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1 Preliminary 
 

1.1 Introduction 

 
Planning Solutions acts on behalf of Alkimos Combine Pty Ltd, the proponent of the proposed 
convenience store development at Lot 768 (58) Montana Crescent, Alkimos (subject site). The proposed 
convenience store subject of this application is located at the northern portion of Lot 768 (development 
site) as depicted on the development plans.  
 
Planning Solutions has prepared the following report in support of an Application for Development 
Approval. This report will discuss various matters pertinent to the proposal, including: 

• Background. 

• Site details. 

• Proposed development. 

• Town Planning considerations. 

 
The proposal involves the use and development of a fuel retailing convenience store on the development 
site, which forms part of the Alkimos Beach Gateway commercial precinct. The proposed convenience 
store will provide essential, uninterrupted fuel and convenience retailing services to the emerging Alkimos 
area, local community and patrons travelling along the surrounding road network (including Marmion 
Avenue).  
 
The proposed development features a highly functional design and layout, suitable access arrangements, 
and will result in a high quality built form outcome consistent with the intent envisaged for the Alkimos 
Beach locality.  
 
We respectfully request the Metro North-West Joint Development Assessment Panel (JDAP) grant 
approval to the proposed development.   
 

1.2 Background 

 
1.2.1 Meeting with local authority  
 
Consultation and pre-lodgement engagement has occurred with the City of Wanneroo (City) with respect 
to the proposed development.  
 
On 12 December 2018, Planning Solutions and representatives of the proponent attended a meeting with 
senior officers at the City, where the following matters were discussed and confirmed with respect to the 
proposal: 
 

• Zoning interface – the subject site is designated ‘Commercial’ under the South Alkimos Local 

Structure Plan No 72 (ASP72) and is adjacent to land designated as ‘Mixed Use’ to the west. 

The interface between these zones was considered and established as part of the structure 

planning process.   
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• Land use – the proposed Convenience Store land use is a ‘P’ permitted use on the site, by 
virtue of the site’s Commercial designation under the ASP72. In accordance with Clause 6.2.1 
of the City’s TPS2, the nature of the use is suitable.  

• 24-hour trading - having regard to the context of the locality (ie no single houses adjacent to 
the development and the potential for mixed use development at the site immediately west of 
the development site), the City considers noise to be the primary consideration with regard to 
24-hour trading. The City also acknowledges the existence of a tavern at the opposite side of 
Sanderling Street, which would be likely to operate during the night-time period. 

• Building design – having regard to the Gateway South Local Development Plan No.39 (LDP39), 
the City is likely to require an opening to Sanderling Street which provides passive surveillance. 

• Landscaping – the City requires an indication of verge landscaping to be provided on the 
development plans. We note Marmion Avenue road upgrades are imminent, therefore we are 
investigating the ultimate configuration of the Marmion Avenue verge and will indicate verge 
landscaping based on this.  

 

The outcomes of the above meeting have informed refinement and finalisation of the development 

application.  

 

1.2.2 Landcorp and Lendlease endorsement  
 
Consultation and collaboration has also occurred with both Landcorp and Lendlease through the design 
process for the proposed development, to ensure its composition and physical appearance aligns with the 
overall intent for the Alkimos Beach Gateway Commercial Design Guidelines. The guidelines do not form 
part of the local planning framework.  
 
On 12 October 2018, Landcorp and Lendlease confirmed their endorsement of the proposed development 
plans, confirming the design of the proposal meets the intent for the Alkimos Beach estate.   
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2 Site details 
 

2.1 Land description 

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

 

Lot Plan  Volume Folio Area (m²) 

768 415096 2958 919 3,282 

 
Refer Appendix 1 for a copy of the Certificate of Title and Deposited Plan.  
 
2.1.1 Notifications and Encumbrances  
 
The following encumbrances are listed on the Certificate of Title:  

• Covenant burden to the City of Wanneroo, which restricts vehicular access along the entire lot 
frontage of Marmion Avenue and Sanderling Street, as depicted on Deposited Plan 415096. 

• Notification (O031142) outlines the development site is located within the vicinity of a transport 
noise corridor and is currently affected, or may in the future be affected by transport noise.  

• Restrictive Covenant (O031151) to Western Power which grants the construction, ownership 
and/or operation of an electricity distribution substation on the road reserve, as outlined on 
Deposited Plan 415096. 

 
Refer to Appendix 2 for a copy of the Notification document (O031142) and Restrictive Covenant 
documents (O031151). 
 

2.2 Location 

 
2.2.1 Regional context 
 
The development site forms part of the Alkimos Secondary Centre, located approximately 40km north-
west of the Perth CBD, approximately 15km north-west of the Joondalup City Centre, and approximately 
10km south-west of the Yanchep District Centre.   
 
The development site has frontage to Marmion Avenue, a major north-south transport route of the 
metropolitan region linking Yanchep (north) to Trigg (south). The Butler train station is located 
approximately 1.85km south-east of the development site.   
 
The development site is located within the municipality of the City of Wanneroo (City).  
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2.2.2 Local context, land use and topography  
 
The development site is situated at the eastern fringe of the emerging Alkimos Beach Gateway 
commercial precinct, which comprises a range of established complementary commercial activities. 
 
The development site is bounded by Sanderling Street to the north, Marmion Avenue to the east and the 
Montana Crescent to the west. Sanderling Street does not currently intersect with Marmion Avenue 
however, it is understood that the construction of this intersection is imminent. Sanderling Street is a 
recently constructed local road. A tavern and various commercial tenancies have been recently 
completed with frontage to Sanderling Street opposite the development site.  
 
The locality is generally characterised by: 

• The Alkimos Gateway Shopping Precinct located at Lot 3 (1) Graceful Boulevard, Alkimos 
Beach, to the north. The shopping precinct is comprised of various complementary commercial 
and retail uses.  

• Vacant land directly south and west of the development site is currently undergoing works 
associated with lot creation.  

• Undeveloped land and partially cleared vegetation east of the development site, at the opposite 
side of Marmion Avenue.  

• Established dwellings further west, beyond vacant land approximately 75m from the 
development site.  

 
The development site currently vacant, undeveloped and devoid of any vegetation. In terms of 
topography, the development site is generally flat.  
 
The development site is within walkable distance of public transport services along Marmion Avenue. 
Bus routes 490 and 491 provide connections to key locations including Yanchep, Two Rocks and Butler.  
 
The development site fronts Marmion Avenue, currently a two-lane undivided carriageway with on-street 
cycle lanes on both sides of the road. Marmion Avenue in the vicinity of the development site carries on 
average in the order of 23,073 vehicles per day throughout 2017/18. Sanderling Street (a local access 
road) is currently in a cul-de-sac configuration, and does not connect to Marmion Avenue.  
 
Refer Figure 1, aerial photograph. 
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3 Proposed development 
 
The proposal involves the use and development of a suitably designed fuel retailing convenience store 
facility at the development site comprising a high quality built form, including associated parking, access, 
landscaping and signage.  
 
The proposed development will provide essential fuel and convenience retail services to the emerging 
Alkimos Beach community, meeting current and future demand. The proposed development is also 
suitably located to offer these services to the relatively high frequency of patrons travelling along Marmion 
Avenue, which is understood to connect to Sanderling street in the near future.  
 
The proposed Caltex convenience store includes a retail building, comprising Caltex’s ‘The Foodary’ 
format. The proposed development is attractively designed, utilising colours, artwork, treatments and 
materials consistent with what is envisaged for the Alkimos Beach estate, and has been the subject of a 
design review by Landcorp and Lendlease.  
 
The overall development will result in a modern and attractive built form outcome which will contribute 
positively to the streetscape of Sanderling Street, with minimal impacts on the amenity of surrounding 
properties and future development to the west. Supporting expert assessment and reporting 
demonstrates the proposal’s suitability with respect to acoustic, traffic and bushfire.  
 
The following sub-section provides a detailed description of the proposed development.  
 

3.1 Convenience Store  

 
The proposed convenience store will provide the retail sale of fuel and associated convenience goods. 
Specifically, the proposed development comprises:  
 

• A Caltex ‘The Foodary’ retail building of 220m² gross floor area (GFA) positioned at the northern 
aspect of the development site, orientated in a southern direction.  

• Service yard and bin storage area along the western side of the retail building, contained within 
a 1.8m high enclosure which is substantially treated.  

• A delivery/loading bay associated with the service yard and bin storage area, suitable for the 
movements of 12.5m service vehicles. 

• Four light vehicle fuel bowsers with eight refuelling bays, and associated fuel canopy. 

• Two underground fuel storage tanks, and an associated filling point appropriately positioned to 
accommodate the satisfactory/uninterrupted movements of Caltex’s standard 17.2m fuel 
tankers.  

• Eleven (11) shopfront car parking spaces for customers and staff (inclusive of one ACROD bay 
and one air/water bay). 

• Various signage associated with the Caltex and The Foodary corporate imagery, including a 
9m high ID sign fronting Marmion Avenue. 
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• High quality landscaping buffer along the development site’s Montana Crescent and Sanderling 
Street frontages, and within the site itself. A total of approximately 420m² of landscaped areas 
are provided which represents 18.77% of the overall development site area.  

The proposed retail building is located at the northern aspect of the development site, addressing 
Sanderling Street through a 0.5m to 2.6m setback with associated high-quality landscaping strip. The 
retail building is setback 9.95m to Montana Crescent. An existing pedestrian runs along the perimeter of 
the development site with crossings provided along crossovers to facilitate pedestrian movements.   
 
The proposed fuel canopy is set back approximately 10.6m from Marmion Avenue. The fuel canopy is a 
visually permeable structure, supported by structural beams integrated into the bowsers (located centrally 
within the canopy itself). The positioning of the proposed convenience store and canopy integrates with 
the proposed crossovers to Montana Crescent, this allows for vehicles to manoeuvre through the 
development site in a safe and coordinated manner.  
 
A minimum 5.7m wide landscaping buffer is provided along the site’s Marmion Avenue frontage to 
enhance a level of aesthetic value. The proposed retail building is further surrounded by high quality 
planting to its northern, western and eastern frontages. The plant yard and bin storage area is located at 
the western side of the retail building, within a 1.8m high enclosure, with ventilated panels across the 
base of the enclosure. Staggered jarrah timber slats are integrated with the enclosure and transition into 
the retail building.   
 
The proposed development is orientated towards the future Alkimos Beach estate and passing trade 
travelling along Marmion Avenue. A 9m high ID sign is proposed at the site’s frontage to Marmion Avenue, 
to ensure there is sufficient exposure for patrons travelling along this road to identify the facility and 
ingress the development site in a safe and orderly manner.  
 

3.2 Design and Built Form  

 
The proposed retail building incorporates a range of architectural design features, which depart from the 
traditional convenience store format, and provide a positive contribution to the streetscape. These 
features include:   

• An attractively designed retail building shopfront which incorporates ‘The Foodary’ rustic styles, 
materials (ie. cladding, brick panelling, etc) and associated earthy colour tones. This includes 
freestanding stools and a bench within the shopfront awning, increasing opportunities for 
activity.  

• High quality landscaping and extensive foliage contributing to a softened interface with the 
street.  

• Various external treatments and materials which create visual interest to Sanderling Street, 
Montana Crescent and Marmion Avenue. The primary orientation of the retail building has been 
specifically designed to ensure its compatibility and interface with future mixed-use 
development on lots on the opposite side of Montana Crescent is not compromised.  

• The use of colours and external façade treatments (including public art) minimise the extent of 
blank walls visible to the public realm.  
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• An interesting and well-designed interface with Sanderling Street through the use of artwork, 
signage, staggered timber slats and landscaping. Signage proposed to the rear elevation will 
be attractively designed to reflect the offerings of the proposed development to the local 
community, whilst meeting the outcomes envisaged for the estate.   

• Attractively designed awnings comprising various colours and materials, consistent with the 
Alkimos Beach design guidelines to create a comfortable external environment for pedestrians.  

• Integrated signage which is sympathetic to the layout, design and context of the overall building, 
whilst maintaining its commercial purpose. The design of signage has been subject to review 
by Landcorp and Lendlease, and subsequently endorsed.  

• A 8.9m high Caltex blade wall which protrudes vertically to the north-eastern side of the retail 
building, which overall enhances the proposed development’s interface with Sanderling Street 
and creates a recognisable ‘landmark’ feature at the future entrance point to the Alkimos beach 
estate.   

 
The proposed development provides eleven (11) non-refuelling car parking bays (inclusive of one 
ACROD bay and one air/water bay), and eight refuelling bays adjacent to petrol bowsers (two each side). 
 
The proposed convenience store will operate 24 hours per day, 7 days per week and accommodate up 
to two staff on site at any one time.  
 
Refer to Appendix 3 for the development plans, which depict the proposed convenience store 
development.   
 

3.3 Access and circulation  

 
The proposed development and access arrangements are supported by a Traffic Impact Assessment 
(TIA) prepared by Transcore (refer Appendix 4). The TIA confirms the proposal is satisfactory from a 
traffic and access perspective, and that traffic generation associated with the proposed development will 
have an insignificant impact on the surrounding road network both under the current and future scenarios.  
 
In terms of access, the development site is to be serviced by the following crossovers: 

• 8.63m wide full movement crossover to Montana Crescent (northernmost crossover). 

• 11.175m wide full movement crossover to Montana Crescent (southernmost crossover). 

 
The proposed development provides a small scale retail fuel facility which will only cater for passenger 
vehicles. The facility is deliberately configured such that vehicles face the retail building when refuelling. 
The forecourt refuelling area interacts with the retail building in a manner which encourages a one-way 
circulation system for a high level of safety and functionality. The proposed access arrangements result 
in a safe and coordinated circulation system for the overall development and warrants approval 
accordingly.  
 
Please note, the construction of Montana Crescent is currently being undertaken separate to this 
development application, in accordance with the approved subdivision WAPC reference 156278.  
 
Refer to Appendix 4 for the Traffic Impact Assessment prepared by Transcore.  
  



Proposed Convenience Store  
Lot 768 (58) Montana Crescent, Alkimos 

11 

3.4 Servicing arrangements  

 
The proposed service station development has been designed for the safe and efficient movements of 
fuel tankers and service vehicles. The configuration and siting of onsite refuelling facilities and servicing 
areas is intended to maximise safety through the segregated movements and stopping of service 
vehicles, including a standard 17.2m Caltex fuel tanker and 12.5m delivery/waste collection vehicles.  
 
Fuel tankers will enter the development site via the northernmost crossover to Montana Crescent, and 
navigate to the tanker fill points located to the east of the refuelling canopy, adjacent to the easternmost 
property boundary to Marmion Avenue. Fuel tankers will then proceed towards the southernmost 
crossover to Montana Crescent, travelling towards the south-western portion of the site and along the 
southern property boundary.  
 
Delivery/waste collection vehicles will access the site via either crossovers to Montana Crescent, navigate 
towards the dedicated loading area to the western aspect of the retail building, and egress via either 
crossover to Montana Crescent.  
 
The swept path modelling prepared by Transcore demonstrates the service vehicle movements do not 
affect any kerbing or structures. The proposed servicing arrangements are therefore safe, coordinated 
and acceptable.  
 
Fuel tankers will generally make up to 2-4 deliveries per week, depending on retail fuel consumption and 
general demand. Deliveries generally take place during off-peak traffic periods to ensure minimal 
disturbance to the site’s operations and traffic.  
 
General stock deliveries and bin servicing will take place 1-2 times per week, although this may fluctuate 
depending on the time of year and demand for certain products. As depicted on the site plan, the loading 
area is situated at the western side of the retail building, away from the traffic flow of patrons and fuel 
tankers.  
 
Refer to Appendix 3 for the development plans and Appendix 4 for the swept path modelling, contained 
within Transcore’s TIA.  
 

3.5 Stormwater  

 
3.5.1 Stormwater management 
 
A conceptual stormwater management plan is provided at Appendix 5 for the development site, 
demonstrating the proposed facility can cater a 1/100 year storm event, in accordance with the City of 
Wanneroo stormwater drainage design guidelines.  
 
3.5.2 Stormwater treatment  
 
Stormwater runoff associated with the Caltex convenience store development will be treated through the 
use of a SPEL Puraceptor system, which captures runoff within the forecourt area. The Puraceptor is an 
underground collection system which treats stormwater by separating fuels, oils and other potential 
contaminants from stormwater runoff. The treated stormwater is then discharged into the site’s main 
stormwater management system, while the captured contaminants are retained within a separate 
chamber for collection and removal off site. 
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Use of the SPEL Puraceptor is a standard industry practice, and is generally implemented on all new 

fuel sites across Australia. A stormwater management plan can be provided post-approval in 

accordance with a condition of planning approval. 

 
Refer Appendix 6 for details regarding the SPEL Puraceptor system. 
 

3.6 Bushfire management  

 

The development site is within a designated bushfire prone area in accordance with the Department of 
Fire and Emergency Services Map of Bushfire Prone Areas. Accordingly, a Bushfire Management Plan 
(BMP) and Bushfire Risk Management Plan (BRMP) have been prepared by Eco Logical to demonstrate 
appropriate bushfire risk management for the proposed development. 
 
A Bushfire Attack Level (BAL) of BAL-12.5 was identified for the development site, with the BMP 
concluding that the bushfire protection requirements outlined in the BMP provide an adequate standard 
of bushfire protection for the proposed development in accordance with the relevant State Bushfire 
Protection Guidelines. These bushfire protection requirements include the maintenance of an Asset 
Protection Zone (APZ) over the development site, and extending the reticulated water supply to 
appropriate areas.  
 
Refer to Appendix 7 for the Bushfire Management Plan and Bushfire Rik Management Plan.  
 

3.7 Noise management  

 
An Environmental Noise Assessment has been undertaken by Lloyd George Acoustics (refer to 
Appendix 8) for the proposed development, noting 24 hour operation is proposed.  
 
The assessment has modelled and assessed potential noise sources associated with the proposed 
development, and demonstrates the development will comply with the Environmental Protection (Noise) 
Regulations 1997 at all times based on the existing site conditions and surrounding development.  
 
The Environmental Noise Assessment also considered a conservative ‘potential future scenario’ for 
development at land west of the subject site, being a mixed use development consistent with its Mixed 
Use ‘R100’ classification under the South Alkimos LSP.  
 
The future assessment indicates the loading bay noise from refrigerated trucks may exceed the night 
time assigned noise levels. The Environmental Noise assessment recommends delivery schedules for 
refrigerated trucks be restricted to 7am-10pm Monday to Saturday, or 9am-7pm on Sundays. This is 
acceptable to the operator.   
 
Refer to Appendix 8 for the Environmental Noise Assessment prepared by Lloyd George Acoustics.  
 

3.8 Signage  

 
The proposed convenience store development includes various advertising signage throughout the 
development site, comprising: 
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• One 9m high internally illuminated ID sign at the corner of Marmion Avenue and Sanderling 
Street. The proposed ID sign comprises a LED digital fuel price board and partner advertising 
panels detailing convenience offerings.  

• Internally illuminated ‘The Foodary lettering integrated on the retail building shopfront, above 
the store entrance.  

• One 1.9m by 1.2m ‘Boost’ internally illuminated fascia sign integrated on the retail building 
shopfront.  

• One 1.2m by 1.5m promotional wall sign affixed to the eastern aspect of the retail building 
shopfront.  

• One 2.2m by 2.65m ‘Boost’ internally illuminated fascia sign on the eastern elevation of the 
retail building.  

• One 4.3m by 2.9m ‘The Foodary’ internally illuminated building fascia sign on the eastern 
elevation of the retail building. 

• One 1.3m by 2.3m internally illuminated promotional sign, located adjacent to the northern 

most crossover to Montana Crescent.  

The proposal incorporates high quality advertising signage that complements the architectural style and 
design of the retail building and canopy. The signage is consistent with Caltex’s, ‘The Foodary’ and Boost 
corporate branding implemented on all new and refurbished sites across Australia.  
 
Refer to Appendix 3 for a copy of the development plans which depict the proposed signage.  
 

3.9 Landscaping  

 
The proposed development will incorporate landscaping along the boundaries of the development site 
and surrounding the retail building. A total of approximately 420m² of landscaped area is provided which 
represents 18.77% of the overall 2,237m² site area of the development site. 
 
Landscaping is provided along the lot frontages and within the site, comprising a mixture of native species 
of low and medium scale. The proposed landscaping will enhance the overall presentation of the 
development and improve the visual appearance of buildings. 
 
Indicative details of verge landscaping are provided on the landscaping plan. It is noted that road 
upgrades for Marmion Avenue adjacent to the development site are imminent. At the time of preparing 
this report, the precise details of the Marmion Avenue slip lane could not be obtained from the City. 
Therefore, the details of Marmion Avenue verge landscaping will be provided once the layout of the verge 
can be confirmed.  
 
Refer to Appendix 3 for the development plans, which contain a landscaping plan. 
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4 Statutory planning framework 
 

4.1 Metropolitan Region Scheme  

 
The development site is zoned ‘Central City Area’ under the Metropolitan Region Scheme (MRS). A 
review of MRS mapping indicates the development site is not affected by any reserve.  
 
The development site fronts Marmion Avenue, which is reserved as a ‘Other Regional Roads’ reserve 
under the MRS. Marmion Avenue is identified as a Category 1 Other Regional Road under the MRS. 
The proposal does not include direct access to Marmion Avenue. The application is required to be 
referred to the Department of Planning, Lands and Heritage (DPLH) for a period of 30 days, in 
accordance with the process outlined within Table 1 of Instrument of Delegation DEL2017/02. 

 
The proposed development is consistent with the provisions of the MRS and is appropriate to service the 
surrounding locality.  
 

4.2 State Planning Policy 3.7: Planning in Bushfire Prone Areas  

 
The Western Australian Planning Commission (WAPC) State Planning Policy 3.7 – Planning in Bushfire 
Prone Areas (SPP3.7) seeks to implement effective, risk-based land use planning and development to 
preserve life and reduce the impact of bushfires on property and infrastructure. The development site is 
situated within an area which is identified as being ‘bushfire prone’ by the Department of Fire and 
Emergency Services (DFES). Accordingly, the proposed development is required to comply with the 
relevant policy measures of SPP3.7 and associated documents. 
 
A Bushfire Attack Level (BAL) assessment has been undertaken to determine the potential bushfire risk 
on the proposed development. The assessment concludes the development site is affected by a BAL 
rating of up to BAL-12.5. 
 
As the site achieves a rating of BAL-12.5, in accordance with the requirements of SPP3.7, a Bushfire 
Management Plan (BMP) and Bushfire Risk Management Plan (BRMP) has been prepared for the 
proposed development, which addresses all relevant requirements of SPP3.7. The BMP identifies a range 
of bushfire management measures, that on implementation, will enable all proposed areas to be developed 
with a manageable level of bushfire risk, whilst maintaining compliance with the SPP3.7 Guidelines.  
 
Refer to Appendix 7 for the Bushfire Management Plan and Bushfire Risk Management Plan.  
 

4.3 City of Wanneroo Local Planning Scheme No.2  

 
4.3.1 Zoning  
 
The development site is situated within the ‘Centre’ zone of the City’s Local Planning Scheme No.2 
(LPS2). Refer Figure 2, Zoning Map. 
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The objectives of the ‘Centre’ zone is set out in Clause 3.13.2 of LPS2 as follows:  

a) provide for a hierarchy of centres from small neighbourhood centres to large regional centres, 
catering for the diverse needs of the community for goods and services; 

b) ensure that the City’s commercial centres are integrated and complement one another in the 
range of retail, commercial, entertainment and community services and activities they provide 
for residents, workers and visitors; 

c) encourage development within centres to create an attractive urban environment; 

d) provide the opportunity for the coordinated and comprehensive planning and development of 
centres through a Structure Plan process 

 
In accordance with Clause 3.13.3 of LPS2, no subdivision or development is to be carried out within the 
Centre Zone until an Activity Centre Plan / Structure Plan has been prepared and adopted under Part 4 
of the Deemed Provisions.  
 
The Alkimos-Eglinton District Structure Plan and the South Alkimos Agreed Local Structure Plan No.72 
(ASP72) apply to the development site and are addressed in detail later in this report.  
 
4.3.2 Land use classification and permissibility   
 
The proposed land use is classified as Convenience Store, defined by LPS2 as: 
 

Convenience Store: means any land and or buildings used for the retail sale of convenience 
goods being those goods commonly sold in supermarkets, delicatessens and newsagents but 
including the sale of petrol and petroleum products and motor vehicle accessories and operated 
during hours which include but which may extend beyond normal trading hours and providing 
associated parking. The buildings associated with a convenience store shall not exceed 300m² 
gross leasable area 

 
The proposed development provides for the retail sale of convenience goods as well as the retail sale of 
fuel, and will operate 24 hours per day, 7 days per week. The facility also provides onsite car parking for 
staff and customers and the proposed retail building floor area is 220m². The proposed development 
clearly satisfies the convenience store definition under LPS2.  
 
The zoning table of LPS2 does not prescribe land use permissibility in the Centre zone. As noted above, 
land use permissibility is guided by a Structure Plan that applies to the site. We note that the South 
Alkimos Agreed Local Structure Plan No.72 designates a Commercial zoning to the land which 
corresponds to the Commercial zone of LPS2. The Convenience Store land use is a ‘P’ permitted use in 
the Commercial zone, meaning a use class that is permitted but which may be subject to any conditions 
that the local government may wish to impose in granting its approval.  
 

Clause 6.2.1 of LPS2 notes the following with respect to permitted uses: 
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If an application under the Scheme for Development approval involves a “P” use, the local 
government shall not refuse the application by reason of the unsuitability of that use, but 
notwithstanding that, the local government may in its discretion impose conditions upon the 
Development approval and if the application proposes or necessarily involves any building or 
other work, the local government upon considering that building or other work may exercise its 
discretion as to the approval or refusal and the conditions to be attached to the proposed 
development. 

 
The following sections assess the proposed development against the applicable legislation and policy 
framework.  
 
4.3.3 Development Standards 
 
Part 4 of LPS2 stipulates the general development requirements applicable to all development not subject 
to the Residential Design Codes. Table 2 below provides an assessment against the requirements 
relevant to this proposal.  
 
Table 2– Assessment against the relevant development requirements under DPS2. 

  

Requirement Provided Compliance 

Cl. 4.7 – Setbacks for non-residential buildings 

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. 

The prescribed setback requirements for the 
subject site are identified by the provisions of the 
Gateway Local Development Plan No.39 (LDP39). 
LDP39 sets out a range of site-specific 
development provisions which apply to the 
development site. 
 
An assessment against the prescribed setback 
requirements of LDP39 are provided in section 4.6 
of this report.  

Refer to 
Section 4.6 

of this 
report. 

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. 

4.7.3 Where a non residential development is 
proposed to be located on a lot having a common 
boundary with a Residential Zoned lot, the side and 
rear setbacks shall not be less than: 

(a) 3 metres for buildings of one storey; or 

(b) 6 metres for buildings of two or more storeys. 
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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. 

The portion of the development site within 3m of 
Montana Crescent is used for access and 
landscaping.   

The portion of the development site within 3m of 
Marmion Avenue is used for 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 portion of development within 3m of 
Sanderling Street is used for landscaping.  

The portion of development within 3m of Montana 
Crescent is used for landscaping and access.  

The portion of development within 3m of Marmion 
Avenue is used for landscaping within the lot 
boundaries and Marmion Avenue verge.  

Development within 3m of either Sanderling 
Street, Montana Crescent and Marmion Avenue is 
not utilised 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. 

✓ 

Cl. 4.8 – Building facades for non rural and non residential development 

7.8.1 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 Caltex convenience store will 
comprise the following high-quality features: 

• Substantial shopfront glazing to allow for 
permeability and a direct line of sight between 
the retail building and refuelling forecourt area.  

• Attractively designed awnings comprising 
various colours and materials.  

• High quality landscaping and extensive foliage 
that creates visual barriers, and encourages  
vitality.  

• Various external treatments and materials 
which create visual interest to Sanderling 
Street, Montana Crescent and Marmion 
Avenue. The primary orientation of the retail 
building has been specifically designed to 
ensure its compatibility and interface with 
future mixed-use development on lots on the 
opposite side of Montana Crescent is not 
compromised.  

• An interesting and well-designed interface 
with Sanderling Street and the public realm 
through the use of artwork, various colours, 
signage, staggered timber slats and 
landscaping. Signage proposed to the rear 
elevation will be attractively designed to reflect 
the offerings of the proposed development to 
the local community, whilst meeting the 
aesthetic value envisaged for the Alkimos 
Beach estate.   

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

Signage panels are incorporated into the building 
façade for the purpose of signage placement, as 
depicted on the elevations.  

✓ 

Cl. 4.9 – Traffic entrances 

The Local government may where it considers it 
desirable and in the interests of traffic safety, to 
reduce traffic hazards or otherwise to assist in the 
planning for vehicular traffic, direct the owner of any 
lot to limit access and egress or provide such 
additional access and egress as it requires to any 
premises. 

The proposed development gains access via two 
full movement crossovers to Montana Crescent.  

The crossovers are located outside of a restrictive 
covenant which restricts access to Sanderling 
Street and Marmion Avenue, and as required by 
the Gateway South Local Development Plan 
No.39.  

The proposed crossovers have been appropriately 
designed to ensure they can service the needs of 
the proposed development and accommodate the 
movements of Caltex’s standard 17.2m fuel 
tankers, as demonstrated by the supporting Traffic 
Impact Assessment prepared by Transcore (Refer 
to Appendix 4).  

✓ 

Cl. 4.12 – Service areas and access 

Provision 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 bin storage and loading area is provided at the 
western side of the retail building. The service area 
is screened from Sanderling Street and Montana 
Crescent by the proposed 1.8m high enclosure. 
The proposed 1.8m enclosure comprises a mixture 
of staggered timber slats and sections of treated 
Colorbond to soften its visual effect and add visual 
interest to both the Sanderling Street and Montana 
Crescent streetscapes  

The loading area is appropriately designed to cater 
for the movements of 12.5m service vehicles, 
which can reverse into the loading bay and egress 
the development site in forward gear. Refer to 
swept path plans contained at Appendix 4.  

✓ 
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Cl. 4.13 Storage and rubbish accumulation 

All storage, including the storage of accumulated 
rubbish, shall be confined to within a building, or a 
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. 

The proposed bin storage area is enclosed by a 
1.8m high enclosure, and accessed by a gate, not 
visible from any street.  

The proposed enclosure has been substantially 
treated with high quality materials and finishes to 
ensure a satisfactory level of visual amenity is 
achieved. The design of the proposed enclosure 
has further been subject to, and endorsed by 
Landcorp and Lendlease.  

✓ 

Cl. 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. In addition the road verge adjacent to 
the lot shall be landscaped and maintained to the 
satisfaction of the local government. 

The proposed development provides 
approximately 420m² of landscaped area, which 
represents approximately 18.77% of the overall 
2,237m² development site area.  

Landscaping is provided along the lot frontages, 
and within the development site, comprising a 
mixture of native species of low and medium scale. 
The proposed landscaping arrangements will 
enhance the overall presentation of the proposed 
retail building to the surrounding streetscapes, and 
enhance its external appearance / interface with 
Sanderling Street, which forms an integral part of 
the entrance point to the Alkimos Beach estate  

Indicative details of verge landscaping are 
provided on the landscaping plan. It is noted that 
road upgrades for Marmion Avenue adjacent to the 
development site are imminent. At the time of 
preparing this report, the precise details of the 
Marmion Avenue slip lane could not be obtained 
from the City. Therefore, the details of Marmion 
Avenue verge landscaping will be provided once 
the layout of the verge can be confirmed.  

A landscaping plan is included in the development 
plan package, contained at Appendix 3.  

✓ 
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Having regard to Table 2 above, the proposed Caltex convenience store is consistent with the relevant 
development requirements contained within Part 4 of LPS2, and warrants approval accordingly.  
 
4.3.4 Car parking 
 
Table 2 (Clause 4.14) – Car Parking Standards of LPS2 sets out the applicable car parking standards for 
various land uses. Table 3 below provides an assessment of the proposal against the relevant car parking 
requirements of LPS2. 
 
Table 3 – car parking assessment  

Land use Parking standard Required car bays Provided 

Convenience 
store 

7 bays / 100m2 NLA 

 

Up to 50% of spaces can be 
provided in refuelling positions 

220m2 retailing building GFA / 
100m² 

- 11 bays (inc 1 ACROD & 1 
air/water bay). 

- 8 refuelling bays. 

Total  16 bays  19 bays 

 
Having regard to Table 3, the proposed car parking arrangements exceed those required by LPS2. The 
proposal warrants approval accordingly.  
  

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. 

The proposed landscaping throughout the 
development site is of a high quality, as 
demonstrated by the landscaping plan contained 
within the development plans at Appendix 3.  

The proposed landscaping will enhance the overall 
presentation of the proposed development, and is 
consistent with the internal outcomes for the 
Alkimos Beach estate.  

✓ 

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. 

✓ 

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. 

The development provides a total 3 shade trees 
along the Lot frontages. Substantial landscaping is 
provided, and is concentrated in areas which will 
provide the greatest amenity benefit to the area. 

Shade trees cannot be provided along the 
shopfront bays, as this would obstruct the line of 
sight between the retail building and the forecourt, 
which would impact on the functionality and safety 
of the development. 
 
Discretion is therefore warranted.  

Discretion 
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4.4 Matters to be considered  

 
Clause 67 – Part 2 – Schedule 2 (deemed provisions) of the Planning and Development (Local Planning 
Schemes) Regulations 2015 (LPS Regulations) details the matters to be given due regard by local 
government when considering development applications. Table 4 below provides an assessment against 
matters relevant to this proposal.  
 
Table 4 – matters to be considered by local government   

Relevant matters to be considered  Comment  

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

The Scheme and associated structure plan classify the 
subject site as Commercial. The proposed development is 
consistent with this classification, and therefore consistent 
with the aims and provisions of the local framework. 

(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; 

This report demonstrates the proposed development 
generally complies with the City’s local planning framework.  

 

(c) any approved State Planning Policy  State Planning Policy 3.7 Planning in Bushfire Prone Areas 
is applicable to this proposal. The determined BAL for the 
site is BAL-12.5. In accordance with the BAL-12.5 rating, 
applicable construction standards set out by AS3959-2009 
are to be applied. 

(g)  any local planning policy for the Scheme area; This report demonstrates the proposed development 
generally complies with the City’s local panning policies.  

(h)  any structure plan, activity centre plan or local 
development plan that relates to the development; 

The development site is located within the South Alkimos 
Agreed Local Structure Plan No.39. This report 
demonstrates the proposed development complies with the 
requirements and overall long-term prospects of the 
applicable structure plan. Refer to section 4.5 of this report.  

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

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

• The subject site is classified as Commercial under 
the City’s LPS2 and associated structure plan. The 
proposed development is commercial in nature and 
a (P) permitted use on the land, consistent with this 
classification. 

• The proposal presents an attractive, high quality built 
form which enhances the overall appearance of the 
development site, and is consistent with the intent 
envisaged by the Alkimos Beach estate design 
guidelines.  

• The convenience store facility will provide essential 
fuel retailing and convenience services to the current 
and future population of Alkimos, which is currently in 
a state of growth and development.  

• Substantial co-consultant reporting and assessment 
demonstrate amenity impacts are capable of being 
managed.  
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Having regard to the above, the nature of the proposed 
development is compatible with its surroundings, and 
poses no undue impact on the locality.   

(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; 

24-hour Trading 
The 24-hour operations of the proposed convenience store 
is acceptable and warrants approval for the following 
reasons: 

• The general layout/configuration of the facility 
minimises any risk of amenity impacts due to 
buffering from sensitive uses further west of the 
development site.  

• An Environmental Noise Assessment is provided at 
Appendix 8 of this report, demonstrates the 
proposed development will comply with the Noise 
Regulations at all times. 

• 24-hour trading will result in an increased level of 
passive surveillance in the area during night time 
periods.  
 

Environmental Impacts 

The service station’s stormwater runoff will be treated by a 
SPEL Puraceptor system (a standard industry practice), 
which ensures fuels/oils are separated from runoff to 
prevent potential impacts. 

The facility will also incorporate the usage of a Stage 1 
Vapour Recovery System, which ensures odours and fumes 
are appropriately captured and managed in accordance 
with standard industry practices.  

The Dangerous Goods licensing process also regulates the 
storage of fuels on the subject site, and requires substantial 
technical assessments to be prepared before such a licence 
and be issued.  

 
Character of the Locality  

The proposed land use is a (P) permitted use and entirely 
consistent with the development site’s Commercial 
classification under the City’s LPS2 and associated 
structure plans. The building design will prpvide a suitable 
entry statement to the estated via Marmion Avenue by 
providing an attractive and bespoke built form outcome, 
consistent with the intent of the Alkimos Beach estate 
design guidelines.  

 
Social Impacts  

The proposed development will not have any adverse social 
impacts on the surrounding locality for the following 
reasons:  

• The 24-hour operation of the convenience store and 
the use of CCTV ensures both active and passive 
surveillance of the surrounding area during all hours.  

• The convenience store will provide the retail sale of 
fuel and other associated convenience offerings to 
the local community and patrons travelling within the 
surrounding road network, both now and in the future. 

• The petrol station will continue to provide 
employment opportunities for inhabitants of the 
existing and emerging Alkimos community.  
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Having regard to Table 4 above, the proposal appropriately addresses matters to be given due regard 
as set out in the deemed provisions. The proposal therefore warrants approval accordingly.  
 

4.5 South Alkimos Agreed Local Structure Plan No.72   

 
The South Alkimos Agreed Local Structure Plan No.72 (ASP72) guides development for the development 
site in accordance with Centre zoning under the City’s LPS2. The development site is classified as 
‘Commercial’ under ASP72, which by virtue of section 5.1 of the ASP72 text, corresponds to the 
‘Commercial’ zone of LPS2. The development site is located within Precinct 1 – Gateway of the ASP72.  
 
Refer Figure 3 – Structure Plan Map.  
 
The overarching objective of the Commercial zone is set out by clause 2.7.2 of LPS2 as follows:  

a) make provision for existing or proposed retail and commercial areas that are not covered 
currently by a Structure Plan;  

b) provide for a wide range of uses within existing commercial areas, including retailing, 
entertainment, professional offices, business services and residential. 

 
The proposal involves the use and development of a Caltex convenience store, which will form part of 
the emerging commercial precinct within Alkimos Beach estate. The proposed development is 
appropriately located at the eastern fringe of the estate where a direct connection with Marmion Avenue 
is planned to be constructed. The use will be suitably exposed to passing trade whilst remaining 
accessible to the emerging local community ensuring the effective delivery of essential convenience/fuel 
retailing services. The proposed convenience store will operate 24 hours to ensure essential, 
uninterrupted fuel and convenience retailing services are offered to the existing and emerging local 
community.  
 
The proposed development is therefore consistent with the overall intent for the development site under 
ASP72, and warrants the City’s approval accordingly.  
 
4.5.1 Land use permissibility  
 
As noted above, the development site’s ‘Commercial’ classification under the ASP72 corresponds with 
the ‘Commercial’ zone of LPS2.  

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

The proposed development generally complies with the 
specific landscaping standards of LPS2, as demonstrated 
earlier in this report. A landscaping plan is contained in the 
development plans at Appendix 3.   

 (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 supporting 
Traffic Impact Statement prepared by Transcore (Appendix 
4), the proposed access arrangements and servicing 
arrangements are satisfactory. 

(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; 

The Traffic Impact Statement prepared by Transcore 
(Appendix 4) demonstrates that traffic generated from the 
proposed development will have minimal impact and can 
easily be accommodated by the surrounding road network. 
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The ‘Convenience Store’ land use class is a ‘P’ permitted use within the ‘Commercial’ zone of ASP72, 

meaning the use is permitted at the development site.  
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4.5.2 Retail floorspace provision 
 
Pursuant to Clause 3.4.3 of LPS2, the ASP72 establishes a maximum retail floorspace area within the 
structure plan area. Table 1, Clause 5.3(a) of the ASP72 stipulated the maximum retail net lettable area 
(NLA) permitted within Precinct 1 – Gateway is 5000m².  
 
The proposed convenience store comprises 220m² NLA of retail floorspace, and is unlikely to exceed the 
prescribed NLA for the ASP72 area.  
 
4.5.3 Local Development Plans 
 
Pursuant to Clause 6.1 of ASP72, Local Development Plans are to be prepared in accordance with LPS2, 
prior to the subdivision and/or development for land designated “Commercial” under the local structure 
plan, which require site specific development requirements.  
 
The Gateway South Local Development Plan No.39 applies to the development site and is addressed in 
the subsequent section.  
 

4.6 Gateway South Local Development Plan No.39 

 
The Gateway South Local Development Plan No.39 (LDP39) has been prepared in accordance with the 
provisions of Clause 6.1 of ASP72 and Clause 52(1)a of the Deemed Provisions. LDP39 sets out a range 
of site-specific development provisions which apply to the entirety of Lots 768-772 Montana Crescent, 
Alkimos.  
 
An assessment against the relevant development standards is provided in Table 5 below.  
 
Table 5 – Assessment against Local Development Plan provisions 

  

LDP39 provision  Provided Compliance 

Setbacks (min) 

Marmion Avenue 5.0m  Fuel canopy – approximately 12.2m  ✓ 

Sanderling Street Nil  Retail building – 0.5m > 2.6m ✓ 

Montana Crescent  3.0m  Retail building – 9.995m 

Fuel canopy - 6.65m 

✓ 

Building Heights 

One (1) storey minimum – Three (3) storey 
maximum 

Proposed retail building measures 1 storey in height.  ✓ 
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The proposed development is consistent with the provisions of the LDP39, and warrants approval 
accordingly.   
 

4.7 City of Wanneroo Local Planning Policies  

 
4.7.1 Local Planning Policy 4.6 – Signs Local Planning Policy 
 
Local Planning Policy 4.6 – Signs Local Planning Policy (LPP4.6) stipulates the requirements and 
standards applicable to advertising signs. An assessment of the proposed signage is provided in Table 
6 below.  
  

Building Orientation  

The Primary building orientation of buildings, 
including building entrances must be 
orientates as designated on the LDP  

LDP39 designates the primary building orientation for the 
development site to Sanderling Street. The proposed 
retail building is orientated south from Sanderling Street 
and is acceptable for the following reasons: 

• The use of various colours, materials and finishes 
to the rear elevation of the retail building has been 
specifically designed in accordance with the 
relevant Alkimos Beach design guidelines, and 
promotes a suitable visual amenity outcome  

• The orientation of the retail building away from 
Sanderling Street appropriately responds to 
existing development (tavern) located along 
opposing side of Sanderling Street. The existing 
tavern does not have orientation to Sanderling 
Street.  

• The 24-hour operation of the proposed convenience 
store and the use of CCTV ensures surveillance of 
the surrounding area during all hours.  

• Providing an opening to the rear façade of the 
convenience store would not result in a good design 
outcome, as the window or opening would provide 
views into back of house areas. This is contrary to 
the intent of providing such an opening. 

• For operational security reasons, only one point of 
entry can be provided for the convenience store, 
and the point of entry is most appropriately provided 
at the shopfront which faces the forecourt.  

Discretion 

All lots are to provide window openings which 
overlook and provide passive surveillance 
onto the adjoining road reservations.  
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Table 6 – signage assessment  

  

Signs Policy requirement  Provided Compliance 

Wall signs shall 

• Be limited to a maximum of one sign per 
tenancy, per street frontage. 

• Not extend laterally beyond either end of the 
wall or protrude above the top of the wall.  

• Not exceed 25% in aggregate area on any one 
wall to a maximum of 8m2.  

• Be integrated with the building design.  

The following wall signs are proposed: 

• One internally illuminated ‘Boost’ wall sign 
of 2.28m2 integrated into the retail building 
shopfront.   

• One internally illuminated promotional wall 
sign of 1.8m2 integrated into the eastern 
aspect of the retail building shopfront. 

• One internally illuminated ‘Boost’ wall sign 
of 5.83m2 integrated into the eastern 
elevation of the retail building.  

• One internally illuminated ‘Boost’ wall sign 
of 12.47m2 integrated into the eastern 
elevation of the retail building.  

The proposed wall signage to the retail building 
shopfront and northern retail building elevation 
have an aggregate area less than 8m2. Wall 
signage proposed to the eastern elevation of the 
proposed retail building comprises a total 18.3m2 
in area which exceeds the prescribed maximum 
8m2 

Variation 

Refer further 
justification 

below. 

Justification:  

• The two proposed wall signs affixed to the eastern elevation of the proposed retail building are orientated towards 
Marmion Avenue, a regional access road. Thus, it is considered the proposed wall signs have no impact on the 
Sanderling Street or recently constructed Montana Crescent streetscapes.  

• The proposed wall signs are suitably positioned to provide visibility to Marmion Avenue which contains the highest 
proportion of daily vehicles.  

• The size of the wall signage proposed is consistent with the bulk/scale of the retail building, and is considered to have 
minimal detrimental impacts on the amenity or character of Marmion Avenue.   

Accordingly, the signage is consistent with its surroundings and is unlikely to result in any visually intrusive impacts.  

Pylon signs shall 

• Be limited to a maximum of one per street 
frontage or one for every 40 metres of linear 
street frontage.  

• Not exceed 6m in height.  
• Not exceed 2.5m measured horizontally 

across the face of the sign.  
• Be located centrally within the lot and no closer 

than 3m to a side boundary.  

The following pylon signs are proposed:  

• One 9m high, 2.15m wide internally 
illuminated fuel ID sign at the corner of 
Marmion Avenue and Sanderling Street. 

• One 1.3m high, 2.3m wide internally 
illuminated promotional sign, located 
adjacent to the northern most crossover to 
Montana Crescent.  

The proposed 9m fuel ID sign proposed exceeds 
the prescribed height of 6m. A variation in height 
is warranted.  

Notwithstanding, we note only one pylon sign is 
proposed per lot frontage and do not exceed 
2.5m horizontally across the face of the sign.  

Variation 

Refer further 
justification 

below. 
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As demonstrated in the table above, the proposed signage is consistent with the requirements of LPP4.6. 
The variation sought to the proposed pylon sign is considered acceptable in the context of the 
development site along Marmion Avenue and, the future commercial locality. Having regard to Table 5 
above, the proposed signage warrants approval accordingly.  
 

4.8 Environmental Protection Authority Guidance Statement No.3 – Separation 
Distances between Industrial and Sensitive Land uses  

 
The Environmental Protection Authority (EPA) Guidance Statement No. 3 – Separation Distances 
between Industrial and Sensitive Land Uses (EPA Guidance Statement No. 3) provides generic buffer 
distances intended to mitigate impacts of industrial developments on sensitive land uses. 

 
With regard to retail fuel developments (service stations etc.) proposing 24 hour operation, the EPA 
Guidance Statement No. 3 identifies potential impacts as gaseous, noise, odour and risk, and 
recommends a generic buffer distance of 200m. The buffers recommended by EPA Guidance Statement 
No. 3 are not absolute separation distances, but instead are default distances providing general guidance 
in the absence of site-specific technical studies. 
 
Table 7 below provides an assessment of the potential impacts from the operation of the proposed 
development, and provides justification to demonstrate the appropriateness of the development on the 
development site.  
 
  

Justification: The proposed 9m high sign is appropriate and warrants approval for the following reasons: 

• The single pylon sign is required to provide sufficient exposure to Marmion Avenue upon approach. A smaller sign 
may result in vehicles making sudden lane changes due to late identification of the proposed development.  

• The larger sign incorporates various panels which contain important information relating to the price of fuels and other 
products offers by the facility, which minimises potential clutter throughout the site.  

• The location of the pylon sign does not obtrude vehicle sightlines exiting Sanderling Street onto Marmion Avenue.   
• The development site forms part of an emerging commercial precinct which comprises a range of complementary 

commercial activities. Signage is an essential component which characterises the amenity of the locality.  

For the reasons outlined above, the proposed pylon sign should be considered on its merits and approved accordingly.  
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Table 7 – Mitigation of potential amenity or environmental impacts 

 
  

Potential amenity or 
environmental impact 

Mitigation methods  

Noise An Environmental Noise Assessment has been prepared for the proposal, incorporating a 
comprehensive assessment of noise sources as required by the Environmental Protection 
(Noise) Regulations 1997. Refer to Appendix 8 for a copy of the Environmental Noise 
Assessment.  

The assessment notes refrigerated deliveries during night-time periods may result in minor 
exceedances, which can be mitigated through options to be verified by the operator. This may 
include (but is not limited to) switching off refrigeration units immediately upon arrival of delivery 
vehicles.  

The Environmental Noise Assessment confirms that noise generated by the proposed 
development will comply with the necessary noise requirements during all time periods (24-
hour period), subject to the above mitigation measures, which are considered acceptable by 
the proponent.  

Risk As the proposed convenience store provides for the retail sale of fuel, the proponent must obtain 
a Dangerous Goods Storage and Handling Licence to store and sell petrol on the development 
site (post development approval). The is assessed and considered as part of obtaining the 
licence: 

• Separation distances to  boundaries, public places, protected places and impact on 
adjoining properties. 

• Site accessibility for fuel delivery tankers and vehicles. 
• Spill containment. 
• Emergency preparedness and management. 
• Operator training. 
• Maintenance provisions. 
• Lighting. 
• Equipment to be installed. 

Accordingly, risk is appropriately assessed through the dangerous goods licensing process, 
which will follow the development approval process. The site has been designed to ensure it 
can obtain a Dangerous Goods and Handling Licence. 

Odour/Gaseous The underground fuel storage tanks will be equipped with a Stage 1 Vapour Recovery System. 
A Stage 1 Vapour Recovery System ensures all petrol vapours from the underground tanks are 
drawn back into the fuel tanker being emptied and returned to the supply terminal where the 
vapours are recondensed into liquid. Additionally, vapour recovery lines are connected to the 
fuel bowsers for further mitigation. This is reflected on the development plans. 

The dangerous goods licensing process assesses the likely impact from vapours/odours. 
Accordingly, the assessment of petrol vapours and odours is appropriately assessed and 
managed through the dangerous goods licensing process and will require implementation of 
appropriate design measures to mitigate potential risk impact. 
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As demonstrated in Table 7 above, the proposed development has been appropriately designed and 
sited to mitigate any potential amenity and environmental impacts on nearby properties and potential 
sensitive land uses in the immediate vicinity of the development site. Accordingly, a lesser separation 
distance has been demonstrated to be acceptable and is warranted.  
 

Lighting  Potential sources of light spill from the proposed development are primarily the lighting of the 
retail building frontage, the petrol canopy, and any external lights throughout the forecourt area. 

It should be noted any light from the retail building is likely to be buffered by the forecourt area. 
Additionally, lights within the petrol canopy are baffled and orientated internally to ensure light 
spill is contained within the confines of the development site.  

The final design of lighting will be subject to, and regulated by Australian Standard 4282 – 
Control of Obtrusive Effects of Outdoor Lighting and any other relevant regulatory requirements. 
In addition to regulatory requirements, the layout/orientation of the development and the 
location/direction of the lighting will further control potential light spill. 

With consideration to existing residential development located approximately 75m west of the 
development site, lighting associated with the proposed development is considered to have 
minimal to nil impact on residents.  
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5 Conclusion 
 
This application seeks approval for the use and development of a Caltex convenience store on the 
development site, which is proposed to operate 24 hours a day, 7 days a week. The proposed 
development is suitably located within an emerging area identified for commercial development, and is 
suitably designed to provide a positive contribution to the emerging Alkimos Beach estate.   
 
In summary, the proposal appropriately responds to all the relevant aspects of the planning framework 
and warrants approval for the following reasons:  
 

• The proposed development will provide essential convenience/fuel retailing services to the 
current and emerging population of Alkimos, and patrons travelling along Marmion Avenue.  

• The proposed development will deliver a use which is classified as a ‘P’ permitted use on the 
development site by virtue of the ASP72 demonstrating suitability / appropriateness of the use 
on the development site.  

• The proposed development is designed to a high standard, and will result in a positive built 
form outcome for the site and the emerging Alkimos Beach estate. The proposed development 
design has been further scrutinised and endorsed by Landcorp and Lendlease, confirming the 
proposed development plans are consistent with the intent of the Alkimos Beach estate. 

• The proposed development is supported by a Traffic Impact Assessment which demonstrates 
sound access arrangements.  

• The proposed development is supported by a Bushfire Management Plan and Bushfire Risk 
Management Plan which demonstrates bushfire risk can be appropriately managed in 
accordance with State Policy.  

• It has been demonstrated, through an Environmental Noise Assessment and comprehensive 
assessment against relevant EPA guidelines, that the proposed convenience store will achieve 
regulatory requirements and have minimal impacts on existing and potential future residential 
development.    

 
Having regard to the above, the proposal clearly demonstrates the suitability of the proposed use for the 
development site. Accordingly, we respectfully request the Metro North-West JDAP grant approval for 
the proposed development.  
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Proposed Convenience Store  
Lot 768 (58) Montana Crescent, Alkimos 

 

Appendix 2 
Notification Document (0O31142) & Restrictive Covenant 

Document (0O31151) 
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