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Metro Central Joint Development Assessment Panel 
Agenda 

 
Meeting Date and Time:  Thursday 30 August 2012, 5pm 
Meeting Number:   11  
Meeting Venue:    Town of Bassendean 
    48 Old Perth Road 
    Bassendean 
 
Attendance 

 
DAP Members 
 
Mr Charles Johnson (Presiding Member) 
Mr Ian Hocking (Deputy Presiding Member) 
Mr Luigi D’Alessandro (Specialist Member) 
Mayor Joe Delle Donne (Local Government Member, City of Canning) 
Cr Bruce Mason (Local Government Member, City of Canning) 
Cr Jennie Carter (Local Government Member, Town of Bassendean) 
Cr Kara Collins (Local Government Member, Town of Bassendean) 
 
Officers in attendance 
 
Ms Noelene Jennings (Department of Planning) 
Mr Ron Couacaud (Department of Planning) 
Mr Kevin Townroe (City of Canning) 
Mr Michael Whitbred (Town of Bassendean) 
Mr Brian Reed (Town of Bassendean) 

 
Local Government Minute Secretary 
 
Ms Sue Perkins (Town of Bassendean) 
 

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

2. Apologies 
 
Nil 
 

3. Members on Leave of Absence 
 
Nil 
 

4. Noting of Minutes 
 
Minutes of the Metro Central JDAP meeting No.9 (SAT Confidential) and No.10 
held on the 13 August 2012.   
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5. Disclosure of Interests 
 
Nil 

 
6. Declarations of Due Consideration 

 
Any member who is not familiar with the substance of any report or other information 
provided for consideration at the DAP meeting must declare that fact before the 
meeting considers the matter. 
 

7. Deputations and Presentations 
 
Nil 

 
8. Form 1 - Responsible Authority Reports – DAP Applications/s 

 
8.1 Application Details: Waste Recycling Facility (upgrades involving 

installation of 6 humidifiers and construction of a 
188.5m2 storage shed) 

 Property Location: Lot 78 Bannister Road, Canning Vale 
 Applicant: Allerding & Associates 
 Owner: City of Canning 
 Responsible authority: City of Canning 
 Report date: 16 August 2012 
 DoP File No: DP/12/00732 

 
8.2 Application Details: Bassendean Shopping Village Redevelopment 
 Property Location: Lot 2 West Road, Bassendean 
 Applicant: Hames Sharley (WA) Pty Ltd 
 Owner: Hawaiian Investment
 Responsible authority: Town of Bassendean 
 Report date: 20 August 2012 
 DoP File No: DP/12/00644 
 

8.3 Application Details: Mixed Use Multiple Residential 
 Property Location: Lot 3 (No.85) Old Perth Road, Bassendean 
 Applicant: Bevilaqua Design Development 
 Owner: Department of Housing 
 Responsible authority: Town of Bassendean 
 Report date: 15 August 2012 
 DoP File No: DP/12/00644 
 
 

9. Form 2 – Responsible Authority Reports - Amending or cancelling DAP 
development approval 
 
Nil 
 

10. Appeals to the State Administrative Tribunal 
  
Nil 
 

11. Meeting Closure 
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1. Declaration of Opening 
 

The Presiding Member declared the meeting open and acknowledged the 
past and present traditional owners and custodians of the land on which the 
meeting is being held. 

 
2. Apologies 
 
 Nil 
 
3. Members on Leave of Absence 
 
 Nil 
 
4. Noting of Minutes 
 

The JDAP noted the minutes of the Metro Central JDAP meeting no. 8 held 
on 2 August 2012. 

 
5. Disclosure of Interests 
 
 Nil 
 
6. Declarations of Due Consideration 
 
 Nil 
 
7. Deputations and Presentations 
 

7.1 Presenter:  Mr Peter Webb 
 
Mr Peter Webb (Peter D Webb and Associates) addressed the DAP for item 
8.1 with regards to height restrictions and provision of bicycle parking at the 
proposed extensions and modifications to the Balmoral Aged Care Facility. 
 
7.2 Presenter:  Ms Sophie Liedig 
 
Ms Sophie Liedig and Mr Sam Woolard (Western Power) addressed the DAP 
for item 8.2 with regards to anti-graffiti coating, material matching and visual 
amenity of the proposed new switchboard building and extension of perimeter 
wall. 

 
8. Form 1 - Responsible Authority Reports – DAP Applications 
  

8.1 Application Details: Proposed Extensions and Modifications to 
Existing “Balmoral Aged Care Facility” 

 Property Location: Lot 200 Labouchere Road (No. 29 
Gardner Street), Como 

 Applicant: Peter D Webb & Associates 
 Owner: Balmoral Aged Care Group Pty Ltd 
 Responsible authority: City of South Perth 
 Report date: 3 August 2012 
 DoP File No: DP/12/00564 
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(17)  In accordance with the provisions of Clause 6.8(2) of Town Planning Scheme 
No. 6, all subsoil water and stormwater from the property shall be discharged 
into soak wells or sumps located on the site unless special arrangements can 
be made to the satisfaction of the Director, Infrastructure Services for discharge 
into the street drainage system. 

 
(18)  The validity of this approval shall cease if construction is not substantially 

commenced within 24 months of the date of planning approval. 
 
AMENDING MOTION 
 
Moved by: Cr Colin Cala   Seconded: Mr Luigi D’Alessandro 
 
That the METRO CENTRAL JDAP resolves to remove Condition (1)(i). 
 
REASON: The JDAP has the discretion to approve minor projections. 
 
The amendment was put and carried UNANIMOUSLY. 
 
AMENDING MOTION 
 
Moved by: Mr Luigi D’Alessandro  Seconded: Mr Ian Hocking 
 
That the METRO CENTRAL JDAP resolves to remove Condition (2)(ii). 
 
REASON: The JDAP considered this condition unnecessary as the work had 
been done. 
 
The motion was put and carried UNANIMOUSLY. 
 
AMENDING MOTION 
 
Moved by: Mr Luigi D’Alessandro  Seconded: Mr Ian Hocking 
 
That the METRO CENTRAL JDAP resolves to amend Condition (1) as follows: 
 
(1)  Revised drawings shall be submitted, and such drawings shall incorporate the 

provision for the parking of 8 bicycles in bays, the design and location of which 
shall be to the mutual satisfaction of the City and the applicant. 

 
REASON: To further clarity the condition. 
 
The motion was put and carried UNANIMOUSLY. 
  











 

Responsible Authority Report Template 
(Regulation 12) 

 
Application Details: Waste Recycling Facility (Upgrades involving 

installation of 6 Humidifiers and Construction 
of a 188.5m2 Storage Shed) 

Property Location: Pt Lot 78 Bannister Road, Canning Vale 
DAP Name: Metro Central Joint Development 

Assessment Panel 
Applicant: Southern Metropolitan Regional Council 

via agents – Allerding and Associates, 
Town Planners, Advocates and 
Subdivision Designers, 125 Hamersley 
Road, Subiaco WA 6008. 

Owner: City of Canning 
LG Reference: 15/14799 
Responsible Authority: City of Canning 
Authorising Officer: Kevin Jefferies, Executive Property, Assets 

and Economic Development   
Application No and File No: 15/14799 and DP/12/00732 
Report Date: 16 August 2012 
Application Receipt Date:  29 June 2012 
Application Process Days:  50 
Attachment(s): 1. Location Plan. 

2. Planning Report (Allerding and 
Associates). 

3. Development Plans: Site Plan, 
Northern Elevation, Humidifier Detail 1, 
Humidifier Detail 2, Bin storage shed 
elevation. 

4. Aerial and Zoning plan. 
5. Copies of responses from Statutory 

and/or public authorities. 
6. Consultation Response Map. 
7. Schedule of Submissions. 
8. Noise Modelling (SVT Consultants) and 

Odour Modelling (Odour Unit 
Consultants). 

9. Previous Planning Approvals issued by 
WAPC and the City of Canning. 

 
Recommendation: 
 
That the Metro Central Joint Development Assessment Panel resolves to: 
 
Approve the Waste Recycling Facility (upgrades involving 6 humidifiers and 
storage shed) on Pt Lot 78 Bannister Road, Canning Vale the subject of DAP 
Application reference DP 12/00732 and accompanying plans dated 27.06.2012 
(as per Attachment 3) - in accordance with Clause 2.3.6.1 and Appendix 5 – 
‘Schedule of Additional or prohibited Uses’, City of Canning Town Planning 
Scheme No.40, subject to the following conditions: 
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1) This approval relates only to the two elements highlighted in red on the 

approved plans, being the installation of the 6 humidifiers and construction 
of the storage shed. 

 
2) The applicant providing 3 constructed car bays on Pt Lot 78 (site) subject of 

this approval for the proposed storage shed. 
 
3) The applicant providing a revised site plan prior to the occupation of the 

development indicating a 200 car parking bay reserve to the satisfaction of 
the City to ensure previous parking arrangements, as per previous 
development approval 16/6577, are maintained over the site as per Table 
6A of Town Planning Scheme No. 40. 

 
4) No offensive odour emissions shall be emitted from the Waste Recycling 

Facility interfering with the health of any person on residential premises. 
 

5) No offensive odour emissions shall be emitted from the Waste Recycling 
Facility interfering with any persons’ use of or enjoyment of their residential 
premises. 

 
6) The noise attenuation measures identified in the Acoustic Report from SVT 

Engineering Consultants dated 15 August 2012 are implemented in full with 
written confirmation of the installation works being provided to the City’s 
Chief Executive Officer by 15 February 2013.   

 
7) The Southern Metropolitan Regional Council shall submit to the City’s Chief 

Executive Officer, prior to 15 February 2013 a written report prepared by an 
acoustic consultant, who is a member of the Association of Australian 
Acoustical Consultants, which confirms that the noise emitted from the 
operation of the Waste Composting Facility complies in all respects with the 
Environmental Protection (Noise) Regulations 1997. 

 
8) The bin storage shed is to be constructed to prevent the leakage of liquid 

waste and must be constructed with a hose cock, provision of mains water 
and hardstand impervious flooring graded to a floor waste and connected to 
mains sewer to the satisfaction of the City. 

 
9) The roller doors associated with the bin storage shed are to remain closed 

at all times except when the loading and unloading of bins is taking place. 
 
10) This approval is valid for a period of 24 months; if the development hereby 

approved has not substantially commenced within this time then a new 
planning application will be required. 

 
Advice Notes: 

 
i) This proposal will require Water Corporation Building Services approval 

prior to commencement of works.  Headwork contributions and fees may be 
required to be paid prior to approval being issued (Water Corporation). 
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ii) The principle followed by the Water Corporation for the funding of 
subdivision or development is one of user pays.  The developer is expected 
to provide all water and sewerage reticulation.  A contribution for Water, 
Sewerage and Drainage headwork’s may also be required.  In addition the 
developer may be required to fund new works or the upgrading of existing 
works and protection of all works.  Any temporary works needed are 
required to be fully funded by the developer.  The Corporation may also 
require land being ceded free of cost for works (Water Corporation). 

 
Background: 
 
Insert Property Address: Part Lot 78 Bannister Road, Canning Vale 
Insert Zoning MRS: Industrial 
 TPS:40 Mixed Business 
Insert Use Class: Waste Recycling Facility, listed as an 

additional permitted use under per TPS 
No.40, Appendix 5 (Code No.63). 

Insert Development Scheme: Town Planning Scheme No. 40. 
Insert Lot Size: Pt Lot 78 being 7.7253ha  
Insert Existing Land Use: Waste Recycling Facility 
Value of Development: $3 million 
 
History 
 
Conditional planning approval for the original Waste Recycling Facility was 
granted by the Western Australian Planning Commission in October 1999 (refer 
Attachment 9).  As the City of Canning was the landowner, applicant and 
regulator, the WAPC processed the proposed development application in the first 
instance. 
 
Subsequent to the approval granted by the Western Australian Planning 
Commission, the City of Canning granted Development Approval under the 
requirements of its Town Planning Scheme No. 40 for the exact same proposal 
on 12 October 1999 under serial number 16/6577.  A copy of this approval is 
found under Attachment 9. 
 
The Southern Metropolitan Regional Council were also issued with an operating 
licence under the Environmental Protection Act 1986 to operate a waste 
composting facility and green waste processing operation, by the Department of 
Environment and Conservation (DEC). 
 
The City of Canning has received continuing complaints from nearby residents of 
the composting facility relating to offensive odour and noise emissions from the 
site.  Complaints have been ongoing since the facility was commissioned in 1999.  
In response to the continuing complaints the City established an odour hotline 
service in January 2011 whereby City officers attend the complainant’s premises 
to ascertain the extent of the odour which is recorded, presented to Council and 
forwarded to the DEC.  The City has detected the odours on many occasions and 
has reported this to DEC for action. 
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The City has also undertaken its own noise testing which has confirmed the 
existing facility is in breach of the Environmental Protection (Noise) Regulations 
1997; again such results being reported to the DEC. 
 
The DEC has recently issued a new licence for the facility which has included 
more stringent conditions relating to noise and odour recognising the 
performance of the facility to manage these issues has not been adequate.  In 
relation to odour the DEC licence specifically requires the Southern Metropolitan 
Regional Council to achieve certain odour levels (500ou limit and 350ou is their 
target).  It remains unclear however if achieving these levels will eliminate 
offensive odours being received within the residential area under normal 
operating conditions. 
 
This application proposes to install additional infrastructure (humidifiers and 
enclosed storage shed) to meet the new conditions of the DEC Licence aimed at 
reducing the level of odour being released by the facility. 
 
Site 
 
The site is located at the western end and to the south of Bannister Road in 
Canning Vale.  It has a total area of 7.7253ha.  It is bounded by Roe Highway to 
the north and a railway reserve to the south with a bus depot and Water 
Corporation facility located to its north. 
 
The closest residential area to the site is the suburb of Leeming which is located 
approximately 500 metres to the north-west.  A proportion of this suburb is 
located within the municipal boundary of the City of Melville. 
 
The site is zoned Industry under the MRS and Mixed Business under Town 
Planning Scheme No. 40 (TPS 40).  Under TPS 40 the site also enjoys additional 
use rights under Appendix 5 of the Scheme (code No. 63), including the uses of 
Waste Recycling, Waste Transfer Station and General Industry. 
 
Details: outline of development application 
 
The proposed development application is for the installation of 6 humidifiers to be 
located to the north side of the existing building.  Humidifiers are mechanical 
plant that control the amount of moisture in the bio-filtering process.  In theory if 
the gas entering the bio-filter has more moisture it will aid the bio-filter in its 
destruction of odorous gas. 
 
A storage shed is also proposed measuring 5.2m in height and 188m2 in area 
(14.5m x 13m) and is located approximately 27m from the southern boundary of 
the property.  The storage shed is to be clad in a colorbond finish to match the 
existing buildings on site. 
 
The storage shed is to accommodate that waste which is not able to be recycled 
(composted) for short periods until it is taken from the site and disposed of 
elsewhere.  This waste is currently being accommodated in bins outside of the 
existing tipping shed in an open storage yard. 
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Legislation & Policy: 
 

 Metropolitan Region Scheme. 
 City of Canning Town Planning Scheme No. 40. 

 
Legislation 
 
 Clause 2.3.6.1, City of Canning Town Planning Scheme No.40. 
 Table 6A – ‘Industrial Development Site Requirements’, City of Canning 

Town Planning Scheme No.40. 
 Table 6B – ‘Industrial Land Use Parking Requirements’, City of Canning 

Town Planning Scheme No.40. 
 Appendix 5 – ‘Schedule of Additional or Prohibited Uses’, City of Canning 

Town Planning Scheme No.40. 
 Clause 2.3.8.4, of the City of Canning Town Planning Scheme No.40. 
 Clause 2.3.8, of the City of Canning Town Planning Scheme No. 40. 

 
State Government Policies 
 
 Statement of Planning Policy No.5 – ‘Environmental and Natural 

Resource’ Policy’. 
 Statement of Planning Policy No.4.1 – ‘State Industrial Buffer Policy’. 

 
Consultation: 
 
Public Consultation 
Whilst the proposal did not require advertising, Clause 2.3.8.4 of TPS 40 allows 
the City to advertise proposals where the circumstances of the case justify such 
advertising to be undertaken.  Given the operation of the facility has caused a 
significant impact to the existing residents within the locality, Council at its 
meeting dated 10 July 2012 requested the proposal be advertised. 
 
In accordance with the advertising procedures identified in Clause 2.3.7.1 of the 
Scheme the proposal was advertised for a period of 21 days (from 24 July 2012 
to 14 August 2012). 
 
A total of 766 consultation letters were sent to neighbouring properties within an 
area 1-1.5km in radius.  Of these 160 letters were mailed out to City of Melville 
residents within the prescribed area. 
 
As a result of the aforementioned advertising a total of 187 submissions were 
received; 54 of which were objections and 133 of which were no objections.  A 
summary of the issues raised can be found below, with a detailed schedule of 
submissions identified in Attachment 7.  Attachment 6 represents a community 
response map to indicate the location and type of responses received as a result 
of advertising. 
 
Points raised in the submissions received include: 
 
 The facility has had sufficient time to reduce odour and noise levels but has 

never done so; 



Page 6 of 9 
 

 Previous attempts to control noise and odour have failed; 
 The putrid smell is causing health issues and ruining lifestyle; 
 Unconvinced that proposed humidifiers will achieve improvements (these 

have been tried before); 
 Approval of the proposal will send a clear message that the facility should 

stay, when moves should be undertaken to relocate the facility to a more 
appropriate location (the upgrade would represent a waste of money); 

 The constant hum (noise) 24 hours / 7 days per week associated with the 
existing facility is getting worse and is untenable; 

 The facility should be relocated; 
 Concerned additional humidifiers will produce more noise; 
 The facility has continually breached noise regulations already; and 
 Elimination of all odour and noise would be the only acceptable outcome. 

 
Consultation with other Agencies or Consultants 
 
The Department of Environment and Conservation response dated 10 August 
2012 (Attachment 5 refers).  The DEC is supportive of the proposal and that the 
proposed upgrades would be in accordance with the directions contained within 
its recent licence approval. 
 
Water Corporation response dated 7 August 2012 (Attachment 5 refers).  The 
Water Corporation has not objected to the proposal, but rather has made general 
comments. 
 
Planning assessment: 
 
Town Planning Scheme No. 40 
 
The subject site is zoned ‘Mixed Business’.  Under Appendix 5, code No. 63, of 
the Scheme, the subject site has the following additional permitted uses: 
 
 Waste recycling; 
 Landfill; 
 Gas Extraction; 
 Waste Transfer Station; 
 Animal Pound; 
 Pet Cemetery; and  
 General Industry. 
 
The proposal has been considered as ancillary works to the existing Waste 
Recycling facility. 
 
Development Standards (Clause 6.4) 
 
Clause 6.4 (Industrial Standards) identifies general standards that should be 
applied to development within the Mixed Business zone. 
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In relation to the proposed storage shed, which represents the only increase in 
floor area associated with the proposal, scheme standards relating to parking and 
setbacks are particularly relevant. 
 
In relation to setbacks the storage shed is setback 27 metres from the southern 
(rear) lot boundary, whereas the Scheme allows setbacks to nil (where compliant 
with the Building Code of Australia). 
 
Based on the parking requirements set out in Table 6B of TPS 40, 3 car-parking 
bays are required to be provided on site for the proposed storage shed; the 
applicant has not identified the additional parking bays on the site plan. 
 
The proposed storage shed will encroach into the car parking reserve identified 
as part of the previous approvals issued by the WAPC and the City which was 
required as per Table 6A of TPS 40.  The applicant has not demonstrated on the 
site plan where the required 200 bay parking reserve will be relocated to on the 
site; although it is noted there is a large area of cleared and undeveloped land to 
the south-east which could accommodate such a reserve. 
 
To address this outstanding issue it is recommended that should the application 
be approved a revised location for the 200 bay parking reserve and 3 parking 
bays (to be constructed) are identified on a revised site plan to the satisfaction of 
the City.  
  
Noise Concerns 
 
The City has received numerous complaints from residents in relation to noise, 
particularly during the early hours of the morning.  Many of the letters received 
from the community have attested to this noise nuisance, which has been further 
validated by the City’s own testing which showed that noise levels were 
breaching the EPA Noise Regulations 1997.  As part of its assessment the City 
had requested more details from the applicant as to whether the proposed 
upgrades would further exasperate the noise nuisance. 
 
SVT engineering consultants (acoustic engineers) have provided modelling 
indicating that the proposed installation of the humidifiers would not result in an 
increase in noise levels and that separate to this application the SMRC had 
commissioned SVT consultants to identify modifications to the facility to reduce 
noise levels in compliance with the Regulations.  The Noise Modelling as detailed 
in Attachment 8 identifies the extent of noise that is likely to be emitted by the 
facility post modifications to the ducting being undertaken, and includes modelling 
with or without the humidifiers being installed. 
 
It is recommended that should approval be granted that the applicant undertake a 
detailed noise assessment to validate the modelled noise levels and to report 
such findings to the City.  It is critical once installation occurs that post 
assessment for noise takes place in the community, in the earlier hours of the 
morning, when the noise is creating a noise disturbance as this is the time that 
noise levels can be heard above the background noise created by Roe Highway. 
 
Odour Concerns 



Page 8 of 9 
 

 
As previously identified in this report the odour omitted from the facility has had a 
significant impact on the amenity of adjacent residents.  The DEC through its 
Licence has identified a compliance level of 500ou. 
 
The City had requested further information from the applicant in relation to the 
effectiveness of the proposed humidifiers.  The Odour Unit (odour consultants) 
has undertaken modelling of the proposed humidifiers and believes that the new 
infrastructure will produce odour levels less than the DEC licensing requirements. 
 
The City is concerned that whilst the odour levels may meet DEC licencing 
requirements once the humidifiers are installed, odour omitted from the facility 
may still be detected within the residential area and may still cause offense to 
residents.  Should residents still be exposed to offensive odour levels affecting 
their amenity and enjoyment of their property, despite them being compliant with 
DEC licensing requirements, it is considered that this would still result in an 
unacceptable outcome.  It is therefore recommended that should the application 
be approved additional conditions are placed on the approval to protect residents 
from odour nuisance. 
 
Storage Shed  
 
The proposed storage shed is to be used to house large waste bins (currently out 
in the open air) and although abutting the existing building there is no entrance to 
the new shed from within the existing building due to existing infrastructure 
restricting this option.  The new shed would however be attached to the existing 
air extraction/filtration system.  
 
The proposed shed will be used to store waste that cannot be composted and in 
order to further control odour it is recommended that the shed be constructed to 
prevent the leakage of liquid waste and must be constructed with a hose cock, 
provision of mains water and hardstand impervious flooring graded to a floor 
waste and connected to mains sewer to the satisfaction of the City. 
 
The cleaning of bins regularly will further reduce odour emissions and this 
cleaning process must be carried out within a controlled environment.  The 
recommended conditions of approval are aimed at ensuring the facility is 
designed and constructed to facilitate the appropriate cleaning of the bins and to 
ensure that the liquid does not contaminate the environment. 
  
Conclusion: 
 
It has been identified that this facility has breached set levels of odour and noise 
emissions and that the proposed humidifiers are an attempt to address the issue 
of odour and reduce the adverse effect this is having on nearby residential 
properties. 
 
Although the applicant has modelled the odour and noise impacts associated with 
the upgraded facility the true impact will only be able to be assessed once the 
infrastructure has been installed and is operational.  In this regard the City has 
recommended several conditions be placed on the approval to ensure the 
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upgrades will deliver the anticipated reductions in nuisance currently received by 
surrounding residents.  
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1.0 INTRODUCTION

We act on behalf of the Southern Metropolitan Regional 
Council (SMRC). This report has been prepared as part of an 
application for development to the existing Waste Composting 
Facility (WCF) at Lot 78 Bannister Road, Canning Vale (Subject 
Site/Site). The proposed development includes the installation 
of 6 Humidifier units as well as a bin storage shed adjoining the 
existing facility.  

The WCF forms part of the overall Resource Recovery Centre 
(RRRC) run by the SMRC. The waste management role of 
the RRRC is supported by the state wide strategic planning 
framework and policy outlined in this report.

We seek support for the proposed development of 6 humidifiers 
that are required to meet the RRRC’s licensing obligations to 
control odour emissions from its WCF. This will ensure the 
continuation of best practice within the RRRC and respond to 
obligations to ensure odour emissions are minimised from the 
facility. The proposed development plans are included within 
Annexure 1. 

The RRRC, including the WCF, are depicted in Figure  1.

 

 

 5

 
 
The SMRC is represented on a number of external committees and industry associations including: 
Municipal Waste Advisory Council 
Forum of Regional Councils 
Waste Management Association of Australia 
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Figure 1: Regional Resource Recovery Centre



&Associates
Allerding

Town Planners, Advocates

and Subdivision Designers

5SMC  HUM DA/120628

2.0 SUBJECT SITE

2.1         Site Details

The Subject Site is described as follows (refer to Annexure 2) :

- Lot 78 on Plan 2903;
- 7.7235 ha.

A railway line dissects the lot (refer Figure 2) and as such all 
development is contained on the northern side of the rail line.

2.3         Site Context

The Site is located within the City of Canning, near the City 
of Melville border, and lies 15km east of the Fremantle Town 
Centre (refer to Figure  3). Roe Highway and Ranford Road are 
the two closest major transport roads and link to the Kwinana 
Freeway which is within close proximity.

Within the surrounds of the Site are Ken Hurst Park, the 
City of Canning Recycling and Waste Disposal Facility. Water 
Corporation treatment works, Swan Transit Bus Depot and the 
Jandakot Airport.

 

Figure 2 -  Cadastral Plan
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3.0 BACKGROUND

The Regional Resource Recovery Centre, requires licensing 
under the Environmental Protection Act 1986.

Requirements to amend the management and operations of 
the Centre were required by the Department of Environment 
and Conservation (DEC) in order to satisfy license requirements.

The SMRC is proposing the installation of new odour treatment 
equipment to increase humidification in the waste gas stream 
and reduce odour emissions as part of its licensing obligations.

This application seeks to formalise the proposed management 
and operational amendments in satisfying the DEC. The odour 
treatment facilities are required to be installed by December 
15, 2012.

11

OUR VISION, PURPOSE AND PRINCIPLES 
In 2004/05, the Southern Metropolitan Regional Council adopted a strategic 
plan including: a vision, purpose, and principles, which lead to the 
development of a set of 4 key focus areas.  This strategic plan will be 
reviewed in 2007/08. 

Our vision is for the SMRC to be leading the community in sustainable 
environment management. 

Our purpose is to provide sustainable solutions to resource recovery and 
greenhouse gas abatement for the regional community. 

We will conduct our business guided by these principles:
• Partnerships 
• Innovative solutions 
• Community driven outcomes 
• Best value 
• Integrity and transparency 

From this the Regional Council has adopted 4 key focus areas: 
• Resource Recovery 
• Greenhouse Gas Abatement 
• Community 
• Organizational Excellence 

The key focus areas encompass the triple bottom line of environmental 
(Resource Recovery and Greenhouse Gas Abatement), social (Community), 
and economic (Organizational Excellence).  Environmental, social and 
economic factors and outcomes guide the Regional Council throughout its 
decision-making, ensuring the best outcomes are achieved for each area. 
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4.0 SOUTHERN METROPOLITAN REGIONAL COUNCIL (SMRC)

4.1         Role and function

The SMRC is a statutory local government authority currently 
representing six local councils and previously included the City 
of Canning. Those Councils forming the SMRC are shown in 
Figure 4 but include:

•	 City of Cockburn;
•	 Town of East Fremantle;
•	 City of Fremantle;
•	 Town of Kwinana;
•	 City of Melville; and
•	 City of Rockingham.

The SMRC seeks to lead the community in sustainable waste 
management through the provision of progressive solutions 
to resource recovery and greenhouse gas abatement. The 
establishment of the SMRC provides a coordinated response 
from the member local governments to the treatment and 
recovery of household waste. 

To effect its vision the SMRC adopted a Regional Waste 
Management Strategy in 1998 that led to the development and 
implementation of a coordinated regional waste and collection 
system that involves delivery to the Regional Resource 
Recovery Centre (RRRC) for processing and recovery. The RRRC 
is designed to recover 85% of all household waste generated 
within the SMRC’s boundaries and to assist in greenhouse gas 
abatement. 

The SMRC presently deals with waste generated in an area 
of 588 square kilometres with a combined population of 
298,000 people, generating approximately 200,000 tonnes of 
household waste per year. 
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The locality of the RRRC has historically been utilised for waste 
disposal and/or treatment purposes. When established, the 
RRRC was located between two municipal rubbish tips. To the 
west, the City of Melville landfill, now John Connell Reserve, 
operated from 1972 to 1995 while to the south, the City of 
Canning landfill operated from 1986 to 2004. 

4.2         Regional Resource Recovery Centre (RRRC) Operations 

The primary effect of the RRRC is to divert waste from landfill 
into resource recovery as part of the SMRC’s vision towards a 
sustainable approach to waste management and greenhouse 
gas abatement.

The RRRC is ine of the largest waste processing facilities of its 
type in Australia. According to the SMRC, the RRRC prevented 
approximately 148,000 tonnes of greenhouse gases from 
entering the atmosphere between July 2007 and May 2008, 
which is equivalent to the annual greenhouse gas emissions of 
approximately 42,000 cars.

As identified in Figure 1, the RRRC comprises:

•	 Waste Composting Facility (WCF) 

The WCF processes over 80,000 tonnes of household 
waste from the green-topped bins per annum, which 
is converted to compost.

•	 Materials Recovery Facility (MRF)

The MRF uses manual and automated systems 
and equipment to recover recyclables from the 
yellow-topped household bins. All plastics, glass, 
paper, cardboard, aluminium and steel products are 
separated and baled/stored at the MRF.

•	  Green Waste Processing (GWP) 

The GWP creates mulch from the clean green waste 
gathered by council verge collections. Green Waste 
is also accepted from residents and commercial 
operators who bring it to the RRRC on trailers. The 
shredder at the facility can process up to 30,000 
tonnes of green waste per year.

•	 Waste Auditing Facility 

The Auditing Centre undertakes research into the 
community’s waste habits and determines the types 
and volumes of particular waste types and  is used to 
assist in developing education and other programs 
designed to maximise community waste recycling 
participation.

•	 Community Education Centre (CEC) 

The CEC is available to members of the community to 
visit the facility to understand the nature and function 
of the facility and to educate on the role the RRRC has 
on combating climate change.

•	 Weighbridge and Security Gate

The Weighbridge and Security Gate provides the entry 
point for all vehicles to the facility. As such Bannister 
road effectively functions as a private road with 
minimal traffic besides service vehicles. 

16
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5.0 STRATEGIC PLANNING FRAMEWORK

5.1         Directions 2031

Directions 2031 and Beyond was released in August 2010, 
providing a high level spatial framework and strategic plan 
for Metropolitan Perth and the Peel Region. Directions 2031 
incorporates a number of key themes and applicable strategies 
which are relevant in the SMRC’s role:

Theme Sustainable 

Objective We should grow within the constraints placed on us by the environment we 
live in.

Strategies 	Protect our natural and built environments and scarce resources; respond 
to social change and optimise the land use and transport conditions that 
create vibrant, accessible, healthy and adaptable communities.

	Reduce waste generation and encourage reuse and recycling.

- Waste management is a fundamental issue that faces all growing 
regions and Perth and Peel are no different. Substantial qualities 
of waste are produced everyday from households, businesses 
and industry. The 2009 Waste Authority draft Waste Strategy for 
Western Australia sets out an approach for the coordinated efforts 
of state and local government, business, the waste industry, and 
community to reduce the amount of waste being generated in 
Western Australia by 2015. The final strategy will set out targets 
and goals for waste reduction to be implemented through 
producer responsibility, community education, behavioral change, 
local and regional government plans for waste management and 
avoidance, and responsible purchasing practices within state 
government departments.

- The Department of Planning in moving forward will continue to 
work with the Waste Authority and the Department of Environment 
and Conservation to provide advice on the suitability of locations 
for future waste management facilities, their transport routes and 
any necessary buffers to sensitive land uses; and encourage waste 
generators and businesses that might use or recycle these wastes 
to co-locate where possible.

5.2       Hope for the Future: The Western Australia State         
             Sustainability Strategy (2003)

The Western Australia State Sustainability Strategy was 
released in 2003 to provide a framework to meet the needs 
of current and future generations through integration of 
environmental protection, social advancement and economic 
prosperity. The Strategy is based on a Sustainability Framework 
of eleven principles, six visions and six goals for government.

The Western Australian Government’s six goals for sustainability 
within the strategy begin to illustrate how the principles 
of sustainability can start to be applied across the whole of 
government. Of importance is the following goal incorporated 
within the strategy:

Plan and provide settlements that reduce the ecological 
footprint and enhance our quality of life

In achieving the above goal, the Strategy provides the following 
actions to be undertaken:

Develop a Strategic Framework for Waste Management, 
including detailed plans for each waste stream (including 
hazardous waste), towards zero waste by 2020.

Section 4 of the Strategy details with sustainability and 
settlements; in particular it addresses waste reduction and 
management. The reduction and management of waste, 
according to the strategy, is a fundamental element to ensuring 
quality of life and the environment into the future. The 
strategy provides that government, through the Draft Strategic 
Framework for Waste Management, has set an action agenda 
for how we can move toward a waste-free society, embracing 
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the vision ‘toward zero waste by 2020’ developed by the Waste 
2020 Strategy.

In order to implement strategic directions for waste, the 
strategy developed a model to achieve zero waste including:

maximising the recovery and recycling of resources from 
waste.

5.3        Waste Authority of Western Australia: Western Australian  
              Waste Strategy ‘Creating the Right Environment’ (2012)

The Waste Avoidance and Resource Recovery Act 2007 (WARR 
Act) led to the establishment of the Waste Authority. One 
of the major early tasks of the Authority, as required under 
the WARR Act, was to develop a State-wide, long-term waste 
strategy for the continuous improvement of waste services, 
waste avoidance and resource recovery including the setting 
of targets for waste reduction and resource recovery and the 
diversion of waste from landfill. 

The Waste Authority of Western Australia released a draft 
waste strategy in April 2010. The State wide Waste Strategy 
‘Creating the Right Environment’ was released in its final form 
in March 2012.

The Strategy provides a strong focus on moving towards best 
practice in waste management, where WA has made steady 
improvements in recent years. The Strategy aims to achieve 
a 50% municipal waste recovery rate by 2015 and 65% by 
2020, in the context of a 30% recovery rate in 2009/2010, 
implementation of the strategy is integral having regard to the 
short term goals.

Key drivers behind the development of the Strategy include:

- The need to lift the effectiveness of planning for 
long-term waste management at a State level

- Access to data and information to underpin the 
measurement of strategies and services

- Significant opportunities to improve 
performance  and construction and demolition, 
and commercial and industrial waste recovery

- Consolidation and improvement in municipal 
waste collection and processing performance

- A desire to do better on packaging waste 
management, litter recovery and other 
problematic wastes

- Improved landfill practise and incentives to 
reduce waste to landfill.

In addition to the key drivers the Strategy has five (5) strategic 
objectives as follows:

Strategy Objective 1 – Initiate and maintain long-
term planning for waste and recycling processing, and 
enable access to suitably located land with buffers 
sufficient to cater for the State’s waste management 
needs.

Strategy Objective 2 - Enhance regulatory services to 
ensure consistent performance is achieved at landfills, 
transfer stations and processing facilities.

Strategy Objective 3 – Develop best practice guidelines, 
measures and reporting frameworks and promote 
their adoption.

Strategy Objective 4 – use existing economic 
instruments to support the financial viability of actions 
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that divert waste from landfill and recover it as a 
resource.

Strategy Objective 5 – Communicate messages 
for behaviour change and promote its adoption, 
and acknowledged the success of individuals and 
organisations that act in accordance with the 
aims and principles in the strategy and assist in its 
implementation. 

Western Australia has improved in the past decade with respect 
to waste processing and resource recovery. However WA is still 
behind compared to other states, the graph adjacent (Figure 5) 
indicates WA has the greatest waste generation in comparison 
and as such it is significant that this strategy is implemented 
to resolve the issues faced. Figure 6 below demonstrates 
the resource recovery rates of each state for 2008-2009, WA 
having the lowest of any mainland state at 32%, the remaining 
68% going to landfill.

The primary goal of such Strategy is to reduce environmental 
impact and maximise conservation of resources through 
reduced use as well as increased material recovery. Three key 
goals of ‘Creating the Right Environment’ include the change in 
behaviour and to:

• reduce the generation of waste
• increase the proportion of resources recovered from  

    wastes that can’t be avoided
• reduce the proportion of waste disposed to landfill.

 

 

Figure 5
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5.4        State Planning Framework Policy (State Planning Policy No.1)

The State Planning Framework is in part a consequence of 
the State Planning Strategy (DOP 1997) in bringing together, 
in a statutory planning framework, existing State and Regional 
Policies for land use planning and development. It sets the key 
principles relating to the environment, community, economy, 
infrastructure and regional development which guide the way 
in which planning decision are made.

Of relevance to this matter under Part A (General Principles for 
Land Use Planning and Development) of that Policy, paragraphs 
1 and 2  states: 

The primary aim of planning is to provide for the 
sustainable use and development of land.

Further the State Planning Strategy identifies a number of 
principles which further define this primary aim and describes 
the considerations which influence good decision making in 
land use planning and development. Planning should take 
account of and give effect to, these principles and related 
policies to ensure integrated decision making throughout 
government. These elements include the following:

A1 Environment
The protection of environmental assets and the wise 
use and management of resources are essential to 
encourage more ecologically sustainable land use and 
development.

A3 Economy
Planning should contribute to the economic wellbeing 
of the State through the provision of land, facilitating 
decisions and resolving land use conflicts. Planning 
should provide for economic development by:

-  Providing land for industry.
-  Avoiding land use conflicts.

A4 Infrastructure
Planning should ensure that physical and community 
infrastructure by both public and private agencies 
is coordinated in a way that is efficient, equitable, 
accessible and timely. This means:

- Planning for land use and 
development in a manner that 
allows for the logical and efficient 
provision and maintenance of 
infrastructure.

- Protecting key infrastructure, 
including ports, airports, roads, 
railways and service corridors 
from inappropriate land use and 
development.

5.5         Summary of Strategic Planning Framework

The SMRC and RRRC form an integral part of meeting the 
governments stated aim and objectives through the provision 
of a technologically advanced form of waste management. 
The RRRC occurs over separate but co-located land parcels 
divided physically by Bannister Road. The WCF being one of 
the larger facilities, is a significant portion of the RRRC and 
its sustainability advantages are clearly supported by the 
framework outlined above. 
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6.0 STATUTORY PLANNING FRAMEWORK

6.1         Metropolitan Region Scheme (MRS)

The SMRC facilities are located within the ‘industry’ zone under 
the MRS as outlined in Figure 6 below.

6.2         City of Canning Town Planning Scheme No. 40 

6.2.1  Zoning

The Subject Site is zoned ‘Mixed Business’, which is listed as an 
industrial zone under the scheme. The purpose and intent of 
the Mixed Business zone is as follows:

The purpose intent of the Mixed Business zone is to 
provide a suitable planned environment to accommodate 
a wide range of light industrial and service commercial 
uses together with small-scale enterprises which are not 
readily accommodated in existing Commercial Centres.

An Additional Use (A63) applies over the Site, in accordance 
with Appendix 5 of the Scheme, under which the following 
uses may be permitted:

- Waste recycling; - Landfill;

- Gas extraction;  - Waste Transfer Station;

- Animal Pound;  - Pet Cemetery; and

- General Industry. 

6.2.2  Development Standards

Clause 6.4 of the Scheme addresses industrial development 
standards applicable to the proposed development. 

The Scheme refers to Table 6A which details Site requirements 
as follows:

 

 

Figure 6
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7.0 PROPOSAL

The current Waste Composting Facility (WCF) processes over 
80,000 tonnes of household waste from the green-topped bins 
per annum, which is converted to compost. 

The steps in the current process are as follows:

1. Tipping Floor

Household waste is spread out onto the tipping floor for 
sorting, where large or dangerous items are removed. Front-
end loaders push the waste onto apron feeders, which carry 
the material to one of the four digesters.

There are four bio-filters which filter out odours from the 
facility using a mixture of wood chips, organic material and 
natural micro organisms. 

2. Digesters

The WCF’s four digesters are the largest in the southern 
hemisphere and the hydraulic drive system turning the 
digesters is the first of its kind in the world. The digesters 
are positioned on an angle and rotate. Inside the digesters 
are natural bacteria that start the composting process and 
generate heat to around 60°C, which destroys any harmful 
substances and sterilises the material. 

3. Screens

After three days in the digesters, the household waste has 
turned into immature compost. This is unloaded onto a 
conveyor belt and carefully screened in a trommel to remove 
all inorganic waste, such as plastic. Magnets remove metal, 
which is collected for recycling.

4. Aeration Building

The immature compost is spread out in the aeration building, 
in which the conditions are kept humid so the composting 
bacteria are at their most active and effective. The compost 
is regularly aerated, turned and watered, to speed up the 
compositing process. 

5. Final Screens

A complex range of screens to removes any remaining inorganic 
material to ensure high quality compost is produced.

6. Outload Building

The rich, mature compost is now ready for use and is stored in 
the load-out building.

By product -

This compost is used to put nutrients back into the soil for 
improving crops, pastures, parks, verges and gardens.

Environmental outcome

Each year the WCF prevents over 70,000 tonnes of carbon 
dioxide equivalents (TCO2-e) from entering the atmosphere.

The proposed development includes the following elements 
explained below:

• Six (6) humidifier units; and

• An outbuilding adjoining the existing structure.
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7.1        Humidifier Units

A total of 6 humidifier vessels are proposed on Site as 
outlined in the development application plans included as 
Annexure 1. Humidifier vessels will receive odorous air from  
the composting building and wet the air with humidity by an 
internal water spray system before delivering ducted humid air 
to biofilters. The humidifier vessels will be constructed out of 
either stainless steel, or fibreglass or plastic depending on final 
tender results received.

Existing air ducting will be modified to direct air from extraction 
fans through the vessels and then into biofilters. There will also 
be associated access ladders and platforms in galvanised steel 
framing. 

Currently there are 4 of these types of vessels already on the 
Site located on the opposite side of the plant.

The Odour Unit, appointed by the SMRC to assess odour 
levels, provides the following explanation of the function of 
humidifiers in Figure 7. 

7.2        Proposed Bin Storage Shed

The proposed outbuilding is to be located to the rear of the 
WCF away from Bannister Road adjoining the main structure. 
The outbuilding is to be 188.5m2 (14.5mx13m) with a wall 
height of 5.2m, it will be of the same colour and materials as 
the main WCF tipping building (colourbond cladding).

The function of the proposed outbuilding is for storage of 
bins containing waste material.  This is a practical measure to 
further reduce odour impacts. 

 

HUMIDIFICATION NOTES – SMRC CANNING VALE 

The Humidifier units to be installed at the SMRC Canning Vale biofilter system will moisten the 

inlet airstreams to the Aeration Building biofilters.  Biofilters require the air to be pre-humidified 

before treatment in order to maintain optimum environmental conditions in the biofilter beds for 

biological activity.  An inlet airstream with relative humidity greater than 85% will result in a fully-

moistened biofilter where air distribution across the beds is uniform and odour removal 

efficiency highest.  Failure to achieve consistent humidification typically results in dry areas 

within a biofilter bed, uneven air distribution, short-circuiting and incomplete removal of incoming 

odour.  This condition has prevailed on occasions in the past at the SMRC facility. 

The humidifier units proposed for Biofilter 1 and 2 will replace the existing spray system which 

injects water into the inlet ducts to each biofilter cell, as the main means of humidification.  The 

existing system will be retained as a back-up system.  These two biofilters treat all air from the 

Aeration Building (432,000 m3/hr) and six humidifier units will be installed, one on each of the six 

fan/cell systems.  The units will be designed to achieve the required level of performance under 

all climatic conditions, including hot, dry summer conditions, and should rectify the problematic 

conditions that caused odour complaints in February/March 2012. 

Each humidifier system will comprise a two-stage vessel and delivery ducting to the biofilter cell.  

The first stage is a transition duct between the fan and vertical humidifier vessel.  It will be fitted 

with two water sprays.  The main vessels will each be 3.5 metres in diameter and 8.45 metres 

high.  A re-circulating water spray pump will sit beneath each vessel.  The outlet from each 

vessel will be directed to a raised biofilter duct, sitting at approximately the same level at the 

building gutter level.  This duct will enter the existing biofilter inlet duct which feeds each biofilter 

cell.  The attached drawing shows the plan view and elevation view (from Bannister Road) of 

the proposed installation.  The units will be installed in the area between the building and the 

biofilters.  Only the tops of the vessels and the existing inlet ducting will be visible from the road. 

Figure 7
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8.0 CONCLUSION 

The proposed development has been presented to the City in 
the interests of best practice, management and operations of 
the existing RRRC and its facilities, and in order to meet DEC’s 
licensing obligations. 

The efficient operations of the SMRC facility is integral to the 
wider strategic planning framework and policy, as outlined 
in this report which supports the treatment of waste and 
recycling and emphasises their sustainability importance.

Having regard to the local planning framework, the current 
land use benefits from existing approvals, the proposed 
development is consistent with those uses permitted under 
Appendix 5 of the Scheme. In relation to development 
requirements the proposed humidifiers and outbuilding 
meet the setback requirements and have no further planning 
implications as they do not give rise to the need for additional 
parking or other requirements.

Having regard to the practical reasons for the development, the 
SMRC’S licensing obligations under the EPA Act 1986, as well as 
wider strategic planning framework concerning sustainability, 
we consider the proposed development is both capable and 
appropriate for approval. The JDAP is also requested to assist 
in expediting approval to the application which requires the 
facilities to be installed and operational by 15 December 2012.

.
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ANNEXURE 1
DEVELOPMENT APPLICATION 

PLANS
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NORTH ELEVATION
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The City of Canning does not warrant the accuracy of information in this 
publication and any person using or relying upon such information does 
so on the basis that the City of Canning shall bear no responsibility or 
liability whatsoever for any errors, faults, defects or omissions in the 
information. 
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Details 
Pin 301863 

Piparcel P002903 78 

Lot number 78 

Area 7.7253ha 

Zoning: MIXED BUSINESS 

Rcode: None 

Addtional 
Use: 

Waste Recycling, Landfill Gas 
Extraction, Waste Transfer Station, 
Animal Pound, Pet Cemetery, and 
General Industry 

  

  

  

  

  

  

  

 
Property 
Parcel Number 16822 

Title  

Assessment 168229 

Tax Map 
Number 

29.21  

Address BANNISTER RD CANNING 
VALE 

Enquiry Link Click Here 

Street View Click Here (Requires Internet 
Access) 

 
 

 

The City of Canning does not warrant the accuracy of information in this publication and any person using or relying upon such 
information does so on the basis that the City of Canning shall bear no responsibility or liability whatsoever for any errors, faults, 
defects or omissions in the information. 

Lot 78 (Part) Bannister Road Canning 
Vale 

Thursday, 16 August 2012 

 1:16153 
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Attachment 7
Schedule of submissions  - DAP application REF 15/14799 Lot 78 Pt Bannister Road 
Canning Vale ‐ SMRC Recycling Plant

Name
Contact 
Address

Owners address Comments

24 
HOLLINGSW

ORTH WY 
LEEMING

We object to this proposal most strongly, besides 
having the most putred smell that we have to live 

with, it sends toxins that are causing health 
issues.  Enclosed are copies of letters confirming 
this, we live 400 metres from this plant & we are 

were here first. 2 doctors letters attached.

46 
MERRIFIELD 

CIRCLE 
LEEMING

The waste recycling facility has never achieved 
reducing the odour emitted in 9 years and what 

would be the noise levels emitted once 6 
humidifiers vessels are installed? I live close to 

the facility and object to this facility continuing to 
impact on my life

19 BLAIZE 
CLOSE 

LEEMING

Since it has been in operation, there have been 
repeat issues, of which none have been resolved, 
despite much time & money invested.  There is no 

evidence to say that this will work either.

129 
Burrendah 
Boulevard 
Willetton

Even if the humidifier vessels reduce levels of 
odour, they would have to be incredible at doing 
the job - as last Summer we could not sit outside 
some nights as we were overcome by stench. Let 

alone having doors or windows open.

8 Otter Court 
Willetton

Fear of noise & visual pollution, previous waste 
facility odour a disaster.

11 Plover Dr 
Willetton

I am not convinced that the proposed installation 
of equipment will address the odour issues.  The 

only way in which the odours will be eliminated will 
be through closing the facility.

27 Carnarvon 
Cre Coolbinia

96 CATALANO 
CCT CANNING 

VALE

Qualified no objection - The installation of any 
plant & equipment to reduce odours would be 

welcomed, however, the continued long term use 
of the entire facility in its present location with the 

extensiveresidential areasother future 
development in close proximity to this plant/facility 
must surely be questioned & plans put in place for 

its future re-location

69 Merrifield 
Circle 

Leeming

The SMRC has for years not responded to the 
complaints of ratepayers about the 'maladorious', 
toxic stench emitted by their facility.  The facility 
should be dismantled and set up in an area that 

will not impact on residents. And if it is not a viable 
operation' ( as it seems not to be) it should be 

discarded.

Graeme.Bride
Text Box
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7 Torres 
Place 

Willetton WA 
6155

I do not want the recycling plant working/operating 
at all due to the smell.  It impacts our lifes 
especially on strong easterly wind days.

1 Atkinson Gdn 
Leeming WA 6149

The noise issues should be addressed as a 
priority before any further upgrade work is 

permitted!  The constant pitch, vibration & level of 
noise coming from the SMRC site is having a 

negative impact on the family on getting to sleep 
& having a good nights sleep!

14 Stenton 
Corner 

Leeming WA 
6149

I object to the development and installation of 6 
humidifier vessels at the waste facility on Lot 78 
Bannister Rd Canning Vale as I feel this will add 

further to the noise being emitted from this facility.  
As it is, I hear the noise from this facility day and 

night and its so distressing.

33 Chaparral 
Crescent 

Willetton WA 
6155

The 24/7 noise from the existing fans at the 
facility. Would prefer a complete shutdown - would 

like to get a full nights sleep.

34B Chaparral 
Crescent 

Willetton WA 
6155

I don't feel that the installation of 6 humidifier 
vessels will do the job.  I am sick of having to deal 
with the smell emitted by this facility - it is time to 

move it elsewhere + not have it so close to 
residential land!

1 Blaize Close 
Leeming WA 

6149

We object to any improvements to the above 
mentioned property on the ground of excessive, 
continuous noise which is really noticeable in the 
early hours of morning (=pollution) Any additions 
would have to add more noise.  We consider it a 

'noxious industry' which has been wrongly allowed 
to operate in a 'light industrial area'.

18 Sellen 
Court 

Leeming WA 
6149

I have a problem that you have stated that you will 
try to reduce the levels of odour.  I don't think 
that’s good enough.  We as a family that were 

here before the plant was built (& not consulted) 
don't want ANY odours.  Thankyou.

5 Atkinson 
Gdn Leeming 

WA 6149

I have formily lodged a noise complaint with the 
DEC.  This noise complaint should be fixed before 
any further work be carried out + an impact study 

should be commissioned on any further noise 
impact from this work.

5 Stenton 
Corner 

Leeming WA 
6149

There is enough noise in this area without adding 
to it.



3 Atkinson 
Gdn Leeming 

WA 6149

We do object to the development of SMRC 
composting facility.  Reason Lot of humming noise 
especially night time can't sleep nights. So health 
reason plant should be moved to somewhere else

4 Otter Court 
Willeton WA 

6155

We are concerned about what noise the 
humidifiers units will make when they are being 

used.

2 Orrock 
Court 

Leeming

I believe outstanding issues relating to noise 
should be resolved before further approvals are 

granted.  Does more vessels mean more fanes & 
subsequently more noise??? If so, I adamently 

object.

12 Bovell 
Gardens 

Leeming WA 
6149

Tired of the noise & smell from the plant. Should 
be moved to another area.  How many times do 

you have to complain about this plant & still 
nothing is done about closing it down.

10 sellen 
Court 

Leeming WA 
6149

Noise issues should be resolved fully before any 
other work/development is permitted.

69 Potcullis 
Drive 

Willetton WA 
6155

The installation of humidifiers has been tried 
before, it did not work.  Reducing of the odour is 
not good enough for us.  We had to put up with 
the stink for about 10 years and our health has 

suffered and we are not prepared to be exposed 
to this any longer, only eleimination of odour is 

acceptable for us.

6 Orrock 
Court 

Leeming WA 
6149

Just another delaying tactic to continue operating.  
All the previous attempts to stop odour have failed 

- rather than close the place down they reinvent 
another proposal that never works - been there 
before.  Have completely lost confidence in the 
authorities that are supposed to protect us from 

squalid enterprise

11 Stenton 
Corner 

Leeming WA 
6149

There is insufficient information about the benefits 
and objectives of these works.  History has shown 

that all works have failed to stop the odour 
emissions from the plant.  We have no 

assurances the proposed humidifier vessels will 
solve the problem.

7 Burtenshaw 
Close 

Leeming WA 
6149

Not only have we been dealing with the foul smell 
over the years, we are now dealing with loud 

noises coming from the site all night long (had to 
buy ear plugs to try and get sleep).



9 Stenton 
Corner 

Leeming WA 
6149

Lengthly response summurised as follows: 
constant source of odour problems, previous 

upgrades failed to address issues, unclear that 
odour will be reduced and that noise will not 

increase as a result, height of proposed 
humidifiers will be visable from our my property 
and no visual screening proposed, noise emiited 
from these machines of concern, sleep disturbed 

by constant humming, 

17 Marginata 
Parkway 

Canning Vale 
WA 6155

This facility should not be in such close proximity 
to residential areas.  There have been years of on-

going problems with odours and adding more 
infrastructure just means there is less chance of 
having this facility moved to a more appropriate 

site.  I don;t want reduced odour levels, I want no 
odour!

2 Stenton 
Corner 

Leeming WA 
6149

No matter what is done the plant should be moved 
out of residential area completely.

17 Haywood 
Trail Leeming 

WA 6149

Haven't been able to fix for 9 years can't believe 
you can waste so much tax payers money 

flogging a dead horse.  Why not incinneration?

16 Stenton 
Cnr Leeming 

WA 6149

Currently the continuous 'humming' of the 
machine fromn the site is very distressing, 
especially at night.  Additional of 6 extra 

humidifiers may reduce some odour but will 
certainly produce much more noise.  This is 

unaaceptable.
9 Musgrave 

Court 
Willetton WA 

6155

I object to the proposal

4 Burtenshaw 
Close 

Leeming WA 
6149

Enough is enough.  Look after Canning Residents 
PLEASE.  After 9 years of lies-discussions on how 
the problem will be fixed and it wasn't I no longer 

trust the Council or RRRC.  We have had years of 
foul odours - now we have odour and constant 

humming noise.  How much more must we endure 
before the Council who should represent us - who 
we pay for actually look after our needs for clean 

air and a quiet environment.

19 Sellen 
Court 

Leeming WA 
6149

After many years of vile stink & promises the 
world by DEC to reduce is not acceptable.  

Nothing but eliminate is the final answer, before 
people start dying.

24 Sellen 
Court 

Leeming WA 
6149

It will increase the noise levels, which are above 
the legal levels now!!  No one seems to care 

about the welfare of the house owners who live in 
the area.



5 Capill Cnr 
Leeming WA 

6149

It needs to be shut down and relocated elsewhere. 
The residents have suffered for years the stench 
omitted from the plant.  Get rid of it as promised.

11 Castlemain 
Hts Leeming 

WA 6149

How much more money is this consultation + 
planning application + design going to cost us?  

Akready too much has been spent when are you 
going to stop throwing money away?

2 Haywood Trl 
Leeming WA 

6149

It is clear where the noise impact will be, we can 
already hear the noise when running, can we be 
assured they will be quite? / not affect the areas 

amenity already more than they are?  What 
guarantee  will we be given this will solve the 

disgusting odour year round.

1 Bovell 
Gardens 

Leeming WA 
6149

The recycling plant is well intentioned but ill-
conceived & its location is inappropriate.  It is too 

noisy and the odour is unacceptable.  We 
regularly hear the plant & it is intrusive.  The plant 

should be relocated to another area.
77 Riverton 

Drive 
Rossmoyne 
WA 6148

24 Nuytsia Cr 
Canning Vale

The smell really does disappear - it has been 
pleasant to have it non operational & therefore 
clean air.  Also hopefully there will be no noise 

pollution if machinery is used.

3 Plover Drive 
Willetton WA 

6155

The possibility that the addition will add to the 
excessive noise at night already coming from the 

existing plant fans.

48 Merrifield 
Circle 

Leeming WA 
6149

1. The plant should be closed down because of 
the smell coming from it.  It will still smell. Close it 
down and this will save the ratepayers money like 

the unit in the USA it was taken from.  2. The 
noise problems is now here, don't create more 

noise by installing more humifiers

14 Elliott 
Place 

Willetton WA 
6155

Community health is at risk, it is situated too close 
to both residential & commercial areas as well as 

to the drivers who drive past to & from work.

53 Merrifield 
Circle 

Leeming WA

The Southern MRC has had many chances to fix 
odour issues and failed every time and spent too 
much of their budget to manage debt levels that 
are still rising.  This new installation will only add 

to SMRC debt which will be passed on to rate 
payers from local councils involved.

26 Scythe 
Street 

Willetton WA 
6155

We have no objection to the proposal on the 
condition that it will not create any noise levels 
added to what we have now from that direction.

1 Pallas Place 
Willetton WA 

6155

No Objection provided that the odour smell is 
reduced



5 Plover Drive 
Willetton WA 

6155

The current odour problems in Summer is bad 
enough without it being made …?

7 Otter Court 
Willetton WA 

6155
Possibility of odorous nsmells as per Leeming.

24 Merrifield 
Circle 

Leeming WA

I do object to this proposal.  Since it started up 
again we now have a permanent humming noise, 
all through the night and in to small hours which 

wakens one up.  This recycling plant should never 
have been built in the first instance.  I was one of 
the 1st in this street and feel so angry about it all.  

Weare now pensioners and I would move 
because of it. But now that is financialyy difficult, 

unless we see lawyers.  I would appreciate a 
response to this letter.

9 Capill Cnr 
Leeming WA 

6149

Because the odour emitted won't be fixed after 9 
years of mountinous and unsucessful attempts the 
SMRC have failed to fix the odour.  The SMRC & 
DEC have confirmed there will always be odour & 

that it's impossible to stop it - so why is more 
money being wasted on it, and why are residents 
continually forced to have to tolerate more years 

of failed maintenance - allowing this to continue is 
abuse.  Abuse of residents and their pets health & 

quality of life.
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1. INTRODUCTION 

The Southern Metropolitan Regional Council (SMRC) is proposing to upgrade the Regional Resource 

Recovery Centre (RRRC) facility located in Canning Vale. The upgrade includes the installation of 

six scrubber/ humidifiers and associated transition ducting North of the Aeration Building. 

A noise assessment undertaken in July 2012 indicated that current noise emissions from the facility 

do not comply with environmental noise limits at nominated noise sensitive receivers. Following 

recommendations from the assessment, SMRC intend to install acoustic lagging on aeration fan 

discharge ducting to reduce plant noise emissions and achieve compliance with environmental 

noise limits as specified in the Environmental Protection (Noise) Regulations 1997 (EPR).   

SVT Engineering Consultants (SVT) was commissioned by the SMRC to undertake noise modelling 

of the existing facility and proposed upgrade. The main objectives of the modelling are to: 

• Verify whether acoustically lagging the aeration fan discharge ducting will offer sufficient noise 

reduction to achieve compliance at nominated residential and industrial premises; and 

• Assess the potential environmental noise impact from the proposed installation of the 

humidifier/ scrubbers and associated transition ducting.  

The following document is referenced in this report:  

• RRRC Noise Control Assessment : (Doc Ref: 1253830-1-100 Rev0) 

1.1 Description of Facility 

The Canning Vale RRRC is an organic waste processing facility consisting of three separate facilities 

including: waste composting, materials recovery, and green waste processing. The plant is located 

directly south of Roe Highway in Canning Vale’s industrial area. The closest noise sensitive 

receivers are located approximately 500m North West of the facility. Figure 1-1 shows the facility 

and locations assessed.  
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Figure 1-1 Satellite image showing the RRRC facility, and receivers assessed 
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2. NOISE MODELLING METHODOLOGY 

A noise model of the facility was developed using the SoundPlan v7.0 noise modelling software. 

The software calculates sound pressure levels at nominated receiver locations and produces noise 

contours over a defined area of interest. The inputs required are: noise source data, ground 

topographical and meteorological data, and receiver locations. 

Noise levels at nominated noise sensitive receivers were predicted using the CONCAWE1 algorithm 

under worst-case meteorological conditions as specified in the EPA Draft Guidance No.8. Noise 

contours are presented in Appendix A.  

The model includes buildings and noise sources within the RRRC waste processing and materials 

compositing facility. Noise emissions from mobile equipment, the green waste processing facility, 

or external sources such as air, traffic, and other industrial noise are not included in this 

assessment. 

2.1 Modelling Scenarios 

The environmental noise impact of the facility was modelled under the following three scenarios:  

• Scenario 1: the facility with existing noise sources operating under current operating 

conditions- no noise control; 

• Scenario 2: the existing facility operating under current operating conditions with acoustic 

lagging applied over the entire straight section of each aeration fan discharge ducting;  

• Scenario 3: as per Scenario 2 but including the proposed humidifier/ scrubbers and transition 

ducting and modifications to the existing discharge ducting.  

2.2 Topography 

Topographical data for the models was provided by Allerding & Associates as ground contours in 

electronic format. These were imported directly into the noise model. The ground absorption was 

assumed as 0.60 (moderately hard ground).  

2.3 Meteorological Conditions 

The predicted noise levels were calculated using worst case night time meteorological conditions as 

outlined in EPA Draft Guidance Note No.8. The conditions applied are listed in Table 2-1. 

Table 2-1: Worst-case meteorological conditions used to model noise levels 

Time of day Pasquill Stability Wind speed (m/s) Temperature (˚C) Humidity 

1900-0700 (night time) Class ‘F” 3m/s 15˚C 50% 

                                                

1The propagation of noise from petroleum and petrochemical complexes to neighbouring communities, CONCAWE 

(Conservation of Clean Air and Water in Europe) Report 4/81,1981.  
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Night-time meteorological conditions include refraction effects. When refraction occurs, sound 

waves that would normally propagate directly outwards from a source can be bent downwards, 

leading to an increase in noise levels at sensitive receivers. These conditions usually occur at night-

time, when temperature inversions and wind gradients cause the sound waves to refract and bend 

towards the ground.  

2.4 Receptors 

Noise levels were predicted at the four locations discussed in the RRRC Noise Assessment Report. 

These included: 

• Sellen Court & Merrifield Circle (classed as ‘noise sensitive premises’): located approximately 

600m North West of the facility; and 

• Water Corporation & Swan Transit Depot (classed as ‘industrial premises’): located across 

Bannister Road from the facility.   

2.5 Noise Source Emission Data 

2.5.1 Existing Facility - Scenario 1 

The model was simplified so that the cumulative noise emissions from subcomponents were 

modelled as single sources (i.e the fans and associated motors were modelled as one source). 

Noise emission data for existing noise sources was obtained during detailed measurements taken 

on site in July and August 2012.  

The overall sound power levels for existing noise sources included in the model are listed in Table 

2-2. Octave band data is presented in Appendix B-1. 

Table 2-2 Noise source overall sound power level- existing sources 

Noise Source Sound Power Level dB(A) 

Aeration Fan Discharge #1 93 

Aeration Fan Discharge #2 93 

Aeration Fan Discharge #3 93 

Aeration Fan Discharge #4 90 

Aeration Fan Discharge #5 90 

Aeration Fan Discharge #6 98 

Aeration Fan #1 95 

Aeration Fan #2 96 

Aeration Fan #3 96 

Aeration Fan #4 97 

Aeration Fan #5 99 

Aeration Fan #6 98 
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Noise Source Sound Power Level dB(A) 

Tipping building extraction fan #109 89 

Tipping building extraction fan #110 88 

Tipping building extraction fan #111 87 

Tipping building extraction fan #112 88 

Gas scrubber #1 82 

Gas scrubber #2 79 

Gas scrubber #3 79 

Gas scrubber #4 83 

Digester #1 84 

Digester #2 87 

Digester #3 87 

Digester #4 79 

Hydraulic Power Pack #1 94 

Hydraulic Power Pack #2 93 

Hydraulic Power Pack #3 93 

Hydraulic Power Pack #4 93 

Compost Aeration Fans  81 

Air compressor 90 

Aeration/discharge building wall primary screening area  81 

 

2.5.2 Existing Facility with Noise Control - Scenario 2 

The second scenario was developed with noise reductions applied to the aeration fan discharge 

ducting identified as the main contributor to noise levels received at nominated residential and 

industrial premises. The reductions were applied based on the minimum attenuation for Class C3 

duct lagging as specified in ISO 15665: 2003 Acoustics-Acoustic insulation for pipes, valves and 

flanges. It is assumed that lagging is to be applied over the straight sections of all six aeration fan 

discharge ducts. Table 2-3 presents sound power levels assumed for the model.  

Table 2-3 Noise source overall sound power level- attenuated ducting noise 

Noise Source Sound Power Level dB(A) 
Overall Noise 

Reduction (dB) 

Attenuated Aeration Fan Discharge #1 79 14 

Attenuated Aeration Fan Discharge #2 79 14 

Attenuated Aeration Fan Discharge #3 81 12 
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Noise Source Sound Power Level dB(A) 
Overall Noise 

Reduction (dB) 

Attenuated Aeration Fan Discharge #4 75 15 

Attenuated Aeration Fan Discharge #5 73 17 

Attenuated Aeration Fan Discharge #6 86 12 

 

2.5.3 Proposed Upgrade - Scenario 3 

Noise levels from the proposed upgrade were based on the installation outlined in the general 

arrangement drawings provided by the client (titled “WCF Humidifier & Ducting Upgrade”). For 

each aeration fan the upgrade comprises of:  

• Introducing a scrubber (and transition duct) as intermediary between the aeration fan and 

discharge duct;  

• Increasing the elevation of the discharge ducting by 2 metres.  

Noise emissions from the modified installation were calculated based on a combination of empirical 

data and generic acoustic absorption data. The following was assumed: 

• Upgrade involves reusing the existing discharge ductwork; and 

• Scrubber walls and transition ducting are constructed of thin steel sheet with no internal 

lining. 

Sound power levels of the modified components are listed in the table below.  

Table 2-4 Noise source overall sound power level- proposed upgrade 

Noise Source Sound Power Level dB(A) 

Proposed transition duct #1 70 

Proposed transition duct #2 70 

Proposed transition duct #3 71 

Proposed transition duct #4 66 

Proposed transition duct #5 65 

Proposed transition duct #6 76 

Proposed scrubber #1 69 

Proposed scrubber #2 69 

Proposed scrubber #3 70 

Proposed scrubber #4 65 

Proposed scrubber #5 64 

Proposed scrubber #6 75 

Modified Attenuated Aeration Fan Discharge #1 78 
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Noise Source Sound Power Level dB(A) 

Modified Attenuated Aeration Fan Discharge #2 78 

Modified Attenuated Aeration Fan Discharge #3 79 

Modified Attenuated Aeration Fan Discharge #4 74 

Modified Attenuated Aeration Fan Discharge #5 71 

Modified Attenuated Aeration Fan Discharge #6 85 

 

2.6 Model Verification 

The noise model for the existing facility was verified in the near-field by comparing predicted noise 

levels with measured noise levels at a number of locations around the plant boundary. Far-field 

noise levels for the existing plant were verified against noise levels monitored during the noise 

assessment (see Doc Ref: 1253830-1-100). Predicted far field results were generally within± 0.4 

dB of those measured except for at Water Corporation where predicted noise levels were 2.7 dB 

below those measured (see Table 3-1). Near-field results were within ± 3.6 dB.  
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3. NOISE MODELLING RESULTS 

Table 3-1 presents a summary of the estimated night-time noise levels at the nominated receivers 

under worst-case meteorological conditions for each scenario modelled. The predicted noise levels 

shown account for modelling error tolerances based on the far-field model verification. Noise levels 

measured at those locations during the noise assessment stage are also included. Octave band 

noise levels are presented in Appendix B-2.  

Table 3-1 Estimated received noise levels 

 

Measured noise 

levels dB(A) – 

Equivalent to 

Scenario 1 

Tolerance 

dB 

Predicted noise levels dB(A) 

Scenario 1 Scenario 2 Scenario 3 

Merrifield Circle 45 + 0.1 45 32 32 

Sellen Court Not measured - 36 28 27 

Water Corporation 64 -2.7 59 - 62 52 - 55  49 - 52 

Swan Transit Depot 66 -0.4 66 56 55 - 56 

 

The results indicate that the main contribution to received noise levels under all three scenarios is 

the cumulative noise emissions from the six aeration fan discharge ducts. Table 3-2 shows that this 

contribution decreases significantly when the ducting is acoustically treated.  

Table 3-2 Predicted cumulative contribution to received levels from all six aeration fan discharge ducts 

 
Predicted cumulative noise contribution to received noise levels from six aeration 

fan ducts dB(A) 

Noise Source Scenario 1 Scenario 2 Scenario 3 

Merrifield Circle 44.5 30.7 30.6 

Sellen Court 35.8 22.3 22.2 

Water Corporation 61.4 52.0 50.6 
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4. NOISE CRITERIA 

Predicted noise levels were compared with assigned noise levels as stipulated in the Environmental 

Protection (Noise) Regulations 1997 (EPR). The EPR prescribes standards for noise emissions and 

require that noise from any premises comply with assigned noise levels when received at any other 

premises. The levels are specified according to the time of day and type of premises.  

Table 4-1 presents a summary of assigned noise levels for noise-sensitive premises.  

Table 4-1 Assigned Noise Levels 

Type of premises 

receiving noise 
Time of Day 

Assigned Noise Level dB (A) 

L B

B B

BA10 B

B B

B  

  

 L B

B B

BA1 B

B B

B  

  

 L B

B B

BAmax B

B B

B  

  

 

Noise sensitive premises at 

locations within 15 metres of a 

building directly associated with a 

noise sensitive use 

0700 to 1900 hours Monday to 

Saturday 

45 + 

Influencing factor 

55 + 

Influencing factor 

65 + 

Influencing factor 

0900 to 1900 hours Sunday and 

public holidays 

40 + 

Influencing factor 

50 + 

Influencing factor 

65 + 

Influencing factor 

1900 to 2200 hours all days 
40 + 

Influencing factor 

50 + 

Influencing factor 

55 + 

Influencing factor 

2200 hours on any day to 0700 

hours Monday to Saturday and 

0900 hours Sunday and public 

holidays 

35 + 

Influencing factor 

45 + 

Influencing factor 

55 + 

Influencing factor 

Noise sensitive premises at 

locations further than 15 metres 

from a building directly associated 

with a noise sensitive use 

All hours 60 75 80 

Commercial premises All hours 60 75 80 

Industrial premises All hours 65 80 90 

 

Influencing Factor 

The influencing factor (IF) depends on:  

• the proportion of commercial and industrial premises within a 100m and 450m radius circle 

from the receiver; and   

• the presence of any major or secondary roads. 

The influencing factor for each noise sensitive premises was calculated as described in Schedule 3 

of the Regulations: 

• Merrifield Circle-locations 1&2: IF = 2.6dB (a portion of industrial land within 450m, and Roe 

Highway and South Street major roads within 450m) 

• Sellen Court (DEC monitoring location): IF = 6.7dB (a portion of industrial land within 450m, 

and Roe Highway major road within 100m, and South Street a major road within 450m) 
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• Water Corporation & Swan Transit Depot: IF= Not applicable as both are classed as industrial 

premises.  

A summary of the applicable noise limits at each receiver, including the influencing factor, is shown 

in the table below.  

Table 4-2 Relevant assigned noise levels including influencing factor 

Time of Day 
Premises Receiving  

Noise 

Assigned Noise Level dB (A) 

L B

B B

BA10 B

B B

B  

  

 L B

B B

BA1 B

B B

B  

  

 L B

B B

BAmax B

B B

B  

  

 

0700 to 1900 hours Monday to 

Saturday 

Merrifield Circle 48 58 68 

Sellen Court 52 62 72 

0900 to 1900 hours Sunday 

and public holidays 

Merrifield Circle 43 53 68 

Sellen Court 47 57 72 

1900 to 2200 hours all days 

Merrifield Circle 43 53 58 

Sellen Court 47 57 62 

2200 hours on any day to 0700 

hours Monday to Saturday and 

0900 hours Sunday and public 

holidays 

Merrifield Circle 38 48 58 

Sellen Court 42 52 62 

All hours 
Water Corporation & 

Swan Transit Depot 
65 80 90 

 

Adjustments for Intrusive Characteristics 

Noise levels at the receiver are subject to penalty corrections when the noise exhibits intrusive or 

dominant characteristics. If the noise is assessed as having tonal, modulating or impulsive 

characteristics, the measured or predicted noise levels are adjusted by the amounts shown in 

Table 4-3. 

Table 4-3 Adjustments for intrusive noise characteristics 

Adjustment where noise emission is not music 

these adjustments are cumulative to a maximum of 15 dB 

Where tonality is present Where modulation is present Where impulsiveness is present 

+5 dB +5 dB +10 dB 
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5. IMPACT ASSESSMENT  

5.1 Plant Noise Emissions 

Table 5-1 shows the predicted cumulative sound power level of the facility under the three 

scenarios modelled.  

Table 5-1 Total plant sound power level 

Predicted sound power level dB(A) 

Scenario 1 Scenario 2 Scenario 3 

115 109 108 

  

The results indicate that the discharge ducting will reduce the plant’s overall sound power levels by 

6dB. The modelling also shows that the proposed upgrade does not significantly contribute to plant 

noise emissions.  

5.2 Received Noise Levels 

The noise assessment undertaken in July 2012 indicated that noise levels received at the noise 

sensitive premises has tonal characteristics in the 315Hz frequency band. Predicted noise levels 

from the modelling show the same tonal characteristic under all three scenarios.  

 

Figure 5-1 Predicted 1/3 octave band noise levels at Merrifield Circle 
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In assessing compliance a tonality adjustment of 5 dB has therefore been applied to predicted 

noise levels under all three scenarios. The adjusted levels are shown below along (including 

modelling error tolerances) with the relevant night-time criteria. 

Table 5-2 Adjusted predicted received noise levels 

 

Predicted received noise level dB(A) including 5dB 

adjustment for tonality 

  
Night-time 

criteria 
Scenario 1 Scenario 2 Scenario 3 

Merrifield Circle 38 50 37 37 

Sellen Court 42 41 33 32 

Water Corporation 65 64 - 67 57 - 60 54 - 57 

Swan Transit Depot 65 71 61 60 - 61 

 

Table 5-2 shows that after noise mitigation measures have been applied to the discharge ducting, 

noise levels from the facility are within assigned levels at the nominated receivers. In addition to 

this, the results indicate that the proposed upgrade will not cause any additional impact to noise 

levels at the receivers.  
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6. CONCLUSIONS 

Based on this assessment, SVT concludes that:  

• Acoustically lagging all six aeration fan discharge ducts should reduce noise levels at the 

receivers by 7 dB to 13 dB; 

• This reduction is sufficient for the RRRC facility to achieve compliance with assigned noise 

levels; 

• The proposed upgrade to install six humidifier/ scrubbers should not cause any significant 

impact at any of the receivers assessed; and  

• Noise emissions from the proposed new installation, with noise control applied to the 

discharge ducting are predicted to be within the relevant assigned noise levels at noise 

sensitive receivers.  
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APPENDIX A :  NOISE CONTOURS
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APPENDIX B :  1/3 OCTAVE BAND NOISE LEVELS 
 

Appendix B-1 :  Equipment Sound Power Levels 



Client: SMRC

Subject: RRRC Noise Modelling

Table B-1 Equipment Sound Power Levels

50Hz 63Hz 80Hz 100Hz 125Hz 160Hz 200Hz 250Hz 315Hz 400Hz 500Hz 630Hz 800Hz 1kHz 1.25kHz 1.6kHz 2kHz 2.5kHz 3.15kHz 4kHz 5kHz 6.3kHz

Aeration Discharge Fan #1 46.7 52.8 54.2 71.4 76.1 89.7 86.7 83.8 82.0 77.9 74.8 69.0 67.0 64.9 57.7 60.5 57.6 49.7

Aeration Discharge Fan #2 52.5 63.9 57.9 58.5 0.0 71.8 79.5 91.2 84.5 83.6 82.0 76.8 73.4 69.7 66.7 65.0 64.9 59.9 57.7 52.4

Aeration Discharge Fan #3 52.5 63.9 57.9 58.5 0.0 71.8 79.5 91.2 84.5 83.6 82.0 76.8 73.4 69.7 66.7 65.0 64.9 59.9 57.7 52.4

Aeration Discharge Fan #4 56.4 47.2 48.8 63.0 56.7 65.0 70.2 76.2 82.8 79.1 80.2 86.2 75.1 71.6 67.5 64.6 62.7 61.9 58.5 58.3 57.1 50.1

Aeration Discharge Fan #5 72.4 64.0 76.9 82.2 84.5 86.0 76.6 70.2 62.4 61.1 59.8 50.8 53.9 53.0 38.0

Aeration Discharge Fan #6 73.5 68.0 71.8 76.8 86.3 96.1 88.7 85.4 86.9 82.9 82.9 78.3 74.9 71.4 68.6 66.8 65.4 65.2 57.9

Aeration Fan #1 57.0 55.7 61.8 60.0 66.7 74.8 72.9 79.5 84.0 83.3 82.5 84.8 85.0 84.4 85.2 80.6 80.4 88.0 80.9 75.7 77.1 75.1

Aeration Fan #2 62.0 64.9 79.4 73.5 71.8 76.0 76.2 78.7 90.4 81.4 82.7 85.1 84.3 83.9 85.0 80.8 81.1 88.1 80.3 76.8 75.7 72.5

Aeration Fan #3 69.5 62.2 73.7 68.0 67.4 79.1 75.7 77.5 85.7 82.0 83.6 85.6 84.7 84.7 85.3 81.6 82.0 88.1 82.1 78.8 78.6 77.8

Aeration Fan #4 70.4 60.8 77.5 79.4 78.1 79.1 80.5 79.7 89.6 82.0 83.5 87.0 84.8 85.0 84.2 83.1 84.6 91.9 81.4 77.7 79.4 73.3

Aeration Fan #5 69.7 67.5 77.6 71.3 80.4 76.6 81.6 80.6 91.1 84.5 85.7 91.4 87.8 87.6 88.2 83.1 82.8 89.0 82.3 80.6 78.9 72.5

Aeration Fan #6 58.1 66.9 70.2 75.9 67.8 75.1 78.5 87.4 91.5 79.8 86.4 89.2 84.1 83.3 83.5 80.2 82.0 88.4 81.8 86.2 80.4 79.4

Tipping building extraction fan #109 46.0 55.5 69.9 77.8 75.0 67.6 71.4 74.1 71.6 72.4 73.2 72.1 72.5 71.4 71.2 69.9 76.9 85.7 73.8 71.5 73.8 69.0

Tipping building extraction fan #110 50.6 72.5 70.2 74.9 70.7 68.0 67.0 78.1 75.5 71.1 69.1 71.1 71.5 69.8 70.8 70.6 77.4 84.1 71.3 66.7 73.3 62.2

Tipping building extraction fan #111 58.1 54.9 65.8 65.4 65.5 66.2 60.5 65.9 75.5 66.8 68.0 70.3 71.9 70.1 71.1 70.3 75.8 84.6 77.6 68.7 72.5 70.6

Tipping building extraction fan #112 50.6 72.4 70.2 74.9 70.7 68.0 67.0 78.2 75.5 71.1 69.1 71.1 71.5 69.9 70.8 70.6 77.4 84.1 71.3 66.7 73.2 62.2

Gas scrubber #1 53.3 62.1 62.3 68.9 68.6 72.5 73.3 74.3 74.8 70.7 68.0 58.2 0.0 61.4 62.6 66.3 60.9 64.8 61.9 58.0

Gas scrubber #2 54.8 53.3 59.1 62.1 57.2 65.0 59.3 68.4 66.9 68.2 67.5 67.1 66.4 66.6 68.6 69.3 68.5 68.1 66.9 65.5 60.3 56.6

Gas scrubber #3 54.8 53.3 59.1 62.1 57.2 65.0 59.3 68.4 66.9 68.2 67.5 67.1 66.4 66.6 68.6 69.3 68.5 68.1 66.9 65.5 60.3 56.6

Gas scrubber #4 55.4 52.0 57.6 64.7 62.6 66.8 66.8 78.5 73.9 74.8 68.5 65.6 67.4 66.9 68.5 69.2 69.4 0.0 65.5 62.8 60.7 54.3

Digester Discharge end #1 48.3 45.6 50.0 52.0 54.2 55.9 53.4 62.1 65.3 68.1 69.0 66.0 63.9 62.4 0.0 0.0 56.4 57.5 53.7 53.2 50.7 46.7

Digester Discharge end #2 43.9 49.8 49.2 52.2 56.4 70.6 74.4 67.3 69.9 69.9 70.8 71.7 66.5 64.3 60.8 58.3 56.7 53.4 51.6 50.6 45.1

Digester Discharge end #3 43.9 49.8 49.2 52.2 56.4 70.6 74.4 67.3 69.9 69.9 70.8 71.7 66.5 64.3 60.8 58.3 56.7 53.4 51.6 50.6 45.1

Digester Discharge end #4 0.0 47.0 51.4 50.0 53.5 59.5 68.2 0.0 59.6 56.5

Digester Feed end #1 45.5 44.2 49.1 47.6 50.3 58.3 64.9 69.6 72.1 77.0 68.1 72.4 74.5 71.4 68.7 65.3 63.7 63.1 57.9 56.6 56.1 52.5

Digester Feed end #2 49.4 54.0 59.1 63.0 67.3 70.5 75.2 78.7 80.2 79.5 75.4 74.3 73.4 71.3 71.2 69.8 65.4 65.6 64.1 60.9

Digester Feed end #3 49.4 54.0 59.1 63.0 67.3 70.5 75.2 78.7 80.2 79.5 75.4 74.3 73.4 71.3 71.2 69.8 65.4 65.6 64.1 60.9

Digester Feed end #4 44.0 59.3 61.7 67.3 67.9 66.6 67.0 65.8 69.5 70.0 66.0 60.5 55.2

Hydraulic Power Pack #1 24.6 63.5 66.0 71.6 74.8 76.4 81.3 82.8 86.2 83.0 84.7 83.8 82.3 86.2 80.7 78.9 77.3 77.3 74.8 72.4 68.7 65.3

Hydraulic Power Pack #2 52.8 65.5 56.6 73.4 76.0 77.9 79.8 81.2 81.2 82.5 83.5 83.9 83.5 83.4 81.1 79.7 78.2 78.5 75.7 73.0 69.6 65.8

Hydraulic Power Pack #3 52.8 65.5 56.6 73.4 76.0 77.9 79.8 81.2 81.2 82.5 83.5 83.9 83.5 83.4 81.1 79.7 78.2 78.5 75.7 73.0 69.6 65.8

Hydraulic Power Pack #4 43.9 64.8 46.7 69.1 77.2 75.5 80.1 79.3 84.2 81.5 84.7 85.4 83.1 83.6 80.9 79.7 78.4 76.7 75.7 73.5 79.6 66.4

Compost aeration fans 55.6 51.5 54.0 58.6 58.8 62.3 66.3 66.8 66.3 71.4 72.1 70.4 72.5 68.8 72.1 70.9 68.7 65.4 64.1 60.7

small air compressor (east) 37.7 49.2 56.3 54.2 74.0 71.7 80.7 77.0 82.8 81.9 80.8 79.8 79.0 78.3 77.1 75.8 72.5 69.7

small air compressor (west) 43.2 47.6 56.0 53.2 55.6 66.6 71.4 67.7 71.6 77.8 74.5 78.5 80.1 79.8 80.0 78.4 76.6 78.0 76.3 71.9 68.8

Aeration bldg wall primary screening area (East) 58.4 58.2 72.0 72.5 70.6 69.0 70.4 71.3 68.8 68.0 66.9 68.4 68.9 68.9 63.6 63.0 60.3 58.2 56.4 56.3

Aeration bldg wall primary screening area (west) 50.5 59.5 65.8 67.7 65.8 68.4 68.2 69.8 76.4 69.0 63.5 62.9 67.5 67.3 66.1 63.5 60.9 62.0 57.4 57.3

Attenuated Aeration Fan Discharge #1 46.7 52.8 51.2 63.4 67.1 77.7 70.7 66.8 62.0 55.9 48.8 43.0 36.0 30.9 20.7 22.5 19.6 10.7

Attenuated Aeration Fan Discharge #2 46.7 52.8 51.2 63.4 67.1 77.7 70.7 66.8 62.0 55.9 48.8 43.0 36.0 30.9 20.7 22.5 19.6 10.7

Attenuated Aeration Fan Discharge #3 52.5 63.9 57.9 57.5 63.8 70.5 79.2 68.5 66.6 62.0 54.8 47.4 43.7 35.7 31.0 29.9 22.9 19.7 14.4

Attenuated Aeration Fan Discharge #4 56.4 47.2 48.8 63.0 55.7 62.0 62.2 67.2 70.8 63.1 63.2 66.2 53.1 45.6 41.5 33.6 28.7 26.9 21.5 20.3 19.1 11.1

Attenuated Aeration Fan Discharge #5 64.4 55.0 64.9 66.2 67.5 66.0 54.6 44.2 36.4 30.1 25.8 13.8 15.9 15.0

Attenuated Aeration Fan Discharge #6 73.5 67.0 68.8 68.8 77.3 84.1 72.7 68.4 66.9 60.9 56.9 52.3 43.9 37.4 33.6 29.8 27.4 27.2 18.9

Proposed transition duct #1 39.7 41.8 40.1 55.2 56.9 68.3 63.1 57.9 53.8 48.1 42.2 33.8 28.7 23.5 10.1 7.9 3.6

Proposed transition duct #2 39.7 41.8 40.1 55.2 56.9 68.3 63.1 57.9 53.8 48.1 42.2 33.8 28.7 23.5 10.1 7.9 3.6

Proposed transition duct #3 45.5 54.9 46.8 46.4 -14.1 55.7 60.3 69.8 60.9 57.8 53.8 47.0 40.8 34.5 28.4 23.6 20.8 12.3 5.1 -1.6

Proposed transition duct #4 50.4 40.2 39.8 52.0 44.6 50.9 54.1 56.9 61.4 55.5 54.4 58.0 45.3 39.0 32.3 26.3 21.3 17.8 10.9 5.7 3.1

Proposed transition duct #5 56.2 44.8 55.5 58.6 58.7 57.8 46.8 37.5 27.2 22.8 18.4 3.2 1.3 -1.0

Proposed transition duct #6 62.4 56.0 57.7 60.6 67.1 74.7 65.1 59.5 58.7 53.1 50.3 43.1 36.6 33.3 24.5 19.2 12.8 11.2 1.9

Proposed scrubber #1 38.6 40.7 39.0 54.1 55.8 67.2 62.0 56.8 52.7 46.9 41.1 32.7 27.6 22.4 9.0 6.8 2.5

Proposed scrubber #2 38.6 40.7 39.0 54.1 55.8 67.2 62.0 56.8 52.7 46.9 41.1 32.7 27.6 22.4 9.0 6.8 2.5

Proposed scrubber #3 44.4 53.8 45.7 45.3 54.6 59.2 68.7 59.8 56.7 52.7 45.9 39.7 33.4 27.3 22.5 19.7 11.2 4.0 -2.7

Proposed scrubber #4 49.3 39.1 38.7 50.9 43.5 49.8 53.0 55.8 60.3 54.4 53.3 56.9 44.2 37.9 31.2 25.2 20.2 16.6 9.8 4.6 2.0

Proposed scrubber #5 55.1 43.7 54.4 57.5 57.6 56.7 45.7 36.4 26.1 21.7 17.3 2.1 0.2 -2.1

Proposed scrubber #6 61.3 54.9 56.6 59.5 65.9 73.6 64.0 58.4 57.6 51.9 49.2 42.0 35.5 28.9 23.4 18.1 11.7 18.5

Modified Attenuated Aeration Fan Discharge #1 46.1 52.1 50.4 62.4 66.1 76.3 68.9 64.5 59.0 51.7 42.9 36.0 25.8 17.5 2.9

Modified Attenuated Aeration Fan Discharge #2 46.1 52.1 50.4 62.4 66.1 76.3 68.9 64.5 59.0 51.7 42.9 36.0 25.8 17.5 2.9

Modified Attenuated Aeration Fan Discharge #3 51.9 63.3 57.2 56.8 62.9 69.4 77.8 66.7 64.4 59.0 50.6 41.5 36.7 25.5 17.6 15.1 5.1

Modified Attenuated Aeration Fan Discharge #4 55.8 46.6 48.2 62.4 55.0 61.3 61.3 66.1 69.4 61.3 61.0 63.2 48.9 39.8 34.5 23.4 15.4 12.1 3.7

Modified Attenuated Aeration Fan Discharge #5 63.5 54.0 63.5 64.4 65.3 63.0 50.4 38.3 29.4 19.9 12.4

Modified Attenuated Aeration Fan Discharge #6 72.8 66.3 68.0 67.8 76.2 82.7 70.9 66.1 63.9 56.7 51.1 45.3 33.7 24.0 18.8 12.0 3.6 0.6
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Client: Southern Metropolitan Regional Council 

Subject: RRRC Canning Vale Noise Modelling 

 

Doc: 1253830-3-100-Rev0-15 AUG 2012   B-1 

Appendix B-2 :  Received Sound Pressure Levels 



Client: SMRC

Subject: RRRC Noise Modelling

Table B-2 Received Sound Pressure Levels

50 Hz 63 Hz 80 Hz 100 Hz 125 Hz 160 Hz 200 Hz 250 Hz 315 Hz 400 Hz 500 Hz 630 Hz 800 Hz 1 kHz 1.25 kHz 1.6 kHz 2 kHz 2.5 kHz 3.15 kHz 4 kHz 5 kHz 6.3 kHz

Scenario 1 45 6.8 7.6 17.2 13.8 12.7 14.0 22.4 29.8 41.4 36.3 35.4 35.9 29.6 25.9 21.6 18.1 15.0 13.9 7.3 -0.4 -7.1 -21.9

Scenario 2 32 6.9 7.0 15.8 14.6 12.1 13.3 15.9 20.7 29.0 22.7 20.5 19.1 16.7 14.4 13.2 10.0 8.4 10.7 2.0 -7.6 -18.5 -36.7

Scenario 3 32 6.9 7.0 15.8 15.5 12.9 13.3 16.1 21.7 28.9 20.6 19.3 18.0 16.3 14.3 13.1 10.0 8.3 10.9 1.9 -7.7 -18.6 -36.7

Scenario 1 36 7.0 6.6 13.8 11.3 10.5 12.5 17.5 22.9 33.2 28.0 26.7 26.3 21.7 18.7 15.2 11.5 8.9 10.0 1.6 -7.0 -12.6 -25.9

Scenario 2 28 7.1 6.4 13.0 12.8 10.6 12.4 13.6 16.6 22.6 18.7 17.8 17.1 16.4 14.3 12.8 9.3 7.6 9.8 0.4 -9.8 -21.4 -40.7

Scenario 3 27 7.6 6.2 12.9 12.6 10.7 12.8 13.1 16.6 21.5 18.0 17.3 16.7 15.9 13.8 12.4 8.8 6.9 9.1 0.1 -10.0 -21.7 -40.8

Scenario 1 61 21.6 20.9 28.6 26.8 28.8 30.1 40.3 45.3 56.9 52.8 52.7 54.3 49.0 48.7 44.5 42.6 39.2 36.8 34.3 31.3 29.3 20.2

Scenario 2 53 21.6 20.5 27.1 37.6 33.3 35.6 36.4 43.5 50.4 40.0 37.7 37.0 32.6 30.5 31.7 31.0 30.0 32.0 27.3 23.6 18.8 12.1

Scenario 3 52 21.4 20.5 27.7 38.2 34.0 35.5 36.2 43.1 49.6 39.0 36.8 36.8 33.4 32.0 33.1 32.4 32.2 36.3 30.4 26.9 23.5 17.8

Scenario 1 66 31.4 27.0 35.1 36.3 36.2 42.4 52.3 55.4 61.2 55.7 55.9 58.5 54.4 53.2 47.7 44.7 42.2 45.3 38.7 36.9 36.0

Scenario 2 56 31.4 26.3 33.7 40.6 37.7 43.2 46.2 48.7 50.8 41.5 40.4 40.8 41.7 41.3 39.7 37.7 37.0 44.1 36.1 32.6 31.4

Scenario 3 56 30.9 25.7 33.0 41.0 37.9 43.2 45.8 48.4 50.2 40.3 39.0 39.3 41.2 40.8 39.2 37.3 36.5 43.4 35.5 32.0 30.5
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Form 1 - Responsible Authority Report 

(Regulation 12) 
 
 

Application Details: Refurbishment and Expansion of Bassendean 
Village  Shopping Centre from 7,688m2 to 9,845m2 
GFA Plus new tavern and gymnasium land uses 

Property Location: Lot 2 West Road, Bassendean 
DAP Name: Metro Central JDAP 
Applicant: Hames Sharley 
Owner: Hawaiian Investments 
LG Reference: DABC/BDVAPPS/2012-076 
Responsible Authority: Town of Bassendean 
Authorising Officer: Michael Whitbread; Senior Planning Officer 
Application No and File No: DP/12/00535 (DA 2012-076) 
Report Date: 20 August 2012 
Application Receipt Date:  23 April 2012 
Application Process Days:  65 working days.    
Attachment(s): 42307 (SD 001, SD 002 SD 100, SD 110, SD 111, 

SD 201 `B’, SD 202, SD 220, & SD 400), dated 23 
April 2012. 

 
 

Recommendation: 
 

That the Metro Central JDAP resolves to: 
 

1.  Approve DAP Application reference DP/12/00535 and accompanying plans 
42307 (SD 001, SD 002 SD 100, SD 110, SD 111, SD 201 `B’,  SD 202, SD 
220, & SD 400), dated 23 April 2012 in accordance with Clause 10.3 of the 
Town of Bassendean Local  Planning Scheme No.10, subject to the following 
conditions: 

 
a) In the event the traffic volumes exceed those stated within the Traffic 

Report submitted by Jonathon Riley Consulting dated the 30 July 2012 
causing traffic safety and /or efficiency issues with Guildford Road-West 
Road -Lord Street traffic signals, the developers shall at their expense 
carry out suitable counter measures to the satisfaction of main Roads WA 
and the Town of Bassendean within 12 months of written notification to 
the landowner. 
 

b) Prior to the issue of a section 40 certificate under the Liquor Licensing 
Act, the applicant shall submit to the satisfaction of the Council a Tavern 
Management Plan which will address the following; 

 
i) Hours of operation 
ii) Security   
iii) Noise attenuation and mitigation 
iv) Complaint handling procedure 

 



 
 

c) Prior to the issue of a building permit the applicant shall lodge a 
Construction Management Plan to the satisfaction of the Town of 
Bassendean, which provides details of the following; 

 
i) Estimated timeline and phasing of construction, 
ii) Dust control measures. 
iii) Noise control measures 
iv) Access points for heavy vehicles during demolition and 

construction. 
v) 24 hours contact details of staff available to deal with either an 

emergency situation or to respond to complaints. 
 

d) Prior to the issue of a building permit the applicant shall submit plans for 
the pedestrian treatment adjacent to the Old Perth Road to improve 
pedestrian access to the adjacent commercial area.  

 
e) The Old Perth Road modifications to improve pedestrian access shall be 

completed to the satisfaction of the Town of Bassendean prior to the 
occupation of the Bassendean Village Shopping Centre additions. 
 

f) The intersection of Whitfield Street north and Old Perth Road, and the 
associated central traffic island, be modified to permit articulated trucks to 
exit eastwards on to Old Perth Road whilst remaining in the east bound 
lane and without damaging the traffic island(s). 

 
g) The traffic island and filter lanes on West Road made redundant by the 

closing of the crossover to the site indicated on the revised and approved 
plans shall be modified to the satisfaction of the Town of Bassendean. 

 
h) The provision of bicycles parking facilities for the shopping centre clients 

plus and change rooms/showers and storage facilities for members of 
staff of the shopping centre and tavern details of which are to be provided 
prior to the issue of a building permit to the satisfaction of the Town of 
Bassendean.  

 
i) The submission of a landscaping plan which details the extant vegetation 

to be retained and/or removed, together with details of new and/or 
replacement planting to the satisfaction of the Town of Bassendean prior 
to the issue of a building permit. 

 
j) The approved landscaping plan shall be implemented to the satisfaction 

of the Town of Bassendean prior to the occupation of the proposed 
Bassendean Shopping Centre additions.   

 
k) Prior to the issue of a building permit the applicant shall pay to the Town 

of Bassendean the 2% contribution of the building construction costs as 
prescribed under LPP NO. 1 Town Centre Area Strategy and Guidelines 
for Bassendean.  

 
l) The provision of 453 constructed drained and line marked on-site car 

parking bays to the satisfaction of the Town of Bassendean prior to the 
occupation of the shopping centre additions. 

 



 
 

m) Any signage to the site in addition to that indicated in the plans shall be 
the subject of a separate planning application. 

 
2. Advice Notes; 

 
a) The applicant is advised in relation to condition K above that the Town 

can consider on site art works subject to Council approval and 
demonstration of equivalent value and public access. 

 
 
Background: 

 
Insert Property Address: Lot 2 (No.2) West Road, Bassendean  
Insert Zoning MRS: Urban  
   LPS: Town Centre 
Insert Use Class: ‘P ‘D’ & ‘A’  
Insert Strategy/Policy: Town Centre Area Strategy 
Insert Development 
Scheme: 

N/A 

Insert Lot Size: 24,166m2 
Insert Existing Land Uses: Shop & Take Away Food (Red Rooster)  
Value of Development: 19.4 million dollars 

 
The subject site was developed in the 1976 as a ‘big box’ local shopping centre.  
Apart from the demolition of the former petrol station and the addition of detached 
fast food outlets.  With the exception of internal shop fit outs and routine maintenance 
very little has changed since that time. 
 
Council resolved at its Ordinary meeting held in May 2011 to require that all 
development assessment panel applications be subject to a report to Council in order 
that Council can make an alternative recommendation to the Metropolitan Centre 
Joint Assessment Panel. 
 
Council at its meeting of the 26 June 2012 endorsed the Senior Planning Officer’s 
report and recommendation to the Metropolitan Central Joint Development 
Assessment Panel for the proposed extensions to Bassendean Village Shopping 
Centre including a New Tavern at Lot 2 West Road, Bassendean. 
 
Details: Outline of Development Application 
 
The application proposes an increase in the floor area of the Bassendean Village 
Shopping Centre from 7,688m2 to 9,845m2, comprising the following increased floor 
areas and additional land-uses; 

 
1. Extant Coles supermarket being increased in floor area from 2973m2 to 4035m2 

(1062m2). 
 
2. Additional retail floor area (761m2) 
 
3. New Tavern with a floor area of 554m2. (net 224mm2 bar and seating area).  
 
4. New Gymnasium of 400m2 
 



 
 
5. New Kiosk of 125m2 
 
The application proposes a significant relaxation in on-site car parking provision from 
the number per 100m2 required under the Local Planning Scheme No.10 to that 
recommended under State Planning Policy 4.2 (Activity Centres).  At the same time, 
the application not only proposes to increase the retail floor area of the Bassendean 
Village Shopping Centre, but also provides two additional land-uses in the form of a 
Tavern and Gymnasium.   
 
It is proposed to assess the retail element of the application separately from the 
Tavern and Gymnasium land uses, in order to gain a better understanding of the 
planning issues involved.   
 
Legislation 
 
Local Planning Scheme No. 10 
 
Clause 4.2.3 - Town Centre Zone 
Clause 5.7.6 - Bicycle Facilities 
Clause 5.7.2.4 - Car parking 
Clause 5.5 - Variations to Site and Development Standards and Requirements.  
 
State Government Policies 
 
Directions 2031 (Bassendean Town Centre recognised as District Centre).  
 
State Planning Policy 4.2 Activity Centres for Perth and Peel (Bassendean in the 
Central sub region).  Section 7.4 is particularly relevant. 
 
Local Policies 
 
Local Planning Policy No 1 - Town Centre Area Strategy and Guidelines (2008) 
Local Planning Policy No 2 - Percent for Art Policy 
 
Consultation: 
 
Public Consultation 
 
The proposed Tavern is classified as an `A’ land use under the Zoning Table (Table 
1) of the Local Planning Scheme No.10.  Under Clause 4.3 `Zoning Table” an `A “ 
land-use is not permitted unless the Local Government has exercised its discretion 
by granting planning approval after giving special notice in accordance with clause 
9.4 of the Scheme.  This clause in the Local Planning Scheme requires the Town to 
advertise an ‘A’ land use for 14 days by either letters to affected residents, on-site 
signs and a notification on the local newspaper.  Due to the relative significance of a 
Tavern land-use in the Town, all three means of advertising were used in this 
instance. 
 
The proposed Tavern was advertised by way of two signs on site, (West Road and 
Old Perth Road) in accordance with Council specifications, letters to 101 landowners 
considered to be directly affected by the proposed tavern and a notice published in 
the local newspaper (Eastern Reporter). 
 
Written Submissions 



 
 
 
Below is a table of the written submissions received (this included two late 
submissions received several weeks after advertising closed). 

 
Submissions 
Received 

Objection Support Qualified 
Comments 

20 16 2 2 
 

As the above table indicates, of the 18 objections received, two were ‘qualified’ as 
they indicated they would have no objection to the Tavern subject to the following: 

 
 The Tavern could demonstrate to be family friendly. 
 
 A Tavern in this location would not prevent the Swan Districts Football Club 

from moving its liquor licence to a different location within Bassendean Oval 
when this facility is redeveloped.  

 
In regard to the letters supporting the Tavern, both agreed that there should be a 
choice of licensed venues in the Town.  Those submissions supporting the 
application were from two households located within 200-metres of the proposed 
Tavern site. 
 
Of the 14 objections received, 7 were from residents located within a 200 metre 
radius of the proposed Tavern, with the remainder from residents residing 2 or more 
kilometres away from the site.  Interestingly, one of the submissions included an 
objection from the owner of another licensed premises located several kilometres 
from the site.  The distance of the residents from the site was estimated using the 
addresses provided and the Town’s GIS system.   
 
The concerns raised in all of the letters received objecting to the proposal were: 

 
 There being sufficient liquor outlets in the form of a hotel and liquor stores 

existing in the Town  
 

 There are other licensed premises in the general area, such as the 
Ambassador Tavern and Woodbridge Hotel in Guildford, as well as several 
bottle shops.  
 

 A tavern land use in the area would reduce land values. 
 

 A tavern would encourage anti-social behaviour in the locality.  
 

Petition 
 
Two petitions were received in response to advertising of the proposed Tavern land-
use. 
 
The first petition calls for the Council to reject the proposal on the grounds that it 
would: 
 
‘…negatively impact upon the amenity of the local area’.  
 



 
 
An addendum to the petition also requested that traffic and parking issues also be 
considered as a matter of urgency. 
 
This petition is signed by 98 persons, 71 of which are residents of Bassendean, 
Ashfield and Eden Hill.  In terms of proximity, only 14 persons who signed the petition 
lived within a 1.5 kilometres radius of the proposed tavern site. 
 
The second petition used identical phrasing to the first petition, and claimed that the 
tavern would have a negative impact upon the amenity of the local area as well as 
create traffic issues.  Further this petition added that: 
 
“The impact of the 550m2 tavern should be sought from the Commissioner of Police 
as increased police presence may be required in the Town should a tavern of this 
size be approved by Council.” (bolding by petitioners) 
 
This second petition was signed by 47 persons, 22 of which are residents of 
Bassendean.  In terms of proximity, only 9 persons who signed the petition lived 
within 1.5 kilometres of the proposed tavern site. 
 
The concerns raised by residents and a number of visitors to the Town in the 
petitions submitted, however, are not without foundation.  Anti-social behaviour 
particularly associated with Northbridge night clubs, receive media scrutiny and 
should be of concern to Council and the community generally. 
 
However, there are licensed premises within the metropolitan area that operate 
successfully and without noteworthy incidents, which can and have provided a net 
community benefit.  The applicant has been made aware of the issues raised and 
their written response is provided below under the tavern land-use section of this 
report.   
 
Consultation with other Agencies or Consultants 
 
The increase in the size of the shopping centre and the introduction of a tavern will 
inevitably result in increase in traffic numbers overall and in frequency to the subject 
site.   
 
The traffic study undertaken by the applicant confirmed this assumption in a detailed 
report submitted with the application and which recommended changes to the signal 
timing at Guildford Road and West Road/Lord Street intersection. 
 
Bassendean Village Shopping Centre adjoins this Regional Road, and Main Roads 
WA was consulted in relation to the likely impacts of increased traffic on this major 
intersection adjoining the shopping centre.  Main Roads WA engineers did not agree 
with the data used in the study and some of the assumptions made in the modelling.  
Following further consultation between Main Roads WA staff and the applicant’s 
traffic engineer it was concluded that subject to the floor space currently occupied by 
Woolworths not being taken up by another supermarket, and that two of the three 
extant crossovers to West Road are retained (originally only one of the three was to 
be retained) the additional traffic generated should not create un-acceptable issues 
at Guildford Road/West Road and Lord Street intersection.   
 
Main Roads WA also placed a caveat on their endorsement of the revised traffic 
study in requesting that a condition be placed on the development approval requiring 
in the event of the development causing traffic safety and /or efficiency issues with 



 
 
Guildford Road-West Road -Lord Street traffic signals, the developers shall at their 
expense carry out suitable counter measures.  This recommendation has been 
included as a condition of approval in the recommendation section of the report. 
 
Department of Environment and Conservation: Contaminated Site; 
 
The south east corner of Lot 2 was previously developed as a Caltex Service Station 
between 1979 and 1996.  The petrol station was decommissioned in 1996. This site 
was classified under the Contaminated Sites Act 2003 as `Possibly Contaminated- 
Further Investigation Required’ as there was evidence of some minor leakage. This 
contamination was predicted under modelling conditions to naturally degrade and 
disperse.  Recent monitoring wells replaced in 2011 demonstrated that in fact the site 
had become free of contaminates.  In a letter to Hawaiian Investments Pty Ltd, dated 
27 April 2012, the Department of Environment and Conservation have reclassified 
the site to ‘Decontaminated’. 
 
This revised classification of the site by the DEC has resulted in the withdrawal of the 
caveat on the title restricting development. 
 
Planning assessment: 
 
Tavern Land-Use 
 
The proposed addition of a tavern to the Bassendean Village Shopping Centre 
solicited considerable response during the public consultation phase.  The grounds of 
objection to the Tavern are primarily in regard to anti-social behaviour which 
commonly associated with licensed premises.   
 
The majority of the grounds of objection to the tavern are based upon experience of 
licensed premises, both in Bassendean and at or near other licensed premises.  It is 
also stated that the Town has sufficient licensed premises in the form of the 
Bassendean Hotel and several liquor stores in the locality and on that basis; there is 
no need for the provision of additional liquor outlets in the Town. 
 
On an entirely different note, 2 submissions commented that it is not necessarily the 
presence of the Tavern itself is an issue, but rather how it is managed.  On this 
critical point, submitters noted hours of operation and noise levels (through limits to 
amplified music or its prohibition), as important aspects in the assessment of the 
proposal, as well as security and responsible management practices. 
 
The applicant was advised of the issues raised in submissions received during the 
advertising period and the following points were made in a written response to the 
Town.   
 
It is noteworthy that the landowner is a property management specialist and will be 
leasing out the tavern (to a licensee under the Liquor Act,) as with any other tenancy 
in the Bassendean Village Shopping Centre.  Therefore, the comments in italics 
immediately below are understandably general in nature. However, under the Local 
Planning Scheme, it is possible to restrict the hours of operation of any business and 
to expect that Council be able to participate in, and have influence in any 
management plans for the Tavern land use given its potential to affect the general 
amenity of the area. 
 
Nature of Use 



 
 
 
Our clients, Hawaiian, are the operators of the Bassendean Village Shopping Centre 
and therefore have a lot at stake in terms of the amenity and safety of the subject 
land and surrounds. As a result, a family friendly, bistro type of use is definitely the 
preferred use for the Tavern' site. We would like to promote a venue that is a point of 
difference from the existing Hotel, has a family friendly feel and environment, pitched 
at the local community and includes a strong focus on food that is much more than 
somewhere to drink. We envisage the site being a comfortable and inviting space 
that all ages can enjoy. We feel that the description of “Tavern”, necessitated by the 
use class within the scheme does conjure up images of the old ‘beer barn’, whereas 
in reality our proposal is more akin to a bistro type use with a focus on food and 
families and not just consumption of alcohol. 
 
The new redevelopment is aimed at creating and encouraging community 
involvement.  As described in the submission the introduction of Community herb 
gardens, meeting room space, activity sheds and a new children’s internal play area, 
all aim to engage the local community with the Bassendean Shopping Centre.  It 
would be counterproductive and commercially risky for Hawaiian to not ensure that 
the operator of the tavern produced an establishment that was complimentary to this 
ethos. 
 
Operations 
 
We do not see the tavern as being a late night venue. At the end of the project, our 
client will have invested a significant amount of time and money in creating the new 
centre and do not want to see it impacted by anti-social behaviour and discouraging 
of Local clientele.  
 
As of writing, without an operator we are unable to state categorically the hours of 
operation however we are confident that the desire to have a family friendly, 
community feel will be aligned with that of any future operator. 
 
In terms of strategies to assist with antisocial behaviour, the design and layout of the 
centre includes a great deal of lighting, landscaping and viewpoints in accordance 
with CPTED (Crime Prevention Through Environmental Design) principles in order to 
deter this type of activity. The area will be well serviced by CCTV and as required by 
Liquor Licensing, security at the tavern will be required from time to time. We are also 
likely to have a security presence at the centre in the evenings. 
 
In terms of who will own and operate the tavern, our client has advised that as they 
are unable to lease the premises until a Development Approval has been obtained, 
we currently do not have these details. Any licensee will be required to comply with 
the State Government regulations for the responsible service of alcohol 
 
Finally, in terms of a management strategy, we can advise that Hawaiian will have a 
management plan in place for all tenancies that trade beyond core trading hours. The 
management strategy can be required as a condition in the event of a development 
approval and will cover issues such as rubbish disposal, furniture and noise 
mitigation methods. Furthermore, noise management will be required to be 
addressed at the building licence stage. 
 
What will be the effects on day care and schools in the area? 
 



 
 
Detailed consideration of these perceived impacts would be addressed the Liquor 
Licensing Application to the Department of Racing, Gaming and Liquor, which is a 
statutory process that can only be applied for in the event of a Development Approval 
from the local authority. 
 
Will the proposed Tavern compete with other uses? 
 
Although competition and need for uses are not valid planning considerations, we 
strongly contend that the proposed use will be providing an offer that the area does 
not currently have. The liquor licensing application will also examine catchment areas 
in detail. 
 
Will the proposed Tavern devalue the housing in the area? 
 
Although the effect on property values is not a relevant planning consideration, we 
would contend that introducing a commercial use onto an existing commercial site 
will not have an adverse impact. Instead it will provide a further range of uses for the 
local residents to experience and enjoy as part of a family friendly village hub. 
 
The proposed development will provide an overall positive impact to the amenity of 
the area and it should be noted that the tavern should not be considered in isolation. 
The proposed tavern is being developed as part of an overall strategy for the centre 
with a focus on creating and expanding the evening offer at Bassendean. Currently 
there is a Fish n' Chip shop. Red Rooster. Subway and Gloria Jeans Cafe and our 
clients wish to add a tavern, cafe, pizza shop and restaurant in support of this 
vibrancy. 
 
The tavern is part of the overall mix, representing simply another venue at the centre, 
not the only venue at the centre. This mix of uses and choices, along with the 
upgrades to the centre itself and expansion of Coles, fits in strongly with that strategy 
and gives the residents of Bassendean more choice and improved amenity. 
 
While some comparisons with other licensed premises in the Town is to a degree 
reasonable, it also noteworthy that the existing Bassendean Hotel, designed in 1929, 
has a traditional layout more suited to after work drinks and does not necessarily 
cater for sit down food service such as a bistro due to the buildings limitations.   
 
On the criteria of design alone, the layout of the proposed tavern would provide a 
form of licensed facility that is not being catered for in the Town at the moment and 
providing there are no parking or amenity issues; there is no objection to the Tavern 
on planning grounds.  This would provide additional economic activity within the 
Town and assist in making this retail east end of the Town a place of higher intensity 
mixed uses, which is the preferred development option outlined under Element 7.4 
‘Guidelines’ of  Council’s Town Centre Area Strategy.   
 
The applicant is correct in the assertion that commercial competition and the need for 
land uses in a locality are not valid planning considerations.  
 
Old Perth Road/West Road Traffic Treatments 
 
Main Roads have commented on this aspect of the proposal, and based on revised 
traffic report provided by Jonathon Riley on the 30 July 2012  
 



 
 
The re-development and additions to the Bassendean Village Shopping Centre and 
the introduction of a tavern facility creates an opportunity for planning gain in terms of 
upgrading works to two road intersections adjoining the shopping centre site. 
 
Opposite the shopping centre on the Old Perth Road and West Road intersection are 
two banks and two-real estate agencies as well as offices.  The extant road treatment 
consists of a central traffic island, without a dedicated pedestrian island.  Given the 
proximity of the West Road/Old Perth Road roundabout, the interface of traffic and 
pedestrians in the current arrangement is less than ideal due to the often-continuous 
flow of traffic from the roundabout, and the fact that sightline distances are restricted 
due to the trees in the centre island.   
 
The proposed redevelopment of the Bassendean Village Shopping Centre would 
increase traffic in and around this area, and on this basis it is recommended in 
accordance with Clause of the Local Planning Scheme No. 10, a condition be 
imposed on any approval granted requiring the design and installation of a pedestrian 
friendly crossing between the redeveloped Bassendean Village Shopping Centre and 
the small commercial offices on the opposite corner of Old Perth Road and West 
Road.  
 
The plan originally submitted indicates that two of the existing three crossovers on 
West Road will be closed, with the exception of the main entrance nearest to 
Guildford Road remaining to direct cars to the upper deck and to at-grade car parking 
bays.  
 
A reassessment of the number of access points (crossovers) to West road was 
requested by Main Road WA as some of the assumptions made in the initial traffic 
and parking report where based signal timing information that was inaccurate.  As a 
result of this re-assessment it has been recommended that rather close two out of 
the three access and egress points along West Road that only one now be closed.  
While this would result in a loss of potentially four car-parking bays on site, it is a 
minimal trade off for improved access and egress from the site as well as improved 
internal circulation within the car parking areas.   
 
Whitfield Street and Old Perth Road Junction 
 
The Bassendean Village Shopping Centre has its delivery and loading bays located 
on its western edge with access from Whitfield Street.  Delivery trucks can enter from 
Guildford Road but must exist onto Old Perth Road to pass through the Town. 
 
The angle of Whitfield Street is obtuse in relation to Old Perth Road and articulated 
trucks find it difficult to exist east along Old Perth Road to re enter Guildford Road via 
West Road.   
 
Due to the current design of the intersection of Old Perth Road (north) and Whitfield 
Street, as well as the presence of central traffic islands in Old Perth Road, it is 
difficult for large trucks to manoeuvre successfully to exit Whitfield Street eastbound 
and therefore large articulated trucks are forced to navigate through the Town Centre 
to re-enter Guildford Road.  It is recommended that this intersection be modified at 
the applicants cost to remedy this situation. 
 
Car parking 
 



 
 
This aspect of the proposal is perhaps the most critical in terms of the planning 
assessment of the development and therefore the likely impacts to adjoining 
residential streets, traffic and amenity generally in the locality.  Where variations to 
development standards are being sought, there is always the risk that the site will 
become over-developed and create issues off-site.  In other words, cost shifting the 
impacts of poorly planned development to the community generally, and to 
neighbours in particular.  The overriding question here is will this be the case with the 
proposed relaxation to car parking sought by the applicant in this instance. 
 
From the proponents viewpoint, the success of the redevelopment of the 
Bassendean Village Shopping Centre will depend upon a number of factors, but most 
importantly achieving a balance between utilising the site for retail floor space, in 
order to attract additional customers, and to provide sufficient on site parking to cater 
for the hoped for increase in client visits.    
 
Under the Local Planning Scheme, retail land uses requires 8 bays per 100m2. 
Together with the gymnasium and tavern component of the application, the overall 
development would require a total of 815 bays in order to comply fully with Local 
Planning Scheme requirements.   
 
The following table outlines in an abbreviated form the car parking figures supplied 
by the applicant and verified by planning staff.   

 
 

Land use LPS 10  bays 
req. 

Activity Centre 
Recommendatio
n bays req. 

Provided Shortfall 

     
Tavern  93 - Nil -93 
Shops (all 
retail) 

693 433 453 -240 

Gymnasium  20 -  -20 
Fast Food 10 - 10  
Totals 816  453 -353* 

 
The current proposal will significantly increase in both the retail floor area and the 
range of land uses in the Centre.  However, this is in part compensated in a revised 
parking layout that would result in 95 more on site car bays than the existing 358 at 
Bassendean Village Shopping Centre to a total of 453 bays.   
 
However, with the additional parking requirements generated by the additional retail 
floor space, tavern and gymnasium, the shortfall under the Local Planning Scheme 
would appear as significant at 353 bays.   However, the 8 bays per 100m2 of retail 
floor space is a formula based on traditional shopping hours of 9-5 weekdays and 9-
12 on Saturdays.  Such concentrated hours during that era necessitated much 
greater parking requirements.  
 
The applicant’s submission utilises the parking requirements of the Activity Centres 
for Perth and Peel (SPP 4.2) which recommend 4-5 bays per 100m2 for shop is 
based on a range of parking studies by the Western Australian  Planning of 
Commission and reflects in part the spread of shopping hours into evenings and 
weekends. 
 



 
 
Currently, the shopping centre provides 358 bays (or 6 bays per 100m2) but would 
require 433 under standard parking requirements of the Local Planning Scheme.  
The applicant claims the extant shortfall in parking is not detrimental to the operation 
of the centre, and has in fact been able to demonstrate in a comprehensive traffic 
study that the car parking area at the Bassendean Village Shopping Centre is 
currently under utilised during recognised peak shopping periods.   
 
Planning staff have verified these claims, as being correct as well as viewing the site 
during a home game to Swan Districts WAFL Club at the adjacent Bassendean Oval 
during the football season at 12:00pm and 2:00pm.   
 
Although the applicant is not responsible for providing parking for patrons of 
Bassendean Oval, it is fair to assume that this sporting event would attract additional 
people to the area who may well take advantage of the opportunity to either shop or 
simply use the parking area.  It was found that there were approximately 70 on-site 
bays vacant at these times, together with at least 13 road bays on Whitfield Street 
and Old Perth Road available.  It was also revealed that at least 28 bays within the 
shopping centre where utilised by football patrons.  This figure was arrived at by the 
number of parking infringements issued by the Town’s Rangers for vehicle staying 
over two hours in the time restricted bays.  This is a regular occurrence which always 
coincides with the weekends of Swan Districts' home games at Bassendean Oval. 
 
It is assessed on this basis and the data provided (and by observation) that a 
reduction in parking to 5 bays per 100m2 is considered reasonable, as this accords 
with the Activity Centres Policy SPP4.2 in place of the 8 per 100m2 required under 
the Local Planning Scheme No. 10.  (If this variation is supported it would be 
considered prudent in term of equity to amended the Local Planning Scheme No. 10 
to reflect the changing parking demands in retail due to extended trading hours.)  
 
For the retail component of the proposed redevelopment the relaxation proposed 
from 693 bays to 453 bays (a reduction of 240 bays) is supported.   
 
The likely impact of the proposed tavern and gymnasium on parking demand is 
predicated on the assumption that the peak period when these land-uses are most in 
demand are different from the peak periods of the retail portion of the Bassendean 
Village Shopping Centre.  So what then would be the effect on car parking on the 
complex as a whole? 
 
The reduction from the Scheme provision by 240 (from the 815 required overall) for 
the retail component to 453 bays equates to a shortfall for the Tavern and 
Gymnasium is a total of 104 bays.  The applicant’s proposal that on-site parking 
provision be based on a composite parking arrangement is considered sensible.  
Given that the peak periods of each land use would be at different times during the 
day, such an approach is good use of land.   
 
Under Clause 5.7.2.4 of Local Planning Scheme No. 10, it is possible, subject to the 
submission of sufficient evidence, that no conflict would occur and that the land uses 
that would share the parking facilities would have demonstrably different principle 
hours of business.   
 
It also requires that the shared bays be easily accessible.  The proposal therefore 
appears to satisfy the criteria under the Scheme for the joint use of parking facilities 
and this aspect of the application is supported on planning grounds. 
 



 
 
From a planning perspective, there are two key factors affecting the extant shopping 
centre.  One is obviously the amount of land available for redevelopment that is 
limited and the other almost equally as obvious, is the constraint created by the 
existing and somewhat dated building which is to form the core of the additions 
proposed.   As opposed to other large regional shopping centres, such as Karrinyup 
and Booragoon, where large seasonal fluctuation occurs in the parking demand due 
to Christmas shopping at the major department stores, Bassendean Village Shopping 
Centre is only ever going to be a district centre in a regional context dominated by 
the Morley Galleria and Midland Gate Shopping Centre.     
 
It is assessed on the basis of the traffic study submitted and comparison with other 
mixed use sites with composite parking arrangements, (Floreat Forum and Kardinya) 
that the parking relaxation requested in considered acceptable and would not be 
detrimental to the amenity of the area. 
 
SPP4.2 Activity Centres Perth & Peel 
 
State Planning Policy 4.2 (Activity Centres for Perth and Peel section 5.6) Out of 
centre development encourages entertainment and recreational facilities which are 
like to generate numerous vehicles trips and attract large numbers of people to be 
located in mixed business zones.  Furthermore under section 5.2.1(4) ‘Diversity and 
intensity of Activity’ supports hospitality and recreational land-uses (such a 
gymnasiums and taverns) that generate out of hours activities and takes advantage 
of shared parking arrangements.  The proposal submitted is assessed as meeting 
the criteria and the development proposed would make a significant contribution 
towards the east end of the Town Centre moving towards being a mixed use activity 
centre. 
 
Townscape & Urban Design 
 
The Activity Centres Policy 4.2 considers the impact of development in activity 
centres in relation the public realm and under the Section 5.4 ‘Urban Form’ 
recommends that building should address streets to ‘…promote vitality and 
encourage natural surveillance’. 
 
The application proposes alterations to an existing 1970’s style suburban shopping 
centre and the options for a main street interface are in this context limited.  
However, the new land uses proposed, and a portion of the additional retail floor 
space have been separated out from the shopping centre and will address both West 
Road and Old Perth Road, where currently there are either blank walls or the shop 
fronts are setback a 50-metres from the street alignments.  The proposed tavern, 
gymnasium, and retail areas will be substantially closer to the street and have active 
frontages to these public roads.  
 
The proposal represents a significant improvement to the townscape of the east end 
of the Bassendean Town Centre as far as practicable meets the urban form 
guidelines of the SPP 4.2 - Activity Centres Perth & Peel. 
 
Conclusion: 
 
The application has been assessed in respect to the Local Planning Scheme No. 10 
and its policies as well as SPP 4.2 Activity Centres for Perth and Peel. 
 



 
 
The reduction proposed in car parking, based on the different land uses and their 
different hours of peak use is a sensible use of land, and one that is far more intense 
that any other development within Bassendean.  The Local Planning Scheme 
requirements are based on retail land uses having short but intense shopping hours, 
and does not account for both current shopping hours and the proposal for further 
relaxation to trading hours. The extant shopping centre is internally focused in a sea 
of car-bays and the upgrading proposed will lead to an activation of the site to the 
public realm, and therefore result in an improved urban form. 
 
The additional land-uses proposed (tavern and gymnasium) have direct local benefits 
to residents as well as the Townscape of Bassendean.   
 
It is important however, that the tavern is managed in a responsible manner and 
given the landowner’s history with other metropolitan shopping sites incorporating 
licensed premises it would be difficult to see the tavern becoming a source of anti-
social behaviour or being detrimental to the amenity of the area.  However, 
conditions have been recommended to provide some input from Council in regard to 
approving a management plan for the tavern. 
 
The increase in parking demand and traffic frequency associated with the proposed 
redevelopment will be in part off set by increased on-site parking along with extended 
shopping hours.  Main Roads WA, have from a traffic perspective, given tacit 
approval to the redevelopment of the site with the proviso that any issues arising 
from sites increase in floor area remain the responsibility of the landowner in the 
event the major intersection of West Road, Guildford Road and Lord Street are 
adversely affected.  A condition of approval dealing with such an eventuality has 
been recommended for inclusion in any approval granted.   
 
The proposed re-development is a well considered set of land uses and physical 
upgrades and additions to the Bassendean Shopping Centre that would fit the 
definition of an activity centre.  The application was assessed on this basis and a 
conditional approval recommended.  
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AREA SCHEDULE
CATERGORY AREA

EXISTING FAST FOOD 224 m²
EXISTING RETAIL 3745 m²
EXISTING SUPERMARKET 2973 m²
NEW KIOSKS 125 m²
NEW RETAIL 761 m²
NEW TAVERN 496 m²
NEW TAVERN seating 58 m²
PROPOSED GYMNASIUM 400 m²
SUPERMARKET EXPANSION 1062 m²
Grand total 9845 m²

PARKING SCHEDULE
TYPE COUNT

EXISTING CARBAYS 136
NEW CARBAYS 311
NEW CARBAYS D.A. 10
Grand total 457
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 SIGNAGE SCHEDULE
DIMENSIONS

SIGNAGE ZONE 01 15m X 2.5m
SIGNAGE ZONE 02 7.5m X 1.5m
SIGNAGE ZONE 03 6m X 1.5m
SIGNAGE ZONE 04 6m X 1.5m
SIGNAGE ZONE 05 6m X 1.5m

ZONE
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BASSENDEAN SHOPPING CENTRE 

TRAFFIC UPDATE 

 
 

 

Riley Consulting 

PO Box Z5578 

Perth  WA  6831 

0413 607 779 

Traffic and Transportation Consultants 

EXECUTIVE SUMMARY 

 

 The proposed shopping centre layout has been amended to retain two accesses to West 

Road as recommended by Main Roads Western Australia. 

 

 Recognised trip generation source documentation (RTA) indicates that the expansion to 

Bassendean shopping centre will not increase peak hour traffic movements, due to the 

reduction from 2 supermarkets to 1 supermarket. 

 

 Notwithstanding the expectation of no traffic increases during the peak periods, this 

assessment has determined that an increase of up to 227 movements could occur as a 

result of better trading of the expanded shopping centre. 

 

 Analysis of the Guildford Road / West Road intersection indicates the potential traffic 

increases will have a marginal impact to current Levels of Service. Only one movement, 

the right turn to Lord Street, is shown to experience a change in the Level of Service from 

D to E. Queue lengths are shown to extend and may more frequently affect access to the 

shopping centre. 

 

 Analysis of the accesses on West Road indicates that the 95th%ile queue for traffic turning 

right into the shopping centre is a maximum of 1.4 vehicles. However, the analysis is 

based on isolated operation and the results are reliant upon traffic queuing from the traffic 

signals not blocking the right turn into the shopping centre. This was witnessed to rarely 

occur during the site inspection, so appropriate operation of the right turn lanes is 

expected. The southern car park access is now retained and alternative access is 

available should blocking occur. 

 

PURPOSE 

This technical note has been prepared following a meeting with Main Roads Western Australia 

on 24 July 2012. At the meeting the anticipated traffic attraction to the proposed expanded 

shopping centre was discussed. As it is now proposed that only 1 major supermarket will exist, 

the view was offered that the traffic attraction will not be as high as previously anticipated. 



Bassendean Shopping Centre 
 

 

Page 2 

Traffic and Transportation Consultants

This technical note applies the Road Traffic Authority (RTA) NSW peak hour trip generation rates 

for shopping centres as shown in the Guide to Traffic Generating Developments (October 2002) 

to the proposed expansion of Bassendean shopping centre. The traffic report of March 2011 was 

prepared on the basis of both Woolworths and Coles having a supermarket within the shopping 

centre. It is now proposed that only Coles will provide a supermarket within the shopping centre.  

 

Traffic flow plans are provided to show the existing traffic associated with the shopping centre, 

the expected increases as a result of the RTA trip rates and the forecast traffic movements at the 

intersection of Guildford Road / West Road. 

 

Also as a result of the meeting it has been decided to accord with Main Roads’ suggestion to 

retain the southern access on West Road to the shopping centre. A revised concept plan is 

shown as Figure 1. 

 

 
Figure 1 Bassendean Shopping Centre Expansion Access Plan (extract) 
 

TRAFFIC GENERATION 

The traffic report (March 2011) for the shopping centre was based on trip rates derived by the 

Director General of Transport South Australia – Land Use Traffic Generation Guidelines (March 

1987). These trip rates assume a typical shopping centre with multiple major attractors, which 

was the expectation for Bassendean shopping centre at the time of assessing the future traffic. 

However, it has since come to light that Woolworths will no longer have a presence and thus only 

1 major attractor will be located in the expanded shopping centre. 

 



Bassendean Shopping Centre 
 

 

Page 3 

Traffic and Transportation Consultants

Figure 2 shows an extract from the RTA Guide indicating the formulae used to determine the 

traffic generation of the shopping centre. 

 

 
Figure 2 RTA Guide to Traffic Generating Developments – Shopping Centres 
 

Appendix A shows the RTA formula applied to the existing shopping centre with Coles and 

Woolworths and also to the proposed expansion with only Coles. It can be seen from Appendix A 

that during the Thursday PM peak period, it can be expected that: 

 

 The existing shopping centre should generate 872 movements 

 The proposed expanded shopping centre should generate 852 movements  

 

The RTA Guide suggests that traffic can actually be expected to reduce slightly as a result 

of removing the Woolworths supermarket. 
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Appendix A also shows the RTA formula applied to the original shopping centre expansion 

retaining both Coles and Woolworths. It can be seen that the impact is an expected increase of 

171 vehicle movements during the Thursday PM peak period. This demonstrates how it is the 

supermarkets that provide the primary attraction to shopping centres. The results of applying the 

RTA data are not unexpected as associated retail outlets are heavily dependent on their trade 

from an anchor tenant. 

 

CHANGE TO THURSDAY PEAK HOUR TRAFFIC FLOWS 

Although the RTA Guide suggests that the attraction of traffic to the shopping centre will not 

actually increase, it is evident that the current operation of the centre is perhaps, not as good as 

it could be. However, the current reduced level of peak hour attraction may actually be due to 

current local traffic conditions on Guildford Road deterring customers using the centre at peak 

times. 

 

To determine the anticipated increase in traffic attraction to the shopping centre, a comparison is 

made between the expectations of the RTA Guide forecast traffic generation and the actual traffic 

movements associated with the existing shopping centre. Appendix B shows the recorded 

Thursday PM peak period traffic movements at the accesses to West Road and Old Perth Road. 

From Appendix B it can be seen that the shopping centre currently attracts about 625 peak hour 

movements1. Appendix A indicates that current traffic should be in the order of 872 movements.  

 

The existing shopping centre generates less peak hour traffic than would be expected. 

 

If the difference between the RTA traffic generation expectation for the future expansion of the 

Bassendean shopping centre and the existing traffic movements is taken, then it could be 

reasonably assumed that the proposed expansion could increase peak hour flows by (RTA 852 

movements – 625 existing) 227 peak hour movements. 

 

The proposed shopping centre expansion could generate 227 additional peak hour vehicle 

movements on a Thursday. 

 

 

 

 

                                                
1 It should be noted that some unrecorded traffic used Whitfield Street, but this was considered to be about 5% and not significant in 

terms of the anticipated impacts to the local road network. 
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IMPACTS OF TRAFFIC INCREASES 

The expected traffic increase of 227 movements is distributed to the local road network based on 

current attractions to the shopping centre. Appendix C shows the existing peak hour attraction to 

the centre at the intersection of Guildford Road / West Road. Using the proportions of attraction 

applied to the expected increase provides the Thursday PM peak hour traffic increases shown in 

Figure 3. 

 

 
Figure 3 Traffic Increases at Guildford Road 
 

SIDRA ANALYSIS 

The March 2011 traffic report provided analysis of the expected operation of local intersections 

which is updated in this technical note based on the RTA traffic generation data. Appendix D 

shows the Thursday PM peak hour Scats data for the intersection of Guildford Road / West 

Road, which includes the existing traffic associated with the shopping centre. Sidra analysis is 

provided based on a fixed 150 second cycle time for the current traffic flows and the expected 

increase with the shopping centre expansion. 

 

Guildford Road / West Road Thursday PM Peak 

Analysis attached as Appendix E indicates that overall the intersection will operate with similar 

Levels of Service to current operation with the proposed expansion of the shopping centre. Only 

one movement is shown to experience a change in the Level of Service from D to E, being the 

right turn from Guildford Road east to Lord Street. The analysis allows Sidra to select appropriate 

green times as this provides the best comparison of possible operation.2 

 

                                                
2 It is noted that alternative green times may be utilised to prioritise regional movements. 

Current traffic attraction indicates 

that 66% or +151 movements can be 

expected to enter the centre and 

34%, or 77 depart the centre during 

the PM peak period. 

Note 

The expected increase is indicated to almost double the 

current attraction approaching the centre 
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Access to West Road 

Analysis of access to West Road is provided and is based on the traffic demands shown in 

Appendix F. The traffic demands include the potential increase of 227 peak hour trips and the 

redistribution of traffic from closed access points. 

 

Sidra analysis of the northern access is shown in Appendix G. The analysis indicates that in 

isolated operation, the northern (main) access can be expected to operate with excellent Levels 

of Service. The critical right turn movement into the shopping centre is shown to experience a 

95th%ile queue of 1.2 vehicles, indicating that the right turn will not result in queuing that will 

affect the Guildford Road intersection. 

 

Sidra indicates that access to the shopping centre will not affect the Guildford Road 

intersection. 

 

A sensitivity analysis has been undertaken based on the original proposal for a single access to 

West Road. Appendix H shows the peak hour traffic flows that could be expected with the 

proposed shopping centre expansion and traffic redistributed from other accesses to a single 

access. The analysis, shown in Appendix H, indicates that the 95th%ile queue for the right turn to 

the shopping centre will increase to 1.5 vehicles (10 metres). Again this indicates that right 

turning traffic into the shopping centre should not affect the intersection of Guildford Road. 

 

In isolation a single access to the expanded shopping centre is shown to operate in an 

acceptable manner. 

 

In reality, it is known that queues forming on West Road approaching Guildford Road sometimes 

block the shopping access during certain periods of the Thursday PM peak period. Whilst queued 

vehicles were witnessed not to block the ability of vehicles turning right into the shopping centre, 

the retention of the second access will ensure an alternative route is always available. 

 

 

Analysis of the southern access is not provided as analysis of a single access shows that 

acceptable operation is achieved. 
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APPENDIX A 

RTA TRAFFIC GENERATION 

 

 

 

 

Note the assessment has not included the tavern which is not expected to attract traffic during the 

Thursday PM peak period. 
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The RTA trip rates have been applied to the original shopping centre expansion proposal with both Coles 

and Woolworths retained. The RTA formula indicates a Thursday PM peak traffic generation of 1,043 

trips, an increase of 171 trips to what the current shopping centre would be expected to attract. 

 

This is provided for comparative purposes only. 
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APPENDIX B 

THURSDAY PM PEAK HOUR TRAFFIC MOVEMENTS (EXISTING) 
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APPENDIX C 

THURSDAY PM PEAK HOUR ATTRACTION AT GUILDFORD ROAD 

 

The turning proportions are used to derive the anticipated traffic increases shown in Figure 3. 

 

  

Note 

Figure 3 indicates that the attraction to 

the expanded centre may almost double. 
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APPENDIX D 

GUILDFORD ROAD SCATS DATA 6-12 DECEMBER 2010 

 

Traffic data from December was used as it represents a peak period of shopping centre activity 

and is in the same period as the counts undertaken for the shopping centre. 

 

  



Bassendean Shopping Centre 
 

 

Page 12 

Traffic and Transportation Consultants

APPENDIX E 

SIDRA ANALYSIS OF GUILDFORD ROAD 

Guildford Road / West Street Thursday PM peak 
Signals - Fixed Time    Cycle Time = 150 seconds (User-Given Cycle Time) 

Movement Performance - Vehicles 

Mov ID Turn Demand 
Flow   

HV Deg. Satn  Average 
Delay   

Level of 
Service 

 95% Back of Queue Prop.  
Queued 

 Effective 
Stop Rate 

Average 
Speed   Vehicles  Distance  

  veh/h % v/c  sec   veh  m    per veh km/h 

South: West Road 

1 L 11 0.0 0.017  9.4 LOS A  0.2  1.6  0.24  0.60 42.1 

2 T 303 0.0 0.962  99.9 LOS F  28.7  200.9  1.00  1.23 14.8 

3 R 186 0.0 0.621  70.0 LOS E  14.3  100.3  0.99  0.82 19.8 

Approach 500 0.0 0.962  86.8 LOS F  28.7  200.9  0.98  1.07 16.6 

East: Guildford Road east 

4 L 89 0.0 0.084  8.9 LOS A  1.2  8.6  0.18  0.64 48.3 

5 T 749 0.0 0.380  15.8 LOS B  14.7  102.7  0.65  0.56 39.7 

6 R 382 0.0 1.000 3 52.6 LOS D  21.8  152.6  1.00  0.86 25.0 

Approach 1220 0.0 1.000  26.8 LOS B  21.8  152.6  0.73  0.66 33.8 

North: Lord Street 

7 L 404 0.0 0.653  17.7 LOS B  13.2  92.3  0.49  0.73 40.5 

8 T 173 0.0 0.939  94.7 LOS F  16.3  114.4  1.00  1.09 16.2 

9 R 67 0.0 0.385  77.8 LOS F  6.3  44.2  0.98  0.76 19.5 

Approach 644 0.0 0.939  44.6 LOS D  16.3  114.4  0.68  0.83 26.8 

West: Guildford Road west 

10 L 167 0.0 0.316  18.6 LOS B  6.3  44.1  0.46  0.71 39.9 

11 T 749 0.0 0.984  103.6 LOS F  36.2  253.2  1.00  1.20 15.2 

12 R 23 0.0 0.309  87.2 LOS F  2.6  18.2  1.00  0.71 18.1 

Approach 940 0.0 0.984  88.1 LOS F  36.2  253.2  0.90  1.10 17.2 

All Vehicles 3304 0.0 1.000  56.8 LOS E  36.2  253.2  0.80  0.88 22.8 

 

Phase Timing Results 

Phase A B C D E 

Green Time (sec) 17 6 59 24 14 

Yellow Time (sec) 4 4 4 4 4 

All-Red Time (sec) 2 2 2 2 2 

Phase Time (sec) 23 12 65 30 20 

Phase Split 15 % 8 % 43 % 20 % 13 % 
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Guildford Road / West Street Thursday PM peak with shopping centre expansion 
Signals - Fixed Time    Cycle Time = 150 seconds (User-Given Cycle Time) 

Movement Performance - Vehicles 

Mov ID Turn Demand 
Flow   

HV Deg. Satn  Average 
Delay   

Level of 
Service 

 95% Back of Queue Prop.  
Queued 

 Effective 
Stop Rate 

Average 
Speed   Vehicles  Distance  

  veh/h % v/c  sec   veh  m    per veh km/h 

South: West Road 

1 L 13 0.0 0.021  10.2 LOS A  0.3  2.2  0.27  0.61 41.4 

2 T 432 0.0 0.996  76.5 LOS F  35.2  246.3  1.00  0.98 17.6 

3 R 271 0.0 0.655  63.5 LOS E  19.1  133.9  0.97  0.84 21.0 

Approach 715 0.0 0.996  70.4 LOS E  35.2  246.3  0.98  0.92 19.0 

East: Guildford Road east 

4 L 148 0.0 0.165  10.3 LOS A  2.9  20.3  0.25  0.66 46.9 

5 T 793 0.0 0.502  26.4 LOS B  18.8  131.3  0.79  0.72 33.0 

6 R 338 0.0 1.000 3 59.6 LOS E  21.8  152.6  1.00  0.86 23.2 

Approach 1279 0.0 1.000  33.3 LOS C  21.8  152.6  0.78  0.75 30.5 

North: Lord Street 

7 L 404 0.0 0.714  20.5 LOS B  14.7  102.6  0.54  0.75 38.5 

8 T 264 0.0 1.006  129.9 LOS F  28.4  198.9  1.00  1.30 12.9 

9 R 67 0.0 0.345  70.7 LOS F  6.0  42.0  0.94  0.76 20.8 

Approach 736 0.0 1.006  64.4 LOS E  28.4  198.9  0.74  0.95 21.5 

West: Guildford Road west 

10 L 167 0.0 0.339  22.5 LOS B  7.1  49.9  0.53  0.72 37.2 

11 T 749 0.0 1.019  132.0 LOS F  40.7  284.7  1.00  1.33 12.7 

12 R 40 0.0 0.533  88.6 LOS F  4.3  30.3  1.00  0.74 17.9 

Approach 957 0.0 1.019  111.1 LOS F  40.7  284.7  0.92  1.20 14.6 

All Vehicles 3686 0.0 1.019  66.9 LOS E  40.7  284.7  0.85  0.94 20.6 
 

Phase Timing Results 

Phase A B C D E 

Green Time (sec) 17 6 59 24 14 

Yellow Time (sec) 4 4 4 4 4 

All-Red Time (sec) 2 2 2 2 2 

Phase Time (sec) 23 12 65 30 20 

Phase Split 15 % 8 % 43 % 20 % 13 % 
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APPENDIX F 

THURDAY PM PEAK TRAFFIC FLOWS ON WEST ROAD 

 

Based on current traffic patterns, the increase of 227 movements would comprise of +151 

entering the centre and +76 departing during the Thursday PM peak period. The flows include 

traffic previously turning right in and left out of the access to Old Perth Road. 
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APPENDIX G 

ACCESS TO WEST ROAD 

 

Bassendean Shopping Centre Northern Access to West Road 
Future Thursday PM Peak Giveway / Yield (Two-Way) 

Movement Performance - Vehicles 

Mov ID Turn Demand 
Flow   

HV Deg. Satn  Average 
Delay   

Level of 
Service 

 95% Back of Queue Prop.  
Queued 

 Effective 
Stop Rate 

Average 
Speed   Vehicles  Distance  

  veh/h % v/c  sec   veh  m    per veh km/h 

South: West Road south 

1 L 18 0.0 0.010  8.2 LOS A  0.0  0.0  0.00  0.67 49.0 

2 T 389 0.0 0.200  0.0 LOS A  0.0  0.0  0.00  0.00 60.0 

Approach 407 0.0 0.200  0.4 LOS A  0.0  0.0  0.00  0.03 59.4 

North: West Road north 

8 T 145 0.0 0.074  0.0 LOS A  0.0  0.0  0.00  0.00 60.0 

9 R 217 0.0 0.226  10.3 LOS B  1.2  8.6  0.49  0.75 46.7 

Approach 362 0.0 0.226  6.2 LOS B  1.2  8.6  0.29  0.45 51.3 

West: Northern Access 

10 L 135 0.0 0.197  11.2 LOS B  0.9  6.6  0.49  0.77 45.8 

12 R 6 0.0 0.197  11.2 LOS B  0.9  6.6  0.49  0.83 45.8 

Approach 141 0.0 0.197  11.2 LOS B  0.9  6.6  0.49  0.77 45.8 

All Vehicles 911 0.0 0.226  4.4 NA  1.2  8.6  0.19  0.31 53.6 
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APPENDIX G 

Analysis of single access 

 

 

Flows shown in Appendix F assigned to 1 access. Note that the right turn would decrease as 

traffic from the southern car park would not head north to go south, they would utilise Whitfield 

Street. 

 

Bassendean Shopping Centre Single Access to West Road 
Future Thursday PM Peak Giveway / Yield (Two-Way) 

Movement Performance - Vehicles 
Mov ID Turn Demand 

Flow   
HV Deg. Satn  Average 

Delay   
Level of 
Service 

 95% Back of Queue Prop.  
Queued 

 Effective 
Stop Rate 

Average 
Speed   Vehicles  Distance  

  veh/h % v/c  sec   veh  m    per veh km/h 

South: West Road south 

1 L 124 0.0 0.067  8.2 LOS A  0.0  0.0  0.00  0.67 49.0 

2 T 262 0.0 0.134  0.0 LOS A  0.0  0.0  0.00  0.00 60.0 

Approach 386 0.0 0.134  2.6 LOS A  0.0  0.0  0.00  0.21 55.9 

North: West Road north 

8 T 103 0.0 0.053  0.0 LOS A  0.0  0.0  0.00  0.00 60.0 

9 R 259 0.0 0.264  10.3 LOS B  1.5  10.3  0.49  0.75 46.7 

Approach 362 0.0 0.264  7.3 LOS B  1.5  10.3  0.35  0.54 49.9 

West: Northern Access 

10 L 262 0.0 0.572  16.5 LOS C  5.3  37.2  0.64  1.00 41.2 

12 R 79 0.0 0.572  16.5 LOS C  5.3  37.2  0.64  1.00 41.2 

Approach 341 0.0 0.572  16.5 LOS C  5.3  37.2  0.64  1.00 41.2 

All Vehicles 1089 0.0 0.572  8.5 NA  5.3  37.2  0.32  0.57 48.6 

 

 

The analysis assumes a single approach lane on the shopping centre access and a standard 60m right turn 

lane on West Road (although the existing turn lane is over 80 metres). 
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Form 1 - Responsible Authority Report 
(Regulation 12) 

 
 
Application Details: Mixed Use Multiple  Residential 

Development  
Property Location: Lot 3; 85 Old Perth Road Bassendean  
DAP Name: Metro Central JDAP 
Applicant: K Bevilaqua : Bevilaqua Design 
Owner: Department of Housing  
LG Reference: DABC/BDVAPPS/2012-100 
Responsible Authority: Town of Bassendean  
Authorising Officer: Brian Reed Manager Development Services  
Application No and File No: DP 12/00644 
Report Date: 15 August 2012  
Application Receipt Date:  7 June 2102  
Application Process Days:  46  
Attachment(s): Plans: 

1. DAO1, DAO2, DAO3, DAO8, DAO9, All 
Revision B dated 10 August 2012; DAO4, 
DAO5, DAO6, DAO7, DA10*, DA11, 
DA12, DA13, DA14, DA15, DA16, DA17 
All Revision A dated 25 July 2012; DA18 
dated 12 August 2012 

2. Assessment of the proposal against the 
Residential Design Codes and Town 
Centre Area Strategy 

3. Town Centre Area Strategy and 
Guidelines 

 
* DA10 will be made available at the meeting as no electronic copy was received. 
 
Recommendation: 
 
That the Metro Central JDAP resolves to: 
 
Approve DAP Application reference DP 12/00644 and accompanying plans DAO1, 
DAO2, DAO3, DAO8, DAO9, All Revision B dated 10 August 2012; DAO4, DAO5, 
DAO6, DAO7, DA10, DA11, DA12, DA13, DA14, DA15, DA16, DA17 All Revision A 
dated 25 July 2012 in accordance with Clause 10.3 (a) of the Town of Bassendean 
Local Planning Scheme No. 10, subject to the following conditions: 
 
1. Prior to the issue of a building permit the applicant shall lodge a Construction 

Management Plan to the satisfaction of the Town of Bassendean, which 
provides details of the following: 

 
a) Estimated timeline and phasing of construction; 
b) Dust control measures; 
c) Noise control measures; 
d) Access points for heavy vehicles during demolition and construction; 

and 
e) 24 hours contact details of staff available to deal with either an 

emergency 
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2. End of trip bicycle facilities shall be provided in accordance with clause 5.7.6 
of the Town of Bassendean Local Planning Scheme No 10.  

 
3. Prior to the issue of a building permit the applicant shall pay to the Town of 

Bassendean the 2% contribution of the building construction costs as 
prescribed under LPP NO. 1 - Town Centre Area Strategy and Guidelines for 
Bassendean.  

 
4. The applicant to pay the costs to the Town of Bassendean for the removal of 

the 2 x juvenile Chinese Tallows and one mature Queensland Box trees and 
for replacement trees. 

 
5. Four of the bays annotated for resident parking at the ground level parking 

area shall be marked and used for commercial parking. 
 
6. The applicant shall arrange for the construction of four street parking bays 

within the Whitfield Street road reserve to the satisfaction of the Town of 
Bassendean (Manager Development Services)  

 
7. Revised plans shall be submitted for the approval of the Town of Bassendean 

indicating the balconies for each unit with a minimum area of 10m² and a 
minimum dimension of 2.4m. 

 
8. Prior to the construction of the building hereby approved the applicant shall 

submit for the approval of the Town of Bassendean an outline of the refuse 
and recycling regime demonstrating that adequate provision has been made 
to cater for the estimated demand of the building and being capable of 
collection. 

 
9. A detailed landscape plan being submitted with the application for a building 

licence which shows the location and type of existing and proposed trees and 
shrubs and lawns to be installed, and natural landscaping areas to be 
retained, in accordance with the approved plans. 

 
10. The street verge adjacent to the Lot 3 Old Perth Road being landscaped and 

maintained to Council's satisfaction (Manager Development Services). 
 
11. The landscaping plan shall include details of the proposed watering system to 

ensure the establishment of species and their survival during the hot, dry 
summer months.  Council encourages landscaping methods which do not rely 
on reticulation.  Where reticulation is not used, the alternative method should 
be described. 

 
12. The landscaped areas being developed in accordance with the approved plan 

and maintained thereafter for a minimum period of 12 months (Manager 
Development Services). 

 
13. The car parking spaces and accessways to be designed and constructed in 

accordance with AS 2890.1. 
 
14. Visitor parking bays being clearly marked for "Visitors Only". 
 
15. The street number being prominently displayed at the front of the 

development. 
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16. The provision of letterboxes in materials to complement the development to 

the satisfaction of Council (Manager Development Services). 
 
17. Signage for the commercial tenancies being subject to a separate application. 
 
18. The issue of a Building Permit prior to the commencement of any on-site 

works. 
 
19. The proposed boundary wall shall be finished to the satisfaction of Council 

(Manager Development Services). 
 
20. The building hereby approved shall not be occupied until all of the conditions 

of planning consent have been complied with to the satisfaction of the 
Manager Development Services, unless the applicant has entered into an 
agreement with Council to comply with those conditions within a specified 
period. 

 
21. Potential tenants of the commercial tenancies seeking Council's approval of 

their proposed use prior to occupying and commencing the business 
operation (Manager Development Services). 

 
22. The existing street tree(s) other than for those agreed to be removed shall be 

protected during construction activities in accordance with Council's Street 
Tree Protection Policy. 

 
Advice notes  
 
(a) The applicant is advised in relation to condition 3. above that the Town can 

consider onsite art works subject to Council approval and demonstration of 
equivalent value and public access. 

 
(b) The Town of Bassendean encourages the retention of stormwater onsite 

through various best management practices, as laid out in its Planning Policy.  
Details of the stormwater containment and disposal method are to be 
provided with the building licence application. 

 
Background: 
 
Insert Property Address: Lot 3 # 85 Old Perth Road Bassendean  
Insert Zoning MRS: Urban 
 TPS: Town Centre  
Insert Use Class: Multiple Dwelling Shop, Office, Café (P) 

Insert Strategy Policy: Town Centre Area Strategy 
Insert Development Scheme: N/a  
Insert Lot Size: 2041sq m 
Insert Existing Land Use: Vacant Land  
Value of Development: $9,000,000 
 
The application site was formerly developed with squash courts in the early 1970’s.  
The site was acquired by the Town of Bassendean in 1994 and used as a business 
incubator until approximately 2007.  The building was demolished in 2009 and sold to 
the Department of Housing in 2012. 
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The site is currently vacant. 
 
Details: outline of development application 
 
The application proposes to erect a five storey building comprising commercial 
tenancies on the ground floor with a frontage to Old Perth Road, a commercial 
tenancy on part of the first floor together with 40 residential apartments. 
 
The proposal involves a basement car park accommodating 61 bays with access off 
Whitfield Street, together with a further 39 bays at ground level served by an 
easement over the adjoining lot to the south.  Four street bays are also proposed to 
be included.  
 
Legislation & policy: 
 
Local Planning Scheme No. 10 
 
Clause 4.2.3 - Town Centre Zone 
Clause 5.7.6 - Bicycle Facilities 
Clause 5.7.2.4 - Car parking 
Clause 5.5 - Variations to Site and Development Standards and Requirements.  
 
State Government Policies 
 
Directions 2031 (recognised Bassendean Town Centre as District Centre).  
 
State Planning Policy 4.2 Activity Centres for Perth and Peel (Bassendean in the 
Central sub region).  Section 7.4 is particularly relevant. 
 
Local Policies 
 
Local Planning Policy No 1 - Town Centre Area Strategy and Guidelines (2008) 
Local Planning Policy No 2 - Per cent for Art Policy 
 
Consultation: 
 
Public Consultation 
 
Public consultation was not carried out on the application as none of the uses 
proposed require advertising under the Local Planning Scheme No 10 and the 
proposal complies to a large extent with the Town Centre Area Strategy and with part 
7 of the Residential Design Codes. 
 
However, the adjoining landowners to the south, who own lot 5; 32 Whitfield Street, 
have engaged a solicitor and advise that unless the developer removes the right of 
way as a burden on their clients’ land an application will be made to the Supreme 
Court either for the extinguishment of the right of way, or in the alternative, an order 
to prevent excessive use.  
 
At the time of writing this report the application site enjoys a right of carriageway over 
a portion of Lot 5 and this right of carriageway is included on the Certificate of Title of 
the property. 
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The State Administrative Tribunal in the case Gretna Nominees Pty Ltd v Town of 
Claremont & Ors [2012] WASAT (DR 254/2011) considered that it was not 
appropriate for the responsible planning authority to have regard to the private 
property dispute between the adjoining owners, and the relevant development 
application was required to be dealt with on its planning merits. 
 
Consultation with other Agencies or Consultants 
 
No consultation has been carried out with other agencies or consultants.  
 
Planning assessment: 
 
The application site is zoned “Town Centre” by the Town of Bassendean Local 
Planning Scheme No 10.  The objectives of the Town Centre Zone are: 
 
(a) to promote, facilitate and strengthen the town centre zone as the principal 

focus of the district in terms of shopping, professional, administrative, cultural, 
entertainment and other business activities; 

 
(b) To recognise the unique and specific function of each precinct within the town 

centre in terms of: 
 

i) Traditional main street pedestrian based commercial retail, west of 
Wilson Street; 

 
ii) Civic, drive-by commercial and town centre living uses between 

Wilson and Whitfield Street; and 
 
iii) Car based retail in the Bassendean Village Shopping Centre. 

 
(c) to accommodate a diversity of commercial, cultural and residential facilities; 
 
(d) to encourage the integration of existing and proposed facilities within the zone 

so as to promote ease of pedestrian movement and the sharing of 
infrastructure, as well as to retain the opportunity for any future expansion of 
the area; 

 
(e) to achieve safety and efficiency in traffic circulation; 
 
(f) to ensure that buildings, ancillary structures and advertising are of high quality 

and achieve an architectural theme contributing to the uniqueness of the 
townscape; 

 
(g) to provide sheltered places for pedestrians and shade to car parking areas; 
 
(h) to preclude the storage of bulky and unsightly goods from public view; 
 
(i) to provide landscaping appropriate to the scale of development; and 
 
(j) to ensure that development conforms to the Local Planning Strategy and the 

principles of any Local Planning Policy adopted by the Council. 
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The application proposes a mixed use development comprising commercial 
development and 40 residential apartments and the land uses proposed are 
considered to fit in well with the objectives of the Town Centre zone. 
 
By virtue of clause 5.10.3 of the Local Planning Scheme No 10, the local government 
may, at its discretion, permit residential development within the Town Centre Zone to 
a maximum density of R Inner City.  Residential development shall only be permitted 
where the local government is satisfied that this development is complementary to 
the scale and character of buildings within the Town Centre Zone. 
 
The notes to table 4 of the Residential Design Codes state that Residential 
Development in land zoned R-IC is to be assessed under the provisions of the R- 
AC3. 
 
It should also be noted that the Town has adopted the Bassendean Town Centre 
Strategy and Guidelines as a planning policy under the Local Planning Scheme No 
10 and the proposal has been assessed against the Strategy and Guidelines and 
Part 7- Design elements for multiple dwellings in areas with a coding of R30 or 
greater and within mixed use development and activity centres - State Planning 
Policy 3.1- Residential Design Codes.  
 
The proposal has been assessed against primarily the Part 7 of the Residential 
Design Codes and the Town Centre Strategy and Guidelines: details of this 
assessment may be found in attachment No 1.   A summary of the assessment is 
included below.   
 
Design Element  Residential 

Design Codes  
Town Centre 
Strategy  

Compliance  

7.1.1 Plot ratio  2.0 Building envelop  Complies  
7.1.2 Building 
height 

Top of external 
wall = 20m 
Top of pitched 
roof =23m 

5 Storey  Complies  

7.1.3 Street 
setback 
 

Minimum primary 
=2 m  
Minimum 
secondary  =2 m 

Developments 
should generally 
have nil setbacks 
to front and side 
boundaries 

Complies with Town 
Centre Area 
Strategy  

7.1.4 side and 
rear boundary 
setbacks 

Table 5 = 4m 
Mixed use table 4  
Max height 7.0m 
Average 6.0m  
Max length 
20.46m   

Developments 
should generally 
have nil setbacks 
to side boundaries 

Complies with Town 
Centre Strategy  

7.1.5 Open space 0 No requirements  Complies  
7.2.1Surveylance 
of the street   
 

Building 
addresses street 

Building addresses 
street 

Complies  

7.2.2.street walls 
and fences 

Front walls and 
fences within the 
front setback are 
visually 
permeable above 

 Complies  
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1.2m 
7.2.3 Building 
appearance 

Needs to comply 
with local 
planning policy  

 Complies  

7.3.1 Outdoor 
living areas 

Each unit to be 
provided with a 
balcony of 
appropriate size  

Each unit to be 
provided with a 
balcony of 
appropriate size 

The western units 
appear to include 
balconies with an 
area of around 11 
Sq. m however part 
of the balconies are 
below the minimum 
width of 2.4m- 
impose  condition  

7.3.2 Landscaping The street 
setback 
developed without 
car parking and a 
maximum of 
50%hard surface. 
 

 Complies  

7..3.3 on-site car 
parking provision 

Residential 
Commercial   

 Complies  
Requires Discretion  

7.3.4.- design of 
car parking 
spaces 

Compliance with 
Australian 
standards  

 Appears to comply 
but no details of 
ramp- impose 
condition   

7.3.5 Vehicular 
Access 

Vehicular access 
is limited to one 
opening per 20m 
street frontage 
that is visible from 
the street. 
 

 Complies  

7.3.6 site lines at 
vehicle access 
points and street 
corners 

Structures and 
vegetation are not 
to exceed 0.75m 
in height within of 
where wall and 
fences adjoin 
vehicle access 
points 

 Complies  

7.3.7 site works Excavation and 
filling 

 Complies 

7.4.1 Visual 
Privacy 

Cone of vision  Rear setbacks 
from residential 
properties should 
provide for privacy 
and comply with R 
code requirements. 
 

Complies  

7.4.2 solar access 
for adjoining sites  

Not  to 
overshadow 

 Complies  
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adjoining property 
by more than 
25%=330m2  

 
7.4.3 Dwelling 
size 

Minimum 20% I 
bedroom up to a 
maximum of 50 % 
of the 
development  
Minimum 40% 2 
bedrooms 
Development does 
contain any 
dwelling smaller 
than 40 m2   

15% of dwellings in 
any development 
shall be affordable- 
promotes 1bed/bath 
or 2 bed/bath are 
encouraged to 
provide affordable 
housing for younger 
and older people. 
 

Complies  

7.4.4Outbuidings Size of 
outbuildings  

 N/A 

7.4.5 External 
fixtures 

Solar collectors 
are ok 
Visible external 
fixtures limited   

 Complies  

7.4.6 
Stormwater 
disposal 

All stormwater to 
be directed to 
garden areas 
sumps or 
rainwater tanks 
and retained on 
site where 
possible 

 Complies  

7.4.7 Essential 
facilities 
 

Storerooms 1 per 
unit and 4m2 with 
a minimum of 1.5 
 
Rubbish bins 
 
 
 
 
Clothes drying   

 Complies  
 
 
 
Appears to Comply 
but condition 
included in 
recommendation  
 
Variation sought   

 
The following section of this report includes a discussion of the areas of the 
application that requires discretion and also discusses some of the design features of 
the proposed building principally against the Town Centre Area Strategy and 
Guidelines. 
 
The Local Planning Scheme No 10, by virtue of Clause 5.5, gives the local 
government the ability to vary the site and development standards for all 
development other than residential development.   
 
Similarly, the Town Centre Area Strategy, which is adopted as a Planning Policy 
under the Scheme, gives the discretion to vary any part of the Guidelines, subject to 
the quality of the building and place design being considered when granting any 
variation. 
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The Residential Design Codes provides acceptable development standards to 
ensure a certain path to approval and also the opportunity to provide performance 
based solutions. 
 
Car parking 
 
Residential  
 
The residential component of the development requires the provision of 41 bays for 
residents and 10 bays for visitors.  The visitor bays are required to be provided 
outside and security barrier. There is also a requirement to provide 14 bicycle bays 
for residents and 4 bicycle bays for visitors. 
 
The proposal includes 61 car parking bays for residents with 24 bays in tandem at 
the basement level.  This means that the basement will provide for resident parking 
for 37 of the 40 units.  
 
A further 10 resident parking (5 tandem bays) are proposed at the ground floor 
together with the required 10 bays for visitors to the residents.  
 
The proposal also includes 4 motor cycle bays.  
 
Commercial parking 
 
The proposal includes three commercial tenancies as shown in the table below.  
While the exact uses of the commercial tenancies are not known at this stage, the 
likely uses for the tenancies are shown below:  
 

Area Gross floor area 
m² 

Net floor area m² Land use m² 

Commercial 
tenancy 1  
Ground floor  

334 290 Café 190 
Retail 100 

Commercial 
tenancy 2 Ground 
floor 

122 100 Retail 100 

Commercial 
tenancy 3  
Ground floor 

182 140 Office 140 

Total  638 530  530 
 
The following table shows the required amount of car parking required based on the 
Local Planning Scheme No 10 and the Activity Centres Policy:  
 

Land use LPS requirement Activity Centres 
requirement 

Café  25 Bays * Not mentioned  
Shop  16 bays ** 10 bays****  
Office  7 bays *** 3 bays  
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* based on an estimated capacity of 100 people with one space for every four 
people. 

** based on 8 bays per 100m² gross floor area. 
*** based on 1 bay per of ever 20m² of lettable floor area. 
**** based on 5 bays per 100m². 
***** based on 2 bays per 100m². 
 
 
Based on the above, 48 bays would be required to comply with Scheme, and 38 bays 
would be required to be provided to take account of the Activity Centre Policy.  The 
proposal intends to provide 19 commercial bays onsite together with an additional 4 
indented bays within the street reserve. 
 
The matter of the shortfall of commercial parking has been discussed with the 
applicant.  It is agreed that the four of the bays annotated for resident parking should 
be made available for commercial parking.  As these bays are located in tandem they 
will need to be allocated to the owners and staff of the commercial tenancies. 
 
It is understood that the Activity Centres Policy reduces the demand for parking 
spaces due to the proximity of public transport and the availability of public parking.  
The application site is located approximately 520m from the Bassendean Train 
Station; 750m form the Success Hill Train Station and 400m from the Wilson Street 
car park.  There is also street parking available throughout the Town Centre and 
surrounding streets. 
 
It is interesting to note that the while the Activity Centres Policy speaks in general 
terms on reducing the amount of car parking in Activity Centres, it only specifically 
mentions a reduction in the number of car bays for offices, retail and showrooms: it is 
silent on land uses such as restaurants and cafes, unless the intention is to include 
such uses in the broader definition of retail. 
 
The local government is requested to approve the proposal with a reduction in the 
number of car bays for the commercial component of the development to 23 car 
parking bays onsite, together with the proposed additional four bays proposed for the 
Whitfield Street road reserve.  This approach is supported by the Manager 
Development Services, as the intention behind the proposal and the Town Centre 
Area Strategy is to activate the street and to bring vibrancy to the Town Centre, 
particularly beyond daylight hours. 
 
Alternatively, a condition could be added to the approval limiting the use of the 
commercial tenancies to shops and offices.  An appropriate condition could read as 
follows: 
 
The commercial tenancies at ground and first floor shall be used for shops and 
offices only. 
 
Such a condition would cause the car parking provision for the commercial 
component to comply with the Activity Centres Policy on the provision of parking 
spaces. 
 
Floor to ceiling heights – Town Centre Area Strategy  
 
The Town Centre Area Strategy and Guidelines requires the ground floor, floor to 
ceiling height to be a minimum of 4.0 metres to provide a consistency with the 



Page 11 

historic buildings in the Town and flexibility of use.  In addition, upper floor, floor to 
ceiling heights should allow for future change of use. 
 
The proposal includes a ground floor, floor-to-ceiling height of 3850mm and a height 
of 3150mm for the apartments. 
 
The application is seeking the exercise of discretion on this aspect and has provided 
the following justification:  
 
Floor to Floor Heights: The ground to first floor height is 150mm below the 4.0 metres 
suggested at 3850 [22 risers at 175mm] and the floor to floor of the apartments set at 
3150mm [18 risers at 175mm] this allows us to achieve the 5 storey frontage to Old 
Perth Road under the height limits of the R-AC3 zoning. This building is purpose 
designed for residential and this typical floor to floor allows us to achieve a 2700 
ceiling height in the apartments whilst maintaining the acoustic separation required.  
A floor to floor of 3500mm would be inappropriate as the intensive nature of the wet 
services would not lend itself to any adaptive reuse besides re-configured residential. 
 
This particular variation is supported by the Manager Development Services.  
 
Removal of Street Trees  
 
The proposal involves the removal of 3 street trees being 2 x juvenile Chinese 
Tallows and one mature Queensland Box tree.  The trees are proposed to be 
removed to accommodate an awning over the footpath which is a requirement of the 
Town Centre Area Strategy and the Codes. 
 
This particular element is supported by the Manager Development Services and a 
condition has been included in the recommendation calling for the applicant to pay 
the costs to the Town of Bassendean of the removal of the trees and for replacement 
trees. 
 
Refuse disposal  
 
The project architect has been working with Council officers on the adequacy and 
positioning of rubbish facilities.  The submitted plans indicate rubbish facilities being 
provided adjacent to the access easement to the south of the site.  There has been 
agreement with the architect that the commercial waste and recycling facilities will be 
stored separately from the residential waste and recycling.  Officers are confident 
that adequate provision will be made for refuse disposal.  There has also been and 
continues to be discussion with the Town’s refuse and recycling contractor. 
 
However, the exact nature of the refuse and recycling will depend on the nature of 
the uses included, particularly whether food shops or a café is included. Therefore a 
condition has been included in the officer recommendation as follows: 
 
Prior to the construction of the building hereby approved the applicant shall 
submit for the approval of the Town of Bassendean an outline of the refuse and 
recycling regime demonstrating that adequate provision has been made to 
cater for the estimated demand of the building and is capable of collection.   
 
Clothes Drying: Element A7.3 – Residential Design Codes 
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The Residential Design Codes require the provision of a communal area set aside for 
clothes drying or clothes drying facilities excluding electric clothes dryers screened 
from public view for each multiple dwelling.  
 
The applicant has requested a variation to waver this requirement as all apartments 
will be fitted with directly exhausted clothes dryers and external clothes lines will mar 
the aesthetic to Old Perth Road. 
 
The requested variation will mean that the only way of drying clothes will be through 
electrical means; however the electric clothes dryers are likely to be adequate for the 
needs of the residents and have no impact on the amenity of the area. 
 
While this particular variation is supported by the Manager Development Services if it 
is considered that external drying facilities should be provided then the following 
condition should be added to any approval: 
 
External clothes drying facilities shall be provided in accordance with clause 
A7.3 of the Residential Design Codes   
Design Response:  
 
The following section of this report contains information on the design response as 
supplied by the project architect.  
 
Facade & Streetscape: As this is the first major building under the new zoning on 
Old Perth Road it will by its very nature be larger and taller than the surrounding 
developments made under less intensive codes. That said the building form 
responds to the corner location on the road bend on the approach to the town centre 
stepping up with a corner feature. The two storey building across Whitfield Street 
transitions to this feature with and the building heights as one approaches and views 
from the East. To the West a circa 1950 single storey shop with street awning will 
nestle against the development's western wall. This with the screening to the single 
bedroom balcony at this building edge reducing the impact of the structure from 
pedestrian view. This western wall will have a grid of grooves and form a neutral 
backdrop when seen from a distance. To the street frontages the façade is 
articulated by window and balcony elements augmented by the sun screening 
elements. 
 
Provision of Public Bicycle Racks: 14 No. Public racking shown on footpath may 
be as part of landscape treatment although we would like to discuss locating it on Old 
Perth Road frontage at the solid ground floor portions of the front facade. 14 No. 
resident bays in basement. 
 
Ground Floor Finishes:   Materials adjusted to display 'finer grain' at main street 
ground level especially at the max. 2M areas of the front facade. 
 
Low Pitched Roofs: 5% pitched roofs are concealed behind parapet walls on the 
two street facades as is the 22% photo-voltaic 'house' power array. The roof is 
unlikely to be seen at the rear except from a great distance. The circular 'drum' at the 
corner with its out-raking 'cornice' will conceal any roofing required for this feature. 
 
Materials and Colour: Refer revised drawings: The colour rendering scanned for 
submission may be giving a false reading of the 'brightness of the ochre & glass 
colour but we assure you that the philosophy is to use a' traditional' or 'heritage red' 
brick [midland] and matching panel colour against white / limestone banding & trim 
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hues. The materials and colour selections remain as previously proposed but the 
drawings adjusted to more closely reflect the true colours. On the Old Perth Road 
frontage the screens & shading devises will be in 50% free area charcoal reinforced 
plastic in hot dip galvanised frames and the blank wall of the balconies that will be 
seen from the West will be finished in ''Shadowclad' eco-ply' in timber stain colours. 
The underside of the top of the 'drum' at the corner will also be in this material as a 
feature. 
 
Climate & Energy Response: Energy Consultant: Obviously the project will be 
designed in compliance with the Building Code of Australia and particularly for Part 'J' 
- Energy Efficiency. To this end we have engaged an ESD consultant [Mr Daniel 
Smee, ESD Australia] to advise during documentation and provide Energy 
assessment & certification for the project upon completion. [Copy of qualifications 
attached] We have directed him to Section 9.1 of the Town Centre Area Strategy and 
he will work with ourselves and the consultant team to ensure the best possible star 
rating equivalence is obtained. We hope to use this process to achieve a building that 
uses energy efficiency as a market advantage during the selling period. 
 
Noise Attenuation: Acoustic Consultant: Obviously the project will be designed in 
compliance with the Building Code of Australia and to meet the Environmental Noise 
Regulations. To this end we have engaged an acoustic consultant [Mr Norbert 
Gabriels, Gabriels Environmental Consultants] to advise on the building construction 
and location of plant. His report will acknowledge the different functional uses within 
the structure and inform the construction to avoid conflict and loss of amenity. 
 
CONCLUSION: 
 
This application represents the first Mixed Use development within the Town of 
Bassendean to take advantage of the site’s development potential under the Local 
Planning Scheme No 10 and the Town Centre Area strategy and Guidelines. 
 
The proposal has been assessed and has found to be compliant with the Scheme, 
incorporating the Residential Design and Strategy for the greater part. 
 
The assessment of the proposal indicates that the proposed building should deliver 
the type of building envisaged by the site’s zoning and the Town Centre Area 
Strategy. 
 
The applicant is seeking the Town to exercise discretion on certain aspects of the 
development, and the Manager Development Services supports such exercise of 
discretion as outlined in this report.  
 
Should the exercise of discretion not be supported by the approving authority, 
suggested conditions have been incorporated in the report to remove the exercise of 
discretion  
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Assessment of 85 Old Perth Road the Residential Design Codes and Town Centre Area Strategy  
 

Residential Design Codes R-
AC3 

Specific requirements  Town Centre Strategy  Proposed 

7.1.1 Development complies with 
the maximum plot ratio 
requirements set out in table 4  

Residential 2.0 = 4082m2 An agreed envelope of footprint and 
height will define new development There 
is no plot ratio limit in the town centre. 

3490 m2 (total) 
2852m2 = 1.41- residential 
638 m2  commercial  

7.1.2 Building height 
Development complies with the 
maximum height set out in table 
4  

Top of external wall = 20m 
Top of pitched roof =23m 

A Maximum height of 5 storeys is set for 
buildings on Old Perth Road subject to 
streetscape shadowing and overlooking 
issues 

5 storey-TCAS 
Top of external wall = 19m 
Top of pitched roof =21.2m 

7.1.3 Street setback 
Development complies with 
minimum setback form the 
primary and secondary setbacks 
in accordance with table 4 
 
Balconies are to be located 
entirely within the property 
boundary    

 
Minimum primary =2 m  
Minimum secondary  =2 m 

Developments should generally have nil 
setbacks to front and side boundaries 
Residential development at ground level 
can be setback 2.0m to 4.0m to provide a 
transition between and private space  

0 setback to Old Perth Road  
2m setback to Whitfield Street.  

 

Balconies are located within 

the lots boundaries  

7.1.4 side and rear boundary 
setbacks  

Table 5 = 4m 
Mixed use table 4   
Max height 7.0m 
Average 6.0m  
Max length 20.46m   

Developments should generally have nil 
setbacks to side boundaries. 
Rear setbacks should be provided 
suitable to accommodate parking and 
avoid overshadowing of neighbouring 
buildings 
Rear setbacks from residential properties 
should provide for privacy and comply 
with R code requirements. 
 
 

Side 0 
Rear 700mm 
 
Height 17.0m 
Length 16.0m  
 
The extent of overshadowing 
would be 277sq m (21%) with 
about 75sq m overshadow on the 
adjoining property to the south. 
(14%) 
 
 
 



7.1.5 Open space  Table 4 =0  No requirement for open space to be provided 
on site  

 

7.2.1Surveylance of the street   
 
 
 
 

Building addresses street with 
facades parallel to the street  with 
clearly defined entry points 
accessible from the street 
Habitable room windows or 
balconies facing street  
Basement parking no more than 
1.0m above street   
 
Blank walls minimised 
Discourage large scale tenancies   
  

• 
 
 
 
 
 
 
 
 
 
  

Complies with Codes 
 
 
 
 
 
Balconies face street  
Basement parking below NGL  
 
 
 
Amended plans complies more than 
80% glazing to commercial tenancy 
(88%) 

7.2.2.street walls and fences  Front walls and fences within the 
front setback are visually permeable 
above 1.2m   

 No fences within street setback areas  

7.2.3 Building appearance  Needs to comply with local Planning 
Policy 
Residential entrance to be minimised 
to maximise active commercial 
frontage. 
Function of residential and 
commercial components do not 
conflict 
Provide weather protection in 
commercial areas where appropriate. 

 Appears ok  
 
 
 
 
 
 
 
 
Awnings provided over footpath for 
commercial areas 

7.3.1 Outdoor living areas  Each unit to be provided with a 
balcony or equivalent accessed 
directly off a habitable room with a 
minimum area of 10m2  with a 
minimum dimension of 2.4 

 203(b) too small + subsequent levels  
 
condition re size of balconies   

7.3.2 Landscaping  The street setback developed 
without car parking and a maximum 
of 50%hard surface. 
Separate pedestrian paths providing 
wheelchair accessibility connecting 

 No parking proposed in front setback 
 
 
 
 



all entrys of the building  with the 
public footpath and car parking 
areas. 
Landscaping between each six 
consecutive external parking spaces 
and to include shade trees. 
 
Lighting to be provided to pathways 
communal open space and car 
parking areas 
Clear sight lines at pedestrian and 
vehicular crossings      
 
 
 
 

 
 
 
 
 
 
 

7..3.3 on-site car parking 
provision  

A3.1  
small <75m = 0.75 
medium 75-110= 1 per dwelling  
large >110=  1.25 per dwelling 
visitors 0.25 per dwelling  
A3.2 
I bicycle space to each 3 dwellings 
for residents and I bicycle space to 
each 10 dwellings for visitors 
  

Commercial floorspace. 
 

1. GROUND FLOOR : Tenancy 1 : 334.01.sq m
Gross  

2. 290sqm Net  
3. GROUND FLOOR : Tenancy 2 : 121.845 Sq. 

m (100sq net ) 
4. 3 FIRST FLOOR:   Tenancy 2A : 182.57 Sq. 

m 140 sq  m net 
 

TOTAL COMMERCIAL SPACE: 638.425 Sq.m  
Car Parking based on LPS no 10  
 Ground floor tenancy 1Retail = 26  
Ground floor tenancy 2 Retail = 10 
First floor tenancy office = = 10 bays  
Total of 46 bays  
If restaurant on tenancy 1 I space for every 
four seats   
 Activity centres  
 

2 bays per 100m²   for offices = 4 bays   

5 bays per 100m²  for retail = 23 bays  
 

Small = 37 =37 bays 
Medium =3 =4 bays   
 
Visitors bays 40 X 0.25=10 
 
Bicycle parking for residents =14 
 
Bicycle parking for visitors = 4 
 
41 bays for residents  
10 bays for visitors  
 
 bays for visitors needs to be outside 
of any security  barrier  



7.3.4.- design of car parking 
spaces  

All car parking spaces are designed 
in accordance with as 2890.1 
 
Visitor spaces including bicycle place 
to be clearly marked 
 
Located close to and clearly 
signposted from the entry of the 
development and outside any 
security barrier 
 
Providing a barrier free path of travel 
for people with disabilities. 
 
All spaces except visitor spaces fully 
concealed form the street or public 
space     
 
 

 Complies but  impose condition re 
parking and access ways to comply 
with AS/NZS 2890.1.2004 

7.3.5 Vehicular Access Vehicular access is limited to one 
opening per 20m street frontage that 
is visible from the street. 
 
Access to on site parking is to be 
adequately paved and drained from 
the property boundary to a 
constructed Street etc 
 
Formed driveways designed for two 
way access and to allow vehicles to 
enter the street in forward gear. 

 OK  

7.3.6 site lines at vehicle access 
points and street corners 

Structures and vegetation are not to 
exceed 0.75m in height within of 
where wall and fences adjoin vehicle 
access points  

  

7.3.7 site works  Excavation and filling   ok  
7.4.1 Visual Privacy Cone of vision  Rear setbacks from residential properties Appears ok but further assessment 



should provide for privacy and comply 
with R code requirements. 
 

required  

7.4.2 solar access for adjoining 
sites  

Not  to overshadow adjoining 
property by more than 25%=330m2  

 The extent of overshadowing 
would be 277sq m (21%) with 
about 75sq m overshadow on the 
adjoining property to the south. 
(14%) 
 

7.4.3 Dwelling size  Minimum 20% I bedroom up to a 
maximum of 50 % of the 
development  
Minimum 40% 2 bedrooms 
Development does contain any 
dwelling smaller than 40 m2   

15% of dwellings in any development shall 
be affordable- promotes 1bed/bath or 2 
bed/bath are encouraged to provide 
affordable housing for younger and older 
people. 
 

20% 1 bedroom  
 
8o% are 2 bedroom  
 
 
Smallest dwelling 67 m2 

7.4.4 Outbuildings     N/A  
7.4.5 External fixtures Solar collectors are ok 

Visible external fixtures limited   
  

7.4.6 Stormwater disposal  All stormwater to be directed to 
garden areas sumps or rainwater 
tanks and retained on site where 
possible  

  

7.4.7 Essential facilities 
 

Storerooms 1 per unit and 4m2 with a 
minimum of 1.5 
 
Rubbish bins 
 
Clothes drying   

 Ok  
 
 
Dependent on actual use condition  
Clothes drying area need resolution 

 



TOWN CENTRE AREA STRATEGY Considerations  
 
 
Situated in central area of Old Perth Road  
 
. 
 
Dwelling should not be reliant on air conditioning and be provided with cross ventilation and solar control for passive climate control. 
 
Building envelop 
 
. 
 
 
 
 
 
Building orientation and address 
 
Building should have their long access east wet to maximize their northern solar access. 
 
Buildings should have their primary entrance, address and frontage on or clearly identifiable form the primary street. 
 
Topography and floor levels  
 
Guidelines 
• Facades should be stepped to express change of level across the 
building frontage. and should relate well to neighbouring facades. 
• All floor levels should be expressed in the façade design through 
awning or balcony elements or the design of windows within a 
façade. 
• Care should be taken to resolve the detail relationship between 
adjoining building with different floor and awning levels. 
• Ground floor to floor height shall be a minimum of 4.0 metres to 
provide a consistency with the historic buildings in the town and 
flexibility of use. 
• Upper floor to floor heights should allow for future change of use. 
 



7.8 Pedestrian and cycle amenity 
 
Guidelines 
• Provide clear, well designed paths around buildings leading to 
entrances that link into the public footpath network. 
• Provide pedestrian shelter at entrances and along active street 
frontages. 
• Provide good end of trip facilities, including lockers and showers for 
walkers and cyclists in workplaces in the town centre. 
• Provide bicycle racks outside all commercial, retail and civic 
buildings. 

7.9 Vehicle movement and parking 
Guidelines 
• Car parking is to be provided consistent with LPS 10. 
• Parking should be located to rear of or below buildings. Cars and 
parking areas should not visually dominate development. 
• Where car parking requirements limit optimum site development 
council may consider cash- in- lieu payment. 
• Parking for motor cycles and scooters should be provided to 
encourage use. 
• At- grade parking areas including the Bassendean Village car park 
should be well landscaped with shade trees (1 for every 4 car bays) 
and have clearly defined, direct and well lit pedestrian links. 
• For residential dwellings of 1 to 2 bedrooms the parking ratio shall 
be reduced to 1 bay per dwelling. 
• Shared surfaces are encouraged using trafficable unit paving and 
materials consistent with neighbouring developments and public 
areas. 
• Parking should be accessed from secondary streets and not from 
Old Perth Road. 
• Crossovers should be limited to one crossover (3 – 6m wide) per 
development site. Crossovers should match footpath colour. 
• Service and delivery should be provided discretely and in minimal 
space. 
• Consideration should be given to location, access to and storage of 
recycling and other rubbish bins including communal bin facilities. 
• Emergency vehicle access, particularly for fire fighting vehicles, 
must be provided to satisfaction of Council and FESA. 



 
7.10 Landscape and hardscape 
 
A town centre public realm contribution of 2% of development cost 
will be payable to Council as a condition of development approval. 
This contribution will be used to enhance the public realm in the 
vicinity of the development site and will include public art, street 
furniture, planting, paving and amenities such as bicycle racks, 
bins, shade structures, signage. Etc. Timing of these enhancements 
will be agreed between Council and the developer to be completed 
shortly after construction and to suit council works programmes. 
• Landscape provision will be assessed on quality rather than 
quantity. No specific percentage provision is required in the town 
centre but all outdoor areas are expected to be landscaped and 
maintained to a high quality appropriate to an urban setting. 
• Existing healthy, mature trees of appropriate species should be 
retained and incorporated into new development. Where trees are 
removed they shall be indicated as removed on plans and their 
removal justified 
• Generally use water- wise and indigenous plant species 
• Improve microclimate of courtyards and other urban spaces with 
use of some deciduous shade trees and water elements. The use of 
deciduous trees will be limited to courtyards and other urban 
spaces where seasonal climate response is considered important. 
Paving materials and details shall match proposed public realm 
finishes or be of a quality associated with high traffic town centre 
and civic precincts and approved by council. 
• Seating, lighting and other street furniture should match that 
proposed in public areas or be of high quality design durable 
materials and approved by Council. 
• Trees planted in car parks shall be planted as mature specimens no 
less than 3.0 m high and protected with tree grates and bollards. 
Tree canopies shall be managed to allow clear visibility to building 
facades and signage. 
• All private and public open spaces should be designed and 
maintained to minimise fertilising, excess watering and nutrient runoff 
 

8.1 Adaptable buildings 
Buildings designed for adaptive re-use should include: 
• Load bearing columns/walls in regular grid allowing addition 



or removal of dividing walls to reconfigure internal space. 
• Lightweight façade systems that can be updated in future. 
• Service cores and stairs at sides or rear of buildings and 
generous vertical circulation space for people and piping. 
• Maximum number of openings in primary street facade to 
allow for additional entrances and/or different uses within 
building in future. 
• Maximum natural light by limiting building depth to 20- 25m, 
use of light wells or internal courtyards. 
• Limited internal fit-out and refit wastage 
• Generous ground floor to floor heights to match existing or a 
minimum of 4.0metres 
• Upper floor to floor heights of 3.5metres to 4.0metres 

8.2 Building character 
Guidelines 
• Buildings should reflect contemporary lifestyle, function and 
materials and not mimic historic styles and building methods. 
• Buildings should respond to the character of significant buildings in 
the town. 
• Buildings should have a proportion and scale appropriate to their 
location within a high quality urban town setting and respecting 
neighbouring buildings 

8.3 Facades 
Guidelines 
• Refer to Streetscape policies on non residential property facades 
and security grilles and to 8.5 :Old Perth Road frontage 
• Building facades should respond to neighbouring facades through 
use of consistent horizontal lines, good proportion and other design 
aspects. 
• A consistent, well detailed design approach to all facades of a 
building is expected. Care should be taken in design of all facades 
that can be viewed from anywhere in the public realm, this includes 
window placement, proportion and relief in the wall plane. 
• No façade shall appear as a “back “and blank walls should be 
avoided. Exposed plumbing or other services are not acceptable on 
any facades. 
• Ground floor façades should be distinctive from upper levels, 
changes in wall plane, texture, material and colour can be used. 
• Circulation spaces such as stairs and foyers should be positioned 



and glazed to add activity that is visible from the street. 
• Glazing of facades is encouraged to provide visibility between 
inside and outside the building. Windows at ground level on active 
frontages shall be minimum 2.4m high. External sun shading is 
encouraged appropriate to orientation. 
• The top of buildings should finish with a roof or expressed detail. 

8.4 Roofs• Simple roof forms complementing the linearity of buildings are 
desirable. 
• Verge and eaves overhangs sufficient to create strong shadow lines 
are encouraged on expressed roofs. 
• Low pitch roofs (<10 degrees) should be concealed by parapet 
walls. 
• Pitched roofs should respect and be consistent in pitch with roofs in 
close proximity. 

8.5 Old Perth Road frontage• 
 
 Active frontage can include small landscaped spaces that are 
publicly accessible and contribute to the streetscape and building 
address 
• Non- residential and mixed-use buildings shall have nil setbacks to 
Old Perth Road frontage. 
• Mixed-use buildings should have predominantly non-residential 
ground floor frontages to Old Perth Road, with the exception of 
common foyers or home based studios/ offices. 
• Residential active frontages should offer a transition such as a 
terrace or veranda between the public and private space where the 
resident can spend time and express identity through landscape and 
detail. 
• Verandas or terraces can be raised above adjacent footpath level 
to a maximum of 1.2 metres. 
• Glazed shopfronts are required in retail and commercial buildings. 
Old Perth Road facades should have a minimum of 80% clear 
glazed area at ground level. 
• Solid frontage is accepted below 0.8 metres above footpath level to 
allow raised display windows and outside tables up against 
shopfronts. 
• Blank walls longer than 2.0 metres at street level are not permitted. 
• Upper levels of buildings fronting Old Perth Road should include 
functional size balconies. 
• Where cafes, restaurants and coffee shops front Old Perth Road the 



provision of an outdoor eating area is encouraged. 
• All frontages on Old Perth Road should be well illuminated. 

8.7 Awnings, canopies & balconies 
• All active commercial and retail frontages in the west and east ends 
along Old Perth Road should have continuous pedestrian shelter 
over the footpath. 
• Residential and mixed use buildings shall have pedestrian shelter 
such as awnings or canopies over entrances. 
• Balconies and terraces are encouraged on street facades in 
residential and mixed use buildings. 
• Balconies should have predominantly open balustrades, while 
considering the need for screening of washing and air conditioner 
units and solar screens. 
• Awnings, canopies and balconies should : 
o Have minimum clearance to footpath of 2.7 metres 
o Have minimum extension out from building of 2.5 metres 
o Relate in height/ design to adjoining canopies/ awnings 
o Consider signage locations and dimensions 
• Provision and maintenance of canopies and awnings over the 
footpath is the responsibility of the building owner 

8.8 Materials and colour 
• Respond to neighbouring buildings with complimentary colours and 
materials. 
• A limited palette of external colours and building materials should 
be used to ensure building harmony. Generally, use neutral, subtle 
colours for long lasting surface finishes and use bright colours only 
as accent and for surfaces that will be repainted or finished 
regularly. 
• High quality durable materials that have acceptable levels of 
weathering and wear are preferred to materials that require 
constant maintenance.. 
• Use of tilt- up concrete is discouraged unless carefully detailed, 
finished and given relief in the wall plane. 
• Use of highly reflective glazing is not permitted. Samples of 
reflective/ tinted coatings shall accompany any development 
application and will be to satisfaction of the Town of Bassendean. 
• Strong and bright colours may be approved subject to durability, 
where council considers that proposed use of colour will contribute 
to the character of the town centre in a positive way 



 

8.9 Signage and public art 
• Refer to Public Art Policy and Master Plan and Commercial 
Advertising Signage Policy 
• A Public Realm contribution of 2% of building construction cost will 
be required for development in Bassendean Town Centre. This 
includes provision for public art. 
• All building signage will be of a high standard and generally not 
exceed 5% of the building wall area to which it is fixed. 
• Pylon signs will not generally be permitted. Signage designed as 
part of the building and themed to complement development is 
encouraged and if a building has numerous tenants, consolidated 
signage is preferred. 
• Signage suspended below awnings, canopies or balconies or 
cantilevered will have a minimum clearance above footpath level of 
2.7m. 
• Illuminated signage (not pulsating or flashing) is preferred to 
externally lit signs. Signs should be lit at night. 
• Signage erected above rooflines will not be permitted. 
• Signage shall not obscure display windows by more than 5% area. 
• Refer to 7.10 Landscape and hardscape.. 
 

8.10 Plant and equipment 
• All plant and equipment must be concealed from public view using 
screening or other means that is an integral part of the building 
design. Surface mounted services piping and conduits will not be 
permitted. 
• Roof mounted equipment, aerials, antennas, masts etc must be 
screened from all views including from above where applicable. 
Detail of screening shall be included in DA plans, elevations and 
3D images 
• Ground level or balcony mounted equipment/air conditioning plant 
must be well screened using materials to suit the building. 
• All plant and equipment must have noise attenuation to council 
satisfaction. 
• Telecommunications dishes are not permitted on roofs. 
• Lift over runs shall be contained within the roof space or 
appropriately designed as an element of the building active 
frontages. 
 



9.1 Climate and energy response 
• A solar access and shadow analysis is required as part of the DA. 
• Buildings should be designed to minimise energy consumed for 
heating, cooling and artificial light including: 
o Window design for good thermal and daylight performance 
o Building materials and insulation to contribute to 
comfortable thermal conditions 
o Air movement within buildings to provide comfortable 
thermal conditions and appropriate air quality 
o Building materials, appliances and fuel sources selected to 
minimise energy requirements and greenhouse gas 
emissions 
• Building services should be designed and maintained to minimise 
energy and resource use including: 
o Optimum natural light 
o Optimum natural ventilation 
o Energy efficient motors and equipment ,lighting control 
systems, fittings and appliances 
o Energy efficient air conditioning and mechanical ventilation 
systems and controls 
o Minimum water use and waste 
o Energy efficient hot water systems 
o Water efficient taps and fittings 
o Minimal energy use over the whole life of the building 
o Maximum use of renewable energy and use of fuels with 
low greenhouse gas emissions 
• Current ‘5 star’ requirements of the green star rating system can be 
used to demonstrate a response to this commitment. A report 
accompanying the DA should describe the climate response and 
energy requirements of the building. 

9.2 Services and infrastructure 
• The Town of Bassendean requires infrastructure contributions to be 
made based on the value of development. 
• All stormwater shall be contained on site or connected to drainage 
points where supplied. 

9.3 Servicing and maintenance 
• Service yards must not be located along active frontages and shall 
be designed as integral parts of the building. 



• All waste storage and delivered goods should be contained within 
buildings. Rubbish storage and collection facilities shall comply with 
the current general requirements of the Town of Bassendean and 
will be efficient, convenient and allow for collection of recyclable 
material. 
• Doors providing access to internal waste/storage or loading dock 
areas should be the minimum width and height possible to serve 
the required loading/unloading function and be constructed of 
aesthetically pleasing materials. 
 

9.4 Noise attenuation 
• Incorporate suitable noise attenuation measures in buildings 
affected by train or traffic noise in windows, ceilings and insulation 
airport noise controls. 
• All accommodation buildings are to be detailed and/or designed 
so that internal noise levels in bedroom areas will be in the range 
of 30 to 35dB. 
• All plant and equipment is to have noise attenuation. 
 

9.5 Safety and security 
 
• A diverse and complementary mix of uses will encourage public 
presence and activity at different times of the day and night. 
• Buildings should overlook public spaces and building entries should 
be clearly visible from public spaces. 
• Buildings should not have recesses or other unsecured areas not in 
full public view. 
• Solid fencing/screening above 0.8m high is discouraged on street 
frontages. 
• A clear view from 0.8m- 2.0m above ground should be maintained 
in landscape, walling and screening unless screening is fully secure. 
Landscaping, walls and fencing shall be designed to maintain clear 
visibility to and from doors, windows, and pedestrian paths. 
• Appropriate lighting shall be provided for safety and security (Refer 
12.6) 
• Robust materials which are aesthetically pleasing should be used in 
public places. Materials vulnerable to graffiti and vandalism shall 
be avoided. Use of security film to windows and anti graffiti 
treatment to other surfaces accessible at ground level is 



encouraged 

9.6 External lighting. 

Guidelines 
• Appropriate lighting for pedestrian safety shall be provided to all 
pedestrian paths and parking areas. 
• Building entrances should be lit for safety and identity. 
• All external lighting shall be robust, vandal resistant and themed to 
complement development character. 
• Display lighting to commercial and retail premises along Old Perth 
Road shall be time-switched to remain on every evening until at 
least 15 minutes after the last train has left Bassendean Station. 
• Consideration should be given to pedestrians, cyclists and drivers 
with regard to glare from lighting sources 
 



Bassendean Town Centre Strategy and Guidelines

April 2008 
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1.0 Introduction 

 
The Bassendean Town Centre Strategy 2007 outlines a vision and 
objectives for development within the Bassendean Town Centre.   
 
The guidelines provide further guidance for:  

• Old Perth Road: west end to Wilson Street 

• Old Perth Road central: Wilson to Whitfield Street 

• Old Perth Road: east end and Bassendean Village 

 

Detailed area plans will be prepared for: 

• BIC Reserve and the civic precinct  

• Bassendean Blue Steel Oval 

 
  
Council should have regard to the Bassendean Town Centre Strategy, the 
guidelines and detailed area plans when assessing development 
applications and providing infrastructure within the town centre.  
 

 
 
                                                              
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

Bassendean Town Centre                                 
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Vision 2030-Community Plan was prepared in 2005 by the Town of 
Bassendean in response to the State Government’s Network City strategic 

vision.   
 
‘ By 2030, the Town of Bassendean will be an ideal, highly accessible 

urban village location where people can participate in a cohesive, vibrant 

and diverse community lifestyle and a thriving local business economy 

within a high quality built and natural environment.’ 

 

‘By 2030, the town centre has been transformed into a vibrant hub of mixed 

uses and activities with a unique sense of place, rich in history and heritage. 

……Bassendean has a modern village feel to it attracting well designed 

new development. It is a place where people want to be.  

There is a wide choice of housing options and densities to suit a diversity of 

lifestyles. Higher density development is clustered around the town’s 3 

railway stations….. Attractive landscape, street lighting, public artworks, 

street furniture and car parking enhance the safe pedestrian friendly 

streets… 

Bassendean is recognised as an amazing place with lots of character –

…people live and thrive in Bassendean. ‘   

 
 

Creating a stronger heart for Bassendean                      

Old Perth Road perspective from Vision 2030 M.Mckay 
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2.0 State Planning Context  

West Australian Planning Commission (WAPC) strategic planning initiatives 
give context to the Bassendean Town Centre Strategy: 
 

2.1 Network City (WAPC 2005) 

 
Network City: Community Planning Strategy for Perth and Peel is based on 
principles and policies for liveable neighbourhoods, water sensitive urban 
design, vibrant activity centres, transit oriented development, better public 
transport and major infrastructure investments such as the new Metro Rail.  
 
The strategy proposes activity centres along activity corridors where a full 
range of activities are encouraged including retail, living, entertainment, 
higher education and specialised medical services.   
 
Network City proposes 60% of new housing should be within established 
suburbs.  Councils are encouraged to support higher density housing 
around key activity nodes to achieve a more compact urban form.  The 
strategy focuses on diversity of housing type, accessibility and housing 
affordability. 
 

 
 
 
 
 
 
 
 

2.2 Liveable Neighbourhoods (WAPC 2004) 

 
Liveable Neighbourhoods is a state planning framework for communities 
that are sustainable, safe, vibrant and efficient.  The intent is to create 
complete integrated communities that promote local identity and create a 
sense of place. 
 
This calls for an urban structure based on walkable, mixed use towns and 
neighbourhoods that have a strong community focus and a compatible mix 
of uses.  The preferred urban form is “main street” mixed use centres that 
offer street frontage retail and high density residential with good access to 
public transport.  The model is based on the premise that mixed use centres 
are inherently more socially, environmentally and economically sustainable 
and adaptable to change. 
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2.3 Metropolitan Centres Policy No 9 
(WAPC 2000)  

 
The Metropolitan Centres Policy (MCP) (currently under review) applies to 
commercial activities in the Perth Metropolitan Region. It establishes a 
hierarchy of centres including Strategic, Regional, District, Neighbourhood 
and Local Centres. Bassendean is designated a District Centre. 
 
‘District Centres will be promoted as centres servicing the weekly shopping 
and service needs of the suburban population.  They should provide mainly 
convenience goods, a range of comparison goods, local services and local 
employment. Shopping floor space should generally be confined to 15,000 
sqm unless consistent with a Commission endorsed Local Planning Strategy 
or centre plan’ 
 
The Policy also refers to traditional ‘Main Street’ centres, encouraging 
development in accordance with traditional main street design principles 
and providing additional retail floor space incentives. 
 
 The policy defines ‘Main Street’ as: 
‘mixed land use developments fronting to a street in a manner whereby 
pedestrian access to the majority of individual businesses can be achieved 
directly from the street and / or where customer car parks on private 
property generally do not separate the road reserve boundary from the front 
of a  building.’ 
 
Bassendean has both car based retail at Bassendean Village and traditional 
‘main street’ retail along Old Perth Road. 
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2.4 Transit Oriented Development 

 
The State Government actively encourages intensification of development 
around railway stations (TOD) and is considering increased residential 
densities and establishment or consolidation of commercial and other 
employment activity nodes in the Midland rail corridor. 
 
 

 
           400metre walking distances from train stations in Bassendean Town Centre  

 
 
Bassendean Town Centre is an excellent model of an existing urban village 
on the Midland rail corridor with its historical main street and surrounding 
residential areas. It has excellent potential to become an employment node 
relating to surrounding industrial areas. 
 
Bassendean Train Station is a modern attractive station that could become 
a focus for increased commercial or education activity. 
Success Hill Station could become a focus for more intense residential 
development as well as continuing its role as an events station for the 
Bassendean Oval.   
 
The 2 train stations at Bassendean Town Centre provide excellent 
opportunity for the future of the town centre as a highly accessible and 
walkable urban village. Much of the town centre is within 400 metres walk 
of a station. 
 
The Perth to Midland railway line itself, however, combined with heavy 
regional through traffic on Guildford Road results in a town that has been 
divided and bypassed. North-south connections, access and visibility from 
Guildford Road are fostered in the Strategy Plan for the town centre. 
 
 
 
 
The Town of Bassendean, with good access to transport, a robust urban 
structure and an established historical main street is ideally placed to 
promote and implement the strategic initiatives of the WAPC. 

Bassendean 

Success Hill 

Guildford 
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3.0 Town of Bassendean Planning 
Framework 

The Strategy Plan builds on recent planning initiatives and offers design 
solutions that can be implemented over time in a staged and sustainable 
manner. 
 

3.1 Vision 2030-Community Plan 

Vision 2030 is a long term community plan set out by the Town of 
Bassendean to coincide with the timeframe and principles outlined in the 
State Governments ‘Network City’ model.   
 

3.2 Bassendean Town Centre Enquiry by 
Design 

The Bassendean Town Centre Enquiry by Design was undertaken between 
Nov 2001 and Feb 2002.  Community members came together in a 
workshop to investigate future growth of the Town using principles of 
Liveable Neighbourhoods and traditional town centre design.  The 
outcomes of the “Enquiry by Design” workshop have been formally 
adopted by Council for inclusion into the Local Planning Strategy and Local 
Planning Scheme 10. 
 
 
 
 
 

 

3.3  Town of Bassendean Local Planning 
Strategy 

The Town of Bassendean Local Planning Strategy (LPS) sets out a vision for 
the municipality, and establishes short, medium and longer term directions 
for sustainable land use and development.  The LPS is an expression of 
Council’s and the community’s vision for the Town of Bassendean over the 
next 15 – 20 years. 
 

3.4  Town of Bassendean Commercial 
Strategy 

The LPS incorporates a Commercial Strategy, which confirms the 
Bassendean Town Centre as the primary commercial, retail and civic centre 
of the municipality.   
 
The Bassendean Town Centre, extending 800m along Old Perth Road, is 
divided into three (3) distinct sub-precincts, each having a different but 
complementary function that contributes to the overall vitality of the town 
centre.   

• Traditional “Main Street” pedestrian based commercial/retail at the 
intersection of Old Perth Road with Guildford Road and the train 
station; 

• “Drive-by” commercial with interspersed retail and civic uses 
(including a school and aged  accommodation) between Wilson 
and Whitfield Streets; and 

• Car based retail in the Bassendean Village Shopping Centre at the 
corner of Old Perth Road and West Road. 
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Objectives of the Commercial Strategy are to: 

• Promote the continued importance of the Bassendean Town Centre 
as the commercial, retail and civic centre of the municipality and 
facilitate its sustainable growth and vitality; 

• Promote and facilitate revitalisation of the traditional main street 
pedestrian based commercial retail precinct at the west end of Old 
Perth Road, without undermining the overall importance of  
Bassendean Village as a car based retail centre servicing the 
district. 

• Ensure that different retail, commercial and civic activities in the 
town centre function and integrate in a manner that is mutually up- 
building rather than undermining of other town centre uses. 

 

 

3.5 Town of Bassendean Local Planning 
Scheme  10  

Local Planning Scheme No. 10 (LPS 10) has evolved over a number of 
years and is based on the Model Scheme Text. 
 
LPS 10 aims to: 

• Enhance the lifestyle of residents and provide community and 
leisure facilities for a range of socio-demographic groups; 

• Encourage a housing stock that provides for a variety of lifestyle 
choices for a range of socio economic and age groups; 

• Promote vibrant local shopping opportunities and provide for home 
businesses; 

• Preserve local Aboriginal and European culture and heritage; 

• Promote local tourist attractions; 

• Protect and enhance the environment and natural resources of 
Bassendean and in particular urban bushland and the river 
environs; and 

• Promote greater use of alternative modes of transport and public 
transport. 

 

Objectives for the Town Centre Zone under LPS 10 include: 

• Promote, facilitate and strengthen the town centre zone as the 
principal focus of the district in terms of shopping, professional, 
administrative, cultural, entertainment and other business activities; 

• Recognise the unique and specific function of each precinct within 
the town centre:  

• Promote traditional main street pedestrian based commercial retail, 
west of Wilson Street; civic, drive-by commercial and town centre 
living uses between Wilson and Whitfield Street; and car based 
retail in the Bassendean Village Shopping Centre. 

• Accommodate a diversity of commercial, cultural & residential 
facilities; 

• Encourage the integration of existing and proposed facilities within 
the zone so as to promote ease of pedestrian movement and the 
sharing of infrastructure, as well as to retain the opportunity for any 
future expansion of the area; 

• Achieve safety and efficiency in traffic circulation; 

• Ensure that buildings, ancillary structures and advertising are of 
high quality and achieve an architectural theme contributing to the 
uniqueness of the townscape; 
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• Provide sheltered places for pedestrians & shade to car parking 
areas; 

• Preclude the storage of bulky and unsightly goods from public view; 

• Provide landscaping appropriate to the scale of development 

Residential development is encouraged in the Town Centre. The local 
government may, at its discretion, permit residential development within the 
Town Centre Zone to a maximum density of R60.  Residential development 
shall only be permitted where the local government is satisfied that this 
development is complementary to the scale and character of buildings 
within the Town Centre Zone. 
 
The requirement for producing design guidelines is contained in Part 2 of 
Town Planning Scheme No. 10.  
 
Upon adoption, all development is required to comply with the design 
guidelines and any development that is deemed not to be consistent with 
the intention of the Strategy Plans and Guidelines may be refused by 
Council. 
 
 

3.6 Bassendean Townscape Study 1989 

The Bassendean Townscape Study was released in 1989 and provides an 
analysis of land use, activities, movements and parking in the Town Centre 
area.  It outlines a preferred identity and image for the Town, and 
highlights several key townscape elements, including the idea of a ‘heritage 
trail’.  It describes the townscape structure at the time, and makes mention 
of the fact that although the Swan River is only 800 metres from the 
intersection of West and Old Perth Roads, it bears no relationship to the 
town.  The Study provides guidelines for elements such as Town Centre 
entries, landmarks, colour schemes, materials, building height and 
landscape within the Town.   

3.7 Municipal Heritage Inventory 

The Town of Bassendean has a Municipal Heritage Inventory in place that 
is updated on a semi regular basis.  Although not as comprehensive as the 
Heritage Council’s Register, it does earmark several notable sites within the 
Town Centre, such as some sections of the BIC Reserve, Bassendean Oval, 
Bassendean Post Office, the Padbury Buildings, Bassendean Railway 
Station, and the Bassendean War Memorial for varying levels of protection. 
 
 
 
 
 
 
 
 
 
 

3.8 Other studies 

• Bassendean Oval Conservation Plan  

• Civic Centre Redevelopment  Plan  

• Strategic Plan 2005-2010  

• Economic Development Plan 2005-2010 

• Environment and Social Plans 

• Community Safety and Crime Prevention study  
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4.0 Place making in Bassendean  

The Bassendean Town Centre Strategy Plan and Guidelines have been 

prepared through a process of stakeholder and community workshops and 

the adoption of a place making approach. 

Place making is more than architecture, urban design and streetscapes. The 

physical aspects of place only provide a setting for activities that make a 

place unique and interesting. An appropriate and sustainable mix of 

activities is the key to a successful place. 

 
Place making drivers appropriate to Bassendean include: 
 

• Build and support the local economy 

• Nurture and define the community’s  identity 

• Foster frequent and meaningful community contact  

• Create accessibility for all 

• Provide a comfortable and safe environment 

• Attract a diverse population 
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4.1 Create possibilities for intense people 
spaces 

 
A good quality public realm along Old Perth Road will 

provide places for people to meet, stay and be part of the 
Bassendean community   

 
People visit and stay in a town centre to see and be seen by other people. 
Sometimes in a quiet way to sit and have coffee or a meal alone while 
feeling part of the community and at other times to actively engage in 
community events and celebrations.  
 

 
 
 
 

 
 
 

4.2 Focus on parks and gardens 

 
 
 

Embrace the Town Park (BIC) as part of the Bassendean 
town centre  

 
 
 
Our cities and suburbs are becoming more intensely developed and 
urbanised. Bassendean has range of open spaces close to the town centre 
including the Swan River parklands, BIC Reserve, Bassendean (Blue Steel) 
Oval and other smaller parks. These open spaces should be nurtured and 
integrated into the town for the enjoyment of residents and workers for both 
active and passive recreation and to give breathing space from the intensity 
of urban life. 
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4.3 Create a vibrant smaller retail hot spot 

 
 

Create a number of ‘activity nodes’  
along  Old Perth Road with Bassendean Station precinct  
and Blue Steel Oval redevelopment as lively end points 

 
 

 
The Old Perth Road is 800 metres long, this length of ‘main street’ can not 
be sustained with intense active pedestrian based retail. Focussing hot spots 
of activity at each end will in time facilitate activities that link the town 
together. The Bassendean Village is a successful food and convenience 
shopping place. A smaller ‘hot spot’ at the west end of Old Perth Road 
should compliment rather than compete with Bassendean Village. 
 
 
 
 
 
 
 
 
 
 
 

4.4 Use interactive water features in the 
town square 

 
Create places where people of all ages can interact and 

enjoy being in the town centre, water adds a cooling effect 
and is fun  

 
 
 
The Swan River is part of the Bassendean landscape. Old Perth Road leads 
down to the river foreshore and landscape along the road should reflect 
this. A water feature in the town square will suggest the water connection 
and also offer a gentle cooling effect in the urban streetscape. The water 
will be safe and playful attracting children to splash and others to watch. 
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4.5 Use a tower to signify the town centre 

 
 
 

          Draw attention to the Bassendean town centre — 
open up vistas and celebrate landmarks   

 
 
 
Towers are traditional elements of towns seen in churches and civic 
buildings. 
A tower can be seen from a distance signifying the importance of the 
central place to passers by. It can also be functional perhaps providing the 
vertical circulation for the civic building and also offering a place for 
community advertising and interactive art. 
 
 

 
 
 

4.6 Totems to signify a special place 

 
 
 

Give Guildford Road motorists the feeling of driving 
through a special place —give Bassendean an address 

 
 
 

Totems and repetitive sculptures can lead the eye along vistas and draw 
attention to the place that is being passed through. 
The use of totems at the intersections of the town’s street grid and 
Guildford Road will emphasise that Guildford Road passes through not 
past the town and that the town is a place to visit and not just by pass. 
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4.7 Provide diversity of uses at street level 

 
 

Provide opportunity for people to work in the Bassendean 
town centre — flexible mixed use and commercial space 

 
 

 
For a town centre to be lively and safe ground level uses need to be active 
during the day and evening. 
 
Street life, people, light, landscape and streetscape all contribute to the 
ambience of a place and make it attractive to live in.  The activity at the 
edges of buildings and the ground level uses are essential ingredients. 
 

 
 
 
 
 
 

4.8 Provide diversity of residential 
opportunities 

Facilitate a dramatic increase in people living in the 
Bassendean town centre — 24 hour life — a wide range of 

dwelling types 
 
 
Bassendean has traditionally offered only low density single housing on 
large lots. To ensure a diverse and interesting local community population 
that is large enough to sustain local retail and commercial activity an 
increase in the diversity of housing beyond just smaller lot sizes and town 
houses will be needed. 
 
Good rental accommodation and apartments with access to transport and 
services will appeal to the growing number of smaller households both 
older and younger. 
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4.9 Mix old and new architecture 

 

 
Respect the history of Bassendean while giving it a new 

contemporary heart beat 
 
 
 
Bassendean is a place with history and the heritage buildings in the town 
are important. Good quality contemporary architecture can be sympathetic 
to this heritage without copying or mimicking it. The counterpoint between 
old and new design can be very exciting while respectful of the past 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.10   Integrate parking and landscape 

 

 
Create a stronger ‘heart’ for Bassendean 

 
 
 

 
Bassendean is a walkable town centre and the streets and open places 
need to be pedestrian friendly. Large parking areas devoid of landscape 
and footpaths are inappropriate. Parking can be set in landscape with trees 
providing shade and a pleasant ambience to the town. 
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5.0 Strategy Plan 

The Bassendean Town Centre Strategy has been developed with the 

following objectives: 

 

• Reinforce the current strong sense of place in Bassendean 

• Ensure the plan includes sustainable mixed uses along Old Perth 
Road as a vibrant main street  

• Maximise opportunities around the 2 railway stations 

• Consolidate and build upon work already achieved by the Town of 
Bassendean 

• Ensure development proposals are economically viable and 
practical 

• Reflect the views of the Bassendean community and stakeholders  

• Ensure Bassendean Town Centre can develop over time into… 

 

                  ‘…a place where people want to be’ 
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6.0 Planning and design guidelines 

6.1 Scope and intent 

The Bassendean Town Centre guidelines encourage: 
 

• Development consistent with the place making objectives of the 
Strategy Plan 

• Innovative and sustainable design; and 

• Development that respects and contributes to the character, scale 
and amenity of the Bassendean Town Centre.  

The intent is to develop a built environment in Bassendean that is valued as 
‘cultural capital’ for future generations. Sustainable development that 
improves the amenity of the public realm is encouraged. 
 
The planning and design guidelines are performance based rather than 
prescriptive controls to encourage flexibility and design innovation.   
 
Principles of sustainability should be incorporated into all aspects of 
development in the Bassendean Town Centre.  A variety of activities and 
uses is encouraged and innovative solutions in building, landscape and 
urban design will be promoted. 
 
New development should be of a high quality, respond to the climate and 
be appropriate in the context of a thriving town centre.  Landscape and 
urban design should reflect and incorporate a sustainable approach and 
contribute to the overall amenity of the area. 
 
 
 

 
 
 
 
 
 
Residential development should respond to changing demographics and 
support the social and cultural diversity of the community. A broad range of 
housing options including a minimum of 15% affordable housing should be 
provided. Dwellings designs should provide for families, singles, couples, 
seniors and youth.  
 
Well designed public spaces and integrated cycle and pedestrian networks 
should be provided to enable ease of movement and encourage physical 
activity.  
 
Amalgamation of sites is encouraged in the town centre to enable good 
quality integrated development to occur at a feasible scale. This will enable 
good design solutions to aspects of development such as building scale 
and parking provision. Small scale modifications to existing development 
particularly along Old Perth Road are not encouraged except to bring 
development up to an acceptable standard in the short term. 
 
 
 
Planning and design guidelines are grouped in 3 sections: 
 

•  Site planning and urban design; 

•  Building form and detail; and 

•  Environment and services. 
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6.2 Design and approval process 

These guidelines are performance based and do not attempt to control 
design detail. Innovative, sustainable and well considered design outcomes 
that respond to the context, neighbouring development and the public 
realm are expected. A high level of development quality will ensure a 
stronger, long lasting heart for Bassendean. 
       
Close liaison with the council and its representatives is recommended from 
the outset of a development project, prior to commencing design. This will 
ensure that the objectives of both the council and the developer are 
understood and that the best development and design outcomes can be 
achieved in a collaborative manner. 
The council may engage expert advice to assist in development assessment 
which may include design professionals (staff or consultant) such as 
architects, landscape architects, engineers and planners. 
A design review committee made up of such professionals may be called 
upon from time to time to assess development. 
 
These guidelines should be read in conjunction with the current Local 
Planning Scheme and current council policies.  
 

6.3 Variation Discretion 

Council has discretion to vary any part of these guidelines. 
The overall objectives of the Bassendean Town Centre Strategy Plan and 
the quality of building and place design will be considered when granting 
any variation. 
 

 
   

  

6.4 Development Approval requirements  

In addition to normal documentation required for Development Approval 
the following shall be submitted to the council; 

• Design report covering response to the guidelines  

• Energy efficiency report  

• Climate response report 

• Shadow and 3D bulk and scale  analysis   

• Landscape  and hardscape strategy, plan and concept report 

• Streetscape views showing building scale and character in its setting 

• Movement plan and report indicating provision for vehicles, 
pedestrians and cyclists and including rubbish removal and storage 
and servicing issues 

• Signage strategy including sign locations, specifications and 
graphics 

• Concept ,costing ,location and detail of any artworks proposed 

• Report on construction timing /staging issues including impact on 
adjacent public realm, temporary services, access for delivery 
trucks, cranes etc, fencing and other construction phase issues.     
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7.0 Site planning and urban design 

7.1 Urban setting and context 

7.2 Landmark buildings in Bassendean 

7.3 View corridors and vistas 

7.4 Development type and intensity in 

 Bassendean 

7.5 Building envelope 

7.6 Building orientation and address 

7.7 Topography and floor levels 

7.8 Pedestrian and cycle amenity 

7.9 Vehicle movement and parking 

7.10 Landscape and hardscape 
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7.1 Urban setting and context 

Position 
The Bassendean town centre will become an active and vibrant place for 
the local community and visitors.  Old Perth Road is the historic main street 
and town focus.  It is about 800 metres long and will therefore change in 
character along the way. 
 
Old Perth Road is understood as 3 sub- precincts: 

• The west end, between Guildford Road and Wilson Street  

• The central area between Wilson Street and  Whitfield Street 

• The east end between Whitfield Street and West Road 

 
The area beyond West Road is considered part of the Bassendean Blue 
Steel Oval and subject to a future detailed area plan. 
 
Guidelines 
• Buildings should contribute positively to the desired character of the 

precinct and to the streets and public spaces around them. 

• Refer to the following pages for guidelines for the 3 sub precincts 

Variation 
The council has discretion to vary this guideline where a building will not 
detract from the ambience of the town, is of exceptionally high quality 
design and will contribute to the unique urban setting of Bassendean Town 
Centre. 
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WEST END - OLD PERTH ROAD 
 

  

 

 

 

 

 

 

 

 

• In the west end, a clear response to existing building character and 
respect for Bassendean town centre streetscape and history is 
expected.  This should be expressed in scale and form while 
offering contemporary urban design character appropriate for a 
revitalised town centre in the twenty first century.  
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CENTRAL - OLD PERTH ROAD 
 
 

• In the central area, a softer response is expected with a more 
residential and landscape character.  The new civic spaces will 
contribute to the enhanced character of this area.  All buildings 
edging and overlooking these civic spaces will be important to the 
townscape and have a consistency of detail and design. A small 
retail node will develop at the bend on Old Perth Road (south side) 
and the intersection of Hamilton Street.  
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EAST END - OLD PERTH ROAD 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

• In the east end, building character should reflect contemporary 
retail and commercial design and recognise Bassendean Village as 
the retail focus.  Bassendean Village should be given improved 
presence and activation with a pedestrian focus on Old Perth Road.  
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7.2 Landmark buildings in Bassendean 

Position  
Bassendean Train Station, the Padbury Building, Bassendean Hotel, St 
Marks Church, the Library, the future civic building and the proposed 
residential/mixed use buildings on the corners of Guildford Road and 
Wilson Street are and will be the landmark buildings in the Bassendean 
town centre.  
New buildings and spaces should respect the scale, character and position 
of these landmark buildings. This does not necessarily mean that building 
height is limited to below the height of these buildings.  
 
Guidelines 
• New buildings on the south side of Old Perth Road in the west end 

should not extend above the parapet height of the Padbury 
buildings at the street front. 

• Buildings on the north side of Old Perth Road should not extend 
above the existing parapet (Refer Building Envelope )  

• New buildings fronting the central area of Old Perth Road should 
consider views to the church and proposed civic buildings. 

 
Variation 
The council has discretion to vary this guideline where a building is of 
exceptionally high quality design and will become a fitting landmark itself 
without detracting from the existing landmarks in the town. 
 
 
 
 
 

 
 
 
 
 
 

     
Bassendean Train Station                St Marks Church 

  
Padbury Building               Bassendean Library  
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7.3 View corridors and vistas 

Position 
Old Perth Road is an excellent urban setting with vistas east toward the hills 
and north down to the BIC parkland on Guildford Road. These vistas give 
Bassendean a unique setting. 
The town centre strategy identifies some important view corridors and vistas 
that should be respected and celebrated in future development of the town 
centre. 
  
Guidelines 
• View corridors and vistas identified in the town centre strategy 

should not be obstructed. 

• Buildings and landscape should be positioned to enhance vistas 
and view corridors. 

 
Variation 
This guideline may be varied where council considers that a building 
contributes to the overall urban quality of the town centre and that new 
vistas are set up through its location, scale and character. 
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7.4 Development type and intensity in 
Bassendean 

Position 
The town centre strategy encourages an increased intensity of residential 
and mixed use development in the town centre in close proximity to the 
amenity of the town and the Bassendean train station. 
It is intended to amend LPS 10 in the future, to introduce RIC codes in the 
Town Centre Zone. This will increase opportunity for comprehensive 
redevelopment and amalgamation of sites, with the aim to achieve a 
diversity of residential type and size within the town centre. This increased 
development potential will be available to high quality development that 
contributes positively to the townscape in Bassendean and complies with 
these guidelines.   
To ensure that Bassendean continues to have a diverse and cohesive 
community where people can continue to live through different phases of 
life it is important that housing in the town is affordable and adaptable. 
 
Guidelines 
• Preferred uses in the town centre include: 

o Residential such as townhouses, apartments, mews,  row 
housing, maisonettes as well as opportunities for home 
office and short stay  

o Retail focussed on west and east ends of Old Perth Road  

o Civic and community 

o Commercial including small-scale office space 

o Higher intensity and mixed uses that contribute to vitality of 
town centre are encouraged while low intensity uses are 
discouraged. 

 

 

 

 

o Provision of affordable single or 2 bed apartments is 
encouraged.  

o Short-stay serviced apartments shall conform to R-IC 
provisions of the Residential Planning Codes.  

• Affordable housing is encouraged in the town centre:  

o 15% of dwellings in any development should be affordable. 

o Smaller dwellings with, 1 bed/1bath or 2 bed/2 bath, 
flexible living space and limited internal fit out and finishes 
are encouraged to provide affordable housing for younger 
and older people.  

o Dwellings should not be reliant on air conditioning and 
should be provided with cross ventilation and solar control 
for passive climate control. 

o All dwellings should be suitable for disabled occupants and 
visitors.   

• Public transport use is encouraged in the town centre and therefore 
parking provision should be limited to the LPS 10 requirements. 
Common parking areas below ground are encouraged. Large 
garaged frontages are discouraged. 
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7.5 Building envelope 

Position 
The town centre strategy indicates a general arrangement of buildings for 
the town centre. 
Where possible buildings should be orientated with long axis and occupied 
spaces approximately north-south to maximise solar access.     
 
Guidelines 
• An agreed envelope of footprint and height will define new 

development on each lot. There is no plot ratio limit in the town 
centre. 

• A minimum height of 3 storeys or 10 metres is set for buildings 
generally in the town centre. 

• A maximum height of 5 storeys is set for buildings generally on lots 
fronting Old Perth Road subject to streetscape, shadowing and 
overlooking issues. 

• Buildings on the north boundary of Old Perth Road (west end) shall 
not be higher than the existing parapet at street front.  

• Buildings on the south boundary of Old Perth Road (west end) shall 
not be higher than the existing Padbury building parapet at street 
front.  

• Development should generally have nil set back to front and side 
boundaries. 

• Residential development at ground level can be setback 2.0 to 4.0 
metres to provide a transition between public and private space. 
Residential entry foyers at ground level can have a nil setback. 

• Rear setbacks should be provided suitable to accommodate 
parking and avoid overshadowing of neighbouring buildings. 

 

 
 

• Rear setbacks from residential adjoining should provide for privacy 
and comply with R code requirements.   

• Entrances can be set back up to 4.0metres to create a sense of 
address; these setbacks should be co-ordinated with neighbouring 
buildings and detailed as small urban public spaces.  

 
 
 
 
 
 
 
 
 
 
 
 
 

Variation 
The building envelope may be varied where council considers that the 
building does not adversely affect neighbouring buildings and spaces or the 
general townscape by overshadowing or dominating through scale or 
character. 
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7.6 Building orientation and address 

Position 
Townscape, address and solar access are all very important in orientating 
buildings. 
 
Guidelines 
• Buildings should have the long axis east- west (or within 15 degrees 

of east- west) to maximise northern solar access.  

• Buildings should have the primary entrance, address and frontage 
on or clearly identifiable from the primary street. 

• Courtyards can be used to provide solar access in deeper buildings   

 
Variation 
This guideline may be varied where council considers that the climatic 
response of the building is not compromised and that spaces created 
around the building contribute positively to the urban quality of the town 
centre. 
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7.7 Topography and floor levels 

Position 
Old Perth Road slopes considerably downhill from Guildford Road. This 
adds interest to the built character of the town centre. Building design along 
Old Perth Road should reflect this change in topography. Some intersecting 
streets also slope considerably; this slope should be used to advantage in 
building design. 
 
Guidelines 
• Facades should be stepped to express change of level across the 

building frontage. and should relate  well to neighbouring facades. 

• All floor levels should be expressed in the façade design through 
awning or balcony elements or the design of windows within a 
façade.  

• Care should be taken to resolve the detail relationship between 
adjoining building with different floor and awning levels. 

• Ground floor to floor height shall be a minimum of 4.0 metres to 
provide a consistency with the historic buildings in the town and 
flexibility of use. 

• Upper floor to floor heights should allow for future change of use.  
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7.8 Pedestrian and cycle amenity 

Position 
Bassendean Town Centre will be a place where pedestrian access and 
amenity has priority. Cycling to the town centre will also be encouraged. 
Buildings will provide pedestrian shelter and amenity on the street front. 
 
Guidelines 
• Provide clear, well designed paths around buildings leading to 

entrances that link into the public footpath network. 

• Provide pedestrian shelter at entrances and along active street 
frontages.   

• Provide good end of trip facilities, including lockers and showers for 
walkers and cyclists in workplaces in the town centre. 

• Provide bicycle racks outside all commercial, retail and civic 
buildings. 
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7.9 Vehicle movement and parking 

Position 
The Bassendean Town Council encourages the reduction of car 
dependency. Vehicles will move slowly and safely around the town centre. 
People will be encouraged to walk to the town centre or to park their cars 
and walk to various destinations.  
 
 
Guidelines 
• Car parking is to be provided consistent with LPS 10.  

• Parking should be located to rear of or below buildings. Cars and 
parking areas should not visually dominate development. 

• Where car parking requirements limit optimum site development 
council may consider cash- in- lieu payment. 

• Parking for motor cycles and scooters should be provided to 
encourage use.    

• At- grade parking areas including the Bassendean Village car park 
should be well landscaped with shade trees (1 for every 4 car bays) 
and have clearly defined, direct and well lit pedestrian links. 

• For residential dwellings of 1 to 2 bedrooms the parking ratio shall 
be reduced to 1 bay per dwelling. 

• Shared surfaces are encouraged using trafficable unit paving and 
materials consistent with neighbouring developments and public 
areas. 

• Parking should be accessed from secondary streets and not from 
Old Perth Road.  

 

 

 
• Crossovers should be limited to one crossover (3 – 6m wide) per 

development site. Crossovers should match footpath colour.   

• Service and delivery should be provided discretely and in minimal 
space. 

• Consideration should be given to location, access to and storage of 
recycling and other rubbish bins including communal bin facilities.  

• Emergency vehicle access, particularly for fire fighting vehicles, 
must be provided to satisfaction of Council and FESA. 
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7.10 Landscape and hardscape  

Position 
The outdoor spaces between buildings are as important as the buildings 
themselves in their contribution to townscape. All spaces around buildings 
are to be designed to offer attractive amenity for users and passers-by. 
  
Landscape in the Bassendean Town Centre should: 

• Complement street function and be appropriately scaled relative to 
street width and building form and scale  

• Enhance pedestrian comfort and safety and reinforce desired traffic 
behaviour 

• Reflect and consider development image and role, solar access, 
soils, selection of appropriate species and services 

• Assist in micro climate management and 

• Include ‘water wise’ strategies to reduce long-term water 
consumption. 

 
 
 
 
 
 
 
 
 
 

Guidelines 
 

• Refer to Bassendean Streetscape Policies   

• A town centre public realm contribution of 2% of development cost 
will be payable to Council as a condition of development approval. 
This contribution will be used to enhance the public realm in the 
vicinity of the development site and will include public art, street 
furniture, planting, paving and amenities such as bicycle racks, 
bins, shade structures, signage. Etc. Timing of these enhancements 
will be agreed between Council and the developer to be completed 
shortly after construction and to suit council works programmes.      

• Landscape provision will be assessed on quality rather than 
quantity. No specific percentage provision is required in the town 
centre but all outdoor areas are expected to be landscaped and 
maintained to a high quality appropriate to an urban setting. 

• Existing healthy, mature trees of appropriate species should be 
retained and incorporated into new development. Where trees are 
removed they shall be indicated as removed on plans and  their 
removal justified  

• Generally  use water- wise and indigenous plant species 

• Improve microclimate of courtyards and other urban spaces with 
use of some deciduous shade trees and water elements. The use of 
deciduous trees will be limited to courtyards and other urban 
spaces where seasonal climate response is considered important. 
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• Paving materials and details shall match proposed public realm 
finishes or be of a quality associated with high traffic town centre 
and civic precincts and approved by council. 

• Seating, lighting and other street furniture should match that 
proposed in public areas or be of high quality design durable 
materials and approved by Council. 

• Trees planted in car parks shall be planted as mature specimens no 
less than 3.0 m high and protected with tree grates and bollards. 
Tree canopies shall be managed to allow clear visibility to building 
facades and signage. 

• All private and public open spaces should be designed and 
maintained to minimise fertilising, excess watering and nutrient run-
off. 
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8.1 Adaptable buildings 

Position 
The revitalisation of Bassendean Town Centre will happen over a number 
of years. New buildings in the town centre should be designed to 
accommodate a changing range of diverse and more intense uses in the 
future.  
Guidelines 
Buildings designed for adaptive re-use should include: 

• Load bearing columns/walls in regular grid allowing addition 
or removal of dividing walls to reconfigure internal space. 

• Lightweight façade systems that can be updated in future. 

• Service cores and stairs at sides or rear of buildings and 
generous vertical circulation space for people and piping.  

• Maximum number of openings in primary street facade to 
allow for additional entrances and/or different uses within 
building in future. 

• Maximum natural light by limiting building depth to 20- 25m, 
use of light wells or internal courtyards. 

• Limited internal fit-out and refit wastage  

• Generous ground floor to floor heights to match existing or a 
minimum of 4.0metres 

• Upper floor to floor heights of 3.5metres  to 4.0metres 

Variation 
Where council considers that the life of a building is short so as not to 
warrant this approach. 
 
 

8.2  Building character 

Position 
All buildings within the town centre should be designed as good urban 
fabric buildings that respect the history and streetscape of Bassendean 
while providing a contemporary response to function, technology and 
materials. Buildings in landmark locations should stand apart from the 
urban fabric buildings.  
Guidelines 
• Buildings should reflect contemporary lifestyle, function and 

materials and not mimic historic styles and building methods. 

• Buildings should respond to the character of significant buildings in 
the town. 

• Buildings should have a proportion and scale appropriate to their 
location within a high quality urban town setting and respecting 
neighbouring buildings. 
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8.3 Facades  

Position  
 
The design of building facades should contribute to the harmony, liveliness 
and safety of streetscapes.  
 
Guidelines 

• Refer to Streetscape policies on non residential property facades 
and security grilles and  to 8.5 :Old Perth Road frontage 

• Building facades should respond to neighbouring facades through 
use of consistent horizontal lines, good proportion and other design 
aspects. 

• A consistent, well detailed design approach to all facades of a 
building is expected. Care should be taken in design of all facades 
that can be viewed from anywhere in the public realm, this includes 
window placement, proportion and relief in the wall plane. 

• No façade shall appear as a “back “and blank walls should be 
avoided. Exposed plumbing or other services are not acceptable on 
any facades. 

• Ground floor façades should be distinctive from upper levels, 
changes in wall plane, texture, material and colour can be used. 

• Circulation spaces such as stairs and foyers should be positioned 
and glazed to add activity that is visible from the street. 

• Glazing of facades is encouraged to provide visibility between 
inside and outside the building. Windows at ground level on active 
frontages shall be minimum 2.4m high. External sun shading is 
encouraged appropriate to orientation. 

• The top of buildings should finish with a roof or expressed detail.  

8.4 Roofs 

Position 
 
Roofs are important elements of buildings and townscapes and roof form 
should be considered as part of the overall building design. 
  
Guidelines 
• Simple roof forms complementing the linearity of buildings are 

desirable.  

• Verge and eaves overhangs sufficient to create strong shadow lines 
are encouraged on expressed roofs.  

• Low pitch roofs (<10 degrees) should be concealed by parapet 
walls. 

• Pitched roofs should respect and be consistent in pitch with roofs in 
close proximity.  
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8.5 Old Perth Road frontage 

Position 
Old Perth Road is the central streetscape in the Bassendean town centre 
and care should be taken to enhance and enliven it. The pedestrian 
experience along Old Perth Road should be stimulating and vibrant.  
Old Perth Road should have continuous active frontages of varying types 
along its length. 
 
Guidelines 
• Active frontage can include small landscaped spaces that are 

publicly accessible and contribute to the streetscape and building 
address 

• Non- residential and mixed-use buildings shall have nil setbacks to 
Old Perth Road frontage.  

• Mixed-use buildings should have predominantly non-residential 
ground floor frontages to Old Perth Road, with the exception of 
common foyers or home based studios/ offices. 

• Residential active frontages should offer a transition such as a 
terrace or veranda between the public and private space where the 
resident can spend time and express identity through landscape and 
detail. 

• Verandas or terraces can be raised above adjacent footpath level 
to a maximum of 1.2 metres.  

• Glazed shopfronts are required in retail and commercial buildings. 
Old Perth Road facades should have a minimum of 80% clear 
glazed area at ground level. 

 

 

 

 
• Solid frontage is accepted below 0.8 metres above footpath level to 

allow raised display windows and outside tables up against 
shopfronts.  

• Blank walls longer than 2.0 metres at street level are not permitted. 

•  Upper levels of buildings fronting Old Perth Road should include 
functional size balconies. 

• Where cafes, restaurants and coffee shops front Old Perth Road the 
provision of an outdoor eating area is encouraged. 

• All frontages on Old Perth Road should be well illuminated. 

Refer to 
Non- residential Property Facades Policy, Trading in Public Places Policy 
and Outdoor Eating Policy 
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8.6 Building entry  

Position 
A good building entry expresses the function of the building and its 
character.  It welcomes people in and provides information and shelter.  
 
Guidelines 
• The primary building entrance should be clearly identifiable and 

visible from the primary street. 

• Other entrances should be scaled and designed according to their 
function and frequency of use. 

• Entrances can be set back from the street with external treatments 
being consistent with the adjacent streetscape. 

• Pedestrian shelter, signage and lighting should be provided at 
primary entrances. 

 
Variation 
 
Where council considers that the primary entrance is better located off the 
primary street, the design of the building and its surrounds should clearly 
lead the visitor to the entry. 
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8.7 Awnings, canopies & balconies 

Position 
Awnings and canopies provide pedestrian shelter and add interest and 
colour to facades along active street frontages. Other elements such as 
balconies and terraces provide spaces for people to be part of the street 
environment and contribute to passive surveillance as ‘eyes on the street’. 
  
Guidelines 
• All active commercial and retail frontages in the west and east ends 

along Old Perth Road should have continuous pedestrian shelter 
over the footpath. 

• Residential and mixed use buildings shall have pedestrian shelter 
such as awnings or canopies over entrances.   

• Balconies and terraces are encouraged on street facades in 
residential and mixed use buildings. 

• Balconies should have predominantly open balustrades, while 
considering the need for screening of washing and air conditioner 
units and solar screens. 

• Awnings, canopies and balconies should : 

o Have  minimum clearance to footpath of 2.7 metres 

o Have minimum extension out from  building of 2.5 metres 

o Relate in height/ design to adjoining canopies/ awnings  

o Consider signage locations and dimensions 

• Provision and maintenance of canopies and awnings over the 
footpath is the responsibility of the building owner. 

 

8.8 Materials and colour 

Position 
A vibrant town centre is usually a wonderful mix of colours and materials. It 
is not the intention to limit the design palette of new buildings in 
Bassendean. 
The Bassendean Town Centre should read as a harmonious grouping of 
buildings each with a different role and potentially a different character.  
 
Guidelines 
• Respond to neighbouring buildings with complimentary colours and 

materials. 

• A limited palette of external colours and building materials should 
be used to ensure building harmony. Generally, use neutral, subtle 
colours for long lasting surface finishes and use bright colours only 
as accent and for surfaces that will be repainted or finished 
regularly. 

• High quality durable materials that have acceptable levels of 
weathering and wear are preferred to materials that require 
constant maintenance.. 

• Use of tilt- up concrete is discouraged unless carefully detailed, 
finished and given relief in the wall plane.  

• Use of highly reflective glazing is not permitted. Samples of 
reflective/ tinted coatings shall accompany any development 
application and will be to satisfaction of the Town of Bassendean. 

• Strong and bright colours may be approved subject to durability, 
where council considers that proposed use of colour will contribute 
to the character of the town centre in a positive way. 
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8.9 Signage and public art 

Position 
Good signage and public art will contribute positively to the character and 
ambience of the town centre and reflect the image and memories of 
Bassendean. Both signage and art add vibrancy and interest to a place. 
 
Guidelines 
• Refer to Public Art Policy and Master Plan and Commercial 

Advertising Signage Policy 

• A Public Realm contribution of 2% of building construction cost will 
be required for development in Bassendean Town Centre. This 
includes provision for public art.  

• All building signage will be of a high standard and generally not 
exceed 5% of the building wall area to which it is fixed. 

• Pylon signs will not generally be permitted. Signage designed as 
part of the building and themed to complement development is 
encouraged and if a building has numerous tenants, consolidated 
signage is preferred. 

• Signage suspended below awnings, canopies or balconies or 
cantilevered will have a minimum clearance above footpath level of 
2.7m. 

• Illuminated signage (not pulsating or flashing) is preferred to 
externally lit signs. Signs should be lit at night.  

• Signage erected above rooflines will not be permitted. 

• Signage shall not obscure display windows by more than 5% area.  

• Refer to 7.10 Landscape and hardscape.  

• Permanent external art work should be durable and complement 
the themes established in the town. 

• Public art should be appropriate for urban public space and should 
not compromise public safety. 

• Opportunities for public art include: murals, tiles, mosaics or bas-
relief to walkways and walls; unique, artistically devised elements 
which also have a functional role eg. bollards, gates, light poles, 
bench seating, drinking fountains. 

Variation 
Where art is incorporated into the building design, can be enjoyed from the 
public realm at all times and is of an extent and  quality that satisfies the 
councils objectives for public art, the cost of that art can be off- set from the 
required public realm contribution (refer  7.10 Landscape and hardscape.) 
A costed concept design by the artist is required to accompany the 
development application.  
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8.10  Plant and equipment 

Position 
Modern buildings require plant and equipment to function. This is usually 
unsightly and often noisy. The impact of plant and equipment should be 
minimised through design and location. 
 
Guidelines 
• All plant and equipment must be concealed from public view using 

screening or other means that is an integral part of the building 
design. Surface mounted services piping and conduits will not be 
permitted. 

• Roof mounted equipment, aerials, antennas, masts etc must be 
screened from all views including from above where applicable. 
Detail of screening shall be included in DA plans, elevations  and 
3D images 

• Ground level or balcony mounted equipment/air conditioning plant 
must be well screened using materials to suit the building.  

• All plant and equipment must have noise attenuation to council 
satisfaction. 

• Telecommunications dishes are not permitted on roofs. 

• Lift over runs shall be contained within the roof space or 
appropriately designed as an element of the building active 
frontages.
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9.1 Climate and energy response   

Position 
The Town of Bassendean has a commitment to sustainable development. 
It is important that new buildings are designed to be climate responsive and 
limit the use of energy and resources. 
 
Guidelines 
• A solar access and shadow analysis is required as part of the DA.   

• Buildings should be designed to minimise energy consumed for 
heating, cooling and artificial light including: 

o Window design for good thermal and daylight performance  

o Building materials and insulation to contribute to 
comfortable thermal conditions 

o Air movement within buildings to provide comfortable 
thermal conditions and appropriate air quality 

o Building materials, appliances and fuel sources selected to 
minimise energy requirements and greenhouse gas 
emissions 

• Building services should be designed and maintained to minimise 
energy and resource use including: 

o Optimum  natural light 

o Optimum natural ventilation 

o Energy efficient motors and equipment ,lighting control 
systems, fittings and appliances 

o Energy efficient air conditioning and mechanical ventilation 
systems and controls  

 

 
 

o Minimum water use and waste 

o Energy efficient hot water systems 

o Water efficient taps and fittings 

o Minimal energy use over the whole life of the building 

o Maximum use of renewable energy and use of fuels with 
low greenhouse gas emissions 

• Current ‘5 star’ requirements of the green star rating system can be 
used to demonstrate a response to this commitment. A report 
accompanying the DA should describe the climate response and 
energy requirements of the building.  
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9.2 Services and infrastructure 

Position 
A high quality, well detailed and well maintained public realm will 
contribute to the value of residential and commercial property in 
Bassendean Town Centre and provide a high level of amenity for residents 
and visitors. 
  
Guidelines 
• The Town of Bassendean requires infrastructure contributions to be 

made based on the value of development.  

• All stormwater shall be contained on site or connected to drainage 
points where supplied. 

 

9.3 Servicing and maintenance 

Position 
The town centre should be pedestrian friendly, visually attractive and safe.  
Service areas and delivery and maintenance vehicles should not detract 
from this amenity. 
 
Guidelines 
• Service yards must not be located along active frontages and shall 

be designed as integral parts of the building. 

• All waste storage and delivered goods should be contained within 
buildings. Rubbish storage and collection facilities shall comply with 
the current general requirements of the Town of Bassendean and 
will be efficient, convenient and allow for collection of recyclable 
material. 

• Doors providing access to internal waste/storage or loading dock 
areas should be the minimum width and height possible to serve 
the required loading/unloading function and be constructed of 
aesthetically pleasing materials.  
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9.4 Noise attenuation 

Position 
Traffic noise from Guildford Road and the rail line can impact on the 
amenity of the town centre.  Buildings should be designed to ameliorate 
this.  
  
Guidelines 
• Incorporate suitable noise attenuation measures in buildings 

affected by train or traffic noise in windows, ceilings and insulation 
airport noise controls. 

• All accommodation buildings are to be detailed and/or designed 
so that internal noise levels in bedroom areas will be in the range 
of 30 to 35dB. 

• All plant and equipment is to have noise attenuation.  

 
 

9.5 Safety and security 

Position 
Bassendean town centre should be a safe place at all times. Building and 
urban design can impact on safety through ensuring all areas are 
overlooked, open and well maintained.    
Crime prevention through environmental design (CPTED) principles will be 
used to assess all new development. 
 
Guidelines 
• A diverse and complementary mix of uses will encourage public 

presence and activity at different times of the day and night. 

• Buildings should overlook public spaces and building entries should 
be clearly visible from public spaces. 

• Buildings should not have recesses or other unsecured areas not in 
full public view. 

• Solid fencing/screening above 0.8m high is discouraged on street 
frontages. 

• A clear view from 0.8m- 2.0m above ground should be maintained 
in landscape, walling and screening unless screening is fully secure. 
Landscaping, walls and fencing shall be designed to maintain clear 
visibility to and from doors, windows, and pedestrian paths. 

• Appropriate lighting shall be provided for safety and security (Refer 
12.6)  

• Robust materials which are aesthetically pleasing should be used in 
public places. Materials vulnerable to graffiti and vandalism shall 
be avoided. Use of security film to windows and anti graffiti 
treatment to other surfaces accessible at ground level is 
encouraged.  
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9.6 External lighting  

Position 

Bassendean Town Centre should be a safe and interesting place in the 
evening. Lighting of buildings, shopfronts and external spaces and 
landscape is important. Buildings should be well lit at night to contribute 
to safety and interest in the town centre.  This can be achieved by up- 
lighting facades, illuminated signage, display lighting in shopfronts, and 
good landscape lighting. 

 
Guidelines 
• Appropriate lighting for pedestrian safety shall be provided to all 

pedestrian paths and parking areas.  

• Building entrances should be lit for safety and identity. 

• All external lighting shall be robust, vandal resistant and themed to 
complement development character. 

• Display lighting to commercial and retail premises along Old Perth 
Road shall be time-switched to remain on every evening until at 
least 15 minutes after the last train has left Bassendean Station.   

• Consideration should be given to pedestrians, cyclists and drivers 
with regard to glare from lighting sources.  
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