




  MCJDAP/250 
  27 July 2017 
 
 

Minutes of the Metro Central Joint Development Assessment  
Panel 

 
Meeting Date and Time:  27 July 2017; 3pm 
Meeting Number:   MCJDAP/250 
Meeting Venue:    Town of Victoria Park 
    99 Shepperton Road 
    Victoria Park 
 
Attendance 

 
DAP Members 
 
Mr Charles Johnson (Presiding Member) 
Mr Christopher Antill (Deputy Presiding Member) 
Mr Luigi D’Alessandro (Specialist Member) 
Cr Keith Hayes (Local Government Member, Town of Victoria Park) 
Cr Vicki Potter (Local Government Member, Town of Victoria Park) 
 
Officers in attendance 
 
Ms Rochelle Lavery (Town of Victoria Park) 
Mr Julio Gonzalez (Town of Victoria Park) 
 
Local Government Minute Secretary  
 
Ms Vanessa Frankson (Town of Victoria Park) 
 
Applicants and Submitters  
 
Mr Matt Evans (Celsius Developments) 
Mr Tom Leatherbarrow (Hillam Architects) 
Mr Dan Lees (TPG+PlaceMatch) 
Mr Andrew Pierce (Celsius Developments) 
 
Members of the Public / Media 
 
Nil  
 
1. Declaration of Opening 

 
The Presiding Member declared the meeting open at 3pm on 27 July 2017 and 
acknowledged the past and present traditional owners and custodians of the 
land on which the meeting is being held. 
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The Presiding Member advised that the meeting is being audio recorded in 
accordance with Section 5.16 of the Standing Orders 2012; No Recording of 
Meeting, which states: “A person must not use any electronic, visual or audio 
recording device or instrument to record the proceedings of the DAP minutes 
unless the Presiding Member has given permission to do so”.  The Presiding 
Member granted permission for the minute taker to record proceedings for the 
purpose of the minutes only. 
 

2. Apologies 
 

Nil  
 

3. Members on Leave of Absence 
 

Nil  
 

4. Noting of Minutes 
 

Note the Minutes of Metro Central JDAP meeting No.246 held on the 7 July 
2017 and meeting No.247 held on the 12 July 2017.   
 
The Minutes of Metro Central JDAP meeting No.249 held on 20 July 2017 were 
not available at time of Agenda preparation. 
 

5. Declarations of Due Consideration 
 

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

 
6. Disclosure of Interests 

 
Nil 
 

7. Deputations and Presentations 
 

7.1 Mr Andrew Pierce (Celsius Developments) addressed the DAP for the 
application at Item 10.1.  

  
7.2 Mr Tom Leatherbarrow (Hillam Architects) addressed the DAP for the 

application at Item 10.1.  
 

8. Form 1 - Responsible Authority Reports – DAP Applications 
 
Nil 

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

development approval 
 

Nil 
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10. Appeals to the State Administrative Tribunal 

 
10.1 Property Location: 646 - 660 Albany Highway and 1-3 Miller Street, 

Victoria Park 
 Application Details: Amendment to Development Approval – 

Additional Partial Seventh Storey with 4 Multiple 
Dwellings, to approved Mixed Use Development 
Comprising  Shops, Restaurants, Offices, 
Tavern, 101 Multiple Dwellings & One (1) 
Grouped Dwelling 

 Applicant: Hillam Architects 
 Owner: FowlJeff Holdings Pty Ltd and Fowler Group 

Holdings Pty Ltd            
 Responsible authority: Town of Victoria Park 
 DAP File No: DAP/16/01046 

 
 
REPORT RECOMMENDATION / PRIMARY MOTION 

 
Moved by:  Cr Vicki Potter    Seconded by: Cr Keith Hayes 

 
That the Metro Central Joint Development Assessment Panel, pursuant to section 31 
of the State Administrative Tribunal Act 2004 in respect of SAT application DR 72 of 
2017, resolves to: 
 
1. Reconsider its decision dated 13 February 2017 and refuse the JDAP 

Application reference DAP/16/01046 and accompanying amended plans dated 
received 24 May 2017 in accordance with Deemed Clause 68 of the Planning 
and Development (Local Planning Schemes) Regulations 2015 and Clause 30 
of the Metropolitan Region Scheme, for the proposed Amendment to 
Development Approval – Additional Partial Seventh Storey with 4 Multiple 
Dwellings, to the approved Mixed Use Development Comprising  Shops, 
Restaurants, Offices, Tavern, 101 Multiple Dwellings & One (1) Grouped 
Dwelling at 646 - 660 Albany Highway and 1-3 Miller Street, Victoria Park, for 
the following reasons: 

 
Reasons  
 
1. The proposal is non-compliant with Town Planning Scheme No. 1 Clause 29(3) 

‘Determination of Non-Complying Applications’ as it is: 
 

(i) inconsistent with: 
• the orderly and proper planning of the locality; 
• the conservation of the amenities of the locality; 
• the likely future development of the locality; and 

 
(ii) would have an undue adverse affect on: 

• the occupiers or users of the development; 
• the property in, or the inhabitants of, the locality; and 
• the likely future development of the locality. 
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2. The development does not satisfy the relevant matters to be considered under 

Deemed Clause 67 of the Planning and Development (Local Planning 
Schemes) Regulations 2015 as follows: 

 
a) The aims and provisions of this Scheme and any other local planning 

schemes operating within the Scheme area; 
 

b) The requirements of orderly and proper planning including any proposed 
local planning scheme or amendment to this Scheme that has been 
advertised under the Planning and Development (Local Planning 
Schemes) Regulations 2015 or any other proposed planning instrument 
that the local government is seriously considering adopting or approving; 
 

g) Any local planning policy for the Scheme area; 
 

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

n) The amenity of the locality including the following – 
i. Environmental impacts of the development; 
ii. The character of the locality; 
iii. Social impacts of the development. 

 
(y) any submissions received on the application; 

 
(zb) Any other planning consideration the local government considers 

appropriate. 
 
3. The approval of this development will set a precedent for future similar 

applications along Albany Highway contrary to the orderly and proper planning 
of the locality. 

 
The Report Recommendation/Primary Motion was put and CARRIED (3/2) 

 
For:  Cr Vicki Potter 

  Cr Keith Hayes 
  Mr Christopher Antill 
 

Against: Mr Charles Johnson 
  Mr Lou D’Alessandro 
 

REASON: In accordance with details contained in the Responsible Authority 
Report.  
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11. General Business / Meeting Closure 

 
The Presiding Member reminded the meeting that in accordance with Standing 
Order 7.3 only the Presiding Member may publicly comment on the operations 
or determinations of a DAP and other DAP members should not be approached 
to make comment. 

 
There being no further business, The Presiding Member, Mr Charles Johnson 
declared the meeting closed at 3.37pm 
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Form 1 - Responsible Authority Report 
(Regulation 12) 

 
 

Property Location: Lot 125  (No. 3/335) Collier Road, 
Bassendean 

Development Description: Proposed Convenience Store 
DAP Name: Metropolitan Central JDAP 
Applicant: Planning Solutions 
Owner: Amtank PTY LTD 
Value of Development: $2.1 million 
LG Reference: DABC/BDVAPPS/2017-087 
Responsible Authority: Town of Bassendean 
Authorising Officer: Dylan Stokes, Planning Officer 
Department of Planning File No: DAP/17/01224 
Report Due Date: 8 August 2017 
Application Receipt Date:  25 May 2017 
Application Process Days:  75 days 
Attachment(s): 1. Applicant’s Development Application 

Report prepared by Planning 
Solutions submitted on 24 May 2017.  

 
2. Final set of plans dated 12 July 2017 

(Amendments made to plans that 
differ from plans incorporated as part 
of Planning Solutions initial report) 

 
3. Correspondence on behalf of the 

Department of Planning dated 3 July 
2017. 

 
4. Correspondence on behalf of the 

Department of Environment 
Regulation dated 28 June 2017. 
 

5. Town of Bassendean Local Planning 
policies: 
 
i. No. 6 – Industrial Zones 

Development Guidelines; 
ii. No. 8 – Parking Specifications; 
iii. No. 15 – Percent for Art Policy; 
iv. No. 16 – Control of 

Advertisements under the Local 
Planning Scheme No. 10; and 

v. No. 18 – Landscaping with Local 
Plants. 

 
6. Turning template showing a right 

hand turn for 19m fuel vehicles from 
Collier Road prepared by the Town. 
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Officer Recommendation: 
 
That the Metro Central JDAP resolves to: 
 
Approve DAP Application reference DAP/17/01224 and accompanying plans: 

 
Dwg No. Drawing Name Rev No. Dwg Date 
SK10 Site Plan – Car Bays B 11 July 2017 
SK08 Elevations C 11 July 2017 
T17.041.sk01b Austroads 2013 – 19.0m 

Semitrailer 
N/A 17 May 2017 

T17.041.sk02b Austroads 2013 – 8.8m 
Service Vehicle (Left turn 
into the site from Collier 
Road, accessing the fill 
point and right turn out onto 
Fairford Street) 

N/A 17 May 2017 

T17.041.sk03b Austroads 2013 – 8.8m 
Service Vehicle (Exit the 
loading bay in forward gear 
and right turn out onto 
Fairford Street) 

N/A 17 May 2017 

T17.041.sk04b Austroads 2013 – B99 Car 
(Entry from Fairford Street) 

N/A 17 May 2017 

T17.041.sk05b Austroads 2013 – B99 Car 
(Exit to Fairford Street) 

N/A 17 May 2017 

Town of 
Bassendean 
Right Turn from 
Collier Road 

Vehicle Manoeuvring Plan 
– 19m Semitrailer – Right 
hand turn (red) into the site 
from Collier Road 

N/A 17 May 2017 

 
In accordance with Clause 68 of the Planning and Development (Local Planning 
Schemes) Regulations 2015 and the provisions of the Town of Bassendean Local 
Planning Scheme No. 10 subject to the following conditions as follows: 
 
1. This approval is for the use of the building as a Convenience Store only. Any 

alternative use of the premises will require the submission of an application to 
the Town for a change of use. 

 
2. Revised drawings shall be submitted in conjunction with the application for a 

building permit and such drawings shall demonstrate:  
 

a. A reduced height to Price Board sign from 7m to a maximum height of 
6m. 

b. The bin area is to be masonry in construction and equipped with a hose 
cock. The floor must be graded to a floor waste and connected to sewer. 

c. A replacement crossover to Fairford Street incorporating a 5m turning 
radius for both the crossover wings. 

d. The median strip on Collier Road is to be modified to be flush for a length 
of 10m as shown on the approved turning template to allow fuel vehicles 
to turn right from Collier Road and adequately enter the site. 
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e. Details of a sign to be added inside the lot adjoining the Fairford Street 
crossover preventing fuel vehicles from entering the site from Fairford 
Street. 

f.   Increase the length of car bay 2 to 5.9m whilst maintaining a car bay 
length of 6.2m for bay 1 and 3. 

 
3. The applicant is responsible for all costs and works associated with modifying 

the kerbed median strip within Fairford Street and to the modification of the 
median strip within Collier Road. The works are to be completed to the 
satisfaction of the Western Australian Planning Commission and the Town of 
Bassendean prior to the occupation of the Convenience Store.  

 
4. A detailed and professionally prepared landscaping plan being submitted prior 

to or with the application for a Building Permit for the Town’s approval which 
provides full detail of the scope of works to be undertaken in both the private 
and public realms adjoining the development site, including: 

 
a. All the requirements listed under Local Planning Policy 18 including but 

not limited to: street frontages, contours, reticulation details, details of 
ground treatment and a plant legend showing: 

i. quantity of plants,  
ii. species name  
iii. pot size of plants at the time of planting;  
iv. height at full growth 

b. Details of the location and type of proposed trees, shrubs, ground cover 
and lawn areas to be planted; 

c. All plants to be of low water use; 
d. Landscaping of the verge area adjacent to the development site, 

including the provision of 4 substantial street trees (2 x Corymbia Ficifolia 
to Collier Road and 2 x Eucalyptus Todtiana to Fairford Street) of a 
minimum 90L pot size in accordance with the Town’s adopted Street Tree 
Master Plan;  

e. Two additional shade trees located on site or in the verge with a minimum 
90L pot size;   

f.   The total number of plants to be planted at a minimum rate of 4 per 1m2; 
and 

g. Details of the proposed watering system to ensure the establishment of 
species and their survival during the hot, dry summer months. 

 
5. Landscaping shall be installed and subsequently maintained in accordance with 

the approved landscaping plan. 
 
6. No vehicle used for the delivery of fuel is permitted on site between 7:00am to 

9:00am and 3:00pm to 7:00pm on weekdays. 
 
7. No products, goods or materials are to be stored outside of the building, unless 

in a designated area approved by the Town for this purpose.  
 
8. Fuel pumps are not permitted to the west side of the westernmost fuel bowser 

in accordance with the details shown on the approved drawings.   
 
9. Separate approval being sought from the Town for any proposed fencing in 

Strata Lot 3.  
 

Page 3 



10. All storm water being contained on site. Details of the method of storm water 
being submitted for approval in conjunction with the application for a Building 
Permit. 

 
11. The car parking spaces and access ways to be designed and constructed in 

accordance with Local Planning Policy No. 8 and AS 2890.1 and being  
maintained thereafter to the Town’s satisfaction. 

 
12. All building works carried out under this planning approval are required to be 

contained within the boundaries of the subject lot. 
 
13. Any proposed signage not clearly shown on the plans as signage is subject to a 

separate development application.  
 
14. Prior to the issue of a building permit, a development bond for the sum of 

$42,000 being lodged with the Town to ensure the satisfactory completion of all 
works associated with landscaping, car parking, access ways, screen walls, 
and other associated works. 

 
15. The incorporation of public art into the proposed development or a cash-in-lieu 

payment of $21,000 (one per cent of development cost) in accordance with the 
Town’s adopted Local Planning Policy No. 15 ‘Percent for Art Policy’. Detailed 
arrangements and agreement with respect to art to be provided on-site with a 
bond being provided to the Town for the full cost of the art or alternatively 
payment of the required fee shall be made prior to or in conjunction with the 
application for a Building Permit. 

 
16. The building hereby approved shall not be occupied until all of the conditions of 

development approval have been complied with to the satisfaction of the Town, 
unless the applicant has entered into an agreement with the Town to comply 
with those conditions within a specified period. 

 
Advice Notes 
 
1. The issue of a Building Permit is required prior to the commencement of any 

on-site works. 
 
2. Modifications or works done to the existing crossovers in the verge will require 

approval from the Town’s Asset Services. The applicant is to notify the Town’s 
Asset Services department and gain all necessary approvals prior to 
commencing construction in the verge.  

 
3. Regarding the proposed modifications to the median strip to Collier Road, the 

applicant is to ensure that all necessary approvals as required have been 
provided by the Western Australian Planning Commission.  

 
4. Any development on the site is required to comply with the relevant Sub-

surface Management Plan as found in the Mandatory Auditors Report by the 
Australian Environmental Auditors released on 26 June 2014. 

 
5. In regards the modification of the median strip on Fairford Street, the applicant 

is advised that: 
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a. The length (L) of the splitter strip at the intersection of Fairford Street 
and Collier Road shall be minimum 10m in length as determined from 
Austroads - Guide to Road Design Part 4A (Oct, 2009) Section 6.2.2. 
Table 6.2. 

b. All associated linemarking shall be approved by MRWA and cost shall 
be borne by the developer. 

c. All construction works within the road reserve (central median strip) 
shall be at developers cost and to the Town of Bassendean 
specifications and satisfaction. 

d. Asphalt shall be installed where the strip was, additional hatch 
linemarking (where the strip was) shall be installed. 

 
6. The applicant is advised that they must submit an Application for Approval to 

Establish or Alter a Food Business, together with the required plans and 
prescribed fee to the Health Department at the Town of Bassendean.  The 
plans must include details such as: 

 
a. Finishes of all walls, floors and ceilings; 
b. Position and type of fixtures and fittings; and  
c. Location of sanitary conveniences, ventilating systems, grease trap and 

bin storage. 
 
7. The applicant is advised to obtain approval from the Department of Mines and 

Petroleum for the storage of Chemicals/dangerous goods in accordance with 
the Dangerous Goods Safety Regulations 2007 and Dangerous Goods Safety 
Act 2004.   

 
8. All fuels, oils and other liquids shall be appropriately stored within a bunded 

and covered area capable of trapping any discharges. The application is to 
comply with the requirements of the Environmental Protection (Unauthorised 
Discharges) Regulations 2004. The applicant shall give consideration to the 
proximity/location of on-site storm water drains and soak wells to areas where 
spillage of fuel may occur. 

 
9. Any existing on-site effluent disposal system (septic tanks and leach 

drains/soak wells on the site shall be decommissioned in accordance with the 
Health (Treatment of Sewage and Disposal of Effluent and Liquid Waste) 
Regulations 1974. 

 
10. The applicant is advised that noise generated by activities on site shall not 

exceed the levels as set under the Environmental Protection (Noise) 
Regulations 1997. All development works are to be carried out in accordance 
with control of noise practices set out in Section 6 of AS 2436-1981 or the 
equivalent current Australian Standard. No works shall commence prior to 7am.  

 
Details: outline of development application 
 
Insert Zoning MRS: Industrial 
 TPS: General Industry 
Insert Use Class: Convenience Store 
Insert Strategy Policy: Not applicable 
Insert Development Scheme: Town of Bassendean Local Planning Scheme 

No. 10 (District Zoning Scheme) 
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Insert Lot Size: 3383m2 for entire site, 1177m2 for the strata lot 
Insert Existing Land Use: Lunch Bar and Motor Vehicle Repair 
 
The application proposes the development of a ‘Convenience Store’ in a general 
industrial area and includes: 

- A 135m2 retail building; 
- 4 petrol bowsers (7 bowser bays) under a fuel canopy; 
- Seven (7) dedicated parking bays for staff and customers including a disabled 

bay and an air and water bay; 
- Signage associated with the Convenience Store; 
- A proposed bin store with 2m high fencing;  
- Modifications of the intersection at Collier Road and Fairford Street; 

 
The Convenience Store will operate 24 hours a day, 7 days a week, will employ 2 
staff members on-site at any given time and offer the retail sale of fuel and 
convenience goods.  
 
Background: 
 
Lot 125 (No. 335) Collier Road encompasses three strata lots. The total lot size is 
3383m2 split between the three strata lots with an area of 2617m2 used as a common 
property for access, parking and landscaping. The Strata configuration is as follows: 
 
Strata Lot 1 – Existing lunch bar of 147m2 
Strata Lot 2 – Existing Factory and Workshop Addition with a combined area of 
502m2 
Strata Lot 3 – Previously used as a Service station until 2011 upon which the existing 
service station was demolished and the lot has since remained vacant. The existing 
strata lot is 1083m2 
 
The proposed Convenience Store falls wholly within Strata Lot 3. There is no 
reference on the plans or in the report provided by Planning Solutions that the 
existing parking within the common property area forms part of the assessment. 
Besides a portion of the common property used for vehicle access to Collier Road, 
the application has been designed wholly within Strata Lot 3.  
 
No. 335 Collier Road is zoned general industry under the Local Planning Scheme 
No. 10. The subject lot is adjoined by lots zoned general industry, with fringe light 
industry uses located to the north and east approximately 250m away and the closest 
residential lot located to the northeast approximately 350m away.  
 
The subject site is a corner lot that fronts Collier Road to the south and Fairford Sreet 
to the east. Collier Road is a dual carriageway that is a Category 2 Other Regional 
Road (Blue Road) under the Metropolitan Region Scheme and a District Distributor A 
Road under the Main Roads Functional Road Hierarchy for Western Australia. Collier 
Road currently carries a weekday traffic flow of approximately 17,200 vehicles. 
Fairford Street is a single carriageway that terminates at a junction with Collier Road.  
 
Plans for the Tonkin Highway Northlink project were finalised in April 2015. This 
project proposes large scale upgrades to interchanges along Tonkin Highway and 
includes upgrades to the interchange at Collier Road. The project will include an 
upgrade to the Gray Street/Jackson Street intersection with Collier Road 
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approximately 500m to the west of the subject site. However no upgrades will occur 
at the junction of Fairford Street and Collier Road.  
 
Legislation & policy: 
 
Legislation 
 

a) Planning & Development Act 2005 
b) Planning and Development (Local Planning Scheme) Regulations 2015 
c) Metropolitan Region Scheme 

 
State Government Policies 
 

a) State Planning Policy 4.1 – State Industrial Buffer Policy 
b) Development Control Policy 5.1 – Regional Roads (Vehicular Access) 

 
Local Policies 
 

a) Town of Bassendean Local Planning Scheme No. 10 including: 
- Clause 1.6: The Aims of the Scheme; 
- Clause 4.2.4: Objectives of the General Industry Zone; 
- Clause 5.7.2: Car parking 
- Clause 9.4: Advertising of Applications 
- Clause 10.1: Consultation with Other Authorities 
- Clause 10.2: Matters to be Considered by Local Government.  

 
Local Planning Scheme No. 10 can be accessed via the following link: 
http://www.bassendean.wa.gov.au/Profiles/bassendean/Assets/ClientData/Document
-Centre/Local_Planning_Scheme_10_-_Gazetted/10-Lps-No10-gazetted.pdf 
 

b) Local Planning Policies: 
- Local Planning Policy No. 6 – Industrial Zones Development Guidelines 
- Local Planning Policy No. 8 – Parking Specifications 
- Local Planning Policy No. 15 – Percent for Art Policy 
- Local Planning Policy No. 16 – Control of Advertisements under the Local 

Planning Scheme No. 10 
- Local Planning Policy No. 18 – Landscaping with Local Plants 

 
c) Specification for the Construction of Crossovers 

 
Consultation: 
 
Public Consultation 
 
Under the Zoning Table (Table 1) of the Town’s Local Planning Scheme, a 
Convenience Store is a ‘D’ or discretionary use in the General Industry Zone, which 
does not generate a need for public advertising of the application.  
 
Consultation with other Agencies or Consultants 
 
The application was referred to the following agencies for comment: 
 

- Department of Planning (DoP) – Other Regional Road Reservation 
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The proposal for a Convenience Store utilises an existing crossover to Collier Road, 
where the 19m delivery vehicles, 8.8m service vehicles and regular vehicles will 
enter the site. The Planning and Development Act 2005 – Instrument of Delegation 
that dictates when a referral is required to the Western Australian Planning 
Commission relating to development affecting Collier Road. Collier Road is a 
Category 2 Road and Table 2 of the Instrument of Delegation states that a referral is 
required when the development application meets certain ‘characteristics’. The 
application met the following characteristics: 
 

b) Development with potential for a significant increase in traffic on the regional 
road using any access, either directly or indirectly, onto the road reservation; 

c) Development which involves the retention of more than one existing access, 
or additional, relocated or new access between the subject land and the road 
reservation; 

d) Development, which proposes retention of an existing access between the 
subject land and the road reservation, where alternative access is or could be 
made available from side or rear streets or from rights of way; 

f) Development on a lot affected by the regional road reservation where- 
• None of the proposed development is within the regional road 

reservation; and 
• Has a construction value greater than $150,000.  

 
A referral response was received by the Department of Planning stating that the 
Department has no objection to the proposed development, but recommends 
conditions addressing the following: 

- Restrict fuel tanker access to times outside peak hours; 
- Reduce the size of the median on Fairford Street to allow for the movement of 

fuel tankers exiting the site; 
- Upgrade the median strips along Collier Road if required, to provide them with 

mountable edges; 
- Take measures to ensure fuel tankers do not attempt to access the site via 

Fairford Street; 
- Consideration should be given to any measures which might be taken to 

improve safe access for pedestrians and cyclists (particularly crossing 
Fairford Street to and from the site). 

 
- Department of Environmental Regulation (DER) – Contaminated Sites 

 
The subject lot is associated with a Memorial for Lot 3 on Strata Plan 22003 in 
addition to the common property on the site. Under the Contaminated Sites Act 2003, 
the site is classified as ‘remediated for restricted use.’ The requirements under 
section 58(6)(b) of the Contaminated Sites Act 2003 states the following:  
 

A responsible authority is not to grant approval under a scheme for any 
proposed development of that land, without seeking, and taking into account, 
the advice of the CEO as to the suitability of the land for the subdivision, 
amalgamation or development. 

 
A referral response was received by the DER and detailed the following: 

- The subject lot was classified under section 13 of the CS Act as remediated 
for restricted use on 4 October 2016 and a memorial was placed on the 
certificate of title. 
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- In 2012 there were remedial works that included excavation to 5.5m below 
ground level. Further investigations in 2013 identified that hydrocarbon, 
impacted soil and groundwater still remain beneath the site at approximately 
5.5m below ground level. 

- The site is considered suitable for commercial and industrial uses provided 
that the groundwater is not abstracted and the site is subject to the Sub-
surface Management Plan for the area as found in the Auditors Report on 26 
June 2014. 

- It was acknowledged by the DER that the details relating to the depth of the 
fuel storage tanks have not been finalised, but notes that the report prepared 
by Planning Solutions states that the works will be undertaken in accordance 
with the relevant legislation and approved management plans.  

- The DER recommends that the approval should not include a contamination 
related condition.  

 
Planning assessment: 
 
Local Planning Scheme   
 

- Zoning, Classification of Use and Permissibility of Use 
 
The subject land is zoned ‘Industrial’ under the Metropolitan Region Scheme and 
‘General Industry’ under the  Town of Bassendean Local Planning Scheme No. 10 
(LPS 10). In accordance with Table 1 under Clause 4.3 of LPS 10, the proposed 
Convenience Store is a ‘D’ use. Clause 4.3.2 of LPS 10 states that a ‘D’ use is ‘not 
permitted unless the local government has exercised its discretion by granting 
planning approval’. 
 
Under the LPS 10, there is a separate use class for Service Station that is an ‘A’ use 
and would require advertising. A Convenience Store is defined below: 
 

“convenience store means premises –  
(a) used for the retail sale of convenience goods commonly sold in 

supermarkets, delicatessens or newsagents, or the retail sale of petrol 
and those convenience goods;  

(b) operated during hours which include, but may extend beyond, normal 
trading hours;  

(c) which provide associated parking; and  
(d) the floor area of which does not exceed 300 square metres net lettable 

area” 

The application is deemed to meet the definition in regards to the following: 
- Goods to be sold of a ‘retail/convenience nature’ in addition to the sale of 

petrol as detailed in the applicants report; 
- The Convenience Store will operate in addition to normal trading hours, being 

a 24/7 operation, 7 days a week; 
- Parking is provided on site within the strata lot boundaries; and 
- The total net lettable area of the Convenience Store is 135m2.  

 
On this basis, the application is considered to meet all aspects of the Convenience 
Store definition.  
 

- Car parking 
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Clause 5.7.2.1 of LPS 10 requires that for any use indicated in Table 1 of LPS 10 that 
sufficient parking bays are provided under Table 2. Despite a Convenience Store 
being listed as a use under Table 1, there is no corresponding car parking 
requirement under Table 2. In the event that no parking requirement is specified, LPS 
10 goes on to state that “the local government shall determine the number of car 
parking spaces to be provided on the land having regard to the nature of the 
proposed development, the number of employees likely to be on the site, the 
prevention of the obstruction of roads and street, and the orderly and proper planning 
of the locality and the preservation of its amenities.” 
 
The proposal incorporates the following in regards to parking 

- 7 bays (including 1 disabled bay and 1 air and water bay) with 2 of the bays 
adjoining the front of the Convenience Store and the remainder abutting the 
southern lot boundary; and  

- 7 bays for fuelling purposes. 
 
The report provided by Planning Solutions referenced a Roads and Traffic Authority 
(NSW) report titled “Guide to Traffic Generating Developments” which references 5 
bays being required per 100m2. With a net lettable area of 135m2, a total of 6.75 
(rounded to 7) bays would be required, with 7 bays being provided. On this basis 
sufficient car parking bays has been provided for the proposed development. 
Additional surplus car parking bays (10) also exist within the area of common 
property. 
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Local Planning Policies   
 

- Local Planning Policy 6 (LPP6) – Industrial Zones Development Design Guidelines 
 
Item Requirement Proposal Compliance 
Building 
Setbacks 

Minimum setback requirements for buildings 
shall be in accordance with the following: 
 
Front: 13.0m 
Rear: Nil 
Side: 4.5m 
Secondary Street: 6.0m 

Front: 
13m to roof of fuel canopy. 
 
Rear: 
Nil at the closest point to strata lot 
boundary, 12m to lot boundary. 
 
Side: 
Nil at the closest point to strata lot 
boundary, 34m to lot boundary. 
 
Secondary Street: 
6.0m to canopy roof and Convenience 
Store (bin enclosure not considered a 
building).  

All setbacks comply when 
measuring to the  
boundaries of the parent 
lot.  

Plot Ratio Maximum of 0.75 Strata Lot: 135m2/1177m2 = 0.11  
Parent Lot: 784m2/3383m2 = 0.23 

Complies. 

Site Cover Maximum of 50% Strata Lot: 621m2/1177m2 = 52% 
Parent Lot: 1270m2/3383m2 = 37.5% 

Complies when 
incorporating the parent 
lot. 

Vehicle 
Parking 

Car parking spaces shall be provided, 
constructed and maintained in accordance 
with the provisions of Part 5 of the Scheme, 
Local Planning Policy No. 8 (Parking 
Specifications) and the approved plan relating 
thereto.  
 

Bay 1 and 3 (Parallel) 
Width of Bay: 2.6m 
Aisle Width: Approximately 11.8m 
Length of Bay: 6.2m 
 
Bay 2 (Parallel) 
Width of Bay: 2.6m 

Bay 2 does not comply 
with the Australian 
Standards or the Town’s 
policy (5.4m proposed in 
lieu of prescribed 5.9m 
length).  
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Local Planning Policy 8 Requirements: 
 
Parallel bays: 
Width of Bays: 2.5m  
Aisle Width: 3.6m 
Length of Bay: 5.9m (Note: Australian 
Standards 2890.1 calls for 6.2m Length of 
Bay for User Class 3A when the end of the 
bay is obstructed) 
 
90 degree bays: 
Bays Width: 2.5m  
(Note: Australian Standards 2890.1 calls for 
2.7m width bays for User Class 3A) 
Depth of Bay: 5.4m 
Aisle Width: 6.2m  
(Note: Australian Standards 2890.1 calls for 
6.2m aisle width for bays with 2.7m width for 
User Class 3A) 
 
 

Aisle Width: Approximately 11.8m 
Length of Bay: 5.4m 
 
Bay 4 and 5 (Parallel) 
Width of Bay: 2.6m 
Aisle Width: Approximately 13.0m 
Length of Bay: 6.2m 
 
Bay 6 (90 Degree) 
Width of Bay: 2.7m 
Depth of Bay: 5.5m 
Aisle Width: 6.2m 
 
Bay 7 (90 Degree) 
Width of Bay: 2.4m 
Depth of Bay: 5.5m 
Aisle Width: 6.2m 
 
Single Disabled Bay provided in 
accordance with specifications under the 
Australian Standards 2890.6:2009. 
 
No detail provided of materials for paving. 
Condition recommended to ensure paving 
is consistent with policy material type.  

The remainder of the bays 
comply with both the 
Australian Standards and 
the Town’s Policy.   

Landscaping All development within these zones shall be 
landscaped in accordance with the following 
requirements: 
 

a) Minimum width of landscaping to front 
setback of 2m. 

b) Minimum width of landscaping to 

a) Front landscaping: 2.0m 
b) Secondary street landscaping: 

1.0m 
c) Insufficient details provided on 

landscaping plan.  
d) No shade trees provided. 

Landscaping in front and 
secondary street complies. 
Details on landscaping 
plan and shade trees do 
not comply. Landscaping 
plan requested by way of 
condition to meet this 
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secondary street of 1m. 
c) Landscaping to be provided in 

accordance with Local Planning Policy 
18 

d) Shade trees provided in parking areas 
at a ratio of one per six car parking 
bays.  

 

policy. 
 

Security 
Fencing 

Where a security fence is proposed on a 
street lot boundary, it shall be of an open style 
either mesh fencing or palisade style fencing 
and setback 2-metres behind the street 
alignment.  
 
Solid screen fences on industrial sites are 
only acceptable where located at or behind 
the 13-metre building line to the front setback 
area. In the case of corner lots solid screen 
fencing must be setback 6-metres from the 
secondary street. 

No security fencing proposed.  Complies. A condition is 
recommended that the 
applicant shall submit a 
planning application for 
any proposed fencing. 

Service 
Access 

Provision shall be made for service access in 
the following manner: 
 

a) a paved accessway shall be provided 
for vehicles from the street to the rear 
of and to any other part of the building 
where provision is made in the 
external walls of the building for the 
entry of or the loading or unloading of 
vehicles; 

 
b) the access way shall be so 

a) Vehicle access and loading bay 
provided on the eastern side of the 
lot.  
 

b) Delivery vehicle can enter from 
Collier Road and exit to Fairford 
Street.  
 
There is sufficient manoeuvring for 
a 19m fuel vehicle if the median 
strip is modified.  
 

Complies subject to 
modification of median 
strips as detailed 
elsewhere within this 
report.   
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constructed that all vehicles using it 
can enter from and return to a street in 
forward gear without reversing any 
part of the vehicle onto a street;   
 

c) except as hereinafter mentioned, the 
access way shall not be less than 4.5 
metres in width, unless the size of the 
lot makes the provision of such an 
access way impracticable or 
unreasonable the Council may permit 
an access way of a narrower width but 
in no case less than 3.0 metres in 
width;  
 

d) the provision of on-site delivery 
manoeuvring areas where large single 
axle commercial vehicles can enter 
and leave the site in forward gear. The 
manoeuvring area shall be exclusive of 
car parking bays and the interior of the 
building. 

 

c) Manoeuvring paths for delivery 
vehicles and 19m fuel trucks 
achieves 4.5m width. Loading bay 
has a width of 4.0m 

 
d) Vehicle movements exclusive of 

car parking bays. 
 

Storage and 
Refuse 
Areas 

The Council may require the provision of one 
or more areas for the storage of refuse in a 
development. This area shall be:  
 

a) screened from view from any public 
street, and enclosed by a wall of 
masonry or other approved building 
material, and being of not less than 
1.8 metres in height; and  

a) Not of masonry construction but 
does exceed 1.8m height. Bin area 
is of size 2.5m x 5m and is 
exclusive of the loading bay. 

 
b) Adequate access provided for 

service vehicles.  
 

 

Does not comply with the 
required materials. 
Condition recommended 
requiring different 
materials.  
 
Condition imposed relating 
to open storage. 
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b) accessible to service vehicles. 

 
Irrespective of whether a storage area is 
required for a development, no land shall be 
used for open storage purposes unless it is 
screened from view of any public street by a 
fence or wall built to the specifications and 
satisfaction of the Council. 

Building 
Materials 

The facades of all buildings facing public 
streets shall be constructed of brick, glass, 
stone, masonry or concrete in respect of the 
ground floor level. The second floor level, or 
its equivalent, may be constructed of other 
material in accordance with the Building Code 
of Australia.  
 
The use of zincalume sheeting for 
construction of Industrial buildings is 
prohibited, unless such buildings or parts of 
buildings are not visible from any public street, 
or Council approval is granted to vary this 
requirement. 

The report states that concrete panels will 
be used as part of construction and the 
plans show glass to the front of the 
Convenience Store building façade. 

Complies 
 

 
 

- Local Planning Policy 16 (LPP16) – Control of Advertisements under the Local Planning Scheme No. 10 
 
Item Requirement Proposal Compliance 
Pylon Sign Max height of device: 6m 

Max width of device: 2m 
Max area: 4m2 
Minimum headroom: 2.4m 

Pylon Sign (Price Board) 
 
Max height of device: 7m 
Max width of device: 2m 

Variations to Pylon Sign 
- Max height 
- Max area 
- Max height above 
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Max height above ground: 6m 
Projection maximum: 900mm 
Setbacks front: 1m 
Setbacks side: 2m 
Other setbacks: 6m 
Location: Minimum 6m clearance of another 
sign. 

Max area: 14m2 
Minimum headroom: N/A 
Max height above ground: 7m 
Projection maximum: 480mm 
Setbacks front: Approximately 200mm 
Setbacks side: Approximately 750mm (to 
strata lot boundary) 
Other setbacks: >6m 
Location: >6m separation distance 
 
 

ground 
- Front setback 
- Side setback 

 
Condition recommended 
calling for height of pylon 
sign to be amended from 
7m to 6m.  

Roof Sign Height of main building above ground level:  
- 3.7m to 4.5m requires a maximum 

height of 0.9m for the sign.  
- 4.5m to 6.0m requires a maximum 

height of 1.2m for the sign. 
- 6.0m to 12.0m requires a maximum 

height of 2.0m for the sign.  

Roof Sign (Convenience Store) 
Height of Roof: 3.7m to 4.5m 
Height of Sign: 1.0m 
 
3 x Roof Sign (Fuel Canopy) 
Height of Roof: 6.35m 
Height of Sign: 1.0m 

Variations to Roof Sign 
(Convenience Store) 

- Max height 
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- Local Planning Policy 15 (LPP15) – Percent for Art Policy 
 
LPP 15 details requirements relating to contribution towards the Town for public art 
either on the subject site or on crown land. The policy applies throughout the entirety 
of Bassendean for “all development proposals for multiple dwellings, mixed use, 
commercial, civic, institutional, educational projects or public works with a value 
greater than $1,000,000 shall be regarded as eligible proposals under this Policy.” 
 
The value of the contribution must be provided at 1% the value of the eligible 
proposal. For the proposed $2,100,000 Convenience Store this would equate to a 
contribution of $21,000. The applicant can elect to either pay the contribution directly 
to the Town or instead provide the public art on site at the applicant’s expense.  
 

- Specification for the Construction of Crossovers 
 
The Town of Bassendean’s Specification for the Construction of Crossovers details 
requirements to ensure the adequate construction of Crossovers and access 
throughout the Town of Bassendean. The document incorporates a table that 
specifies maximum crossover sizes for industrial properties. The table specifies a 
maximum width of the crossover at the property boundary as being 10.7m and 
maximum width of the crossover at the kerb line of 21.7m with a 5m turning radius. 
 
The existing crossover to Collier Road is non-symmetrical with a 12m width at the 
property boundary and 20.2m width at the kerb line. The turning radius is 
approximately 4m on the western side and 2.5m on the eastern side. 
 
The existing eastern crossover to Fairford Street is 9.3m in width at the property 
boundary and 15.5m in width at the kerb line. The turning radius for both wings are 
inconsistent with approximately 2.8m on the northern side and 2m on the southern 
side.  
 
State Planning Legislation 
 

- State Planning Policy 4.1 – State Industrial Buffer Policy 
 
State Planning Policy 4.1 – State Industrial Buffer Policy (SPP 4.1) identifies the 
need for land uses commonly associated with off-site amenity impacts (noise, dust, 
odour, risk and particulate emissions) to be separated from sensitive land uses to 
ensure acceptable environmental criteria can be achieved at nearby sensitive 
receivers. 
 
The Environmental Protection Authority’s - Guidance for the Assessment of 
Environment Factors - Separation Distances between Industrial and Sensitive Land 
Uses compliments, and provides guidance on, the implementation of SPP 4.1. As 
outlined in this framework, there is no direct guidance specifically regarding 
Convenience Stores and required separation distances. Regarding 24-hour service 
stations it is recommended that a minimum separation distance of 200m be provided 
from sensitive land uses in order to mitigate impacts of gas emissions, noise, odour 
and risk. The subject site is surrounded by general industrial and light industrial land 
uses, with the nearest residential lot approximately 350m from the subject site. On 
this basis, the application is considered a sufficient distance from adjoining sensitive 
land uses.  
 

- Development Control Policy 5.1 – Regional Roads (Vehicular Access)  
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Development Control Policy 5.1 – Regional Roads (Vehicular Access) (DCP 5.1) 
addresses matters relating to the control of development adjacent to regional roads. 
Clause 3.3.1 of DCP 5.1 requires states that the Commission will seek to minimise 
the creation of new driveways on regional roads. Clause 3.3.1 states that “In 
considering applications for access on regional roads, the effects of the proposals 
on traffic flow and road safety will be the primary consideration. The more 
important the regional road, the greater the importance attached to these factors. 
In general, the Commission will seek to minimise the creation of new driveways 
on regional roads and rationalise existing access arrangements.” 
 
Due to the confined nature of the site, access is required from Collier Road to allow 
the 19.0m fuel trunks to adequately access the site and exit in forward gear. The 
Department of Planning have indicated in their correspondence that they support the 
retention of the existing access arrangement to Collier Road, subject to 
recommended conditions.  
 

- Contaminated Sites Act 2003 
 
The site is recognised as being a contaminated site under the Contaminated Sites 
Act 2003. Under Section 58(6)(b) of the Contaminated Sites Act 2003, the 
Department of Environment Regulation must provide comment before a decision can 
be made in regards to the suitability of land for development. The referral provided by 
the DER stated that the site is considered to be suitable for the proposed 
convenience store land use, provided that the relevant Site Management Plan is 
followed. The Town recommends following the DER’s recommendation that no 
contamination condition shall be added to the approval, but a footnote has been 
recommended advising the applicant to comply with the Site Management Plan. 
  
Officer Comments  
 
Assessment Under Local Planning Scheme: 
 

- Car Parking (Number of Bays) 
 
The Scheme permits discretion in regards to applying an acceptable amount of bays 
on site. The fuelling bays will likely be the most utilised bays on the site, with cars 
waiting in the manoeuvring areas to access the fuelling bays during peak times. In 
this regard, enforcing more dedicated parking bays on site than is proposed would be 
considered unnecessary, as the primary demand on site would be for the fuel bays.  
 
On this basis, the 7 dedicated customer bays (including the air and water bay 
included as part of the amended plans) would be considered sufficient to provide for 
the retail needs of the Convenience Store in addition to the two staff members on site 
at any given time. Furthermore, in the unusual circumstance that all 7 of the 
customer bays are occupied, the fuel bays can cater for overflow parking if they are 
not otherwise occupied.  
 

- Local Planning Policy 6 – Industrial Zones Development Design 
Guidelines (LPP 6) Variations and Recommended Conditions 

 
Vehicle Parking (Dimensions and Access): 
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Regarding vehicle dimensions and parking requirements relating to aisle width, there 
are two forms of assessment. LPP6 refers to compliance Local Planning Policy 8 
(LPP 8), a separate policy which specifies general requirements for parking. The 
Australian Standards 2890.1 (AS2890.1) has requirements that caters to user 
classes, which defines dimensions based upon how regularly the bays are being 
utilised and the turnover of cars on the site. Generally the AS2890.1 is a more 
specific tool of assessment and is more relevant given the high turnover of cars on 
the site. Due to the high turnover of vehicles, the site was assessed against the User 
Class 3A requirements.  
 
The initial submission incorporated numerous variations to both the LPP8 and 
AS2890.1. The Town corresponded with the applicant who sought to modify the 
plans in to achieve compliance with AS2890.1. However as a result of the 
modifications, a reduction in bay length occurred to Bay 2 which does not meet either 
AS2890.1 or the Town’s LPP 8. As such a condition is recommended that calls for 
this bay to be increased to a length of 5.9m, whilst retaining the 6.2m bay length for 
Bays 1 and 3. 
 
Landscaping: 
As part of the provided plans, a landscaping plan was provided with limited details. 
LPP 6 requires that landscaping is provided in accordance with the Town’s Local 
Planning Policy No 18 – Landscaping with Local Plants (LPP 18). In order to achieve 
sufficient landscaping on site and address all points within both policies (LPP 6 and 
LPP 18) in addition to the Town’s Street Tree Master Plan, a condition should be 
applied to the approval that suitably addresses all policy requirements.  
 
Storage and Refuse:  
The policy requires that the storage and refuse area be constructed from masonry or 
other approved building material. The bin store is located in a prominent location that 
will be apparent from both Collier Road and Fairford Street. Furthermore, masonry 
construction is much more suited to a bin store area (superior impact resistance 
compared to metal sheeting) and will not deteriorate over the lifespan of the 
development as the proposed metal walled bin storage area would.  
 
The Town therefore recommends a condition to ensure that the bin area will be 
constructed from masonry. The Town also recommends through this condition that 
the bin store be fitted with a hose cock and that the floor shall be graded to a floor 
waste and connected to sewer. 
 

- Local Planning Policy 16 – Control of Advertisements under the Local 
Planning Scheme No. 10 (LPP 16) Variations and Recommended 
Conditions 

 
There are multiple variations to Local Planning Policy 16 in regards to the proposed 
signage incorporated as part of application for the Convenience Store. The Town 
recognises the minimal impact of many of these signs considering the surrounding 
general industrial land uses. 
 
However, the proposed Price Board signage is considered excessive in regards to its 
height within a close proximity to the front boundary. There are no precedents along 
the length of Collier Road where pylon signage exceeds a 6m height. Allowing a 
variation in this instance would set a precedence for the area and undermine the 
Town’s policy. A similar DAP application for a 7-Eleven Convenience Store at 300 
Collier Road was approved (May 2017) 100m to the west where the DAP previously 
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made a decision to reduce signage from 8m to 6m in accordance with the policy. To 
ensure consistency the Town recommends a similar condition to reduce the height 
from 7m to 6m. 
 
The specific details of the signage was not made clear as part of the provided plans. 
The Town therefore requests that the specific details of the signage be provided at 
the building permit stage. Furthermore the Town recommends imposing a condition 
requiring any signage that is not clearly marked as signage on the proposed plans to 
be part of a separate application to the Town.  
 

- Access Arrangements onto Collier Road, Vehicle Manoeuvring and 
Service Access 

 
The application incorporates two existing crossovers for access throughout the site. 
The turning templates provided in the Transcore document demonstrate 
manoeuvring of the 19m vehicle entering from Collier Road and exiting through 
Fairford Street. The transport report was silent on the fuel vehicles gaining access 
from Fairford Street. The delivery vehicle and regular cars were demonstrated to 
adequately manoeuvre through the site from either crossover.  
 
An existing crossover is located to the south of the subject lot (Collier Road frontage) 
and is used for vehicle access by all the tenancies on the overall site. The existing 
crossover to Fairford Street was utilised as part of the former service station and is 
not used for access by other tenancies. This crossover will have to be reconstructed 
as it is damaged and not constructed to the Town’s specifications. Therefore a 
condition of approval has been recommended seeking a replacement crossover with 
a 5m wing radius for the easternmost crossover to facilitate access.  
 
In order to permit the fuel vehicle to exit from the Fairford Street crossover, 
modifications will be required to the existing median strip in Fairdord Street. The 
Town supports the modifications of the median strip on Fairford Street as shown on 
the plans at the full expense of the applicant. A condition of approval has been 
recommended to this effect. 
 
The proposed turning movements associated with fuel tankers entering and exiting 
the site do raise some concerns especially in relation to the 19m fuel vehicles, which 
were not adequately addressed as part of the Transcore report. These issues are 
summarised as follows: 
 

- The fuel vehicle turning left into the site from Collier road will only be possible 
if there are no cars waiting in the crossover trying to exit.  

- If the truck attempts to stop on Collier Road to allow cars to exit, there is the 
potential for a collision, particularly where a vehicle is exiting the site in a 
westbound direction, due to the blocked sightlines resulting from the length, 
height and width of the fuel vehicle . 

- No turning template has been provided of the 19m fuel vehicle turning left into 
the site from Fairford Street as an alternative entry point and it is assumed 
that from the angles of the crossover, median strip and fuel bowsers that this 
turn would not be possible as a second point of entrance.  

- No turning template was provided of a 19m fuel vehicle turning right from 
Collier Road to enter the site. The existing median strip does not lend itself to 
this movement.  The Town’s Asset Services have prepared a turning template 
diagram that shows the required modifications to the median to achieve a 
satisfactory right hand turn into the site.  
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1 Preliminary 
 

1.1 Introduction 
 
Planning Solutions acts on behalf of Quick Service Retail Pty Ltd, the proponent of the proposed 
convenience store at Lot 3 (Unit 3, 335) Collier Road, Bassendean (subject site). Planning Solutions 
has prepared the following report in support of an Application for Development Approval for a fuel retailing 
convenience store on the subject site.  
 
This report will discuss various matters pertinent to the proposal, including: 

• Site details. 
• Proposed development. 
• Statutory planning framework. 

 
The application seeks to develop a convenience store and associated infrastructure on a 1,177m2 portion 
of the subject lot, which will provide for the retail sale of fuel and goods of a convenience/retail nature. 
The proposed convenience store is suitably located to provide key services to the surrounding industrial 
area and patrons travelling along Collier Road.  
 
We respectfully request the Metro Central Joint Development Assessment Panel (JDAP) grant approval 
to the proposed use and development.   
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2 Site details 
 

2.1 Land description 

 
Refer to Table 1 below for a description of the land subject to this development application. 
 
Table 1 – Lot details 

Lot Strata Plan Volume Folio Area (m2) 

3 22003 1918 51 1,177m2 

 
The subject lot is on Strata Plan 22003 which contains three (3) strata lots and a common property area. 
The common property includes car parking, access way and landscaping areas. 
 
Refer Appendix 1 for a copy of the Certificate of Title and Strata Plan. 
 

2.2 Encumbrances 
 
The subject site contains a Memorial (document M815765) pursuant to the Contaminated Sites Act 2003 
and classifies the site as ‘remediated for restricted use’.  The subject site has historically been used as a 
service station, from 1992 to 2004. The Department of Environment Regulation’s Basic Summary of 
Records Search Response states that: 

The site is suitable for the current commercial/industrial land use provided that management of 
any excavation below 5.0m below ground level are undertaken as set out in the Sub-surface 
Management Plan (Coffey, November 2013). 

The proposed fuel retailing convenience store is consistent with the current commercial/industrial land 
use.  Excavation works will be undertaken in accordance with the relevant legislation and approved 
management plans. 
 
Refer Appendix 2 for a copy of memorial documentation, including DER’s Basic Summary of Records 
Search Response.  
 

2.3 Location 
 
2.3.1 Regional context 
 
The subject site is located approximately 8.5km north-east of the Perth CBD, 3km south-east of the 
Morley strategic metropolitan centre, and 5km north-west of the Perth Airport.  
 
The subject site fronts Collier Road, an ‘Other Regional Road’ under the MRS. Collier Road links the site 
to Tonkin Highway, a major north-south regional road link through the Metropolitan Region. Collier Road 
also links to Guildford Road, which provides access to both the Perth CBD and Midland.    
 
The subject site is situated within the municipality of the Town of Bassendean (Town). 
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2.3.2 Local context, land use and topography 
 
The subject site is bounded by Collier Road to the south and Fairford Street to the east. The subject site 
adjoins existing industrial land uses to the north and west.  
 
The subject site is surrounded by industrial land uses on relatively large lots generally comprising: 

• Transport depots.  
• Factories and warehouses.  
• Fast food and lunch bars.  
• Light industry.  

 
Collier Road is dual carriageway and according to Main Road WA traffic counts (as at May 2015), Collier 
Road east of Fairford Street carries average weekday traffic flows in order of approximately 10,000 
vehicles per day. 
 
The subject site is currently vacant, however, was historically used as a service station for approximately 
12 years, from 1992 to 2004. The other strata lots contain existing single storey buildings, with the existing 
uses a ‘Lunch Bar’ (s/lot 1) and ‘Motor Vehicle Repair’ (s/lot 2). The subject site is relatively flat and 
contains no vegetation.  
 
Refer Figure 1, aerial photograph. 
 
Photographs 1 to 4 depict the subject site and surrounds  
 

 
Photograph 1 – The subject site, viewed from Collier Road.  
 
 

 



Proposed Convenience Store 
Lot 3 (Unit 3, 335) Collier Road, Bassendean  

4 

Photograph 2 – The subject site viewed from Fairford Street  

 

Photograph 3 – The dual-lane carriageway of Collier Road.   
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Photograph 4 – Photo showing other land uses in strata and established landscaped areas, viewed from Collier Rd.   
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3 Proposed development 
 
The application seeks to develop a convenience store on a 1,177m2 portion of the subject lot with 
associated parking areas and signage. The proposed convenience store is suitably located to provide 
key services to the surrounding industrial area and patrons travelling along Collier Road. 
 

3.1 Convenience store 

 
The proposed convenience store will provide for the retail sale of fuel and other goods of a 
retail/convenience nature. Specifically, the proposed development comprises: 

• A retail building of 135m2 gross floor area (GFA).  
• A fuel canopy comprising an overall height of 6.35m.  
• Three fuel bowsers, with six refuelling spaces (two per bowser).  
• Two underground fuel storage tanks, with the filling point located south of the fuel canopy.  
• Seven additional (non-refuelling) car parking bays for customers and staff, including an 

accessible bay. 
• Bin storage and servicing areas at the eastern side of the retail building with an associated 

loading zone for service vehicles.  
• Landscaping along street frontages within the site and on the verge. 
• A 7m high illuminated pylon sign, associated with the convenience store, and located near the 

Collier Road lot boundary. 
 
The retail building is set back approximately 29.8m from Collier Road and 6.085m from Fairford Street. 
The proposed fuel canopy has a setback of 15.835m from Collier Road, and a setback of 7m from Fairford 
Street. The fuel canopy is a visually permeable structure, supported by structural beams integrated into 
the bowsers (located centrally within the canopy itself). 
 
The proposed convenience store is orientated towards Collier Road and a pylon sign is proposed at the 
subject site’s southern boundary. This arrangement allows sufficient exposure for east and westbound 
vehicles travelling along Collier Road to enter the site in a safe and coordinated manner. The proposed 
retail building shop front incorporates substantial glazing and high quality materials which result in a 
visually permeable and well-presented built form. 
 
The proposed convenience store provides 7 car parking bays for the use of customers and staff, 1 loading 
bay and 6 refuelling bays adjacent to petrol bowsers (two each side).   
  
The bin storage area is located at the eastern side of the retail building, enclosed with 2m high screen 
fencing, accessed by a loading zone which allows for the access and temporary stopping of service 
vehicles.  
 
The proposed convenience store will operate 24 hours per day, 7 days per week and accommodate two 
staff on site at any one time.  
 
Refer to Appendix 3 for the development plans.   
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3.2 Access  
 
The proposed convenience store will gain access via an existing communal crossover to Collier Road 
and an existing crossover to Fairford Street. The convenience store is designed such that vehicles can 
access the convenience store via either crossover and safely navigate/egress the site in a coordinated 
manner.  
 
The access arrangements are supported by a Transport Impact Statement (TIS) prepared by Transcore 
(refer Appendix 4). 
 
3.3 Servicing  
 
The proposed convenience store has been designed to facilitate the safe and efficient movements of fuel 
tankers and service vehicles (i.e. delivery and waste collection trucks).  
 
A plan depicting the swept path movements of a 19.0m fuel tanker and 8.8m service vehicle is contained 
in Appendix 4, refer to Figures 4 - 6. The TIS identifies that the northern section of the existing solid 
median along Fairford Street will need to be removed and replaced with appropriate road line-markings.  
 
Fuel tankers will access the site in the following manner: 

• Ingress via the Collier Road crossover. 
• Navigate along southern portion of the site towards the underground fuel tank filling point.  
• Egress via the Fairford Street crossover, with vehicles to turn right or left onto Collier Road.  

 
Fuel tankers are anticipated to make up to 2-3 deliveries per week, depending on retail fuel consumption 
and general demand. Fuel deliveries will generally take place outside of peak traffic periods to ensure 
minimal disturbance to the site’s operations and external traffic, and will be appropriately managed by 
the operator. 
 
Service vehicles will access the site in the following manner: 

• Ingress via the Collier Road crossover. 
• Navigate across the site to the dedicated loading bay.  
• Egress via the Fairford Street crossover, with vehicles to turn right onto Collier Road.  

 
General stock deliveries and bin servicing will take place 1-2 times per week, although this may fluctuate 
depending on the time of year and demand for certain products. As depicted on the site plan, the loading 
area is situated at the eastern side of the retail building, away from the traffic flow of patrons and fuel 
tankers.  
 
Refer to Appendix 4 for the Transport Impact Statement.  
 

3.4 Stormwater management  
 
A Stormwater Management Plan has been prepared in support of the proposed development to 
demonstrate how stormwater will be managed onsite. 
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The onsite stormwater management for the proposed development is designed to comply with the City’s 

stormwater requirements. The current design of the site allows for grated and below ground soakwells 
to be the primary method of storage and infiltration.  
 
Refer Appendix 5, Stormwater Management Plan.  
 
3.5 Signage 
 
This application seeks approval for a 7m high illuminated pylon sign, associated with the convenience 
store fronting Collier Road.  
 
The application also proposes the following signage which are considered to be exempt under Schedule 5 
of Town’s Local Planning Scheme No. 10 (LPS10): 

• Three (3) fascia signs with a sign face area of 1.6m2 per sign affixed to the fuel canopy on north-
east, north-west and south-east elevation. 

• One (1) wall sign with a sign face area of 3.7m2 affixed to convenience store building. 
 
Please refer to Appendix 3 for the development plans, which contains details of the signage locations 
and size. 
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4 Statutory planning framework 

4.1 Metropolitan Region Scheme 
 
The subject site is zoned Industrial under the Metropolitan Region Scheme (MRS). The subject site fronts 
Collier Road, which is reserved Other Regional Roads under the MRS. The proposal is consistent with 
the provisions of the MRS and may be approved accordingly.  
 

4.2 WAPC Development Control Policy 5.1 – Regional Roads (Vehicular 
Access) 

 
The WAPC Development Control Policy 5.1 – Regional Roads (Vehicular Access) (DCP 5.1) sets out the 
planning framework controlling access to regional roads. Section 3.3 of DCP 5.1 stipulates the 
development requirements to control access to regional roads. Table 2 below provides an assessment 
against the relevant requirements of Section 3.3 of DCP 5.1. 
 
Table 2 – assessment of DCP 5.1 requirements 

Requirement Comment 

3.3.1  

In considering applications for access on regional roads, the 
effects of the proposals on traffic flow and road safety will 
be the primary consideration. The more important the 
regional road, the greater the importance attached to these 
factors. In general, the Commission will seek to minimise 
the creation of new driveways on regional roads and 
rationalise existing access arrangements. 

The proposal seeks to utilise an existing communal 
crossover to Collier Road, which is reserved as ‘Other 
Regional Roads’ under the MRS.  

A transport impact statement (Appendix 4) has been 
prepared for the proposed development. The transport 
impact statement demonstrates the proposal is satisfactory 
from a traffic engineering perspective, and that the 
proposed access arrangements are safe and acceptable.  

3.3.2  

Where regional roads are constructed or planned to freeway 
standards, no access to frontage development is permitted. 
On regional roads not constructed or planned to freeway 
standards, there is a general presumption on traffic and 
safety grounds against the creation of new driveways or 
increased use of existing accesses to these roads. Where 
alternative access is or could be made available from side 
or rear streets or from rights of way, no access shall be 
permitted to the regional road unless special circumstances 
apply. 

The development site is located at the corner of Collier Road 
and Fairford Street. Collier Road is reserved as ‘Other 
Regional Roads’ under the MRS and not planned to be 
upgraded to freeway standard.  

The proposed convenience store requires a crossover to 
both of its frontages to function effectively. Transcore’s 
transport impact statement (Appendix 4) undertakes a 
detailed analysis of the proposed access.  

The development site has been specifically designed to 
accommodate a convenience store. 19.0m fuel tankers can 
comfortably and safely access via Collier Road, navigate 
and egress the site via the site’s Fairford Street, as 
demonstrated by swept path modelling.  

3.3.3  

An arrangement whereby adjoining owners enter into cross-
easement agreements to provide reciprocal rights of access 
across adjacent lots may be required as a means of 
rationalising access to the regional road. 

The proposal seeks to utilise an existing communal 
crossover to Collier Road, which is reserved as ‘Other 
Regional Roads’ under the MRS.  

The communal crossover is in common property on Strata 
Plan 22003, which allows for rights of access. 
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3.3.4  

The types of development that would be allowed access to 
a regional road include large traffic generators such as 
major shopping, recreation or community centres. These 
would justify either a local distributor or access road, leading 
from a junction with the regional road to car parks servicing 
the centre. 

A fuel retailing convenience store in this location requires 
direct access to the regional road to achieve safe and 
efficient movement of all vehicles using the site (including 
fuel tankers).  

Notwithstanding this, the proposal utilises an existing 
communal crossover to Collier Road to access the subject 
site. 

3.3.5  

In determining applications for development involving the 
formation, laying out or alteration of a means of access to 
regional roads, the following must be considered: 

i) the effects of the development on traffic flow and 
safety, the character and function of the road, the 
volume and speed of traffic, the width of the 
carriageway and visibility; and 

ii) the volume and type of traffic generated by the 
development. 

The existing communal crossover to Collier Road will not be 
altered as a result of this application. 

The proposed convenience store is appropriately located to 
provide key services to the relatively high number of daily 
vehicles utilising Collier Road, which has a speed limit of 
70km/h.  

Furthermore, the surrounding area is zoned for industrial 
purposes and contains a variety of operational industrial 
activities. The transport impact statement confirms that the 
proposed access to Collier Road will function effectively and 
will not have any negative effects on the character or 
function of Collier Road.   

3.3.6 Where access is permitted, conditions may be 
imposed prescribing the location and width of the junction or 
driveway to ensure adequate visibility and to provide for the 
safe and convenient movement of vehicles both entering 
and leaving the traffic stream. In determining design 
requirements for junctions and driveways, the Commission 
has regard to standards recommended by both the National 
Association of State Road Authorities and Main Roads 
Western Australia. 

The existing communal crossover to Collier Road will not be 
altered as a result of this application. 

 

 
The proposal seeks to utilise an existing communal crossover to Collier Road, which is reserved as ‘Other 
Regional Roads’ under the MRS. Having regard to Table 2 above, the proposal is consistent with DCP 5.1 
and warrants approval accordingly. 
 

4.3 Town of Bassendean Local Planning Scheme No. 10 
 
4.3.1 Zoning 
 
The subject site is zoned General Industry under the Town’s Local Planning Scheme No. 10 (LPS10). 
Clause 4.2.4 of LPS10 sets out the objectives of the General Industry zone. The relevant objectives are 
as follows: 

(c)  To accommodate a range of manufacturing and associated service activities which will 
not, by the nature of their operations, detrimentally affect the amenity of the adjoining or 
nearby land. 

(d) To achieve safety and efficiency in traffic circulation, and also recognise the function of 
Collier Road as a regional road.  

(e) To provide car parking and landscaping appropriate to the scale of development.  
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The proposal seeks to develop a convenience store on the development site (including parking and 
landscaping), which will provide the retail sale of fuel and goods of a retail/convenience nature. The 
convenience store will complement the surrounding industrial businesses and service the relatively high 
number of daily vehicles travelling along Collier Road. The proposed convenience store is supported by 
a transport impact statement.  
 
The proposed convenience store is suitably located to provide key services to the surrounding area and 
is consistent with the objectives of the General Industry zone.  
 
Refer Figure 2, zoning map.  
 
4.3.2 Land use 
 
The proposal involves the use and development of a ‘convenience store’ on the site subject. A 
‘convenience store’ is defined under Schedule 1 – Dictionary of Defined Words and Expressions of LPS10 
as: 
 "convenience store" means premises - 

(a) used for the retail sale of convenience goods commonly sold in supermarkets, 
delicatessens or newsagents, or the retail sale of petrol and those convenience goods; 

(b) operated during hours which include, but may extend beyond, normal trading hours; 

(c) which provide associated parking; and 

(d) the floor area of which does not exceed 300 square metres net lettable area; 
 
As described in section 3.1 of this report, the proposed convenience store will: 

• provide for the retail sale of fuel and convenience goods.  
• operate 24 hours per day, 7 days per week.  
• provide parking for customers and staff.  
• provide a retail building of 135m2 GFA. 

 
The proposed development, by nature of its use, function and layout, is properly classified as 
‘convenience store’ under LPS10. A convenience store is a ‘D’ discretionary use in the ‘General Industry’ 
zone and is therefore capable of approval, subject to discretion of the decision-maker.  
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4.3.3 Development standards 
 
Section 5.7 of LPS10 sets out general development requirements applicable to all development 
applications within the scheme area. An assessment against the relevant requirements is provided in 
Table 3 below.  
 
Table 3 – general development requirements 

Development requirement  Provided/Comment 

5.7.2  Car parking  

5.7.2.1 General 

A person shall not develop or use land or erect, use or adapt 
any building for use for the purpose indicated in Table 1 of 
the Scheme, unless car parking spaces of the numbers 
specified in Table 2 are provided and such spaces are 
constructed, marked and maintained in accordance with the 
provisions of the Scheme. 

Where an application is made for planning approval and the 
purpose for which the land or building is to be used is not 
specified in Table 2, the local government shall determine 
the number of car parking spaces to be provided on the land 
having regard to the nature of the proposed development, 
the number of employees likely to be on the site, the 
prevention of the obstruction of roads and streets, and the 
orderly and proper planning of the locality and the 
preservation of its amenities. 

Subject site (strata lot 3) 

There is no specified parking rate for a convenience store 
(or service station, in the absence of convenience store) 
under LPS10.  

As a guide, an assessment is provided against the 
recommended parking rates under the RTA Guide to Traffic 
Generating Developments.  

Rate:                 Convenience store (associated with a service 
station):          5 bays/100m2 GFA 

The convenience store comprises a GFA of 135m2, 
requiring approximately 7 parking bays under the RTA’s 
guidelines.  

The proposed development provides 7 bays for customers 
and staff (including an accessible bay), 6 refuelling spaces 
and 1 loading bay. A minimum of 14 vehicles can therefore 
be comfortably accommodated on site.  

Strata lot 1 

The existing use of strata lot 1 is a lunch bar. LPS10 at Table 
2 sets out the minimum number of car parking spaces for a 
lunch Bar use as follows: 

Rate:                  Lunch Bar: 1 bay/20m2 GFA 

The lunch bar comprises a GFA of 147m2, requiring 
approximately 8 parking bays under the LPS10 minimum 
requirements.  

There is an existing car parking area of 14 bays adjacent to 
the lunch bar premises, which meets the car parking rate. 

Strata lot 2 

There is no specified parking rate for a motor vehicle repair 
use under LPS10.  

Notwithstanding this there are 14 bays in the vicinity of 
s/lot 2 which is considered to adequately meet the use. 

 

Having regard to the above, existing and proposed car 
parking suitably accommodates the proposed land use of 
convenience store. The proposed car parking located on the 
subject site meets the demand of the convenience store and 
does not require the use of the other shared car bays in the 
strata. 
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5.7.2.6 Landscaping Construction and Maintenance 

The owner and occupier of premises on which car parking 
spaces are provided shall ensure that: 

(a) the car parking area is landscaped with shade trees, laid 
out, constructed, drained and maintained in accordance 
with the approved plan; 

(b) the car parking spaces are sealed and clearly marked 
out at all times to the satisfaction of the local government; 
and 

(c) all trafficable areas to be sealed to the satisfaction of the 
local government. 

Various landscaping is provided throughout the site, 
including around car parking areas.  

Landscape planting will be provided in accordance with 
Council requirements, as annotated on the development 
plans.  

5.7.2.7 Landscaping for Off-Street Parking 

Boundary landscaping shall be provided for parking areas 
with more than 5 parking spaces and interior landscaping 
shall be provided for open parking areas with 21 or more 
parking spaces. Landscaping shall comply with the following 
requirements: 

(a) all areas between parking areas and adjoining streets 
shall have a minimum of 2.0 metres wide permanent 
landscape area, except in the instance of corner lots, where 
minimum width of 1.0 m shall apply. In addition, the local 
government may also require permanent landscaping 
between the parking area and all other side and rear 
property lines; and 

(b) for open parking areas, with 21 or more parking spaces, 
there shall be provided a minimum of 1 square metre of 
permanent landscaping for every 10 Square metres of 
parking bay area. Such landscaping shall not be in addition 
to any other landscaping required by this Scheme. 

A 2m wide landscaping strip is provided between the 
proposed street boundary and parallel parking bays, which 
exceeds the minimum landscaping strip width required for a 
corner lot.  

 

 
Having regard to Table 3, the proposal is consistent with the general development requirements of 
LPS10.  
 
Section 5.9 of LPS10 sets out further development requirements for the Town’s industrial zones. Table 
4 provides an assessment against the relevant requirements.  
 
Table 4 –development requirements for industrial zones 

Development requirement  Provided/Comment 

5.9.3  Use of Setback Areas  

The land between the street alignment and the building 
setback shall not be used for any purpose except one or 
more of the following: 

(a) a means of access and egress; 

(b) the parking of vehicles used by customers and 
employees; 

(c) the loading and unloading of vehicles (refer to 9.4) 

(d) open air display of goods, provided such area does not 
cover more than 20% of the setback area, is not within 3 
metres of the street alignment and does not reduce the area 
set aside for landscaping; 

Primary and secondary street setback areas of the 
proposed convenience store are used for the following 
purposes: 

- Access and egress.  
- Parking of vehicles.  
- Loading bay. 
- Landscaping.  
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(e) landscaping; and 

(f) the display and sale of motor vehicles where the local 
government's approval has been granted. 

 
Having regard to Table 4, the proposal is consistent with the relevant development requirements for 
industrial zones of LPS10.  The proposal is consistent with the specific requirements set out by LPS10 
and warrants approval.  
 
4.3.4 Exempted Advertisements 
 
Schedule 5 of LPS10 sets out requirements for signage exempted from development approval. It is 
considered that the following proposed signs are from planning approval: 

• Three (3) fascia signs with a sign face area of 1.6m2 per sign affixed to the fuel canopy on north-
east, north-west and south-east elevation. 

• One (1) wall sign with a sign face area of 3.7m2 affixed to convenience store building. 
 
Schedule 5 states that for Industrial Premises, a maximum of 4 advertisement affixed to the building, with 
a total area of 10m2 and not exceeding 6m2 for an individual signage. 
 
The proposed wall and fascia signage complies with the above requirements. Specifically, a total of 
four (4) signs, a combined sign face area of 8.5m2 and maximum individual sign face area of 3.7m2. 
 
4.4 Local Planning Policy No. 6 – Industrial Zones Development Design 

Guidelines  
 
The Town’s Local Planning Policy No. 6 – Industrial Zones Development Design Guidelines (LPP6) sets 
out various development requirements specific to the Town’s industrial zones.  
 
Table 5 below provides an assessment against the requirements of LPP6.  
 
Table 5 – assessment against LPP6.  

Development requirement  Provided/Comment 

Building Setbacks 

The minimum setback requirements for all buildings within 
these zones shall be in accordance with those prescribed 
as follows: 

Front                         13.00m 

Rear                          Nil 

Side                           4.50m one side 

Secondary Street      6.00m 

 

 

 

The proposal’s buildings and structures are set back as 
follows: 

Retail building 

Front: (Collier Road): 29.8m.  

Secondary: (Fairford Street): 6.085m. 

Rear: 12.2m (parent lot boundary) 
           0.35m – 1.2m (strata lot boundary) 

Side: 36.5m (parent lot boundary) 
           0.5m (strata lot boundary) 

Fuel canopy  

Front (Collier Road): 15.8m. 

Secondary (Fairford Street): 7m. 

Side: 34.3m (parent lot boundary) 
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           4.5m (strata lot boundary) 

The proposed retail building and fuel canopy is compliant 
with LPP6 minimum setbacks. 

Plot Ratio Limit and Definition  

The maximum plot ratio for a site is 0.75. 

Plot ratio is defined as the ratio of the gross total of the areas 
of all the floor to the land within the site boundaries. In 
calculating the gross total of the areas of all floors the areas 
shall be measured over any walls provided that lift shafts, 
stairs, toilets and amenities, external wall thicknesses, plant 
rooms and the gross floor area of any floor space used for 
the parking of wheeled vehicles, including access to and 
from that space within the building, shall not be included. 

The proposed convenience store retail building has an area 
of 135m2. The other buildings on the lot has a total floor area 
of 486m2 (existing motor vehicle repair use) and 147m2 

(existing lunch bar use). This equates to a total plot ratio of 
0.23 when measured against the total site area of 3,383m2. 

This is an increase of 0.04 with the convenience store 
addition.  

 

 

Site Cover 

The maximum site coverage permitted to any development 
excluding loading bay awnings is 50%. 

Site coverage equates to 768m2 (22.7%) when measured 
against the total site area of 3,383m2.   

Vehicle Parking  

Car parking spaces shall be provided, constructed and 
maintained in accordance with the provisions of Part 5 of the 
Scheme, Local Planning Policy No. 8 (Parking 
Specifications) and the approved plan relating thereto. 

A parking assessment is provided in section 4.3.3 of this 
report, which demonstrates the proposed parking provisions 
are acceptable and can sufficiently cater for the proposed 
convenience store development.  

Landscaping   

All development within these zones shall be landscaped in 
accordance with the following requirements 

a) the minimum width of front boundary landscaping shall 
be 2 metres, except in the case of a corner lot, in which case 
the minimum shall be 1.0 metres on the secondary street as 
nominated by Council; 

b) the minimum width of side boundary landscaping 
(excluding side street boundaries) shall be 1 metre, to be 
provided from the front boundary to the setback line; 

c) landscaping is to be provided in accordance with Councils 
landscaping policy as amended from time to time, and shall 
be maintained by the owner of the lot thereafter. 

d) Shade trees in car parking areas shall be provided at a 
ratio of 1 per six car parking bays recommended in the 
Councils’ landscaping policy. 

A 2m wide landscaping strip is provided along the site’s 
primary street boundary, which exceeds the minimum 
landscaping strip width required for a corner lot.  

A 1m wide landscaping strip is provided along the site’s 
secondary street boundary, which meets the LPP6 
requirement, 

An existing grassed area is provided at side boundary 
between the subject lot and adjoining Lot 124 (329) Collier 
Road, Bassendean. 

No shade trees can be provided along the site’s shopfront 
parking bays, as this would detrimentally affect visibility of 
the retail building and reduce opportunities for passive 
surveillance. Notwithstanding, shade is provided for 
vehicles by the proposed fuel canopy.   

All landscape planting will be provided in accordance with 
Council requirements at the detailed design stage.  

Security Fencing  

Where a security fence is proposed on a street lot boundary, 
it shall be of an open style either mesh fencing or palisade 
style fencing and setback 2-metres behind the street 
alignment. 

Solid screen fences on industrial sites are only acceptable 
where located at or behind the 13-metre building line to the 
front setback area. In the case of corner lots solid screen 
fencing must be setback 6-metres from the secondary 
street. 

No security fencing is proposed along any street lot 
boundary.  
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Service Access 

Provision shall be made for service access in the following 
manner: 

a) a paved accessway shall be provided for vehicles from 
the street to the rear of and to any other part of the building 
where provision is made in the external walls of the building 
for the entry of or the loading or unloading of vehicles; 

b) the access way shall be so constructed that all vehicles 
using it can enter from and return to a street in forward gear 
without reversing any part of the vehicle onto a street; and 

c) except as hereinafter mentioned, the access way shall 
not be less than 4.5 metres in width, unless the size of the 
lot makes the provision of such an access way impracticable 
or unreasonable the Council may permit an access way of 
a narrower width but in no case less than 3.0 metres in 
width. 

 

 

d) the provision of on-site delivery manoeuvring areas 
where large single axle commercial vehicles can enter and 
leave the site in forward gear. The manoeuvring area shall 
be exclusive of car parking bays and the interior of the 
building. 

A loading bay is provided at the eastern side of the retail 
building, which provides access to the site’s bin area and 
delivery area. The loading bay is segregated from areas 
used by patrons and fuel tankers.  

The loading bay is 4m in width, which allows service 
vehicles up to 8.8m to access the bay and return to the 
street in forward gear, as demonstrated in the swept path 
modelling contained within the Transport Impact Statement 
at Appendix 4.  

This is appropriate for the nature and scale of the 
development proposed, given it will only be used for the 
collection of waste and the delivery of stock.  

Storage and Refuse 

The Council may require the provision of one or more areas 
for the storage of refuse in a development. This area shall 
be: 

a) screened from view from any public street, and enclosed 
by a wall of masonry or other approved building material, 
and being of not less than 1.8 metres in height; and 

b) accessible to service vehicles.  

Irrespective of whether a storage area is required for a 
development, no land shall be used for open storage 
purposes unless it is screened from view of any public street 
by a fence or wall built to the specifications and satisfaction 
of the Council. 

The proposed bin area is located at the eastern side of the 
retail building. The bin area is screened by proposed 2m 
high fencing. As noted above, the bin area is accessible to 
service vehicles.  

 

If it is determined that a waste management plan is required 
for the site, we request that this is dealt with as a condition 
of planning approval and provided at detailed design stage. 

 

Building Materials  

The facades of all buildings facing public streets shall be 
constructed of brick, glass, stone, masonry or concrete in 
respect of the ground floor level. The second floor level, or 
its equivalent, may be constructed of other material in 
accordance with the Building Code of Australia. 

The use of zincalume sheeting for construction of Industrial 
buildings is prohibited, unless such buildings or parts of 
buildings are not visible from any public street, or Council 
approval is granted to vary this requirement. 

The retail building will be constructed of concrete panels, 
with other materials incorporated into the design to achieve 
a high quality built form.  

No zincalume will be used for the external building 
materials. 

All materials use for the proposed development will be in 
accordance with the BCA.  

Floor Area 

A factory or factory unit shall have a floor area of not less 
than 100m2 and each the length and width shall not be less 
than 6 metres clear between the internal wall surfaces. 

N/A – no factory or factory unit is proposed.  
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Factory Units  

Multiple factory units on one lot shall not be permitted unless 
the following requirements are complied with: 

a) each factory unit shall have a visually screened service 
yard of not less than 16m2 with a minimum depth of 2m 
adjoining and having connecting access to each unit; and 

b) the internal partition walls between factory units shall be 
constructed of brick, stone or concrete or other material 
approved by Council. 

N/A – no factory or factory unit is proposed.  

 
Having regard to Table 5, the proposed convenience store is consistent with the provisions of LPP6 and 
is compatible with the existing industrial amenity of the locality.   
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4.5 Local Planning Policy No. 16 – Control of Advertisements Under the Local 
Planning Scheme No. 10 

 
The Town’s Local Planning Policy No. 16 – Control of Advertisements under the Local Planning Scheme 
No. 10 (LPP16) sets out various standards for signage proposed within the scheme area. Table 6 
provides an assessment against the relevant requirements of LPP16.  
Table 6 – assessment against LPP16.  

Pylon sign 

Max height – 6m. 

Max length/width – 2m. 

Max area – 4m2.  

Max headroom – 2.4m.  

Max height above ground – 6m. 

Proposed height – 7m. 

Proposed width – 2m. 

Proposed area (of advertising panels) – 5.6m2 per side (including fuel price 
panels). 

The proposed pylon sign exceeds the prescribed height and area 
requirements set out by LPP16. The proposed pylon sign warrants approval 
for the following reasons: 

- The subject site is situated within an established industrial area, which 
is comprised of industrial uses situated on large lots of land. The size 
and scale of the sign is consistent with this established amenity.  

- The pylon sign is required to appropriately identify the site to passing 
motorists. 

- The sign face area of the pylon signs includes the changeable fuel price 
panels, which is a characterising feature of pylon signs for fuel retailers 
to advise passing motorists of fuel prices.  

- The proposed pylon sign is constructed of high quality materials and 
designed to a high standard. The sign will not detrimentally affect the 
visual amenity of the area.   

 
Having regard to Table 6, the proposed pylon sign is consistent with the Town’s LPP16 and warrants 
approval accordingly.  
 
4.6 Local Planning Policy No. 15 – Percentage for Art Policy 

The Town’s Local Planning Policy No.15 – Percent for Art Policy (LPP15) stipulates requirements relating 
to the provision of public art for developments with an estimated construction cost of over $1 million.  
 
As the proposed convenience store has an estimated cost of development in the order of $2.1 million, it 
may be considered an eligible proposal. 
 
LPP15 at provision 3.1.3 Location of Public Art Contribution states: 

Public Art provided in-kind pursuant to this Policy shall be provided on site, or on crown land 
immediately adjacent to the site.  

 
It is considered, however, that a public contribution should not be required for this particular proposal, 
which seeks approval for a commercial use on a general industrial site. It is not considered appropriate 
to require public art be provided on-site, nor on any adjacent land crown land immediately adjacent to the 
site. 
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4.7 Local Planning Policy No. 18 – Landscaping with Local Plants 

 
The Town’s Local Planning Policy No.18 –  Landscaping with Local Plants (LPP18) provides guidance 
on matters to be considered for the preparation of detailed landscaping plans. 
 
In accordance with section 1.6 of LPP18, a landscaping concept is provided which depicts 
existing/proposed levels and associated height of structures, and the nature/extent of open space and 
landscaping proposed. 
 
Refer to Appendix 3 for the development plans, for the landscaping concept plan which sets out the 
landscaping areas to be provided on-site and on the adjacent verge, the proposed plant species selection, 
quantity and minimum size. 
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5 Conclusion 
 
The proposed convenience store will comprise modern, attractive buildings and will conveniently provide 
key services to the surrounding area.  
 
In summary, the proposed development responds to the planning framework and warrants the Town’s 
support for the following reasons: 

• The proposal seeks to develop vacant land, which was historically used as a service station, from 
1992 to 2004. 

• The proposed convenience store will have no detrimental impacts on the existing industrial 
amenity of the area.  

• The proposed development is in general compliance with the relevant State and Local planning 
requirements.  

• The proposal is supported by a Transport Impact Statement, which demonstrates its acceptability 
from a traffic engineering perspective.  

• The proposed convenience store will result in an attractive built form outcome for the site, which 
is currently vacant.  

 
Having regard to the above, the proposal clearly demonstrates to suitability of the proposed convenience 
store for the development site.  
 
Accordingly, we respectfully request the Application for Development Approval is approved by the Metro 
Central Joint Development Assessment Panel.  
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Figure 3 - Fuel Tanker movement















LOCAL PLANNING SCHEME NO. 10 
 

LOCAL PLANNING POLICY NO. 6 - INDUSTRIAL ZONES DEVELOPMENT 
DESIGN GUIDELINES 

 
OBJECTIVE 
 

To ensure a high standard of industrial development, in terms of appearance, 
landscaping, provision of parking and access. 
 
APPLICATION 
 
This policy applies to all the land zoned ‘Light Industrial’ and ‘General Industrial’ 
under Local Planning Scheme No. 10. 
 
POLICY 
 
All development within the ‘Light Industrial’ and ‘General Industrial’ zones shall 
comply with the following requirements: 
 
Building Setbacks 

The minimum setback requirements for all buildings within these zones shall be 
in accordance with those prescribed as follows: 
 

Front  13-00m 
 Rear Nil 
 Side  4.50m one side 
 Secondary Street  6.00m 
 

Plot Ratio Limit and Definition 
 
The maximum plot ratio for a site is 0.75.   
 
Plot ratio is defined as the ratio of the gross total of the areas of all the floor to the 
land within the site boundaries.  In calculating the gross total of the areas of all 
floors the areas shall be measured over any walls provided that lift shafts, stairs, 
toilets and amenities, external wall thicknesses, plant rooms and the gross floor 
area of any floor space used for the parking of wheeled vehicles, including 
access to and from that space within the building, shall not be included.  
 



Site Cover  

The maximum site coverage permitted to any development excluding loading bay 
awnings is 50%.   
 
Vehicle parking 

Car parking spaces shall be provided, constructed and maintained in accordance 
with the provisions of Part 5 of the Scheme, Local Planning Policy No. 8 (Parking 
Specifications) and the approved plan relating thereto. 
 
Landscaping 

All development within these zones shall be landscaped in accordance with the 
following requirements 
 
a) the minimum width of front boundary landscaping shall be 2 metres, 

except in the case of a corner lot, in which case the minimum shall be 1.0 
metres on the secondary street as nominated by Council; 

 
b) the minimum width of side boundary landscaping (excluding side street 

boundaries) shall be 1 metre, to be provided from the front boundary to the 
setback line; 

 
c) landscaping is to be provided in accordance with Councils landscaping 

policy as amended from time to time, and shall be maintained by the 
owner of the lot thereafter. 

 
d) Shade trees in car parking areas shall be provided at a ratio of 1 per six 

car parking bays recommended in the Councils’ landscaping policy. 
 
Security Fencing 

Where a security fence is proposed on a street lot boundary, it shall be of an 
open style either mesh fencing or palisade style fencing and setback 2-metres 
behind the street alignment. 
 
Solid screen fences on industrial sites are only acceptable where located at or 
behind the 13-metre building line to the front setback area. In the case of corner 
lots solid screen fencing must be setback 6-metres from the secondary street. 
 
Service Access 

Provision shall be made for service access in the following manner: 
 
a) a paved accessway shall be provided for vehicles from the street to the 

rear of and to any other part of the building where provision is made in the 
external walls of the building for the entry of or the loading or unloading of 
vehicles; 

 



b) the access way shall be so constructed that all vehicles using it can enter 
from and return to a street in forward gear without reversing any part of the 
vehicle onto a street; and 

 
c) except as hereinafter mentioned, the access way shall not be less than 4.5 

metres in width, unless the size of the lot makes the provision of such an 
access way impracticable or unreasonable the Council may permit an 
access way of a narrower width but in no case less than 3.0 metres in 
width. 

 
d) the provision of on-site delivery manoeuvring areas where large single 

axle commercial vehicles can enter and leave the site in forward gear.  
The manoeuvring area shall be exclusive of car parking bays and the 
interior of the building.   

 

Storage and Refuse areas 

The Council may require the provision of one or more areas for the storage of 
refuse in a development. This area shall be: 
 
a) screened from view from any public street, and enclosed by a wall of 

masonry or other approved building material, and being of not less than 
1.8 metres in height; and 

 
b) accessible to service vehicles. 
 

Irrespective of whether a storage area is required for a development, no land 
shall be used for open storage purposes unless it is screened from view of any 
public street by a fence or wall built to the specifications and satisfaction of the 
Council. 
 
Building Materials 

The facades of all buildings facing public streets shall be constructed of brick, 
glass, stone, masonry or concrete in respect of the ground floor level. The 
second floor level, or its equivalent, may be constructed of other material in 
accordance with the Building Code of Australia. 
 
The use of zincalume sheeting for construction of Industrial buildings is 
prohibited, unless such buildings or parts of buildings are not visible from any 
public street, or Council approval is granted to vary this requirement. 
 
Floor Area 

A factory or factory unit shall have a floor area of not less than 100m2 and each 
the length and width shall not be less than 6 metres clear between the internal 
wall surfaces. 



Factory Units 

Multiple factory units on one lot shall not be permitted unless the following 
requirements are complied with: 
 
a) each factory unit shall have a visually screened service yard of not less 

than 16m2 with a minimum depth of 2m adjoining and having connecting 
access to each unit; and 

 
b) the internal partition walls between factory units shall be constructed of 

brick, stone or concrete or other material approved by Council. 
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LOCAL PLANNING SCHEME NO. 10 
 
LOCAL PLANNING POLICY NO 8  PARKING SPECIFICATIONS 
 
OBJECTIVE 
 
To ensure a high standard of construction of car parking bays in all developments 
within the Town, and to ensure that all parking bays and manoeuvre areas are 
constructed to an adequate size. 
 
APPLICATION 
 
This policy applies to all land within the Local Planning Scheme No. 10 area. 
 
POLICY 
 
Where provision of parking bays is required as a condition of planning approval, the 
following minimum construction requirements shall apply: 
 

DEVELOPMENT TYPE 
Material 
Type 

Residential Other 

Asphalt 25mm of 7mm high bitumen asphalt 
over: 
a) 150mm crushed rock roadbase 

(CRRB); or 
b) 50mm CRRB above 150mm 

crushed limestone. 

1. 25mm of 10mm asphalt over: 
 a) 200mm CRRB or 
 b) 75mm CRRB above 200mm 

crushed limestone. 
2. 50mm of 14mm asphalt over 

250mm crushed limestone. 
 

Concrete 100mm (preferably reinforced with one 
layer of F63 mesh) over a minimum 
thickness of 150mm compacted clean 
sand. 
 

125mm reinforced with F62 mesh over 
a minimum thickness of 150mm 
compacted clean sand. 

Brick- 
paving 

50mm (minimum) thick solid paving 
bricks over 25mm bedding sand and 
100mm CRRB or crushed limestone. 
 
All ‘free’ edges to be supported by a 
header course on a 250mm x 50mm 
mortar bed. 
 

80mm thick solid paving bricks paid in 
accordance with manufacturer’s 
specifications (to be supplied with a 
Building Licence Application). 
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The dimension of car parking bays and manoeuvre areas shall be as follows: 
 

Parking 
Angle 

Width 
of Bay 
metres 

Depth 
of Bay 
metres 

Aisle Width 
1 Way 2 Way 

metres 

Distance 
Along 
Kerb 

metres 

Kerb 
Overhang 

metres 

Total Depth 
1 Way 2 Way 

metres 
 

90° 2.5 
2.7 
2.9 

5.4 
5.4 
5.4 

 6.2 6.2 
 5.8 5.8 
 5.4 5.8 

2.5 
2.7 
2.9 

0.7 
0.7 
0.7 

 11.6 11.6 
 11.2 11.2 
 10.8 11.2 

60° 2.5 
2.7 
2.9 

5.7 
5.7 
5.7 

 4.6 5.8 
 4.2 5.8 
 4.0 5.8 

2.9 
3.1 
3.3 

0.6 
0.6 
0.6 

 10.3 11.5 
 9.9 11.5 
 9.7 11.5 

45° 2.5 
2.7 
2.9 

5.3 
5.3 
5.3 

 3.7 5.8 
 3.3 5.8 
 2.9 5.8 

3.5 
3.8 
4.1 

0.5 
0.5 
0.5 

 9.0 11.1 
 8.6 11.1 
 8.2 11.1 

30° 2.5 
2.7 
2.9 

4.4 
4.4 
4.4 

 2.9 5.8 
 2.9 5.8 
 2.9 5.8 

5.0 
5.4 
5.8 

0.3 
0.3 
0.3 

 7.3 10.2 
 7.3 10.2 
 7.3 10.2 

0° 2.5 
2.5 
2.5 

2.5 
2.5 
2.5 

 3.0 5.8 
 3.3 5.8 
 3.6 5.8 

6.3 
6.1 
5.9 

0.0 
0.0 
0.0 

 5.4 8.3 
 5.8 8.3 
 6.1 8.3 

Requirements 
 
1. Bays situated adjacent to walls or other obstructions which affects door 

opening, shall be increased in width by 0.3 metres on the side of the 
obstruction. 

 
2. The length of parallel parking bays may be reduced to 5.4 metres for end bays 

where free access is available. 
 
3. For dead-end aisles, an aisle extension of 2 metres shall be provided to 

facilitate access. 
 
4. Where access aisles intersect, adequate truncations shall be provided to 

facilitate the simultaneous movement of vehicles to and from the access aisles 
(Refer AS 2890.1 - 85 percent to vehicle swept path with 300mm clearances 
each side). 
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Local Planning Policy No 15 

Percent for Art Policy 
 
1.0 Preliminary 
 
1.1 Citation 
 
This Policy is adopted by the Town of Bassendean as a Planning Policy pursuant to 
Section 2.4 of Local Planning Scheme No .10. 

 
1.2 Purpose 
 
The Town of Bassendean considers there is a need to protect and enhance the 
utility, amenity and identity of the public domain of places such as centres, main 
streets, squares and parks within its municipality. 
 
The purpose of this Policy is to assist in achieving the following objectives: 
 

a) improving legibility by introducing public art which assists in making streets, 
open spaces and buildings more identifiable, 

b) enhancing a sense of place by encouraging public art forms which provide an 
interpretation and expression of the local area's natural physical 
characteristics and social values, 

c) improving interpretation of cultural, environmental and built heritage, 
d) improving visual amenity by use of public art to screen unattractive views and 

improve the appearance of places, and 
e) improving the functionality of the public domain through the use of public art to 

provide appropriate street furniture functions 

1.3 Guidelines 
 
Interpretation and implementation of this Policy shall be in accordance with the 
guidelines for Percent for Art Policy which is provided in Appendix A to this 
document) 
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2.0 Application 
 
2.1 Public Art to be Required 
 
The Town of Bassendean shall require eligible proposals to provide public art in 
accordance with the described method for determining Public Art contributions 
described hereunder. 

 
2.2 Proposals Eligible for Public Art Contributions 
 
2.2.1 Projects Eligible 

All development proposals for multiple dwellings, mixed use, commercial, civic, 
institutional, educational projects or public works with a value greater than 
$1,000,000* shall be regarded as eligible proposals under this Policy. 
 
* Value as used for determining Building Licence fees 

 
2.2.2 Area of Application 
 
This Policy applies throughout the Town.  
 
The Policy should be read in conjunction with Planning Policy No 1 – Bassendean 
Town Centre Area Strategy and Guidelines which requires a public realm contribution 
of 2% of building construction costs for all development in the Town Centre which 
includes provision for Public Art.  

 
2.2.3 Proponents 
 
This Policy shall apply to all proponents, with the exception of those exempt from 
obtaining Local Authority planning approval under other legislation. Those 
proponents/projects so exempted should utilise this Policy and associated Guidelines 
as a guide for the implementation of their respective Percent for Art Policy obligations 
where applicable. 
 
3.0 Method of Determining Public Art Contribution 
 
3.1.1 Method of determining Public Art Contribution 
 
The cost of any Public Art provided under this Policy shall be no less than one 
percent of the value of the eligible proposal. 
 
3.1.2 Form of Public Art Contribution 
 
Public Art required pursuant to this policy shall be provided in kind.  Where requested 
by the proponent, the Council may alternatively accept a cash-in-lieu payment in 
accordance with the Town of Bassendean guidelines for Percent for Art Policy.  
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3.1.3 Location of Public Art Contribution 
 
Public Art provided in-kind pursuant to this Policy shall be provided on site, or on 
crown land immediately adjacent to the site.

3.1.4 Separate Approval Generally Not Required for Public Art 
 
Public Art provided under this Policy, in fulfillment of a condition of Planning Approval, 
shall not require a further Development Application.



Website: www.bassendean.gov.au Email: mail@bassendean.wa.gov.au Tel: (08) 9377 8000 
Town of Bassendean Draft Local Planning Policy – Percent for Art Policy (21/12/09) 

 
APPENDIX A 

 

TOWN OF BASSENDEAN GUIDELINES FOR PERCENT FOR ART POLICY 
 
1.0 Operation and Intent 
 
These Guidelines are adopted by the Town of Bassendean for the purpose of 
direction for the interpretation and implementation of the Town's Percent for Art 
Policy. 
 
2.0 Implementation of Universal Percent for Art 
 
2.1 Prescribed Areas 
 
The Town of Bassendean has prepared a Public Art Master Plan which divides the 
Town into precincts, and shows the location of proposed public art works.  
 
2.2 Cash In Lieu 
 
Where the proponent elects, the public art contribution may alternatively by cash-in-
lieu based on the rate described in the Town of Bassendean’s Universal Percent for 
Art Policy.  Such cash-in-lieu are to be: 
a) paid to the Town of Bassendean’s Public Arts Fund (Percent for Public 

Art); and 
b) expended on a public art project within the prescribed area in the Public Art 

Master Plan within which proposal is situated.  
 
Individual funds contributed within a prescribed area may be accrued for more 
comprehensive or detailed art projects and/or areas as outlined in the Town of 
Bassendean’s Public Art Master Plan. 
 
2.3 Eligible Costs 
 
For the purpose of cash in lieu contributions, costs associated with the production of 
an art project may include: 
i) professional artist's budget, including artist fees, Request for Proposal, 

material, assistants' labour costs, insurance, permits, taxes, business and 
legal expenses, operating costs, and art consultant's fees if these are 
necessary and reasonable. 

ii) Fabrication and installation of artwork, 
iii) Site preparation, 
iv) Structures enabling the artist to display the artwork, 
v) Documentation of the artwork, and 
vi) Acknowledgment plaque identifying the artist, artwork and development. 
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2.4 Equity, Safety and Universal Access 
 
Public art should be made accessible to all members of the community, irrespective 
of their age and abilities. While art in public spaces might be considered primarily a 
visual experience, it can provide a range of sensory experiences for people with 
disabilities - artwork can be tactile, aural and give off pleasant smells as well as being 
visual. Artwork need not be monumental, but can be at heights suitable for people in 
wheelchairs to touch, move through and explore. Artwork can be interactive play 
objects for family groups and children. Interpretive signage in an easy to read format, 
including Braille, will ensure that artworks are inclusive of all members of the 
community. Where feasible and appropriate to the site and community, the Authority 
will commission artworks that can be enjoyed as an interactive experience, 
irrespective of age, mobility or ability. 
 
2.5 Exclusions to Public Art 
 
Art projects ineligible for consideration include: 
 
i) Business logo. 
ii) Directional elements such as supergraphics, signage or colour coding. 
iii) 'Art objects' which are mass produced such as fountains, statuary or 

playground equipment. 
iv) most art reproductions. 
v) landscaping or generic hardscaping elements which would normally be 

associated with the project. 
vi) services or utilities necessary to operate or maintain artworks. 
 
2.6 Design Documentation 
 
The artist will be required to prepare detailed documentation of the artwork at various 
stages of the commission, design, fabrication and implementation processes. 
Depending upon the project, the documentation may include concept drawings, 
maquettes, structural and other engineering drawings, photographic images of works 
in progress, photographic images of completed and installed work and a maintenance 
schedule. 
 
2.7 Approval of Artwork 
 
The approval of the Council shall be required prior to the creation and installation of 
the Public Art. It is preferable that the Council delegate authority to grant approval to 
the Public Art to an appropriate Officer, or duly appointed panel. 
 
2.8 Clearance Process 
 
The public artwork must be completed and installed prior to the first occupation of the 
new development, and maintained thereafter by the owner(s)/occupier(s). 
 
Alternatively, Council may accept a suitable agreement prepared at the applicant's 
expense binding the proponent to complete the works within a specified timeframe. 
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3.0 Maintenance 
 
3.1 Maintenance and Resistance to Vandalism 
 
Artworks that are low maintenance, robust, durable and resistant to Vandalism will be 
encouraged. Artists will be required to present the Town with a maintenance 
schedule at the completion of the commission. 
 
3.2 Recording 
 
The public artwork will be registered in the Town’s Public Art Inventory once the 
artwork is completed. 
 
3.3 Decommissioning 
 
The proponent (or Town where the public art is situated on Crown Land) may decide 
to remove an artwork because it is in an advanced state of disrepair or damage, 
because the artwork is no longer considered suitable for the location or for other 
reasons. In such cases, the Town will prepare a documented archival record of the 
artwork prior to its removal. 
 
The proponent (or Town where the public art is situated on Crown Land) must make 
a reasonable attempt to contact the artist at least 28 days ahead of any relocation, 
sale, alteration or removal of an artwork. 
 

4.0 Creative Development Process 
 
4.1 Creative Design Process 
 
The proponent will commission artists and coordinate and manage the process by 
which they work alongside architects, landscape architects, planners and engineers. 
There will be a variety of approaches resulting in some easily identifiable artworks, 
and others that will be merged as an integral part of construction. While there is 
certainly a place for sculpture and civic landmark, there is also room for colour, 
movement, whimsy and theatre. This policy gives equal value to the purely aesthetic 
and to the functional. 
 
4.2 Consultation with Stakeholders 
 
Where appropriate, an invitation should be extended to community members to 
participate in the artwork process. 
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Some groups in the community are not comfortable with the expression of interest 
and tender processes, and will not enter into them without assistance. While artists 
from these groups will be encouraged to apply for all publicly advertised 
commissions, there may be opportunities for designating specific commissions for 
them. In such cases, the selection processes outlined above may be modified and 
more assistance given to the artists submitting Expressions of Interest or Requests 
for Proposals. 
 
4.3 Collaboration 
 
There is an expectation that commissioned artists will work in collaboration with other 
consultants engaged by the Proponent (most commonly, but not exclusively, 
landscape architects, urban planners and engineers) and that the conceptual and 
technical requirements of these professionals will be duly regarded by the artist when 
designing and installing the artwork. 
There is an equal expectation that the artists' aesthetic judgement will be respected 
by other consultants engaged by the proponent. Changes to an artwork, even at 
concept stage, can only be made with the full knowledge and approval of the artist. 
 

5.0 Artists Rights 
 
5.1 Definition of Artist 
 
Only professional artists will be eligible to carry out public art commissions. As the 
term 'artist' is self-referencing, for the purposes of this policy a professional visual 
artist can be defined as a person who fits into at least two of the following categories: 
 

• A person who has a university degree or minimum 3 year full time TAFE 
Diploma in visual arts, or when the brief calls for it, other art forms such as 
multi media; 

• A person who has a track record of exhibiting their artwork at reputable art 
galleries that sell the work of professional artists; 

• A person who has had work purchased by major public collections, including 
(but not limited to) the Art Gallery of Western Australia, any of the university 
collections or Artbank; 

• A person who earns more than 50% of their income from arts related activities, 
such as teaching, selling artwork or undertaking public art commissions. 

 
Sometimes it will be appropriate to be more flexible and seek people other than 
professional artists to carry out artwork commissions. This may apply in instances 
when young, emerging and indigenous artists or students may be considered 
appropriate. 
 
5.2 Artist Contract 
 
The proponent will be required to forward copies of the artist's contract, maintenance 
schedule and artist contact details to the Town at the commencement of the project. 
In the case where the proponent is the Town, it shall satisfy itself that these requisites 
have been satisfied. 
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5.3 Moral Rights 
 
Since 2000 moral rights legislation has protected artists. In brief, an artist's moral 
rights are infringed if: 
 

• Their work is not attributed or credited; 
• Their work is falsely attributed to someone else; or 
• Their work is treated in a derogatory way by distorting, modifying or removing 

it without their knowledge or consent.  
 
In practical terms this means that all artworks should have the artist's name on or 
attached it, that the Town cannot change an artwork in any way without seeking the 
artist's permission; likewise, cannot remove or re-locate the artwork without seeking 
the artist's permission. It may be that an artist has moved and the Town cannot find 
them, but evidence that a reasonable attempt to find the artist must be provided. 
 
The Town will take special care to ensure that acts of restoration or preservation (of 
artworks) will be conducted in a sensitive manner with prior consultation with the 
artists. Wherever possible, preservation or restorative works should be carried out by 
professional conservators. 
 
Special care will also be taken with the moral rights associated with works created by 
more than one artist, in that it is acknowledged that collaborators on artistic creations 
can take different views on issues such as relocation and restoration. 
 
5.4 Acknowledgement of Artwork 
 
In line with moral rights legislation, the proponent will install a plaque or plate near 
each artwork, acknowledging the name of the artist, and the name of the person, 
agency or company who funded the artwork. 
 
5.5 Copyright of Artwork 
 
Once an artwork has been completed and accepted by the Town, copyright will be 
held jointly by the Town and the artist.  In practical terms this means that the Town 
has the right to reproduce extracts from the design documentation and photographic 
images of the artwork for non-commercial purposes, such as annual reports, 
information brochures about the Authority and information brochures about the 
artwork. The artist will have the right to reproduce extracts from the design 
documentation or photographic images of the artwork in books or other publications 
associated with the artist or artwork. 
 
5.6 Fees to Artists 
 
A fee may be paid to artists invited to submit a Request for Proposal (RFP) and this 
may be credited to the value of the Public Art required under the Policy. The amount 
will be at the discretion of the proponent and in proportion to the overall artwork 
budget. The fee will be paid after the proposal had been submitted, deemed to 
comply with the requirements and the artist has attended their interview. 
 



Website: www.bassendean.gov.au Email: mail@bassendean.wa.gov.au Tel: (08) 9377 8000 
Town of Bassendean Council Policy   Date: October 2010  
Control of Advertisements Under the Local Planning Scheme No. 10 Page 1 of 9 

 

LOCAL PLANNING POLICY NO. 16  CONTROL OF ADVERTISEMENTS 
UNDER THE LOCAL PLANNING 
SCHEME NO. 10  

 

1. PURPOSE OF POLICY 

 
The principal purpose of this Policy is to provide assistance to the local 
government when determining an application for planning approval to 
erect, place or display an advertisement under the Town of Bassendean 
Local Planning Scheme no 10 (the "Scheme"). The Policy provides this 
assistance by setting out the standards which apply to different types of 
advertisement, the considerations which the local government should have 
regard to in determining an application for planning approval for an 
advertisement and the conditions which may be appropriately imposed on 
the approval of an application for planning approval for an advertisement. 
 
This policy has been made in accordance with clause 2.2 of the Scheme. 
The Policy does not bind the local government in respect of any 
application for development approval but the local government is to have 
due regard to the provisions of the Policy and the objectives which the 
Policy is designed to achieve before making it's determination. 

 

2. CONSIDERATIONS IN DETERMINING APPLICATION FOR PLANNING 
APPROVAL 

 
Considerations relevant to the determination of an application for 
development approval for an advertisement include: 
 
• the category of advertisement; 
• the standard specifications for the category of advertisement; 
• the acceptable deviation from the standard specifications; 
• the matters which the local government is directed to have regard to 

under the Scheme; and 
• the manner of and the position in which the advertisement is to be 

displayed.  
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2.1 Categories of Advertisements 

An advertisement is to be classified according to the following categories: 

Animated sign - an advertisement which moves or is capable of moving, or 
contains moving parts or which changes its message, flashes on and off, 
chases, scintillates or has a moving, flashing or scintillating border or 
emblem, and includes a light display for the advertisement. 

 
Development sign - an advertisement displayed on a lot which has been 
approved by the Western Australian Planning Commission for subdivision, 
advertising the lots for sale but upon which no work has taken place at the 
time of the application for planning approval of the device. 

 
Fence sign - means an advertisement affixed to a fence on land, which 
advertisement will be visible from outside that land. 

 
Hoarding - a detached or detachable structure, other than a pylon sign, 
that is erected for the sole purpose of displaying an advertisement and 
includes a wall panel or an illuminated panel but does not include a 
hoarding within the meaning of section 377 of the Local Government 
(Miscellaneous Provisions) Act 1960. 
 
Horizontal sign - an advertisement attached to a building with its largest 
dimension horizontal. 
 

Illuminated panel - a posted or painted advertisement externally 
illuminated by an artificial source of light. 
 
Illuminated sign - an advertisement that is so arranged as to be capable of 
being lighted either from within or without the advertisement by artificial 
light provided, or mainly provided, for that purpose. 
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Institutional sign - an advertisement displayed on any land or building used 
as a surgery, clinic, hospital, rest home, home for the aged, or other place 
of a similar nature. 
 
Other advertisement - an advertisement which is not described by any 
other category of advertisement referred to in clause 2.1 of this Policy. 
 
Portable sign - means a portable free standing sign that only advertises a 
product or service available on the land on which it is erected, and 
includes a sandwich board sign consisting of two sign boards attached to 
each other at the top by hinges or other means, with a sign face not 
exceeding 1m² on each side. 
 

Projection sign - an advertisement that is made by the projection of 
artificial light on a structure. 
 
Property transaction sign - an advertisement indicating that the premises 
on which it is displayed are for sale or for lease or are to be auctioned. 
 
Pylon sign - an advertisement supported by one or more piers and which 
is not attached to a building, and includes a detached sign framework 
supported on one or more piers to which sign infills may be added. 
 
Roof sign - an advertisement displayed on the roof of a building. 
 
Rural producer's sign - an advertisement displayed on land used for 
horticultural purposes and which advertises products produced or 
manufactured upon the land and includes the property owner's or 
occupier's name. 

 
Semaphore sign - an advertisement supported at one of its ends only.  
 
Sign infill - a panel which can be fitted into a pylon sign framework. 
 
Tower sign - an advertisement displayed on a mast, tower, chimney stack 
or similar structure. 
 
Verandah sign - an advertisement above, on or under a verandah, 
cantilever awning, cantilever verandah and balcony whether over a public 
thoroughfare or private land. 
 
Vertical sign - an advertisement attached to a building with its largest 
dimension vertical. 



Website: www.bassendean.gov.au Email: mail@bassendean.wa.gov.au Tel: (08) 9377 8000 
Town of Bassendean Council Policy    Date: October 2010 
Control of Advertisements Under the Local Planning Scheme No. 10 Page 4 of 9 

 
Wall panel - a panel used for displaying a posted or painted 
advertisement. 
 
Wall sign - an advertisement which is a sign painted on or directly affixed 
to the fabric of a wall. 

2.2 Standard specifications 
 

In addition to the specifications contained in Table 1, the specifications 
and requirements for each category of advertisement referred to in clause 
2.1 follow. 

 
2.2.1 Development signs 

 
A development sign is to be removed from the site within 2 years of the 
grant of planning approval for the sign or when all of the lots, by number, 
in the subdivision being advertised have been sold, whichever is the 
sooner. 

 
2.2.2 Hoardings 

Hoardings should not – 
 

(a) be displayed in a Residential Zone be displayed any closer than its 
own height to a thoroughfare or a public place; and 

 
(b) have any part of it closer than 15 metres to any other advertisement 

displayed on the same lot. 

2.23 Projection sign 
An application for approval for a projection sign should not be approved if, 
upon the sign being projected onto a structure, it exceeds the 
specifications stated in columns 2, 3 and 4 of Table 1. 

 
2.2.4 Property transaction sign 

 
(1) A property transaction sign advertising an auction shall, if approved - 

 

(a) not be erected more than 28 days before the proposed date of 
the auction; 

 
(b) be removed no later than 14 days after the auction, subject 

property has been sold, or at the direction of the local 
government whichever is the sooner; and 
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(c) where such a sign is erected on land having a frontage to a 
road that is a main road within the meaning of the Main Roads 
Act 1982, consist of letters not less than 150 mm in height. 

 
(2)  A property transaction sign advertising that flats and dwelling units in 

a building erected, or to be erected, are, or will be available for 
letting or for purchase shall, if approved - 

(a) not be erected before the issue of a building licence for any 
such building; and 

(b) not be erected or maintained for a period exceeding three 
months following completion of any such building, without the 
prior approval of the local government. 

 
(3)  Any property transaction sign of any description shall be erected on 

the land to which it relates and not elsewhere. 
 
2.2.5 Roof sign 
 

A roof sign should not extend laterally beyond the external wall of the 
structure or building on which it is erected or displayed. 

 

2.2.6 Semaphore sign 

(1) A semaphore sign should be fixed - 
(a) at right angles to the wall or structure to which it is to be 

attached; and 

(b) over or adjacent to the entrance to a building. 

(2) No more than one semaphore sign should be fixed over or adjacent to 
any one entrance to a building. 

 
2.2.7 Verandah sign - verandah facia 
 

A verandah sign fixed to the outer or facia of a verandah shall not project 
beyond the outer frame or surround of the facia. 
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2.2.8 Verandah sign - under verandah 
 

A verandah sign under a verandah should be fixed at right-angles to the 
front wall of the building to which it is to be affixed except on a corner of a 
building at a thoroughfare intersection where the sign may be placed at an 
angle with the wall so as to be visible from both thoroughfares. 

 
2.2.9 Vertical sign 
 

A vertical sign where placed on a comer of a building at a thoroughfare 
intersection, may be placed at an angle with the wall so as to be visible 
from both thoroughfares. 

 
2.2.10 Wall panel 
 

A wall panel should comprise a framework surround with a lockable 
transparent cover behind which separate notices may be pinned affixed or 
painted. 

 
2.3 Acceptable deviation 

The local government may exercise its discretion to approve a deviation 
from the specific standards subject to the applicant demonstrating that the 
likely affect of the location, height, bulk, scale, orientation and appearance 
of the advertisement will not: 

(a) conflict with or detrimentally affect the amenity of the locality; 

(b) interfere with traffic safety; and 

(c) create visual pollution. 

2.4  Proposed placement of advertisement  

An advertisement should not be displayed where - 

(a) it would detract from the aesthetic environment of a park or other 
land used by the public for recreation; 

(b) in the case of an internally illuminated advertisement, its display 
would cause glare or dazzle or would otherwise distract the driver of 
any vehicle; 
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(c) in the case of an externally illuminated advertisement, the light would 
not be directed solely onto the device and its structural surround and 
the light source be so shielded that glare would not occur or extend 
beyond the advertisement and cause the driver of any vehicle to be 
distracted; 

(d) it would be likely to interfere with, or cause risk or danger to traffic on 
a thoroughfare by virtue of the fact that it 

 

(i)  may be mistaken or confused with, or obstruct or reduce the 
effectiveness of any traffic control device; 

 
(ii) would invite traffic to turn and would be sited so close to the 

turning point that there would not be reasonable time for a 
driver of a vehicle to signal and turn safely; 

 
(iii) would invite traffic to move contrary to any traffic control 

device; 
 
(iv) would invite traffic to turn where there is fast moving traffic and 

no turning lane; 
 
(v) may obscure the vision of a person driving a vehicle. 

(e) in the case of an illuminated advertisement, it may be confused with 
or mistaken for the stop or tail light of a vehicle or vehicles; 

(f) it significantly obstructs or obscures the view of a river, the sea or 
any other natural feature of beauty; or 

(g) it would detrimentally affect the amenity of the area. 
 

(h) It would detrimentally affect the significance and aesthetics of a 
Heritage Area or a place on the Heritage List. 

 



Website: www.bassendean.gov.au Email: mail@bassendean.wa.gov.au Tel: (08) 9377 8000
Town of Bassendean Council Policy Date: October 2010
Control of Advertisements Under the Local Planning Scheme No. 10 Page 8 of 9

TABLE 1 - STANDARD SPECIFICATIONS
Advertisement Max height

of
device

M

Max
length/width
of device m

Max
area.m²

Min
Headroom

m

Max height
above ground

m

Projection
max mm

Setbacks
front

m

Setbacks
side M

Other
Setbacks

M

Minimum
distance
between

ads

Location

Animated signs 1.5 1 3 2.4 6.0 2 1 6
Development sign 4 5 20 1.0 5.0 15 10 15- Development sites
Fence sign 1 20 2 x height 1 On fence
Hoarding 36 1.0 15 Non residential

sites
Horizontal sign
Height above
thoroughfare

Less than 7.6
7.6 to 9.0
9.1 to 12
More than 12(if there is
no roof sign on the
building )

0.6
0.7
0.9
4.5

2.4 0.6 1 Fixed on wall
Not to be fixed
within 0.6m of end
of wall

Illuminated sign 5 3 5 2.4 6.0 900 2 1 36 -
Institutional sign 3
Other advertisement 6 8 30 - 6.0 6 3 6 As approved
Portable sign 1 A business may

erect mot more
than one portable
sign that does not
project into the
thoroughfare and
is displayed during
normal hours of
business.

Projection sign 12 12 90 - 12.0
Property transaction
sign
(a) Dwellings
(b) multiple dwellings,
shops, etc
(c) large properties

3
4

6

4
5

8

5
20

30

5.0

6.0

- - -Transaction site

Pylon sign 6 2 4 2.4 6 900 1 2 6 Min 6m
clearance of
another sign
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Advertisement Max height
of

device
M

Max
length/width
of device m

Max
area.m²

Min
Headroo

m
m

Max height
above ground

m

Projection
max mm

Setbacks
front

m

Setbacks
side M

Other
Setbacks

M

Minimum
distance
between

ads

Location

Roof sign

Height of main building
above ground level

3.7 to 4.5
4.5 to 6.0
6.0 to 12
12 to 18
18m+

0.9
1.2
2.0
3.0
4.0

- - Not to extend
beyond walls of
buildings
Roof signs will
be subject to a
structural
engineers
certificate
Maximum height
of roof sign 30m

Semaphore sign 0.6 0.9 2.4 3.6 900 - 1 - -
Tower sign 20% of mast,

tower or
chimney

width of mast,
tower,
chimney, or
structure
where sign
affixed

2.4

Verandah sign
-above facia
-on facia
-below facia

0.8
-
0.3

4
6
2.4

3
4

-
-
2.7

5
-
-

Nil
Nil
Nil

- - - -

Vertical sign 0.3 600 3.6 Not to be fixed
within 1,8m of end
of wall, or project
more than 1.0m
above the wall to
which it is affixed

Wall panel 1.5 1.5 3 - 3.0 100 - - - -

Wall sign 3 8 12 1.0 5.0 100 - - -
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LOCAL PLANNING POLICY NO. 18 LANDSCAPING WITH LOCAL 
PLANTS 

Background 
 
Landscaping is the term used to describe any vegetation and associated 
structures such as rockeries, ponds, sleepers and walls. It includes turf and 
grasses. Landscaping can enhance privacy, act as a natural cooling system 
for homes, soften the built form, create visual relief and generally improve the 
aesthetic appeal of new and existing developments. In addition to this, 
landscaping with local native vegetation can help to protect biodiversity and 
natural heritage values and contribute to a ‘sense of place’ for the area. 
 
Landscaping can be a major component of urban renewal programs providing 
a boost for the local economy by stimulating business. Local plant themes can 
be incorporated into the landscaping of major roads, shopping centres, public 
transport routes, civic buildings and new developments. 
 
The replacement of local native vegetation with exotic landscaping, coupled 
with the associated increase in water and fertiliser use, has an impact on 
water quality and the health of the Swan-Canning catchment. 
 
1.1  Citation 
 
This policy is adopted by the Town of Bassendean as a Planning Policy 
pursuant to Section 2.4 of Local Planning Scheme No. 10. 
 
1.2  Purpose 
 
The purpose of this policy is to assist the Town of Bassendean to promote the 
protection and enhancement of natural resources within the region by 
prescribing minimum standards for landscaping with local native plants.   

 
1.3  Application of this policy 
 
This policy applies to all applications that require planning consent under the 
Local Planning Scheme and require landscaping to be provided.  
 
This policy has limited effect to applications based on Council’s Energy 
Efficient Design Policy which encourages deciduous trees and plants to be 
provided in certain circumstances to aid summer shading. 
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1.4  Objectives 
 
The objectives of the Town of Bassendean’s ‘Landscaping with Local Plants 
Policy’ are to:  
 
• provide development applicants with guidance as to the standard of 

landscaping expected by Council; 
• build pride in the Town of Bassendean’s natural environment and foster a 

‘sense of place’ in the community through appropriate landscaping; 
• Reduce threats to biodiversity by avoiding plant selection that may lead to  

future environmental weed problems; 
• create visual stimulus and contrast between natural and built features; 
• soften the impact of the built form; 
• maintain and further promote the amenity and resultant quality of life 

provided for residents of the Town of Bassendean; 
• promote better utilisation of water resources and the development of 

practices which conserve water; and 
• minimise the extent of fertilisers leaching into drains and waterways, and 

in turn maintaining water quality within the Town. 
 
1.5  Requirements 

Landscape plans illustrating all landscaped areas must be prepared ideally by 
a professional landscape designer or qualified horticulturalist or landscape 
architect and submitted for Council’s approval. Plans must focus on the use of 
local species and are to be prepared to a scale of not less than 1:200 and 
should show: 

• street frontages, neighbouring buildings and fence lines; 
• contours – both within the site and for the adjoining verge; 
• reticulation details (type and method of operation); 
• details of ground treatment for all common areas (for example; grass, 

paving, ground covers, mulch); 
• plant legend, including the number of plants and species name including 

pot-size of plants at the time of planting; and  
• accurate details of existing tree positions, with further detail for trees over 

2m in height (species, trunk diameter, drip line and crown height). 
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Vegetation should be of sufficient size and spacing to meet the objectives of 
the policy within two years and landscaped areas must be developed in 
accordance with the approved plan and maintained thereafter for a period of 
twenty-four months 

 
The following web site is one useful resource that shows local plants that are 
endemic to the area http://www.apacewa.org.au/nursery.

1.6  Relationship to LPS 
 
This policy complements the Local Planning Scheme No. 10, the Residential 
Design Codes of Western Australia. This policy should be read in connection 
with: 
 
1. Council’s Street Tree Removal and Replacement Policy, Amenity Tree 

Evaluation Policy which controls trees within the verge area adjoining 
development sites;  

 
2. Council’s  Verge treatment policy; and 

 
3. Council’s policy on the Retention of Trees on Development Sites. 
 
Under the Local Planning Scheme No. 10, each application for planning 
approval is to be accompanied by: 

1. The existing and proposed ground levels over the whole of the land the 
subject of the application and the location, height and type of all existing 
structures, and both the structures and vegetation proposed to be 
removed; and 

2. The nature and extent of any open space and landscaping proposed for 
the site. 

Under the Residential Design Codes each application for planning approval is 
required to be accompanied by an existing site analysis plan showing: 

1. The position, type and size of any tree exceeding 3m in height; and 

2. The street verge, including footpaths, street trees, crossovers, power poles 
and any service such as telephone, gas, water and sewerage in the verge. 

 



Vehicle Maneuvering Plan - 19m Semitrailer - Right hand turn (red) into the site from Collier Road


	Agenda - Metro Central JDAP - 21 August 2017
	Item 4 - Minutes 27 July 2017
	Item 8.1 - Lot 125  (No. 3/335) Collier Road, Bassendean
	Attachment 1 - Applicant's Report
	Attachment 2 - Final set of plans
	Attachment 3 - Correspondence from Department of Planning, Lands and Heritage
	Attachment 3 - Correspondence from Department of Environment Regulation
	Attachment 5 - Town of Bassendean Local Planning Policies
	Attachment 6 - Turning Template showing a right hand turn


