
 

 

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
DISTRICT 

PLANNING 
SCHEME No. 2 

 
Amendment No. 154 



 

 

 FORM 2A 
 

Planning and Development Act 2005 
 

RESOLUTION TO ADOPT AMENDMENT TO 
 LOCAL PLANNING SCHEME 

 
CITY OF WANNEROO 

 
DISTRICT PLANNING SCHEME NO. 2 -  AMENDMENT NO. 154 

 
 
RESOLVED that the local government pursuant to section 75 of the Planning and 
Development Act 2005, amend the above local planning scheme by modifying Schedule 2 – 
Section 1 (Clause 3.20) – Additional Uses by including the following entry and modifying the 
scheme map. 
 

 
No. Street/Locality Particulars of Land Additional Use and 

Conditions (where 
applicable) 

A36 1-36 1 Niche Parade, 
Wangara 

Lot 311  Drive-Through Food 
Outlet limited to a 
maximum net lettable 
area of 300m2 

 
 
 
The Amendment is complex under the provisions of the Planning and Development (Local 
Planning Schemes) Regulations 2015 for the following reason: 
 
 

• No Local Planning Strategy has been endorsed by the Western Australian Planning 
Commission to support the amendment. 

 
 
 
 
 
 
 
 
 
 
 
Date of Council Resolution…10 October 2017 
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(Chief Executive Officer) 
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PROPOSAL TO AMEND A LOCAL PLANNING SCHEME 
 
 
 
LOCAL AUTHORITY:       City of Wanneroo 
 
DESCRIPTION OF TOWN PLANNING SCHEME: City of Wanneroo District 

Planning Scheme No.2 
 
TYPE OF SCHEME:      District Planning Scheme 
 
SERIAL NUMBER OF AMENDMENT:    154 
 
PROPOSAL: 

 
1. Modify Schedule 2 – Section 1 (Clause 3.20) – Additional Uses of the Scheme Text 

by inserting the Additional Use ‘Drive Through Food Outlet’ with a condition 
restricting the net lettable area (nla) to a maximum of 300m2 applicable to Lot 311 
Niche Parade (cnr Ocean Reef Road), Wangara. 

 
2. Modify the Scheme Map accordingly. 
 
 
 



 
1. PURPOSE OF THE AMENDMENT 
 
SAMSARA Developments Pty Ltd is seeking approval to a proposed amendment to 
the City of Wanneroo District Planning Scheme No.2 (DPS No.2) to facilitate the 
development of a drive through food outlet limited to a maximum of 300m2 net 
lettable area (nla) on Lot 311 Niche Parade (corner Ocean Reef Road), Wangara.  
 
The proposed amendment to DPS No.2 represents the culmination of extensive 
background research and investigation by consultants for, and agents of SAMSARA 
Developments Pty Ltd regarding the local need for fast, convenient, accessible and 
affordable ready to consume food options, including discussions with City of 
Wanneroo staff and one (1) particular drive through food outlet brand that is keen to 
occupy a portion of Lot 311. 
 
The following report provides an explanation of the proposed amendment to DPS 
No.2 including the rationale and justification for change. Plans and maps in support of 
the proposal are also provided for illustration purposes.  
 
2. OWNERSHIP AND LEGAL DESCRIPTION 
 
Lot 311 (No. 1) Niche Parade, Wangara, is legally described as Lot 311 on Deposited 
Plan 400352, being Certificate of Title Volume 2828, Folio 311, and comprising a total 
area of approximately 7,162m2 and is in the ownership of SAMSARA Developments 
Pty Ltd (see Appendix 1 – Certificate of Title). 
 
3. LOCATION 
 
Regional Context 
 
Lot 311 is located in the locality of Wangara, within the municipality of the City of 
Wanneroo and is approximately 20 kilometres north of the Perth Central Business 
District.  
 
As well as being provided with direct frontage to Ocean Reef Road and Niche 
Parade, Lot 311 is located within proximity of Mitchell Freeway and Wanneroo Road 
(to the west), which are classified ‘Primary Regional Roads’ reservations under the 
Metropolitan Region Scheme (MRS); as well as Sydney Road, Gnangara Road, 
Mirrabooka Avenue and Alexander Drive (to the east), which are classified ‘Other 
Regional Roads’ reservations under the MRS.   
 
Lot 311 is also located approximately ten (10) kilometres south-east of the Joondalup 
Regional centre, approximately ten (10) kilometres west of Ellenbrook and 
approximately eleven (11) kilometres east-north-east of Hillarys Boat Harbour (see 
Appendix 2 - Figure 1  - Location Plan, Regional Context).  
 
Local Context 
 
Lot 311 is located within the industrial area commonly known as the ‘Wangara 
industrial area’ or the ‘Northlink Industrial Park’.  It is a significant industrial area 
located within the neighbouring localities of Wangara and Gnangara forming part of 
Perth’s rapidly growing north-western corridor. This industrial area accommodates a 
range of lot sizes and strong internal road networks, resulting in the area being a 
premium business location that will (at capacity) cover over 700 hectares in area, 
create approximately 2,800,000m2 of industrial floor space and employ approximately 
22,500 people. 



 
Lot 311Niche Parade (i.e. the subject land) is located on the south-eastern corner of 
the intersection of Ocean Reef Road and Niche Parade.  It is a traffic light controlled, 
four (4) way intersection (see Appendix 2 - Figure 2 – Location Plan, Local Context).  
 
Beyond the immediate surroundings, the land is bounded by a variety of industrial, 
rural, residential and private recreation land uses, including currently vacant land 
ready for individual development.  
 
4. PHYSICAL FEATURES AND CURRENT LAND USE 
 
As previously mentioned Lot 311 comprises a total area of 7,162m2, and has direct 
frontage to Ocean Reef Road and Niche Parade. Its vehicle access crossovers are 
via Niche Parade and the land currently contains a 24 hour (Coles Express) “petrol 
station” on its western half (see Appendix 2 - Figure 3 – Aerial Site Plan).   
 
As well as the drive through food outlet proposed by this amendment, it is the 
intention of the current owner to also develop an auto service centre on Lot 311 to 
reaffirm the predominant industrial use of the site.  
 
5. PLANNING BACKGROUND 
 
In 2008, following assessment by LandCorp that concluded the Wangara industrial 
area required a retail/commercial offer, Scheme Amendment No. 73 was gazetted 
to rezone Lot 478 Prestige Parade and Lot 479 Vision Street, Wangara from ‘General 
Industrial’ to ‘Centre’ under the DPS2. The site area was approximately 1.5 hectares, 
but failed to provide for affordable, convenient and 24 hour food outlet options to 
primarily cater for the growing industrial employment precinct catchment. 
 
At the time, the location of Amendment 73 (i.e. Lot 478 Prestige Parade and Lot 479 
Vision Street) provided for a centrally located centre which benefited from high 
vehicle exposure. The realignment of Gnangara Road and the construction of the 
Ocean Reef Road extension through Wangara was redistributing vehicle traffic in the 
precinct and required a rethink of where best to locate a commercial centre in the 
locality as it became evident the ‘retail energy’ in relation to service delivery for the 
precinct shifted towards Ocean Reef Road. As a result, Amendment No. 134 was 
initiated to rezone Lot 478 and 479 back to ‘General Industry’ (see Appendix 3, Figure 
4 – Location of Amendment 154 area in relation to Amendments 73 &134 area).   
 
At present, and despite the ‘retail energy’ in relation to service delivery for the 
precinct being clearly evident around the intersection of Ocean Reef Road and 
Niche Parade, no lots within the Wangara industrial area have the appropriate zoning 
to accommodate retail and commercial development. Although this amendment 
does not in its entirety address the demand and need for a centre in this locality, it will 
facilitate the development of a drive through food outlet limited to a maximum of 
300m2 nla to provide for affordable, convenient and 24 hour food outlet options to 
service the growing, surrounding industrial employment catchment. 
 
SAMSARA Developments Pty Ltd, which owns other land in proximity to the Ocean 
Reef Road / Niche Parade intersection through staff and consultants of its affiliated 
entities, has been discussing and negotiating terms with City staff for a possible local 
centre proposal on its Wangara landholding.  SAMSARA Developments Pty Ltd will 
continue to work with the City and other bodies on this matter with the aim of 
preparing a sufficiently detailed proposal which is strategically positioned and is of a 
scale appropriate to service the immediate locality, and effectively replaces the 



original Prestige Parade site (i.e. Amendments 173 & 174), whilst maximising Ocean 
Reef Road frontage exposure opportunities. 
 
6. SCHEME AMENDMENT PROPOSAL 
 
Under the terms of the proposed amendment to DPS No.2 the land’s current ‘General 
Industrial’ zoning classification will remain unchanged. As such all future development 
on the land will be required to meet the standards and requirements of DPS No.2 as it 
applies to all land classified ‘General Industrial’ zone unless otherwise approved by 
the City of Wanneroo in determining a development application consistent with the 
terms of the proposed ‘Additional Use’ amendment . 
 
The proposed amendment to DPS No.2 seeks to allow for the establishment of an 
additional use on Lot 311 Niche Parade, Wangara (i.e. drive through food outlet) that 
is otherwise not permitted under the terms of the land’s current ‘General Industrial’ 
zoning classification. The establishment of this additional use will be subject to a 
limited floor area of 300m2 which seeks to ensure Lot 311 continues to be 
predominantly used for general industrial purposes (see Appendix 4 - Figure 5 – 
Proposed Additional Use on DPS No.2 Existing Zoning Map). 

 
7. INDICATIVE SITE DEVELOPMENT PLAN 
 
An indicative site development plan illustrating a possible development option and 
layout for a drive through food outlet on Lot 311 is appended (see Appendix 5 – 
Indicative Site Development Plan). Final detailed development plans will be 
submitted to Council for development approval following finalisation of the scheme 
amendment process.  

 
Net Lettable Area (NLA) 

 
As previously mentioned the proposed net lettable area (nla) of the proposed drive 
through food outlet is limited to 300m2.  Schedule 1 (Clause 1.9) – Interpretations, 
General Definitions, defines ‘net lettable area’ as: 
 

“the area of all floors within the internal finished surfaces of permanent walls but 
excludes floor areas of:  

(a) stairs not in a fire rated enclosure, escalators, toilets, cleaners’ cupboards, plant 
rooms and other service areas, except where such floor areas are for the exclusive 
use of the occupiers of the floor or building;  

(b) stairs in a fire rated enclosure, lift shafts and motor rooms, and lobbies between 
lifts facing other lifts serving the same floor;  

(c) areas set aside as public space or thoroughfares and not for the exclusive use of 
occupiers of the floor or building;  

(d) areas set aside for the provision of shared facilities or services for occupiers of the 
floor or building.” 
 
The indicative site development plan indicates a proposed drive through food outlet 
nla of 250m2, notwithstanding the amendment requests a maximum nla of 300m2 to 
provide flexibility in the design and development of the building to accommodate 
the proposed use. 
 
Under the circumstances, and given that the proposed additional use (drive through 
food outlet) nla is only 300m2 (i.e. approximately 2% of the total Lot 311 land area of 
7,162m2), it is contended that the lot’s predominant use for general industrial purposes 
(i.e. existing “petrol station” and future auto service centre) will not be compromised.  



 
Vehicle Access 
 
Vehicle access to and from the proposed drive through food outlet  will be via the 
existing crossover arrangements servicing Lot 311 and Niche Parade (i.e. no 
modifications to the existing crossover access arrangements are intended).  

 
On-site Car Parking 

 
The comprehensive development of Lot 311 which intends to include the existing 
“petrol station”, the proposed drive through food outlet and a future auto service 
centre will comply with the car parking standards and requirements contained in 
Table 2 (Clause 4.14) Car Parking Standards of DPS No.2. 

 
8. TRAFFIC IMPACT STATEMENT 
 
TARSC has prepared a Traffic Impact Statement to accompany the proposed 
Amendment (see Appendix 6 – Traffic Impact Statement).  
 
Following analysis of the Indicative Site Development Plan contained at Appendix 5, 
the report arrives at the following conclusions:  

• Overall, the proposed drive through food outlet use should generate in the 
order of 1,700 vehicular trips per day with approximately 105 occurring in the 
PM peak and half of which will be new trips and half being passing trade 
trips; 

• Ocean Reef Road and the intersection of Fortitude Boulevard and Niche 
Parade will require future modification even if the development of a drive 
through food outlet on Lot 311 does not proceed; 

• The impact of the traffic volumes associated with the proposed 
development on the road network (once modified) is considered 
acceptable; and, 

• Delays and queues at the nearby once modified intersection and crossovers 
are expected to be minimal with very good levels of service now and into 
the future.  

 
9. STATE PLANNING FRAMEWORK 
 
Metropolitan Region Scheme (MRS) 
 
The site is currently classified ’Industrial’ zone under the Metropolitan Region Scheme 
(MRS).  Land zoned ‘Industrial’ is intended to accommodate manufacturing, 
processing, warehousing and related activities (see Appendix 7 – Figure 6 - MRS 
Zoning Map Extract).  
 
This amendment seeks to facilitate an opportunity for a portion of Lot 311 to be 
developed for a convenient and accessible drive through food outlet. It is 
contended the proposed use is a typical supporting activity found within industrial 
areas aimed at servicing the employment catchment, which is currently considerable 
and will continue to increase in this precinct of the Wangara industrial estate, and 
passing trade along Ocean Reef Road. The proposed amendment is not inconsistent 
with the MRS Industrial zoning and therefore a MRS amendment is not required to 
facilitate the proposed Local Planning Scheme (LPS) amendment process. 
 
 



Perth and Peel @3.5 Million – North West Sub Regional Planning Framework 
 
The draft Perth and Peel @ 3.5 million – Northwest Sub-regional Framework was 
released by the WAPC in May 2015 for public comment. It identifies the subject site as 
‘Industrial’ land located within the existing Wangara industrial area. Whilst the 
proposed additional use does not directly align with a target of the draft Framework 
in terms of development on industrial land, the additional use amendment does 
represent an opportunity to implement the broader strategic direction of the draft 
Framework, particularly with respect to providing an adequate level of services to the 
growing employment catchment without detrimentally impacting on the surrounding 
Wangara industrial area. 
 
State Planning Policy (SPP) No.4.2 – Activity Centres for Perth and Peel 
 
SPP 4.2 identifies the activity centre hierarchy within the Perth metropolitan and Peel 
region, and sets out the guidelines and expectations for development within each 
centre.  
 
The proposed amendment does not impact on the existing and established hierarchy 
of activity centres with the Perth Metropolitan Region.  It merely seeks to provide an 
opportunity to develop a modest drive through food outlet with excellent accessibility 
where a substantial demand exists to conveniently service an existing and growing 
employment catchment within one of Perth significant industrial areas.  
 
Model Provisions for Local Planning Schemes 
 
The model provisions for local planning schemes contained in Schedule 1 of the 
Planning and Development (Local Planning Schemes) Regulations 2015 contains the 
following land use term/definition at ‘Part 6 – Terms referred to in Scheme’: 
 
“fast food outlet/lunch bar means premises, including premises with a facility for 
drive-through service, used for the preparation, sale and serving of food to customers 
in a form ready to be eaten —  
(a) without further preparation; and 
(b) primarily off the premises;” 
 
Significantly, the model provisions do not distinguish between a lunch bar and a fast 
food outlet (with or without a drive through facility).   
 
DPS No.2 currently does distinguish between a lunch bar (‘D’ – discretionary use within 
the ‘General Industrial’ zone) and drive through food outlet (‘X’ – not permitted use 
within the ‘General Industrial’ zone).  To that extent an anomaly exists between DPS 
No.2 and the model provisions for local planning schemes contained at Schedule 1 of 
the Planning and Development (Local Planning Schemes) Regulations 2015.   
 
Under circumstances where the definition for ‘lunch bar’ under DPS No.2 was 
consistent with that contained in the ‘model provisions’ it is reasonable to assume 
that an LPS amendment would not be necessary to establish a drive through food 
outlet on Lot 311 Niche Parade, Wangara, and the matter would likely be dealt with 
as a development application.  Therefore Amendment 154 to DPS No.2 is only 
required as a result of the aforementioned ‘lunch bar’ land use definition anomaly 
between DPS No.2 and the model provisions contained in Schedule 1 of the Planning 
and Development (Local Planning Schemes) Regulations 2015. 
 
 
 



State Planning Policy (SPP) No.3.7 – Planning in Bushfire Prone Areas 
 
SPP 3.7 provides direction and guidelines for the development of land uses located 
within a designated ‘bushfire prone area’.  A designated ‘bushfire prone area’ is an 
area that has been identified and designated by an order of the Fire and Emergency 
Services Commissioner under section 18P of the Fire and Emergency Services Act 1998 
(as amended). 

 
A portion of Lot 311 is located within a designated ‘bushfire prone area’ (see 
Appendix 8 – Figure 7 - Extent of Bushfire Prone Area). 
 
SPP 3.7 is supported by the accompanying Guidelines for Planning in Bushfire Prone 
Areas. One of the key provisions of the Guidelines is the requirement for a Bushfire 
Hazard Level Assessment to be included as part of proposals to amend the region 
planning scheme or local planning scheme.  As such, a Bushfire Hazard Level 
Assessment and Bushfire Management Plan have been submitted with this 
application (see Appendix 9 – Bushfire Management Plan).  
 
The Bushfire Hazard Level Assessment and Management Plan were originally 
prepared in 2011 and subsequently updated in 2014 in support of a separate (now 
discontinued) scheme amendment which included Lot 311 Niche Parade and 
nearby Lot 339 Fortitude Boulevard (also owned by SAMSARA Developments Pty Ltd). 
 
The assessment concludes that Lot 311 (amongst other lots) has a ‘low’ bushfire 
hazard level rating and on this basis it is contended the intended development of the 
subject portion of Lot 311 for the proposed additional use purposes is consistent with 
the objectives of SPP 3.7, which allows development to occur in areas with moderate 
or low hazard rating. 
 
10. LOCAL PLANNING FRAMEWORK 

 
City of Wanneroo District Planning Scheme (DPS) No.2 

 
Under the City of Wanneroo’s District Planning Scheme No. 2 (DPS No.2) the subject 
site is classified ‘General Industrial’ zone (see Appendix 10 – Figure 8, - DPS No.2 
Zoning Map Extract).  
 
Most forms of non-industrial uses within the ‘General Industrial’ zone are ‘X’ 
(prohibited uses) under the DPS No.2 zoning table. As such, a scheme amendment in 
the form of an “Additional Use’ is required to facilitate the proposed partial 
development of Lot 311 of a drive through food outlet.  
 
Regarding ‘Additional Uses’ clause 3.20 of DPS No.2 states: 
 
“Notwithstanding anything contained in Table 1, the land specified in Section 1 of 
Schedule 2 may be used for the specific use or uses that are listed in addition to any 
uses permissible in the zone in which the land is situated subject to the conditions set 
out in Schedule 2 with respect to that land.” 
 
Section 1 of Schedule 2 of DPS No.2 is a list of ‘Additional Uses’ inserted into the 
scheme with corresponding conditions (where applicable).  
 
 
 
 
 



East Wanneroo Cell 8 Agreed Structure Plan 
 

Lot 311 is located within the East Wanneroo Cell 8 Agreed Structure Plan Area (Cell 8 
Structure Plan), relating to the land south of Ocean Reef Road. The Cell 8 Structure 
Plan area covers approximately 260 hectares of land, originally included 95 private 
landholdings and provides guidance on development contributions and 
environmental requirements. The Cell 8 Structure Plan documentation does not 
include a ‘zoning map’.  As previously mentioned, the land is zoned under DPS No.2.  
 
While most of the provisions of the Cell 8 Structure Plan relate specifically to industrial 
subdivision development, the following provisions are relevant to all development 
within the Structure Plan area: 

• The development contributions to be made by an owner for the implementation 
of the Cell Works shall be determined in accordance with the scheme.  

• Landowners shall undertake a Soil Contamination Assessment of the land prior to 
the undertaking of earthworks to determine the presence of soil contamination to 
the satisfaction of the Department of Environmental Protection (EPA).  

• Should any soil contamination be identified, a Site Remediation and Validation 
Report shall be prepared and remediation works shall be undertaken for all 
identified contamination and should be validated as being free of contamination 
to the satisfaction of the EPA.  

• The subdivider/developer to demonstrate to the City of Wanneroo at the 
subdivisional and/or development stage that the surface water drainage within 
the cell will be contained within the subdivision and/or development area.  

 
It is apparent that the proposed amendment will have no implications on the 
provisions of the Cell Structure Plan as Lot 311 has been cleared, subdivided and 
substantially developed.  

 
City of Wanneroo Local Planning Policy (LPP) 3.2 – Activity Centres  

 
The purpose of this policy is to provide guidance on the planning and development 
of activity centres within the City of Wanneroo.  Amendments to DSP No.2 are also 
subject to the provisions of this policy.  
 
The aim of the policy is to:  

• produce quality urban design and facilitate the long term evolution and 
sustainability of activity centres; and. 

• provide a framework for implementing the principles and objectives of State 
Planning Policy 4.2: Activity Centres for Perth and Peel (SPP 4.2) and the 
Department of Planning's Structure Plan Preparation Guidelines.  

 
The introduction of a drive through food outlet additional use limited to a maximum 
of 300m2 nla on Lot 311 Niche Parade will not compromise the integrity of current 
provisions and strategies contained in the policy, nor is the proposed additional use 
sufficiently sizeable to warrant consideration of a modification to the content of the 
policy.  For that reason it is contended the proposed additional use amendment may 
be progressed without fear of adversely affecting the integrity if the local planning 
policy. 

 
 
 
 



11. LOSS OF INDUSTRIAL LAND 
 
A major concern for industrial land use policy is the potential loss of industrial lands to 
non-industrial land uses. This presumption against rezoning and subsequent loss of 
industrial land initially stemmed from the ongoing loss of industrial land to bulky goods 
activity along the main travel routes within industrial estates.   
 
Although the protection of industrial land for industrial uses is the corner stone of 
industrial policy and strategies for delivering adequate industrial zoned land in Perth, 
the same strategies support the notion that the attractiveness of industrial zoned 
lands will benefit from the provision of incidental and complementary retail, 
commercial and other uses designed to satisfy the day to day needs of the industrial 
business catchment and employment community.  
 
The introduction of the proposed drive through fast food outlet on Lot 311 will have no 
foreseeable negative impact on the industrial uses and employment in the precinct, 
whilst providing a supplementary convenience for the business and employment 
catchment, and its visitors.  
 
Although the 2012 Western Australian Planning Commission (WAPC) Economic and 
Employment Lands Strategy (EELS) highlights a shortfall of 438 hectares of industrial 
zoned land in the Perth metropolitan northwest sub-region by 2031 it confirms that 
much of this shortfall will be generated by the increase in residential development 
north of Joondalup to Yanchep and not relevant to Wangara.   In any event the 
strategy addresses the shortfall by delivering a range of appropriately located sites to 
the north of Wangara to satisfy that demand. A number of further sites are under 
investigation for the northwest sub-region, these sites include:  

• Nowergup 

• Nowergup(1) 

• Nowergup(2) 

• Pinjar North 

• Jandabup 
 
That being said, and as previously mentioned, the proposed ‘additional use’ is limited 
to a maximum of 300m2 nla (i.e. approximately 2% of the total Lot 311 land area of 
7,162m2).  For this reason, it is concluded that the lot’s predominant use for industrial 
purposes (i.e. existing “petrol station” and proposed auto service centre) will not be 
compromised.  
 
Furthermore, 300m2 nla for the proposed ‘additional use’ represents an insignificant 
percentage of the overall industrial land within Wangara.  The entire Wangara 
industrial area, when complete, will be in excess of 700 hectares. The proposed 
additional use will represent approximately 0.0043% of the total Wangara industrial 
land area.  Clearly the proposed ‘additional use’ assessed on its merits does not result 
in the significant loss of industrial land within the Wangara industrial area.  
 
12. BUFFERS AND SEPARATION 
 
Under State Planning Policy 4.1 – State Industrial Buffer (SPP 4.1), a 300-500m buffer is 
generally required between industrial land uses and sensitive land uses.  Sensitive land 
uses are defined in the Policy as ‘...includes residential dwellings, major recreational 
areas, hospitals, schools and other institutional uses involving accommodation’.  The 
uses proposed within this Amendment are not considered to be sensitive uses under 
the Policy.  



 
The EPA’s Guidance for the Assessment of Environmental Factors – Separation 
Distances between Industrial and Sensitive Land Uses defines ‘sensitive uses’ as: 
 
‘Land use sensitive to emissions from industry and infrastructure. Sensitive land uses 
include residential development, hospitals, hotels, motels, hostels, caravan parks, 
schools, nursing homes, child care facilities, shopping centres, playgrounds and some 
public buildings. Some commercial, institutional and industrial land uses which require 
high levels of amenity or are sensitive to particular emissions may also be considered 
‘sensitive land uses’. Examples include some retail outlets, offices and training centres, 
and some types of storage and manufacturing’. The Guidelines do not elaborate on 
what ‘some types’ refers to. 
 
The proposed drive through food outlet use is considered to not fall under the term 
‘sensitive land use’, in much the same way that a ‘lunch bar’ is not a sensitive land 
use.  In any event, the management of any potential impacts by nearby industrial 
activities on the proposed additional use are considered to be ameliorated through 
appropriate and responsive design. In this regard, the indicative site development 
plan demonstrates the following design considerations to minimise or mitigate off-site 
impacts of noise, emission, dust or odour: 

• appropriate interface treatments with adjoining sites – covered drive through 
facility (with canopies covering pay/pick up area) setback from the southern 
common boundary; 

• orientation of the proposed building is central on Lot 311 and facing/addressing 
the adjoining Ocean Reef Drive road reserve (and not to the boundaries of the 
site); 

• patronage of the site by customers is generally expected to be short term; 

• eating areas will likely be limited to indoors, however should external eating areas 
be proposed in the future they will be covered, oriented central to the site or 
towards Ocean Reef Road thereby maximising separation with adjoining lots; 

• all doors will be self closing; 

• the building will be fitted with a reverse cycle air conditioning system enabling air 
intake to be filtered if necessary; and 

• the building will be insulated (as required) to assist with mitigating potential 
penetrating noise impacts from uses on adjoining lots. 

 
13. DEMONSTRATED NEED 
 
As previously mentioned, the Wangara industrial area (at capacity) will include an 
employment base of approximately 22,500 workers.  It will also see 4500 visitors each 
day, 1200 residents immediately north in Gnangara, and up to 22,600 visitors per day 
trade along Ocean Reef Road (of which 5600 might be considered non local).   
 
Kingsway City Shopping Centre, Alexander Heights Shopping Centre and Greenwood 
Village (the nearest centres) are all located within a five (5) to ten (10) kilometre 
radius of Lot 311 and the precinct that it is within. Given the location of these centres, 
workers with the precinct containing Lot 311 are poorly serviced. 
 
As previously mentioned, clearly there is demand for a retail/commercial offer within 
this precinct with the current “retail energy” focussing at the intersection of Ocean 
Reef Road, Niche Parade and Fortitude Boulevard.   SAMSARA Developments Pty Ltd, 
which owns land in proximity to the Ocean Reef Road / Niche Parade intersection 
through staff and consultants of its affiliated entities, has been discussing and 



negotiating terms with City staff for a possible commercial centre proposal on its 
Wangara landholding.  SAMSARA Developments Pty Ltd will continue to work with 
City staff on this matter with the aim of preparing suitable documentation proposing 
a commercial centre which is strategically positioned and is of a scale appropriate to 
service the immediate locality and effectively replaces the original Prestige Parade 
site whilst maximising its exposure opportunities and having regard for this proposed 
additional use amendment. 
 
The substantial employment base within the Wangara industrial area requires 
appropriate servicing, including opportunities to purchase quick and convenient 
food ready for consumption.  There is no nearby centre containing food outlets and 
to that extent serious consideration must be given to providing food outlets on 
suitably and strategically located sites within the Wangara industrial area.  Lot 311 is 
one such site which provides exposure and convenient access.  
 
Significantly, the proposed drive through food outlet on Lot 311 is intended to operate 
after normal business hours, when all other lunch bars in the area are closed, 
therefore it will be able to service local businesses/industries which also operate 
extended hours, have shift work, are “on call” or have 24 hour operations.  Currently 
these businesses and their employees are not serviced. 
 
With that in mind it is anticipated the demand for the proposed additional use will be 
predominantly generated by local businesses and the local employment catchment, 
however clearly given its high exposure location the proposed business will also 
benefit from substantial passer-by traffic. 
 
Drive through food outlets, as proposed by this amendment, are not uncommon in, or 
on the periphery of industrial areas serviced by higher order hierarchical roads.  The 
nearby industrial areas of Malaga, Balcatta and Osborne Park, for example, all 
contain drive through food outlets that service their employment catchments and 
also benefit from passer-by traffic.   
 
14. SUMMARY OF JUSTIFICATIONS 
 
The proposed amendment to District Planning Scheme No.2 seeks to allow for the 
establishment of an additional use on Lot 311 Niche Parade, Wangara (i.e. drive 
through food outlet) that is otherwise not permitted under the terms of the land’s 
current ‘General Industrial’ zoning classification. The establishment of this additional 
use will be subject to limited floor area of 300m2.  The amendment is justified on the 
following grounds: 

• The proposal is not inconsistent with the land’s ‘industry’ zoning classification under 
the Metropolitan Region Scheme. 

• The proposal is not inconsistent with the direction, terms and definitions contained 
within Schedule 1 of the Planning and Development (Local Planning Schemes) 
Regulations 2015 (i.e. the model provisions for local planning schemes). 

• The provision of drive through food outlets are not uncommon in, or on the 
periphery of industrial areas serviced by high exposure, high accessibility and high 
daytime populations (employment, visitor’s and passer-by’s). 

• An indicative site development plan has been submitted with the proposal to 
provide an indication of the likely siting and area of the proposed additional use 
development on Lot 311 in relation to the remainder of the lot. 

• The proposal is supported by the Traffic Impact Statement. 



• A Bushfire Hazard Level Assessment and Bushfire Management Plan have been 
submitted and show the site having a ‘low’ bushfire hazard level rating. 

• The use proposed is not considered to be sensitive as defined by SPP4.1 and the 
EPA’s Guidance Statement and will not likely give rise to ‘land use conflict’, and is 
considered complimentary to the existing petrol station on Lot 311. 

• The proposed use will predominantly service local businesses and local, industrial 
employment, however it will also benefit from passer-by traffic. 

• This proposal is proportionately and comparatively inconsequential to the 
quantum of industrial land within the Wangara industrial area, however 
significantly it will facilitate the provision of a convenient and accessible “ready to 
eat” food option servicing the local industrial workforce and visitors to the area. 

• Given the insignificant scale of the proposal it is contended it does not conflict 
with the existing and applicable state or local planning framework and will not 
result in a significant loss of industrial land. 
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APPENDIX 3 – FIGURE 4, LOCATION OF LOT 311 IN 
RELATION TO AMENDMENTS 73 & 134 
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APPENDIX 4 – FIGURE 5, PROPOSED ADDITIONAL USE 
ON DPS NO.2 EXSTING ZONING MAP 
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APPENDIX 5 – INDICATIVE SITE DEVELOPMENT PLAN 
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1. Introduction 

1.1 Purpose of This Report 
This report was commissioned by Vespoli Constructions to document a Traffic Impact Assessment 
in support of a planning scheme amendment for proposed additional land use on Lot 311 Niche 
Parade in Wangara and Gnangara.    

As part of the approval processes a Transport Statement format was considered the most appropriate 
to support the amendment approval by the City of Wanneroo. 

1.2 Proposed Development  
Lot 311 Niche Parade (totalling approximately 7,162m2) is proposed to be developed to include a 
fast food restaurant in addition to the previously approved service station.   

The various components of the development are: 

Lot 311 15 pumps service station with 200m2 shop plus 300m2 fast food restaurant with a 
drive through. 

Access to the proposed development for vehicles is proposed via the current two-way crossover, two 
on Niche Parade.  There is a one-way exit crossover from Lot 311 onto Niche Parade.  Parking is 
proposed as per below: 

Lot 311 15 existing bays (plus one loading bay) for the service station plus 13 new bays 
(plus one loading bay) for the fast food restaurant. 

Lot 311 presently has an operational service station.     

The development surrounding this proposed development, and proposed zoning, is predominately 
light industrial on both sides of Ocean Reef Road.  The area is approximately 50% developed.  
Ultimately, Niche Parade extends to the south to connect to other industrial type development to the 
west via Distinction Road. 

Refer to the locality plan in Appendix B. 
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2. Vehicle Access & Parking 

2.1 Access to Car Park 
As discussed in Section 1.2, access to the proposed development is proposed via various crossovers: 

 Lot 311: 1 x two-way crossover and 1 x one-way exit crossover. 

The general kerb arrangement of Niche Parade is proposed to remain in their present configuration.  

The small-vehicle crossovers will allow two-way access to and from the site with all movements 

permitted.  The one-way exit crossover of Lot 311 will typically allow large vehicles to exit the site, 

separate from smaller vehicles which will use the crossover closer to Ocean Reef Road.  This 

arrangement will maximise the separation of small and large vehicle movements.  Sight distances at 

the crossovers, exceed the minimums required of the Australian Standard, AS 2890.2-2002 Parking 

facilities Part 2: Off-street commercial vehicle facilities.  In this instance, for an 50km/h speed limit 

on Niche Parade, a sight distance of 69m should be provided for a 5 second gap.   

2.2 Parking Supply 
A total of 13 car bays (one of these being a disabled bay) are proposed for the fast food restaurant.  

In addition to this a loading bay is proposed on the eastern side of the restaurant plus the queuing 

area for the drive-through window can cater for 10-12 queued cars.  The service station will have 

available 14 bays (including one disabled bay) with refuelling positions for 12 cars and 3 trucks. 

2.3 Service Vehicles 
Delivery vehicles accessing the site are expected to park within a designated service bays within the 

site, being one west of the service station building and the other east of the fast food restaurant.  The 

type of vehicles expected to access the parking bays would not exceed the size of a single unit sized 

vehicle for the service station and fast food restaurant (similar in size to a HRV as per AS/NZS 

2890.2-2002 Parking facilities Part 2: Off-street commercial vehicle facilities). 

General rubbish is expected to be removed from the sites in bulk bins, located in the service bays of 

each of the service station and fast food restaurant. 
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3. Daily traffic volumes and vehicle types 

3.1 Current Traffic Flows 
Traffic volumes on the adjacent road network of Ocean Reef Road, Fortitude Boulevard and Niche 

Parade were sourced through Main Roads traffic counts undertaken in July 2015 and derived from 

traffic counts obtained from SCATS in May 2017. 

Ocean Reef Road: 33,263 vpd with 15% heavy vehicles 

  PM Peak: 1,388 eastbound, 1,520 westbound 

Fortitude Boulevard: 1,500 vpd with 10% heavy vehicles 

  PM Peak: 30 northbound, 70 southbound 

Niche Parade: 2,000 vpd with 10% heavy vehicles 

  PM Peak: 70 northbound, 65 southbound 

3.2 Expected Traffic Flows 
Based on an assessment of the current amount of development in the commercial area along Niche 
Parade and Fortitude Boulevard, it is expected that traffic volumes on Fortitude Boulevard and Niche 
Parade should increase by approximately 100% over the next 10 years.  Traffic volumes on Ocean 
Reef Road have been assumed to increase by approximately 50%.  It should be noted that traffic 
volumes on Ocean Reef Road have increased by about 12.4% since 2012/13 with an annualised 
increase of 3.0% per annum.  Over the next 10 years, if traffic volumes continue to increase at a 
similar rate, traffic volumes on Ocean Reef Road should increase by approximately 35%.  It is thus 
concluded that the expected 50% increase in traffic flows will lead to a robust assessment. 

It is thus estimated that the expected traffic flows near the development on full development of the 
surrounding area (excluding the effects of this development) should be approximately: 

 Ocean Reef Road: 50,000 vpd 

 Fortitude Boulevard: 2,500 vpd; and, 

 Niche Parade:  3,000 vpd. 

3.3 Trip Generation of Proposed Development 
The traffic generation expected from the entire proposed development of the site was based on the 

publication land Trip Generation, Institute of Transportation Engineers and Land Use Traffic 

Generation Guidelines, Director-General of Transport, SA.  The rates that best apply to the 

development are land uses: 

 No. 945 Gasoline/Service Station with Convenience Market; and, 

 No. 920 Fast-Food Restaurant with Drive-Through Window; 
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 13.57 trips per vehicular fuelling position per PM peak hour and 162.78 trips per 

vehicular fuelling position per day (both figures split 50/50 in direction to and from 

the site);  

 1 trip per passing 25 passing cars per PM peak hour and per day (both figures split 

50/50 in direction to and from the site);  

 550 trips per 100m2 per day for the take-away; and, 

 35 trips per 100m2 in the PM peak hour for the take-away. 

In this instance, the generation rate applied to the fast food take-away yields approximately an extra 

1,700 trips per day and 105 in the PM peak.  Of these trips, 850 trips per day and 52 in the PM peak 

would be new trips with the other 850 and 52 being related to passing trade from vehicles already on 

the road network, deviating to the development and then continuing on their journey. 

3.4 Trip Distribution 

It would be reasonable to assume that traffic would be attracted to the site on the roads where there 
is access to the wider road network, in this case being from Ocean Reef Road, Niche Parade and 
Fortitude Boulevard.  In this instance traffic entering and exiting the development has been assumed 
to do so split with 10-20% accessing the site from Niche Parade from the south with the remaining 
via Ocean Reef Road.  Further, 50% is expected to be passing trade (vehicles already on the road, 
diverting to the service station and then continuing their journey) and the other 50% being new trips.  
The proportion of passing trade and new trip is summarized below: 

 Niche Pde  10% passing and 20% new; 

 Ocean Reef Rd West 45% passing and 20% new; and, 

 Ocean Reef Rd East 45% passing and 60% new. 

The passing trade was based on the proportions of traffic passing the site currently on the road 
network, whilst the new trade was based on the assumption that most new trade would come from 
the east in the direction of the nearby residential development. 

3.5 Traffic Impact of Development 
Both Fortitude Boulevard and Niche Parade are expected to have traffic volumes less than the 
maximum traffic flows for similar roads of their type.  Even though not in a residential area, the 
capacity of these industrial roads would be similar to the capacity of Neighbourhood Connector A 
roads with wide lanes and passing opportunities of vehicles stopped to turn right from the roadway, 
providing a conservative capacity of approximately 7,000 vehicles per day and likely a higher 
capacity closer to 10,000 to 15,000 vehicles per day.  The mid-block comparisons to maximum flows 
that these roads should carry are shown below in Table 3.1.  Ocean Reef Road is planned long term 
as a six-lane dual carriageway.  When upgraded to this standard Ocean Reef Road would have a 
capacity closer to 65,000 vehicles per day. 
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 Table 3.1 – Expected Mid-Block Daily Flows on Full Development 

Road Indicative Maximum Daily Flow 
(two-way) 

Expected Daily Flow 
(two-way) 

Ocean Reef Road (4L) 40,000 52,000 

Ocean Reef Road (6L) 65,000 52,000 

Fortitude Boulevard 7,000  2,500 

Niche Parade 7,000 4,300 

 

Of this expected traffic, approximately 2% of the Ocean Reef Road traffic would likely be due to the 
proposed development (consisting of 1% of passing trade already on the road and 1% new trips) 
whilst approximately 20% of the Niche Parade traffic (up to the entry crossovers of the site) would 
be likewise due to the expected development traffic of the fast food restaurant. 

With regards to intersections, Table 2.4 from the Austroads publication, Guide to Traffic 
Management Part 6 – Intersections, Interchanges and Crossings provides advice as to intersection 
and crossover performance in peak flow conditions about possible further analysis.  This is 
summarised in Table 3.2. 

 Table 3.2 – Austroads Guidelines 

Major Road Type 
Major Road Flow 
(vph, two-way)

Minor Road Flow 
(vph, two-way)

Two-lane 

400 250 

500 200 

650 100 

Four-lane 

1000 100 

1500 50 

2000 25 

 

Examining the expected traffic flows at the crossovers and nearby intersection at Ocean Reef Road 
for the proposed development Table 3.3 is derived. 



Lot 311 Niche Parade, Wangara 
Traffic Impact Assessment 
Vespoli Constructions 
 

M:\Users\Rod\My Documents\work\jobs\J16.10 - Lot 339 Fortitude Blvd\Lot 311 Niche Pde Trffic Impact Assessment Rev 2.docx PAGE 6 

 Table 3.3 – Comparison to Austroads Guidelines 

Intersection Major Road Flow 
(vph, two-way)

Minor Road Flow 
(vph, two-way)

Niche Pde crossovers 500 150 

 
From the above it can be seen that the crossovers and are not expected to exceed the above values 
given in Table 3.2 but the intersection at Ocean Reef Road will.  Thus, there is a need for the nearby 
intersection to be examined in further detail using such analysis software like Sidra Intersection.  The 
crossovers will also be assessed as the traffic volumes are approaching the levels requiring 
assessment. 

3.6 Assessment of Crossovers and Intersection 
The nearby intersection of Ocean Reef Road/Fortitude Boulevard/Niche Parade and the vehicle 
crossovers on Niche Parade were examined in further detail utilising Sidra Intersection.  The traffic 
volumes were based on the derived traffic flows and the geometries of the road based on the current 
road geometry.  The PM peak was chosen as the assessment period as this period is typically has the 
highest flows for the adjoining road network with the development types having their maximum 
generation rates in the PM peak. 

3.6.1 Intersection of Ocean Reef Road and Fortitude Boulevard/Niche Parade 
This intersection is an existing intersection and so an assessment of its current performance was 
undertaken to allow a comparison with the expected performance under full development of the site 
and surrounding areas.  Under the current traffic volumes recorded in September 2016, the 
intersection performance was found to be as summarised in Table 3.4 on the following page in an 
excerpt from a Sidra Intersection output table. 
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 Table 3.4 – Ocean Reef Rd/Fortitude Blvd/Niche Pde – Current PM 

 Demand Flows 
Cap.  

Deg.
Satn 

Lane
Util. 

Average
Delay 

Level of
Service 

95% Back of Queue  Lane  
Config  

Lane 
Length 

Cap.
Adj. 

Prob. 
Block. 

 
Total HV Veh Dist  

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

South: Niche Pde  

Lane 1  48 10.0 545  0.088 100 4.0 LOS A 0.3 2.3  Short  28 0.0 NA 

Lane 2  2 10.0 85  0.024 100 66.1 LOS E 0.1 1.0  Full  500 0.0 0.0 

Lane 3  21 10.0 80  0.262 100 72.3 LOS E 1.4 10.5  Short  90 0.0 NA 

Approach  71 10.0   0.262 26.0 LOS C 1.4 10.5    

East: Ocean Reef Rd  

Lane 1  40 10.0 1558  0.026 100 7.8 LOS A 0.1 1.1  Short  175 0.0 NA 

Lane 2  789 10.0 1239  0.637 100 0.8 LOS A 2.6 19.8  Full  575 0.0 0.0 

Lane 3  789 10.0 1239  0.637 100 0.8 LOS A 2.6 19.8  Full  575 0.0 0.0 

Lane 4  6 10.0 80  0.075 100 74.5 LOS E 0.4 2.9  Short  155 0.0 NA 

Approach  1624 10.0   0.637 1.2 LOS A 2.6 19.8    

North: Fortitude Blvd  
Lane 1  12 10.0 590  0.020 100 6.7 LOS A 0.2 1.3  Short  28 0.0 NA 

Lane 2  6 10.0 85  0.071 100 67.0 LOS E 0.4 2.9  Full  500 0.0 0.0 

Lane 3  54 10.0 80  0.675 100 75.5 LOS E 3.7 28.1  Short  115 0.0 NA 

Approach  72 10.0   0.675 63.3 LOS E 3.7 28.1    

West: Ocean Reef Rd  

Lane 1  23 10.0 1572  0.015 100 7.8 LOS A 0.1 0.5  Short  180 0.0 NA 

Lane 2  602 10.0 1239  0.485 100 10.6 LOS B 18.0 136.6  Full  500 0.0 0.0 

Lane 3  602 10.0 1239  0.485 100 10.6 LOS B 18.0 136.6  Full  500 0.0 0.0 

Lane 4  19 10.0 80  0.237 100 76.0 LOS E 1.2 9.4  Short  155 0.0 NA 

Approach  1245 10.0   0.485 11.6 LOS B 18.0 136.6    

Intersection  3012 10.0   0.675 7.6 LOS A 18.0 136.6    

 

It was found that the intersection currently operates at a very good level of service.  There were 
observed on-site and further reinforced in the above table, that there are minimal delays and queues 
particularly for the Ocean Reef Road approaches to the intersection.  There are longer delays and 
small queues on Fortitude Boulevard and Niche Parade as Ocean Reef Road is favoured with 
extended green times to reduce congestion on Ocean Reef Road. 

This intersection will be under the effects of two factors in the traffic growth.  The average growth 
rate of traffic of Ocean Reef Road due to general traffic growth due to normal traffic growth due to 
development and the increase in traffic on Niche Parade and Fortitude Boulevard due to the further 
development of the industrial area and due to the proposed development this report is the subject of.  
If the surrounding industrial areas are fully developed (in accordance with current planning 
allowances) and traffic on Ocean Reef Road remains at its current levels, the expected operation of 
this intersection would be as shown in Table 3.5. 
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 Table 3.5 – Ocean Reef Rd/Fortitude Blvd/Niche Pde – Current PM with Full 
Development 

 Demand Flows 
Cap.  

Deg.
Satn 

Lane
Util. 

Average
Delay 

Level of
Service 

95% Back of Queue  Lane  
Config  

Lane 
Length 

Cap.
Adj. 

Prob. 
Block. 

 
Total HV Veh Dist  

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

South: Niche Pde  

Lane 1  133 10.0 459  0.290 100 13.0 LOS B 3.7 28.3  Short  28 0.0 NA 

Lane 2  2 10.0 76  0.026 100 74.4 LOS E 0.1 1.1  Full  500 0.0 0.0 

Lane 3  51 10.0 72  0.711 100 84.7 LOS F 3.9 29.7  Short  90 0.0 NA 

Approach  186 10.0   0.711 33.3 LOS C 3.9 29.7    

East: Ocean Reef Rd  

Lane 1  100 10.0 1515  0.066 100 7.9 LOS A 0.5 3.6  Short  175 0.0 NA 

Lane 2  789 10.0 1010  0.781 100 4.8 LOS A 15.6 118.8  Full  575 0.0 0.0 

Lane 3  789 10.0 1010  0.781 100 4.8 LOS A 15.6 118.8  Full  575 0.0 0.0 

Lane 4  26 10.0 72  0.362 100 85.4 LOS F 1.9 14.6  Short  155 0.0 NA 

Approach  1704 10.0   0.781 6.3 LOS A 15.6 118.8    

North: Fortitude Blvd  

Lane 1  52 10.0 729  0.071 100 10.7 LOS B 1.2 9.0  Short  28 0.0 NA 

Lane 2  6 10.0 366  0.016 100 49.3 LOS D 0.3 2.5  Full  500 0.0 0.0 

Lane 3  274 10.0 347  0.790 100 66.8 LOS E 19.4 147.8  Short  115 0.0 NA 

Approach  332 10.0   0.790 57.7 LOS E 19.4 147.8    

West: Ocean Reef Rd  

Lane 1  118 10.0 1571  0.075 100 7.9 LOS A 0.5 3.7  Short  180 0.0 NA 

Lane 2  602 10.0 1010  0.595 100 22.9 LOS C 27.9 211.9  Full  500 0.0 0.0 

Lane 3  602 10.0 1010  0.595 100 22.9 LOS C 27.9 211.9  Full  500 0.0 0.0 

Lane 4  34 10.0 72  0.474 100 86.0 LOS F 2.5 19.2  Short  155 0.0 NA 

Approach  1355 10.0   0.595 23.2 LOS C 27.9 211.9    

Intersection  3577 10.0   0.790 18.9 LOS B 27.9 211.9    

 

In comparison to the current operation of the intersection, there is expected to be longer queues in 
Fortitude Boulevard with additional traffic exiting this side of the intersection.  These queues are 
expected to extend beyond Fellowship Road and in effect block this intersection.  This suggests that 
the lane configuration should be changed once the area is fully developed.  This lane configuration 
should be the adoption of a double right turn.  This will be able to be accommodated within the 
current road geometry and can be installed with modification of the pavement markings.  This 
arrangement could also be adopted for the Niche Parade side of the intersection will only the 
modification to the pavement markings required. 

The effects of these lane changes are shown in Table 3.6. 
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 Table 3.6 – Ocean Reef Rd/Fortitude Blvd/Niche Pde – Current PM with Full 
Development with lane changes 

 Demand Flows 
Cap.  

Deg.
Satn 

Lane
Util. 

Average
Delay 

Level of
Service 

95% Back of Queue  Lane  
Config  

Lane 
Length 

Cap.
Adj. 

Prob. 
Block. 

 
Total HV Veh Dist  

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

South: Niche Pde  

Lane 1  133 10.0 544  0.244 100 5.9 LOS A 1.7 13.3  Short  28 0.0 NA 

Lane 2  2 10.0 92  0.022 100 60.5 LOS E 0.1 0.9  Full  500 0.0 0.0 

Lane 3  51 10.0 87  0.588 100 68.7 LOS E 3.2 24.2  Short  90 0.0 NA 

Approach  186 10.0   0.588 23.7 LOS C 3.2 24.2    

East: Ocean Reef Rd  

Lane 1  100 10.0 1512  0.066 100 7.9 LOS A 0.4 3.2  Short  175 0.0 NA 

Lane 2  789 10.0 1068  0.739 100 1.3 LOS A 4.5 33.9  Full  575 0.0 0.0 

Lane 3  789 10.0 1068  0.739 100 1.3 LOS A 4.5 33.9  Full  575 0.0 0.0 

Lane 4  26 10.0 87  0.300 100 70.7 LOS E 1.6 12.0  Short  155 0.0 NA 

Approach  1704 10.0   0.739 2.7 LOS A 4.5 33.9    

North: Fortitude Blvd  

Lane 1  52 10.0 666  0.078 100 8.8 LOS A 0.9 7.1  Short  28 0.0 NA 

Lane 2  128 10.0 169 1 0.754 100 62.6 LOS E 7.7 58.4  Full  500 0.0 0.0 

Lane 3  152 10.0 202  0.754 100 63.3 LOS E 9.3 70.7  Short  115 0.0 NA 

Approach  332 10.0   0.754 54.5 LOS D 9.3 70.7    

West: Ocean Reef Rd  

Lane 1  118 10.0 1542  0.077 100 7.9 LOS A 0.4 3.3  Short  180 0.0 NA 

Lane 2  602 10.0 1068  0.563 100 16.4 LOS B 21.5 163.6  Full  500 0.0 0.0 

Lane 3  602 10.0 1068  0.563 100 16.4 LOS B 21.5 163.6  Full  500 0.0 0.0 

Lane 4  35 10.0 87  0.404 100 71.3 LOS E 2.1 16.3  Short  155 0.0 NA 

Approach  1356 10.0   0.563 17.1 LOS B 21.5 163.6    

Intersection  3578 10.0   0.754 14.1 LOS B 21.5 163.6    

 

As can be seen, the queue lengths on Fortitude Boulevard should more than halve and not extend as 
far back as Fellowship Road. 

So, without this proposed development, there is a requirement to modify the lane configuration of at 
least the Fortitude Boulevard approach once the surrounding areas are fully developed. 

With the proposed fast food restaurant and the road modifications due to the other development north 
of Ocean Reef Road, the expected performance of the intersection is shown in Table 3.7. 
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 Table 3.7 – Ocean Reef Rd/Fortitude Blvd/Niche Pde – Current PM with Full 
Development with lane changes & new Fast Food Restaurant 

 Demand Flows 
Cap.  

Deg.
Satn 

Lane
Util. 

Average
Delay 

Level of
Service 

95% Back of Queue  Lane  
Config  

Lane 
Length 

Cap.
Adj. 

Prob. 
Block. 

 
Total HV Veh Dist  

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

South: Niche Pde  

Lane 1  148 10.0 574  0.258 100 8.1 LOS A 2.5 18.7  Short  28 0.0 NA 

Lane 2  2 10.0 105  0.019 100 52.1 LOS D 0.1 0.8  Full  500 0.0 0.0 

Lane 3  76 10.0 99  0.767 100 62.8 LOS E 4.3 32.7  Short  90 0.0 NA 

Approach  226 10.0   0.767 26.9 LOS C 4.3 32.7    

East: Ocean Reef Rd  

Lane 1  124 10.0 1482  0.084 100 8.1 LOS A 0.6 4.6  Short  175 0.0 NA 

Lane 2  784 10.0 1011  0.775 100 3.5 LOS A 11.0 83.8  Full  575 0.0 0.0 

Lane 3  784 10.0 1011  0.775 100 3.5 LOS A 11.0 83.8  Full  575 0.0 0.0 

Lane 4  26 10.0 99  0.262 100 62.0 LOS E 1.4 10.4  Short  155 0.0 NA 

Approach  1718 10.0   0.775 4.7 LOS A 11.0 83.8    

North: Fortitude Blvd  

Lane 1  52 10.0 663  0.078 100 9.6 LOS A 0.9 7.1  Short  28 0.0 NA 

Lane 2  136 10.0 171 1 0.794 100 58.7 LOS E 7.5 56.9  Full  500 0.0 0.0 

Lane 3  144 10.0 182  0.794 100 59.1 LOS E 8.0 60.8  Short  115 0.0 NA 

Approach  332 10.0   0.794 51.2 LOS D 8.0 60.8    

West: Ocean Reef Rd  

Lane 1  118 10.0 1518  0.078 100 7.9 LOS A 0.4 3.3  Short  180 0.0 NA 

Lane 2  597 10.0 1011  0.590 100 16.6 LOS B 20.1 152.7  Full  500 0.0 0.0 

Lane 3  597 10.0 1011  0.590 100 16.6 LOS B 20.1 152.7  Full  500 0.0 0.0 

Lane 4  49 10.0 99  0.495 100 63.2 LOS E 2.6 20.0  Short  155 0.0 NA 

Approach  1360 10.0   0.590 17.6 LOS B 20.1 152.7    

Intersection  3636 10.0   0.794 15.1 LOS B 20.1 152.7    

 
With the addition of the fast food restaurant, there is expected to be little impact on the intersection 
when comparing Table 3.7 to 3.6. 

The other component in the assessment of this intersection is the increase in traffic volumes on Ocean 
Reef Road.  If traffic on Ocean Reef Road was to increase by 50% over the next 10 years and the 
surrounding area was to be fully developed (assuming this proposed development does not proceed) 
the intersection is expected to operate as shown in Table 3.8. 

  



Lot 311 Niche Parade, Wangara 
Traffic Impact Assessment 
Vespoli Constructions 
 

M:\Users\Rod\My Documents\work\jobs\J16.10 - Lot 339 Fortitude Blvd\Lot 311 Niche Pde Trffic Impact Assessment Rev 2.docx PAGE 11 

 Table 3.8 – Ocean Reef Rd/Fortitude Blvd/Niche Pde – Expected PM with traffic 
growth 

 Demand Flows 
Cap.  

Deg.
Satn 

Lane
Util. 

Average
Delay 

Level of
Service 

95% Back of Queue  Lane  
Config  

Lane 
Length 

Cap.
Adj. 

Prob. 
Block. 

 
Total HV Veh Dist  

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

South: Niche Pde  

Lane 1  133 10.0 299  0.444 100 16.6 LOS B 5.4 41.4  Short  28 0.0 NA 

Lane 2  1 10.0 61  0.016 100 93.2 LOS F 0.1 0.7  Full  500 0.0 0.0 

Lane 3  51 10.0 58  0.883 100 111.5 LOS F 5.0 38.4  Short  90 0.0 NA 

Approach  185 10.0   0.883 43.2 LOS D 5.4 41.4    

East: Ocean Reef Rd  

Lane 1  100 10.0 1566  0.064 100 7.9 LOS A 0.5 4.0  Short  175 0.0 NA 

Lane 2  1184 10.0 1261  0.938 100 5.6 LOS A 29.2 222.0  Full  575 0.0 0.0 

Lane 3  1184 10.0 1261  0.938 100 5.6 LOS A 29.2 222.0  Full  575 0.0 0.0 

Lane 4  26 10.0 58  0.450 100 105.8 LOS F 2.4 18.3  Short  155 0.0 NA 

Approach  2493 10.0   0.938 6.7 LOS A 29.2 222.0    

North: Fortitude Blvd  

Lane 1  52 10.0 448  0.116 100 19.0 LOS B 2.1 15.6  Short  28 0.0 NA 

Lane 2  99 10.0 105 1 0.940 100 119.1 LOS F 10.3 78.1  Full  500 0.0 0.0 

Lane 3  181 10.0 193  0.940 100 115.7 LOS F 19.0 144.7  Short  115 0.0 NA 

Approach  332 10.0   0.940 101.6 LOS F 19.0 144.7    

West: Ocean Reef Rd  

Lane 1  118 10.0 1599  0.074 100 7.8 LOS A 0.5 3.7  Short  180 0.0 NA 

Lane 2  904 10.0 1233 1 0.733 100 18.0 LOS B 47.4 360.4  Full  500 0.0 0.0 

Lane 3  900 10.0 1229 1 0.733 100 17.9 LOS B 47.1 357.8  Full  500 0.0 0.0 

Lane 4  34 10.0 58  0.588 100 107.0 LOS F 3.2 24.2  Short  155 0.0 NA 

Approach  1956 10.0   0.733 18.9 LOS B 47.4 360.4    

Intersection  4966 10.0   0.940 19.2 LOS B 47.4 360.4    

 

As can be seen, the four-lane configuration of Ocean Reef Road should have enough capacity to cater 
for the expected traffic volumes.  Queues of about 200 to 400m are expected to occur on both the 
Ocean Reef Road approaches to this intersection.  These eastern queues may bank back to the 
intersection at Sydney Rd/Gnangara Rd but should be about 150m short of this intersection and 
interrupt the performance of that intersection.   

  



Lot 311 Niche Parade, Wangara 
Traffic Impact Assessment 
Vespoli Constructions 
 

M:\Users\Rod\My Documents\work\jobs\J16.10 - Lot 339 Fortitude Blvd\Lot 311 Niche Pde Trffic Impact Assessment Rev 2.docx PAGE 12 

So, in the future, without this proposed development proceeding the minimum road changes required 
will be: 

 Modify the lane configuration of Fortitude Boulevard to a double right turn. 

With the change in use on Lot 311 with the construction of a fast food restaurant there is expected to 
be passing trade traffic diverted from Ocean Reef Road and new trips attracted.  The effect of these 
trips has been assessed and the results are summarised below in Table 3.9. 

 Table 3.9 – Ocean Reef Rd/Fortitude Blvd/Niche Pde – Expected PM with new 
fast food development 

 Demand Flows 
Cap.  

Deg.
Satn 

Lane
Util. 

Average
Delay 

Level of
Service 

95% Back of Queue  Lane  
Config  

Lane 
Length 

Cap.
Adj. 

Prob. 
Block. 

 
Total HV Veh Dist  

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

South: Niche Pde  

Lane 1  151 10.0 325 1 0.464 100 21.3 LOS C 7.3 55.2  Short  28 0.0 NA 

Lane 2  1 10.0 92  0.011 100 88.4 LOS F 0.1 0.6  Full  500 0.0 0.0 

Lane 3  81 10.0 87  0.934 100 117.6 LOS F 8.3 63.3  Short  90 0.0 NA 

Approach  233 10.0   0.934 55.1 LOS E 8.3 63.3    

East: Ocean Reef Rd  

Lane 1  129 10.0 1552  0.083 100 8.0 LOS A 0.8 5.8  Short  175 0.0 NA 
Lane 2  1178 10.0 1231  0.957 100 12.1 LOS B 42.2 320.6  Full  575 0.0 0.0 

Lane 3  1178 10.0 1231  0.957 100 12.1 LOS B 42.2 320.6  Full  575 0.0 0.0 

Lane 4  26 10.0 58  0.450 100 105.8 LOS F 2.4 18.3  Short  155 0.0 NA 

Approach  2510 10.0   0.957 12.9 LOS B 42.2 320.6    

North: Fortitude Blvd  

Lane 1  52 10.0 443  0.117 100 22.0 LOS C 2.2 16.9  Short  28 0.0 NA 

Lane 2  100 10.0 106 1 0.937 100 117.5 LOS F 10.3 78.1  Full  500 0.0 0.0 

Lane 3  180 10.0 193  0.937 100 114.3 LOS F 18.8 143.1  Short  115 0.0 NA 

Approach  332 10.0   0.937 100.8 LOS F 18.8 143.1    

West: Ocean Reef Rd  

Lane 1  118 10.0 1594  0.074 100 7.8 LOS A 0.5 3.7  Short  180 0.0 NA 

Lane 2  901 10.0 1196 1 0.753 100 19.9 LOS B 49.7 377.5  Full  500 0.0 0.0 

Lane 3  891 10.0 1184 1 0.753 100 19.7 LOS B 48.7 369.7  Full  500 0.0 0.0 

Lane 4  51 10.0 58  0.883 100 115.4 LOS F 5.0 38.4  Short  155 0.0 NA 

Approach  1961 10.0   0.883 21.6 LOS C 49.7 377.5    

Intersection  5036 10.0   0.957 24.0 LOS C 49.7 377.5    

 

With the new development, the overall operation of this intersection is expected to be well within 
acceptance parameters.  The worst level of service is expected to be E for the movements from Niche 
parade and Fortitude Boulevard and the right turns on Ocean Reef Road.  However, the queues in 
the turn pockets should be contained within these turn pockets and queues on Niche parade and 
Fortitude Boulevard are expected to be contained between the intersection of Ocean Reef Road and 
the entry/exit crossovers of the proposed developments.  This will allow these crossovers to function 
optimally without having upstream vehicle queues interference.  

3.6.2 Niche Parade Crossovers 
The arrangement of the crossovers on Niche Parade will roughly form a three-way junction.  Based 
on this geometry, these crossovers were assessed, assuming the current traffic flows and development 
and then with the full development on each of the lots and the remainder on the industrial area fully 
developed.  Table 3.10 summarises the expected performance under these current traffic flow 
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conditions.  Table 3.11 summarises the current flow conditions with the new fast food restaurant and 
Table 3.12 summarises the expected traffic flow conditions with full development of the surrounding 
area and the new fast food restaurant. 

 Table 3.10 – Niche Parade Crossovers – Current PM 

 Demand Flows 
Cap.  

Deg.
Satn 

Lane
Util. 

Average
Delay 

Level of
Service 

95% Back of Queue  Lane  
Config  

Lane 
Length 

Cap.
Adj. 

Prob. 
Block. 

 
Total HV Veh Dist  

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

South: Niche Pde  

Lane 1  21 18.0 1746  0.012 100 0.0 LOS A 0.0 0.0  Full  500 0.0 0.0 

Lane 2  22 13.8 1751  0.012 100 1.4 LOS A 0.0 0.3  Full  500 0.0 0.0 

Approach  43 15.9   0.012 0.7 NA 0.0 0.3    

East: Servo/FF  

Lane 1  5 0.0 1599  0.003 100 5.6 LOS A 0.0 0.1  Full  500 0.0 0.0 

Lane 2  50 14.0 1010  0.049 100 6.2 LOS A 0.2 1.6  Full  500 0.0 0.0 

Approach  55 12.7   0.049 6.1 LOS A 0.2 1.6    

North: Niche Pde  

Lane 1  72 31.5 1560  0.046 100 3.1 LOS A 0.0 0.0  Full  70 0.0 0.0 

Approach  72 31.5   0.046 3.1 NA 0.0 0.0    

Intersection  170 21.5   0.049 3.5 NA 0.2 1.6    

 

 Table 3.11 – Niche Parade Crossovers – Current PM with new fast food 
restaurant  

 Demand Flows 
Cap.  

Deg.
Satn 

Lane
Util. 

Average
Delay 

Level of
Service 

95% Back of Queue  Lane  
Config  

Lane 
Length 

Cap.
Adj. 

Prob. 
Block. 

 
Total HV Veh Dist  

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

South: Niche Pde  

Lane 1  25 18.0 1746  0.014 100 0.0 LOS A 0.0 0.0  Full  500 0.0 0.0 

Lane 2  24 9.9 1722  0.014 100 2.8 LOS A 0.1 0.5  Full  500 0.0 0.0 

Approach  49 14.0   0.014 1.4 NA 0.1 0.5    

East: Servo/FF  

Lane 1  9 0.0 1599  0.006 100 5.6 LOS A 0.0 0.2  Full  500 0.0 0.0 

Lane 2  90 8.0 1017  0.088 100 6.2 LOS A 0.4 2.8  Full  500 0.0 0.0 

Approach  99 7.3   0.088 6.2 LOS A 0.4 2.8    

North: Niche Pde  

Lane 1  110 20.2 1656  0.066 100 3.7 LOS A 0.0 0.0  Full  70 0.0 0.0 

Approach  110 20.2   0.066 3.7 NA 0.0 0.0    

Intersection  258 14.1   0.088 4.2 NA 0.4 2.8    
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 Table 3.12 – Niche Parade Crossovers – Expected PM with Full Development 
and new fast food restaurant 

 Demand Flows 
Cap.  

Deg.
Satn 

Lane
Util. 

Average
Delay 

Level of
Service 

95% Back of Queue  Lane  
Config  

Lane 
Length 

Cap.
Adj. 

Prob. 
Block. 

 
Total HV Veh Dist  

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

South: Niche Pde  

Lane 1  54 18.0 1746  0.031 100 0.0 LOS A 0.0 0.0  Full  500 0.0 0.0 

Lane 2  54 14.3 1729  0.031 100 1.4 LOS A 0.1 0.7  Full  500 0.0 0.0 

Approach  108 16.2   0.031 0.7 NA 0.1 0.7    

East: Servo/FF  

Lane 1  6 0.0 1556  0.004 100 5.7 LOS A 0.0 0.1  Full  500 0.0 0.0 

Lane 2  90 10.0 903  0.100 100 6.9 LOS A 0.4 3.1  Full  500 0.0 0.0 

Approach  96 9.4   0.100 6.8 LOS A 0.4 3.1    

North: Niche Pde  

Lane 1  139 27.5 1605  0.087 100 2.9 LOS A 0.0 0.0  Full  70 0.0 0.0 

Approach  139 27.5   0.087 2.9 NA 0.0 0.0    

Intersection  343 18.9   0.100 3.3 NA 0.4 3.1    

 

With the current road geometry, these crossovers are expected to operate at a level of service A and 

there is no requirement to modify them.   

Examining Table 3.9 there is expected to be approximately 60m queues banking back from Ocean 

Reef Road along Niche Parade.  These crossovers are proposed to be located approximately 65m 

from Ocean Reef Road, so the upstream queues from the traffic signals at Ocean Reef Road are not 

expected to interfere with the operation of the proposed crossover arrangement with approximately 

5m separation between the end of the vehicle queues at Ocean Reef Road and these crossovers. 

3.7 Level of Service Concepts 
The level of service concept describes the quality of traffic service in terms of six levels, designated 
A to F, with level of service A (LOS A) representing the best operating condition (i.e. at or close to 
free flow), and level of service F (LOS F) the worst (i.e. forced flow).  More specifically: 

 LOS A: Primarily free flow operations at average travel speeds, usually about 90% of 
the FFS (free flow speed) for the given street class.  Vehicles are completely 
unimpeded in their ability to manoeuvre within the traffic stream.  Control delay at 
signalised intersections is less than 10 seconds.  At non-signalised movements at 
intersections the average control delay is less than 10 seconds; 

 LOS B: Reasonably unimpeded operations at average travel speeds, usually about 70% 
of the FFS for the street class.  The ability to manoeuvre within the traffic stream is 
only slightly restricted, and control delays at signalised intersections are between 10 
and 20 seconds.  At non-signalised movements at intersections the average control 
delay is between 10 and 15 seconds; 

 LOS C: Stable operations; however, ability to manoeuvre and change lanes in mid-
block locations may be more restricted than at LOS B, and longer queues, adverse 
signal coordination, or both may contribute to lower average travel speeds of about 
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50% of the FFS for the street class.  Signalised intersection delays are between 20 and 
35 seconds.  At non-signalised movements at intersections the average control delay 
is between 15 and 25 seconds; 

 LOS D: A range in which small increases in flow may cause substantial increases in 
delay and decreases in travel speed.  LOS D may be due to adverse signal progression, 
inappropriate signal timing, high volumes, or a combination of these factors.  Average 
travel speeds are about 40% of FFS.  Signalised intersection delays are between 35 
and 55 seconds.  At non-signalised movements at intersections the average control 
delay is between 25 and 35 seconds; 

 LOS E: Characterised by significant delays and average travel speeds of 33% of the 
FFS or less.  Such operations are caused by a combination of adverse progression, 
high signal density, high volumes, extensive delays at critical intersections (between 
55 and 80 seconds), and inappropriate signal timing.  At non-signalised movements at 
intersections the average control delay is between 35 and 50 seconds; and, 

 LOS F: Characterised by urban street flow at extremely low speeds, typically 25% to 
33% of the FFS.  Intersection congestion is likely at critical signalised locations, with 
high delays (in excess of 80 seconds), high volumes, and extensive queuing.  At non-
signalised movements at intersections the average control delay is greater than 50 
seconds. 

In addition to the above: 

 Average Delay: is the average of all travel time delays for vehicles through the 
intersection; and, 

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

3.8 Traffic Impact of Development on Local Area 

Based on the above assessment it is concluded that the development will have an acceptable 
impact on the surrounding roads and intersections with no required changes to either the road 
network or geometry of intersections as a result solely of this proposed development.  With 
the traffic growth on Ocean Reef Road and normal development of the industrial area along 
Fortitude Boulevard and Niche Parade, there will be a requirement to modify the lane 
configuration of the Fortitude Boulevard approach. 
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4. Traffic management on the frontage streets 

4.1 Ocean Reef Road 
Ocean Reef Road is a dual carriageway four-lane road (approximately 7.2m wide between road edges 
within a 75m wide road reserve).  It is classified as a Blue Road under the Metropolitan Region 
Scheme and a District Distributor A road under the Functional Road Hierarchy and subject to a posted 
80km/h speed limit.  The general arrangement of the road cross-section is: 

 2.0m wide shared path on both sides of the road, 

 Two carriageways consisting of a 1.5m wide bike lane and two 3.5m wide traffic lanes either 
side of a median; and, 

 A 14m wide median. 

Near the intersection of Fortitude Boulevard/Niche Parade, Ocean Reef Road widens to incorporate 
a right and left turn pockets. 

Ignoring the intersections, Ocean Reef Road (between Gnangara Rd/Sydney Rd and Hartman 
Dr/Lenore Rd) has had recorded 30 crashes in the five-years up until 31/12/2015.  This works out to 
be approximately 0.20 crashes per million vehicle-kilometres (MVkm) on this section of road.  This 
is notably less than network average for similar roads of 0.53 crashes per MVkm and suggests the 
road is generally safe. 

4.2 Fortitude Boulevard 
Fortitude Boulevard is a single carriageway street (approximately 10m wide between kerbs within a 
25m road reserve).  Near the intersection of Ocean Reef Road the road widens to incorporate 
additional turn lanes for the intersection at Ocean Reef Road.  It is classified as an Access Road under 
the Functional Road Hierarchy and subject to the 50km/h built-up area speed limit.  There is a 2m 
wide footpath on the southern side of the street. 

This road is one of the main access/egress points for the development bounded by Ocean Reef Road 
and Sydney Road.  The other main access/egress point is at the intersection of Fortitude Boulevard 
and Sydney Road.  Each intersection will roughly cater for 50% of the total traffic flows from the 
overall industrial area. 

Ignoring the intersections, Fortitude Boulevard over its entire length has had recorded no recorded 
crashes in the five-years up until 31/12/2015.   

4.3 Niche Parade 
Niche Parade is a single carriageway street (approximately 10m wide between kerbs within a 20m 
road reserve).  Near the intersection of Ocean Reef Road the road widens to incorporate additional 
turn lanes for the intersection at Ocean Reef Road.  It is classified as an Access Road under the 
Functional Road Hierarchy and subject to the 50km/h built-up area speed limit.  There is a 2m wide 
footpath on the eastern side of the street. 



Lot 311 Niche Parade, Wangara 
Traffic Impact Assessment 
Vespoli Constructions 
 

M:\Users\Rod\My Documents\work\jobs\J16.10 - Lot 339 Fortitude Blvd\Lot 311 Niche Pde Trffic Impact Assessment Rev 2.docx PAGE 17 

It is currently the only access/egress points for the development south of Ocean Reef Road but there 
is development to the south and this road will connect through to Prestige Parade via Distinction 
Road to allow vehicles to exit to the south without the use of Ocean Reef Road.   

Ignoring the intersections, Niche Parade over its entire length has had recorded no recorded crashes 
in the five-years up until 31/12/2015. 

4.4 Intersection of Ocean Reef Road/Fortitude Boulevard/Niche Parade 
This intersection is a four-way signalised intersection with Ocean Reef Road the main road and 
Fortitude Boulevard and Niche Parade the minor intersection roads.  This intersection is located 
approximately 600m west of the signalised intersection of Ocean Reef Rd/Gnangara Rd/Sydney Rd.  
On both approaches of Ocean Reef Road there are right turn and left turn pockets of approximately 
150m length.  Fortitude Boulevard and Niche Parade have three lanes on each of their approaches.  
One is typically 100m long for right turns, one is a through lane and one is a left turn slip lane through 
a splitter island of approximately 24m length.  The signal phasing is a diamond-split, with the 
diamond turn on the Ocean Reef Road approaches and the split phase allocated to Fortitude 
Boulevard and Niche Parade.      

There have been 2 recorded crashes at this intersection in the five-years up to 31/12/2015 with both 
of these being rear end crashes, typical for traffic signals.  This number of crashes works out to be 
approximately 0.04 crashes per million-vehicles (MV) entering the intersection.  This is notably less 
than network average for similar intersection of 0.59 crashes per MV and suggests the intersection 
is generally safe. 
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5. Conclusions 

As a result of the traffic analysis undertaken for the proposed residential development at Lot 311 
Niche Parade, the following findings were made: 

 Overall, the proposed fast food development should generate in the order of 1,700 
vehicular trips per day with approximately 105 occurring in the PM peak with half 
being new trips and half being passing trade trips; 

 Ocean Reef Road and the intersection of Fortitude Boulevard and Niche parade will 
require modification without this development proceeding; 

 The impacts of the traffic volumes associated with the proposed development on the 
road network as modified above are considered acceptable; and, 

 Delays and queues at the nearby intersections (as modified) and crossovers are 
expected to be minimal with very good levels of service now and into the future.  
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Appendix A Proposed Development Plans 
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GENERAL NOTES - EXTERNAL FINISHES AND FITMENTS :

EXTERNAL WORKS WILL INCLUDE BUT NOT BE LIMITED TO THE FOLLOWING:

 LINE MARKING AND PAINTING TO PAVEMENT OR KERBS AS PER DA CONDITIONS AND AUSTRALIAN STANDARDS

 LINE MARKING USING SPECIALIST ROAD MARKING PRODUCTS TO PARKING BAYS INCLUDING PAINTED LOGO TO

DISABLED PARKING.

 LINE MARKING TO IDENTIFY NO PARKING IN FRONT OF BIN AREA.

 ZEBRA CROSSING PAINT TO PAVEMENT OVER RAMP AREA.

 ALL LINE MARKING AND PAINT TO PAVEMENT OR KERB AREAS TO BE WHITE.

 AREAS WITH SPECIAL ACCESS REQUIREMENT TO BE CLEARLY IDENTIFIED.

 SUPPLY AND INSTALLATION OF VEHICULAR WHEEL STOPS WITH REFLECTIVE PANELS ALONG SHOP FRONT COMPLIANT

TO AUSTRALIAN STANDARD.

 SUPPLY AND INSTALLATION OF SAFE ROOF ACCESS POINTS AS PER LOCAL WORKCOVER CODE OF PRACTICE - SAFE

WORK ON ROOFS AND AUSTRALIAN STANDARDS TO SHOP ROOF, CLEARLY IDENTIFIED AND WITH HARDSTAND FOR

LADDER BASE.

 ROOF ANCHOR POINTS TO BE PROVIDED USING MECHANICAL FIXINGS.

 SUITABLE DRAWINGS OF ROOF ACCESS TO BE PROVIDED TO VIVA ENERGY.

 BINS AREAS TO BE DESIGNED TO ACCOMMODATE RECYCLING BIN AND GENERAL RUBBISH. BINS TO BE ENCLOSED VIA

A COLOURBOND FENCE WITH GATES, WITH LINE MARKING TO IDENTIFY NO PARKING.

 ALLOW FOR SUITABLE COMPRESSOR TO ACCOMMODATE NEEDS OF THE SITE (E.G. LPG, AIR/WATER POINT).

NOTE: AIR/WATER UNIT SUPPLIED BY COLES EXPRESS. DEVELOPER TO PROVIDE POWER, WATER AND AIR TO LOCATION

AND SUITABLE HARDSTAND AREA

FW
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200mm CONCRETE AS PER ENGINEERS DRAWINGS TO TANK FARM
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Appendix B Locality Plan 

 

 



City of Wanneroo does not warrant the accuracy 
of information in this publication and any person 
using or relying upon such information does so 
on the basis that City of Wanneroo shall bear no 
responsibility or liability whatsoever for any 
errors, faults, defects or omissions in this 
information. Based on information provided by 
and with the permission of the Western 
Australian Land Authority trading as LANDGATE

Lot 311 Niche Parade
 Scale: 1:7615
 Projection: GDA94 / MGA zone 50
 Date: 1/06/2017



 
 
 
 
 
 
 
 
 

APPENDIX 7 – FIGURE 6, MRS ZONING MAP EXTRACT 
 
 



MRS ZONING MAP  

FIGURE 6 

LOT 311 NICHE PARADE, 
WANGARA 

SAMSARA DEVELOPMENTS PTY LTD 

N.T.S 

16 / 10 / 2017 

 SUBJECT  
LAND 

Base Map Source: Plan WA website 



 
 
 
 
 
 
 
 
 

APPENDIX 8 – FIGURE 7, EXTENT OF BUSHFIRE PRONE 
AREA 

 
 



EXTENT OF BUSHFIRE PRONE AREA 

FIGURE 7 

LOT 311 NICHE PARADE, 
WANGARA 

SAMSARA DEVELOPMENTS PTY LTD 

N.T.S 

16 / 10 / 2017 

SUBJECT LAND 

Base Map Source: Landgate 



 
 
 
 
 
 
 
 
 

APPENDIX 9 – BUSHFIRE MANAGEMENT PLAN 
 
 



















































 
 
 
 
 
 
 
 
 

APPENDIX 10 – FIGURE 8, DPS NO.2 ZONING MAP 
EXTRACT 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



DPS2  ZONING MAP EXTRACT  

FIGURE 8 

LOT 311 NICHE PARADE, 
WANGARA 

SAMSARA DEVELOPMENTS PTY LTD 

N.T.S 

16 / 10 / 2017 

SUBJECT  
LAND 

 

Base Map Source: Dept. of Planning website 



 
  

 
PLANNING AND DEVELOPMENT ACT 2005 

 
CITY OF WANNEROO 

 
DISTRICT PLANNING SCHEME NO. 2 -  AMENDMENT NO. 154 

 
 

The City of Wanneroo under and by virtue of the powers conferred upon it in that behalf by 
the Planning and Development Act 2005 hereby amends the above local planning scheme 
by modifying Schedule 2 – Section 1 (Clause 3.20) – Additional Uses by including the 
following entry and modifying the scheme map. 
 

 
No. Street/Locality Particulars of Land Additional Use and 

Conditions (where 
applicable) 

A37 1-37 1 Niche Parade, 
Wangara 

Lot 311  Drive-Through Food 
Outlet limited to a 
maximum net lettable 
area of 300m

2
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SCHEME (AMENDMENT) MAP Amendment No. 154SCALE: 1:4000
DATE: 25.05.2017

N

CITY OF WANNEROO
DISTRICT PLANNING SCHEME No. 2

Planning and Development Act 2005

LEGEND

LOCAL SCHEME RESERVES

RURAL COMMUNITY

OTHER CATEGORIES

RESTRICTED USES

GENERAL INDUSTRIAL

REGION SCHEME RESERVES (MRS)

OTHER REGIONAL ROADS

(see scheme text for additional information)

(see scheme text for additional information)

R3

LOCALITY BOUNDARY

ADDITIONAL USESA37



 

 
 
COUNCIL ADOPTION 
 
This Complex Amendment was adopted by resolution of the Council of the City of Wanneroo 
at the Ordinary Meeting of the Council held on the tenth day of October 2017 
 

....................................................................... 
MAYOR 

 
....................................................................... 

CHIEF EXECUTIVE OFFICER 
 
COUNCIL RESOLUTION TO ADVERTISE 
 
By resolution of the Council of the City of Wanneroo at the Ordinary Meeting of the Council 
held on the tenth day of October 2017, proceed to advertise this amendment. 
 

....................................................................... 
MAYOR 

 
....................................................................... 

CHIEF EXECUTIVE OFFICER 
 
COUNCIL RECOMMENDATION 
 
This Amendment is recommended for ……………………………………….. by resolution of 
the City of Wanneroo at the Ordinary Meeting of the Council held on the              
…………day of ………..  , 20… and the Common Seal of the City of Wanneroo was 
hereunto affixed by the authority of a resolution of the Council in the presence of: 
 

....................................................................... 
MAYOR 

 
....................................................................... 

CHIEF EXECUTIVE OFFICER 
 

WAPC RECOMMENDATION FOR APPROVAL 
 
 ....................................................................... 

DELEGATED UNDER S.16 OF   
PD ACT 2005 

 
 

 DATE ............................................................ 
 

Approval Granted ....................................................................... 
MINISTER FOR PLANNING, LANDS AND 

HERITAGE  
 

 DATE ........................................................... 
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