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Metro Outer Joint Development Assessment Panel 
Agenda 

 
Meeting Date and Time:   Tuesday, 7 December 2021; 9:30am 
Meeting Number:    MOJDAP/140  
Meeting Venue:    Electronic Means 
      
 
To connect to the meeting via your computer - https://zoom.us/j/95309170892  
 
To connect to the meeting via teleconference dial the following phone number - 

08 7150 1149 
Insert Meeting ID followed by the hash (#) key when prompted - 953 0917 0892 
 

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

DAP Members 
 
Mr Ian Birch (Presiding Member) 
Mr Gene Koltasz (A/Deputy Presiding Member) 
Ms Diana Goldswain (A/Third Specialist Member) 
 
Item 8.1  
Cr Mark Jones (Local Government Member, City of Rockingham)  
Cr Lorna Buchan (Local Government Member, City of Rockingham)  
 
Item 8.2  
Cr Mel Congerton (Local Government Member, City of Swan)  
Cr Rod Henderson (Local Government Member, City of Swan)  
 
Officers in attendance 
 
Item 8.1 
Ms Casey Gillespie (City of Rockingham) 
Mr David Banovic (City of Rockingham) 
Mr Mike Ross (City of Rockingham) 
 
Item 8.2 
Mr Philip Russell (City of Swan) 
Ms Rebecca Lodge (City of Swan) 
 
Minute Secretary  
 
Ms Megan Ventris (DAP Secretariat) 

 
Applicants and Submitters  
 
Item 8.1 
Mr Joshua Carmody (Planning Solutions) 
Mr Nic Watson (Planning Solutions) 
Mr Robert Walker (Planning Solutions) 
Mr Stephen Moore (Ecological Australia) 
Ms Marina Kleyweg (KCTT) 
Ms Julie Drago (Proponent) 
  
Item 8.2 
Mr Ian Rodgers (Parry and Rosenthal Architects) 
Mr Leon Slattery (Parry and Rosenthal Architects) 
Mr Martin Bent (Swan Christian Education Association) 
Mr Michael Bolan (Swan Christian Education Association) 
Mr Graeme Cross (Swan Christian Education Association) 
Mr Rowan Joubert (Swan Christian Education Association) 
 
Members of the Public / Media 

 
Nil. 
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1. Opening of Meeting, Welcome and Acknowledgement 
 

The Presiding Member declares the meeting open and acknowledges the 
traditional owners and pay respects to Elders past and present of the land on 
which the meeting is being held. 
 
This meeting is being conducted by electronic means (Zoom) open to the public. 
Members are reminded to announce their name and title prior to speaking. 

2. Apologies 
 

Ms Sheryl Chaffer (Deputy Presiding Member) 
Cr Deb Hamblin (Local Government Member, City of Rockingham) 

3. Members on Leave of Absence 
 

Nil.  

4. Noting of Minutes 
 

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

5. Declarations of Due Consideration 
 

The Presiding Member notes an addendum to the agenda was published to 
include details of a DAP request for further information and responsible authority 
response in relation to Item 8.2, received on 6 December 2021. 
 
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. 

  

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

Member Item Nature of Interest 

Cr Lorna Buchan 8.1 Impartiality Interest –  
Under clause 2.4.9 of the DAP Code of Conduct, Cr Buchan 
participated in the prior Council decision in accordance with her 
functions as a member of a local government. 
However, under clause 2.1.2 of the DAP Code of Conduct, Cr Buchan 
acknowledges that she is not bound by any previous decision or 
resolution of the local government. Cr Buchan undertakes to exercise 
judgment in relation to any DAP application before her, which she will 
consider on its planning merits. 

Cr Mark Jones 8.1 Impartiality Interest –  
Under clause 2.4.9 of the DAP Code of Conduct, Cr Jones 
participated in the prior Council decision in accordance with his 
functions as a member of a local government. 
However, under clause 2.1.2 of the DAP Code of Conduct, Cr Jones 
acknowledges that he is not bound by any previous decision or 
resolution of the local government. Cr Jones undertakes to exercise 
judgment in relation to any DAP application before him, which he 
will consider on its planning merits. 

Cr Rod Henderson 8.2 Impartiality Interest –  
Under clause 2.4.9 of the DAP Code of Conduct, Cr Henderson 
participated in the prior Council decision in accordance with his 
functions as a member of a local government. 
However, under clause 2.1.2 of the DAP Code of Conduct, Cr 
Henderson acknowledges that he is not bound by any previous 
decision or resolution of the local government. Cr Henderson 
undertakes to exercise judgment in relation to any DAP application 
before him, which he will consider on its planning merits. 

Cr Mel Congerton 8.2 Impartiality Interest –  
Under clause 2.4.9 of the DAP Code of Conduct, Cr Congerton 
participated in the prior Council decision in accordance with his 
functions as a member of a local government. 
However, under clause 2.1.2 of the DAP Code of Conduct, Cr 
Congerton acknowledges that he is not bound by any previous 
decision or resolution of the local government. Cr Cognerton 
undertakes to exercise judgment in relation to any DAP application 
before him, which he will consider on its planning merits. 
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7. Deputations and Presentations 
 

7.1 Mr Joshua Carmody (Planning Solutions) presenting in support of the 
recommendation for the application at Item 8.1. The presentation will 
address the support of the RAR and request the deletion of condition 6. 

  
7.2 Mr Martin Bent (Swan Christian Education Association) presenting in 

support of the recommendation for the application at Item 8.2. The 
presentation will address the development and request to amend 
conditions. 

  
7.3 Mr Michael Bolan (Swan Christian Education Association) 

presenting in support of the recommendation for the application at Item 
8.2. The presentation will address the context and constraints of the 
proposed development. 

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

8. Form 1 – Responsible Authority Reports – DAP Applications 
 

8.1 Lot 1 (No.27) Day Road, East Rockingham 
 
 Development Description: Proposed industrial development 
 Applicant: Planning Solutions 
 Owner: Ms M E Pike 
 Responsible Authority: City of Rockingham 
 DAP File No: DAP/21/02074 

 

8.2 Lot 27 Bennett Springs Drive, Bennett Springs  

 
 Development Description: Proposed Educational Establishment 

(Primary School) 
 Applicant: Parry and Rosenthal Architects 
 Owner: Swan Christian Education Association Inc 
 Responsible Authority: City of Swan 
 DAP File No: DAP/21/02060 

 

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

 
Nil.  
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10. State Administrative Tribunal Applications and Supreme Court Appeals 

 
Current SAT Applications 

File No. & SAT  
DR No. 

LG Name Property 
Location 

Application 
Description 

Date 
Lodged 

DAP/20/01764  
DR 204/2020 

City of 
Swan 

Lot 780 (46) 
Gaston Road, 
Bullsbrook 

Proposed Stock 
Feed Grain Mill 

8/09/2020 

DAP/21/02000 
DR203/2021 

City of 
Joondalup 

Lot 642 (104) 
Mullaloo Drive & 
Lot 643 (20) 
Stanford Road, 
Kallaroo 

Proposed Child 
Care Centre 

28/09/2021 

DAP/21/02016 
DR207/2021 

City of 
Joondalup 

centre Lot 667 (73) 
Kingsley Drive & 
Lot 666 (22) 
Woodford Wells 
Way, Kingsley 

Child Care Centre 28/09/2021 

 
 

Finalised SAT Applications* (withdrawn by applicant) 

File No. & 
SAT  
DR No. 

LG 
Name 

Property Location Application 
Description 

Date 
Lodged 

DAP/19/01708  
DR 138/2020 

City of 
Kwinana 

Lot 108 Kwinana 
Beach Road, 
Kwinana 

Proposed Bulk 
Liquid Storage for 
GrainCorp Liquid 
Terminals 

01/07/2020 

 
* Matters finalised during the last meeting cycle. 

11. General Business 
 

In accordance with Section 7.3 of the DAP Standing Orders 2020 only the 
Presiding Member may publicly comment on the operations or determinations of 
a DAP and other DAP members should not be approached to make comment. 

12. Meeting Closure 
 

 



 

* Any alternate recommendation sought does not infer a pre-determined position of the panel. 
  Any legal advice, commercially confidential or personal information will be exempt from publication. 

Direction for Further Services from the Responsible Authority 
Regulation 13(1) and DAP Standing Orders 2020 cl. 3.3 

 

Guidelines 

A DAP Member who wishes to request further services (e.g. technical information or alternate 

recommendations) from the Responsible Authority must complete this form and submit to 

daps@dplh.wa.gov.au. 

The request will be considered by the Presiding Member and if approved, the Responsible 

Authority will be directed to provide a response to DAP Secretariat within the form.  

It is important to note that the completed form containing the query and response will 

published on the DAP website as an addendum to the meeting agenda.  

DAP Application Details 

DAP Name Metro Outer 

DAP Application Number  DAP/21/02060 

Responsible Authority City of Swan 

Property Location Lot 27 Bennett Springs Drive, Bennett Springs 

 
Presiding Member Authorisation 

Presiding Member Name Mr Ian Birch 

Signature 

 

Date 3 December 2021 

Response Due  6 December 2021; 1:00pm 
 

 
Nature of technical advice or information required* 

1 DAP query 
 

Please provide the Traffic Impact Assessment submitted with 
this application.   
For future reference, please attach TIAs, together with other 
relevant supporting technical material (eg. Bushfire 
Management Plans), to all RARs. 
Thankyou 

 Response  Attached is a copy of the Traffic Impact Assessment provided with the 
application.  
 

 

mailto:daps@dplh.wa.gov.au
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Disclaimer 
Although all care has been taken in the preparation of this document, Shawmac Pty Ltd and all parties associated with the preparation of 
this document disclaim any responsibility for any errors or omissions.  Shawmac Pty Ltd reserves the right to amend or change this 
document at any time.  This document does not constitute an invitation, agreement or contract (or any part thereof) of any kind whatsoever.  
Liability is expressly disclaimed by Shawmac Pty Ltd for any loss or damage which may be sustained by any person acting on this 
document. 
© Shawmac Pty. Ltd. 2021 ABN 51 828 614 001 

 
File Reference:    Y:\Jobs Active 2021\T&T - Traffic & Parking\Parry & Rosenthal_Beechboro Christian School_TIA_2101008\3. Documents\3.2 
Reports\Parry & Rosenthal_Beechboro Christian School_TIA_Rev A.docx 
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1. Introduction and Background 

1.1. Proponent 

Shawmac has been engaged by Parry and Rosenthal on behalf of The Beechboro Christian School to prepare a 
Transport Impact Assessment (TIA) for the proposed relocation of the school in Bennett Springs. 

1.2. Site Location 

The existing and proposed site is shown in Figure 1 and Figure 2. The existing site is shared with the Cracovia 
White Eagles Junior Football Club. The proposed site is vacant. The local authority is the City of Swan. 

  

Figure 1: Proposed Relocation  
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Figure 2: Proposed Relocation – Aerial View 

1.3. Proposed Development 

The proposal is to relocate the existing primary school to the new site and to allow room to for potential growth. 
There are currently 269 students and 37 staff (approximately 28 full time staff on any given day). It is understood 
that the number of students has remained stable in recent years but that provision is being made to accommodate 
additional students in the future, subject to demand. The projected capacity of the school is 440 students. 

1.4. Scope 

This TIA has been prepared in accordance with the Western Australian Planning Commission’s (WAPC) Transport 

Impact Assessment Guidelines. According to the TIA guidelines, the key objectives of a TIA are to: 

assess the proposed internal transport networks with respect to accessibility, circulation and safety for 
all modes, that is, vehicles, public transport, pedestrians and cyclists; 

assess the level of transport integration between the development and the surrounding land uses; 

determine the impacts of the traffic generated by the development on the surrounding land uses; and 

determine the impacts of the traffic generated by the development on the surrounding transport networks. 

The proposed site plan for the new school site is shown in Figure 3. 

Existing 
Site 

Proposed 
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2. Site and Surrounding Road Network 

2.1. Land Uses 

The proposed site is currently vacant as shown in Figure 4. The surrounding area is mostly residential 
development. The adjoining lot is a sporting field  

 

Figure 4: Aerial View of Existing Site (May 2021) 
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2.2. Road Network 

2.2.1. Layout and Hierarchy 

The current layout and hierarchy of the surrounding road network is shown in Figure 5. 

  

Figure 5: Road Layout and Hierarchy 

2.2.2. Road Configuration 

The details of the key roads surrounding the site are summarised in Table 1. 

Table 1: Road Network Details 

Road and Location Classification / Function Cross Section Speed Limit 

Bennett Springs Drive Local Distributor Single Carriageway – 2 lanes 50km/h 

Marshall Road Local Distributor Single Carriageway – 2 lanes 70km/h 

Bridgeman Drive Access Road Single Carriageway – 2 lanes 50km/h 

Crystal Turn Access Road Single Carriageway – 2 lanes 50km/h 

Goa Vista Access Road Single Carriageway – 2 lanes 50km/h 

Silver Swan Road Access Road Single Carriageway – 2 lanes 50km/h 

SITE 
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2.2.3. Traffic Counts 

The latest available traffic counts were obtained from the MRWA Traffic Map and the City of Swan as summarised 
in Figure 6.  

 

Figure 6: Average Weekday Traffic 

2.3. Changes to Surrounding Transport Networks 

The surrounding road network is largely completed and there are no known changes proposed. 
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3. Analysis of Transport Networks 

3.1. Assessment Parameters 

The assessment has been based on the following two scenarios: 

Once the school relocation is completed (based on the current 269 students). 

Once the school reaches the maximum design capacity of 440 students). 

3.2. Traffic Generation 

The vehicular traffic generation rates for primary schools according to the Western Australian Planning 
Commission (WAPC) Transport Assessment Guidelines is 0.5 vehicle trips per child to school and 0.5 trips per 
child from school during each of the morning and afternoon peak hours (i.e. 1 trip per student per peak period) 
based on the PARTS surveys. The school traffic generation based on the two development horizons is 
summarised in Table 2 and Table 3. 

Table 2: School Traffic Generation - 269 Students 

Streams Units 

Student Number 269 

Peak Hour Vehicle Trip Generation Rate (Parts Survey Rate) 1 trip per student 

Peak Hour Trips 270 (135 in / 135 out) 

 

Table 3: School Traffic Generation - 440 Students 

Streams Units 

Student Number 440 

Peak Hour Vehicle Trip Generation Rate (Parts Survey Rate) 1 trip per student 

Peak Hour Trips 440 (220 in / 220 out) 
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3.3. Traffic Distribution Assessment and Capacity Analysis 

3.3.1. Interim Scenario – Current Student Population (269 Students) 

As advised by the school, the existing school population includes students from Beechboro, Bennett Springs, 
Guildford, Morley, Ellenbrook, Dayton, Brabham, Aveley, Caversham, Noranda and Ballajura. The catchment area 
is shown in Figure 7. 

 

Figure 7: School Catchment Area 

The main routes between the catchment area and the school are along Marshall Road, Beechboro Road North, 
Altone Road, Tonkin Highway and Drumpellier Drive. 
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Based on the catchment and the likely routes, the assumed distribution of school traffic to the existing school site 
is shown in Figure 8. As observed on-site approximately 80% of school traffic uses the Marshall Road car park 
and the remainder use Bennett Springs Drive. 

  

Figure 8: School Traffic Distribution – Existing Site 

The revised distribution to the new school site is shown in Figure 9. 

  

Figure 9: School Traffic Distribution – New Site 
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As shown, the school relocation will simply result in the redistribution of some school traffic from Marshall Road 
to Bennett Springs Drive. The increase along Bennett Spring Drive is estimated to be in the order of 108 vehicle 
movements during each of the school peak hours. 

According to the WAPC TIA guidelines, an increase in traffic of less than 10 per cent of capacity would not normally 
be likely to have a material impact on any particular section of road. The guidelines note that an increase of 100 
vehicles per hour for any lane can be considered as equating to around 10 per cent of capacity.  

WAPC Liveable Neighbourhoods also suggests that the indicative daily traffic volume for a Local Distributor / 
Neighbourhood Connector B road is 3,000 vehicles per day (vpd). The increased daily traffic volume along Bennett 
Springs Drive resulting from the school relocation will remain below 3,000vpd and so there is adequate capacity 
to accommodate the redistribution of school traffic. It is noted there is one section of Bennett Springs Drive 
immediately west of Altone Road which currently carries 3,320vpd which would increase to approximately 
3,536vpd. Although above the indicative daily traffic volumes for a Neighbourhood Connector B road, the expected 
traffic volume would not warrant upgrading to a Neighbourhood Connector A road (dual carriageway). A 
Neighbourhood Connector A road has an indicative daily volume range up to 7,000vpd and it is unlikely that the 
volumes would increase close to this level.  
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3.3.2. Long Term Scenario – Ultimate Student Population (440 Students) 

If and when the school reaches the ultimate student capacity of 440 students, the increase in overall traffic 
generation is estimated to be 170 vehicle movements (85 in / 85 out). The traffic volume increases on the road 
network based on the increase to 440 students are shown in Figure 10. 

  

Figure 10: School Traffic Distribution – Ultimate Student Population 

As shown, the school traffic is relatively well distributed and so the increase in traffic on any particular section of 
road is low and unlikely to have a material impact on the road network. It is concluded that the expected volume 
of school traffic can be accommodated within the capacity of the road network. 

3.4. Intersection Capacity Analysis 

The two intersections that would be most impacted by the school traffic and future growth are the two roundabout 
intersections along Bennett Springs Drive at Crystal Turn and Silver Swan Road. A high level peak hour capacity 
analysis of these two intersections has been undertaken in SIDRA Intersection 9.0. 

The peak hour intersection traffic flows were derived from the mid-block traffic count data and the assessment is 
based on the full student capacity of 440 students. 

The results of the assessment are shown in Figure 11 and Figure 12. 
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Figure 11: Intersection Capacity Analysis – Bennett Springs Drive / Crystal Turn Roundabout 
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Figure 12: Intersection Capacity Analysis – Bennett Springs Drive / Silver Swan Road Roundabout 

As shown, both roundabouts would operate at a satisfactory level with all measures of performance well within 
acceptable thresholds (level of service, degree of saturation, average delay and queueing). 
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3.4.1.  Sensitivity Analysis 

A sensitivity analysis has also been undertaken by scaling up all input traffic flows until the intersection reaches 
practical capacity. The results are shown in Figure 13 and Figure 14. 

 

 

Figure 13: Intersection Capacity Analysis – Bennett Springs Drive / Crystal Turn Roundabout – Sensitivity 
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Figure 14: Intersection Capacity Analysis – Bennett Springs Drive / Silver Swan Road Roundabout – Sensitivity 

The results show that that the traffic flows could increase by over five times before reaching capacity. It is therefore 
concluded that there would be adequate long term capacity to accommodate the school traffic and the long term 
traffic flows as the area develops.  
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4. Parking Assessment and Management 

4.1. Car Parking Provision 

The current plans indicate that the development will include approximately 68 on-site car parking bays including 
a kiss and drive facility with room for approximately 12 cars.  

There is also an existing car park on the adjacent sporting field and street parking bays along Bennett Spring 
Drive and Goa Vista. While these are not technically a part of the school site, they are all within short walking 
distance of the site and currently available for public use. 

As shown in Figure 15, there are 125 bays available for school use.  

 

Figure 15: Existing and Proposed Car Parking 

4.2. Car Parking Requirements 

The City’s Local Planning Policy Vehicle Parking Standards (POL-TP-129) requires 1 parking space per 
classroom for private primary schools. 

Based on the 18 proposed classrooms, a minimum of 18 spaces are required. The available 125 bays (68 on-site 
and 57 off-site) bays exceed the minimum policy requirement. 
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Although the proposed on-site parking satisfies the City’s minimum requirements, the provision of 1 bay per 
classroom is unlikely to be sufficient and so a comparison has been made to the Department of Education (DoE) 
parking requirements for public primary schools. The car parking requirements are outlined in Table 4. 

Table 4: DoE Car Parking Requirements – Current Students 

Bay Type Car Parking Requirement Students Bays 
Required 

Staff / Visitor 10 bays per 100 students (on-site) 
269 

27 

Pick-up / Drop-off 14 bays per 100 students (off-site where possible) 38 

Total Required 65 

Total Available 125 

 

Table 5: DoE Car Parking Requirements – Ultimate Capacity of 460 Students 

Bay Type Car Parking Requirement Students Bays 
Required 

Staff / Visitor 10 bays per 100 students (on-site) 
440 

44 

Pick-up / Drop-off 14 bays per 100 students (off-site where possible) 62 

Total Required 106 

Total Available 125 

 

As shown, the available 125 bays satisfy the DoE requirements under both scenarios.  
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4.3. Parking Management 

The development plans include a proposed kiss and drive facility within the car park. The proper management of 
this facility will ensure the safe and efficient operation and will maximise the turnover of vehicle trips which reduces 
the demand on other regular bays. 

It is recommended that a Kiss and Drive Operational Plan is prepared as part of the overall School Management 
Plan detailing other measures to manage traffic during the peak pick-up and drop-off periods. Such measures 
could include: 

Promoting of alternative modes of transport such as walking, riding (bicycles and scooters) and taking 
public transport. The Department of Transport Your Move Program which provides tailored information 
on how to get to and from work, school and around the local community using alternative modes of 
transport. There are resources, competitions, events and rewards aimed at promoting active transport. 
The school can be registered via the Your Move website. Parents, students and staff can register 
individually, join the school’s network, learn about different ways to travel to and from school and earn 
points and rewards for the school by participating. 

Encouraging carpooling. 

Advising parents who wish to walk their children to/from school to use the street parking bays or bays 
located slightly further away from the school. 

4.4. Bicycle Parking 

The City does not specify bicycle parking requirements for private schools. For comparison, the Department of 
Education (DoE) typically recommends 1 bicycle parking space per 9 students for public primary schools. 

Based on the current 269 students, the DoE guidelines would require 30 bicycle parking spaces. 

Based on the projected 440 students, the DoE guidelines would require 49 bicycle parking spaces. 

It is acknowledged that a lower proportion of students would cycle to and from a private primary school due to 
there being a wider catchment area and so the parking demand would be lower compared to a public primary 
school. 

It is currently proposed to include 20 bicycle spaces which is considered to be adequate for the current school 
population considering the wider catchment and lower bicycle parking demand compared to a public school. 
Additional bicycle spaces can easily be added when there is demonstrated demand. 
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5. Vehicle Access 

5.1. Access Location 

The proposed access arrangement of the school is shown in Figure 16. The crossovers on Bennett Springs Drive 
are restricted to entry-only or exit-only to minimise conflicting traffic movements. The internal parking aisle will 
therefore be restricted to one-way movements only. 

 

Figure 16: Proposed Access Arrangement 
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Sight distance requirements from vehicle exit points is defined in Figure 3.2 of Australian Standard AS 2890.1-
2004 Parking Facilities - Off-street car parking (AS2890.1) as shown in Figure 17. Based on the frontage road 
speed of 40 km/h (school zone speed limit) the minimum required sight distance is 35 metres (55 metres 
desirable).  

 

Figure 17: Sight Distance Requirements 

As shown in Figure 18, the proposed vehicle exit points on Bennett Springs Drive and Bridgeman Drive would 
have adequate sight distance in both directions. 
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Figure 18: Sight Distance Check 
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6. Road Safety Assessment 

6.1. Crash History 

The crash history of the surrounding roads was obtained from the MRWA Reporting Centre. A summary of the 
recorded incidents over the five-year period ending December 2020 is shown in Figure 19. 

 

Figure 19: Crash History January 2016 to December 2020 

The crash history to date does not indicate any major safety issues on the road network and there is no indication 
that the school will increase the risk of crashes to an unacceptable level.  
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7. Pedestrian and Cyclist Assessment 

The existing path network around the proposed site is well established. The existing path network within an 800m 
walkable catchment of the school is shown in Figure 20. 

 

Figure 20: Existing Path Network 

As shown, there are footpaths along one side of most roads including the perimeter of the new site and adjoining 
lot. The only roads with no paths are short sections of low volume, low speed roads. 

The existing path network is considered to be adequate and no additional infrastructure is considered necessary. 
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8. Public Transport Accessibility 

The existing public transport services near the site include: 

Transperth Bus Route 345 which operates between Morley Bus Station and Bennett Springs via 
Beechboro Road. The closest stops are located on Bennett Springs Drive west of Goa Vista and east of 
Crystal Turn which are all within short walking distance of the proposed school site. 

Transperth Bus Route 955 which operates between Morley Bus Station and Ellenbrook North. The 
closest stops are located on Altone Road adjacent to Currawong Court (approximately 650m walking 
distance from the school). 

Public transport use among primary school students is low and so the existing services are considered to be 
adequate. Once Malaga Station is completed as part of the Morley-Ellenbrook Line, additional bus services may 
operate in the area from the new station. 
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9. Conclusions 

A Transport Impact Assessment for the proposed relocation of Beechboro Christian School has concluded the 
following: 

The school relocation will simply result in the redistribution of some school traffic from Marshall Road to 
Bennett Springs Drive. The increase along Bennett Spring Drive is estimated to be in the order of 108 
vehicle movements during each of the school peak hours. 

The increased daily traffic volume along Bennett Springs Drive resulting from the school relocation will 
remain within the expected capacity of a Local Distributor / Neighbourhood Connector B road and so 
there is adequate capacity to accommodate the redistribution of school traffic. It is noted there is one 
section of Bennett Springs Drive immediately west of Altone Road which currently carries 3,320vpd which 
would increase to approximately 3,536vpd. As this volume is well below the indicative daily traffic volume 
for a higher order Local Distributor Road (7,000vpd), the upgrade of this road is not warranted. 

If and when the school reaches the ultimate student capacity of 440 students, the increase in overall 
traffic generation is estimated to be 170 vehicle movements (85 in / 85 out). The school traffic is relatively 
well distributed and so the increase in traffic on any particular section of road is low and at a level that 
can easily be accommodated within the capacity of the road network. 

The two adjacent roundabouts along Bennett Springs Drive will have adequate capacity to accommodate 
the school relocation and future growth in traffic from the school and surrounding area. 

The available 125 bays (68 on-site and 57 off-site) bays exceed the 18 bays required under the City 
Local Planning Policy. The 125 bays also satisfy the DoE requirements which have been used for 
comparison. 

It is recommended that a Kiss and Drive Operational Plan is prepared as part of the overall School 
Management Plan. 

It is currently proposed to include 20 bicycle spaces which would be adequate for the current school 
population considering the wider catchment and lower bicycle parking demand compared to a public 
school. Additional bicycle spaces can easily be added when there is demonstrated demand. 

All proposed vehicle exit points would achieve the minimum required sight distance. 

The crash history to date does not indicate any major safety issues on the road network and there is no 
indication that the school will increase the risk of crashes to an unacceptable level. 

There are footpaths along one side of most roads including the perimeter of the new site and adjoining 
lot. The existing path network is considered to be adequate and no additional infrastructure is considered 
necessary. 

Public transport use among primary school students is low and so the existing services are considered 
to be adequate. 
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from the approval. 

Deletion of Condition 10 

Condition 10 requires that buildings to be designed to BAL-29 as specified in Australian 

Standard 3959-2009. This standard does not apply to industrial buildings. BAL ratings 

and their associated standards are meant for structures in which people sleep and will 

not be able to receive advanced warning of approaching bushfire. For this reason we 

request the deletion of Condition 10. 

Myself, Daniel Panickar from Ecological and Marina Kleyweg from KCTT are now 

available to answer any questions the panel members may have. 
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by the Presiding Member. Handouts or power points will not be accepted on the day. 
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Dr Martin Bent, Project Manager, Swan Christian Education Association 

 

The relocation and development of Beechboro Christian School is a complex exercise as it 

incorporates both new buildings and infrastructure and the relocation of existing buildings whilst the 

current school is in operation and is bursting at the seams. 

The planning of the submitted proposal has been detailed and thorough as we have sought to 

balance these challenges, achieve a highly functional school that is aesthetically pleasing, and also 

ensure that nothing is incompatible with potential future developments.  

The application has received community feedback and a Peer review through the City’s planning 

office which has helped us improve the quality of the plan.  

We have valued and appreciated the constructive communications and professional input from the 

City’s Planning Officers, and their efforts to process the application in a challenging timeframe. 

In general, we believe their report is concise, fair and balanced. However, we table the introduction 

to our initial application and the Traffic Engineer’s initial Report and their Technical Note in response 

to the first peer review for completeness of the record. 

 

We note the Officers’ comment on page 10 of their report (p 312 of the Agenda) 

…. At the close of the secondary review [by wOnder city + landscape], there were no elements 

which were not supported. 

 

And on page 12 (p314 of Agenda) 

It is considered that the remainder of the Peer Reviewer's comments could be 

incorporated into the development as it establishes into the future. Informal play and 

street games, landscape design, additional trees, additional nature play and learning 

objectives are all matters which naturally evolve over time. 

This very fairly assesses the development and evolution of a school campus and the easing resource 

constraints that occur as a school grows and overcomes the initial capital hurdle. 

 

 

Conditions of Approval 

Responsible Authority Recommended Condition 

The additional Condition recommended by Council requires a “Kiss and Drive” Operational Plan 

prepared to the satisfaction of the City of Swan. Whilst not onerous, we question the necessity for 

this Condition, given that all independent schools in Western Australia have to be Registered with 

the Department of Education prior to operation. Student safety is a central element of Registration 

and is closely scrutinised prior to Ministerial approval.   

We have a strong reputation for effective policies, risk management and compliance. We have taken 

expert advice on the design and layout of the parking facility, and it will be carefully managed. 



The City’s Planning Officers were aware of this matter and were satisfied with the sufficiency of the 

design and the capacity of the school to effectively manage this aspect of its operations. 

 

Officer Recommendations 

Condition 14 – Bike rack weather protection 

We appreciate the need for bike racks and ‘end of journey’ facilities, and this is reflected in the 

current design. We question the need for weather protection for the bike racks.  

Currently only two students cycle to the school (given our wide catchment area), and they do not 

cycle during inclement weather. In cases where students do cycle in bad weather, the bikes and the 

students will be exposed to the weather once they leave the bike racks. 

Finally, the aesthetics of the street front needs consideration. The placement of the racks is 

intentional for safe student access to the school and for passive surveillance. We think any weather 

protection needs to be balanced with the aesthetics of the area and would prefer to see this 

aesthetic balance reflected in the Condition, or the Condition removed. 

 

Condition 18 – Public Art 

In a deputation at the City of Swan Agenda Forum, Principal Michael Bolan requested that Council 

reconsider the recommendations concerning the Public Art contribution. 

The school is effectively not a new development in the area, it is moving about 400metres along the 

road. 

The recommended contribution is based on the full estimated cost of the project. Approximately 

half the cost relates to the relocation and establishment of transportable buildings that will be 

replaced in due course. A range of fees and costs have and will be incurred in their initial installation, 

in their relocation, and then in their replacement. Effectively these costs will be incurred three 

times. 

(i) The school therefore request that this Condition is removed. 

(ii) If this cannot be removed, we would ask that it is only based on the cost of the new 

buildings, therefore the public art contribution would be $30,000.  

(iii) Irrespective of the value of the contribution, we request that the requirement to 

complete this prior to occupancy be amended to ‘within 12 months of building 

completion’ to allow students the opportunity to engage with local artists in developing 

this artwork. Compliance with this revised Condition could be assured through requiring 

the deposit of a refundable bond with the City as part of the Condition. 

 

Finally 

This project is time-critical given the logistics of synchronising building and relocation with the 

school year and term dates. We request that JDAP reaches a conclusion at the meeting with 

respect to the application and our request for condition variations. We do not want our request 

for condition variations to delay this decision. 
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1.0 INTRODUCTION 

This report has been prepared on behalf of Swan Christian Education Association (SCEA), the landowners of Lot 
27 Bennett Springs Drive, Bennett Springs. The purpose of this application is to seek planning approval to relocate 
and further develop Beechboro Christian School (BCS). The proposal involves the relocation of transportable 
classrooms, the construction of a variety of recreational facilities as well as the development of a permanent early 
learning centre. 

Currently, Beechboro Christian School is a lessee of a small portion of land located at Lot 55 (No. 375) Marshall 
Road, Bennett Springs. Lot 55 is owned by Cracovia Club Inc, with their premises immediately east of the school. 
The small parcel of land has proved to be of sufficient size from the school’s early establishment, however, with 
school enrolments steadily increasing, the confined area can no longer facilitate the population of the school. As 
a result, SCEA has purchased a larger, appropriately zoned lot from the Department of Education to relocate their 
operations. Lot 27 Bennett Springs Drive has been zoned as a primary school reserve and is adjacent to a local 
government managed sporting oval. BCS’s current infrastructure is predominantly transportable classrooms 
obtained through Commonwealth grants, and as such they plan to continue to utilise these transportable 
classrooms on the new site. BCS has integrated their transportables in a seamless fashion that constitutes their 
look and feel like conventional classrooms. In the long-term BCS will transition from transportables to permanent 
buildings as the financial licencing and practicality of the transportables warrant replacement.  

The relocated transportables will provide educational facilities for year 1 to year 6 students. They will be situated 
around communal courtyards as well as other recreational facilities to encourage positive social interaction 
between students.  

The Kindy and Pre-primary facilities will be newly constructed buildings which will be situated at the front of the 
school separated from the primary education areas. These classrooms will be constructed as permanent facilities.  

Overall, the school aims to be designed and integrated with the adjacent area and will create a cohesive and 
compatible built form and learning environment. 

The application is lodged as a JDAP Application.  The relevant planning application forms are included at Annexure 
1, specifically:  

• City of Swan: Application for Development Approval; 
• Development Assessment Panel: DAP Form 1 
• Metropolitan Region Scheme: MRS Form 1 

The Development Plans are included at Annexure 4.  

 

2.0 BEECHBORO CHRISTIAN SCHOOL BACKGROUND 

Swan Christian Education Association was established in 1981 by Joan Grosser when a need for a Christian School 
was identified within the Midland district. As a result, Midland Christian School was formally established and began 
operating in February 1982. This followed with other Christian schools under the SCEA within the City of Swan 
district and in 1988, the Beechboro Christian School was founded. Since then, the school has continued to grow 
and facilitate the local community around it. Since its establishment, the once rural Beechboro area has slowly 
developed into a bustling urban environment. This in conjunction with BCS’s positive education reputation has led 
to the school reaching capacity at its current premises where there is no opportunity for expansion.  
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Beechboro Christian School aims to provide a holistic, Christ-centred education that develops students’ God-given 
talents; in a welcoming environment where every child is loved, accepted and encouraged to explore, inquire and 
become a life-long learner. Their four key values of kindness, community, courage and excellence help achieve 
their vision of promoting community fulfillment for all demographics. Beechboro Christian Schools achievements 
are demonstrated through their students as they leave primary school with discerning characteristics that promote 
their future success. 

The relocation of Beechboro Christian School will allow the school to expand their educational and recreational 
facilities to ensure current and future students continue to get access to quality education facility. The new site 
provides feasibility for the school to grow and adapt into the future. 

2.1 Locality Description 

Bennett Springs is a small but rapidly expanding suburb situated between Beechboro and Whiteman Park. The 
suburb is bounded by Lord Street to the east, Reid Highway to the south, Tonkin Highway to the west and Marshall 
Road to the north. Originally a subdivision of Beechboro, a campaign was launched to rename the suburb to 
Bennett Springs due to its growing size and unique locality this was approved in 2011. Currently, BCS is Bennett 
Springs only primary school with the next closest primary school being Beechboro Primary School (BPS). With 
Bennett Springs continually expanding east, and Reid highway dividing Bennett Springs from surrounding suburbs, 
BCS provides an important role as a local school with a walkable catchment for residents of Bennett Springs. 

3.0 SITE DETAILS 

3.1 Subject Site 

The particulars of the subject site are described in Table 1. 

Table 1: Title Details 

Lot Number House Number Deposited Plan Volume Folio 

27 - 33009 2527 614 

A copy of the Certificate of Title and Deposited Plan are included in Annexure 2.  

The land area of the subject site is 3.5 hectares.  

3.2 Site Context 

The subject site is located in the suburb of Bennet Springs approximately 18 kilometres north east of the Perth 
Central Business District. The subject site is bound by Bennett Spring Drive to the north, Crystal Turn to the east 
and Bridgeman Drive to the south (Refer Figure 1). 
 
As can be seen in the Aerial Location Plan at Figure 2, Lot 27 sits to the immediate southeast of the site, separated 
by Bennett Springs Drive, with low density, predominantly single residential dwellings surrounding the site at a 
density of R20.  

The main access to the site is via Bennett’s Spring Drive which connects to major roads such as Beechboro Road 
and Altone Road. Beechboro Road connects to Springs Shopping Centre, the proposed Malaga train station as well 
as Reid Highway. The existing road connectivity ensures that the proposed development is well situated and will 
continue to add to the growing suburb of Bennett Springs. 

Smaller local roads surrounding the development such as Bridgeman Road link up with surrounding Crystal Turn 
and other local roads. Overall, the surrounding infrastructure incorporates roundabouts to create a more seamless 
flow of traffic. Furthermore, the development is in a central location to its residential catchment to encourage 
students and parents to walk to school. 

 

Figure 1: Location Plan 
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Figure 2: Aerial Location Plan 

BCS MAR GE 
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3.3 Existing Land Use 

The aerial photograph at Figure 3 best illustrates the current land uses of the subject site and of immediately 
abutting land. 

The subject site comprises minimal understory vegetation with some mature trees in a parkland setting, otherwise 
it is entirely vacant. The Lot has a decommissioned open drain traversing from the north to south of the subject 
site and has no dwelling or other infrastructure on site. 

 

Figure 3: Aerial Photo 

4.0 SITE CONDITIONS 

4.1 Topography 

The site is relatively flat with an elevation of RL 20.0 to RL 22.0 AHD (See Annexure 3). The site’s gradient slopes 
from the north-west to the south-east mimicking surrounding road reserves. The site level and road reserve have 
only minor differences and as such the site will require some fill to facilitate recontouring to match the surrounding 
site levels. 

4.2 Acid Sulphate Conditions 

Acid sulphate soils (ASS) are naturally occurring soils and sediments containing sulphide minerals, predominantly 
pyrite (an iron sulphide). In an undisturbed state below the water table, these soils are benign and not acidic. 
However, if the soils are drained, excavated or exposed by lowering of the water table, the sulphides will react 
with oxygen to form sulphuric acid. 

The distribution of acid sulphate soils can be seen in Figure 4. The Subject site consists of Class 2 ASS which can be 
described as follows:  

Class 2 – Moderate to low risk of Acid Sulphate Soils (ASS) occurring within 3m of natural soil surface but 
high to moderate risk of ASS beyond 3m of natural soil surface.   

The nature of soil disturbance that triggers ASS investigation include:   

Class 2 – Works involving lowering of watertable (temporary or permanent), earthworks extending to 
beyond 3 metres below natural ground surface and works within 500m from adjacent to wetlands.   

The soils of the subject site have been determined to be of medium-low risk of acid sulphate levels and are capable 
of being managed. 

4.3 Ground Water 

Groundwater might be encountered during construction due to the groundwater levels of the area only siting one 
metre below natural surface levels. Therefore, underground drainage detention will be coordinated in conjunction 
with detailed engineering investigations. 

4.4 Existing Water Course 

As can be seen in the eastern section of Figure 3 a decommissioned open drain traverses north to south of the 
subject site. The drain was once a part of a larger network used for agricultural purposes.  However, due to urban 
development in the area, the catchment was removed and diverted though the City of Swan stormwater network. 
Consequently, the water course no longer receives any stormwater from upstream catchments and can be 
backfilled with all drainage capable of being accommodated on site. 

4.5 Vegetation 

Under the Department of Water and Environmental Regulation (DWER) register the subject site is not classified 
as an Environmentally Sensitive Area. The site is predominantly parkland cleared with minimal understory 
vegetation. The majority of vegetation is located to the western edge and is to be retained with the only trees 
proposed to be removed under the current application located towards the centre of the lot as seen in Figure 5.  
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Figure 4: Acid Sulphate Soils Showing Moderate - Low-Risk 

 

Figure 5: Tree Retention 

5.0 DEVELOPMENT DESIGN 

5.1 Design Philosophy 

Beechboro Christian School has been increasingly popular within the local community. The design philosophy is to 
maintain the simplicity of the existing school but with a large emphasis centred around play spaces associated 
with the different needs of the school’s students. This facilitates age appropriate social and recreational 
interaction with classrooms designed to accommodate improved learning experiences and spaces for students.  

The new buildings will be designed and constructed with energy efficiency in mind and the school will continue to 
maintain this ideology when transportables are replaced in the future.  

5.2 Design Imperatives 

The following key design imperatives have been considered in developing the schematic design: 

• Site master plan; 
• Site factors; 
• Orientation; 
• Site topography; 
• Safety and security; 
• Clarity of built form; 
• Clearly identifiable points of entry; 
• Clear and legible pedestrian circulation; 
• Durability and low maintenance; 
• Functionality; 
• Flexible, adaptable and practical facilities; 
• Economy and efficiency; and 
• Sustainability  

5.3 Sustainability 

The sustainable values of this development have been highlighted as a crucial design component to integrate into 
the development. As such, the developer has ensured a holistic methodology has been adopted to ensure a self-
sustaining school though some of the measures described below.  

5.3.1 Environmental  

Sustainable and efficient design has been an important consideration through the design phase and will continue 
to be developed through each stage of the project to minimise environmental impact. To achieve this the school 
will assess the feasibility of integrating a solar panel system in the future to sustain its daily energy requirements. 
Additionally, the relocation of transportable classrooms from the current campus will minimise waste and allow 
for greater investment into future classrooms. Other crucial infrastructure such as play equipment and internal 
decor will be maintained and repurposed on the new campus where possible. These will be replaced when their 
economic and functional life comes to an end. The site has no specific environmental attributes that warrant 
protection and all drainage will be self-contained on site. 
 
5.3.2 Economic 

The relocation of BCS will allow increased flexibility for the school, allowing it to continue to grow. The repurposing 
of the existing transportable buildings that are subject to previous Commonwealth grants will minimise ongoing 
running and maintenance costs.  

To be Removed  
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Currently, BCS pays a lease on the land to the neighbouring Cracovia Club restricting their ability to build 
permanent structures. The proposal allows the school to invest in permanent structures and will provide an 
ongoing economic benefit to the school and community. As discussed, this will be done in a staged approach to 
ensure the functionality and licencing of the transportables, which have functioned well, are not prematurely 
relinquished.  
 
The potential future integration of solar panel systems will utilise the areas predominant sunny climate towards 
meeting the school’s daily energy requirement minimising energy and operating costs. 
 
5.3.3 Social 

The development has been designed in a manner to encourage interaction between students and provide teachers 
with passive supervision of student activity. The transportables will be integrated around recreational 
infrastructure such as the central courtyard to encourage interaction between students and embrace the school’s 
values of inclusiveness. The school has undertaken extensive research with the layout design to sustain the 
school’s values, and to enhance learning amongst the students. 

For this reason, the early learning centre has been intentionally designed near the car park, a primary entrance to 
allow parents to walk their young children into the early learning centre and converse with other parents of the 
community. The early learning centre has been partially separated from the school to enable younger children to 
converse with their age group whilst minimising disturbance from parents collecting their children during the day.  

The school has a culturally diverse cohort with 40 different languages and dialects spoken by the students. This 
cultural diversity provides for a strong community presence within the Bennett Springs area and will continue to 
strengthen communal relationships. The integration of a school in central Bennett Springs will revitalise and form 
part of a communal hub that will allow for greater social interaction with residents of the community. This is 
consistent with the strategic planning for the area with the existing zoning of the land for education purposes 
being positioned central in the community. BCS hosts a variety of school events throughout the year, including the 
Bennett Springs Fair, Compassion Day, Harmony Day, Family Fun Night and the Fathering Project.  

 

6.0 DEVELOPMENT SPECIFICATIONS 

The development will comprise of 14 transportable classrooms, the construction of five permanent early learning 
classrooms, construction of a small administration/reception building and various recreational and communal 
meeting facilities (Refer to Annexure 4 for Development Plans). 

6.1 Early Learning Centre 

The early learning centre will consist of three permanent buildings located to the northern entrance of the school.  
More specifically, the early learning development will consist of a reception/administration, three kindy 
classrooms as well as two pre-primary classrooms. All early learning classrooms have access to a central 
kitchenette, storeroom and toilets. 

The location of the early learning centre is situated towards the front of the campus adjacent to the parking area 
enabling parents the ability to easily accompany their child to their classroom. The classrooms converse around a 
central play area that opens to a larger more spacious outdoor play area. The outdoor play areas have a variety of 
shaded areas with the retention and incorporation of landscaping to create nature play areas.  

A small administration building will be constructed to service the early learning area and will have a reception, 
office space and a sick bay for the students. 

6.2 Transportable Classroom Infrastructure  

The relocation of 14 transportable classrooms will continue to facilitate the temporary needs of the classrooms 
for year 1 to year 6 students. The transportable buildings will also provide transitionary infrastructure for the 
library and main office.  

The transportable classrooms have been thoroughly maintained and creatively altered to create an ambience 
similar to that of conventional classrooms. BCS will continue to maintain this configuration by integrating the 
transportable classrooms adjacent to each other with communal covered areas between each classroom. These 
areas will traverse into larger shared areas such as courtyards and play areas.  

Eventually, BCS will transition from transportable classrooms to permanent classrooms. This will be a gradual 
transition based upon their economic and functional lifespan with the school then replacing them with permanent 
structures on site.  

6.3 Facilities and Recreation 

The new facilities will consist of a variety of outdoor areas to encourage healthy exercise and sporting engagement 
amongst students. The new facilities will consist of two courtyards, a covered outdoor area as well as a covered 
multipurpose playing court used for physical education and assemblies.  The covered outdoor area will utilise the 
large tensile canopy currently in use at BCS. Whereas the other courtyards and multipurpose playing court will be 
newly constructed facilities. The recreational spaces are sufficient to accommodate the immediate needs of the 
school. 

BCS adjoins public open space owned and managed by the City of Swan. The co-location of public open space is a 
common requirement at State level and formed part of the original planning intention when the land and adjoining 
parcels were appropriately zoned for their respective purposes. Whilst it does not form part of this application, 
SCEA is currently in discussions with the City to utilise the open space facilities to accommodate some larger school 
sporting activities. This is a common arrangement that applies throughout the Perth Metropolitan area as well as 
Regional Western Australia. 
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6.4 Landscaping 

A preliminary location of the proposed landscaping is illustrated within the development plans located in Annexure 
4. It is anticipated that this will be further planned and detailed as part of a landscape management plan that will 
be undertaken by the school in cooperation with the City. The school has no objection to a condition for a 
landscape management plan being implemented on approval.  

In addition, the school has a variety of existing mature trees along the western boundary which are positioned 
adjacent to recreation spaces. The retention of these trees will form part of the landscaped aesthetics and provide 
shaded areas for students.    

6.5 Services 

The site will be connected to all essential services which are available within the area. 

6.6 Fencing 

The school is to have a metal garrison style fence around the proposed developed areas of the lot. The fence will 
be situated around the school buildings and courtyards.  

6.7 Materials and Finishes 

The new Early Learning Centre will be constructed using face brick and colorbond roofing that are sympathetic to, 
and harmonious with, the area (Refer to Annexure 4).  Key driving factors in material selection for the new 
construction include but are not limited to the following items: 
 

• Durability; 
• Low maintenance through self-finished materials or considered positioning to minimise accidental or 

intentional impact damage; 
• Timeless nature of the materials; 
• Local availability; 
• Sustainability; and 
• Complementary to the existing buildings. 

 
Where possible, materials will be locally sourced, non-toxic, durable, reusable, renewable and/or recyclable. 
 
6.8 Traffic 

Primary access to the school will be via Bennett Spring Drive where the front entrance and car park is located. The 
proposal will utilise Bennett Springs Drive to access the facility. This redistribution of traffic to Bennett Springs 
Drive has been assessed and is expected to be minimal and will remain in the capacity requirements for a Local 
Distributor Road. A Transport Impact Statement (Annexure 5) has been prepared and shows the suitability of the 
proposed school on the surrounding road infrastructure.  

6.8.1 Public Transport Infrastructure 

The subject site has two bus stops approximately 300m east and west of its location, situated on Bennett Springs 
Drive. These bus stops are frequented by the 345 bus that runs approximately every 30 minutes throughout the 
day. The bus services several suburbs and both start/finishes its journey at either Morley Bus Stand or Bennett 
Springs Drive. 

Bus services within the area are predicted to increase due to sustained local residential growth and the proposed 
Malaga Train Station located 2km west of the subject site.  

6.9 Acoustic Management 

Acoustic impacts emitting from the proposal is anticipated to have minimal impact on the surrounding properties. 
The subject site does not share a common boundary with residential dwellings. The school will predominantly 
operate during the hours of 8:00am – 4:00pm with other occasional activities after hours. This is no different to 
any conventional school and was accounted for when the land was originally reserved for as Public Purposes - 
Primary School as further discussed in subsequent paragraph 8.3. 

7.0 STATUTORY PLANNING FRAMEWORK 

7.1 Metropolitan Region Scheme 

The subject site is zoned urban under the Metropolitan Region Scheme (MRS), an MRS plan is included as Figure 
6. The proposed school use is consistent with that zoning. 

7.2 City of Swan Local Planning Scheme No. 17 (LPS17) 

The subject site is reserved as a Public Purposes - Primary School under City of Swan Local Planning Scheme No. 
17 (LPS17).  Refer Figure 7 for a Zoning Plan of the Subject Site and surrounds.  

Clause 3.4 of LPS17 provides the use and development objectives of the local reserve.  The objectives of the local 
reserve are:  

Except as otherwise provided in clause 8.2, a person must not –  

(a) use a Local Reserve;  

(b) commence or carry out development on a Local Reserve without first having obtained planning 
approval under Part 9 of the Scheme.  

In determining an application for planning approval the local government is to have due regard to – 

(a) the matters set out in clause 10.2; and  

(b) the ultimate purpose intended for the Reserve.  

In the case of land reserved for the purposes of a public authority, the local government is to consult with 
that authority before determining an application for planning approval.  

Any land shown as a local reserve that is not at the gazettal of the Scheme owned for the authority for 
whose purpose the land is reserved, the local government shall deal with that land as if a single residence 
is permitted and any other land use is permissible on that land in the discretion of the local government. 

Under the LPS17 a primary school is categorised as: 

Educational establishment means premises used for the purposes of education and includes a school, 
tertiary institution, business college, academy or other educational centre. 

The proposed use is fully consistent with the purpose and intent of the reserve.  
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Figure 6: MRS Plan 

 

Figure 7: TPS Plan 
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7.3 Planning and Development (Local Planning Schemes) Regulations 2015 

The Planning and Development (Local Planning Schemes) Regulations 2015 (the Regulations) have introduced a 
set of deemed provisions within Schedule 2 (Deemed Provisions) that automatically form part of LPS17.   

Clause 3 of the Deemed Provisions relates to local planning policies, Clause 3 (5) states: 

In making a determination under this Scheme the local government must have regard to each relevant 
local planning policy to the extent that the policy is consistent with this Scheme.  

In this regard, the City's Local Planning Policy: Building and Development Standards – Other Zones is a relevant 
consideration in determining this application.  

In addition, Clause 67 of the Deemed Provisions deals with matters to be considered by Local Government and 
include the following key provisions relevant to this application as detailed below. Table 2 below provides 
comment in relation to the relevant provisions of Clause 67 of the Deemed Provisions.  

Table 2: Matters to be considered. 

Matters to be considered Comment 

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

The proposal is consistent with aims and provisions of the 
Scheme as it proposes an educational establishment on 
land reserved for such purposes.  

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;  

Approval of the proposal is consistent with the 
requirements of proper and orderly planning, noting: 

- the zoning of the land 
- the development requirements being 

adequately met in accordance with council 
requirements. 

c) any approved State planning policy; State Planning Policy 7.0 Design of the Built Environment 
and Draft Operation Policy 2.4 Planning for School Sites 
has been addressed in subsequent paragraph 8.4 and 8.5. 

g) any local planning policy for the Scheme 
area 

The land is compliant with all relevant Local Planning 
Policies as set out below in paragraphs 8.1 and 8.2. 

j) in the case of land reserved under this 
Scheme, the objectives for the reserve and 
the additional and permitted uses identified 
in this Scheme for the reserve; 

The lot is reserved as a Public Purpose – Primary School 
under the Local Planning Scheme. In determining an 
application local government must have due regard to: 

(a) the matters set out in clause 10.2; and 

(b) the ultimate purpose intended for the Reserve.  

The proposal is consistent with both attributes and the 
Local Planning Scheme. 

Matters to be considered Comment 

m) The compatibility of the development with 
its setting including 

(i) The compatibility of the 
development with the desire future 
character of its setting; and 

(ii) The relationship of the 
development to development on 
adjoining land in the locality 
including, but not limited to, the 
likely effect of the development 
height, bulk, scale, orientation and 
appearance of its height 
development. 

The development is consistent with the characteristics of 
the area as it utilises existing approved buildings from its 
existing campus. Additionally, the integration of an   
architecturally designed early learning centre and new 
recreational spaces will complement the residential 
character of the area.  

The development is single storey and integrates a large 
amount of open space within the development. A school 
is an entirely compatible development within a 
residential area and will integrate with the immediate 
adjoining land to the east of the development which is a 
public oval.  

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;  

The development is situated on a degraded parcel of land 
that is cleared parkland with minimal understory 
vegetation.  

Due to only recent urban expansion into the Bennett 
Springs area the character of the locality is conventional 
modern housing. As such the school is consistent with 
these features. 

Socially the development will add to the fabric of the area 
by providing important education facilities within a 
walkable distance for local residents. The school has 
already positively contributed to the community and will 
aim to maintain and encourage positive communal 
relations at its new site.  

o) The likely effects of the development on the 
natural environment or water resources and 
any means that are proposed to protect or 
to mitigate impacts on the natural 
environment or water resource. 

The development has minimal effects on the natural 
environment. An historic open drain traverses north to 
south of the subject site. Due to urban development in 
the area the catchment was removed and diverted 
though the City of Swan stormwater network. 
Consequently, the open drain no longer receives any 
stormwater from upstream catchments and can safely be 
backfilled. 

p) whether adequate provision has been made 
for the landscaping of the land to which the 
application relates and whether any trees or 
other vegetation on the land should be 
preserved; 

The school has incorporated a variety of landscaped 
areas to create an aesthetically pleasing space for 
students and residents. Trees on the western edge of the 
site have been retained under the application and a 
separate landscaping plan will be prepared to 
complement the greening of the school grounds and 
public vantage areas.   

q) The suitability of the land for the 
development taking into account the 
possible risk of flooding, tidal inundation, 

Not subject to any risks. 
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Matters to be considered Comment 

subsidence, landslip, bushfire, soil erosion, 
land degradation or any other risk 

r) the suitability of the land for the 
development taking into account the 
possible risk to human health or safety; 

No safety concerns. 

s) The adequacy of -  

i. the proposed means of access and 
egress from the site; and 

ii. arrangements for the loading, 
unloading, manoeuvring and 
parking of vehicles; 

Access is provided from Bennett Springs Drive to a car 
park of 56 bays with a separate entrance and exit. Traffic 
has been assessed in a Traffic Impact Statement 
(Annexure 5) and has affirmed the suitability of access 
arrangements. 

At the rear of the site, a small road will connect to the 
school for deliveries, vehicle loading, storage and waste 
management. 

t) the amount of traffic likely to be generated 
by the development particularly in relation 
to the capacity of the road system in the 
locality and the probable effects on traffic 
flow and safety; 

A traffic management plan (Annexure 5) has been 
undertaken to verify the adequacy of the access and 
parking arrangements in context with peak trips and has 
affirmed the suitability of the road system to 
accommodate the proposed development.  

u) The availability and adequacy for the 
development of the following- 

i. public transport services; 
ii. public utility services;  
iii. storage management and collection of 

waste;  
iv. access for pedestrians and cyclists 

(including end of trip storage, toilet and 
shower facilities); 

v. access by older people and people with 
disability; 

The subject site has two bus stops approximately 300m 
east and west of its location. These bus stops have the 
345 bus that will run on an approximate service of every 
30 minutes throughout the day. 

The school provides bicycle parking for students and 
teachers. Staff will also have access to a private bathroom 
for showering and changing. Infrastructure in and around 
the school have well managed pedestrian pathways in 
place.  

Storage and waste facilities are located to the rear of the 
development. A small access way located off Bridgeman 
Drive will enable any waste or delivery vehicles to access 
the site separate from the main entrance/carpark. 

The development has access for both pedestrians and 
cyclists with access to school provided on the north, east 
and western border.  

The development will provide appropriate access for all 
people of different ability. More specifically large, sealed 
footpaths will be located throughout the school to 
provide access to all areas with ramps integrated where 
needed for elevated areas. 

v)   the potential loss of any community service 
or benefit resulting from the development 
other than potential loss that may result 

No community service will be lost. The community will 
benefit from the development as it improves and 
expands on the only primary school within the suburb 

Matters to be considered Comment 

from economic competition between new 
and existing businesses; 

and provides an important education facility that services 
the needs of the local community.  

w) the history of the site where the 
development is to be located 

The site was formerly part of a rural area with agricultural 
activities undertaken. Historically a drainage course was 
constructed sometime between 1952 and 1965. 
Following this it was then converted into a small dam 
system between 1965 and 1974. The dam eventually 
became impractical and was largely filled in.  Minor 
remnants still consist of the watercourse but are 
superfluous and proposed to be removed.   

x) the impact of the development on the 
community as a whole notwithstanding the 
impact of the development on particular 
individuals; 

The development will enhance the area by utilising a 
current degraded site to provide a new contemporary 
education facility to service the needs of the local 
community. 

 

 

8.0 PLANNING POLICY 

8.1 Local Planning Policy: Vehicle Parking Standards 

The objective of this policy is to ensure adequate parking provisions are implemented to ensure parking areas do 
not detract from the amenity of the area, whilst still providing adequate functionality. Table 1 of this policy dictates 
that an education establishment (Primary School) is to have a minimum of 1 space per classroom. 

Overall, the development will see the construction of 5 permanent classrooms as well as the relocation of 14 
transportable classrooms resulting in a total of 19 classrooms. Therefore, under the policy a minimum of 19 parking 
bays must be provided. BCS has integrated a total of 68 car bays (including 12 Kiss and Drive bays) which exceeds 
the required amount of parking bays. The surplus of bays was undertaken to reflect staffing numbers at the school 
with a total of 37 staff consisting of a mixture of full-time, part-time and casual. With some employees having 
varying shift times it is expected there will be ample parking for both staff and parents. Furthermore, BCS has 
integrated a dedicated “kiss and drive” within the car park to allow for efficient and safe drop-offs for parents. 
 
The development has integrated its parking facilities on the northern border of the school, utilising a single lane 
entry from the east of Bennett Springs Drive and single lane exit to the west of Bennett Springs Drive. This has 
been assessed as part of a transport impact statement and found to be appropriate in relation to traffic 
movements and the suitability of parking and drop off facilities.  

8.2 Local Planning Policy: Design Review (DR) 

The proposal has been architecturally designed by respected architects Parry and Rosenthal who have extensive 
experience involving educational facilities throughout Western Australia. 
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8.3 Draft Operational Policy 2.4: Planning for School Sites 

The allocation of school reserves and developments is to be assessed under Operation Policy 2.4 Planning for 
School Sites. This State-based policy sets out the planning criteria for the location, configuration and design 
standards for school sites. As the site has already been reserved as Public Purposes – Primary School by the 
imprimatur of the Western Australian Planning Commission (WAPC), it has already met the appropriate policy 
objectives set out by the WAPC.   

8.4 State Planning Policy 7.0: Design of the Built Environment (DBE) 

Design of the Built Environment (DBE) is a State-based policy that aims to ensure the overall quality and 
consistency are achieved through a robust design review. Listed in Table 3 are the ten values that comprise of 
principles and a response on how the development has fulfilled those requirements.  

Table 3: Design of the Built Environment: Design Principles 
Design Principle Comment 

Context and Character The development utilises face brick and colorbond roofing to integrate 
the school into the modern streetscape and environment of the newly 
urbanised Bennett Springs area.  

Landscape Quality The development is providing new landscaping and is retaining the 
existing trees on the western boundary. Stage One will be subject to a 
landscaping plan that will significantly improve the amenity of the 
current degraded parcel of land. 

Build Form and Scale The entirety of the development will be one story in height and is in 
appropriate scale to the surrounding developments. 

Functionality and 
Build Quality 

The development has been architecturally designed and purpose built 
for educational purposes. The design will encourage age appropriate 
social and recreational interaction within the school’s campus.  

Indoor facilities are orientated around outdoor landscaped areas to 
improve amenity and allow for passive supervision. All indoor and 
outdoor structures will be constructed of a high standard and utilise 
appropriate materials. 

Sustainability The development has highlighted its commitment to sustainable 
development. The integration of strong design, community engagement, 
retention of trees and future integration of solar panels will maximise 
environmental, social and economic values. 

Amenity Due to its central location the development has been designed to 
enhance the amenity of the area through the repurposing of a degraded 
parcel of land with a purpose built education facility to service the need 
of the community.   

Legibility The site is easily accessible with three road interfaces. Accessibility to 
the development will be provided at its main entrance on Bennett 

Design Principle Comment 

Springs Drive but will also have minor access points on the eastern and 
western sides of the development. 

Safety The development will be fenced off during of school hours for safety 
reasons. The school will be securely lit to minimise antisocial behaviour 
and provide pedestrian access points on all four lot boundaries to enable 
safe accessibility. 

Community The location and design will encourage community engagement 
between parents, students and other residents through school events, 
sports, and social groups. 

Aesthetics The school will be utilising existing infrastructure already in place within 
its current site. New building and facilities will be constructed to an 
architecturally designed high standard. Additionally, the school will 
incorporate artwork into the development, complemented by the 
landscaping to improve the currently degraded land parcel. 

 

9.0 PLANNING STRATEGIES 

9.1 North East Sub-Regional Planning Framework 

The North East Sub-Regional Planning Framework is a sub-strategy of the Perth and Peel@3.5 million that focuses 
on Perth’s north-eastern corridor. The Perth and Peel@3.5 million is broad a planning strategy that aims to 
sustainably respond to the Perth and Peel regions rapidly growing population. It aims to relinquish traditional 
household connotations and generate new ideas in relation to conventional housing in Australia. This is achieved 
through assessing the social structures of a municipal area and mitigating contemporary issues such as our reliance 
on motor vehicles, energy use and water consumption.  

The strategy separates the Perth and Peel region into four quadrants to specifically address the unique 
characteristics of the different areas. Each quadrant is to achieve the overarching goals set out within the Perth 
and Peel@3.5 million strategy. 

The North East Sub-Regional Planning Framework addresses a large quadrant of that land has a diverse range of 
housing, infrastructure, rural and commercial facilities. The sub-framework aims to maintain this diversity of land 
uses but at a more proportionate level through the introduction of more residential opportunities. As a result, 
travel infrastructure, educational facilities and commercial opportunities must be expanded.  

Areas such as Bennett Springs have been highlighted as an area of expansion and as such require investment from 
private and public organisations. Currently, the expanding suburb of Bennett Springs has just one primary school 
which is at capacity and requires an expansion of its current campus to facilitate the higher demand. 

To facilitate this demand and help meet targets within the strategy, BCS proposes to relocate to an appropriately 
zoned primary school reserve within the Bennett Springs area. This will be directly in support of the strategy that 
aims to create central communal hubs to strengthen sustainable attributes within the community. As discussed 
throughout the application, the relocation and development of the school will improve accessibility, capacity and 
facilities whilst also providing a communal asset for the broader community. 
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10.0 CONCLUSION 

We seek the support of the Metro Outer Joint Development Assessment Panel for the proposed relocation and 
construction of a new campus on Lot 27 Bennett Springs Drive, Bennett Springs. As discussed, the relocation will 
facilitate BCS to expand and upgrade their campus which is currently at full capacity.  

The proposal is capable of approval noting: 

• The proposal is in compliance with the State and local planning framework including the purposes and 
aims of the City of Swan Local Planning Scheme No. 17; 

• The form of the development will be consistent with achieving the objectives for the reserve under the 
City of Swan Local Planning Scheme No. 17 and the objectives under the associated Local Reserves Local 
Planning Policy; 

• Consistent with the development and policy standards requirements; 

• The development will be fulfilling the designated purpose of the local reserve; 

• Approval of the development would be consistent with the matters to be considered under Clause 67 of 
the Deemed Provisions; 

• The school is architecturally designed to be purpose built and effectively improve on a vacant degraded 
parcel of land; 

• The development will ensure that the Bennett Springs locality continues to have access to a locally popular 
primary school;  

We therefore seek the Metro Outer Joint Development Assessment Panel's favourable consideration and support 
of this proposal to enable the approval for the relocation and expansion of BCS.  
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1. Introduction and Background 

1.1. Proponent 

Shawmac has been engaged by Parry and Rosenthal on behalf of The Beechboro Christian School to prepare a 
Transport Impact Assessment (TIA) for the proposed relocation of the school in Bennett Springs. 

1.2. Site Location 

The existing and proposed site is shown in Figure 1 and Figure 2. The existing site is shared with the Cracovia 
White Eagles Junior Football Club. The proposed site is vacant. The local authority is the City of Swan. 

  

Figure 1: Proposed Relocation  

Existing 
Site 
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Site 
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Figure 2: Proposed Relocation – Aerial View 

1.3. Proposed Development 

The proposal is to relocate the existing primary school to the new site and to allow room to for potential growth. 
There are currently 269 students and 37 staff (approximately 28 full time staff on any given day). It is understood 
that the number of students has remained stable in recent years but that provision is being made to accommodate 
additional students in the future, subject to demand. The projected capacity of the school is 440 students. 

1.4. Scope 

This TIA has been prepared in accordance with the Western Australian Planning Commission’s (WAPC) Transport 

Impact Assessment Guidelines. According to the TIA guidelines, the key objectives of a TIA are to: 

• assess the proposed internal transport networks with respect to accessibility, circulation and safety for 
all modes, that is, vehicles, public transport, pedestrians and cyclists; 

• assess the level of transport integration between the development and the surrounding land uses; 

• determine the impacts of the traffic generated by the development on the surrounding land uses; and 

• determine the impacts of the traffic generated by the development on the surrounding transport networks. 

The proposed site plan for the new school site is shown in Figure 3. 

Existing 
Site 

Proposed 
Site 
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Figure 3: Proposed Site Plan 
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2. Site and Surrounding Road Network 

2.1. Land Uses 

The proposed site is currently vacant as shown in Figure 4. The surrounding area is mostly residential 
development. The adjoining lot is a sporting field  

 

Figure 4: Aerial View of Existing Site (May 2021) 

  

SITE 
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2.2. Road Network 

2.2.1. Layout and Hierarchy 

The current layout and hierarchy of the surrounding road network is shown in Figure 5. 

  

Figure 5: Road Layout and Hierarchy 

2.2.2. Road Configuration 

The details of the key roads surrounding the site are summarised in Table 1. 

Table 1: Road Network Details 

Road and Location Classification / Function Cross Section Speed Limit 

Bennett Springs Drive Local Distributor Single Carriageway – 2 lanes 50km/h 

Marshall Road Local Distributor Single Carriageway – 2 lanes 70km/h 

Bridgeman Drive Access Road Single Carriageway – 2 lanes 50km/h 

Crystal Turn Access Road Single Carriageway – 2 lanes 50km/h 

Goa Vista Access Road Single Carriageway – 2 lanes 50km/h 

Silver Swan Road Access Road Single Carriageway – 2 lanes 50km/h 

SITE 
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2.2.3. Traffic Counts 

The latest available traffic counts were obtained from the MRWA Traffic Map and the City of Swan as summarised 
in Figure 6.  

 

Figure 6: Average Weekday Traffic 

2.3. Changes to Surrounding Transport Networks 

The surrounding road network is largely completed and there are no known changes proposed. 
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3. Analysis of Transport Networks 

3.1. Assessment Parameters 

The assessment has been based on the following two scenarios: 

• Once the school relocation is completed (based on the current 269 students). 

• Once the school reaches the maximum design capacity of 440 students). 

3.2. Traffic Generation 

The vehicular traffic generation rates for primary schools according to the Western Australian Planning 
Commission (WAPC) Transport Assessment Guidelines is 0.5 vehicle trips per child to school and 0.5 trips per 
child from school during each of the morning and afternoon peak hours (i.e. 1 trip per student per peak period) 
based on the PARTS surveys. The school traffic generation based on the two development horizons is 
summarised in Table 2 and Table 3. 

Table 2: School Traffic Generation - 269 Students 

Streams Units 

Student Number 269 

Peak Hour Vehicle Trip Generation Rate (Parts Survey Rate) 1 trip per student 

Peak Hour Trips 270 (135 in / 135 out) 

 

Table 3: School Traffic Generation - 440 Students 

Streams Units 

Student Number 440 

Peak Hour Vehicle Trip Generation Rate (Parts Survey Rate) 1 trip per student 

Peak Hour Trips 440 (220 in / 220 out) 
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3.3. Traffic Distribution Assessment and Capacity Analysis 

3.3.1. Interim Scenario – Current Student Population (269 Students) 

As advised by the school, the existing school population includes students from Beechboro, Bennett Springs, 
Guildford, Morley, Ellenbrook, Dayton, Brabham, Aveley, Caversham, Noranda and Ballajura. The catchment area 
is shown in Figure 7. 

 

Figure 7: School Catchment Area 

The main routes between the catchment area and the school are along Marshall Road, Beechboro Road North, 
Altone Road, Tonkin Highway and Drumpellier Drive. 
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Based on the catchment and the likely routes, the assumed distribution of school traffic to the existing school site 
is shown in Figure 8. As observed on-site approximately 80% of school traffic uses the Marshall Road car park 
and the remainder use Bennett Springs Drive. 

  

Figure 8: School Traffic Distribution – Existing Site 

The revised distribution to the new school site is shown in Figure 9. 

  

Figure 9: School Traffic Distribution – New Site 
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As shown, the school relocation will simply result in the redistribution of some school traffic from Marshall Road 
to Bennett Springs Drive. The increase along Bennett Spring Drive is estimated to be in the order of 108 vehicle 
movements during each of the school peak hours. 

According to the WAPC TIA guidelines, an increase in traffic of less than 10 per cent of capacity would not normally 
be likely to have a material impact on any particular section of road. The guidelines note that an increase of 100 
vehicles per hour for any lane can be considered as equating to around 10 per cent of capacity.  

WAPC Liveable Neighbourhoods also suggests that the indicative daily traffic volume for a Local Distributor / 
Neighbourhood Connector B road is 3,000 vehicles per day (vpd). The increased daily traffic volume along Bennett 
Springs Drive resulting from the school relocation will remain below 3,000vpd and so there is adequate capacity 
to accommodate the redistribution of school traffic. It is noted there is one section of Bennett Springs Drive 
immediately west of Altone Road which currently carries 3,320vpd which would increase to approximately 
3,536vpd. Although above the indicative daily traffic volumes for a Neighbourhood Connector B road, the expected 
traffic volume would not warrant upgrading to a Neighbourhood Connector A road (dual carriageway). A 
Neighbourhood Connector A road has an indicative daily volume range up to 7,000vpd and it is unlikely that the 
volumes would increase close to this level.  



   

 

11 | P a g e  

 

3.3.2. Long Term Scenario – Ultimate Student Population (440 Students) 

If and when the school reaches the ultimate student capacity of 440 students, the increase in overall traffic 
generation is estimated to be 170 vehicle movements (85 in / 85 out). The traffic volume increases on the road 
network based on the increase to 440 students are shown in Figure 10. 

  

Figure 10: School Traffic Distribution – Ultimate Student Population 

As shown, the school traffic is relatively well distributed and so the increase in traffic on any particular section of 
road is low and unlikely to have a material impact on the road network. It is concluded that the expected volume 
of school traffic can be accommodated within the capacity of the road network. 

3.4. Intersection Capacity Analysis 

The two intersections that would be most impacted by the school traffic and future growth are the two roundabout 
intersections along Bennett Springs Drive at Crystal Turn and Silver Swan Road. A high level peak hour capacity 
analysis of these two intersections has been undertaken in SIDRA Intersection 9.0. 

The peak hour intersection traffic flows were derived from the mid-block traffic count data and the assessment is 
based on the full student capacity of 440 students. 

The results of the assessment are shown in Figure 11 and Figure 12. 
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Figure 11: Intersection Capacity Analysis – Bennett Springs Drive / Crystal Turn Roundabout 
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Figure 12: Intersection Capacity Analysis – Bennett Springs Drive / Silver Swan Road Roundabout 

As shown, both roundabouts would operate at a satisfactory level with all measures of performance well within 
acceptable thresholds (level of service, degree of saturation, average delay and queueing). 
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3.4.1.  Sensitivity Analysis 

A sensitivity analysis has also been undertaken by scaling up all input traffic flows until the intersection reaches 
practical capacity. The results are shown in Figure 13 and Figure 14. 

 

 

Figure 13: Intersection Capacity Analysis – Bennett Springs Drive / Crystal Turn Roundabout – Sensitivity 
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Figure 14: Intersection Capacity Analysis – Bennett Springs Drive / Silver Swan Road Roundabout – Sensitivity 

The results show that that the traffic flows could increase by over five times before reaching capacity. It is therefore 
concluded that there would be adequate long term capacity to accommodate the school traffic and the long term 
traffic flows as the area develops.  
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4. Parking Assessment and Management 

4.1. Car Parking Provision 

The current plans indicate that the development will include approximately 68 on-site car parking bays including 
a kiss and drive facility with room for approximately 12 cars.  

There is also an existing car park on the adjacent sporting field and street parking bays along Bennett Spring 
Drive and Goa Vista. While these are not technically a part of the school site, they are all within short walking 
distance of the site and currently available for public use. 

As shown in Figure 15, there are 125 bays available for school use.  

 

Figure 15: Existing and Proposed Car Parking 

4.2. Car Parking Requirements 

The City’s Local Planning Policy Vehicle Parking Standards (POL-TP-129) requires 1 parking space per 
classroom for private primary schools. 

Based on the 18 proposed classrooms, a minimum of 18 spaces are required. The available 125 bays (68 on-site 
and 57 off-site) bays exceed the minimum policy requirement. 
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Although the proposed on-site parking satisfies the City’s minimum requirements, the provision of 1 bay per 

classroom is unlikely to be sufficient and so a comparison has been made to the Department of Education (DoE) 
parking requirements for public primary schools. The car parking requirements are outlined in Table 4. 

Table 4: DoE Car Parking Requirements – Current Students 

Bay Type Car Parking Requirement Students Bays 
Required 

Staff / Visitor 10 bays per 100 students (on-site) 
269 

27 

Pick-up / Drop-off 14 bays per 100 students (off-site where possible) 38 

Total Required 65 

Total Available 125 

 

Table 5: DoE Car Parking Requirements – Ultimate Capacity of 460 Students 

Bay Type Car Parking Requirement Students Bays 
Required 

Staff / Visitor 10 bays per 100 students (on-site) 
440 

44 

Pick-up / Drop-off 14 bays per 100 students (off-site where possible) 62 

Total Required 106 

Total Available 125 

 

As shown, the available 125 bays satisfy the DoE requirements under both scenarios.  
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4.3. Parking Management 

The development plans include a proposed kiss and drive facility within the car park. The proper management of 
this facility will ensure the safe and efficient operation and will maximise the turnover of vehicle trips which reduces 
the demand on other regular bays. 

It is recommended that a Kiss and Drive Operational Plan is prepared as part of the overall School Management 
Plan detailing other measures to manage traffic during the peak pick-up and drop-off periods. Such measures 
could include: 

• Promoting of alternative modes of transport such as walking, riding (bicycles and scooters) and taking 
public transport. The Department of Transport Your Move Program which provides tailored information 
on how to get to and from work, school and around the local community using alternative modes of 
transport. There are resources, competitions, events and rewards aimed at promoting active transport. 
The school can be registered via the Your Move website. Parents, students and staff can register 
individually, join the school’s network, learn about different ways to travel to and from school and earn 

points and rewards for the school by participating. 

• Encouraging carpooling. 

• Advising parents who wish to walk their children to/from school to use the street parking bays or bays 
located slightly further away from the school. 

4.4. Bicycle Parking 

The City does not specify bicycle parking requirements for private schools. For comparison, the Department of 
Education (DoE) typically recommends 1 bicycle parking space per 9 students for public primary schools. 

Based on the current 269 students, the DoE guidelines would require 30 bicycle parking spaces. 

Based on the projected 440 students, the DoE guidelines would require 49 bicycle parking spaces. 

It is acknowledged that a lower proportion of students would cycle to and from a private primary school due to 
there being a wider catchment area and so the parking demand would be lower compared to a public primary 
school. 

It is currently proposed to include 20 bicycle spaces which is considered to be adequate for the current school 
population considering the wider catchment and lower bicycle parking demand compared to a public school. 
Additional bicycle spaces can easily be added when there is demonstrated demand. 
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5. Vehicle Access 

5.1. Access Location 

The proposed access arrangement of the school is shown in Figure 16. The crossovers on Bennett Springs Drive 
are restricted to entry-only or exit-only to minimise conflicting traffic movements. The internal parking aisle will 
therefore be restricted to one-way movements only. 

 

Figure 16: Proposed Access Arrangement 
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Sight distance requirements from vehicle exit points is defined in Figure 3.2 of Australian Standard AS 2890.1-
2004 Parking Facilities - Off-street car parking (AS2890.1) as shown in Figure 17. Based on the frontage road 
speed of 40 km/h (school zone speed limit) the minimum required sight distance is 35 metres (55 metres 
desirable).  

 

Figure 17: Sight Distance Requirements 

As shown in Figure 18, the proposed vehicle exit points on Bennett Springs Drive and Bridgeman Drive would 
have adequate sight distance in both directions. 
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Figure 18: Sight Distance Check 

  

Bennett Springs Drive 

Bridgeman Drive 
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6. Road Safety Assessment 

6.1. Crash History 

The crash history of the surrounding roads was obtained from the MRWA Reporting Centre. A summary of the 
recorded incidents over the five-year period ending December 2020 is shown in Figure 19. 

 

Figure 19: Crash History January 2016 to December 2020 

The crash history to date does not indicate any major safety issues on the road network and there is no indication 
that the school will increase the risk of crashes to an unacceptable level.  
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7. Pedestrian and Cyclist Assessment 

The existing path network around the proposed site is well established. The existing path network within an 800m 
walkable catchment of the school is shown in Figure 20. 

 

Figure 20: Existing Path Network 

As shown, there are footpaths along one side of most roads including the perimeter of the new site and adjoining 
lot. The only roads with no paths are short sections of low volume, low speed roads. 

The existing path network is considered to be adequate and no additional infrastructure is considered necessary. 
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8. Public Transport Accessibility 

The existing public transport services near the site include: 

• Transperth Bus Route 345 which operates between Morley Bus Station and Bennett Springs via 
Beechboro Road. The closest stops are located on Bennett Springs Drive west of Goa Vista and east of 
Crystal Turn which are all within short walking distance of the proposed school site. 

• Transperth Bus Route 955 which operates between Morley Bus Station and Ellenbrook North. The 
closest stops are located on Altone Road adjacent to Currawong Court (approximately 650m walking 
distance from the school). 

Public transport use among primary school students is low and so the existing services are considered to be 
adequate. Once Malaga Station is completed as part of the Morley-Ellenbrook Line, additional bus services may 
operate in the area from the new station. 
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9. Conclusions 

A Transport Impact Assessment for the proposed relocation of Beechboro Christian School has concluded the 
following: 

• The school relocation will simply result in the redistribution of some school traffic from Marshall Road to 
Bennett Springs Drive. The increase along Bennett Spring Drive is estimated to be in the order of 108 
vehicle movements during each of the school peak hours. 

• The increased daily traffic volume along Bennett Springs Drive resulting from the school relocation will 
remain within the expected capacity of a Local Distributor / Neighbourhood Connector B road and so 
there is adequate capacity to accommodate the redistribution of school traffic. It is noted there is one 
section of Bennett Springs Drive immediately west of Altone Road which currently carries 3,320vpd which 
would increase to approximately 3,536vpd. As this volume is well below the indicative daily traffic volume 
for a higher order Local Distributor Road (7,000vpd), the upgrade of this road is not warranted. 

• If and when the school reaches the ultimate student capacity of 440 students, the increase in overall 
traffic generation is estimated to be 170 vehicle movements (85 in / 85 out). The school traffic is relatively 
well distributed and so the increase in traffic on any particular section of road is low and at a level that 
can easily be accommodated within the capacity of the road network. 

• The two adjacent roundabouts along Bennett Springs Drive will have adequate capacity to accommodate 
the school relocation and future growth in traffic from the school and surrounding area. 

• The available 125 bays (68 on-site and 57 off-site) bays exceed the 18 bays required under the City 
Local Planning Policy. The 125 bays also satisfy the DoE requirements which have been used for 
comparison. 

• It is recommended that a Kiss and Drive Operational Plan is prepared as part of the overall School 
Management Plan. 

• It is currently proposed to include 20 bicycle spaces which would be adequate for the current school 
population considering the wider catchment and lower bicycle parking demand compared to a public 
school. Additional bicycle spaces can easily be added when there is demonstrated demand. 

• All proposed vehicle exit points would achieve the minimum required sight distance. 

• The crash history to date does not indicate any major safety issues on the road network and there is no 
indication that the school will increase the risk of crashes to an unacceptable level. 

• There are footpaths along one side of most roads including the perimeter of the new site and adjoining 
lot. The existing path network is considered to be adequate and no additional infrastructure is considered 
necessary. 

• Public transport use among primary school students is low and so the existing services are considered 
to be adequate. 
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4 October 2021 

 
Ian Rodgers 
Parry and Rosenthal Architects 
43 Ventnor Avenue, West Perth WA 6005 
 

Dear Ian, 

  RE:  Review of Peer Review Comment on Beechboro Christian School 

As requested, we have undertaken a review of the peer review comment relating to the car park 
entry and exit points on Bennett Springs Drive. For reference, the comment in question states: 

4. The parking area should be clearly designed as a low-speed environment. The speed bump in 

the middle is a good start. Consider continuing the pavement pattern of the central walk on 

the speed bump. The sweeping connections to Bennett Springs Drive however are implying a 

high-speed environment, communicating the wrong message. They should be significantly 

tightened, appropriate to a low-speed, child-safe environment. 

Likely Travel Speeds 

The likely vehicle turning radius through the Bennett Springs access has been measured from the 
latest site plan as shown below. 
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The vehicle speeds through the entry curves has been estimated using Main Roads WA’s Supplement 

to Austroads Part 4B which estimates the vehicle speeds when negotiating roundabouts based on 
the curve geometry. Although this is used as a guideline for roundabout design, this information can 
reasonably be used to estimate speeds on other curved roadways. 

 

As shown the estimated vehicle speeds would be less than 15km/h for the first curve and then less 
than 20km/h for the second curve. There is then a speed hump approximately 30 metres after the 
second curve and so it is unlikely that drivers would increase in speed once inside the car park. 

The exit crossover on Bennett Springs Drive has a similar geometry and would therefore induce 
similar speeds to the entry. It is also unlikely that a driver approaching the car park exit would 
increase speed significantly as the driver would need to give way to vehicles along the frontage road. 

We therefore disagree that the proposed geometry implies a high-speed environment or 
communicates the wrong message but rather the geometry and design provides a reasonable series 
of horizontal and vertical deflections which forces drivers to slow down from the travel speed along 
the frontage road. 
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Existing Examples 

There are several recently completed schools with accesses that have similar geometry as shown 
below. 
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DFES Access 

The two accesses in question are also required to accommodate DFES vehicles in the event of 
emergencies. The swept path assessment undertaken by BPA Engineering indicates that current 
access geometry will only just accommodate the turning movements of the DFES vehicles. Any 
further tightening of the accesses may prevent DFES vehicles from entering and exiting the site or 
may require these vehicles to travel over the kerbs. 

The swept paths are shown below. 

 

 

Yours sincerely, 

mailto:admin@shawmac.com.au


                                                                                        

 

SHAWMAC PTY LTD 
CONSULTING CIVIL AND TRAFFIC 

ENGINEERS 

 

Level 1, 908 Albany Highway 
East Victoria Park WA 6101 
 

PO Box 1271 
East Victoria Park   
WA 6981 

T +61 08 93551300 admin@shawmac.com.au 
www.shawmac.com.au 

Shawmac Pty Ltd 
ABN:51 828 614 001 

 

For the reasons outlined in this letter, we do not agree with the peer review comment and do not 
agree that the access geometry needs to be modified to reduce vehicle speeds. 

Regards, 

 

Paul Nguyen 
Traffic Engineer 
0455 888 212 
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 ☐

Presentation Request Form 

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

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

Presentation Request Guidelines 

Persons interested in presenting to a DAP must first consider whether their concern has 

been adequately addressed in the responsible authority report or other submissions. Your 

request will be determined by the Presiding Member based on individual merit and likely 

contribution to assist the DAP’s consideration and determination of the application.  

Presentations are not to exceed 5 minutes. It is important to note that the presentation 

content will be published on the DAP website as part of the meeting agenda.  

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

 

Presenter Details 

Name Michael Bolan 

Company (if applicable) Swan Christian Education Association 

Please identify if you 
have 
any special requirements: 

YES ☐☐☐☐ NO ☒☒☒☒ 

If yes, please state any accessibility or special requirements: 

Click or tap here to enter text. 

 
Meeting Details 

DAP Name Metro Outer JDAP 

Meeting Date 07/12/2021 

DAP Application Number DAP/21/02060 

Property Location Lot 27 Bennett Springs , Bennett Springs 

Agenda Item Number 8.2 

 
Presentation Details 

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

YES ☒☒☒☒ 

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

Is the presentation in support of or against the proposed 
development? SUPPORT ☒☒☒☒ AGAINST ☐☐☐☐ 

Will the presentation require power-point facilities? YES ☐☐☐☐ NO ☒☒☒☒ 

If yes, please attach  
 



 

Presentation Content*  

These details may be circulated to the local government and applicant if deemed necessary 

by the Presiding Member. Handouts or power points will not be accepted on the day. 

Brief sentence summary for 
inclusion on the Agenda  

The presentation will address: 

The context and constraints of the proposed development.  

 

In accordance with Clause 3.5.2 of the DAP Standing Orders, your presentation request 

must also be accompanied with a written document detailing the content of your 

presentation.  

Please attach detailed content of presentation or provide below: 

Click or tap here to enter text. 



School Principal, Michael Bolan, Beechboro Christian School 

 

Beechboro Christian School is part of Swan Christian Education Association; an association which 

was formed almost exactly 40 years ago.  

Over these 40 years, our association has grown to a network of seven Christian schools; three that 

serve the communities within the City of Swan :- Swan Christian College, Ellenbrook Christian College 

and Beechboro Christian School. 

For over 30 years, BCS has served the local and wider community, growing from 14 students with 

one staff member in the first year to just over 300 students and 40 staff today. 

This has all been done in a succession of temporary buildings and locations, to where we are 

currently and have been for over 20 years; on a very small parcel of leased land owned by the 

members of the Cracovia Club in Bennett Springs.  

Our school is now a rich and vibrant multi-cultural community, with over 40 different languages and 

dialects spoken within the community that we serve.  

We have already have good relations with the local community through a range of activities – 

particularly the annual Bennett Springs Fair, which we envisage continuing on the new site. 

However, due to the growth within the local and surrounding suburbs, our school has grown to the 

capacity of the current buildings and the land that has been leased. We are now at the point where 

we cannot continue to meet the demands of the rapid growth we are seeing. 

The DoE had designated the site in question as a government primary school when the Bennet 

Springs subdivision was approved, but decided there was already a sufficient supply of government 

schooling in the area and sold the lot to SCEA in 2020. 

This application is to relocate the current purpose-built transportable classrooms, which were partly 

funded by the Commonwealth ‘Building the Education Revolution’ initiative in 2011, as well as a 

newly built permanent Early Learning Centre. In time we plan to replace the transportable 

classrooms with permanent structures. 

We are a relatively low-fee, independent school serving the needs of a broad cross-section of the 

community. In planning this development, we have sought to balance strategic investment in the 

quality of the long-term buildings and infrastructure with prudent financial stewardship of the 

existing buildings. We have also endeavoured to maintain scope for a range of future options for 

replacement of the transportable classrooms and specialist buildings.  

A significant amount of planning and consultation has gone into this proposal. The application has 

received community feedback and a Peer review through the City’s planning office. This process has 

helped us reassess some of our planning rationale and improve the quality of the plan.  

We believe that the City staff statement on page 12 of their report is a fair conclusion of the process 

and was a strong rationale for the City of Swan to recommend the DA to the Outer Metro JDAP: 

Conclusion: 

The application has been assessed against all relevant legislation and has undergone a Peer 

Review. The applicant has amended their proposal in response to Peer Review comments and 



has demonstrated compliance with Local Planning Scheme No.17 requirements and general 

compliance with all other requirements of State and Local policies. 

 

At the close of assessment, it is considered that the sum changes made to the original 

proposal along with the additional justification for the retention of other design 

considerations is a superior design outcome and will contribute in a positive way to the 

Bennett Springs community.  

 

We have minor reservations about a couple of the Conditions which the next speaker will address. 

Otherwise, we request that you approve this application. 

 



LOT 1 (No. 27) DAY ROAD, EAST ROCKINGHAM –  
PROPOSED INDUSTRIAL DEVELOPMENT  
 

Form 1 – Responsible Authority Report 
(Regulation 12) 

 
DAP Name: Metro Outer Joint Development Assessment 

Panel  
Local Government Area: City of Rockingham  
Applicant: Planning Solution Pty Ltd 
Owner: Mrs M E Pike (at time of lodgement) 
Value of Development: $5.8 million 

☐     Mandatory (Regulation 5) 
☒     Opt In (Regulation 6) 

Responsible Authority: City of Rockingham 
Authorising Officer: Mr Bob Jeans, Director Planning and 

Development Services  
LG Reference: DD020.2021.00000223.001 
DAP File No: DAP/21/02074 
Application Received Date:  9 September 2021 
Report Due Date: 25 November 2021 
Application Statutory Process 
Timeframe:  

90 Days 
 

Attachment(s): 1. Development Plans 
2. Development Application  
3. Additional Information submitted dated 9 

September 2021 
4. Agency Comments   
5. Applicant's Response to Request for 

Further Information dated 21 October 
2021 

 
Responsible Authority Recommendation 
 
That the Metro Outer Joint Development Assessment Panel resolves to: 

 
Approve DAP Application reference DAP/21/02074 and accompanying plans as 
contained within Attachment 1: 
 
• Site Development Plan - Drawing No A.03, dated 12 August 2021; 
• Administration Office and Workshop Amenities Plan - Drawing No A.04; dated 

12 August 2021; 
• Warehouse/Manufacturing Plan - Drawing No A.05; dated 12 August 2021; 
• Enlarged Administration Office Street East Elevation - Drawing No A.06; dated 

12 August 2021; and 
• East, West, North, South Elevation B - Drawing A.07; dated 12 August 2021. 

 
in accordance with Clause 68 of the Planning and Development (Local Planning 
Schemes) Regulations 2015 and the provisions of clause 68(2)(b) of the deemed 
provisions of the City of Rockingham Town Planning Scheme No.2, subject to the 
following conditions as follows: 
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Conditions: 
 
1. This decision constitutes Development Approval only and is valid for a period of 

4 years from the date of approval. If the subject development is not substantially 
commenced within the specified period, the approval shall lapse and be of no 
further effect.  

 
2. Prior to applying for a Building Permit, a Stormwater Management Plan must be 

prepared by a suitably qualified engineer showing how stormwater will be 
contained on-site and those plans must be submitted to the City of Rockingham 
for approval. All stormwater generated by the development must be managed in 
accordance with Planning Policy 3.4.3 - Urban Water Management to the 
satisfaction of the City of Rockingham. The approved plans must be 
implemented and all works must be maintained for the duration of the 
development. 

 
3. Prior to the commencement of works a Construction Management Plan must be 

submitted and approved by the City of Rockingham.  The Construction 
Management Plan shall include, but not be limited to, the following: 

 
(i) A Dust, Noise and Vibration Management Plan; 
 
(ii) Detail how access roads to and all trafficable areas on the site/s will be 

treated and maintained to prevent or minimise the generation of airborne 
dust; 

 
(iii) How any stockpiles on site/s are to be managed; 

 
(iv) Construction waste disposal strategy and location of waste disposal bins; 

 
(v) How materials and equipment will be delivered and removed from the 

site/s; and 
 

(vi) Parking arrangements for contractors. 
 
 All works must be carried out in accordance with the approved Construction 

Management Plan and maintained at all times, for duration of the development. 
 
4. Earthworks over the site associated with the development must be stabilised to 

prevent sand or dust blowing off the site, and appropriate measures must be 
implemented within the time and in the manner directed by the City of 
Rockingham in the event that sand or dust is blown from the site. 
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5. The carpark must:  
 

(i) provide a minimum of 90 car parking spaces;  
 

(ii) be designed, constructed, sealed, kerbed, drained and line marked in 
accordance with User Class 1A for staff parking, User Class 2 for visitor 
bays, User Class 4 for universal bays of Australian/New Zealand Standard 
AS/NZS 2890.1:2004, Parking facilities, Part 1: Off-street car parking prior 
to commencement of development;  

 
(iii) two (2) car parking space(s) dedicated to people with disabilities, which are 

designed, constructed, sealed, kerbed, drained and marked in accordance 
with Australian/New Zealand Standard AS/NZS 2890.6:2009, Parking 
facilities, Part 6: Off-street parking for people with disabilities and which 
are linked to the main entrance of the development by a continuous 
accessible path of travel designed and constructed in accordance with 
Australian Standard AS 1428.1—2009, Design for access and mobility, 
Part 1: General Requirements for access—New building work;  

 
(iv) be constructed, sealed, kerbed, drained and clearly marked prior to the 

development being occupied and maintained thereafter;  
 

(v) have lighting installed, prior to the occupation of development;  
 

(vi) any semi-trailer parking bays shall be clearly line marked and designed in 
accordance with AS2890.2 for the purposes of parking trailers only at all 
times; and 

 
(vii) confine all illumination to the land in accordance with the requirements of 

Australian Standard AS 4282-1997, Control of the obtrusive effects of 
outdoor lighting, at all times. 

 
6. Prior to applying for a building permit, the Applicant must submit full detailed 

engineering drawings showing the various pavement types and cross sectional 
profiles to be adopted across the entire development site and adjoining road 
reserves, for review and approval by the City of Rockingham. 

 
7. Crossovers shall be designed and constructed in accordance with the City’s 

Commercial Crossover Specifications.  
 

8. Pavement markings and signage shall be provided at the vehicular crossover 
locations, to clearly delineate the intended traffic flow within the site as follows:   

 
(i) Restricted exit only for heavy vehicles at the most northern crossover; 

 
(ii) Full movement entry and exit only for heavy vehicles at the drive-through 

crossover.  No access permitted to staff or visitor vehicles; 
 

(iii) Full movement entry and exit for staff and visitor vehicles only at the 
crossover for the administration building; 

 
(iv) Full movement entry and exit for staff vehicles at the southern-most 

crossover; and  
 

(v) Restricted entry only for heavy vehicles at the southern-most crossover. 
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9. In accordance with City of Rockingham Planning Policy 3.3.14 - Bicycle parking 
and End of Trip Facilities, six (6) long-term bicycle parking spaces must be 
provided for the development. The bicycle parking spaces must be designed in 
accordance with AS2890.3—1993, Parking facilities, Part 3: Bicycle parking 
facilities and must be approved by the City of Rockingham prior to applying for a 
Building Permit and constructed prior to occupancy of the development. The 
bicycle parking spaces must be retained and maintained in good and safe 
condition for the duration of the development. 

 
10. The buildings must be designed, constructed and maintained to BAL- 29 as 

specified in Australian Standard AS3959-2009: Construction of Buildings in 
Bushfire-Prone Areas (AS3959).  The building must be maintained in accordance 
with the specified requirements of the BAL for the duration of the development. 

 
11. Prior to occupation of the development, the Asset Protection Zone (APZ), as 

depicted in the approved Bushfire Management Plan of the Western Australian 
Planning Commission Subdivision Approval issued (Ref 161809) must be 
installed on the site.  The APZ must not place reliance or impositions on the 
management of the adjoining Conservation Area (Reserve ID R/52979 - Alumina 
Reserve), be maintained in accordance with these requirements and in a good 
and safe condition for the duration of the development. 

 
12. No vegetation within the Conservation Area (Reserve ID R/52979 - Alumina 

Reserve) shall be removed or disturbed during development works, including any 
secondary impacts from works to provide infrastructure and drainage.  

 
13. No battering, fill or waste shall be deposited within the Conservation Area 

(Reserve ID R/52979 - Alumina Reserve). The landowner/applicant must 
immediately report any fill or construction waste that is deposited within the 
Conservation Area (Reserve ID R/52979 - Alumina Reserve) to the Department 
of Biodiversity, Conservation and Attractions. 

 
14. Prior to applying for a Building Permit, a Waste Management Plan must be 

prepared and include the following detail to the satisfaction of the City of 
Rockingham:  

 
(i) the location of bin storage areas and bin collection areas;  

 
(ii) the number, volume and type of bins, and the type of waste to be placed 

in the bins; 
 

(iii) management of the bins and the bin storage areas, including cleaning, 
rotation and moving bins to and from the bin collection areas; and 

 
(iv) frequency of bin collections.  

 
All works must be carried out in accordance with the Waste Management Plan 
and maintained at all times, for the duration of development. 

 
15. Prior to applying for a Building Permit, bin storage area/s must be designed with 

a size suitable to service the development and screened from view of the street 
to the satisfaction of the City of Rockingham. The bin storage area/s must be 
constructed prior to the occupation of the development and must be retained and 
maintained in good condition for the duration of the Development. 
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16. Prior to applying for a Building Permit, a Landscaping Plan must be submitted 

and approved to the satisfaction of the City of Rockingham and shall include the 
following detail:  

 
(i) the location, number and type of existing and proposed trees and shrubs, 

including calculations for the landscaping area;  
 

(ii) any lawns to be established and areas to be mulched;  
 

(iii) any natural landscape areas to be retained;  
 

(iv) those areas to be reticulated or irrigated;  
 

(v) the provision of shade trees at a ratio of 1 tree per 4 car bays;  
 

(vi) use of species consistent with the prescribed plant species list in the East 
Rockingham Development Guidelines; 

 
(vii) fencing type, height and alignment, demonstrating that the street frontage 

fencing is located behind the extent of the Landscaped setback area;  
 

(viii) as required by the Subdivision Approval issued by Western Australian 
Planning Commission dated 15 August 2021, a fence restricting vehicle, 
pedestrian, stock access to the Reserve ID R/52979 – Alumina Reserve is 
to be constructed on the Reserve boundary and is to be maintained at all 
times;  

 
(ix) internal footpath and kerb ramps providing linkages between car parking 

areas to the main office, including any proposed lighting; and  
 

(x) proposed upgrading to landscaping, paving and reticulation of the street 
setback area and all verge areas.  

 
The landscaping (including all verge landscaping) must be completed prior to the 
occupation of the development, and must be maintained at all times to the 
satisfaction of the City of Rockingham. 

 
17. Materials, sea containers, goods or bins must not be stored within the carpark 

areas at any time.  Car parks shall remain freely accessible at all times.  
 
18. The open air storage area shall not be used for the storage of flammable 

materials or liquids at any time, unless further approval is obtained. 
 
Advice Notes  
 
1. This Approval relates to the details provided in the application; to undertake the 

development in a different manner to that stated in the application a fresh 
application for Development Approval must be submitted to the City. 

 
2. In relation to Condition 3, dust management is to be in accordance with the 

Department of Environment and Conservation Guideline: A guideline for 
managing the impacts of dust and associated contaminants from land 
development sites, contaminated sites remediation and other related activities. 

3. The proponent is advised that this approval is not a building permit, which 
constitutes a separate legislative requirement. Prior to any building work 
commencing on site, a building permit must be obtained. 
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4. A Sign Permit must be obtained for any advertising associated with the 

development, including signage painted on the building; the applicant and owner 
should liaise with the City's Building Services in this regard. 

 
5. With respect to the Landscape Plan and Stormwater Management Plan, the 

applicant is to liaise with the City’s Land Development and Infrastructure 
Services in this regard. 

 
6. All works in the road reserve, including construction of a crossover or footpath 

and any other works to the road carriageway must be to the specifications of the 
City of Rockingham. The Applicant should liaise with the City of Rockingham’s 
Land and Development Infrastructure Services and Engineering Services in this 
regard. 

 
7. The disposal of wastewater into the Water Corporation's sewerage system must 

be with approval of the Water Corporation; the applicant and owner should liaise 
with the Water Corporation in this regard. 

 
8. The development must comply with the Environmental Protection (Noise) 

Regulations 1997; contact the City of Rockingham’s Health Services in this 
regard. 

 
9. All vehicle access to the site via Lodge Drive must be provided by the internal 

access road to be constructed prior to occupation of the development pursuant 
to the Subdivision Approval issued by WAPC (ref 160809).   

 
Details: outline of development application 
 
Region Scheme Metropolitan Region Scheme 
Region Scheme - Zone/Reserve  Industrial  
Local Planning Scheme General Industry  
 Local Planning Scheme - 
Zone/Reserve 

Town Planning Scheme No.2  

Structure Plan/Precinct Plan N/A 
Structure Plan/Precinct Plan - Land Use 
Designation 

N/A 

Use Class and permissibility: Industry - “D” use  
Lot Size: 13.5393ha 
Existing Land Use: Vacant land 
State Heritage Register Yes 
Local Heritage 
 

☐     N/A 
☒     Heritage List 
☐     Heritage Area 

Design Review ☒     N/A 
☐     Local Design Review Panel 
☐     State Design Review Panel 
☐     Other  

Bushfire Prone Area  Yes 
Swan River Trust Area No 
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Proposal: 
 
The application is for an Industrial development for the purposes of a ‘metal fabrication’ 
type industry (i.e. sheet metal, structural metal products) and includes the following: 
 
• Two manufacturing warehouse buildings with a combined floor area of 7,316m2, 

located centrally within the development site. The warehouse buildings are 
separated by an 18.3m wide drive through area with a maximum building height 
of 12.2m; 

 
• An open air storage area located in the south-western section of the 

development site, comprising an area of 2,139m2; 
 
• Administration and amenities office building located to the east of the southern 

warehouse, comprising an area of 870m2; 
 
• Four crossovers accessed from the future subdivision road directly to the east, 

which will be constructed as part of the subdivision works.  The four crossovers 
propose access as follows: 

 
- Two (2) northern crossovers for unrestricted heavy vehicle access only; 
- Central crossover for staff and visitor access only (unrestricted light 

vehicles); and  
- The southern crossover to be used by both heavy and light vehicles 

(unrestricted). 
 
• A total of 93 car parking spaces forward of the buildings, inclusive of two (2) 

accessible bays;  
 

• 15 parking spaces located in the north-eastern section of the development site, 
providing a dedicated trailer parking area; 

 
• A landscaping strip along the frontage of the site is proposed for a setback 

distance of 10m for the length of the eastern boundary; and 
 

• Fire pumps, water tank and electrical transformer are proposed within the 
landscaped areas forward of buildings.   

 
The development will operate from 6:00am to 10:00pm over two (2) rostered shifts 
from Monday to Saturday.  There will be up to 90 staff on site at any one time (30 office 
staff and 60 factory staff). 
 
The following reports and supporting material accompany the Development 
Assessment Panel (DAP) application: 
 
• Development Application Report; 
• Development Plans; 
• Traffic Impact Statement; 
• Approved Subdivision Bushfire Management Plan; 
• EPA Separation Guidelines Technical Note; and  
• Earthworks and Retaining Wall Plan. 
 
Background: 
 
Site Context 
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The subject site fronts Lodge Drive at its northern boundary and Day Road at its 
eastern boundary. Day Road provides a vehicular connection to Mandurah Road to 
the north-east and Dixon Road to the south. 
 
To the north and west, the subject site abuts a large vacant industrial lot, which is 
reserved as a Conservation Area (Alumina Reserve).  Immediately to the south, land 
in an east-west alignment is reserved for Railway under the Metropolitan Region 
Scheme (MRS). 
 
“Day Cottage”, a State Heritage listed place is located on the south-eastern portion of 
the site fronting Day Road.  Day Cottage is also on the City’s adopted Heritage List 
pursuant to Town Planning Scheme No.2 (TPS2). 
 

 
1.  Location Plan 

Subject Site  
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2.  Aerial Location Showing the Subject Site and Proposed Development Site 

  
Subdivision Application  
 
In May 2021, a Subdivision Application was lodged over the subject site with the 
Western Australian Planning Commission (WAPC).  In August 2021, the WAPC 
granted Subdivision Approval over the subject site for eight (8) freehold lots and an 
internal access road.   
 
 

 
3.  Approved Subdivision Plan 

 
For clarity, future Lot 1 is referred throughout this report as the development site.  The 
lot configuration provides for the creation of the development site, comprising of 
2.9448ha.  
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The development site is located on the western side of the subject site, accessible via 
a planned internal subdivision road connecting Lodge Drive to the north. The 
development site abuts Alumina Reserve to the north and west.  A drainage basin will 
be located immediately to the south of the development site.  
 
Access to the development site is contingent on works associated with the subdivision 
application. No clearances have been granted by the City with respect to subdivisional 
works over the subject site at this stage.  
 
Subject Development Application  
 
In September 2021, a DAP application was lodged by the Applicant for an industrial 
development.   
 
The following summarises the application history: 
 
• On 7 October 2021, the City advised the Applicant that a request for further 

information (RFI) is forthcoming, to enable the Applicant to respond to various 
matters raised and for the City to complete its assessment and report.  
Subsequently, the City confirmed the assessment timeframes for reporting and 
advised timeframe limitations would require the Applicant to agree to a 27 day 
extension of time to allow the assessment to consider response to the RFI; 
 

• The formal RFI was issued to the Applicant on 12 October 2021, with an advised 
date of 20 October 2021, confirming the Applicant’s acceptance or refusal to 
respond to the RFI and agreement to an extension of time: 
 
­ The matters related to groundwater and drainage, traffic, access and car 

parking, bushfire management, landscaping and building design. 
 

• On 19 October 2021, the Applicant refused the extension of time request, 
however, provided a formal response to the RFI, responding to the City’s 
concerns on 21 October 2021.  
 

• On 25 October 2021, the City confirmed that the subject site had been sold and 
change of ownership had occurred. 

 
Legislation and Policy: 
 
Legislation 
 
• Planning and Development Act 2005 
• Metropolitan Region Scheme 
• Town Planning Scheme No.2  
• Planning and Development (Local Planning Scheme) Regulations 2015  
• Environmental Protection (Noise) Regulations 1997 

 
 
 
State Government Policies 
 
• State Planning Policy 3.7 - Planning in Bushfire Prone Areas 
• State Planning Policy 4.1 - State Industrial Buffer Policy  
• Environmental Protection Authority (EPA) – Separation Distance between 

Industrial and Sensitive Land Uses No.3 (Guidance Statement) 
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Structure Plans/Activity Centre Plans 
 
Not Applicable 
 
Local Policies 
 
• Planning Policy 3.3.8 – East Rockingham Development Guidelines    
• Planning Policy 3.3.14 - Bicycle Parking and End of Trip Facilities  
• Planning Policy 3.4.3 - Urban Water Management  
 
Consultation: 
 
Public Consultation 
 
Pursuant to Clause 64(1)(c) of the Deemed Provisions of TPS2, the local government 
has the discretion to advertise, or not to advertise an application seeking Development 
Approval.   
 
As the proposed development is consistent with the applicable planning framework, 
advertising is not considered to be necessary for this industrial proposal.  
 
Referrals/consultation with Government/Service Agencies  
 
The following government departments were consulted: 
 
• Department of Water and Environmental Regulation (DWER); and  
• Department of Biodiversity, Conservation and Attractions (DBCA). 
 
The comments received are summarised as follows: 
 

1.  Department of Water and Environmental Regulation (DWER) summarised  

DWER recommends that the proponent prepare a detailed Stormwater Management 
Plan (SMP) as part of the development approval process. The SMP should ensure 
that: 
­ Stormwater runoff be fully contained onsite for small and minor storm events (1 

and 0.2 Exceedance per Year runoff) and that required storage for each rainfall 
event, basin sizing and design should be detailed. 

­ The first 15 mm of stormwater runoff (1 Exceedance per Year runoff) to undergo 
water quality treatment via bio-infiltration.  

­ Pre-development and post-development outflow of stormwater from the site be 
detailed. 

City’s Comment: 
The matter of Stormwater Management (SWM) has been raised separately by the 
City as part of RFI process.  The Applicant had not provided any further information 
in this regard.   

1.  Department of Water and Environmental Regulation (DWER) summarised 
(cont…)  

SWM is discussed in detail within the Planning Assessment section of this report, 
where it is concluded that the SWM can be addressed as a condition of Development 
Approval in line with DWER advice. It was also clarified separately, that DWER 
support the Applicant’s approach to address SWM post Development Approval. 

2.  Department of Biodiversity, Conservation and Attractions (DBCA) 
summarised  
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DBCA provided comment to the WAPC on the subdivision application and 
recommended that a hard road edge be provided between the development area and 
the adjoining conservation reserve to ensure the protection of the reserve. The 
subdivision was approved without a hard road edge between the development area 
and the adjoining conservation area.  The proposal does not address the 
management of the interface between the development area and the adjoining 
conservation area. 
An interface management plan should be developed in consultation with DBCA and 
the City to demonstrate that the conservation area and boundary fence will not be 
impacted by the development. The design should provide a setback between the base 
of the batter and the conservation reserve boundary fence to ensure that material 
does no spill or erode into the reserve and to ensure that the fence can be maintained. 
Batters should have a slope no steeper than 1 in 6 to ensure material does not erode 
into the conservation reserve. The interface design should provide a surface 
treatment for the batter (by revegetation or other methods), that provides permanent 
stabilisation and prevents erosion material or weeds infiltrating the conservation 
reserve. 
The following condition is suggested to be included: 
“Prior to the commencement of works a management plan for the interface between 
the development and the adjoining conservation area is to be prepared and approved 
to ensure the protection of the conservation area and its boundary fence, in 
consultation with DBCA and the City of Rockingham, with satisfactory arrangements 
for the implementation of the approved plan (DBCA)”. 

City’s Comment: 
Considering DBCA recommendations for a hard road edge was not applied as a 
condition of the Subdivision Approval by the WAPC, the City can only seek 
consistency, requiring the restrictive fence to be detailed on landscaping plans as a 
condition of Development Approval. Nevertheless, in accordance with City’s Fire 
Control Notice 2021-2022, the Proponent will be required to install and maintain a 3m 
wide mineral firebreak along the Conservation Reserve boundary (inside of the 
batters). On advice of the City’s Environmental Officers, such firebreak is likely to 
reduce the spread of weeds into the Conservation Reserve.   
The grade of the batters has already been approved by the City at 1 in 4 as part of 
the Engineering Drawings pertaining to the Subdivision Approval.  As such, the slope 
recommendation cannot be achieved.  A condition of Development Approval 
confirming the stability of the batters, however, is recommended.  
The above recommended measures are considered suitable as a response to the 
interface concerns raised by DBCA.  

 
A copy of the external comments received from the consulted Government Agencies 
is within Attachment 4.   
Design Review Panel Advice 
 
Not Applicable 
 
Swan Valley Planning 
 
Not Applicable  
 
Other Advice 
 
Not Applicable 
 
Planning Assessment: 
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The proposal has been assessed against all the relevant legislative requirements of 
the Scheme, State and Local Planning Policies, as outlined in the Legislation and 
Policy section of this report.  
 
The following matters have been identified as key considerations for the determination 
of this application: 
 
 Bushfire Management 
 Design (landscape quality and vehicle access); and  
 Stormwater Management  
 
Bushfire Management  
 
The Applicant submitted a copy of the approved WAPC Bushfire Management Plan 
(BMP) to accompany the Development Application in lieu of a development specific 
BMP. The City considered it more appropriate for the Applicant to provide a new BMP 
for the development on the basis that site conditions pertaining to vegetation 
classification may have changed over time, of which was not received.  
 
The below tabled comments within the left hand side column were identified by the 
City in relation to the proposal and the approved BMP for the subdivision.  Technical 
matters relating to the subdivision have not been determined in relation to the drainage 
area and landscaping requirements which implicate the BMP.  Furthermore, the 
Applicant declined the request to provide an updated Landscaping Plan prior to 
decision of the Development Application to confirm consistency with any BMP.  The 
table below also provides Applicant responses to matters raised and further comments 
upon review by the City, which are as follows: 
 

Matter raised in RFI  Applicant Response  City Comment  
The Open Air Storage area 
falls within the Asset 
protection Zone (APZ) area. 

The Open Air Storage 
area will not be used to 
store flammable 
materials. 

Noted.  This can be 
managed as a condition of 
Development Approval. 

The BMP suggests that the 
drainage area will be 
cleared and landscaped to 
resemble low threat, 
maintained vegetation.  

The developer of the 
subdivision intends to 
clear the drainage area. 
 

The City is yet to resolve 
the vegetation 
classification of the 
drainage area as part of 
the subdivision conditions.   

Matter raised in RFI  Applicant Response  City Comment  
The City has no intention of 
maintaining this drainage 
reserve at low threat, noting 
that condition 16 of the 
subdivision approval states 
if drainage easements or 
reserves are required by the 
City, then this land is to be 
vested with the local 
government. 

Low threat planting and 
landscaping is 
permitted and shall be 
maintained on the 
southern boundary. 

The City has no intention 
of maintaining the 
drainage basin as ‘low 
threat’.  In fact, as part of 
the subdivision process, 
the City recommended 
that the basin lot form part 
of the lot 1 (development 
site).   
This limitation binds the 
City to only achieving 
landscaping consistent 
with the approved APZ 
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requirements of the site, 
being low threat.   

The Western and Southern 
portion of the site are 
subject to APZ treatment, 
with retaining proposed at 
1:4 slope in these locations. 

There is adequate 
separation distance 
between the buildings 
and the drainage area 
to the south.  
Landscaping to comply 
with the approved APZ. 

Noted. Landscaping within 
this area to be consistent 
with the approved APZ. 

A site specific BAL 
assessment for the 
proposed development be 
provided.  

The proposed buildings 
will be located within 
BAL 29, based on 
approved BMP and 
mapping for the 
subdivision. 

Noted.  

 

The proposed development relies on the BMP and associated strategies approved as 
part of the Subdivision Approval to justify the siting and landscaping treatments of the 
proposal.  The City accepts the limitation that the landscaping will be low threat to 
achieve compliance with the BMP and APZ requirements.  On this premise, the 
proposal is considered to comply with the requirements of SPP3.7.   
 

Landscaping Quality  
 

The PP3.3.8 has been prepared to guide the orderly development of serviced industrial 
land within the East Rockingham Industrial Park (ERIP).  The guidelines relating to 
landscaping and vehicular access are outlined below and considered in relation to the 
proposed development: 
 

General Development 
Provisions 

Provided Compliance 

• Lots less than 3,000m2 in 
area must provide a 5m 
landscaping strip to the 
front of the lot;  

 

• A 10m wide landscaped strip 
is to be provided, however, 
lacks a sufficient level of 
detail; and 

 

Yes, through 
conditions of 
Development 
Approval, detailed 
landscaping plans 
shall ensure tree 
species comply.   

 
General Development 
Provisions 

Provided Compliance 

• Plant species shall be 
selected from those listed in 
Appendix B – Prescribed 
Plant Species; and 

• Shade trees shall be 
provided one (1) tree per 4 
car parking bays provided on 
the site. Trees shall be 
selected from the Appendix 
B – Prescribed Plant 
Species. 

• Service and storage areas 
must be screened behind 
the front building line and 
from the street. Landscaping 

• The applicant has been 
advised that the proposed 
species to be used in the 
development is not 
consistent with the preferred 
species list. Furthermore, the 
species list seeks a tiered 
landscaping outcome which 
this proposal cannot 
accommodate for along the 
front boundary due to APZ 
bushfire requirements. 

• An open air storage area is 
proposed adjacent to the car 
parking area on the southern 
boundary. Landscaping in 

Yes, through 
conditions of 
Development 
Approval, 
detailed 
landscaping 
plans shall 
ensure 
compliance with 
APZ 
requirements.  
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and fencing can be utilised 
to screen these areas. 

this area is constrained with 
the APZ requirements and 
possible impacts on the 
adjoining drainage area. 

Car Parking 
Roadways and parking within a 
development must be planned 
to achieve the following:  
• Separation of service/haulage 

vehicles from visitor and staff 
parking areas; 

• The number and locations of 
vehicle crossovers must 
consider criteria such as 
traffic safety, ease of vehicle 
movement and the location of 
existing and proposed 
vegetation;  

• Siting of parking areas 
adjacent to areas of buildings 
that are commonly accessed;  

• Provide suitable species of 
shade trees at a ratio of 1 per 
4 car-bays, evenly throughout 
parking areas;  

• Provide clear paths for 
pedestrian movement 
separate from areas of 
frequent vehicular movement; 
and  

• Consider the visitor parking 
areas as an extension of the 
corporate/market image in 
terms of its presentation. 

• The site layout and 
crossovers provide an 
intention to separate 
service/haulage vehicles 
from visitor and staff. 

• Four (4) crossovers are 
proposed.  To minimise 
points of conflict, the City 
considers crossovers are 
required to be clearly 
marked entry/exit for the 
vehicle types. 

• Restricting the movements 
of the most northern 
crossover as ‘exit only’ and 
the southern crossover as 
‘entry only’ for heavy 
vehicles should be 
considered on the basis that 
the development needs to 
account for safe vehicular 
movement external to the 
site and future developments 
(Refer to figure 4 below for 
clarity).   
 

Yes, through 
conditions of 
Development 
Approval. 
 
 
Yes, through 
conditions of 
Development 
Approval. 

 
4.  Suggested Traffic Circulation 

 
Stormwater Management  
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A Stormwater Management Plan was not submitted as part of the Development 
Application nor is there any mention regarding management principles in the 
Application.   
 
Whilst the Urban Water management Plan is yet to be approved for the subdivision, 
the City holds concerns with the development sites ability to contain stormwater on 
site, due to the significant amount of hardstand and impervious surface proposed. 
 
A Stormwater Management Plan will be required as a condition of Development 
Approval (as requested by the Applicant).  Should the strategy in the Stormwater 
Management Plan fail to satisfy DWER advice and PP3.4.3, the Applicant will be 
required to investigate alternatives.   
 
Conclusion: 
 
The proposed development is an industrial type land use. The context of the 
surrounding locality is for a mix of industry land uses.  The proposed development is 
considered compatible with the existing surrounding context of the locality. 
 
The development “leans” on the clearance of conditions associated with the 
Subdivision Approval to create the development site as well as construction of the 
internal access road and formalising bushfire management across the site.  Specific 
details relating to on-site stormwater management have not been provided by the 
Applicant, despite being requested by the City.  Additionally, the details in respect of 
landscaping require further refinement to ensure there are no conflicts between the 
approved bushfire management as part of the Subdivision Approval and the allowable 
landscape treatments.   
 
The City is satisfied that these matters can be addressed by conditions of Development 
Approval and as such, it is recommended that the application be conditionally 
approved. 





















































































































































































































































































 
 

Technical Note 

 
This technical note has been prepared in support of an Application for Development Approval, for 
the proposed industrial development of the north western portion of Lot 1 (27) Day Road, East 
Rockingham (subject site). We refer to the City of Rockingham (City) request for further 
information received via email on 1 September 2021. More specifically, the information contained 
herein responds to the following:  

The application is required to address EPA Separation Guidelines in respect to Noise and 
Dust impacts. Based on the information at hand, the City considers the proposal constitutes 
a Metal fabrication type industry (sheet metal, structure metal products) under the EPA 
Guidelines Statement. Existing sensitive uses including a Caravan Park on Dixon Road and 
Hillman residential estate (most northern end) are situated within the prescribed EPA 
Guideline Statement buffer. 
 

State Planning Policy 4.1 – State Industrial Buffer Policy (SPP4.1) identifies the need for land uses 
commonly associated with off-site amenity impacts (e.g. 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 (EPA) 
Guidance Statement No. 3 – Separation Distances between Industrial and Sensitive Land Uses 
(EPA Guidance Statement No. 3) provides further guidance on the implementation of SPP4.1, 
recommending generic buffer distances intended to mitigate impacts of industrial developments 
on sensitive land uses. 
 
With regard to industrial activities involving ‘metal fabrication’, the EPA Guidance Statement No. 
3 identifies potential impacts as dust and noise, and recommends a generic buffer distance of 500m 
to 1,000m (depending on size of the facility). The buffers recommended by EPA Guidance 
Statement No. 3 are not absolute separation distances. An assessment against the relevant 
amenity impacts identified with the EPA Guidance Statement No.3 is provided below.  
 
PROPOSED INDUSTRIAL DEVELOPMENT  
 
The proposed industrial development is located in the north western portion of the subject site, with 
all metal fabrication activities occurring internally within the enclosed warehouses. The southern 
façade of the proposed warehouse building provides roller doors to ensure the building can be 
enclosed if any particularly noise generating activities are occurring. This also ensures that any 
potential dust is contained within the building and is managed appropriately. The south eastern 
façade of the development comprises the office component, which would emit negligible (if any) 
levels of noise to the south east (i.e. towards the Rockingham Holiday Village).  
 
The location of the proposed development is in excess of 750m north of the Hillman Residential 
Estate and in excess of 815m from the Rockingham Holiday Village. This distance well exceeds 
the minimum 500m guiding separation distance specified by EPA Guidance Statement No. 3.  
 
Refer to Figure 1 below for an aerial of the subject site and surrounds depicting the distance from 
the nearest sensitive land uses.  

To: City of Rockingham Attention:  David Banovic, Senior Projects Officer 
Copy to: N/A Date: 9 September 2021 
Subject: Lot 1 (27) Day Road, East Rockingham 

Proposed Industrial Development   
Response to Request for Additional Information (pre-assessment)  



 
Figure 1 – Aerial Photograph of subject site and surrounds (Source: Nearmap August 2021) 
 
Not only is the proposed development located a minimum of 750m away from the nearest sensitive land 
uses, it is separated by an established light industrial area (with industrial activities operating and 
generating noise).  
 
Dixon Road (a four lane dual carriageway Other Regional Road) is also located between the subject site 
and the Hillman Residential Estate and adjoins the Rockingham Holiday Village. The noise generated by 
the vehicles on Dixon Road (only 250m north of the residential dwellings) would arguably have a greater 
amenity impact in terms of noise than an industrial development located in excess of 750m to the north. 
Main Roads WA traffic data also indicates vehicle movements on Dixon Road commence in the early 
hours of the morning (i.e. from 4.00am onwards).  
 
Although acknowledging that the applicant is not an acoustic engineer or an expert in the field of noise, 
meteorological information (i.e. wind speed/direction) also impacts on the way noise carries. The 
prevailing south westerly winds in summer would cause wind to travel to the north east (instead of south 
east towards the sensitive land uses). The eastern winds we also experience would take noise westwards 
into the conservation area.  
 
Furthermore, the operation of the facility is already governed by the Environmental Protection (Noise) 
Regulations 1997 to ensure no adverse impacts on amenity. If deemed absolutely necessary by the City, 
it is expected a suitably worded condition of development approval can ensure that no adverse amenity 
impacts are experienced by the aforementioned sensitive land uses. Example wording of such a condition 
may read: 

Following occupation of the development and commencement of onsite operations, ground 
truthing of all noise sources from the development is to be carried out by a suitably qualified 
acoustic consultant, and a report provided to the City that demonstrates all noise emissions from 
the site comply in all respects with the with the Environmental Protection (Noise) Regulations 1997, 
to the satisfaction of the City. 

 
It must again be highlighted that this is an industrial development located in an industrial area, zoned 
‘Industrial’ under the Metropolitan Region Scheme and ‘General Industry’ under the City of Rockingham 
Local Planning Scheme No.2.  
 

Hillman Residential Estate 

Dixon Road 

Subject site 

Rockingham Holiday Village 



The Minister of Planning has said that “the subject land forms part of a State-significant strategic industrial 
area, of which the developable land should be optimised.” The subject site is therefore contemplated for 
industrial development, with the location of existing sensitive land uses considered as part of the planning 
for this industrial area. It is clear that this is an appropriate (and optimal) location for the proposed 
development.  
 
CONCLUSION 
 
The proposed industrial development has been configured and designed to respond to the subject site, 
to mitigate perceived amenity impacts on adjoining properties and the nearest sensitive land uses. This 
is an industrial development which is suitably located in an industrial area. A pragmatic approach needs 
to be taken here in consideration of the proposal, its context and EPA Guidance Statement No. 3.  
 
The proposed site layout demonstrates the development is not less than the EPA’s generic 500m buffer 
distance, without the requirement for a site-specific study. Although less than the 1,000m distance, the 
development is not of a scale large enough to require a separation of that extent (which is again a generic 
buffer distance).  
 
The proposed industrial development is considered to appropriately address the City’s request for 
information from an environmental separation perspective, warranting the City’s support.  
 
We respectfully request the City’s accepts the proposed development application for assessment.  
 
Yours sincerely, 
 
 
 
 
___________________ 
OLIVER BASSON 
SENIOR PLANNER 
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1. Executive Summary 

Site Context 

• The proposed development site is situated on a western portion of the subject Lot 1 Day Road. This 
is a 29,491m2 undeveloped land parcel.  

• The development proposes establishing a warehouse/manufacturing facility for a Best Bar (one of the 
leading Australian Steel reinforcement suppliers). 

•  The subject portion of the Lot 1 is approachable via the 4 crossovers from the proposed cul-de-sac 
20m wide road to the east of the subject development. This road and crossovers are planned to be 
constructed as a part of the proposed subdivision. 

Technical Findings 

• The proposed development is expected to generate an additional 380 vehicular movements per day 
with a forecasted impact of around 54 vehicular movements per hour in the peak hour.  

• According to WAPC guidelines, all developments generating 10-100 VPH can be deemed to have a 
moderate impact on the network, with a TIS a suitable level of traffic reporting. 

• Development site will be accessed by the future road, created as part of the subdivision. Future road 
is accessed from Lodge Drive. Two major routes are expected to be utilised for accessing/egressing 
the subject site: 

· Via Day Road from north 
· Via Day Road from south 

 
• B-Double (27.5m) will be able to use both major routes as up to RAV 4 sized vehicles (max 27.5m in 

length) are permitted to utilise both Day Road and Lodge Drive currently. 
 

Relationship with Policies 

• In accordance with the requirements prescribed for the proposed land use under Local Planning 
Scheme No 2, 90 parking bays need to be provided. Proposed development plans indicate a total of 
93 car bays provided, leading to a nominal surplus of 3 parking bays.  

• Keeping in mind that the proposed land use is a warehouse/manufacturing facility for a Steel 
reinforcement supplier, it is not expected to have many visitors on site. The subject site will have a 
total of 90 employees which leaves 3 parking bays for visitors. Therefore, KCTT concludes that this 
development has sufficient parking spaces provided on site.  

• In addition, there are 15 semitrailer parking bays provided on a northern portion of the development 
site. 

• In accordance with the City of Rockingham’s PP3.3.14, the proposed development requires the 
provision of 7 Long-term bicycle parking bays for employees of the site and no Short-term Parking 
bay for visitors. PP's requirement is general and applicable to all ‘’ industrial uses’’. It is highly unlikely 



Transport Impact Statement 
KC01344.000 Lot 1 Day Road, East Rockingham 

    PAGE 5 

 

that visitors to the site will utilise cycling as a mode of transportation to access the site, as it is 
expected they will approach the site for steel reinforcement supplies. 

• The proposed development plans indicate a provision of 3 bicycle parking racks with 6 bike bays. As 
the subject development site is located within a predominantly industrial area, KCTT believes most of 
the staff members will use their own vehicles to approach the place of work, and only a minor 
percentage will utilise the bikes. Therefore, KCTT considers the provided bike racks applicable for the 
development’s bicycle parking demand and believes it will be beneficial for promoting the use of 
alternative transportation modes around the development. 

• The plans for the proposed development shows a loading zone at the northern segment of the subject 
development site. Conducted swept path analysis indicates there is adequate manoeuvring and drive-
thru areas provided.  

• Service vehicles are expected to utilise 3 of 4 proposed crossovers in total. The northern 2 crossovers 
are proposed for heavy vehicles access only, while the southern 11m wide crossover is planned to 
accommodate heavy and some light vehicle movements from staff who are familiar with the facility.  

• KCTT believe this solution is suitable for the scale and use of the development. It is not likely that any 
larger delivery vehicles will obstruct functionality of the car parking area in the southern segment of 
the site. 

• Building Code of Australia ACROD Provision – the proposed development will meet the requirement 
for 2 ACROD parking bays. 

 

Conclusion 

• The proposed development will comprise oaf warehouse/manufacturing facility for a Best Bar with an 
office component. 
 

• As stated above, the expected traffic from the proposed development will be 380 VPD and 54 VPH to 
the surrounding network. 

 

• Lodge Drive is classified as Access Road as per MRWA classification with the maximum desirable 
volume of 3,000 vehicles per day. There are no existing traffic counts on Lodge Drive. However, it is 
expected that the capacity of this road with the added traffic from the subject development would 
remain well under the maximum desirable traffic volume for Access Roads. 

• Other surrounding roads would absorb less traffic than Lodge Drive; moreover, the traffic would be 
dispersed so that the impact can be considered negligible.  

• In summary, KCTT believe that the proposed development will not have a negative impact on the 
surrounding road network.  
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2. Transport Impact Statement 

Note: This document is copyright to KCTT (trading as KC Traffic and Transport Pty Ltd). The information provided 
in this TIS report has been developed by KCTT over a period of years and has been presented in accordance with 
the requirements of a number of our clients. The information in this report is therefore intended to be commercial 
in confidence and is not to be shared with external parties at any time, unless a Director of KCTT provides written 
authorisation that the document may be shared at a specific time to a specific party, or parties. The terms and 
conditions associated with the receipt of this material is that it is not shared or distributed without our express, and 
written consent. 

If you have received this information in error, KCTT must be notified immediately. We request the immediate 
destruction of all formats of this document, inclusive of paper and electronic copies should you have received this 
document in error. 

2.1 Location 

Lot Number 1 
Street Number 27 
Road Name Day Road 
Suburb East Rockingham 
Description of Site The proposed development site is situated on a western portion of the subject Lot 1 Day 

Road. This is a 29,491m2 undeveloped land parcel. The development proposes 
establishing a warehouse/manufacturing facility for a Best Bar (one of the leading 
Australian Steel reinforcement suppliers). The subject portion of the Lot 1 is 
approachable via the 4 crossovers from the proposed cul-de-sac 20m wide road to the 
east of the subject development. This road is planned to be constructed as a part of the 
proposed subdivision. 

2.2 Technical Literature Used 

Local Government Authority  City of Rockingham 

Type of Development Industrial development - Warehouse 

Are the R-Codes referenced?  NO 

Is the NSW RTA Guide to Traffic Generating 
Developments Version 2.2 October 2002 (referenced to 
determine trip generation/attraction rates for various 
land uses) referenced?     

YES 

Which WAPC Transport Impact Assessment Guideline 
should be referenced? 

Volume 4 - Individual Developments 

Volume 5 - Technical Guidance 

Are there applicable LGA schemes for this type of 
development?   

YES 

 

If YES, Nominate: 

Name and Number of Scheme  Local Planning Scheme No. 2 

Are Austroads documents referenced? YES 
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Is the Perth Transport Plan for 3.5 million and Beyond 
referenced? 

YES 

 

2.3 Land Uses 

Are there any existing Land Uses   NO 

If YES, Nominate: - 
 

Proposed Land Uses 

How many types of land uses are proposed?  As listed below: 

Nominate land use type and yield • Offices = 870m2 GFA / 653m2 NLA*  
(operations office, head office, and workshop amenities)  

 

 • Warehouse/Manufacturing Area 

  - Area 1 = 2,713m2GFA / 2,442m2 NLA* 
- Area 2 = 4,603 m2 GFA / 4,143m2 NLA* 

        Total = 7,316 m2 GFA / 6,584m2 NLA* 
 

 • Open Air Storage = 2,139m2 

 • 18.3m wide Drive Through Area  

 • Up to 90 staff members on-site at any one time  
(Inclusive of 30 office staff + 60 factory staff) 

 
Note* - KCTT used yields as provided on plans received from the architect where applicable. Where yields 
information was unavailable, the yields were assumed for the purpose of calculations within this report. 
 
It should be taken into consideration that the terms NLA (Net Lettable Area) and GLFA have the same meaning. 
The NSW RTA Guide states that as a guide, about 75% of the gross floor area is deemed gross leasable floor 
area”. However, the percentage of NLA in relation to GFA depends on development location and uses.  
 
KCTT have use GFA areas utilising the layout provided by the client and a multiplier of 75% GFA to derive the value 
of NLA for office are within-subject development, while for the warehouse component, 90% of GFA is considered 
as equal to the NLA 

Note** - Plans for the proposed development have been provided in Appendix 1 of this report. 
 
Are the proposed land uses complementary with the 
surrounding land-uses?  

YES 
The subject site is zoned ‘General Industry’ under the 
City of Rockingham Local Planning Scheme No. 2 and 
‘’Industrial’’ under the Metropolitan Region Scheme 
(MRS). 
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2.4 Local Road Network Information 

How many roads front the subject site?  One (1) 

Name of Roads Fronting Subject Site / Road Classification and Description: 

Road Name     Proposed Road (cul-de-sac) * 
Number of Lanes  n/a 

Road Reservation Width  20m 

Road Pavement Width  10m 

Classification   n/a 

Speed Limit   n/a 

Bus Route   NO 

If YES Nominate Bus Routes - 

On-street parking NO 

Note* - the proposed road is planned to be constructed as a part of the proposed subdivision. The information 
shown above is sourced from the available subdivision plans and documentation 

 

Name of Other Roads within 400m radius of site, or roads likely to take increased traffic due to the development: 

Road Name     Lodge Drive 
Number of Lanes   two way, one lane (no linemarking), undivided 

Road Reservation Width  App.20m 

Road Pavement Width  App.9m 

Classification   Access Road 

Speed Limit   50kph or State Limit 

Bus Route   NO 

If YES Nominate Bus Routes - 

On-street parking NO 

 

Road Name    Day Road 
Number of Lanes   two way, one lane each direction, undivided 

Road Reservation Width   App.20m 

Road Pavement Width  App.7 

Classification   Distributor A 

Speed Limit   60kph/70kph* 

Bus Route   NO 

If YES Nominate Bus Routes - 

On-street parking NO 

Note* - The posted speed limit is currently 70km/hr near the site, but a section of Day Road to the south of the 
Site has a posted speed limit of 60km/hr. 
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Road Name    Dixon Road 
Number of Lanes   two way, one lane each direction, undivided 

Road Reservation Width   App.35m 

Road Pavement Width  App.20 

Classification   Distributor A/B (Industrial) 

Speed Limit   60kph 

Bus Route   YES 

If YES Nominate Bus Routes 549 

On-street parking NO 

  

2.5 Traffic Volumes 

Road 
Name 

Location of  
Traffic Count 

Vehicles 
Per Day 
(VPD) 

Vehicles per Peak Hour (VPH) Heavy Vehicle % 

Date of 
Traffic 
Count  

If older than 3 
years multiply 
with a growth 
rate 

AM 
Peak 
Time 

- 
AM 

Peak 
VPH 

PM 
Peak 
Time 

- 
PM 

Peak 
VPH 

If HV count is Not 
Available, are HV 
likely to be in higher 
volumes than 
generally expected? 

Day Road 
 

South of 
Mandurah 
Road* 

2,835 8:00 - 197 15:00 - 256 n/a 2019 – 

Dixon  
Road 

East of Ennis 
Avenue  
(SLK 2.07) 

26,676 08:00 – 2,226 15:15 – 2,469 8.3% 2020/2
1 – 

Mandurah 
Road 

South of 
Dixon Road 
(SLK 3.50) 

24,264 07:30 – 2,033 15:45 – 2,427 10.4% 2019/2
0 – 

South of 
Office Road 
(SLK 0.47) 

10,236 05:30– 1,070 15:45 – 1,100 16.3% 2019/2
0 – 

Note - The traffic volumes have been derived from Main Roads. 
Note* - These traffic counts have been received from the City of Rockingham (taken from Transport Impact Assessment 
Lot 1, Day Road, prepared for Hesperia Projects Pty Ltd by CARDNO in August 2021) 
 

2.6 Vehicular Crash Information and Risk Assessment 

Is Crash Data Available on Main Roads WA website? NO 
KCTT have checked the report data for the below period 
at the location listed below, and no crash data was 
recorded in the 5-year period. 

If YES, nominate important survey locations: 
Location 1     Lodge Drive - SLK 0.00 to 0.67 
Location 2  Intersection of Lodge Drive & Day Road 
Period of crash data collection 01/01/2016 - 31/12/2020 
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2.7 Vehicular Parking  

Local Government City of Rockingham 
Local Government Document Utilised Local Planning Scheme No 2 
Description of Parking Requirements in accordance with Scheme: 
• Industry, Showroom, Warehouse - 1 bay per 50m2 NLA for factory units and showrooms, plus 1 bay per 

100m2 NLA for warehouses or 1 bay per employee, whichever is the greater 
Calculation of Parking 

Land Use Requirements Yield Required 

Warehouse / Storage 
and Distribution Centre 

1 bay per 100m2 NLA 
or 1 bay per employee, whichever is the greater 

6,584m2 NLA 
90 employees 

Greater of  
65.84  
and 90 

Total Volume of Parking Required 90 bays 
  

Total Volume of Parking Provided by Proponent 93 bays 
 · 91 standard car bays 

· 2 ACROD bays 
 + 15 semitrailer parking bays 
Justification 
In accordance with the requirements prescribed for the proposed land use under Local Planning Scheme No 2, 
90 parking bays need to be provided. Proposed development plans indicate a total of 93 car bays provided, leading 
to a nominal surplus of 3parking bays.  
 
Given that the subject site will have a total of 90 employees, 3 parking bays leaves for possible visitors. Therefore, 
KCTT concludes that this development has sufficient parking spaces provided on site.  
 
Have Vehicle Swept Paths been checked for Parking? YES 
If YES, provide description of performance: 
KCTT have conducted vehicle swept path analysis to check for navigability of the crossover and internal parking 
area. A B99 Passenger vehicle, a Service Vehicle of 8.8 metres,  a 19m long semitrailer and a B-Double (27.5m) 
were used for this analysis. The crossovers, drive thru area and internal parking area were found to be fully 
navigable by nominated vehicles. Please refer to Appendix 3 for vehicle swept path drawings. 
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2.8 Compliance with AS2890.1:2004 and AS2890.6 

Number of Parking Bays on-site 93 car bays 
Are Austroads documents referenced? YES 
If YES, Nominate: • Australian/New Zealand Standard, Parking facilities,  

      Part 1: Off-street car parking - Originated as AS 2890.1—1986.  
• Australian/New Zealand Standard, Parking facilities,  
      Part 6: Off-street parking for people with disabilities - Originated as 
      AS2890.6 
 

Proposed development User Class User Class 1A (Residential, domestic and employee parking) 
 User Class 4 

 
 AS2890.1:2004 Off-street car parking 

AS2890.6 Off-street parking for people with disabilities 
Parking Bay 
Type 

Parking Bay Length Parking Bay Width Aisle Width 

Required Proposed Required Proposed Required Proposed 
All bays at 90o 5.4m 5.4m 2.4m 2.5m 5.8m 6.2m 

ACROD 
Parking 5.4m 5.4m 

2.4m–ACROD 
2.4m–shared 

space 

2.4m 
2.4m 

5.8m 6.2m 

 
Name the other requirements in the 
AS2890.1:2004 document. 

At blind aisles, the aisle shall be extended a minimum of 1 m beyond the 
last parking space, as shown in Figure 2.3, and the last parking space 
widened by at least 300 mm if it is bounded by a wall or fence. 

 
 Single-sided aisles increased by 300 mm √ 

Blind aisle  extended by a minimum of 1 m √ 
 Reversing bay 4 provided √ 
    
Does the parking area meet the 
requirements set in AS2890.1:2004? 

KCTT reviewed the layout for the proposed development and conclude 
that car parking bays dimensions and aisle width are complying with the 
Australian Standard AS/NZS 2890.1/2004.  

Does the parking area meet the 
requirements set in AS2890.6? 

YES 
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2.9 Bicycle Parking 

Local Government City of Rockingham 
Reference Document Utilised Planning Policy 3.3.14 – Bicycle Parking & End-of-trip Facilities 
Description of Parking Requirements in accordance with Scheme: 
  
Industry - Minimum Short-term Parking – n/a 

Minimum Long-term Parking - 0.1 spaces per 100m2 NLA 
Note: All rounding of bicycle parking rates is to be calculated by rounding up to the nearest whole number 
 

Parking Requirement in accordance with regulatory documents 

Land Use Yield 
Bicycle Parking requirement 

Minimum Long-term Parking 
Employee Resident Spaces 

Req. 
bays 

Minimum Short-term Parking 
Visitor/Shopper spaces 

Req. 
bays 

Warehouse / Storage 
and Distribution Centre 

6,584m2 NLA 0.1 spaces per 100m2 NLA 6.58 n/a 0 

 Minimum Long-term Parking 7 Minimum Short-term Parking 0 
 

Total Volume of Bicycle Parking Provided by Proponent 6 bike bays 
  
Justification 
In accordance with the City of Rockingham’s PP3.3.14, the proposed development requires the provision of 7 
Long-term bicycle parking bays for employees of the site and no Short-term Parking bay for visitors. PP's 
requirement is general and applicable to all ’’industrial uses’’. It is highly unlikely that visitors to the site will utilise 
cycling as a mode of transportation to access the site, as it is expected they will approach the site for steel 
reinforcement supplies. 
 
The proposed development plans indicate a provision of 3 bicycle parking racks with 6 bike bays. As the subject 
development site is located within a predominantly industrial area, KCTT believes most of the staff members will 
use their own vehicles to approach the place of work, and only a minor percentage will utilise the bikes. Therefore, 
KCTT considers the provided bike racks applicable for the development’s bicycle parking demand and believes it 
will be beneficial for promoting the use of alternative transportation modes around the development. 
 

2.10 ACROD Parking 

Class of Building Class 5 - An office building  
Class 7(b) – a storage building or building where goods are 
wholesaled (eg: a warehouse); 

Does this building class require a specific 
provision of ACROD Parking? 

YES 
 
 

Reference Document Utilised Building Code of Australia 
Description of Parking Requirements: 
Class 5: An office building. 

• 1 space for every 100 carparking spaces or part thereof 
Class 7(b) – a storage building or building where goods are wholesaled (eg: a warehouse); 

• 1 space for every 100 carparking spaces or part thereof. 
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Parking Requirement in accordance with regulatory documents 
Land Use Requirements Yield Total Parking 
Warehouse / Storage and 
Distribution Centre 1 space for every 100 carparking spaces 

or part thereof 93 parking bays 
1 

Warehouse / Office Area 1 
Total Volume of ACROD Parking Required 2 

  
The proposed development shows the provision of 2 ACROD parking bays located within the internal parking area 
and therefore achieves BCA compliance. 
 

2.11 Delivery and Service Vehicles 

Guideline Document used as reference NSW RTA Guide to Traffic Generating Developments 
Requirements 
Wholesale, Industrial (< 8,000m2 GFA) - 1 space per 800m2 
Other uses - 1 space per 2,000m2 
 
Parking Requirement in accordance with regulatory documents 

Land Use Minimum Requirements  Yield Total Parking 

Warehouse / Storage and Distribution Centre 1 space per 800m2 7,316 m2 GFA 9.15 

Warehouse / Office Area 1 space per 2,000m2 870m2 GFA 0.44 

Total Volume of Service and Delivery Parking Required 10 
 

Total Volume of Service and Delivery Parking Provided by Proponent 15 
 
Justification 
The plans for the proposed development shows a loading zone at the northern segment of the subject development 
site. There are 15 semitrailer parking bays provided on site. Conducted swept path analysis indicates there are 
adequate manoeuvring and drive-thru areas provided.  
 
Service vehicles are expected to utilise 3 of 4 proposed crossovers in total. The northern 2 crossovers are 
proposed for heavy vehicles access only. In contrast, the southern 11m wide crossover is planned to 
accommodate heavy and light vehicle movements from staff familiar with the facility.  
 
KCTT believe this solution is suitable for the scale and use of the development. It is not likely that any larger 
delivery vehicles will obstruct functionality of the car parking area in the southern segment of the site. 
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2.12 Calculation of Development Generated / Attracted Trips 

What are the likely hours of operation? From 06:00 till 22:00  
What are the likely peak hours of operation? The usage of the facility is expected to be spread across 

the day with no specific peaks. 
Do the development generated peaks coincide with 
existing road network peaks? 

NO 

Guideline Document Used WAPC Transport Assessment Guidelines for 
Developments 

Rates from above document: Office and Commercial Area - 2 per 100m2 of GFA in the 
PM Peak hour. The same rate is assumed for the AM 
peak. An 80% IN / 20% OUT split has been assumed for 
the AM peak and the reverse for the PM peak; 
 

Guideline Document Used NSW RTA Guide to Traffic Generating Developments 
Rates from above document: Office and Commercial Area – 10 vehicular trips per 

100m2 of GFA; 
 
Warehouse - 4 vehicular trips per 100m2 GFA per day and 
0.5 vehicular trips in the peak hour per 100m2 GFA. KCTT 
is assumed the same rate for the PM peak. 

  

Land Use Type  Rate above Yield 
Daily 

Traffic 
Generation 

Peak Hour 
Traffic 

Generation 
Warehouse/ Storage 
and Distribution Centre 

4 VPD per 100m2 GFA 
Peak 0.5 VPH per 100m2 GFA; 7,316m2 GFA 293 37 

Warehouse/  
Office Area 

10 vehicle trips per 100m2 GFA  
Peak 2 vehicle trips per 100m2 GFA 870m2 GFA 87 17 

Expected Traffic Generation from the proposed development 380 VPD 54 VPH 

 
Does the site have existing trip generation/attraction?  NO 
What is the total impact of the new proposed 
development? 

The proposed development is expected to generate 
additional 380 vehicular movements per day with a 
forecasted impact of around 54 vehicular 
movements per hour in the peak hour.  
 
The proposed development generates between 10 
and 100 VPH, and therefore triggers the requirement 
for a Transport Impact Statement, per WAPC 
guidelines. 
 
The proposed development  can be deemed to have a 
moderate impact on the network 
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2.13 Traffic Flow Distribution 

How many routes are available for access/egress to the 
site? 

Two major routes are expected to be utilised for 
accessing/egressing the subject site as follows: 
 

Route 1   

Provide details for Route No 1 From north via  Day Road  
Percentage of Vehicular Movements via Route No 1 45%  

further split as follows: 
- 15% - From north via Mandurah Road >>Day 

Road>> Lodge Drive >> Proposed Road >> 
Proposed development site and reverse 
 

- 30% - From southeast via Mandurah Road >>Day 
Road>> Lodge Drive >> Proposed Road >> 
Proposed development site and reverse 

 
Route 2   
Provide details for Route No 2 From south via  Day Road  
Percentage of Vehicular Movements via Route No 2 55%  

further split as follows: 
- 40% - From west via Dixon Road >>Day Road>> 

Lodge Drive >> Proposed Road >> Proposed 
development site and reverse 
 

- 10% - From south via Darlie Road >>Day Road>> 
Lodge Drive >> Proposed Road >> Proposed 
development site and reverse 

 
- 5% - From east via Dixon Road >>Day Road>> 

Lodge Drive >> Proposed Road >> Proposed 
development site and reverse. 

 
Note - For more detailed plans of the estimated vehicular traffic volumes and distribution, please refer to the plans 
provided in Appendix 2. 
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2.14 RAV Network Analysis 

Which RAV network is available for reaching the site? RAV 2, 3 & 4 Networks 

 
What is the largest vehicle allowed on this network? Up to RAV 4 sized vehicles (max 27.5m in length) 

currently utilise both Day Road and Lodge Drive.  
The largest vehicle planned to be used within the 
proposed development site is a B-Double (27.5m). 

Have Vehicle Swept Paths been checked for entering the 
development with the abovementioned large vehicles? 

YES 
B-Double (27.5m) is the largest vehicle expected to 
access the development. Refer to Appendix 3 for more 
detail. 

What are the expected routes for large vehicles entering 
and exiting the site? 

As per the above screenshot, the largest vehicle 
(27.5m) will have to use the route via Mandurah Road 
> Day Road > Lodge Drive > Proposed Road > Proposed 
development site 

Additional comments As indicated in the , Transport Impact Assessment Lot 
1, Day Road, prepared for Hesperia Projects Pty Ltd by 
CARDNO in August 2021 ‘’ RAV classification for these 
roads are changed to accommodate up to RAV 7 
vehicles, the truncation on the north-eastern corner of 
the subdivision has been sized to ensure that the Day 
Road / Lodge Drive intersection can be upgraded to 
accommodate the swept path of the RAV7 vehicles 
(note: it is assumed that the section of Day Road to the 
south of Lodge Drive will remain classified to only 
permit up to RAV4 vehicles).’’ 
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2.15 Road Safety 

Are sight distances adequate at proposed intersections? YES 

Justification 

In order to navigate the access/egress point of the subject site, vehicles must reduce operating speed to a 
maximum of 20km/h (if not stop fully); therefore, the requirements for ASD and SISD are so low they are not 
provided in the Austroads tables.  

A review of the plan for the proposed development indicates there are sufficient sight distances for safe traffic 
movements. 

According to AS/NZS 2890.1:2004 Parking facilities Part 1: Off-street: 

“Entering sight distance - Unsignalized access driveways shall be located so that the intersection sight distance 
along the frontage road available to drivers leaving the car park or domestic driveway is at least that shown in 
Figure 3.2.” 

The proposed cul-de-sac road is expected to have a 50kph speed limit. As shown in the images below from AS 
2890.1, the sightline distance should be 45m for the minimum stopping sight distance. This is achieved on both 
the western and eastern sides of the proposed driveways, measured as per the AS2890.1 specification shown in 
the image below. 

Sight distance is the distance at which the driver leaving the driveway is able to see without any obstructions, and 
it is not to be confused to the distance from the crossover to intersections. 

 

 

Road safety internal to the development: 
The parking is designed in accordance with AS2890.01 and deemed fully navigable. Navigability is checked with 
B99 Passenger vehicle, a Service Vehicle of 8.8 metres, a a 19m long semitrailer and a B-Double (27.5m)  and no 
navigability issues have been found. Please refer to Appendix 3 for further details. 

In addition, although there are 4 proposed crossovers. Only one of them is 6m wide and planned for light vehicle 
movements only. Two northern 11m wide crossovers are dedicated for heavy vehicles only, while 11m wide 
crossover at the southern end is planned to accommodate heavy and light vehicles from staff who are familiar 
with the facility. Therefore, the possibility that any heavy vehicles will obstruct the functionality of the site is 
minimised. 
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2.16 Road Cross-Section Requirements 

Does this development propose the construction of new roads?  NO * 
Note* - proposed cul-de-sac 20m wide road to the east of the subject development is planned to be constructed 
as a part of proposed subdivision. 
    

2.17 Vehicle Crossover Requirements 

Are vehicle crossovers required onto existing road 
networks? 

YES 

How many existing crossovers? 4*  
Note * - Proposed development site currently is undeveloped vacant land. However, based on the information 
provided in Development Application Report, Proposed Industrial Development, Lot 1 (27) Day Road, East 
Rockingham, WA, prepared in August 2021, by Planning Solution for Hero Properties Pty Ltd, ‘’Four crossovers 
to the development site from the future road to the east ‘’ are planned ‘’to be constructed as part of the 
subdivision.‘’ 
 
How many proposed crossovers? Crossover 1 – 11m wide unrestricted crossover for heavy 

vehicles only  
 Crossover 2 – 11m wide unrestricted crossover for heavy 

vehicles only 
 Crossover 3 – 6m wide unrestricted crossover for light 

vehicles only 
 Crossover 4 – 11m wide unrestricted crossover for 

combined movements of heavy and light vehicles  
If there are greater numbers of new crossovers, than existing, provide justification: 
Please refer to the note above.  
 
How close are proposed crossovers to existing 
intersections? 

Each of the proposed crossovers is more than 6m away 
from the intersection of Lodge Drive and Proposed Road 
 

Does this meet existing standards?  YES 
Justification 
According to AS/NZS 2890.1:2004 Parking facilities Part 1: Off-street car parking, the user class of the access 
point is: User Class 1A - Residential, domestic and employee , proposed development plans indicate a total of 91 
car parking bays and 2 crossovers dedicated for the use of the light vehicles that will utilise the proposed parking 
area. Each crossover serves between 25 and 100 parking bays from a local road, making it a ''Category 1 
driveway'' 

 
Therefore, the following requirements from AS/NZS 2890.1:2004 Parking facilities Part 1: Off-street car parking 
apply: 
 
“(a) Driveway Categories 1 and 2: At unsignalized intersections of sub-arterial, collector or local streets with each 
other or with an arterial road, access driveways in Categories 1 and 2 (see Table 3.1) shall not be located in the 
sections of kerb shown by heavy lines in Figure 3.1. This requirement shall not apply to accesses to domestic 
driveways in the kerb section opposite the entering road at any intersection including signalised intersections.  
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Furthermore, it shall not apply to any access 
driveway serving a property which would otherwise 
be denied access due to the physical impossibility of 
meeting the requirement. 
 
At signalised intersections, the minimum distance 
from the intersection, measured from the property 
boundary along both legs, shall be increased as 
necessary to locate access driveways beyond the 
influence of normal queue lengths at the 
intersections. If this is not practicable, it may be 
necessary to provide- 
(i) an arrangement which confines traffic to turning 
left when either entering or 
leaving the car park; 
(ii) a signalised driveway with signals coordinated 
with the intersection signals; or 
(iii) other traffic management means of providing for 
safe and efficient operation of the driveway.’’ 
 

 
The proposed crossovers are not located in any of the areas shown by thicker lines and therefore complies with 
the AS/NZS 2890.1:2004 requirements. 
 

 

2.18 Public Transport Accessibility 

How many bus routes are within 400 metres of the subject site? One (1) 
How many rail routes are within 800 metres of the subject site? One (1) 
Bus / Rail Route Description Peak Frequency Off-Peak Frequency 
Bus Route 549 Rockingham Station to Fremantle Station 15 minutes 30minutes on 

Saturday, Sunday 
and Public Holiday 

Mandurah Line Railway route passes within 800m radius 
from the subject development; however, the 
nearest Rail Station is approximately at 2km 
distance 

5 minutes 60 minutes on 
Saturday, Sunday 

and Public Holidays 

Note - A Railway easement is located directly adjacent to the south of the subject Lot 1 and proposed subdivision; 
currently there is an industrial land further south 
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Walk Score Rating for Accessibility to Public Transport 
29 Some Transit. A few nearby public transportation options. 
Is the development in a Greenfields area? YES 

2.19 Pedestrian Infrastructure 

Describe existing local pedestrian infrastructure within a 400m radius of the site: 
Classification Road Name 
“Other Shared Path (Shared by Pedestrians and Cyclists)” Dixon Road, Darlie Street  
Does the site have existing pedestrian facilities NO 
Does the site propose to improve pedestrian facilities? NO 
If YES, describe the measures proposed. 
n/a at this stage of development 
What is the Walk Score Rating? 
7 Car-Dependent. Almost all errands require a car. 
 

2.20 Cyclist Infrastructure 

Are there any PBN Routes within an 800m radius of the subject site? YES 
If YES, describe: 
Classification Road Name 
“Other Shared Path (Shared by Pedestrians and Cyclists)” Dixon Road, Darlie Street 
“Good Road Riding Environment” Darlie Street, Unnaro Street 
“Bicycle Lanes or Sealed Shoulder Either Side” Darlie Street 
Are there any PBN Routes within a 400m radius of the subject site? YES 
If YES, describe: 
Classification Road Name 
“Other Shared Path (Shared by Pedestrians and Cyclists)” Dixon Road, Darlie Street 
“Good Road Riding Environment” Darlie Street 
“Bicycle Lanes or Sealed Shoulder Either Side” Darlie Street 
Does the site have existing cyclist facilities?  NO 
Does the site propose to improve cyclist facilities?  YES 
If YES, describe the measures proposed.  
Proposed development plans indicate 3 bicycle racks (space suitable for 6 bicycles). 
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2.21 Site-Specific Issues and Proposed Remedial Measures 

 

How many site specific issues need to be discussed? 3 
Site-Specific Issue No 1 Does the development offer suitable access/egress to 

the external road network? 
Remedial Measure / Response  Access/egress point locations comply with AS/NZS 

2890.1:2004 requirements and allow uninterrupted 
manoeuvring of the  B-Double (27.5m), which is 
nominated as the largest vehicle that will utilise the site. 

   
Site Specific Issue No 2  Does the development offer a suitable internal road 

network? 
Remedial Measure / Response  Swept path analysis enclosed in Appendix 3 for clarity 

confirms that the proposed internal circulation lane 
safely accommodates the movement of the B99 
Passenger vehicle, a Service Vehicle of 8.8 metres,  a 
19m long semitrailer and a  B-Double (27.5m).  
Furthermore, the car parking layout has been 
considered to limit any light vehicle or pedestrian 
interaction with the heavy vehicle movements and 
minimises any conflict. 
 

Site Specific Issue No 3  Parking provision 
Remedial Measure / Response The proposed plans demonstrate the provision of 93 

car parking bays (inclusive of 91 standard bays and 2 
ACROD bays) within the internal parking area and 
additional parking spaces for up to 15 heavy vehicles at 
the northern portion of the development site.  KCTT 
believe that a sufficient volume of parking has been 
provided for this development. In addition, there are a 
plethora of available parking areas at the back of the 
warehouse facility if required.  
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Appendix 2 

Transport Impact Statement I KC01344.000 Lot 1 Day Road, East Rockingham 
 

Transport Planning and Traffic Plans 
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1. Introduction 

1.1 Proposal details 

Eco Logical Australia (ELA) was commissioned by Hesperia to prepare a Bushfire Management Plan 
(BMP) to support a subdivision application for Lot 1 Day Road, East Rockingham (hereafter referred to 
as the subject site, Figure 1).  The proposed subdivision will result in an intensification of land use and 
involves the development of 10 industrial lots and a drainage area (Figure 2).   

The subject site is within a designated bushfire prone area as per the Western Australia State Map of 

Bush Fire Prone Areas (DFES 2019; Figure 3), which triggers bushfire planning requirements under State 

Planning Policy 3.7 Planning in Bushfire Prone Areas (SPP 3.7; Western Australian Planning Commission 
(WAPC) 2015) and reporting to accompany submission of the subdivision application in accordance with 
the associated Guidelines for Planning in Bushfire Prone Areas v 1.3 (the Guidelines; WAPC 2017).  

The subject site is located in the City of Rockingham and is zoned ‘General Industry’ under the City of 
Rockingham Town Planning Scheme No. 2.  Proposed lots will be serviced by two existing roads (Day 
Road and Lodge Drive).   

The subject site is currently used for rural purposes, including horse agistment and is bound by: 

• Lodge Road and current industrial land to the north; 
• Undeveloped, ‘General Industry’ zoned land to the northwest and west; 
• A Railway easement to the south, with current industrial land further south; and 
• Day Road and undeveloped, ‘General Industry’ zoned land to the east.   

The subject site also contains a Heritage building, Day Cottage (Place Number 04015) which is listed on 
the State Register by the Heritage Council of Western Australia and City of Rockingham Municipal 
Heritage Inventory Review (Heritage Place 7) (Figure 2).   

This assessment has been prepared by ELA Senior Bushfire Consultant Alex Aitken (FPAA BPAD Level 2 
Certified Practitioner No. BPAD37739) and Principal Bushfire Consultant Daniel Panickar (FPAA BPAD 
Level 3 Certified Practitioner No. BPAD37802). 

1.2 Purpose and application of the plan 

The primary purpose of this BMP is to act as a technical supporting document to inform planning 
assessment.  This BMP is also designed to provide guidance on how to plan for and manage the bushfire 
risk to the subject site through implementation of a range of bushfire management measures in 
accordance with the Guidelines. 
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1.3 Environmental considerations 

SPP 3.7 policy objective 5.4 recognises the need to consider bushfire risk management measures 
alongside environmental, biodiversity and conservation values.  

The subject site has been previously cleared, resulting in limited existing native vegetation on site.  This 
vegetation is primarily comprised of scattered paddock trees, windbreaks and screening vegetation.  The 
drainage basin in the southwest of the subject site contains mostly invasive large shrubs and trees which 
will be removed for development.  Removal of vegetation will be facilitated through subdivision 
approval.   

The entirety of the subject site occurs within an Environmentally Sensitive Area (ESA).  ESAs are defined 
in the Environmental Protection (Environmentally Sensitive Areas) Notice 2005 under s. 51B of the State 
Environmental Protection Act 1986 (EP Act).  ESAs include areas declared as World Heritage, included 
on the National Heritage List, defined wetlands, and vegetation containing rare (Threatened) flora and 
Threatened Ecological Communities (TECs).  No detail is provided regarding the origin of this ESA, 
however it is inferred that this ESA is related to the suite of wetlands to the west of the subject site 
(discussed below) and potential TECs in the same area.   

There is a suite of conservation category wetlands situated on undeveloped ‘General Industry’ zoned 
land to the west of the subject site (Figure 1).  These wetlands are typically surrounded by vegetated 
buffers between 20-50 m in width, however the purpose of the buffer, existing clearing, rehabilitation 
requirements etc. are all factored into the determination of whether a buffer is required, and how wide 
it needs to be.  As the subject site is fully cleared and has been historically used for rural purposes, 
including horse agistment, no revegetated buffers within the site are proposed.   

Landscaping within the subject site (including treatment of the drainage area, post-removal of existing 
vegetation) will be maintained in a low-threat state. 
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2. Bushfire assessment results 

2.1 Bushfire assessment inputs 

The following section is a consideration of spatial bushfire risk and has been used to inform the bushfire 
assessment in this report. 

2.1.1 Fire Danger Index 

A blanket Fire Danger Index (FDI) of FDI 80 is adopted for Western Australia, as outlined in Australian 
Standard AS 3959: 2018 Construction of Buildings in Bushfire Prone Areas (SA 2018) and endorsed by 
Australasian Fire and Emergency Service Authorities Council (AFAC).   

2.1.2 Vegetation classification and slope under vegetation 

Vegetation and effective slope (i.e. slope under vegetation) within the subject site and surrounding 
150 m (the assessment area) were assessed in accordance with the Guidelines and AS 3959: 2018 with 
regard given to the Visual guide for bushfire risk assessment in Western Australia (DoP 2016).  Site 
assessment was undertaken on 19 March 2021. 

The classified vegetation and effective slope for the site from each of the identified vegetation plots are 
identified below, Table 1 and Figure 4. 

Table 1:  Classified vegetation as per AS 3959: 2018 

Plot Vegetation Classification Effective Slope 

1 Class A Forest All upslopes and flat land (0 degrees) 

2 Class A Forest All upslopes and flat land (0 degrees) 

3 Class D Scrub All upslopes and flat land (0 degrees) 

4 Class D Scrub All upslopes and flat land (0 degrees) 

5 Class D Scrub All upslopes and flat land (0 degrees) 

6 Excluded AS 3959: 2018 2.2.3.2 (e) & (f) - 

Photographs relating to each area and vegetation type are included in Appendix A.   

Plots 3, 4 and 5 are all abutting one another, however have been separated as individual plots due to 
differences in vegetation composition and structure.  Plot 3 is comprised of shrubs within the railway 
easement south of the subject site.  Some areas within this plot have been recently cleared, however 
vegetation has been classified on its expected mature state (i.e. Class D Scrub).  Plot 4 represents the 
Banksia, Kunzea and Acacia scrub vegetation that occurs to the west and northwest of the subject site.  
Plot 5 has recently been cleared, however evidence of Acacia regrowth was observed and as such, this 
Plot has been classified on its expected mature state (i.e. Class D Scrub).   

The drainage area in the southeast of the subject site will be cleared and landscaped to resemble low 
threat, maintained vegetation.    
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2.2 Bushfire assessment outputs 

A Bushfire Attack Level (BAL) assessment has been undertaken in accordance with SPP 3.7, the 
Guidelines, AS 3959: 2018 and the bushfire assessment inputs in Section 2.1. 

2.2.1 BAL assessment  

All land located within 100 m of the classified vegetation depicted in Figure 4 is considered bushfire 
prone and is subject to a BAL assessment in accordance with AS 3959: 2018.   

A Method 1 BAL assessment (as outlined in AS 3959: 2018) has been completed for the proposed 
development and incorporates the following factors: 

• Fire Danger Index (FDI) rating; 
• Vegetation class; 
• Slope under classified vegetation; and 
• Distance between proposed development and the classified vegetation.   

Based on the identified BAL, construction requirements for future buildings can then be assigned.  The 
BAL rating gives an indication of the expected level of bushfire attack (i.e. radiant heat flux, flame contact 
and ember penetration) that may be received by proposed buildings and subsequently informs the 
standard of construction required to increase building survivability. 

2.2.2  Method 1 BAL assessment  

Table 2 and Figure 5 display the Method 1 BAL assessment (in the form of BAL contours) that has been 
completed for the proposed subdivision in accordance with AS 3959: 2018 methodology.  

Table 2: Method 1 BAL calculation (BAL contours) 

Plot Vegetation Classification Effective Slope 
Separation distances required 

BAL-FZ BAL-40 BAL-29 BAL-19 BAL-12.5 

1 Class A Forest 
All upslopes and flat 

land (0 degrees) 
<16 16-<21 21-<31 31-<42 42-<100 

2 Class A Forest 
All upslopes and flat 

land (0 degrees) 
<16 16-<21 21-<31 31-<42 42-<100 

3 Class D Scrub 
All upslopes and flat 

land (0 degrees) 
<10 10-<13 13-<19 19-<27 27-<100 

4 Class D Scrub 
All upslopes and flat 

land (0 degrees) 
<10 10-<13 13-<19 19-<27 27-<100 

5 Class D Scrub 
All upslopes and flat 

land (0 degrees) 
<10 10-<13 13-<19 19-<27 27-<100 

6 
Excluded AS 3959: 2018 

2.2.3.2 (e) & (f) 
- No separation distances required – BAL-LOW 

Based on the site assessment inputs and BAL assessment, all proposed lots within the subject site can 
achieve a BAL rating of ≤BAL-29. 
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2.3 Identification of issues arising from the BAL assessment 

Should there be any changes in development design or vegetation/hazard extent that requires a 
modified bushfire management response, then the above BAL ratings will need to be reassessed for the 
affected areas and documented in a brief addendum to this BMP.   

In relation to the BAL ratings for future buildings, the Guidelines state: 
The bushfire construction requirements of the Building Code of Australia only apply to certain 

types of residential buildings (being Class 1, 2 or 3 buildings and/or Class 10a buildings or decks 

associated with a Class 1, 2 or 3 building) in designated bushfire prone areas.  As such, AS 3959 

does not apply to all buildings.  Only vulnerable or high-risk land uses that fall within the relevant 

classes of buildings as set out in the Building Code of Australia will be required to comply with 

the bushfire construction requirements of the Building Code of Australia.  As such, the planning 

process focuses on the location and siting of vulnerable and high-risk land uses rather than the 

application of bushfire construction requirements.   

As future buildings within the subject site will be for industrial purposes, none of them will be a Class 1, 
2 or 3 building and/or Class 10a building or deck associated with a Class 1, 2 or 3 building.  Therefore, 
construction to AS 3959: 2018 is not required for these future buildings.   

Given the industrial nature of the development, there may be some future purchasers that wish to 
locate buildings outside of areas designated as ≤BAL-29 (i.e. within BAL-FZ and/or BAL-40).  If this is 
required, consultation and/or approval with/from the authority having jurisdiction will be 
undertaken/granted.  Construction of industrial buildings in areas subject to BAL-FZ and/or BAL-40 is 
not unprecedented and has been considered for approval in Milpara Industrial Estate in the City of 
Albany.  This consideration takes into account a number of factors including: 

• The nature of industrial development which does not result in the same level of intensification 
as residential development on a landholding (i.e. industrial developments are a less dense 
development); 

• The lower risk of loss of life and property as a result of bushfire in industrial development given 
high construction standards (detailed below) and shorter duration of occupancy (i.e. buildings 
are not occupied for the same length of time during a 24-hour period as residential buildings); 
and 

• The construction standard to which industrial buildings are built to, specifically Volume 1, 
Sections C and D of the National Construction Code 2019 Volume 1 which detail: 
o Fire resistance (including from the external wall of another building [i.e. building to building 

fire]); and 
o Access and Egress (provision for escape etc.).  
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Whilst there is no guarantee that future purchasers will apply to construct in BAL-FZ and/or BAL-40 
areas, the developer wishes to offer flexibility to purchasers who may wish to do so.  In the event that 
this scenario eventuates, a possible mechanism for the City of Rockingham to explore in relation to 
approval of this request would be to issue a condition of development approval as detailed below: 

No building shall be constructed within an area classified as BAL40 or BAL-FZ (in accordance with 
AS3959) unless: 

a. The building is designed in accordance with the Building Code of Australia to the 
appropriate standard to mitigate against the identified Bushfire/Fire risks;  

b. Any elevation of the building within BAL-FZ and/or BAL-40 being constructed with 
concrete tilt panels and having no windows, doors or openings; 

c. The building design is certified or endorsed by a suitably qualified fire engineer; 
d. The building construction is completed in accordance with the certified designs; and  
e. An emergency evacuation plan is prepared and ready for implementation to the 

satisfaction of the City of Rockingham. 
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3. Assessment against the Bushfire Protection Criteria 

3.1 Compliance  

The proposed subdivision is required to comply with policy measures 6.2 and 6.4 of SPP 3.7 and the 
Guidelines.  Implementation of this BMP is expected to meet objectives 5.1-5.4 of SPP 3.7. 

In response to the above requirements of SPP 3.7 and the Guidelines, bushfire risk management 
measures, as outlined, have been devised for the proposed subdivision in accordance with Guideline 
acceptable solutions to meet compliance with bushfire protection criteria.   

Table 3 outlines the Acceptable Solutions (AS) that are relevant to the proposal and summaries how the 
intent of each Bushfire Protection Criteria has been achieved.  No Performance Solutions (PS) have been 
proposed for this proposal.  These management measures are depicted in Figure 6 where relevant. 

Table 3: Summary of solutions used to achieve bushfire protection criteria 

Bushfire Protection Criteria AS PS N/A Comment 

Element 1:  Location 

A1.1 Development location 
☒ ☐ ☐ 

All proposed lots within the subject site contain 
significant areas subject to BAL ratings of 
≤BAL-29 (Figure 5; Figure 6). 

The proposed subdivision is considered to be 
compliant with A1.1. 

Element 2:  Siting and design of development 

A2.1 Asset Protection Zone (APZ) 

☒ ☐ ☐ 

The proposed subdivision has an indicative APZ 
sufficient for the potential radiant heat flux to 
not exceed 29kW/m2 and will be managed in 
accordance with the requirements of ‘Standards 

for Asset Protection Zones’ (WAPC 2017; 
Appendix B).  These APZs can be refined for 
future buildings.   

Given the industrial nature of the development, 
there may be some future purchasers that wish 
to locate buildings outside of areas designated as 
≤BAL-29.  If this is required, consultation and/or 
approval with/from the authority having 
jurisdiction will be undertaken/granted (refer to 
section 2.3 for further detail on potential 
mechanisms for approval). 

APZs can be contained within the boundaries of 
the lot or managed in perpetuity in a low fuel 
state. 

The proposed subdivision is considered to be 
compliant with A2.1. 

Element 3:  Vehicular access 

A3.1 Two access routes ☒ ☐ ☐ 
Refer to Section 3.2.   

The proposed subdivision is considered to be 
compliant with A3.1.   
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Bushfire Protection Criteria AS PS N/A Comment 

A3.2 Public road ☒ ☐ ☐ The proposed 20 m wide road reserve in the 
western portion of the subject site is a public 
road.  This road will comply with requirements 
outlined in the Guidelines (Appendix C).   

The proposed subdivision is considered to be 
compliant with A3.2. 

A3.3 Cul-de-sac ☒ ☐ ☐ Given site access constraints, a cul-de-sac 
configuration within the subject site is required.  
This cul-de-sac will be 274 m in length and is 
linked to an emergency access way, which 
therefore complies with the requirements of the 
Guidelines (refer to Section 3.2). 

This cul-de-sac will comply with requirements 
outlined in the Guidelines (Appendix C).   

The proposed subdivision is considered to be 
compliant with A3.3. 

A3.4 Battle-axe ☐ ☐ ☒ No battle axe lots are proposed.   

A3.5 Private Driveway longer than 50 m ☒ ☐ ☐ The ‘reciprocal access agreement’ road within 
the subject site has been treated as a private 
driveway.  This road is 12 m wide and will comply 
with requirements outlined in the Guidelines 
(Appendix C).   

The proposed subdivision is considered to be 
compliant with A3.5. 

A3.6 Emergency Access way ☒ ☐ ☐ An emergency access way is proposed along the 
southern boundary of the subject site.  Further 
details regarding this are provided in Section 3.2.   

This emergency access way will comply with 
requirements outlined in the Guidelines 
(Appendix C).   

The proposed subdivision is considered to be 
compliant with A3.6. 

A3.7 Fire-service access routes ☐ ☐ ☒ No fire service access routes are required or 
proposed.   

A3.8 Firebreak width ☒ ☐ ☐ Firebreaks and/or cleared land will be 
maintained within the subject site during and 
post-development in accordance with the 
current City of Rockingham Fire Control Notice.   

Element 4:  Water 

A4.1 Reticulated areas 
☒ ☐ ☐ 

The subject site will be connected to a 
reticulated water supply.  

The proposed subdivision is considered to be 
compliant with A4.1.  

A4.2 and A4.3 are not applicable to this proposal. 

A4.2 Non-Reticulated areas ☐ ☐ ☒ Reticulated water is present within the area. 

A4.3 Individual Lots within non-reticulated areas ☐ ☐ ☒ Reticulated water is present within the area. 

NOTE – AS- ACCEPTABLE SOLUTION, PS- PERFORMANCE SOLUTION, N/A- NOT APPLICABLE 
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3.2 Acceptable solutions A3.1, A3.3 and A3.6:  Assessment and details 

Access to/from the subject site is limited by legacy planning, road safety, environmental (e.g. 
Conservation Category Wetlands, possible TECs etc.) and Heritage issues (i.e. the unfinished status of 
Lodge Drive; inability to provide another full-time access point onto Day Road given road curvatures 
and traffic densities; and the Heritage listed Day Cottage in the southeast of the site).  The proposed 
design results in the following access arrangements for each lot: 

• Lots 8-10 have direct frontage to Day Road which provides access in two directions; 
• Lots 4-7 have direct frontage to Lodge Drive which in turn provides access to Day Road; and 
• Lots 1-3 are serviced by a proposed internal cul-de-sac road, approximately 274 m in length 

which provides access to Lodge Drive and in turn (after approximately 365 m), Day Road.   

The proposed internal cul-de-sac road has been extended to a length greater than 200 m to access the 
proposed drainage area and create a turn-around head that does not impact on industrial lots.   

An emergency access way has been proposed along the southern boundary of the subject site to 
provide a second form of access from the head of the proposed cul-de-sac within the subject site to 
Day Road (Figure 6).  This emergency access way is less than 600 m long and will be constructed to the 
specifications in the Guidelines, therefore ensuring that the cul-de-sac and emergency access way both 
comply with the Guidelines.   

The proposed subdivision is considered to be compliant with A3.1, A3.3 and A3.6. 
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4. Implementation and enforcement 

Implementation of the BMP applies to the developer, future owners within the subject site and the local 
government to ensure bushfire management measures are adopted and implemented on an ongoing 
basis.  A summary of the bushfire management measures described in Section 3, as well as a works 
program, is provided in Table 4. These measures will be implemented to ensure the ongoing protection 
of life and property assets is achieved.  Timing and responsibilities are also defined to assist with 
implementation of each measure. 

Table 4: Proposed work program  

No Bushfire management measure Responsibility 

Prior to issue of Titles 

1 Ensure all indicative APZs and areas to be maintained in a low threat 
state, depicted in Figure 6 are implemented and maintained, or 
revised as required.   

Developer 

2 Ensure that 100 m wide APZs are cleared around each stage of 
subdivision if the entirety of the development depicted in Figure 6 
is not developed in a single stage 

Developer 

3 Extend reticulated water supply to all lots.   Developer 

4 Place Section 165 Notification on Title for all lots within Bushfire 
Prone Areas. 

Developer 

5 Construct road network as per plan in Figure 6.   Developer 

6 Ensure vegetation within the drainage area has been removed and 
is maintained either as a non-vegetated area or in a low threat 
state. 

Developer 

7 Construct emergency access way as per plan in Figure 6 to the 
appropriate specifications in the Guidelines.   

Developer 

8 Ensure internal roads are constructed as per plan in Figure 6 to the 
appropriate specifications in the Guidelines.   

Developer 

Prior to occupancy 

9 Refine APZs for future buildings and ensure the entirety of these 
areas maintained to APZ standards in the Guidelines. 

Developer 

Ongoing management 

10 Maintain APZs to the standard in the Guidelines Owners 

*TYPICALLY, THERE WOULD BE A BUSHFIRE MANAGEMENT MEASURE REGARDING CONSTRUCTION STANDARDS TO AS 3959: 2018, HOWEVER 
GIVEN THAT NO FUTURE BUILDINGS WILL BE CLASS 1, 2, 3 OR 10A STRUCTURES, AS 3959 DOES NOT APPLY. 
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5. Conclusion 

In the author’s professional opinion, the bushfire protection requirements listed in this assessment 
provide an adequate standard of bushfire protection for the proposed subdivision.  As such, the 
proposed subdivision is consistent with the aim and objectives of SPP 3.7 and associated guidelines and 
is recommended for approval. 
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Appendix A – Classified Vegetation Photos 

Plot  1 Classification or Exclusion Clause Class A Forest 

Photo Point 1 

Classified vegetation within this plot is comprised of 
trees to 30 m tall with approximately 30 to 70% foliage 
cover.  Understorey is comprised of shrubs and exotic 
grasses.   

Slope under the vegetation has been assessed as 
upslope / flat land. 

 

 

Plot  1 Classification or Exclusion Clause Class A Forest 

Photo Point 2 

Classified vegetation within this plot is comprised of 
trees to 30 m tall with approximately 30 to 70% foliage 
cover.  Understorey is comprised of shrubs and exotic 
grasses.   

Slope under the vegetation has been assessed as 
upslope / flat land. 

 

 

Plot 2 Classification or Exclusion Clause Class A Forest 

Photo Point 3 

Classified vegetation within this plot is comprised of 
trees to 30 m tall with approximately 30 to 70% foliage 
cover.  Understorey is comprised of shrubs and exotic 
grasses.   

Slope under the vegetation has been assessed as 
upslope / flat land. 
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Plot  3 Classification or Exclusion Clause Class D Scrub 

Photo Point 4 

Classified vegetation within this plot is comprised of 
shrubs that are currently less than 2 m in height.  
However, this area appears to have been revegetated 
and the average height of mature shrubs is expected 
to be taller than 2 m with foliage cover >30%.   

Slope under the vegetation has been assessed as 
upslope/flat land. 

 

 

Plot  3 Classification or Exclusion Clause Class D Scrub 

Photo Point 5 

Classified vegetation within this plot is comprised of 
shrubs that greater than 2 m in height with foliage 
cover >30% (right of image) as well as cleared areas 
dominated by exotic grasses (left of image).  Cleared 
areas are expected to regenerate to resemble 
surrounding vegetation and as such, have been 
classified as scrub.   

Slope under the vegetation has been assessed as 
upslope/flat land. 

 

 

Plot 3 Classification or Exclusion Clause Class D Scrub 

Photo Point 6 

Classified vegetation within this plot is comprised of 
shrubs that greater than 2 m in height with foliage 
cover >30% (right of image) as well as cleared areas 
dominated by exotic grasses (left of image).  Cleared 
areas are expected to regenerate to resemble 
surrounding vegetation and as such, have been 
classified as scrub.   

Slope under the vegetation has been assessed as 
upslope/flat land. 
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Plot  4 Classification or Exclusion Clause Class D Scrub 

Photo Point 7 

Classified vegetation within this plot is comprised of 
shrubs that greater than 2 m in height with foliage 
cover >30% (right of image) as well as cleared areas 
(left of image).  Cleared areas are expected to 
regenerate to resemble surrounding vegetation and as 
such, have been classified as scrub.   

Slope under the vegetation has been assessed as 
upslope/flat land. 

 

 

Plot  4 Classification or Exclusion Clause Class D Scrub 

Photo Point 8 

Classified vegetation within this plot is comprised of 
shrubs that greater than 2 m in height with foliage 
cover >30%.   

Slope under the vegetation has been assessed as 
upslope/flat land. 

 

 

Plot 4 Classification or Exclusion Clause Class D Scrub 

Photo Point 9 

Classified vegetation within this plot is comprised of 
shrubs that greater than 2 m in height with foliage 
cover >30%.   

Slope under the vegetation has been assessed as 
upslope/flat land. 
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Plot  5 Classification or Exclusion Clause Class D Scrub 

Photo Point 10 

Classified vegetation within this plot is comprised of 
shrubs that are currently less than 2 m in height.  
However, this area appears to have been recently 
cleared and shrubs are currently juvenile.  The average 
height of mature shrubs is expected to be taller than 
2 m with foliage cover >30%.   

Slope under the vegetation has been assessed as 
upslope/flat land. 

 

 

Plot  6 Classification or Exclusion Clause Excluded AS 3959: 2018 2.2.3.2 (e) 

Photo Point 11 

This plot has been excluded under clause 2.2.3.2 (e) of 
AS 3959: 2018.  This is an area adjacent to the subject 
site that has been cleared for industrial development.   

 

 

Plot 6 Classification or Exclusion Clause Excluded AS 3959: 2018 2.2.3.2 (e) & (f) 

Photo Point 12 

This plot has been excluded under clause 2.2.3.2 (e) & 
(f) of AS 3959: 2018.  This is an area adjacent to the 
subject site that contains roads, light industry and 
maintained verges.   
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Plot  6 Classification or Exclusion Clause Excluded AS 3959: 2018 2.2.3.2 (e) & (f) 

Photo Point 13 

This plot has been excluded under clause 2.2.3.2 (e) & 
(f) of AS 3959: 2018.  This is an area adjacent to the 
subject site that contains roads, industrial 
development and maintained verges.   

 

 

Plot  6 Classification or Exclusion Clause Excluded AS 3959: 2018 2.2.3.2 (e) & (f) 

Photo Point 14 

This plot has been excluded under clause 2.2.3.2 (e) & 
(f) of AS 3959: 2018.  This is the current state of the 
drainage area within the subject site which will be 
cleared and maintained in a low threat state by the 
developer.   
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Appendix B – Standards for Asset Protection Zones 

The following standards have been extracted from the Guidelines for Planning in Bushfire Prone Areas 

v 1.3 (WAPC 2017).   

Every habitable building is to be surrounded by, and every proposed lot can achieve, an APZ depicted 
on submitted plans, which meets the following requirements: 

a. Width: Measured from any external wall or supporting post or column of the proposed building, and 
of sufficient size to ensure the potential radiant heat impact of a fire does not exceed 29kW/m² (BAL-
29) in all circumstances. 

b. Location: the APZ should be contained solely within the boundaries of the lot on which a building is 
situated, except in instances where the neighbouring lot or lots will be managed in a low-fuel state on 
an ongoing basis, in perpetuity (see explanatory notes).   

c. Management: the APZ is managed in accordance with the requirements of ‘Standards for Asset 

Protection Zones’ (below): 

• Fences: within the APZ are constructed from non-combustible materials (e.g. iron, brick, 
limestone, metal post and wire). It is recommended that solid or slatted non-combustible 
perimeter fences are used 

• Objects: within 10 metres of a building, combustible objects must not be located close to the 
vulnerable parts of the building i.e. windows and doors 

• Fine Fuel load: combustible dead vegetation matter less than 6 millimetres in thickness reduced 
to and maintained at an average of two tonnes per hectare 

• Trees (> 5 metres in height): trunks at maturity should be a minimum distance of 6 metres from 
all elevations of the building, branches at maturity should not touch or overhang the building, 
lower branches should be removed to a height of 2 metres above the ground and or surface 
vegetation, canopy cover should be less than 15% with tree canopies at maturity well spread to 
at least 5 metres apart as to not form a continuous canopy (Figure 7).   

 

Figure 7: Illustrated tree canopy cover projection (WAPC 2017) 
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• Shrubs (0.5 metres to 5 metres in height): should not be located under trees or within 3 metres 
of buildings, should not be planted in clumps greater than 5m2 in area, clumps of shrubs should 
be separated from each other and any exposed window or door by at least 10 metres. Shrubs 
greater than 5 metres in height are to be treated as trees 

• Ground covers (<0.5 metres in height): can be planted under trees but must be properly 
maintained to remove dead plant material and any parts within 2 metres of a structure, but 3 
metres from windows or doors if greater than 100 millimetres in height.  Ground covers greater 
than 0.5 metres in height are to be treated as shrubs 

• Grass: should be managed to maintain a height of 100 millimetres or less.   

Additional notes  

The Asset Protection Zone (APZ) is an area surrounding a building that is managed to reduce the bushfire 
hazard to an acceptable level. Hazard separation in the form of using subdivision design elements or 
excluded and low threat vegetation adjacent to the lot may be used to reduce the dimensions of the 
APZ within the lot.   

The APZ should be contained solely within the boundaries of the lot on which the building is situated, 
except in instances where the neighbouring lot or lots will be managed in a low-fuel state on an ongoing 
basis, in perpetuity. The APZ may include public roads, waterways, footpaths, buildings, rocky outcrops, 
golf courses, maintained parkland as well as cultivated gardens in an urban context, but does not include 
grassland or vegetation on a neighbouring rural lot, farmland, wetland reserves and unmanaged public 
reserves.   
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Appendix C - Vehicular access technical requirements (WAPC 2017) 

Technical requirements Public road Cul-de-sac Private driveway 
Emergency 

access way 

Fire service 

access route 

Minimum trafficable 
surface (m) 

6* 6 4 6* 6* 

Horizontal distance (m) 6 6 6 6 6 

Vertical clearance (m) 4.5 N/A 4.5 4.5 4.5 

Maximum grade <50 m 1 in 10 1 in 10 1 in 10 1 in 10 1 in 10 

Minimum weight 
capacity (t) 

15 15 15 15 15 

Maximum crossfall 1 in 33 1 in 33 1 in 33 1 in 33 1 in 33 

Curves minimum inner 
radius 

8.5 8.5 8.5 8.5 8.5 

* Refer to E3.2 Public roads: Trafficable surface 
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 Your ref: AD21/89957 
 Our ref:  RF2042-06 & PA44684 
 Enquiries: Mark Hingston 
 
City of Rockingham 
PO Box 2142 
ROCKINGHAM DC, WA, 6967 
 
 
Attention: Casey Gillespie 
 
 
 
 
Dear Casey 

APPLICATION NO: AD21/89957 – LOT 1 DAY ROAD, EAST 
ROCKINGHAM – PROPOSED INDUSTRIAL DEVELOPMENT 
 
Thank you for providing the abovementioned development application for the 
Department of Water and Environmental Regulation (the Department) to consider. 
 
The Department has identified that the development proposal has the potential to 
impact on water resource values and/or management. In principle, the Department 
does not object to the proposal however key issues, recommendations and advice are 
provided below and these matters should be addressed. 
 
Issue: Stormwater Management 
Recommendation 
DWER recommends the proponent prepare a detailed Stormwater Management Plan 
(SMP) as part of the development approval process. The SMP should ensure that, 

• Stormwater runoff be fully contained onsite for small and minor storm events 
(1 and 0.2 Exceedance per Year runoff) and that required storage for each 
rainfall event, basin sizing and design should be detailed. 

• The first 15 mm of stormwater runoff (1 Exceedance per Year runoff) to 
undergo water quality treatment via bio-infiltration.  

• Pre-development and post-development outflow of stormwater from the site be 
detailed. 

 
Issue: Native Vegetation Protection 
Advice 
Under section 51C of the Environmental Protection Act 1986 (EP Act), clearing of 
native vegetation is an offence unless undertaken under the authority of a clearing 
permit, or the clearing is subject to an exemption.  Exemptions for clearing that are a 
requirement of written law, or authorised under certain statutory processes, are 
contained in Schedule 6 of the EP Act. Exemptions for low impact routine land 



management practices outside of environmentally sensitive areas (ESAs) are 
contained in the Environmental Protection (Clearing of Native Vegetation) Regulations 
2004 (the Clearing Regulations). 
 
Based on the information provided, should development approval be issued, the 
proposal is likely to be exempt from the requirement for a clearing permit under 
Regulation 5, Item 1 of the Clearing Regulations. Note that this exemption does not 
apply prior to development approval being issued. 
 
This exemption is described in the Departments ‘A Guide to the Exemptions and 
Regulations for Clearing Native Vegetation’. It is the applicant’s responsibility to 
determine compliance with these exemptions and therefore whether a clearing permit 
is required. If there is uncertainty, then the precautionary principle should be applied, 
and it is recommended applicants apply for a clearing permit. 
 
If further clarification is required please contact DWER’s Native Vegetation Regulation 
section by email (admin.nvp@dwer.wa.gov.au) or by telephone (6364 7098). 
 
In the event there are modifications to the proposal that may have implications on 
aspects of environment and/or water management, the Department should be notified 
to enable the implications to be assessed. 
 
Should you require any further information on the comments please contact Mark 
Hingston on (08) 9550 4209. 
 
Yours sincerely 

 
Jane Sturgess 
Acting Program Manager – Planning Advice 
Kwinana Peel Region 
 
13 / 10 / 2021 
 

https://www.der.wa.gov.au/images/documents/your-environment/native-vegetation/Guidelines/Guide_1_-_Exemptions_and_regulations_for_clearing_native_vegetation-1.pdf
https://www.der.wa.gov.au/images/documents/your-environment/native-vegetation/Guidelines/Guide_1_-_Exemptions_and_regulations_for_clearing_native_vegetation-1.pdf
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Secretary 
Western Australian Planning Commission 
Locked Bag 2506 
PERTH WA 6000 
 
 
Industrial Development – Lot No 1 Day Road East Rockingham 

 
In reference to your email correspondence dated 13 September 2021, the Parks and Wildlife 
Service at the Department of Biodiversity, Conservation and Attractions (DBCA) provides the 
following comments. 
 
DBCA provided comment to the Western Australian Planning Commission (WAPC) on the 
subdivision application 160809 for Lot 1 Day Road East Rockingham and recommended that a 
hard road edge be provided between the development area and the adjoining conservation reserve 
to ensure the protection of the reserve. The subdivision was approved without a hard road edge 
between the development area and the adjoining conservation area. 
 
Condition 
 
Prior to the commencement of works a management plan for the interface between the 
development and the adjoining conservation area is to be prepared and approved to ensure the 
protection of the conservation area and its boundary fence, in consultation with DBCA and the City 
of Rockingham, with satisfactory arrangements for the implementation of the approved plan 
(DBCA). 
 
Advice to the City of Rockingham 
 
The development report does not specifically address the management of the interface between 
the development area and the adjoining conservation area. An interface management plan should 
be developed in consultation with DBCA and the City of Rockingham to demonstrate that the 
conservation area and boundary fence will not be impacted by the development. The design should 
provide a setback between the base of the batter and the conservation reserve boundary fence to 
ensure that material does no spill or erode into the reserve and to ensure that the fence can be 
maintained. Batters should have a slope no steeper than 1 in 6 to ensure material does not erode 
into the conservation reserve. The interface design should provide a surface treatment for the batter 
(by revegetation or other methods), that provides permanent stabilisation and prevents erosion 
material or weeds infiltrating the conservation reserve. 
 
The City of Rockingham should ensure that there is adequate separation for bushfire protection 
between the development and the conservation area, and that all bushfire protection requirements 
are provided within the development land and do not place reliance or impositions on the 
management of the conservation reserve. 
 

 

 

 



 
 

DBCA would appreciate the opportunity to provide comment on the draft Urban Water 
Management Plan (UWMP) for the development area. The UWMP will need to ensure that pre-
development hydrology is maintained, and that the wetland and threatened ecological community 
area within the adjoining conservation reserve are not impacted by the proposed development. 
 
DBCA understands that environmental impacts associated with the western portion of the lot  were 
considered by the Environmental Protection Authority as part of the Rockingham Industrial Zone 
Strategic Environmental Assessment in 2011. Provided the proposal is in accordance with the 
EPA’s Report and Recommendations (Report 1390) and the Minister for Environment and Water’s 
Ministerial Statement 863, DBCA has no additional comments on the proposal.  
 
Thank you for the opportunity to provide comment. Should you have any queries regarding the 
above comments, please contact Lyndon Mutter on 9442 0342. 
 
 
Yours sincerely 
 
 

 
Benson Todd 
REGIONAL MANAGER 
 
25 October 2021 
 



 
 

 

 
PS ref: 7674 
DAP ref: DAP/21/02074 
City’s ref: 20.2021.223.1 
 
 
20 October 2021 
 
 
City of Rockingham 
PO Box 2142 
Rockingham DC WA 6967 
 
 
Attention: David Banovic, Senior Projects Officer 
 
 
LOT 1 (27) DAY ROAD, EAST ROCKINGHAM 
DAP FORM 1 APPLICATION – PROPOSED INDUSTRIAL DEVELOPMENT 
RESPONSE TO REQUEST FOR ADDITIONAL INFORMATION 
 
Planning Solutions acts on behalf of Ovest Industrial, the proponent of the proposed industrial 
development at Lot 1 (27) Day Road, East Rockingham (subject site). The following additional 
information package addresses the various assessment comments provided by the City of Rockingham 
(City) in a letter dated 12 October 2021. 
 
This letter, the accompanying amended swept paths, Traffic Impact Assessment (TIA) and commentary 
from Ecological Australia assists to respond to the above-mentioned requests for further information or 
comments on the proposed development. The following documentation is attached to this submission in 
response to the above matters: 

• Attachment 1 – Letter from Ecological Australia. 

• Attachment 2 – Preliminary subdivisional road designs. 

• Attachment 3 – Amended swept paths prepared by KCTT Consulting Engineers; 

• Attachment 4 – Amended TIA, prepared by KCTT Consulting Engineers; and 
 
The following submission is considered to appropriately address the City’s request for additional 
information. Refer to Table 1 below for our detailed response to the City’s comments. 
 
Table 1: Response to City’s planning assessment comments  

Groundwater and Drainage 

Comment  Applicant Response 

1. The development site is in close proximity to a series of 
Conservation Category Wetlands (CCWs), located to the 
north and west, as shown by the Department of 
Biodiversity, Conservation and Attractions (DBCA’s) 
Geomorphic Wetlands, Swan Coastal Plain dataset. The 
proposed development may have impacts on the 
wetlands within the Conservation Area through 
hydrological changes (water quantity and water quality) 
caused by Stormwater runoff and groundwater 
abstraction. The Applicant is requested to confirm 
whether abstraction of any groundwater will occur as part 
of the development. 

All stormwater runoff will be contained on site 
where possible, which will be confirmed 
through the preparation of a stormwater 
management strategy. 

We can confirm that no groundwater 
abstraction will occur as part of the proposed 
development. 
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2. A Stormwater Management Plan (SMP) is required to 
be submitted upfront to demonstrate how both the 
major and minor storm events up to and including the 
1% AEP is to be contained within the development site. 
Groundwater is shown to be at surface for a significant 
portion of the development area, which is concerning 
given the extent of impervious surface proposed. The 
Applicant will need to demonstrate what stormwater 
storage strategies are to be adopted and how 
groundwater rise is to be managed. 

Given the intended land use of the subject site, it highly 
recommended that opportunities for treatment of the 
first 15mm of rainfall be explored as part of the overall 
stormwater strategy. 

Noted. The requirement to prepare and provide a stormwater 
management plan can be addressed with a condition of 
approval. 

3. The 50m buffer of two of the CCW’s fall within the 
development site as shown in figure below. The City 
acknowledges the buffer within the lot is currently clear, 
however, the proposal to develop the site may pose an 
increased risk to the wetlands. Revegetation of the 
buffer will reduce surface water runoff and maintain 
water quality. The City awaits DBCA referral response 
to firm up its position on the matter. 

The CCW buffers were considered as part of the approved 
subdivision application by the DBCA. No conditions requiring 
revegetation were applied. 
 
All stormwater will be retained on site, to ensure runoff is 
minimised to the wetlands. This will be confirmed through the 
preparation of a stormwater management plan, to the 
satisfaction of the City—as described above. 

Bushfire Management Plan (BMP) 

Refer to Attachment 1 for Ecological Australia’s direct response to the City’s comments on the BMP, which have informed 
the applicant’s response. 

1. The proposed development relies on the approved Bushfire Management Plan (BMP) associated with the WAPC 
approval issued for the site, creating the proposed development lot. The following comments are noted in relation to the 
proposal and the approved BMP for the subdivision: 

• The Open Air Storage area falls within the Asset 
Protection Zone (APZ) area.  This APZ is likely to 
increase, given the drainage area is to be retained 
vegetated and/or planted for drainage purposes 
(shrubland classification).  Please provide further 
information relating to the proposed storage area to 
ensure all operations are cognizant with the 
developments’ BMP, will flammable material be stored, 
etc. 

Refer detailed comments in Attachment 1. 

We can confirm that the open storage area will not be used 
for the storage of flammable materials, and if necessary, we 
would accept a condition of approval that addressed this. 

• The BMP suggests that the drainage area in the 
southeast will be cleared and landscaped to resemble 
low threat, maintained vegetation. The City has no 
intention of maintaining this drainage reserve at low 
threat. 

The clearing and maintenance of the drainage reserve is the 
responsibility of the developer, as documented in the 
approved BMP for the subdivision. 

Moreover, there is adequate separation distance between the 
building and the drainage area regardless of the classification 
of vegetation in the drainage reserve. 

• The Western and Southern portion of the site are 
subject to APZ treatment. 

Noted and acknowledged. 

• The BMP for the development must be amended to 
reflect the intentions of a landscape buffer/strip within 
this Lot 1 industrial development site. 

The BMP does not require amendment if the landscape buffer 
strip is maintained as low threat vegetation. If the City has 
concerns about this, it can be addressed as a condition of 
approval—or an advice note relating to the landscaping plan. 
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• The BMP must be amended to reflect prior to 
subdivision classification (possibly forest) (See figure 4 
Vegetation Classification) to the drainage basin area or 
a higher vegetation classification, such as shrubland 
classification to ensure sufficient functioning of the 
basin. 

Refer to comments above. The bushfire consultant has not 
identified any need to amend the BMP given that the 
vegetation classification of the drainage basin will not result in 
a BAL rating of BAL-40 or above. 

• The Earthworks and Retaining Wall Plan suggests a 1 
in 4 slope to all surrounding natural ground levels at the 
boundary of the development, however no further 
information has been provided to suggest the treatment 
of this slope. Details on how this grade will be managed 
will need to consider the Western and Southern portion 
of this slope which is subject to APZ measures. 

If the landscaping treatment of the slope is consistent with the 
APZ standards then no changes to the BMP are necessary. 

This matter is capable of being addressed with either a 
condition of approval, or an advice note requiring changes to 
the landscaping plan. 

• Vegetation below 500 mm high (low threat vegetation 
provision/requirements) is not necessarily compatible 
with the intent of the landscaped areas to provide visual 
screening to the proposed industrial development lots. 
Note – it is noted that approximately 15 m from the 
southern lot boundary would likely need to be low threat 
or mulch/turf which is not consistent with the landscape 
plan. 

Agreed. Low threat vegetation is intended to address bushfire 
requirements and does not achieve visual screening 
objectives. Given the scale and height of the proposed 
development, visual screening is an unrealistic objective and 
instead, the development will include the provision of a 
number of significant trees that improve the overall 
presentation of the development to the street. 

 
Figure 1: Excerpt of eastern elevation showing proposed tree planting. 

2. An amended BMP is required which includes: 

• A site-specific BAL assessment for the proposed 
development. 

A depiction of the proposed building in relation to the 
previously mapped BAL contours for the site has been 
provided. 

• Classification of the revegetated 50m wetland buffer as 
Class C – Scrub or other appropriate vegetation 
classification as demonstrated by concept landscaping 
drawings – contingent on DBCA advice.  

Vegetation classification has been documented and approved 
in the BMP prepared for the subdivision. Regardless of DBCA 
advice, there is no reason to consider that the vegetation 
classification would change. 

Even if the classification were to change, it would not result in 
a BAL rating of BAL-40 of greater. 

• Classification of the vegetation to be planted along the 
internal road reservation, to form part of the Urban 
Water Management Plan required under subdivision 
approval. 

Road reserve plantings will be low threat vegetation and do 
not require any changes to the BMP. If the City is concerned, 
this matter can be addressed via a condition of approval. 

• Classification of the proposed landscaping for the 
development as the appropriate vegetation 
classification or justify how an appropriate Exclusion 
under AS 3959 Construction of buildings in bushfire-
prone areas applies.   

Landscaping for the development will be low threat vegetation 
and does not require the BMP to be changed. If the City is 
concerned, this matter can be addressed via a condition of 
approval. 

• Classification of the drainage reserve as the 
appropriate vegetation classification. 

Refer comments above. Even if the classification were to 
change, it would not result in a BAL rating of BAL-40 of 
greater. 
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Landscaping 

1. An amended Landscaping Plan is required to be 
submitted addressing the following: 

• Includes all landscaping verge treatments as part of 
the proposal; 

• Provision of a minimum 24 shade trees at a ratio of 
1 per 4 car bays in accordance with the East 
Rockingham (ER) Development Guidelines; 

• The City does not consider Callistemon Viminalis or 
Platanus Acerifolia (London Plane) as suitable 
shade trees. A substitution/s is recommended, to be 
chosen from the prescribed list of specifies detailed 
in Appendix C of the ER Guidelines. A suggestion 
would be; 
o Eucalyptus gomphocephala (Tuart); 
o Agonis flexuosa (WA Peppermint); 
o Eucalyptus Torquata (Coral Gum); or 
o Casuarina Equisetifolia (Horsetail Shoeak); 

Noted. An updated landscaping plan can be provided as a 
condition of planning approval, to the satisfaction of the City. 
The City’s comments pertaining to the landscaping are 
considered acceptable and could be included as advice notes. 

• Fire pump(s), tanks and a transformer are 
indicatively shown to be located within the 
landscape zone / setback areas. Relocation of these 
items behind the setback areas should be 
considered in accordance with the ER Guidelines. 
Details of these structures to be provided for 
consideration. 

The provision of these utilities / services needs to be within the 
front setback area for site operational purposes. The proposed 
setback to the utilities from the site boundary is considered to 
be adequate, and the visual impact will be softened by 
landscaping. Furthermore, considering the predominant 
industrial context the proposed development is situated within, 
the visual impact of the utilities on the street will not negatively 
affect the amenity of the area. For these reasons, we have not 
provided further detail for the utilities as this is considered to 
form part of the detailed design process. 

Traffic, Access and Car Parking  

1. Currently, there is no road that provides vehicular 
access to the proposed development site, relying on 
creation of an internal road access through the 
conditions of the WAPC approval. Notwithstanding 
this, the Applicant is requested to provide additional 
information to assess the validity of the provided swept 
path analysis to confirm concern with encroachment 
into the opposing traffic lane and clash with kerbing. 
Please provide more information regarding the cross 
sectional details for the proposed 20.0m internal road 
and address matters raised in Appendix 1 (attached). 

Please refer to Attachment 2 which includes preliminary road 
designs. 

2. The semi-trailer parking bays have not been designed 
in accordance with AS2890.2. A minimum semi-trailer 
parking bay of 3.5m (width) by 20.0m (length) is 
required. 

The bays are not intended to provide parking for semi-trailers. 
The parking bays will act as storage areas for the trailers, 
which have been specifically sized to ensure the trailers will 
fit. Therefore, the existing bays are considered acceptable. 

3. The proposed number of crossovers is considered 
excessive and not supported 

The City has not provided any specific reasons as to why four 
crossovers are not necessary—only stating that four is 
considered ‘excessive’. Without any specific objections, it is 
difficult to provide a detailed response. However, we provide 
the following comments in support: 
• The number of crossovers proposed in this instance are 

considered necessary to ensure operational safety and 
efficiency is maximised for the proposed development. 
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• The development involves a mixture of vehicle sizes, 
from cars to 19m semi-trailers, and increasing the 
number of crossovers allows for maximum flexibility in 
managing and segregating traffic. 

• The proposed road is a cul-de-sac, which ensures that 
traffic speed along the road will be slow and reduces 
the risk of conflict between vehicles entering and 
existing the site, and other traffic. 

4. Further, the following recommendations are provided: 
(a) Pavement markings at the vehicular crossover 

locations to show the intended traffic flow within the 
site; 

 
Noted. Additional line markings can be provided, if necessary, 
via a condition of approval—although it’s worth noting that no 
other industrial development in the area has provided 
directional line markings. 

(b) Pavement markings for visitor bays to clearly 
differentiate from the staff bays; 

Noted. This can be addressed via a condition of approval. 

(c) Internal footpath and associated kerb ramps to 
provide linkages between car parking areas to the 
main office. These should be down on the 
landscape plan as hard stand features within the 
soft landscape elements, including any proposed 
lighting. 

Noted. This can be addressed via an advice note regarding 
the landscaping plan. 

Traffic, Access and Car Parking (Appendix 1) 

• The Executive Summary mentioned that “B-double 
(27.5m) will be able to use both major routes as up to 
RAV4 sized vehicles (max 27.5m in length) are 
permitted to utilise both Day Road Drive currently”. 
This is incorrect because there are the following 
restrictions for Lodge Drive and the intersection of Day 
Rad/Lodged Drive. 

Lodge Drive 
o All operators must carry current written approval 

from the road asset owner permitting use of the 
road. 

Intersection of Day Road/Lodge Drive 
o No right turn permitted into Lodge Drive from Day 

Road; 
o No left turn permitted into Day Road from Lodge 

Drive. 

Noted. Lodge drive has conditional approval for RAV 4 as it is 
currently servicing only one development. Therefore, it is 
seemed ‘last mile’ access. Given it is navigable by RAV 4, 
extension to an unconditional network should not be an issue. 
Furthermore, the TIA prepared for the subdivision plan (which 
this development forms part of) mentions the intention to 
upgrade to a RAV 7 network as part of subdivisional works. 

• The Executive Summary mentioned that “Other 
surrounding roads would absorb less traffic than Lodge 
Drive; moreover, the traffic would be dispersed so that 
the impact can be considered negligible”. The City 
understands that the existing intersection at Day 
Road/Lodge Drive has an unsatisfactory Level of 
Service therefore further assessment of this 
intersection is required to determine its impact as well 
as what upgrades that may be required. 

The TIA prepared by Cardno for the subdivision of Lot 1 Day 
Road contains SIDRA analysis of Lodge Road/Day Road 
showing LOS A for this intersection. 

• Section 2.14 mentioned that current RAV2, 3 and 4 is 
able to reach the proposed development. This is 
incorrect because the existing RAV4 network is 
required to be extended first along Lodge Drive before 
this can be achieved. 

The TIA for the approved subdivision, prepared by Cardno, 
states the intention to upgrade the network to be accessible 
by RAV 7 vehicles. We have provided an updated version of 
the TIA (refer Attachment 3) that states this more clearly. 
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• Section 2.14 mentioned that the heavy vehicle route is 
via “Mandurah Road > Day Road > Lodge Drive > 
Proposed Road > Proposed development site”. This 
cannot be achieved because there is no right turn 
permitted into Lodge Drive from Day Road. Please 
amend heavy vehicle routes accordingly. 

Noted, however the restriction pertains to RAV vehicles only, 
not to all heavy vehicles – vehicles of Austroads Class 3-9 
(inclusive of semi-trailers) are “as-of-right” vehicles, therefore 
are permitted to use this route for access/egress. Further, the 
TIA prepared by Cardno for the approved subdivision 
suggests this intersection is likely to be upgraded to cater for 
RAV 7 vehicles. 

• A sight distance assessment has been mentioned for 
the standard vehicles. Please also provide the sight 
distance assessment for commercial vehicles (i.e. 
heavy vehicles) because they have different sight 
distance requirements. 

Noted. 

• Section 2.21 mentioned that B-double is the largest 
vehicle that would utilise the site. Please provide 
information regarding whether there is an intention for 
these vehicles to park within the site. If there is then 
parking bays are to be provided and the design of the 
site is to be changed accordingly to accommodate for 
these vehicles 

It is considered the design does not need to be updated, as 
vehicles can be stored sufficiently at the rear of the property. 

• The following swept path movements require 
refinement. 

The swept path movements provided are not drawings for 
construction, and only contain schematic design of 
crossovers. Once the project moves into the detailed design 
phase, the crossover splays will be designed to accommodate 
turning manoeuvres for the largest vehicles that will access 
the site. 

Design  

1. The preferred façade design intent is the use of 
concrete panels with exposed aggregate or textured 
finish consistent with Town Planning Scheme 2. The 
design intent presented is inconsistent and should be 
re-visited. 

We disagree—the intent of Clause 4.10.2 of LPS2 is not to 
require the use of concrete panels with exposed aggregate or 
textured finish. It is to improve the presentation of concrete 
panels if used as a façade treatment.  
We understand the intent of this requirement is to avoid a 
façade characterised by large expanses of untreated concrete 
panels. 
The proposed development achieves this by utilising a range 
of materials including grey Colorbond, various white & copper 
coloured aluminium cladding, textures, and glazing, to provide 
a façade consistent with contemporary expectations for a 
modern industrial building. 
Specifically, the proposed development incorporates concrete 
panels on the ground floor level with the following treatments: 
• On the eastern elevation (fronting the street), the 

panels are painted and clad with copper coloured 
aluminium highlights. 

• On the northern and southern elevations, concrete 
panels have some limited visibility from the street, and 
will be painted white. 

• On the western elevation, the façade is not visible, and 
the concrete panels remain untreated. 

Given that the concrete panels represent a relatively small 
proportion of the façade, requiring a textured finish would 
impose an unnecessary additional cost on the development 
whilst achieving little overall benefit—especially given the 
isolated nature of the proposed development at the centre of 
a large industrial area. 
The proposed design and materials used are considered to 
consistent with the objectives of LPS2 and entirely suitable to 
its context. 
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2. Due to the large expanse of wall presented by the 
scale of the proposed warehouse structures, further 
detail shall be indicatively provided indicating the 
location of elements such as downpipes, ventilation 
louvres, mechanical plant, screening, lighting fixtures 
and signage that will assist to demonstrate how the 
expanse of wall can be articulated and balanced. 

The proposed development is a large-scale manufacturing 
and warehousing facility at the centre of an industrial estate. 
The building has been designed to present as a modern 
industrial facility consistent with contemporary expectations—
as detailed in our previous comments. The elements 
described by the City (excluding signage) will be identified at 
the detailed design stage following development approval. We 
do not consider that they should form part of a design 
assessment. 
Approval for signage will be sought separately at a later time.  

3. It is also noted that access to the female amenities may 
need to be re-visited. 

Noted. The lodged development plans include an error and do 
not show an entrance to the female amenities. This can be 
addressed as a condition of approval, noting that the condition 
should specify that building plans be updated to show an 
external entrance to the female amenities. 

 
Table 2: Response to DWER’s planning assessment comments  

Issue: Stormwater Management 

Comment  Applicant Response 

DWER recommends the proponent prepare a 
detailed Stormwater Management Plan (SMP) as part 
of the development approval process. The SMP 
should ensure that, 
• Stormwater runoff be fully contained onsite for 

small and minor storm events (1 and 0.2 
Exceedance per Year runoff) and that required 
storage for each rainfall event, basin sizing and 
design should be detailed. 

• The first 15 mm of stormwater runoff (1 
Exceedance per Year runoff) to undergo water 
quality treatment via bio-infiltration. 

• Pre-development and post-development outflow 
of stormwater from the site be detailed.  

Noted. This can be addressed as a condition of approval. 

Issue: Native vegetation clearing 

Based on the information provided, should 
development approval be issued, the proposal is 
likely to be exempt from the requirement for a 
clearing permit under Regulation 5, Item 1 of the 
Clearing Regulations. Note that this exemption does 
not apply prior to development approval being issued.  
 
This exemption is described in the Departments ‘A 
Guide to the Exemptions and Regulations for 
Clearing Native Vegetation’. It is the applicant’s 
responsibility to determine compliance with these 
exemptions and therefore whether a clearing permit is 
required. If there is uncertainty, then the 
precautionary principle should be applied, and it is 
recommended applicants apply for a clearing permit. 

Noted. 
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CONCLUSION 

We trust the above letter and the relevant attachments addresses the City’s queries and assists the City in preparing 
their responsible authority report (RAR) to the Metro Outer Joint Development Assessment Panel (JDAP). We 
respectfully request that the City finalise their assessment and make a favourable recommendation to the JDAP at 
the earliest opportunity. 
 
Should you have any queries, please do not hesitate to contact the undersigned on (08) 9227 7970. 
 
 
 
 
_____________________ 
JOSHUA CARMODY 
SENIOR PLANNER 
 
 
 
211021 7674 RFI Letter
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18 October 2021 

Our ref: 21PER-20467 

 

City of Rockingham 
PO Box 2142 
ROCKINGHAM DC  WA  6967 

Attention: David Banovic  

 

Dear David, 

Re: Reply to City of Rockingham comments (bushfire) – Proposed Industrial Development, Lot 1 

(No. 27) Day Road, East Rockingham 

Eco Logical Australia (ELA) was requested to prepare responses to comments provided by the City of 
Rockingham (the City) regarding the bushfire management plan (BMP) submitted as part of the 
development application for Lot 1 (No. 27) Day Road, East Rockingham (ELA 2021).  

ELA reviewed the comments provided by the City and has provided responses to issues raised in Table 1.   

These responses and updates to the BMP have been prepared by Daniel Panickar (Principal Bushfire 
Consultant and Level 3 BPAD accredited practitioner).   

  

Level 1, Bishop’s See  
235 St Georges Terrace 

Perth WA 6000 
t: (08) 6218 2200 
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RESPONSE TO COMMENTS 
ELA’s response to the City’s comments made in regards to the BMP (ELA 2021) is presented below in 
Table 1.   

Table 1:  Response to City of Rockingham comments  

City of Rockingham comment ELA response 

1. The proposed development relies on the approved Bushfire Management Plan (BMP) associated with the 

WAPC approval issued for the site, creating the proposed development lot. The following comments are noted 

in relation to the proposal and the approved BMP for the subdivision: 

The Open Air Storage area falls within the 
Asset Protection Zone (APZ) area.  This APZ 
is likely to increase, given the drainage area 
is to be retained vegetated and/or planted 
for drainage purposes (shrubland 
classification).  Please provide further 
information relating to the proposed 
storage area to ensure all operations are 
cognizant with the developments’ BMP, 
will flammable material be stored, etc. 

ELA disagrees with this comment.  The developer intends to clear the 
drainage basin during subdivisional works as documented in the 
approved BMP for the subdivision (ELA 2021).  Considering the 
subdivision and supporting BMP were approved (WAPC 160809; 
15 September 2021), ELA see no reason why the vegetation 
classification of the drainage basin would change.   

Notwithstanding the above, there is 45.4 m between the drainage 
area and the proposed building which will ensure that the building 
will not be exposed to BAL-FZ or BAL-40 regardless of what the 
classification of the drainage area is.   

The proposed operations will be cognizant with the developments’ 
BMP (including APZs). 

The BMP suggests that the drainage area in 
the southeast will be cleared and 
landscaped to resemble low threat, 
maintained vegetation. The City has no 
intention of maintaining this drainage 
reserve at low threat. 

ELA disagrees with this comment.  The developer intends to clear the 
drainage basin during subdivisional works as documented in the 
approved BMP for the subdivision (ELA 2021).  Considering the 
subdivision and supporting BMP were approved (WAPC 160809; 
15 September 2021), ELA see no reason why the vegetation 
classification of the drainage basin would change. 

Notwithstanding the above, there is 45.4 m between the drainage 
area and the proposed building which will ensure that the building 
will not be exposed to BAL-FZ or BAL-40 regardless of what the 
classification of the drainage area is.   

The Western and Southern portion of the 
site are subject to APZ treatment. 

Comment acknowledged.   

The BMP for the development must be 
amended to reflect the intentions of a 
landscape buffer/strip within this Lot 1 
industrial development site. 

ELA disagrees with this comment.  Vegetation classifications have 
been documented in the approved BMP for the subdivision (ELA 
2021).  Considering the subdivision and supporting BMP were 
approved (WAPC 160809; 15 September 2021), ELA see no reason 
why the vegetation classification of this area would change. 

The landscape buffer strip will be low threat vegetation maintained 
as per clause 2.2.3.2 (f) of AS 3959: 2018.  Provided this landscaping 
is undertaken as described, no changes to the BMP are required and 
the proposed development can be approved.   
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City of Rockingham comment ELA response 

The BMP must be amended to reflect prior 
to subdivision classification (possibly forest) 
(See figure 4 Vegetation Classification) to 
the drainage basin area or a higher 
vegetation classification, such as shrubland 
classification to ensure sufficient 
functioning of the basin. 

ELA disagrees with this comment.  The developer intends to clear the 
drainage basin during subdivisional works as documented in the 
approved BMP for the subdivision (ELA 2021).  Considering the 
subdivision and supporting BMP were approved (WAPC 160809; 
15 September 2021), ELA see no reason why the vegetation 
classification of the drainage basin would change.  

Notwithstanding the above, there is 45.4 m between the drainage 
area and the proposed building which will ensure that the building 
will not be exposed to BAL-FZ or BAL-40 regardless of what the 
classification of the drainage area is.   

The Earthworks and Retaining Wall Plan 
suggests a 1 in 4 slope to all surrounding 
natural ground levels at the boundary of the 
development, however no further 
information has been provided to suggest 
the treatment of this slope. Details on how 
this grade will be managed will need to 
consider the Western and Southern portion 
of this slope which is subject to APZ 
measures. 

Landscape treatments along the slopes referred to can comply with 
APZ standards in Standards for Asset Protection Zones in the 
Guidelines for Planning in Bushfire Prone Areas. 

Provided this landscaping is undertaken as described, no changes to 
the BMP are required and the proposed development can be 
approved.   

Vegetation below 500 mm high (low threat 
vegetation provision/requirements) is not 
necessarily compatible with the intent of 
the landscaped areas to provide visual 
screening to the proposed industrial 
development lots. Note – it is noted that 
approximately 15 m from the southern lot 
boundary would likely need to be low threat 
or mulch/turf which is not consistent with 
the landscape plan. 

The landscape buffer strip will be low threat vegetation maintained 
as per clause 2.2.3.2 (f) of AS 3959: 2018.  Vegetation excluded under 
this clause does not need to be less than 500 mm in height and ELA 
believe that narrow landscaping strips such as these should not be 
considered as classified vegetation.   

Provided this landscaping is undertaken as described, no changes to 
the BMP are required and the proposed development can be 
approved.   

2. An amended BMP is required which includes: 

A site-specific BAL assessment for the 
proposed development. 

A depiction of the proposed building in relation to the previously 
mapped BAL contours for the site in the approved BMP (ELA 2021) 
has been enclosed to this response.  The proposed building is in an 
area subject to BAL-29.   

Classification of the revegetated 50m 
wetland buffer as Class C – Scrub or other 
appropriate vegetation classification as 
demonstrated by concept landscaping 
drawings – contingent on DBCA advice.  

ELA disagrees with this comment.  No revegetation is proposed in 
these wetland buffers that are current comprised of bare earth and 
weeds.  Vegetation classifications have been documented in the 
approved BMP for the subdivision (ELA 2021).  Considering the 
subdivision and supporting BMP were approved (WAPC 160809; 
15 September 2021), ELA see no reason why the vegetation 
classification of this area would change. 

Notwithstanding the above, there is 50 m and 74.5 m between the 
wetland buffer areas 6221 and 6222 respectively and the proposed 
building which will ensure that the building will not be exposed to 
BAL-FZ or BAL-40 regardless of what the classification of the buffer 
area is.   
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City of Rockingham comment ELA response 

Classification of the vegetation to be 
planted along the internal road reservation, 
to form part of the Urban Water 
Management Plan required under 
subdivision approval. 

ELA disagrees with this comment.  Vegetation classifications have 
been documented in the approved BMP for the subdivision (ELA 
2021).  Considering the subdivision and supporting BMP were 
approved (WAPC 160809; 15 September 2021), ELA see no reason 
why the vegetation classification of this area would change. 

The road reserve plantings will be low threat vegetation maintained 
as per clause 2.2.3.2 (f) of AS 3959: 2018.  Provided this planting is 
undertaken as described, no changes to the BMP are required and 
the proposed development can be approved.   

Classification of the proposed landscaping 
for the development as the appropriate 
vegetation classification or justify how an 
appropriate Exclusion under AS 3959 
Construction of buildings in bushfire-prone 
areas applies.   

ELA disagrees with this comment.  Vegetation classifications have 
been documented in the approved BMP for the subdivision (ELA 
2021).  Considering the subdivision and supporting BMP were 
approved (WAPC 160809; 15 September 2021), ELA see no reason 
why the vegetation classification of this area would change. 

The proposed landscaping will be low threat vegetation maintained 
as per clause 2.2.3.2 (f) of AS 3959: 2018.  Provided this landscaping 
is undertaken as described, no changes to the BMP are required and 
the proposed development can be approved.   

Classification of the drainage reserve as the 
appropriate vegetation classification. 

ELA disagrees with this comment.  The developer intends to clear the 
drainage basin during subdivisional works as documented in the 
approved BMP for the subdivision (ELA 2021).  Considering the 
subdivision and supporting BMP were approved (WAPC 160809; 
15 September 2021), ELA see no reason why the vegetation 
classification of the drainage basin would change. 

Notwithstanding the above, there is 45.4 m between the drainage 
area and the proposed building which will ensure that the building 
will not be exposed to BAL-FZ or BAL-40 regardless of what the 
classification of the drainage area is.   
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CONCLUSION 
ELA have addressed the relevant City comments and believe that development assessment can be 
progressed without modifications to the existing BMP (ELA 2021). 

If you wish to discuss any of the matters above, please contact me via email or phone (details provided). 

 

Regards, 

 
Daniel Panickar 

Principal Bushfire Consultant 

BPAD Level 3 Practitioner (37802) 
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REFERENCES 
Eco Logical Australia (ELA). 2021. Bushfire Management Plan:  Subdivision Application:  Lot 1 Day Road, 
East Rockingham. Prepared for Hesperia, August 2021.   
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PRELIMINARY SUBDIVISION ROAD DESIGNS 
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Appendix 3 

Transport Impact Statement I KC01344.000 Lot 1 Day Road, East Rockingham 
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1. Executive Summary 

Site Context 

 The proposed development site is situated on a western portion of the subject Lot 1 Day Road. This 
is a 29,491m2 undeveloped land parcel.  

 The development proposes establishing a warehouse/manufacturing facility for a Best Bar (one of the 
leading Australian Steel reinforcement suppliers). 

  The subject portion of the Lot 1 is approachable via the 4 crossovers from the proposed cul-de-sac 
20m wide road to the east of the subject development. This road and crossovers are planned to be 
constructed as a part of the proposed subdivision. 

Technical Findings 

 The proposed development is expected to generate an additional 380 vehicular movements per day 
with a forecasted impact of around 54 vehicular movements per hour in the peak hour.  

 According to WAPC guidelines, all developments generating 10-100 VPH can be deemed to have a 
moderate impact on the network, with a TIS a suitable level of traffic reporting. 

 Development site will be accessed by the future road, created as part of the subdivision. Future road 
is accessed from Lodge Drive. Two major routes are expected to be utilised for accessing/egressing 
the subject site: 

· Via Day Road from north 
· Via Day Road from south 

 The application for the subdivision of Lot 1 Day Road stipulates that the intersection of Lodge Drive 
and Day Road is to be upgraded to cater for a full movement of RAV 7 vehicles. Once the upgrade is 
completed, B-Double (27.5m) will be able to use both major routes as up to RAV 4 sized vehicles 
(max 27.5m in length) are permitted to utilise both Day Road and Lodge Drive. In the interim RAV 4 
vehicles are not permitted to turn left from Lodge Drive on Day Road and to turn right from Day Road 
on Lodge Drive. Therefore, in the interim, RAV 4 vehicles will have to access Day Road via Dixon 
Road. 
 

Relationship with Policies 

 In accordance with the requirements prescribed for the proposed land use under Local Planning 
Scheme No 2, 90 parking bays need to be provided. Proposed development plans indicate a total of 
93 car bays provided, leading to a nominal surplus of 3 parking bays.  

 Keeping in mind that the proposed land use is a warehouse/manufacturing facility for a Steel 
reinforcement supplier, it is not expected to have many visitors on site. The subject site will have a 
total of 90 employees which leaves 3 parking bays for visitors. Therefore, KCTT concludes that this 
development has sufficient parking spaces provided on site.  

 In addition, there are 15 semitrailer parking bays provided on a northern portion of the development 
site. These parking bays are intended for storing trailers, not full vehicles. 
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 In accordance with the City of Rockingham’s PP3.3.14, the proposed development requires the 
provision of 7 Long-term bicycle parking bays for employees of the site and no Short-term Parking 
bay for visitors. PP's requirement is general and applicable to all ‘’ industrial uses’’. It is highly unlikely 
that visitors to the site will utilise cycling as a mode of transportation to access the site, as it is 
expected they will approach the site for steel reinforcement supplies. 

 The proposed development plans indicate a provision of 3 bicycle parking racks with 6 bike bays. As 
the subject development site is located within a predominantly industrial area, KCTT believes most of 
the staff members will use their own vehicles to approach the place of work, and only a minor 
percentage will utilise the bikes. Therefore, KCTT considers the provided bike racks applicable for the 
development’s bicycle parking demand and believes it will be beneficial for promoting the use of 
alternative transportation modes around the development. 

 The plans for the proposed development shows a loading zone at the northern segment of the subject 
development site. Conducted swept path analysis indicates there is adequate manoeuvring and drive-
thru areas provided.  

 Service vehicles are expected to utilise 3 of 4 proposed crossovers in total. The northern 2 crossovers 
are proposed for heavy vehicles access only, while the southern 11m wide crossover is planned to 
accommodate heavy and some light vehicle movements from staff who are familiar with the facility.  

 KCTT believe this solution is suitable for the scale and use of the development. It is not likely that any 
larger delivery vehicles will obstruct functionality of the car parking area in the southern segment of 
the site. 

 Building Code of Australia ACROD Provision – the proposed development will meet the requirement 
for 2 ACROD parking bays. 

Conclusion 

 The proposed development will comprise oaf warehouse/manufacturing facility for a Best Bar with an 
office component. 
 

 As stated above, the expected traffic from the proposed development will be 380 VPD and 54 VPH to 
the surrounding network. 

 

 Lodge Drive is classified as Access Road as per MRWA classification with the maximum desirable 
volume of 3,000 vehicles per day. There are no existing traffic counts on Lodge Drive. However, it is 
expected that the capacity of this road with the added traffic from the subject development would 
remain well under the maximum desirable traffic volume for Access Roads. 

 Other surrounding roads would absorb less traffic than Lodge Drive; moreover, the traffic would be 
dispersed so that the impact can be considered negligible.  

 In summary, KCTT believe that the proposed development will not have a negative impact on the 
surrounding road network.  
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2. Transport Impact Statement 

Note: This document is copyright to KCTT (trading as KC Traffic and Transport Pty Ltd). The information provided 
in this TIS report has been developed by KCTT over a period of years and has been presented in accordance with 
the requirements of a number of our clients. The information in this report is therefore intended to be commercial 
in confidence and is not to be shared with external parties at any time, unless a Director of KCTT provides written 
authorisation that the document may be shared at a specific time to a specific party, or parties. The terms and 
conditions associated with the receipt of this material is that it is not shared or distributed without our express, and 
written consent. 

If you have received this information in error, KCTT must be notified immediately. We request the immediate 
destruction of all formats of this document, inclusive of paper and electronic copies should you have received this 
document in error. 

2.1 Location 

Lot Number 1 
Street Number 27 
Road Name Day Road 
Suburb East Rockingham 
Description of Site The proposed development site is situated on a western portion of the subject Lot 1 Day 

Road. This is a 29,491m2 undeveloped land parcel. The development proposes 
establishing a warehouse/manufacturing facility for a Best Bar (one of the leading 
Australian Steel reinforcement suppliers). The subject portion of the Lot 1 is 
approachable via the 4 crossovers from the proposed cul-de-sac 20m wide road to the 
east of the subject development. This road is planned to be constructed as a part of the 
proposed subdivision. 

2.2 Technical Literature Used 

Local Government Authority  City of Rockingham 

Type of Development Industrial development - Warehouse 

Are the R-Codes referenced?  NO 

Is the NSW RTA Guide to Traffic Generating 
Developments Version 2.2 October 2002 (referenced to 
determine trip generation/attraction rates for various 
land uses) referenced?     

YES 

Which WAPC Transport Impact Assessment Guideline 
should be referenced? 

Volume 4 - Individual Developments 

Volume 5 - Technical Guidance 

Are there applicable LGA schemes for this type of 
development?   

YES 

 

If YES, Nominate: 

Name and Number of Scheme  Local Planning Scheme No. 2 

Are Austroads documents referenced? YES 
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Is the Perth Transport Plan for 3.5 million and Beyond 
referenced? 

YES 

 

2.3 Land Uses 

Are there any existing Land Uses   NO 

If YES, Nominate: - 
 

Proposed Land Uses 

How many types of land uses are proposed?  As listed below: 

Nominate land use type and yield • Offices = 870m2 GFA / 653m2 NLA*  
(operations office, head office, and workshop amenities)  

 

 • Warehouse/Manufacturing Area 

  - Area 1 = 2,713m2GFA / 2,442m2 NLA* 
- Area 2 = 4,603 m2 GFA / 4,143m2 NLA* 

        Total = 7,316 m2 GFA / 6,584m2 NLA* 
 

 • Open Air Storage = 2,139m2 

 • 18.3m wide Drive Through Area  

 • Up to 90 staff members on-site at any one time  
(Inclusive of 30 office staff + 60 factory staff) 

 
Note* - KCTT used yields as provided on plans received from the architect where applicable. Where yields 
information was unavailable, the yields were assumed for the purpose of calculations within this report. 
 
It should be taken into consideration that the terms NLA (Net Lettable Area) and GLFA have the same meaning. 
The NSW RTA Guide states that as a guide, about 75% of the gross floor area is deemed gross leasable floor 
area”. However, the percentage of NLA in relation to GFA depends on development location and uses.  
 
KCTT have use GFA areas utilising the layout provided by the client and a multiplier of 75% GFA to derive the value 
of NLA for office are within-subject development, while for the warehouse component, 90% of GFA is considered 
as equal to the NLA 

Note** - Plans for the proposed development have been provided in Appendix 1 of this report. 
 
Are the proposed land uses complementary with the 
surrounding land-uses?  

YES 
The subject site is zoned ‘General Industry’ under the 
City of Rockingham Local Planning Scheme No. 2 and 
‘’Industrial’’ under the Metropolitan Region Scheme 
(MRS). 
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2.4 Local Road Network Information 

How many roads front the subject site?  One (1) 

Name of Roads Fronting Subject Site / Road Classification and Description: 

Road Name     Proposed Road (cul-de-sac) * 
Number of Lanes  n/a 

Road Reservation Width  20m 

Road Pavement Width  10m 

Classification   n/a 

Speed Limit   n/a 

Bus Route   NO 

If YES Nominate Bus Routes - 

On-street parking NO 

Note* - the proposed road is planned to be constructed as a part of the proposed subdivision. The information 
shown above is sourced from the available subdivision plans and documentation 

 

Name of Other Roads within 400m radius of site, or roads likely to take increased traffic due to the development: 

Road Name     Lodge Drive 
Number of Lanes   two way, one lane (no linemarking), undivided 

Road Reservation Width  App.20m 

Road Pavement Width  App.9m 

Classification   Access Road 

Speed Limit   50kph or State Limit 

Bus Route   NO 

If YES Nominate Bus Routes - 

On-street parking NO 

 

Road Name    Day Road 
Number of Lanes   two way, one lane each direction, undivided 

Road Reservation Width   App.20m 

Road Pavement Width  App.7 

Classification   Distributor A 

Speed Limit   60kph/70kph* 

Bus Route   NO 

If YES Nominate Bus Routes - 

On-street parking NO 

Note* - The posted speed limit is currently 70km/hr near the site, but a section of Day Road to the south of the 
Site has a posted speed limit of 60km/hr. 
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Road Name    Dixon Road 
Number of Lanes   two way, one lane each direction, undivided 

Road Reservation Width   App.35m 

Road Pavement Width  App.20 

Classification   Distributor A/B (Industrial) 

Speed Limit   60kph 

Bus Route   YES 

If YES Nominate Bus Routes 549 

On-street parking NO 

  

2.5 Traffic Volumes 

Road 
Name 

Location of  
Traffic Count 

Vehicles 
Per Day 
(VPD) 

Vehicles per Peak Hour (VPH) Heavy Vehicle % 

Date of 
Traffic 
Count  

If older than 3 
years multiply 
with a growth 
rate 

AM 
Peak 
Time 

- 
AM 

Peak 
VPH 

PM 
Peak 
Time 

- 
PM 

Peak 
VPH 

If HV count is Not 
Available, are HV 
likely to be in higher 
volumes than 
generally expected? 

Day Road 
 

South of 
Mandurah 
Road* 

2,835 8:00 - 197 15:00 - 256 n/a 2019 – 

Dixon  
Road 

East of Ennis 
Avenue  
(SLK 2.07) 

26,676 08:00 – 2,226 15:15 – 2,469 8.3% 
2020/2

1 – 

Mandurah 
Road 

South of 
Dixon Road 
(SLK 3.50) 

24,264 07:30 – 2,033 15:45 – 2,427 10.4% 2019/2
0 

– 

South of 
Office Road 
(SLK 0.47) 

10,236 05:30– 1,070 15:45 – 1,100 16.3% 
2019/2

0 – 

Note - The traffic volumes have been derived from Main Roads. 
Note* - These traffic counts have been received from the City of Rockingham (taken from Transport Impact Assessment 
Lot 1, Day Road, prepared for Hesperia Projects Pty Ltd by CARDNO in August 2021) 
 

2.6 Vehicular Crash Information and Risk Assessment 

Is Crash Data Available on Main Roads WA website? NO 
KCTT have checked the report data for the below period 
at the location listed below, and no crash data was 
recorded in the 5-year period. 

If YES, nominate important survey locations: 
Location 1     Lodge Drive - SLK 0.00 to 0.67 
Location 2  Intersection of Lodge Drive & Day Road 
Period of crash data collection 01/01/2016 - 31/12/2020 
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2.7 Vehicular Parking  

Local Government Error! Reference source not found. 
Local Government Document Utilised Local Planning Scheme No 2 
Description of Parking Requirements in accordance with Scheme: 
 Industry, Showroom, Warehouse - 1 bay per 50m2 NLA for factory units and showrooms, plus 1 bay per 

100m2 NLA for warehouses or 1 bay per employee, whichever is the greater 
Calculation of Parking 

Land Use Requirements Yield Required 

Warehouse / Storage 
and Distribution Centre 

1 bay per 100m2 NLA 
or 1 bay per employee, whichever is the greater 

6,584m2 NLA 
90 employees 

Greater of  
65.84  
and 90 

Total Volume of Parking Required 90 bays 

  

Total Volume of Parking Provided by Proponent 93 bays 
 · 91 standard car bays 

· 2 ACROD bays 
 + 15 semitrailer parking bays 

(for trailers) 
Justification 
In accordance with the requirements prescribed for the proposed land use under Local Planning Scheme No 2, 
90 parking bays need to be provided. Proposed development plans indicate a total of 93 car bays provided, leading 
to a nominal surplus of 3parking bays.  
 
Given that the subject site will have a total of 90 employees, 3 parking bays leaves for possible visitors. Therefore, 
KCTT concludes that this development has sufficient parking spaces provided on site.  
 
Have Vehicle Swept Paths been checked for Parking? YES 
If YES, provide description of performance: 
KCTT have conducted vehicle swept path analysis to check for navigability of the crossover and internal parking 
area. A B99 Passenger vehicle, a Service Vehicle of 8.8 metres,  a 19m long semitrailer and a B-Double (27.5m) 
were used for this analysis. The crossovers, drive thru area and internal parking area were found to be fully 
navigable by nominated vehicles. Please refer to Appendix 3 for vehicle swept path drawings. 
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2.8 Compliance with AS2890.1:2004 and AS2890.6 

Number of Parking Bays on-site 93 car bays 
Are Austroads documents referenced? YES 
If YES, Nominate:  Australian/New Zealand Standard, Parking facilities,  

      Part 1: Off-street car parking - Originated as AS 2890.1—1986.  
 Australian/New Zealand Standard, Parking facilities,  
      Part 6: Off-street parking for people with disabilities - Originated as 
      AS2890.6 
 

Proposed development User Class User Class 1A (Residential, domestic and employee parking) 
 User Class 4 

 
 AS2890.1:2004 Off-street car parking 

AS2890.6 Off-street parking for people with disabilities 

Parking Bay 
Type 

Parking Bay Length Parking Bay Width Aisle Width 

Required Proposed Required Proposed Required Proposed 
All bays at 90o 5.4m 5.4m 2.4m 2.5m 5.8m 6.2m 

ACROD 
Parking 

5.4m 5.4m 
2.4m–ACROD 
2.4m–shared 

space 

2.4m 
2.4m 

5.8m 6.2m 

 
Name the other requirements in the 
AS2890.1:2004 document. 

At blind aisles, the aisle shall be extended a minimum of 1 m beyond the 
last parking space, as shown in Figure 2.3, and the last parking space 
widened by at least 300 mm if it is bounded by a wall or fence. 

 
 Single-sided aisles increased by 300 mm √ 

Blind aisle  extended by a minimum of 1 m √ 
 Reversing bay 4 provided √ 
    
Does the parking area meet the 
requirements set in AS2890.1:2004? 

KCTT reviewed the layout for the proposed development and conclude 
that car parking bays dimensions and aisle width are complying with the 
Australian Standard AS/NZS 2890.1/2004.  

Does the parking area meet the 
requirements set in AS2890.6? 

YES 



Transport Impact Statement 
KC01344.000 Lot 1 Day Road, East Rockingham 

    PAGE 12 

 

2.9 Bicycle Parking 

Local Government City of Rockingham 
Reference Document Utilised Planning Policy 3.3.14 – Bicycle Parking & End-of-trip Facilities 
Description of Parking Requirements in accordance with Scheme: 
  
Industry - Minimum Short-term Parking – n/a 

Minimum Long-term Parking - 0.1 spaces per 100m2 NLA 
Note: All rounding of bicycle parking rates is to be calculated by rounding up to the nearest whole number 
 

Parking Requirement in accordance with regulatory documents 

Land Use Yield 
Bicycle Parking requirement 

Minimum Long-term Parking 
Employee Resident Spaces 

Req. 
bays 

Minimum Short-term Parking 
Visitor/Shopper spaces 

Req. 
bays 

Warehouse / Storage 
and Distribution Centre 

6,584m2 NLA 0.1 spaces per 100m2 NLA 6.58 n/a 0 

 Minimum Long-term Parking 7 Minimum Short-term Parking 0 
 

Total Volume of Bicycle Parking Provided by Proponent 6 bike bays 

  
Justification 
In accordance with the City of Rockingham’s PP3.3.14, the proposed development requires the provision of 7 
Long-term bicycle parking bays for employees of the site and no Short-term Parking bay for visitors. PP's 
requirement is general and applicable to all ’’industrial uses’’. It is highly unlikely that visitors to the site will utilise 
cycling as a mode of transportation to access the site, as it is expected they will approach the site for steel 
reinforcement supplies. 
 
The proposed development plans indicate a provision of 3 bicycle parking racks with 6 bike bays. As the subject 
development site is located within a predominantly industrial area, KCTT believes most of the staff members will 
use their own vehicles to approach the place of work, and only a minor percentage will utilise the bikes. Therefore, 
KCTT considers the provided bike racks applicable for the development’s bicycle parking demand and believes it 
will be beneficial for promoting the use of alternative transportation modes around the development. 
 

2.10 ACROD Parking 

Class of Building Class 5 - An office building  
Class 7(b) – a storage building or building where goods are 
wholesaled (eg: a warehouse); 

Does this building class require a specific 
provision of ACROD Parking? 

YES 
 
 

Reference Document Utilised Building Code of Australia 
Description of Parking Requirements: 
Class 5: An office building. 

 1 space for every 100 carparking spaces or part thereof 
Class 7(b) – a storage building or building where goods are wholesaled (eg: a warehouse); 

 1 space for every 100 carparking spaces or part thereof. 
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Parking Requirement in accordance with regulatory documents 
Land Use Requirements Yield Total Parking 
Warehouse / Storage and 
Distribution Centre 1 space for every 100 carparking spaces 

or part thereof 93 parking bays 
1 

Warehouse / Office Area 1 
Total Volume of ACROD Parking Required 2 

  
The proposed development shows the provision of 2 ACROD parking bays located within the internal parking area 
and therefore achieves BCA compliance. 
 

2.11 Delivery and Service Vehicles 

Guideline Document used as reference NSW RTA Guide to Traffic Generating Developments 
Requirements 
Wholesale, Industrial (< 8,000m2 GFA) - 1 space per 800m2 
Other uses - 1 space per 2,000m2 
 
Parking Requirement in accordance with regulatory documents 

Land Use Minimum Requirements  Yield Total Parking 

Warehouse / Storage and Distribution Centre 1 space per 800m2 7,316 m2 GFA 9.15 

Warehouse / Office Area 1 space per 2,000m2 870m2 GFA 0.44 

Total Volume of Service and Delivery Parking Required 10 
 

Total Volume of Service and Delivery Parking Provided by Proponent 15 

 
Justification 
The plans for the proposed development shows a loading zone at the northern segment of the subject development 
site. There are 15 semitrailer parking bays provided on site. While the bays are linemarked sligthtly shorter, 
conducted swept path analysis indicates there are adequate manoeuvring and drive-thru areas provided.  
 
Service vehicles are expected to utilise 3 of 4 proposed crossovers in total. The northern 2 crossovers are 
proposed for heavy vehicles access only. In contrast, the southern 11m wide crossover is planned to 
accommodate heavy and light vehicle movements from staff familiar with the facility.  
 
KCTT believe this solution is suitable for the scale and use of the development. It is not likely that any larger 
delivery vehicles will obstruct functionality of the car parking area in the southern segment of the site. 
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2.12 Calculation of Development Generated / Attracted Trips 

What are the likely hours of operation? From 06:00 till 22:00  
What are the likely peak hours of operation? The usage of the facility is expected to be spread across 

the day with no specific peaks. 
Do the development generated peaks coincide with 
existing road network peaks? 

NO 

Guideline Document Used WAPC Transport Assessment Guidelines for 
Developments 

Rates from above document: Office and Commercial Area - 2 per 100m2 of GFA in the 
PM Peak hour. The same rate is assumed for the AM 
peak. An 80% IN / 20% OUT split has been assumed for 
the AM peak and the reverse for the PM peak; 
 

Guideline Document Used NSW RTA Guide to Traffic Generating Developments 
Rates from above document: Office and Commercial Area – 10 vehicular trips per 

100m2 of GFA; 
 
Warehouse - 4 vehicular trips per 100m2 GFA per day and 
0.5 vehicular trips in the peak hour per 100m2 GFA. KCTT 
is assumed the same rate for the PM peak. 

  

Land Use Type  Rate above Yield 
Daily 

Traffic 
Generation 

Peak Hour 
Traffic 

Generation 

Warehouse/ Storage 
and Distribution Centre 

4 VPD per 100m2 GFA 
Peak 0.5 VPH per 100m2 GFA; 

7,316m2 GFA 293 37 

Warehouse/  
Office Area 

10 vehicle trips per 100m2 GFA  
Peak 2 vehicle trips per 100m2 GFA 

870m2 GFA 87 17 

Expected Traffic Generation from the proposed development 380 VPD 54 VPH 

 
Does the site have existing trip generation/attraction?  NO 
What is the total impact of the new proposed 
development? 

The proposed development is expected to generate 
additional 380 vehicular movements per day with a 
forecasted impact of around 54 vehicular 
movements per hour in the peak hour.  
 
The proposed development generates between 10 
and 100 VPH, and therefore triggers the requirement 
for a Transport Impact Statement, per WAPC 
guidelines. 
 
The proposed development  can be deemed to have a 
moderate impact on the network 
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2.13 Traffic Flow Distribution 

How many routes are available for access/egress to the 
site? 

Two major routes are expected to be utilised for 
accessing/egressing the subject site as follows: 
 

Route 1   

Provide details for Route No 1 From north via  Day Road  
Percentage of Vehicular Movements via Route No 1 45%  

further split as follows: 
- 15% - From north via Mandurah Road >>Day 

Road>> Lodge Drive >> Proposed Road >> 
Proposed development site and reverse 
 

- 30% - From southeast via Mandurah Road >>Day 
Road>> Lodge Drive >> Proposed Road >> 
Proposed development site and reverse 

 
Route 2   

Provide details for Route No 2 From south via  Day Road  
Percentage of Vehicular Movements via Route No 2 55%  

further split as follows: 
- 40% - From west via Dixon Road >>Day Road>> 

Lodge Drive >> Proposed Road >> Proposed 
development site and reverse 
 

- 10% - From south via Darlie Road >>Day Road>> 
Lodge Drive >> Proposed Road >> Proposed 
development site and reverse 

 
- 5% - From east via Dixon Road >>Day Road>> 

Lodge Drive >> Proposed Road >> Proposed 
development site and reverse. 

 
Note - For more detailed plans of the estimated vehicular traffic volumes and distribution, please refer to the plans 
provided in Appendix 2. 
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2.14 RAV Network Analysis 

Which RAV network is available for reaching the site? RAV 2, 3 & 4 Networks 

 
What is the largest vehicle allowed on this network? Up to RAV 4 sized vehicles (max 27.5m in length) currently 

utilise both Day Road and Lodge Drive. Lodge Drive has a 
conditional RAV 4 approval, as this road currently serves as 
access point to only one development. 
The largest vehicle planned to be used within the proposed 
development site is a B-Double (27.5m). 

Have Vehicle Swept Paths been checked for entering 
the development with the abovementioned large 
vehicles? 

YES 
B-Double (27.5m) is the largest vehicle expected to access 
the development. Refer to Appendix 3 for more detail. 

What are the expected routes for large vehicles 
entering and exiting the site? 

At present there is a limitation at the intersection of Lodge 
Drive and Day Road – vehicles are prohibited from turning 
left from Lodge Dr to Day Rd and turning right from Day Rd 
to Lodge Dr. 
The proposal for the subdivision of Lot 1 Day Road 
stipulates this intersection will be upgraded to cater to RAV 
7 movements. Once this upgrade is completed, unrestricted 
movement will be allowed for RAV vehicles of appropriate 
class. 
In the interim, the largest vehicles (27.5m) will have to use 
the route via Dixon Road > Day Road > Lodge Drive > 
Proposed Road > Proposed development site 

Additional comments As indicated in the , Transport Impact Assessment Lot 1, 
Day Road, prepared for Hesperia Projects Pty Ltd by 
CARDNO in August 2021 ‘’ RAV classification for these 
roads are changed to accommodate up to RAV 7 vehicles, 
the truncation on the north-eastern corner of the 
subdivision has been sized to ensure that the Day Road / 
Lodge Drive intersection can be upgraded to accommodate 
the swept path of the RAV7 vehicles (note: it is assumed 
that the section of Day Road to the south of Lodge Drive will 
remain classified to only permit up to RAV4 vehicles).’’ 
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2.15 Road Safety 

Are sight distances adequate at proposed intersections? YES 

Justification 

In order to navigate the access/egress point of the subject site, vehicles must reduce operating speed to a 
maximum of 20km/h (if not stop fully); therefore, the requirements for ASD and SISD are so low they are not 
provided in the Austroads tables.  

A review of the plan for the proposed development indicates there are sufficient sight distances for safe traffic 
movements. This is elaborated more closely below: 
 

- Sight distances for passenger vehicles         

According to AS/NZS 2890.1:2004 Parking facilities Part 1: Off-street: 

“Entering sight distance - Unsignalized access driveways shall be located so that the intersection sight distance 
along the frontage road available to drivers leaving the car park or domestic driveway is at least that shown in 
Figure 3.2.” 
 

The proposed cul-de-sac road is expected to have a 50kph speed limit. As shown in the images below from AS 
2890.1, the sightline distance should be 45m for the minimum stopping sight distance. This is achieved on both 
the western and eastern sides of the proposed driveways, measured as per the AS2890.1 specification shown in 
the image below. 

Sight distance is the distance at which the driver leaving the driveway is able to see without any obstructions, and 
it is not to be confused to the distance from the crossover to intersections. 

 

 

 

- Sight distances forr commercial vehicles 

AS 2890.2—2002 Parking facilities Part 2: Off-street commercial vehicle facilities states the following: 
 
’’Sight distance requirements for commercial vehicle traffic entering a public roadway from an access driveway, 
are as follows: 
 

(a) Sight distance to oncoming traffic on the public roadway Sight distance requirements to enable a 
commercial vehicle to find a safe gap in oncoming traffic when leaving an access driveway are specified 
in Figure 3.3. 
 

(b) Sight distance to pedestrians Minimum dimensions for sight distance splays required to enable a 
pedestrian on the public road footpath to evade a vehicle emerging from an access driveway shall be as 
illustrated in Figure 3.4. Wherever practicable, larger splays should be provided.’’ 
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As seen in above table, for the expected 50kph speed limit on the proposed cul-de-sac road, the sightline distance 
should be 69m for the minimum stopping sight distance. This is achieved on both the western and eastern sides 
of the proposed driveways, measured as per the AS2890.2 specification shown in the image above. 
 

’’When checking sight distance the height of the object (approaching vehicle) is to be taken as 1.15 m above the 
road surface. The driver’s eye height is to be taken as any height in the range 1.15 m to 2.5 m, to cater for both 
car and commercial vehicle drivers.’’ 
 
It should be mentioned that crossover needs to be design to accommodate the movement of the largest vehicle 
that will utilise the site.  

 
Road safety internal to the development: 
The parking is designed in accordance with AS2890.01 and deemed fully navigable. Navigability is checked with 
B99 Passenger vehicle, a Service Vehicle of 8.8 metres, a a 19m long semitrailer and a B-Double (27.5m)  and no 
navigability issues have been found. Please refer to Appendix 3 for further details. 
 

In addition, although there are 4 proposed crossovers. Only one of them is 6m wide and planned for light vehicle 
movements only. Two northern 11m wide crossovers are dedicated for heavy vehicles only, while 11m wide 
crossover at the southern end is planned to accommodate heavy and light vehicles from staff who are familiar 
with the facility. Therefore, the possibility that any heavy vehicles will obstruct the functionality of the site is 
minimised. 
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2.16 Road Cross-Section Requirements 

Does this development propose the construction of new roads?  NO * 
Note* - proposed cul-de-sac 20m wide road to the east of the subject development is planned to be constructed 
as a part of proposed subdivision. 
    

2.17 Vehicle Crossover Requirements 

Are vehicle crossovers required onto existing road 
networks? 

YES 

How many existing crossovers? 4*  
Note * - Proposed development site currently is undeveloped vacant land. However, based on the information 
provided in Development Application Report, Proposed Industrial Development, Lot 1 (27) Day Road, East 
Rockingham, WA, prepared in August 2021, by Planning Solution for Hero Properties Pty Ltd, ‘’Four crossovers 
to the development site from the future road to the east ‘’ are planned ‘’to be constructed as part of the 
subdivision.‘’ 
 
How many proposed crossovers? Crossover 1 – 11m wide unrestricted crossover for heavy 

vehicles only  
 Crossover 2 – 11m wide unrestricted crossover for heavy 

vehicles only 
 Crossover 3 – 6m wide unrestricted crossover for light 

vehicles only 
 Crossover 4 – 11m wide unrestricted crossover for 

combined movements of heavy and light vehicles  
If there are greater numbers of new crossovers, than existing, provide justification: 
Please refer to the note above.  
 
How close are proposed crossovers to existing 
intersections? 

Each of the proposed crossovers is more than 6m away 
from the intersection of Lodge Drive and Proposed Road 
 

Does this meet existing standards?  YES 
Justification 
According to AS/NZS 2890.1:2004 Parking facilities Part 1: Off-street car parking, the user class of the access 
point is: User Class 1A - Residential, domestic and employee , proposed development plans indicate a total of 91 
car parking bays and 2 crossovers dedicated for the use of the light vehicles that will utilise the proposed parking 
area. Each crossover serves between 25 and 100 parking bays from a local road, making it a ''Category 1 
driveway'' 

 
Therefore, the following requirements from AS/NZS 2890.1:2004 Parking facilities Part 1: Off-street car parking 
apply: 
 
“(a) Driveway Categories 1 and 2: At unsignalized intersections of sub-arterial, collector or local streets with each 
other or with an arterial road, access driveways in Categories 1 and 2 (see Table 3.1) shall not be located in the 
sections of kerb shown by heavy lines in Figure 3.1. This requirement shall not apply to accesses to domestic 
driveways in the kerb section opposite the entering road at any intersection including signalised intersections.  
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Furthermore, it shall not apply to any access 
driveway serving a property which would otherwise 
be denied access due to the physical impossibility of 
meeting the requirement. 
 
At signalised intersections, the minimum distance 
from the intersection, measured from the property 
boundary along both legs, shall be increased as 
necessary to locate access driveways beyond the 
influence of normal queue lengths at the 
intersections. If this is not practicable, it may be 
necessary to provide- 
(i) an arrangement which confines traffic to turning 
left when either entering or 
leaving the car park; 
(ii) a signalised driveway with signals coordinated 
with the intersection signals; or 
(iii) other traffic management means of providing for 
safe and efficient operation of the driveway.’’ 
 

 
The proposed crossovers are not located in any of the areas shown by thicker lines and therefore complies with 
the AS/NZS 2890.1:2004 requirements. 
 

 

2.18 Public Transport Accessibility 

How many bus routes are within 400 metres of the subject site? One (1) 
How many rail routes are within 800 metres of the subject site? One (1) 
Bus / Rail Route Description Peak Frequency Off-Peak Frequency 
Bus Route 549 Rockingham Station to Fremantle Station 15 minutes 30minutes on 

Saturday, Sunday 
and Public Holiday 

Mandurah Line Railway route passes within 800m radius 
from the subject development; however, the 
nearest Rail Station is approximately at 2km 
distance 

5 minutes 60 minutes on 
Saturday, Sunday 

and Public Holidays 

Note - A Railway easement is located directly adjacent to the south of the subject Lot 1 and proposed subdivision; 
currently there is an industrial land further south 
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Walk Score Rating for Accessibility to Public Transport 
29 Some Transit. A few nearby public transportation options. 
Is the development in a Greenfields area? YES 

2.19 Pedestrian Infrastructure 

Describe existing local pedestrian infrastructure within a 400m radius of the site: 
Classification Road Name 

“Other Shared Path (Shared by Pedestrians and Cyclists)” Dixon Road, Darlie Street  
Does the site have existing pedestrian facilities NO 
Does the site propose to improve pedestrian facilities? NO 
If YES, describe the measures proposed. 
n/a at this stage of development 
What is the Walk Score Rating? 
7 Car-Dependent. Almost all errands require a car. 
 

2.20 Cyclist Infrastructure 

Are there any PBN Routes within an 800m radius of the subject site? YES 
If YES, describe: 
Classification Road Name 

“Other Shared Path (Shared by Pedestrians and Cyclists)” Dixon Road, Darlie Street 
“Good Road Riding Environment” Darlie Street, Unnaro Street 
“Bicycle Lanes or Sealed Shoulder Either Side” Darlie Street 
Are there any PBN Routes within a 400m radius of the subject site? YES 
If YES, describe: 
Classification Road Name 

“Other Shared Path (Shared by Pedestrians and Cyclists)” Dixon Road, Darlie Street 
“Good Road Riding Environment” Darlie Street 
“Bicycle Lanes or Sealed Shoulder Either Side” Darlie Street 
Does the site have existing cyclist facilities?  NO 
Does the site propose to improve cyclist facilities?  YES 
If YES, describe the measures proposed.  
Proposed development plans indicate 3 bicycle racks (space suitable for 6 bicycles). 
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2.21 Site-Specific Issues and Proposed Remedial Measures 

 

How many site specific issues need to be discussed? 3 
Site-Specific Issue No 1 Does the development offer suitable access/egress to 

the external road network? 
Remedial Measure / Response Access/egress point locations comply with AS/NZS 

2890.1:2004 requirements and allow uninterrupted 
manoeuvring of the  B-Double (27.5m), which is 
nominated as the largest vehicle that will utilise the site. 

  
Site Specific Issue No 2 Does the development offer a suitable internal road 

network? 
Remedial Measure / Response Swept path analysis enclosed in Appendix 3 for clarity 

confirms that the proposed internal circulation lane 
safely accommodates the movement of the B99 
Passenger vehicle, a Service Vehicle of 8.8 metres,  a 
19m long semitrailer and a  B-Double (27.5m).  
Furthermore, the car parking layout has been 
considered to limit any light vehicle or pedestrian 
interaction with the heavy vehicle movements and 
minimises any conflict. 
 

Site Specific Issue No 3 Parking provision 
Remedial Measure / Response The proposed plans demonstrate the provision of 93 

car parking bays (inclusive of 91 standard bays and 2 
ACROD bays) within the internal parking area and 
additional parking spaces for up to 15 heavy vehicles at 
the northern portion of the development site.  KCTT 
believe that a sufficient volume of parking has been 
provided for this development. In addition, there are a 
plethora of available parking areas at the back of the 
warehouse facility if required.  
 



BENNETT SPRINGS DRIVE, LOT 27 BENNETT SPRINGS –  
Proposed Educational Establishment (Primary School) 
 

Form 1 – Responsible Authority Report 
(Regulation 12) 

 
DAP Name: Metro Outer Joint Development Assessment 

Panel  
Local Government Area: City of Swan 
Applicant: Parry and Rosenthal Architects 
Owner: Swan Christian Education Association Inc 
Value of Development: $6.649 million 

☐     Mandatory (Regulation 5) 
☒     Opt In (Regulation 6) 

Responsible Authority: City of Swan 
Authorising Officer: Philip Russell 
LG Reference: DA-694/2021 
DAP File No: DAP/21/02060 
Application Received Date:  23 August 2021 
Report Due Date: 19 November 2021 
Application Statutory Process 
Timeframe:  

90 Days with an additional 11 days agreed 

Attachment(s): Attachments 
1. Location Plan 
2. Accompanying Plans: 

• Site Plan - Drawing No.DD.01 Rev E 
• Early Learning Centre Floor Plan -  

Drawing No.DD.10 Rev B 
• Stage 1 Elevations - Drawing 

No.DD.20 Rev A 
• Early Learning Centre Elevations -  

Drawing No.DD.21 Rev D and 
Drawing No.DD.22 Rev C 

• Overall Landscape Plan dated 5 
October 2021 

• Overall Tree Plan dated 5 October 
2021 

Supplementary Documents  
3. Design Review Report 1 and 2  

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

☐ Yes  
☐ N/A  
 

Complete Responsible Authority 
Recommendation section 

☒ No  Complete Responsible Authority 
and Officer Recommendation 
sections 
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Responsible Authority Recommendation 
 
1) Note the importance of ensuring that the carpark of the proposed school can 

operate in a manner that reduces the risk of conflict between pedestrians and 
motorists using this area. 

 
2) Endorse the staff recommendation on the application to the Metro Outer Joint 

Development Assessment Panel, which is to approve the application with 
conditions, subject to the inclusion of the following additional Condition: 

 
Prior to commencement of operation of the school the applicant/owner is to 
prepare, to the satisfaction of the City of Swan, a “Kiss and Drive” Operational 
Plan that will detail the management and supervision of the operation of the 
carpark and kiss and drive area through designation of: 
(i) lines of pedestrian movement through the car parking area, including 

crossing points of the carpark; 
(ii) vehicle travel speeds through the car parking area; and 
(iii) signage and line marking to the car parking area that indicates pedestrian 

movement areas and vehicle speeds to users.  
 
3) Note the reason for modifying the staff recommendation is to respond to the 

reasonable concerns of Council with the safety in operation of the proposed 
school’s car parking area by ensuring it is appropriately managed in operation 
as recommended by the applicants own Traffic Impact Assessment by Shawmac 
dated 30 August 2021.    

 
Officer Recommendation 
 
It is recommended that the Metro Outer Joint Development Assessment Panel 
resolves to: 
 
Approve DAP Application reference DAP/21/02060 and Accompanying Plans in 
accordance with Clause 68 of Schedule 2 (Deemed Provisions) of the Planning and 
Development (Local Planning Schemes) Regulations 2015, and the provisions of 
Clause 10.3 of the City of Swan Local Planning Scheme No.17, and pursuant to clause 
26 of the Metropolitan Region Scheme subject to the following conditions: 
 
Conditions   

 
1. This approval is for an Educational Establishment as defined in the City of Swan 

Local Planning Scheme No.17, and the subject land may not be used for any 
other use without the prior approval of the City. 
 

2. All building and works to be carried out under this development approval are 
required to be contained within the boundaries of the subject lot. 
 

3. Prior to the occupation or use of the development, a minimum of 67 vehicle 
parking bays must be provided on the lot in accordance with the approved plans.  
The design of vehicle parking and access must comply with AS/NZ 2890.1 (as 
amended).  Accessible parking bays must comply with AS/NZ 2890.6 (as 
amended). 
 

4. Prior to the occupation or use of the development, a minimum of 20 bicycle 
spaces (comprising of 10 bike racks) must be provided on site to the satisfaction 
of the City of Swan.  The design and construction of the bicycle spaces must be 
in accordance with AS/NZ 2890.3:2015 Parking Facilities Part 3: Bicycle Parking. 
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5. Vehicle parking, access and circulation areas must be sealed, kerbed, drained 
and maintained to the satisfaction of the City of Swan, in accordance with the 
approved plans.  
 

6. All crossovers must be built and maintained in accordance with the City's 
specifications. 
 

7. No wall, fence or landscaping greater than 0.75m in height measured from the 
natural ground level at the boundary, shall be constructed within 3m of a 
vehicular access way. 
 

8. Prior to approval of the building permit, the Applicant needs to submit to the City 
of Swan for approval a detailed Drainage Management Strategy with drawings. 
 

9. All stormwater produced from this property including subsoil drainage must be 
collected and disposed of in accordance with the approved detailed Drainage 
Management Strategy. 
 

10. Refuse bin areas adequate to service the development must be provided to the 
satisfaction of the City of Swan prior to occupation or use of development. 
 

11. External lighting shall comply with the requirements of AS4282 - Control of 
Obtrusive Effects of Outdoor Lighting.  
 

12. The approved Landscaping Plan must be implemented within the first available 
planting season after the initial occupation of the development, and maintained 
thereafter, to the satisfaction of the City of Swan.  Any species that fails to 
establish within the first two (2) planting seasons following implementation must 
be replaced in consultation with, and to the satisfaction of, the City of Swan. 
 

13. All trees located along the western boundary are to be protected during the site 
works and construction of the development, and thereafter maintained. 
 

14. Bike racks are to be provided with appropriate weather protection. 
 

15. All piped, ducted and wired services, air conditioners, hot water systems, water 
storage tanks, service meters and bin storage areas must be located to minimise 
any visual and noise impact on the occupants of nearby properties and screened 
from view from the street.  Design plans for the location, materials and 
construction for screening of any proposed external building plant must be 
submitted to and approved by the City of Swan prior to the issue of a building 
permit. 
 

16. All areas of outdoor storage must be screened from public view.  Design plans 
for the location, materials and construction of proposed screening are to be 
included on the development plans to the satisfaction of the City of Swan prior 
to the issue of a building permit. 
 

17. The development must be connected to Scheme Water and the Water 
Corporation's sewer where available. 
 

18. Prior to a building permit being issued, the landowner must contribute a sum of 
1% of the total development construction value toward Public Art in accordance 
with the City of Swan Local Planning Policy POL-LP-1.10 Provision of Public Art, 
either by: 
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a. Payment to the City of Swan of a cash-in-lieu amount equal to the sum of 
the 1% contribution amount ($66,490).  This must be paid to the City of 
Swan prior to the date specified in an invoice issued by the City of Swan, 
or prior to the issuance of a building permit for the approved development, 
whichever occurs first; or 

 
b. Provision of Public Art on-site to a minimum value of the 1% contribution 

amount ($66,490).  The following is required for the provision of Public Art 
on site: 

 
i. The landowner or applicant on behalf of the landowner must seek 

approval from the City of Swan for a specific Public Art work including 
the artist proposed to undertake the work to the satisfaction of the 
City of Swan in accordance with POL-LP-1.10 and the Developers' 
Handbook for Public Art (as amended.) The City of Swan may apply 
further conditions in regard to the Public Art. 

 
ii. No part of the approved development may be occupied or used until 

the Public Art has been installed in accordance with the approval 
granted by the City of Swan; and 

 
iii. The approved Public Art must be maintained in compliance with the 

approval granted by the City of Swan and any conditions thereof, to 
the satisfaction of the City of Swan. 

 
19. Signage illumination shall not flash or pulsate to the satisfaction of the City of 

Swan. 
 

20. All earthworks and footings must be located entirely within the subject lot and 
must not encroach upon the road reserve or any other land. 
 

 
Details: outline of development application 
 
Region Scheme Metropolitan Region Scheme 
Region Scheme - 
Zone/Reserve  

Urban 

Local Planning Scheme City of Swan Local Planning Scheme No.17 
 Local Planning Scheme - 
Zone/Reserve 

Local Reserve - Public Purposes (Primary School)  

Structure Plan/Precinct Plan N/A 
Structure Plan/Precinct Plan 
- Land Use Designation 

N/A 

Use Class and 
permissibility: 

Educational Establishment N/A 

Lot Size: 35,000m2 
Existing Land Use: Vacant land 
State Heritage Register No 
Local Heritage 
 

☒     N/A 
☐     Heritage List 
☐     Heritage Area 

Design Review ☐     N/A 
☐     Local Design Review Panel 
☐     State Design Review Panel 
☒     Other - Peer Review  
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Bushfire Prone Area  No 
Swan River Trust Area No 

 
 
Proposal: 
 
Proposed Land Use Educational Establishment  
Proposed Net Lettable Area Approximately 3,205m2 
Proposed No. Storeys Single Storey 
Proposed No. Dwellings N/A 

 
Background: 
 
The application seeks to relocate the existing Beechboro Christian School which is 
located approximately 380m west of the subject site at Lot 55 (No.375) Marshall Road, 
Bennett Springs.  It will bring over fourteen existing transportable classrooms for re-
use on the subject site.  It will also involve the construction of three (3) new permanent 
buildings on the subject site. 
 
The application is proposed to allow the school to expand due to school enrolments 
steadily increasing, and the current location is confined in area and no longer able to 
facilitate the population of the school.  There are currently 269 students and 37 staff. 
The proposed expansion would accommodate 440 students. 
 
Legislation and Policy: 
 
Legislation 
 
Planning and Development Act 2005 
Planning and Development (Local Planning Schemes) Regulations 2015 
Planning and Development (Development Assessment Panels) Regulations 2011 
 
State Government Policies 
 
State Planning Policy 7.0 - Design of the Built Environment 
Government Sewerage Policy 2019 
 
Local Planning Policies 
 
POL-TP-129 Vehicle Parking Standards 
POL-LP-1.10 Provision of Public Art 
POL-LP-1.13 - Design Review   
 
Consultation: 
 
Public Consultation 
 
Consultation was undertaken in the following manner: 
 
Duration: 14 days between the 6th September and the 21st September 2021 
 
Method: Letters to nearby landowners, notice on the City of Swan's website, and three 
(3) signs on site. 
 
Submissions Received: a total of 27 submissions were received, consisting of 13 
objections, three (3) submissions of conditional support, 10 non-objections and one (1) 
neutral submission. A summary of the issues raised follows: 
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Issue Raised Officer comments  
Traffic and parking 
 
Parking should be 
located along the 
western side boundary 
and exit via Bridgeman 
Drive, or to be located on 
a side street. 

The applicant has submitted that parking and traffic 
movements have been carefully analysed by a traffic 
engineer.  The local road network has adequate 
capacity to accommodate the re-distribution of school 
traffic from the existing school site. 
 
The proposed parking provisions have been designed 
to accommodate staff and visitor numbers in addition 
to a large 'kiss-and-drop' area. 
 

Need for another Public 
School in close 
proximity, not Private 
School.  This was an 
initial selling point for 
residents 

The Department of Education has knowingly sold the 
land to the Swan Christian Education Association Inc.  
It is understood that there is a sufficient number of 
public schools within the vicinity to accommodate the 
catchment areas. 
 

Noise The applicant has submitted that the School uses a PA 
system/siren to signify breaks and emergency 
procedures.  The system will operate within the 
guidelines regarding noise levels to minimise disruption 
to local residents. 
 

Visual Amenity due to 
fencing requirements 
and demountable 
buildings 

The applicant has submitted that the design of the front 
fence has been carefully considered.  It will be a low 
height and being near the car park will be positioned 
within landscaping which will significantly reduce any 
visual impact.  The low level fencing will extend around 
the eastern side of the site.  A higher fence will be 
erected along the western boundary, parallel to the 
park and obstructed from view by the existing trees. 
 
The transportable buildings are not mine-site sheds.  
The buildings have been constructed specifically for 
educational purposes.  They are composed of 
materials chosen for their aesthetic qualities as well as 
their durability for a school environment. 
 
The School's long-term plan is to replace the 
transportable classrooms with permanent buildings. 
 

Use of the public park 
will take away facilities 
from the community 
. 

The use of the public park will be subject to booking 
the facility through the City. 

 
City staff have reviewed the applicant's response to submissions and are accepting of 
all responses.  
 
Referrals/consultation with Government/Service Agencies  
 
The application was referred to the following agencies: 

• Department of Education; 
• Department of Health; and 
• Department of Planning Lands and Heritage (Aboriginal Heritage Directorate) 
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The Department of Education (DoE) was the former owner of the subject land.  The 
DoE sold the subject site to Swan Christian Education Association (the current 
landowner) on the 22 December 2020.  The application was referred to the DoE to 
seek comment as to the impact of this school site on surrounding and planned public 
primary schools.  DoE advised that the proposed Primary School will not adversely 
impact Beechboro Primary School which is the closest public school to the site. 
 
The Department of Health (DoH) have advised that: 

• The development is required to connect to scheme water and reticulated 
sewerage, and be in accordance with the Government Sewerage Policy 2019.  
Potable water must be of the quality specified under the Australian Drinking 
Water Quality Guidelines 2011. 

• All food related areas are to comply with the provisions of the Food Act 2008. 
• Consideration should be given to potential health risks of the proposed site 

through a health risk assessment or other methodical analysis of health 
impact.  This would include the location's supportiveness and safety for 
physical activity, air pollution and asthma levels, past or present 
contamination of site or nearby areas, and nearby sources of pollution, noise, 
dust or contaminants such as highways and potential conflicting land use such 
as for fast food locations. 

• Provide safe infrastructure including a 'Safe Routes to School' plan to 
maximise opportunities for walking and biking to school.  This should be 
integrated with public transport. 

• All public access areas are to comply with the provisions of the Health 
(Miscellaneous Provisions) Act 1911, related regulations and guidelines, and 
in particular Part VI - Public Buildings. 

 
The Department of Planning Lands and Heritage (DPLH) advised that the site is 
located within the public boundary for the Bennett Brook: in toto and Bennett Brook: 
Camp Area, but not within the boundary as administered by the Department of 
Planning Lands and Heritage - Aboriginal Heritage Operations.  As such, DPLH had 
no comment to make in relation to this application. 
 
It is noted that Main Roads WA (MRWA) also became aware of this proposal.  MRWA 
submitted that they have no comment on this proposal. 
 
Design Review Panel Advice 
 
State Planning Policy 7.0 (SPP 7.0) addresses design quality and built form outcomes 
in Western Australia.  It seeks to deliver broad economic, environmental, social and 
cultural benefits that derive from good design outcomes and supports consistent and 
robust design review and assessment processes across the State.  SPP 7.0 sets out 
10 design principles to assess developments against.  
 
Pursuant to the City of Swan Local Planning Policy POL-LP-1.13 Design Review, Opt-
In JDAP applications require a Peer Review.  wOnder city + landscape were engaged 
to conduct a Peer Review.  Their assessment against the relevant Design Principles 
follows:  
 
The application was referred to wOnder city + landscape for a Peer Review.  The 
conclusion of the Peer Review was that Context and Character, Landscape Quality, 
and Sustainability were not supported, Functionality and built quality, Amenity, 
Legibility, Safety, Community and Aesthetics required further attention and Built Form 
and Scale were supported.   
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A detailed exposition of this process is contained within the Planning Assessment 
section of this report. 
 
 
PLANNING ASSESSMENT: 
 
The proposal has been assessed against all the legislative requirements of the City of 
Swan Local Planning Scheme No.17 and State and Local Planning Policies outlined 
in the Legislation and Policy section of this report.  A brief assessment against each 
planning tool follows. 
 
Zoning and Use Permissibility 
 
The subject land is reserved under the City of Swan's Local Planning Scheme No.17, 
and therefore no land use permissibility's apply to the site.  Local Planning Scheme 
No.17 states that: 
 
In determining an application for planning approval the local government is to have 
due regard to: 
 

a) the matters set out in clause 10.2; and 
b) the ultimate purpose intended for the Reserve. 

 
There are 28 matters to be considered as set out in clause 10.2.  Of those, relevant 
considerations pertain to visual amenity, compatibility within its setting, social impacts, 
preservation of amenity broadly, traffic and access, and the ultimate intended purpose 
of the Reserve.  These matters are considered in the assessment, and discussed 
throughout this report. 
 
As already established, the land is Reserved for Public Purposes - Primary School.  
The proposed development is for a Private Primary School.  It is true to say that the 
site has always been intended for a Primary School. 
 
The matter of contention is that the land is Reserved for Public Purposes, not private 
purposes.  However, the land was knowingly sold by the Department of Education to 
the current landowner.  Doing so suggests that the land is not required for the purpose 
of providing a Public Primary School.  The matter of public purposes therefore falls 
away. 
 
It follows that it is reasonable to conclude that the Primary School is the ultimate 
intended purpose of the Reserve. 
 
State Planning Policy 7.0 - Design of the Built Environment 
 
At the end of the Peer Review on the initial design proposal, wOnder city + landscape 
did not support the following: 

• Filling in of the drain, as the site is part of the Bennett Brook System with 
powerful mythological, historical and social associations; 

• Exacerbation of the urban heat loading through roofs, pavement, barren 
mulch and little tree canopy proposal; 

• Front setback being designed as an inhospitable parking area; 
• Design of the Parking Area lending itself to a high-speed environment; 
• The removal of some trees along the western edge due to the close proximity 

of the hard court and shade structure and transportable classrooms; 
• The removal of two (2) mature trees on the south side of the development; 
• The replacement of turf on the western edge with mulch; 
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• Insufficient facilities for cyclists and shade for walking and cycling; 
• Lack of seating opportunities; and  
• Lack of detail around energy efficiency. 
 

wOnder city + landscape made a number of suggestions to improve the design.  These 
have been classified into three (3) main themes: Landscaping, Built Form and Design 
Configuration and Use and Amenity: 
 
Landscaping 

• Landscaping and improving the drain to be used for nature play and drainage 
functions; 

• Growing a significant tree canopy and including the planting size and species, 
throughout the development but in particular within the parking area; 

• Shift the buildings east to ensure all western boundary trees are retained;  
• Retain turf around the base of the trees instead of proposing mulch; 
• Replace the mulch proposed along the east and south with native planting; 
• Remove parking bays and replace with trees; 
• Use of the correct soil mixtures for the turf can reduce irrigation requirements 

by up to 60%; 
• Planting around the front fence should be kept low to allow for visual 

interaction and passive surveillance; and 
• Including a school garden, educational garden, food orchard, native garden, 

bush tucker garden or other type of educational and/or community uses. 
 

Built Form and Design Configuration  

• Vehicle access and egress to Bennett Springs Drive should be tightened to 
provide an appropriate low-speed, child-safe environment; 

• Locate the parallel parking on both sides of the central walkway to reduce 
distance from the furthest bay to the walkway; 

• Provision of a seating note at the main entrance of the school in front of the 
fence; 

• The footpath on the southern side of the parking area could be widened to 
allow seating for children to safely wait; 

• Add windows for the toilets between Pre-Primary No.1 and No.2 to provide 
access to daylight; 

• Add windows for the kitchenettes between Kindy No.1 and No.2 and between 
Kindy No.3 and Pre-Primary No.2 to provide access to daylight; 

• All air conditioning units should be out of view of the public realm, included in 
the constructions or screened from view; 

• Consideration to more seating and diversity of seating to promote relaxation 
and socialising in different configurations; 

• A clear hierarchy to support intuitive wayfinding needs attention; 
• Consider moving the front doors of Kindy No.3 and Pre-Primary No.1 and 

No.2 to the north side, with sliding doors on both sides of the class rooms; 
• Include more play and socialising opportunities including street games, 

informal play incentives (in the pavement, furniture, art), drinking fountains 
etc; 

• Weather protection for bike racks should be provided as well as end-of-trip 
facilities; and 

• Floor plans of the transportable classrooms must be provided for a complete 
peer review. 

 
Use and Amenity 

• School gates should be open for public use after school hours; 
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• Improve visual transparency from Bridgeman Drive; 
• Consider inviting community uses for after hours; 
• Obtaining agreement between the School and the City of Swan for co-use of 

the adjoining park; and 
• Consider a community use for the underutilised mulched area to the north and 

east such as a school and community garden. 
 
Applicant's Response 
The applicant provided a revised proposal which made the following changes: 
 
Landscape  

• A more detailed landscaping plan provided addressing: 
o Significant number of new trees will be planted as part of the school 

development to counter any potential heat load problems;  
o The carpark will be punctuated with the addition of new trees to the 

northern boundary, providing an inviting 'front yard'; 
o Turf around the trees on the western edge will be retained; and 
o The proposed tree planting size and species. 

• Educational, food orchard and native garden raised planter beds have been 
added to the south east corner of the community courtyard; 

• The area in front of Admin No.2 will mature into a vibrant native garden; and 
• Proposed fence around the Kindy Courtyard and to the northern portion of the 

site will be low level as well as any adjacent planting to aid passive 
surveillance and visual interaction 

 
Built Form and Design Configuration 

• The hard courts have been moved further east away from the tree line on the 
western boundary.  Two (2) transportable buildings are above ground with no 
below ground footings; 

• Windows have been added to all of the kitchenettes and pre-primary toilet 
spaces; 

• All air-conditioning units on transportable classrooms that can be seen from 
the public realm will be screened; and 

• Seating has been provided to the northern edge of the site facing the 'kiss-
and-drop' bays.  Further seating is scattered throughout the campus.  The 
configuration of the existing transportable verandahs allows students to sit on 
the ends of the verandah and socialise and interact 

 
In relation to the recommended use of the drain for nature play, the proponent has 
advised that the site does not have any specific known Aboriginal heritage or 
indigenous significance.  The decommissioned drain was constructed in the early 
1950's and was used for agricultural purposes.  
 
The proposed nature play has been strategically positioned so it can easily and safely 
be accessed, as well as allowing for passive surveillance by staff.  It also will create a 
visible, highly activated street front to Bennett Springs Drive.  Whereas using the drain 
as nature play would create significant occupational health and safety issues for the 
school, and require a separate fence and individual supervision by staff. 
 
The applicant has also obtained an additional technical note to confirm that the current 
design, including entry and exit connections to Bennett Springs Drive is a child-safe, 
low speed environment.  As such, no change is proposed to tightening the access and 
egress to the site. 
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The proponents have advised that additional parking has been provided intentionally.  
Unlike government schools with an immediate catchment area where many families 
can walk or cycle to school, Beechboro Christian School is an independent school.  
Their catchment is over a very widespread area.  As a result, most children are dropped 
off by car.  As such, they have not reduced the proposed number of parking bays. 
 
The applicant has advised that the seating node at the entrance has specifically been 
designed behind the fence as part of a controlled play space for the Early Learning 
Centre.  Additional seating has been provided adjacent to the 'kiss-and-drop'.  To this 
end they are not willing to move this seating node in front of the fence. 
 
The applicant has provided additional explanation to support the existing layout of the 
Administration Buildings.  They state that Admin No.1 is the main entrance for visitors 
as it is positioned closer to the front of the school than Admin No.2.  It also has a large 
glazed façade on the front of the building which allows visitors to make a clear visual 
connection from a distance, identifying the school reception area.  They also confirm 
that both these buildings have end-of-trip facilities. 
 
The purpose of the mulch along the south and east will be used for future learning 
opportunities such as raised planter beds.  It will be used as a community, educational 
and environmental zone.  As such, the proponent plans to retain the proposed mulch 
and not install planting in these zones. 
 
The proponent has submitted that the loss of two (2) trees is considered acceptable 
given one (1) of the two (2) trees is small and more akin to a bush, and due to the 
School providing a significant number of new trees which offsets the loss of the two (2) 
existing trees.  They note the comments relating to irrigation and correct soil mixtures.  
The landscape specifications will reflect the appropriate soil build up for turfed areas. 
 
They have noted that it is not practical for the campus to open after hours for security 
reasons.  The school currently runs a number of programs which brings the community 
into the grounds such as the River Rangers program and community fair days.  They 
note that the school is currently in discussions with the City of Swan on an agreement 
to use the adjacent public park for specific sporting and school based events. 
 
The applicant has also confirmed that the permanent buildings have been designed to 
meet current building codes and standards.  They include insulation of all walls and 
roofs, operable louvres on opposite sides of the classrooms allowing for cross-
ventilation, high level skylights reducing the need for artificial lighting, reduction of 
volatile organic compounds, low allergen materials and spaces, use of E glazing and 
control systems selected to minimise energy consumption.  
 
They also confirm that the entry points for the Kindy and Pre-Primary No.1 and No.2 
are accessed from the Early Learning Centre central/internal courtyard. 
 
The applicant is of the view that the school has been designed with clear sightlines 
through the campus.  They submit that there are no hidden areas or corners. 
 
Secondary Design Review by wOnder city + landscape  
wOnder city + landscape were given the opportunity to review the revised proposal 
and additional information as to why the applicant has retained certain elements of 
their design.  At the close of the secondary review, there were no elements which were 
not supported.  wOnder city + landscape provided the following final suggestions: 

• Analyse aerial photos from the early 1950's and earlier and connect with 
Noongar Elders to be better informed.  Use those findings in the further 
detailing of the landscape plan and possibly the layout of the central walkway;  
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• The child-safety of the parking area would be further improved by: 
o Letting the fire truck enter the central walkway directly from Bennett 

Springs Drive with appropriate kerb treatment, instead of double turning 
though the parking area; 

o Tightening the swept paths of the entrances to clearly set the 
expectations regarding drivers' behaviour; 

o Consider reducing the radius of the driveway to match the 4.5m radius 
of the street entrance; and 

o Install one-way traffic, as indicated on the Brabham Primary School 
reference, allowing to reduce the entrance and exit driveways from 6m 
to one (1) vehicle width. 

• Further explanation is required of the intent of the central walkway potential 
providing views to the south; 

• Look into possibilities of nature play for the primary school students, and 
combine with learning about the original landscape and its values; 

• The 'non-irrigated mass tube planting' and mulch zones on the east side need 
more design attention; 

• The retained mature tree (within the western tree line) is not yet included in 
the landscape plan; 

• The choice of tree species needs further consideration.  Large tree species 
should be considered to grow effective shade and provide cooling, especially 
along Bennett Springs Drive around the parking area.  Trees should be 
located closer to the carriageway, between the parking bays; 

• More Native species should be considered for the courtyards; 
• Consider combining drainage and stormwater retention with nature play (for 

primary school students), environmental learning and acknowledgement of 
Aboriginal cultural values; 

• A canopy over the bike racks to provide weather protection is advised; 
• Consider further diversity of seating arrangements along the central walkway 

and in the community courtyard; 
• Consider more incentives throughout the landscape design for informal play 

and socialising, including street games in the pavement, multifunctional 
furniture, interpretive objects etc; 

• Consider widening the footpath to provide enough space for prams and 
people passing;  

• Consider locating the parallel bays evenly on both sides of the central 
walkway to reduce walking distance to the school gate to improve safety; 

• Consider locating the parking bay for the 12 seater bus directly next to the 
central walkway, either on the east or west side; and 

• Lighting for safety during evening hours might need attention 
City Staff Assessment: 
The City is satisfied with the modifications made by the applicant in response to the 
Peer Review comments.  The responses to the neighbour objections are supported by 
City staff as they are logical and fair. 
 
The significant 'over-supply' of parking is accepted, as some of the objections already 
raised concern around parking and it is accepted that as a Private School, students 
may be coming from further afield and rely on a private vehicle for commuting.  The 
addition of shade trees in the parking area improves this space considerably. 
 
The concern maintained in relation to the safety of the parking area with the 
introduction of fire trucks is considered adequately addressed.  Fire drills occur during 
the school day when there are no children within the parking lot.  In the event of a fire 
emergency during peak periods, the traffic flow through the parking area would be 
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expected to be low-speed by virtue of children and parents moving through the space.  
An additional access point may add confusion to the site. 
 
Reducing the radius of the driveway to match the 4.5m radius at the street entrance is 
considered onerous.  The wider entry and exit is considered appropriate to allow 
vehicles to comfortably manoeuvre the site.  The expected speed at peak hour will be 
low in itself, and unlikely to require design treatments to restrict speeds further.  
 
Reducing the driveway to one (1) vehicle width would affect the ability of vehicles to 
safely reverse out of parking bays.  It is also noted that Australian Standards require 
aisles for 90 degree parking to be always two-way.   
 
In relation to objections received contending that the development will cause 
congestions on the roundabout, City staff have reviewed the proposal along with the 
technical reports provided by the applicant and are satisfied that there will be no 
queuing at the crossover to the west of Crystal Turn round-a-bout.  It is considered that 
the internal driveway should be a sufficient buffer to store any potential queue from 
traffic waiting to get past vehicles reversing out of a car parking spot. 
 
A close inspection of the survey plans indicated the existing western tree line is located 
very near to the legal boundary; approximately 0.53m at the closest.  The timber 
bollards are acknowledged to be on the proponents land.  The City has no objection to 
them being removed given the proponent will be installing new perimeter fencing on 
the boundary.  The western tree line is to be protected during construction and 
maintained thereafter.  
 
A detailed assessment of the proposed landscaping plan has been undertaken in light 
of the Peer Review comments received.  City staff note that of those proposed, only 
three (3) species fit into the 'Large' category at maturity and that the majority of the 
proposed species are considered medium.  Notwithstanding, in excess of 30 shade 
trees are proposed throughout the development, and while classified as a 'medium' 
tree with heights between 5m and 8m, these are still highly functional.  
 
The City supports the Peer Reviewer's comments relating to providing the bike racks 
with weather protection.  This is reflected as a recommended condition of approval. 
 
It is considered that the remainder of the Peer Reviewer's comments could be 
incorporated into the development as it establishes into the future.  Informal play and 
street games, landscape design, additional trees, additional nature play and learning 
objectives are all matters which naturally evolve over time.   
 
The applicant has advised that the development will be serviced by a private waste 
collection service.  To this end, the number of bins required to service the development 
and frequency of collection will be at the operator's discretion.  
 
 
Conclusion: 
The application has been assessed against all relevant legislation and has undergone 
a Peer Review.  The applicant has amended their proposal in response to Peer Review 
comments and has demonstrated compliance with Local Planning Scheme No.17 
requirements and general compliance with all other requirements of State and Local 
policies. 
 
At the close of assessment, it is considered that the sum changes made to the original 
proposal along with the additional justification for the retention of other design 
considerations is a superior design outcome and will contribute in a positive way to the 
Bennett Springs community.  
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Design Review Report DA 694-21 
 

Subject  Development Review – Proposed Primary School Lot 27 Bennett 
Springs Drive, Bennett Springs, DA 694-21 

Date 22 September 2021 
Design reviewer Hans Oerlemans, wOnder city+landscape 
Proponent Allerding Associates, for Swan Christian Education Association 
Planning Authority City of Swan 
Contact Person Rebecca Lodge, Senior Planning Officer 

 
Documentation assessed: 
! Request for Quote - JDAP - reduced size.pdf (including the Development Application 

Report and drawings); received 26 August 2021 
! Landscape & Irrigation Plan and amended Site Plan DD.01; received 22 September 2021 
 

Summary of strengths and weaknesses 
Strengths of the proposal 
! Re-use of the transportable buildings is an important strength of the proposal. They reduce 

waste and allow for testing the school layout and functionalities before locking these in with 
permanent buildings. However, how they work aesthetically with the new buildings cannot 
be assessed, as the necessary information is not provided. 

! The co-location with the park and the spacious layout of the school complex around 
courtyards provides important opportunities for creating an integrated community hub, as 
the proposal states to intent. While the design can be further strengthened to achieve the 
aspiration, the realisation will very much depend on the accessibility of the school ground 
for after hour use and the management agreement with the City of Swan. 

Weaknesses of the proposal / Opportunities for improvement 
! The proposal ignores the remaining signature of aboriginal culture on country, erasing the 

drain instead of celebrating it for stormwater, nature play, education and healing. The 
proposal also worsens the problem of urban heating in an already challenged 
environment. It is a pity to see that three of the four School’s values - kindness, courage and 
excellence - are not translated into the design. On the contrary, the proposal is unkind to 
the history and environment, and not showcasing courage or excellence. A redesign of the 
school layout combined with a suitable landscape design could solve these issues. 

 
Summary of assessment according to the 10 Principles of Good Design 

1. Context and character  6. Amenity  
2. Landscape quality  7. Legibility  
3. Built form and scale  8. Safety  
4. Functionality and built quality  9. Community  
5. Sustainability  10. Aesthetics  

 

 Supported  Requires further attention  Not supported 
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Detailed assessment regarding the 10 Principles of Good Design 
The 10 Principles of Good Design are meant to be used in a holistic way. The notes below need to be read with 
that in mind. Many points relate to multiple principles. For the readability, points are noted under the principle 
they relate to most. The reader needs to consider relevance to other principles.  
 
 

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

Assessment 
1) An analysis of context and character and argumentation for the proposed built form is 

absent. Even though, the 1-storey permanent buildings with pitched roofs seem suitable in 
the suburban context. 

2) The most striking is the denial of the aboriginal cultural values of the context. The area is 
part of the Bennett Brook System, an area with powerful mythological, historical and social 
associations. It is part of the Waugul creation story, which relates not just to the Swan River, 
but also to the Bennett Brook and all drains feeding into the brook. The Bennett Brook 
System specifically is also a significant locality for the Turtle (Boyee or Yackan) Dreaming. 
The drain on the site, even though it is decommissioned, is a last reminiscence of this 
environmental and cultural context. Filling in the drain is a final piece in erasing the 
aboriginal values and presence on this country. Instead, the design would be better to 
acknowledge and celebrate this cultural and environmental context; instead of deepening 
the wounds, contribute to healing. 

3) The area also has a rural history, including the still present Palm Farm within view, directly 
to the east. The development does not relate to this context either. 

4) One of the biggest contextual issues of the location is the increasing urban heat loading 
due to the greenfield development. The proposal has the opportunity to counter this issue 
with growing a significant tree canopy, but instead exacerbates to the heat problem with 
large amounts of roofs, pavement and barren mulch. 

5) The substantial setback of the buildings to Bennett Springs Drive suits the low-density 
suburb. However, instead of contributing to the streetscape, the front setback is designed 
as an inhospitable parking area. The setback should be designed as an inviting ‘front yard’, 
integrating parking in a proud presentation of the school to the public street. 

 
 

Principle 2  Landscape quality  
Good design recognises that together landscape and buildings operate as an integrated and sustainable 
system, within a broader ecological context.  

Assessment 
1) The set-up with classrooms around green courtyards is good and provides promising 

opportunities. The design of the kindy and primary courtyards is simple and fairly 
functional. The inclusion of the outdoor teaching area is good. The community courtyard is 
too basic and needs more attention.  

2) The inclusion of nature play is a good intent, though appears superficial, as both location 
and design ignore the existing (decommissioned) drain. The proposal should consider 
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using the existing natural environment to develop truly meaningful nature play, instead of 
delivering a mere artificial substitute.  

3) It is not clear if the line of trees along the west side are on the development lot or part of 
the public park. Most of these existing trees are planted within manicured turf and timber 
bollards limit, approximately in line with the edge of the transportable buildings. The site 
plan (DD.01) on the other hand shows a new fence to be erected on the westside of these 
trees, in the current parkland. 

4) The site plan (DD.01) wrongly states all trees along the western edge will be retained. The 
drawn pavement and shade structure of the hardcourt will require to remove at least one 
mature tree, as shown in the later received landscape plan. Moreover, two of the 
transportable buildings are located within the canopy projection, possibly within the 
structural root zone. All mature trees along the west side should be retained and advise 
from a qualified arborist is required regarding the constructions. 

5) Planting size and species of the trees is not provided. It will likely take years before they 
will provide shade. The removal of the two mature trees on the south side of the 
development is not logical. These trees would provide greatly needed shade and cooling 
at Day One. The re-used shade structures will not provide the same cooling effect and 
should be used in addition to, not instead of existing trees.  

6) The carpark is designed as a barren heat island, instead of creating a welcoming frontage. 
Including substantial tree canopy to create shaded parking is recommended. 

7) Replacing the existing turf of the public park around the trees along the west side with 
mulch as shown on the landscape plan is a poor outcome, as well as the vast amounts of 
mulch along the east and south side. Native planting should be considered for the east 
and south areas, while the park edge could be kept in turf. 

 
 

Principle 3  Built form and scale  
Good design ensures that the massing and height of development is appropriate to its setting and 
successfully negotiates between existing built form and the intended future character of the local area.  

Assessment 
1) The bulk and scale of the buildings - single-storey, pavilion-type buildings, mostly with 

pitched roofs - is appropriate in its context. The rhythm and articulation of the permanent 
buildings have a human scale and refers to the suburban setting of detached single-story 
dwellings. 

 
 

Principle 4  Functionality and build quality  
Good design meets the needs of users efficiently and effectively, balancing functional requirements to 
perform well and deliver optimum benefit over the full life-cycle.  

Assessment 
1) The three permanent buildings are simple and functional. The glass doors and sliding 

doors are applauded, allowing for good cross ventilation and easy access to the 
courtyards. 

2) Daylight to the toilet spaces is provided between Kind 1 & 2 and between Kindy 3 & Pre-
primary 2. Consider also windows for the toilets between Pre-primary 1 & 2 and the 
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kitchenettes between Kindy 1 & 2 and between Kindy 3 & Pre-primary 2 to provide access 
to daylight. 

3) Organising the transportable classrooms around the primary courtyard, with their 
verandahs facing the courtyard is a good setup. Floor plans of the transportable buildings 
are not provided; thus their functionality cannot be sufficiently assessed. 

4) Air conditioner units are missing on the plans. (Streetview of the transportable buildings 
show air conditioner units on the facades.) All air conditioner units should be out of view 
from the public realm, included in the constructions or screened from view. 

5) The plan includes a tremendous oversupply of parking bays; 68 provided whereas 19 are 
required, an oversupply of 250%. It is good that in the amended site plan these parking 
bays are outside the school fence and gates, and thus available for double use for events 
at the public park. Still, a significant part of the 49 bays oversupply should be removed to 
include an abundance of trees in the parking area.  

 
 

Principle 5  Sustainability  
Good design optimises the sustainability of the built environment, delivering positive environmental, social 
and economic outcomes.  

Assessment 
1) The re-use of the transportable buildings and shade structures is a positive contribution to 

sustainability. It reduces waste. It also allows to test the layout of the school site and make 
changes, before locking it in with permanent structures. 

2) The proposal seems to ignore the lack of walkability and cyclability of the suburb. Instead, 
it contributes to the problem with the excessive oversupply of car parking, the lack of 
facilities for cyclists (staff, parents, students and visitors), and not providing shade and 
cooling comfort for walking and cycling. This is not only showing a lack of attention for 
sustainability, it also seems to violate the School’s values of kindness, community, courage 
and excellence. 

3) The development ignores the important environmental asset of the site: the 
(decommissioned) drain. Instead of filling in the drain and investigating “underground 
drainage detention (…) in conjunction with detailed engineering” (report, page 6), the 
proponent should consider utilising the existing drain. It could combine drainage needs, 
stormwater retention, nature play, environmental learning, acknowledgement of aboriginal 
cultural values, and so on. A redesign of the school layout is recommended. 

4) The report mentions that “the new buildings will be designed and constructed with energy 
efficiency in mind”, but provides no details if or how this will be achieved. Only a possible 
future integration of solar panels is mentioned. In the area with increasing urban heating 
and consequently increasing power use for air conditioning, more should be expected. 
Consider thermal insulation of the buildings to retain cooling during hot days, and 
growing substantial tree canopy to reduce the urban heat island. 

5) The use of turf is supported to promote outdoor activities on the school grounds. Irrigation 
requirements of the turf should be reduced by using the correct soil mixtures (up to 60% 
reduction in comparison to traditional turf). 
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Principle 6  Amenity  
Good design optimises internal and external amenity for occupants, visitors and neighbours, providing 
environments that are comfortable, productive and healthy.  

Assessment 
1) The co-location of the school with the adjoining park provides promising opportunities for 

dual use. The amended site plan indicates two gates, on each side of the hardcourt, 
allowing for interaction. Dual use in both directions should be allowed for. The gates 
should be open for public use after school hours. 

2) An essential amenity for the school grounds will be shade and cooling during hot weather. 
The inclusion of new and re-used shade structures, covered walkways, verandahs and 
retained tree in the kindy courtyard sets a good base. This should be strengthened with 
retaining the two mature trees on the south side and planting large size and fast-growing 
new trees. 

3) No weather protection is provided for the bicycle racks. Secure bicycle parking and end-
of-trip facilities should be provided (see also Sustainability, point 2) 

4) Except for the seating node at the school entrance, seating seems limited to individual 
benches along a few paths. Consider more diversity of seating arrangements and 
opportunities to sit, relax and socialise in different configurations. This will benefit both 
students during school and others during the School’s community events. 

5) The proposal includes a limited number of standard elements of formal play (hard court, 
play equipment) and informal play (turfed areas, ‘nature’ play). Consider extending the 
play and socialising opportunities, including street games, informal play incentives (in the 
pavement, furniture, art), drinking water fountains, etc.  

6) The low-quality landscaping north and east of Admin 2 and the community court is a 
missed opportunity. Consider including a school garden, educational garden, food 
orchard, native garden, bush tucker garden, or other type of educational and/or 
community uses to support the School’s values of kindness, community, courage and 
excellence. 

 
 

Principle 7  Legibility  
Good design results in buildings and places that are legible, with clear connections and easily identifiable 
elements to help people find their way around.  

Assessment 
1) The use of a main pedestrian entrance from Bennett Springs Drive and central walkway 

into the school grounds sets a good base for legibility and intuitive wayfinding. 
2) The position and orientation of the Admin 1 and Admin 2 buildings, with clear views to 

both front doors from the pedestrian entrance, is good. The Admin 1 seems to present 
itself as the main entrance for visitors, though this depends on the appearance of the 
entrance of Admin 2. A clear hierarchy to support intuitive wayfinding needs attention. 

3) The main entrance of Kindy 3 seems to be on the south side, and not from the kindy court, 
like Kindy 1 & 2. This is confusing. Consider moving the front doors of Kindy 3 and Pre-
primary 1 & 2 to the north side, with sliding doors on both sides of the class rooms. 
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Principle 8  Safety  
Good design optimises safety and security, minimising the risk of personal harm and supporting safe 
behaviour and use.  

Assessment 
1) The fence around the kindy courtyard creates a safe boundary to the adjoining car parking 

and public park. Planting around the fence should be kept low, to allow for visual 
interaction and passive surveillance both ways. 

2) The use of parallel parking bays along the south side of the parking area, with an 
uninterrupted footpath to the central walkway, is a good setup. However, the footpath 
width is limited and could use seating for children to safely wait while parents are 
unloading/preparing their car. Reducing the distance from the furthest bay to the walkway 
and central seating node would also help, for instance by locating the parallel bays on 
both sides of the central walkway. 

3) Safety during evening hours might need attention. The visual openness to assist with 
passive surveillance is provided between park and primary court, to the kindy court, from 
Bennett Springs Drive and Crystal Turn. Visual transparency from Bridgeman Drive can be 
improved. Consider inviting community uses for after hours, such as a school/community 
garden, to improve passive surveillance (see also Amenity, point 6). 

4) The parking area should be clearly designed as a low-speed environment. The speed 
bump in the middle is a good start. Consider continuing the pavement pattern of the 
central walk on the speed bump. The sweeping connections to Bennett Springs Drive 
however are implying a high-speed environment, communicating the wrong message. 
They should be significantly tightened, appropriate to a low-speed, child-safe 
environment. 

 
 

Principle 9  Community  
Good design responds to local community needs as well as the wider social context, providing 
environments that support a diverse range of people and facilitate social interaction.  

Assessment 
1) The report states on page 8: “The integration of a school in central Bennett Springs will 

revitalise and form part of a communal hub that will allow for greater social interaction with 
residents of the community.” This aim is admirable. However, it requires more than the 
school function at a central location, and needs further consideration of the following: 

2) The co-location with the park can provide important dual use benefits, both for the school 
- of the park for sports and exercise - and for the community - of the schoolgrounds after 
school hours. Realisation of these benefits requires harnessing in an agreement between 
School and City. 

3) The inclusion of a seating node at the main entrance of the school is potentially a positive 
contribution to the community, for informal meeting and socialising. However, locating 
this seating node behind the fence and gate makes it feel private, not for community 
members to use. Consider opening the node to the street and locating the fence after the 
reception of the Admin 1 building. This would also improve intuitive wayfinding (see 
Legibility, point 2) and safety (see Safety, point 2). 
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4) Consider a community use for the underutilised mulched areas to the north and east, such 
as a school and community garden (see also Amenity, point 6). This would align with 
School’s values and also enhance safety and surveillance (see Safety, point 3). 

 
 

Principle 10  Aesthetics  
Good design is the product of a skilled, judicious design process that results in attractive and inviting 
buildings and places that engage the senses.  

Assessment 
1) The restrained aesthetics of the permanent buildings seems appropriate, though the 

aesthetic qualities will highly depend of the quality of materials and detailing. Materials are 
only described in abstract – face brickwork, colorbond finish metal deck roof, fiber cement 
cladding – and architectural detailing is not provided. Proper assessment of the aesthetics 
quality cannot be provided. 

2) No details are provided of the transportable buildings, regarding colour, materials and 
finished. How well they will work in unity with the permanent buildings cannot be 
assessed. Consideration needs to be given to the aesthetic cohesion of the complex.  
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Design Review Report DA 694-21 (2) 
 

Subject  Development Review – Proposed Primary School Lot 27 Bennett 
Springs Drive, Bennett Springs, DA 694-21 – 2nd review 

Date 12 October 2021 
Design reviewer Hans Oerlemans, wOnder city+landscape 
Proponent Allerding Associates, for Swan Christian Education Association 
Planning Authority City of Swan 
Contact Person Rebecca Lodge, Senior Planning Officer 

 
Documentation assessed: 
! 211005_Response to Beechboro Design Review Report.pdf; received 5 October 2021 
! Also taken into consideration, the meeting with the proponent and the City of Swan senior 

planning officer, 29 September 2021, discussing the Design Review Report of 22 
September 2021 

 

Summary of strengths and weaknesses 
 
Strengths of the proposal 
! The strengths of the proposal are maintained, including the re-use of the transportable 

buildings, utilising the co-location with the park, the open layout of the school site with 
courtyards, the transparency of the edges, the amenities of the buildings including 
excellent cross-ventilation and good daylight access, and the design of outdoor spaces for 
school and community activities.  

! The proposal is further strengthened by taking many of the comments of the first design 
review on board, either by providing additional information or by amending the plans. 

Weaknesses of the proposal / Opportunities for improvement 
! Although the overall layout of the school grounds is logical in the current suburban setting, 

more attention could be given to the context and character, specifically the past and future 
setting. Consider in the layout of the central walkway with adjoining buildings and in the 
landscape design to make reference to the original landscape and its Noongar cultural 
meanings.  

! The proposal is advised to give further attention to reducing heat loading, especially 
through planting more trees and using species that will provide more shade.  

 
Summary of assessment according to the 10 Principles of Good Design 

1. Context and character  6. Amenity  
2. Landscape quality  7. Legibility  
3. Built form and scale  8. Safety  
4. Functionality and built quality  9. Community  
5. Sustainability  10. Aesthetics  

 

 Supported  Requires further attention  Not supported 
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Detailed assessment regarding the 10 Principles of Good Design 
The 10 Principles of Good Design are meant to be used in a holistic way. The notes below need to be read with 
that in mind. Many points relate to multiple principles. For the readability, points are noted under the principle 
they relate to most. The reader needs to consider relevance to other principles.  
 
 

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

Assessment 
1) The analysis of context and character is still absent. This should include the original 

landscape that was still present till the early 1950’s, the current suburban context, and the 
future, in particular regarding the rest of Lot 27. 

2) The site used to be part of the Bennett Brook System, an area with powerful mythological, 
historical and social associations. Although the site itself is not classified as an official 
heritage site, it was part of a natural system with important cultural values, including the 
Waugul creating story and the Turtle (Boyee or Yackan) Dreaming. Whether this is 
significant depends on the cultural perspective. The proponent is advised to analyse aerial 
photos from the early 1950s and before, and to connect with Noongar elders to be better 
informed. These aspects of context and character should inform the further detailing of the 
landscape plan and possibly the layout of the central walkway with the adjoining buildings. 

3) The 1-storey permanent buildings with pitched roofs are suitable in the current suburban 
context. The issue of increasing urban heat loading in the suburb is partially addressed 
with including more trees (see also ‘Landscape quality’). The connection to the street is 
improved with the inclusion of trees along Bennett Springs Drive. 

4) During the meeting of 29 September, an argumentation was raised regarding the future of 
the school site, with the central walkway potentially providing views to what might happen 
to the south. The layout of the school grounds, with a central walkway and perpendicular 
courtyards, provides an interesting base for future expansion of the school towards Crystal 
Turn and Bridgeman Drive. Though further explanation of the intent is advised. 

 
 

Principle 2  Landscape quality  
Good design recognises that together landscape and buildings operate as an integrated and sustainable 
system, within a broader ecological context.  

Assessment 
1) The set-up with classrooms around the kindy and primary courtyards is simple and 

effective, providing a variety of functional outdoor spaces.  
2) The inclusion of the outdoor teaching area is good. The explanation that the seating area 

next to the front gate is also intended as outdoor classroom for the kindy, is welcomed.  
3) The additional information states that the kindy nature play will be designed by a 

specialist. This is supported.  
4) The proponent is advised to also look into possibilities of nature play for the primary 

school students, possibly with limited access, possibly as part of the curriculum or as part 
of the River Rangers activities. This could be combined with learning about the original 
landscape and its cultural values. 
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5) The use of the mulched areas for outdoor education and River Rangers activities, such as 
the raised veggie beds at the current school, is supported. Even though, the ‘non-irrigated 
mass tube planting’ and mulch zones at the east side need more design attention. 

6) The amendments to the west side are supported, with retention of a mature tree by 
moving the covered basketball court, and retention of the turf, strengthening the 
connection with the adjoining public park. The retained mature tree is not yet included in 
the landscape plan though. 

7) The removal of the two smaller trees for a rational location the southern transportable 
buildings, in order to keep a clear view of the central walkway to the south, is acceptable.  

8) The inclusion of more trees in the landscape plan is supported. Though the choice of 
species needs further consideration. Large tree species should be considered, to grow 
effective shade and provide cooling, especially along Bennett Springs Drive and around 
the parking area. More native species should be considered for the courtyards. 

9) The carpark design is still underwhelming. Although the street appeal has improved with 
the inclusion of trees along Bennett Springs Drive, it is still mostly a heat sump. Consider 
large, shade providing tree species, and consider locating them close to the carriageway, 
between the parking bays. 

 
 

Principle 3  Built form and scale  
Good design ensures that the massing and height of development is appropriate to its setting and 
successfully negotiates between existing built form and the intended future character of the local area.  

Assessment 
1) The bulk and scale of the buildings is unchanged, and still appropriate in its context. The 

rhythm and articulation of the permanent buildings have a human scale and refers to the 
suburban setting of detached single-story dwellings. 

 
 

Principle 4  Functionality and build quality  
Good design meets the needs of users efficiently and effectively, balancing functional requirements to 
perform well and deliver optimum benefit over the full life-cycle.  

Assessment 
1) The three permanent buildings are simple and functional, allowing for good cross 

ventilation, daylight access and direct access to the kindy courtyard. 
2) The addition of windows, providing daylight to more kitchenettes and toilet spaces is 

supported. 
3) Organising the transportable classrooms around primary courtyard with verandahs and 

direct access to the court is a good setup.  
4) The addition of the floorplans of the transportable buildings is appreciated. The location of 

the cantina opposite the covered area, close to the central walkway is well choosen.  
5) Air conditioner units on the outsides of the transportable buildings, as well as air 

conditioners for the permanent buildings, need to be screened from public view. 
6) The explanation about the number of parking bays is appreciated. Keeping them outside 

the school fence allows for double use for events in the public park.  
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Principle 5  Sustainability  
Good design optimises the sustainability of the built environment, delivering positive environmental, social 
and economic outcomes.  

Assessment 
1) The re-use of the transportable buildings and shade structures is a positive contribution to 

sustainability. It also allows to test the layout of the school site and make changes, before 
locking it in with permanent structures. 

2) The re-use of current kindergarden transportable building (Block H) in combination with 
the River Rangers zone is good way to making the best of the existing buildings. 

3) The additional information about the sustainability initiatives for the permanent buildings 
is supported. 

4) The use of turf (with irrigation-reducing soil mix), water-wise native species for low planting 
and mulched areas (to allow for raised planter beds and the like) is supported. 

5) The “underground drainage detention (…) in conjunction with detailed engineering” 
(report, page 6) needs further consideration. The proponent is advised to consider 
combining drainage and stormwater retention with nature play (for primary school 
students), environmental learning and acknowledgement of aboriginal cultural values. 

 
 

Principle 6  Amenity  
Good design optimises internal and external amenity for occupants, visitors and neighbours, providing 
environments that are comfortable, productive and healthy.  

Assessment 
1) The co-location of the school with the adjoining park provides promising opportunities for 

dual use. The gates in the western fence, allowing for direct connection, is supported. 
2) The new and re-used shade structures, covered walkways, verandahs and retained trees 

set a good base for weather protection and shade. Changing the new trees to species that 
grow bigger and provide more shade is recommended.  

3) Having the bicycle racks within the school fence addresses the secure bicycle parking 
sufficiently. Showers in Admin 1 and 2 as end-of-trip facilities are supported. A canopy 
over the bicycle racks to provide weather protection is advised. 

4) It is noted that seating options are provided at several locations across the school 
grounds. Consider further diversity of seating arrangements and opportunities to sit, relax 
and socialise along the central walkway and in the community courtyard. 

5) In addition to the play spaces and elements already provided, consider more incentives 
throughout the landscape design for informal play and socialising, including street games 
in the pavement, multifunctional furniture, interpretive objects, etc.  

6) The intent for educational planting, raised planter beds, food orchard and native garden, 
and involvement of the River Rangers is supported. It will be important to translate intent 
into realised outcomes.  
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Principle 7  Legibility  
Good design results in buildings and places that are legible, with clear connections and easily identifiable 
elements to help people find their way around.  

Assessment 
1) The central pedestrian walkway from Bennett Springs Drive sets a sound base for legibility 

and intuitive wayfinding. The continuation of pavement pattern across the speedbump 
strengthens the legibility. 

2) The additional information about the Admin 2 building entrance supports the Admin 1 as 
main entrance building and addresses the concern in the previous design review 
sufficiently.  

3) The potential confusion of the kindy 3 building entrances is also solved to satisfaction.  
 
 

Principle 8  Safety  
Good design optimises safety and security, minimising the risk of personal harm and supporting safe 
behaviour and use.  

Assessment 
1) The low-level planting around the fence to the kindy courtyard is supported and will 

provide important visibility and passive surveillance.  
2) The 1.2m transparent fences around the school allow for good visual connection and 

passive surveillance to and from the park and surrounding streets. 
3) The parallel parking bays for drop-off / pick-up, with an uninterrupted footpath to the 

central walkway, is a good setup. The revised landscape plan suggests there might be 
benches included along the footpath, which is a good improvement. Consider widening 
the footpath to provide enough space for prams and people passing. Consider to locate 
the parallel bays evenly on both sides of the central walkway, to reduce walking distance 
to the school gate, and thus further improve safety.  

4) Consider to locate the parking bay for the 12-seater school bus directly next to the central 
walkway, either on the east or west side. 

5) Sufficient lighting for safety during evening hours might need attention. This will also 
support the school’s community programs and after-hours community events.  

6) The additional information of the fire truck swept paths and school parking references is 
appreciated, though not convincing. The child-safety of the parking area can be further 
improved by considering: 
• to let the fire truck enter the central walkway directly from Bennett Springs Drive with 

appropriate kerb treatment, instead of double-turning through the parking area; 
• tightening the swept paths of the entrances, to clearly set the expectations regarding 

drivers’ behaviour. Consider reducing the radius of the driveway to match the 4.5m 
radius of the street entrance; 

• install one-way traffic, as indicated on the Brabham Primary School reference, allowing 
to reduce the entrance and exit driveways from 6m to one vehicle width. This will 
further reinforce drivers to drive slow and pay attention. 

7) Outside the plan boundary, the footpath along Bennett Springs Drive need to have 
priority over both driveways.  
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Principle 9  Community  
Good design responds to local community needs as well as the wider social context, providing 
environments that support a diverse range of people and facilitate social interaction.  

Assessment 
1) The intent for dual use of the of the park is supported. 
2) Locating the seating node at the main entrance behind the school fence, to allow the node 

to be used as outside class for the kindy, is supported. 
3) The additional information regarding the intended use of the mulched areas for education 

and community purposes is appreciated and supported. 
4) The limitations to open the school grounds after hours are understood. The use of low 

fencing and gates to Bennett Springs Drive and the public park are supported, as they 
provide the opportunity to easily open up the grounds in the future if situations change. 

 
 

Principle 10  Aesthetics  
Good design is the product of a skilled, judicious design process that results in attractive and inviting 
buildings and places that engage the senses.  

Assessment 
1) The restrained aesthetics of the permanent buildings is supported. The quality of materials 

and architectural detailing, more than provided, will be important to realise the quality 
suggested in the visualisations.  

2) The additional plans and photos of the transportable buildings is appreciated. The colour 
setting - cream white, with accent colours for the classroom doors facing the primary 
courtyard, and dark blue for the entrance of Admin 2 - is restrained and appropriate as 
background to the permanent buildings.  
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