfactory meet the needs of the proposed
development.

The net additional traffic as a result of the proposed redevelopment on the surrounding
road network is not significant and would have insignificant impact on the abutting road
network.

The operation of the signalised intersection of Whitfords Avenue/ Trappers Drive and the
existing full movement crossover on Trappers Drive was analysed for existing and post-
development scenarios for the weekday AM and PM peak hours. The analysis result
indicates satisfactory traffic operations of the intersections and the crossover after
redevelopment of the site.

In conclusion, the findings of this Transport Impact Assessment are supportive of the
proposed development.
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Appendix A

PROPOSED DEVELOPMENT PLAN

120.276.mr.r01d Page 28



AESLANSE WA #4003

moRIE e
NETLANSE WA £80)

PACHE 180 00N
AX RCETUREEE

P )

S
-
B
=
-
a
<
P
&
5
=
a

EESLIESSTY NI T e o | ,, |[PROPOSED SERVICE STATION & = B
Cere— A, (§ EE SRS AaEREe 3 24| PROPOSED SITE PLAN FAST FOOD OUTLET e I
TSI, @ E ﬁ 5::— '_‘_ ';gm_ § E 2 ALl e No. 941 WHITFORDS AVE, WOODVALE (.. DAO3
L T e, A B e Avan 48 7N ComaNTS on on L BP AUSTRALIA Pty Ltd s I

t20.276.mr.r01d Page 29



Appendix B

SIDRA OUTPUTS
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MOVEMENT SUMMARY
ﬂ Site: [Whitfords Ave - Trappers Dr - Existing - AM]

Site Category: (Mong)
Signals - Fixed Time Isclated  Cycle Time = 70 seconds (Site User-Given Phase Times)

Movement Performance - Viehicles

Mov  Tum Demand Flows Deg. Average Levelof 95% Back of Queue Prop. Effective Aver. No. Average
I Total Hv Satn  Delay Service Vehicles Distance Queued Stop Rate Cycles Speed

veh/h % vic Sec veh m km/h
East: Whitfords Ave(E)
5 T1 948 6.9 0426 76 LOSA 3.4 66.9 0.56 0.49 0.56 538
6 R2 283 6.0 0.900 499 LOSD 12.1 96.8 1.00 1.04 1.53 18.7
Approach 1232 67 0900 173 LOSB 121 96.8 0.66 062 078 40.0
MNaorth: Trappers Dr (N)
T L2 287 6.0 0.302 113 LOSB 47 7k 0.66 068 0.56 LT
2] R2 658 6.0 0.905 480 LOSD 143 1143 1.00 1.1 152 167
Approach 45 6.0 0.906 369 LOSD 143 1143 0.87 0.98 1.23 19.8
West: Whitfords Ave(W)
10 L2 199 6.0 0167 96 LOSA 20 158 0.37 066 037 384
11 T1 1061 9.6 0.676 30 LOSC 214 1739 1.00 1.07 1.31 298
Approach 1260 9.0 0.676 302 LOsC 214 1739 0.90 1.00 1.16 305
All Vehicles 3437 74 0906 2f4 LOSC 214 1739 0.81 0.86 1.04 299

MOVEMENT SUMMARY

V site: [Trappers Dr & Crossover - Stage 1 - Existing - AM]  ## Network: N101 [Existigﬁl ]

Site Category: (Nang)
Giveway / Yield (Two-Way)

Movement Performance - Vehicles
Mov Tum Demand Flows Amval Flows  Deg. Average Level of 95% Back of Prop. Effective  Aver. Averag
D

Satn Delay Service Queue Queued Stop No. e
Total HV Total HVY Vehicles Distance Rate Cycles Speed
veh'/h % weh/h % vic SEC veh m km/h

South: Trappers Dr (S)

4 L2 42 20 42 20 0135 45 LOSA 0.0 0.0 0.00 010 000 261
5 T1 440 6.0 440 60 0135 00 LOSA 0.0 0.0 0.00 004 000 454
Approach 432 57 482 57 0135 04 NA 0.0 0.0 0.00 005 000 451
MNaorth: Trappers Dr (N)

12 R2 17 20 17 20 0020 69 LOSA 0.1 0.6 048 062 043 232
Approach 17 20 17 20 0020 69 NA 0.1 06 048 062 048 232
West: Crosover (W)

1 L2 17 20 17 20 0079 07 LOSA 0.3 24 047 03 047 216
2 T1 43 20 43 20 0079 38 LOSA 0.3 24 047 036 047 122
Approach 60 20 &0 20 0079 30 LOSA 0.3 24 047 038 047 165
All Vehicles 559 51 B8 51 013 09 NA 0.3 24 006 010 006 426
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MOVEMENT SUMMARY

V site: [Trappers Dr & Crossover - Stage 2 - Existing - AM]  ## Network: N101 [Existigﬁl ]

Site Category: (Nang)
Giveway / Yield (Two-Way)

Movement Performance - Vehicles
Mov Tumn Demand Flows Amival Flows  Deg. Awerage Level of 95% Back of Prop. Effective  Aver. Averag
ID

Satn Delay Service Queue Queued Stop No. e

Total HV Total HV Vehicles Distance Rate Cycles Speed

veh/h % veh/h % vic sec veh m km/h

Morth: Trappers Dr (N)

11 Ti 902 6.0 902 &0 0252 00 LOSA 0.0 0.0 000 000 000 500

Approach 902 6.0 902 &0 0282 0.0 MNA 0.0 00 000 000 000 500

West: Median (W)

3 R2 43 20 43 20 0073 51 LOSA 0.2 1.7 060 070 080 98

Approach 43 20 43 20 0073 51 LOsSA 0.2 1.7 060 070 08O 98

All Vehicles 945 58 W5 58 0252 02 MA 0.2 1.7 003 003 003 483
MOVEMENT SUMMARY

ﬂ Site: [Whitfords Ave - Trappers Dr - Existing - PM]

Site Category: (Nong)
Signals - Fixed Time Isolated  Cycle Time = 80 seconds (Site User-Given Phase Times)

Movement Performance - Vehicles

Mov  Turn Demand Flows Deg. Average Levelof  95% Back of Queue Prop. Effective Aver. No. Average
D Total Hv Satn  Delay Service Vehicles Distance Queued Stop Rate Cycles Speed

veh/h % vic sec veh m km/h
East: Whitfords Ave(E)
5 T1 1193 69 0487 67 LOSA 1.2 88.6 0.52 047 0.52 552
G R2 360 60 0809 4159 LOSD 149 119.2 1.00 0.93 1.18 210
Approach 1563 67 0809 149 LOSB 149 1192 0.63 0.58 068 425
Morth: Trappers Dr (N)
T L2 263 60 0263 1.0 LOSB 45 361 0.51 0.66 0.51 381
9 R2 499 60 0841 469 LOSD 1.0 87.9 1.00 0.99 1.32 15.9
Approach 762 60 0841 345 LOSC 1.0 879 0.83 0.88 1.04 207
West: Whitfords Ave(W)
10 L2 257 60 0228 108 LOSB 34 273 0.42 0.69 042 369
11 T1 968 96 0812 3.2 LOsSC 19.4 157.9 0.93 0.95 1.12 3.3
Approach 1225 86 0812 269 LOSC 19.4 157.9 0.86 0.89 0.97 320
All Vehicles 3540 73 0841 233 LOSC 194 16579 075 075 0.86 329
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MOVEMENT SUMMARY
vV Site: [Trappers Dr & Crossover - Stage 1 - Existing - PM]

#% Network: N101 [Existing -
PM]

Site Category: (Nong)
Giveway / Yield (Two-Way)

Movement Performance - Vehicles

Mov Turn Demand Flows Amival Flows  Deg. Average Level of 95% Back of Prop. Effective  Aver. Averag
D Satn Delay Service Queue Queued Stop No. e
Total HV Total HV Vehicles Distance Rate Cycles Speed
veh/h % veh/h Y% vic Sec veh m km/h
South: Trappers Dr (S)
4 L2 73020 7320 0472 46 LOSA 00 00 000 013 000 2586
5 Ti 544 60 544 60 0172 00 LOSA 0.0 00 000 005 000 480
Approach 617 55 617 55 0172 05 NA 00 00 000 008 000 449
North: Trappers Dr (N)
i2  R2 13 20 13 20 0018 79 LOSA 0.1 05 054 067 054 218
Approach 13 20 13 20 0018 749 NA 0.1 05 054 067 054 218
West: Crosover (W)
1 L2 45 20 45 20 0205 09 LOSA 09 65 054 048 054 200
2 Ti 92 20 92 20 0205 58 LOSA 09 65 054 048 054 106
Approach 137 20 137 20 0205 42 LOSA 09 65 054 048 054 152
All Vehicles 766 48 766 48 0205 13 NA 09 65 0.0 015 010 394
MOVEMENT SUMMARY

V site: [Trappers Dr & Crossover - Stage 2 - Existing - PM]

#4% Network: N101 [Existing -
PM]

Site Category: (Nong)
Giveway / Yield (Two-Way)

Movement Performance - Vehicles
Mov Turn Demand Flows Amival Flows

Deg. Average Level of

ID Satn Delay Service Queue

Total

HY Total HV
veh'h % veh/h Y% vic Sec veh

95% Back of

Vehicles Distance

Prop. Effective  Aver. Averag

Queued Stop No. e
Rate Cycles Speed

m km/h

Maorth: Trappers Dr (N)

1 T1 671 60 671 60 0187 0.0 LOSA 0.0 0.0 0.00 000 000 500
Approach 671 60 671 60 0187 0.0 NA 0.0 0.0 0.00 000 000 500
West: Median (W)

3 R2 92 20 92 20 0.119 36 LOSA 04 29 050 060 050 ™16
Approach 92 20 92 20 0119 36 LOsSA 04 29 050 060 050 MN6
All Vehicles 762 55 762 55 0187 04 NA 04 29 006 007 006 464
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MOVEMENT SUMMARY
I Site: [Whitfords Ave - Trappers Dr - 2021 - AM]

Site Category: (Nong)
Signals - Fixed Time Isolated

Movement Performance - Vehicles

Level of
Service

Mov  Turn

Demand Flows
D Hb

Total

Deg. Average
Satn  Delay

95% Back of Queue
Vehicles Distance

Cycle Time = 70 seconds (Site User-Given Phase Times)

Prop. Effective Aver. No. Average
Queued Stop Rate Cycles Speed

veh/h %o vic sec veh m kmvh

East: Whitfords Ave(E)

5 T1 944 69 0424 76 LOSA 84 665 0.56 049 05 538
6 R2 295 6.0 0936 568 LOSE 13.7 109.8 1.00 1.10 1.69 17.0
Approach 1239 67 0936 193 LOSB 137 109.8 0.66 064 083 381
Morth: Trappers Dr (N)

7 L2 307 60 0321 1.3 LOSB 50 402 056 068 056 377
9 R2 666 60 0917 501 LOSD 14.9 19.0 1.00 1.13 1.57 152
Approach 974 60 0917 379 LOSD 14.9 119.0 0.36 0.99 1.25 19.5
West: Whitfords Ave(\W)

10 L2 199 6.0 0168 97 LOSA 20 16.1 037 0.66 037 383
1" T1 1035 96 0854 314 10SC 19.9 161.8 0.99 1.03 1.25 31
Approach 1234 90 0854 279 LOSC 199 161.8 0.89 087 ™ 38
All Vehicles 3446 7.3 09236 276 LOSC 19.9 161.8 0.80 0.86 105 297
MOVEMENT SUMMARY

V site: [Trappers Dr & Crossover - Stage 1 - 2021 - AM]

#& Network: N101 [2021 - AM]

Site Category: (None)
Giveway |/ Yield (Two-Way)

Movement Performance - Vehicles
Mow

Turn  Demand Flows Amival Flows  Deg. Awverage Level of
Satn Delay Service
Total

HY Total HV
vehl/h % veh/h % vic sec

95% Back of

Queus

Vehicles Distance
veh

Prop. Effective
Queued Stop
Rate

Aver. Averag

No. e
Cycles Speed

m km/h

South: Trappers Dr (S)

4 L2 54 20 54 20 0138 45 LOSA 00 00 000 012 000 258
5 Ti 440 60 440 60 0.138 00 LOSA 0.0 00 000 005 000 481
Approach 494 56 494 56 0138 05 NA 00 00 000 006 000 452
Morth: Trappers Dr (N)

i2 Rz 40 20 40 20 0048 7.1 LOSA 02 14 049 066 049 230
Approach 40 20 40 20 0048 IA NA 02 14 049 066 049 230
West: Crosover (W)

1 L2 3% 20 39 20 0156 07 LOSA 07 49 047 039 047 213
2 Ti 79 20 79 20 0155 44 LOSA 07 49 047 039 047 MY
Approach ng 20 118 20 0155 32 LOSA 07 49 047 039 047 166
All Vehicles 652 47 652 47 015 14 NA 07 49 012 016 012 390
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MOVEMENT SUMMARY
V site: [Trappers Dr & Crossover - Stage 2 - 2021 - AM] #% Network: N101 [2021 - AM]

Site Category: (Nane)
Giveway / Yield (Two-Way)

Movement Performance - Vehicles
Mov Tum Demand Flows Amval Flows  Deg. Average Level of 95% Back of Prop. Effective  Aver. Averag
D

Satn Delay Service Queue Queued Stop No. e
Total HV Total HV Vehicles Distance Rate Cycles Speed
vehfh % wveh/h % vic SeC veh m kmv'h
MNorth: Trappers Dr (N)
11 T1 895 6.0 895 60 0250 00 LOSA 0.0 0.0 0.00 0.00 0.00 500
Approach 895 6.0 89 60 0250 0.0 NA 0.0 0.0 0.00 0.00 000 500
West: Median (W)
3 R2 79 20 79 20 0133 53 LOSA 0.4 32 082 0.71 0.62 9.7
Approach 7% 20 79 20 0133 53 LOSA 04 32 082 071 0.62 a7
All Vehicles 974 57 974 57 0250 04 NA 04 32 005 0.0& 005 470
MOVEMENT SUMMARY

ﬂ Site: [Whitfords Ave - Trappers Dr - 2021 - PM]

Site Category: (None)
Signals - Fixed Time Isolated Cycle Time = 80 seconds (Site User-Given Phase Times)

Movement Performance - Vehicles
Mov  Tumn Demand Flows Deg. Average Levelof  95% Back of Queue Prop. Effective Aver. No. Average

ID Total HV Satn Delay  Service Vehicles Distance Queued Stop Rate  Cycles Speed
veh/h % vic sec veh m km/h
East: Whitfords Ave(E)
5 T1 1188 6.9 0485 67 LOSA 1.1 88.1 0.52 047 052 553
6 R2 ETE] 6.0 0.838 441 LOSD 16.0 128.2 1.00 0.95 1.24 203
Approach 1561 67 0838 156 LOSB 16.0 1282 064 058 069 M6
MNorth: Trappers Dr (N)
T L2 284 6.0 0.283 107 LOSB 49 389 0.51 067 0.51 364
] R2 507 6.0 0855 480 LOSD 1.4 909 1.00 1.01 136 157
Approach 792 6.0 0.855 36 LOSC 1.4 90.9 0.83 0.89 1.05 207
West: Whitfords Ave(W)
10 L2 257 6.0 0.229 111 LOSB 35 282 0.43 0.69 043 365
11 T1 940 9.6 0.788 296 LOSC 18.2 148.0 0497 092 1.08 322
Approach nar a8 0.788 2h6 LOSC 182 1480 0.85 0.a7 0.94 328
All Vehicles 3549 7.3 0855 232 LOSC 18.2 148.0 0.75 0.75 0.86 328
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MOVEMENT SUMMARY
V site: [Trappers Dr & Crossover - Stage 1 - 2021 - PM] #% Network: N101 [2021 - PM]

Site Category: (None)
Giveway / Yield (Two-Way)

Movement Performance - Vehicles
Mov Tum Demand Flows Amival Flows  Deg. Average Level of 95% Back of Prop. Effective  Aver. Averag

D Satn Delay Service Queue Queued Stop No. e
Total HVY Total HVY Vehicles Distance Rate Cycles Speed
veh/h % veh/h % vic SEC veh m kmvh
South: Trappers Dr (S)

4 12 85 20 8 20 0176 46 LOSA 0.0 00 000 015 000 254
5 T 544 60 544 60 0.176 00 LOSA 0.0 00 000 006 000 477
Approach 629 55 629 55 0.176 06  NA 0.0 00 000 007 000 442
Morth: Trappers Dr (N)
12 R2 37 20 37 20 0053 8.1 LOSA 02 165 055 072 055 215
Approach 37 20 37 20 0053 81  NA 02 16 055 072 055 215
West: Crosover (W)
1 L2 68 20 68 20 0304 13 LOSA 15 111 05 056 063 19.1
2 M 129 20 129 20 0304 7.1 LOSA 15 111 056 056 063 95
Approach 198 20 198 20 0304 51 LOSA 15 111 056 056 063 143
All Vehicles 864 45 864 45 0304 20 NA 15 11 015 021 017 361
MOVEMENT SUMMARY
\ site: [Trappers Dr & Crossover - Stage 2 - 2021 - PM] #% Network: N101 [2021 - PM]

Site Category: (Mong)
Giveway / Yield (Two-Way)

Movement Performance - Vehicles
Mov Turn Demand Flows Amival Flows  Deg. Average Level of 95% Back of Prop. Effective  Aver. Averag

D Satn Delay Service Queue Queued Stop MNo. e
Total HVY Total HV Vehicles Distance Rate Cycles Speed
veh/h % veh/h %o vic SEC veh m km/h

MNorth: Trappers Dr (N}

11 Ti 662 6.0 662 60 0185 00 LOSA 0.0 0.0  0.00 000 000 500
Approach 662 6.0 ee2 6.0 018 00 NA 0.0 0.0  0.00 000 000 500
West: Median (W)

3 R2 129 20 129 20 0166 37 LOSA 0.6 42 05 062 051 115
Approach 129 20 129 20 0186 37 LOSA 08 42 05 g8z 051 15
All Vehicles 792 53 792 53 018 06 NA 06 42 008 010 003 450
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Appendix C

TURN PATH ANALYSIS
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PS Ref: 6829
City Ref: DA21/0592

17 August 2021

City of Joondalup
PO Box 21
Joondalup WA 6919

Attention: Tim Thornton, Senior Urban Planner

Dear Tim,

LOT 1 (941) WHITFORDS AVENUE, WOODVALE
PROPOSED SERVICE STATION REDEVELOPMENT
RESPONSE TO SCHEDULE OF SUBMISSIONS

Planning Solutions acts on behalf of BP Australia Pty Ltd, the proponent of the proposed BP service

station redevelopment and proposed fast-food outlet at Lot 1 (941) Whitfords Avenue, Woodvale (subject

site).

This letter provides a response to the submissions received by the City following advertising of the

proposed development.

Table 1: Response to schedule of submissions
Issue SUBMISSION SUMMARY

1 Antisocial  Unsafe environment in the evening and
behaviour  early morning associated with the
McDonalds being 24 hour. Being close
to a train station and bus stops it will be

a haven for antisocial behaviour.

It is well-established 24-hour franchises

attract areas for people to congregate

for:

e  Purposes of anti-social
driving/hooning

o Anti-social behaviour

e Drug dealing

e Vandalism

Add the schools in the surrounding
areas meeting at McDonald’s once
school finishes and you've got a hot
spot for trouble (go and check out
Ellenbrook McDonald's after school -
they have security guards!)

APPLICANTS RESPONSE

This submission is unsupported by any evidence
and we strongly reject the notion that there is any
well-established consensus linking 24-hour fast-
food outlets with anti-social behaviour.

To the contrary, the presence of a 24/7 fast-food
outlet and a 24/7 service station will increase
passive surveillance within the area, meaning
more people will be using the space at all times of
the day and night, which is strongly associated
with a reduction in anti-social activity.

Notwithstanding the above, the potential for anti-
social behaviour is detrimental to the interests of
McDonalds, and for this reason, as a matter of
general practice, the following measures will be
put in place:

e The use of CCTV will enhance surveillance
of the subject site and surrounding public
realm during all hours.
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2

Issue

Traffic and
access

SUBMISSION SUMMARY

Access & egress
The development will increase traffic jams on

both Whitfords Avenue and Trappers Drive. The
northern entry/exit point onto Trappers Drive
can become very congested if someone is
waiting to turn south on Trappers during peak
times. Therefore, shoppers often use the
southern BP entry/exit point if they are turning
north on Trappers, so this entry/exit is quite
busy already. Both entrances to the shopping
complex on Trappers need to be improved, with
turning lanes and dedicated left/right lanes out
of the complex, to minimise traffic impact.

There needs a better traffic plan such as only
turn left out of car parks for Trappers and a new
exit for Whitfords Ave at the West end of the BP
Complex.

Congestion on-site
Traffic from the west heading to the fuel

bowsers (nearer to Whitfords Avenue than the
petrol pumps) will be moving in the opposite
direction to the traffic entering from the east and
heading to McDonalds drive through which will
cause congestion on-site.

The drive-through exit should be positioned to
Whitfords Avenue, NOT Trappers Drive as this
is a key pedestrian route and already a very
busy intersection.

In regard to where the drive-through will be can
it be taken into consideration how busy it will be
so it can be designed to go around the buildings
do that there isn't a repeat of what happens at
Lansdale McDonalds at 6pm on a Friday night?
(people blocking off access to enter and leave
the car park because cars lining up in the drive
through have blocked the road).

Conflict with intersection

Another issue is the colour of the lighting on this
corner. When travelling west on Whitford
Avenue (towards the freeway/ station), the
green lights from BP and the red lights from Red
Rooster, blend in with the red/green of the traffic

APPLICANTS RESPONSE

e Training for all managers and crew in how
to handle difficult customers and all store
employees must undertake “Security,
Crime and Violence Incidents” training.

e A 24/7 manned hotline called the “Mac
Hotline” to report any security incidents in
stores.

Any claims of increases crime and anti-social
behaviour are speculative and generalized,
and should not be consider relevant in
determining a planning application without
testable expert evidence.

Al relevant ftraffic matters have been
addressed in the Traffic Impact Statement
(TIS), prepared by Transcore and in further
responses to requests for information received
from the City.

As demonstrated in the TIS, the proposed
development will have a low volume of
additional traffic, which can be accommodated
within the existing road network. The vehicle
access to the site is supported by the City and
DPLH.

In the TIS, an analysis was undertaken on the
surrounding roads and major intersections. It
was concluded that the traffic counts have not
increased but decreased in recent years.
Furthermore, the net additional traffic as a
result of the proposed redevelopment on the
surrounding road network was considered to
not be significant and would have insignificant
impact on the abutting road network.

Disagree. There are no reasonable grounds for
taking the view that the signage and lighting of
the proposed development would be confused
with the traffic lights.
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3

4

5

Issue

Traffic impact
assessment

Littering

Positives

SUBMISSION SUMMARY

lights. No doubt the yellow of McDonalds will
blend with the amber lights.

Impact on wildlife
We have lost lots of kangaroos lately because

of them getting out/over the fences, and more
traffic will increase the risk of more kangaroos
and other wildlife deaths.

The figures stated in the Transport Impact
Assessment (page 6) does not accurately
reflect the actual traffic generation. The data
from 2020 does not take into consideration the
impacts of covid 19, which would see a decline
in traffic counts. It also worth noting that the data
was collected over two 1hr periods, 0800 - 0900
& 1500 - 1600. Woodvale is 18km from the CBD
so true peak times are earlier in the AM and later
in the PM. The study should have included a
weekend when there is more shopping traffic.

The traffic report supplied with the application
has not assessed the effect on the northern exit.
If you haven’t assessed the north exit how also
will you know the effect on the traffic coming out
of this exit, by the increased traffic from the
southern exit.

Will increase litter making the area untidy with
rubbish, papers and other debris.

Yellagonga regional Park will surely see an
increase in rubbish.

The old carwash is an eyesore, a McDonalds
would be extremely handy and overall bring
more people to the area.

This would be a great as | wouldn't have to travel
so far to get to McDonalds.

Although this development is simply an
upgraded petrol station and an addition of a new
fast-food outlet, it will bring much needed
vibrancy, activity, energy, and an increased city
vibe to an otherwise generic, ordinary suburb.

More jobs for kids in the area, especially for
local students at Woodvale Secondary College.

The site is underutilised and is in desperate
need of an overall revamp. A local economic
stimulus will result owing to the construction
undertaken at the site and in the retail/service
jobs that will be offered when the site becomes
operational. Multiple fast-food restaurants
currently exist throughout the shopping precinct
and the site is already accustomed to heavy
vehicle movement owing to the current petrol
station operation.

This BP service station is my closest outlet for
fuel and eliminates the need for unnecessary

APPLICANTS RESPONSE

This is not valid planning consideration.

The trip generation of the proposed service
station is derived from ITE Trip Generation
Manual 10t Edition, which is a document listed
in the WAPC guidelines.

We consider that an appropriate level of traffic
reporting has been provided in support of the
application.

This is not a valid planning consideration—
however we note that it is McDonald’s standard
practice to maintain daily litter patrols to ensure
that the surrounding area is kept clear of waste.

Noted, and agreed. The proposed
development represents an investment in the
subject site that will result in a high level of
amenity and improve the built form
presentation to this corner.

Page 3



6

7

8

Issue

Existing
businesses

Health

Opening
Hours

SUBMISSION SUMMARY

detours to Edgewater. The addition of
McDonald's will add convenience and more
option to Woodvale residents and be mutually
beneficial for surrounding businesses.

Excellent redevelopment proposal. The
workshop attached to the service station is
redundant and serves no purpose. More fast
food is required within this complex.

It is a great location for parents to get easy food
for children, as McDonald's is quite far away
from Woodvale.

Instead of McDonalds, consider Hungry Jacks —
something that is not in Kingsway shopping
centre or the local Woodvale/Kingsley shopping
centres.

There is already red rooster, dominos, subway,
Chinese, Thai, Indian, fish and chips and bump
in burger which should have preference over a
fast-food outlet.

A local or healthier alternative should be given
preference over a McDonalds.

A McDonalds should not be located in close
proximity to a high school. It's this
impressionable age that will be easily swayed to
make convenient and unhealthy choices.

There is already 2 McDonalds within a 3.5km
radius of this proposed one, do we need a third?
The WA government is trying to push for a
healthier population yet plan to fuel us with more
McDonalds, especially when there are already
2 more within a 10km radius. | understand the
need to supply jobs in this difficult climate but
there are plenty of other healthy or otherwise
sustainable options to put in the place of the
fast-food giant.

| support this development however | think the
community needs something much healthy like
Zambreros.

There shouldn’t be a 24-hour fast-food outlet in
a suburban environment, there is another fast-
food outlet on the site which is closed by 10pm.
If this outlet is to go ahead, | would hope there
is a closing time similar to this.

If the hours of opening times were altered, say
0600hrs to 2200hrs that might be acceptable.

APPLICANTS RESPONSE

The proposal seeks approval for a use which is
capable of approval and entirely suitable for the
subject site. The perceived supply or need for
a type of use or food options is not a relevant
planning consideration.

It is noted that this submission supports a fast-
food outlet on this site and but queries whether
a McDonalds is the most suitable operator.
Respectfully, as stated in the response to
submission no. 6, this is not a relevant planning
consideration.

The proposed 24 hours of operation are an
appropriate and expected operation for a Fast
Food / Take Away land use.

There is an established night-time trade within
the surrounding commercial area, including the
approved BP service station which operates 24
hours a day, 7 days a week located at the
subject site. The proposed McDonalds
restaurant will provide an expansion of
commercial offerings to the developing locality
and passing trade, throughout all hours of the
day.
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Issue

Noise & air
pollution

10  Existing
McDonalds

Odours

12 Parking

SUBMISSION SUMMARY

| value the tranquillity of Woodvale and anything
that's open 24/7, especially something as
popular as McDonalds will increase traffic and
therefore noise pollution and air pollution.

The hours of operation of the fast-food outlet,
will see an increase in activity between 11-6,
and create undue noise disruption to those
residents adjoining Trappers Drive.

To state that a 24-hour McDonald's won't create
any additional noise above and beyond the
existing 24 hour petrol station is a nonsense.
The late-night visitation rates for McDonald's, in
particular on weekends will be significant. Page
16 (Table 2) of the traffic report indicates that
the net increase for trip generation from adding
a McDonalds is on average 100% (101 to
226/104 to 238)

There are already 6 McDonalds restaurants
operating 24/7 out of a total of 8 within
approximately 6 kms range of Woodvale:
Beldon

Madeley

Whitfords

Wanneroo

Joondalup

Duncraig

Warwick

Girrawheen

Smell from the broilers and deep fryer
equipment.

The continual disturbance of delivery
trucks/Garbage trucks and people coming and
going 24hours a day 7 days a week is not
acceptable when so close to quiet residential
homes.

The number of parking bays directly associated
with this development is insufficient and will lead
to people parking in shopping centre bays.

20 Parking Bays - 1 for ACROD, 1 for Air and
Water and 1 for Waiting Bay leaves 17. 1
Waiting bay will not be enough for a 15-car drive
through. They will use at least two. Now we
have 16 Parking spaces for the business which
will have 20 staff without taking into account
customers in a 50-person dining room. This lack
of bays will mean overflow into nearby

APPLICANTS RESPONSE

Extensive technical reporting has also been
prepared in support of the proposed
development, demonstrating the proposed 24-
hour operations are capable at the subject site
without causing any undue impact upon the
surrounding locality.

Upon meeting with the City of Joondalup it was
confirmed  an Environmental ~ Noise
Assessment would not be required to support
the development application due to the site
already accommodating a 24/7 service station,
and the layout of the site being generally
consistent with the existing layout.

As demonstrated in the TIS, the proposed
development will be within the required road
noise level as the proposed development will
not increase traffic volumes on surrounding
roads.

Additionally, the design of McDonalds
restaurants and the equipment utilised will
ensure that any odour emissions comply with
all statutory requirements, and will not affect
the amenity of the area.

Refer to the responses to submissions no. 6 &
7 above.

Refer to the detailed responses to submissions
no. 8 and 9.

Whilst it is understood that there is a 14-bay
shortfall for ‘standard car bays’, excluding the
refueling bays and drive through bays, the
majority of customers to McDonald’s will utilise
the drive through lane, significantly reducing
the demand for standard car bays on the site.
This is also the case with the service station, in
which most of the customers will utilise the
refueling bays, further reducing the demand for
standard parking bays on site. Taking into
account the above, the 43 proposed bays
(including the 16 standard bays) are
considered appropriate for the proposed
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Issue

13 Pedestrian
access

14 Signage

15 Landscaping

16  Road network

SUBMISSION SUMMARY

businesses already struggling with parking
space.

The 24/7 hours nature of the business will need
to provide safe and secure parking for the staff
that work overnight. This is unacceptable and
will set a precedent. There is only one ACROD
bay, there is a requirement for one disabled
parking bay per business, there are 2
businesses/2 leasee’s. The applicant is claiming
that the waiting bays and the air/water bays are
parking spaces, this is also not acceptable, as
neither space would be able to use as a lock and
leave car bay.

The shopping centre site was subject to a deed
for parking and previous
additions/redevelopment proposals have been
subjected to the requirement to provide
additional parking as part of their works. As the
previous proposals have set a precedent it is
considered that this development should also
provide additional parking in line with the
previous development approvals.

There is no clear walkway through the service
station/McDonalds  proposed development
which means people (particularly
children/teens) will be walking through an
already busy area which will see increased
vehicle movement.

The plan needs to be updated to include
sufficient SAFE pedestrian access. This is close
to a high school and as such will attract the
students as both customers and employees.
The current layout does not provide sufficient
safe access around the development for
pedestrians as parking and driveways must be
crossed.

Pedestrian access and egress to the shopping
centre is poor, with only one steeply sloping
footpath. Pedestrians have to share the other
exits and entrances with vehicles.

There are already too many signs advertising
the various businesses on this site, which will be
exacerbated by this development.

The signage design is unacceptable, as only 1
per frontage is allowed to a maximum of 6m, the
proponent is seeking 3 signs, with one at 8m,
which will be visually disruptive.

Does the proposed development contribute to
the City of Joondalup’s policy to increase the
green canopy?

The increased congestion at the exit points on
to Trappers and the number of users crossing to

APPLICANTS RESPONSE

development and will adequately provide for
the anticipated demand on site.

Disagree. A clearly identified walkway has
been provided with painted walkways linking
the development to the existing footpath and
pedestrian network.

The variations to the Advertisements Policy
have been appropriately justified in the DA
report provided.

Yes. The proposed development includes
seven shade trees—being four more trees than
the City’s policy requires.

Refer to the detailed response to submission
no. 2 above.

Page 6



Issue

SUBMISSION SUMMARY

get back on to Whitfords Avenue is an issue in
fact this whole area entering / exiting the
shopping centre, the library, Woodvale Drive etc
needs a rethink  to make it
safe/accessible/uncongested. To suggest that
this development won't substantially increase
traffic to this corner is not true.

There needs to be an approved Activity Centre
plan in place for this site.

A roundabout in Trappers Drive would be a
wonderful addition.

The whole shopping centre is serviced by 3
infout driveways all of which are void of direct
access to car bays. This proposal has 5 car
bays directly accessed from this thoroughfare,
in a hazardous location, adjacent to an ill-
defined 4-way traffic intersection. There are 2
problems here which are:

a) the parking bays being accessed directly
from the thoroughfare

b) the ill-defined 4-way intersection which
does not provide a direct route for the
through traffic to the greater shopping
centre car park. Clarity of vehicle
movements will be required at this
location.

APPLICANTS RESPONSE

The proposed development is capable of
approval in the absence of an approved Activity
Centre Plan.

This is not a relevant planning consideration.

Parking and access matters have all been
considered in detail in the traffic reporting
provided. Refer detailed response to
submission no. 2.
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Lands and Heritage

gi(”ﬁ)’a Department of Planning,
DS

GOVERNMENT OF
WESTERN AUSTRALIA

C|ty of Joondalup Your Ref: DAP/21/02012
PO Box 21
O f:  808/02/34/0003P
JOONDALUP WA 6919 e
Enquiries: Simon Luscombe (6551 9307)
14 June 2021

Attention: Tim Thornton

Dear Tim,

Re: Lot 1 (941) Whitfords Avenue, Woodvale

Further to your correspondence of 11 June 2021, in accordance with the WAPC’s Instrument of
Delegation (DEL 2017/02) dated 30 May 2017, the following comments are provided. This proposal
seeks approval for the redevelopment of an existing service station to be integrated with a drive-
through fast food outlet.

Land Requirements

The site abuts Whitfords Avenue, which is reserved as an Other Regional Road (ORR) in the
Metropolitan Region Scheme (MRS) and Category 1 (control of access) per Plan Number SP 694/4.
The site is not affected by the ORR reservation for Whitfords Avenue.

Transport Impact Assessment (TIA)

The above report by Transcore dated April 2021, states that 8 fuel points are to be provided for
passenger vehicles. The development does not seek to change the location, layout and operations of
existing crossovers. This is in accordance with the Commission’s Regional Roads (Vehicular Access)
Policy D.C. 5.1, which seeks to minimise the number of new access points to regional roads.

A stacking capacity of 13 vehicles has been provided on site. Manual traffic counts show that the
current development generates 105 vehicles per hour. The TIA estimates that the development will
generate 119 and 129 trips on the surrounding road network during AM and PM peak hour periods
respectively (48 AM and 50 PM trips when passing trade discount is applied). SIDRA intersection
analysis shows generally satisfactory performance for existing crossovers. Swept path for 19.0 metre
fuel tankers show wheel travel over painted lines within the site.

Recommendation

The Department of Planning, Lands and Heritage has no objection to the proposal on ORR planning
grounds and provides the following recommendations:

e ltis recommended that the type of sign, size, content and location comply with all relevant by-
laws and planning schemes made by Council. The signage should not interfere with sight

Postal address: Locked Bag 2506 Perth WA 6001 Street address: 140 William Street Perth WA 6000
Tel: (08) 655 18002 Fax: (08) 655 19001 info@dplh.wa.gov.au www.dplh.wa.gov.au

ABN 68 565 723 484

wa.gov.au
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lines, distract drivers, or have the potential to become confused with traffic signals. This
reflects the Commission’s advertising on Reserved Land Policy D.C 5.4, paragraph 3.3.1;

e ITE Trip Generation Manual (10" Edition) outlines the following guidance per land use: Service
Station - 14.1 trips per fuelling point x 8 = 112.8 per hour. Fast food restaurant with drive-
through window: 360m? = 126.5 trips = 239.3 per hour. 50% passing trade discount =
approximately 120 peak hour trips, slightly higher than outlined within the TIA report.

Thank you for your correspondence. Should you have any queries regarding this matter, please
contact me on 6551 9307 or via email (simon.luscombe@dplh.wa.gov.au).
Regards,

I St

Simon Luscombe
Principal Planning Officer
Strategy and Engagement

JAIKA

Land Requirement Plan No. 1.3449
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Ve City of
Joondalup

Environmentally Sustainable Design — Checklist

Under the City’s planning policy, Environmentally Sustainable Design in the City of Joondalup, the City
encourages the integration of environmentally sustainable design principles into the construction of all new
residential, commercial and mixed-use buildings and redevelopments (excluding single and grouped dwellings,
internal fit outs and minor extensions) in the City of Joondalup.

Environmentally sustainable design is an approach that considers each building project from a ‘whole-of-life’
perspective, from the initial planning to eventual decommissioning. There are five fundamental principles of
environmentally sustainable design, including: siting and structure design efficiency; energy efficiency; water
efficiency; materials efficiency; and indoor air quality enhancement.

For detailed information on each of the items below, please refer to the Your Home Technical Manual at:
www.yourhome.gov.au, and Energy Smart Homes at: www.clean.energy.wa.gov.au.

This checklist must be submitted with the planning application for all new residential, commercial and mixed-use
buildings and redevelopments (excluding single and grouped dwellings, internal fit outs and minor extensions)
in the City of Joondalup.

The City will seek to prioritise the assessment of your planning application and the associated building application
if you can demonstrate that the development has been designed and assessed against a national recognised
rating tool.

Please tick the boxes below that are applicable to your development.

Siting and structure design efficiency

Environmentally sustainable design seeks to affect siting and structure design efficiency through site
selection, and passive solar design.

Does your development retain:
existing vegetation; and/or -
natural landforms and topography

Does your development include:

northerly orientation of daytime living/working areas with large windows, and minimal windows
to the east and west

[ passive shading of glass
sufficient thermal mass in building materials for storing heat
X' insulation and draught sealing
floor plan zoning based on water and heating needs and the supply of hot water; and/or

advanced glazing solutions

City of Joondalup Boas Avenue Joondalup WA 6027 PO Box 21 Joondalup WA 6919 T: 9400 4000 F: 9300 1383 www.joondalup.wa.gov.au
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Energy efficiency

Environmentally sustainable design aims to reduce energy use through energy efficiency measures that
can include the use of renewable energy and low energy technologies.

Do you intend to incorporate into your development:
renewable energy technologies (e.g. photo-voltaic cells, wind generator system, etc); and/or
X' low energy technologies (e.g. energy efficient lighting, energy efficient heating and cooling, etc); and/or
natural and/or fan forced ventilation

Water efficiency

Environmentally sustainable design aims to reduce water use through effective water conservation measures
and water recycling. This can include stormwater management, water reuse, rainwater tanks, and water efficient
technologies.

Does your development include:
water reuse system(s) (e.g. greywater reuse system); and/or
rainwater tank(s)
Do you intend to incorporate into your development:
XJ water efficient technologies (e.g. dual-flush toilets, water efficient showerheads, etc)

Materials efficiency

Environmentally sustainable design aims to use materials efficiently in the construction of a building.
Consideration is given to the lifecycle of materials and the processes adopted to extract, process and transport
them to the site. Wherever possible, materials should be locally sourced and reused on-site.

Does your development make use of:
recycled materials (e.g. recycled timber, recycled metal, etc)
rapidly renewable materials (e.g. bamboo, cork, linoleum, etc); and/or
X' recyclable materials (e.g. timber, glass, cork, etc)
natural/living materials such as roof gardens and “green” or planted walls

Indoor air quality enhancement

Environmentally sustainable design aims to enhance the quality of air in buildings, by reducing volatile organic
compounds (VOCs) and other air impurities such as microbial contaminants.

Do you intend to incorporate into your development:
low-VOC products (e.g. paints, adhesives, carpet, etc)
‘Green’ Rating
Has your proposed development been designed and assessed against a nationally recognised “green” rating tool?
Yes
X’ No

If yes, please indicate which tool was used and what rating your building will achieve:

If yes, please attach appropriate documentation to demonstrate this assessment.

City of Joondalup Boas Avenue Joondalup WA 6027 PO Box 21 Joondalup WA 6919 T: 9400 4000 F: 9300 1383 www.joondalup.wa.gov.au
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If you have not incorporated or do not intend to incorporate any of the principles of environmentally sustainable
design into your development, can you tell us why:

00000m00000moomooiMeoinom miomood 0doonddomdidl imommooo

Is there anything else you wish to tell us about how you will be incorporating the principles of environmentally
sustainable design into your development:

000000000 c0d0 0000 00 00m 00 000 rf) 00000 0 0 000 0 olo0 00000 0000 0 000000 0000 0o 0mo 0000 000000000 0000000k 0o o0 odomoandidonm oo
omooo

(100 0 0000 ) 00 0000 000 0 00 r0 000 h0 0 0 000 00 0 00vf) 0 00 000 fJ 07001000 0100 00 00 000 0000 vl 0000 rl0F0 000 00 OO0 00000 00 0 (00 0l [0 (10 gl #0000 D0 0 000 000 00 0
00000d000moD 000000 m00m o000 D

When you have checked off your checklist, sign below to verify you have included all the information
necessary to determine your application.

Thank you for completing this checklist to ensure your application is processed as quickly as possible.

Applicant’s Full Name: I 1000 D0 Contact Number: J2200u00

Applicant’s Signature: /@ Date Submitted: 2600120 20

Accepting Officer’s Signature:

Checklist Issued: March 2011

City of Joondalup Boas Avenue Joondalup WA 6027 PO Box 21 Joondalup WA 6919 T: 9400 4000 F: 9300 1383 www.joondalup.wa.gov.au
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4  Statutory Planning Framework

41 Metropolitan Region Scheme

The subject site is zoned Urban under the provisions of the Metropolitan Region Scheme (MRS) and fronts
Whitfords Avenue, which is reserved as ‘Other Regional Roads’ under the MRS. The proposed development is
compliant with the provisions of the MRS and may be approved accordingly.

4.2 State Planning Policies

421  State Planning Policy 7.0 Design of the Built Environment

State Planning Policy 7.0 — Design of the Built Environment (SPP7.0) addresses the importance of design quality,
and sets out principles, processes and considerations which apply to the design of the built environment in Western
Australia, across all levels of planning and development.

SPP7.0 establishes a set of ten (10) ‘Design Principles’, providing a consistent framework to guide the design,
review and decision-making process for planning proposals. An assessment of the proposed development against
the Design Principles of SPP7.0 has been undertaken in Table 2 below.

Table 2 - SPP7.0 Design Principles Statement.

Design Principle

1. Context and character
Good design responds to and
enhances the distinctive
characteristics of a local area,
contributing to a sense of place.

2. Landscape quality

Good design recognises that
together landscape and buildings
operate as an integrated and
sustainable system, within a broader
ecological context.

3. Built form and scale

Good design ensures that the
massing and height of development
is appropriate to its setting and
successfully negotiates between
existing built form and the intended
future character of the local area.

Proposed Development Response

The subject site is located at the south-eastern fringe of an established commerecial
precinct, being the Woodvale Boulevard Shopping Centre area. The design of the
facilities responds to its context as follows:

e Appropriate setback distances with nearby commercial tenancies.

e Built form orientation which properly addresses the corner frontage of
Whitfords Avenue and Trappers Drive.

e Built form fagade treatments and landscaping which are of a commercial
nature and befitting the commercial area.

The development proposes 411m2 or 11.3% of landscaping. The landscaping
comprises of native species, selected to be appropriate for the locality. The
proposed landscaping will comprise of the following species:

e  Morning Iris;

e  Bush Inferno;

e Kalbarri Carpet;
e Cotton Heads;

e Little Gem;
e Nyalla; and
e (Gold Velvet.

The proposed development will also incorporate 5 shade trees along the
landscaping strips around the subject site.

The built form reflects the prevailing commercial character of the area and
adequately responds to the corner frontage of Whitfords Avenue and Trappers
Drive.

The service station and fast-food outlet redevelopment responds to the City’s design
guidelines for commercial areas and is consistent with the built form standards and
scale contemplated by the planning framework.
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Design Principle

4. Functionality and  build
quality

Good design meets the needs of

users efficiently and effectively,

balancing functional requirements to

perform well and deliver optimum

benefit over the full life cycle.

5.  Sustainability

Good design  optimises  the
sustainability ~— of  the  built
environment,  delivering positive
environmental, social and economic
outcomes.

6. Amenity

Good design provides successful
places that offer a variety of uses
and activities while  optimising
internal and external amenity for
occupants, visitors and neighbours,
providing environments that are
comfortable, productive and healthy.

7. Legibility

Good design results in buildings and
places that are legible, with clear
connections and easily identifiable
elements to help people find their
way around.

8. Safety

Good design optimises safety and
security, minimising the risk of
personal harm and supporting safe
behaviour and use.

9. Community

Good design responds to local
community needs as well as the
wider social context, providing
environments that support a diverse
range of people and facilitate social
interaction.

10. Aesthetics

Good design is the product of a
skilled, judicious design process that
results in attractive and inviting
buildings and places that engage the
senses.

Proposed Development Response

e The facility encourages a one-way flow of vehicular traffic for patrons.

e The proposed crossovers will contain line markings and directional signage to
appropriately delineate traffic flows, ensuring a coordinated circulation system.

e The TIA and swept paths prepared by Transcore demonstrates the safe and
efficient movement of service and fuel tanker vehicles.

The refuelling forecourt captures hydrocarbons through the use of an underground
stormwater treatment system.

In addition to the above, the proposed development will also deliver social and
economic benefits (through employment opportunities and an active space) and
positive economic outcomes (by providing important fuel and convenience retailing
to support the surrounding businesses).

The proposed development also provides sufficient amount of landscaping, and a
significant amount of shade trees along the landscaping strips of the subject site.

The proposed facilities will provide essential fuel and convenience retail / food
offerings to vehicles travelling along Whitfords Avenue / Trappers Drive, and
workers in the surrounding area.

The design and configuration of the proposed development will create a comfortable
environment for all users and users of neighbouring facilities.

The proposed development is easy to navigate by intended patrons. The existing
crossovers from Whitfords Avenue and Trappers Drive Way will contain line
markings and directional signage to appropriately delineate traffic flow, ensuring a
coordinated circulation system which is discernible by drivers, and allows functional
movements through the facility.

The proposed service station and fast-food outlet will be designed to meet all
relevant industry standards. The facility will operate 24/7 and monitored by CCTV
cameras.

The proposed facilities will provide essential fuel and convenience retail / food
offerings to vehicles travelling along Whitfords Avenue and Trappers Drive, and
workers in the surrounding area.

The McDonald's restaurant includes a state-of-the-art play space, providing a
comfortable environment for families with children.

The location of the BP service station retail building and McDonald’s restaurant
addresses the site’s corner to the Whitfords Avenue and Trappers Drive
intersection. The building's facades include external treatments, colours and
signage.

The service station building and McDonald’s restaurant building presents shopfront
glazing to both Whitfords Avenue and Trappers Drive, with all elevations providing
a mix of treatments, colours and signage.

Having regard to the above, the proposed is consistent with the ten principles of SPP7.0.
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9@ Government of Western Australia
Development Assessment Panels

HONEYBEE PARADE, 7 (LOT 138) BANKSIA GROVE —
MODIFICATIONS TO SERVICE STATION AND SHOWROOMS
(PYLON SIGN)

Form 2 — Responsible Authority Report
(Regulation 17)

DAP Name: Metro Outer JDAP

Local Government Area: City of Wanneroo

Proposed Amendments: Modifications to an existing Service
Station Pylon Sign

Applicant: Planning Solutions

Owner: Accord Perth Eden Beach Pty Ltd

Value of Amendment: $0

Responsible Authority: City of Wanneroo

Authorising Officer: Greg Bowering, Manager Approval Services

LG Reference: DA2021/1111

DAP File No: DAP/19/01700

Date of Original DAP decision: 22 April 2020

Application Received Date: 29 June 2021

Application Statutory Process | 60 Days

Timeframe:

Attachments: 1. Location Plan

2. Development Plans, Elevations and
Perspectives
3. Previous Determination Notice

Is

the Responsible Authority | [0 Yes | Complete Responsible Authority
Recommendation the same as | [x NJA | Recommendation section

the Officer Recommendation? ] No Complete Responsible Authority

and Officer Recommendation
sections

Responsible Authority Recommendation

That the Metro Outer JDAP resolves to:

1.

Accept that the DAP Application reference DAP/19/01700 as detailed on the
DAP Form 2 dated 29 June 2021 is appropriate for consideration in accordance
with regulation 17 of the Planning and Development (Development Assessment
Panels) Regulations 2011;

Refuse DAP Application reference DAP/19/01700 and accompanying plans
accompanying plans provided in Attachment 2 in accordance with Clause 68
of Schedule 2 (Deemed Provisions) of the Planning and Development (Local
Planning Schemes) Regulations 2015, and the provisions of Clause 68 of the
City of Wanneroo District Planning Scheme No. 2, for the proposed
modification to the approved Service Station and Showrooms at Lot 138 (7)
Honeybee Parade, Banksia Grove for the following reasons:
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2

Reason

1. The proposed signage is inconsistent with the objectives of the City’s Local
Planning Policy 4.6 — Signhage, by way of height, prominence and scale,

thereby negatively impacting on the amenity of the area.

Details: outline of development application

Region Scheme Metropolitan Region Scheme

Region Scheme Zone

Urban

Local Planning Scheme

District Planning Scheme No. 2

Local Planning Scheme Zone

Urban Development

Structure Plan Agreed Structure Plan No. 2la Banksia
Grove
Agreed Structure Plan No. 65 Banksia Grove

District Centre

Lot Size: 8,750m?
Existing Land Use: Service Station and Showrooms
State Heritage Register No
Local Heritage N/A
[0 Heritage List
[0 Heritage Area
Design Review N/A
[0  Local Design Review Panel
[1 State Design Review Panel
1  Other
Lot Size: 8,750m?
Existing Land Use: Vacant land
Bushfire Prone Area No
Swan River Trust Area No

Proposal:

The proposal seeks to modify an existing approval granted by the JDAP on 22 April
2020 for a Service Station and Showrooms. The subject application seeks to modify
the height of the existing Service Station pylon sign from six metres to 10.15 metres.

Background:

The subject site is bounded by Pinjar Road to the west, residential development to
the north, Honeybee Parade to the east and Public Recreation & Drainage land to
the south. The site was previously addressed as Lot 9195 (171K) Joseph Banks
Boulevard, Banksia Grove, prior to the creation of Honeybee Parade. Currently, the
site has been fully developed as per DAP/19/01700, with the exception of the eight
metre high multi-tenancy sign (showrooms pylon).

A location plan of the subject site is included as Attachment 1. Plans of the
proposed development are included as Attachment 2.
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Legislation and Policy:

Legislation

Metropolitan Region Scheme (MRS)
District Planning Scheme No. 2 (DPS 2)

State Government Policies

State Planning Policy 4.2: Activity Centres for Perth and Peel (SPP 4.2)

Structure Plans/Activity Centre Plans

Agreed Structure Plan No. 21a Banksia Grove (ASP 21a)
Agreed Structure Plan No. 65 Banksia Grove District Centre (ASP 65)

Local Policies
Local Planning Policy 4.6: Signs (LPP 4.6)
Consultation:

Public Consultation

Further public consultation was not undertaken as the proposed amendment is not in
accordance with the City’s LPP 4.6, and was previously advertised as part of the
original application.

Referrals/consultation with Government/Service Agencies

No referrals were required as part of this application.

Design Review Panel Advice

This application was not referred to the City’s Design Review Panel as the proposal
does not impact or modify the design of the buildings. The Design Review Panel did
not provide any advice in relation to signage.

Planning Assessment:

Local Planning Scheme

The modifications made to the plans do not introduce any further variations to DPS 2,
ASP 21a or ASP 65.

Local Planning Policy 4.6: Signs

Iltem Proposal Compliance

Pylon Signs

Should be a | A maximum height of | This variation is not supported
maximum  6m  in | 10.15 metres and is discussed in further detalil
height, located below.

centrally within the lot
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and be no closer than
3m to a side
boundary.
Pylon Sign

LPP 4.6 requires pylon signs to be a maximum of six metres in height (eight metres
for multi-tenancy signs), setback three metres from a lot boundary and located
centrally within the lot. The application relates to a single tenancy pylon sign with a
proposed maximum height of 10.15 metres.

The applicant has provided the following justification in support of the 10.15 metre
high pylon sign:

The proposed signage is located on the primary frontage of the lot and
functions as a point of identification for the subject site. The single pylon sign
is required to provide sufficient exposure to the curving Pinjar Road upon east
and west approach, which is setback over 20 metres from the road reserve;
The scale and height of the proposed pylon sign is considered necessary to
give drivers sufficient warning that the development is approaching;

The service station forms part of a developing commercial and retail locality
which comprises a range of complementary commercial and industrial
activities. Signage is an essential component which characterises the
commercial and retail locality of the locality;

Larger pylon signs have previously been supported by the City; and

The larger sign incorporates various panels which contain important
information relating to the price of fuels and other products offers by the
facility. This minimises potential clutter through the site and a proliferation of
signage elsewhere at the subject site.

The City does not support the height of the pylon sign at 10.15 metres for the
following reasons:

The proposed 10.15 metre high pylon sign which is an additional 4.15 metres
higher than what is permitted under LPP 4.6, is considered excessive and
likely to negatively impact on the amenity of the area by way of height and
prominence, particularly given its proximity to residential land. It is
inconsistent with the planned streetscape outcomes for the area;

The pylon sign would be higher than the existing approved eight metre high
multi-tenancy sign, the showrooms, and the Service Station building and
canopy. This is considered excessive with no objective basis provided by the
applicant to support the need for such a sign;

The existing Service Station building and awning are visually prominent on
the site as viewed from Pinjar Road. There is significant signage and
corporate branding on the Service Station building and canopy which
substantially contribute towards advertising the use of the site. The increased
height is considered superfluous to the realistic need of the use to convey the
brand, fuel price and services information;

Pinjar Road is intended to be upgraded to a four lane dual carriageway which
would reduce the distance between the constructed road and the subject site,
which will increase the visibility of the Service Station building, awning and
sighage,;
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e The portion of the land in which the pylon sign is located is approximately one
metre higher than the level of the road, which further increases the visibility
for approaching vehicles;

e The City has consistently applied the standards in LPP 4.6 and has recently
completed a review of this policy. No changes have been made to these
standards in this review; and

o All recent JDAP and City decisions have consistently required a six metre
pylon or eight metre multi-tenancy pylon for Service Stations across the City
and no objective evidence or justification against the provisions of LPP 4.6
and DPS 2 has been provided that demonstrates the need for additional
height. Whereas the height proposed directly impacts the objectives of LPP
4.6 and DPS2 as set out above.

In consideration of the above points, the proposed modifications to the Service
Station pylon sign are not supported.

Conclusion:

The proposed modifications to the existing Service Station pylon sign on Lot 138 (7)
Honeybee Parade, Banksia Grove has been assessed against the relevant
legislation and planning requirements. The City is of the view that the proposed
increased height of the existing Service Station pylon sign from six metres to 10.15
metres is inconsistent with the objections of LPP 4.6 by way of height, prominence
and scale, and is likely to negatively impact on the amenity of the area. The existing
development on site is clearly visible and any increased height is considered
unnecessary to provide the necessary information to passing motorists. Therefore,
the proposed modification is not supported.

Alternatives

Should the JDAP be of the view to approve the development application on the basis
that sufficient regard has been given to LPP 4.6 and forms the view that the proposal
will not be contrary to the principles of orderly and proper planning, the City
recommends without prejudice that the conditions of approval be applied as set out in
Attachment 3.
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LG Ref: DA2019/1384
DAP Ref: DAP/19/01700
Enquiries: (08) 6551 9919

Mr Oliver Basson
Planning Solutions
GPO Box 2709
Cloisters Square PO
WA 6850

Dear Mr Basson

METRO NORTH-WEST JDAP - CITY OF WANNEROO - DAP APPLICATION -
DA2019/1384 - DETERMINATION

Property Location: 171K (Lot 9195) Joseph Banks Boulevard, Banksia Grove

Application Details: | Development of Service Station

Thank you for your Form 1 Development Assessment Panel (DAP) application and
plans submitted to the City of Wanneroo on 21 November 2019 for the above-
mentioned development.

This application was considered by the Metro North-West JDAP at its meeting held on
17 April 2020, where in accordance with the provisions of the City of Wanneroo District
Planning Scheme No.2, it was resolved to approve the application as per the attached
notice of determination.

Should the applicant not be satisfied by this decision, an application may be made to
amend or cancel this planning approval in accordance with regulation 17 and 17A of
the Planning and Development (Development Assessment Panels) Regulations 2011.

Please also be advised that there is a right of review by the State Administrative
Tribunal in accordance with Part 14 of the Planning and Development Act 2005. Such
an application must be made within 28 days of the determination, in accordance with
the State Administrative Tribunal Act 2004.

Should you have any queries with respect to the conditions of approval, please contact
Mr Nick Bertone on behalf of the City of Wanneroo on 94055473.

Yours sincerely,

AT |
AR O ke

DAP Secretariat
22 April 2020

Encl. DAP Determination Notice
Approved Plans

Cc: Mr Nick Bertone
City of Wanneroo

Postal address: Locked Bag 2506 Perth WA Street address: 140 William Street Perth WA 6000
Tel: (08) 6551 9919 Fax: (08) 6551 9961 TTY: 6551 9007 Infoline: 1800 626 477
daps@dplh.wa.gov.au www.dplh.wa.gov.au

ABN 68 565 723 484
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Planning and Development Act 2005
City of Wanneroo City of Wanneroo District Planning Scheme No.2
Metro North-West Joint Development Assessment Panel

Determination on Development Assessment Panel
Application for Planning Approval

Property Location: 171K (Lot 9195) Joseph Banks Boulevard, Banksia Grove
Application Details: Development of Service Station

In accordance with regulation 8 of the Planning and Development (Development
Assessment Panels) Regulations 2011, the above application for planning approval
was granted on 17 April 2020, subject to the following:

Approve DAP Application reference DAP/19/01700 and accompanying plans (included
in Attachment 3) in accordance with Clause 68 of Schedule 2 (Deemed Provisions) of
the Planning and Development (Local Planning Schemes) Regulations 2015, and the
provisions of the City of Wanneroo’s District Planning Scheme No. 2, subject to the
following conditions:

Conditions

1.

Pursuant to clause 26 of the Metropolitan Region Scheme, this approval is
deemed to be an approval under clause 24(1) of the Metropolitan Region
Scheme.

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 specified period, the approval shall lapse and be of no
further effect.

The use of the development subject to this approval is to be “Service Station” and
“Showroom” as defined in the City of Wanneroo’s District Planning Scheme No.
2.

“Service Station: means premises other than premises used for a transport

depot, panel beating, spray painting, major repairs or wrecking, that are used for

(a) the retail sale of petroleum products, motor vehicle accessories and goods
of an incidental or convenience nature; or

(b) the carrying out of greasing, tyre repairs and minor mechanical repairs to
motor vehicles.

“Showroom: means premises wherein goods are displayed and may be offered
for sale or hire excluding the sale of foodstuffs, liquor or beverages, items of
clothing or apparel (except as hereinafter stipulated in this definition) or personal
adornment, magazines, books, newspapers or paper products, and medicinal or
pharmaceutical products unless assembled or manufactured on the premises.
The term includes the sale of secondhand clothing or apparel by welfare and
charitable agencies with the approval of Council.”

A change of use from those outlined above may require development approval.
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10.

11.

12.

13.

An amended Landscaping Plan must be submitted and approved to the
satisfaction of the City prior to commencement of works. Planting and installation
shall be in accordance with the Site and Landscaping Plan for the site and
adjoining verge areas and completed prior to occupation of the development, to
the satisfaction of the City. Thereafter, all landscaping, including that of the
adjoining verge areas is to be undertaken by the applicant, to the satisfaction of
the City.

Operating hours of the Service Station shall be 24 hours per day, seven days per
week.

The development is to comply at all times with the recommendations outlined in

the Lloyd George Environmental Noise Assessment dated November 2019,

including the following:

a) The applicant is to engage a suitably qualified and recognised acoustical
consultant to verify building and mechanical noise mitigation measures
during the design and construction of development;

b)  All deliveries to the site shall only be between 7:00am to 7:00pm Monday
to Saturday and 9:00am to 7:00pm on Sundays and Public Holidays, with
the exception of refuelling by refuelling tankers.

Amended plans are to be submitted the City prior to commencement of
construction works to re-align the Service Station shop to have a minimum 16
metre setback from the front lot boundary, and to incorporate vehicular
connectivity between the Service Station and Showroom in accordance with the
provisions of ASP 65.

The Service Station and Showrooms shall not commence operation until the
proposed roadway as indicated on the plans has been constructed to the
satisfaction of the City.

A finalised Mural design for the north-east Showroom wall is to be submitted to
the City prior to occupation. The Mural shall be completed within six months of
the commencement of the approved uses, to the satisfaction of the City.

Prior to the commencement of development, a detailed schedule of external
finishes (including materials, colour schemes and details) shall be submitted and
approved by the City. The development shall be finished in accordance with the
approved schedule prior to the use or occupation of the development.

Lighting shall be installed to pathways and car parking areas, be designed in
accordance with the Australian Standards for the Control of Obtrusive Effects of
Outdoor Lighting (AS4282) and shall be internally directed to not overspill into
nearby lots. All floodlights shall be oriented and hooded to eliminate disturbance
to occupants on the surrounding properties.

All illuminated signage shall have any boxing or casing in which it is enclosed
constructed of incombustible materials, shall not comprise of flashing, pulsating,
chasing or running lights and shall not have such intensity as to cause annoyance
to the public or illuminate beyond the extent of the lot boundaries.

Stormwater and any other water run-off from buildings or paved areas shall be
collected and retained on-site.
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16.

17.

18.

19.

20.

21.

22.

Parking areas, driveways and points of ingress and egress shall be designed and
constructed in accordance with the Australian Standard for Offstreet Carparking
(AS2890), and shall be drained, sealed and marked.

Detailed civil engineering drawings and specifications for works within the public
road reserve (earthworks, parking, roads and drainage) shall be lodged for
approval to the City prior to commencement of construction works. Construction
works are to be undertaken in accordance with the approved development
application, engineering drawings and specifications to the satisfaction of the
City.

No parking bays shall be obstructed in any way or used for the purposes of
storage.

Storage areas, plant and equipment shall be screened from view from streets,
public places and adjacent properties.

The proposed bin areas are to be enclosed and screened from their immediate
surrounds and any adjacent public street or road by a wall not less than 1.8m
high constructed in brick, masonry or other approved material.

All refuse shall be stored within the designated bin stores and shall be collected
from the site by a private contractor at the cost of the applicant/owner. Waste
collection shall only occur between 7.00am and 7.00pm Monday — Saturday.

The applicant shall undertake adequate measures to minimise any impacts of
dust and sand drift from the site to the satisfaction of the City.

A construction management plan being submitted detailing how the construction
of the development will be managed in order to limit the impact on the users of
the surrounding area. The plan will need to ensure that:

a) Adequate space is provided within the development site for the parking of
construction vehicles and for the storage of building materials so as to
minimise the need to utilise the surrounding road network;

b)  Adequate provision is made for the parking of workers’ vehicles;

c) Pedestrian and vehicular access around the site is maintained;

d)  The delivery of goods and materials does not adversely impact on the
amenity of the surrounding properties; and

e) The hours of construction are limited to ensure that there is no adverse
impact on the amenity of the surrounding properties.

The construction management plan is to be submitted and approved by the City
prior to the commencement of any development.

Any graffiti applied to the external surfaces of the building shall be removed within
seven days of it being applied, to the satisfaction of the City.
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Advice Notes

1.

This is a development approval only and is issued under the City of Wanneroo's
District Planning Scheme No. 2 and the Western Australian Planning
Commission’s Metropolitan Region Scheme. It is the proponent's responsibility
to comply with all other applicable legislation, including the Australian Standards
and the Environmental Protection (Noise) Regulations 1997, and obtain all
required approvals, licences and permits prior to commencement of this
development.

In regards to the dust and sand drift condition, adequate measures to minimise
any impacts of dust and sand drift from the site include all requirements as
stipulated within the Department of Water and Environmental Regulation’s ‘A
guideline for managing the impacts of dust and associated contaminants from
land development sites, contaminated sites remediation and other related
activities’.

With regards to any management plans to be submitted to the City as required in
any of the conditions set out within this development approval, these are to be
submitted to the assessing officer or in their absence addressed to Planning
Approvals. An assessment of the acceptability of these plans by the City will not
be undertaken if these plans are submitted within a building permit application.

With regards to stormwater retention, an onsite stormwater drainage system,
sufficient to contain a 1:100 year storm event (over 24 hours) must be provided.
Plans illustrating the system proposed shall be submitted for approval when
application is made for a building licence and the system shall be installed during
the construction of the development.

With regards to stormwater retention, a Geo-technical Report shall be lodged for
approval to the City prior to commencement of construction works demonstrating
the infiltration rate of 5m/day. Construction works are to be undertaken in
accordance with the approved development application, engineering drawings
and specifications to the satisfaction of the City.

Where an approval has so lapsed, no development shall be carried out without further
approval having first been sought and obtained, unless the applicant has applied and
obtained Development Assessment Panel approval to extend the approval term under
regulation 17(1)(a) or local government approval under regulation 17A of the Planning
and Development (Development Assessment Panels) Regulations 2011.
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