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1 Preliminary  
 

1.1 Introduction 
 
Planning Solutions acts on behalf of LP WA NO 6 Pty Ltd, the proponent of the proposed service station 
development at Lot 1 (1351) and Lot 132 (1369) Wanneroo Road, Wanneroo (subject site). Planning Solutions 
has prepared the following Development Application in support for the proposed development situated on the 
central east portion of the subject site (development area). 
 
This report will discuss various matters pertinent to the proposal, including: 

• Background. 

• Site details. 

• Proposed development. 

• Town planning considerations. 
 
This application seeks development approval for the use and development of a Liberty service station, comprising 
a 330m2 retail building, 16 refuelling bays, 9 standard bays (including 1 ACROD bay and 1 air and water bay), 
service areas, landscaping, signage, and access. The development forms part of stage one of the broader 
development and will provide the sale of petroleum products as well as goods and services of a convenience 
nature to passing motorists and the surrounding locality. 
 
The development is appropriately situated along a major arterial road and reflects the prevailing and merging 
highway commercial character of the locality. We respectfully request the Metro Outer Development Assessment 
Panel (JDAP) grant approval to the proposed development. 
 

1.2 Background 
 
1.2.1 Pre-lodgement engagement  
 
Consultation and pre-lodgement engagement have occurred with the City of Wanneroo (City) with respect to the 
proposed service station. On 21 May 2021, Planning Solutions and Leyton Property attended a meeting with senior 
officers at the City. The outcomes of this engagement have informed this proposal and the finalisation of the 
development plans.  
 
1.2.2 Subdivision 
 
On 6 July 2018, the Western Australian Planning Commission (WAPC) granted approval to an application to 
subdivide the subject site (WAPC ref 156082) into two freehold lots, a POS reserve and local road reserve.  
 
Subsequent approval to subdivide the southern lot into six freehold lots, including Future Lot 1 (development 
area) was granted by the WAPC on the 11 January 2019 (WAPC ref 157288). As a condition of this approval, 
Future Lot 1 cannot be created until the creation of the parent lots under Subdivision 156082. As part of this 
subdivision, an easement for the purpose of right of carriageway will be created along the middle / southern portion 
of the site, including on Future Lot 1. This will grant access from the internal road to the future lots.  
 
Future Lot 1 will be located in the central portion of the subject site, adjacent to the future internal road and 
comprises a total area of 3,530m2. As part of the subdivision, all existing features and improvements on the 
development area will be removed with the land being filled and levelled prior to creation.  
 
Refer Appendix 1 for a copy of the approved Plans of Subdivision.  
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2 Site Details 
 

2.1 Land Description 
 
Refer to Table 1 below for a description of the subject site. 
 
Table 1 – Lot details 

Lot Plan/Diagram Volume Folio Registered Proprietor Area (m²) 

1 P7782 28 14A Silverglade Holdings Pty Ltd 32,871 

132 DP231049 1663 446 Lakewide Pty Ltd 34,0775 

 
An easement burden to the benefit of the Water Corporation for pipeline purposes (sewerage) is listed on the 
Certificate of Title for Lot 1.  
 
The development area is situated on the central east portion of the subject site and comprises an area of 3,530m2. 
On creation, an easement burden for the purpose of public access will be placed on the title of Future Lot 1. The 
future easement has been incorporated into the design of the development. 
 
Refer to Appendix 2 for copies of the Certificates of Title and Plans. 
 

2.2 Location 
 
2.2.1 Regional Context 
 
The subject site is within the municipality of the City of Wanneroo (City), located approximately 27 kilometres north 
west of the Perth city centre, 3 kilometres north east of the Joondalup city centre and 3.5 kilometres north west of 
the Wanneroo town centre.  
 
The subject site fronts Wanneroo Road, a major arterial road linking the Perth city centre to the northern 
metropolitan region. Joondalup Drive is located to the north of the subject site, linking the subject site to the 
Joondalup city centre, Mitchell Freeway and north coastal metropolitan region.  
 
Bus services are located along Wanneroo Road, linking the subject site to the Joondalup and Whitfords Railway 
Stations. Pedestrian and cycling paths are provided along Wanneroo Road, linking the subject site to the 
surrounding locality.  
 
2.2.2 Local Context, Land Use and Topography 
 
The subject site is located within the locality of Wanneroo, on the eastern side of the Yellagonga Regional Park.  
 
The subject site is bounded by Wanneroo Road to the east, rural residential properties to the south and a mixed 
commercial/ retail development to the north. A mixture of single detached residential properties, a Western Power 
substation and a remnant market garden is situated on the opposite side of Wanneroo Road.  
 
Broadly, the following uses are within proximity of the subject site: 

• Wanneroo Botanical Gardens and Minigolf.  

• Drovers Centre. 

• Regent Garden Lake Aged Care Home.  

• Carramar Shopping Centre.  
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• Carramar Primary School.  

• St Stephens School.  

• Tapping Primary School.  
 
The subject site slopes from north east to west from a high of 29.46 AHD to a low of 17 AHD. Several depressions 
are located though the subject site.  
 
The subject site is partially cleared and contains remnant vegetation and dilapidated structures. As part of the 
approved subdivision for the subject site, the development area will be cleared and levelled.  
 
Refer to Figure 1, aerial photograph. 

 

Figure 1: Aerial photograph 

 
  

LEGEND 

Development area 
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3 Proposed Development 
 
This application seeks development approval for a Liberty service station and associated parking, access, signage 
and landscaping on the development area of the subject site. The proposed development forms part of the first 
stage of development on the southern portion of the subject site. Ultimately, the broader site will comprise a mixture 
of retail and commercial development. 
 
The proposed service station reflects the prevailing and emerging highway commercial nature of the area. 
Designed in a contemporary manner, and reflective of Liberty’s corporate standard, the proposed development is 
appropriately situated along a major arterial road and will provide the sale of petroleum products as well as goods 
and services of a convenience nature to passing motorists and to the surrounding locality. 
 
The Liberty service station is proposed to operate 24/7 and will provide additional employment opportunities to the 
local community. 
 
Specifically, the development comprises: 

• 330m2 retail building, situated on the southern portion of the development area; 

• 5.7m high fuel canopy with 4 fuel bowsers, comprising 8 refuelling bays, situated on the central portion of 
the development area. 

• 18 car bays, comprising: 

o 1 ACROD bay and adjacent shared space. 

o 1 air and water bay. 

o 1 delivery bay. 

o 8 refuelling bays. 

o 7 standard bays, for use by customers and staff. 

• Plant and bin store, situated to the west of the retail building. 

• Underground tanks and associated filling points. 

• 410m2 of landscaping area and 8 shade trees. 
 
The proposed development has been designed on a logistical and site responsive manner, promoting both safe 
and efficient manoeuvrability, whilst providing appropriate ingress and egress. The development has been oriented 
to reflect the intended development of the broader site as well as to optimise patronage from passing traffic on 
Wanneroo Road. 
 
The site has been deliberately designed to facilitate vehicle movement through the site and link to the future 
development to the south. The design has also considered the existing Water Corporation easement, which will 
continue to be located through the northern of the subject site. No significant structures are proposed within these 
easements. 
 
Refer Appendix 3 for the development plans and perspective drawings of the proposed development. 
 

3.1 Retail Building 
 
The proposed retail building is situated on the southern portion of the development are and comprises a gross floor 
area of 330m2. The retail building is in line with Liberty’s corporate branding implemented on new and refurbished 
sites across Australia. 
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The building is setback: 

• Nil from the southern boundary; 

• 18m from Wanneroo Road; 

• Approximately 48m distance from Mowatt Close; 

• 5.8m from the western boundary. 
 
The proposed retail building incorporates ancillary convenience offerings, including food and drinks for the 
enjoyment of customers on or off the premises. The retail building includes toilets, staff area, office and back of 
house areas that allow for the day to day running of the service station. A plant / bin sore is also provided on the 
western side of the retail building. 
 
The design of the retail building includes an inviting frontage to the light vehicle canopy that incorporates glazing, 
signage, and selected finish cladding. The building has been designed in a contemporary manner and provides a 
significant amount of glazing to encourage activation and passive surveillance along the northern and eastern 
facades (Wanneroo Road and the service station forecourt area). 
 

3.2 Landscaping 
 
The proposed development comprises extensive landscaping throughout the development area, ensuring an 
attractive streetscape response. Comprising 410m2 (11.6%) of the total site area, all landscaped areas will 
comprise of native vegetation, appropriately selected for the locality, including species endemic to the Yellagonga 
Regional Park. A total of 8 shade trees will be provided within the development area. 
 
Refer Appendix 3 for a copy of the landscaping plan. 
 

3.3 Access and Traffic Management 
 
The proposed development has been designed in a manner that ensures safe and efficient ingress and egress to 
the site. Vehicles are proposed to access the development area via three crossovers. Specifically, two crossovers 
to the adjoining internal road to the west and one accessway from the future adjoining lot to the south.  
 
The proposed vehicular access arrangements result in a safe and coordinated traffic flow for passenger vehicles, 
trucks, and fuel tankers. The proposed access and circulation have been designed with consideration to the future 
internal road and adjoining lots.  
 
The proposed access and traffic management arrangements has been subject to a detailed analysis, in the form 
of a Transport Impact Assessment (TIA) prepared by Transcore, contained in Appendix 4. As confirmed within 
the TIA, the traffic generation associated from the subject site was found to have no significant impact on the 
surrounding road network, including the intersection of Clarkson Avenue and Wanneroo Road. 
 
Tanker and service vehicle swept path plans depicting the swept path movements is contained within the TIA in 
Appendix 4. Service vehicles and tankers will ingress and egress via the northern crossover which has been 
designed to allow the safe and efficient movement of vehicles from the future internal road, including the use of 
mountable rollover curbing. Fuel tankers will generally make between one to two deliveries per week, depending 
on retail fuel consumption and general demand. Deliveries will generally take place outside of peak traffic periods 
to ensure minimal disturbance to the site’s operations and external traffic. 
 
Pedestrians and cyclists are proposed to access the development area via a concrete path linking the retail building 
to the local path network along Wanneroo Road. One pedestrian crossing is provided, linking the footpath from 
Wanneroo Road to the retail building. 
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3.4 Waste Management 
 
The proposed development provides a screened bin and service yard at the western side of the retail building, 
accessed via a delivery bay. Bins will be of a standard size and collected by a private contractor on an at needs 
basis. 
 

3.5 Stormwater Management and Treatment 
 
A drainage management plan has been provided to demonstrate the location and number of stormwater soak wells 
within the development area. The plan demonstrates the proposed stormwater storage can accommodate 
stormwater as per the City of Wanneroo’s requirements. 
 
Refer to Appendix 5 for a copy of the drainage management plan. 
 
Stormwater runoff within the forecourt area will be treated through the use of a stormwater treatment system. The 
stormwater treatment system will be an underground collection system which treats stormwater by separating 
fuels, oils, and other potential contaminants from stormwater runoff. 
 
Use of a stormwater treatment system is a standard industry practice and is generally implemented on all new fuel 
sites across Australia.  
 

3.6 Signage 
 
The following signage is proposed as part of the development: 

• 6m high internally illuminated monolith sign fronting Wanneroo Road. 

• 2x 2100mm x 850mm ‘Liberty’ wording signs located on fuel canopy. 

• 2x 1200mm x 1190mm Liberty logos on fuel canopy. 

• 1x 2350mm x 1000mm illuminated shopfront signage above retail building entrance. 

• 1x advertising wall sign on shopfront. 

• 1x 2800mm x 3000mm Liberty logo wall sign on eastern elevation of retail building. 
 
The proposed monolith sign will comprise LED digital price board panels to display the price of fuel to passing 
motorists and an illuminated signage panel. The pylon sign is internally illuminated, ensuring the advertising panels 
are visible at night. 
 
The proposed incorporates high quality advertising sign panels that complement the architectural style and design 
of the retail building and fuel canopy. The proposed signage is consistent with Liberty’s corporate branding 
implemented on all new and refurbished sites across Australia. 
 
The proposed signage has been carefully considered and incorporated into the development to ensure it serves 
an important function, whilst integrating with the overall style of design to maintain a high level of quality. Refer to 
Appendix 3 for a copy of the development plans which depict the proposed signage. 
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4 Statutory Planning Framework 
 

4.1 Metropolitan Region Scheme  
 
The subject site is zoned Urban under the provisions of the Metropolitan Region Scheme (MRS) and fronts 
Wanneroo Road, which is reserved as ‘Primary Regional Roads under the MRS. In addition, the subject site abuts 
land reserved Parks and Recreation. The subject site is not impacted by these reservations. 
 
The proposed development is compliant with the provisions of the MRS and may be approved accordingly. 
 

4.2 State Planning Policies  
 
4.2.1 State Planning Policy 3.7 Planning in Bushfire Prone Areas 
 
The Western Australian Planning Commission’s (WAPC) State Planning Policy 3.7 Planning in the Bushfire Prone 
Areas (SPP3.7) sets out the foundations for land use planning to address bushfire risk management. It applies to 
all development located within designated ‘bushfire prone areas’.  
 
As part of the approved subdivision for the subject site, it was identified the subject site falls within a designated 
bushfire prone area as identified by the Department of Fire and Emergency Services Map of Bushfire Prone Areas. 
As such, pursuant to the requirements of SPP3.7, a Bushfire Attack Level (BAL) Assessment has been prepared. 
 
The BAL Assessment identifies a maximum BAL rating of BAL-12.5 and BAL-LOW for the development area. 
Therefore, pursuant to SPP3.7, a Bushfire Management Plan and Bushfire Risk Management Plan was prepared.  
The Bushfire Management Plan and Bushfire Risk Management Plan demonstrate that the proposed development 
is satisfactory from a bushfire risk perspective.  
 
Refer Appendix 6 for a copy of the Bushfire Management Plan and Bushfire Risk Management Plan. 
 
4.2.2 Development Control Policy 5.1 Regional Roads (Vehicular Access) 
 
The WAPC’s Development Control Policy 5.1 Regional Roads (Vehicular Access) (DCP5.1) sets out the general 
requirements for development involving vehicular access to regional roads. As the subject site fronts the Wanneroo 
Road Primary Regional Roads reserve, the proposed development has been assessed against the relevant 
provisions of DC 5.1. Refer Table 2 below. 
 
Table 2: Assessment against DCP5.1 

Requirement  Comment  Complies  

Cause 3.3.1 
In considering applications for access on regional 
roads, the effects of the proposals on traffic flow 
and road safety will be the primary consideration. 
The more important the regional road, the greater 
the importance attached to these factors. In 
general, the Commission will seek to minimise the 
creation of new driveways on regional roads and 
rationalise existing access arrangements. 

The proposed development has no direct access to 
Wanneroo Road rather gaining access via Mowatt Close 
which connects to Wanneroo Road at the signalised 
intersection. Notwithstanding, a Transport Impact 
Assessment (TIA) was prepared for the proposed 
development. The TIA identified that: 

• The level of trips generated is considered to have 
no material impact on Wanneroo Road under the 
WAPC Transport Assessment Guidelines for 
Developments.  

• Acceptable Levels of Service are maintained for 
Wanneroo Road, including with the intersection 
with Clarkson Avenue.  

Refer Appendix 5 for a copy of the Transport Impact 
Assessment.  

✓ 
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Clause 3.3.2  
Where regional roads are constructed or planned 
to freeway standards, no access to frontage 
development is permitted. On regional roads not 
constructed or planned to freeway standards, 
there is a general presumption on traffic and 
safety grounds against the creation of new 
driveways or increased use of existing accesses 
to these roads. Where alternative access is or 
could be made available from side or rear streets 
or from rights of way, no access shall be permitted 
to the regional road unless special circumstances 
apply. 

The proposed development has no direct access to 
Wanneroo Road. 
 
A TIA has been prepared in support of the application, 
demonstrating the proposed development is acceptable 
from a traffic / access perspective with no insignificant 
impacts on Wanneroo Road.  

✓ 

Clause 3.3.5 
In determining applications for development 
involving the formation, laying out or alteration of 
a means of access to regional roads, the following 
must be considered: 
i) the effects of the development on traffic flow 

and safety, the character and function of the 
road, the volume and speed of traffic, the 
width of the carriageway and visibility; and 

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

The proposed development does not propose any 
modifications or alterations to Wanneroo Road.  
 
It is noted that as part of the approved subdivision for 
the subject site, Mowatt Close was constructed which 
also upgraded the intersection of Wanneroo Road and 
Clarkson Avenue to a four-way signalised intersection. 

✓ 

 
The proposed development therefore meets the requirements of DCP5.1. The proposed access arrangements 
have been appropriately informed by a suitably qualified transport consultant and warrant approval accordingly. 
 

4.3 City of Wanneroo District Planning Scheme No. 2 
 
4.3.1 Zoning 
 
The subject site is zoned ‘Business’ under the provisions of the City of Wanneroo’s (City) District Planning Scheme 
No. 2 (DPS2) Additional Use No. 38 (A38) and Special Control Area No. 1 (SCA1) are also applicable to the subject 
site. Refer to Figure 2 for the zoning map.  
 

 
Figure 2: Zoning map 

LEGEND 

Development area 
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Pursuant to Clause 3.6.2 of DPS2, the objectives of the Business zone are to: 

(a) provide for retail and commercial businesses which require large areas such as bulky goods and 
category/theme based retail outlets as well as complementary business services; 

(b) ensure that development within this zone creates an attractive façade to the street for the visual 
amenity of surrounding areas.   

 
The proposal involves the use and development of service station on the development area, which acts as a 
complementary service to the broader development on the subject site. The proposed development is appropriately 
located along a major arterial road, providing services to passing motorists as well as to the surrounding locality. 
It is considered that the proposed development meets the objectives of the Business zone and warrants approval 
accordingly.  
 
Additional Use No. 38 
 
Additional Use No. 38 (A38) conditionally permits Showroom and Retail Nursery uses on the subject site. A38 
does not impact the proposed development. 
 
Special Control Area No. 1 
 
Schedule 17 of DPS2 provides additional provisions which relates to land under a Special Control Area. Special 
Control Area No. 1 (SCA1) exists over the subject site and normalises the provisions of Agreed Structure Plan No. 
80 (ASP80). 
 
An assessment against the provisions of ASP80 is provided in section 5.4 of this report. 
 
In addition, Clause 1.4.1 of Schedule 17 requires a Wetland Management Plan be required where a development 
affects or is adjacent to Lake Joondalup or the wetland buffer under ASP80. It is noted that whilst the proposed 
development is adjacent to Lake Joondalup on lodgement, the development area is located on Future Lot 1 under 
the Plan of Subdivision approved for the subject site.  
 
During pre-lodgement engagement with the City, it was confirmed that a Wetland Management Plan will not be 
required for this development application.  
 
4.3.2 Land Use and Permissibility 
 
Pursuant to the provisions of Schedule 1 – Definitions of DPS2, the proposed development is best classified as 
‘Service Station’, defined as: 

service station: means premises other than premises used for a transport depot, panel beating, spray 
painting, major repairs or wrecking, that are used for – 

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

(b) the carrying out of greasing, tyre repairs and minor mechanical repairs to motor vehicles. 
 
A Service Station is a ‘D’ Discretionary use within the Business zone, meaning the use is not permitted unless the 
decision maker has exercised their discretion and approved the development. It is considered that the proposed 
use is entirely appropriate and suitable for establishment on the subject site for the following reasons: 

1. The proposed service station will provide additional services to the surrounding locality, including future 
employees of the broader development on the subject site.  

2. The proposed development is appropriately located adjacent to a major arterial road.  

3. The development has been designed in a contemporary manner that responds to the prevailing service 
commercial character of the locality. 
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4. The proposal is supported by a Transport Impact Assessment which demonstrates it is satisfactory from 
a traffic and access point of view.  

 
For the reasons as outlined above, it is considered that the proposed use is appropriate for establishment on the 
subject site and warrants approval accordingly.  
 
4.3.3 General Development Standards 
 
Part IV of DPS2 stipulates the general development requirements applicable for the subject site. An assessment 
against the relevant provisions of Part IV is provided in Table 3 below.  
 
Table 3 – Assessment against general development requirements of DPS2 

Required Proposed Complies 

Clause 4.7 – Setbacks for Non Rural and Non Residential Development  

4.7.1 
Subject to the provisions of Part 3 or as otherwise 
provided in this clause, non rural and non-residential 
buildings shall be set back as follows: 
 
(a)      street boundary - 6 metres; 
(b)      side and rear boundaries - Nil. 
 
4.7.2 
Where a lot has a boundary with two or more streets, 
the local government shall determine which of these 
streets may be considered secondary street 
boundaries. Setbacks to secondary street 
boundaries may be reduced by local government to 
3 metres. 

At a minimum, the proposed development is 
setback: 
 
Retail Building 

• Nil from the southern boundary; 

• 18m from Wanneroo Road; 

• Approximately 48m distance from Mowatt 
Close; 

• 5.8m from the western boundary. 

 

Fuel Canopy 

• Approximately 23m from the southern 
boundary. 

• 6.8m from Wanneroo Road. 

• 6.6m from Mowatt Close. 

• 17.5m from the western boundary. 

✓ 

4.7.4 
That portion of a lot within 3 metres of the street 
alignment shall only be permitted to be used for a 
means of access and landscaping. 
 
4.7.5 
That portion of a lot between 3 metres of the street 
alignment and the building setback line shall only be 
permitted to be used for: 

(a) a means of access; 

(b) The loading and unloading of vehicles;  

(c) landscaping; 

(d) a trade display; 

(e) the daily parking of vehicles used by        
employees and customers of the 
development. 

 
No such area shall be used for the parking of vehicles 
displayed for sale or which are being wrecked or 
repaired or for the stacking or storage of materials, 
products or wastes. 

The land between the building setback line and 3 
metres from the lot boundary will only be used for 
parking, access and landscaping. Additionally, no 
land will be utilised for storage or the sale of vehicles.  
 
 
 
 

✓ 
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Clause 4.8 - Building Facades for Non rural and Non Residential Development  

4.8.1 
The façade or facades of all non-rural and non-
residential development shall be of a high standard 
of architectural design and constructed in brick, 
masonry and/or plate glass or other approved 
material which in the opinion of Local government 
would not adversely impact on the amenity or 
streetscape of the area. Where metal clad walls are 
approved by Local Government they shall have a 
factory applied paint finish. 

The proposed development comprises glazed 
windows, rendered/ painted concrete and feature 
cladding.  

✓ 

4.8.2 
The façade or facades of all non-rural and non-
residential development shall have incorporated in 
their design, integrated panels for the purpose of 
signage placement. 

All proposed signage has been integrated into the 
overall façade of the retail building.  
 

✓ 

Clause 4.10 - Visual Truncation to Vehicular Accessways in the Vicinity of Streets or Rights-of-Ways 

No building, wall, fence, landscaping or other 
development greater than 0.6m in height measured 
from natural ground level at the boundary shall be 
constructed or maintained within the sight line area 
stipulated in the Australian Standard for Off Street 
Parking AS2890.1 at the intersections of a vehicle 
access way and a street or right-of-way. 

No built structures are proposed within the sightline 
areas adjacent to the vehicle access points to the car 
park. 

 

✓ 

Clause 4.11 - Pedestrian and Vehicle Reciprocal Access Requirements 

If the local government approves car parking and 
pedestrian access on neighbouring premises in a 
manner which relies on the reciprocal movement of 
vehicles and pedestrians between or across the 
premises, the owners concerned shall allow the 
necessary reciprocal access and parking at all times 
to the satisfaction of Local government. 

The development has been deliberately designed to 
provide through access to the proposed lot to the 
south on the eastern and western sides of the 
development.  

✓ 
 

Clause 4.12 - Service Areas and Access 

Provisions shall be made for service access to the 
rear of all taverns, hotels, motels, shops, 
showrooms, restaurants, takeaway food outlets, 
drive through takeaway food outlets and other 
commercial uses as required by the Local 
government for the purpose of loading and unloading 
goods unless considered by the Local government to 
be undesirable in a particular instance. 

A loading bay is suitably located adjacent to the bin 
storage area/ plant room on the western side of the 
retail building.  

✓ 

Clause 4.13 - Storage and Rubbish Accumulation 

All storage, including storage of accumulated 
rubbish, shall be confined to within a building, or 
suitably enclosed area screened from its immediate 
surrounds and any adjacent public street or road by 
normal viewing by a wall not less than 1.8 metres in 
height constructed of brick, masonry or other 
approved material. All storage of accumulated 
rubbish shall be located in a position accessible to 
rubbish collection vehicles and where vehicular 
access and car parking will not be adversely 
affected. 

A dedicated bin storage area is located adjacent to 
the proposed retail building on the western side.  
 
The storage area will be screened from public view 
at a height of 3 metres.  
 

✓ 
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Clause 4.14 - Car Parking 

Clause 4.14.1 of DPS2 requires the number of on-
site car parking bays to be provided in accordance 
with the requirements of Table 2 – Car Parking 
Standards. Pursuant to Table 2, the required parking 
rates for the proposed development are as follows: 
 

Use Rate Required  

Service 
Station 

5 bays per service 
bay plus 7 bays per 
100m2 non service 
bay NLA. Up to 50% 
of non-service bays 
may be located in 
refuelling positions.  

330m2 NLA 
= 21 bays 
1 service 
bay = 5 
bays 
 

Total: 26 bays 
 

25 bays are proposed on the subject site, 
comprising: 

• 1 accessible bay and shared space. 

• 7 regular staff and visitor bays. 

• 16 refuelling bays.  

• 1 air and water bay.  
 
This results in an on-paper shortfall of 1 bays. Given 
the minor nature of the shortfall, the proposed 
parking is considered acceptable and warrants 
approval accordingly. The proposed parking has 
also been assessed by Transcore in their TIA, upon 
which they confirmed was acceptable. 

Discretion 

In relation to the design of off-street car parking 
areas, Clause 4.14.2 of DPS2 states: 
The design of off-street parking areas including 
parking for disabled shall be in accordance with 
Australian Standards AS 2890.1 or AS 2890.2 as 
amended from time to time. Car parking areas shall 
be constructed, marked, drained and thereafter 
maintained to the satisfaction of the Local 
government. 

All car parking spaces have been designed in 
accordance with the Australian Standards AS 
2890.1 and AS 2890.2 where applicable. The car 
parking spaces will be constructed, line marked and 
drained on-site prior to the occupation of the 
development. 

✓ 

Clause 4.17 - Landscaping Requirements for Non Rural and Non Residential Development  

4.17.1 
A minimum of 8% of the area of a development site 
shall be set aside, developed and maintained as 
landscaping to a standard satisfactory to the Local 
government. 

The development proposes 410m² of landscaping 
within the development area, which equates to 
11.6% of the development site area (3,530m²).  
 
Landscaping will be endemic to the locality, including 
to species of Yellagonga Regional Park.  
 
Refer Appendix 3 for a copy of the Landscaping 
Plan.  

✓ 

4.17.2 
When a proposed development includes a car 
parking area abutting a street, an area no less than 
3 metres wide within the lot along all street 
alignments shall be set aside, developed and 
maintained as landscaping to a standard satisfactory 
to the local government. This landscaped area shall 
be included in the minimum 8% of the area of the 
total development site referred to in the previous 
subclause. 

A 3-metre portion of land between the car parking 
area and primary street boundary is reserved for 
landscaping.  
 
A small portion of land is required for vehicle access. 
This is offset by a larger landscaping area closer to 
the intersection of Mowatt Close and Wanneroo 
Road. 
 
 
 

✓ 

4.17.3 
Landscaping shall be carried out and maintained on 
all those areas of a development site which are not 
approved for buildings, accessways, storage 
purposes or car parking. Alternatively, local 
government may require these areas to be screened 
from view of streets and other public places. 

All areas utilised for car parking, access, storage or 
buildings will be adequately landscaped.  
 
 

✓ 
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4.17.4 
Landscape areas shall be designed and located to 
improve the visual appeal of the development from 
the street and other public spaces and the standard 
of amenity for those using the development. The use 
of endemic trees and shrubs are encouraged. 

A suitable and appropriate species section is 
proposed, consistent with existing landscaping in the 
locality, including Yellagonga Regional Park.  
 
 

✓ 

4.17.5 
Shade trees shall be planted and maintained in car 
parking areas designed within the wells at the rate of 
one tree for every four (4) car parking bays, to the 
Local government’s satisfaction. 

As shown on the landscaping plan, 8 shade trees are 
proposed throughout the development area.  
 
Due to safety and operational requirements for a 
service station tree cannot be located adjacent to the 
retail building, where the proposed car parking is 
located. To offset this operational matter, trees are 
proposed to be in different locations throughout the 
site at a rate greater than one tree for every 4 car 
parking bays. 

✓ 

Clause 4.18 - Screening of Storage Areas  

The owner of land on which there is stored, stacked 
or allowed to remain any materials which in Local 
government’s opinion detract from the amenity of the 
area shall completely screen the said materials from 
adjoining properties and from street in a manner 
specified by and to the satisfaction of Local 
government, by means of walls, fences, hedges or 
shrubs. 

No storage is proposed outside the proposed 
buildings or bin storage areas as shown on the 
proposed development plans.  

✓ 

 
Having regard to Table 3 above, it is considered that the proposed development generally meets the relevant 
requirements of DPS2 and warrants approval accordingly. 
 

4.4 Drovers Place Precinct Structure Plan No. 80 
 
Drovers Place Precinct Structure Plan No. 80 (Structure Plan) provides a framework for subdivision and 
development within the Structure Plan area. The Structure Plan, since being approved, has been normalised into 
Schedule 17 – Special Control Areas of DPS2. An assessment of the development against the provisions of 
Schedule 17 is provided in Table 4 below. 
 
Table 4: Assessment against Schedule 17 of DPS2. 

Requirement  Comment  Complies  

Clause 3.3.1 
Development adjacent to the Yellagonga Regional 
Park shall coordinate with natural levels at the 
common boundary with Yellagonga Regional Park 
to minimise the visual impact of site levels, 
retaining walls, and fencing to the satisfaction of 
the City of Wanneroo. Retaining walls above 1 
metre in height shall be discouraged. 

Whilst the subject site is situated beside the Yellagonga 
Regional Park, the development area is located on 
eastern portion of the subject site and does not share a 
common boundary with the park. 
 
Notwithstanding, the proposed development complies 
with the indicative FFL of 23 AHD.   

✓ 

Clause 3.3.2 
The location and design of buildings, access ways 
and footpaths shall provide for view corridors to 
the Yellagonga Regional Park. 

The proposed development does not impact view 
corridors to Yellagonga Regional Park.  

✓ 
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Clause 3.3.3 
The bulk and scale of any future development 
shall have regard for preserving the views, 
significance and character of and visual 
relationship to Yellagonga Regional Park. 

The proposed development has been designed in a 
manner to respond to the natural attributes of the 
locality. The overall layout preserves view corridors with 
the choice of landscaping respectful to the character of 
the Yellagonga Regional Park.  

✓ 

Clause 3.3.5 
Service areas shall be integrated within the 
development and designed to minimise any 
negative visual impacts along the interface with 
the Yellagonga Regional Park and Wanneroo 
Road. All service areas are to be appropriately 
screened from the public realm to the satisfaction 
of the City of Wanneroo. 

The servicing yard and loading bay is proposed to be 
located on the western portion of the development area, 
beside the proposed retail building and will be screened 
from public view. Three shade trees are also proposed 
along the western boundary to help screen the service 
yard. 

✓ 

Clause 3.3.6 
Hardscape shall provide for reduction of 
impervious area to facilitate water sensitive urban 
design. 

Refer Appendix 5 for a copy of the drainage 
management plan.  

✓ 

Clause 3.3.7 
Building facades shall be of a high architectural 
standard utilising brick, masonry, concrete and 
glazing and include colour schemes sympathetic 
to the natural environment. 

The proposed development comprises of glazed 
windows, rendered/ painted concrete and composite 
cladding. The choice of colours, materials and tones are 
consistent with Liberty’s corporate branding 
implemented on new and refurbished sites across 
Australia.  

✓ 

Clause 3.3.8 
Buildings are to be designed to suit local climatic 
conditions, be energy efficient and designed to 
help reduce the risk and fear of crime. 

The proposed Liberty is designed in accordance with 
their corporate design standards. These standards 
ensure energy efficiency in design in addition to safety 
standards for staff and operations. The facility will 
operate 24/7 days a week and will provide passive 
surveillance for the area. 

✓ 

Clause 3.3.9 
New buildings are to be of a quality of architectural 
design that is consistent with the role, setting and 
natural character of the Special Control Area. 

The proposed development comprises of glazed 
windows, rendered/ painted concrete and feature 
wooden/ aluminium composite cladding. The choice of 
colours, materials and tones are sympathetic to the 
natural character of the locality. 

✓ 

Clause 3.3.10 
Buildings are to provide opportunities for passive 
surveillance and be sited to enable and encourage 
pedestrian access to Yellagonga Regional Park. 
This may include glazing and seating or alfresco 
areas to integrate development with the 
Yellagonga Regional Park. 

The proposed retail building has substantial glazing on 
the northern and eastern frontage providing passive 
surveillance to the development area. 
 
Pedestrian linkages to the Yellagonga Regional Park 
are provided outside the development area.  

✓ 

Clause 3.3.11 
A minimum of eight percent of the site shall be 
provided as landscaping in addition to the Wetland 
Buffer defined in the Plan included in this 
Schedule. 

The development proposes 410m² of landscaping within 
the development area, which equates to 11.6% of the 
development site area (3,530m²).   
 
Landscaping will be endemic to the locality, including to 
species of Yellogona Regional Park.  
 
Refer Appendix 3 for a copy of the Landscaping Plan.  

✓ 

 
Having regard to Table 4 above, it is considered that the proposed development meets the relevant requirements 
of the Structure Plan and warrants approval accordingly.  
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4.5 Drovers Place Central Detailed Area Plan 
 
The proposed development is subject to the provisions of the Drovers Place Central Precinct Detailed Area Plan 
(DAP). An assessment against the relevant provisions of the DAP and ASP80 is provided in Table 5 below. 
 
Table 5: Assessment against DAP 

Requirement  Comment  Complies  

1. Building Envelopes 
Buildings should generally be located within the 
building envelopes as depicted on the Detailed 
Area Plan. This may be varied at the City’s 
discretion having regard for the following: 

1. Ability to achieve a functional car parking 
and access layout that accommodates the 
required car parking bats and reciprocal 
access arrangements. 

2. Preservation of views to Yellagonga 
Regional Park. 

3. Vehicle sight lines and impact on amenity as 
viewed from Wanneroo Road and 
Yellagonga Regional Park 

4. And other considerations to ensure the 
objectives of the DAP are not compromised.  

The proposed retail building is situated on the southern 
portion of the development area, south east of the 
indicative location on the DAP.  
 
The proposed building location allows a more optimum 
site layout, facilitating more efficient circulation and 
access through the site. The development also aligns 
with the subdivision layout that was approved by the 
WAPC. 
 
The proposed layout does not unduly effect site lines to 
Yellagonga Regional Park.  

Discretion 

2. Permitted Building Height 
In accordance with the DAP Map, the permitted 
building height is 6 metres.  

The proposed retail building has a maximum height of 
5.2 metres.  
 
The proposed fuel canopy has a maximum height of 
5.7m, with a vehicle clearance height of 4.7m.  

✓ 

3. Built Form 
Mandatory active frontages as shown on the DAP 
shall incorporate the following: 

1. Minimum 60% glazing on frontages for that 
portion of the frontage that extends to 2.7m 
above the FFL. 

2. Adjacent pedestrian footpaths. 

3. Eaves, awnings and or colonnades that 
project 2.0 metres from the building and 
have a minimum of 2.75m clearance to 
ground level; and 

4. Pedestrian entrances to buildings that are 
clearly defined and articulated. 

The design of the proposed retail building is to Liberty’s 
corporate standard, typical of a service station 
development. The building has been oriented towards 
the northern boundary to provide the main frontage to 
Mowatt Close. In saying this, the eastern façade 
contains a substantial amount of glazing to ensure 
some activation and passive surveillance is provided to 
Wanneroo Road. 
 
As a service station development, it is not considered 
reasonable to provide an active edge to all elevations 
as the primary purpose of the development is to provide 
the retail sale of petroleum products.  

Discretion 

3.4 
Buildings facing Wanneroo Road shall be 
designed to minimise blank walls. 

The retail building, whilst not entirely oriented towards 
Wanneroo Road, provides glazing along the eastern 
frontage to increase activation and passive surveillance 
to Wanneroo Road. 

✓ 

3.5 
Service areas to be screened from Wanneroo 
Road. 

The proposed service area is situated on the western 
side of the retail building and is adequately screened 
from Wanneroo Road.  

✓ 
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3.7 
Primary entrances to buildings are to be clearly 
defined and articulated and provided with shelter 
from the weather. Eaves, awnings and / or 
colonnades shall be provided at primary 
entrances to buildings. 

The proposed retail building is designed to Liberty’s 
corporate standard, typical of new and refurbished sites 
around Australia.  
 
The building is designed in an inviting manner through 
incorporation of a defined and well-articulated façade, 
designed using glazed windows, rendered / painted 
concrete and feature composite cladding.  

✓ 

3.8 
Development over the sewer easement shall be 
limited to a concrete pad, asphalt or paving to 
permit access to the underground sewer pipeline. 
Buildings over the easement shall not be 
permitted.  

No substantial development is proposed on the sewer 
Easement.  

✓ 

4. Earthwork Design Levels  
Development shall have regard to the indicative 
finished floor levels as depicted on the DAP. This 
may be varied at the City’s discretion having 
regard for the extant that: 

1. The site can accommodate the intended use 

2. Finished ground levels at the boundaries of 
the lots match or otherwise coordinate with 
the existing and/ or proposed finished 
ground levels of the abutting land and  

3. The development demonstrates consistency 
with the endorsed Urban Water 
Management Plan for stormwater drainage.  

The development area has a finished floor level of 23 
AHD.  

✓ 

 

Having regard to Table 5 above, it is considered that the proposed development meets the relevant requirements 
of the DAP and warrants approval accordingly.  
 

4.6 Local Planning Policies 
 
4.6.1 Local Planning Policy 2.9 – Service Stations and Roadhouses 
 
Local Planning Policy 2.9 – Service Stations and Roadhouses provides guidance on the development of service 
stations and roadhouses throughout the City. (LPP2.9). An assessment against the provisions of LPP2.9 is 
provided in Table 6 below. 
 
Table 6: Assessment against LPP 2.9 

Requirement  Comment  Complies  

Development Requirements 
Service stations and roadhouses shall not cause undue 
conflict through the generation of traffic demand for 
parking or the emission of noise, light, fumes, odours, 
dust, vibration, electrical interference, waste water or 
any other form of pollution or activity which may be 
undesirable or incompatible; 
 
Buildings shall be of a high standard of architectural 
design with landmark characteristics such as roof 
features that protrude above the roofline. Additional 
building detail, articulation, colours and textures can 
also be included to enhance architectural quality;  

The proposed development is supported by a TIA 
prepared by Transcore. As confirmed within the 
TIA, the traffic generation associated from the 
subject site was found to have no significant 
impact on the surrounding road network, including 
the intersection of Clarkson Avenue and 
Wanneroo Road.  
 
The design of the retail building includes an 
inviting frontage to the light vehicle canopy, and 
incorporates glazing, signage, and cladding. The 
building has been designed in a contemporary 
manner and provides a significant amount of 
glazing to encourage activation and passive 

✓ 
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The use of bold and innovative canopy structures that 
provide a strong architectural statement is encouraged;  
 
Buildings shall address the street by way of major 
openings and entries so as to provide a level of passive 
surveillance from inside the building to adjacent streets 
and the public realm. The use of blank walls shall be 
minimised and glazing to openings shall not be 
obscured with signage, translucent films, paint, fittings, 
or furniture;  
 
Where blank walls cannot be avoided they should be 
designed in such a way that they contribute to a safe and 
attractive street environment by:  

• Minimising the length and height of blank 
walls; and  

• Articulating blank walls through the creative 
application of complementary materials, 
avoiding large continuous masses of the same 
finish and/or the provision of appropriately 
integrated structural features, lighting, street 
furniture, artworks and/or landscaping; 

surveillance along the northern and eastern 
facades (Wanneroo Road and the service station 
forecourt area). 
 

Amenity 
Service stations and roadhouses abutting residential or 
other sensitive development shall be designed to 
minimise impact on abutting residents and shall 
address, noise, light, fumes, odours, dust, vibration, 
electrical interference, waste water, traffic, visual 
amenity, safety and any other matter that may detract 
from the amenity of the area. 
 
The location of service stations and roadhouses shall 
have regard to the prescribed buffer distances set out 
under the Environmental Protection Authority 
Separation Distances between Industrial and Sensitive 
Land Uses. 
 
Variations to the Separation Distances can be supported 
by the City where it is demonstrated that the potential 
impacts are satisfactorily able to be managed. 

The proposed service station is not located within 
close proximity of residential or other sensitive 
development. 
 
 

✓ 

Location 
Where potential conflict between a proposed service 
station or roadhouse and adjoining or nearby residential 
or sensitive land use cannot be adequately managed, 
alternative locations need to be considered where the 
use will be more compatible. 

The proposed service station is not located within 
close proximity of residential or other sensitive 
development. 
 

✓ 

Signage 
Signage associated with service stations an roadhouses 
are to have regard to the provisions and requirements of 
the City of Wanneroo’s, Local Planning Policy 4.6: 
Signs. 

The proposed signage is generally consistent with 
LPP4.6. 

✓ 

 
Having regard to Table 6 above, it is considered that the proposed development meets the relevant requirements 
of LPP2.9 and warrants approval accordingly. 
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4.6.2 Local Planning Policy 4.4 Urban Water Management  
 
Local Planning Policy 4.4 – Urban Water Management (LPP4.4) provides requirements for the use and 
management of water resources within the City. 
 
Pursuant to Section 5 of Table 2 of LPP4.4 a Stormwater Drainage Plan was prepared for the proposed 
development. Refer Appendix 5 for a copy of the Stormwater Drainage Plan. 
 
4.6.3 Local Planning Policy 4.6 Signs 
 
Local Planning Policy 4.6 – Signs (LPP4.6) provides the requirements and standards pertaining to the erection of 
signage within the City.  Specifically, the development proposes the following signage. 

• 6m high internally illuminated monolith sign fronting Wanneroo Road. 

• 2x 2100mm x 850mm ‘Liberty’ wording signs located on fuel canopy. 

• 2x 1200mm x 1190mm Liberty logos on fuel canopy. 

• 1x 2350mm x 1000mm illuminated shopfront signage above retail building entrance. 

• 1x advertising wall sign on shopfront. 

• 1x 2800mm x 3000mm Liberty logo wall sign on eastern elevation of retail building. 
 
Table 7 below provides an assessment against the proposed signage against the provisions of LPP4.6.  
 
Table 7 – Assessment against LPP4.6 

Requirement Provided/ Comment Compliance 

Pylon Sign  
A Pylon sign means a sign supported on one or more poles and not attached to a building and includes a detached sign 
framework, supported on one or more poles to which sign infills may be added. 
 
Pylon signs shall: 

1. be limited to a maximum of one per 
street frontage or one for every 40 
metres of linear street frontage; 

2. not exceed 6.0 metres in height; 

3. not exceed 2.5 metres measured 
horizontally across the face of the 
sign; and 

4. be located centrally within the lot 
and no closer than 3.0m to a side 
boundary. 

The proposal comprises a single pylon sign along Wanneroo 
Road and is situated on the centre of the lot boundary, a 
substantial distance away from the side boundary. 
 
The proposed pylon sign does not exceed 2.5 metres when 
measured horizontally. 

 

The proposed pylon sign does not exceed 6 metres in height. 

✓ 

Wall Sign 
A Wall sign means a sign that is painted or affixed on the front, side or rear elevation of a building or structure but does not 
project more than 300mm out from the wall. 
 
Wall signs shall: 
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1. be limited to a maximum of one 
sign per tenancy, per street 
frontage; 

2. not extend laterally beyond either 
end of the wall or protrude above 
the top of the wall; 

3. not exceed 25% in aggregate area 
on any one wall to a maximum of 
8m2; and 

4. be integrated with the building 
design. 

The proposal comprises:  

• 2 Liberty wording signs and logos on the fuel canopy. 

• 1x 2350mm x 1000mm illuminated shopfront signage 
above retail building entrance. 

• 1x advertising wall sign on shopfront. 

• 1x 2800mm x 3000mm Liberty logo wall sign on eastern 
elevation of retail building. 

 
All signs are deliberately integrated into the design of the 
canopy and retail building respectively and are presented in a 
manner typical of Liberty service station sites in Western 
Australia. No sign protrudes above the wall of the canopy or 
building.  
 
Notwithstanding, more than one sign is proposed on the 
northern elevation of the retail building. The aggregate of 
signage on the retail building does not exceed 8m2. 
 

It is considered that the above variation warrants discretion for 
the following reasons: 

• The proposed signage is integrated into the façade of the 
retail building and has been designed in a manner which 
reflects the architecture of the overall development.  

• The signage is consistent with Liberty’s corporate 
branding implemented on refurbished and new sites 
throughout Australia.  

• The signs are not large, and do not dominate the 
shopfront. 

Discretion 

 
Having regard to Table 7 above, it is considered that the proposed development meets the relevant requirements 
of LPP4.6 and warrants approval accordingly. 
 

4.7 Matters to be Considered 
 
Clause 67 Deemed Provisions of the Planning and Development (Local Planning Schemes) Regulations 2015 
(Regulations) details the matters to be considered in determining a development application. The provisions of 
the Regulations applicable to the proposal are addressed in Table 8 below.  
 

Table 8 – Matters to be considered 

Matter to be considered  Provided 

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

The aims and provisions of DPS2 are considered and 
addressed throughout this report. 

(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; 

There are no known scheme amendments that would affect 
the assessment of this application.   

(c)     any approve State panning policy; Refer to section 4.2 of this report. 
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Matter to be considered  Provided 

(g) any local planning policy for the Scheme area; Refer to section 4.6 of this report for an assessment against 
the City’s Local Planning Policies. 

(h)    any structure plan or local development plan that 
relates to the development.  

The structure plans and local developments plan have been 
considered within this DA report.  

(l) the effect of the proposal on the cultural heritage 
significance of the area in which the development is 
located; 

The subject site is not included on the City’s Register of 
Places of Cultural Heritage Significance. The proposed 
development will not negatively impact the nearby Yellagonga 
Regional Park. 

(m) the compatibility of the development within its 
setting, including –  

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

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

The proposed development is entirely compatible with its 
setting for the following reasons: 

• The service station is located within an envisioned 
business / commercial precinct and fits in perfectly 
with the desired character of the area. 

• The built form is consistent in scale and character 
of the business precinct which it is located within. 
The built form also provides a high level of passive 
surveillance through glazing to Wanneroo Road 
and the service station forecourt area. 

(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 proposed development will respond to the business 
character of the area using various façade treatments, 
materials and textures. The service station will also provide 
substantial landscaping areas, more than what is required by 
the City’s planning framework. 
 
The service station will positively contribute to the locality, 
through the creation of jobs to support the local Wanneroo / 
Tapping community. 
 
A stormwater drainage plan has also been prepared to ensure 
stormwater is appropriately captured and treated on site. 

(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; 

High quality landscaping is incorporated into the 
development, resulting in a high level of amenity for 
customers, pedestrians and passers-by.  

(s) the adequacy of — 

(i) the proposed means of access to and egress 
from the site; and 

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

As demonstrated in section 3.3 of this report and the 
supporting TIA prepared by Transcore (Appendix 4), the 
proposed means of access to and from the site is satisfactory, 
including service vehicle and fuel tanker movement, and has 
been considered carefully. 

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

A TIA has been prepared, demonstrating the proposed 
development is satisfactory from a traffic and access point of 
view – refer to Appendix 4. 

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

The proposed development will not result in the loss of 
community service. On the contrary, the proposed 
development of the Liberty service station will provide an 
important and convenient service to the local community.  
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Matter to be considered  Provided 

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

It is noted the service station will provide additional 
employment opportunities and a convenient service for 
residents in the locality. In this respect, there is a positive 
social outcome resulting from this development. 

 
Having regard to Table 8 above, it is considered that the proposed development meets the relevant requirements 
of the Regulations and warrants approval accordingly.  
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5 Conclusion 
 
This application seeks development approval for a service station and associated landscaping and car parking on 
the subject site. This report and its appendices comprehensively demonstrate the proposed development is 
consistent with the City’s local planning framework and will provide a positive contribution to the locality. 
 
The proposed development warrants approval for the following reasons: 

• The proposed development is an acceptable use within the envisioned business precinct and provides a 
high level of amenity and activation along Wanneroo Road and Mowatt Close. 

• The proposed retail building, whilst primarily facing the forecourt area of the service station, provides an 
attractive interface to the street with a varied use of architectural features, and a high quality of 
landscaping along all street frontages. 

• The proposal is supported by substantial co-consultant and expert input, demonstrating its suitability from 
a design, traffic, bushfire, stormwater and landscaping point of view. 

 
The proposed development has substantial merit and warrants approval accordingly. We therefore respectfully 
request the Metro-Outer JDAP to grant approval to the application. 
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REGISTER NUMBER

132/DP231049
DUPLICATE

EDITION
DATE DUPLICATE ISSUED

2 24/4/2007
VOLUME FOLIO

1663 446

WESTERN AUSTRALIA

RECORD OF CERTIFICATE OF TITLE
UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and
notifications shown in the second schedule.

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 132 ON DEPOSITED PLAN 231049

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

LAKEWIDE PTY LTD OF 312 OXFORD STREET, LEEDERVILLE
(T K016428 )   REGISTERED 8/12/2006

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. THE LAND THE SUBJECT OF THIS CERTIFICATE OF TITLE EXCLUDES ALL PORTIONS OF THE LOT 
DESCRIBED ABOVE EXCEPT THAT PORTION SHOWN IN THE SKETCH OF THE SUPERSEDED PAPER 
VERSION OF THIS TITLE.

2. TITLE EXCLUDES THE LAND SHOWN ON DIAGRAM 64902.
3. *O598041 MORTGAGE TO POLSI NOMINEES (WA) PTY LTD, IN 1/2 SHARE, GOLDMASS CORPORATION 

PTY LTD, IN 1/2 SHARE, BOTH OF 122 MAIN STREET OSBORNE PARK WA 6017, AS TENANTS 
IN COMMON REGISTERED 24/12/2020.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

----------------------------------------END OF CERTIFICATE OF TITLE----------------------------------------

STATEMENTS:
The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land

and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: 1663-446  (132/DP231049)
PREVIOUS TITLE: 1081-433
PROPERTY STREET ADDRESS: 1351 WANNEROO RD, WANNEROO.
LOCAL GOVERNMENT AUTHORITY: CITY OF WANNEROO

NOTE 1: DUPLICATE CERTIFICATE OF TITLE NOT ISSUED AS REQUESTED BY DEALING 
L243847

NOTE 2: O496577 DEPOSITED PLAN 415568 LODGED
NOTE 3: O500546 INTEREST ONLY 419935 LODGED

LANDGATE COPY OF ORIGINAL NOT TO SCALE   25/08/2021 02:40 PM   Request number: 62462577

www.landgate.wa.gov.au



LANDGATE COPY OF ORIGINAL NOT TO SCALE   07/09/2021 08:37 AM   Request number: 62514200

www.landgate.wa.gov.au



REGISTER NUMBER

1/P7782
DUPLICATE

EDITION
DATE DUPLICATE ISSUED

5 3/6/2016
VOLUME FOLIO

28 14A

WESTERN AUSTRALIA

RECORD OF CERTIFICATE OF TITLE
UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and
notifications shown in the second schedule.

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 1 ON PLAN 7782

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

SILVERGLADE HOLDINGS PTY LTD OF PO BOX 1773 WEST PERTH WA 6872
(T O092425 )   REGISTERED 15/2/2019

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. TITLE EXCLUDES THE LAND SHOWN ON DIAGRAM 56993.
2. TITLE EXCLUDES THE LAND SHOWN ON DIAGRAM 64903.
3. K127722 EASEMENT BURDEN FOR PIPELINE PURPOSES TO WATER CORPORATION - SEE DEPOSITED 

PLAN 53856 REGISTERED 20/3/2007.
4. *N548619 CAVEAT BY LAKEWIDE PTY LTD LODGED 7/2/2017.
5. *O096734 CAVEAT BY BOWRA & O'DEA PTY LTD LODGED 22/2/2019.
6. *O408245 MORTGAGE TO COMMONWEALTH BANK OF AUSTRALIA REGISTERED 18/5/2020.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

----------------------------------------END OF CERTIFICATE OF TITLE----------------------------------------

STATEMENTS:
The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land

and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: 28-14A  (1/P7782)
PREVIOUS TITLE: 1276-81
PROPERTY STREET ADDRESS: 1369 WANNEROO RD, WANNEROO.
LOCAL GOVERNMENT AUTHORITY: CITY OF WANNEROO

NOTE 1: K026292 DEPOSITED PLAN 53856 LODGED FOR EASEMENT PURPOSES ONLY
NOTE 2: DUPLICATE CERTIFICATE OF TITLE NOT ISSUED AS REQUESTED BY DEALING 

O092425
NOTE 3: O496577 DEPOSITED PLAN 415568 LODGED

END OF PAGE 1 - CONTINUED OVER

LANDGATE COPY OF ORIGINAL NOT TO SCALE   25/08/2021 02:40 PM   Request number: 62462577

www.landgate.wa.gov.au



RECORD OF CERTIFICATE OF TITLE

REGISTER NUMBER:  1/P7782 VOLUME/FOLIO:  28-14A PAGE 2

NOTE 4: O500524 INTERESTED ONLY DEPOSITED PLAN 419934 LODGED
NOTE 5: O500546 INTEREST ONLY 419935 LODGED

LANDGATE COPY OF ORIGINAL NOT TO SCALE   25/08/2021 02:40 PM   Request number: 62462577
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1 Introduction 

This TIA has been prepared by Transcore on behalf of Leyton Property with regards to the 
proposed service station at Lot 1 (1351) and Lot 132 (1369) Wanneroo Road, Wanneroo.  
 
Transcore was the traffic engineer for the previous BP service station project at this 
location (which has not been proceed based on our understanding). Accordingly, the 
proposed access/ egress and layout of the development has been developed in 
accordance with the City’s requirements (as per our previous discussions with the City 
officers for the previous project) for this site. Further the same traffic modelling 
methodology and assumptions from the previous project, which has been accepted by 
approval authorities, has been adopted but updated for this project. 
 
The subject site is currently vacant and is located at the south-west corner of the four-
way signalised intersection of Wanneroo Road/ Clackson Avenue/ Mowatt Close as 
shown in Figure 1. This intersection serves the endorsed Detailed Development Plan 
(DAP) for Drovers Place Central Precinct to the west of Wanneroo Road, which Lot 1 
(1351) and Lot 132 (1369) Wanneroo Road is part of this precinct. A copy of the endorsed 
DAP is provided in Appendix A.   
 
Figure 1 illustrates the location of the Central Precinct and the subject site. Access and 
egress to/from the proposed development would be indirectly from Wanneroo Road via 
the existing signalised intersection of Wanneroo Road/ Clackson venue/Mowatt Close.   
 

 

Figure 1: Location of the subject site 

SUBJECT 
SITE

Central 
Precinct
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The key issues that will be addressed in this report include the traffic generation of the 
proposed development, capacity analysis of the proposed 4-way intersection on Mowatt 
Close (in line with the approved DAP) and the recently constructed 4-way signalised 
intersection of Wanneroo Road/Clarkson Avenue/ Mowatt Close.  
 
For the assessment of the existing signalised intersection in 2031, the estimated traffic 
from the entire Central Precinct area, including the approved and constructed 
development at Lots 1 & 132 Wanneroo Road situated at the north side of Mowatt Close, 
will be considered. It should be noted that Transcore was the traffic engineers for the 
recently approved development and constructed service station on the northern side of 
Mowatt Close and the approved development and recently constructed McDonald’s 
restaurant on the south east corner of the signalised intersection. 
 

The location of the subject site within the Metropolitan Region Scheme context is 
illustrated in Figure 2. The subject site is zoned as “Urban” in the MRS. The MRS map also 
classified Wanneroo Road as a “Primary Regional Road”.  
 

 

Figure 2. Site location within Metropolitan Region Scheme 

 
 
 
 
 
 
 
 

SUBJECT 

SITE
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2 Existing Situation 

2.1 Existing Site Use, Access and Parking 

Currently the site is vacant and does not generate any traffic. The land to the south of the 
site is also mainly vacant. There are existing retail and commercial land uses within the 
northern part of the Central Precinct.  
 
The Central Precinct is accessed via the signalised intersection, the connection to the 
Northern Precinct and future connection to the Southern Precinct. The proposed service 
station will be accessed via the four-way intersection on Mowatt Close with its parking 
catered on-site. 

2.2 Surrounding Road Network and Traffic Management 
on Frontage Roads 

The existing road network and its classification in the Main Roads WA Functional Road 
Hierarchy is illustrated in Figure 3. 
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Figure 3. Existing Road Hierarchy 

 
 
Wanneroo Road is a dual divided carriageway with a speed limit of 70km/h in the vicinity 
of the subject site. On street cycle lanes are provided on either side of the road. It is 
reserved as a Primary Regional Road in the Metropolitan Region Scheme and is classified 
as a Primary Distributor Road in the Main Roads WA Functional Road Hierarchy.  
 
The intersection of Wanneroo Road/Clarkson Avenue/Mowatt Close has recently been 
constructed as a four-way signalised intersection with left turn and right turn pockets on 
all four legs of intersection. The intersection of Wanneroo Road and Joondalup Drive has 
recently been upgraded to a grade separated interchange. 
 
There is an existing intersection on Wanneroo Road serving the existing retail/commercial 
complex located at lots 810 and 811. This intersection is located approximately 200m 
south of Wanneroo Road/Joondalup Drive interchange and operates as left-in/left-
out/right-in, with a left-turn slip lane and right-turn pocket on Wanneroo Road.  
 

SUBJECT 

SITE
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Clarkson Avenue is a single undivided carriageway with pedestrian paths on both sides 
of the road. It is classified as a Local Distributor in Main Roads WA Functional Road 
Hierarchy and operates under the speed limit of 50km/h in the vicinity of the subject site. 
 
Drovers Place provides access to properties along the northern frontage of the Drovers 
Place Precinct. It is constructed as a 6m-wide, kerbed single carriageway road. Drovers 
Place is subject to the 50 km/h speed limit. 
 
Mowatt Close, in the vicinity of the subject site is recently constructed as a single divided 
carriageway road with pedestrian path on the northern side of the road.  

2.3 Existing Traffic Volumes on Roads 

According to the latest available traffic count data from Main Roads WA, Wanneroo Road 
(south of Joondalup Drive) carried an average weekday traffic volume of about 23,733vpd 
in 2020/21. The recorded heavy vehicle component of total traffic mix was approximately 
8.2%. 
 
According to the latest available traffic count data from Main Road WA, Clarkson Avenue 
(east of Wanneroo Road) carried an average weekday traffic volume of 3,384vpd in 
2017/18. The recorded heavy vehicle component of total traffic mix was approximately 
4.3%. Existing weekday AM and PM peak hour traffic flows from February 2021 SCATS 
data for the Wanneroo Road/Clarkson Avenue/Mowatt Close signalised intersection are 
shown in  Figure 4. 
 

 
 

Figure 4: Existing traffic counts AM and PM hours 
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2.4 Heavy Vehicles 

Restricted Access Vehicle (RAV) Network routes are designated for access by large heavy 
vehicle combinations, which is managed by Main Roads WA.  
 
Wanneroo Road adjacent to the subject site forms part of RAV Tandem Drive Network 4 
as shown in Figure 5. The RAV 4 Network classification permits a variety of prime mover 
and trailer combinations, up to a maximum length of 27.5m. 

 
Figure 5. Existing heavy vehicle road network classification (RAV) 

2.5 Public Transport Access 

Nearby public transport services are illustrated in Figure 6. The closest existing bus route 
to the development area is Bus Route No. 468 which traverses along Wanneroo Road. 
This bus route provides service between Whitfords Station and Joondalup Station via 
Wanneroo Central Shopping Centre.  
 
Other bus route in the vicinity of the subject site is Bus Route No. 390 which runs along 
Wanneroo Road but gets diverted to/from Clarkson Avenue. 
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Figure 6: Existing bus routes (source: Transperth) 

2.6 Pedestrian and Cyclist Facilities 

Currently a concrete shared path exists along Wanneroo Road fronting the subject site.  
This shared path continues north and connects with Drovers Place. A shared path is also 
in place along the northern side of Mowatt Close. Pedestrian crossing facilities are 
provided at the signalised intersection on Wanneroo Road/ Clarkson Avenue/ Mowatt 
Close to facilitate the safe pedestrian/cyclist crossing at the intersection. 
 
The Department of Transport’s Perth Bike Map series (refer Figure 7) shows that 
Wanneroo Road also has a shared path on the eastern side which connects to the existing 
shared path on Clarkson Avenue and on the western side which connects to Dovers Place.  
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Figure 7: Existing bus routes (source: Transperth) 

2.7 Public Transport Network Planning 

The Department of Transport plan, Public Transport for ultimate network for city of 3.5 
million population, envisages a combination of a future light rail and bus rapid transit 
route from Perth to Joondalup providing a cross-suburban link between these two areas. 
However, this is a long-term plan beyond 2031 (refer Figure 8). 
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Figure 8: Transperth Service Development Plan Map 
 

2.8 Crash Data 

Information available on Main Roads WA website provides crash statistics for Wanneroo 
Road/Clarkson Avenue intersection during the five-year period ending in December 2020 
(mainly before signalisation of this intersection).  
 
The crash records indicate that Wanneroo Road and Clarkson Avenue intersection 
recorded a total of 6 crashes with one casualty and no fatalities during the five-year 
period. Majority of crashes recorded were rear end types. More details on the crash 
records are provided in Table 1.  
 
It should be noted that recent signalisation of the intersection of Wanneroo 
Road/Clarkson Avenue would improve safety and traffic operation of the intersection. 
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Table 1. Crash history for the Wanneroo Road/Clarkson Avenue intersection 

Intersection Total 
Crashes 

Casualty 

Wanneroo Road/Clarkson Avenue 6 1 

Right Angle Rear End Rt Turn Thru Pedestrian Wet Dry 

1 2 0 0 1 5 
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3 Development Proposal 

3.1 Proposed Site Use 

The proposed development is for a service station with convenience store comprising:  

 Light vehicle canopy with 16 fuelling positions (8 bowsers) for light vehicles; 
 8 car parking bays including 1 ACROD bay; 
 One delivery bay; and, 
 One air & water bay. 

The layout of the proposed development is included in Appendix C.  The proposed access/ 
egress and layout of the development has been developed in accordance with the City’s 
requirements for the previous BP service station project at this location. The fuel tanker 
and service vehicle movements for the proposed development are the same as the 
previously approved BP service station at this location. 
 
The proposed development provides 16 fuelling positions (8 bowsers) for light vehicles. 
It should be noted that the provision of 8 bowsers is in line with the business plan of the 
proposed operator that provides additional bowsers to ensure increased customer 
amenity and reduce wait times and reduce the risk of any internal congestion. 
Accordingly, this operator does not provide additional bowsers to increase patronage in 
proportion to the number of bowsers. 

3.2 Proposed Access for all Modes 

Access and egress to/from the proposed development is in line with the City’s 
requirements as discussed and agreed for the previous BP service station project at this 
site. Figure 9 illustrates the proposed development crossovers on continuation of Mowatt 
Close and the future access/ egress to the proposed developments to the south of the 
site. Crossover 1 is entry only and crossover 2 is entry and exit. 
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Figure 9: Proposed development access/ egress points 

Mowatt Cl

Crossover 1Crossover 2

Future access
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4 Changes to Surrounding Transport Networks 

The recent changes to the surrounding road network include signalisation of the 
Wanneroo Road/ Clarkson Avenue/ Mowatt Close and construction of the grade 
separated interchange at Wanneroo Road and Joondalup Drive intersection. 
 
According to the information obtained from Main Roads WA Wanneroo Road may be 
upgraded to six lanes in this vicinity in the longer term. 
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5 Integration with Surrounding Area 

The proposed development land use is in line with existing and planned land uses in the 
locality. The proposed development promotes internal connectivity with other planned 
uses in the Central Precinct area.  
 
Drovers Place connects with Mowatt Close via a connection through the approved 
development to the north of Mowatt Close. 
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6 Traffic Assessment 

6.1 Assessment Years and Time Periods 

The assessment years that have been adopted for this analysis are immediately post-
development (assumed as 2021) and 2031 for the 10-year post development scenarios.  

6.2 Trip Generation and Distribution 

6.2.1 Proposed Development Traffic Generation 

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

 ITE Trip Generation Manual 10th Edition 

The trip rates which were used to estimate the proposed development traffic generation 
are as following: 
 
Gasoline/Service Station with Convenience Market (945) – Regular Fuelling Points 

 AM Peak hour: 12.47 trips per fuelling point.  
 PM Peak hour: 13.99 trips per fuelling point. 
 Weekday: 206 trips per fuelling point. 

The proposed development plan entails a convenience store with 16 light vehicle fuelling 
positions (8 bowsers). As outlined earlier the number of bowsers proposed by the current 
operator is to improved customer amenity, reduce wait times and reduce the risk of 
internal congestion. As such the trip generation won’t be proportional with number of 
bowsers.  As a result, the increased number of bowsers is not expected to increase the 
traffic generation of the development in any significant way, particularly considering that 
another service station is located immediately north of Mowatt Close. Accordingly, the 
estimation of the proposed development traffic generation was based on the typical 
service stations with 8 bowsers.  
 
As detailed in Table 2, it is estimated that the proposed development would generate 
approximately 1,314 trips per day (both inbound and outbound) with approximately 100 
and 90 trips during AM and PM peak hours respectively. 
 
For this development conservatively 60% passing trade is assumed. Therefore, the net 
addition of traffic when accounting for passing trade is +525vpd (daily), +40vph (AM peak 
hour) and +36vph (PM peak hour) on the surrounding road. 
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The directional split of inbound and outbound trips for the proposed development is 
estimated to be about 50/50 for inbound/outbound trips during the peak hours. 
 
The total proposed development traffic is outlined in Figure 10.  
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Table 2: Estimated proposed development traffic generation 

 
 

IN OUT IN OUT

Service Station + Convenience Strore 8 205.36 12.47 13.99 0.20 1314 100 90 50 50 45 45

1314 100 90 50 50 45 45TOTAL TRAFFIC

PMAM
Daily Trips AM Trips PM TripsCross TradeLand use Quantity Daily Rate AM Peak PM Peak

Daily Trips IN OUT IN OUT Daily Trips IN OUT IN OUT

789 30 30 27 27 525 20 20 18 18

789 30 30 27 27 525 20 20 18 18

Passing Trade Component

AM PM

Non Passing Trade Component

AM PM
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Figure 10: Total peak hour traffic generated by the proposed development –AM and 
PM peak hours 

6.3 Traffic Flows 

The existing traffic counts for the relevant roads were established from February 2021 
SCATS data (refer Figure 4). The total post development traffic for the assessment year 
of 2021 is detailed in Figure 11. It should be noted that the post development traffic 
volumes include the traffic from the approved and under construction development on 
the northern side of Mowatt Close  
 
To approximate the 10-year post development traffic, a conservative traffic growth of 
20% was applied to the background traffic through the intersection of Wanneroo Road/ 
Clarkson Avenue/ Mowatt Close. 
 
The total ten-year post-development traffic volumes are presented in Figure 12. 
 

8

Access 1 9 9

8

0 0 22 24 22 -14 0 Clarkson Ave

0 0 2 2 24 -15 0

22 24 2 2

0 0 0 0 2 2

0 50 50 45 24 -15 0 2 2

0 45 in out 22 -14 0 0 0

AM 50 50

PM 45 45

8

Access 2 9 9

8 Wanneroo Rd

Developmet

North Development

South Development
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Figure 11: Post-development traffic flows–2021 AM and PM peak hours 

 

Figure 12: Estimated 10-year total post-development traffic flows – 2031 AM and PM 
peak hours 

 
 
 
 
 
 
 

929

Access 1 998 1236

in out 1141

AM 65 63

0 63 PM 62 63 51 55 51 669 209 Clarkson Ave

0 63 5 4 55 975 206

51 55 302 277

0 0 173 158 326 266

0 50 50 45 55 770 67 7 7

0 45 in out 51 932 88 146 101
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821

Access 2 892 1176
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Access 1 1221 1511
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267 5 1 1 63 52 16 53 1207 251

2 1 212 53 414 349
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2 5 142 50 142 in out 272 1152 107 178 123

AM 52 52

PM 289 289
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Access 2 1092 1438
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2031
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South Development
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6.4 Analysis of Intersections and Development Accesses 

The operation of the four-way intersection of Wanneroo Road/ Clackson Avenue/Mowatt 
Close and the development connection to Mowatt Close has been analysed for existing,  
post-development and 10-year post development scenarios for the weekday AM and PM 
peak hours.  
 
Capacity analysis was undertaken using the SIDRA Network computer software package. 
SIDRA is an intersection modelling tool commonly used by traffic engineers for all types 
of intersections. SIDRA outputs are presented in the form of Degree of Saturation, Level 
of Service, Average Delay and 95% Queue. These characteristics are defined as follows: 

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

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

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

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

The results of the SIDRA analysis are detailed in Appendix D and briefly explained in this 
section of the report. 
 
A Network SIDRA model was prepared to assess the exiting intersection of Wanneroo 
Road/ Clackson Avenue/Mowatt Close and the connection to Mowatt Close. A conceptual 
diagram of the SIDRA model developed for analysis is shown in Figure 13.  
 
The SIDRA model was coded with reference to the Main Roads Operation Modelling 
Guidelines Version No. 1.1. All relevant parameters such as heavy vehicle groups, PCU 
factors etc. were coded as per Main Roads Guidelines.  
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Figure 13: post development SIDRA Network Model 

Wanneroo Road traffic lights 
 
SIDRA analysis indicates that this intersection will operate satisfactorily with overall level 
of service C and D during the post development (2021) AM and PM scenarios respectively. 
The 95% queue back at the traffic lights on Mowatt Close is approximately 15m-17m for 
both AM and PM peak hours. 
 
The 10-year post development analysis reported overall level of service of D for both AM 
and PM peak hours. Increased delays and queues are reported for the through traffic on 
Wanneroo Road. However, the anticipated delays will not result in excessive queuing and 
are within the range of what can reasonably be expected during the peak hours in 10 
years’ time. According to the information obtained from Main Roads WA Wanneroo Road 
may be upgraded to six lanes in this vicinity sometime in the future which will improve 
traffic operations at the intersection.  
 
Internal 4-way intersection on Mowatt Close 
 
SIDRA analysis indicates that the internal intersection on Mowatt Close will operate 
satisfactorily in the post development and 10 year post development scenarios during 
both AM and PM peak hours. All movements operate well with minimal delays and 
queuing. 
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6.5 Network Operation 

Relevant SIDRA network outputs were reviewed for both AM and PM peak hours to assess 
the operation of the proposed internal intersection and the signalised intersection at 
Wanneroo Road as a network.  
 
As detailed in Figure 14 and Figure 15, no queue back from the traffic lights to the internal 
four-way intersection is reported during the 2031 AM peak hour. During the 2031 PM 
peak hour 95% queue back would extend to the internal intersection at Mowatt Close 
however due to the relatively low level of turn movements at this intersection, no internal 
queues (back to the shared access easement) are expected. The reported queue back on 
the internal road is occurring occasionally (5% of the time) during the PM peak hours only 
and on average the reported queue is about 40m which would not pass the internal 
intersection. The reported good level of service for all movements at the four-way 
intersection confirms satisfactory traffic operations during the 2031 AM and PM peak 
hours. 
 

 

Figure 14: 10-year Post-development weekday AM peak hour network analysis – 
queue storage ratio 
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Figure 15: 10-year post-development weekday PM peak hour network analysis – 
queue storage ratio 

 
As outlined earlier, the anticipated future upgrade of Wanneroo Road in this vicinity will 
improve traffic operations at the signalised intersection and will reduce the queue back 
on Mowatt Close. 

6.6 Impact on Surrounding Roads 

The WAPC Transport Impact Assessment Guidelines (2016) provides the following 
guidance on the assessment of traffic impacts:  
 
“As a general guide, an increase in traffic of less than 10 percent of capacity would not 
normally be likely to have a material impact on any particular section of road, but 
increases over 10 percent may. All sections of road with an increase greater than 10 
percent of capacity should therefore be included in the analysis. For ease of assessment, 
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an increase of 100 vehicles per hour for any lane can be considered as equating to around 
10 percent of capacity. Therefore, any section of road where development traffic would 
increase flows by more than 100 vehicles per hour for any lane should be included in the 
analysis.” 
 
The proposed development will not increase traffic flows near the quoted WAPC 
threshold to warrant further detailed analysis. Accordingly, the impact on the 
surrounding road network will be insignificant. 

6.7 Impact on Neighbouring Areas 

The traffic generated by the proposed development is not expected to significantly affect 
surrounding areas and the road network has been designed to accommodate this type of 
development traffic. 

6.8 Traffic Noise and Vibration 

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

The proposed development will provide 9 car parking spaces including one ACROD bay 
and one air & water bay.  
 
It is therefore considered that the proposed parking provision is sufficient to 
accommodate the needs of the proposed development. 
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8 Provision for Heavy Vehicles 

The largest truck which is expected to use the service station would be 19.0m long fuel 
tanker which would enter and exit the site from the proposed development crossovers 
on Mowatt Close. 
 
12.5m service vehicle will enter/exit the site in a similar manner to the 19.0m long fuel 
tanker.  Service vehicles enter the site from the northern entry only crossover on Mowatt 
Close, pull up near the bin store and then turn around within the site and exit the site 
from the southern full movement crossover on Mowatt Close. 
 
Turn path analysis undertaken for 19.0m fuel tanker and 12.5m service vehicle confirm 
satisfactory access, egress and circulation within the site. Turn path plans are included in 
Appendix E.  
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9 Public Transport Access 

The existing public transport services within the vicinity of the site are outlined in sections 
3.5 and 3.7 of this report.  
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10 Pedestrian Access 

Details of the pedestrian and cyclist facilities in this locality are detailed in section 3.6 of 
the report.  
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11 Conclusions 

This Transport Impact Assessment (TIA) is prepared by Transcore with respect to the 
proposed service station and convenience store development to be located on Lot 1 (No. 
1351) Wanneroo Road, Tapping, in the City of Wanneroo.  
 
Transcore was the traffic engineer for the previous BP service station project at this 
location (which has not been proceed based on our understanding). Accordingly, the 
proposed access/ egress and layout of the development has been developed in 
accordance with the City’s requirements (as per our previous discussions with the City 
officers for the previous project) for this site. Further the same traffic modelling 
methodology and assumptions from the previous project, which has been accepted by 
approval authorities, has been adopted but updated for this project. 
 
The proposed development layout has been assessed with respect to the movements of 
fuel tankers and service vehicles. Swept path analysis confirms that the proposed entry 
and egress arrangements and the site layout facilitate safe and efficient vehicle 
circulation.  
 
The SIDRA Network analysis undertaken as part of the Transport Impact Assessment 
allows for the approved development traffic to the north of Mowatt Close/subject site 
and confirms satisfactory operation of the 4-way intersection on Mowatt Close and the 
existing signalised intersection of Wanneroo Road/ Clarkson Avenue/Mowatt Close for 
post-development and 10 years post-development scenarios. 
 
The proposed car parking is considered to satisfactorily meet the needs of the proposed 
development. 
 
In conclusion, the findings of this Transport Impact Assessment are supportive of the 
proposed development. 



 

 

Appendix A 

ENDORSE DETAIL AREA PLAN 

 

 



 

 



 

 

 Appendix B 

PROPOSED ORIGINAL SITE PLAN 



 

 

 



 

 

 Appendix C 

DEVELOPMENT SITE PLAN 

  



 

 

  



 

 

Appendix D 

SIDRA OUTPUTS 

  



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 
 
 
 
 
 
 
 
 
 

 

 

 



 

 

Appendix E 

TURN PATH ANALYSIS 
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Lot 1 (1351) and Lot 132 (1369) Wanneroo Road, Wanneroo 
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Appendix 5 
Drainage Management Plan 
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1. Introduction 

1.1 Proposal details 

Eco Logical Australia (ELA) was commissioned by LP WA No6 P/L (Liberty) to prepare a Bushfire 

Management Plan (BMP) to support a development application for Lot 1 (1369) and Lot 1 (1351) 

Wanneroo Road, Wanneroo (hereafter referred to as the subject site, Figure 1).  The proposed 

development will result in an intensification of land use and involves the development of a service 

station.   

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 development 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 Wanneroo and is currently zoned as Urban under the Metro 

Regional Scheme and lies within the Drover Place Central Precinct.  The site is currently undergoing 

staged development with the subject site and surrounding land cleared and partially developed ready 

for the construction of new development.  

This assessment has been prepared by ELA Senior Bushfire Consultant Alex Aitken (FPAA BPAD Level 2 

Certified Practitioner No. BPAD37739) with quality assurance undertaken by Principal Bushfire 

Consultants 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. 

High risk land uses may expose the community, fire fighters and the environment to dangerous, 

uncontrolled substances during a bushfire event. High risk land uses may include, but are not limited to 

service stations, landfill sites, bulk storage of hazardous materials, fuel depots and certain heavy 

industries as well as military bases, power generating land uses, saw-mills, highways and railways.  

Planning and development applications that incorporate proposals for non-residential, high-risk land 

uses in bushfire prone areas are to comply with policy measure 6.6 which requires a Bushfire 

Management Plan jointly endorsed by the local government and the Department of Fire and Emergency 

Services. In most instance the requirement of the bushfire risk management plan should be incorporated 

into the proposed site management plans. 
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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 no existing native vegetation on site.   

No revegetation is proposed within the development and landscaping 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) 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 23 August 2021. 

The classified vegetation and effective slope for the proposed development from each of the identified 

vegetation plots are identified below in 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 Downslope >0 to 5 degrees 

3 Class G Grassland All upslopes and flat land (0 degrees) 

4 Excluded AS 3959: 2018 2.2.3.2 (e) - 

 

Photographs relating to each area and vegetation type are included in Appendix A.   
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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 area and the classified vegetation.   

Based on the identified BAL, construction requirements for proposed 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 development in accordance with AS 3959: 2018 methodology.  

Table 2: Method 1 BAL calculation (BAL contours) 

Plot and vegetation 

classification 
Effective slope 

Hazard separation 

distance 
BAL rating Comment 

Plot 1 

Class A Forest 

All upslopes and 

flat land (0 

degrees) 

0-<16 BAL-FZ No development proposed in this area 

16-<21 BAL-40 No development proposed in this area 

21-<31 BAL-29 No development proposed in this area 

31-<42 BAL-19 No development proposed in this area 

42-<100 BAL-12.5 No development proposed in this area 

Plot 2 

Class A Forest 

Downslope >0 

to 5 degrees 

0-<20 BAL-FZ No development proposed in this area 

20-<27 BAL-40 No development proposed in this area 

27-<37 BAL-29 No development proposed in this area 

37-<50 BAL-19 No development proposed in this area 

50-<100 BAL-12.5 No development proposed in this area 

Plot 3 

Class G Grassland 

All upslopes and 

flat land (0 

degrees) 

0-<6 BAL-FZ No development proposed in this area 

6-<8 BAL-40 No development proposed in this area 

8-<12 BAL-29 No development proposed in this area 

12-<17 BAL-19 No development proposed in this area 

17-<50 BAL-12.5 Development proposed in this area 
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Plot and vegetation 

classification 
Effective slope 

Hazard separation 

distance 
BAL rating Comment 

Plot 4 

Excluded as per clause 2.2.3.2 (e) and (f) of 

AS3959: 2018 

N/A 

*PLOT LOCATED >100 M FROM SUBJECT SITE  

 

Based on the site assessment inputs and BAL assessment, the proposed service station within the subject 

site has a BAL rating of BAL-12.5. 

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 none of the proposed structures is a Class 1, 2 or 3 building and/or Class 10a building or deck 

associated with a Class 1, 2 or 3 building, construction to AS 3959: 2018 is not required for this proposal.   

The general fire safety construction provisions within the National Construction Code (NCC) are 

considered suitable for bushfire construction measures, however ember protection measures in 

sections 3 and 5 of AS 3959: 2018 are recommended to be incorporated where applicable.   

Table 3: BAL rating for proposed building within the subject site 

Proposed building Plot most affecting BAL rating BAL Rating  

Service Station 3 BAL-12.5 

Bowsers & Annexure  3 BAL-LOW 

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. 
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3. Assessment against the Bushfire Protection Criteria 

3.1 Compliance  

The proposed development is required to comply with policy measures 6.2, 6.5 and 6.6 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 development in accordance with Guideline 

acceptable solutions to meet compliance with bushfire protection criteria.   

Table 4 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 4: Summary of solutions used to achieve bushfire protection criteria 

Bushfire Protection Criteria AS PS N/A Comment 

Element 1:  Location 

A1.1 Development location 

☒ ☐ ☐ 

The proposed development within the subject 

site will be located in an area subject to BAL 

ratings of ≤BAL-29 (Figure 5; Figure 6). 

The proposed development is considered to be 

compliant with A1.1. 

Element 2:  Siting and design of development 

A2.1 Asset Protection Zone (APZ) 

☒ ☐ ☐ 

The proposed development has an 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).   

The APZ can be contained within the boundaries 

of the lot or managed in perpetuity in a low fuel 

state. 

The proposed development is considered to be 

compliant with A2.1. 

Element 3:  Vehicular access 

A3.1 Two access routes 

☒ ☐ ☐ 

The subject site is serviced by a 100 m long cul-

de-sac that provides access onto Wanneroo Road 

(a main road allowing travel in two directions).  

Until future development within the subdivision 

takes place, the road network will be limited to 

this cul-de-sac (Figure 6) 

A secondary access point onto Wanneroo 

Avenue is not possible due to WAPC conditions 

of approval (i.e. Condition 4 of Subdivision 

Approval 156082), however as Wanneroo Road 

provides access in two directions, two access 

routes are available.    

The proposed development is considered to be 

compliant with A3.1.  

A3.2 Public road ☐ ☐ ☒ No public roads are proposed as part of this 

development.   
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Bushfire Protection Criteria AS PS N/A Comment 

A3.3 Cul-de-sac ☒ ☐ ☐ As detailed in A3.1, the subject site is serviced by 

a temporary cul-de-sac which will be connected 

to other roads in line with future development. 

This cul-de-sac is approximately 100 m long and a 

turning area with a minimum diameter of 17.5 m 

is provided within the subject site, thereby 

complying with the requirements for cul-de-sacs 

in the Guidelines.   

The proposed development 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 ☐ ☐ ☒ No private driveways longer than 50 m are 

proposed. 

A3.6 Emergency Access way ☐ ☐ ☒ No emergency access way is required. 

A3.7 Fire-service access routes ☐ ☐ ☒ No fire service access routes are required or 

proposed.   

A3.8 Firebreak width ☐ ☐ ☒ No fire breaks are required or proposed as per 

the City of Wanneroo Firebreak Notice   

Element 4:  Water 

A4.1 Reticulated areas 

☒ ☐ ☐ 

The subject site will be connected to a 

reticulated water supply.  

The proposed development is considered to be 

compliant with A4.1.  

A4.2 and A4.3 are not applicable to this proposed 

development. 

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 

 

3.2 Additional Bushfire Requirements 

All landscaping areas within the subject site will be maintained in accordance with Standards for Asset 

Protection Zones (Appendix B).   
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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 5. 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 5: Proposed work program  

No Bushfire management measure Responsibility 

Prior to occupancy 

1 Ensure proposed building is located outside of areas subject to BAL-

FZ and BAL-40 as per the design in Figure 6.   
Developer 

2 Connect reticulated water supply to the subject site. Developer 

3 Ensure all APZs are implemented and maintained. Developer 

4 Construct proposed building to relevant construction standard in 

the NCC and if considered relevant, AS 3959: 2018.   
Developer 

Ongoing management 

5 Maintain APZs to the standard in the Guidelines. Owners  
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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 development.  As such, the 

proposed development 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 is offsite melaleuca wetland with 

shrub understorey, trees up to 6m tall and ~40-50% 

canopy cover. 

Effective slope under vegetation is flat 

 

Plot  1 Classification or Exclusion Clause Class A Forest 

Photo Point 2 

Classified vegetation is offsite melaleuca wetland with 

shrub understorey, trees up to 6m tall. 

Effective slope under vegetation is flat 

 

Plot 2 Classification or Exclusion Clause Class A Forest 

Photo Point 3 

Classified vegetation within this plot is comprised of 

trees between 8-10 m tall with approximately 15% 

foliage cover.  Planted and young regrowth eucalypt 

trees with shrub revegetation along drainage line and 

grass understorey.  

Effective slope is downslope 0-5 degrees 
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Plot  3 Classification or Exclusion Clause Class G Grassland 

Photo Point 4 

Classified vegetation is offsite unmanaged grassland 

with sedges within drainage swale and minor isolated 

scrub 

Effective slope is up slope/flat from development 

 

Plot  3 Classification or Exclusion Clause Class G Grassland 

Photo Point 5 

Classified vegetation is offsite unmanaged grassland 

with within utilities compound  

Effective slope is up slope from development 

 

Plot 4 Classification or Exclusion Clause Excluded AS 3959: 2018 2.2.3.2 (f) 

Photo Point 6 

Cleared and developed areas onsite and offsite.  
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Plot  4 Classification or Exclusion Clause Excluded AS 3959: 2018 2.2.3.2 (f) 

Photo Point 7 

Cleared and developed areas onsite and offsite.  

 

 

Plot  4 Classification or Exclusion Clause Excluded AS 3959: 2018 2.2.3.2 (f) 

Photo Point 8 

Cleared and developed areas onsite and offsite.  

 

 

Plot 4 Classification or Exclusion Clause Excluded AS 3959: 2018 2.2.3.2 (f) 

Photo Point 9 

Cleared and developed areas onsite and offsite.  
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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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1. Introduction 

1.1 Project overview 

Eco Logical Australia (ELA) was commissioned by LP WA P/L (Liberty) to prepare a Bushfire Risk 

Management Plan (BRMP) to support a development application (DA) being prepared for the 

development of a service station located at Lot 1 (1369) and Lot 1 (1351) Wanneroo Road, Wanneroo 

(hereafter referred to as the subject site; Figure 1 and Figure 2).   

The proposed development will include (Figure 2): 

• Construction of: 

o Service Station building; 

o A fuel canopy and bowsers; and 

o Parking areas, underground tanks, associated infrastructure and landscaping.   

The proposed development will result in an intensification of land use. 

The subject site is located within a designated bushfire prone area as per the Western Australia State 

Map of Bush Fire Prone Areas (DFES 2019), which triggers bushfire planning requirements under State 

Planning Policy 3.7 Planning in Bushfire Prone Areas (SPP 3.7; WAPC 2015) and reporting to accompany 

submission of the development application in accordance with the associated Guidelines for Planning in 

Bushfire Prone Areas v 1.3 (the Guidelines; WAPC 2017).   

This assessment has been prepared by ELA Senior Bushfire Consultant Alex Aitken (FPAA BPAD Level 2 

Certified Practitioner No. BPAD37739) with quality assurance undertaken by 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 BRMP is to act as a technical supporting document to inform planning 

assessment in conjunction with the corresponding Bushfire Management Plan (BMP) also prepared by 

ELA (ELA 2021).   

SPP 3.7 (Policy Measure 6.6) requires development applications for high-risk land uses (such as petrol 

stations) in areas between BAL-12.5 and BAL-29 to be accompanied by a risk management plan for any 

flammable on-site hazards.  The Bushfire Management Plan (BMP) prepared by ELA for the subject site 

(ELA 2021) identifies all new proposed structures within the subject site as being located within areas 

subject to a BAL rating of BAL-29 or lower.   

The Building Code of Australia bushfire construction requirements only apply to residential buildings 

and associated structures.  The Guidelines therefore require the planning process to focus on location 

and siting of high-risk land uses rather than application of bushfire construction requirements.   
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Under the Dangerous Goods Safety (Storage and Handling of Non-Explosives) Regulations 2007 (the 

Regulations), the operator will also be required to complete a separate risk assessment that addresses 

risks other than bushfire for the proposed development.  The Regulations also require operators to 

prepare an emergency plan for petrol stations.  An emergency management plan will be developed for 

the subject site, which will set guidelines for the management of an emergency, disaster or major 

incident at the site.  The emergency plan for the fuel station will reflect the site layout and bushfire risk 

post-construction.   
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2. Bushfire risk assessment methodology 

Australian and New Zealand Standard AS/NZS ISO 31000:2009 Risk Management–Principles and 

Guidelines (SA & SNZ 2009) provides an internationally recognised approach to risk management.  

Methodology for this process is further described in Risk Management Guidelines: Companion to AS/NZS 

4360/2004 (SA & SNZ 2004), which defines the risk assessment process as outlined in Figure 3. 

AS/NZS ISO 31000:2009 is adopted by the Department of Fire and Emergency Services (DFES), as 

documented in the agency’s Bushfire Risk Management Framework (DFES 2015).   

From a bushfire management perspective, this methodology can be useful in determining: 

1. The inherent bushfire risk (i.e. the initial level of risk prior to risk treatment and mitigation); and 

2. The residual bushfire risk (i.e. the level of risk remaining following risk treatment and mitigation). 

Inherent and residual bushfire risk can be determined on the basis of the following risk criteria: 

• Likelihood of ignition and bushfire occurrence takes into consideration the bushfire history of 

the area, risk of ignition, vegetation type, fuel age and load, slope under vegetation and 

predominant fire weather conditions; and 

• Consequence or impact from bushfire on life, property and the environment considers the 

degree and severity of potential bushfire scenarios, location of bushfire hazard areas, assets 

present in the area and the level of management and suppression response available.   

The bushfire scenarios identified in Section 3 have been subject to bushfire risk assessment through 

determination of likelihood and consequence in accordance with the rating tables outlined in Table 1 

and Table 21.  This process determines the inherent bushfire risk of the event and informs the level of 

mitigation or management response required to reduce the risk to an acceptable level.  The risk 

assessment matrix used to determine inherent and residual bushfire risk is outlined in Table 3. 

  

 

 

1 The determined consequence rating is the most likely outcome, not the worst case.   
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Table 1: Likelihood rating system 

Likelihood rating Description  

Almost certain Consequence expected to occur in most circumstances, may occur once every year or more 

Likely Consequence will probably occur in most circumstances, may occur once every five years 

Possible Consequence might occur at some time, may occur every twenty years 

Unlikely Consequence is not expected to occur, may occur once every one-hundred years 

Rare Consequences may occur only in exceptional circumstances; may occur once every five-hundred or 

more years 

Table 2: Consequence rating system 

Consequence rating Description 

Catastrophic A large number of severe injuries, widespread damage and displacement of the community, 

significant impact on the environment 

Major Extensive number of injuries requiring hospitalisation, significant damage and impact on the 

community, longer term impacts on the environment 

Moderate Some injuries requiring medical treatment but no fatalities, localised damage and short-term 

impact on the environment 

Minor Small number of injuries but no fatalities, some damage and disruption but no lasting effects 

Insignificant  No injuries or fatalities, little damage or disruption 

 

Table 3: Risk assessment matrix 

 Consequences 

Likelihood Insignificant Minor Moderate Major Catastrophic 

Almost Certain High High Extreme Extreme Extreme 

Likely Medium High High Extreme Extreme 

Possible Low Medium High Extreme Extreme 

Unlikely Low Low Medium High Extreme 

Rare Low  Low Medium High High 

Risk level Risk response  

Low 
Acceptable risk.  Application of standard management measures will ensure risk level remains low 

and risk should be eliminated or reduced as time permits. 

Medium 
Potentially unacceptable risk.  Development of site-specific management measures may be required 

to lower the risk level and risk should be reduced as soon as reasonably practicable.  

High 
Potentially unacceptable risk.  Development of additional site-specific management measures will be 

required to lower the risk level and requires urgent action as soon as possible. 

Extreme 
Unacceptable risk.  Additional site-specific mitigation will be required to lower the risk level and an 

immediate mitigation response is required. 
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Figure 3: Risk assessment process as per AS/NZS ISO 31000:2009 
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3. Identified bushfire scenarios 

The BMP (ELA 2021) identifies and classifies the existing bushfire hazards within 150 m of the subject 

site, based on existing vegetation and slope and separation distance to the vegetation.   

Based on this information, ELA has assessed potential bushfire scenarios that could affect the subject 

site.  The potential bushfire scenarios have been used to inform a bushfire risk assessment (refer to 

Section 4) and assist in development of appropriate bushfire mitigation responses (refer to Section 5).  

Whilst there is classified vegetation in multiple directions from the subject site, ELA considers that 

bushfire approaching the subject site from the west or south is the only risk scenario worth considering 

in this BRMP.  Vegetation to the north and east is not substantial and is unlikely to pose a significant 

bushfire risk to the site.   

A description of the potential bushfire scenario is provided in the following subsections and November-

February wind roses for Perth Airport Weather Station (Station No. 9021, approximately 30 km from the 

subject site) used to identify potential directions of bushfire attack are provided in Appendix A (BoM 

2021).   

3.1 Scenario - Bushfire approaching subject site from the west or south 

A bushfire may approach the subject site from the west or south through forest and grassland fuel. 

Predominant wind directions from the east early in the day during the bushfire season (BoM 2021) 

would push the direction of fire spread away from the subject site however south-westerly winds in the 

afternoon (BoM 2021) would alter the direction of fire spread towards the subject site. 

The vegetation posing a bushfire risk in this scenario is a thin strip between the western boundary of 

the subject site and Lake Joondalup. Whilst this area could facilitate a bushfire occurrence, its limited 

size would be unlikely to support a fully-developed bushfire and consequently may pose a lower risk to 

the subject. It should be noted that the vegetation surrounding Lake Joondalup is classified as wetland 

vegetation, surrounding an area that has water all year around. The risk assessment has been 

undertaken based upon the assumption wetland areas contain water even in the height of summer. 

The cleared land to the south along the southern border of the subject site, would potentially provide 

an opportunity for a fire suppression response, which could contain a fire in this area before significant 

impacts are experienced at the subject site. 
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4. Bushfire risk assessment results 

4.1 Risk context 

Risk is being assessed to inform bushfire mitigation for the subject site for the protection of life and 

property within and adjacent to the site.  The risk assessment adopts a broad area and supports a tenure 

blind approach to ensure wider risk impacts and adjoining lands are captured to suitably address 

potential risk. 

4.2 Risk identification  

Bushfire risk is identified in the potential bushfire scenario outlined in Section 3, which indicates the 

potential bushfire events that could impact life and property within the subject site and adjacent land.  

This scenario is considered to cover the majority of bushfire events that could occur in order to develop 

suitable mitigation and manage as much of the bushfire risk as possible. 

4.3 Risk analysis and evaluation  

Risk analysis and evaluation for the bushfire scenario described in Section 3 is provided in Table 4, which 

specifies the likelihood and consequence of each scenario with and without management measures to 

determine inherent and residual risks. 

4.4  Summary of results  

Due to the storage and handling of flammable materials within the subject site, the potential 

consequence of a bushfire entering the site would be greater than if flammable materials were not 

present. 

ELA is of the view that following implementation of management measures provided in the Section 5, 

the risk of ignition will not be reduced due to the ongoing level of public access and presence of off-site 

classified vegetation and on-site flammable goods.  Therefore, bushfire risk management measures are 

likely to reduce the level of consequence resulting from the bushfire event, rather than the likelihood of 

the event occurring.  For example, an evacuation plan will reduce the potential impacts on life; thus 

reducing the level of consequence received from the bushfire event, but the likelihood of the event 

occurring will not be reduced. 
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Table 4: Bushfire risk assessment 

Bushfire risk Comments Likelihood Consequence Inherent risk Mitigation Likelihood Consequence Residual risk 

Scenario:  Bushfire 

impacting subject site from 

the west or south. 

Safety risk 

Forest and grassland fuels, adjacent to Lake 
Joondalup, classified as a wetland (including 
the surrounding vegetation meaning that 
the vegetation is inundated with water), 
short fire run, network of informal sandy 
tracks throughout the vegetation to limit 
rate of spread, easily accessible for 
suppression response.  

Greatest level of impact would occur under 
adverse fire weather conditions with a 
south-westerly wind. 

Consequence is not expected to occur; may 
occur once every one-hundred years based 
on fire history, suppression response 
capability, fuel types, anticipated rate of 
spread etc. 

Some injuries requiring medical treatment 
but no fatalities, localised damage and 
short-term impact on the environment 
based on analysis of assets. 

 

Unlikely Moderate Medium 

Implementation of 

management measures 

identified in Section 5 

Unlikely Minor Low 

 



Bushfire Risk Management Plan: 
Development Application:  Service Station, Lot 1 (1369) and Lot 1 (1351) Wanneroo Road, Wanneroo | LP WA No6 P/L. 

© ECO LOGICAL AUSTRALIA PTY LTD 7 

5. Bushfire mitigation measures  

Results of the bushfire risk assessment indicate that the assessed bushfire scenario poses a medium 

level of inherent risk to life and property. 

Implementation of the management measures provided in the following subsections prioritise 

protection of life and property and will reduce bushfire risk (residual risk) within the subject site. 

5.1 Fire protection and detection equipment 

The proposed service station will be fitted with a monitored alarm system, which when activated triggers 

an automatic response to the nominated security company.   

Fire extinguishers will be located within the subject site at each fuel dispenser.  There will be emergency 

stop buttons for the fuel system at the Point of Sale and externally on the front of the retail building.  

Only personnel trained in the use of extinguishers should be utilising this equipment and only if safe to 

do so. 

A Spill Response Kit will be maintained on the subject site at the front apron of the retail building, 

accessible to the forecourt.  Fire services are to be called in the event of a spill that covers more than 

2 m² and cannot be cleaned with a spill kit at site or it is not considered safe to do so. 

5.2 Evacuation plan and assembly points 

Liberty is required to develop an emergency management plan for the subject site in accordance with 

Australian Standard 3745-2010 Planning for emergencies in facilities, identifying evacuation triggers and 

depicting muster points on-site.   

5.3 Personnel training 

All occupants working at the subject site must be trained in responding to and managing all emergency 

incidents in accordance with the emergency management plan for the site.  A record of training must 

be kept up to date and debrief sessions held after all training exercises or incidents. 

An evacuation exercise must be carried out at least annually.  All occupants working on the site are 

required to participate.   

5.4 Bushfire suppression 

The Joondalup Fire & Rescue Service is located approximately 1.1 km from the subject site and is 

expected to provide a conservative emergency suppression response time of 10 minutes in the event of 

an emergency.   

5.5 Landscaping 

All landscaping areas within the subject site will be maintained in accordance with Standards for Asset 

Protection Zones (WAPC 2017).   



Bushfire Risk Management Plan: 
Development Application:  Service Station, Lot 1 (1369) and Lot 1 (1351) Wanneroo Road, Wanneroo | LP WA No6 P/L. 

© ECO LOGICAL AUSTRALIA PTY LTD 8 

5.6 Additional measures 

5.6.1.1 Manifest 

Dangerous goods sites must maintain a current manifest and a dangerous goods site plan, to allow an 

appropriate response by Emergency responders in the event of an emergency, such as a fire.   

The manifest and dangerous goods site plan for dangerous goods that will be stored and handled at the 

service station will need to be developed in accordance with the relevant Dangerous Goods Safety 

Guidance Note (DMP 2014).   

The emergency management plan refers to critical information for emergency response being located 

in the HAZMAT/HAZCHEM emergency boxes which will be located inside the retail building.  This 

information includes the Emergency Plan, Dangerous Goods Manifest, Register of Dangerous Goods and 

Hazardous Materials, Safety Data Sheets for bulk products kept on site and dangerous goods site layout 

plan.   

5.6.1.2 Ignition sources 

Operators of dangerous goods sites are required to manage potential ignition sources, such as hot works 

and electrical equipment, within any on-site hazardous areas. 

5.6.1.3 Placard and marking 

A placard, readily visual for Emergency responders and providing visual warnings of the hazards 

associated with storage of fuel, will be required at the subject site in accordance with DMP Storage and 

handling of dangerous materials Code of Practice (DMP 2010). 

Signage and notices will also be required in accordance with AS 1940-2004 The storage and handling of 

flammable and combustible liquids (AS 1940-2004; SA 2004) and any relevant state guidance. 
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6. Conclusion 

ELA expects that through implementation of the management measures outlined in this BRMP, inherent 

bushfire risk to life and property within and surrounding the subject site can be reduced. 
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 November to February wind roses for Perth Airport (Station 

No. 9021; BoM 2021) 
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