Statutory Planning Committee
Notice is hereby given the next meeting of the Statutory
Planning Committee will be:
Meeting No. 7619
Tuesday, 6 August, 2019, 9:30 am
Level 3, Room 3.22, 140 William Street, Perth
This meeting is not open to members of the public
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WAPC STRATEGIC PLAN 2018-2021
OUR VISION:

Creating better places to live and work for all Western Australians
OUR MISSION:

Ensuring the planning system develops policy and enables planning decisions for the long-term benefit of the Western Australian community
Our Functions
• State Planning
Strategy and Policy
• Regional,
Sub-Regional and
Local Planning
Strategies
• Regional and Local
Planning Schemes
• Planning and
Development
Applications –
Subdivision and
Strata Title
• Structure Planning
• Improvement Plans
& Schemes
• Infrastructure
Planning and
Coordination
• Research, Modelling
& Analysis
• Improve the
Planning System
• Finance & Property
Management

Our Focus

Our Priorities

Our Outcomes

Jobs and
infrastructure

• Facilitate economic diversification and development
• Support development of a State Infrastructure Strategy
• Deliver a planning system and processes adapted for technological change in
the community and economy
• Support delivery of METRONET through the planning system as part of a wholeof-government approach

• Sufficient urban, commercial, industrial and priority agricultural land for growth
• Long-term strategic industry, infrastructure planning and corridor protection
• Strong industry and employment hubs with particular emphasis on tourism, food and
agriculture, education, research and technology
• Alignment and integration of land use, infrastructure and transport planning

Liveable
Communities

• Facilitate infill development and sustainable urban growth
• Address barriers to affordable living and housing diversity through policy
leadership

• Increased density and diversity around Activity Centres
• Achieve infill housing and density targets and greater housing choice
• Enable creation of liveable cities and towns with quality public and private spaces

A Better Built
Environment

• Lead precinct planning to enable METRONET
• Develop a policy and decision-making framework to encourage greater
housing options for changing demographic needs
• Promote and protect the urban tree canopy for all communities for amenity and
health benefits

• Improved design of urban centres, corridors and stations
• Improved design quality of the built environment
• Greater community support for more diverse housing options, urban centres, corridors
and stations
• Protection and enhancement of the urban tree canopy across diverse communities

Transparent,
Equitable
and Efficient
Planning
Processes

• Continued review and reform of the planning system and processes
• Greater early, effective and genuine communication and engagement with the
community and industry on planning and development issues
• Improve collaboration and capability of all key decision-makers in the planning
system, including local government
• Implement technological improvements including quality online reporting on
planning performance for all WAPC functions

• Efficient, transparent and timely assessment and decisions on planning applications
and processes
• Contemporary region and local planning strategies, schemes and regulations
• Improved transparency, efficiency and community support for planning processes
• Updated and effective Planning and Development Act 2005 and regulations

Environment
and Natural
Resources

• Continue the Coastal Management and Planning Program to deal with the risks
posed by climate change
• Ensure bushfire regulations reflect planning appropriate for the risk to
community and the environment

• Sustainable development which protects, conserves and promotes natural assets (land
and water) and biodiversity
• A planning system which addresses climate change
• Planning to mitigate risks from natural hazards and events

Land and
Finance
Management

• Contribute to the successful delivery of METRONET through strategic, efficient
and innovative use of the Metropolitan Region Improvement Fund
• Ensure WAPC land and property assets are used for long-term community
benefit

• WAPC land management in place to deliver METRONET
• Effective and sustainable stewardship and management of the Metropolitan Region
Improvement Fund
• Increased regional open space in Greater Perth

STATE PLANNING STRATEGY PRINCIPLES:
Community
Enable diverse, affordable,
accessible and safe
communities

Economy
Facilitate trade, investment,
innovation, employment and
community betterment

Environment
Conserve the State’s natural
assets through sustainable
development

Infrastructure
Ensure infrastructure supports
development

Regional Development
Build the competitive and
collaborative advantages of
the regions

Governance
Build community confidence
in development
processes
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Information for SPC Members
Quorum: 5 of 10 members
Member
Mr David CADDY
Ms Sue BURROWS
Ms Paddi CREEVEY OAM
Ms Kym DAVIS
Ms Marion THOMPSON
Mr Leonard KOSOVA
Ms Megan ADAIR
Mr Lino IACOMELLA
Ms Nina LYHNE
Mr Ross THORNTON

Representation in accordance with the Planning and
Development Act 2005
Chairman, WAPC
Schedule 2 clause 4(2)(a)
Nominee of the Director General, Department of Planning,
Lands and Heritage
Schedule 2 clause 4(2)(b)
Nominee of the Regional Minister
Schedule 2 clause 4(3)
Community representative
Schedule 2 clause 4(2)(d)
Professions representative
Schedule 2 clause 4(2)(e)
Local government representative
Schedule 2 clause 4(2)(f)
WAPC appointee
Schedule 2 clause 4(2)(g)
WAPC appointee
Schedule 2 clause 4(2)(g)
WAPC appointee
Schedule 2 clause 4(2)(g)
WAPC appointee
Schedule 2 clause 4(2)(g)

Term of
office ends
15/04/2021
Current
Nominee
Current
Nominee
31/12/2020
31/12/2020
31/12/2020
31/12/2020
31/12/2020
31/12/2020
31/12/2019

Role:
The Statutory Planning Committee is one of four committees set up by the WAPC on 1 March 1995 upon
proclamation of the Planning Legislation Amendment Act (No. 2) 1994.
Schedule 2(4)(4) of the Planning and Development Act 2005 (PD Act)
The Statutory Planning Committee is the WAPC’s regulatory decision-making body and performs such of
the functions of the WAPC under the Planning and Development Act 2005 and Part II of the Strata Titles
Act 1985 as are delegated to the Statutory Planning Committee under section 16 and such other functions
as are delegated to it under that section. These functions include approval of the subdivision of land,
approval of leases and licenses, approval of strata schemes, advice to the Minister for Planning on local
planning schemes and scheme amendments, and the determination of certain development applications
under the Metropolitan Region Scheme.
Membership (extract from PD Act):
The composition of the Statutory Planning Committee is in accordance with Schedule 2(4) of the Planning
and Development Act 2005.
4.

Statutory Planning Committee
(1) The Commission is to establish a committee to be known as the Statutory Planning Committee.
(2) Subject to subclause (5), the Statutory Planning Committee is to consist of —
(a) the chairperson, or a person nominated by that person and approved by the Minister; and
(b) the chief executive officer, or a person nominated by that person and approved by the
Minister; and
(c) the member of the board referred to in section 10(1)©(viii) or a deputy appointed under
subclause (3); and
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(d) a person approved by the Minister and appointed to the Commission as having practical
knowledge of and experience in community affairs; and
(e) a person approved by the Minister and appointed by the Commission as having practical
knowledge of and experience in one or more of the fields of urban and regional planning,
commerce and industry, engineering, surveying, valuation, transport, housing, heritage,
environmental conservation, natural resource management, urban design, the planning and
provision of community services or infrastructure; and
(f) a person approved by the Minister and appointed by the Commission to represent the
interests of local governments; and
(g) such other person or persons as the Commission, after obtaining the approval of the
Minister, appoints from time to time.
Delegated Authority (Del 2009/05) Powers of Committee
Planning and Development Act 2005 Section 16(1)
2.1
2.2

2.3

2.4

2.5

2.6

2.7
2.8

2.9

Power to determine applications for approval to commence and carry out development lodged with
or referred to the WAPC pursuant to the provisions of a region scheme.
Power to approve detailed plans requiring the subsequent approval of the WAPC as a condition of
development approval pursuant to the provisions of a region scheme and power to confirm that
conditions imposed by the WAPC on a development approval pursuant to the provisions of a
region scheme have been complied with.
Power to determine whether or not proposals and the ongoing implementation of a region scheme
comply with conditions (if any) applied pursuant to sections 48F and 48J of the Environmental
Protection Act 1986.
Power to determine whether or not applications to commence and carry out development are of
State or regional importance, or in the public interest, pursuant to any resolution of the WAPC
made under a region scheme requiring such determination.
Power to request the Minister for Planning to approve the WAPC disregarding the advice of the
Swan River Trust in whole or in part in relation to the approval of development of land within the
Riverbank or Development Control Area as defined under the Swan and Canning Rivers
Management Act 2006 where the determining authority is the WAPC.
All functions of the WAPC as set out in (i)
Sections 14(a), 14(c), 34, 97, 98, 100, 104, 105, 106, 107, 109, 110, 111, 134, 135, 136,
138, 139, 140, 142, 143, 144, 145, 147, 151, 153, 154, 157, 169, 185, 214, 215, 216 of the
Act;
(ii)
Planning and Development (Local Planning Schemes) Regulations 2015;
(iii)
Regulations 21, 22, 24 and 27 of the Planning and Development Regulations 2009;
(iv)
Strata Titles Act 1985 or the provisions of a strata or survey-strata scheme;
(v)
Strata Titles General Regulations 1996;
(vi)
Section 52 and section 85 of the Land Administration Act 1997;
(vii)
Section 40 of the Liquor Control Act 1988;
(viii) Perry Lakes Redevelopment Act 2005.
Power to determine requests for variations to plans of subdivision where WAPC approval is
required pursuant to the provisions of an approved local planning scheme.
Power to provide comment on and grant approval to plans known generally as outline
development plans, structure plans and similar plans, and to planning policies and similar
documents or amendments thereto, requiring the approval or endorsement of the WAPC pursuant
to the provisions of a local planning scheme.
Power to provide comments or advice on behalf of the WAPC to a local government or a
redevelopment authority where a provision of a local planning scheme or a redevelopment scheme
requires comments from the WAPC.
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2.10

2.11

2.12

2.13
2.14
2.15
2.16

2.17
2.18

2.19
2.20

2.21

Power to execute and accept the benefit of easements in gross, covenants in gross, records on
title and other instruments for dealings in land for subdivisions, strata subdivisions and
developments in accordance with any applicable policy and legislation.
Power to make recommendations to the Minister for Planning in relation to requests from local
governments to expend monies paid by subdividing land owners in lieu of setting aside free of cost
to the Crown, areas of land for public open space, where such recommendations are in
accordance with WAPC policy.
Power to determine whether or not a proposal is likely to have a significant effect on the
environment pursuant to section 38(1) of the Environmental Protection Act 1986 and to refer such
proposal to the Environmental Protection Authority.
Power to waive or clear conditions affixed as conditions of approval.
Power to endorse diagrams and plans of survey and deposited plans involving the acquisition and
resumption of land created pursuant to Part 11 of the Act and the Land Administration Act 1997.
Power to advise the Minister for Planning on any appeal or matter arising therefrom pursuant to
Part 14 of the Act.
Power to defend and otherwise deal with applications for review lodged with the Administrative
Tribunal and to appeal, defend, respond and otherwise deal with any matter that may be appealed
to the Supreme Court on a question of law.
Power to defend, respond, appeal and otherwise deal with legal proceedings.
Power to prepare and approve, subject to the prior approval of the Minister for Planning, policies
relating to planning matters and/or the functions of the WAPC, save and except for State Planning
Policies under Part 3 of the Act.
Power to determine matters under Regional Interim Development Orders.
Such powers and functions of the WAPC as set out in(i)
Part 5 of the Act;
(ii)
Planning and Development (Local Planning Schemes) Regulations 2015
as are necessary for the preparation, promulgation and the making of recommendations in relation
to the Improvement Scheme authorised by Improvement Plan No. 37 for the Browse Liquefied
Natural Gas Precinct.
Such powers and functions of the WAPC as set out in (i)
Parts 5 and 8 of the Planning and Development Act 2005;
(ii)
Town Planning Regulations 1967; and
(iii)
Any improvement scheme approved,
In relation to improvement plans and improvement schemes for land within the City of Karratha,
the Shire of Ashburton and the Shire of Broome to be designated by the Statutory Planning
Committee as Anketell, Midland, Ashburton north and Browse LNG Precinct Strategic Industrial
Areas.

Quorum for meetings
In accordance with the Western Australian Planning Commission (WAPC), Governance Guide – Standing
Orders, Section 5.1 - Quorum for meetings:
(2) A quorum for a meeting of a committee is at least 50 per cent of the number of current offices
of members of the Committee.
Disclosure of interests
In accordance with the Planning and Development Act 2005 and Section 4 of the Western Australian
Planning Commission (WAPC), Governance Guide – Standing Orders, members of Committees (and
certain employees) are required to disclose the following types of interests that they have or persons
closely associated to them, have:
 direct and indirect pecuniary interests (financial);
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proximity interests (location); and
impartiality interests (relationship).

A “direct pecuniary interest” is one where a member has an interest in a matter where it is reasonable
to expect that the matter if dealt with by the Board or a Committee, or an employee in a particular way, will
result in a financial gain, loss, benefit or detriment for the member.
An “indirect pecuniary interest” refers to an interest in a matter where a financial relationship exists
between a member and another person who requires a WAPC decision in relation to the matter.
A “proximity interest” refers to an interest of a member, or close associate of the member, in a matter if
the matter concerns –
(a) a proposed change to a planning scheme affecting land that adjoins the person’s land;
(b) a proposed change to the zoning or use of land that adjoins the person’s land; or
(c) a proposed development, maintenance or management of the land or of services or facilities on the
land that adjoins the person’s land.
An “Impartiality interest” means an interest that could, or could reasonably be perceived to, adversely
affect the impartiality of the member having the interest and includes an interest arising from kinship,
friendship, partnership or membership of an organisation or an association with any decision-making
process relating to a matter for discussion before the Board or a Committee.
Members disclosing any pecuniary or proximity interests for an item cannot participate in discussion or the
decision making procedure relating to the item and must leave the meeting room during the discussion of
the item. Members disclosing an impartiality interest in an item must also leave the room during the
discussion or the decision making procedure relating to the item unless the Committee, by formal
resolution, allows the member to remain. The reason to allow a member to remain must be stated in the
formal resolution and will be minuted.
Disclosure of representations
Where a member has had verbal communication with or on behalf of a person with an interest in a matter
which is before a meeting, the member is to disclose the interest.
Where a member is in receipt of relevant written material (including email) from or on behalf of a person
with an interest in a matter which is before a meeting, the member is to table the material at the meeting
for the information of members.
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Statutory Planning Committee
Minutes
Meeting No. 7618
Tuesday, 23 July, 2019
Members:

David Caddy - Chairman WAPC
Megan Adair - WAPC Appointee
Sue Burrows - Nominee of the Director General, Department of
Planning, Lands and Heritage
Paddi Creevey - Nominee of the Regional Minister
Kym Davis - Community Representative
Leonard Kosova - Local Government Representative
Nina Lyhne - WAPC Appointee
Marion Thompson - Professions Representative
Ross Thornton - WAPC Appointee
Apologies:
Lino Iacomella - WAPC Appointee
Others present: David Brash – Principal Planning Officer, Regional South West
South
Cameron Bulstrode – Planning Director, Metro South and Peel
Alex Campbell – Senior Planning Officer, Metro North East
Sean Collingwood – Planning Director, Regional North
Andrew Cook – Planning Manager, Metro North East
Katie Dowling – Commission Support Officer
Sam Fagan – Manager, Commission Business
Michael Flanagan – Planning Officer, Metro North
Johan Gildenhuys – Principal Planning Officer, Metro North
Martin Hughes – Planning Officer, Regional South West
Georgina Lockhart – Administrative Officer, Commission Business
Cath Meaghan – Planning Director, Regional South
Delia Neglie – Planning Manager, Metro Central South
Keenan Ross – Graduate Officer
Dale Sanderson – Planning Director, Metro Central
___________________________________________________________________
1.

Declaration of opening
The Chairman declared the meeting open at 9.42am, acknowledged the
Whadjuk people of the Noongar nation as the traditional owners and
custodians of the land on which the meeting is taking place and welcomed
members.

2.

Apologies
Nil.
1
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3.

Members on leave of absence and applications for leave of absence
Mr Lino Iacomella - WAPC Appointee

4.

Disclosure of interests
Mr Kosova declared an Indirect Pecuniary Interest on Item 8.3 Rural Living
Subdivision - Lot 70 Dalray Court, Darling Downs and Item 8.7 Local
Development Plan – Variations under Clause 7.3.2 of the Residential Design
Codes - Various Lots Orton Road, Choules Street, Quadrant Parkway, Doley
Road, Lawrence Way, Byford due to the Shire of Serpentine-Jarrahdale being
a client of LK Advisory. Members agreed that Mr Kosova should not be
present during the discussion and/or decision-making procedure on the items.
Mr Kosova declared an Impartiality Interest on Item 8.5 Amendment to
Canning Bridge Activity Centre Plan as a current client of LK Advisory has
engaged him to liaise with the City of Melville in respect of a Draft Policy
relating to the Canning Bridge Activity Centre Plan. Members agreed that
there was no perceived conflict and Mr Kosova can be present during the
discussion and/or decision-making on the item.
Mr Kosova declared an Impartiality Interest on Item 9.2 Amendment No. 28
City of Busselton Local Planning Scheme No. 21 - Consent to Advertise as he
has recently completed a project for the City of Busselton. Members agreed
there was no perceived conflict and he can be present during the discussion
and/or decision-making on the item.
Ms Adair declared an Impartiality Interest on Item 8.4 Request for
Reconsideration - Lot 803 Marsh Road, West Pinjarra, as she is in a
relationship with one of the partners of Lavan Legal who provided legal advice
on the item. Members agreed that Ms Adair advised she would not be present
during the discussion and/or decision-making procedure on the item.
Ms Davis declared an Impartiality Interest on Item 8.4 Amendment to Canning
Bridge Activity Centre Plan, as she was previously a manager on the Canning
Bridge Activity Centre Plan. Members agreed that there was no perceived
conflict and Ms Davis can be present during the discussion and/or decisionmaking on the item.
Mr Caddy declared a Pecuniary Interest on Item 8.5 Amendment to Canning
Bridge Activity Centre Plan as he is a landowner in the Structure Plan area.
Members agreed that Mr Caddy should not be present during the discussion
and/or decision-making procedure on the item.
Due to the Chairman’s disclosure of interest and in accordance with Clause
1.18 of the Standing Orders 2017, a member was chosen to preside over the
meeting when the Chairman leaves the room during discussion of Item 8.5.
Moved by Mr Kosova
Seconded by Mr Thornton
That Mr Thornton preside over the meeting in the absence of the Chairman
during discussion of Item 8.5 Amendment to Canning Bridge Activity Centre
Plan.

2
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The motion was put and carried
5.

Declaration of due consideration
All members indicated that they had received and considered the agenda
items before the Statutory Planning Committee meeting.

6.

Minutes
6.1

Confirmation of minutes - Meeting No. 7616 on Tuesday, 25 June
2019
Moved by Mr Thornton
Seconded by Ms Davis
That the minutes of the Statutory Planning Committee meeting held on
Tuesday, 25 June 2019, be confirmed as a true and correct record of
the proceedings.
The motion was put and carried

6.2

Confirmation of minutes - Meeting No. 7617 on Tuesday, 2 July
2019
Moved by Mr Kosova
Seconded by Ms Lyhne
That the minutes of the Statutory Planning Committee meeting held on
Tuesday, 2 July 2019, be confirmed as a true and correct record of the
proceedings.

7.

Deputations and presentations
7.1

Request for Reconsideration – Lot 803 Marsh Road, West Pinjarra
(Item 8.4)

Ms Adair declared an Impartiality Interest at left the meeting at 9.45am.
Presenters: Kris Nolan and Adam Wood - Urbis and Phil Cuttone Cuttone Property Group
Mr Nolan, Mr Wood and Mr Cuttone presented to the Statutory
Planning Committee to discuss their request for reconsideration of the
wording of condition 1 and the deletion of advice note 6 on the
subdivision approval for Lot 803 Marsh Road, West Pinjarra. The
application seeks to create 34 rural residential in accordance with a
Structure Plan that was approved in 2016.
Mr Nolan stated how they doubt there is a need and nexus for the road
widening, with it relating to 70-80metres of regional road for a
connection to the west. Mr Nolan advised that the widening is not
necessary due to the subdivision, however, it is required for regional
planning purposes. Mr Nolan discussed that due to the road widening
being of regional significance, the landowner should be compensated
for any land required.
3
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Mr Nolan noted that the condition is valid and they accept the need for
the road, however, suggested that Main Roads should determine the
spatial requirements and compensate the landowner as a result of the
considerations presented.
Ms Adair returned to the meeting at 9.51am.
7.2

Amendment to Canning Bridge Activity Centre Plan (Item 8.5)

The Chairman declared a Pecuniary Interest and left the meeting at 9.53am.
The nominated Chairperson, Mr Thornton, presided over the meeting in the
absence of the Chairman.
Presenters: Gavin Ponton and Jack Hobbs - City of Melville
Mr Ponton and Mr Hobbs presented to the Statutory Planning
Committee as representatives from the City of Melville. Mr Ponton
discussed how they are presenting to elaborate on the proposed
modifications and how they believe it is important to retain the visual
privacy measures in the amendment. He explained the modifications
came about from community and council concerns that visual amenity
has not been adequately addressed in the transitional H4 Zone.
Mr Ponton noted they are generally happy with the officer
recommendation, however, addressed that the privacy controls be
retained as privacy and amenity are the main drivers for the
preparation of the amendment. He discussed how the H4 Zone has a
4metre setback and the privacy controls do not apply adding that this
approach suits higher intensity development. Mr Ponton elaborated
that the setbacks result in bulky designs with little articulation and
visual privacy and improved design outcomes would protect amenity.
Mr Ponton discussed how the amendment is an opportunity to align
visual privacy controls with the industry standard (Design WA).
Members queried that the provisions are not supported with setback
requirements within the R-Codes and how it does not support the intent
of the Activity Centre Plan. Mr Ponton responded that they took the
opportunity to align the provisions with Design WA outlining that the
building façade would be an outcome of the increased setbacks.
Members stated that there could be an 8metre separation with some
buildings as a result and articulation can be achieved in different ways.
Mr Ponton noted that within the H4 Zone there are 5 storey apartments
that are adjacent to existing 1-2 storey dwellings and some
developments take advantage of particular views that can have
detrimental impacts on the privacy for buildings close to the side
boundaries.
The Chairman returned to the meeting at 10.04am and presided over the
meeting.
7.3

Amendment 15 to the East Wanneroo Cell 5 Local Structure Plan
No. 7 (Item 8.6)
Presenter: Mitch Bisby - Burgess Design Group
4
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Mr Bisby presented to the Statutory Planning Committee and thanked
officers for their ongoing collaboration. He provided context on the site
with it being opposite a park, close to a high frequency bus route,
community centre, primary school, neighbourhood centre and
proposed library that is currently undergoing consultation. He noted
there is a clear need for housing diversity in Landsdale, with 90% of
current dwellings being single detached 4 bedrooms or more on large
blocks. Higher density development has been hindered to meet the
minimum 500metre buffer to a Telstra tower, noting that this buffer
does not apply to this site.
Mr Bisby discussed the urban design outlining with a slope rising about
9metres means that R20 options result in large retaining walls and
inefficient use of infrastructure and finite resources due to a large
amount of fill. The R40 provides flexibility in the lots producing better
visual outcomes with views to the park, making infill economically
viable for staged development.
Members queried why a survey strata has been proposed, Mr Bisby
responded stating that this provides greater flexibility in reducing roads
and the staging of development. If the development was green title it
would result in the back road remaining undeveloped as the 15metre
road connection could not be achieved. He discussed how the survey
strata option provides better lots, with all seven current landowners
coordinating and in agreement in the process.
Members queried the community rejection to the development and it
was noted that the objections primarily related to density with little
planning merit. These objections were with regards to property values,
traffic and the local school capacity. Mr Bisby discussed how the road
has been assessed as being capable for higher traffic density, the
school can accommodate a further 200 students and the lot is suitable
for higher density subdivision. Members noted the City of Wanneroo
originally refused the amendment and it was noted that it was clear this
was in response to the community position.
The meeting was adjourned at 10.14am.
The meeting was resumed at 10.18am with all members present.
ITEMS FOR DECISION
8.7

Local Development Plan – Variations under Clause 7.3.2 of the
Residential Design Codes - Various Lots Orton Road, Choules
Street, Quadrant Parkway, Doley Road, Lawrence Way, Byford
Moved by Mr Caddy
Seconded by Ms Lyhne
That the Statutory Planning Committee resolves to approve the
amended deemed-to-comply provisions proposed by the Beenyup
Grove Local Development Plan, at Attachment 4, pursuant to Clause
7.3.2 of State Planning Policy 7.3 - Residential Design Codes.
The motion was put and carried
5
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9.2

Amendment No. 28 City of Busselton Local Planning Scheme No.
21 - Consent to Advertise
THIS ITEM IS CONFIDENTIAL

8.1

Development application - Proposed Shed - Lot 101 (No. 719)
Great Northern Highway, Herne Hill
Members discussed the application and how the conditions that are
imposed by the City of Swan and Swan Valley Planning Committee
differ in the height of the shed, and therefore the application has been
presented to the Statutory Planning Committee.
Members discussed how the wall height has been reduced, which
should require that the ridge height is to be reduced proportionately. It
was noted by members that the shed is very large and is on a vacant
block that should be used for intensive agricultural uses.
Members agreed to endorse a modified recommendation of the
Department of Planning, Lands and Heritage to include a reduction to
the ridge height in condition 2.
Moved by Ms Creevey
Seconded by Mr Kosova
That the Statutory Planning Committee resolves to approve the
application subject to the following conditions:
1. This approval relates to the construction of a shed only in
accordance with the attached plans date stamped 7 June 2019 by
the Department of Planning, Lands and Heritage on behalf of the
Western Australian Planning Commission. It does not relate to any
other development on the lot.
2. The wall height of the shed shall be limited to 5.5m (above natural
ground level) and the corresponding ridge height to be reduced to
match the reduction in wall height.
The motion was put and carried

8.2

Proposed Shed for an Exhibition Centre (Art Gallery) and Change
of Use to Restaurant – Lot 35 Coast Road, West Swan
Members discussed how there is discretion to amend the change of
use due to the existing tourism elements with the gallery and the
application seeks approval for a shed to the rear of the existing
development as well as the change of use. It was noted that the
proposal will not detract from the rural character because of the
existing uses.
Members agreed to endorse the recommendation of the Department of
Planning, Lands and Heritage.
Moved by Ms Creevey
Seconded by Mr Thornton
6
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That the Statutory Planning Committee resolves to approve the
application subject to the following conditions:
1. This approval relates to the development of a ‘Restaurant’ within an
existing building, ‘Exhibition Centre’ within a proposed shed and
proposed courtyard in accordance with the attached plans date
stamped 29 April 2019 by the Department of Planning, Lands and
Heritage on behalf of the Western Australian Planning Commission.
2. The shed is to be clad in a non-reflective material and to be finished
in a colour consistent with the rural character of the locality, to the
specification of the City of Swan and the satisfaction of the Western
Australian Planning Commission.
The motion was put and carried
8.3

Rural Living Subdivision - Lot 70 Dalray Court, Darling Downs

Mr Kosova declared a Pecuniary Interest and left the meeting at 10.35am.
Members discussed that the application is broadly inconsistent with the
current planning framework and more weight is given to the modern
planning framework rather than the Subdivision Guide Plan, noting that
this is over 10 years old. Members also discussed reason 4B regarding
vegetation.
Members were advised that the application has been presented to the
Statutory Planning Committee as the applicant originally wanted to
present to the Committee and later declined this opportunity.
Members agreed to endorse the recommendation of the Department of
Planning, Lands and Heritage.
Moved by Ms Adair
Seconded by Ms Lyhne
That the Statutory Planning Committee resolves to refuse the
application for the subdivision of Lot 70 Dalray Court, Darling Downs as
shown on the plan date-stamped 29 June 2018, for the following
reasons:
1. The proposal is inconsistent with clause 5.12.9 (a) of the Shire of
Serpentine Jarrahdale Local Planning Scheme No. 2 and deemed
provision 27 of the Planning and Development (Local Planning
Schemes) Regulations 2015 as the proposed subdivision layout
represents a significant departure from the Lot 15 Keenan Street,
Darling Downs Subdivision Guide Plan.
2. The proposal is inconsistent with the strategic planning direction for
the locality as outlined in the Shire of Serpentine-Jarrahdale Rural
Strategy – 2013 Review, which designates the site as part of a
Rural Living B precinct, for which lot sizes ranging from two to four
hectares are recommend.
3. The proposal is inconsistent with the strategic planning direction for
the locality as outlined in the South Metropolitan Peel Sub-regional
7
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Planning Framework, which designates the site as Rural residential,
for which lot sizes are intended to be between one and four
hectares.
4. The proposal is inconsistent with State Planning Policy 2.5: Rural
Planning as:
a) Shire of Serpentine Jarrahdale Local Planning Scheme No. 2,
the Shire of Serpentine-Jarrahdale Rural Strategy – 2013
Review and the South Metropolitan Peel Sub-regional Planning
Framework do not provide for the further subdivision of rural
living lots in this locality; and
b) it has not been appropriately demonstrated that the proposal
would minimise the loss of remnant vegetation and that
significant environmental values would not be compromised.
5. The proposal is inconsistent with State Planning Policy 2.8:
Bushland Policy for the Perth Metropolitan Region as it has not
been demonstrated that the proposed subdivision layout would not
have an adverse impact on remnant vegetation within a Bush
Forever site.
6. The proposal is inconsistent with State Planning Policy 3.7:
Planning in Bushfire Prone Areas and the Guidelines for Planning in
Bushfire Prone Areas as it has not been appropriately
demonstrated how:
a) the proposed lots would be provided with two different vehicular
access routes which provide access to two different locations,
pursuant to Element 3: Vehicular Access of the Guidelines for
Planning in Bushfire Prone Areas; and
b) it has not been appropriately demonstrated how bushfire risk
management requirements could be appropriately balanced with
environmental outcomes.
7. Approval of the proposal would be contrary to orderly and proper
planning as it is not provided for in the established planning
framework for the locality.
The motion was put and carried
Mr Kosova returned to the meeting at 10.39am.
8.4

Request for Reconsideration - Lot 803 Marsh Road, West Pinjarra

Ms Adair declared an Impartiality Interest and left the meeting at 10.39am.
Members discussed the application and how the road in question is
anticipated to be a significant road to link the east to west between
Forrest and South-Western Highways, which then links up to Tonkin
Highway, so will be a key and major freight route. The impacts this will
have on the area will be significant especially with trucks and traffic,
meaning the land to be ceded is of substantial size. It was discussed
how consultation occurred during the Structure Plan with the previous
landowners and consultants, and it was anticipated that the road
8
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widening and ceding of land would occur. Members discussed that the
road widening would be important for the Greenlands Road subdivision
to carry traffic to the land, and the noise barrier will be of benefit to the
landowners.
Members noted that the advice from Lavan Legal that was provided as
part of the deputation has not been circulated to officers when making
a decision, therefore it is believed that further discussion and
consultation should be undertaken.
Members agreed to defer the item for further investigation.
Motion to defer
Moved by Mr Caddy
Seconded by Ms Thompson
That the Statutory Planning Committee resolves to defer the item
relating to Item 8.4 Request for Reconsideration - Lot 803 Marsh Road,
West Pinjarra as detailed in the report dated 23 July 2019, for further
investigation.
The motion to defer was put and carried.
Ms Adair returned to the meeting at 10.57am.
8.5

Amendment to Canning Bridge Activity Centre Plan

The Chairman declared a Pecuniary Interest and left the meeting at 10.57am.
The nominated Chairperson, Mr Thornton, presided over the meeting in the
absence of the Chairman.
Members discussed that the City of Melville have initiated the
amendment based on privacy concerns that have been raised by the
local community, however have integrated articulation using privacy as
the catalyst. It was noted that a built form study has been completed,
and a more holistic approach should be undertaken regarding
articulation that reflects the whole Canning Bridge Activity Centre Plan
area.
Members discussed that a further condition be imposed, advising the
City of Melville that further amendments could be accepted to privacy
provisions within the H4 Zone, however this should be supported by
appropriate built form investigations that relate to the whole area. This
would manage the expectations of the community and give the City a
guide on what is required and included this as an additional resolution
of the Committee.
Moved by Mr Kosova
Seconded by Ms Adair
That the Statutory Planning Committee resolves to:
1. In accordance with clause 38 (1)(b), Schedule 2 - Deemed
Provisions for Local Planning Schemes of the Planning and
Development (Local Planning Schemes) Regulations 2015, require
the City of Melville to:
9
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a) modify the Canning Bridge Activity Centre Plan in accordance
with the attached Schedule of Modifications, appended as
Attachment 5; and
b) resubmit the modified plan to the Western Australian Planning
Commission for approval.
2. The City of Melville be advised that the WAPC may be prepared to
consider a further amendment to privacy provisions in the H4 zone
that is supported by appropriate built form investigations that
include the relationship to other relevant development provisions
and subsequent impacts on built form outcomes.
The motion was put and carried
The Chairman returned to the meeting at 11.04am and presided over the
meeting.
8.6

Amendment 15 to the East Wanneroo Cell 5 Local Structure Plan
No. 7
Members discussed whether the application being a Survey Strata is
exploiting the minimum road width and trying to create maximum lots in
the land area. Members discussed how the area is close to a high
frequency bus route with high amenity and a local centre, with a road
that can accommodate the increase in traffic. Members noted that the
application is very supportable and favourable to the alternative with a
6metre high retaining wall. Members referred to the deputation that
was made and how the built form and urban design is preferred with an
R40 outcome.
Members agreed to endorse the recommendation of the Department of
Planning, Lands and Heritage.
Moved by Ms Lyhne
Seconded by Ms Adair
That the Statutory Planning Committee resolves to:
1. require the City of Wanneroo to modify the structure plan
amendment in accordance with Schedule 2, Clause 22(1)(b) of the
Planning and Development (Local Planning Schemes) Regulations
2015 as follows:
Part 1:
o in point 1 reflect the updated R - coding of the land as per the
revised structure plan amendment (Attachment 3);
o in point 2, update and reflect local development plan
requirements to outline dwelling orientation, uniform fencing,
pedestrian access and garage locations for all the lots
overlooking Warradale Park. Add an additional point to outline
that a minimum of 12 metres wide is required for communal
streets to accord with Section C5.7 of the R-Codes.
Part 2:
10
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o update the explanatory report to reflect R40 and R25 densities
and intended built form, future road network dimensions to align
with the R -Codes and remove all references to outdated
information and concept plans.
2. invite the City of Wanneroo to resubmit the structure plan
amendment in accordance with Schedule 2, Clause 22(1)(b(ii)) of
the Planning and Development (Local Planning Schemes)
Regulations 2015 once modifications have been completed.
The motion was put and carried
8.8

Shire of Chapman Valley – Local Planning Strategy – Certification
prior to advertising
Members discussed the importance of preserving the long-term plans
of the area and how this is crucial to economic development. It was
noted the considerations to the Oakajee port, and the infrastructure
corridors being of importance to the connecting industrial lands.
Members discussed the reference to the Dampier to Bunbury Natural
Gas Pipeline in the Strategy, stating it is the appropriate place to refer
to it.
Members queried land possibly being changed to rural that is currently
zoned for public purposes, such as land adjacent to the cemetery. It
was clarified that the Strategy is being as this is being certified for
advertising which will provide an opportunity for any anomalies to be
resolved.
Members agreed to endorse the recommendation of the Department of
Planning, Lands and Heritage.
Moved by Ms Creevey
Seconded by Mr Kosova
That the Statutory Planning Committee resolves to:
1. advise the Shire of Chapman Valley that the draft local planning
strategy received on 4 May 2017 is to be modified in accordance
with the attached Schedule of Modifications, represented as
Attachments 2 and 3; and
2. once modified, certify that the draft Shire of Chapman Valley Local
Planning Strategy is consistent with Regulation 11(2) of the
Planning and Development (Local Planning Schemes) Regulations
2015 and is to be advertised in accordance with the Regulations.
The motion was put and carried

9.1

Amendment No.65 Shire of Capel Town Planning Scheme No. 7 For Final Determination - Development Contribution Plan
THIS ITEM IS CONFIDENTIAL
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10.

Reports for noting
Nil.

11.

Stakeholder engagement and site visits
Nil.

12.

Urgent or other business
Nil.

13.

Items for consideration at a future meeting
Nil.

14.

Meeting closure
The next ordinary meeting is scheduled for 9.30am on Tuesday, 6 August
2019.
There being no further business before the Committee, the Chairman thanked
members for their attendance and declared the meeting closed at 11.41am.

_________________________
CHAIRMAN

_________________________
DATE
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REPORT TO

Statutory Planning Committee

Meeting date

6 August 2019

Subject

Subdivision to create five residential lots – Lot 77 Peppermint Grove Road,
Peppermint Grove Beach - Bushfire access issues

Purpose

Requires WAPC decision

Title of Approving Officer

File number

156538

Planning Director, Regional South West

Agenda Part for Reports (All parts are confidential unless otherwise stated))
SPC - Non-Confidential (To be published to the website)
SITE-SPECIFIC DETAILS
Region/s

South West

Local government

Shire of Capel

Landowner/Consultant

Landowner: Peter & Dianne Tomlinson
Applicant: Thompson Surveying Consultants

Location map

Attachment 1 – Location and Aerial Plan

Bushfire Prone Area

YES

Statutory Planning Committee – SMART/Structure Plans only
Region Scheme zoning

Urban

Local Scheme zoning

Residential R12.5

Council’s
recommendations

APPROVE

Receipt date

16/04/2018

Property Address

Lot 77 (No. 18) Peppermint Grove Road, Peppermint Grove Beach

Process days

388 (Deferred to
address bushfire
issues)

SUMMARY
The application proposes to subdivide Lot 77 (No. 18) Peppermint Grove Road, Peppermint Grove
Beach (the subject land) to create five residential lots (Attachment 2 – Subdivision Plan).
The subject land is located within a Bushfire Prone Area and hence, State Planning Policy 3.7 –
Planning in Bushfire Prone Areas (SPP 3.7) and the associated Guidelines for Planning in Bushfire
Prone Areas (Guidelines) apply to the proposal.
Department of Fire and Emergency Services (DFES) do not support the proposal based on the
lack of secondary access into the coastal settlement of Peppermint Grove Beach, and do not
support the Performance Principle in the form of an emergency evacuation plan to meet Element 3
of the Guidelines.
On balance, it is considered that the proposal meets the applicable statutory framework, and the
Bushfire Management Plan (BMP) and Bushfire Emergency Evacuation Plan (BEEP) adequately
addresses the bushfire risks of the locality, and hence, can be supported, subject to appropriate
conditions.
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DETAILS OF PROPOSAL
The subject land has an area of 4089m2 and is located at the corner of Peppermint Grove Road and
Hardey Terrace, within the coastal settlement of Peppermint Grove Beach, which is located
approximately five kilometres north-west of the Capel townsite.
The subject land is zoned Urban under the Greater Bunbury Region Scheme (GBRS) and
Residential with a density coding of R12.5 under the Shire of Capel Town Planning Scheme No. 7
(TPS 7).
The subject lot slopes in a northern direction. The subject lot has a ground level of 11.68m RL at its
southern boundary, to a ground level of 7.05m RL at its northern boundary, resulting in a 4.5m fall
over approximately 50 metres of distance. As part of the subdivision, the lots are proposed to be
retained and filled to ensure a level building footprint for future dwellings and to match the
surrounding road pavement height.
BACKGROUND
The coastal settlement of Peppermint Grove Beach is accessed from Ludlow Road North and
Peppermint Grove Road through rural areas that are characterised by established agricultural uses,
wetlands and Tuart forest. Peppermint Grove Beach has only one road access and egress via
Peppermint Grove Road. Peppermint Grove Road and Hardey Terrace service the majority of lots
in conjunction with a number of small culs-de-sac and loop roads.
The subject land is within close proximity to the caravan park, recreation centre and volunteer fire
fighting building. There are limited opportunities of further subdivision within the settlement, being
limited to small infill/rounding off opportunities. There are also a number of vacant lots which are
limited to the construction of a single dwelling. The settlement is not planned for any further large
scale expansion and the limited opportunities which may exist are unlikely to increase the
vulnerability of the settlement from a bushfire perspective if they are realised.
Photographs of the subject land and the surrounding locality are included at Attachment 3.
There are approximately 337 dwellings within Peppermint Grove Beach, with an occupancy rate of
approximately 53%, based on the 2016 ABS Census.
The subject land can be characterised as infill development as the subject land is between existing
lots and directly adjacent to approved development. The proposal seeks to subdivide into lot sizes
which are generally consistent with other lot sizes within the locality.
KEY ISSUES
Consistency with
WAPC Policies &
Planning Framework
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Greater Bunbury Region Scheme

Fully consistent

Shire of Capel Town Planning Scheme
No. 7 (TPS 7)

Fully consistent

State Planning Policy 3.1 – Residential
Design Codes (R-Codes)

Fully consistent

State Planning Policy 3.7 – Planning in
Bushfire Prone Areas (SPP 3.7)

Some inconsistency,
variation warranted

Development Control Policy 1.1:
Subdivision of Land – General Principles
(DC 1.1)

Fully consistent

Development Control Policy 2.2:
Residential Subdivision (DC 2.2)

Fully consistent

Draft Government Sewerage Policy (GSP)

Broadly consistent, some
discretion required
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PLANNING ASSESSMENT
State Planning Policy 3.1 – Residential Design Codes
The application complies with the minimum (700m2 required, 700m2 proposed) and the average
(800m2 required, 818m2 proposed) site area requirements of the R-Codes for the R12.5 density
code.
Bushfire
Background
The subject lot is located within a Bushfire Prone Area and therefore SPP 3.7 and the associated
Guidelines apply to the proposal. Within Element 3: Vehicular Access of the Guidelines, Acceptable
Solution ‘A3.1 Two Access Routes’ specifies that:
“Two different vehicular access routes are provided, both of which connect to the public road
network, provide safe access and egress to two different destinations and are available to all
residents/the public at all times and under all weather conditions.”
The provision of ‘two different destinations’ is open to interpretation as the word ‘destination’ is not
defined within the current Guidelines or in other planning documents.
As such, a Level 3 Bushfire Planning Practitioner prepared a Bushfire Management Plan (BMP)
which proposes a Performance Principle for Element 3 of the Guidelines. The Performance Principle
proposed a Bushfire Emergency Evacuation Plan (BEEP) to the nearby Peppermint Grove Beach
Community Centre, which is approximately 300 metres from the subject site.
The Performance Principle seeks to improve the bushfire preparedness for future occupants of the
site. The bushfire evacuation response plan has been prepared, taking into account the lack of twoway vehicular access options for the proposed development and therefore precautionary measures
have been incorporated into the plan to minimise risk to future residents. The primary action is to
evacuate early before the threat impacts the ability for residents to evacuate the area safely.
The application was referred to DFES as the application is proposing a performance principle
solution. DFES does not support the proposal primarily based on the BMP and BEEP referencing
the Draft Tourism Position Statement and therefore the provisions or contingency measures (i.e.
evacuation centres) do not apply in a residential context. Further, that the BMP or BEEP has not
demonstrated that the welfare centre is classified as a ‘safer place’ as defined in the Tourism
Statement. The response by DFES is included as Attachment 4.
The definition of ‘Safer Place’ within the Draft Tourism Statement does not reference or infer that the
area specifically has to be a place not prone to bushfire risk (based on the mapping). The definition
is listed as follows:
a public building or land (such as an oval), registered by the local government, for use by the
community, in the event of a bushfire (or other) emergency. It provides for improved protection of
human life during the onset and passage of a bushfire. It is in a central location where people facing
an immediate threat to their personal safety or property can gather and seek shelter from the impact
of bushfire
It is noted that a Residential style development cannot utilise the Draft Tourism Position Statement,
however, the Guidelines is open to interpretation on what constitutes a 'safe destination' and that the
Bushfire Policy team had advised that locations within the settlement which are not bush fire prone
could be considered a safe destination where people can evacuate to.
The performance principle solution proposed in the BMP outlines that the Peppermint Grove Beach
Community Centre has been designated as an ‘Evacuation Centre’ under the Shire of Capel’s Local
Emergency Management Arrangements (LEMA), which have been prepared under Section 36 and
Page 3 of 8
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Section 41 of the Emergency Management Act 2005 and the Emergency Management Regulations
2006. The Community Centre also directly adjoins the volunteer firefighting building for Peppermint
Grove Beach, and the firefighting building has a fire hydrant directly outside the firefighting building.
There are also large areas of open space/recreational facilities to the north of the Community Centre,
which is located outside the bushfire prone area. It is reasonable to assume, that in a bushfire
emergency, both buildings would be used as the principal evacuation centres for Peppermint Grove
Beach, and would provide for the protection of human life necessary during a bushfire event.
In response to the DFES submission, the bushfire consultant provided an addendum to the BMP,
assessing the suitability of the Community Centre being designated as an 'Evacuation Centre' and
its capacity to shelter people safely during a bushfire event, including an assessment on the Bushfire
Attack Level for the Community Centre.
The Bushfire Consultant identifies the following:





Public road access and parking available in the area;
Reticulated gardens, managed grassland and low threat areas surround the community
centre;
Reticulated water available in the area (Firefighting purposes); and
A small portion of the Community Centre has a BAL-19 rating, with the large majority of the
community centre, including the surrounding playing fields, having a BAL-12.5 rating.

The Bushfire Management Plan, Bushfire Emergency Evacuation Plan and addendum to the BMP
on the assessment on Peppermint Grove Beach Community Centre are included at Attachment 5.
Assessment
The Guidelines reference that a Performance Principle is “a general statement of how best to achieve
the intent of the relevant bushfire element. Performance principles provide landowners/ proponents
with an opportunity to develop a variety of design responses to address each bushfire protection
element outside those specified in the acceptable solutions contained within this document.”
Performance principle based solution(s) propose an alternative to those set out in the acceptable
solution(s) and provide for flexibility and innovative, evidence-based solutions for bushfire risk
management. All performance principle-based solution(s) require discretion on the part of the
decision-maker, informed by advice from the Department of Fire and Emergency Services.
The Performance Principle of Element 3 is as follows: “The internal layout, design and construction
of public and private vehicular access and egress in the subdivision/development allow emergency
and other vehicles to move through it easily and safely at all times.” and the Intent of Element 3:
Vehicular Access is “To ensure that the vehicular access serving a subdivision/development is
available and safe during a bushfire event.”.
There are numerous coastal communities with one access road along the WA coast and in many
cases the provision of an alternative access route is not possible. The current bushfire planning
framework does not provide for these situations. The Bushfire Policy team advise that the
performance approach presented adequately addresses the access limitations in that the community
hall is a registered ‘evacuation centre’ and the Peppermint Grove community have their own bushfire
emergency services. As indicated previously, a suitable destination is one that can provide shelter
during a bushfire emergency and includes areas not identified as bushfire prone or low threat, and
that there are locations within the townsite that are not designated bushfire prone’.
On balance, it is considered that the proposed performance principle meets the intent of Element 3
and the objectives of SPP 3.7 and can be supported for the following reasons:
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Centre’ under the Shire of Capel’s Local Emergency Management Arrangements (LEMA),
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and it is reasonable to assume, that in a bushfire emergency, would be used as the principal
evacuation centres for Peppermint Grove Beach and considered a safe place;


The BMP and BEEP has considered the risks associated with a bushfire event and includes
mitigation measures within the BMP and BEEP to adequately mitigate the risk to an
acceptable level. The BMP has given detailed consideration to existing infrastructure in the
area, water provision, existing places that could function as emergency evacuation centres
in a bushfire event, the surrounding landscape, issues that may arise in the course of a
bushfire both during and post event;



The bushfire consultant has assessed the suitability of the community centre being utilised
as an evacuation centre, including undertaking a bushfire attack level assessment. The
bushfire consultant outlines that the community centre has public and legible road access,
has managed grassland and low threat areas surrounding the community centre, has access
to reticulated water, adjoins the bushfire brigade building, and the majority of the community
centre and surrounding areas having a BAL-12.5 rating. The Guidelines specify that a BAL12.5 rating is considered a 'Low' risk.



The bushfire hazard on the lots can be reduced to an acceptable level – All lots meet BAL12.5 and are approximately 45 metres away from classified vegetation, and will incorporate
compliant Asset Protection Zones (APZ);



The proposal is in close proximity to access to a safe secondary ‘destination’ being the
evacuation centre, and there is infrastructure not prone to bushfire risk in the nearby vicinity
of the subject site to provide support services to evacuees and emergency responders;



The subject lot is approximately 209 metres from non-bushfire prone vegetation being the
wetlands and grasslands along Peppermint Grove Road, which provides safe evacuation to
the nearest two-way access (i.e. Ludlow Road).



This proposal could be considered legacy development, with changes to key design elements
(such as two-way access) not possible. The BMP and BEEP considers reducing the bushfire
risk through additional design elements, including early evacuation;



The proposed mitigation measures (BMP and BEEP) can be practically implemented and
maintained for the life of the development or land use (implemented via the Shire’s Fire Break
Notice) and notifications on titles can advise prospective purchasers; and

Sewerage
The subject site cannot connect to reticulated sewerage as Peppermint Grove Beach does not have
reticulated sewer. The proposal is also located within sewerage sensitive areas, being within 1km of
significant wetlands, and within 2km of a coastal embayment.
The whole urban area of Peppermint Grove Beach is unsewered and located within a sewerage
sensitive area, as outlined within the Draft Government Sewerage Policy 2016 (GSP).
The GSP outlines that secondary treatment systems with nutrient removal should be used in sewage
sensitive areas.
Section 6.4 (3) within the GSP outlines that:
Land that is already zoned for urban development may be subdivided and developed in accordance
with the provisions of the local planning scheme, provided that the proponent demonstrates that
correctly engineered drainage solutions or fill can be used to achieve separation from groundwater
required under clause 6.4 (1), subject to such works being environmentally acceptable.
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Section 6.4 of the GSP states that “A site and soil evaluation will be required prior to subdivision
approval being issued for the creation of lots less than 1,000m2”. However, this requirement can be
waived in this particular instance for the following reasons:


Most lots within Peppermint Grove Beach are less than 1,000m2 and the local government’s
Environmental Health department did not request a site and soil evaluation upfront to support
the subdivision. It is considered that the local government has a good understanding of the
soil and site conditions and that on-site systems are known to perform well under local
conditions.



The minimum requirement for separation from groundwater within sewage sensitive areas is
between 1.2 to 1.5 metres (depending on soil type). The subdivision proposes a large amount
of fill, with between 1.5 metres to 2.5 metres of fill in some areas. Proposed Lots 1-4 will have
a natural ground level of between 7.0m – 7.15m, and the subdivision proposes a finished
ground level of 9.5 metres. Based on the engineered fill requirements, the proposal
adequately achieves separation from groundwater.



The subject lots are of a sufficient size to accommodate the apparatus for the treatment of
sewage, which will need to incorporate an unencumbered land application area (180m2)
required to distribute treated sewage via nutrient removal systems. Under the R-Codes, a
residential lot zoned 12.5 requires 55% open space, which based on a 700m2 lot size,
represents an area of 385m2. It is likely that the 180m2 unencumbered land area would form
part of this open space requirement.



A condition of subdivision will include a site and soil investigation, in accordance with the
requirements of the GSP; and a notification on title outlining that a reticulated sewerage
service is not available; and the lots will require an on-site secondary treatment with nutrient
removal.

RECOMMENDATION
That the Statutory Planning Committee resolves to approve the application for subdivision
of Lot 77 (No. 18) Peppermint Grove Road, Peppermint Grove Beach as shown on the plan
date stamped 18 April 2018, subject to the following conditions:
CONDITION(S):
1.

Other than buildings, outbuildings and/or structures shown on the approved
plan for retention, all buildings, outbuildings and/or structures present on lot(s)
at the time of subdivision approval being demolished and materials removed
from the lot(s). (Local Government)

2.

Engineering drawings and specifications are to be submitted, approved, and
works undertaken in accordance with the approved engineering drawings,
specifications and approved plan of subdivision, for grading and/or
stabilisation of the site to ensure that:

3.

Page 6 of 8

a)

lots can accommodate their intended use; and

b)

finished ground levels at the boundaries of the lot(s) the subject of this
approval match or otherwise coordinate with the existing and/or
proposed finished ground levels of the land abutting. (Local
Government)

Prior to the commencement of subdivisional works, the landowner/applicant is
to provide a pre-works geotechnical report certifying that the land is physically
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capable of development or advising how the land is to be remediated and
compacted to ensure it is capable of development; and
In the event that remediation works are required, the landowner/applicant is to
provide a post geotechnical report certifying that all subdivisional works have
been carried out in accordance with the pre-works geotechnical report. (Local
Government).
4.

Prior to the commencement of subdivisional works, the landowner/applicant is
to provide a site and soil evaluation in compliance with Australian/New Zealand
Standard 1547: On-site domestic wastewater management certifying that the
land is physically capable of accommodating on-site sewage disposal.

5.

Arrangements being made to the satisfaction of the Western Australian
Planning Commission for the filling and/or capping of any bores and/or wells,
or the identification of any bore and/or well to be retained on the land. (Local
Government)

6.

Satisfactory arrangements being made with the local government for the partial
cost of upgrading and/or construction of footpaths along Peppermint Grove
Road and Hardey Terrace in the locations as shown on the plan dated 18 April
2019 (attached) to a width of 2.0m. (Local Government)

7.

Suitable arrangements being made with the local government for the provision
of vehicular crossover(s) to service the lot(s) shown on the approved plan of
subdivision. (Local Government)

8.

A notification, pursuant to Section 70A of the Transfer of Land Act 1893 is to
be placed on the certificate(s) of title of the proposed lot(s). Notice of this
notification is to be included on the diagram or plan of survey (deposited plan).
The notification is to state as follows:
'A reticulated sewerage service is not available to the lot(s). As such, an on-site
secondary treatment (with nutrient removal) and disposal system for sewage
will be required. Therefore, the developable area of the lot is reduced. There are
ongoing landowner obligations to ensure that the treatment and disposal
system is regularly maintained in accordance with relevant health regulations.
Contact the local government for further information.' (Local Government)

9.

10.

Information is to be provided to demonstrate that the measures contained in
the bushfire management plan have been implemented during subdivisional
works. This information should include a notice of ‘Certification by Bushfire
Consultant’. (Local Government)
A notification, pursuant to Section 165 of the Planning and Development Act
2005 is to be placed on the certificate(s) of title of the proposed lot(s) with a
Bushfire Attack Level(BAL) rating of 12.5 or above, advising of the existence of
a hazard or other factor. Notice of this notification is to be included on the
diagram or plan of survey (deposited plan). The notification is to state as
follows:
"This land is within a bushfire prone area as designated by an Order made by
the Fire and Emergency Services Commissioner and is subject to a Bushfire
Management Plan (BMP) and Bushfire Emergency Evacuation Plan (BEEP).
Additional planning and building requirements may apply to development on
this land". (Western Australian Planning Commission)
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11.

A notification, pursuant to Section 165 of the Planning and Development Act
2005 is to be placed on the certificates of title of the proposed lot(s) advising of
the existence of a hazard or other factor. Notice of this notification is to be
included on the diagram or plan of survey (deposited plan). The notification is
to state as follows:
'This lot is in close proximity to known mosquito breeding areas. The
predominant mosquito species is known to carry viruses and other diseases.'
(Western Australian Planning Commission)

12.

Arrangements being made to the satisfaction of the Western Australian
Planning Commission and to the specification of Western Power for the
provision of an underground electricity supply to the lot(s) shown on the
approved plan of subdivision. (Western Power)

13.

Arrangements being made with a licenced water provider for the provision of a
suitable water supply service to the lot(s) shown on the approved plan of
subdivision. (Water Corporation)

14.

Prior to the commencement of subdivisional works, the bushfire management
plan being updated to remove the references to implementing an Asset
Protection Zone as listed in Implementation Tables 6.2 and 6.3, to the
satisfaction of the Western Australian Planning Commission. (Local
Government)

ADVICE:
i.

The landowner/applicant and the local government are advised to refer to the
Institute of Public Works Engineering Australia Local Government Guidelines
for Subdivisional Development (current edition). The guidelines set out the
minimum best practice requirements recommended for subdivision
construction and granting clearance of engineering conditions imposed.

ii.

In regard to Condition 12, Western Power provides only one underground
point of electricity supply per freehold lot.

iii.

In regard to Condition 13, the landowner/applicant shall make arrangements
with the Water Corporation for the provision of the necessary services. On
receipt of a request from the landowner/applicant, a Land Development
Agreement under Section 83 of the Water Services Act 2012 will be prepared
by the Water Corporation to document the specific requirements for the
proposed subdivision.

iv.

In regard to Condition 14, the removal of references to Asset Protection Zone in
the implementation tables is due to the classifiable bushfire prone vegetation
not being located within the subdivision site.

ATTACHMENTS
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Attachment 2 – Subdivision Plan
Attachment 3 – Site Photographs
Attachment 4 – DFES Response
Attachment 5 – Bushfire Management Plan
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Site Photographs - WAPC 156538

Attachment 3

Looking South on Peppermint Grove Road towards Subject
Property

Looking East on Hardey Terrace towards Subject Property

Looking North on Hardey Terrace towards intersection of
Hardey Terrace and Peppermint Grove Road (subject
property on right)

Looking South towards Subject Property at intersection of
Hardey Terrace and Peppermint Grove Road
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Site Photographs - WAPC 156538

Looking East along Peppermint Grove Road towards
intersection of Hayfield Drive and Peppermint
Grove Road

Looking North-East along Hayfield Drive
(Community centre in far background)

Attachment 3

Looking East along Peppermint Grove Road at
intersection of Hayfield Drive and Peppermint
Grove Road

Looking West along Peppermint Grove Road back
towards Subject Property
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Site Photographs - WAPC 156538

Looking East towards Peppermint Grove Beach Community
Centre and Car Park

Looking East towards Stirling Volunteer Bushfire Brigade
Building

Looking South-West back towards Peppermint Grove
Beach Community Centre and oval/playing fields

Looking South-East towards Peppermint Grove Beach
Community Centre and low fuel playing fields

Looking South towards Peppermint Grove Beach
Community Centre
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Site Photographs - WAPC 156538

Looking South-East along Peppermint Grove Road
(leaving townsite)

Looking South-East along Peppermint Grove Road
(approximately 250m to intersection of Ludlow
Road North and Peppermint Grove Road)
(Community centre in far background)

Looking North-West along Peppermint Grove Road
(towards townsite)
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Our Ref: D08795
Your Ref:156538

Martin Hughes
Western Australian Planning Commission
referrals@dplh.wa.gov.au
Dear Mr Hughes
RE: LOT 77 (18) PEPPERMINT GROVE ROAD, PEPPERMINT GROVE BEACH –
PROPOSED SUBDIVISION
I refer to your email dated 17 January 2019 regarding the submission of a Bushfire Management
Plan (BMP) (Version 1.0), prepared by Bushfire Prone Planning and dated 16 January 2019, for
the above subdivision application.
It should be noted that this advice relates only to State Planning Policy 3.7 Planning in Bushfire
Prone Areas (SPP 3.7) and the Guidelines for Planning in Bushfire Prone Areas (Guidelines). It
is the responsibility of the proponent to ensure that the proposal complies with all other relevant
planning policies and building regulations where necessary. This advice does not exempt the
applicant/proponent from obtaining necessary approvals that may apply to the proposal including
planning, building, health or any other approvals required by a relevant authority under other
written laws.
Assessment
1.

Policy Measure 6.4 a) Preparation of a BAL contour map

Issue
Vegetation
classification

Vegetation
classification

Assessment
Vegetation Area 3 has been excluded as maintained
under the Shire of Capel Firebreak notice. Parts of
vegetation Area 3 have no photographic evidence to
substantiate the exclusion. Parts of vegetation Area 3
also fall into the Peppermint Grove Holiday Park
which is currently located on Crown land. It is unclear
if the Firebreak Notice applies to leased Crown Land.
No evidence of an enforceable mechanism has been
provided. It is acknowledged that classification of the
vegetated areas within the holiday park is unlikely to
affect the BAL rating.
The actual separation distances have not been shown
in Table 3.1.2. It is acknowledged that the separation
distances have been shown in Figure 3.1 so that BAL
ratings can be validated.

Action
Modification
required.

Modification
required.

DFES Land Use Planning l L1, Albert Facey House, 469 Wellington Street WA 6000 l PO Box P1174 Perth WA 6844
Tel (08) 6551 4075 l advice@dfes.wa.gov.au l www.dfes.wa.gov.au
ABN 39 563 851 304
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2.

Policy measure 6.4 c) Compliance with the Bushfire Protection Criteria

Element
Assessment
Vehicular P3 – does not comply
Access
A performance principle based solution was provided as
the proposed subdivision is unable to comply with
vehicular access. Peppermint Grove Road is a one-way
road which doesn’t provide access to two different
destinations until the intersection with Ludlow Road North
which is situated approximately 1 kilometre away.

Action
Comment

As part of the performance principle an Emergency
Evacuation Plan (EEP) for future residents of the
proposed lots has been drafted. The performance
principle also references the Draft Tourism Position
Statement released by the Department of Planning,
Lands and Heritage (DPLH). The proposed subdivision is
not for tourism purposes and therefore the proposed
contingency measures do not apply in this context.
It should also be noted that section 5.3 of the BMP states
that the Peppermint Grove Beach Community Centre is a
nominated welfare centre and implies that this can be
recognised as a ‘safer place’ as defined in the Tourism
Statement. However, the welfare centre is located in a
bushfire prone area and it has not been demonstrated
within the BMP or the EEP that the centre is fit for
purpose as a ‘safer place’. The Draft Tourism Statement
states that a ‘safer place’ is a place not prone to bushfire
risk’.
Recommendation – not supported due to non-compliance
The proposed subdivision is not supported for the following reasons:
1. The proposal does not comply with Element 3: Vehicular Access, as detailed in the
table above.
If the WAPC are considering approval of this subdivision, please contact me on telephone
number 6551 4075.
Yours sincerely

Sasha De Brito
COORDINATOR LAND USE PLANNING
19 March 2019
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Bushfire Management Plan
(Subdivision Proposal)

Lot 77 (18) Peppermint Grove Road,
Peppermint Grove Beach
Shire of Capel
Job Number:

180825

Assessment Date:

10 October 2018

Report Date:

16 January 2019
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BPP Group Pty Ltd t/a Bushfire Prone Planning
ABN: 39 166 551 784
Level 1, 159-161 James Street
Guildford WA 6055
PO Box 388
Guildford WA 6935
Ph: 08 6477 1144
Email: admin@bushfireprone.com.au

Commercial in Confidence
The information, including any intellectual property, contained in this document is confidential and
proprietary to the Company. It may only be used by the person to whom it is provided for the stated purpose
for which it is provided and must not be imparted to any third person without the prior written approval of
the Company. The Company reserves all legal rights and remedies in respect of its confidential information.
Copyright ©2019 BPP Group Pty Ltd
All intellectual property rights, including copyright, in format and proprietary content contained in documents
created by Bushfire Prone Planning, remain the property of BPP Group Pty Ltd. Any use made of such format
or content without the prior written approval of Bushfire Prone Planning, will constitute an infringement on
the rights of the Company which reserves all legal rights and remedies in respect of any such infringement.
Disclaimer
The measures contained in this Bushfire Management Plan are considered to be minimum standards and they
do not guarantee that a building will not be damaged in a bushfire, persons injured, or fatalities occur either
on the subject site or off the site while evacuating. This is substantially due to the unpredictable nature and
behaviour of fire and extreme weather conditions. Additionally, the correct implementation of the required
bushfire protection measures (and any associated response/evacuation plan if applicable) will depend, among
other things, on the actions of the landowners or occupiers over which Bushfire Prone Planning has no control.
All surveys, forecasts, projections and recommendations made in this report associated with the project are
made in good faith based on information available to Bushfire Prone Planning at the time.
All maps included herein are indicative in nature and are not to be used for accurate calculations.
Notwithstanding anything contained therein, Bushfire Prone Planning will not, except as the law may require,
be liable for any loss or other consequences whether or not due to the negligence of their consultants, their
servants or agents - arising out of the services provided by their consultants.
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Document Control
Version

Version Details

Date Submitted

1.0

Bushfire Management Plan

16-Jan-19

Accreditation

Signature

Co - Author
Mick Whitelaw

BPAD Level 2 - No. 37265

Co-Author
Mike Scott

BPAD Level 3 - No. 27795
Document Content Compliance Statement

This Bushfire Management Plan (the Plan) provides the required information to address State Planning Policy
No. 3.7: Planning in Bushfire Prone Areas - December 2015 (SPP 3.7), the associated Guidelines for Planning in
Bushfire Prone Areas - WAPC 2017 v1.3 (Guidelines), and any additional information as directed by the WA
Planning Commission (WA Department of Planning, Lands and Heritage). It is fit for accompanying a planning
application.
Structure Plan / Subdivision BMP Template v7.3

180825 - Lot 77 (18) Peppermint Grove Road, Peppermint Grove Beach (BMP)_v1.0.docx SPC Agenda Page 340

5

ATTACHMENT 5

Table of Contents
DOCUMENT CONTROL.............................................................................................................................................3
EXECUTIVE SUMMARY.............................................................................................................................................5
1

THE PROPOSAL AND PURPOSE OF THE PLAN .................................................................................................6
DETAILS ....................................................................................................................................................6
EXISTING DOCUMENTATION RELEVANT TO THE CONSTRUCTION OF THIS PLAN ......................................................7

2

ENVIRONMENTAL CONSIDERATIONS ...........................................................................................................11
NATIVE VEGETATION – MODIFICATION AND CLEARING ...................................................................................11

3

POTENTIAL BUSHFIRE IMPACT ASSESSMENT ...............................................................................................12
ASSESSMENT INPUT ..................................................................................................................................12
3.1.1

Fire Danger Index (FDI) Applied.......................................................................................................12

3.1.2

Existing Vegetation Identification, Classification and Effective Slope.............................................12

3.1.3

Vegetation Excluded from Classification .........................................................................................13

3.1.4

Indicative BAL Results Presented as a BAL Contour Map................................................................17

3.1.5

Bushfire Attack Levels (BAL) Derived from The Contour Map.........................................................19

4

IDENTIFICATION OF BUSHFIRE HAZARD ISSUES ...........................................................................................20

5

ASSESSMENT AGAINST THE BUSHFIRE PROTECTION CRITERIA (BPC) ..........................................................21
BUSHFIRE PROTECTION CRITERIA - ASSESSMENT SUMMARY.............................................................................21
BUSHFIRE PROTECTION CRITERIA – ACCEPTABLE SOLUTIONS ASSESSMENT DETAIL ..............................................22
5.2.1

Element 1: Location .........................................................................................................................22

5.2.2

Element 2: Siting and Design of Development ................................................................................22

5.2.3

Element 3: Vehicular Access ............................................................................................................23

5.2.4

Element 4: Water.............................................................................................................................23

5.3 Additional Information for Required Bushfire Protection Measures .....................................................24
ADDRESSING THE PERFORMANCE PRINCIPLE – ELEMENT 3 ..........................................................................................24
6

IMPLEMENTATION AND MANAGEMENT OF THE BUSHFIRE PROTECTION MEASURES ...............................27

APPENDIX 1 - ONSITE VEGETATION MANAGEMENT TECHNICAL REQUIREMENTS...............................................29
APPENDIX 2 - VEHICULAR ACCESS TECHNICAL REQUIREMENTS...........................................................................33
APPENDIX 3 - WATER TECHNICAL REQUIREMENTS...............................................................................................34

List of Figures
FIGURE 1.0: PROPOSED SUBDIVISION PLAN ......................................................................................................................8
FIGURE 1.1: PROPOSED SUBDIVISION MAP .......................................................................................................................9
FIGURE 1.2: PROPOSED SUBDIVISION MAP (ZOOMED) .....................................................................................................10
FIGURE 3.1: TOPOGRAPHY & CLASSIFIED VEGETATION MAP .............................................................................................16
FIGURE 3.2: INDICATIVE BAL CONTOUR MAP ................................................................................................................18

180825 - Lot 77 (18) Peppermint Grove Road, Peppermint Grove Beach (BMP)_v1.0.docx SPC Agenda Page 441

6

ATTACHMENT 5

Executive Summary
This Bushfire Management Plan (the Plan) has been prepared to accompany the subdivision application (5
proposed Lots) for Lot 77 (18) Peppermint Grove Road, Peppermint Grove Beach. The subdivision site of
approximately 4089 m2 is within a designated bushfire prone area and the Proposal requires the application of
State Planning Policy No. 3.7: Planning in Bushfire Prone Areas (SPP 3.7).
The assessed bushfire risk is considered to be manageable and will be achieved by the identified stakeholders
implementing and maintaining the bushfire risk management measures that are presented in this Plan.
Against the Bushfire Protection Criteria, the decision maker’s assessment of this Proposal is to be on the basis
of:





For Element 1 ‘Location’, the Proposal is able to achieve the acceptable solution (by being subject to
BAL-29 or less);
For Element 2 ‘Siting and Design’ the Proposal is able to achieve the acceptable solution (by being
subject to BAL-29 or less);
For Element 3 ‘Vehicular Access’, the site is provided with suitable vehicle access and egress;
For Element 4 ‘Water’, the Proposal is able to achieve the acceptable solution (it will be able to provide
the specified water supply for firefighting).

For this Bushfire Management Plan, it is expected that the remnant onsite vegetation will continue to be
maintained in a low fuel condition as per the Shire of Capel 2018/19 Bushfire Prevention Order. The site is
provided with a reticulated water supply.
The vehicle access arrangements for the site have been given thorough consideration based on consultation
with both local and state fire management representatives. This plan outlines that the existing road network
only provides a single vehicle access/egress option for the future landowners. The design of the of the road
network is legacy issue and no recommendations for secondary access routes are being presented as part of this
plan. Therefore, this proposal does not meet the acceptable solution 3.1 – Two access routes as defined by the
Guidelines for Planning in Bushfire Prone Areas – Version 1.3. The Performance Principle (Element 3) has been
addressed in Section 5.3 of this Plan. The proposed subdivision will allow emergency and other vehicles to move
through it easily and safely at all times and therefore the proposal meets the intent of Element 3 – Vehicular
Access.
A Bushfire Evacuation (Response) Plan for the site, with specific consideration to the management of a bushfire
emergency has been prepared as a separate document. The evacuation response plan has given due
consideration to the lack of vehicle access/egress options for the proposed development and precautionary
measures have been incorporated into the plan to minimise risk to the future landowners. A Shire of Capel
Welfare (Evacuation) Centre is located approximately 300m North of the proposed subdivision site.
Future buildings within 100 metres of classified vegetation will be constructed to standards which correspond
to the determined BAL’s, as required by AS 3959-2009 Construction of buildings in bushfire prone areas. As this
proposal does not identify the actual location of building works within each lot, there may be a requirement to
determine the BAL ratings for individual building works once a building site has been identified.
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1 The Proposal and Purpose of the Plan
Details
Proponent:

Di Tomlinson

Site Address:

Lot 77 (18) Peppermint Grove Road, Peppermint Grove Beach

Local Government:

Shire of Capel

Planning Stage:

Subdivision Application

Site Area:

4089 m2

No. of Proposed Lots:

5 Lots

Bushfire Prone Planning
Commissioned to
Produce the Plan by:

Thompson Surveying Consultants

For Submission to:

Department of Planning, Lands and Heritage (DPLH)

Table 1.1: Subdivision Proposal

Existing Lot
Lot No.

Area (m²)

77

4089
Proposed Lots

Lot No.

Area (m²)

1

700

2

700

3

700

4

700

5

1289

180825 - Lot 77 (18) Peppermint Grove Road, Peppermint Grove Beach (BMP)_v1.0.docx SPC Agenda Page 643
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Existing Documentation Relevant to the Construction of this Plan
This section acknowledges any known reports or plans that have been prepared for previous planning
stages, that refer to the subject area and that may or will impact upon the assessment of bushfire risk and/or
the implementation of bushfire protection measures and will be referenced in this Bushfire Management
Plan.
.

Relevant Documents
Existing Document

Copy Provided by Client

Site Plan

Yes

Emails (20-11-2014)

Yes

Bushfire Report (14-4-2017)

Yes

Emails (25-6-2018)

Yes

Emails (30-11-2018)

Yes

Title
Site Plan
(Thompson Surveying Consultants)
Email Correspondence with Shire Planner (A.
Dykstra) – Indicative Shire support for the
subdivision proposal
BAL Report - Proposed Subdivision = BAL 12.5
Rating (Western Fire Planning)
DPLH Feedback Email (Requirement to
comply with SPP 3.7) - request for additional
information (Potential BMP)
Shire of Capel Email (in principle support for
the subdivision) - (OPA15033 - WAPC 156538Lot 77 Peppermint Grove Road, Peppermint
Grove Beach

180825 - Lot 77 (18) Peppermint Grove Road, Peppermint Grove Beach (BMP)_v1.0.docx SPC Agenda Page 744
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Figure 1.2
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2 Environmental Considerations
Native Vegetation – Modification and Clearing
‘Guidelines’ s2.3: “Many bushfire prone areas also have high biodiversity values. SPP 3.7 policy objective 5.4
recognises the need to consider bushfire risk management measures alongside environmental, biodiversity
and conservation values.”
Existing conservation areas that are potentially affected by the development proposal are required to be
identified. This may result in vegetation removal/modification prohibition or limitations. These areas include
National Parks, Nature Reserves, Wetlands and Bush Forever sites.
Environmental Protection Act 1986: “Clearing of native vegetation in Western Australia requires a clearing
permit under Part V, Division 2 of the Act unless clearing is for an exempt purpose. Exemptions from requiring
a clearing permit are contained in Schedule 6 of the Act or are prescribed in the Environmental Protection
Regulations” (‘Guidelines’ s2.3).
The Environmental Protection and Biodiversity Conservation Act 1999 (EPBC Act): This Act administered by
the Australian Government Department of Environment, provides a national scheme of environment and
heritage protection and biodiversity conservation. Nationally threatened species and ecological communities
are a specific matter of significance. Areas of vegetation can be classified as a Threatened Ecological
Community (TEC) under the EPBC Act and consequently have removal restrictions imposed.

.

Vegetation Modification and Clearing Assessment
Will on-site clearing of native vegetation be required?

No

Does this have the potential to trigger environmental impact/referral
requirements under State and Federal environmental legislation?

No

For the proposed development site, have any areas of native vegetation
been identified as species that might result in the classification of the area
as a Threatened Ecological Community (TEC)?

No

The bushfire assessment and management strategies contained in the BMP, assume that environmental
approval will be achieved or clearing permit exemptions will apply (if required).
Recommendation: It is advised that the proponent seek further advice from an Environmental Consultant or the
WA Department of Parks and Wildlife for further information on the condition and species contained within the
proposed development area and the requirement for referral of the proposal.

180825 - Lot 77 (18) Peppermint Grove Road, Peppermint Grove Beach (BMP)_v1.0.docx SPC Agenda Page1148
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3 Potential Bushfire Impact Assessment
Assessment Input
3.1.1 Fire Danger Index (FDI) Applied
AS 3959-2009 specifies the fire danger index values to apply for different regions as per Table 2.1. The values
used in the model calculations are for the Forest Fire Danger Index (FFDI) and for which equivalent
representative values of the Grassland Fire Danger Index (GFDI) are applied as per Appendix B. The values
can be refined if appropriately justified.
Table 3.1.1: Applied FDI Value

FDI Value
Vegetation Area

As per AS 3959 - 2009
Table 2.1

As per DFES for the
Location

Value Applied

All Areas

80

N/A

80

3.1.2 Existing Vegetation Identification, Classification and Effective Slope
Vegetation identification and classification has been conducted in accordance with AS 3959-2009 s2.2.3 and
the Visual Guide for Bushfire Risk Assessment in WA (DoP February 2016). When more than one vegetation
type is present, each type is identified separately with the worst-case scenario being applied as the
classification. The predominant vegetation is not necessarily the worst-case scenario.
The vegetation structure has been assessed as it will be in its mature state (rather than what might be
observed on the day). Areas of modified vegetation are assessed as they will be in their natural unmodified
state (unless maintained in a permanently low threat, minimal fuel condition, satisfying AS 3959-2009
s2.2.3.2-f and asset protection zone standards). Vegetation destroyed or damaged by a bushfire or other
natural disaster has been assessed on its revegetated mature state.
Effective Slope: Is the ground slope under the classified vegetation and is determined for each area of
classified vegetation. It is the measured or determined slope which will most significantly influence the
bushfire behaviour in that vegetation as it approaches a building or site. Where there is a significant change
in effective ground slope under an area of classified vegetation, that will cause a change in fire behaviour,
separate vegetation areas will be identified, based on the change in effective slope, to enable the correct
assessment.
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Table 3.1.2: Vegetation types identified, the applied classification and effective slope

All Vegetation Within 150 metres of Subject Site
Vegetation
Area

Identified Types (AS3959) or Description if
‘Excluded’

1

Closed Scrub (D-13)

2

Grassland (G-26)

3

Excluded - Managed and Low Threat Areas

Applied Classification

Effective
Slope Under
Classified
Vegetation
(degrees)

Class D Scrub

0

Class G Grassland

0

Excluded AS3959-2009
2.2.3.2 (e)&(f)

-

Note: When more than one vegetation type is present each type is classified separately with the worst-case scenario
being applied. The predominant vegetation is not necessarily the worst-case scenario.

3.1.3 Vegetation Excluded from Classification
Certain areas and vegetation within 150m of the subject site may be assessed as ‘low threat or non-vegetated’.
These are to be excluded from classification and are therefore rated BAL-LOW. They must be managed to
maintain the specifications set out in AS3959-2009 s2.2.3.2 in perpetuity.

For this assessment Vegetation Area 3 has been excluded from classification as presenting a low bushfire threat.
This has been done on the basis that it consists of managed gardens and non-vegetated areas. This assessment
is reliant on the surrounding land (Area 3: Excluded – Managed Vegetation) being maintained in a low fuel
condition as per the Shires 2018/19 Bushfire Prevention Order, reflecting the state of the vegetation at the time
of the assessment. The Shire of Capel 2018/19 Bushfire Prevention Order current requirements can be found on
the Shire of Capel website.
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Vegetation Area 1

Classification Applied: Class D Scrub

Classification Justification: Mixed Coastal Scrub Species (Acacia & Peppermint) >2m in height

Photo ID: 1a
Vegetation Area 1

Photo ID: 1b
Classification Applied: Class D Scrub

Classification Justification: Mixed Coastal Scrub Species >2m in height

Photo ID: 1c
Vegetation Area 2

Photo ID: 1d
Classification Applied: Class G Grassland

Classification Justification: Pasture/Paddock – Unmanaged Grassland (isolated paddock trees)

Photo ID: 2a

Photo ID: 2b
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Vegetation Area 3

Classification Applied: Excluded AS3959-2009 2.2.3.2 (f)

Classification Justification: Excluded – Managed vegetation and non-vegetated areas

Photo ID: 3a
Vegetation Area 3

Photo ID: 3b
Classification Applied: Excluded AS3959-2009 2.2.3.2 (f)

Classification Justification: Excluded – Managed vegetation and non-vegetated areas

Photo ID: 3c
Vegetation Area 3

Photo ID: 3d
Classification Applied: Excluded AS3959-2009 2.2.3.2 (f)

Classification Justification: Excluded – Managed vegetation and non-vegetated areas

Photo ID: 3e

Photo ID: 3f
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3.1.4 Indicative BAL Results Presented as a BAL Contour Map
Interpretation of the Bushfire Attack Level (BAL) Contour Map
The contour map will present different coloured contour intervals constructed around the classified bushfire
prone vegetation. These represent the different Bushfire Attack Levels that exist at varying distances away
from the classified vegetation. Each BAL represents a set range of radiant heat flux (as defined by AS 39592009) that can be generated by the bushfire in that vegetation at that location.
The width of each shaded contour (i.e. the distance interval) will vary and is determined by consideration of
variables including vegetation type, fuel structure, ground slope, climatic conditions. They are unique to a site
and can vary across a site. The width of each contour is a diagrammatic expression of the separation distances
from the classified vegetation that apply for each BAL rating, for that site.
A building (or ‘area’) located within any given BAL contour will be subject to that BAL rating and potentially
multiple BAL ratings of which the highest rating will be applied.

Table 3.1.4: Construction of the BAL contours

Statement of Site Data and ‘Separation Distance Range’ Applied
Vegetation
Area

1-4

BAL Assessment Method
Used

AS3959-2009 Method 1

Site Data Applied in the BAL
Assessment

Separation Distance Range
Applied/Determined

Refer to Table 3.1.2

The distance corresponding
to each BAL Rating as per
AS3959-2009 Table 2.4.3

Onsite Vegetation Management
Vegetation onsite is within the control of the subject site’s landowner and therefore can potentially be removed
or modified to lower the bushfire risk, subject to any approval being required by a local government. For this
Bushfire Management Plan, the future vegetation within the proposed lots has been considered. It is expected
that in the future this vegetation will continue to be maintained in a low threat state. Therefore, the onsite
vegetation has been excluded from the indicative BAL Contouring.
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Indicative BAL Contour Map
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3.1.5 Bushfire Attack Levels (BAL) Derived from The Contour Map
Deriving a BAL Rating for a Future Construction Site (Building) from the BAL Contour Map Data
Key Assumptions: The actual location of a building within a lot or envelope (an ‘area’) has not been determined
at this stage of planning; and the BAL ratings represent the BAL of an ‘area’ not a building.
The BAL Rating is Assessed as Indicative
If the assessed BAL for the ‘area’ is stated as being ‘indicative’, it is because that ‘area’ is impacted by more
than one BAL contour interval and/or classifiable vegetation remains on the lot, or on adjacent lots, that can
influence a future building’s BAL rating (and this vegetation may have been omitted from being contoured for
planning purposes e.g. Grassland or when the assumption is made that all onsite vegetation can be removed
and/or modified).
In this report the indicative BAL is presented as either the highest BAL impacting the site or as a range of
achievable BAL’s within the site – whichever is the most appropriate.
The BAL rating that will apply to any future building within that ‘area’ will be dependent on:
1. vegetation management onsite; and/or
2. vegetation remaining on adjacent lots; and/or
3. the actual location of the future building within that ‘area’.
A BAL Certificate cannot be provided for future buildings, within a lot or envelope with an indicative BAL, until
the building location and in some instances building design (elevation), have been established and any required
and approved vegetation modification/removal has been confirmed. Once this has occurred a report
confirming the building location and BAL rating will be required to submit with the BAL certificate.
Table 3.1.5: Proposed Subdivision – Indicative BAL Ratings

Indicative Bushfire Attack Levels for Future Buildings on the Proposed Lots
Relevant Fire Danger Index (AS3959-2009 Table 2.1)
BAL Determination Method
Proposed Lot

80

Method 1 as per AS 3959-2009 s2.2.6 and Table 2.4.3.
Refer to Appendix 2 this Plan
Indicative BAL

Proposed Lot 1

BAL-12.5

Proposed Lot 2

BAL-12.5

Proposed Lot 3

BAL-12.5

Proposed Lot 4

BAL-12.5

Proposed Lot 5

BAL-12.5
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4 Identification of Bushfire Hazard Issues
Onsite Vegetation
Vegetation onsite is within the control of the site’s landowner and therefore can potentially be removed or
modified to lower the bushfire risk, subject to any approval being required by the local government. For this
Bushfire Management Plan, the future vegetation within the proposed lots has been considered. It is expected
that in the future this vegetation will be maintained in a low threat state. It will meet AS 3959-2009 s2.2.3.2
requirements and be maintained in a low fuel condition as per the Shires 2018/19 Bushfire Prevention Order.
Offsite Vegetation
Vegetation offsite that is not within the control of the landowner cannot be removed or modified. As a result,
the BAL impact resulting from these vegetation areas is unable to be reduced.
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5 Assessment Against the Bushfire Protection Criteria (BPC)
Bushfire Protection Criteria - Assessment Summary
Summarised Outcome of the Assessment Against the Bushfire Protection Criteria (BPC)
Basis for the Assessment of Achieving the Intent of the Element
Achieves compliance with the
Element through meeting
Acceptable Solutions

Meets all
relevant
acceptable
solutions

One or more
relevant
Acceptable
Solutions are
not fully met. A
variation of the
solution is
provided and
justified.

Achieves compliance with the
Element by application of a
Performance Based Solution
One
or
more
applicable
Acceptable Solutions are not met.
A solution is developed with the
summary presented in this Plan in
Section 5.5. The supporting
document presenting Bushfire
Prone
Planning’s
detailed
methodology
is
submitted
separately to the decision makers.

Location







Siting and Design
of Development







Vehicular Access

No





Water







Element

Minor or
Unavoidable
Development

The required
supporting
statements
are presented
in this Plan.

N/A

The subject Proposal has been assessed against:
1. The requirements established in Appendix 4 of the Guidelines for Planning in Bushfire Prone Areas, WAPC
2017 v1.3 (the ‘Guidelines’). The detail, including technical construction requirements, are found at
https://www.planning.wa.gov.au/8194.aspx.
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Bushfire Protection Criteria – Acceptable Solutions Assessment Detail
5.2.1 Element 1: Location
Bushfire Protection Criteria Element 1: Location

Assessment Statements and Bushfire Protection Measures to be Applied
Intent: To ensure that strategic planning proposals, subdivision and development applications are located in
areas with the least possible risk of bushfire to facilitate the protection of people, property and infrastructure.
A1.1:
Acceptable
Development
Solution:
Location

Method of achieving Element
compliance and/or the Intent of The acceptable solution is fully met.
the Element:

The proposed subdivision achieves compliance by:


Future development work within the proposed lot can be located on an area that will be subject to
potential radiant heat from a bushfire not exceeding 29 kW/m2 (i.e. a BAL rating of BAL-29 or less will
apply). This can be achieved by using positioning, design and appropriate vegetation
removal/modification; and



Managing the remaining bushfire risk to an acceptable level by the existence/implementation and
ongoing maintenance of all required bushfire protection measures, as identified within this Plan/Report.
These measures include the requirements for vegetation management, vehicular access and firefighting
water supply.

5.2.2 Element 2: Siting and Design of Development
Bushfire Protection Criteria Element 2: Siting and Design of Development
Assessment Statements and Bushfire Protection Measures to be Applied

Intent: To ensure that the siting and design of development (note: not building/construction design)
minimises the level of bushfire impact.
A2.1:
Acceptable
Asset
Solution:
Protection Zone

Method of achieving Element
compliance and/or the Intent The acceptable solution is fully met.
of the Element:

The proposed subdivision achieves compliance by:


Ensuring Future development work on the lot can have established around it an APZ of the required
dimensions - to ensure that the potential radiant heat from a bushfire to impact future building/s,
does not exceed 29 kW/m2 (i.e. a BAL rating of BAL-29 or less will apply to determine building
construction standards);



The landowner/s having the responsibility of continuing to manage the required APZ as low threat
vegetation in a minimal fuel state, by maintaining the APZ to the required dimensions and standard,
including compliance with the local government’s annual 2018/19 Bushfire Prevention Order.



This assessment is reliant on the surrounding land (Area 3: Excluded – Managed Vegetation) being
maintained in a low fuel condition as per the Shires 2018/19 Bushfire Prevention Order, reflecting
the state of the vegetation at the time of the assessment
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5.2.3 Element 3: Vehicular Access
Bushfire Protection Criteria Element 3: Vehicular Access

Assessment Statements and Bushfire Protection Measures to be Applied
Intent: To ensure that the vehicular access serving a subdivision/development is available and safe during a
bushfire event.
A3.1:
Acceptable
Two access
Solution:
routes

The acceptable solution cannot be
Method of achieving Element compliance
met. The Performance Principle
and/or the Intent of the Element:
has been addressed.

Peppermint Grove Road provides safe access and egress in a single direction. As a public road, it is available
to all residents and the public at all times and under all weather conditions. The nearest crossroad that
provides options for travel in two different directions is located 900m east of the subdivision site at the
intersection of Ludlow Road North and Peppermint Grove Road.
This plan outlines that the existing road network only provides a single vehicle access/egress option for the
future landowners. The design of the of the road network is legacy issue and no recommendations for
secondary access routes are being presented as part of this plan. Therefore, this proposal does not meet the
acceptable solutions as defined by the Guidelines for Planning in Bushfire Prone Areas – Version 1.3. See
Section 5.3 “Additional Information for Required Bushfire Protection Measures” for more detail.
A3.2
Acceptable
Public
Solution:
Road

Method of achieving Element compliance The acceptable solution is fully
and/or the Intent of the Element: met.

Peppermint Grove Road meets the technical requirements established by the Guidelines and/or the local
government.
A3.8
Acceptable
Firebreak Width
Solution:

Method of achieving Element
The acceptable solution is fully
compliance and/or the Intent of the
met.
Element:

The proposed lots will comply with the requirements of the local government annual 2018/19 Bushfire
Prevention Order issued under s33 of the Bush Fires Act 1954.

5.2.4 Element 4: Water
Bushfire Protection Criteria Element 4: Water

Assessment Statements and Bushfire Protection Measures to be Applied
Intent: To ensure water is available to the subdivision, development or land use to enable people, property and
infrastructure to be defended from bushfire.
Acceptable A4.1
Solution: Reticulated Areas

Method of achieving Element
The acceptable solution is fully
compliance and/or the Intent of
met.
the Element:

A reticulated water supply is available to the subject site. The nearest hydrant is located 30 metres East of the
site on Peppermint Grove Road
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5.3 Additional Information for Required Bushfire Protection Measures
Addressing the Performance Principle – Element 3
The Bushfire Planning Guidelines (Page 59 of the Appendices) - “The ‘acceptable solutions’ provide examples of
how that intent may be met. The performance principle allows for ‘alternative solutions’ to be developed where
the acceptable solutions cannot be achieved” If an element cannot meet the acceptable solution, then an
alternative solution can be used to address the Performance principle.
Element 3 – Vehicular Access – (Performance Principle) - The intent may be achieved where: The internal layout,
design and construction of public and private vehicular access and egress in the subdivision/ development allow
emergency and other vehicles to move through it easily and safely at all times.
Alternative Solution - Vehicle Access – Lot 77 Peppermint Grove Road, Peppermint Grove Beach
Peppermint Grove Road provides safe access and egress in a single direction. As a public road, it is available to
all residents and the public at all times and under all weather conditions. The vehicle access arrangements for
the proposed subdivision has been given thorough consideration based on consultation with both local and state
fire management representatives. This plan outlines that the existing road network only provides a single vehicle
access/egress option for the future landowners. The design of the road network is legacy issue and no
recommendations for secondary access routes are being presented as part of this plan. Therefore, this proposal
does not meet the acceptable solutions as defined by the Guidelines for Planning in Bushfire Prone Areas –
Version 1.3.
To improve the bushfire preparedness for the future occupants of the site additional bushfire planning
documentation has been prepared in support of the subdivision proposal. The bushfire evacuation response
plan (separate document) has given due consideration to the lack of vehicle access/egress options for the
proposed development and precautionary measures have been incorporated into the plan to minimise risk to
future residents. The primary action is to evacuate early before a bushfire starts or before the threat impacts
the ability for residents to evacuate the area safely. However, in the event of a bushfire the future residents of
the proposed subdivision will have secondary options if the primary vehicle access/ evacuation route is no longer
viable.
DRAFT Position Statement: Tourism land uses within bushfire prone areas (DPLH - Dec 2018)
Safer place: a public building or land (such as an oval), registered by the local government, for use by the
community, in the event of a bushfire (or other) emergency. It provides for improved protection of human life
during the onset and passage of a bushfire. It is in a central location where people facing an immediate threat
to their personal safety or property can gather and seek shelter from the impact of bushfire
The Peppermint Grove Beach Community Centre is located approximately 300m north of the development site.
It is a nominated welfare centre as described in the ‘Shire of Capel – Local Emergency Management
Arrangements 2016 - v1.0’. The close proximity of the nominated welfare centre and the provision of the sitespecific bushfire planning and evacuation information for the future residents significantly improves the
proposal from a bushfire planning perspective. The proposed subdivision will allow emergency and other
vehicles to move through it easily and safely at all times and therefore the proposal meets the intent of Element
3 – Vehicular Access.
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Developing the Appropriate Bushfire Response/Evacuation Advice – Risk Analysis
Proposed Use and Occupants
Proposed Use: New Residential Dwelling/s
Potential Occupants: Adults/Youth/Children
Potential Occupant Issues: N/a
Special Health Considerations: N/a
Are occupants needs better suited to evacuation as a first choice? Yes

Site Issues
Building Construction: All future buildings to be constructed to the “AS3959 – 2009” – BAL Rating.
Is the building likely to be impacted by significant radiant heat? No
Is a defendable space available? Yes
Are the grounds maintained? Yes, APZ has been installed and is being maintained

Access/egress – accessibility/choice:
Vehicle vs Pedestrian: Vehicle
Road Safety: Public Road access readily available
Road Network – Options: Limited one - way vehicle access/egress (Towards Capel)
Are routes through bushfire prone vegetation: Implications, level of threat. Yes – Forest.

Existing Fire Fighting Infrastructure
Emergency services: Dunsborough Fire & Rescue Service – 15.5 km away
Water Supplies: Reticulated Water Available (Hydrant <100m from the site)

Evacuation Considerations
Destinations: Capel Townsite (15 minutes) or Peppermint Grove Beach Evacuation Centre (2 minutes)
Movement: private/other vehicles, community vehicle, pedestrian: Private Vehicles
Requirement for ambulance or other special transport: N/a

Shelter in the Building Considerations
Is the property maintained free of fuel and litter in gutters and around buildings? - Yes
Is the building constructed to minimise the impact of a bushfire and have an APZ constructed and maintained
to the Standard? – All future buildings to be constructed to the “AS3959 – 2009” – BAL Rating.
Is there access to an onsite refuge/amenity away from the direct threat of bushfire? Yes
Is their disabled access to shelter? Yes
Is sufficient supervision of occupants likely? No
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Consultant’s Recommendation
After consideration of:
1. The assessment against the bushfire protection criteria; and
2. The Bushfire Response/Evacuation risk analysis
The practical solutions to provide for the safety of the future occupants and improve the bushfire resilience of
future buildings on the site, are presented in this Bushfire Management Plan as:
1. Any requirements established by the Bushfire Protection Criteria that can be complied with.
2. Additional Recommended Bushfire Protection Measures
3. The Bushfire Response/Evacuation Advice – Information to Display
4. Landowner/Occupier responsibilities to inform occupants regarding awareness and actions to take in
response to bushfire
In the event of a bushfire impacting the property the occupants should evacuate the building and property as
directed by the relevant hazard management authority and the Bushfire Response/Evacuation Advice.
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6 Implementation and Management of the Bushfire Protection Measures
Table 6.1: BMP Implementation responsibilities prior to the issue of titles for the Developer (Landowner).

DEVELOPER (LANDOWNER) - PRIOR TO ISSUE OF TITLES
No.

Implementation Actions

Subdivision
Clearance

Planning approval may be conditioned with the requirement to make appropriate
notifications (on the certificates of title and the deposited plan), of the existence of this
Bushfire Management Plan.

1

The WAPC may condition a subdivision application approval with a requirement for the
landowner / proponent to place a notification onto the certificate(s) of title and a notice
of the notification onto the diagram or plan of survey (deposited plan). This will be done
pursuant to Section 165 of the Planning and Development Act 2005 (‘Hazard etc.
affecting land, notating titles as to:’) and applies to lots with a determined BAL rating of
BAL-12.5 or above. The notification will be required to state:
'This land is within a bushfire prone area as designated by an Order made by the Fire and
Emergency Services Commissioner and may be subject to a Bushfire Management Plan.
Additional planning and building requirements may apply to development on this land’.

Table 6.2: BMP Implementation responsibilities prior to lot sale, occupancy or building for the Landowner
(Developer).

LANDOWNER (DEVELOPER) - PRIOR TO LOT SALE, OCCUPANCY OR BUILDING
No.

Implementation Actions

1

Prior to sale and post planning approval, the entity responsible for having the BMP prepared should
ensure that anyone listed as having responsibility under the Plan has endorsed it and is provided with
a copy for their information and informed that it contains their responsibilities. This includes the
landowners/proponents (including future landowners where the Plan was prepared as part of a
subdivision approval), local government and any other authorities or referral agencies (‘Guidelines’
s4.6.3).

2

Prior to sale of the subject lots, each individual lot is to be compliant with the relevant local
government’s annual 2018/19 Bushfire Prevention Order issued under s33 of the Bushfires Act 1954.

3

Establish the Asset Protection Zone (APZ) on the lot to the dimensions and standard stated in the BMP.
This is the responsibility of the developer.
Prior to any building work, inform the builder of the existence of this Bushfire Management Plan and
the responsibilities it contains, regarding the required construction standards. This will be:

4



The standard corresponding to the determined BAL rating, as per the bushfire provisions of the
Building Code of Australia (BCA);
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Prior to occupancy, certain information contained within the bushfire response/evacuation advice that
is contained in Appendices of this Bushfire Management Plan, must be displayed in the building – as
directed in that advice.

Table 6.3: Ongoing management responsibilities for the Landowner/Occupier.

LANDOWNER/OCCUPIER - ONGOING
No.

Ongoing Management Actions

1

Maintain the Asset Protection Zone (APZ) to the dimensions and standard stated in the BMP.

2

Comply with the Shire of Capel 2018/19 Bushfire Prevention Order issued under s33 of the Bush Fires
Act 1954.

3

Ensure that any builders (of future structures on the lot) are aware of the existence of this Bushfire
Management Plan and the responsibilities it contains regarding the application of construction
standards corresponding to a determined BAL rating.

4

Ensure all future buildings the landowner has responsibility for, are designed and constructed in full
compliance with:
1. the requirements of the WA Building Act 2011 and the bushfire provisions of the Building Code
of Australia (BCA); and
2. with any identified additional requirements established by this BMP or the relevant local
government.

5

The bushfire response/evacuation plan contains information that is required to be displayed and
available to inform all occupants. This information must continue to be updated and displayed as
instructed, to ensure the content does not become outdated.

Table 6.4: Ongoing management responsibilities for the Local Government.

LOCAL GOVERNMENT - ONGOING
No.

Ongoing Management Actions

1

Monitor landowner compliance with the Bushfire Management Plan and the annual Bushfire
Prevention Order.

2

Where control of an area of vegetated land is vested in the control of the local government and that
area of land has influenced the assessed BAL rating/s of the subject site/s – and the BAL rating has been
correctly assessed - there is an obligation to consider the impact of any changes to future vegetation
management and/or revegetation plans with respect to that area.
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Appendix 1 - Onsite Vegetation Management Technical Requirements
It is the responsibility of the landowner to maintain the established bushfire protection measures on their
property. Not complying with these responsibilities can result in buildings being subject to a greater
potential impact from bushfire than that determined by the assessed BAL rating presented in this Bushfire
Management Plan.
For the management of vegetation within a lot (i.e. onsite) the following technical requirements exist:
1. The APZ: Installing and maintaining an asset protection zone (APZ) of the required dimensions to
the standard established by the Guidelines for Planning in Bushfire Prone Areas (WA Planning
Commission, as amended). When, due to the planning stage of the proposal to which this Bushfire
Management Plan applies, defined APZ dimensions are known and are to be applied to existing or
future buildings – then these dimensions are stated in Section 5.4.1 of this Plan.
2. The Firebreak/Fuel Load Order: Complying with the requirements established by the relevant local
government’s annual 2018/19 Bushfire Prevention Order issued under s33 of the Bushfires Act 1954.
Note: If an APZ requirement is included in the Order, the standards and dimensions may differ from
the Guideline’s APZ Standard – the larger dimension must be complied with.
3. Changes to Vegetated/Non-Vegetated Areas:
a. If applicable to this Plan, the minimum separation distance from any classified vegetation,
that corresponds to the determined BAL for a proposed building, must be maintained as
either a non-vegetated area or as low threat vegetation managed to a minimal fuel
condition as per AS 3959-2009 s2.2.3.2 (e) and (f). Refer to Part 4 of this Appendix 1.
b. Must not alter the composition of onsite areas of classified vegetation (as assessed and
presented in Section 3.1.2) to the extent that would require their classification to be
changed to a higher bushfire threat classification (as per AS 3959-2009); and
c. Must not allow areas within a lot (i.e. onsite) that have been:
i. excluded from classification by being low threat vegetation or non-vegetated; and
ii. form part of the assessed separation distance that is determining a BAL rating …to become vegetated to the extent they no longer represent a low threat (refer to Part 4
of Appendix 1). Note: The vegetation classification exclusion specifications as established
by AS 3959-2009 s2.2.3.2, are included at A1.4 below for reference.
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1. Requirements Established by the Guidelines – the Asset Protection Zone (APZ)

Standards

(Source: Guidelines for Planning in Bushfire Prone Areas - WAPC 2017 v1.3 Appendix 4, Element 2, Schedule 1
and Explanatory Note E2.1)

Defining the Asset Protection Zone (APZ)
Description: An APZ is an area surrounding a building that is managed to reduce the bushfire hazard to an
acceptable level (by reducing fuel loads). The width of the required APZ varies with slope and vegetation. For
planning applications, the minimum sized acceptable APZ is that which is of sufficient size to ensure the
potential radiant heat impact of a fire does not exceed 29kW/m² (BAL-29). It will be site specific.
The APZ may include public roads, waterways, footpaths, buildings, rocky outcrops, golf courses, maintained
parkland as well as cultivated gardens in an urban context, but does not include grassland or vegetation on a
neighbouring rural lot, farmland, wetland reserves and unmanaged public reserves.
For subdivision planning, design elements and excluded/low threat vegetation adjacent to the lot can be
utilised to achieve the required vegetation separation distances and therefore reduce the required
dimensions of the APZ within the lot.
Defendable Space: The APZ includes a defendable space which is an area adjoining the asset within which
firefighting operations can be undertaken to defend the structure. Vegetation within the defendable space
should be kept at an absolute minimum and the area should be free from combustible items and obstructions.
The width of the defendable space is dependent on the space which is available on the property, but as a
minimum should be 3 metres.
Establishment: The APZ should be contained solely within the boundaries of the lot on which the building is
situated, except in instances where the neighbouring lot or lots will be managed in a low-fuel state on an
ongoing basis, in perpetuity.
Note: Regardless of whether an Asset Protection Zone exists in accordance with the acceptable solutions and
is appropriately maintained, fire fighters are not obliged to protect an asset if they think the separation
distance between the dwelling and vegetation that can be involved in a bushfire, is unsafe.

Schedule 1: Standards for APZ
Fences: within the APZ are constructed from non-combustible materials (e.g. iron, brick, limestone, metal post
and wire). It is recommended that solid or slatted non-combustible perimeter fences are used.
Objects: within 10 metres of a building, combustible objects must not be located close to the vulnerable parts
of the building i.e. windows and doors.
Fine Fuel Load: combustible dead vegetation matter less than 6 mm in thickness reduced to and maintained at
an average of two tonnes per hectare (example below).
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Example Fine Fuel Load of Two Tonnes per Hectare

(Image source: Shire of Augusta Margaret River’s Firebreak and Fuel Reduction Hazard Notice)

Trees (> 5 metres in height): trunks at maturity should be a minimum distance of 6 metres from all elevations
of the building, branches at maturity should not touch or overhang the building, lower branches should be
removed to a height of 2 metres above the ground and or surface vegetation, canopy cover should be less than
15% with tree canopies at maturity well spread to at least 5 metres apart as to not form a continuous canopy.
Diagram below represents tree canopy cover at maturity.
Tree canopy cover – ranging from 15 to 70 per cent at maturity

(Source: Guidelines for Planning in Bushfire Prone Areas 2017, Appendix 4)

Shrubs (0.5 metres to 5 metres in height): should not be located under trees or within 3 metres of buildings,
should not be planted in clumps greater than 5m2 in area, clumps of shrubs should be separated from each
other and any exposed window or door by at least 10 metres. Shrubs greater than 5 metres in height are to be
treated as trees.
Ground covers (<0.5 metres in height): can be planted under trees but must be properly maintained to remove
dead plant material and any parts within 2 metres of a structure, but 3 metres from windows or doors if greater
than 100 mm in height. Ground covers greater than 0.5 metres in height are to be treated as shrubs.
Grass: should be managed to maintain a height of 100 mm or less.
The following example diagrams illustrate how the required dimensions of the APZ will be determined by the
type and location of the vegetation.
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2. Requirements Established by the Local Government – the 2018/19 Bushfire

Prevention Order

These requirements are established by the relevant local government’s 2018/19 Bushfire Prevention Order
created under s33 of the Bushfires Act 1954 and issued annually (potentially with revisions). The Order may
include additional components directed at managing fuel loads, accessibility and general property management
with respect to limiting potential bushfire impact.
The relevant local government’s current 2018/19 Bushfire Prevention Order is available on their website, at
their offices and is distributed as ratepayer’s information. It must be complied with.
If Asset Protection Zone technical requirements are defined in the Order, the standards and dimensions may
differ from the Guideline’s APZ Standards, with the intent to better satisfy local conditions. When these are
more stringent than those created by the Guidelines, or less stringent and endorsed by the WAPC and DFES,
they must be complied with.
When, due to the planning stage of the proposal to which this Bushfire Management Plan applies, defined APZ
dimensions are known and are to be applied to existing or future buildings – then these dimensions are stated
in Section 5.4.1 of this Plan.

3. Requirements Recommended by DFES – Property Protection Checklists
Further guidance regarding ongoing/lasting property protection (from potential bushfire impact) is presented
in the publication ‘DFES – Fire Chat – Your Bushfire Protection Toolkit’. It is available from the Department of
Fire and Emergency Services (DFES) website.
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Appendix 2 - Vehicular Access Technical Requirements
Each local government may have their own standard technical requirements for emergency vehicular access
and they may vary from those stated in the Guidelines.
Contact the relevant local government for the requirements that are to apply in addition to the requirements
set out as an acceptable solution in the Guidelines. If the relevant local government requires that these are
included in the Bushfire Management Plan, they will be included in this appendix and referenced.

Requirements Established by the Guidelines – The Acceptable Solutions
(Source: Guidelines for Planning in Bushfire Prone Areas WAPC 2017 v1.3, Appendix 4)

Vehicular Access Technical Requirements - Part 1
Acceptable Solution 3.5: Private Driveways
The following requirements are to be achieved:
 The design requirements set out in Part 2 of this appendix; and
Where the house site is more than 50 metres from a public road:
 Passing bays every 200 metres with a minimum length of 20 metres and a minimum width of two
metres (ie combined width of the passing bay and constructed private driveway to be a minimum
six metres);
 Turn-around areas every 500 metres and within 50 metres of a house, designed to accommodate
type 3.4 fire appliances to turn around safely (ie kerb to kerb 17.5 metres);
 Any bridges or culverts are able to support a minimum weight capacity of 15 tonnes; and
 All weather surface (i.e. compacted gravel, limestone or sealed).
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Appendix 3 - Water Technical Requirements
Requirements Established by the Guidelines - Acceptable Solution A4.1: Reticulated
Areas
(Source: Guidelines for Planning in Bushfire Prone Areas WAPC 2017 v1.3, Appendix 4, Element 4)
The requirement is to supply a reticulated water supply and fire hydrants, in accordance with the technical
requirements of the relevant water supply authority and DFES.
The Water Corporation’s ‘No 63 Water Reticulation Standard’ is deemed to be the baseline criteria for
developments and should be applied unless local water supply authority’s conditions apply.
Key specifications in the most recent version/revision of the design standard include:


Residential Standard – hydrants are to be located so that the maximum distance between the hydrants
shall be no more than 200 metres.



Commercial Standard – hydrants are to be located with a maximum of 100 metre spacing in Industrial
and Commercial areas.



Rural Residential Standard – where minimum site areas per dwelling is 10,000 m2 (1ha), hydrants are
to be located with a maximum 400m spacing. If the area is further subdivided to land parcels less than
1ha, then the residential standard (200m) is to be applied.

Figure A4.1: Hydrant Location and Identification Specifications
Contact the relevant water supply authority to confirm the technical requirements that are to be applied.
They may differ from the minimum requirements of the ‘baseline’ Water Corporation’s No. 63 Water
Reticulation Standard.
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BPP Group Pty Ltd t/a Bushfire Prone Planning
ABN: 39 166 551 784
Level 1, 159-161 James Street
Guildford WA 6055
PO Box 388
Guildford WA 6935
Ph: 08 6477 1144
Email: admin@bushfireprone.com.au
Commercial in Confidence
The information, including any intellectual property, contained in this document is confidential and
proprietary to the Company. It may only be used by the person to whom it is provided for the stated purpose
for which it is provided and must not be imparted to any third person without the prior written approval of
the Company. The Company reserves all legal rights and remedies in respect of its confidential information.
Copyright ©2019 BPP Group Pty Ltd
All intellectual property rights, including copyright, in format and proprietary content contained in documents
created by Bushfire Prone Planning, remain the property of BPP Group Pty Ltd. Any use made of such format
or content without the prior written approval of Bushfire Prone Planning, will constitute an infringement on
the rights of the Company which reserves all legal rights and remedies in respect of any such infringement.
Disclaimer
The measures contained in this Bushfire Management Plan are considered to be minimum standards and they
do not guarantee that a building will not be damaged in a bushfire, persons injured, or fatalities occur either
on the subject site or off the site while evacuating. This is substantially due to the unpredictable nature and
behaviour of fire and extreme weather conditions. Additionally, the correct implementation of the required
bushfire protection measures (and any associated response/evacuation plan if applicable) will depend, among
other things, on the actions of the landowners or occupiers over which Bushfire Prone Planning has no control.
All surveys, forecasts, projections and recommendations made in this report associated with the project are
made in good faith based on information available to Bushfire Prone Planning at the time.
All maps included herein are indicative in nature and are not to be used for accurate calculations.
Notwithstanding anything contained therein, Bushfire Prone Planning will not, except as the law may require,
be liable for any loss or other consequences whether or not due to the negligence of their consultants, their
servants or agents - arising out of the services provided by their consultants.
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Document Content Compliance Statement

This Bushfire Management Plan (the Plan) provides the required information to address State Planning Policy
No. 3.7: Planning in Bushfire Prone Areas - December 2015 (SPP 3.7), the associated Guidelines for Planning in
Bushfire Prone Areas - WAPC 2017 v1.3 (Guidelines), and any additional information as directed by the WA
Planning Commission (WA Department of Planning, Lands and Heritage). It is fit for accompanying a planning
application.
Simple DA BMP Template v1.0
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1 Purpose of the Bushfire Evacuation (Response) Plan
The intent of this Bushfire Evacuation (Response) Plan is to provide strategic guidance to the
owners and occupants of the subject property with respect to:
1. Provision of information and tools to assist with preparation for a future bushfire event;
and
2. Provide actionable guidance in the event of a bushfire threatening the property.
The content of this Plan is specifically targeted at persons who do not have the skills or experience
to accurately determine the potential risk and behaviour of a bushfire. Therefore, it is not a
technical document and the emphasis is on the safety of lives rather than preservation of property.
As a result, the guidance provided in this Plan is based on information that is easily obtained and
incorporating a large safety margin into the required timing of response actions.
This Plan has been developed for the future landowners on Lot 77 (18) Peppermint Grove Road,
Peppermint Grove Beach in the Shire of Capel.

Compliance
The development and content of this Bushfire Evacuation Plan is aligned to the directions given through
the following policies and guidelines:









Evacuation Planning Handbook 4, 3rd edition (2013) AEMI;
State Planning Policy 3.7 – Planning in Bushfire Prone Areas (December 2015);
Guidelines for Planning in Bushfire Prone Areas WAPC 2017 v1.3;
Australian Standards (AS) 3959-2009 Construction of buildings in bushfire prone- areas;
Bush Fires Act 1954 (as amended); and
AS 3745-2010 Planning for Emergencies in Facilities
Shire of Capel – Local Emergency Management Arrangements 2016 v1.0
Shire of Capel Bush Fire Order – Shire of Capel Website (2018)
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2 Annual Plan Review and Practice Log
IMPORTANT
Prior to the start of each bushfire season it should be reviewed, revised where necessary and the
required responses practiced. A bushfire can be a traumatic event that may include loud sirens, fire
alarms, intense heat and reduced visibility in the form of smoke. Where possible, landowners should
prepare both physically and mentally for such an event focusing on the conditions they may be exposed
to should a bushfire impact the site. Plan revisions should reflect changes in technology, personnel, and
procedures.
In each household:
1. The latest version of the Plan must be available; and
2. The Evacuation Planning Map/s & the Bushfire Response Zones Map

Site Specific Information






Peppermint Grove Road provides limited access and egress in a single direction (East)
‘Peppermint Grove Beach Community Centre’ is a Nominated Welfare Centre located 300m
North of the Subdivision site on Hayfield Road.
Early evacuation of the site prior to a bushfire impacting the site or the nominated access routes
is essential. Do not wait and see. Evacuate early.
The landowner/ property manager shall ensure that the evacuation plan and routes are
evaluated and updated annually to ensure these remain current and relevant.
Sheltering in the existing dwelling is not considered a contingency measure and differs vastly
from a Refuge Building or Refuge Open space. Early evacuation before a bushfire starts should
always be the priority.

Responsible Persons Onsite
Position

Name

Contact Details

(location / mobile)
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3 Key Site Information
Lot 77 (18) Peppermint Grove Road
Peppermint Grove Beach
Property Size

Existing Lot 77 = 4089 m2

Onsite vegetation

Low Threat - Managed Vegetation

Offsite vegetation

Coastal Scrub & Grassland

Nearest Road

Peppermint Grove Road

Name of Nearest Cross Road

Peppermint Grove Road Vs Hayfield Drive

Access & Egress

Peppermint Grove Road (Which provides single direction of travel to
the east – Ludlow Road North (800m)

Nearest Town

Peppermint Grove Beach (200m) Or Capel (5km)

Are occupants permanent or
transient?

Permanent Residents

Are occupants disabled, medically
dependent, young children or
elderly?

Potentially Yes

Water Supply

Reticulated Water Available – Hydrant adjacent to the site

Maximum occupants onsite

Estimated at <10 individuals (Per Household)

Assets on site

Residential Dwelling
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4 Evacuation Travel Routes
In the event of a fire emergency the Hazard Management Authority (Department of Fire & Emergency
Services) will assess the need to recommend the evacuation of an area under threat. This assessment
is undertaken by the Incident Controller (IC). The IC will then liaise with a representative of the
Department of Communities and the relevant local government authority an appropriate evacuation/
welfare centre will be determined. The location of the recommended evacuation/ welfare centre will
be published via the media (radio and TV) also within social media options.

Northern Evacuation Route (1)
Peppermint Grove Beach Community Centre
To Peppermint Grove Beach Community Centre via Hayfield Road. Head East on Private Driveway
towards Peppermint Grove Road. Head North on Hayfield Road for the Peppermint Grove Beach
Community Centre.
1. Head East on Private Driveway towards Peppermint Grove Road
2. Turn Left onto Hayfield Road towards Peppermint Grove Beach Community Centre. (300m)
3. Arrive Peppermint Grove Beach Community Centre

Eastern Evacuation Route (2)
Capel Townsite
To Capel Community Centre Via Stirling Road. Head East on Private Driveway towards Peppermint
Grove Road. Travel South East on Peppermint Grove Road towards ‘Ludlow Road North’ (900m). Head
South on ‘Ludlow Road North’ for Stirling Road (1.9km). Travel East on the Stirling Road for the Bussell
Highway (5.0km). Crossover the Bussell Highway and Continue East on Capel Drive for Forrest Road
(1.0km). Turn South on Forrest Road for the Capel Community Centre (150m)
1.
2.
3.
4.
5.
6.
7.

Head East on Private Driveway towards Peppermint Grove Road
Turn Right onto Peppermint Grove Road towards ‘Ludlow Road North’ (900m)
Turn Right onto ‘Ludlow Road North’ towards Stirling Road (1900m)
Turn Left on Stirling Road and continue towards the Bussell Highway (5000m)
Crossover the Bussell Highway onto Capel Drive towards Capel Townsite (1000m)
Turn right onto Forrest Road and the Capel Community Centre (150m)
Arrive Capel Community Centre
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5 Emergency Contacts
Name of Organisation

Service

Phone Number
Web Site

State Contacts
Life Threatening Emergencies

Fire / Ambulance / Police

000

Department of Fire &
Emergency Services (DFES)

Emergency Information

13 3337

Department of Fire &
Emergency Services (DFES)

Recorded Information Line

1300 657 209

Bureau of Meteorology (BOM)

Recorded Information Line

State Emergency Service (SES)

Various Emergency Services

132 500

St John Ambulance

Emergency Medical/Transport

000 / 9538 3322

Red Cross

Emergency Humanitarian Assistance

9225 8888 (all hours)

Salvation Army

Social Services Care Line

1300 36 36 22

Sir Charles Gardiner Hospital

Medical Services

(08) 9346 3333

Princess Margaret Hospital

Medical Services

(08) 9340 8222

Bunbury Hospital

Medical Services

9722 1000

Busselton Hospital

Medical Services

9753 6000

www.emergency.wa.gov.au

1300 659 213

Local Contacts
Bushfire Control Officer
(Peppermint Grove Beach)

Mark Roberts

0412 446 516

Bushfire Control Officer
(Capel)

Peter Dunlop

0428 122 676

Chief Bushfire Control Officer

Chris Scott

9795 7443/ 0408 921 356

Emergency Services/ Shire

CESM/ Rangers

9727 0222/ 0417 953 959
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6 Bushfire Emergency - Awareness
Bushfire Response Zones Map
The Bushfire Response Zones Map identifies the two bushfire response zones and the safe
evacuation routes from the subject property.
The dimensions of the bushfire response zones have been determined with consideration of:





The site’s situation in the broader landscape, including the wider road network, proximity
of settlements, extents of vegetated areas, distances to safe areas, population density of
the surrounding area, the numbers and mobility of residents onsite, the likely hood of being
able to receive accurate and timely bushfire information;
The potential rate of spread of a fire in the surrounding vegetation (the key factors being
the type and structure of vegetation that is present and the topography of the area); and
Incorporating the knowledge and practical experience of a BPAD Level 3 accredited bushfire
practitioner in determining the appropriate length of time required for decisions and
response.

1. Bushfire Awareness Zone
Be aware of the existence and to the best extent possible, the location and movement of a fire.

2. Evacuation Readiness Zone
The purpose of the Evacuation Readiness Zone is to indicate an appropriate area surrounding the
subject property within which, if a bushfire is present, the focus must be evacuation.

Information Sources to Monitor
ABC local radio – monitor regularly for local bushfire information
ABC Frequency (Busselton) = 684 AM
DFES website - Monitor regularly for fire danger ratings, warnings bushfire locations / movement,
and instructions. Source information and prepare requirements for sheltering from a bushfire
within a building.
www.dfes.wa.gov.au or the www.emergency.wa.gov.au
BOM website - monitor regularly for fire danger ratings and weather http://www.bom.gov.au/
Mobile phones – monitor for emergency text messages.
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7 Bushfire Emergency – Response - No Bushfire Identified
Daily actions during the bushfire risk season.
Bureau of Meteorology FDR Forecast ‘Catastrophic’
Landowners should consider total Evacuation / Relocation from the property the day before; It is
important to evacuate early, hours before a bushfire starts. Do not wait and see.

Bureau of Meteorology FDR Forecast ‘Very High’ ‘Severe’ or ‘Extreme’
Landowners should regularly monitor the Bushfire Awareness Zone for bushfires throughout the
day and evening. Monitoring will consist of checking websites, listening to the radio and looking
out for smoke on the horizon (e.g. morning, midday and afternoon);
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8 Bushfire Emergency – Response – Bushfire Identified
Bushfire is identified near your location
Action
1. Monitor the ABC local radio regularly for local bushfire information (weather trends,
warnings, locations).
2. Occupants should, to the best extent possible, locate the bushfire on a map (or device) and
identify the direction of the fire movement (consider local wind direction and any
information from the emergency services). Be aware there may be several bushfires;

If the bushfire location is unable to be determined with reasonable accuracy,
assume the worst and prepare to evacuate to the nearest townsite.
3. Occupants must identify the appropriate evacuation route to use should the decision be
made to evacuate, and an alternative if available,
4. Monitor the situation closely, keep informed.

Making the Decision to Evacuate
5. Be aware of your ongoing ability to evacuate safely and base the decision to evacuate on
this ability or any emergency services directives received; and
6. If the fire is moving towards your required evacuation route evacuate now if you can
execute the evacuation safely.

If the Evacuation Routes are determined to no longer be safe, then SHELTERINGIN-PLACE will be the required action.
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Shelter in Place Procedures

Shelter in the House
Note: Sheltering in the existing dwelling is not considered a contingency measure and differs vastly
from a Refuge Building or Refuge Open space. Early evacuation before a bushfire starts should
always be the priority.
Prepare the building by:




Removing all small combustible items from around the building in which sheltering including combustibles from verandahs and decking;
Remove curtains and flammable furniture away from windows;
Close all doors and windows

Immediately notify DFES by dialling 000 and give the following details:
1. Nature of the incident and state that people are sheltering in place;
2. Location (street address);
3. Nearest cross roads (names and distance);
4. Where sheltering;
5. Entry point to shelter – identifying markers;
6. Number of people sheltering;
7. Number of special needs persons;
8. Can you see the fire front /estimate distance away; and
9. Can you see spot fires / are spot fires around the shelter?
10. If the nominated Emergency Assembly Building is deemed unsafe or to be under direct
threat, occupants must evaluate the situation and make informed decisions. The choice will
be to continue to stay and defend or proceed to an area of minimal fuel vegetation as a last
resort and if it is safe to do so. The latter action is not recommended but is an alternative
if the current refuge is deemed to be not safe for occupants and vehicle evacuation routes
remain unsafe.
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Evacuation Planning Map 2
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Bushﬁre Warning System

Bushfire Fact Sheet
During a bushfire, emergency services will provide you
as much information as possible through a number of
different methods.
There are four levels of warning. These change to
reflect the increasing risk to your life or property, and the
decreasing amount of time you have until the fire arrives.

Your surroundings could be your best
information source.
Stay alert to what is happening around you.
If you believe you may be in danger, act immediately
to stay safe.

Bushﬁre Warning System
ADVICE
WATCH AND ACT
EMERGENCY WARNING
ALL CLEAR
ADVICE
A fire has started but there is no immediate threat
to lives or homes. Be aware and keep up to date.
WATCH AND ACT

Where can you get information during
a bushﬁre?

There is a possible threat to lives or homes. You
need to leave or get ready to defend – do not wait
and see.

Know where to find information before the fire season
starts. Work out what your local ABC radio station is and
familiarise yourself with the DFES website.
Bushfire Warnings at www.emergency.wa.gov.au

EMERGENCY WARNING

DFES Information Line on 13DFES (13 3337)

You are in danger and need to take immediate
action to survive. There is a threat to lives or homes.
ALL CLEAR
Take care to avoid any dangers and keep up to date.

?

Local radio and other local media

!

Stay alert when a bushfire starts!
Do not wait and see, this can be deadly.

For more information visit dfes.wa.gov.au
or contact DFES Community Engagement – 9395 9816
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Sheltering in Your Home

Bushfire Fact Sheet
Sheltering in your home during a bushfire should be
your last option, when all other plans fail and you are
unable to leave.
Bushfires are very unpredictable and you need to be
well prepared to change your plans if you can no longer
leave your property.
Even if you do not intend to stay and actively defend your
property, you need to be physically and mentally prepared
if sheltering in your home becomes your only option.
When the fire front passes, the heat will be extreme
and you must shelter at this time whether you planned
to or not.

If it is too late to leave the property
• Stay in the house when the fire front is passing.
• If people are expecting you to leave, let them
know you are now staying.
• Take shelter inside in the room furthest from
the fire front.
• Make sure all doors and windows are sealed
as best as possible.
• Soak towels and rugs in water, and lay them
along the inside of external doorways.
• Soak woollen blankets and keep them handy
for protection against radiant heat.
• Take down curtains and push furniture away
from windows.
• Get down low to limit your exposure to smoke.
• Actively defend your property by putting out
spot fires.
• Remember to check the roof cavity through the
manhole for any spot fires.
• Drink plenty of water to avoid becoming
dehydrated.

?

!

People have died sheltering in bathrooms and
other rooms without an exit door leading outside.
Make sure you can easily escape and shelter in
a room with at least two ways to get outside and
one that has a water supply (eg. a laundry with
a door that goes outside or a kitchen).

Preparing to evacuate
Shelter in the house for as long as possible. Many
people have died from toxic smoke and fumes when
their house has caught fire.
If your house catches on fire and the conditions inside
become unbearable, leave through the door furthest
from the approaching fire and go to an area that has
already been burnt.
The majority of people die in a bushfire from radiant
heat. You should protect yourself from radiant
heat with long sleeves, long trousers and strong
leather boots.

For more information visit dfes.wa.gov.au
or contact DFES Community Engagement – 9395 9816
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Travelling During a Bushﬁre

Bushfire Fact Sheet

What will you do if you encounter
a bushﬁre while travelling or staying
near bushland?
In Western Australia, bushfires can start suddenly without
warning throughout the year. People have been killed
or seriously injured during bushfires. If you are travelling
or staying near bushland, fire is a real risk to you.
Be aware of your surroundings and carry a printed map
of the areas you are visiting. Pack an emergency kit to
take with you including important items such as woollen
blankets, drinking water and protective clothing.

If you become trapped by a ﬁre
• Park the vehicle off the roadway where there is
little vegetation, with the vehicle facing towards the
oncoming fire front.
• Turn the engine off.
• Close the car doors, windows and outside vents.

If there is a lot of smoke

• Call 000.

• Slow down as there could be people, vehicles
and livestock on the road.
• Turn your car headlights and hazard lights on.
• Close the windows and outside vents.
• If you can’t see clearly, pull over and wait until
the smoke clears.

• Stay as close to the floor as possible and cover
your mouth with a damp cloth to avoid inhalation of
smoke. If smoke enters the vehicle, toxic fumes are
released from the interior of the vehicle.
• Stay covered in woollen blankets, continue to drink
water and wait for assistance.
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• Once the front has passed and the temperature has
dropped, cautiously exit the vehicle. Internal parts
may still be extremely hot.
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do not open windows or doors.
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Check the weather forecast and current fire restrictions.
Be aware of the Fire Danger Rating for the area you
are travelling to and be prepared to reassess your plans.
Download the Bushfire Traveller’s Checklist at
www.dfes.wa.gov.au

Important information
Find the local ABC radio frequency in the area you are
travelling though. In a major emergency, when lives
and property are at risk, ABC radio will issue broadcast
warnings at a quarter to and a quarter past the hour.
Main Roads provides updated information on road
closures throughout Western Australia. Call 138 138 or
www.mainroads.wa.gov.au

For more information visit dfes.wa.gov.au
or contact DFES Community Engagement – 9395 9816
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Safer Places in a Bushﬁre

Bushfire Fact Sheet

Where to go as a last resort
It is important to identify places where you can go as a last
resort if you are unable to leave or implement your bushfire
survival plan. A ‘safer place’ is somewhere you can shelter
during bushfire. These places may include a local open
space, a dam or beach. Identify and plan where your family
safer place will be.

Consider the use of a safer place as part
of your backup plan when:
• You are not able to carry out your Bushfire Survival Plan.
• Your plan was to stay and actively defend however
the fire has worsened and your home is no longer
a safe place to shelter. Leaving your home in this
situation is now your safest option.

Once you have arrived at your safer place
you need to:
• Keep up to date with fire information by radio,
mobile phone or whatever means of communication
you have.
• Make sure all doors and windows are sealed as best
as possible if your safer place is a building.

!
?

Safer places have their limitations. There
are things that you will need to consider
if you do plan to use a safer place in your
bushﬁre survival planning:
• They do not guarantee safety in all circumstances.
You and your families’ safety should be your
first priority.
• There may be a risk with travelling to your safer place.
Check to see if the route is safe and clear, have a
contingency route or safer place in your back-up plan.

• Seek protection from radiant heat and embers as
best you can if your safer place is an open space.
Cover any exposed skin with blankets or clothing
and lie flat on the ground as the fire passes.

• Firefighters may not be there, they may be fighting
the main fire front elsewhere.

• Remain vigilant for possible ember attack and new
fire fronts.

• Your safer place may not cater for animals or pets.
You will need to consider this in your bushfire
survival plan.

If you or a family member have special needs
you should think about what assistance may
be needed at a safer place. You will need to
consider this in your Bushfire Survival Plan.

• Your safer place caters for animals or pets. You will
need to consider this in your bushfire survival plan.

• Your safer place may not provide shelter from the
elements of a bushfire, particularly flying embers
and hot weather. Keep woollen blankets in your car
to give you shelter from flying embers and a supply
of drinking water.

For more information visit dfes.wa.gov.au
or contact DFES Community Engagement – 9395 9816
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Attachment A

Addendum to Bushfire Management Plan
Bushfire Attach Level Report
Peppermint Grove Beach Community Centre
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Bushfire Planning – WAPC #156538 – BPP# 180825
DPLH Information Request (Email 21st May 2019)
Peppermint Grove Beach Community Centre

Stakeholders
Proponent/ Representative


Di Tomlinson – 0408 948 449

Planning Consultant


John Taylor - 0419 968 214

Bushfire Consultants - Bushfire Prone Planning (BPP)



Mick Whitelaw (BPAD Level 2) – 043 013 9645
Mike Scott (BPAD Level 3) – 6477 1144

Department of Planning, Lands & Heritage (DPLH)


Martin Hughes – 9791 0572 – martin.hughes@dplh.wa.gov.au

Shire of Capel Planning Section (SOC)


Karen Henry - Senior Planner - 9727 0222 - Karen.Henry@capel.wa.gov.au

Department of Fire & Emergency Services (DFES)


DFES Advice - 9780 1900 - advice@dfes.wa.gov.au

DFES Feedback (email 29th March 2019)
A performance principle-based solution was provided as the proposed subdivision is unable to comply with vehicular access.
Peppermint Grove Road is a one-way road which doesn't provide access to two different destinations until the intersection
with Ludlow Road North which is situated approximately 1 kilometre away. As part of the performance principle an
Emergency Evacuation Plan (EEP) for future residents of the proposed lots has been drafted. The performance principle also
references the Draft Tourism Position Statement released by the Department of Planning, Lands and Heritage (DPLH). The
proposed subdivision is not for tourism purposes and therefore the proposed contingency measures do not apply in this
context.
It should also be noted that section 5.3 of the BMP states that the Peppermint Grove Beach Community Centre is a nominated
welfare centre and implies that this can be recognised as a 'safer place' as defined in the Tourism Statement. However, the
welfare centre is located in a bushfire prone area and it has not been demonstrated within the BMP or the EEP that the
centre is fit for purpose as a 'safer place'. The Draft Tourism Statement states that a 'safer place' is a place not prone to
bushfire risk'.

DPLH Information Request (email 21st May 2019)
(See DFES Feedback above) This is one of the reasons for DFES is rejecting the performance-based solution, as they advise
that the bushfire consultant has not demonstrated that the community centre is a safe place during a bushfire event. It would
be appreciated if you could have your bushfire consultant provide a very brief response on this matter.
‘very minor additional information by the bushfire consultant, to provide a response to DPLH on the suitability of the
Community Centre being a ‘fit for purpose’ destination with the capacity to shelter people safety during a bushfire event”

Existing Infrastructure


Peppermint Grove Beach Community Centre (Lot 291 Hayfield Drive, Peppermint Grove Beach)

1|P age

BPP #180825
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Bushfire Planning – WAPC #156538 – BPP# 180825
DPLH Information Request (Email 21st May 2019)
Peppermint Grove Beach Community Centre

Project Notes
Shire of Capel - Local Emergency Management Arrangements (LEMA) 2016 – Extract (Page 24 & 25)

Evacuation Centres
“Local government buildings suitable for use as evacuation centres have been identified and listed in this plan in the
event an incident occurs”

Building Name

Site Address

Capacity
Seated

Capacity
Sleeping

Contact details

Peppermint

Hayfield Road,

110

27

9727 0222

Grove Beach

Peppermint Grove

Community

Beach

Centre

“The above local government owned buildings have been identified by the Shire of Capel as a suitably constructed and
equipped for use as evacuation centres in emergencies, meeting the requirements for sheltering of persons for up to 24
hours, or longer periods, depending upon the capacity, building configuration and equipment”

Peppermint Grove Beach
Community Centre

Photo ID: A

Comment: A notice at the Community Centre identifies this
location as “Preferred Evacuation points - Local”

Photo ID: B
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Bushfire Planning – WAPC #156538 – BPP# 180825
DPLH Information Request (Email 21st May 2019)
Peppermint Grove Beach Community Centre

Bushfire Prone Planning (BPP) Site Visit






BPP Site visit – 5/6/2019 (Mapping/ Photos attached)
Existing building is exposed to a BAL Rating above BAL Low (Indicative BAL Rating of BAL 19)
Public road access and parking available in the area
Reticulated gardens, managed grassland and low threat areas surround the community centre
Reticulated water available in the area (Firefighting purposes)

BPP Summary






The Community Centre is in a ‘Bushfire Prone Area’
The Community Centre is exposed to an Indicative ‘BAL 19’ Rating
The Community Centre was not constructed in accordance with the AS 3959 - 2018 “Construction of buildings in
bushfire prone areas’
The Shire of Capel has identified this building as a suitable evacuation point during a bushfire event
The Stirling Volunteer Bushfire Brigade is located adjacent to the Community Centre.

Mike Scott (BPAD Level 3) is the Primary contact for the Project to discuss the information above further.
Mick Whitelaw (BPAD Level 2) is available to discuss the Project as required.
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ATTACHMENT 5

Indicative Bushfire Attack Level Assessment Report

Peppermint Grove Beach Community Centre
Lot 291 Hayfield Drive, Peppermint Grove Beach

Shire of Capel

Job Number:

180825

Report Date:

7 June 2019
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AS 3959 BUSHFIRE ATTACK LEVEL (BAL) ASSESSMENT REPORT

This document has been prepared by:
BPP Group Pty Ltd t/a Bushfire Prone Planning
ACN: 39 166 551 784 | ABN: 39 166 551 784
Level 1, 159-161 James Street
Guildford WA 6055
PO Box 388
Guildford WA 6935
08 6477 1144 | admin@bushfireprone.com.au

Commercial in Confidence
The information, including any intellectual property, contained in this document is confidential and proprietary to the
Company. It may only be used by the person to whom it is provided for the stated purpose for which it is provided and
must not be imparted to any third person without the prior written approval of the Company. The Company reserves all
legal rights and remedies in respect of its confidential information.
Disclaimer
The measures contained in this report are considered to be minimum standards and they do not guarantee that a
building will not be damaged in a bushfire, persons injured, or fatalities occur either on the subject site or off the site
while evacuating. This is substantially due to the unpredictable nature and behaviour of fire and extreme weather
conditions. Additionally, the correct implementation of the required bushfire protection measures (and any associated
response/evacuation plan if applicable) will depend, among other things, on the actions of the landowners or occupiers
over which Bushfire Prone Planning has no control.
All surveys, forecasts, projections and recommendations made in this report associated with the project are made in
good faith based on information available to Bushfire Prone Planning at the time. All maps included herein are indicative
in nature and are not to be used for accurate calculations.
Notwithstanding anything contained therein, Bushfire Prone Planning will not, except as the law may require, be liable
for any loss or other consequences whether or not due to the negligence of their consultants, their servants or agents arising out of the services provided by their consultants.

BPP BAL M1 Template v11
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ATTACHMENT 5

AS 3959 BUSHFIRE ATTACK LEVEL (BAL) ASSESSMENT REPORT
This report has been prepared by an Accredited BPAD Practitioner using the Simplified Procedure (Method 1)
as detailed in Section 2 of AS 3959 – 2018 (Incorporating Amendment No’s 1, 2 and 3). All enquiries related to
the information and conclusions presented in this report must be made to the BPAD Accredited Practitioner.
FPA Australia makes no warranties as to the accuracy of the information provided in the report.
PROPERTY DETAILS & DESCRIPTION OF WORKS
Unit no.
-

Street no.
-

Lot no.
291

Street name / Plan Reference
Hayfield Drive

Suburb
Peppermint Grove Beach

State
WA

Local Government Area
Shire of Capel

Postcode
6271

Property Area
6249 m2

REPORT DETAILS
Report/Job Number
180825

Report Version
BAL - (v1)

Assessment Date
5/06/2019

Report Date
7/06/2019

IMPORTANT
Bushfire Management Plan (BMP) and Firebreak & Fuel Load Notice: If the property (lot) is subject to an
approved BMP (refer to land title) the landowner is responsible for complying with their responsibilities
established by the BMP (including maintenance of the asset protection zone and other vegetation
management). This is in addition to the requirement to comply with the Local Government Firebreak & Fuel
Load Notice. This assessment is reliant on the surrounding land (Areas 3 & 4) being maintained/ managed in
a low fuel condition as per the Shires Firebreak Notice, reflecting the state of the vegetation at the time of
the assessment.

180825 - Peppermint Grove Beach, Community Centre (BAL).docx
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Site Assessment Map
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ATTACHMENT 5

AS 3959 BUSHFIRE ATTACK LEVEL (BAL) ASSESSMENT REPORT
VEGETATION CLASSIFICATION
.

All vegetation within 150 metres of the site is identified and classified in accordance with AS 3959-2018
s2.2.3 and Table 2.3 (note: overstoreys of open woodland, low open woodland, tall open shrubland and
low open shrubland should be classified to the vegetation type on the basis of their understoreys). The Visual
Guide for Bushfire Risk Assessment in WA (DoP February 2016) and any applicable FPA Australia BPAD
Practice Note will also be referenced.

Vegetation Area 1

Classification Applied or Exclusion Clause: Class B Woodland

Vegetation Type Present: Woodland (B-05)
Description / Classification Justification: Open Eucalypt Woodland with limited understory (thin strip of
roadside vegetation – Grass understory)

Photo ID: 1a
Vegetation Area 2

Photo ID: 1b

Classification Applied or Exclusion Clause: Class G Grassland

Vegetation Type Present: Grassland (G-26)
Description / Classification Justification: Unmanaged Pasture/ Paddock. Isolated Paperbarks and

eucalypts (Paddock Trees)

Photo ID: 2a

180825 - Peppermint Grove Beach, Community Centre (BAL).docx

Photo ID: 2b
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ATTACHMENT 5

AS 3959 BUSHFIRE ATTACK LEVEL (BAL) ASSESSMENT REPORT
Vegetation Area 3

Classification Applied or Exclusion Clause: Excluded AS3959-2009 2.2.3.2 (f) Low
Threat Vegetation

Vegetation Type Present: Managed Vegetation as per the Shire Firebreak notice
Description / Classification Justification: Mix of Pasture/Paddock (<100mm) and managed grassland.
Isolated peppermints.

Photo ID: 3a
Vegetation Area 3

Photo ID: 3b

Classification Applied or Exclusion Clause: Excluded AS3959-2018 2.2.3.2 (f) Low
Threat Vegetation

Vegetation Type Present: Managed Gardens and Cleared Areas
Description / Classification Justification: Managed Grassland and Cleared Areas. Isolated peppermint

trees

Photo ID: 3c

Photo ID: 3d

*This assessment is reliant on the surrounding land (Area 3) being maintained/ managed in a low fuel condition
as per the Shires Firebreak Notice, reflecting the state of the vegetation at the time of the assessment.

180825 - Peppermint Grove Beach, Community Centre (BAL).docx
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ATTACHMENT 5

AS 3959 BUSHFIRE ATTACK LEVEL (BAL) ASSESSMENT REPORT

Vegetation Area 4

Classification Applied or Exclusion Clause: Excluded AS3959-2018 2.2.3.2 (f) Low
Threat Vegetation

Vegetation Type Present: Managed Gardens and Cleared Areas (Residential area)
Description / Classification Justification: Managed Grassland and Cleared Areas.

Photo ID: 4a
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ATTACHMENT 5

AS 3959 BUSHFIRE ATTACK LEVEL (BAL) ASSESSMENT REPORT
POTENTIAL BUSHFIRE IMPACTS - BUSHFIRE ATTACK LEVELS (BAL’s)

Bushfire Attack Level (BAL): The potential bushfire impact to the proposed building or works from each
of the classified vegetation areas is measured as kW/m2 of radiant heat flux and is stated as a BAL
rating (each represents a set ranges of radiant heat flux). The BAL rating associated with each
classified vegetation area is determined and it is the highest BAL rating that will apply to the proposed
building or works.
Separation Distance: Is the distance from a subject site (or building) to the area of classified
vegetation. This distance is measured from the building (building wall or verandah/patio column/post)
to a point considered the “edge of the classified vegetation” as per AS 3959 -2018 s2.2.4 and
considered as the “base of the bushfire prone vegetation (not the canopy)” as per the BAL Assessment
[Basic] Factsheet (WAPC 2015 v1.0). The exact point of measurement determined by the assessor is
based on the fuel structure and expected fire behaviour. If a precautionary approach is considered
appropriate to a given situation the measurement will be taken at the canopy line.
.

POTENTIAL BUSHFIRE IMPACTS – DETERMINATION OF BAL RATINGS
Applied Methodology

Vegetation Classification

Method 1(Section 2.2)

Table 2.3 and Figure 2.3

Applied Fire Danger
Applied BAL
Index (FDI)
Determination Table
FDI 80 (Table 2.1)

Table 2.4.3

Assessed
Effective
Slope

Applied Effective
Slope

Assessed
Separation
Distance

Applied
Separation
Distance

Bushfire
Attack
Level

(degrees)

(degrees range)

(metres)

(metres range)

(BAL)

Vegetation
Area

Application
of
AS 39592018

Applied
Vegetation
Classification

1

Class B Woodland

0

All upslopes and flat
land (0 degrees)

27

20<29

BAL-19

2

Class G Grassland

0

All upslopes and flat
land (0 degrees)

14

12<17

BAL-19

3

Excluded AS 39592018 2.2.3.2 (e)

-

-

-

N/A

BAL-LOW

4

Excluded AS 39592018 2.2.3.2 (e)

-

-

-

N/A

BAL-LOW

The Indicative Bushfire Attack Level
The Bushfire Attack Level (BAL) that is to apply to the existing building is the highest BAL (representing the
highest potential bushfire impact. This has been determined in accordance with Section 2.2.6 of AS 3959 –
2018 using the site assessment data and analysis presented on the previous page.
HIGHEST BUSHFIRE ATTACK LEVEL (BAL)

BAL - 19

Reliance on the assessment and determination of the Bushfire Attack Level contained in this report should not extend beyond a period
of 12 months from the date of issue of the report. If this report was issued more than 12 months ago, it is recommended that the validity
of the determination be confirmed with the accredited bushfire practitioner and where required, an updated BAL report and/or BAL
Certificate is issued.

180825 - Peppermint Grove Beach, Community Centre (BAL).docx
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Indicative BAL Contour Map
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ATTACHMENT 5

AS 3959 BUSHFIRE ATTACK LEVEL (BAL) ASSESSMENT REPORT
ADDITIONAL LANDOWNER INFORMATION: BUSHFIRE ATTACK LEVELS AND CONSTRUCTION REQUIREMENTS
AS 3959-2018 Construction of buildings in bushfire prone areas defines a Bushfire Attack Level (BAL) as a “means of measuring the severity of a building’s potential
exposure to ember attack, radiant heat and direct flame contact, using increments of radiant heat flux expressed in kilowatts per metre squared, and is the basis
for establishing the requirements for construction to improve protection of building elements from attack by bushfire.”
The Building Code of Australia (BCA) establishes that for certain classes of buildings in designated bushfire prone areas, the construction requirements can be
met by constructing in accordance with either AS 3959-2018 or the NASH STANDARD – STEEL FRAMED CONSTRUCTION IN BUSHFIRE AREAS.
REFERENCES FOR CONSTRUCTION REQUIREMENTS
BUSHFIRE
ATTACK
LEVEL

DESCRIPTION OF PREDICTED BUSHFIRE ATTACK
AND LEVELS OF EXPOSURE

There is insufficient risk to warrant specific construction requirements
BAL – LOW but there is still some risk. (Note: DFES recommend that ember attack
protection features be incorporated in the design where practicable).

AS 3959-2018

(BCA deemed to satisfy solution for Class 1 & 10a)

Section 4.
No Requirements

No Requirements

BAL – 12.5

Risk is considered low. Risk of ember attack. Construction elements
exposed to heat flux not greater than 12.5 kW/m2

Sections 3 & 5.

BAL – 19

Risk is considered moderate. Risk of ember attack and burning debris
ignited by windborne embers. Construction elements exposed to a
heat flux not greater than 19 kW/m2.

Sections 3 & 6

BAL – 29

Risk is considered high. Increased risk of ember attack and burning
debris ignited by windborne embers. Construction elements exposed
to a heat flux not greater than 29 kW/m2.

Sections 3 & 7.

BAL – 40

Risk is considered very high. Much increased risk of ember attack and
burning debris ignited by windborne embers. Some likelihood of direct
exposure to flames from the fire front. Construction elements exposed
to a heat flux not greater than 40kW/m2.

Sections 3 & 8.

BAL – FZ
(Flame
Zone)

Risk is considered extreme. Extreme risk of ember attack and burning
debris ignited by windborne embers. Likelihood of extreme level of
radiant heat and direct exposure to flames from the fire front. The
construction elements are expected to be exposed to a heat flux
greater than 40 kW/m2.

Sections 3 & 9.

180825 - Peppermint Grove Beach, Community Centre (BAL).docx

THE NASH STANDARD

(BCA deemed to satisfy
solution for Class 1, 2,
3 & 10a)

All construction requirements for BAL-12.5 to BAL-40
are identical except for widows and external doors,
which must comply with AS 3959-2018 for each BAL
rating.
The construction requirements are set out as
predominantly non-combustible construction systems
for each of the following building elements:






Section 1.4 General Requirements;
Section 2 Roof and Ceiling System;
Section 3 External Wall System;
Section 4 Floor System; and
Section 5 Carports Verandahs and Decks.

The construction requirements are set out in Sections
1-5 and differ from the requirements for all other BAL
ratings.
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REPORT TO

Statutory Planning Committee

Meeting date

6 August 2019

Subject

Mirrabooka Activity Centre Plan

Purpose

Requires WAPC decision

Title of Approving Officer

File number

SPN/0579

Planning Director, Metro Central

Agenda Part for Reports (All parts are confidential unless otherwise stated))
SPC - Non-Confidential (To be published to the website)
SITE-SPECIFIC DETAILS
Region

Perth

Local government

City of Stirling

Landowner/Consultant

City of Stirling (proponent). Landowners are various and include
State government agencies and Perron Investments Pty Ltd (owner
of the Mirrabooka Square shopping centre).

Bushfire Prone Area

YES

Statutory Planning Committee - SMART/Structure Plans only
Region scheme zoning

Urban. Minor portion reserved for Primary Regional Roads.

Local scheme zoning/
reservation

Regional Centre, Mixed Use, Business, Mixed Business,
Residential, Public Open Space and Public Use: Transport.

Council’s
recommendation

APPROVE

Receipt date

17 March 2016

Process days

823 days

SUMMARY
The Mirrabooka Town Centre Activity Centre Plan (the MACP) has been prepared by the City of
Stirling (the City), to facilitate the redevelopment of the Mirrabooka activity centre (MAC). The City
adopted the MACP on 8 December 2015 and forwarded it to the WAPC on 17 March 2016.
Amendment 85 to the City of Stirling Local Planning Scheme No. 3 (LPS 3), was gazetted on 12
June 2018 and resulted in key components of the MACP being incorporated into LPS 3. Much of
the detail contained within the MACP has therefore already been considered via this process.
Further, in December 2015, the City adopted the Mirrabooka Town Centre Local Development
Plan (MLDP), which provides detailed guidance on built form matters within the MAC.
Two versions of the MACP are attached to this report:
 Version 1 - Mirrabooka Town Centre Structure Plan (Attachment 1 – Version 1 MACP).
This version was adopted by the City in December 2015 and forwarded to the WAPC for
determination. It is Version 1 that the WAPC is formally considering.
 Version 2 - Mirrabooka Town Centre Activity Centre Plan (Attachment 2 – Version 2
MACP). This version was prepared by the City’s administration and attempted to bring the
document into line with the Planning and Development (Local Planning Scheme)
Regulations 2015 (the Regulations), the WAPC’s Structure Plan Framework (August 2015),
and the then draft Amendment 85 provisions. Version 2 of the MACP is broadly supported.
However, further modifications and updates are required to reflect the now final
Amendment 85 provisions, the status of major government infrastructure projects, and to
better reflect the intent and provisions of the Regulations and the Structure Plan
Page 1 of 9
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Framework, among other minor matters.
The MACP is presented to SPC for determination as the proposed modifications represent a
significant departure from the City's original recommendation to the WAPC in March 2016.
Notwithstanding, the proposed modifications have been either prepared by the City’s officers, or
discussed with and supported by the City's officers.
The MACP is broadly consistent with the WAPC's policy framework and objectives as well the
Amendment 85. It is recommended the WAPC require the MACP to be modified and re-submitted
for final approval.
DETAILS OF PROPOSAL
The MAC comprises approximately 83 hectares of land adjacent the intersection of Reid Highway
and Mirrabooka Avenue (Attachment 3 - Location Plan). Much of the MAC is developed, and
includes an existing retail hub focussed around the Mirrabooka Square shopping centre, the Herb
Graham Recreation Centre and surrounding sporting fields, Mirrabooka Bus Station, various
government offices and established low-density residential development (Attachment 4 - Aerial).
The MAC is identified as a secondary centre within State Planning Policy 4.2 - Activity Centres for
Perth and Peel (SPP 4.2) and the Central Sub-regional Planning Framework (2018) (the
Framework). SPP 4.2 requires the preparation of an Activity Centre Plan for secondary centres.
The MACP proposes the redevelopment of the MAC into a mixed use precinct, focused around
'main streets' (Milldale Way and Sudbury Road), with higher density residential development,
additional retail, office and commercial facilities, and a permeable road network.
Version 1 of the MACP is divided into two parts:
Part 1: ‘Statutory Section’ - provides requirements for future subdivision and development within
the MAC, including proposed zonings and objectives for zones, residential densities, land
use permissibility, and standards related to future built form, the provision of road
connections and open space and car parking.
Part 2: ‘Explanatory Information’ - provides the background and supporting information that has
informed the preparation of the MACP.
Version 2 incorporated various amendments that attempted to bring the MACP into line with the
Regulations, WAPC’s Structure Plan Framework and the then draft Amendment 85 provisions,
including:






Title of Part 1 renamed ‘Implementation Section’;
Provisions which sought to give the MACP the force and effect of the Scheme removed or
reworded;
Provisions updated to reflect the then draft Amendment 85 provisions;
The addition of general objectives for the MACP; and
Re-numbering/ re-ordering various provisions in Part 1.

The broad intent of the MACP, proposed road and lot layout, zonings, and land use permissibility
are unchanged between the two versions of the document. These elements of the MACP, and the
amendments made to Version 2 of the document, are broadly consistent with the WAPC's policy
framework and objectives, however, further modifications and updates are recommended as
outlined in this report and within the attached schedule of modifications (Attachment 5 - Schedule
of Modifications).
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BACKGROUND
Consultation for the preparation of a Structure Plan for the MAC commenced in June 2013 with a
community ‘visioning’ workshop. The MACP and a Detailed Area Plan for the area were
subsequently prepared by the City, and advertised in late 2014. On 17 March 2015, the City of
Stirling resolved to adopt the MACP.
In August 2015, the City resolved to advertise a modified version of the MACP, in response to the
results of a parking survey and report of the area. In December 2015, the City considered the
modified MACP, which included revised parking provisions, and the (now renamed) Mirrabooka
Town Centre Local Development Plan (the MLDP), which provided detailed guidance on built form
within the MAC. The City approved the MLDP, and recommend that the WAPC approve the
MACP. In March 2016, the MACP (Version 1 - Attachment 1) was referred to the WAPC for
endorsement.
The Regulations were gazetted in August 2015. The Regulations changed the status of Structure
Plans (making them 'due regard' documents rather than having the force and effect of a local
planning scheme) and included new requirements for the preparation of Activity Centre Plans.
To achieve further certainty of development outcomes in the Mirrabooka centre, given the 'due
regard' status of the MACP, the City progressed a further amendment to LPS 3 (Amendment 85).
Amendment 85 sought to insert key provisions of the MACP into LPS 3, and rezoned the subject
land from Development to various zones and reserves that generally align with the land use
classifications within the MACP.
The City’s officers also undertook further modifications to the MACP (now referred to as an Activity
Centre Plan), which attempted to bring the document into alignment with the Regulations and the
then draft Amendment 85 provisions, and also forwarded that version (Version 2 - Attachment 2)
to the WAPC.
During this time, the WAPC's consideration of the MACP was put on hold to allow for Amendment
85 to be considered and determined, to ensure the final provisions of the MACP could be aligned
with the final Amendment 85 provisions. Amendment 85 was ultimately endorsed by the Minister
for Planning with modifications, and gazetted on 12 June 2018, allowing for the MACP to now be
considered.
Given the length of time that has passed since the City's original consideration of the MACP and
the MLDP, development has already progressed within the MAC. Key infrastructure, including the
Milldale Way main street has been constructed and development applications for several sites
have been approved.
The zoning of the MAC under LPS 3 now generally aligns with the land use classifications within
the MACP. The MAC is predominantly zoned Urban under the Metropolitan Region Scheme
(MRS), except for small portion of Mirrabooka Avenue (at the intersection with Reid Highway)
reserved for Primary Regional Roads (Attachment 6 - Zoning Plan).
Minor portions of the edge of the MAC are identified as 'bushfire prone', based on the presence of
areas of native vegetation outside of the MAC. These portions of 'bushfire prone' land are already
zoned under LPS 3 and predominantly developed. The MAC is also already surrounded by major
roads, reducing the potential impact of bushfire on the majority of the MACP. In this case,
compliance with the WAPC's State Planning Policy 3.7 - Planning in Bushfire Prone Areas can be
addressed at the development application and/or subdivision stage, and is not further assessed in
this report.
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KEY ISSUES
Consistency with
WAPC Policies &
Planning Framework

Planning
and
Development
(Local Broadly consistent, some
Planning Scheme) Regulations 2015
discretion required
State Planning Policy 4.2: Activity Centres
for Perth and Peel
Perth and Peel @3.5 Million - Central SubRegional Planning Framework
Liveable Neighbourhoods

Budget
Consultation

None
The City advertised the MACP for 42 days between 9 December 2014
and 2 February 2015. Nine submissions were received, including three
objections, one submission in support and five that provided other
comments (Attachment 7 - Submission Summary). Key issues
raised in the objections related to the mandatory residential provisions,
which are discussed in the Planning Assessment section of this report.
The Department of Planning, Lands and Heritage (DPLH) carried out
additional consultation with the Department of Transport (DoT) and
DPLH's Infrastructure Planning and Policy (IPP) directorate to
determine whether the MACP, which references former light rail
projects, is consistent with the current State government's vision for the
centre under METRONET. This matter is further discussed in the
Planning Assessment section of this report.
Amendment 85, which sought to introduce key components of the
MACP into LPS 3, was advertised for 42 days between December
2016 and January 2017, and has since been gazetted.
DPLH’s recommended Schedule of Modifications (Attachment 5) to
the MACP (applies to Version 2 – Attachment 2) was provided to the
City for comment. The City's officers have not raised any concerns in
relation to the proposed modifications.

PLANNING ASSESSMENT
Considerable changes to the planning framework and State government priorities have occurred
during the preparation of the MACP. Both Version 1 and 2 of the MACP have been assessed. In
this section of the report, where provisions of the two versions of the MACP differ, the difference is
outlined. Where no difference is referenced, the two versions of the MACP are either the same or
substantially the same.
City of Stirling Local Planning Scheme No. 3 (LPS 3) and Amendment 85
Amendment 85 'normalised' several key components of the MACP, including the zoning and
density coding of the land, the location of new roads, land use permissibility, parking requirements
and use of mandatory residential requirements. Much of the detail contained within the MACP has
therefore already been considered by the WAPC and ultimately determined by the Minister for
Planning as part of Amendment 85. Many of the proposed modifications to the MACP seek to
ensure the requirements and wording of the MACP align with the final gazetted version of
Amendment 85 where appropriate.
Notwithstanding the above, approval of the MACP is still required in accordance with SPP 4.2, and
to expand on several of the provisions in Amendment 85.
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Perth and Peel @ 3.5 Million - Central Sub-Regional Planning Framework (the Framework)
The MAC is identified as a secondary centre within the Framework. The boundary of the MACP is
generally consistent with that shown within the Framework.
Secondary centres are to be key focal points for commercial and social activity and the delivery of
services to nearby residents, and major drivers of new jobs. The Framework projects that that the
MAC could accommodate 4,620 jobs by 2050, an increase of 2,140 from the 2,490 jobs estimated
in the centre in 2011.
The MACP is well aligned with the general objectives and principals of the Framework and predicts
that up to 5,743 jobs (total) could be provided in the centre by 2031, exceeding the Framework’s
projection within a shorter timeframe. While this projection was based on the delivery of the
cancelled Metro Area Express (MAX) light rail project, with the mode shift to high frequency bus
services (further discussed below), it is considered likely the MACP could still achieve the
Framework’s employment projection by 2050.
State Planning Policy 4.2 - Activity Centres for Perth and Peel (SPP 4.2)
SPP 4.2 specifies broad planning requirements for the planning and development of new activity
centres and the redevelopment and renewal of existing centres in Perth and Peel, and identifies
the MAC as a secondary centre. SPP 4.2 specifies functions, typical characteristics and
performance targets for the different hierarchies of centres.
Retail Types and Floorspace
SPP 4.2 states that the WAPC should not approve activity centre plans that undermine the centre
hierarchy or policy objectives.
A Retail Needs Assessment (RNA) was prepared to support the MACP, which found that the
MAC’s main trade area population (in 2014) was over 165,000 residents, which was expected to
grow to 196,700 residents by 2031 (Attachment 8 - Retail Needs Assessment). Based on this,
the RNA identified demand for some 298,197 m2 of retail floor space within the main trade area by
2031. The MAC is the highest order centre located within the main trade area and, as a secondary
centre, could be expected to accommodate approximately 25% of the total retail floor space
demand, or 74,549 m2.
The RNA estimated that (in 2014) the MAC contained around 47,200 m2 of retail floorspace,
indicating significant scope for additional retail facilities, as envisaged under the MACP.
The MACP contains an analysis of potential redevelopment yields, indicating that by 2031, the
MAC could accommodate a total of 88,380 m2 of retail floor space, 33,280 m2 of other commercial
(office/business) floor space and approximately 74,560 m2 of all other uses (excluding residential
but including manufacturing, storage/ distribution, service industry, health/ welfare/ community
services, entertainment/ recreation/ culture and utilities/ communications). A modification is
recommended to require the retail floor space figures in the MACP be revised to reflect the RNA
(i.e. estimated retail floorspace to be 74,549 m2).
SPP 4.2 also states that for centres with over 50,000 m2 shop retail floor space, 40% of the total
floor space is to comprise a mix of land uses (comprising office, civic, business, health, community,
entertainment cultural uses and showrooms). The MACP indicates that of the 98,040 m 2 existing
(non-residential) floor space within the MAC, some 47% already comprises uses other than retail.
Under the floor space growth scenario outlined within the MACP, this mix of floor space is to be
maintained and increased, with 55% of the floor space at 2031 comprising uses other than shop
retail. The variety of zones within the MACP and provisions limiting the size of tenancies outside
the core shopping area, are expected to assist in achieving this mix of land uses.
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Transport Connectivity and Accessibility
The MACP previously assumed construction of the now cancelled MAX light rail project, which was
proposed to pass through the MAC. The current State government's vision is articulated within the
Framework, which identifies Mirrabooka Avenue and Milldale Way as high-frequency public transit
routes and Yirrigan Drive as a high-priority transit route.
The MACP and associated parking/ transport studies were referred to DoT and IPP for comment.
DoT and IPP both advised that the project trip generation figures in the TIA, which include a 13%
mode share for light rail trips, are no longer valid given the cancellation of the MAX light rail
project, and that future traffic volumes may be higher than stated if the public transport mode share
is not filled by alternative modes. IPP advised the MAC was now well serviced by public transport
through multiple bus routes and it could be expected that services would further increase in the
future with demand.
Since cancellation of MAX light rail, Mirrabooka has been serviced with additional high frequency
bus services. It is expected that many of the trips previously proposed to be accommodated by
MAX light rail will be picked up through a mode shift to bus usage. Various modifications to the
MACP are proposed to remove references to MAX light rail.
IPP advised that the MACP has been designed with the requirements of SPP 4.2 in mind,
specifically that access by walking, cycling and public transport be maximised and private vehicle
use reduced. The introduction of additional linkages through the centre, together with
improvements to the public realm and additional facilities for cyclists were supported by IPP. DoT
advised that it supported the parking provisions of the MACP (further discussed below).
IPP also commented on the road hierarchy outlined in the MACP, stating that it is generally in
accordance with the road classifications within Liveable Neighbourhoods.
The new road network proposed within the MACP is largely already reflected in the zoning of the
land under LPS 3, except for several of the proposed new roads in the northern portion of the
MACP, and one on the eastern side of Chesterfield Road connecting to Yirrigan Drive, which were
ultimately approved in a different location via Amendment 85. The construction of the Milldale Way
main street has already been implemented. Amendment 85 included provisions requiring proposed
new roads within the MAC being ceded free of cost as a condition of subdivision or development
approval, which are reflected in the MACP. Modifications are proposed to ensure the MACP aligns
with LPS 3 with respect to location and ceding of roads.
Car Parking
SPP 4.2 requires activity centres be designed to promote an efficient supply of car parking, via a
suitable allocation of on-street, off-street public and shared parking, cash-in-lieu provisions and
reciprocal/ shared use arrangements. The policy encourages the use of upper limits for car parking
and suggests, (as a guide) two bays per 100 m2 for showrooms and offices and 4-5 bays per 100
m2 for shops.
The MACP includes minimum and maximum parking requirements for non-residential
development, reduced parking requirements for residential development and requirements for the
reciprocal use of parking bays to encourage a mode shift to alternative transport options. These
components of the MACP were specifically supported by DoT.
In terms of maximum parking provisions, rather than dividing the requirements by land use as
suggested by SPP 4.2, the MACP (Version 1) divides the MAC into core (the shopping centre site)
and non-core areas and provides the following requirements:



200 bays/ net site ha (for development with a non-residential plot ratio greater than 1.0 in
core areas);
2 bays/ 100 m2 GFA (for development with a non-residential plot ratio of 1.0 or less in core
areas);
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400 bays/ net site ha (for development with a non-residential plot ratio greater than 1.0 in
non-core areas); and
4 bays/ 100 m2 GFA (for development with a non-residential plot ratio of 1.0 or less in noncore areas).

The requirements in Version 2 of the MACP are essentially the same, except for core areas, where
the maximum provision is now 200 bays/ net site ha, irrespective of the development’s plot ratio.
The proposed maximum car parking requirements for non-core areas broadly correspond with (or
are less than) the guidance in SPP 4.2 for shops. For core areas, the proposed maximum parking
requirements are approximately half that specified in SPP 4.2. As there is an existing significant
oversupply of parking in the MAC, the provisions are considered appropriate.
The parking provisions of Version 2 of the MACP generally reflect Amendment 85 provisions, and
have been supported by DoT. Minor modifications are recommended to ensure the MACP reflects
the final Amendment 85 provisions.
Built Form
Unlike a typical Activity Centre Plan, Part 1 of the MACP does not provide guidance on the
intended built form of the centre, except as it relates to the location of future development on the
shopping centre site. More detailed built form guidance is contained within the MLDP, which
provides heights, setbacks and other design related requirements. Development in accordance
with the MLDP has already progressed: a four storey office building was recently constructed on
Lot 603 Milldale Way and other lots including Lot 601 Mirrabooka Avenue are the subject of
approved development applications.
The MACP includes provisions requiring future development on the shopping centre site address
the surrounding street network. The MACP currently requires that for every 2,500 m2 of additional
retail floor space proposed on the shopping centre site:



a minimum 1,000 m2 of retail floor space; and
for every 1 m2 retail floor space, 0.2 m2 of non-retail floor space,

be provided along Sudbury Road, the Town Square, Chesterfield Road, Farrier Road or Yirrigan
Drive, within a built form with a nil setback to the street.
The promotion of shopping centre development that addresses the external street network and
'sleeves' at-grade car parking areas, is consistent with the objectives and provisions of SPP 4.2
and the WAPC's Liveable Neighbourhoods policy.
The above provisions were included in Amendment 85 and ultimately amended through the
consideration process. LPS 3 now requires only 500 m2 of street fronting floor space (retail or
otherwise) for every 2,500 m2 of additional retail floor space on the shopping centre site. A
modification is recommended to update the MACP to reflect these final Amendment 85 provisions.
Density Targets and Codes
SPP 4.2 sets a residential density target of between 25 to 35 dwellings hectare (gross) within a
400 m walkable catchment for secondary centres, equating to between 2,075 and 2,905 dwellings
(total) within the MAC. The MAC, which extends marginally beyond the 400 m walkable catchment,
will accommodate an estimated 2,101 dwellings at 2041 under the MACP. This equates to 1,440
additional dwellings, approximately 2.4% of the 60,330 infill dwellings the City is expected to
accommodate by 2050 under the Framework.
The MACP also assigns density codes to the subject land, which are consistent with those now
contained within LPS 3.
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The dwelling yield anticipated in the MACP is within but towards the lower end of the SPP 4.2
dwelling target and represents a relatively small percentage of the infill dwellings required in the
City by 2050. However, full build-out of the centre is expected to occur beyond the 2041 planning
horizon used in the MACP, therefore the ultimate dwelling yield within the MAC will likely be
greater.
The MACP proposes to achieve residential yields through mandatory residential provisions,
requiring 20% to 50% of the gross floor area of new development to be residential, in specific
locations (shown in Figure 8 in Version 1, and Figure 3 in Version 2). The provisions of Version 2
provide some flexibility to these requirements, by allowing the residential floorspace obligations of
one lot to be transferred to another, via legal agreements. Except for the reference to legal
agreements, which do not reflect the final Amendment 85 provisions and are proposed to be
removed, the mandatory residential requirements outlined in Version 2 generally align with the
requirements of Amendment 85 are considered an appropriate means to ensure residential density
targets of the MACP are achieved.
Other Matters
Redevelopment of Western Australian Softball Centre and Open Space
The MACP proposes to redevelop approximately 75% of the land currently occupied by the
Western Australian Softball Centre (WASC) and owned by the City in freehold (part of Lot 900
Ashbury Crescent) for R-AC0 residential development. The balance of the site and the remainder
of Lot 900 is to be retained as public open space.
The WASC currently holds a lease over the western portion of Lot 900, which is due to expire in
2021, with an option to extend. Submissions were received from the (former) Department of Sport
and Recreation and Softball Western Australia requesting an appropriate alternative site be
identified for relocation of the WASC. Part 2 of the MACP acknowledges the need for the City to
engage with key stakeholders in relation to the relocation of the WASC and states that
redevelopment will only occur if a suitable alternative site is found.
Large areas of public open space are generally not promoted within the boundaries of a secondary
centre, where higher-intensity land uses are encouraged. The designation of a portion of the
WASC site for residential development is consistent with various WAPC policies, which seek to
increase residential densities within and surrounding activity centres, particularly as the City have
proposed that redevelopment will only occur if an alternative recreation site is found.
Even with the redevelopment of the WASC site, the MACP will retain approximately 8.3 hectares of
open space, representing 10% of the MAC. While the MACP outlines where open space areas are
to be located and how they are proposed to be developed, it does not include a POS schedule, or
other specific figures detailing the total amount of POS proposed. A modification is recommended
to insert these figures into the Explanatory Section of the MACP.
The MACP also proposes to increase the size of the town square (adjacent the intersection of
Milldale Way and Sudbury Road). Version 1 of the MAPC states that this will be achieved via a
portion of Lot 507 Sudbury Road (owned by Perron Investments Pty Ltd) being purchased by the
City, whereas Version 2 states that the land is to be retained in private ownership, but developed
as open space. The final Amendment 85 provisions refer to the land being purchased by the City
and it is recommended Version 2 of the MAPC be modified accordingly for consistency.
Interface with Adjoining Land
Along the western and southern edges of the MAC, R-AC0 coded land is proposed to share
boundaries with existing R20 and R40 coded lots. The MLDP addresses the potential interface
issues between the two areas, via appropriate setback and height provisions for the R-AC0 coded
properties.
Within the MAC itself, lower coded residential lots are generally separated from R-AC0 coded
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areas by road reserves and/or public open space. The only exception being Lot 12917 (Northwood
Drive) along the eastern edge of the MAC, which contains the Mirrabooka Police Station and is
owned by the State of WA. The MLDP currently allows for this lot to be developed with a nil rear
setback to the existing R40 properties on its southern boundary. This issue has been discussed
with the City’s officers, who have advised it is an oversight, which will be addressed through an
amendment to the MLDP.
Servicing
An Infrastructure report was prepared for the MACP, which found that significant upgrades to
existing power infrastructure will likely be required to cater for demand growth. It is anticipated the
City and/or developers will liaise with Western Power to coordinate these upgrades as the centre
develops.
The report also stated that future water and wastewater flows would likely be less than previous
estimates, which may allow the Water Corporation to defer upgrades to existing infrastructure. The
report found there is likely to be only a relatively minor increase in stormwater flows by 2031, which
can therefore likely to be accommodated with only minor engineering upgrades.
Additional Modification Requested by City of Stirling
Since forwarding the MACP to the WAPC, the City’s officers have requested the zoning of Lot 601
Mirrabooka Avenue and Lot 9501 Milldale Way be amended from Residential to Mixed Use. Lot
601 is the subject of an approved development application for a seven storey retirement living
complex with ground floor commercial uses.
The current proposed Residential zoning would not deliver development with active commercial
land uses at ground level on these lots, as envisioned in Part 2 of the MACP and already approved
on Lot 601, and is not consistent with the zoning of the lots under LPS 3. The proposed
modification is therefore supported.
RECOMMENDATION
That the Statutory Planning Committee, in accordance with Clause 38(1)(b), Schedule 2 Deemed Provisions for Local Planning Schemes of the Planning and Development (Local
Planning Schemes) Regulations 2015, resolves to require the City of Stirling to:
a) modify the draft Mirrabooka Town Centre Structure Plan (Attachment 1) as follows:
i.
firstly, in accordance with Version 2 of the draft Mirrabooka Town Centre
Activity Centre Plan (Attachment 2); and
ii.
secondly, in accordance with the Schedule of Modifications included as
Attachment 5; and
b) resubmit the modified plan to the Western Australian Planning Commission for
approval.
ATTACHMENTS
Attachment 1 – Version 1 MACP adopted by the City of Stirling
Attachment 2 – Version 2 MACP prepared by City of Stirling staff
Attachment 3 – Location Plan
Attachment 4 – Aerial
Attachment 5 – Schedule of Modifications
Attachment 6 – Zoning Plan
Attachment 7 – Submission Summary
Attachment 8 – Retail Needs Assessment
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Attachment 1 - Version 1 MACP adopted by the City of Stirling

Mirrabooka
Town Centre
Structure Plan
Modified after advertising November 2015
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This Structure Plan has been prepared by the City of Stirling, with the assistance of the
Department of Planning, Department of Transport, Department of Housing and Landcorp.
The diverse and passionate Mirrabooka community has also helped us shape the design
of this Structure Plan through workshops, detailed interviews and surveys.

2
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Legal Legal
Certified that this Structure Plan was adopted by resolution of the Western Australian Planning Commission on

ß

Western Australian Planning Commission resolution date

Signed for and on behalf of the Western Australian Planning Commission

ß

Western Australian Planning Commission signature

An officer of the Commission duly authorised by the Commission pursuant to Clause 16 of the Planning and Development Act 2005,
for that purpose, in the presence of:

ß

Witness

ß

Date

and by resolution of the Council of the City of Stirling on

ß City of Stirling resolution date
and pursuant to the Council’s resolution hereunto affixed in the presence of:

ß Mayor of the City of Stirling

ß Chief Executive Officer of the City of Stirling

ß Date

This Structure Plan is prepared under the provisions of the City of Stirling Local Planning Scheme
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Executive Summary
The Mirrabooka Town Centre
provides a substantial opportunity
for redevelopment. This structure
plan will foster the centre to grow in a
co-ordinated manner, responding to
the unique attributes of the place in
a way that respects the aspirations of
the local community.

State Planning Policy 4.2 seeks to develop
integrated centres with a diversity of uses which
facilitate the provision of local employment and
sustainable transport.

Mirrabooka Town Centre and its surrounds are
characterised by typical suburban development
of the 1960’s and 70’s and are representative of
many of metropolitan Perth’s middle-ring suburbs.
Mirrabooka has been an important service centre
for the rapidly developing and changing central
northern corridor, however, changes in public
policy and community expectations mean that it
is no longer appropriate to proceed in the same
way. Low intensity, poor street presence and car
dependence are characteristics of Mirrabooka Town
Centre and many other similarly aged suburban
centres, throughout the metropolitan area. The
Western Australian Planning Commission’s State
Planning Policy 4.2 Activity Centres for Perth and
Peel seeks to change this, however, the delivery of
such change within this existing suburban setting
presents a significant challenge for the government
agencies and the private sector.

“To create a centre with a diverse range of uses,
which is attractive, safe and is a focus for the
region’s shopping and service needs.”

The Structure Plan will guide the assessment of
land use and development of all private and public
land within the Structure Plan area shown on Figure
02.
Mirrabooka Town Centre Structure Plan vision:

The Structure Plan will facilitate the redevelopment
of the Mirrabooka Town Centre as a Mixed Use
precinct, incorporating higher density residential
dwellings and additional office and commercial
facilities. The redevelopment of the Mirrabooka Town
Centre will be characterised by the introduction of
rapid public transport, which will act as a catalyst
for land use change and built form transformation.
The Mirrabooka Town Centre represents one of the
major infill development areas within the City of
Stirling and redevelopment will have a strong focus
on maintaining and strengthening the employment
offering within the area.

?

A Structure Plan is a legal town plan, which
sets out land uses, street networks and building
design regulations for an area. It will sit inside
the City of Stirling’s Local Planning Scheme. This
Structure Plan relates to Mirrabooka Town Centre
(the area which includes the shopping centre
and the bus station).
We’ve prepared a new Structure Plan for
Mirrabooka because the area needs it. The
current plan is out of date, and does not reflect
the development or public infrastructure needs
for the area into the future.

State
Government
Directions
2031

Mirrabooka
Structure Plan

6

What is a Structure Plan
and why prepare one for
Mirrabooka?

State
Government

State
Government

Urban
Consolidation
Plan

MAX Planning
Framework

City of Stirling

City of Stirling

Local
Planning
Scheme

Local
Planning
Strategy
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Item
Total area covered by Structure Plan
Area of each land use zone proposed:
• Mixed Use
• Mixed Business
• Business
• Civic
• Residential
• Parks and Recreation
• Regional Centre
• Public Use (Transport)
• Primary Regional Road Reserve
Estimated residential dwellings (at 2031)
Estimated population (at 2031)
Estimated commercial floor space (at 2031)
Estimated retail floor space (at 2031)
Employment generation (at 2031)

Relevant Data

Reference in
Structure Plan

83.0ha

Section 2.1

18.8ha
5.0ha
1.8ha
0.3ha
17.1ha
8.3ha
9.3ha
0.9ha
0.1ha

Section 10.2
Section 10.2
Section 10.2
Section 10.2
Section 10.2
Section 10.2
Section 10.2
Section 10.2
Section 10.2

2,101
4,750
33,280m2
88,380m2
5,743

Section 6.1.7
Section 10.2.3
Section 10.2.3
Section 10.2.3
Section 10.6.2

Figure 02 — Mirrabooka Structure Plan summary table
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Executive Summary (continued)
The Planning Process
The Mirrabooka Town Centre Structure Plan is
to be adopted by the City of Stirling under Part
6A of Local Planning Scheme No. 3 and is the
primary statutory document regulating land use
permissibility applicable to the subject area.
Any development proposed within the Mirrabooka
Town Centre Structure Plan area is to be compliant
with the built form standards and development
requirements outlined within the Mirrabooka Town
Centre Local Development Plan.
Local Planning Policies adopted under the Local
Planning Scheme No. 3 may be applicable to the subject
area where they do not conflict with the provisions
contained within this Local Area Plan. In the event of
an inconsistency between this Local Development
Plan and the provisions of a Local Planning Policy, the
provisions of this Local Area Plan will prevail to the
extent of the inconsistency.
The planning process is illustrated in Figure 03.

Statutory Planning Process

Local Planning Scheme No.3
(Mirrabooka Regional Centre
Special Control Area)
Purpose:
integrated
development
of
public
and
private
land.

Mirrabooka Town Centre
Structure Plan

Mirrabooka Town Centre Local
Development Plan

Purpose: Sets out land uses, street
networks and building design regulations
for the Structure Plan area.

Purpose: detailed guidance on built form
and development standards.

Structure Plan Development
The Mirrabooka Town Centre Structure Plan has come
into fruition as a result of a number of work packages
which were undertaken by various consultants. The
work packages (illustrated in Figure 04) provided
vital information to develop a structure plan which
has an understanding of the current environment,
while allowing the opportunity to plan for future
development as a result of economic and social growth.

City of Stirling Local Planning
Policies
Purpose: Further guidance on specific
relevant planning matters.
Figure 03 — Statutory Planning Process Diagram
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Figure 04 — Work packages feeding into the Mirrabooka Town Centre Structure Plan

Mirrabooka Town Centre Local Centre
This Structure Plan is the result of several work
packages which have been commissioned
to inform and input into the strategic plan for
Mirrabooka Town Centre.

Community Infrastructure Plan

Employment Strategy

Retail Needs Assessment

Utility Infrastructure Plan

Purpose: To ensure the timley provision
of community facilities to meet the
needs of the community.

Purpose:
Determines
the
future
employment numbers by industry type
for Mirrabooka Town Centre.

Purpose: Considers the retail needs of
the surrounding population as well as
the potential economic impacts of the
Structure Plan.

Purpose: Analyses of the current
infrastructure (Drainage, sewerage,
power and gas) that is available to
the Town Centre and determines
the
necessary
requirements
to
accommodate future development.

Town Centre Urban Design
Strategy
Purpose: Provides an economically
sustainable vision for the centre which
informs the Structure Plan, Local
Development Plan and new and existing
park designs.

Movement Network and Parking
Management Urban Design
Strategy
Purpose: Provides a design soloution
which integrates the movement network
with the land use and built form outcomes
required for the centre.

Local Water Management
Strategy
Purpose: Assesses the current water
infrastructure of the Town Centre
and determines the future needs to
accommodate future development
and design of new roads and parks.
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PART1

Part 1

Statutory section
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The Structure Plan
1.1 Structure Plan Area
The Mirrabooka Town Centre is generally bound
by Mirrabooka Avenue, Yirrigan Drive, Northwood
Drive and Reid Highway.
Boundaries for the
structure plan have been cognisant of the major
physical and land use characteristics with and
surrounding the centre, as illustrated in Figure 05.

1.2 Structure of this Report
The Mirrabooka Town Centre Structure Plan has been
prepared in accordance with the relevant Scheme,
State Planning Policy 4.2 Activity Centres for Perth and
Peel and the Western Australian Planning Commission’s
Structure Plan Preparation Guidelines (August 2012),
and comprises two parts, as follows:
Part 1 Statutory section
This section outlines all provisions and standards
which have statutory effect, including the structure
plan map
Part 2 Non-statutory (explanatory) section
Contains relevant, contextual information to support
the preparation, interpretation and implementation
of the structure plan
Technical appendices
Contains the movement network assessment,
infrastructure and service assessment and local water
management strategy.
12

1.3

Interpretation and Scheme
Relationship

The terms used in the structure plan have the
respective meanings given to them in the City of
Stirling Local Planning Scheme No. 3, or where not
defined in the local planning scheme, as set out
below.
A provision or requirement of the structure plan shall
be given the same force and effect as a provision
or requirements of the City of Stirling Local Planning
Scheme No.3.
Pursuant to clause 6A.12.2 of the Scheme:

1.4 Relationship to Residential 		
Design Codes
In accordance with Section 5 of the City of Stirling Local
Planning Scheme No.3, the Residential Design Codes
apply to all existing developed residential areas within
the Structure Plan area.
The Mirrabooka Town Centre Local Area Plan identifies
which clauses of the Residential Design Codes apply to
individual areas.
The residential density code for residential development
in the non-residential sectors shall be RAC0.

1. The provisions, standards and requirements
specified under Part 1 of this Structure Plan
shall have the same force and effect as if they
were a provision, standard or requirement of
the Scheme.
2. Any other provisions, standards or requirements
of Part 1 of the Structure Plan that are not
otherwise contained in the Scheme shall
apply to the subject area as though they are
incorporated into the Scheme, and shall be
binding and enforceable to the same extent as
if part of the Scheme.
3. Part 2 of this Structure Plan and the Appendices
– Technical Reports are to be used as a
reference only to clarify and guide interpretation
and implementation of Part 1.
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The Structure Plan (continued)
1.5 Operation

1.7 Land Use Sectors

•

This Structure Plan comes into effect on the date
adopted by the Western Australian Planning
Commission pursuant to Clause 6A.12.1 of the Scheme
and the requirements of State Planning Policy 4.2 –
Activity Centres for Perth and Peel.

The Structure Plan area is classified into the sectors
shown on the Structure Plan map (Figure 06).

•

The objectives of each of the sectors are as
follows, and are intended to provide the context for
development within the respective sectors.

1.7.4 Regional Centre

1.7.1 Business

•

1.6 Development Requirements
1.6.1 Mirrabooka Town Centre Local Area Plan.
Any development proposed within the Structure Plan
area is to be compliant with the built form standards
and development requirements outlined within the
Mirrabooka Town Centre Local Area Plan, approved for
the subject area under Clause 6A.16 of Local Planning
Scheme No. 3.

•
•

To provide for a limited range of small-scale
commercial development which is compatible
with residential development.
To provide for a range of housing types
compatible with a mixed use environment.

•
1.7.2 Mixed Business
•
•
•

To facilitate a development mix of showrooms,
office and service industry of a higher aesthetic
quality located on major traffic routes.
To provide for a range of housing types
compatible with a mixed use environment.
To ensure that traffic management, road safety,
site access, onsite parking, building design and
streetscape appearance are not compromised.

1.7.3 Mixed Use
•
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•

To provide for a wide variety of active commercial
uses on the street level that contribute to a
vibrant and active street which are compatible
with residential and other non active uses on
upper levels.

•

To facilitate the creation of employment within
the area so as to reduce the demand for travel,
and enhance the level of self-sufficiency.
To ensure a high standard of design that negates
issues such as noise, odour and vibration that
are related to mixed use developments.

To provide for a full range of shopping, office,
administrative, social, recreation, entertainment
and community services, consistent with the
region-serving role of the centre.
To facilitate the creation of employment within
the centre so as to reduce the demand for
travel, and enhance the level of self-sufficiency
within the sub-region.
To promote a high degree of accessibility to
and within the centre, for users of all modes
of transport (bus, rail, private car, cycle and
pedestrian) and to avoid fragmentation of
commercial development.
To enhance pedestrian connectivity within the
centre, so as to facilitate movement between
sites and from public and private transport
nodes.

1.7.5 Residential
•

•

To provide for residential development at a
range of densities with a variety of housing type
and size, to meet the current and future needs
of the community.
To provide for a range of non-residential uses,
which are compatible with and complementary
to residential development.
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1.7.6 Civic
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•

To provide for a limited range of community
facilities which are compatible with surrounding
development.
To ensure that the design of development is in
keeping with the scale and form of surrounding
development.
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Figure 06 — Mirrabooka Structure Plan
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The Structure Plan (continued)
1.8 Land Use Permissibility Table
The permissibility of individual land use classifications within the sectors delineated on Figure 06 are
outlined within the Permissibility Table below. The symbols used in the cross reference in Figure 07 are
defined under clause 4.3.2 of Local Planning Scheme No. 3, and the uses referenced are defined within
1.7 of Local Planning Scheme No. 3.

Use classification/Sector

Business

Mixed

Mixed Use

Business

16

Regional

Residential

Civic

Centre

Aged or dependent person Dwelling

D2

P

P

P

P

A

Amusement Parlour

P

X

P

P

X

X

Bed and Breakfast

D

P

D

D

A

X

Betting Agency

P

D

D

D

X

X

Boarding House

A2

D

D

D

A

X

Car Park

D

P

D

D

X

D

Caravan Park

X

X

X

X

X

X

Caretaker’s Dwelling

D

P

P

D

D

D

Child Care Premises

D

D

A

D

A

P

Cinema/ Theatre

D

X

D

D

X

X

Civic Use

D

D

P

D

A

P

Club Premises

A

D

P

P

X

X

Community Purposes

A

X

P

P

A

P

Consulting Rooms

D

X

P

P

X

X

Convenience Store

P

D3

P

P

X

X

Corrective Institution

X

X

X

X

X

X

Drive Through Fast Food Outlet

X

D

D

D

X

X

Educational Establishment

D

D

D

D

X

X

Exhibition Centre

D

D

P

P

X

D
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Use classification/Sector

Business

Mixed

Mixed Use

Business

Regional

Residential

Civic

Centre

Family Day Care

D

X

D

D

A

X

Fast Food Outlet

A

D

P

P

X

X

Fuel Depot

X

X

X

X

X

X

Funeral Parlor

D

D

D

D

X

X

Garden Centre

D

P

D

D

X

X

Grouped Dwelling

D

P

D

D

P

X

Hardware Showroom

X

P

X

X

X

X

Home Business

D

P

D

D

A

X

Home Occupation

D

P

D

D

D

X

Home Office

P

P

P

P

P

X

Home Store

P

P

P

P

A

X

Hospital

X

X

P

A

X

X

Hostel

2

D

A

A

X

A

X

Hotel

D

A

P

A

X

X

Industry - Cottage

D

P

X

X

D

X

Industry - Extractive

X

X

X

X

X

X

Industry - General

X

D

X

X

X

X

Industry - Light

X

D

X

X

X

X

Industry - Mining

X

X

X

X

X

X

Industry - Noxious

X

X

X

X

X

X

Industry - Rural

X

X

X

X

X

X

Industry - Service

X

P

X

X

X

X

Institutional Building

X

X

A

X

X

X

Institutional Home

A

X

X

X

X

X

Market

X

D

P

D

X

2

2

2

2

X
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The Structure Plan (continued)
Use classification/Sector

Business

Mixed

Mixed Use

Business

18

Regional

Residential

Civic

Centre

Media Establishment

D

D

P

P

X

X

Medical Centre

A

D

P

P

X

X

Motel

X

D

D

D

X

X

Motor Vehicle Repair

X

D

X

A

X

X

Motor Vehicle Wash

X

D

X

A

X

X

Motor Vehicle, Boat or Caravan Sales

X

D

X

X

X

X

Multiple Dwelling

D2

P

P

D

P1

X

Night Club

D

X

A

A

X

X

Nursing Home

X

A

X

X

A

X

Office

P

D

P

P

X

D

Park Home Park

X

X

X

X

X

X

Personal Care Services

P

X

P

P

X

A

Personal Services

D

X

P

P

X

X

Place of Worship

D

D

A

D

A

D

Reception Centre

D

D

D

D

X

X

Recreation - Private

P

P

P

P

X

X

Residential Building

D2

D

D

D

D

X

Restaurant

P

D

P

P

X

X

Restricted Premises

X

X

A

A

X

X

Retirement Complex

A

X

D

X

D

X

Rural Pursuit

X

X

X

X

A

X

Salvage Yard

X

X

X

X

X

X

Service Station

A

D

X

P

X

X

Shop

X

X

P

P

X

X

Short Stay Accommodation

X

P

D

D

P

X
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Use classification/Sector

Business

Mixed

Mixed Use

Business
Showroom
Single Bedroom Dwelling
Single House
Storage (Outdoor)
Tavern
Telecommunications Infrastructure
Trade Display
Transport Depot
Veterinary Centre
Warehouse
Wrecking
Note:

1.
2.

X
D2
D2
X
X
D
X
X
D
X
X

P
P
X
D
D
D
P
X
D
P
X

Regional

Residential

Civic

Centre
X
D
D
X
A
D
A
X
D
X
X

Multiple dwellings are not permitted in areas coded R35 or below
Not permitted on the ground floor fronting the street greater than 10m in width

D
D
D
X
D
D
A
X
D
X
X

X
P
P
X
X
A
X
X
X
X
X

X
X
X
X
X
D
X
X
X
X
X

Figure 07 — Land use permissibility table
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Development requirements
2.1 Mandatory Residential
Where new buildings over 3 storeys are proposed,
as identified in Figure 8, 20% of the gross floor area
shall be for residential uses on the subject lot;
Where any new buildings are proposed, as
indicated in Figure 8, 50% of gross floor area shall
be for residential uses on the subject lot.
The residential development shall generally be located
in the area as shown in Figure 8 to achieve surveillance
of public roads.
Any development approval granted within these
mandatory residential areas will be subject to a
condition requiring the delivery of the mandatory
residential component as identified in this clause
prior to the occupation of the remaining parts of the
building.

Mandatory residential component for any
new building in a non-residential sector
Mandatory residential component for new
buildings above 3 storeys in a non-residential
sector
20

Figure 08 — Proposed mandatory residential
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2.2 Expansion of Existing 		
Shopping Centre
For Lots 500 Yirrigan Drive and 507 Sudbury Road,
Mirrabooka the following shall apply.
a)

For every 2500m² of additional shop (NLA)
above the 47,100m² (existing NLA in 2014)
the following additional development must
already exist or be undertaken together
with the additional shop development:

i)
0.2m2 of floor space (NLA) other than
		
shop use that is not fronting a public
		street.
ii)
the first 1,000m² of floor space
		
(NLA) required under clause 2.2a1
		
being provided on land that fronts
		
Sudbury Road and the Town Square
		
with a nil setback to the street.
iii)
Other future floor space required
		
under clause 2.2 a) i) being provided
		
on land that fronts Sudbury Road,
		
the Town Square, Chesterfiled Road,
		
Farrier Road or Yirrigan Drive with a
		
nil setback to the street.
b)

2.3 Public Open Space

2.5 Dwelling Diversity

Any new Parks and Recreation areas shall be ceded
free of cost to the City of Stirling for the purpose of
public open space as indicated in Figure 6.

Within the ‘Mixed Use’, ‘Regional Centre’, Mixed Business’
and ‘Residential’ sectors, any new development with
a residential component of more than 10 Multiple
Dwellings is required to incorporate a minimum of 10%
of single bedroom dwellings constructed on site.

2.4 Public Road Connections
Local Road Reserve
Land for Local Road Reserves shall be ceded to the
City free of cost and constructed to a standard to
the satisfaction of the City free of cost as identified
in Figure 52.
Proposed Local road reserve
Land for Proposed Local Road Reserves shall be
ceded to the City free of cost and constructed to a
standard to the satisfaction of the City free of cost
as identified in Figure 52. Notwithstanding this the
exact location of the proposed Local Road Reserve
may be altered subject to approval from the City.

A minimum of 1,411m2 of open space will
be sought for purchase by the City on lot
507 adjacent to the existing Town Square for
expansion of the Town Square.
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Development requirements (continued)
2.6 Vehicle Parking

•

Parking shall be in accordance with the following
provisions and the relevant parking policy for the
Mirrabooka Town Centre.
2.6.1 Parking for Non-residential development
Size of
Development

Max Car Parking
per Net Hectare

Min Public
Parking

Min
Short
Stay
Parking

Parking for multiple dwellings with an RACO code
shall be in accordance with the table below:

Dwelling Size
Min Car Parking (bays)
Small (less than 75m2 or 0.75
1 bedroom)
Medium (75 – 110m2)
1
Large (more than 110m2) 1.25
Multiple Dwelling Car Parking Ratios for Areas Coded
R-AC0

•

Residential visitor bays will be accommodated
through on street parking bays and other public
parking available within the Mirrabooka Town
Centre.

Core Area
Non-residential
plot ratio over
1.0

200 bays

100 bays

60% of
public
parking

Non-residential
plot ratio 1.0 or
under

2.0 bays per
100m² of nonresidential floor
space of gfa

1.0 bay per
100m² of nonresidential floor
space of gfa

60% of
public
parking

Outer Area
Non-residential
plot ratio over
1.0

400 bays per
hectare

200 bays/
hectare

60% of
public
parking

Non-residential
plot ratio 1.0 or
under

4.0 bays per
100m² of nonresidential floor
space of gfa

2.0 bays per
100m² of nonresidential floor
space of gfa

60% of
public
parking

2.6.2 Parking for Residential Development
•

22

Car parking bays for residential uses in areas coded
between R20, and R160 density code as identified
in the Structure Plan shall be in accordance with
the R- Codes.
Figure 08A — Core and Non - Core Car Parking Areas
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2.7 Noise Mitigation

Requirements for noise attenuation measures to
be incorporated in construction; and
Notifications being placed on the certificate of
title to ensure future landowners are informed.
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In the “Mixed Use” sector, where a “shop” use is
discretionary, the Net Leasable Area of a shop shall
be limited to 150m² per tenancy, except on those
sites highlighted in the “shopping core area” as
identified in Figure 9.
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Figure 09 — Proposed Mirrabooka Town Centre shopping core area
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Part 2

Explanatory section
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Introduction and Purpose
1.1 Introduction and purpose
This non-statutory (explanatory) section constitutes
Part 2 of the proposed Structure Plan for the Mirrabooka
Town Centre. The Structure Plan has been prepared
for the centre to fulfil requirements of State Planning
Policy 4.2 and the City of Stirling Local Planning Scheme
Number 3. The Structure Plan provides a framework
for future Local Development Plans and development
applications.
The Structure Plan will be used by the Western
Australian Planning Commission, the Department
of Planning, City of Stirling, State Government
agencies, landowners and the local community
to inform further detailed planning and provide
certainty about future development in Mirrabooka
Town Centre.

1.2 Mirrabooka Town Centre vision
To create a centre with a diverse range of uses,
which is attractive, safe and is a focus for the
region’s shopping and service needs.

26

1.3 Purpose and objectives of the
Structure Plan
1. To facilitate development of a safe, vibrant,
mixed use town centre based on sustainable
design principles, integrated with public
transport.
2. Greater use of the Mirrabooka public transport
facilities through increased density of both
residential and non residential uses.
3. The development of a diverse range of housing
types.
4. The development of a variety of public open
space areas.
5. The development of a range of non residential uses
that contribute to economic development, local
employment, and viability of the Town Centre and
wider City of Stirling, including better integration
of education facilities with the public transport
network.
6. Enhance and better articulate the range
of facilities that relate to the needs of the
community.
7. The development of a permeable transport
network through the provision of additional road
connections and making best use of planned
and existing transport infrastructure.
8. Introduce a developer contributions regime to
fund key infrastructure.

9. The development of a main street.
10. High quality private and public spaces and
buildings that contribute towards a sense of
place.
11. Guide the redevelopment opportunities of
Mirrabooka Square Shopping Centre area to
interact with the Town Centre main streets.
12. Reassess
parking
requirements
for
the
Mirrabooka Town Centre area, as a transit
supportive activity centre.
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1.4 Background

1.4.1 Mirrabooka Town Centre timeline

Planning for Mirrabooka Town Centre has an
extensive history. First developed in the 1960’s and
1970’s primarily by the State Housing Commission
(currently the Department of Housing), a number of
planning initiatives have been undertaken over the
last decade to address ongoing issues associated
with:

•
•
•
•
•
•
•
•

•
•
•
•

The underutilisation of land;
Poor urban design outcomes;
Perceived and actual safety issues; and,
Under-performance of the centre against
activity centre key performance indicators,
such as housing and employment diversity,
access and connectivity.

1960’s - 1980’s — Development of land primarily by the Department of Housing
2001 — Mirrabooka Enquiry by Design
2002 — Mirrabooka Regional Centre Improvement Strategy
2004 — Mirrabooka Regional Centre Design Theme and Guidelines
2006 — Draft Outline Development Plan
2007 — Draft Parking Management Plan
2008–10 — Draft structure plan (not completed)
2010 — City of Stirling completes Local Area Plan for Mirrabooka; and City of Stirling / State
Government Memorandum of Understanding established to facilitate the following key works:
•
•
•
•
•
•

•
•

Mirrabooka Bus Station upgrade (completed)
Construction of the Sudbury Place/Ilkeston Place ‘Main Street’ connection (completed)
Construction of a new town square (completed)
Subdivision of the Northwood Precinct for residential development (completed)
Construction of the Milldale Way ‘Main Street’ connection between Sudbury Place and Chesterfield
Way (estimated construction FY2014/15)
Creation of new mixed use development sites adjacent to the new ‘Main Street’ connections
(estimated construction FY2014/15)

2012 — State Government announces intention to develop a light rail line to connect to Mirrabooka
(estimated construction commencement 2022)
2013 — Current — City of Stirling / State Government agencies commence Structure Planning for the
centre
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Introduction and Purpose (continued)
1.5 Community consultation
The preparation of the Mirrabooka Town Centre
Structure Plan has been facilitated as a collaborative
process involving relevant stakeholders from the initial
stages including the City of Stirling, LandCorp and the
Departments of Planning, Transport and Housing.
Community consultation has occurred with a wide
range of stakeholders during the course of the
Structure Plan’s development, including:
1.5.1 Visioning workshop (July 2013)
The Visioning Workshop successfully integrated the
comments and feedback of landowners, residents,
business owners and key government authorities
to establish an overall vision and objectives for
the development of the Mirrabooka Town Centre
Structure Plan area. The Workshop promoted a
shared understanding of the context and ‘drivers’
for development, the community and stakeholder
aspirations/challenges and opportunities for mutual
assistance in achieving development outcomes.

Furthermore, it was important to understand what
the community groups and organisations would
like to see in Mirrabooka, and how these various
groups can assist in the implementation phase of
the Structure Plan.
1.5.3 Precinct design workshop (March 2014)
The precinct design workshop provided an
opportunity to canvass the community on three
design options for the Mirrabooka town centre and
obtain feedback from community stakeholders on
their acceptance and/or concerns.

of gaining a greater understanding of the needs
and issues of the various cultural and community
groups within the centre.
1.5.5 Community Open Day (May 2004)
The preferred land use option was displayed along
with relevant detail of public open space, town
square and detailed streetscapes. This provided an
opportunity to offer the community more information
regarding the structure plan in order to receive their
feedback and comments. The feedback resulted
in some changes being made to the plan.

The outcomes of this workshop were considered by
the project working group and assisted in refining
a consolidated design which best represented the
views of the community.
1.5.4 Community leaders interviews
The project working group undertook interviews
with various community leaders, including:

The outcomes of the visioning workshop were
considered by the project working group and assisted
in detailed design.

•
•
•

1.5.2 Community infrastructure needs workshop
(February 2014)

•

This workshop was designed to seek feedback
on current provision and conceptual placement of
future community infrastructure for the Mirrabooka
Activity Centre Structure Plan area.
28

•
•

WA Police – Sergeant Don Emanuel Smith;
Ishar Women’s Health Centre – Andrea Creado;
North Metropolitan Migrant Resource Centre –
Eric Imani;
Department of Sport and Recreation - Melissa Rudez
(Inclusion Officer for Culturally and Linguistically
Diverse groups);
The Smith Family - Linda Parsons; and,
Edmund Rice Centre – Stephen Bowman.

These interviews were organised with the intention

SPC Agenda Page 145

PART2

Figure 10 — Artist impression of possible redevelopment outcome of Mirrabooka Town Centre - view along Sudbury Road
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Local and regional context
Land description and location

Reid Highway

The Mirrabooka Town Centre study area measures
approximately 83.0 hectares in area. The area is
bound by Reid Highway to the north, Mirrabooka
Avenue to the west, Yirrigan Drive to the south, and
Northwood Drive to the east.
Boundaries for the Structure Plan have been cognisant
of the major physical and land use characteristics with
and surrounding the centre.
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Polytechnic West Balga, Bushforever site 385 and
John Septimus Roe High School are all located to
the north of the centre and Reid Highway.

Mirrabooka Avenue

The Structure Plan area is located approximately 10km
north of the Perth Central Business District and 7km
east of the coast.

Milldale Way
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Figure 11 — Mirrabooka Town Centre Structure Plan boundary.
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Figure 12 — Regional context map
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Current condition
3.1 Site context
3.1.1

Area and land use

The current land use plan is illustrated in Figure 13. The
current mixture of land uses are represented as:
•
•
•
•
•
•
•

Recreation and public open space;
Leisure and entertainment;
Civic, government, health and education;
Retail, commercial and hospitality;
Public transport;
Residential; and
Vacant Land.

3.1.2 Public realm and open space
Two major recreation and leisure facilities which
are located within the study area are the Herb
Graham Recreation Centre and the WA State Softball
Headquarters. Existing public open space provision
is located between the Library, Bus Station and
Mirrabooka Shopping Centre. Existing public open
space and recreation provisions has been illustrated in
Figure 13.
The public open space connecting the Bus station and
library is to be removed to allow for the construction of
the new ‘Main Street’ by extending Milldale Way, east
to Sudbury Road.

3.1.3 Residential
32

Low density residential with an R20 coding is located
to the north east corner of the study area. A mixture of
R40 – R80 is being implemented adjacent to the Herb
Graham Recreational Centre and to the east of the
Mirrabooka Shopping Centre. Provision for additional
R60 – R80 has been made within the City of Stirling
Local Planning Scheme No. 3. (Local Planning Scheme
Map No. 7).
Mirrabooka Town Centre is largely characterised
by recently constructed unit and town house style
development providing affordable housing options
and additional community housing options for
singles.
Residential development in the areas
abutting the Structure Plan area are largely single
detached dwellings on small to medium sized lots.
The average block size is 600m2, though lots of up
to 890m2 can be found. Much of the area has been
developed, however there are still a small number
of vacant lots remaining in the eastern sector of the
suburb. Houses are predominantly of brick and tile
construction and are generally single storey.
3.1.4 Retail and commercial
The Mirrabooka Town Centre contains a relatively
diverse mix surrounding the main Mirrabooka Square
Shopping Centre, including a large tavern, medical
and professional suites (i.e. physiotherapists, financial
services etc.). Each of these businesses are located in
separate buildings or in smaller tenancies separated
from the Shopping Centre with no clear pedestrian
connection between them. The diverstity target for
the centre is already at 65%.
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Figure 13 — Current land use map
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Current condition (continued)
3.1.5 Ownership
The Centre represents a mix of private and
government (both state and local) agency
ownership.

landowners, who are considered to have strategic
importance in revitalising the Centre such as the Perron
Group as owners of the Mirrabooka Square Shopping
Centre.

The Department of Housing remain a major government
stakeholder
retaining
several
undeveloped
landholdings within the Centre. Other key landowners
include the City of Stirling, and the Public Transport
Authority who own the land on which the bus transfer
station and associated bus way are located.
Another significant land owner is the Crown which
owns a number of existing reserves within the Centre,
in particular the central parkland. The Government
owned landholdings have strategic importance in
implementing the recommendations of the Centre’s
Improvement Strategy.
Additionally, there are a number of other private

34

Mirrabooka Bus Station and Town Centre along Sudbury Road
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Current condition (continued)
3.2 Movement network
3.2.1 Strategic road hierarchy

•

Reid Highway
•
•
•
•

Reserved as a Primary Regional Road under the
Metropolitan Development Scheme;
Primary Distributor and designated freight
route;
Carries approximately 40,000 vehicles per day east
of Mirrabooka Avenue;
Is a four-lane divided road with controlled
access only and no frontage activity.

Northwood Drive
•
•
•

Mirrabooka Avenue

•

•
•

•

•
•

District Distributor A;
Carries approximately 24,300 vehicles per day
north of Yirrigan Drive;
Is a four-lane divided road with turning lanes at
intersections and a 60 kph speed limit;
Has residential frontage access on western kerb,
and restricted commercial frontage access on
eastern kerb.

Local Distributor that provides access to the
various land uses within the Mirrabooka Town
Centre;
Carries approximately 10,000 vehicles per day
north of Yirrigan Drive;
Has access to commercial land use parking
areas along its entire length.

Farrier Road
•
•

Approximately 10m wide local road;
Carries approximately 6,000 vehicles per day;

Services the shopping centre and the
commercial area between Farrier Road and
Northwood Drive;
Has a give-way intersection at Yirrigan Drive and
a roundabout at the intersection of Chesterfield
Road.
There is a significant level difference between
Farrier Road and the Mirrabooka Shopping Centre
land to the west.

Milldale Way
•
•
•

Two-lane divided road, with two 5m lanes and
a 3m median;
Carries approximately 5,000 vehicles per day;
The proposed Milldale Way extension will connect
Chesterfield Way with Sudbury Road by creating a
new ‘Main Street’ environment.

Sudbury Road

•

•

36

•

•

•
•

•

•

•

Yirrigan Drive

•

District Distributor B;
Carries approximately 11,000 vehicles per day
north of Chesterfield Road;
Is a two-lane divided road that narrows to a
single carriageway as it bridges over Reid
Highway;
Has give-way controlled intersections at Yirrigan
Drive and Chesterfield Road.
With the exception of commercial development
at the intersection of Yirrigan Drive, development
turns its back on the road.

•

Chesterfield Road

•

District Distributor B;
Carries approximately 21,000 vehicles per day
east of Mirrabooka Avenue;
Is a four-lane divided road with turning lanes at
main intersections;
Provides access to the shopping centre, fast
food and service station to the north, but no
direct access to the residential area to the south

between Mirrabooka Avenue and Dianella Drive
other than at Coralberry Crescent;
Traffic signals at Ilkeston and Chesterfield and
give-way intersections at Farrier and the major
southern shopping centre entrance all act as
important gateways into the Activity Centre.

•

Connects Yirrigan Drive to Chesterfield Road in
a local slow speed environment;
Provides access to commercial premises,
offices and the Mirrabooka Bus Station
On-street
parking
accommodated
along
Sudbury Road, to the north of the Town Square.

1 City of Stirling Traffic Surveys (2010-2012)
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Current condition (continued)
3.2.2 Bus

376 379

67
365
372
377
415

376 379

68 354
370 371
375 376
378 379
870 888
377 378

Milldale Way
68 377 378

field

Roa

d

Far
r ie

n
ga

rri
Yi

67 354 365
370 370 372
375 415 870
888

rR

oad

ster

Dr i
ve

db
Su

Che

No
rth
wo
od

yR

oa

d

354 365 371
372 415

ur

The majority of the routes operate at a peak hour
frequency of lower than 20 minutes in the AM and
PM peak hours. The weekend frequencies are
lower with the majority operating with a 60 minute
frequency.

Mirrabooka Avenue

Mirrabooka Bus Station is located in the town centre
— one of the busiest bus stations in the metropolitan
area, catering for most bus routes connecting with
the corridor. The bus facility was upgraded (works
finished in 2011) and includes 12 bus stands that
accommodate service numbers: 67, 68, 354, 365,
370, 371, 372, 375, 376, 377, 378, 379, 415, 870,
and 888.

Reid Highway

ive
Dr

68

67 371 888
370 375 870

Transperth bus route
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Figure 16 — Current Perth bus network
SPC Agenda Page 155

PART2

3.2.3 Walking
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The current cycle network is shown in Figure 15
illustrates that there are shared cycle paths on
Mirrabooka Avenue, Yirrigan Drive and Northwood
Drive and bicycle lanes on Reid Highway. There is
a lack of formal cycle facilities in Mirrabooka Town
Centre.

Milldale Way

Su

3.2.4 Cycling

Mirrabooka Avenue

The pedestrian environment is considered harsh
on and around Reid Highway, Mirrabooka Avenue
and Yirrigan Drive.
These roads do however
accommodate pedestrian footpaths on both sides.
Walking within the centre is easier, although safety,
poor levels of activation and comfort are well known
issues within the community.

Designated cycle pathway
Footpath (both sides of the road)
Footpath (one side of the road)

Figure 17 — Current pedestrian and cycle networks
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Current condition (continued)
3.2.5 Car parking
There are approximately 4,200 car parking spaces in
the town centre (not including residential parking).
Of these, 45% are attached to the Mirrabooka Square
Shopping Centre 1882 car bays) . All off-street parking
is nominally allocated to a particular land use / building,
rather than being designated public parking.
The locations of the retail, commercial and recreational
car parking areas are shown in Figure 18. This illustrates
that there is a significant amount of car parking located
in and around the central core of the town centre.
Requirements for parking in the Mirrabooka Town
Centre are outlined in the City of Stirling Policy Manual,
Section 6.7 Parking and Access. This policy nominates
the required ratio of parking spaces that must be
provided for a particular size and type of development.
The nominated ratios are generally similar to those
adopted by other local government authorities.
However, the City of Stirling also offers the following
potential discounts (only those relevant to the study
area are provided here), up to a total 65% maximum
variation:
•
•

•

40

20% reduction if the proposed development is
within 400m walking distance of a rail station (10%
reduction if within 800m)
15% reduction if the proposed development is
within 200m walking distance of a high frequency
bus stop or bus station (10% reduction if within
400m)
20% reduction if the proposed development is
within 50m walking distance of an existing public
car parking area (currently none provided in the

•

•

study area) (10% reduction if within 400m)
5% reduction if the proposed development is
to provide 5 bicycle parking bays greater than
required. 10% reduction where the additional
5 bays are provided and end of trip facilities are
provided
10% reduction if the proposed development is in
a Local Centre, District Centre, Regional Centre,
Mixed Use or Business Zone (Mirrabooka is a
Regional Centre)

On this basis, any development within 400m of the
Mirrabooka Bus Station (with includes most of the study
area except those precincts adjacent to Northwood
Drive) may be entitled to a reduction of at least 20% (for
proximity to bus station, and location within a Regional
Centre), with a further reduction if enhanced bicycle
parking provision is made. It is expected that the MAX
light rail station would trigger the same reduction as a
‘rail station’, therefore most development in Mirrabooka
would be entitled to the full 35% allowable reduction.

Mirrabooka Shopping Centre and associated car park

The Parking Policy also allows for consideration of the
use of reciprocal parking arrangements, beyond the
65% maximum variation otherwise allowed. Parking
spaces can be shared by various uses, where the
demand for parking associated with each use will not
overlap so that the capacity of the available parking is
not reduced.
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352

24
57

171

117

191

202
187

267

63
169

126

17

1,898

280

Figure 18 — Current car parking within Mirrabooka Town Centre
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Community infrastructure
4.1 Current infrastructure

•

Mirrabooka and its surrounding suburbs have
historically been a desirable place for new migrants
to settle. Also, there are many indigenous people
who live in the area and have contributed to its
growth over time.

•

As a result there are now a number of well-established
non profit organisations and government agencies
running support services for these groups from
buildings in the Centre. Their activities attract
migrant and indigenous people with an interest to
connect with others in their community, as well as
providing much needed services to settle into the
common aspect to living in a modern Perth.
As with most culturally diverse areas within large
cities there are many opportunities and challenges to
be explored if Mirrabooka is to become a vibrant and
healthy centre that reflects its people.
There are a range of public and private community
service providers currently located within the
Mirrabooka Town Centre, including:
•
•
•
•
•
•
•
•
•
•
42

Herb Graham Recreation Complex
Childcare facilities
Western Australia Softball Centre
Medical consultancies;
Mirrabooka Library
Squash courts
Police Station
Health club / gymnasium
Various job search agencies
Christian Church

State
Government
Health,
Family
and
Community Service outlets
Various culturally and linguistically diverse
assistance centres such as but not limited to
Edmund Rice Centre, North Metro Migrant
Resource Centre and Ishar Women’s Centre

The Mirrabooka Square Shopping Centre is a
major retail component of the centre with additional
large format retail/ commercial and hospitality land
uses being concentrated in the south west and
south east corner of the study area. These areas
are predominantly accessible by car and gain
exposure through strong visibility from Yirrigan
Drive and Mirrabooka Avenue.
Other retail/commercial offerings include a large
tavern, medical and professional suites (i.e.
physiotherapists, financial services etc.). These
businesses are located in separate buildings or
in smaller tenancies however, separated from
the Shopping Centre with no clear pedestrian
connection between them.

Mirrabooka Bus Station

Western Australian Softball Centre

The Mirrabooka Town Centre is also well serviced
by road and road based public transportation
infrastructure. The configuration of the Centre
however, and its location in proximity to major
highways has resulted in a high dependence on
motor vehicles to access uses across the site,
further contributing to the lack of integration and
connection within the Centre.
The bus transfer station itself is another key piece of
community infrastructure, being one of the major bus
stations in Perth.

Herb Graham Recreation Centre
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WA Softball
headquarters
Mirrabooka Medical Centre,
Derbil Yirrigan Health Service

Centrelink, Communicare Employment
Services, Central TAFE
Herb Graham
Recreation Centre

Department of Health, Migrant
Resource Centre
Library, The Smith Family,
Ishar Womens Health Centre,

Migrant Resource
Centre

Sudbury House, Child care
Mirrabooka Crime Prevention Office,
Medical suites

Ice skating arena
Squash courts
Child care,
Centacare

Bus station

Mirrabooka House
(State Government support services)

Mirrabooka Police
Station

Medical Centre

Edmund Rice Centre,
Centacare

Figure 19 — Current community infrastructure
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Opportunities and constraints
5.1 Key challenges
•
•
•
•
•
•
•
•
•
•
•

Poor pedestrian and cycle network;
Lack of diverse and accessible public open
space;
Poor connectivity into the centre across major
roads;
Underutilised land;
Lack of diverse retail, social and commercial
offerings;
Poor image and perceived social problems;
Poor commercial performance;
Safety and security concerns by the local
community;
Lack of passive surveillance over the centre;
The centre is currently dominated by at grade
car parking provisions; and,
The existing pedestrian network is of varying
quality and fragmented by physical barriers.

Lack of public connectivity

Poor pedestrian environments

Figure 20

Significant level differences

Under-utilised public areas

Figure 21
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Figure 22

Figure 23
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5.2 Key Aspirations
•

•
•
•
•
•
•

To meet the activity centre’s level of community
need and enable employment, goods and services
to be accessed efficiently and equitably by the
community;
To create a wide range of retail and commercial
uses that promote a competitive retail and
commercial market;
To create a vibrant well activated ’Main Street’
precinct;
To increase the density and diversity of housing
within the town centre to improve land efficiency,
and housing variety;
To maximise access to and through the town
centre with an emphasis on walkability and
integrated public transport initiatives;
To create a fine grained network of high quality
public open space that is safe, well lit and with
enhanced passive surveillance; and,
To reinforce the character and sense of place for
Mirrabooka and create a sense of community
pride.

Vacant land

Bus station & proposed light rail

Figure 24

Potential development areas

Figure 26

Key gateways

Figure 25

Figure 27
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Strategic planning framework

State

Regional

Statement of Planning Policy

Directions 2031
The highest level metropolitan spatial
framework and strategic plan, it guides
planning policy to accommodate and
manage population growth within
Perth and Peel to 2031 and beyond.

Includes the State Planning Framework
(SPP No.1) and key sectoral policies
(SPP No.2 - 6) which further articulate
the broad themes set out in the State
Planning policy

46

Provides guidance at sub-regional level
for delivering the objectives of Directions
2031 and how to achieve the housing and
employment targets

Sub-regional Structure Plans

City of Stirling
Local Planning
Strategy

Typically informed by the sub-regional
strategies and provide comprehensive
planning guidance on a sub-regional
level for the short, medium and long
term.
Metropolitan
Region Scheme

Figure 28 — Strategic planning context

Local

Metropolitan Sub-regional
Strategies

State Planning Strategy
The State Planning Strategy provides
the broad strategic direction for
Western Australia

Sub-Regional

Local Planning
Scheme No.3

Mirrabooka Town
Centre
Structure Plan
SPC Agenda Page 163

PART2

Northern view of Mirrabooka Shopping Centre
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Strategic planning framework (continued)
6.1

Strategic planning

6.1.1 Directions 2031
Directions 2031 and Beyond - Metropolitan Planning Strategy for Perth and Peel is the State’s primary
strategic blueprint for the future growth of the capital city and surrounds. Directions 2031 sets the course
for Perth to become a more sustainable, liveable and prosperous city over the next two decades, by
encouraging:
•
•
•
•
•

Intensified and infill residential development to support the additional 750,000 people expected to
call the metropolitan area home by 2031;
Growth and diversification of activity centres to adequately meet the population, employment, and service
needs;
More efficient use and investment in transport and services infrastructure;
Protection of its significant environmental assets; and
Social capital and enterprise.

A key platform of Directions 2031 is the encouragement of alternative forms of development than that
typically found in Perth. For many decades, accommodating the growing population has largely been
fostered in low density housing on the urban fringe. The strategy recognises that continuation of this
sprawl is not a sustainable model for development, and contains a key target that 47 per cent of new
dwellings be accommodated within the existing urban environment1. Activity centres will play a critical
role in achieving this target.
For more information on Directions 2031 and Beyond, download a copy at www.planning.wa.gov.au

1 Department of Planning (2010), Directions 2031 and Beyond-Metropolitan Strategy for Perth and Peel
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6.1.2

State Planning Policy 4.2 – Activity Centres for Perth and Peel

In 2010, the Western Australian Planning Commission adopted State Planning Policy 4.2 – Activity Centres for
Perth and Peel, (SPP4.2) to guide the future development of activity centres in the metropolitan area. SPP4.2
identifies the hierarchy of activity centres as well as detailing their desirable form and function, and requirements
for the preparation of structure plans.
Under the policy, Mirrabooka is defined as a secondary centre which is to perform the following functions:
Secondary centres share similar characteristics with strategic metropolitan centres but serve smaller
catchments and offer a more limited range of services, facilities and employment opportunities. They
perform an important role in the city’s economy, and provide essential services for their catchment.
Importantly, SPP4.2 supports the evolution of centres away from a typical homogenous retail base, to
better serve the needs of existing and future communities through a more diverse mix of commercial,
employment and residential activities. This structure plan has been prepared to be consistent with the
intent and requirements for secondary activity centres under the State Planning Policy.
For more information on SPP 4.2, download a copy at www.planning.wa.gov.au

1 Department of Planning (2010), State Planning Policy 4.2 – Activity Centre Planning for Perth and Peel
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Strategic planning framework (continued)
6.1.3

Spatial Plan for Urban Consolidation

On behalf of the Western Australian Planning Commission, the Department of Planning is currently
preparing the Spatial Plan for Urban Consolidation to set out the next level of detail to Directions 2031
for future infill development. The Plan identifies boundaries for infill growth areas, whilst balancing these
outcomes with the need to maintain the character of existing inner urban areas. Growth areas have been
nominated based on the following criteria:
•
•
•
•
•
•

Activity centres
Activity corridors
Urban corridors
Transit precincts
Potential redevelopment areas
Green corridors

The draft Spatial Plan is expected to be released for public comment during 2015. Mirrabooka Town Centre is
identified within the plan as a future growth area, given its activity centre status and its role as a major transit
interchange.
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6.1.4 Draft Public Transport Plan for Perth in 2031
Released in 2011, the draft Public Transport Plan for Perth in 2031 outlined a vision and program for public
transport investment and infrastructure to align with the growth expected as a result of Directions 2031 initiatives.
The strategy identified a range of heavy rail and bus network improvements to cater for the rapid rise in public
transport demand and provide a sound alternative to car travel. The Plan found that between 2001 and 2011,
public transport usage in Perth increased by 67 per cent - three times the rate of population growth over the
same period.1
A key initiative of the strategy is the introduction of a new tier of public transport to Perth in the form of
light rail. In the first stage, light rail will connect Mirrabooka with the Perth central business district, before
continuing on to the QEII Medical Centre and the Victoria Park transfer station. Implementation of light
rail will contribute to a fundamental shift in the way people access (and move within) Perth in the coming
years.
It offers a high-capacity, high-frequency and prioritised public transport option for those living and working
in the central northern corridor and the CBD. The Strategy identifies longer term extensions to the system
to connect with Subiaco, Glendalough, Stirling City Centre, the University of Western
Australia and
Curtin University.
Unlike some other forms of transport, light rail also has the capacity to significantly influence the urban
environment. Its ability to integrate into the existing urban area, permanence and contribution to improving
access and connectivity can be a catalyst for both regeneration and new development.
For more information on the draft Public Transport for Perth in 2031 plan, download a copy at www.transport.wa.gov.
au

1 Department of Transport (2011), Draft Public Transport for Perth in 2031
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Strategic planning framework (continued)
6.1.5 Metro Area Express (MAX) light rail
Stage one of the light rail, known as MAX, is
scheduled to commence construction in 2019
and be operational in 2022 and will include both
the central northern corridor and east-west Central
Business District legs (refer Figure 29).
6.1.6 Planning for MAX light rail
The draft MAX Planning Framework has been
prepared to outline a consolidated vision for
achieving integrated transport and land use
outcomes across the 22km stage one route.

•

proposed light rail stop areas and guide more
detailed planning where necessary; and
Establish steps for implementation.

Polytechnic West

The Framework focusses on the 800m catchment
of each future light rail stop and proposes areas
for development intensification, as well as
strategic transport connections requiring further
consideration to improve the relationship between
light rail and the surrounding community.

Mirrabooka

The release of the MAX Planning Framework
for public advertisement has been deferred in
accordance with the deferral of the MAX project.

Dianella

The Framework has been prepared in conjunction
with the seven statutory authorities through which
the light rail passes to:
•
•
•
•

•
•
52

Establish a consistent and cohesive planning
approach across the network;
Set corridor-wide principles, objectives and
approaches for land use, urban design and
transport integration;
Benchmark
the
social,
economic
and
development position of land adjacent to the
MAX system;
Test and make recommendations on feasible
future land use scenarios to achieve intensification
and diversity within activity centres and links along
the route;
Identify and define stop area types to guide
more detailed design exercises for light rail
infrastructure and the adjacent urban area;
Understand the current context and future
opportunities or improvements required for the

Yokine

ECU Mt Lawley

North Perth

Subiaco

West Perth

Northbridge
Perth CBD

East Perth

Kings Park
Figure 29 — The proposed Stage 1 MAX route.
SPC Agenda Page 169

PART2

Figure 30 — Artist impression of Mirrabooka Town Centre – view along Sudbury Road and Milldale Way
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Strategic planning framework (continued)
6.1.7 Planning for MAX in Mirrabooka
With the implementation of MAX, Mirrabooka will
be served by a light rail stop co-located with the
Mirrabooka Bus Station on Sudbury Place. MAX
will provide the primary public transport option
between Mirrabooka and the Perth Central Business
District, with bus services in the surrounding areas
oriented towards and/or terminating at Mirrabooka
Bus Station to allow for the interchange with light
rail services.
The Draft MAX Planning Framework has grouped
light rail stops based on aspirational characteristics
for land use mix and levels of intensity expected
within the 800m catchment of the stops over time.
Mirrabooka has been identified as a Suburban
Centre stop type, as is illustrated in Figure 32.
Opportunities for land use change over time have
been classified in three ways:
Opportunity sites – areas with short to medium
term development potential, which are generally
less constrained. These sites are predominantly
located within close proximity to stops.
Investigation areas – intensified development
may occur over time but constraints are likely to
make these areas longer term proposals. Further
planning consideration is required to address
the specific issues affecting their redevelopment
potential. These cells are largely situated a short
distance from the stop.
Peripheral growth – acknowledges the existing
54

urban conditions, but recognises that latent
development potential may already exist under
current R-Codes or that minor development may
occur over time up to an R30 coding. These areas
are largely located in the balance of the light rail
catchment.
Opportunity sites and investigation areas are
allocated a level of intensity (low, medium or high)
which directly relates to the relevant stop area type.
This is illustrated in Figure 33.
A range of filters to determine the suitability and
likelihood of areas for change have been used
including the age of building stock; heritage and
character areas; lot size; land tenure and locational
factors. Local knowledge and input from local
government has been an essential component of
this assessment.
This methodology was applied to forecast the
dwelling, population and job numbers for the
Mirrabooka locality, and is outlined in Figure 31.

Stop area
SUBURBAN
CENTRE

D2031 activity centre
match
D2031 activity centre
typology matches
Max Station location
Additional land uses

661

1,010

2,048

2,101

Population

1,942

2,416

4,550

4,750

Jobs

2,197

3,282

5,845

6,273

Figure 31 — High level development capacity for
Mirrabooka Source: MacroPlan Dimasi

Shopping Centre
Mirrabooka



Office commercial



Major component





Residential

Moderate componenent

Minor component


Retail



Services, community,
education

2011 2021 2031 2041
Dwellings

Secondary centre

Indicative building intensity

High intesity
Medium intensity
Low intensity

Figure 32 — Mirrabooka station type characteristics
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Opportunity Area
Low intensity
Medium intensity
High intensity
Investigation Site
Low intensity
Medium intensity
High intensity

Figure 33 — Proposed land intensity around MAX route in Mirrabooka
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Strategic planning framework (continued)
6.1.8 City of Stirling – Draft Local Planning
Strategy

component).
Providing appropriate locations for a wider
range of businesses.
Better integrating an upgraded bus station with
the Centre to actualise effective transport/land
use integration.
Effective permeability through the Centre.
Enabling greater employment within the Centre
through an increased range of employment
sectors.
Supporting local and sub-regional economic
self-sufficiency.

longer apply given the new State Planning Policy
4.23. For instance, the Mirrabooka Regional Centre
was recommended for a maximum retail floorspace
of 50,000 m2, though additional ‘shop’ floorspace
were permitted on a ‘Main Street’ above that limit.

6.1.9 City of Stirling – Draft Local Commercial
Strategy

“retail product revitalisation and diversification”;
and,

A Local Commercial Strategy was prepared by
the City of Stirling in August 2007, to assist in the
implementation of the Metropolitan Centres Policy
(2000), which has now been superseded by the
Activity Centres Policy for Perth and Peel.

“fresh food and retail street-side markets”.

•

The City of Stirling has submitted a draft Local
Planning Strategy to the Western Australian Planning
Commission for consent to advertise, which sets out
the future vision for the local government area and
key issues and growth patterns to be addressed
over time.

•

Although most aspects of the draft strategy apply
to guiding future planning and development of
the Mirrabooka Town Centre, there are a few key
objectives and issues responses that are considered
particularly pertinent, which are outlined in Figure
34.

•

Within the draft strategy, Mirrabooka is identified as a
Growth Area, with the potential to yield an additional
1,300 dwellings (assuming 85% take up rate) to meet
Directions 2031 local government dwelling targets.
These yields pre-date the additional dwelling yield
analysis undertaken as part of the development of the
MAX Planning Framework (as outlined in Section 6.1.7).

•
•

The Strategy recommended a hierarchy of centres
for the council area as follows:

The following key recommendations are made
specifically in relation to Mirrabooka Secondary
Centre:

•

•

•

•
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A shift from a development pattern currently
characterised by clusters of similar land use
types to a more diverse and intense mix of uses.
Enabling a significant increase in housing
opportunities within the Centre (providing more
housing diversity than is currently provided by
the predominantly single residential dwelling

•

Strategic Regional Centre — One such centres
located at Stirling/ Innaloo.
Regional Centre — Two such centres, located
at Karringyup and Mirrabooka.
District Centre — Seven designated centres,
at Stirling Central, Scarborough, Northlands,
Dianella, Dog Swamp, Beaufort Street and
Mount Lawley.

Although recommended floorspace caps were
provided for each for the centres, these caps no

6.1.10 City of Stirling – Draft Economic and
Tourism Development Strategy
The 2013 Draft Economic and Tourism Development
Strategy developed by the AEG Group, identifies
Mirrabooka as a high priority focus for:

The Strategy also identifies that Mirrabooka:
“...should be expanded to incorporate other
activities so the retail centres become a destination
in and of themselves.
This could include for
example, expanding areas to include food,
beverage, cinema, arcade and/or bowling activities
will create a location that promotes community
engagement and interaction”.
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Strategic objective

Key issue response

Living in or visiting our City should
be a safe, comfortable and enjoyable
experience

•
•
•

•
•
•

Encourage development to adopt a main street style design approach to all scales of activity centres.
Ensure the future vitality of existing centres and provide for diversification of land uses within them.
Identify existing centres and their walkable catchments within the City and allow for the creation and growth of
centres in under-represented areas.
Require development within activity centres to promote pedestrian accessibility, and support the need for
public transport.
The City should address the needs of community members for high quality community facilities.
Guide sustainable development to major activity corridors, activity centres and provide for improvements to the
neighbourhood and local centres.
Ensure the future viability of centres by supporting a variety of uses within them, and by restricting spot
commercial rezonings which do not adjoin identified centres.
Ensure high density development occurs in close proximity to public transport interchanges.
Reduce dependence on the private motor vehicle by supporting alternate transportation options.
Encourage pedestrian and cycling infrastructure within surrounding centres.

•

Promote development that limits water and energy use.

•

Investigate and encourage density bonuses to promote higher-density developments that include diverse and
affordable housing.
Ensure that public open spaces and recreational facilities are sufficient to and adaptable, in order to meet the
various needs of the community.
Ensure strategic transport routes are complemented with appropriate adjacent development.

•

Our success as a vibrant city will depend
on building on our current prosperity

•
•
•

Improve accessibility, ensuring residents
can meet their education, employment
recreation, service and consumer needs
within a reasonable distance from their
home
We should grow within the constraints
placed on us by the environment in which
we live

•
•

Figure 34 — City of Stirling Draft Local Planning Strategy key objectives and issue response
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Statutory planning context
7.1

Statutory Planning

7.1.1 Metropolitan Region Scheme
The Mirrabooka Town Centre is zoned ‘Urban’ under
the Metropolitan Region Scheme (MRS), allowing
for a range of residential, commercial, office
and service industry based uses. The northern
boundary of the town centre is bordered by the
Reid Highway Primary Regional Roads reserve.
7.1.2 City of Stirling Local Planning Scheme No.3
Mirrabooka Town Centre currently comprises a
mix of zones (refer to Figure 35), allowing for the
following forms of development:
•
•
•
•
•
•
•
•
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Residential
Regional centre
Mixed business
Development
Mixed use
Civic
Business
Local Reserve

7.1.3 Amendment 29
In 2013, the City of Stirling initiated Amendment 29 to
the local planning scheme to expand the Development
zone over the Mirrabooka Town Centre and include
it as a Development Area under Schedule 10 of the
Scheme. On 16 September 2014, the amendment
was gazetted, giving statutory authority for the City’s
adoption of a structure plan for the town centre,
requiring development to be consistent with the
provisions of that structure plan. The objectives for the
Development Area are as below:
1. To facilitate development of a safe, vibrant, mixed
use town centre based on sustainable design
principles, integrated with public transport.
2. Greater use of the Mirrabooka public transport
facilities through increased density of both
residential and non-residential uses.
3. The development of a diverse range of housing
types.
4. The development of a variety of public open
space areas.
5. The development of a range of non-residential
uses that contribute to economic development,
local employment and viability of the Centre.
6. The development of a range of community
facilities.
7. The development of a permeable transport
network through the provision of additional road
network connections.
8. Introduce a developer contributions regime to
fund key infrastructure.
9. The development of a ‘Main Street’.
10. High quality private and public spaces and
buildings that contribute towards a sense of

place.
As the land use mix will be determined within the
structure plan, future changes to zoning, height or
density will take effect through modifications to the
approved structure plan.
7.1.4 Mirrabooka Regional Centre Special Control
Area
Clause 6.8 of the City of Stirling’s Local Planning
Scheme 3, provides for the City of Stirling to adopt
a structure plan for Mirrabooka Town Centre. The
Scheme requires development and subdivision to
be generally consistent with an approved structure
plan for the centre, whilst also detailing parking
requirements for reciprocal parking and reduction
of required ratios.
7.1.5 Local Planning Policy 5.4 - Mirrabooka
Regional Centre Design Guidelines
The policy controls density, height, setbacks and other
design guidance relevant to manage the interface of
new development with adjacent land uses and the
streetscape. The policy has been effective for some
years and was recently amended as an interim measure
prior to the full provisions of the activity centre
structure plan and associated local development plan
being completed. It is envisaged that the policy will be
replaced by the proposed local development plan.
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Figure 35 — City of Stirling Local Planning Scheme No.3 existing zoning map
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Existing site conditions
8.1 Natural environment

•

8.1.2 Landform and soils
As the site has already been considerably
developed, there is little of the natural landform
remaining. There are two man-made lakes located
within the existing Pedestrian Access Way slightly
west of the centre of the site. The north-west
portion of the site has been cleared in the past and
contains a small amount of regrowth. The site is
predominantly underlain by pale and olive sands of
the Tamala Limestone Formation.
The Mirrabooka Town Centre contains two topographic
features of note, being an incline on the eastern
portion of the site and a depression leading down
to the lake. The incline begins at Yirrigan Drive and
continues to Chesterfield Road where the land declines
to approximately the same level as the remainder of
the site. Although not natural, the second topographic
feature is the water body adjacent to the bus station.
The land was previously excavated to create a steep
slope down to this feature. Other than these two
features the site is mostly flat.
8.1.3 Groundwater and surface water
A review of the existing site characteristics and
possible development impacts has confirmed that
the site is not heavily constrained from a water
perspective. The key existing groundwater and
surface water characteristics are:
•
60

There are no Water Corporation main drains in
the structure plan area;

•
•

•
•

It is estimated that there would be an increase
in runoff of approximately 15 per cent within
the development area due to a proportionate
increase in impervious area.
The Perth groundwater level within the structure
plan area ranges between 23 and 24.5 AHD,
or approximately 40 metres below ground level.
The Structure Plan area is characterised by moderate
to high soil permeability with limited groundwater
influence, providing lots the opportunity to use
soakwells with limited need for direct connection
to the drainage system.
There are currently four existing licences to extract
groundwater at nine different draw points in the
Structure Plan area.
Groundwater salinity in the structure plan area
is typically in the range of 0 to 500mg/L and
is considered to be sufficiently good quality
for irrigation of public and private open space
without treatment.

8.1.4 Environmental constraints and site 		
contamination
There is an existing fuel service station located on
the corner of Farrier Road and Yirrigan Drive. This
site will need to be remediated in accordance with
DEC requirements if future redevelopment was to
occur.

8.2 Heritage
8.2.1 European heritage
A
search of The Heritage Council of Western
Australia’s database yielded no places of heritage
significance.
The City of Stirling has identified three Heritage
Protection Areas within its local government area
being the Inglewood, Mount Lawley and Menora
Heritage Protect Areas, none of which apply to the
Mirrabooka Regional Centre.
In addition, the City of Stirling maintains a Municipal
Inventory. There are no places of significance
within the Mirrabooka Town Centre that appear on
that register.
8.2.2 Indigenous heritage
A search of the Department of Indigenous Affairs
Aboriginal Heritage Sites Register showed that
sites of significance exist within a short distance of
the Centre but nothing had been entered relating to
the Centre itself.
To the best of the City’s knowledge however, the
revitalisation of the Mirrabooka Regional Centre
does not involve any heritage implications.

SPC Agenda Page 177

PART2

8.3 Services

study area.

This information is referenced from the Utility
Infrastructure Plan which was undertaken by
Jacobs SKM for the Mirrabooke Town Centre.

There are currently Western Power substations located
at Arkana and Malaga, approximately 1.4 and 2.9
kilometres from the Structure Plan area.

8.3.1

8.3.3 Gas

Communications

Existing Telstra telecommunications services are
available within the vicinity of the site in the following
locations:
•
•
•
•

Along the northern side of Chesterfield Road;
To every lot in the residential area between
Livery Cirlce and Northwood Drive, and
Northwood Drive and Farmer Road;
Along the northern side of Yirrigan Drive; and,
Along the western side of Mirrabooka Avenue.

Amcom telecommunications have optic fibre
serving the shopping centre and other businesses
with a requirement for a high speed broadband
connection.
8.3.2 Electrical power
Western Power is the service authority responsible for
providing electricity within the Structure Plan area.
Electrical power services are currently available as
follows:
•
•

Existing
132KV
high
voltage
overhead
transmission lines run along the northern
boundary of the area along Reid Highway; and,
Existing high voltage single phase and 3 phase
high voltage distribution lines lie within the

ACTO gas is the service authority for gas within
the structure plan area. Existing gas infrastructure
is available within the area and services every
proposed block, except for those along Milldale
Way and the proposed extension through to Ilkeston
Place.

own stomwater drainage, and this is primarily by
soakwells.
A large drain carries all the stormwater collected in
the Structure Plan area under Reid Highway and into a
basin in the open space reserve to the north. Another
smaller basin is located south of the area on the corner
of Yirrigan Drive and Dianella Drive.

8.3.4 Water
The Structure Plan area is well serviced by water
mains. The major trunk line is a 225mm diameter pipe,
however it should be noted that some of the water
reticulation pipes in the area are asbestos cement and
are fragile and should not be exposed unnecessarily.
8.3.5 Sewage
Water Corporation is responsible for all sewer
reticulation in Western Australia. The sewer main
servicing the area is a D225 main running west to a
pumping station approximately 200 metres west of
Mirrabooka Avenue. This pumping station lifts the
waste to a low gradient D300 main that continues
west through the back of adjacent residential lots.
8.3.6 Drainage
Currently, each property is responsible for its
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Demographic profile
9.1 Mirrabooka local community
The Structure Plan area for the Mirrabooka Town
Centre is geographically small and has a residential
population of approximately 1,900 persons living
within the existing 661 dwellings.
Although future users of Mirrabooka will extend
further afield than the immediate area, community
profiles have been obtained for the most likely
users of the centre – being those that fall within the
800 metre walkable catchment.

9.1.2 Mobility issues

9.1.3 A transient community

•

•

•

There are a number of conclusions that can be drawn
from recent 2011 Census data which highlight the
importance of serving these communities with suitable
amenity and intensity.
9.1.1 Ageing population
•

•

Large concentrations of elderly residents (80
years and older) significantly exceeding the
metropolitan average of 3.4 per cent in Dianella
(7.5 per cent) and Westminster (5.3 per cent).
High concentrations of people aged 60 and
above feature in the suburbs of Westminster
(19.9 per cent), Dianella (25.4 per cent)
compared to the metropolitan average (17.8
per cent).

•

•

On average nearly 9.56 per cent of households
in the surrounding suburbs do not own motor
vehicles, which is significantly higher than the
metropolitan average of 6.2 per cent. While to
some extent this may be by choice, it is likely
that for some of the suburbs this correlates with
the ageing population or the affordability issues
of car ownership.
Compared to the metropolitan average, the
wider Mirrabooka locality already features a
strong propensity for public transport as the
preferred mode of transport for journeys to work.
Public transport currently has an average mode
share across the five surrounding suburbs of
8.64 per cent using a combination of bus and
train services, compared to 6.4 per cent across
the metropolitan area.
All suburbs have a high level of bus use for
journey to work (8.42 per cent) compared
to the metropolitan average of 3.6 per cent.
Particularly high levels of bus use are evident
in Westminster (11.3 per cent) and Nollamara
(9.9 per cent).
This data suggests a strong level of community
acceptance to use public transport as a
preferred mode choice to work, which may
continue to grow as public transport service
levels become more competitive to private
vehicle travel.

•

Mirrabooka and its surrounding suburbs exhibit
a high degree of rental accommodation. This
may indicate a number of factors, such as
revealing potential hotspots of housing stress,
areas of high student populations (i.e. Crawley)
and demonstrating where some residents are
choosing to rent in areas with high levels of
amenity (land uses and accessibility) that may
otherwise not be affordable to purchase
Significantly higher proportion of rental being
Balga (44.5 per cent), Westminster (47.3 per
cent), Nollamara (41.2 per cent) and Mirrabooka
(34.2 per cent), are consistently higher than the
metropolitan average of 27.6 per cent, with the
exception of Dianella (20.5 per cent).1

1 Australian Bureau of Statistics (2013), 2011 Census Community
Profiles (various sources)
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9.2

Mirrabooka wider community

As a secondary centre, Mirrabooka Town Centre
has a broader regional catchment. To understand
the needs of the catchment community and
those most likely to visit the centre for their retail,
recreational and service needs and to use the
transport interchange, the locality considered has
been extended to include the nearby suburbs
of Mirrabooka, Balga, Dianella, Nollamara and
Westminster.

With this in mind, Figure 36 compares the suburb
profiles of Mirrabooka, Balga, Dianella, Nollamara
and Westminster to provide a further understanding
of the demographics of the entire Mirrabooka
catchment area.

Figure 36 — Suburb profile comparative table

Dianella

Nollamara

Balga

Westminster

Mirrabooka

Perth Metro

22,521
51.8% females
48.2 males
37 years of age
56.3%-Australia
0.6% - Aboriginal
4.6% - England
3.9% - South Africa
59% employed
full time, 26.5%
part time, 4%
unemployed
Individual income $618 per week

9,888
50.6% females
49.4% males
40 years of age
48.7% - Australia
2.6% - aboriginal
3.9% - England
3.2% - India
62.6% employed
full time, 25.2%
part time, 5.7%
unemployed
Individual income $615 per week

10,701
49.3% females
50.7% males
32 years of age
49.1% - Australia
3.7% - Aboriginal
2.7% - Burma
2.6% - Sudan
58.7% employed full
time, 26.5 part time,
8.5% unemployed
Individual income $490 per week

5,175
49.8% females
50.2% males
31 years of age
48.4% - Australia
2.4% - Aboriginal
3.3% - India
2.8 - New Zealand
61.45% employed
full time, 24.2%
part time, 7.7%
unemployed
Individual income $555 per week

7,933
50.6% females
49.4% males
30 years of age
43.5% - Australia
4.4% - Aboriginal
8% - Vietnam
3.6% - Burma
54% employed
full time, 29.6%
part time, 8.3
unemployed
Individual income $399 per week

1,728,867
50.4 females
49.6 males
36 years of age
59.6% - Australia
1.5% - Aboriginal
11.4% - England
1.7% - South Africa
60.2% - employed
fully time, 28.9%
part time, 4.8%
unemployed
Individual income $669

Home ownership

40.2% fully owned,
31.9% mortgaged,
24.1% rented

19.2% fully owned,
30.4% mortgaged,
46.2% rented

20% fully owned,
32.2% mortgaged,
43.4% rented

22% fully owned,
42.3% mortgaged,
30.3% rented

29.3% fully owned,
39.8% mortgaged,
27.6% rented

Median rent

$300 per week

22.2% fully
owned,30.6%
mortgaged, 44.4%
rented
$325 per week

$299 per week

$300 per week

$250 per week

Population

Median/average age
Ethnicity (top
responses but not
limited to)
Employment

Median income

$320 per week
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Northern view of Mirrabooka Town Centre
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Mirrabooka town centre structure plan
10.1 The Structure Plan
The Mirrabooka Town Centre area will grow and
improve the opportunities it offers to local and
regional populations. The area will embrace its
secondary centre classification by:
•
•
•
•
•

Introducing new public transport and road
connections;
Modernising the zonings on vacant and
underutilised land;
Introducing high quality public open space
areas that fit the diverse urban setting;
Referencing quality built form guidelines to
complement zonings in the study area; and,
Working with the City of Stirling Economic
Development Area to facilitate high quality building,
public space and place making opportunities.

Improving Mirrabooka Town Centre will take time
and effort. The following principles should be
supported by landowners, and the State and Local
government in order to reach this vision:
•

•

•
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The current and proposed public transport
infrastructure should support new development
on vacant and underutilised. It must operate
seamlessly with the land use intentions of the
centre.
High quality urban buildings and public spaces
must meet the current and future needs in
Mirrabooka, and reflect the diverse community
that visits the place everyday
Local businesses and non-profit organisations
should be supported as the place transitions,
by providing new opportunities to operate in

•

•

the centre.
Improve the relationship between the Mirrabooka
Square Shopping Centre and the emerging
‘Lifestyle Street’ and transit interchange to the
west.
Encourage more people to live in Mirrabooka
Town Centre, which would create better
housing options for locals and a stronger sense
of community within the centre.

•

structure plan area.
The long term development of the existing WA
Softball Centre site with high quality, medium to
high density residential development.

The key elements of the proposed Mirrabooka
Structure Plan are:
•

•
•

•
•
•
•
•

Consolidation of lots into larger land use blocks
which have the potential to be developed with
an overall vision and into a finer grain fabric
within.
Additional road corridors to allow greater
pedestrian and vehicular permeability through
the site.
Introduction of areas of Mixed Use and Mixed
Business zoning to encourage higher density
living in the Town Centre to activate business
areas outside of work hours.
Restructuring of public open space to create
parks and civic space with defined functions
and purpose within the town centre.
Retention of existing established residential
areas to the north east of the structure plan
area.
Retention of the Herb Graham facility and
associated district park.
Wrapping of Mirrabooka Square Shopping
Centre with Mixed Use development to activate
edges of mall and surrounding streets.
Aged care facility in the north west corner of the
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Medium
density living

Retention of Herb
Graham Centre
and recreation
space

Aged care
facility
Retention of
existing residential
neighbourhood

Milldale Way,
lifestyle street
extension

Quality
streetscape

Central civic
space
Activation of road
frontages

Mixed use
zoning
Private open
space (indicative)

Figure 37 — Proposed Mirrabooka Town Centre Structure Plan with indiicative building footprints shown
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Mirrabooka town centre structure plan (continued)
10.2 Land Use
A key component of the Mirrabooka Town Centre
Structure Plan involves modernising the land use
sectors that current exist in the area. This Structure
Plan proposes:
•

•

•

•
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The introduction of mixed use sectors that allow for
greater flexibility in building uses, while providing
greater guidance through a Local Development
Plan. These mixed use areas relate to existing
urban streets and the proposed light rail route in
Mirrabooka Town Centre.
The introduction of additional residential uses
in existing Mixed Business areas to improve
opportunities to increase the number of
residents in Mirrabooka Town Centre whilst
providing opportunities to maintain mixed
business uses (albeit in a form that is more
sympathetic to a town centre environment).
Long term rezoning of the WA State Softball
Centre
to
encourage
residential
urban
development and new public spaces that
will complement the proposed light rail/bus
interchange. Any change to current Softball
operation would require continued discussions
with Softball WA and the Department of Sport
and Recreation.
Modification of sectors around the Mirrabooka
Square Shopping Centre to improve its long
term interface with surrounding public roads
and the Mirrabooka Town Square. Rezoning
will include an adjustment of the current civic
zoning of the Mirrabooka Town Centre and
would introduce more mixed use opportunities
around the periphery of the Shopping Centre.

Figure 39 reflects the proposed land uses for the
Mirrabooka Town Centre Structure Plan.
10.2.1 Points of Activity
The area between the proposed light rail station and
Mirrabooka Town Square is expected to be the main
point of activity within Mirrabooka Town Centre. This
space will be the most popular arrival point for local
and regional visitors and offers a generous civic area
for community activities to take place. The Milldale
Way ‘lifestyle street’ offers a secondary point of activity,
with a focus on shop based mixed use development
interacting with the pedestrian focussed street at
ground level.
10.2.2 Dwelling Diversity
A minimum of 10% of new dwellings shall be
provided as Single Bedroom Dwellings.

10.2.3 Potential Redevelopment Yields
A detailed analysis, to support and inform the
preparation of the Structure Plan, has been
undertaken to assess the potential floorspace
areas and population for the subject area, as shown
within Figure 38.

2011

2021

2031

Floor space
Retail
Commercial
Other
Total

51,320m2
14,600m2
32,120m2
98,040m2

58,010m2
16,400m2
36,920m2
111,330m2

88,380m2
33,280m2
74,560m2
196,220m2

Population

1,942

2,416

4,550

Figure 38 — Floorspace and population forecasts to
2031
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Figure 39 — Proposed Structure Plan land use map
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Mirrabooka town centre structure plan (continued)
10.2.4 Mandatory Residential
The Structure Plan identifies several areas that
require the mandatory provision of residential
dwellings. These areas are identified in Figure 40.
A minimum of 50% of the Gross Floor Area of
the development shall be provided as residential
dwellings. The mandatory residential component
for developments above 3 storeys will be 20% of
the Gross Floor Area.
The intention of this requirement is to ensure that a
residential population is provided in the vicinity of the
future transit stops, in order to support the viability
of a rapid transit system. This is in accordance
with the City of Stirling’s anticipated population
targets which comply with State Planning Policy 4.2
dwelling targets. The mandatory development of
residential facilities within the Structure Plan area
will also ensure that a resident population lives
within close proximity to the activity corridor. This
will in turn support the vibrancy of the area with
resident activity throughout the course of the day
and not just during working hours.
Suitable built form and/or management measures may
be necessitated to mitigate potential noise, odour or
dust nuisance impacts on residential facilities. These
measures will be discussed in more detail in the
Mirrabooka Local Area Plan.
Mandatory residential
non-residential zonings

component

for

Mandatory residential for buildings above
3 storeys for non-residential zonings
70

Figure 40 — Proposed mandatory residential
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10.2.5 Expansion of Existing Shopping Centre
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State Planning Policy 4.2 - Activity Centres for Perth
and Peel require land use targets to be achieved in
Activity Centres. Mandatory commercial provisions
are also included at ground level where the
activiation of the street is critical.

For every 2500m² of additional shop (NLA)
above the 47,100m² (existing NLA in 2014)
the following additional development must
already exist or be undertaken together
with the additional shop development:
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Figure 40A — Location of Residential Uses and Non Residentail Uses
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10.2.5 Department of Health Land
MYVISTA are seeking to establish a high quality
Aged Person’s development on Lot 601 (No.
54) Mirrabooka Avenue, incorporating a mixture
of residential apartments and care facilities,
associated amenities, ancillary uses, administration
offices, and health support facilities.
MYVISTA
currently are in an agreement with the Department
of Health to allow for the development of Lot 601
Mirrabooka Avenue.

Reid Highway

Indicative design of residential care facility

•
•

It is envisaged that the height of development will
generally be consistent with the Structure Plan (2-5
storeys), with the potential to incorporate higher
‘tower’ elements up to 8 storeys in height situated
on podiums within the mixed use portion.

Indicative design of mixed use–medical/commercial

Mirrabooka Avenue

•

Residential care facility — incorporating high
care and dementia care services;
Assisted
Living
—
retirement
Village
incorporating aged care and ageing in place
home care services; and
Mixed use — Medical/Retail, primary health
care and allied health care available for
MYVISTA residents as well as the general public
Village hub — central open space area,
incorporating high quality landscaping facilitating
passive recreational opportunities, BBQ areas, and
community events.

Itchen Lane

Doncaste

•

r Road

The MYVISTA landholding is envisaged to comprise
three major components being:

Milldale Way
Residential care facility
Mixed use–medical/commercial/residential
Assisted living
Village hub

Figure 41 — Proposed aged person’s development
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Mirrabooka town centre structure plan (continued)
10.2.6 WA Softball Centre Redevelopment
The Mirrabooka Town Centre Structure Plan
proposes the long term redevelopment of the WA
Softball Centre. The area is currently fully fenced
and not accessible to the general public. Given the
specific use of the site, this area is only activated
during certain times, outside of which, the area is
very inactive.
The land presents a potential residential
redevelopment site that would provide increased
housing stock, diversity, population and additional
public open space to the Mirrabooka Town Centre .
The Structure Plan proposes to permit residential
uses on approximately 75 per cent of the site with
approximately 25 per cent being ceded for the
purpose of public open space. The intention is to
relocate the WA Softball Centre to an alternative
location in the long term.
As a function of the Mirrabooka Town Centre
Structure Plan Working Group, Landcorp was
requested to consider a potential relocation
strategy for the WA Softball Centre.
Landcorp
analysis
considerations:
•

•
74

produced

the

•
•
•

•

in activating Mirrabooka Town Centre.
Development would also stimulate economic
drivers within the broader Mirrabooka catchment
through the resulting development outcomes.
Preliminary estimates for both a new facility and
redevelopment of the existing site will need to
be undertaken.
The current Softball WA site is owned freehold
by the City of Stirling, zoned ‘Development’
under the Local Planning Scheme and ‘Urban’
under the Metropolitan Region Scheme reduces
zoning and tenure risk.
There is a lease until 2021 on the site with an
option for a further extension. No redevelopment
of the site will be anticipated before this date.

Any change to current Softball operation wll require the
City of Stirling to engage with key stakeholders such
as Softball WA, Department of Sport and Recreation
and the Western Australian Planning Commission.
The redevelopment of the WA Softball Centre will only
proceed if a suitable alternative location is found and
deemed appropriate for WA Softball.

following

The current Softball WA site provides the
opportunity to develop a large infill medium
density development site within the Mirrabooka
Town Centre.
Development of this site will provide greater
density and critical mass of population to assist

SPC Agenda Page 191

PART2

Figure 42 — Indicative residential development on the existing WA Softball Centre
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Mirrabooka Town Centre Structure Plan (continued)
10.3 Built Form
The built form within the Mirrabooka Town Centre
will be controlled by a Local Development Plan. This
sets building heights, setbacks, ground floor design
elements, car parking location, and suggests preferred
land uses at various building levels.
These standards control the built interface between
the private and public realms, ensuring an
appropriate urban design outcome while allowing
considerable flexibility to cater to a range of uses
and development configurations within each site.

•
•

•

sufficient privacy protection in residential areas.
Buildings can be taller near public open space
as this provides amenity and ‘breathing space’.
Development control framework should be
as flexible as possible – while still achieving
crucial interfaces to allow the town centre to
grow organically over time.
Upper levels of buildings should be wellarticulated and generously fenestrated to
ensure the development of an attractive town
centre.

Figure 43 — Indicative built form - Sudbury Road

The general approach is to allow taller buildings
along larger streets to match the scale, and also in
certain locations of prominence. Smaller buildings
are suggested along more intimate community
oriented streets.
Figures 42,43,44,45 are indicative only, attempting
to roughly illustrate the relative height and scale of
development in each precinct that is envisioned
for the town centre. In general, however, the
development control framework is underpinned by
a set of design parameters:
•

•
•
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Building height should be related to the width of
the adjacent street to ensure appropriate scale
and spatial enclosure (facade types control
minimum/maximum heights for each site).
Taller buildings are allowed on larger parcels
that can accommodate sufficient parking to
support more intensive development.
An appropriate ground floor interface is critical
to ensure activation along retail streets and

Figure 44 — Indicative built form - Milldale Way
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Figure 45 — Indicative built form of Mirrabooka Town Centre
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Mirrabooka town centre structure plan (continued)
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Figure 46 illustrates the intended activation levels
for Mirrabooka Town Centre.
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In areas where residential is envisioned as the
primary use, street activation is not the target.
In these cases, the standards are focused on
preserving privacy and promoting passive
surveillance.

CHE

R TH

In other areas, a lower level of street activation
is envisaged.
In these areas, requirements for
glazing, entries, weather cover and on-street
parking are reduced accordingly to fit with the
intended ground floor uses. Land uses would tend
to be commercial, showroom and office.

MILLDALE WAY

NO

The street interface varies in the town centre
depending on the particular site conditions
and opportunities. In some areas, a high level
of activation and interaction at ground level is
expected. The development standards in these
areas require a high level of glazing, frequent
entries, weather cover for pedestrians and onstreet parking nearby. Likely land uses for these
locations include retail, dining, commercial and
entertainment.

MIRRABOOKA AVE

10.3.1 Street Activation

Lower priority for street activation
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Figure 46 — Proposed street level activation
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10.3.2 Indicative Building Heights
Building heights have been considered across the
Structure Plan area, with the maximum permissible
building heights outlined on Figure 47. The realisation of
these maximum building heights requires compliance
with the Local Development Plan.
Eight storey development has been proposed
in strategic locations providing flexibility for,
and to facilitate, the achievement of residential
and employment targets for the precinct. These
areas are typically abutting major roads such as
Mirrabooka Avenue and Yirrigan Drive.
In conjunction with the mandatory residential
section of the structure plan, some areas require
a residential component for developments over 3
storeys (see Section 10.2.4).

R-Codes and LPS No.3 apply
3 Storeys
5 Storeys
8 Storeys
Existing buildings
Open space

Figure 47 — Indicative maximum heights map
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Mirrabooka town centre structure plan (continued)
10.4 Public Realm and Open
Space
Quality public realm and open space will form a
strong part of the future Mirrabooka Town Centre,
complementing the increased densities expected.
There are a number of established spaces that
already exist in the area, some well-appointed
with the ability to serve future populations, others
in need of enhancement or redevelopment. Public
open spaces play a number of different roles in
how they serve the surrounding community, they
can be places to:
•
•
•
•
•
•

•

Meet others;
Hold public or semi-public events;
Recreate casually (i.e. walking a pet, playing
unorganised games);
Recreate formally (i.e. organised sports;
Socialise, dine and relax;
Can provide important habitat for local plant
and animal species, and connect habitat with
existing bushland areas (like the Mirrabooka
Bushland, Cottonwood Reserve and Yokine
Reservoir); and,
Can help to regulate the temperature where the
‘heat island effect’ is known to increase heat in
built urban areas.

10.4.2 Recreational Spaces
•
•
•

Civic space (a district urban space);
Public open space (district, village, local,
neighbourhood spaces); and,
Private open space (a local park or square on
private land that serves the public realm).

Figure 48 illustrates the proposed open space for
the Mirrabooka Town Centre Structure Plan.
10.4.1 Placemaking and Management
The landscape experience in Mirrabooka, however
well designed, must consider placemaking as a
central focus to encourage community pride and
engagement, in order to make the centre more
vibrant, safe and sustainable. Without appropriate
placemaking and management the vision and
initiatives set up for Mirrabooka Town Centre would
not be able to be implemented effectively.

Herb Graham Recreation Centre (and adjacent
playing fields) and the WA Softball Centre provide
regional active recreation opportunities within
Mirrabooka Town Centre. The WA Softball Centre
is a closed facility that requires membership to use
the space, so its relationship to the surrounding
community varies from the Herb Graham
Recreation Centre. The Structure Plan proposes the
enhancement of Herb Graham Recreation Centre
to reflect the needs of the growing community.
Options for the future WA Softball Centre include
a rationalisation of public open space on the site
in the event of a longer term relocation of softball
facilities.

A place management strategy will need to be
developed as part of the implementation strategy
for the Mirrabooka Town Centre. As part of place
management, programmable places need to be
identified within the town centre to attract and
facilitate events within the heart of Mirrabooka.

These spaces take many different physical forms,
including specifically designated areas, and
passive ‘in-between’ spaces along streetscapes,
or swales, detention basins and rain gardens.
Public open spaces are zoned into the following
categories as shown on the plan:
80
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Neighbourhood Park

Recreation Space

Local Park

Local Park

Town Square
Village Green

Civic space
Public open space

Local Park

Private open space
Existing buildings
Indicative built form

Figure 48 — Proposed public open space plan
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Mirrabooka town centre structure plan (continued)

It is recommended that the existing office building
to the south of the civic square be re-developed
to front the street and the square, providing out of
hours activation and opportunities for diversifying its
function.

d
oa
yR
db
ur

A traditional town square is usually located at the
convergence of commerce and transport facilities.
It is a place where business can occur, and
community ideas can be shared. The role of the
town square is now less commercial than it was,
but these places still play a very important role in
connecting the community — defining the ‘heart’
of the place. The future Mirrabooka Town Centre
will provide more opportunities for people to live
and work in the area, so the town square must
provide places for people to meet, relax, play and
trade. The expanded Mirrabooka Town Centre has
dimensions appropriate for markets and events,
which is crucial to provide activity.

Proposed
mixed use

Bus and
Light Rail
Station

Su

10.4.3 Urban/ Civic Space (Town Square)

Indicative
market stalls

A multi-use space in Northbridge, Perth

Existing
office building

Proposed
development
envelope

Figure 49 — Indicative concept - Civic town square
Source: GHD, 2014

Superkilen, Denmark - community gathering space
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10.4.4 Local Spaces

10.4.5 Privately Owned Public Open Space

The local parks within Mirrabooka may include the
following elements;

The provision of privately owned, publically accessible
open space areas are encouraged to be provided
as open space areas that are privately owned as a
component of a subject landholding, but will be
available for use by the wider public for all but a single
day of any calendar year.

•
•
•
•

Small childrens playground
Seating and park furniture
Community spaces (communal gardens)
BBQ/picnic nodes

These areas will provide for predominantly passive,
with some informal active recreation. BBQ nodes will
be provided to encourage community interaction.
These public open spaces not only form a
recreational function, but also provide permeability
through the site by allowing links between built up
areas. They provide spaces for surrounding high
density development to utilise.

The creation of such areas within an individual
development shall be available to any applicant
with respect to a land parcel that is partially or
wholly zoned ‘Mixed Use’, or ‘Mixed Business’,
provided that the proposed space meets all of the
following criteria:
a. The privately owned public open space area is
both highly visible and directly accessible from
an adjacent Local Road Reserve;
b. The privately owned, publically accessible
open space area has an effective total minimum
area no less than 400m2;
c. The privately owned, publically accessible open
space area is to be drained, developed and
landscaped to a high quality to the satisfaction
of the City of Stirling, and maintained to this
standard at the cost of the subject landowner
for the life of the subject development.

Southbank, Melbourne- a balance of turf and paving

Subiaco Square, Perth - providing a refuge
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Mirrabooka town centre structure plan (continued)
10.4.6 Neighbourhood Park
The neighbourhood park aims to replace the
function of the existing central lake public open
spaces to provide a recreational space for
surrounding residents and the broader community
alike. It is proposed to have a mix of informal active
areas, passive recreation/picnic nodes, a large
playspace and a central water feature retaining
existing storm water on site.

On-street
parking

All abilities
playground
aimed at
various age
groups

Picnic/BBQ
nodes

Picnic shelters
and facilities

The space is surrounded on all sides by roads
to ensure good surveillance and frontage
of
surrounding
residential
properties.
The
neighbourhood park has strong connections to the
town centre and to the district open space.

Corimbia Neighbourhood park - variety of functions

Development
fronting POS

Development
fronting POS

Basketball
court to
activate space
East Perth - Drainage integrated into public space
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Source: GHD, 2014

Drainage
retention basin

Figure 51 — Indicative concept - Neighbourhood Park
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10.4.7 Swales, Detention Basins and Rain Gardens.
Water Sensitive Urban Design principles can be
integrated into the future Mirrabooka town centre in a
number of ways:
•
•
•

•
•
•

The widespread use of local native species with
lower water requirements.
Soil amendments will be incorporated at
planting to help plants use available water most
efficiently.
Stormwater treated onsite through swales and
detention basins. Minor grading and earth
shaping will concentrate stormwater into
landscaped areas.
Landscaped areas will be mulched to help
manage soil temperature and moisture levels.
Hydro zoning of planted areas.
Utilisation of new public open space with
integrated water sensitive urban design areas
for neighbourhood catchment treatment.

10.4.8 Streetscapes
Quality streetscapes are an integral part of the public
realm, which provide unity and connection within
the urban fabric. The street verge not only functions
to provide pedestrian and cycle connection, in
many cases also provides alfresco areas, seating
opportunities, bus stops and public art. These high
quality streetscapes are as important as the public
open space within a development in that they can
provide amenity value, recreational value, provide
linkage, and provide a sanctuary. The way that built
form relates to these streets is critical.

Guidelines for the design of quality streetscapes
needs to consider;
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Road reserve width
Street planting
Verge Planting
Setbacks
Parking within the street and lot boundaries
Vehicular Access and Crossovers
Corner requirements
Articulation and fenestration
Lighting
Awnings and Canopies
Signage
Landscape design within the front setback
Integration of water sensitive urban design
principles
Integration of public art into the street
Cycle paths and parking facilities

10.4.9 Connection to Mirrabooka Bushland
Approximately 45ha of high quality bushland is
located to the north of the Structure Plan area. This
area, known as Mirrabooka Bushland, is a complex
native bushland area, home to a number of local
flora and fauna populations. Given its size and
health there is conservation and recreation interest
in the site. While access to the site is impeded by
Reid Highway, current and future residents of the
Mirrabooka Structure Plan area can access the
site from Farrier or Mirrabooka Avenue. In time it
would be beneficial for park entry points from these
roads to provide clear information on access and
appropriate use of the bushland environment.
10.4.10 Public Art and Possible Themes

With the expected growth in Mirrabooka Town Centre
the incorporation of public art within public spaces and
streetscapes will play an important role in reflecting
the diverse community that it serves. Public art has
the ability to add colour and vibrancy to urban areas,
tell individual and collective stories of the place and its
people, and offer a function that the community can
use on a daily basis.
The Mirrabooka area is full of incredible stories of
the diverse community that live in and around it.
While it is not the role of a Structure Plan to resolve
a public art scheme for Mirrabooka Town Centre,
some themes that should be explored in detail
include:
•
•
•
•

The Indigenous history of the land and the first
people who have lived on it. Their stories and
connection to the place.
The development of Perth and then Housing
Commission’s expansion of the central northern
corridor to the Mirrabooka ‘satellite city’.
The indigenous flora and fauna of the area,
particularly
in
neighbouring
Mirrabooka
Bushland.
The role of the new migrants moving to the
Mirrabooka area and its surrounds. Their
cultures and stories.
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Mirrabooka Town Centre Structure Plan (continued)
10.5 Movement network

10.5.1 Proposed Road Network

A movement and parking management urban
design strategy was developed by GHD.
The
street network strategy has been influenced by
the following key principles and objectives with
regards to improving the movement network within
Mirrabooka Town Centre:

Improving the vehicle, pedestrian and cycle
movement is a key objective of the Structure Plan.
Various road connections have been proposed
through the existing large street block creating
a more efficient transport distribution network
whilst providing the potential for more efficient
development parcels.

•
•
•
•
•
•

Support the short and long term optimisation of
public transport use, with the provision of light
rail through Mirrabooka Town Centre;
Improve the connectivity of vehicle, pedestrian
and cycle movement through the Town Centre;
Provide a pedestrian network that is safe,
enjoyable and linked to key destinations;
Provide a cycle network that adopts world best
standard;
Ensure the key distributor roads combine
traffic functionality with high attractiveness for
pedestrian and cyclists; and,
Ensure traffic movement is distributed rather
than concentrated; slow-speed and legible.

Generally, all proposed road connections have
been strategically located to primarily improve
connectivity through Mirrabooka Town Centre.
One of the major new road connections within the
Structure Plan is the extension of Milldale Way,
to create the ‘lifestyle street’. This will carry the
proposed light rail and vehicle traffic in a shared
lane with on street parking and planted outstands,
a central planted median and generous footpaths
to allow retail and food outlets to spill out onto
the street. The road is proposed to be flush with
the pavement level to allow ease of movement
for pedestrians. On Sudbury Road, the vehicular
traffic is separated from the light rail which runs
adjacent to the bus exchange where the main stop
will be located. Due to a limited road corridor, the
pedestrian path on the East side of the street is
proposed to be within the adjacent lot.
While the Structure Plan proposes the creation of
several new roads, there is a number of existing
roads which are considered to be paramount to the
success of the Town Centre’s movement network.
These roads are classified as ‘Existing Local Road
Reserves’.
Existing roads such as Chesterfield
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Road, Farrier Road and Sudbury Road all play an
important function as the primary distributor roads
within the Town Centre.
The location of ‘Local Road Reserves’ identified
on the Structure Plan is fixed, as these particular
linkages (i.e. extension of Milldale Way) are key to
the overall improvement of the movement system
within the Structure Plan area.
The ‘Proposed Local Road Reserves’ identified on
the Structure Plan are road connections that shall be
provided to improve network connectivity. However
the exact locations, alignments and width are subject
to confirmation and agreement at the subdivision and
detailed design stage. The specifics of these roads may
alter, however a link must be implemented. These
roads are typically located on land which has a single
land owner and therefore allows flexibility at the point
of development.
The proposed Structure Plan road network is
illustrated in Figure 52.
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Proposed Local Road Reserve
Local Road Reserve
Existing Local Road Reserve
Existing buildings
Indicative built form
Public open space

Figure 52 — Proposed Structure Plan road network
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Mirrabooka Town Centre Structure Plan (continued)
10.5.2 Strategic road hierarchy
The major roads within the study area have been
assessed against their equivalent sections in
Liveable Neighbourhoods to determine their
adequacy in carrying the forecast traffic volumes in
2016, 2021 and 2031.
Neighbourhood Connector
The provision of two traffic lanes with on-street
parking and cycle lanes along Chesterfield Road
and Farrier Road is considered the equivalent to
an Integrator B under Liveable Neighbourhoods,
which states an indicative threshold volume
of 15,000 vehicles per day. The 2031 forecast
estimates traffic volumes along Chesterfield Road
to be approximately 17,600 vehicles per day. This is
slightly higher than the Liveable Neighbourhoods’
anticipated daily volume of the road; however
there are opportunities for traffic to redistribute
along Yirrigan Drive via Mirrabooka Avenue and
Northwood Drive, all of which have available
capacity to absorb the extra traffic.
Transit/ Main Street
Milldale Way, the ‘lifestyle street’ will carry the
proposed light rail and vehicle traffic in a shared
lane with on street parking and planted outstands,
a central planted median and generous footpaths
to allow retail and food outlets to spill out onto
the street. The road is proposed to be flush with
the pavement level to allow ease of movement
for pedestrians. On Sudbury Road, the vehicular
traffic is separated from the light rail which runs
88

adjacent to the bus exchange where the main stop
will be located. Due to a limited road corridor, the
pedestrian path on the East side of the street is
proposed to be within the adjacent lot.
Residential Street
The road reserve of the Standard Residential Street
is approximately 15m wide, allowing for on street
parking and planted kerb out stands, two way
traffic and generous pedestrian paths on either
side of the road.
Residential roads which abut the existing district open
space will be slightly narrower, however still consisting
of two way traffic, on street parking to one side of the
street with planted kerb out stands and generous
footpaths to both sides of the road.
Community Street
The community streets are intended to provide an
intimate residential streetscape with a road corridor
of 12m.
On-street parking has been allowed for on one
side of the road with street trees located in kerb
outstands to further create a sense of intimacy and
give shade to the street. A footpath is provided on
both sides of the street.

Access Laneway
6m wide access lane ways provides secondary
vehicular/ service access to the rear of buildings,
allowing for driveway free streets and creating
a more pedestrian orientated streetscape. Lane
ways are not intended for through traffic.
Lane ways require passive surveillance in order
to prevent them becoming unsafe spaces, so
buildings should address them to a certain extent,
with appropriate lighting.
Pedestrian Laneway
6m wide pedestrian only lane ways allow
permeability and connection through the site for
pedestrians and cyclists. They are located at key
desire line locations within the site to provide ease
of movement of pedestrian and cyclists.
Passive surveillance from adjacent properties is
required along with good lighting to create safe
transition spaces. These linkages may also be
activated through shop frontage, alfresco dining
and street art.

The community street is intended to provide
predominantly local access to properties and is not
designed to take large volumes of traffic.
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17,600 vpd
38,800 vpd

13,900 vpd

24,500 vpd

29,700 vpd

11,550 vpd
<1,000 vpd
14,700 vpd
4,400 vpd

Neighbourhood Connector
10,300 vpd

Transit/ Main Street

16,300 vpd
24,900 vpd

18,500 vpd

Residential Street
Community Street

22,600 vpd

Access Laneway
17,500 vpd

Pedestrian Laneway
30,500 vpd

Existing Buildings
Indicative Built Form

Source: GHD, 2014

Figure 53 — Proposed road character plan and forecasted 2031 traffic volumes
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Mirrabooka Town Centre Structure Plan (continued)
10.5.3 Indicative cross sections
These cross-sections provide an indication of the scale
of the future street environment within the Mirrabooka
Structure Plan. This also indicates how the proposed
MAX light rail will be incorporated within the area and
how it responds to the street environment. They are for
illustrative purposes only.

A

C

Figure 54 — Yirrigan Street

B
Figure 56 — Milldale Way (main street)

C

D
Figure 55 — Sudbury Road (main street)

B
A
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E
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Figure 57 — Neighbourhood connector
Figure 58 — Farrier Road (Neighbourhood connector)
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Mirrabooka Town Centre Structure Plan (continued)
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Figure 59 — Standard residential
Figure 60 — Public open space residential
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Figure 61 — Community street

J

Figure 62 — Access laneway
Figure 63 — Pedestrian laneway
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Mirrabooka Town Centre Structure Plan (continued)
10.5.4 Priority public transport infrastructure
MAX Light Rail
As discussed in Section 6.1.5, the Department of
Transport is currently defining the alignment for
the proposed MAX light rail system and locations of
stations. An indicative alignment is illustrated, which
shows that a stop would be provided in the town
centre.
Bus
It is understood that the Department of Transport
has planned for bus routes to enter/exit Mirrabooka
Bus Station from Mirrabooka Avenue northwards
via Milldale Way once the MAX light rail system is
operational.

Future MAX light rail route
Future Transperth bus route
Existing buildings
Indicative built form
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Figure 64 — Proposed bus and MAX light rail network
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10.5.5 Cycling and pedestrian network
Within the town centre, only Chesterfield and
Milldale Roads are proposed to have designated
cycle lanes.
On the periphery of the town centre, the City
has planned for two primary cycling routes to
be provided – one running east-west along Reid
Highway in the form of a Principle Shared Path
and another running north-south on or close to the
alignment of Alexander Drive. The existing northsouth secondary cycling route on Northwood Drive
(route NE4 of the Perth Bicycle Network) would be
retained along with paths along Mirrabooka Avenue
and Yirrigan Drive.
End of trip facilities are proposed at the bus station
including cycle parking, showers and changing
facilities as per City of Stirling policy.
It is proposed that all of the main streets within the
Mirrabooka Town Centre will have footpaths on both
sides.
Existing designated cycle pathway
Proposed cycle pathway
Existing pedestrian footpaths
Proposed pedestrian pathways
Existing buildings
Indicative built form

Figure 65 — Proposed pedestrian and cycle network
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Mirrabooka Town Centre Structure Plan (continued)
10.5.6 Parking strategy and management
Parking for non residential development will be in
accordance with the relevant City of Stirling Car Parking
Policy and the Strucutre Plan.
Key objectioves for car parking in the Mirrabooka Town
Centre are:
•

To facilitate the provision of adequate car, bicycle
and motorcycle parking facilities within the policy
area.

•

To prioritise access to the town centre by public
transport, walking and cycling.

•

To provide a balanced parking supply, with
sufficient publically accessible and timed parking
to prevent over supply of parking infrastructure.

•

•

To ensure that parking is provided for various
services, facilities and developments at a rate that
is appropriate for a town centre environment, and
to efficiently manage parking supply and demand.
To assist in the funding of the necessary upgrade
of the parking facilities associated with the
redevelopment of the Mirrabooka Town Centre.

weekday were parked less than 4 hours and 75% were
parked less than 2 hours.
Parking at ths shopping centre showed a maximum
utilisation rate of 53% and on saturdays a utilisation
rate of 70%.
Some areas within the Mirrabooka Town Centre have
utilisation rates close to 100% these are the areas with
higher concentration of office development.
As a result of the findings of the survey and to ensure
that parking controls for the Mirrabooka Town Centre
are in accordance with the State Government’s Draft
Activity Centre Parking Guidelines and consistent
with the City’s approach to parking for other Activity
Centres the following parking principles are proposed:
•
•
•
•
•

Different parking rates for a core and non - core
area;
Maximum parking control based on a per hectare
rate;
Minimum public parking rate;
Minimum short stay public parking; and
No visitor car parking for multiple dwellings in the
mixed use areas.

A parking survey undertaken in November 2014 has
shown that during the weekday only 57 % of bays are
occupied (2392 bays) and on saturdays the utilsiation
rate was 46% (1931 bays).
1400 bays within the centre have no time restrictions
and the survey found that 86% of vehicles during the
96
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Mirrabooka Town Centre Structure Plan (continued)
10.6 Employment and retail needs
A retail needs assessment and an employment
strategy was developed for Mirrabooka Town Centre
by MacroPlan Dimasi. The purpose of these two
studies is to provide guidance regarding the extent
of retail floor space that may be accommodated
within the Structure Plan area as redevelopment
occurs. This demand has been determined with
due regard to the potential and long term viability
of competing activity centres both within the City of
Stirling and surrounding Local Government Areas.
The following studies have been produced on
the assumption that a light rail is constructed to
Mirrabooka. This assumes that the commitment
to develop a light rail would trigger changes in
the planning system to accelerate unlocking the
development potential of the Mirrabooka Town
Centre and then encouraging additional private
and public investment in the area.

The current Mirrabooka Town Centre trade area
population is estimated at 165,400 residents
including over 62,500 in the primary sector.
Population growth within the trade area has been
strong between census years 2006 and 2011,
averaging 2.2 per cent per annum. The region is
fairly established in nature, with future population
growth to occur primarily through infill development.
In summary the Retail Needs Assessment explored
and established that:
•
•

•

10.6.1 Retail Needs Assessment
The defined trade area for Mirrabooka Activity
Centre extends approximately 5-6 kilometres
around the centre in each direction other than west,
as depicted in Figure 67. The extent of the trade
area is limited primarily by alternative competitive
centres in the broader region, including Kingsway
City and Warwick Grove to the north-west; Galleria
Secondary Centre to the south-east and Karrinyup
and Stirling centres to the west and south-west.
The main trade area is a combination of the primary
and secondary sectors.
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•

•

The main trade area population is expected to
grow at around 1 per cent annually to 2031, to
reach some 196,700 residents.
The total available retail expenditure within the
main trade area is forecast to grow from the
current levels of $2.16 billion to a projected total
of $4.42 billion in 2031, reflecting 4.3 per cent
growth rate.
Mirrabooka Town Centre study trade area
requires a total retail floorspace provision in
excess of 240,000m2, in order to meet the
current generated demand.
The floorspace
demand by the study area population is
expected to grow, to 277,000m2 by 2021 and
324,000m2 by 2031.
There is an estimated under supply of retail
floorspace within the Mirrabooka Town Centre
in the order of 39,000m2. If no addition is
made to the retail floorspace in the future, the
estimated under supply is expected to increase
rapidly to reach in excess of 70,000m2 by 2021
and around 120,000m2 by 2031.
At present, the Mirrabooka Activity Centre, in
totality, is estimated to contain around 47,200m2

of retail floorspace, representing around 77%
of the estimated supportable level of retail
floorspace at the secondary activity centre
level. There is therefore, significant scope for
additional retail facilities to be added to the
Mirrabooka Activity Centre, as envisaged by
the Structure Plan. As a consequence, the
Mirrabooka Activity Centre can reasonably be
extended without impacting on the surrounding
network of activity centres.
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Capital City
Strategic Centre
Secondary Centre
District Centre
Myer
David Jones
Big W
Target
Kmart
Woolworths
Coles
Super IGA/ IGA
Other Supermarkets
Potential Supermarkets

Source: MacroPlan Dimasi

Figure 67 — Mirrabooka trade area and competition
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Mirrabooka Town Centre Structure Plan (continued)
10.6.2 Employment Strategy

Employment type

Mirrabooka Town Centre as a Secondary Centre
means that its main role and function is to provide
essential services to its catchment and provide
local employment opportunities.

2011

2021

2031

Agriculture
Mining
Manufacturing
Utilities

0
0
10
3

0
0
12
4

0
0
14
5

Future employment outcomes in Mirrabooka will
be shaped by a combination of:

Construction

37

44

182

1,091

1,543

2,914

•

Wholesale

44

46

51

Transport and storage

13

21

43

Communication

38

64

141

Finanace, insurance, property and business
services
Public admin and defence

164

283

640

143

281

602

Education

67

94

135

Heatlth

24

76

108

Other community services

301

500

656

Entertainment, recreation and personal services

151

177

251

2,086

3,145

5,743

•
•

Structural economic factors creating changes
in the nature of employment within and between
different industry sectors;
Cyclical changes in the economy; and,
Locational factors as influenced by the planning
framework as well as public and private
investment.

Employment redistribution changes become more
likely when accompanied by significant public
investment in infrastructure and the public realm.
The City of Stirling has commenced this investment
with the Mirrabooka Regional Centre Improvement
Strategy. The State Government’s investment in
the MAX Light Rail project is expected to be an
important catalyst for private and public investment
within the Centre.

Retail

Total
Source: MacroPlan Dimasi

Figure 68 — Mirrabooka employment projections – MAX LRT scenario

Figure 68 illustrates the projected employment by
industry sector given a scenario where light rail is
constructed. This assumes that the development
of light rail would trigger changes in the planning
system to unlock the development potential of the
Town Centre and encourage additional private and
public investment in the area.
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Additional employment is expected to be generated
from the following two factors:
•

•

The additional employment land developed in
the area including the potential for additional
office space given the Centre would become more
accessible; and,
The additional dwelling development and
associated
increased
population
would
demand more consumer and retail services.

Figure 69 indicates specific strategies targeted at
the Mirrabooka Town Centre in order of the priority
given in the City’s draft Economic and Tourism
Development Strategy. The employment impact
of each of those strategies is identified to provide
an indication of their contribution to generating
additional employment in Mirrabooka.

Priority

Theme

Description

Employment
outcome

High

Retail

Significant

Medium
Low

Communtiy
aesthetics
Retail

Retail product revitalisation and
expansion
Community safety and crime reduction

Significant

Low

Residential

Low

Residential

Low

Residential

Fresh food and retail street-side
markets
Affordable apartment-style
accommodation development
Contemporary age and retirement
village development
Student accommodation development

Source: City of Stirling draft Economic & Tourism
Development Strategy; MacroPlan Dimasi

Minimal

Minimal
None
Some

Figure 69 — Mirrabooka strategies for economic and
tourism development
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Mirrabooka Town Centre Structure Plan (continued)
10.7 Water management
A comprehensive Local Water Management Strategy
has been prepared by Jacobs SKM to provide guidance
to achieve sustainable management of all aspects of
the water cycle of the Mirrabooka Town Centre area.
The Local Water Management Strategy undertakes this
by considering integrated water cycle management
providing design and management objectives on
water conservation, water quality and water quantity.
The Local Water Management Strategy proposes
that the redevelopment of the area will achieve the
following objectives:
•
•
•
•

Improve water quality within the stormwater
system, especially that discharging north of
Reid Highway;
Maintaining peak stormwater flows to their
current level;
Optimise water use efficiencies for commercial,
domestic and irrigation; and,
Achieve water sensitive landscapes (both
public and private) which incorporates water
quality management appropriate for the
Western Australian climate.

These objectives are to be achieved through the
implementation of the following strategies and
design criteria for stormwater and gorundwater
management; water resource and landscaping.
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10.7.1 Local stormwater and groundwater
management
The following actions are proposed to achieve
improvements in the water quality of the stormwater
system while maintaining the flood protection and
conveyance capacity of the drainage system:
•
•

•

•

•

Make use of stormwater management systems
within the area to achieve improved water
quality and peak attenuation.
Where practical create vegetated buffer zones/
verges and implement water sensitive urban
design principles to help prevent herbicides,
fertilizers and grass clippings entering the
stormwater system;
Identify low traffic areas including pathways
and medians in parking areas and incorporate
permeable pavements where practicable, to
reduce runoff;
Ensure developers, builders and landscapes
are implementing best management practices
to control erosion and sedimentation, preventing
unnecessary sediments from entering into the
stormwater system; and,
Maintain street sweeping programs and develop
a monitoring plan to assess the efficiency
of current schedules and future procedures
to reduce sediments being washed into the
drainage system.

10.7.2 Design criteria
Any development within the Mirrabooka Town Centre
area should aim to meet the following specified design
criteria using appropriate best management practices:
•

•
•
•
•

•

The post-development ARI peak flow shall be
equal to or less than pre-development flows
at the discharge points of all plan and/or
development areas;
All flows from constructed impervious surfaces
are to receive treatment prior to infiltration or
discharge;
Roads and public open spaces should be
designed to cater for the surface overflow for
more severe storm events;
Habitable floors should be at least 300mm
above the 100 year average recurrence interval
flood or storage level at any level;
Water quality treatment systems and stormwater
management facilities should be designed in
accordance with the Stormwater Management
Manual for Western Australia (Department
of Water, 2004-2007) and Australian Runoff
Quality: A guide to water sensitive urban design
(Engineers Australia, 2005); and,
Maintain regular cleaning of gullies and
stormwater pollutant traps to prevent pollution
from being conveyed by the drainage system.
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10.7.3 Water use
Future development will likely be in multi residential
developments, inherently reducing per capita
water demands. Following the hierarchy of reduce,
reuse, recycle: design guidelines for developments
should be developed to maximise efficiency,
recommending efficient fittings and appliances.
Groundwater systems should be studied in more
detail with plans prepared to maximise the efficiency
by using smart irrigation systems.
10.7.4 Landscpaing
Reducing water use in landscaping should be given
a priority. Water sensitive design also provides
the opportunity to improve water quality treatment
measures as part of landscaping.
Accordingly,
designs should make use of water wise, local,
native plants in all landscaped areas. Making use
of enhanced tree pits in the (re)design hard stand
areas, will reduce water demand, improve water
quality and achieve a reduction in peak flows.
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Mirrabooka Town Centre Structure Plan (continued)

10.8.1 Water supply
The proposed development is well serviced by
water mains.
Water demands were calculated
using the forecast population figures to 2031 and
are presented in Figure 70. The daily demand at
2031 is estimated at 550kl/day.
Given this, it is expected that the projected demand
will allow the Water Corporation to cater for the growth
in Mirrabooka.

Population
Water demand (KL/yr)
Water demand (KL/
day)

Total

Hospital

Other

Commercial

0
0
0

2011
1,359
19,716
54

369
7,138
20

723
13,985
38

N/A
15,257
42

3071
121,816
334

466

995

N/A

4,308

Population

620

580

2021
1,647

Water demand (KL/yr)

65,720

40,577

23,894

9,014

19,247

15,257

173,708

Water demand (KL/
day)

180

111

65

25

53

42

476

2031
Population

620

2,779

2,991

745

1,805

N/A

9,041

Water demand (KL/yr)

65,720

194,419

43,392

16,365

34,915

15,257

370,067

Water demand (KL/
day)

94

279

62

23

50

42

550

Source: Jacobs SKM, 2014
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620
65,720
180

Retail

Jacobs SKM has undertaken a comprehensive
assessment of the existing servicing infrastructure
within the Mirrabooka Town Centre area and
outlined a strategy for the provision of future
services to support redevelopment, with the key
items summarised below.

Multi
Residential

Single
Residential

10.8 Infrastructure co-ordination

Figure 70 — Projected water demand by land use and year
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10.8.2 Drainage

10.8.5 Power supply

10.8.7 Gas supply

Each property will continue to be responsible for
its own stormwater drainage, which is primarily
achieved by soak wells.

Western Power indicates there is insufficient supply for
the expected growth of the Sructure Plan area and the
immediate surrounding area. Works to upgrade the
electricity infrastructure in the area are currently not
part of the Western Power’s works program.

Gas is considered a non-essential service and ATCO Gas
usually keeps up with areas being developed within
the Perth metropolitan area, including centres marked
for redevelopment. The redevelopment area appears
to be well reticulated with gas services, and this will
be confirmed when looking at the growth strategy
with ATCO Gas once the future demand has been
determined.

A large drain carries all the stormwater collected
in the study area under Reid Highway and into a
basin in the open space reserve to the north of the
Reid Highway reserve. Another smaller basin is
located south of the site on the corner of Yirrigan
Drive and Dianella Drive.
Changes to catchment dynamics have identified
a likely 12% increase in stormwater flow by 2031.
This relatively small increase may, with further
detailed assessment, be manageable with minor
engineering intervention only.

An extra transformer is likely to be required to
supply additional power. However, the location of
high voltage overhead lines in close proximity to
the area potentially makes this possible for a lower
cost than would otherwise be expected.
Additional power infrastructure may be required as
part of the MAX light rail transit project, but all light
rail related infrastructure will be developed and
funded by the Department of Transport.

10.8.3 Sewer

10.8.6 Telecommunications

There are no plans to upgrade or change the
sewer main servicing the structure plan area at
the pumping station located west of Mirrabooka
Avenue.

Fibre-optic telecommunications infrastructure in the
area is limited to a connection to the shopping centre.
This existing fibre network could be extended to feed
other critical facilities in the area.

The daily wastewater flow is estimated to be 1,060KL/
day in 2031, making the peak daily flow 12.26 L/
second. This projected demand will allow the Water
Corporation to cater for the growth in Mirrabooka.

Given the change in the communications landscape
driven by the roll out of the National Broadband
Network, communications infrastructure is likely
to be upgraded regardless of growth, effectively
catering for any new demand.
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Mirrabooka Town Centre Structure Plan (continued)
10.9 Community Infrastructure
A community infrastructure plan has been prepared
by Bohdi Alliance to assess existing and determine
future community infrastructure demands within the
locality as redevelopment of the Structure Plan area
proceeds.
The need to plan residential developments and urban
centres in a way that supports socially sustainable
communities is fundamentally important. The provision
of community infrastructure is essential for the health
and well-being of communities, and plays an important
role in building social capital and developing both the
capacities and resilience of people.
Community infrastructure is generally provided
under a hierarchy of provision with different scales
of facilities servicing varying sized catchments.
The understanding of locally relevant community
infrastructure hierarchy, and inter-related standards
of provision per head of population is important to
the development of the Mirrabooka Community
Infrastructure Plan.
Local Government Guidelines (draft) have been
prepared to supplement the State Planning
Policy 3.6 — Development Contribution for
Infrastructure and provide practical guidance for
applying development contributions for community
infrastructure. Under this hierarchy:
•
•
106

District facilities are generally regarded as
those provided for the whole Local Government
Area.
Sub district facilities relate to those which cater

•

for a suburb or number of suburbs.
Neighbourhood facilities are generally those
that are within walking distance of a household.

The impact of development within the Structure
Plan area on community facilities is assessed with
consideration given to external demand. The cost
of facilities generated through demand external
to the development within structure plan, current
under provision or upgrading requirements all need
to be identified to enable the fair apportionment of
costs.
Given increasing community demands for facilities,
in combination with the increasing demands on land
uses within urban areas, the pressure is for Local
Government to achieve better economies of scale. To
ensure the creation of vibrant community spaces as
hubs of social interaction, the development of multipurpose community facilities is important for the
future delivery of infrastructure. On this basis, it is
considered necessary that key infrastructure included
within the City’s Community Infrastructure Plan has a
multi-purpose focus with specific-purpose facilities
only provided where there is strong justification.

elements of community infrastructure; the State soft
ball facility and the pond and parkland adjacent to the
busport and library. The removal of the park and pond
enables the extension of Milldale Way and improved
bus /light rail access to the bus station. The relocation
of the state softball centre is identified as a longer term
option to allow a change in land use to high density
residential that optimises the close proximity to the
town centre and transit hub.
In response to the identified need for local meeting
places, market spaces and improved landscape and
local amenity and to compensate for the removal of the
park and playfields the draft Mirrabooka Town Centre
Structure Plan provides for four additional parks and
the enlargement of the existing town square. These
spaces are shown in Section 10.4.

Community feedback and the infrastructure needs
audit has identified that the Mirrabooka Town Centre
is currently well serviced by the existing community
infrastructure and by the many government and non
government service providers located in the centre,
as illustrated in Figure 71. The audit of infrastructure
provision would suggest that there is capacity to meet
the needs of the growing community.
The Structure Plan proposes the removal of two key
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Facility Type

Level

Ratio

Existing

Additional
Required

Sporting fields
Aquatic Centre
District Playing fields/ sports reserves (4–6 ovals)
Active Public Open Space/Ovals

General
District
District
Local

1.7–2.0 hectares:1,000 people
1:120,000 people
1:15,000 people
1:3,500 people

Yes
Yes — Balga Leisureplex
Yes
Yes

Not required
Not required
Not required
Not required

Sports changerooms

Local

1:5,000 people

Yes

Not required

Public toilets

Local

1 per local centre/park

Yes

Not required

District indoor recreation centre

District

1:30,000 – 60,000 people

Yes

Not required

Golf course

District

1:30,000 people

Yes 3 clubs nearby

Not required

Wheeled sports facilities

Sub District

1:8,500 people

Not required

Tennis courts

Local

1:1,000 people

City of Stirling Skate Policy
identifies 3 facilities nearby.
Yes

Netball courts

Local

1:1,000 people

Yes

Not required

Basketball courts

Local

1:1,000 people

Yes

Not required

Soccer field

Local

1:1,000 people

Yes

Not required

Cricket wicket

Local

1:3,000 people

Yes

Not required

District community centre

District

1:20,000 people

Yes

Not required

Local community centre

Local/Sub District

1:10,000 – 15,000 people

Yes

Not required

Library

District/Sub District

1:15,000 – 20,000 people

Yes

Not required

Youth centre

Local/Sub District

1:10,000 – 15,000 people

Yes

Not required

Seniors centre

Local/Sub District

1:10,000 – 15,000 people

Yes – near

Not required

Childcare centre

Local

1:4,000 people

Yes

Not required

After school care

Local/ Sub District

1:6,000 people

Yes

Not required

Community health clinic

Local/ Sub District

1:10,000 – 12,000 people

Yes – nearby

Not required

Not required

Figure 71 — Community infrastrcture provisions table as per SPP 3.6
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Implementation
11.1 Market acceptability
In 2013, the Department of Housing undertook a
commercial feasibility analysis of a hypothetical four
storey mixed-use development with basement parking
at Lot 502 Sudbury Place in the Mirrabooka Town Centre.
The concept was found to be commercially unviable as
the projected revenue was less than the estimated cost
of construction. In the current market therefore, it is
unlikely that developments incorporating underground
or under croft parking, in excess of three stories will be
profitable. Therefore development control provisions
must not preclude the ability to provide at grade car
parking and must not mandate minimum building
heights in excess of three stories. The statutory planning
controls incorporated into the Mirrabooka Town
Centre Structure Plan and Local Development Plan will
not inadvertently prevent development of the centre.
However it is possible that in future years land
values may continue to increase further. One can
also envisage that continuing advances in building
construction technologies – such as modular
designs and pre-fabricated materials – will reduce
the cost of constructing multi storey developments
in Perth.
Rising land values and decreased
construction costs may in future enable higher
density developments in suburban activity centres
to become commercially viable in the Perth and
Peel Region, including the Mirrabooka Town Centre.
As such, periodic reviews and updates to the
statutory planning framework may be appropriate.
Aside from such formal reviews, the City will continue to
be in regular discussion with development proponents
exploring investment opportunities in the Mirrabooka
Town Centre. A recent feasibility analysis undertaken
108

by one such proponent suggests higher density
residential development up to nine stories in height
may already have become commercially viable. Issues
relating to the high cost of basement or under croft
car parking remain a concern. However the feasibility
assessment suggests the Perth market may be reaching
a point where some residential apartments can be sold
without provision of a car parking bay. Provision of
reduced parking ratios will help to reduce development
costs and this in turn will be reflected in a lower sales
price, assisting the objective of provision of low cost
and diverse housing discussed in Section 2.5 above.

11.2 Land assembly
Amendment No 29 to the Local Planning Scheme
was gazetted on the 16th September 2014. The
effect has been to introduce a Development Zone
over the Mirrabooka Town Centre Structure Plan area.
The purpose of a Development Zone is to prevent
development until such time as a Structure Plan has been
adopted. The draft Mirrabooka Town Centre Structure
Plan and Local Development Plan was submitted to
the Planning and Development Committee on the 4th
November 2014 for the initiation of formal advertising.
Clause 6.8.4 of Local Planning Scheme No 3 states
that the subdivision and development of land within
the Mirrabooka Town Centre Special Control Area
is to generally be in accordance with the adopted
Structure Plan and Local Development Plan that
applies to that land. The draft Structure Plan identifies
the areas in which the Residential Design Codes (R
codes) are proposed to remain in force. The rationale
for removing the R codes from the remainder of
the Structure Plan area is the recognition that the

current form of urban consolidation enabled by the
Codes has culminated in a significant loss of amenity,
substandard development and loss of open space.
The draft Local Devepment Plan is a Form Based
Code that is designed to address these key concerns.

11.3 Action plan
Given the fragmented nature of land ownership
within the Structure Plan, it is difficult to spatially
and temporally define how the redevelopment of
the Structure Plan area will proceed. The Structure
Plan and Local Development Plan establish a land
use and built form control framework. It will be
the prerogative of each individual land owner as to
whether they opt to redevelop their land to capitalise
on the benefit provided to them as part of the
planning framework. If public and private landowners
do choose to redevelop, then the timing of when they
do so is also at their discretion.

11.4 Developer contributions
Developer contributions will be required to fund
the construction of new local roads to enable
the proposed development intensification to be
supported.
The upgrade of existing local roads
will be financed by abutting developments.
The preparation of detailed infrastructure studies
undertaken as part of the Mirrabooka Structure
Plan has confirmed the projected increase in the
residential and workforce population will not exceed
the capacity of existing transport infrastructure.
The regional road network will not require major
upgrades as a consequence of the increase in local
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and regional trips generated by the intensification
of Mirrabooka Town Centre.
Mirrabooka is well
served by existing community facilities including
the Mirrabooka Library, a number of primary and
secondary schools, and an extensive public open space
network. As such, developer contributions will not be
required to help fund an expansion of these services.
Provision of new local roads on Government
owned land will be funded and approved through
the normal subdivision approvals process (i.e.
relevant contributions will need to “cleared” by
the landowner prior to land subdivision approval).
A development contribution plan will be developed
to enable the expansion of the town square.
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Directions 2031 and Beyond
Metropolitan Region Scheme
Reserved lands
Parks and Recreation
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This Activity Centre Plan has been prepared by the City of Stirling, with
the assistance of the Department of Planning, Department of Transport,
Department of Housing and Landcorp.
The diverse and passionate Mirrabooka community has also helped
us shape the design of this Activity Centre Plan through workshops,
detailed interviews and surveys.
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Endorsement
This Activity Centre Plan is prepared under the provisions of the City of Stirling Local Planning Scheme No. 3.
IT IS CERTIFIED THAT THIS ACTIVITY CENTRE PLAN WAS APPROVED BY RESOLUTION OF THE WESTERN AUSTRALIAN PLANNING COMMISSION ON:

_______________________

Western Australian Planning Commission resolution date

Signed for and on behalf of the Western Australian Planning Commission

_______________________

Western Australian Planning Commission signature

An officer of the Commission duly authorised by the Commission pursuant to Section 16 of the Planning and Development Act 2005,
for that purpose, in the presence of:

_______________________

Witness _______________________

Date
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Executive Summary
The Mirrabooka Town Centre
provides a substantial opportunity
for redevelopment. This activity
centre plan will foster the centre
to grow in a co-ordinated manner,
responding to the unique attributes
of the place in a way that respects
the aspirations of the local
community.
Mirrabooka Town Centre and its surrounds are
characterised by typical suburban development of
the 1960’s and 70’s and are representative of many of
metropolitan Perth’s middle-ring suburbs. Mirrabooka
has been an important service centre for the rapidly
developing and changing central northern corridor,
however, changes in public policy and community
expectations mean that it is no longer appropriate to
proceed in the same way. Low intensity, poor street
presence and car dependence are characteristics of
Mirrabooka Town Centre and many other similarly aged
suburban centres, throughout the metropolitan area.
The Western Australian Planning Commission’s State
Planning Policy 4.2 Activity Centres for Perth and Peel
seeks to change this, however, the delivery of such
change within this existing suburban setting presents a
significant challenge for the government agencies and
the private sector.

State Planning Policy 4.2 seeks to develop integrated
centres with a diversity of uses which facilitate the
provision of local employment and sustainable
transport.
The Activity Centre Plan will guide the assessment of
land use and development of all private and public
land within the Activity Centre Plan area shown on
Figure 02.
Mirrabooka Town Centre Activity Centre Plan
vision: “To create a centre with a diverse range of
uses, which is attractive, safe and is a focus for the
region’s shopping and service needs.”
The Activity Centre Plan will facilitate the
redevelopment of the Mirrabooka Town Centre as
a Mixed Use precinct, incorporating higher density
residential dwellings and additional office and
commercial facilities. The redevelopment of the
Mirrabooka Town Centre will be characterised by
the introduction of rapid public transport, which
will act as a catalyst for land use change and built
form transformation. The Mirrabooka Town Centre
represents one of the major infill development areas
within the City of Stirling and redevelopment will have
a strong focus on maintaining and strengthening the
employment offering within the area.

What is an Activity
Centre Plan and
why prepare one for
Mirrabooka?
An Activity Centre Plan is a planning instrument
that sets out land uses, street networks and
building design requirements for an area. It is
prepared and approved under the City of Stirling’s
Local Planning Scheme. This Activity Centre Plan
relates to Mirrabooka Town Centre (the area which
includes the shopping centre and the bus station).
We’ve prepared a new Activity Centre Plan for
Mirrabooka because the area needs it. The
current plan is out of date, and does not reflect the
development or public infrastructure needs for the
area into the future.

State
Government
Directions
2031

Mirrabooka
Activity
Centre Plan

State
Government

State
Government

Urban
Consolidation
Plan

MAX Planning
Framework

City of Stirling

City of Stirling

Local
Planning
Scheme

Local
Planning
Strategy
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Executive Summary (continued)
Item
Total area covered by Activity Centre Plan

Relevant Data

Reference in Activity
Centre Plan

83.0ha

Section 2.1

Area of each land use zone proposed:
•

Mixed Use

18.8ha

Section 10.2

•

Mixed Business

5.0ha

Section 10.2

•

Business

1.8ha

Section 10.2

•

Civic

0.3ha

Section 10.2

•

Residential

17.1ha

Section 10.2

•

Parks and Recreation

8.3ha

Section 10.2

•

Regional Centre

9.3ha

Section 10.2

•

Public Use (Transport)

0.9ha

Section 10.2

•

Primary Regional Road Reserve

0.1ha

Section 10.2

Estimated residential dwellings (at 2031)

2,101

Section 6.1.7

Estimated population (at 2031)

4,750

Section 6.1.7

Estimated commercial floor space (at 2031)

33,280m2

Section 10.2.3

Estimated retail floor space (at 2031)

88,380m2

Section 10.2.3

5,743

Section 10.5.9

Employment generation (at 2031)
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Executive Summary (continued)
The Planning Process

The Mirrabooka Town Centre Activity Centre Plan
is approved by the Western Australian Planning
Commission under the City of Stirling Local Planning
Scheme No. 3.
It is to be used to guide the planning and development
of the Mirrabooka Town Centre by providing broad
planning requirements that address a range of
considerations including the movement network, public
realm, land use and development intensity, subdivision
pattern, built form and infrastructure provision.
Any development proposed within the Mirrabooka
Town Centre Activity Centre Plan area is to address the
built form standards and development requirements
outlined within the Mirrabooka Town Centre Local
Development Plan.
Local Planning Policies adopted under the Local
Planning Scheme No. 3 may be applicable to the
subject area where they do not conflict with the
provisions contained within this Activity Centre Plan.
In the event of an inconsistency between this Activity
Centre Plan and the provisions of a Local Planning
Policy, the provisions of this Activity Centre Plan will
prevail to the extent of t he inconsistency.
The planning process is illustrated in Figure 03.

Statutory Planning Process

Local Planning Scheme No.3

(Mirrabooka Regional Centre Special
Control Area)
Purpose: integrated development of
public and private land.

Structure Plan Development
The Mirrabooka Town Centre Activity Centre Plan
has come into fruition as a result of a number of
work packages which were undertaken by various
consultants. The work packages (illustrated in Figure
04) provided vital information to develop a structure
plan which has an understanding of the current
environment, while allowing the opportunity to plan for
future development as a result of economic and social
growth.

Mirrabooka Town Centre Activity
Centre Plan

Mirrabooka Town Centre
Local Development Plan

Purpose: Sets out land uses, street
networks and building design
regulations for the Activity Centre Plan
area.

Purpose: detailed guidance on built
form and development standards.

City of Stirling
Local Planning Policies
Purpose: Further guidance on
specific relevant planning matters.
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Executive Summary (continued)
Mirrabooka Town Centre Activity Centre Plan
This Activity Centre Plan is the result of several work
packages which have been commissioned to inform and
input into the strategic plan for Mirrabooka Town Centre.

Community
Infrastructure Plan
Purpose: To ensure the
timley provision of community
facilities to meet the needs of
the community.

Employment Strategy
Purpose: Determines
the future employment
numbers by industry type for
Mirrabooka Town Centre.

Town Centre Urban Design
Strategy
Purpose: Provides an economically
sustainable vision for the centre
which informs the Activity Centre
Plan, Local Development Plan and
new and existing park designs.

10

Utility Infrastructure Plan

Retail Needs
Assessment
Purpose: Considers the retail
needs of the surrounding
population as well as the
potential economic impacts
of the Activity Centre Plan.

Movement Network and Parking
Management Urban Design
Strategy
Purpose: Provides a design soloution
which integrates the movement
network with the land use and built
form outcomes required for the centre.

Purpose: Analyses of
the current infrastructure
(Drainage, sewerage,
power and gas) that is
available to the Town
Centre and determines the
necessary requirements
to accommodate future
development.

Local Water Management
Strategy
Purpose: Assesses the current water
infrastructure of the Town Centre
and determines the future needs to
accommodate future development
and design of new roads and parks.
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1

Activity Centre Plan Area

1.1

This Activity Centre Plan shall apply to the
land contained within the inner edge of the line
denoting the Activity Centre boundary shown
on Figure 1.
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Figure 1

Mirrabooka Activity Centre Plan Boundary
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2

Operation

2.1

Period of Operation & Effect

2.1.1

The date the Activity Centre Plan comes into
effect is the date the Activity Centre Plan is
approved by the Western Australian Planning
Commission (the Commission).

2.1.2

The Activity Centre Plan shall remain
operational for a period of 10 years from the
date of approval, unless an extension to this
time period is approved by the Commission
(the Commission), in accordance with the
Deemed Provisions in Schedule 2, Part 5,
clause 44(3) of the Planning and Development
(Local Planning Scheme) Regulations 2015
(the Regulations).

2.2

Interpretation and Relationship with the
Scheme
This Activity Centre Plan shall operate in
conjunction with clause 6.11 of the City of
Stirling Local Planning Scheme No. 3 (the
Scheme) and Part 5 of the Regulations. If
a provision of the Activity Centre Plan is
inconsistent with a provision of the Scheme
then that provision of the Scheme prevails to
the extent of the inconsistency.

2.3

Activity Centre Plan Objectives
The objectives of the Activity Centre Plan are
as follows:
a) To facilitate development of a safe,
vibrant, mixed use town centre based on
sustainable design principles, integrated
with public transport;
b) To encourage greater use of the
Mirrabooka public transport facilities
through increased density of both
residential and non-residential uses;
c) To require the development of a diverse
range of housing types;
d) To promote the development of a variety of
public open space areas;
e) To facilitate the development of a range
of non-residential uses that contribute to
economic development, local employment
and viability of the Centre;
f)

To encourage the development of a range
of community facilities;

g) To create a permeable transport network
through the provision of additional road
connections;
h) To facilitate the development of a vibrant
main street; and
i)

To facilitate high quality private and public
spaces and buildings that contributes
towards a sense of place.
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3

Subdivision and Development

3.1

In accordance with Clause 6.8.3 of the
Scheme, subdivision and development of all
land within the Activity Centre Plan area shall
comply with the objectives and provisions of
the Scheme, this Activity Centre Plan and any
Local Development Plan and/or Local Planning
Policy that applies to that land.

3.2

Notwithstanding Clause 3.1, the Council
may adopt a minor change or departure
from an approved Activity Centre Plan, Local
Development Plan or Local Planning Policy
in determining an application for planning
approval or making a recommendation on an
application to the Commission, if in the opinion
of the Council, the change or departure:
a) Does not materially prohibit the objectives
of the Activity Centre Plan, Local
Development Plan or Local Planning Policy
being satisfied;
b) Is consistent with the objectives of Clause
2.3; and
c) Is consistent with the objectives for each
Land Use Sector as they apply under
Clause 5.

4

Local Development Plan

5

Land Use Sectors

As per Clause 6.8.5 of the Scheme, no
development, except for maintenance of
existing buildings, shall be approved by the
Council for land within the Activity Centre
Plan area until a Local Development Plan has
been adopted by the Council in accordance
with Part 6A of the Scheme and the Deemed
Provisions in Schedule 2 of the Planning
and Development (Local Planning Scheme)
Regulations 2015). The Local Development
Plan is required to address the matters set out
in Clauses 6.8.5 and 6A.16.2 of the Scheme.

5.1

Figure 2 classifies land within the Mirrabooka
Town Centre Activity Centre Plan area into
Land Use Sectors. In accordance with Clause
6.8.6 of the Scheme, the subdivision and
development of land within the Activity Centre
Plan area shall comply with the requirements
that are applicable under this Scheme to the
Land Use Sectors identified in Figure 2.

5.2

The objectives of each Land Use Sector
are listed under paragraphs a) - f) below.
The Council shall have due regard to these
objectives in determining or making a
recommendation on an application for land
within the Activity Centre Plan area.
a) Business
i)

To provide for a limited range of
small-scale commercial development
that is compatible with residential
development.

ii) To provide for a range of housing
types compatible with a mixed-use
environment.
b) Mixed Business
i)

To facilitate a development mix
of showrooms, office and service
industry of a high aesthetic quality,
located on major transport routes.

ii) To provide for a range of housing
types compatible with a mixed-use
environment.

14
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iii) To ensure that building design and
streetscape appearance are not
compromised by traffic management,
road safety, site access and onsite
parking.

e) Residential
i)

c) Mixed Use
i)

To provide for a wide variety of active
commercial uses at street level that
contribute to a vibrant street and
that are compatible with residential
and other non-active uses on upper
levels.

ii) To facilitate local employment
creation.
iii) To ensure a high standard of design
that negates issues which can be
related to mixed-use development,
such as noise, odour and vibration.
d) Regional Centre
i)

To provide for a full range of
shopping, office, administrative,
social, recreation, entertainment and
community services, consistent with
the region-serving role of the centre.

To provide for residential
development at a range of densities
with a variety of housing types and
size to meet the current and future
needs of the community.

ii) To provide for a range of nonresidential uses, which are
compatible with and complementary
to residential development.
f)

6

Land Use Permissibility

6.1

The Land Use Sectors and the permissibility
of uses within each Sector are to be in
accordance with Table 1, with the symbols
used in the Table to have the same meaning
as defined in Clauses 4.3.2 and 4.3.3 of the
Scheme.

6.2

This Table is intended to replicate Table
6.8.7 - Land Use Permissibility Table of the
Scheme. In the event that an inconsistency
exists between the below Table 1 and Table
6.8.7 of the Scheme, as a cause of any future
amendments to the Scheme, the Scheme shall
prevail to the extent of that inconsistency.

6.3

If a person proposes to carry out any use on
land that is not specifically mentioned in Table
1 and cannot reasonably be determined as
falling within the type, class or genus of activity
of any other use category, the Council is to
consider the application in accordance with
the provisions of Clause 4.4.2 of the Scheme.

Civic
i)

To provide for a limited range of
community facilities which are
compatible with surrounding
development.

ii) To ensure that the design of
development is in keeping with
the scale and form of surrounding
development.

ii) To facilitate local employment
creation.
iii) To promote a high degree of
accessibility to and within the centre,
for users of all modes of transport
(bus, rail, private car, cycle and
pedestrian).

16
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Table 1

Mirrabooka Town Centre Land Use Permissibility

Business

Mixed
Business

Mixed Use

Regional
Centre

Residential

Civic

Aged or dependent person Dwelling

D2

P

P

P

P

A

Bed and Breakfast

D

P

D

D

A

X

Boarding House

A

D

D

D

A

Caravan Park

X

X

X

X

X

Use Classification /Sector
Amusement Parlour
Betting Agency
Car Park

Caretaker’s Dwelling
Child Care Premises

P

P

2

D
D

X

D
P

P

D

X

D

D

D

P

P

X

P

P

Civic Use

D

D

Community Purposes

A

X

Club Premises

Consulting Rooms

Convenience Store

A

D

P

X

X

D

D

D

X

X

X

X

A

D

A

P

A

P

X

X

X

P

P

P

X

P

P

X

X

X

D

D

D

X

X

D

D

P

P

Educational Establishment

D

Family Day Care

D

Fast Food Outlet

P

D

X

X

D

X

Exhibition Centre

A

X

P

Corrective Institution

Drive Through Fast Food Outlet

D

D

D

D

D

P

D

D

Cinema/ Theatre

P

3

X

D

X

D

X

D

X

X

D

X

X

D

D

A

X

X

X

X

X

A

D

Funeral Parlor

D

D

Grouped Dwelling

D2

P

D2

D2

P

X

Home Business

D

P

D

D

A

X

Fuel Depot

Garden Centre

Hardware Showroom
Home Occupation

X

D
X

D

P

P

P

D

D
X

D

P

X

X

X

P

X

D

D
X

D

X
X

X

D

X

X
X

X

X
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Business

Mixed
Business

Mixed Use

Regional
Centre

Home Office

P

P

P

P

Hospital

X

X

P

A

Use Classification /Sector
Home Store

P

P

Hostel

D

A

A

Industry - Cottage

D

P

X

Hotel

Industry - Extractive
Industry - General
Industry - Light

Industry - Mining

Industry - Noxious
Industry - Rural

Industry - Service

Institutional Building

2

D
X

A
X

X

D

X

X

X

X

X

X

X

D
X

X

P

2

X

X

X

D

X

X

X

X

X

X

X

X

X

X

A

D

P

D

P

P

Media Establishment

D

D

P

Motel

X

D

D

D

D

X

A

Medical Centre

Motor Vehicle Repair
Motor Vehicle Wash

Motor Vehicle, Boat or Caravan Sales

A
X

X

X

Multiple Dwelling

D

Nursing Home

X

Night Club
Office

Park Home Park

Personal Care Services

2

D

D

D

D
P

X

X

X

D

D

D

D

X

X

X
X

X

X

X

X

X

X

X

X

X

Reception Centre

X

A

P

X

X

X

P

D

X

X

X

D
X

A

X

P

P

X

P

X

D

A

A

X

X

P

X

Personal Services
Place of Worship

X

X

A
X

X

X

X

X

X

A

X

X

X

X

A

X

P

A

P

X

Civic

P

Institutional Home
Market

18

P

Residential

X

P

P

A

D

A
P

P

P

D

D

1

X

X

X
X

X

X

X

X

X

X

X
X

X

X

X

X

X

X

X

X

X

X

D

X

A

A

D

X

X

X

X

X
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Use Classification /Sector
Recreation - Private

Business
P

Mixed
Business
P

Mixed Use

Regional
Centre

P

P

Residential
X

Civic
X

Residential Building

D2

D

D

D

D

X

Restricted Premises

X

X

A

A

X

X

X

X

Restaurant

P

Retirement Complex

A

Salvage Yard

X

Rural Pursuit

Service Station
Shop

D
X

D

X

X

X

X

A

D

X

P

X

X

P

P

X

Short Stay Accommodation

X

P

Single Bedroom Dwelling

D

3

P

X

X

D

X

X

P

A
X

X

X

X

X

X

P

X

X

D

X

X

D

D

P

D

D

P

X

X

D

X

X

X

X

Telecommunications Infrastructure

D

D

D

Transport Depot

X

X

X

Showroom

Single House

Storage (Outdoor)
Tavern

Trade Display

X
2

D

2

X

X

X

D
P

D

D

A

D

A

A
X

X

X

D

D

Wrecking

X

X

X

X

X

X

D

D
P

X

X

A

D
X

P

X

D

Veterinary Centre
Warehouse

P

X

X

X

X

X

X

X

X

X

Notes:
1.
Multiple dwellings are not permitted in areas coded R35 or below
2.
Not permitted on the ground floor fronting the street greater than 10m in width
3.
A maximum 150m2 NLA applies to a Shop use on land outside the Core Shopping Area of the Mixed Use sector.
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7

Relationship to Residential
Design Codes
As provided for under Clause 6.8.8 of the
Scheme, the following shall apply
a) Development of residential land within
the Activity Centre Plan area is to comply
with the Residential Design Codes unless
a provision of the Residential Design
Codes is varied by an adopted Local
Development Plan for that land, whereby
the varied provision applicable under the
Local Development Plan shall prevail.

8

Mandatory Residential

8.1

Figure 3 identifies Mandatory Residential Areas
in the Activity Centre Plan area.

8.2

Pursuant to Clause 6.8.9 of the Scheme, an
application for planning approval for a new
building development for land that is identified
as Mandatory Residential is required to comply
with the following minimum standards:
a) For unhatched areas delineated as
‘Mandatory Residential for New Buildings’,
a minimum 50% of the gross floor area is to
be allocated for residential use.

b) The RAC0 density code applies to
residential development of land within
the non-residential Land Use Sectors
delineated in Figure 2.

b) For hatched areas delineated as
‘Mandatory Residential for New Buildings
Above Three Storeys’, a minimum 20% of
the gross floor area is to be allocated for
residential use.
8.3

As provided for in Clause 6.8.9 b) of the
Scheme, Council will impose a condition
on the planning approval granted for a new
building on land within the Figure 3 ‘Mandatory
Residential’ areas to require delivery of the
minimum residential standards referred to in
Clause 8.2 above prior to occupation of that
building development.

8.4

Clauase 6.8.9 (c) of the Scheme gives the
discretion for Council to consider allowing
the transfer of one development’s minimum
required gross residential floor area to another
lot, subject to the following:

b) It is demonstrated to the satisfaction of
the Council by the landowner(s) and/or
proponent of the development that the
lot in receipt of the additional residential
floorspace requirement can accommodate
the additional residential floorspace whilst
complying with all relevant standards and
requirements applicable to that lot under
this Scheme, the Activity Centre Plan, the
Local Development Plan and any relevant
Local Planning Policy;
c) A legal agreement has been entered into
between the affected landowners and
the City to ensure the transfer of required
residential floorspace is agreed; and
d) The agreed transfer being registered on
the adopted Local Development Plan.

a) The lot in receipt of the additional
residential floorspace requirement is
included in a Mandatory Residential area
on Figure 3;
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Development requirements
2.1 Mandatory Residential
Where new buildings over 3 storeys are proposed,

any

new

buildings

are

proposed,

as

be for residential uses on the subject lot.
The residential development shall generally be located
in the area as shown in Figure 8 to achieve surveillance
of public roads.
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Figure 3

Mirrabooka Town Centre Mandatory Residential
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9

Expansion of Shopping Centre
In accordance with Clause 6.8.10 of the
Scheme, the following requirements apply to
Lot 500 Yirrigan Drive and Lot 507 Sudbury
Road, Mirrabooka:
a) For every 2,500m2 of additional retail
floorspace (NLA) proposed for the
Mirrabooka Shopping Centre above the
baseline floorspace area of 47,100m2
(being total floorspace at 2014), the
following requirements shall apply:
i)

b) For planning applications that trigger the
additional retail and non-retail floorspace
requirements referred to in paragraphs a)
i) and ii) above, the Council shall impose
a condition on the planning approval to
require that the additional floorspace be
provided either prior to or in conjunction
with the related expansion of the
Mirrabooka Shopping Centre.

For every 2,500m2 of floorspace
above the first 2,500m2 of floorspace
referred to in paragraph a), a
minimum 1,000m2 of retail floorspace
is to be provided on land that fronts
Sudbury Road, the Town Square,
Chesterfield Road, Farrier Road or
Yirrigan Drive and within a built form
that has nil setback to the street.

ii) In addition to the retail floorspace
required under paragraph a) i
above, 0.2m2 (NLA) of non-retail
floorspace is to be provided for every
1.0m2 of retail floorspace above the
47,100m2 baseline figure referred to in
paragraph a), and the required nonretail floorspace shall be located in a
building that fronts a public street but
not on the ground floor if the building
is fronting Sudbury Road or the Town
Square.
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10

Shop Use Limitations

10.1

Figure 4 identifies the land in the Mixed Use
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UseSector
Limitations
Land Use
that is located outside the
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In the “Mixed Use” sector, where a “shop” use is
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the Net with
Leasable
Area
of of
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shop
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Shop Use Limitations
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11

Public Road Connections

11.1

Figure 5 shows the location of ‘Local Road
Reserves’ and ‘Proposed Local Road
Reserves’. Clause 6.8.12 a) of the Scheme
assigns these classifications the following
meaning:
a) ‘Local Road Reserves’ are required road
connections in fixed locations that shall not
be altered.
b) ‘Proposed Local Road Reserves’ are
required road connections, however, the
precise alignment, geometry and width
of these connections may be altered at
subdivision, development and/or detailed
design stage subject to agreement from
the Council.

11.2

In accordance with Clause 6.8.12 of the
Scheme, the owner of any lot affected by a
‘Local Road Reserve’ or ‘Proposed Local Road
Reserve’ delineated in Figure 5 shall cede the
require road reserve free of cost as a condition
of development approval, or subdivision or
strata title approval and construct and drain the
road to a standard satisfactory to the Council.

LEGEND
Activity Centre Plan Area Boundary
Proposed Local Road Reserve
Local Road Reserve
Existing Local Road Reserve
Existing buildings
Indicative built form
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Figure 5

Required Local Road Reserves
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12

Public Open Space

12.1

In accordance with the Clause 6.8.13 of
the Scheme, the land area identified as a
Neighbourhood Park in Figure 6 is to be ceded
free of cost to the Crown and vested in the City
of Stirling for the purpose of public recreation
as a condition of development or subdivision /
survey strata approval for the related land.

12.2

The two Civic Space areas delineated on
Figure 6 are to be developed into a high quality
Village Green and Town Square in accordance
with the requirements of this Activity Centre
Plan and in conjunction with the development
and/or subdivision of the parent lots. These
spaces shall be open and accessible to the
public at all times, but may be retained in
private ownership.

LEGEND
Civic space
Public open space
Private open space
Existing building
Indicative built form

Figure 6

Public Open Space Plan
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13

Car Parking
In accordance with Clauses 6.8.14 - 6.8.15 of
the Scheme, the below car parking standards
and requirements apply to existing and new
development within the Mirrabooka Town
Centre Activity Centre Plan area.

13.1

Parking for New Development
a) Parking for Non-Residential Development
Car parking bay ratios for new nonresidential development is to satisfy the
requirements of Table 2 and Figure 7.

Table 2

Parking for Non-Residential Development

Size of
Development

Max. Car
Parking per Net
Site Hectare / GFA

Min. Public Parking
per Net Hectare /
GFA

Min. Short Stay
Parking

Car Parking in Core Area
Applies to all
Development

200 bays / net site ha

100 bays / net site ha

60% of public parking

Car Parking in Non-Core Area
Development with
plot ratio greater than
1.0 (non-residential
floorspace)

400 bays / net site ha

200 bays / net site ha

60% public parking

Development with plot
ratio of 1.0 or less (nonresidential floorspace)

4.0 bays / 100m2 GFA
non-residential floorspace

2.0 bays / 100m2 GFA
non-residential floorspace

60% of public parking

Notes: Definitions for ‘Public Parking’, ‘Short Stay Parking’ and ‘Net Site Hectare’ are as follows:
Public Parking: means parking that is provided or offered to members of the public whether or not upon a
payment of a fee or subject to other condition, but does not include parking that involves the use of reserved or
dedicated parking bay.
Short Stay Parking: means bays that are available to the public where a minimum of 50% of vehicles stay less
than 4 hours and a minimum of 90% stay less than 6 hours.
Net Site Hectare: means the total area of the site upon which the development or use is approved as contained
in the certificate of title or titles for the land if the whole of a lot, or if a portion of a lot, the area occupied by the
approved development, including all landscaping and ancillary development, as a proportion of 10,000m2.
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Core Car Parking Area
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b) Parking for Residential Development
i)

Car parking for residential
development in areas allocated
density codes of between R20 and
R160 shall be in accordance with the
Residential Design Codes.
Parking for multiple dwellings with an
RAC0 code shall be in accordance
with the Table 3.

ii) Visitor parking for residential
development may be accommodated
through the provision of on-street
parking and/or other public parking
available within the Activity Centre
Plan area.

Table 3

Existing Reciprocal Access Rights and
Reciprocal Parking Rights
Land within the Mirrabooka Town Centre
Special Control Area indicated on Figure 8
is land that is subject to existing agreements
providing for rights of Reciprocal Access
Rights and Reciprocal Parking Rights. As
provided for in Clause 6.8.15 of the Scheme,
agreements for existing development shall
continue to have effect until new development
takes place on that particular lot at which time
parking shall be provided in accordance with
Clause 13.1 above.

14

Noise
The development of mixed land uses within
the Activity Centre Plan area may be subject
to a requirement for a noise assessment prior
to planning approval being granted. The
consideration of existing noise generating
activities within proximity to a proposed
development may necessitate conditions of
planning approval being imposed, including
but not limited to:
•
•

Requirements for noise attenuation
measures to be incorporated in
construction; and
Notifications being placed on the
certificate of title to ensure future
landowners are informed.

Multiple Dwelling Car Parking Ratios
for Areas Coded RAC0

Dwelling Size

28

13.2

Min. Car Parking
Bays / Dwelling

Small (less than 75m2 or
1-bedroom)

0.75 bay / dwelling

Medium (75 - 110m2)

1.0 bay / dwelling

Large (more than 110m2)

1.25 bays / dwelling
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1 Introduction and Purpose
1.1

Introduction and purpose

This Explanatory Section constitutes Part
2 of the proposed Activity Centre for the
Mirrabooka Town Centre. The Activity Centre
Plan has been prepared for the centre to fulfil
requirements of State Planning Policy 4.2 and
the City of Stirling Local Planning Scheme 3.
The Activity Centre Plan provides a framework
for future Local Development Plans and
development applications.
The Activity Centre Plan will be used by the
Western Australian Planning Commission,
the Department of Planning, City of Stirling,
State Government agencies, landowners and
the local community to inform further detailed
planning and provide certainty about future
development in Mirrabooka Town Centre.

1.2

Mirrabooka Town Centre vision

To create a centre with a diverse range of uses,
which is attractive, safe and is a focus for the
region’s shopping and service needs.

1.3

Purpose and objectives

1. To facilitate development of a safe,
vibrant, mixed use town centre based on
sustainable design principles, integrated
with public transport.
2. To encourage greater use of the
Mirrabooka public transport facilities
through increased density of both
residential and non residential uses.
3. To facilitate the development of a diverse
range of housing types.

9. To faciliate high quality private and public
spaces and buildings that contribute
towards a sense of place.
10. To guide the redevelopment opportunities
of Mirrabooka Square Shopping Centre
area to interact with the Town Centre main
streets.
11. To reassess parking requirements for the
Mirrabooka Town Centre area, as a transit
supportive activity centre.

4. To promote the development of a variety of
public open space areas.
5. To facilitate the development of a range
of non residential uses that contribute to
economic development, local employment,
and viability of the Town Centre and wider
City of Stirling, including better integration
of education facilities with the public
transport network.
6. To enhance and better articulate the range
of facilities that relate to the needs of the
community.
7. To enable the development of a permeable
transport network through the provision of
additional road connections and making
best use of planned and existing transport
infrastructure.
8. To faciliate the development of a vibrant
main street.

32
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1.4

Background
Planning for Mirrabooka Town Centre has an
extensive history. First developed in the 1960’s
and 1970’s primarily by the State Housing
Commission (currently the Department of
Housing), a number of planning initiatives
have been undertaken over the last decade to
address ongoing issues associated with:
•

The underutilisation of land;

•

Perceived and actual safety issues; and,

•
•

Poor urban design outcomes;

1.4.1

Mirrabooka Town Centre timeline
•

1960’s - 1980’s — Development of land primarily by the Department of Housing

•

2002 — Mirrabooka Regional Centre Improvement Strategy

•
•
•
•
•
•

Under-performance of the centre against
activity centre key performance indicators,
such as housing and employment diversity,
access and connectivity.

•
•

2001 — Mirrabooka Enquiry by Design

2004 — Mirrabooka Regional Centre Design Theme and Guidelines
2006 — Draft Outline Development Plan

2007 — Draft Parking Management Plan

2008–10 — Draft structure plan (not completed)

2010 — City of Stirling completes Local Area Plan for Mirrabooka; and City of Stirling / State
Government Memorandum of Understanding established to facilitate the following key works:
•

Mirrabooka Bus Station upgrade (completed)

•

Construction of the Sudbury Place/Ilkeston Place ‘Main Street’ connection (completed)

•

Construction of a new town square (completed)

•

Subdivision of the Northwood Precinct for residential development (completed)

•

Construction of the Milldale Way ‘Main Street’ connection between Sudbury Place and
Chesterfield Way (estimated construction FY2014/15)

•

Creation of new mixed use development sites adjacent to the new ‘Main Street’ connections
(estimated construction FY2014/15)

2012 — State Government announces intention to develop a light rail line to connect to
Mirrabooka (estimated construction commencement 2022)

2013 — Current — City of Stirling / State Government agencies commence structure planning
for the centre
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1 Introduction and Purpose (continued)
1.5

Community consultation

1.5.2

Preparation of the Mirrabooka Town
Centre Activity Centre Plan has involved
a collaborative process with relevant
stakeholders from the initial stages, including
the City of Stirling, LandCorp and the
Departments of Planning, Transport and
Housing.

Visioning workshop (July 2013)
The Visioning Workshop successfully
integrated the comments and feedback from
landowners, residents, business owners
and key government agencies to establish
an overall vision and objectives for the
development of the Mirrabooka Town Centre
Activity Centre Plan area. The Workshop
promoted a shared understanding of the
context and ‘drivers’ for development, the
community and stakeholder aspirations/
challenges and opportunities for mutual
assistance in achieving development
outcomes.
The outcomes from the visioning workshop
were considered by the project working group
and assisted in detailed design.

34

1.5.4

WA Police – Sergeant Don Emanuel Smith;

•

North Metropolitan Migrant Resource
Centre – Eric Imani;

•

Precinct design workshop (March 2014)

•
•

The precinct design workshop provided an
opportunity to canvass the community on
three design options for the Mirrabooka town
centre and obtain feedback from community
stakeholders on their acceptance and/or
concerns.
The outcomes of this workshop were
considered by the project working group and
assisted in refining a consolidated design
which best represented the views of the
community.

•
•

Furthermore, it was important to understand
the community groups’ and organisations’
aspirations for Mirrabooka, and how
these various groups could assist in the
implementation phase of the Activity Centre
Plan.
1.5.3

Community leaders’ interviews
The project working group undertook
interviews with various community leaders,
including:

This workshop was designed to seek feedback
on current provision and conceptual placement
of future community infrastructure for the
Mirrabooka Activity Centre Plan area.

The following community consultation has
occurred with a wide range of stakeholders
during the course of the Activity Centre Plan’s
development.
1.5.1

Community infrastructure needs workshop
(February 2014)

Ishar Women’s Health Centre – Andrea
Creado;

Department of Sport and Recreation
- Melissa Rudez (Inclusion Officer for
Culturally and Linguistically Diverse
groups);

The Smith Family - Linda Parsons; and,

Edmund Rice Centre – Stephen Bowman.

These interviews were designed to gain a
greater understanding of the needs and issues
of the various cultural and community groups
within the centre.
1.5.5

Community Open Day (May 2004)
The preferred land use option was displayed
along with relevant detail of public open
space, town square and streetscape design.
This provided an opportunity to share with
the community more information regarding
the Activity Centre Plan in order to receive
feedback and comments. The feedback
resulted in some changes being made to the
plan.
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Figure 9

Artist impression of possible redevelopment outcome of Mirrabooka Town Centre - view along Sudbury Road
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2 Local and regional context
Land description and location

Reid Highway

The Mirrabooka Town Centre study area
measures approximately 83.0 hectares in area.
The area is bound by Reid Highway to the
north, Mirrabooka Avenue to the west, Yirrigan
Drive to the south, and Northwood Drive to the
east.
Boundaries for the Activity Centre Plan reflect
the major physical and land use characteristics
with and surrounding the centre.
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Polytechnic West Balga, Bushforever site 385
and John Septimus Roe High School are all
located to the north of the centre and Reid
Highway.

Mirrabooka Avenue

The Activity Centre Plan area is located
approximately 10km north of the Perth Central
Business District and 10km east of the coast.

Milldale Way

Su

2.1

Figure 10 Mirrabooka Town Centre Activity Centre Plan boundary.
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Figure 11 Regional context map
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3 Current condition
3.1

Site context

3.1.1

Area and land use
Existing land uses within the MIrrabooka Town
Centre are illustrated in Figure 13. They are
represented as follows:
•

Recreation and public open space;

•

Civic, government, health and education;

•
•
•
•
•
3.1.2

Leisure and entertainment;

Retail, commercial and hospitality;
Public transport;
Residential; and
Vacant Land.

Public realm and open space
Two major recreation and leisure facilities
within the Mirribooka Town Centre are Herb
Graham Recreation Centre and the WA State
Softball Headquarters. Existing public open
space areas are located between the library,
bus station and Mirrabooka Shopping Centre.
These recreation and public open space areas
are illustrated in Figure 13.
The existing public open space area between
the bus station and library is to be removed
to allow for the construction of the new ‘Main
Street’ by extending Milldale Way east to
Sudbury Road.
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3.1.3

Residential
Low density residential development with an
R20 coding is located in the north eastern
sector of the study area. R40 – R80 residential
development is being implemented adjacent
to the Herb Graham Recreational Centre and
to the east of the Mirrabooka Shopping Centre.
Provision for additional R60 – R80 is been
made within the City of Stirling Local Planning
Scheme No. 3. (Local Planning Scheme Map
No. 7).
Mirrabooka Town Centre is largely
characterised by recently constructed unit
and townhouse style development, providing
affordable housing options and additional
community housing options for singles.
Residential development in the areas abutting
the Mirrabooka Town Centre area is mostly
single detached dwellings on small to medium
sized lots. The average lot size is 600m2,
though lots of up to 890m2 can be found. Much
of the area has been developed, however
there remains a small number of vacant lots in
the eastern sector of the suburb. Houses are
predominantly brick and tile construction and
generally single storey.

3.1.4

Retail and commercial
Within the Mirrabooka Town Centre there is a
relatively diverse mix of land uses surrounding
the main Mirrabooka Square Shopping Centre,
including a large tavern and medical and
professional suites (i.e. physiotherapists,
financial services etc.). Each of these
businesses is located in a separate building
or in smaller tenancies separated from the
Shopping Centre with no clear pedestrian
connection between them. The diverstity
target for the centre is already at 65%.
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Figure 12 Current land use map
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3 Current condition (continued)
3.1.5

Ownership

Landholdings within the Centre are held in both private and government
(both State and Local) ownership (refer Figure 14).
The Department of Housing remains a major government stakeholder
retaining several undeveloped landholdings within the Centre. Other key
landowners include the City of Stirling and the Public Transport Authority,
which owns the land occupied by the bus transfer station and associated
busway.
There are also significant areas of Crown land within the Centre including
existing reserves such as the central parkland. These areas are of
strategic importance in implementing the recommendations of the Centre’s
Improvement Strategy.
Additionally, there is a number of private landowners who will have a
strategic role in revitalising the Centre such as the Perron Group, being the
owner of the Mirrabooka Square Shopping Centre.

Figure 13 Mirrabooka Bus Station and Town Centre along Sudbury Road
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3 Current condition (continued)
3.2

Movement network

Yirrigan Drive

Chesterfield Road

3.2.1

Strategic road hierarchy (refer Figure 15)

•
•

District Distributor B;

•

•

Is a four-lane divided road with turning
lanes at main intersections;

•

Reid Highway
•
•
•
•

Reserved as a Primary Regional Road
under the Metropolitan Development
Scheme;

•

Primary Distributor and designated freight
route;

Carries approximately 40,000 vehicles per
day east of Mirrabooka Avenue;
Is a four-lane divided road with controlled
access only and no frontage activity.

•

Mirrabooka Avenue
•
•
•
•

District Distributor A;

Carries approximately 24,300 vehicles per
day north of Yirrigan Drive;
Is a four-lane divided road with turning
lanes at intersections and a 60 kph speed
limit;

Has residential frontage access on western
kerb, and restricted commercial frontage
access on eastern kerb.

Provides access to the shopping centre,
fast food and service station to the north,
but no direct access to the residential area
to the south between Mirrabooka Avenue
and Dianella Drive other than at Coralberry
Crescent;

Traffic signals at Ilkeston and Chesterfield
and give-way intersections at Farrier
and the major southern shopping centre
entrance all act as important gateways into
the Activity Centre.

•

•

District Distributor B;

•

Is a two-lane divided road that narrows to a
single carriageway as it bridges over Reid
Highway;

•

•

Carries approximately 11,000 vehicles per
day north of Chesterfield Road;

Has give-way controlled intersections at
Yirrigan Drive and Chesterfield Road.

With the exception of commercial
development at the intersection of Yirrigan
Drive, development turns its back on the
road.

Carries approximately 10,000 vehicles per
day north of Yirrigan Drive;
Has access to commercial land use
parking areas along its entire length.

Farrier Road
•

Approximately 10m wide local road;

•

Services the shopping centre and the
commercial area between Farrier Road
and Northwood Drive;

•

•

Northwood Drive

•

42

Carries approximately 21,000 vehicles per
day east of Mirrabooka Avenue;

Local Distributor that provides access to
the various land uses within the Mirrabooka
Town Centre;

•

Carries approximately 6,000 vehicles per
day;

Has a give-way intersection at Yirrigan
Drive and a roundabout at the intersection
of Chesterfield Road.
There is a significant level difference
between Farrier Road and the Mirrabooka
Shopping Centre land to the west.

Milldale Way
•
•
•

Two-lane divided road, with two 5m lanes
and a 3m median;
Carries approximately 5,000 vehicles per
day;

The proposed Milldale Way extension will
connect Chesterfield Way with Sudbury
Road by creating a new ‘Main Street’
environment.
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1 City of Stirling Traffic Surveys (2010-2012)

Milldale Way

No

On-street parking accommodated along
Sudbury Road, to the north of the Town
Square.

Mirrabooka Avenue

•

Provides access to commercial premises,
offices and the Mirrabooka Bus Station

d

•

Connects Yirrigan Drive to Chesterfield
Road in a local slow speed environment;

Ro
a

•

Local road
Proposed new road
Left-in left-out intersection
Signalised intersection
Give way intersection
Roundabout

Figure 15 Current strategic road hierarchy network
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3 Current condition (continued)
Bus
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The majority of the routes operate at a peak
hour frequency of lower than 20 minutes in
the AM and PM peak hours. The weekend
frequencies are lower with the majority
operating with a 60 minute frequency.

Mirrabooka Avenue

Mirrabooka Bus Station is located in the town
centre — one of the busiest bus stations in
the metropolitan area, catering for most bus
routes connecting with the corridor. The bus
facility was upgraded (works finished in 2011)
and includes 12 bus stands that accommodate
service numbers: 67, 68, 354, 365, 370, 371,
372, 375, 376, 377, 378, 379, 415, 870, and
888.
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370 375 870

LEGEND
Transperth bus route
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Figure 16 Current Perth bus network
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The current cycle network is shown in Figure
17 illustrates that there are shared cycle
paths on Mirrabooka Avenue, Yirrigan Drive
and Northwood Drive and bicycle lanes on
Reid Highway. There is a lack of formal cycle
facilities in Mirrabooka Town Centre.

ur

Cycling

Milldale Way

db

3.2.4

Mirrabooka Avenue

The pedestrian environment is considered
hostile on and around Reid Highway,
Mirrabooka Avenue and Yirrigan Drive. These
roads do however accommodate pedestrian
footpaths on both sides. Walking within the
centre is easier, although safety, poor levels of
activation and comfort are well known issues
within the community.

Reid Highway

Su

3.2.3

Designated cycle pathway
Footpath (both sides of road)
Footpath (one side of road)

Figure 17 Current pedestrian and cycle networks
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3 Current condition (continued)
3.2.5

Car parking

•

There are approximately 4,200 car parking
spaces in the town centre (not including
residential parking). Of these, almost 50% are
attached to the Mirrabooka Square Shopping
Centre. All off-street parking is nominally
allocated to a particular land use / building,
rather than being designated public parking.

•

The locations of the retail, commercial and
recreational car parking areas are shown
in Figure 18. This illustrates that there is a
significant amount of car parking located in
and around the central core of the town centre.
Requirements for parking in the Mirrabooka
Town Centre are currenlty governed by the
City of Stirling Policy Manual, Section 6.7
Parking and Access. This policy nominates
the required ratio of parking spaces that must
be provided for a particular size and type
of development. The nominated ratios are
generally similar to those adopted by other
local governments. However, the City of Stirling
also offers the following potential discounts
(only those relevant to the study area are
provided here), permitting a maximum total
65% reduction:
•

•
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20% reduction if the proposed
development is within 400m walking
distance of a rail station (10% reduction if
within 800m)

15% reduction if the proposed
development is within 200m walking
distance of a high frequency bus stop or
bus station (10% reduction if within 400m)

•

20% reduction if the proposed
development is within 50m walking
distance of an existing public car parking
area (currently none provided in the study
area) (10% reduction if within 400m)

5% reduction if the proposed development
provides 5 bicycle parking bays greater
than required. 10% reduction where the
additional 5 bays are provided together
with end of trip facilities
10% reduction if the proposed
development is in a Local Centre, District
Centre, Regional Centre, Mixed Use or
Business Zone (Mirrabooka is a Regional
Centre)

On this basis, any development within 400m
of the Mirrabooka Bus Station (which includes
most of the study area except those precincts
adjacent to Northwood Drive) may be entitled
to a reduction of at least 20% (for proximity
to bus station, and location within a Regional
Centre), with a further reduction if enhanced
bicycle parking provision is made. It is
expected that the MAX light rail station would
trigger the same reduction as a ‘rail station’,
therefore most development in Mirrabooka
would be entitled to the full 65% allowable
reduction.

Figure 18 Mirrabooka Shopping Centre and
associated car park

The Parking Policy also allows for
consideration of the use of reciprocal parking
arrangements, beyond the 65% maximum
variation otherwise allowed. Parking spaces
can be shared by various uses, where the
peak demand for parking associated with each
use will not coincide so that the capacity of the
available parking is not reduced.
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352

24
57

171

117

191

202

187

267

63
169

126

17

1,898

280

Figure 19 Current Car Parking within Mirrabooka Town Centre
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4 Community
infrastructure
4.1

Current infrastructure
Mirrabooka and its surrounding suburbs were
historically desirable neighbourhoods for
new migrants to settle. Also, there are many
indigenous people who live in the area and
have contributed to its growth over time.

There is a range of public and private
community service providers currently located
within the Mirrabooka Town Centre, including:
•

Herb Graham Recreation Complex

•

Western Australia Softball Centre

•
•
•
•
•
•

Childcare facilities

Medical consultancies
Mirrabooka Library
Squash courts
Police Station

Health club / gymnasium

There is a number of well-established nonprofit organisations and government agencies
running support services for these groups from
buildings within the Centre. Their activities
attract migrant and indigenous people with
an interest to connect with others in their
community, as well as providing much needed
services to settle into the common aspect to
living in a modern Perth.

•

As with most culturally diverse areas within
large cities there are many opportunities and
challenges to be explored if Mirrabooka is
to become a vibrant and healthy centre that
reflects its people.

The Mirrabooka Square Shopping Centre is
the major retail focus within the centre, with
additional large format retail/ commercial and
hospitality land uses being concentrated in
the south west and south east sectors of the
study area. These areas are predominantly
accessible by car and gain exposure through
strong visibility from Yirrigan Drive and
Mirrabooka Avenue.

•
•
•

Figure 20 Mirrabooka Bus Station

Various job search agencies
Christian Church

State Government Health, Family and
Community Service outlets

Various culturally and linguistically diverse
assistance centres such as, but not
limited to, Edmund Rice Centre, North
Metro Migrant Resource Centre and Ishar
Women’s Centre

Figure 21 Western Australian Softball Centre

Figure 22 Herb Graham Recreation Centre
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Other retail/commercial offerings include a
large tavern and medical and professional
suites (i.e. physiotherapists, financial services
etc.). These businesses are located in
separate buildings or in smaller tenancies
however, separated from the Shopping Centre
with no clear pedestrian connection between
them.
The Mirrabooka Town Centre is also well
serviced by road and road based public
transportation infrastructure. The configuration
of the Centre however, and its location in
proximity to major highways has resulted in a
high dependence on motor vehicles to access
uses across the site, further contributing to the
lack of integration and connection within the
Centre.
The bus transfer station itself is another key
piece of community infrastructure, being one of
the major bus stations in Perth.

WA Softball
headquarters
Mirrabooka Medical Centre,
Derbil Yirrigan Health Service

Centrelink, Communicare Employment
Services, Central TAFE
Herb Graham Recreation
Centre

Department of Health, Migrant Resource
Centre
Library, The Smith Family,
Ishar Womens Health Centre,
Migrant Resource Centre
Sudbury House, Child care
Mirrabooka Crime Prevention Office,
Medical suites

Ice skating arena
Squash courts

Child care, Centacare

Bus station

Mirrabooka House
(State Government support services)
Mirrabooka Police Station
Medical Centre

Edmund Rice Centre,
Centacare

Figure 23 Current community infrastructure
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5 Opportunities and constraints
5.1

Key challenges
•

Poor pedestrian and cycle network;

•

Poor connectivity into the centre across
major roads;

•

•
•
•
•
•
•
•
•
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Lack of public connectivity

Poor pedestrian environments

Significant level differences

Under-utilised public areas

Lack of diverse and accessible public
open space;

Underutilised land;

Lack of diverse retail, social and
commercial offerings;

Poor image and perceived social
problems;
Poor commercial performance;

Safety and security concerns by the local
community;
Lack of passive surveillance over the
centre;

The centre is currently dominated by at
grade car parking provision; and,

The existing pedestrian network is of
varying quality and fragmented by physical
barriers.
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5.2

Key Aspirations
•

•
•
•
•
•
•

To create an activity centre that meets
community need, with employment, goods
and services accessible to all members of
the community;

Vacant land

Bus station & proposed light rail

Potential development areas

Key gateways

To create a wide range of retail and
commercial uses that promote a
competitive market environment;

To create a vibrant, well activated ’Main
Street’ precinct;

To increase the density and diversity of
housing within the town centre to improve
land efficiency, and housing variety;

To maximise access to and through
the town centre with an emphasis on
walkability and integrated public transport;
To create a fine grained network of high
quality public spaces that are safe, well lit
and afforded passive surveillance; and

To reinforce the character and sense of
place for Mirrabooka and create a sense of
community pride.
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6 Strategic planning framework

Regional

State

Statement of Planning Policy
Includes the State Planning
Framework (SPP No.1) and key
sectoral policies (SPP No.2 6) which further articulate the
broad themes set out in the State
Planning policy

Directions 2031
The highest level metropolitan
spatial framework and strategic
plan, it guides planning policy
to accommodate and manage
population growth within Perth and
Peel to 2031 and beyond.

Metropolitan
Region Scheme

Figure 1
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Local

Metropolitan Sub-regional
Strategies

State Planning Strategy
The State Planning Strategy
provides the broad strategic
direction for Western Australia

Sub-Regional

Figure 28 — Strategic planning context

Provides guidance at sub-regional
level for delivering the objectives of
Directions 2031 and how to achieve
the housing and employment

City of Stirling
Local Planning
Strategy

Sub-regional Structure Plans
Typically informed by the subregional strategies and provide
comprehensive planning guidance
on a sub-regional level for the
short, medium and long term.
Local Planning
Scheme No.3

Mirrabooka Town
Centre Activity
Centre Plan
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Figure 24 Northern view of Mirrabooka Shopping Centre
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6 Strategic planning framework (continued)
6.1

Strategic planning

6.1.1

Directions 2031
Directions 2031 and Beyond - Metropolitan Planning Strategy for Perth and Peel is the State’s primary
strategic blueprint for the future growth of the capital city and surrounds. Directions 2031 sets the course
for Perth to become a more sustainable, liveable and prosperous city over the next two decades, by
encouraging:
•
•
•
•
•

Intensified and infill residential development to support the additional 750,000 people expected to call
the metropolitan area home by 2031;
Growth and diversification of activity centres to adequately meet the population, employment, and
service needs;
More efficient use and investment in transport and services infrastructure;
Protection of significant environmental assets; and
Social capital and enterprise.

A key objective of Directions 2031 is to encourage alternative forms of housing options. For many
decades, Perth’s growing population has largely been accommodated in low density housing on the
urban fringe. The strategy recognises that continuation of this sprawl is not a sustainable model for
development, and contains a key target that 47 per cent of new dwellings be accommodated within the
existing urban environment1. Activity centres will play a critical role in achieving this target.
For more information on Directions 2031 and Beyond, download a copy at www.planning.wa.gov.au

1 Department of Planning (2010), Directions 2031 and Beyond-Metropolitan Strategy for Perth and Peel
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6.1.2

State Planning Policy 4.2 – Activity Centres for Perth and Peel
In 2010, the Western Australian Planning Commission adopted State Planning Policy 4.2 – Activity Centres
for Perth and Peel, (SPP4.2) to guide the future development of activity centres in the metropolitan area.
SPP4.2 identifies the hierarchy of activity centres as well as details their desirable form and function, and
requirements for the preparation of activity centre plans.
Under the policy, Mirrabooka is defined as a secondary centre which is to perform the following functions:
Secondary centres share similar characteristics with strategic metropolitan centres but serve smaller
catchments and offer a more limited range of services, facilities and employment opportunities. They
perform an important role in the city’s economy, and provide essential services for their catchment.
Importantly, SPP4.2 supports the evolution of centres away from a typical homogenous retail base, to
better serve the needs of existing and future communities through a more diverse mix of commercial,
employment and residential activities. This Activity Centre Plan supports the intent and requirements for
secondary activity centres under the State Planning Policy.
For more information on SPP 4.2, download a copy at www.planning.wa.gov.au

1 Department of Planning (2010), State Planning Policy 4.2 – Activity Centre Planning for Perth and Peel
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6 Strategic planning framework (continued)
6.1.3

Spatial Plan for Urban Consolidation

On behalf of the Western Australian Planning Commission, the Department of Planning is currently
preparing the Spatial Plan for Urban Consolidation to set out the next level of detail to Directions 2031
for future infill development. The Plan identifies boundaries for infill growth areas, whilst balancing these
outcomes with the need to maintain the character of existing inner urban areas. Growth areas have been
nominated based on the following criteria:
•

Activity centres

•

Urban corridors

•
•
•
•

Activity corridors
Transit precincts

Potential redevelopment areas
Green corridors

The draft Spatial Plan is expected to be released for public comment during 2015. Mirrabooka Town
Centre is identified within the plan as a future growth area, given its activity centre status and its role as a
major transit interchange.

56
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6.1.4

Draft Public Transport Plan for Perth in 2031
Released in 2011, the draft Public Transport Plan for Perth in 2031 outlined a vision and program for
public transport investment and infrastructure to align with the growth expected as a result of Directions
2031 initiatives. The strategy identified a range of heavy rail and bus network improvements to cater for
the rapid rise in public transport demand and provide a sound alternative to car travel. The Plan found
that between 2001 and 2011, public transport usage in Perth increased by 67 per cent - three times the
rate of population growth over the same period.1
A key initiative of the strategy is the introduction of a new tier of public transport to Perth in the form of
light rail. In the first stage, light rail will connect Mirrabooka with the Perth central business district, before
continuing on to the QEII Medical Centre and the Victoria Park transfer station. Implementation of light
rail will contribute to a fundamental shift in the way people access (and move within) Perth in the coming
years.
It offers a high-capacity, high-frequency and prioritised public transport option for those living and
working in the central northern corridor and the CBD. The Strategy identifies longer term extensions to
the system to connect with Subiaco, Glendalough, Stirling City Centre, the University of Western Australia
and Curtin University.
Unlike some other forms of transport, light rail also has the capacity to significantly influence the urban
environment. Its ability to integrate into the existing urban area, permanence and contribution to
improving access and connectivity can be a catalyst for both regeneration and new development.
For more information on the draft Public Transport for Perth in 2031 plan, download a copy at www.
transport.wa.gov.au

1 Department of Transport (2011), Draft Public Transport for Perth in 2031
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6 Strategic planning framework (continued)
6.1.5

Metro Area Express (MAX) light rail
Stage one of the light rail, known as MAX, is
scheduled to commence construction in 2019
and be operational in 2022 and will include
both the central northern corridor and eastwest Central Business District legs (refer
Figure 29).

6.1.6

Planning for MAX light rail
The draft MAX Planning Framework has been
prepared to outline a consolidated vision for
achieving integrated transport and land use
outcomes across the 22km stage one route.
The Framework has been prepared in
conjunction with the seven statutory authorities
through which the light rail passes and aims to:
•
•
•
•

•

Establish a consistent and cohesive
planning approach across the network;

•

•

Understand the current context and future
opportunities or improvements required
for the proposed light rail stop areas
and guide more detailed planning where
necessary; and

Polytechnic West

Establish steps for implementation.

Mirrabooka

The Framework focusses on the 800m
catchment areas to each future light rail
stop and proposes areas for development
intensification, as well as strategic transport
connections requiring further consideration to
improve the relationship between light rail and
the surrounding community.

Dianella

The release of the MAX Planning Framework
for public advertisement has been deferred
in accordance with the deferral of the MAX
project.

Yokine
ECU Mt Lawley

Set corridor-wide principles, objectives
and approaches for land use, urban
design and transport integration;

Benchmark the social, economic and
development position of land adjacent to
the MAX system;

Test and make recommendations on
feasible future land use scenarios to
achieve intensification and diversity within
activity centres and links along the route;
Identify and define stop area types to
guide more detailed design exercises for
light rail infrastructure and the adjacent
urban area;

North Perth
Subiaco

West Perth

Northbridge
Perth CBD

East Perth

Kings Park
Figure 25 The proposed Stage 1 MAX route.
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Figure 26 Artist impression of Mirrabooka Town Centre – view along Sudbury Road and Milldale Way
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6 Strategic planning framework (continued)
6.1.7

Peripheral growth – acknowledges the existing
urban conditions, but recognises that latent
development potential may already exist under
current R-Codes or that minor development
may occur over time up to an R30 coding.
These areas are largely located in the balance
of the light rail catchment.

Planning for MAX in Mirrabooka
With the implementation of MAX, Mirrabooka
will be served by a light rail stop co-located
with the Mirrabooka Bus Station on Sudbury
Place. MAX will provide the primary public
transport option between Mirrabooka and
the Perth Central Business District, with bus
services in the surrounding areas oriented
towards and/or terminating at Mirrabooka Bus
Station to allow for the interchange with light
rail services.
The Draft MAX Planning Framework has
grouped light rail stops based on aspirational
characteristics for land use mix and levels of
intensity expected within the 800m catchment
of the stops over time. Mirrabooka has been
identified as a Suburban Centre stop type, as
is illustrated in Figure 32.

A range of filters to determine the suitability
and likelihood of areas for change have been
used including the age of building stock;
heritage and character areas; lot size; land
tenure and locational factors. Local knowledge
and input from local government has been an
essential component of this assessment.

Opportunities for land use change over time
have been classified in three ways which are
detailed below and illustrated in Figure 33.

This methodology was applied to forecast the
dwelling, population and job numbers for the
Mirrabooka locality, and is outlined in Figure
31.

Opportunity sites – areas with short to medium
term development potential, which are
generally less constrained. These sites are
predominantly located within close proximity to
stops.
Investigation areas – intensified development
may occur over time but constraints are likely
to make these areas longer term proposals.
Further planning consideration is required
to address the specific issues affecting their
redevelopment potential. These cells are
largely situated a short distance from the stop.
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Opportunity sites and investigation areas are
allocated a level of intensity (low, medium or
high) which directly relates to the relevant stop
area type. This is illustrated in Figure 33.

2011

2021

2031

2041

Dwellings

661

1,010

2,048

2,101

Population

1,942

2,416

4,550

4,750

Jobs

2,197

3,282

5,845

6,273

Stop area

SUBURBAN
CENTRE

D2031 activity centre match

Secondary centre

D2031 activity centre
typology matches

Shopping Centre

Max Station location

Mirrabooka

Additional land uses





Office commercial

Major component



Moderate componenent

Minor component




Residential

Retail



Services, community,
education

Indicative building intensity

High intesity
Medium intensity
Low intensity

Figure 28 Mirrabooka station type
characteristics

Figure 27 High level development capacity

for Mirrabooka Source: MacroPlan
Dimasi
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LEGEND
Opportunity Area
Low intensity
Medium intensity
High intensity
Investigation Site
Low intensity
Medium intensity
High intensity

Figure 29 Proposed land intensity around MAX route in Mirrabooka
SPC Agenda Page 304

61

6 Strategic planning framework (continued)
6.1.8

•

City of Stirling – Draft Local Planning
Strategy
The City of Stirling has submitted a draft Local
Planning Strategy to the Western Australian
Planning Commission for consent to advertise,
which sets out the future vision for the local
government area and key issues and growth
patterns to be addressed over time.

•
•
•

Although most aspects of the draft strategy
apply to guiding future planning and
development of the Mirrabooka Town Centre,
there are a few key objectives and issue
responses that are considered particularly
pertinent, which are outlined in Figure 34.
Within the draft strategy, Mirrabooka is
identified as a Growth Area, with the potential
to yield an additional 1,300 dwellings
(assuming 85% take up rate) to meet
Directions 2031 local government dwelling
targets. These yields pre-date the additional
dwelling yield analysis undertaken as part
of the development of the MAX Planning
Framework (as outlined in Section 6.1.7).
The following key recommendations are made
specifically in relation to Mirrabooka Secondary
Centre:
•

62

A shift from a development pattern
currently characterised by clusters of
similar land use types to a more diverse
and intense mix of uses.

•
•
6.1.9

Enabling a significant increase in housing
opportunities within the Centre (providing
more housing diversity than is currently
provided by the predominantly single
residential dwelling component).

Providing appropriate locations for a wider
range of businesses.
Better integration of upgraded bus station
with the Centre.
Effective permeability through the Centre.
Enabling greater employment within the
Centre through an increased range of
employment sectors.
Supporting local and sub-regional
economic self-sufficiency.

Although recommended floorspace caps were
provided for each for the centres, these caps
no longer apply given the new State Planning
Policy 4.2. The Mirrabooka Regional Centre
was recommended for a maximum retail
floorspace of 50,000 m2, although additional
‘shop’ floorspace was permitted on a ‘Main
Street’ above that limit.
6.1.10 City of Stirling – Draft Economic and
Tourism Development Strategy
The 2013 Draft Economic and Tourism
Development Strategy developed by the AEG
Group, identifies Mirrabooka as a high priority
focus for:

City of Stirling – Draft Local Commercial
Strategy

“retail product revitalisation and
diversification”; and,

A Local Commercial Strategy was prepared
by the City of Stirling in August 2007, to assist
in the implementation of the Metropolitan
Centres Policy (2000), which has now been
superseded by the Activity Centres Policy
for Perth and Peel.

“fresh food and retail street-side markets”.

The Strategy recommended a hierarchy of
centres for the council area as follows:
•
•
•

Strategic Regional Centre — One centre
located at Stirling/ Innaloo.

The Strategy also identifies that Mirrabooka:
“...should be expanded to incorporate other
activities so the retail centres become a
destination in and of themselves. This could
include for example, expanding areas to
include food, beverage, cinema, arcade and/
or bowling activities will create a location
that promotes community engagement and
interaction”.

Regional Centre — Two centres, located at
Karrinyup and Mirrabooka.
District Centre — Seven designated
centres, at Stirling Central, Scarborough,
Northlands, Dianella, Dog Swamp,
Beaufort Street and Mount Lawley.
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Strategic objective

Key issue response

Living in or visiting our City should be a safe,
comfortable and enjoyable experience

•

Encourage development to adopt a main street style design approach to all scales of activity centres.

•

Identify existing centres and their walkable catchments within the City and allow for the creation and growth of
centres in under-represented areas.

•

•
•

Ensure the future vitality of existing centres and provide for diversification of land uses within them.

Require development within activity centres to promote pedestrian accessibility, and support the need for public
transport.
The City should address the needs of community members for high quality community facilities.

Our success as a vibrant city will depend on
building on our current prosperity

•

Improve accessibility, ensuring residents can
meet their education, employment recreation,
service and consumer needs within a
reasonable distance from their home

•

Ensure high density development occurs in close proximity to public transport interchanges.

•

Encourage pedestrian and cycling infrastructure within surrounding centres.

We should grow within the constraints placed
on us by the environment in which we live

•

Promote development that limits water and energy use.

•

Investigate and encourage density bonuses to promote higher-density developments that include diverse and
affordable housing.

•

•

•
•

Guide sustainable development to major activity corridors, activity centres and provide for improvements to the
neighbourhood and local centres.

Ensure the future viability of centres by supporting a variety of uses within them, and by restricting spot commercial
rezonings which do not adjoin identified centres.
Reduce dependence on the private motor vehicle by supporting alternate transportation options.

Ensure that public open spaces and recreational facilities are sufficient to and adaptable, in order to meet the various
needs of the community.
Ensure strategic transport routes are complemented with appropriate adjacent development.

Figure 30 City of Stirling Draft Local Planning Strategy key objectives and issue response
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7 Statutory planning context
7.1

Statutory Planning

7.1.1

Metropolitan Region Scheme
The Mirrabooka Town Centre is zoned ‘Urban’
under the Metropolitan Region Scheme (MRS),
allowing for a range of residential, commercial,
office and service industry based uses.
The northern boundary of the town centre
is bordered by the Reid Highway Primary
Regional Roads reserve.

7.1.2

City of Stirling Local Planning Scheme No. 3
(replaced 7.13 and 7.1.4)
The Mirrabooka Activity Centre Plan Area is
zoned Development under Local Planning
Scheme No. 3 (LPS No. 3) and sits within a
Special Control Area.
In 2014, Amendment No. 29 was gazetted
which had the effect of rezoning the
Mirrabooka Town Centre area to ‘Development’
zone.
A key Scheme objective for the Development
Zone is to promote coordinated development
through the application of a comprehensive
activity or structure plan. Amendment No.
29 therefore gave a statutory basis for the
adoption of a structure plan/ activity centre
plan to guide development and subdivision
within the town centre.
The ‘Mirrabooka Town Centre Special Control
Area’ sits as an overlay above the underlying
‘Development’ zoning. The provisions for
the Mirrabooka Town Centre Special Control
Area are located in Part 6 of the Scheme and
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include objectives and planning requirements
specific to the development of the Mirrabooka
Town Centre.
A more recent Scheme Amendment
(Amendment No. XX) to LPS No. 3 was
undertaken in 2016/17 to bring the Scheme
provisions for the Mirrabooka Town Centre into
conformity with the Planning and Development
(Local Planning Schemes) Regulations 2015.
A notable effect of the new Regulations was to
change the status of Part 1 Structure Plan or
Activity Centre Plan provisions from having the
force and effect of Scheme provisions to being
instruments to which decision makers are to
have ‘due regard’.
Amendment No. XX therefore elevates into the
Scheme several provision from Part 1 of the
Mirrabooka Town Centre Activity Centre Plan
that required the same force and effect of the
Scheme for effective implementation. These
additional Scheme provisions are included
under Part 6 (Clause 6.8) of the Scheme and
address matters relating to subdivision and
development of land; land use controls; car
parking standards; urban design standards;
and public open space and public road
requirements.

7.1.3

Mirrabooka Town Centre Local
Development Plan
In December 2015, the City of Stirling adopted
a Local Development Plan for the Mirrabooka
Town Centre in accordance with Clause 6A.16
of LPS No. 3 and the Deemed Provisions
of the Planning and Development (Local
Planning Scheme) Regulations, 2015. The
Local Development Plan provides the built
form controls for the Town Centre and is to be
applied in conjunction with the provisions of
this Activity Centre Plan and the City of Stirling
LPS No. 3.
The purpose of the Local Development Plan
is to facilitate and coordinate the type of
development within the Mirrabooka Town
Centre that will deliver on the aspirations of the
project vision. The Local Development Plan
is supplementary to the Activity Centre Plan,
operating within the parameters of the urban
structure and organizing principles that this
overarching Plan has set for the Town Centre.
The Local Development Plan includes a series
of built form controls to support the objective
of delivering a more compact, “urban” town
centre environment. This includes provisions
to engender the following outcomes:
•
•
•
•
•

a greater mix, integration and intensity of
land uses;
activated and vibrant streets;

improved centre legibility and
connectively;

diversified housing options; and

attractive streetscape that make great
environments for walking.
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The Local Development Plan applies a formbased code approach to the built form that
focuses on the interface between the private
buildings and the public realm. This approach
recognises the significant role that building
frontages perform in defining and engaging
with the public realm to create vibrant streets
and civic spaces within urban centres.
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8 Existing site conditions
8.1

Natural environment

8.1.1

Landform and soils
As the site has already been considerably
developed, the natural landform has been
significanly modified. There are two man-made
lakes located within the existing pedestrian
accessway slightly west of the centre of the
site. The north-west portion of the site has been
cleared of vegetation and contains a small
amount of regrowth. The site is predominantly
underlain by pale and olive sands of the
Tamala Limestone Formation.
The Mirrabooka Town Centre contains two
topographic features of note, being an
incline on the eastern portion of the site and
a depression leading down to the lake. The
incline begins at Yirrigan Drive and continues
to Chesterfield Road where the land declines
to approximately the same level as the
remainder of the site. Although not natural,
the second topographic feature is the water
body adjacent to the bus station. The land was
previously excavated to create a steep slope
down to this feature. Other than these two
features the site is mostly flat.
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8.1.2

Groundwater and surface water

8.1.3

A review of the existing site characteristics and
possible development impacts has confirmed
that the site is not heavily constrained from
a water perspective. The key existing
groundwater and surface water characteristics
are:
•
•

•

•

•
•

There are no Water Corporation main
drains in the structure plan area;

It is estimated that there would be an
increase in runoff of approximately 15 per
cent within the development area due to a
proportionate increase in impervious area.

There is an existing fuel service station located
on the corner of Farrier Road and Yirrigan
Drive. This site will need to be remediated in
accordance with DEC requirements if future
redevelopment was to occur.

8.2

Heritage

8.2.1

European heritage
A search of The Heritage Council of Western
Australia’s database yielded no places of
heritage significance.

The Perth groundwater level within the
structure plan area ranges between 23
and 24.5 AHD, or approximately 40 metres
below ground level.

The City of Stirling has identified three Heritage
Protection Areas within its local government
area being the Inglewood, Mount Lawley and
Menora Heritage Protect Areas, none of which
apply to the Mirrabooka Regional Centre.

The Activity Centre Plan area is
characterised by moderate to high soil
permeability with limited groundwater
influence, providing lots the opportunity to
use soakwells with limited need for direct
connection to the drainage system.

There are currently four existing licences to
extract groundwater at nine different draw
points in the Activity Centre Plan area.
Groundwater salinity in the Activity Centre
Plan area is typically in the range of 0
to 500mg/L and is considered to be
sufficiently good quality for irrigation of
public and private open space without
treatment.

Environmental constraints and site
contamination

In addition, the City of Stirling maintains a
Municipal Inventory. There are no places of
significance within the Mirrabooka Town Centre
that appear on that register.
8.2.2

Indigenous heritage
A search of the Department of Indigenous
Affairs Aboriginal Heritage Sites Register
showed that sites of significance exist within a
short distance of the Centre but nothing had
been entered relating to the Centre itself.
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To the best of the City’s knowledge, the
revitalisation of the Mirrabooka Regional Centre
does not involve any heritage implications.

8.3

8.3.1

8.3.2

Electrical power
Western Power is the service authority
responsible for providing electricity within the
Activity Centre Plan area. Electrical power
services are currently available as follows:

Services
This information is referenced from the Utility
Infrastructure Plan which was undertaken by
Jacobs SKM for the Mirrabooka Town Centre.

•

Communications

•

Existing Telstra telecommunications services
are available within the vicinity of the site in the
following locations:
•
•
•
•

Along the northern side of Yirrigan Drive;
and,
Along the western side of Mirrabooka
Avenue.

Amcom telecommunications have optic
fibre serving the shopping centre and other
businesses with a requirement for a high
speed broadband connection.

Existing 132KV high voltage overhead
transmission lines run along the northern
boundary of the area along Reid Highway;
and,

8.3.3

8.3.5

Existing high voltage single phase and 3
phase high voltage distribution lines lie
within the study area.

Gas
ACTO gas is the service authority for gas
within the Activity Centre Plan area. Existing
gas infrastructure is available within the area
and services every proposed block, except for
those along Milldale Way and the proposed
extension through to Ilkeston Place.

Water
The Activity Centre Plan area is well serviced
by water mains. The major trunk line is a
225mm diameter pipe, however it should be
noted that some of the water reticulation pipes
in the area are asbestos cement and are fragile
and should not be exposed unnecessarily.
8.3.5 Sewage
Water Corporation is responsible for all sewer
reticulation in Western Australia. The sewer
main servicing the area is a D225 main running
west to a pumping station approximately
200 metres west of Mirrabooka Avenue.
This pumping station lifts the waste to a low
gradient D300 main that continues west
through the back of adjacent residential lots.

There are currently Western Power substations
located at Arkana and Malaga, approximately
1.4 and 2.9 kilometres from the Activity Centre
Plan area.

Along the northern side of Chesterfield
Road;

To every lot in the residential area between
Livery Circle and Northwood Drive, and
Northwood Drive and Farmer Road;

8.3.4

8.3.6

8.3.6 Drainage
Currently, each property is responsible for its
own stomwater drainage, and this is primarily
by soakwells.
A large drain carries all the stormwater
collected in the Activity Centre Plan area under
Reid Highway and into a basin in the open
space reserve to the north. Another smaller
basin is located south of the area on the corner
of Yirrigan Drive and Dianella Drive.

SPC Agenda Page 310

67

9 Demographic profile
9.1

Mirrabooka local community

The Activity Centre Plan area for the
Mirrabooka Town Centre is geographically
small and has a residential population of
approximately 1,900 persons living within the
existing 661 dwellings.
Although future users of Mirrabooka will
extend further afield than the immediate area,
community profiles have been obtained for
the most likely users of the centre – being
those that fall within the 800 metre walkable
catchment.

9.1.2

Mobility issues
•

•

There are a number of conclusions that can
be drawn from recent 2011 Census data
which highlight the importance of serving
these communities with suitable amenity and
intensity.
9.1.1
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Ageing population

•

•

•

•

Large concentrations of elderly residents
(80 years and older) in Dianella (7.5 per
cent) and Westminster (5.3 per cent),
significantly exceeding the metropolitan
average of 3.4 per cent.

High concentrations of people aged
60 and above feature in the suburbs of
Westminster (19.9 per cent), Dianella (25.4
per cent) compared to the metropolitan
average (17.8 per cent).

On average nearly 9.56 per cent of
households in the surrounding suburbs
do not own motor vehicles, which is
significantly higher than the metropolitan
average of 6.2 per cent. While to some
extent this may be by choice, it is likely that
for some of the suburbs this correlates with
the ageing population or the affordability
issues of car ownership.
Compared to the metropolitan average, the
wider Mirrabooka locality already features
a strong propensity for public transport
as the preferred mode of transport for
journeys to work. Public transport currently
has an average mode share across the
five surrounding suburbs of 8.64 per cent
using a combination of bus and train
services, compared to 6.4 per cent across
the metropolitan area.

9.1.3

A transient community
•

•

Mirrabooka and its surrounding suburbs
have a high proportion of rental
accommodation. This can be symptomatic
of a number of causes, including potential
hotspots of housing stress, areas of
transient or high student populations, and
locations of high amenity (and land use
accessiblity) where residents are choosing
to rent.
Significantly higher proportion of rental
being Balga (44.5 per cent), Westminster
(47.3 per cent), Nollamara (41.2 per cent)
and Mirrabooka (34.2 per cent), compared
to the metropolitan average of 27.6 per
cent, with the exception of Dianella (20.5
per cent).1

All suburbs have a high level of bus use for
journey to work (8.42 per cent) compared
to the metropolitan average of 3.6 per
cent. Particularly high levels of bus use are
evident in Westminster (11.3 per cent) and
Nollamara (9.9 per cent).
This data suggests a strong level of
community acceptance to use public
transport as a preferred mode choice
to work, which may continue to grow as
public transport service levels become
more competitive to private vehicle travel.
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9.2

Mirrabooka wider community
As a secondary centre, Mirrabooka Town Centre will draw people from a broader regional catchment.
To understand the requirements of the wider catchment, including those most likely to access the centre for retail, recreation and community/health services, or to
use the transport interchange, the community profiles of Mirrabooka, Balga, Dianella, Nollamara and Westminster have been considered.
Figure 32 compares the suburb profiles of this extended catchment area.

Figure 32 Suburb profile comparative table

Dianella

Nollamara

Balga

Westminster

Mirrabooka

Perth Metro

Population

22,521
51.8% females
48.2 males

9,888
50.6% females
49.4% males

10,701
49.3% females
50.7% males

5,175
49.8% females
50.2% males

7,933
50.6% females
49.4% males

1,728,867
50.4 females
49.6 males

Median/average age

37 years of age

40 years of age

32 years of age

31 years of age

30 years of age

36 years of age

Ethnicity (top
responses but not
limited to)

56.3%-Australia
0.6% - Aboriginal
4.6% - England
3.9% - South Africa

48.7% - Australia
2.6% - aboriginal
3.9% - England
3.2% - India

49.1% - Australia
3.7% - Aboriginal
2.7% - Burma
2.6% - Sudan

48.4% - Australia
2.4% - Aboriginal
3.3% - India
2.8 - New Zealand

43.5% - Australia
4.4% - Aboriginal
8% - Vietnam
3.6% - Burma

59.6% - Australia
1.5% - Aboriginal
11.4% - England
1.7% - South Africa

Employment

59% employed full
time, 26.5% part time,
4% unemployed

62.6% employed full
time, 25.2% part time,
5.7% unemployed

58.7% employed full
time, 26.5 part time,
8.5% unemployed

61.45% employed full
time, 24.2% part time,
7.7% unemployed

54% employed full
time, 29.6% part time,
8.3 unemployed

60.2% - employed
fully time, 28.9%
part time, 4.8%
unemployed

Median income

Individual income $618 per week

Individual income $615 per week

Individual income $490 per week

Individual income $555 per week

Individual income $399 per week

Individual income $669

Home ownership

40.2% fully owned,
31.9% mortgaged,
24.1% rented

22.2% fully
owned,30.6%
mortgaged, 44.4%
rented

19.2% fully owned,
30.4% mortgaged,
46.2% rented

20% fully owned,
32.2% mortgaged,
43.4% rented

22% fully owned,
42.3% mortgaged,
30.3% rented

29.3% fully owned,
39.8% mortgaged,
27.6% rented

Median rent

$300 per week

$325 per week

$299 per week

$300 per week

$250 per week

$320 per week
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10 Mirrabooka Town Centre Activity Centre Plan
10.1 Activity Centre Plan

With development of the Mirrabooka Town
Centre,there will be improved opportunities
for the Centre’s local and regional catchment
populations. The Centre will embrace its
secondary centre classification by:
•
•
•
•
•

Improving Mirrabooka Town Centre will take
time and effort. The following principles should
be supported by landowners, and the State
and Local government in order to reach this
vision:
•

Introducing new public transport and road
connections;
Modernising the zonings on vacant and
underutilised land;

•

Introducing high quality public open space
areas that fit the diverse urban setting;
Implementing quality built form guidelines
to complement zonings in the study area;
and,

Working with the City of Stirling Economic
Development Area to facilitate high quality
building, public space and place making
opportunities.

•

•

•

The current and proposed public transport
infrastructure should support new
development on vacant and underutilised
land. It must operate seamlessly with the
land use intentions of the centre.
High quality urban buildings and public
spaces must meet the current and future
needs in Mirrabooka, and reflect the
diverse community that visits the place
everyday
Local businesses and non-profit
organisations should be supported as
the place transitions, by providing new
opportunities to operate in the centre.

The physical relationship between the
Mirrabooka Square Shopping Centre and
the emerging ‘Lifestyle Street’ and transit
interchange to the west is to be enhanced.
More people are to be encouraged to live
in Mirrabooka Town Centre through better
housing options for locals and a stronger
sense of community within the centre.

The key elements of the proposed Mirrabooka
Activity Centre Plan are:
•

•
•

•

•
•
•

•
•
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Consolidation of lots into larger sites
that have the potential to be developed
according to an overall vision while
creating a fine grain urban fabric from
within.

Additional road corridors to allow greater
pedestrian and vehicular permeability
through the site.

Introduction of areas of Mixed Use and
Mixed Business zoning to encourage
higher density living in the Town Centre to
activate business areas outside of work
hours.
Restructuring of public open space to
create parks and civic space with defined
functions and purpose within the town
centre.

Retention of existing established residential
areas to the north east of the Activity
Centre Plan area.
Retention of the Herb Graham facility and
associated district park.

Wrapping of Mirrabooka Square Shopping
Centre with Mixed Use development to
activate edges of mall and surrounding
streets.
Aged care facility in the north west corner
of the Activity Centre Plan.

The long term development of the existing
WA Softball Centre site with high quality,
medium to high density residential
development.
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Medium

Retention of Herb

density living

Graham Centre
and recreation

Aged care
facility
Retention
of existing
residential
Milldale Way,
lifestyle street

Quality
streetscape

Central civic
space
Activation of road
frontages

Mixed use
zoning

Private open
space (indicative)

Figure 33 Proposed Mirrabooka Town Centre Activity Centre Plan with indiicative building footprints shown
SPC Agenda Page 316

73

10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.2 Land Use

A key component of the Mirrabooka
Town Centre Activity Centre Plan involves
modernising the land use sectors that currently
apply to this area. This Activity Centre Plan
proposes:
•

•

•

•
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The introduction of mixed use sectors that
allow for greater flexibility in building uses,
with supporting design guidance achieved
through the Local Development Plan. The
mixed use land use sectors are focussed
primarily around existing urban streets and
the proposed light rail route.

The introduction of opportunities for
residential uses in all land use sectors
(other than Civic) to facilitate population
growth in the Centre whilst providing
opportunities to maintain mixed business
uses (albeit in a form that is more
sympathetic to a town centre environment).
Allocation of Residential Land Use sectors
and public open space over the WA
State Softball Centre to encourage its
long term redevelopment for housing that
will complement the proposed light rail/
bus interchange. Any change to current
softball operation would require continued
discussions with Softball WA and the
Department of Sport and Recreation.

Figure 39 shows the allocatoin of land use
sectors across the Mirrabooka Town Centre
Activity Centre Plan area.

10.2.1 Points of Activity
The area between the proposed light rail
station and Mirrabooka Town Square is
expected to be the main activity node within
the Centre. This space will be the most popular
arrival point for visitors and offer a generous
civic area for community activities. The Milldale
Way ‘lifestyle street’ offers a secondary node,
with street-level retailing providing activation
that will add to its vibrancy.

10.2.2 Potential Redevelopment Yields
A detailed analysis has been undertaken to
establish the residential population and level of
retail, commercial and ‘other’ floorspace that
can potentially be accommodated within the
Centre. The findings from this analysis are
provided in Figure 38.

2011

2021

2031

Floor space
Retail
Commercial
Other
Total

51,320m2
14,600m2
32,120m2
98,040m2

58,010m2
16,400m2
36,920m2
111,330m2

88,380m2
33,280m2
74,560m2
196,220m2

Population

1,942

2,416

4,550
Figure 1

Figure2 34 Figure
Floorspace
and population
forecasts
38 - Floorspace
and population
Figure
to 2031 to 2031
forecasts

Allocation of Mixed Use sectors around
the Mirrabooka Square Shopping Centre
to encourage an improved interface
with surrounding public streets and the
Mirrabooka Town Square.
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.2.3 Mandatory Residential

Figure 40 identifies land within the Mirrabooka
Town Centre that will require a mandatory
component of residential development as part
of any new building development on that land.
The intention of these requirements is to ensure
that a residential population is accommodated
in proximity to the transport services and other
infrastructure and facilities available within the
town centre. A town centre resident population
will benefit from the local conveniences and
contribute to the town centre’s vibrancy and
prosperity, including adding to the level of
activity outside normal business hours.
For the unhatched areas in Figure 40 that are
identified as ‘Mandatory Residential for New
Buildings’ a minimum 50% of the gross floor
area of the development will be required to be
allocated for residential use.
For the hatched areas that are identified as
‘Mandatory Residential for New Buildings
Above Three Storeys’, a minimum 20% of the
gross floor area of the development will be
required to be allocated for residential use.
These minimum standards are incorporated
into the City of Stirling LPS No. 3 and are
reflected in the Local Development Plan
standards. The Local Development Plan will
address potential amenity issues associated
with mixed-use development including
management of potential noise and odour
impacts.
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Figure 36 Mandatory residential
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10.2.4 Expansion of Existing Shopping Centre

R e id

Mirrabooka

Ave

State Planning Policy 4.2 - Activity Centres for
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is to create mixed use centres that include
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residential uses. The policy also encourages
retail and other active uses on the ground level
where street activation is desirable.
To promote a mix of retail and non-retail
uses within the Centre and development that
contributes to the activation of key streets,
the following provisions will apply to Lots
500 Yirrigan Drive and 507 Sudbury Road,
Mirrabooka.
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that has nil setback to the street.
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Figure 37 Location of Residential Uses and Non Residentail Uses
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
ii) For every 2,500m2 of floorspace
above the first 2,500m2 of additional
floorspace referred to in paragraph
a) i), a minimum 1,000m2 (minimum)
of retail floorspace shall be provided
on land that fronts Sudbury Road,
the Town Square, Chesterfield Road,
Farrier Road or Yirrigan Drive and
within a built form that has nil setback
to the street.

b) In addition to the retail floorspace areas
required under paragraphs a) i) and ii)
above, 0.2m2 of non-retail floor space
(NLA) shall be provided for every 1.0m2
of retail floorspace above the 47,100m2
baseline figure referred to in paragraph a),
and the required non-retail floorspace shall
be located in a building that fronts a public
street but not on the ground floor if the
building is fronting Sudbury Road or the
Town Square.
c) The Council shall require that the
additional retail and non-retail floorspace
areas referred to in paragraphs a) i), a) ii)
and b) above be provided either prior to or
in conjunction with the related expansion of
the Mirrabooka Shopping Centre.
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10.2.5 Department of Health Land
MYVISTA is seeking to establish a high quality
Aged Persons’ development on Lot 601
(No. 54) Mirrabooka Avenue, incorporating
a mix of residential apartments and care
facilities, associated amenities, ancillary uses,
administration offices, and health support
facilities. MYVISTA is negotiating an agreement
with Department of Health to allow for the
development of Lot 601 Mirrabooka Avenue for
this purpose.

Reid Highway

Figure 38 Indicative design of residential aged
care facility

The development is envisaged to comprise
four major components being:

•

Mixed use incorporating residential,
retail and medical including primary and
allied health care available for MYVISTA
residents as well as the general public

Village hub comprising a central open
space area, incorporating high quality
landscaping for passive recreational, BBQ
areas, and community events.

It is envisaged the height of development
will generally be consistent with the Activity
Centre Plan (2-5 storeys), with the potential
to incorporate higher ‘tower’ elements of up
to 8 storeys on podiums within the mixed use
portion.

Figure 39 Indicative design of mixeduse –

Itchen Lane

medical /commercial

LEGEND

r Road

•

Assisted Living retirement village
incorporating aged care and ageing in
place home care services;

Mirrabooka Avenue

•

Residential aged care facility incorporating
high care and dementia care services;

Doncaste

•

Milldale Way

Residential aged care facility
Mixed use–medical/commercial/residential
Assisted living
Village hub

Figure 40 Proposed aged persons’ development
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.2.6 WA Softball Centre Redevelopment
The Mirrabooka Town Centre Activity
Centre Plan proposes in the long term the
redevelopment of the WA Softball Centre.
This area is currently fully fenced and not
accessible to the general public. Given
the specific use of the site, the area is only
activated at certain times.
The land presents a potential residential
redevelopment site that would provide
increased housing supply, housing diversity,
population and additional public open space
to the Mirrabooka Town Centre .
The Activity Centre Plan proposes to permit
residential uses on approximately 75 per cent
of the site with approximately 25 per cent
being ceded for the purpose of public open
space. The intention is to relocate the WA
Softball Centre to an alternative location in the
long term.
As a function of the Mirrabooka Town Centre
Working Group, Landcorp was requested to
consider a potential relocation strategy for the
WA Softball Centre.
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Landcorp analysis produced the following
considerations:
•

•

•

•
•

•

The current Softball WA site provides the
opportunity to develop a large infill medium
density development site within the
Mirrabooka Town Centre.
Development of this site will provide
greater density and critical mass
of population to assist in activating
Mirrabooka Town Centre.

Any change to current Softball operation
wll require the City of Stirling to engage
with key stakeholders such as Softball WA,
Department of Sport and Recreation and the
Western Australian Planning Commission. The
redevelopment of the WA Softball Centre will
only proceed if a suitable alternative location
is found and deemed appropriate for WA
Softball.

Development would also stimulate
economic drivers within the broader
Mirrabooka catchment through the
resulting development outcomes.

Preliminary estimates for both a new facility
and redevelopment of the existing site will
need to be undertaken.
The current Softball WA site is owned
freehold by the City of Stirling, zoned
‘Development’ under the Local Planning
Scheme and ‘Urban’ under the
Metropolitan Region Scheme reduces
zoning and tenure risk.
There is a lease until 2021 on the site
with an option for a further extension.
No redevelopment of the site will be
anticipated before this date.

SPC Agenda Page 323

PART2

Figure 41 Indicative residential development on the existing WA Softball Centre
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.3 Built Form

The built form within the Mirrabooka
Town Centre will be controlled by a Local
Development Plan. This sets building heights,
setbacks, ground floor design elements, car
parking location, and suggests preferred land
uses at various building levels.
These standards control the built interface
between the private and public realms,
ensuring an appropriate urban design
outcome while allowing considerable flexibility
to cater to a range of uses and development
configurations within each site.
The general approach is to allow taller
buildings along larger streets to match
the scale, and also in certain locations
of prominence. Smaller buildings are
recommended along more intimate community
oriented streets.

Figures 42 to 45 are conceptual, and are
included to illustrate the relative height / scale,
maassing and spatial arrangement of the built
form within the town centre. In general, the
development control framework of the Local
Development Plan is underpinned by the
following design principles:
•

•

•

•
•

•

Building height should be proportionate to
the width of the adjacent street to ensure
appropriate scale and spatial enclosure
(facade types control minimum/maximum
heights for each site).
Taller buildings are allowed on larger
parcels that can accommodate sufficient
parking to support more intensive
development.

Figure 42 Indicative built form - Sudbury Road

An appropriate ground floor interface is
critical to ensure activation along retail
streets and sufficient privacy protection in
residential areas.
Buildings can be taller near public open
space as this provides amenity and
‘breathing space’.

Development control framework should
be as flexible as possible – while still
achieving crucial interfaces to allow the
town centre to grow organically over time.
Upper levels of buildings should be wellarticulated and generously fenestrated to
ensure the development of an attractive
town centre.

Figure 43 Indicative built form - Milldale Way
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Figure 44 Indicative built form of Mirrabooka Town Centre
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
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Figure 46 illustrates the intended activation
levels for Mirrabooka Town Centre.
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In areas where residential is envisioned as the
primary use, street activation is not the target.
In these cases, the standards are focused on
preserving privacy and promoting passive
surveillance.
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In other areas, a lower level of street activation
is envisaged. In these areas, requirements for
glazing, entries, weather cover and on-street
parking are reduced accordingly to fit with the
intended ground floor uses. Land uses would
tend to be commercial, showroom and office.

MILLDALE WAY

FAR

The treatments applied to building interfaces
will vary across the town centre depending
on the character intended for the particular
street. In some areas, a high level of activation
and interaction at ground level is appropriate.
The development standards in these areas
require a high level of glazing, frequent entries,
weather cover for pedestrians and on-street
parking nearby. Likely land uses for these
locations include retail, dining, commercial and
entertainment.

MIRRABOOKA AVE

10.3.1 Street Activation

LEGEND
High priority for street activation
Lower priority for street activation
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Figure 45 Proposed street level activation
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10.3.2 Indicative
Building
Heights
10.3.2
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across the
across
Activity
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maximum
permissible
building
heights
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The
on
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47.
The
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of
these
maximum
realisation of these maximum building heights
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compliance
with the
requiresbuilding
compliance
withrequires
the Detailed
Area Plan.
Local Development Plan.

Eight storey
development has been proposed
Eight storey development is proposed in
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achievement
of residential
facilitate the
of residential
and
and employment
for the
theCentre.
precinct.
employmenttargets
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TheseThese
areas are
typically
abutting
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abutting
major
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such as
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and
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Plan,require
some
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of the structure
plan, some
areas
areas
will
require
a
mandatory
residential
a residential component for developments over 3
component
developments over 3 storeys
storeys (see
Sectionfor
10.2.4).
(see Section 10.2.4).

LEGEND
R-Codes and LPS No.3 apply

R-Codes and LPS No.3 apply

3 Storeys
3
Storeys
5 Storeys
5
Storeys
8 Storeys
Existing
Existing buildings
buildings
Open space

Open space

Figure 46 Indicative maximum heights map
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.4 Public Realm and Open Space

Quality public realm and open space
will feature strongly in the renewal of the
Mirrabooka Town Centre, complementing the
increased densities expected. There are a
number of existing established spaces: some
well-appointed with the ability to serve future
populations; others in need of enhancement
or redevelopment. Public open spaces
perform different roles in meeting the needs of
communities. They can be places to:
•

Meet others;

•

Recreate casually (i.e. walking a pet,
playing unorganised games);

•

•
•
•

•
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Hold public or semi-public events;

Recreate formally (i.e. organised sports;
Socialise, dine and relax;

Provide important habitat for local plant
and animal species, and connect habitat
with existing bushland areas (like the
Mirrabooka Bushland, Cottonwood
Reserve and Yokine Reservoir); and,

These spaces take many different physical
forms, including specifically designated
areas, and passive ‘in-between’ spaces along
streetscapes, or swales, detention basins and
rain gardens. Public open spaces are zoned
into the following categories as shown on the
plan:
•

Civic space (a district urban space);

•

Private open space (a local park or square
on private land that serves the public
realm).

•

Public open space (district, village, local,
neighbourhood spaces); and,

Figure 48 illustrates the proposed open space
network for the Mirrabooka Town Centre.

10.4.1 Placemaking and Management
The landscape experience in Mirrabooka,
however well designed, must consider
placemaking as a central focus to encourage
community pride and engagement, in order
to make the centre more vibrant, safe and
sustainable. Without appropriate placemaking
and management the vision and initiatives set
up for Mirrabooka Town Centre would not be
able to be implemented effectively.
A place management strategy will need to
be developed as part of the implementation
strategy for the Mirrabooka Town Centre.
This will entail identification of programmable
places within the town centre to attract and
facilitate events that draw visitors and provide
stimulus for local businesses.

Help regulate the temperature where
the ‘heat island effect’ is known to raise
temperatures in built-up urban areas.
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10.4.2 Recreational Spaces
Herb Graham Recreation Centre (and adjacent
playing fields) and the WA Softball Centre
provide regional active recreation opportunities
within Mirrabooka Town Centre. The WA
Softball Centre is accessible to members only,
so the relationship it has with the surrounding
community is not as strong as the Herb
Graham Recreation Centre.
The Activity Centre Plan proposes the
enhancement of Herb Graham Recreation
Centre to reflect the needs of the growing
community. Future options for the WA Softball
Centre include a rationalisation of public open
space on the site and the site’s redevelopment
for residential use subject to a strategy for the
longer term relocation of softball facilities.

LEGEND
Civic space
Public open space
Private open space
Existing building
Indicative built form

Figure 47 Proposed public open space plan
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10 Mirrabooka Town Centre Activity Centre Plan (continued)

It is recommended that the existing office
building to the south of the civic square
be re-developed to front the street and the
square, providing out of hours activation and
opportunities for diversifying its function.

oa
d
R

A traditional town square is usually located at
the convergence of commerce and transport
facilities. It is a place where business can
occur, and community ideas can be shared.
The role of the town square is now less
commercial than it was, but these places still
play a very important role in connecting the
community — defining the ‘heart’ of the place.
The future Mirrabooka Town Centre will provide
more opportunities for people to live and work
in the area, so the town square must provide
places for people to meet, relax, play and
trade. The expanded Mirrabooka Town Centre
has dimensions appropriate for markets and
events, which is crucial to provide activity.

Proposed mixed
use

Su
db
ur
y

10.4.3 Urban/ Civic Space (Town Square)

Bus and Light
Rail Station

Indicative
market stalls

Figure 49 A multi-use space in Northbridge,
Perth

Existing
office building

Proposed
development
envelope

Figure 48 Indicative concept - Civic town
square

Source: GHD, 2014

Figure 50 Superkilen, Denmark - community
gathering space
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10.4.4 Local Spaces
Local parks within the Mirrabooka Town Centre
may include the following elements;
•

Small children’s playground

•

Community spaces (communal gardens)

•
•

Seating and park furniture
BBQ/picnic nodes

These areas will provide for predominantly
passive, with some informal active recreation.
BBQ nodes will be provided to encourage
community interaction.
These public open spaces not only form
a recreational function, but also provide
permeability through the site by allowing
links between built up areas. They also
provide spaces and amenity for the benefit of
surrounding high density development.

10.4.5 Privately Owned Public Open Space
The provision of privately owned, publicly
accessible open space areas are encouraged
to be provided as part of the Centre
redevelopment.
The opportunity to create such spaces will be
made available to development sites that are
partially or wholly zoned ‘Mixed Use’ or ‘Mixed
Business’, provided that the proposed space
meets all of the following criteria:

Figure 51 Southbank, Melbourne- a balance of
turf and paving

a) The privately owned, publicly accessible
space is both highly visible and directly
accessible from an adjacent local road
reserve;
b) The privately owned, publically accessible
open space has an effective total area of
not less than 400m2;
c) The privately owned, publically accessible
open space area is to be drained,
developed and landscaped to a high
quality to the satisfaction of the City of
Stirling, and maintained to this standard at
the cost of the relevant landowner for the
life of the related development.

Figure 52 Subiaco Square, Perth - providing a
refuge
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.4.6 Neighbourhood Park

The neighbourhood park aims to replace the
function of the existing central lake public
open spaces to provide a recreational space
for surrounding residents and the broader
community alike. It is proposed to have a mix
of informal active areas, passive recreation/
picnic nodes, a large playspace and a central
water feature retaining existing stormwater on
site.

On-street
parking
All abilities
playground
aimed at various
age groups
Picnic/BBQ
nodes

Picnic shelters and
facilities

The space is surrounded on all sides by roads
to ensure good surveillance and frontage
of surrounding residential properties. The
neighbourhood park has strong connections to
the town centre and to the district open space.

Figure 53 Corimbia Neighbourhood Park variety of functions

Development
fronting POS

Development
fronting POS

Basketball court to
activate space

Figure 54 East Perth - Drainage integrated into
public space
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Source: GHD, 2014

Drainage
retention basin

Figure 55 Indicative Concept - Neighbourhood Park
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10.4.7 Swales, Detention Basins and Rain Gardens.
Water Sensitive Urban Design principles can
be integrated into the future Mirrabooka town
centre in a number of ways:
•
•
•

•
•
•

The widespread use of local native species
with lower water requirements.
Soil amendments will be incorporated at
planting to help plants use available water
most efficiently.
Stormwater treated onsite through swales
and detention basins. Minor grading and
earth shaping will concentrate stormwater
into landscaped areas.

Landscaped areas will be mulched to help
manage soil temperature and moisture
levels.
Hydro zoning of planted areas.

Utilisation of new public open space with
integrated water sensitive urban design
areas for neighbourhood catchment
treatment.

10.4.8 Streetscapes
Quality streetscapes are an integral part of
the public realm, which provide unity and
connection within the urban fabric. The street
verge not only functions to provide pedestrian
and cycle connection, in many cases also
provides alfresco areas, seating opportunities,
bus stops and public art. These high quality
streetscapes are as important as the public
open space within a development in that they
can provide amenity value, recreational value,
linkages, and a sanctuary. The way that built
form relates to these streets is critical.

Guidelines for the design of quality
streetscapes need to consider;
•

Road reserve width

•

Verge Planting

•
•
•
•
•
•
•
•
•
•
•
•
•

Street planting
Setbacks

Parking within the street and lot boundaries
Vehicular access and crossovers
Corner requirements

Articulation and fenestration
Lighting

Awnings and canopies
Signage

Landscape design within the front setback
Integration of water sensitive urban design
principles
Integration of public art into the street
Cycle paths and parking facilities

10.4.9 Connection to Mirrabooka Bushland
Approximately 45ha of high quality bushland
is located to the north of the Activity Centre
Plan area. This area, known as Mirrabooka
Bushland, is a complex native bushland area,
home to a number of local flora and fauna
populations. Given its size and health there
is conservation and recreation interest in the
site. While access to the site is impeded by
Reid Highway, current and future residents
of the Mirrabooka Activity Centre Plan area
can access the site from Farrier or Mirrabooka
Avenue. In time it would be beneficial to have
park entry points from these roads to provide
clear information on access and appropriate
use of the bushland environment.

10.4.10 Public Art and Possible Themes
With the expected growth in Mirrabooka Town
Centre the incorporation of public art within
public spaces and streetscapes will play
an important role in reflecting the diverse
community that it serves. Public art has the
ability to add colour and vibrancy to urban
areas, tell individual and collective stories of
the place and its people, and offer a function
that the community can use on a daily basis.
The Mirrabooka area is full of incredible stories
of the diverse community that live in and
around it. While it is not the role of an Activity
Centre Plan to resolve a public art scheme for
Mirrabooka Town Centre, some themes that
should be explored in detail include:
•
•

•
•

The Indigenous history of the land and
the first people who have lived on it. Their
stories and connection to the place.

The development of Perth and then
Housing Commission’s expansion of the
central northern corridor to the Mirrabooka
‘satellite city’.

The indigenous flora and fauna of the area,
particularly in neighbouring Mirrabooka
Bushland.
The role of the new migrants moving to the
Mirrabooka area and its surrounds. Their
cultures and stories.
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.5 Movement network

A movement and parking management urban
design strategy was developed by GHD. The
street network strategy has been influenced by
the following key principles and objectives with
regard to improving the movement network
within Mirrabooka Town Centre:
•

•
•
•
•
•
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Support the short and long term
optimisation of public transport use,
with the provision of light rail through
Mirrabooka Town Centre;

Improve the connectivity of vehicle,
pedestrian and cycle movement through
the Town Centre;

Provide a pedestrian network that is safe,
enjoyable and linked to key destinations;

Provide a cycle network that adopts world
best standard;

Ensure the key distributor roads combine
traffic functionality with high attractiveness
for pedestrian and cyclists; and,
Ensure traffic movement is distributed
rather than concentrated; slow-speed and
legible.

10.5.1 Proposed Road Network
Improving vehicle, pedestrian and cycle
movement is a key objective of the Activity
Centre Plan. Various road connections
have been proposed through the existing
large street block creating a more efficient
transport distribution network whilst providing
the potential for more efficient development
parcels.
Generally, all proposed road connections have
been strategically located to primarily improve
connectivity through Mirrabooka Town Centre.
One of the major new road connections within
the Activity Centre Plan is the extension of
Milldale Way, to create the ‘lifestyle street’.
This will carry the proposed light rail and
vehicle traffic in a shared lane with on street
parking and planted outstands, a central
planted median and generous footpaths to
allow retail and food outlets to spill out onto
the street. The road is proposed to be flush
with the pavement level to allow ease of
movement for pedestrians. On Sudbury Road,
the vehicular traffic is separated from the light
rail which runs adjacent to the bus exchange
where the main stop will be located. Due to a
limited road corridor, the pedestrian path on
the east side of the street is proposed to be
within the adjacent lot.

Figure 52 shows the existing and proposed
new road reserves within the Town Centre.
The ‘Local Road Reserves’ in Figure 52
are fixed, as these particular linkages (i.e.
extension of Milldale Way) are key to the
overall improvement of the movement system
within the Activity Centre Plan area.
The ‘Proposed Local Road Reserves’ in Figure
52 are road connections that shall be provided
to improve network connectivity, however the
exact locations, alignments and width are
subject to confirmation and agreement at the
subdivision and detailed design stage. The
specifics of these roads may alter, however
a link must be implemented. These roads are
typically located on land which has a single
landowner and therefore allows flexibility at the
point of development.
While the Activity Centre Plan proposes the
creation of these new roads, there is a number
of existing roads which are considered to be
paramount to the success of the Town Centre’s
movement network. These roads are classified
as ‘Existing Local Road Reserves’ in Figure
52. Existing roads such as Chesterfield Road,
Farrier Road and Sudbury Road all play an
important function as the primary distributor
roads within the Town Centre.

SPC Agenda Page 335

PART2

LEGEND
Proposed Local Road Reserve
Local Road Reserve
Existing Local Road Reserve
Existing buildings
Indicative built form
Public open space

Figure 56 Proposed Structure Plan road network
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.5.2 Strategic road hierarchy

The major roads within the study area have
been assessed against their equivalent
sections in Liveable Neighbourhoods to
determine their adequacy in carrying the
forecast traffic volumes in 2016, 2021 and
2031.
Neighbourhood Connector
The provision of two traffic lanes with on-street
parking and cycle lanes along Chesterfield
Road and Farrier Road is considered the
equivalent to an Integrator B under Liveable
Neighbourhoods, which states an indicative
threshold volume of 15,000 vehicles per day.
The 2031 forecast estimates traffic volumes
along Chesterfield Road to be approximately
17,600 vehicles per day. This is slightly higher
than the Liveable Neighbourhoods’ anticipated
daily volume of the road; however there are
opportunities for traffic to redistribute along
Yirrigan Drive via Mirrabooka Avenue and
Northwood Drive, all of which have available
capacity to absorb the extra traffic.
Transit/ Main Street
Milldale Way, the ‘lifestyle street’ will carry
the proposed light rail and vehicle traffic in
a shared lane with on street parking and
planted outstands, a central planted median
and generous footpaths to allow retail and
food outlets to spill out onto the street.
The road is proposed to be flush with the
pavement level to allow ease of movement for
pedestrians. On Sudbury Road, the vehicular
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traffic is separated from the light rail which
runs adjacent to the bus exchange where the
main stop will be located. Due to a limited
road corridor, the pedestrian path on the East
side of the street is proposed to be within the
adjacent lot.
Residential Street

The road reserve of the Standard Residential
Street is approximately 15m wide, allowing for
on street parking and planted kerb out stands,
two way traffic and generous pedestrian paths
on either side of the road.
Residential roads which abut the existing
district open space will be slightly narrower,
however still consisting of two way traffic,
on street parking to one side of the street
with planted kerb out stands and generous
footpaths to both sides of the road.
Community Street
The community streets are intended to provide
an intimate residential streetscape with a road
corridor of 12m.
On-street parking has been allowed for on
one side of the road with street trees located
in kerb outstands to further create a sense
of intimacy and give shade to the street. A
footpath is provided on both sides of the street.

Access Laneway
6m wide access lane ways provides secondary
vehicular/ service access to the rear of
buildings, allowing for driveway free streets
and creating a more pedestrian orientated
streetscape. Lane ways are not intended for
through traffic.
Lane ways require passive surveillance in
order to prevent them becoming unsafe
spaces, so buildings should address them to a
certain extent, with appropriate lighting.
Pedestrian Laneway
6m wide pedestrian only lane ways allow
permeability and connection through the site
for pedestrians and cyclists. They are located
at key desire line locations within the site to
provide ease of movement of pedestrian and
cyclists.
Passive surveillance from adjacent properties
is required along with good lighting to create
safe transition spaces. These linkages may
also be activated through shop frontage,
alfresco dining and street art.

The community street is intended to provide
predominantly local access to properties and
is not designed to take large volumes of traffic.
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29,700 vpd
11,550 vpd
<1,000 vpd

LEGEND

14,700 vpd

4,400 vpd

Neighbourhood Connector
Transit/ Main Street

10,300 vpd

16,300 vpd

18,500 vpd

24,900 vpd

Residential Street
Community Street

22,600 vpd

Access Laneway
17,500 vpd

Pedestrian Laneway
30,500 vpd

Existing Buildings
Indicative Built Form

Figure 57 Proposed road character plan and forecasted 2031 traffic volumes
Source: GHD, 2014
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.5.3 Indicative cross sections

These cross-sections provide an indication
of the scale of the future street environment
within the Mirrabooka Structure Plan. This
also indicates how the proposed MAX light rail
will be incorporated within the area and how it
responds to the street environment. They are
for illustrative purposes only.

A

C

Figure 58 Yirrigan Street

B

C
B
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Figure 60 Milldale Way (main street)

D
Figure 59 Yirrigan Street

A

E
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Figure 62 Farrier Road (Neighbourhood

Figure 61 Neighbourhood connector
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
I F
H
J

F
G

Figure 63
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G

Standard residential connector)

Figure 64 Public open space residential
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Figure 65 Community street

I

J

Figure 66 Access laneway Proposed bus and
MAX light rail network

Figure 67 Pedestrian laneway
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.5.4 Priority public transport infrastructure
MAX Light Rail
As discussed in Section 6.1.5, the Department
of Transport is currently defining the alignment
for the proposed MAX light rail system and
locations of stations. An indicative alignment is
illustrated, which shows that a stop would be
provided in the town centre.
Bus
It is understood that the Department of
Transport has planned for bus routes to enter/
exit Mirrabooka Bus Station from Mirrabooka
Avenue northwards via Milldale Way once the
MAX light rail system is operational.

LEGEND
Future MAX light rail route
Future Transperth bus route
Existing buildings
Indicative built form
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Figure 68 Proposed bus and MAX light rail network
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10.5.5 Cycling and pedestrian network
Within the town centre, only Chesterfield
and Milldale Roads are proposed to have
designated cycle lanes.
On the periphery of the town centre, the City
has planned for two primary cycling routes to
be provided – one running east-west along
Reid Highway in the form of a Principal Shared
Path and another running north-south on or
close to the alignment of Alexander Drive. The
existing north-south secondary cycling route
on Northwood Drive (route NE4 of the Perth
Bicycle Network) would be retained along with
paths along Mirrabooka Avenue and Yirrigan
Drive.
End of trip facilities are proposed at the bus
station including cycle parking, showers and
changing facilities as per City of Stirling policy.
It is proposed that all of the main streets
within the Mirrabooka Town Centre will have
footpaths on both sides.

LEGEND

Existing designated cycle pathway
Proposed cycle pathway
Existing pedestrian footpaths
Proposed pedestrian pathways
Existing buildings
Indicative built form

Figure 69 Proposed pedestrian and cycle network
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.5.6 Parking strategy and management

The supply and availability of car parking
within the Mirrabooka Town Centre has
implications for land use, development yields,
business viability and local travel behaviours.
The Parking Strategy and associated
provisions therefore need to achieve a balance
that supports business viability and Centre
accessibility, as well as TOD outcomes.
The car parking requirements for Mirrabooka
Town Centre are provided in LPS No. 3 and
Local Planning Policy 5.9 - Mirrabooka Town
Centre Parking (LPP 5.9) and have regard
to the objectives of State Planning Policy
4.2 - Activity Centres for Perth and Peel. The
Mirrabooka Town Centre Local Development
Plan also addresses car parking from a design
perspective, with the focus on ensuring car
parking is integrated into developments so as
not to detract from adjacent streetscapes.
The LPS No. 3 car parking standards
distinguish between non-residential and
residential development and were developed
having regard to the findings from car parking
surveys that were conducted within the Town
Centre.
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For non-residential development, maximum
parking ratios apply to ensure that parking
is maintained at a level commensurate
with demand and without compromising
the accessibility of the centre for walking,
cycling and public transit. Notably the parking
standards do not distinguish between land
uses. This is to provide maximum flexibility for
uses to change and intensify over time without
the impost of additional parking requirements.

Under the Scheme the parking requirements
for multiple dwelling development allocated an
RAC0 coding varies depending on dwelling
size (ranging from 0.75 bays / 1 bedroom
dwelling to 1.25 bays/ dwelling larger than
110m2). Parking for residential development
coded between R20 and R160 is to satisfy the
requirements of the Residential Design Codes.
It is envisaged that over time car parking
ratios for the Mirrabooka Town Centre will
be reduced due to the proximity of public
transport and the future delivery of light rail.
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.5.7 Employment and retail needs

10.5.8 Retail Needs Assessment

A retail needs assessment and an employment
strategy was developed for Mirrabooka Town
Centre by MacroPlan Dimasi. The purpose
of these two studies is to provide guidance
regarding the extent of retail floor space that
may be accommodated within the Activity
Centre Plan area as redevelopment occurs.
This demand has been determined with due
regard to the potential and long term viability of
competing activity centres both within the City
of Stirling and surrounding Local Government
Areas.

The defined trade area for Mirrabooka Activity
Centre extends approximately 5-6 kilometres
around the centre in each direction other than
west, as depicted in Figure 67. The extent of
the trade area is limited primarily by alternative
competitive centres in the broader region,
including Kingsway City and Warwick Grove
to the north-west; Galleria Secondary Centre
to the south-east and Karrinyup and Stirling
centres to the west and south-west. The main
trade area is a combination of the primary and
secondary sectors.

The following studies have been produced on
the assumption that a light rail is constructed
to Mirrabooka. This assumes that the
commitment to develop a light rail would
trigger changes in the planning system
to accelerate unlocking the development
potential of the Mirrabooka Town Centre and
then encouraging additional private and public
investment in the area.

The current Mirrabooka Town Centre trade
area population is estimated at 165,400
residents including over 62,500 in the primary
sector. Population growth within the trade area
has been strong between census years 2006
and 2011, averaging 2.2 per cent per annum.
The region is fairly established in nature, with
future population growth to occur primarily
through infill development.
In summary the Retail Needs Assessment
explored and established that:
•

•
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The main trade area population is
expected to grow at around 1 per cent
annually to 2031, to reach some 196,700
residents.

•

•

•

Mirrabooka Town Centre study trade
area requires a total retail floorspace
provision in excess of 240,000m2, in order
to meet the current generated demand.
The floorspace demand by the study
area population is expected to grow, to
277,000m2 by 2021 and 324,000m2 by
2031.

There is an estimated under supply of
retail floorspace within the Mirrabooka
Town Centre in the order of 39,000m2. If
no addition is made to the retail floorspace
in the future, the estimated under supply
is expected to increase rapidly to reach in
excess of 70,000m2 by 2021 and around
120,000m2 by 2031.
At present, the Mirrabooka Activity Centre,
in totality, is estimated to contain around
47,200m2 of retail floorspace, representing
around 77% of the estimated supportable
level of retail floorspace at the secondary
activity centre level. There is therefore,
significant scope for additional retail
facilities to be added to the Mirrabooka
Activity Centre, as envisaged by the
Activity Centre Plan. As a consequence,
the Mirrabooka Activity Centre can
reasonably be extended without impacting
on the surrounding network of activity
centres.

The total available retail expenditure within
the main trade area is forecast to grow
from the current levels of $2.16 billion to
a projected total of $4.42 billion in 2031,
reflecting 4.3 per cent growth rate.
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LEGEND
Capital City
Strategic Centre
Secondary Centre
District Centre
Myer
David Jones
Big W
Target
Kmart
Woolworths
Coles
Super IGA/ IGA
Other Supermarkets
Potential Supermarkets

Figure 70 Mirrabooka trade area and competition
Source: MacroPlan Dimasi
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.5.9 Employment Strategy

2011

2021

2031

37

44

182

1,091

1,543

2,914

Wholesale

44

46

51

Transport and storage

13

21

43

Communication

38

64

141

Finanace, insurance, property and business
services
Public admin and defence

164

283

640

143

281

602

Education

67

94

135

Heatlth

24

76

108

Other community services

301

500

656

Entertainment, recreation and personal services

151

177

251

2,086

3,145

5,743

Mirrabooka Town Centre as a Secondary
Centre means that its main role and function is
to provide essential services to its catchment
and provide local employment opportunities.

Agriculture
Mining
Manufacturing
Utilities

Future employment outcomes in Mirrabooka
will be shaped by a combination of:

Construction

•

•
•

Structural economic factors creating
changes in the nature of employment
within and between different industry
sectors;

Cyclical changes in the economy; and,

Locational factors as influenced by the
planning framework as well as public and
private investment.

Employment redistribution changes
become more likely when accompanied by
significant public investment in infrastructure
and the public realm. The City of Stirling
has commenced this investment with the
Mirrabooka Regional Centre Improvement
Strategy. The State Government’s investment
in the MAX Light Rail project is expected to
be an important catalyst for private and public
investment within the Centre.
Figure 68 illustrates the projected employment
by industry sector given a scenario where
light rail is constructed. This assumes that
the development of light rail would trigger
changes in the planning system to unlock the
development potential of the Town Centre
and encourage additional private and public
investment in the area.
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Employment type

Retail

Total

0
0
10
3

0
0
12
4

0
0
14
5

Figure 71 Mirrabooka employment projections – MAX LRT scenario
Source: MacroPlan Dimasi
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Additional employment is expected to be
generated from the following two factors:
•

•

The additional employment land developed
in the area including the potential for
additional office space given the Centre
would become more accessible; and,
The additional dwelling development
and associated increased population
would demand more consumer and retail
services.

Figure 69 indicates specific strategies
targeted at the Mirrabooka Town Centre in
order of the priority given in the City’s draft
Economic and Tourism Development Strategy.
The employment impact of each of those
strategies is identified to provide an indication
of their contribution to generating additional
employment in Mirrabooka.

Priority

Theme

High

Retail

Medium
Low

Communtiy
aesthetics
Retail

Low

Residential

Low

Residential

Low

Residential

Description

Employment outcome

Retail product revitalisation and
expansion
Community safety and crime reduction

Significant

Fresh food and retail street-side
markets
Affordable apartment-style
accommodation development
Contemporary age and retirement
village development
Student accommodation development

Significant

Minimal

Minimal
None
Some

Figure 72 Mirrabooka strategies for economic and tourism development
Source: City of Stirling draft Economic & Tourism Development Strategy; MacroPlan Dimasi
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.6 Water management

A comprehensive Local Water Management
Strategy has been prepared by Jacobs SKM
to provide guidance to achieve sustainable
management of all aspects of the water cycle
of the Mirrabooka Town Centre area. The
Local Water Management Strategy undertakes
this by considering integrated water cycle
management and providing design and
management objectives on water conservation,
water quality and water quantity.
The Local Water Management Strategy
proposes that the redevelopment of the area
will achieve the following objectives:
•
•
•
•

The following actions are proposed to achieve
improvements in the water quality of the
stormwater system while maintaining the flood
protection and conveyance capacity of the
drainage system:
•

•

Improve water quality within the stormwater
system, especially that discharging north
of Reid Highway;
Maintaining peak stormwater flows to their
current level;

•

Achieve water sensitive landscapes (both
public and private) which incorporates
water quality management appropriate for
the Western Australian climate.

•

Optimise water use efficiencies for
commercial, domestic and irrigation; and,

These objectives are to be achieved through
the implementation of the following strategies
and design criteria for stormwater and
groundwater management; water resource and
landscaping.
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10.6.1 Local stormwater and groundwater
management

•

Make use of stormwater management
systems within the area to achieve
improved water quality and peak
attenuation.

Where practical create vegetated buffer
zones/verges and implement water
sensitive urban design principles to help
prevent herbicides, fertilizers and grass
clippings entering the stormwater system;
Identify low traffic areas including
pathways and medians in parking areas
and incorporate permeable pavements
where practicable, to reduce runoff;

Ensure developers, builders and
landscapes are implementing best
management practices to control
erosion and sedimentation, preventing
unnecessary sediments from entering into
the stormwater system; and,
Maintain street sweeping programs and
develop a monitoring plan to assess the
efficiency of current schedules and future
procedures to reduce sediments being
washed into the drainage system.

10.6.2 Design criteria

Any development within the Mirrabooka Town
Centre area should aim to meet the following
specified design criteria using appropriate
best management practices:
•

•
•
•
•

•

The post-development ARI peak flow shall
be equal to or less than pre-development
flows at the discharge points of all plan
and/or development areas;
All flows from constructed impervious
surfaces are to receive treatment prior to
infiltration or discharge;

Roads and public open spaces should be
designed to cater for the surface overflow
for more severe storm events;

Habitable floors should be at least 300mm
above the 100 year average recurrence
interval flood or storage level at any level;
Water quality treatment systems and
stormwater management facilities should
be designed in accordance with the
Stormwater Management Manual for
Western Australia (Department of Water,
2004-2007) and Australian Runoff Quality:
A guide to water sensitive urban design
(Engineers Australia, 2005); and,
Maintain regular cleaning of gullies and
stormwater pollutant traps to prevent
pollution from being conveyed by the
drainage system.
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10.6.3 Water use
Future housing within the Town Centre will
most likely be in the form of multi residential
developments, inherently reducing per capita
water demands. Following the hierarchy of
reduce, reuse, recycle: design guidelines
for developments should be developed to
maximise efficiency, recommending efficient
fittings and appliances. Groundwater systems
should be studied in more detail with plans
prepared to maximise the efficiency by using
smart irrigation systems.
10.6.4 Landscpaing
Reducing water use in landscaping should
be given a priority. Water sensitive design
also provides the opportunity to improve
water quality treatment measures as part of
landscaping. Accordingly, designs should
make use of water wise, local, native plants
in all landscaped areas. Making use of
enhanced tree pits in the (re)design hard stand
areas, will reduce water demand, improve
water quality and achieve a reduction in peak
flows.
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10.7.1 Water supply
The proposed development is well serviced by
water mains. Water demands were calculated
using the forecast population figures to 2031
and are presented in Figure 70. The daily
demand at 2031 is estimated at 550kl/day.
Given this, it is expected that the projected
demand will allow the Water Corporation to
cater for the growth in Mirrabooka.

Population
Water demand (KL/yr)
Water demand (KL/
day)

620
65,720
180

Total

Hospital

Other

Commercial

Retail

Jacobs SKM has undertaken a comprehensive
assessment of the existing servicing
infrastructure within the Mirrabooka Town
Centre area and outlined a strategy for
the provision of future services to support
redevelopment, with the key items summarised
below.

Single
Residential

10.7 Infrastructure co-ordination

Multi
Residential

10 Mirrabooka Town Centre Activity Centre Plan (continued)

0
0
0

2011
1,359
19,716
54

369
7,138
20

723
13,985
38

N/A
15,257
42

3071
121,816
334

466

995

N/A

4,308

Population

620

580

2021
1,647

Water demand (KL/yr)

65,720

40,577

23,894

9,014

19,247

15,257

173,708

Water demand (KL/
day)

180

111

65

25

53

42

476

2031
Population

620

2,779

2,991

745

1,805

N/A

9,041

Water demand (KL/yr)

65,720

194,419

43,392

16,365

34,915

15,257

370,067

Water demand (KL/
day)

94

279

62

23

50

42

550

Figure 73 Projected water demand by land use and year
Source: Jacobs SKM, 2014

110

SPC Agenda Page 353

PART2

10.7.2 Drainage
Each property will continue to be responsible
for its own stormwater drainage, which is
primarily achieved by soak wells.
A large drain carries all the stormwater
collected in the study area under Reid
Highway and into a basin in the open space
reserve to the north of the Reid Highway
reserve. Another smaller basin is located
south of the site on the corner of Yirrigan Drive
and Dianella Drive.
Changes to catchment dynamics have
identified a likely 12% increase in stormwater
flow by 2031. This relatively small increase
may, with further detailed assessment,
be manageable with minor engineering
intervention only.
10.7.3 Sewer
There are no plans to upgrade or change
the sewer main servicing the structure plan
area at the pumping station located west of
Mirrabooka Avenue.

10.7.4 Power supply
Western Power indicates there is insufficient
supply for the expected growth of the
Activity Centre Plan area and the immediate
surrounding area. Works to upgrade the
electricity infrastructure in the area are
currently not part of the Western Power’s works
program.
An extra transformer is likely to be required
to supply additional power. However, the
location of high voltage overhead lines in close
proximity to the area potentially makes this
possible for a lower cost than would otherwise
be expected.
Additional power infrastructure may be
required as part of the MAX light rail transit
project, but all light rail related infrastructure
will be developed and funded by the
Department of Transport.

10.7.5 Telecommunications
Fibre-optic telecommunications infrastructure
in the area is limited to a connection to the
shopping centre. This existing fibre network
could be extended to feed other critical
facilities in the area.
Given the change in the communications
landscape driven by the roll out of the
National Broadband Network, communications
infrastructure is likely to be upgraded
regardless of growth, effectively catering for
any new demand.
10.7.6 Gas supply
Gas is considered a non-essential service and
ATCO Gas usually keeps up with areas being
developed within the Perth metropolitan area,
including centres marked for redevelopment.
The redevelopment area appears to be well
reticulated with gas services, and this will be
confirmed when looking at the growth strategy
with ATCO Gas once the future demand has
been determined.

The daily wastewater flow is estimated to be
1,060KL/day in 2031, making the peak daily
flow 12.26 L/second. This projected demand
will allow the Water Corporation to cater for the
growth in Mirrabooka.
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10 Mirrabooka Town Centre Activity Centre Plan (continued)
10.8 Community Infrastructure

A community infrastructure plan has been
prepared by Bohdi Alliance to assess
existing and future community infrastructure
requirements within the locality as
redevelopment of the Activity Centre Plan area
proceeds.
The need to plan residential developments and
urban centres in a way that supports socially
sustainable communities is fundamentally
important. The provision of community
infrastructure is essential for the health and
well-being of communities, and plays an
important role in building social capital and
developing both the capacities and resilience
of people.
Community infrastructure is generally provided
under a hierarchy of provision with different
scales of facilities servicing varying sized
catchments. The understanding of locally
relevant community infrastructure hierarchy,
and inter-related standards of provision
per head of population is important to the
development of the Mirrabooka Community
Infrastructure Plan.
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Local Government Guidelines (draft)
have been prepared to supplement the
State Planning Policy 3.6 — Development
Contribution for Infrastructure and provide
practical guidance for applying development
contributions for community infrastructure.
Under this hierarchy:
•
•
•

District facilities are generally regarded
as those provided for the whole Local
Government Area.

Sub district facilities relate to those which
cater for a suburb or number of suburbs.

Neighbourhood facilities are generally
those that are within walking distance of a
household.

The assessment considered the impact of
development within the Activity Centre Plan
area on community facility requirements,
with consideration to external demand. The
extent to which external demand contributes
to community infrastructure requirements
needed to be identified to enable the fair
apportionment of costs.
Given increasing community demands for
facilities, in combination with the increasing
demands on land uses within urban areas, the
pressure is for Local Government to achieve
better economies of scale. To ensure the
creation of vibrant community spaces as
hubs of social interaction, the development of
multi-purpose community facilities is important
for the future delivery of infrastructure.
On this basis, it is considered necessary
that key infrastructure included within the
City’s Community Infrastructure Plan has a

multi-purpose focus with specific-purpose
facilities only provided where there is strong
justification.
Community feedback and the infrastructure
needs audit has identified that the Mirrabooka
Town Centre is currently well serviced by the
existing community infrastructure and by the
many government and non government service
providers located in the centre, as illustrated in
Figure 71. The audit of infrastructure provision
would suggest that there is capacity to meet
the needs of the growing community.
The Activity Centre Plan proposes the
removal of two key elements of community
infrastructure; the State soft ball facility and
the pond and parkland adjacent to the busport
and library. The removal of the park and
pond enables the extension of Milldale Way
and improved bus /light rail access to the bus
station.
The relocation of the WA Softball Centre is
identified as a longer term option to allow a
change in land use to high density residential
that optimises the opportunity of the site’s
proximity to the town centre and transit hub.
In response to the identified need for
local meeting places, market spaces and
improved landscape and local amenity and to
compensate for the removal of the park and
playfields the draft Mirrabooka Town Centre
Activity Centre Plan provides for four additional
parks and the enlargement of the existing town
square. These spaces are shown in Section
10.4.
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Facility Type

Level

Ratio

Existing

Additional
Required

Sporting fields
Aquatic Centre
District Playing fields/ sports reserves (4–6 ovals)
Active Public Open Space/Ovals

General
District
District
Local

1.7–2.0 hectares:1,000 people
1:120,000 people
1:15,000 people
1:3,500 people

Yes
Yes — Balga Leisureplex
Yes
Yes

Not required
Not required
Not required
Not required

Sports changerooms

Local

1:5,000 people

Yes

Not required

Public toilets

Local

1 per local centre/park

Yes

Not required

District indoor recreation centre

District

1:30,000 – 60,000 people

Yes

Not required

Golf course

District

1:30,000 people

Yes 3 clubs nearby

Not required

Wheeled sports facilities

Sub District

1:8,500 people

Not required

Tennis courts

Local

1:1,000 people

City of Stirling Skate Policy
identifies 3 facilities nearby.
Yes

Netball courts

Local

1:1,000 people

Yes

Not required

Basketball courts

Local

1:1,000 people

Yes

Not required

Soccer field

Local

1:1,000 people

Yes

Not required

Cricket wicket

Local

1:3,000 people

Yes

Not required

District community centre

District

1:20,000 people

Yes

Not required

Local community centre

Local/Sub District

1:10,000 – 15,000 people

Yes

Not required

Library

District/Sub District 1:15,000 – 20,000 people

Yes

Not required

Youth centre

Local/Sub District

1:10,000 – 15,000 people

Yes

Not required

Seniors centre

Local/Sub District

1:10,000 – 15,000 people

Yes – near

Not required

Childcare centre

Local

1:4,000 people

Yes

Not required

After school care

Local/ Sub District

1:6,000 people

Yes

Not required

Community health clinic

Local/ Sub District

1:10,000 – 12,000 people

Yes – nearby

Not required

Not required

Figure 74 Community infrastrcture provisions table as per SPP 3.6
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11 Implementation
11.1 Market acceptability

In 2013, the Department of Housing
undertook a commercial feasibility analysis
of a hypothetical four storey mixed-use
development with basement parking at Lot 502
Sudbury Place in the Mirrabooka Town Centre.
The concept was found to be commercially
unviable as the projected revenue was less
than the estimated cost of construction. In
the current market therefore, it is unlikely that
developments incorporating underground or
undercroft parking, in excess of three storeys
will be profitable. Therefore the planning
controls incorporated into this Acivity Centre
Plan and the Local Development Plan for the
MIrrabooka Town Centre must not preclude
the ability to provide at grade car parking nor
mandate minimum building heights in excess
of three storeys or include any other provisions
that inadvertently discourage redevelopment
plan within the centre.

Aside from such formal reviews, the City will
continue to be in regular discussion with
development proponents exploring investment
opportunities in the Mirrabooka Town Centre.
A recent feasibility analysis undertaken by
one such proponent suggests higher density
residential development up to nine stories in
height may already have become commercially
viable. Issues relating to the high cost of
basement or under croft car parking remain a
concern. However the feasibility assessment
suggests the Perth market may be reaching
a point where some residential apartments
can be sold without provision of a car parking
bay. Provision of reduced parking ratios will
help to reduce development costs and this
in turn will be reflected in a lower sales price,
assisting the objective of provision of low cost
and diverse housing discussed in Section 2.5
above.

11.2 Action plan
Given the fragmented nature of land ownership
within the Activity Centre Plan, it is difficult
to spatially and temporally define how the
redevelopment of the Structure Plan area will
proceed. The Activity Centre Plan and Local
Development Plan establish a land use and
built form control framework. It will be the
prerogative of each individual land owner as
to whether they opt to redevelop their land to
capitalise on the benefit provided to them as
part of the planning framework. If public and
private landowners do choose to redevelop,
then the timing of when they do so is also at
their discretion.

However it is possible that in future years land
values may appreciate further. One can also
envisage that continuing advances in building
construction technologies – such as modular
designs and pre-fabricated materials – will
reduce the cost of constructing multi-storey
developments in Perth. Rising land values
and decreased construction costs may in
future enable higher density developments
in suburban activity centres to become
commercially viable in the Perth and Peel
Region, including the Mirrabooka Town Centre.
As such, periodic reviews and updates to
the statutory planning framework may be
appropriate.
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Bus station and proposed light rail map							
Key gateways map		
Strategic planning context								
Directions 2031 and beyond, Department of Planning, 2010
The proposed Stage 1 MAX route							
Department of Transport, 2013
Artist impression of Mirrabooka Town Centre Structure Plan – view along Milldale Way
Development capacity for Mirrabooka 							
Ernst and Young – MacroPlan Dimasi, 2014
Mirrabooka Station type characteristics
Proposed land intensity around MAX route in Mirrabooka					
Department of Planning, 2013
City of Stirling Draft Local Planning Strategy key objectives and issue response			
City of Stirling; MacroPlan Dimasi, 2014
City of Stirling Local Planning Scheme No.3 existing zoning map
Suburb profile comparative table							
Australian Bureau of Statistics - Census, 2011
Mirrabooka Town Centre Structure Plan
Proposed floorspace and population forecast to 2031					
Jacob; MacroPlan Dimasi, 2014
Proposed Structure Plan land use map
Proposed mandatory residential map
Proposed aged person’s development
Indicative residential development on the existing WA Softball Centre
Indicative built form – Sudbury Road
Indicative built form – Milldale Way
Indicative built form – Mirrabooka Town Centre
Proposed street level activation
Indicative maximum heights map
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Proposed public open space plan
Indicative concept of civic town square
Indicative concept of village green space
Indicative concept of neighbourhood park
Proposed Structure Plan road network
Proposed road character plan and forecasted 2031 traffic volumes
Yirrigan Street cross section							
Sudbury Road (main street) cross section					
Milldale Way (main street) cross section						
Neighbourhood connector cross section					
Farrier Road (neighbourhood connector) cross section				
Standard residential cross section						
Public open space residential cross section					
Community street cross section						
Access laneway cross section						
Pedestrian laneway cross section						
Proposed bus and MAX light rail network
Proposed pedestrian and cycle network
Mirrabooka trade area and competition map					
Mirrabooka employment projects – MAX LRT scenario				
Mirrabooka strategies for economic and tourism development			
Projected water demand by land use and year					
Community infrastructure provisions table as per SPP 3.6				
Metropolitan Region Scheme map						
Directions 2031 and beyond – Central Sub-Regional Strategy map			
City of Stirling Local Planning Scheme No. 3 map					
Mirrabooka land ownership map						
Mirrabooka topography map							
Mirrabooka geology map							

GHD, 2014
GHD, 2014		
GHD, 2014
GHD, 2014
GHD, 2014
GHD, 2014
GHD, 2014
GHD, 2014
GHD, 2014
GHD, 2014

MacroPlan Dimasi, 2014
MacroPlan Dimasi, 2014
City of Stirling draft Eocnomic & Tourism Development Strategy; MacroPlan Dimasi
SKM, 2014
Bohdi Alliance, 2014
Department of Planning, 2014
Department of Planning, 2014
Department of Planning, 2014
Department of Planning, 2014
Department of Planning, 2014
Department of Planning, 2014
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Image list
Image		Page		Image Title							Source
1		
26		
Image of Mirrabooka Structure Plan visioning workshop			
Consult WG, 2013 (Image copyright to be sought prior to document publication)
2		
26		
Image of Mirrabooka Structure Plan visioning workshop			
Consult WG, 2013 (Image copyright to be sought prior to document publication)
3		
32		
Mirrabooka Bus Station and Town Centre along Sudbury Road		
Department of Planning, 2013
4		
38		
Mirrabooka Shopping Centre and associated car park			
Department of Planning, 2013
5		
40		
Mirrabooka Bus Station						
City of Stirling, 2010
6		
40		
Western Australian Softball Centre					
City of Stirling, 2010
7		
40		
Herb Graham Recreation Centre					
City of Stirling, 2010
8		
45		
Northern view of Mirraboka Town Centre					
Department of Planning, 2012
9		
62 		
Southern view of Mirrabooka Town Centre				
Department of Planning, 2012
10		
69		
Indicative design of residential care facility				
Silver Thomas Hanley, 2014 (Image copyright to be sought prior to document publication)
11		
69		
Indicative design of mixed-use medical/commercial			
Silver Thomas Hanley, 2014 (Image copyright to be sought prior to document publication)
12		
78		
A multi-use space in Northbridge, Perth					
GHD, 2014 (Image copyright to be sought prior to document publication)
13		
78		
Superkilen Denmark - community gathering space				
GHD, 2014 (Image copyright to be sought prior to document publication)
14		
79		
Southbank, Melbourne - a balance of turf and paving			
GHD, 2014 (Image copyright to be sought prior to document publication)
15		
79		
Subiaco Square, Perth - providing a refuge				
GHD, 2014 (Image copyright to be sought prior to document publication)
16		
80		
Corimbia Neighbourhood - variety of functions				
GHD, 2014 (Image copyright to be sought prior to document publication)
17		
80		
East Perth - Drainage integrated into public space				
GHD, 2014 (Image copyright to be sought prior to document publication)
18		
86		
Light rail integrated into street						
GHD, 2014 (Image copyright to be sought prior to document publication)
19		
86		
Example of pedestrian integration with light rail in Nice, France.		
“Stores and tram” by Fraise (2007) available under a Creative Commons Attribution												
NonCommercial-NoDerivs 2.0 www.creativecommons.org
20		
86		
Example of pedestrian integration with light rail in Montpellier, France.		
“IMG_8020” by James-In-Transit (2007) available under a Creative Commons Attribution-		
												
NonCommercial-NoDerivs 2.0 www.creativecommons.org
21		
87		
Subiaco, Perth streetscape						
GHD, 2014 (Image copyright to be sought prior to document publication)		
22		
87		
Neighbourhood street example					
GHD, 2014 (Image copyright to be sought prior to document publication)
23		
87 		
Subiaco, Perth streetscape 						
GHD, 2014 (Image copyright to be sought prior to document publication)
24		
88		
Northbridge, Perth streetscape					
GHD, 2014 (Image copyright to be sought prior to document publication)
25		
88		
Subiaco, Perth streetscape 						
GHD, 2014 (Image copyright to be sought prior to document publication)
26		
88
27		
89		
Northbridge, Perth streetscape					
GHD, 2014 (Image copyright to be sought prior to document publication)
28		
89		
East Perth, Perth streetscape						
GHD, 2014 (Image copyright to be sought prior to document publication)
29		
89		
A laneway with street trees						
GHD, 2014 (Image copyright to be sought prior to document publication)
30		
89		
Service access laneway						
GHD, 2014 (Image copyright to be sought prior to document publication)
31		
89		
Cobbled laneway							
GHD, 2014 (Image copyright to be sought prior to document publication)
32		
89		
Melbourne laneway							
GHD, 2014 (Image copyright to be sought prior to document publication)
33		
89		
Kate Shaw artwork in Spencer Lane, Brisbane				
GHD, 2014 (Image copyright to be sought prior to document publication)
34		
89		
East Perth, Perth pedestrain link					
GHD, 2014 (Image copyright to be sought prior to document publication)
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Attachment 5 - Schedule of Modifications
Mirrabooka Activity Centre Plan
No.
1

ACP Section
Front Page

Modification Required
Amend title of Document to "Mirrabooka Town Centre Activity Centre Plan".

2

Executive
Summary
Executive
Summary
Executive
Summary
Executive
Summary
Part 1,
Figure 1
Part 1,
clause 2.2

Modify to focus solely on matters outlined in the Structure Plan Framework.

3
4
5
6
7

Delete "What is an Activity Centre Plan..." section.
Remove flowchart on page 9 and relocate to Part 2.
Estimated retail floorspace (at 2031) in Executive Summary table to be changed from
88,380 m2 to 74,549 m2.
Modify title and legend to refer to "Mirrabooka Town Centre Activity Centre Plan
Boundary".
Add new clause 2.2.2 to state:

Reason
Ensure consistency with the Planning and
Development (Local Planning Schemes)
Regulations 2015 and the remainder of
document.
Ensure consistency with Structure Plan
Framework.
Ensure consistency with Structure Plan
Framework.
Ensure consistency with Structure Plan
Framework.
Align with estimated floorspace within
Retail Needs Assessment.
Administrative.
Clarify purpose of each section of the
document.

"The Activity Centre Plan comprises:

8

9

Part 1,
clause 2.3

Part 1,
clause 3.1

- Part 1 - Implementation Section, containing plans and provisions required to
implement the Activity Centre Plan; and
- Part 2 - Explanatory Section, containing background information and technical
appendices to justify and support Part 1."
Modify sub-clause (h) as follows:
"h) To facilitate the development of a vibrant main street along Milldale Way and
Sudbury Road."
Modify clause to state:

Reflect intent of Part 2 of the MACP,
which states that Milldale Way and
Sudbury Road are the intended main
streets of the centre.
Clarify 'due regard' status of Activity
Centre Plans under the Planning and
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No.

10

ACP Clause

Part 1,
clause 3.2

Modification Required

Reason

"The subdivision and development of all land within the Activity Centre Plan shall have
due regard to the Activity Centre Plan and any applicable Local Development Plan or
Local Planning Policy. The Scheme also contains provisions relating to the Activity
Centre Plan area, and has statutory effect".
Modify clause to state:

Development (Local Planning Schemes)
Regulations 2015.

"Notwithstanding clause 3.1, Council may support subdivision or development
applications that propose minor variations to the provisions of the Activity Centre Plan,
subject to it being satisfied that the variation is:

11

Part 1,
clause 4

Simplify wording and remove minor
duplication between criteria a) and b) of
current clause.

a) consistent with the objectives of the Activity Centre Plan and any Local Development
Plan or Local Planning Policy that applies to the land; and
b) consistent with the purpose for which the land is zoned or reserved under the
Scheme."
Remove existing clause and insert clauses 4.1 and 4.2 stating as follows:
Reflects clause 6.8.5 of LPS 3 which
states that the local government may
"4.1 No development shall be approved by the Council for land within the Activity
require LDP's, and provide for
Centre Plan area until a Local Development Plan has been adopted by the Council,
circumstances in which the City may
except for minor development that will not prejudice the implementation of the Local
approve development without a LDP
Development Plan.
being in place.
4.2 The Local Development Plan is required to address the matters listed in Part 6A of
the Scheme and clause 48 of the Deemed Provisions of the Planning and Development
(Local Planning Schemes) Regulations 2015, in addition to the following:

12

Part 1,
clause 5

a) street activation priorities;
b) street typology character and design;
c) public and civic space design; and
d) design requirements for identified landmark sites."
Modify heading to state:

Align with LPS 3.

"5. Zones and Reserves"
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No.

ACP Clause

Modification Required

Reason

13

Part 1,
clause 5.1

Modify clause to state:

The zones and reserves shown in Figure 2
have now been incorporated into LPS 3
through Amendment 85, which should be
reflected in the MACP.
Align with LPS 3.

14

Part 1,
clause 5.2

"The Activity Centre Plan map is included as Figure 2 and reflects the zones, reserves
and density codes applicable to the Activity Centre Plan area under the Scheme."
Modify clause as follows:
i) Replace reference to "Land Use Sector" with "zone".

15

Part 1,
Figure 2

ii) Objectives of zones to align with those contained within LPS 3. Specific local
references (e.g. reference to housing compatible with mixed-use development within
the Mixed Business zone) to remain.
Modify Figure 2 as follows:
i) Change title to "Figure 2 - Mirrabooka Town Centre Activity Centre Plan".
ii) Add footnote beneath figure to state: "The R-AC0 density code applies to all land
within the Activity Centre Plan unless shown otherwise in Figure 2."
iii) Remove R-ACO annotations.

i) Administrative.
ii) Footnote clarifies the density code
applicable to the majority of the
structure plan area.
iii) No longer required given footnote is
to be included.

iv) Change zoning of Lot 601 (HN 54) Mirrabooka Avenue and Lot 9501 (HN 15) Milldale iv) Change of zoning requested by
Way from Residential to Mixed Use.
landowner (in relation to Lot 601) and
the City to facilitate the future
v) Add annotation to plan to show Milldale Way and Sudbury Road as main streets.
development of commercial uses on the
land (as envisaged in Part 2 of the
vi) Road network and zones to be modified to align with current Scheme map.
MACP). The Modification also reflects the
current zoning of the land under LPS 3.
vii) "Parks and Recreation" to be replaced with "Public Open Space".
v) Reflect intent of Part 2 of the MACP,
which states that Milldale Way and
Sudbury Road are the intended main
streets of the centre.
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No.

ACP Clause

Modification Required

Reason
vi) Address inconsistency between Figure
2 and Scheme map.

16

17

18

Part 1,
clause 6.1

Part 1,
clause 6.2

Part 1,
Table 1

Modify clause to state:
"Land use permissibility within the Activity Centre Plan will be determined in
accordance with Table 1 - Land Use Permissibility Table."
Modify clause to state:

vii) Align with reservation name under
LPS 3.
Modification 18 (below) requires the
insertion of a legend underneath Table 1.
Additional text relating to meaning of
symbols in Table 1 can be removed.
Clarify the status of the MACP in
comparison with LPS 3.

"Table 1 is intended to replicate Table 6.8.6 - Mirrabooka Town Centre Land Use
Permissibility Table of the Scheme. In the event of any inconsistency between Table 1
and Table 6.8.6 of the Scheme, the Scheme shall prevail to the extent of that
inconsistency."
Modify Table 1 as follows:
i) Administrative.
i) Add "Table 1 - Land Use Permissibility" as title.
ii) Administrative.
ii) Add legend to explain meaning of symbols provided in LPS 3.

19

20

Part 1,
clause 7

Part 1,
clause 8.2

iii) Add "as indicated in Figure 4" to end of Note 3.
Modify clause to state:
"In accordance with clause 6.8.7 of the Scheme, residential development within the
Activity Centre Plan area shall comply with the Residential Design Codes unless a
provision of the Residential Design Codes is varied under this Activity Centre Plan or an
approved Local Development Plan for that land, whereby the varied provision shall
prevail."
Modify clause to state:

iii) Clarify where the Core Shopping Area
is defined in the document.
Align with the wording of LPS 3 in
accordance with Amendment 85.
Current sub-clause 7(b) is no longer
required as Figure 2 is proposed to be
updated (refer modification 15 ii) to
detail where the R-AC0 code applies.
Align with wording of LPS 3 in accordance
with Amendment 85.

"In accordance with clause 6.8.8 (a) of the Scheme, new development on land
identified as requiring Mandatory Residential in the Activity Centre Plan shall contain a
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No.

ACP Clause

Modification Required

Reason

residential component to the satisfaction of the City of Stirling in accordance with the
following:
a) For unhatched areas delineated as 'Mandatory Residential for New Development', a
minimum 50% of the gross floor area shall be for residential use.
b) For hatched areas delineated as 'Mandatory Residential for New Development
Above Three Storeys', a minimum 20% of the gross floor area shall be for residential
use.
c) Notwithstanding clause 8.2 a), for Lot 61 (HN 2) Milldale Way, Mirrabooka, the
Mandatory Residential requirement shall be a minimum of 115 dwellings. The
dwellings can be developed in stages.

21

22

Part 1,
clause 8.3

Part 1,
clause 8.4

d) Notwithstanding clause 8.2 a), for Lot 9501 (HN 15) Milldale Way, Mirrabooka, the
Mandatory Residential requirement shall be a minimum of 35 dwellings. The dwellings
shall be constructed before any additional floorspace is provided after the first
25,000m2 of gross floor area is constructed on this site."
Modify clause to state:
"In accordance with clause 6.8.8 (b) of the Scheme, Council shall impose a condition on
any planning approval granted for a new building on land identified as requiring
Mandatory Residential in the Activity Centre Plan, to require the delivery of the
minimum residential standards referred to above, prior to the occupation of that
development."
Modify clause to state:

Align with wording of LPS 3 in accordance
with Amendment 85.

Align with wording of LPS 3 in accordance
with Amendment 85.

"Notwithstanding the above, in accordance with clause 6.8.8 (c) of the Scheme, Council
may consider allowing the transfer of one development's minimum required gross
residential floor area requirement to another lot, subject to the following:
a) The lot in receipt of the additional residential floorspace requirement is included in a
Mandatory Residential Area; and
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No.

ACP Clause

Modification Required

Reason

b) It is demonstrated to the satisfaction of the Council by the landowner(s) and/or
proponent of the development that the lot in receipt of the additional residential
floorspace requirement can and will accommodate the additional residential
floorspace whilst complying with all relevant standards and requirements applicable to
that lot under the Scheme, this Activity Centre Plan and any applicable Local
Development Plan or Local Planning Policy."

23

Part 1,
Figure 3

Delete sub-clauses c) and d).
Modify Figure 3 as follows:
i) Title of figure to state "Figure 3 - Mandatory Residential Areas".

i) Administrative.
ii) Address inconsistency between Figure
3 and Figure 5.

ii) Road network to align with Figure 5.

24

Part 1,
clause 9

iii) Update legend to refer to "development" rather than "buildings".
Modify clause to state:

iii) Align with terminology used
elsewhere in document.
Align with wording of LPS 3 in accordance
with Amendment 85.

"In accordance with Clause 6.8.10 of the Scheme, the following requirements apply to
Lot 500 (HN 43) Yirrigan Drive and Lot 507 (HN 22) Sudbury Road, Mirrabooka:
a) For every 2,500m2 of additional retail floor space above 47,100m2, 500m2 of street
orientated floor space is to be provided first on land that fronts either Sudbury Road
and the Town Square, then on land that fronts Chesterfield Road, Farrier Road or
Yirrigan Drive and within a built form that has a nil setback to the street (a plaza or
community space lined with awnings can be set back from the street subject to the
agreement of the local government).
b) For planning applications that trigger the additional retail and non-retail floorspace
requirements referred to in paragraph a) above, the Council shall impose a condition
on the planning approval to require that the additional floorspace be provided either
prior to or in conjunction with the related expansion of the Mirrabooka Shopping
Centre.
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No.

25

26

27

ACP Clause

Part 1,
clause 10.2

Part 1,
Figure 4

Part 1,
clause 11.1

Modification Required

c) A minimum of 1,411m2 of open space will be sought for purchase by the City on Lot
507 adjacent to the existing Town Square for expansion of Town Square.
Modify clause to state:

Reason

Align with wording of LPS 3 in accordance
with Amendment 85.

"In accordance with clause 6.8.11 of the Scheme, a maximum floorspace of 150 m2 net
lettable area shall apply to each shop tenancy developed on Mixed Use zoned land that
is located outside the Core Shopping Area indicated in Figure 4."
Modify Figure 4 as follows:
i) Reflect Modification 15(iv) amend the
zoning of these lots to Mixed Use.
i) Lot 601 (HN 54) Mirrabooka Avenue and Lot 9501 (HN 15) Milldale Way to be shown
as "Mixed Use Outside Core Shopping Area".
ii) Site fronts the Milldale Way main
street and all other neighbouring or
ii) Whole of Lot 61 (HN 2) Milldale Way to be shown as "Core Shopping Area".
similar lots form part of the Core
Shopping Area. The site should have the
iii) Road network to align with LPS 3.
same classification as neighbouring lots.

Modify clause to state:

iii) Address inconsistency between Figure
4 and LPS 3.
Modified road terminology and
provisions add clarity to Figure 5.

"Figure 5 shows the intended road network within the Activity Centre Plan area. The
Fixed Future Road Reserves and Indicative Future Road Reserves shown in Figure 5 are
defined as follows:
a) Fixed Future Road Reserves are required road connections in fixed locations that
shall not be altered.

28

Part 1,
clause 11.2

b) Indicative Future Road Reserves are required road connections, however, the
precise alignment will be determined at the time of subdivision."
Modify clause to state:

Align with wording of LPS 3 in accordance
with Amendment 85.
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No.

29

ACP Clause

Part 1,
Figure 5

30

Part 1,
clause 12.1

31

Part 1,
Figure 6

Modification Required
"In accordance with clause 6.8.12 of the Scheme, the owner of any lot affected by a
Fixed Future Road Reserve or Indicative Future Road Reserve shown in Figure 5, shall
cede the required road reserve free of cost as a condition of development or
subdivision approval and construct and drain the road to the specification of the
Council."
Modify Figure 5 as follows:

Reason

i) Update road network to reflect LPS 3 mapping.

i) Align with the LPS 3 maps, recently
updated in accordance with Amendment
85.

ii) Change title to "Road Network".

ii) Administrative change.

iii) Update legend and mapping by replacing "Local Road Reserve" and "Proposed Local iii) To align clause 11.2 (Modification 27).
Road Reserve" with "Fixed Future Road Reserve" and "Indicative Future Road Reserve",
respectively.
iv) One Public Open Space site is
accidentally shown on the plan, which is
iv) Remove Public Open Space site.
intended to show the proposed road
network only.
Modify clause to state:
Align with wording of LPS 3 in accordance
with Amendment 85.
"12.1 In accordance with clause 6.8.13 of the Scheme, for the land containing the
Public Open Space as shown in Figure 6, the Council shall on a subdivision application
recommend to the Western Australian Planning Commission, or impose a condition on
a planning approval granted for the development of that land, that the land be ceded
free of cost to the Crown and vested in the City of Stirling for the purpose of public
recreation."
Modify Figure 6 as follows:
i) Administrative change.
i) Rename "Figure 6 - Public Open Space".
ii) Open space site at the intersection of Milldale Way and Chesterfield Road to be
deleted.

ii) The City have advised this area is no
longer required for POS.
iii) Remove existing inconsistencies on
plan and simply show areas of POS

iii) Show all areas of POS proposed under MACP as “Public Open Space".
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No.

ACP Clause

Modification Required

iv) Include notation on legend corresponding to the yellow hatched area over Lot 61
(HN 2) Milldale Way.

Reason
proposed under the MACP (regardless of
whether they are existing).

v) Delete "Indicative Built Form" and "Existing Building" layers and references in
legend.

iv) The City has advised this is to be a 6m
wide pedestrian link which may be in
private ownership.

vi) Underlay plan to be white with cadastre and street names shown.

v) Figure doesn't indicate any built form.

vii) Road network to align with LPS 3 mapping.

vi) Figure currently contains various
colours that don't correspond to
classifications in the legend.

viii) Remove dotted walkable catchment areas from plan.
ix) Update Legend as required.

vii) Address inconsistency between
Figure 6 and LPS 3 mapping which shows
future road networks.
viii) The walkable catchment areas shown
on the plan don't have a corresponding
legend and some don't appear to be
centred on specific public open space
sites. Not considered necessary on the
plan.

32

33

Part 1,
clause 13

Part 1,
clause 13.1
(a)

Modify clause to state:
"13. In accordance with clause 6.8.14 of the Scheme, the following parking standards
shall apply within the Activity Centre Plan area."
Modify clause to state:

ix) Administrative change.
Align with wording of LPS 3 in accordance
with Amendment 85.

Minor wording amendments for clarity
only.

"Parking for Non-Residential Development
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No.

34

ACP Clause

Part 1,
Table 2

Modification Required
Car parking bays for non-residential development shall be provided in accordance with
Table 2 and Figure 7."
Modify 'Notes' at the bottom of the Table 2 to state:

Reason

Align with wording of LPS 3 in accordance
with Amendment 85.

"1. 'Public Parking' means the parking of vehicles on land by members of the public at
any time on any day whether or not payment of a fee is required.
2. 'Short Stay Parking' means parking bays that are available to the public where at
least 50% of vehicles stay less than 4 hours and at least 90% stay less than 6 hours.
3. 'Net Site Hectare' means the total area of the site upon which the development or
use is approved as contained in the certificate of title or titles for the land if the whole
of a lot, or if a portion of a lot, the area occupied by the approved development,
including all landscaping and ancillary development, as a proportion of 10,000m2 and
should include any land ceded free of cost for new roads.
3. Parking requirements for 'Nursing Home' uses to be assessed in accordance with
Local Planning Policy 6. 7 'Parking and Access'.

35

36

Part 1,
Figure 7
Part 1,
clause 13.1
(b)

4. The residential component of the land uses of Hotel, Motel and Short Stay
Accommodation shall be treated as residential development for the purposes of Table
2.
Modify Figure 7 as follows:
i) Extent of "Core Car Parking Area" to be modified to align with Figure 6.8.14 of LPS 3.
Modify to state:

Align with LPS 3.

Align with wording of LPS 3 in accordance
with Amendment 85.

"13.2 Parking for Residential Development:
i) Car parking requirements for residential development in areas with a density code of
between R20 and R160 shall be determined in accordance with the Residential Design
Codes.

SPC Agenda Page 387

No.

ACP Clause

Modification Required

Reason

ii) Car parking requirements for multiple dwelling developments in areas with a density
code of R-AC0 shall be determined in accordance with Table 3.

37

Part 1,
clause 14

38

Part 2,
clause 1.4

39

Part 2,
clause 1.5

iii) The visitor parking bay requirements of the Residential Design Codes may be
accommodated through the provision of on-street parking and/or other public parking
available within the Activity Centre Plan area."
Delete clause 14.

Update Background section and timeline to include a brief overview of events between
2013 to 2018 and acknowledge partial implementation of MACP and Local
Development Plan.
Update clause 1.5 as follows:

Noise generation is already controlled by
the Environmental Protection (Noise)
Regulations 1997 and the issue is not
specific to the MAC.
This part of the document is now out of
date. Requires updating for clarity.
This part of the document is now out of
date. Requires updating for clarity.

i) Reorder subclauses to reflect timeline.
ii) Include timeframe within 1.5.4 (e.g. between 2014 and 2015).

40

41

ii) Add subclause to reflect any additional consultation that has occurred since this
section was prepared.
Update clause 3 as follows:

Part 2,
clause 3 and
Figure 12
i) Rename 'Current Condition' section and Figure 12 to 'Condition of Mirrabooka
Activity Centre (insert date this section was prepared)'.

Part 2,
clause 4.1

ii) Insert brief explanation of modification i) at the beginning of section e.g. "This
section of the document was prepared in ..."
Update clause 4.1 as follows:

This part of the document is now out of
date. Requires updating for clarity.

This part of the document is now out of
date. Requires updating for clarity.

i) Rename 'Current infrastructure' section and Figure 23 to 'Community Infrastructure'.
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No.

42
43

44
45
46
47

ACP Clause

Modification Required

Reason

Part 2,
clause 5
Part 2,
clause 6

ii) Insert brief explanation of the date this section was prepared at the beginning of
section e.g. "This section of the document was prepared in ..."
Insert brief explanation at the beginning of section (Opportunities and Constraints) of
the date it was prepared e.g. "This section of the document was prepared in ..."
Remove references to MAX Light Rail being delivered. Amend figures to reflect the
most recent employment projections and/or explain the assumptions these figures are
based on.
Update clause to refer to current zoning and Amendment 85 provisions and intent.

This part of the document is now out of
date. Requires updating for clarity.
The MAX Light Rail project is no longer
proceeding. Requires updating for clarity.

Part 2,
clause 7.1.2
Part 2,
Figure 31
Part 2,
clause 8
Part 2,
clause 9

Update Figure to reflect current zoning.
Insert brief explanation at the beginning of section of date it was prepared e.g. "This
section of the document was prepared in ..."
Update clause 9 as follows:
i) Insert comment at the beginning of the section stating: "The following section of the
document is based on 2011 Census Data."
ii) remove the words "recent 2011" from the final paragraph.
Section to be updated to reflect status of negotiations/ approvals.

48

Part 2,
clause
10.2.5

49

Part 2,
clause 10.4

Include reference to the amount of POS within the ACP in total and within new
residential areas, with reference to the requirements of Liveable Neighbourhoods.

50

Part 2,
clause 10.5
Part 2,
10.5.7

Road hierarchy and cross sections to be updated to remove references to light rail.

51

Include reference to the date at which the Retail Needs Assessment was prepared.

This part of the document is now out of
date. Requires updating for clarity.
Figure is now out of date. Requires
updating for clarity.
To provide clarity for future users.
i) To clarify the age and origin of the
data.
ii) The 2011 census was now eight years
ago and should not be referred to as
recent.
This section is out of date. The site is now
the subject of an approved development
application, and construction is
underway.
To ensure POS, particularly in new
residential areas, is delivered in line with
Liveable Neighbourhoods and referenced
within the ACP.
The MAX Light Rail project is no longer
proceeding.
To provide clarity for future users.
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No.

ACP Clause

Modification Required

Reason

52

Part 2,
general

Strategic planning framework has
changed since the preparation of the
ACP.

53

Part 2,
general

Update Part 2 to recognise Perth and Peel @ 3.5 Million, Central Sub-regional Planning
Framework, and remove references to documents which have been superseded (e.g.
clause 6.1.3). Update references to state and local planning framework where
necessary.
Remove references to MAX Light Rail being delivered. Acknowledge shift to other
modes of public transport where appropriate.

54

Parts 1 and
2, general

Style of all figures to be consistent, where appropriate.

55

Parts 1 and
2, general
Parts 1 and
2, general
Parts 1 and
2, general

Ensure references to figure numbers are correct.

Parts 1 and
2, general
Parts 1 and
2, general
Parts 1 and
2, general

Typographical or grammar errors to be corrected.

Several plans in Part 2 contain legends
with incorrect or missing information.
Several required modifications will
require administrative updates to other
sections of the document, e.g. changes to
Part 1 that require changes to the
content of Part 2.
Administrative.

References to agency names that are no longer relevant to be updated as appropriate.

Administrative.

Review clause numbering and titles throughout document and update as required.

Several clauses, particularly at the end of
Part 2 do not appear to be correctly
numbered (e.g. clauses 10.5.7 to 10.5.9
should be removed from the Movement
Network heading and into a subheading
of their own).

56
57

58
59
60

All plans to contain a legend that relates to the content of the plan.
Any administrative changes required due to the above modifications.

The MAX Light Rail project is no longer
proceeding. References to the project
should be removed from the document.
Different styles have been applied to
plans within the ACP. These should be
consistent except where a different style
(i.e. use of aerial base in Figure 1) reflects
the specific intent of the plan.
Administrative.
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Attachment 6 - Zoning Plan
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InQuiry Map
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Attachment 7 - Schedule of Submissions
Mirrabooka Activity Centre Plan
Number

Name and
Address

Support,
Object,
Comment

1

Perihelion
Health
Limited

Comment

2

Total Project
Management
(on behalf of
Myvista)
Water
Corporation

Support

3

4

Department
of Sport and
Recreation)

Comment

Object

Submission Details

City's Comments

DPLH Response

Request for the Land Use Permissibility of Lot 61
Milldale Way to be amended from the current
Business classification to one that will allow the
site to be developed with a Hospital, Hotel,
Pharmacy, Commercial and Residential
development.
Supports the Mirrabooka Town Centre Structure
Plan as it accommodates Myvista’s development
aspirations for the site allocated for aged person’s
accommodation.
Water Corporation has no objections to the
Structure Plan.

Agree. The Use Class Table will be revised to
enable the range of proposed land uses
including Hospital and Hotel, as these are
consistent with the objectives of the Structure
Plan.

Agree. This amendment was
incorporated into the MACP
adopted by Council. The site is
now shown as Mixed Use within
the MACP.

Noted. No change required.

Noted.

Noted. No change required.

All noted. Further commentary on
servicing can be found in the main
body of the Report.

Modelling suggests parts of the sewer system will
require upgrades in future. The extent and timing
of this will be determined by the rate of infill
development.

Noted. No change required.

The Corporation is not funded to replace the
sewer main from the town centre as it is
considered to be reticulated infrastructure (i.e.
less than 300mm). The City or developers may
therefore be required to fund upgrades to this
infrastructure.

Noted. No change required. The City does not
fund water or wastewater infrastructure.
However, the Corporation will be able to levy a
headworks charge on new developments as
required to recover the cost of upgrading the
reticulated wastewater infrastructure.

The required upgrades to the headworks
infrastructure are not currently included in the
Corporation’s capital investment programme.

Noted. No change required. The Corporation is
encouraged to set aside budgets in a timely
manner for the upgrades required to service
activity centres including Mirrabooka in order to
implement Directions 2031 urban infill
objectives.
Disagree. The Structure Plan notes no change
will occur until after the expiry of the lease. It
also states redevelopment will only occur if a
suitable site deemed appropriate for softball is

Concern that the Draft Structure Plan shows the
State Softball Centre (SSC) site being rezoned to
Residential. The Structure Plan needs to identify
a suitable alternative location supported by the

Agree with the City's comments.
MACP states that no change will
occur until a suitable alternative
location can be found for Softball
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5

Department
of Transport

Comment

Department and Softball WA if relocation is
proposed.

found in consultation with all affected
stakeholders including the Department and
Softball WA.

WA. Further commentary on the
SSC can be found in the main
body of the Report.

The Structure Plan must consider the future
recreational and sporting needs of residents. The
City must be confident the remaining areas of
open space following redevelopment will be
sufficient.

Noted. No change required. The Structure
Plan will increase the availability of publically
accessible open space in the town centre, due
to the provision of accessible open space as
part of the softball centre redevelopment.
Enhancement of the town square and
provision of communal open space will further
increase provision of informal spaces for
passive recreation and socialising. Community
needs have been carefully considered in the
Community Infrastructure Plan. No additional
community infrastructure requirement has
been identified in the Plan.

Agree with the City's comments. A
modification is proposed to
include a public open space
schedule within the MACP.

Comment is provided on the following themes:
MAX Light Rail
Discussion on overhead catenary could be
included, providing rationale for mounting on
sides of streets and impacts on building design.
Clarify that trees will be adequately setback from
overhead catenary in Figure 49.

Note light rail stops as shown in Figure 29 are
indicative only.

Bus
Bus station access to Chesterfield must remain
open until Milldale extension constructed.
Parking
Existing parking controls require generous
amounts of parking provision, inconsistent with
intent of Structure Plan.

Disagree. It is dealt with by the City’s agreed
road design for the area.

Disagree. No change will be made to Figure 49
as trees cannot be setback further due to
limited space in road reserve. Absence of
trees will create an environment unfriendly to
pedestrians, cyclists and transit users.

The MAX Light Rail project has
been cancelled. Modifications are
proposed to remove any
references to the project from the
MACP. Given the cancellation of
MAX Light Rail, the MACP was
re-referred to DoT since these
comments were provided.
DoT's more recent comments,
and DPLH's recommended
response can be found in the
main body of the report.

Disagree. No change will be made to Figure 29
as the figure and accompanying discussion
refers to the proposed stage 1 and proposed
light rail stops.
Agree. No change required. The access will
remain open until completion of the Milldale
extension.
Agree. New parking provisions will be
introduced in a future Local Planning Policy.
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DoT are happy to collaborate with City to prepare
a parking strategy consistent with the draft
Activity Centres Guidelines, emphasising public
parking and limits on parking supply. These
parking provisions should be included in the
Structure Plan and Detailed Area Plan.
Cycling
Structure Plan should depict Principle Shared
Path (PSP) on south side of Reid Highway and
show a cycle link from Chesterfield to this PSP.

Agree. Structure Plan will be modified to
include this detail.

Provision of a higher level of bike parking and end
of trip facilities recommended.

Agree. These provisions will be included in the
future Parking Policy discussed above.

Transport Assessment (TA)
A TA is required and will help guide the City
through the WAPC approval process. TA must
consider traffic impacts from development
intensification, account for all travel modes,
include a scenario with light rail and a scenario
without light rail and modification of access points
to/from Milldale.
Noise Assessment
A noise assessment consistent with State
Planning Policy 5.4 is required.

6

Department
of Planning

Comment

Noted. The City is prepared to work with
Transport on formulating revised parking
standards.

Travel Plan
The City should give consideration to minimising
the adverse impacts of travel. This could be
achieved by a Travel Plan targeted at employees
and shopping centre visitors.
The Department notes the draft Structure Plan
contains a satisfactory level of detail for
assessment and generally follows the WAPC’s
Structure Plan Preparation Guidelines. However,
the following informal comments are provided:
Residential densities are not shown on the NW

Disagree. The town centre has access to a
comprehensive road network and good public
transport. The development intensification
envisaged by the Structure Plan, places no risk
to the accessibility of the town centre.

Disagree. The land south of the Reid Highway
reservation was zoned for urban development
prior to the advertising of the draft Structure
Plan and therefore no noise assessment is
required.
Disagree. The City has already undertaken
comprehensive analysis to ensure transport
impacts are minimal.
Noted.

No further comments. DPLH's
position on the MACP can be
found in the report and proposed
schedule of modifications.

Agreed. Change required to identify that RAC0

SPC Agenda Page 394
3

7

TPG on
behalf of
Castlerock

Object

8

TPG on
behalf of
Perron
Group

Object

corner of the site abutting Mirrabooka Avenue
and Reid Highway reservation.

coding applies to this land all other residential
development.

Details on lot yields, dwelling yields and Public
Open Space provision are not included in Figure
2.

Noted. No change required. This information is
included in Figure 2 and section 6.1.7 of the
draft Structure Plan.

Public Open Space calculations (e.g. restricted v
unrestricted) are not provided in the Structure
Plan.

Agree. Change required. The proportion of
restricted and unrestricted Public Open Space
will be included in the revised Structure Plan.

The draft Structure plan does not include a prelodgement consultation table.

Agree. Change required. A pre-lodgement
consultation table will be included in the
revised Structure Plan.
Agree. The Structure Plan will be modified to
remove the mandatory residential requirement
from applying to 5 Milldale Way. It is
understood the Department of Housing
prepared the Expression of Interest prior to the
completion of the draft Structure Plan. As such
the City understands the change would be
disruptive to a significant and long term
decision making process and does not wish to
impede short term investment in the town
centre.
Agree. The Structure Plan has been modified
in the following way:

Strongly object to the inclusion of any mandatory
residential requirements in relation to the future
development of Lot 603 (No.5) Milldale Way,
Mirrabooka. This is commercially unviable and
the forced inclusion of a residential requirement
may result in the development not proceeding.
Recommends the mandatory residential floor
space requirement in favour of a more flexible
approach to delivering residential development
that can be responsive to emerging market
conditions and demands.
Does not support the inclusion of any mandatory
residential and non-retail commercial floor space
requirements linked to the potential future
redevelopment or expansion of Mirrabooka
Square Shopping Centre (MSSC), as they see
this as being commercially unviable for the MSSC
site.

Does not support the positioning of mandatory
residential and non-retail commercial floor space
around the periphery of MSSC on all abutting
street frontages.

For every 2,500m2 of additional shop (NLA)
above 48,200m2 within the shopping centre,
the following additional development must
already exist or be undertaken together with
the additional shop development: 0.2m2 of floor
space (NLA) other than mall based shop use.
Agree. The Structure Plan will be modified to
state the following:
 The first 1,000m2 of floor space (NLA)
provided as part of the above
requirement provided on land abutting
Sudbury Road or the Town Square.

Agree with the City's comments. It
is noted that this site has been
developed since these comments
were made.

Agree in part.
The MACP is proposed to be
modified to reflect the final
wording of Amendment 85, which
removed the mandatory 'other
than shop use' requirements, but
retained modified requirements for
street-fronting re-development of
the shopping centre site. Further
commentary on this matter can be
found in the main body of the
report.
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9

Softball
Western
Australia

Comment



Other future floorspace provided as
part of the above requirement on land
that abuts Sudbury Road, the Town
Square, Chesterfield Road, Farrier
Road or Yirrigan Drive as indicated in
Figure 40A.



All floorspace provided as part of the
above requirement orientated to the
street and configured to sleeve future
mall expansions.

Objects to the forced ‘ceding’ of a minimum of
1,411m2 of open space to the City on Lot 507
Sudbury Road, Mirrabooka.

Agree. The Structure Plan has been modified
stating the City will purchase 1,411m 2 of open
space on Lot 507 adjacent to the Town Square
for expansion of the town square

As outlined in the Structure Plan, Softball WA will
need to be relocated to a suitable alternative
location at no cost to the organisation.

Disagree. The Structure Plan notes no change
will occur until after the expiry of the lease. It
also states redevelopment will only occur if a
suitable site deemed appropriate for softball is
found in consultation with all affected
stakeholders including the Department and
Softball WA.

Agree with the City's comments. It
is noted that while Version 1 of
the MACP included the provision
recommended here by the City, it
did not appear in Version 2. It is
recommended the provision
requiring the land to be purchased
be retained, as approved by
Council and consistent the final
Amendment 85 provision.
Refer to comments in response to
submission number 4 above.
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Executive summary

i.

Mirrabooka is a residential suburb within the City of Stirling, located
approximately 10 km north of the Perth CBD. The City of Stirling is a large
municipality extending from the coast in the west to in-land areas in
northern Perth.

ii.

The Mirrabooka Activity Centre (MAC) is the designated Secondary Centre in
the region, which is the third highest level in the State’s activity centres
planning hierarchy. The designated MAC is bounded by the Reid Highway to
the north; Northwood Drive to the east; Yirrigan Drive to the south; and
Mirrabooka Avenue to the west.

iii.

The main retail component of the MAC is Mirrabooka Square, a double
discount department store centre anchored by Big W and Kmart, and
Woolworths and Coles supermarkets. The MAC contains a range of other
secondary retailing facilities as well as non-retail uses and civic and
community uses.

iv.

In combination, the MAC is a key destination and workplace in the
surrounding region; though at present is quite disjointed, containing various
premises which are relatively dated, and therefore less conducive to active
visitation, outside of Mirrabooka Square.

v.

The proposed Mirrabooka Activity Centre Structure Plan is planned to
remedy this deficiency, providing for a ‘one-stop’ and vibrant destination for
surrounding residents’ needs. The Structure Plan will transform the MAC into
a much better place for work, shopping, leisure and living, through an
integrated and well designed precinct, reinforcing the character and
community focus of Mirrabooka.

Mirrabooka Activity Centre, Perth
Retail Needs Assessment
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vi.

The current MAC main trade area population is estimated at 165,400
residents, including over 62,500 in the primary sector. Population growth
within the main trade area has been strong between census years 2006 and
2011, averaging 2.2% per annum. The region is fairly established in nature,
with future population growth to occur primarily through infill development.

vii.

The main trade area population is expected to grow at around 1% annually
on

average

over

the

forecast

period

to

2031,

to

reach

some

196,700 residents in that year. The primary sector population is expected to
grow at a slightly higher rate of 1.4% per annum over the forecast period,
to reach close to 80,000 residents by 2031.
viii.

The MAC main trade area is typical of an established suburban area,
comprised of traditional families generally in their mid life stages. The
average affluence level of the main trade area has improved slightly faster
than the average Perth benchmark, and more migrants have also moved
into the region.

ix.

Total available retail expenditure within the main trade area is forecast to
grow in real terms from the current levels of $2.16 billion to a projected
total of $3.15 billion in 2031. This level of growth reflects an average real
annual growth rate of around 2.2% per annum over the forecast period to
2031.

x.

A review of the existing retail facilities within the MAC main trade area
indicates that many of them are relatively dated, though they are functional
and have well established customer bases. The MAC is the main higherorder centre in the main trade area, and serves a broad catchment. The
proposed Structure Plan is aimed to revitalise the activity centre, and will
enable it to better fulfil its important shopping and services role in the
region.

xi.

The retail demand assessment in the report indicates that the population of
the MAC main trade area requires a total retail floorspace provision of
approximately 244,000 sq.m, in order to meet the generated demand.
Further, the demand for retail floorspace by main trade area population will

ii

Mirrabooka Activity Centre, Perth
Retail Needs Assessment
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Executive summary

continue to grow, to around 267,000 sq.m by 2021 and 298,000 sq.m
by 2031.
xii.

The retail demand and supply analysis shows that at present, there is an
estimated undersupply of retail floorspace within the MAC main trade area
which is in the order of 39,000 sq.m. If no addition is made to the retail
floorspace within the main trade area in the future, the estimated retail
floorspace undersupply is expected to increase rapidly, reflecting the
growing population base, to reach around 62,000 sq.m by 2021 and around
93,000 sq.m by 2031.

xiii.

The analysis shows that over the medium to long term, there is scope for
additional retail facilities to be added within the main trade area, in order to
properly service the population base.

xiv.

A breakdown of the retail floorspace demand within the MAC main trade
area indicates that at the Secondary Activity Centre level (the designation
for MAC) in the hierarchy, the supportable provision of retail floorspace,
excluding bulky goods floorspace, is estimated to be in the order of
61,000 sq.m.

xv.

At present, the MAC, in totality, is estimated to contain around 47,200 sq.m
of retail floorspace, representing around 77% of the estimated supportable
level of retail floorspace at the secondary activity centre level. There is
therefore significant scope for additional retail facilities to be added to the
MAC, as envisaged by the Structure Plan. As a consequence, the MAC can
reasonably be extended by a substantial amount, without impacting in any
unacceptable way on the surrounding network of activity centres.

xvi.

The impacts that will be experienced by competitive centres will depend,
both in range and extent, on the scale and mix of any additional retail
floorspace which is added at the MAC, and on the date at which such
floorspace is added.

Mirrabooka Activity Centre, Perth
Retail Needs Assessment
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Introduction and study objectives

This report presents a Retail Needs Assessment (RNA) for the Mirrabooka Activity
Centre Structure Plan, which is currently under preparation by the City of Stirling
(Council). The Mirrabooka Activity Centre is a designated Secondary Centre,
located within the City of Stirling, approximately 10 km north of the Perth CBD.

The report has been prepared as part of the requirements under State Planning
Policy 4.2 Activity Centres Policy for Perth and Peel (SPP 4.2), as outlined in
Section 6.2.2 of the Policy.
Specifically, Section 6.2.2 specifies the following in regards to Retail Needs
Assessments:
Retail needs assessments are also intended to guide district and activity centre
structure plans, and generally include:
• the projected population and its socio-economic characteristics;
• household expenditure and required retail floorspace;
• changing shopping patterns and trends; and
• the needs of different retail sectors.
The report therefore considers the retail needs of the surrounding population, as
well as the potential economic and related impacts of the proposed structure plan.
The report is presented in four sections as follows:
• Section 1 examines the composition, role and locational context of the
Mirrabooka Activity Centre, as well as the proposed structure plan for the
centre. In addition, this section addresses the planning background relevant to
the centre, and finally also discusses current and anticipated future trends in
the ongoing development of retail activity centres.

Mirrabooka Activity Centre, Perth
Retail Needs Assessment
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Introduction and study objectives

• Section 2 examines the main trade area which is likely to be served by the
Mirrabooka Activity Centre, including current and projected population and
retail spending levels within the main trade area.
• Section 3 provides an audit of the retail floorspace supply within the main
trade area defined for the Mirrabooka Activity Centre, and also considers
planned/mooted changes to the retail supply.
• Section 4 provides a retail floorspace supply and demand analysis of the
Mirrabooka Activity Centre main trade area, identifying any over- or undersupply of retail floorspace within the main trade area.
• Section 5 presents the conclusions regarding the future scope and potential
for growth in retail floorspace at the Mirrabooka Activity Centre, as well as
considering the likely impacts for the surrounding network of activity centres
resulting from such growth.

vi
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Section 1: Background

This section of the report provides background information on the locational
context of the Mirrabooka Activity Centre (MAC), the proposed structure plan, as
well as the relevant broader planning framework.

1.1 Mirrabooka Activity Centre – composition, role & context
Mirrabooka

is

a

residential

suburb

within

the

City

of

Stirling,

located

approximately 10 km north of the Perth CBD (refer Map 1.1). The City of Stirling
is a large municipality which contains primarily long-established suburbs,
extending from coastal suburbs such as North Beach, Trigg and Scarborough in
the west, to in-land areas such as Mirrabooka, Dianella and Inglewood in the east.
The City is geographically separated to a substantial degree between east and
west by the Mitchell Freeway.

The Mirrabooka locality is generally easily accessible from all directions, with the
Reid Highway, Alexander Drive, Morley Drive and Wanneroo Road bordering the
area. These thoroughfares are all major carriageways through the northern region
of Perth.

The MAC is the designated Secondary Centre in the region, which is the third
highest level in the State’s activity centres planning hierarchy (summarised in
Section 1.4 following). The designated MAC occupies a large parcel of land
totalling some 78 hectares, and is bounded by the Reid Highway to the north;
Northwood Drive to the east; Yirrigan Drive to the south; and Mirrabooka Avenue
to the west (refer Map 1.2).

The main retail component of the Activity Centre is Mirrabooka Square, which is a
double discount department store (dds) shopping centre anchored by Big W and
Kmart, and two supermarkets (Woolworths and Coles), together with a range of
mini-major tenants, including The Reject Shop, Red Dot, Best & Less, Dick Smith,
Rivers and a large provision of specialty shops. The centre totals approximately

Mirrabooka Activity Centre, Perth
Retail Needs Assessment
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38,000 sq.m of retail floorspace, including in the order of 8,300 sq.m of retail
specialty shops.

In addition, the Activity Centre contains a range of non-retail facilities, including
Australia Post, an Anytime Fitness gymnasium, travel agents and banking
facilities. There are also three external pad sites fronting Yirrigan Drive, occupied
by Hungry Jacks, KFC and Red Rooster.

To the west of Mirrabooka Square, the uses are primarily non-retail, including a
medical centre; the Mirrabooka Library; various relatively dated commercial
buildings; and a large bus station and interchange which is centrally located
within the Activity Centre. Further west, there is a large tavern (The Northwood
Ale House) together with a small provision of retail and non-retail facilities,
including Supercheap Auto, Chemist Warehouse, a McDonald’s outlet and a
Ray White office, located on either sides of Chesterfield Road.

To the north of the centre, on the northern side of Chesterfield Road, there is a
large sport and recreation area, while the area to the north-east provides
residential accommodation. The area immediately east of the centre is light and
service industrial, together with a small residential component.

In combination, the MAC therefore is a main destination in the surrounding region
for both retail and non-retail requirements, as well as for other civic and
community uses. The Activity Centre at present, however, is quite disjointed,
containing various premises which are relatively dated, and therefore less
conducive to active visitation, outside of Mirrabooka Square. The proposed
Mirrabooka Activity Centre Structure Plan (discussed below) is planned to remedy
this deficiency, providing for a ‘one-stop’ and vibrant destination for surrounding
residents’ needs.

2

Mirrabooka Activity Centre, Perth
Retail Needs Assessment

SPC Agenda Page 408

SPC Agenda Page 409

SPC Agenda Page 410

Section 1: Background

1.2 Proposed Mirrabooka Activity Centre structure plan
A structure plan for the MAC is currently under preparation by Council to guide
the future planning and development of the site in accordance with the State
Government’s strategy and planning policy (Activity Centres Policy for Perth and
Peel).

The core aim of the structure plan is: “To create a centre with a diverse range of
uses, which is attractive, safe and is a focus for the region’s shopping, social and
service needs.” The proposed structure plan is illustrated in Figure 1.1 following,
with the key points to note as follows:
• The southern half of the Activity Centre site is to be zoned Business, to enable
the optimal and integrated development of a wide range of retail and
commercial uses.
• The main retail component, zoned ‘Regional Centre’, will be the existing
Mirrabooka Square, while a range of complementary retail facilities will be
located to its west.
• Milldale Way will be extended in a south-easterly direction connecting with the
existing bus interchange, to create a vibrant main street precinct, with
development opportunities for housing and new mixed uses.
• New housing development will be encouraged within the northern and northeastern parts of the Activity Centre, including the conversion of the existing
sporting facility to new residential accommodation.
The proposed Max Light Rail is planned to run along Milldale Way to the bus
station, which will further enhance the public transport accessibility to the MAC.

In summary, the improvements under the Structure Plan are likely to transform
the Activity Centre into a much better place for work, shopping, leisure and living,
through an integrated and well designed precinct, reinforcing the character and
community focus of Mirrabooka.
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1.3 Planning background
This sub-section reviews the relevant planning documents for the surrounding
Mirrabooka locality, which are briefly discussed below.

Activity Centres Policy for Perth and Peel
The Activity Centres Policy for Perth and Peel (the Policy) is a state planning
policy (SPP 4.2), released in August 2010, for the planning and development of
activity centres throughout Perth and Peel, and supersedes the previous
Metropolitan Centres Policy.

The purpose of the Policy is to provide broad policy guidance to local
governments, state agencies and other stakeholders on matters such as:
• the preferred spatial distribution for retail and commercial use;
• the planning and development of new activity centres;
• the redevelopment and renewal of existing centres in Perth and Peel;
• the urban design considerations for new activity centres, and the associated
transport and infrastructure provision.
In order to achieve its objectives, the Policy provides for a hierarchy of activity
centres, which differentiates such centres and their planning principles in terms of
their roles and functions within the overall network; their indicative retail
catchments; and their housing density and mix of land uses. This activity centres
hierarchy is illustrated in Figure 1.2 attached and comprises the following:
• The Perth Capital City is the largest and highest ranking of the activity centres,
providing the largest concentration of development in the region, with the
greatest range of services and employment facilities.
• Strategic Metropolitan Centres – 10 such centres are designated, at Yanchep,
Joondalup,

Stirling,

Morley,

Midland,

Fremantle,

Cannington,

Armadale,

Rockingham and Mandurah. The Strategic Metropolitan Centres are the main
regional activity centres, providing a diverse mix of economic and community
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uses for their extensive catchments. The inner north-eastern Perth region is
serviced by one Strategic Metropolitan Centre, at Morley; while the northwestern Strategic Metropolitan Centre is located at Stirling.
• Secondary Centres – The Policy identifies 19 Secondary Centres, which are
generally evenly distributed across the Perth urban area. Secondary Centres,
similar to Strategic Metropolitan Centres, also offer a diverse range of services
and facilities, including community and employment opportunities. Mirrabooka
is the designated Secondary Centre for this region of Perth, with the closest
such centre located at Warwick to the north-west.
• District Centres – A network of District Centres is designated throughout the
Perth urban area. These centres are expected to focus on servicing the daily
and weekly needs of residents within their local respective catchments. A
network of District Centres surrounds the MAC, including Noranda, Dianella and
Northlands.
• Neighbourhood Centres – Such centres are expected to provide local
community hubs to service the day-to-day needs of the immediately
surrounding residents. The Policy does not provide the locations of the
neighbourhood centres, but emphasises their important roles, which should be
recognised in local planning strategies and structure plans.
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City of Stirling Draft Local Commercial Strategy (2007)
A Local Commercial Strategy (LCS) was prepared by the City of Stirling in
August 2007, to assist in the implementation of the Metropolitan Centres Policy
(2000), which has now been superseded by the Activity Centres Policy for Perth
and Peel. For completeness, we provide a brief overview of the LCS below.

The LCS recommended a hierarchy of centres for the council area as follows:
• Strategic Regional Centre – One such centre located at Stirling/Innaloo;
• Regional Centre – Two such centres, located at Karrinyup and Mirrabooka; and
• District Centre – Seven designated centres, at Stirling Central, Scarborough,
Northlands, Dianella, Dog Swamp, Beaufort Street and Mount Lawley.
Although recommended floorspace caps were provided for each of those centres,
these caps no longer apply given the new State Planning Policy 4.2. For instance,
the Mirrabooka Regional Centre was recommended for a maximum retail
floorspace of 50,000 sq.m, though additional ‘shop’ floorspace was permitted on
‘Main Street’ above that limit.
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1.4 Retail and activity centre trends
Following the post-GFC shocks in 2009-10, retail sales in Australia are steadily
gathering momentum, with recent trends (past 3-4 years) showing steady year
on year increases (refer Chart 1.1). These increases have been mainly
underpinned by sound population growth generally across Australia; recovery in
the housing market; buoyant consumer confidence; and a low interest rate
environment.

Chart 1.1
ABS Retail Sales - month on month growth and month vs same month previous year growth (Dec 2010-2013)

ABS Retail Sales - month on month growth and month vs same month previous year growth (Dec 2010-2013)
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The growth rate for retail sales in Australia for the year to December 2013 was
3.2%, slightly up on the previous two years. The recent rates of retail sales
growth however do not compare with early 2000’s and pre-GFC levels (5% –
6%), reflecting a structural change which has occurred in the retail sector (refer
Chart 1.2).
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Across the retail categories, department stores and discount department stores
continue to experience a tough trading environment, as they cater for the more
discretionary

spending

market

which

has

suffered

since

the

GFC.

Food

retailing/supermarkets, on the other hand, continue to perform strongly.

The development pipeline for major shopping centres is nonetheless very strong,
with an estimated $10 billion plus of planned or proposed retail developments
(at regional and sub-regional centres) over the short to medium term, not
including the many neighbourhood centres also underway or planned.

International retailers continue to show very strong interest in the Australian
market,

evidenced

by

the

recent

opening

of

Uniqlo

and

H&M

in

the

Melbourne CBD. Though not all global retailers are expected to succeed, their
entry is reshaping the shopping centre landscape, putting some downward
pressure on rental levels, as they are seen as ‘must-haves’ and have a strong
bargaining position.

12

Mirrabooka Activity Centre, Perth
Retail Needs Assessment

SPC Agenda Page 418

Section 1: Background

The discount department stores, as well as the mid-market specialty fashion
stores, have suffered the most from the new international entrants. As a
consequence, secondary regional centres are likely to suffer, some sub-regional
centres will need to re-invent themselves, and some more domestic retailers may
fail.

International investment in Australian retail property is growing strongly,
evidenced by big investments by, amongst others, South Korea National Pension
Service, Abu Dhabi Investment Corporation and Canada Pension Plan Investment
Board. Such investments show a high degree of confidence in the Australian retail
property sector.

Australia’s ageing population (e.g. baby-boomers retiring) is leading to lower
growth in total expenditure and a different expenditure profile, particularly in
NSW, SA and VIC. The impact of the ageing demographic will be less pronounced
in the high inward migration states of QLD and WA.

Australians are not necessarily spending less in total, but they are tending to
spend less in some retail categories, particularly apparel and household goods.
Against that they are generally increasing their levels of spending quite strongly
in food (both take-home food and groceries and catered food) and also
increasingly spending more on services, many of which are now being added to
activity centres. These include personal services (e.g. gyms, health & beauty), a
wide range of medical services and, increasingly, travel agencies, financial
services and professional services.

Over recent years there has been much discussion, particularly in the news
media, of online shopping and the impact that internet shopping has had and will
have on traditional bricks and mortar retailing. It is regularly claimed in many
quarters that the rapid evolution of internet shopping will result in a significant
reduction in demand for bricks and mortar retail floorspace, with some
commentators going much further and suggesting there will be dramatic
reductions in demand for bricks and mortar retail space.
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However, a close inspection of the details of internet shopping, and the factors
that are driving it, shows that many of the claims are exaggerated or inaccurate.
Detailed official data on the relevance and contribution of internet shopping to the
total retail sector is not available for Australia, but is available from the
United States, a country where internet shopping is far more developed than it is
in Australia. In the US, official data available from the US Census Bureau shows
that internet shopping currently accounts for around 6% – 6.5% of total retail
turnover. In Australia, we estimate that the figure is in the order of 5.5%.

Internet shopping is virtually irrelevant to the purchase of food and groceries,
though increasing in importance, and certainly irrelevant to the purchase of food
catering (i.e. take-away food and cafes/restaurants). These two categories
account for roughly half of all retail expenditure in Australia, thus internet
shopping will, in our view, have minimal impact on the 50 cents in the retail dollar
that are generally directed to food.

Similarly, internet shopping is not relevant to most everyday convenience
purchases. Rather, internet shopping tends to be more prevalent for the purchase
of higher priced items (it is particularly popular for goods such as expensive
running shoes, bespoke shirts, designer perfumes, etc) and its current popularity
in Australia has been driven at least in significant part by the strength of the
Australian dollar in the years post GFC. However, the Australian dollar has
recently been falling against the US dollar, and from its peak of approximately
US$1.10 in mid 2011, it now currently stands at well below US$1.

The extent and rate of growth in online shopping by the Australian population is
now measured on a monthly basis by Quantium, a Sydney based data analytics
consultancy which obtains and analyses all customer electronic transactions
(credit and debit cards) from National Australia Bank. The most recent results
available from Quantium show that online retail sales continue growing strongly,
at around 14% year on year for the year to March 2014. However, that growth
rate is down from figures of around 23% – 24% recorded approximately
12 months ago.
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Online shopping has certainly impacted bricks and mortar retailing throughout
Australia over the past 4 – 5 years, and has reduced the rate of growth of
bricks and mortar retailing below what it would otherwise have been. However,
detailed modelling of the future impacts of online shopping on the need for bricks
and mortar retail floorspace undertaken by MacroPlan Dimasi shows that at 2031
the impacts of online retailing are likely to reduce the demand for bricks and
mortar retail floorspace by around 3 million sq.m, or 4% – 5%, from
approximately 68 million sq.m to some 65 million sq.m. While the impact is
significant, the results still demonstrate that there will be substantial growth in
demand for bricks and mortar retailing, as shown in Chart 1.3 below.

For the purposes of assessing future retail floorspace demand broadly for the
main trade area defined for MAC as set out later in this report, we have assumed
no increase over time in the level of retail floorspace provision per capita. We do
not accept that the impacts of online retailing will reduce the needs for bricks and
mortar retail floorspace to such a degree that there will be a reduction on the per
capita level of bricks and mortar floorspace. Indeed, the recent entry into
Australia of a large number of global retailers not previously represented in this
country (e.g. Zara, Topshop, Williams Sonoma, Uniqlo and various others which

Mirrabooka Activity Centre, Perth
Retail Needs Assessment

15

SPC Agenda Page 421

Section 1: Background

are imminent) serves to show that there are numerous influences on the supply of
and demand for bricks and mortar retail floorspace, and the negative impact of
online retailing is only one influence.

Based on the above considerations, the general outlook for Australian retailing is
cautiously optimistic. Although some centre types catering for the more
discretionary spending market are likely to face increased external pressures
(from online retailing, emergence of new formats/retailers), the broad outlook for
shopping centres is generally positive.

The external pressures will be able to be dampened through continuous centre
improvement and tenancy remixing, which forms part of any centre’s lifecycle to
maintain its competiveness.
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This section of the report details the trade area that is likely to be served by the
Mirrabooka Activity Centre (MAC), including the population and spending levels
within the trade area and the socio-demographic profile of trade area residents.

2.1 Trade area definition
The extent of a trade area or catchment for any centre is shaped by a number of
important factors, which are described as follows:

i.

The relative attraction of the centre in question as compared with
alternative retail facilities. The factors that determine the strength and
attraction of any shopping or activity centre are primarily the scale and
composition of the centre, in particular the major trader (or traders) that
are included within it; the layout, ambience and presentation of the centre;
and carparking, including access and ease of use.

ii.

While the strength and appeal of a centre directly impacts on the breadth of
customer draw, the proximity and attraction of competitive retail centres
impact on a centre’s ability to extend its trade area. Thus, the locations,
compositions, quality and scale of competitive retail facilities all serve to
define the extent of the trade area which the centre in question is effectively
able to serve.

iii.

The available road network and public transport service and how they
operate to effect ease of use and access to the centre in question are also
important factors impacting on its relative attractiveness.

iv.

Significant physical barriers which are difficult to negotiate or which take
considerable time to cross can often act to delineate the boundaries of the
trade areas that are able to be served by specific centres.
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Taking all of the above into account, the potential MAC trade area is influenced in
particular by the following:
• The ease of access to the site for residents of the surrounding and broader
region, via the Reid Highway and Mirrabooka Avenue which are both major
carriageways in the region. Public transport access to the centre is also
convenient, with the Mirrabooka Bus Station centrally located within the
activity centre.
• The relative geographical separation of the Mirrabooka locality from the
western coastal areas around Karrinyup, which is accentuated by the location
of the Mitchell Freeway.
• The higher order role of the activity centre, which includes the largest provision
of enclosed shopping centre space within the region and provides a wide range
of food and non-food shopping options. In particular, Mirrabooka Square
contains an attractive major tenants offer, comprised of Big W and Kmart
discount department stores, and Woolworths and Coles supermarkets.
• The range of complementary activities provided at the MAC, including a range
of community and recreational facilities.
• The locations of surrounding competitive facilities, in particular higher order
centres including Galleria SC to the south-east and the Perth CBD to the south.

On this basis, the trade area that is served/available to be by the MAC has been
defined to include a primary sector and five secondary sectors, as illustrated on
the attached Map 2.1, and described as follows:
• The primary sector incorporates the suburbs of Girrawheen, Koondoola,
Balga, Mirrabooka, Westminster, Nollamara and part of the suburb of Dianella.
It is bounded by Marangaroo Road to the north, Alexander Drive to the east,
Morley Drive to the south and Wanneroo Road to the west.
• The secondary north sector extends further north along Mirrabooka Avenue
and includes the suburb of Alexander Heights.
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• The secondary north-east sector covers the area east of Alexander Drive
and north of the Reid Highway, incorporating the suburbs of Ballajura and
Malaga.
• The secondary east sector includes the suburb of Noranda, and is bounded
by the Reid Highway, Tonkin Highway, Morley Drive and Alexander Drive to the
north, east, south and west respectively.
• The secondary south sector extends a short distance south of Morley Drive,
including the suburb of Yokine and the southern parts of Dianella.
• The secondary west sector extends a short distance west of Wanneroo Road,
incorporating the suburbs of Tuart Hill and Joondanna and parts of Balcatta.
The combination of the primary and secondary sectors is referred to as the
main trade area for MAC throughout the remainder of the report. The defined
main trade area for MAC, therefore, extends approximately 5-6 km around the
centre in each direction other than west. The extent of the main trade area is
limited primarily by alternative competitive centres in the broader region,
including Kingsway City and Warwick Grove to the north-west; Galleria SC to the
south-east; and Karrinyup and Stirling centres to the west and south-west.

As a designated Secondary Centre, MAC is able to very effectively serve primary
sector residents in particular, reflecting its central and easily accessible location
within that sector. Residents of the various secondary sectors have access to a
range of alternative offers, but can also use MAC, to varying but nonetheless
significant degrees, reflecting the broader accessibility of the centre coupled with
the scale and range of retail and non-retail uses provided. In particular,
Mirrabooka Avenue provides straightforward north-south access for secondary
north sector residents; the Reid Highway to residents from the secondary northeast and east sectors; while Morley Drive enables access to the Mirrabooka
locality for secondary west sector residents.
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The sectors have been defined on the basis of SA1 (Statistical Area Level 1)
boundaries, which is the smallest geographic area available from the ABS, and the
basis for collation and dissemination of Census data from the ABS. A listing of the
SA1s used within each trade area sector is included in the appendix of this report.

2.2 Trade area population
Table 2.1 details the existing and projected population levels within the defined
MAC main trade area. The current population is estimated at 165,400 residents,
including over 62,500 in the primary sector. Population growth within the main
trade area has been strong between census years 2006 and 2011, averaging
2.2% per annum.

Given the fairly established nature of the region, future population growth will
comprise primarily infill development via increases in residential density and
renewal of older housing stock. Estimates of future population levels have been
informed by a number of sources, including the following:
•

Population data from the Australian Bureau of Statistics (ABS);

•

Population projections from Forecast.id, where available;

•

The Western Australia Tomorrow, Population Report No. 7, 2006 to 2026,
February 2012, population projections prepared by the Western Australian
Planning Commission;

•

Preliminary population forecasts by Statistical Local Area (SLA) prepared by
the Department of Housing, last updated October 2013;

•

Discussions with the City of Stirling regarding residential development at the
MAC; and

•

Investigations of residential developments by this office.

In addition to the above documents, a number of studies are currently being
finalised, investigating the potential for residential intensification. These studies
include the Amendment 32 – Multiple Dwellings in R40 Zoned Areas, prepared by
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the City of Stirling, and also a similar initiative prepared by the adjoining City of
Bayswater. As these studies are still of a preliminary nature, however, the
population forecasts presented in this report do not factor in these initiatives,
which point to a healthy growth outlook for the region.

Taking the above into account, the population of the main trade area is expected
to grow at around 1% annually on average over the forecast period to 2031, to
reach some 196,700 residents in that year. The primary sector population is
expected to grow at a slightly higher rate of 1.4% per annum over the forecast
period, to reach close to 80,000 residents by 2031.
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Table 2.1
Mirrabooka Activity Centre main trade area population, 2006-2031*
Estimated population
Trade area sector

Forecast population

2006

2011

2014

2016

2021

2026

2031

50,180

58,230

62,730

65,230

70,730

75,480

79,730

• North

15,340

15,890

16,160

16,300

16,550

16,800

17,050

• Nth-east

19,920

20,190

20,340

20,440

20,590

20,740

20,890

• East

16,860

17,750

18,260

18,600

19,400

20,150

20,900

• South

17,860

19,770

20,820

21,420

22,670

23,920

24,920

• West

20,820

25,110

27,060

27,960

29,960

31,710

33,210

Total secondary

90,800

98,710

102,640

104,720

109,170

113,320

116,970

Main trade area

140,980

156,940

165,370

169,950

179,900

188,800

196,700

2006-11

2011-14

2014-16

2016-21

2021-26

2026-31

1,610

1,500

1,250

1,100

950

850

Primary
Secondary sectors

Average annual growth (no.)
Trade area sector
Primary
Secondary sectors
• North

110

90

70

50

50

50

54

50

50

30

30

30

178

170

170

160

150

150

• South

382

350

300

250

250

200

• West

858

650

450

400

350

300

Total secondary

1,582

1,310

1,040

890

830

730

Main trade area

3,192

2,810

2,290

1,990

1,780

1,580

2006-11

2011-14

2014-16

2016-21

2021-26

2026-31

3.0%

2.5%

2.0%

1.6%

1.3%

1.1%

• North

0.7%

0.6%

0.4%

0.3%

0.3%

0.3%

• Nth-east

0.3%

0.2%

0.2%

0.1%

0.1%

0.1%

• East

1.0%

0.9%

0.9%

0.8%

0.8%

0.7%

• South

2.1%

1.7%

1.4%

1.1%

1.1%

0.8%

• Nth-east
• East

Average annual growth (%)
Trade area sector
Primary
Secondary sectors

• West

3.8%

2.5%

1.6%

1.4%

1.1%

0.9%

Total secondary

1.7%

1.3%

1.0%

0.8%

0.7%

0.6%

Main trade area

2.2%

1.8%

1.4%

1.1%

1.0%

0.8%

*As at June
Source: ABS Census 2011; Western Australian Planning Commission, February 2012; MacroPlan Dimasi
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2.3 Trade area population profile
The attached Table 2.2 and Chart 2.1 detail the socio-demographic profile of the
MAC main trade area population, based on the 2011 Census of Population and
Housing, highlighting the following:
• The average age of main trade area residents, at 36.7 years, is in line with the
metropolitan Perth average of 36.9 years, though with a generally younger
population in the primary, secondary north and secondary north-east sectors.
• Income levels for the main trade area population are generally below the
metropolitan Perth benchmarks on both a per capita and a per household
basis.
• Home ownership levels throughout the main trade area are below the
metropolitan Perth average, but are significantly higher in the secondary north,
north-east and east sectors.
• Main trade area residents are predominantly Australian born, though the
proportion of overseas born residents is noticeably above average, particularly
from Asian origin.
• Traditional families (i.e. couples with dependent children) are the predominant
family types throughout the main trade area, while the proportion of lone
person households is noticeably above the benchmark.
In summary, the MAC main trade area is typical of an established suburban area,
comprised of traditional families generally in their mid life stages.
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Table 2.2
Mirrabooka Activity Centre main trade area - socio-demographic profile, 2011
Main

Perth Metro

Aust.

Census item

Primary
sector

North

Nth-east

Secondary sectors
East

South

West

TA

avg.

avg.

Per capita income

$29,116

$30,027

$31,619

$35,599

$40,613

$40,298

$33,501

-26.8%

-24.5%

-20.5%

-10.5%

2.1%

1.3%

-15.8%

$75,993

$87,803

$96,435

$93,293

$87,528

$82,638

$84,048

-26.5%

-15.1%

-6.8%

-9.8%

-15.4%

-20.1%

-18.7%

2.6

2.9

3.0

2.6

2.2

2.1

Aged 0-14

20.7%

21.2%

22.0%

17.7%

14.7%

Aged 15-19

6.6%

8.8%

9.6%

6.2%

4.6%

Aged 20-29

17.5%

14.7%

14.1%

13.1%

Aged 30-39

14.8%

13.3%

12.0%

Aged 40-49

12.9%

15.7%

17.6%

Aged 50-59

11.0%

13.0%

Aged 60+

16.5%

$39,783

$34,467

$103,437

$88,205

2.5

2.6

2.6

13.3%

18.6%

19.2%

19.3%

4.0%

6.5%

6.8%

6.5%

17.0%

21.2%

16.8%

15.1%

13.8%

13.0%

15.4%

19.5%

14.9%

14.2%

13.8%

13.2%

13.2%

12.8%

13.8%

14.4%

14.2%

13.4%

13.7%

11.1%

10.1%

11.7%

12.4%

12.8%

13.3%

11.2%

23.1%

23.9%

19.2%

17.6%

17.8%

19.6%

35.3

34.5

33.8

39.6

40.8

38.6

36.7

36.9

37.9

Owner (total)

62.5%

80.2%

80.3%

78.9%

62.5%

56.9%

67.6%

70.7%

68.7%

• Owner (outright)

26.2%

27.0%

26.6%

43.6%

33.6%

26.1%

29.2%

30.0%

32.9%

Var. from Perth Metro benchmark

Avg. household income
Var. from Perth Metro benchmark

Avg. household size
Age distribution (% of population)

Average age
Housing status (% of households)

• Owner (with mortgage)

36.3%

53.2%

53.7%

35.3%

28.9%

30.8%

38.3%

40.7%

35.8%

Renter

36.7%

19.1%

19.1%

20.6%

36.5%

42.3%

31.7%

28.2%

30.4%

Other

0.7%

0.7%

0.6%

0.5%

0.9%

0.8%

0.7%

1.2%

0.9%

Australian born

54.2%

60.6%

64.9%

58.9%

57.7%

56.0%

57.5%

63.4%

74.0%

Overseas born

45.8%

39.4%

35.1%

41.1%

42.3%

44.0%

42.5%

36.6%

26.0%

• Asia

17.3%

16.6%

13.8%

14.4%

13.1%

14.8%

15.5%

9.6%

8.6%

• Europe

14.0%

14.5%

12.3%

16.3%

16.4%

18.7%

15.2%

17.6%

10.5%

• Other

14.4%

8.3%

8.9%

10.4%

12.8%

10.5%

11.8%

9.3%

7.0%

45.3%

Birthplace (% of population)

Family type (% of households)
Couple with dep't children

43.2%

49.8%

53.0%

44.2%

35.9%

32.3%

41.7%

46.4%

7.5%

10.4%

10.6%

10.6%

5.5%

4.8%

7.6%

7.5%

7.7%

Couple without children

19.4%

17.4%

16.1%

24.4%

26.9%

27.2%

22.1%

23.1%

23.0%

One parent with dep't child.

Couple with non-dep't child.

12.2%

11.3%

10.8%

7.3%

7.0%

7.9%

9.8%

8.5%

9.2%

One parent w non-dep't child.

4.9%

3.9%

3.5%

3.8%

3.9%

3.9%

4.2%

3.2%

3.5%

Other family

1.8%

1.2%

1.0%

0.9%

2.2%

2.1%

1.7%

1.3%

1.1%

Lone person

10.9%

6.0%

5.0%

8.7%

18.6%

21.8%

12.9%

10.0%

10.2%

Source: ABS Census of Population & Housing, 2011; MacroPlan Dimasi
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Chart 2.1
Mirrabooka Activity Centre main trade area - socio-demographic profile, 2011
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57.5%
42.5%
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26.0%
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Family type

Mirrabooka Activity Centre MTA
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45%
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41.7%
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15%

23.1%
22.1%
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23.0%
9.8%8.5%
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1.7%
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Source: ABS Census of Population & Housing, 2011; MacroPlan Dimasi
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2.4 Changes in population profile
Charts 2.2 and 2.3 summarise the changes in average income levels of the
MAC main trade area population between the census years 2001, 2006 and 2011,
on a per capita and per household basis respectively.

On a per capita basis, recent income growth in the main trade area has averaged
6.4% per annum, which is above the average for metropolitan Perth of 6.0%. The
average growth in per capita incomes has remained consistently higher within the
primary sector compared to the secondary sectors.

There has been a similar level of growth in household incomes, with average
annual growth between 2006 to 2011 at around 6.7%, which was marginally
above the metropolitan Perth average of 6.6%.

Chart 2.4 illustrates the changes in socio-demographic profile for MAC main trade
area residents from 2006 to 2011. The key changes are summarised as follows:
• The age profile of main trade area residents has remained relatively stable
between 2006 to 2011, though with a larger representation of residents aged
29-29 years old.
• The proportion of overseas born residents has increased, to account for 42.5%
of the population in 2011 as compared to 38.7% at 2006. Australian born
residents however still account for the majority of the population at 57.5%.
• The proportion of traditional families (i.e. couples with dependent children)
remain the dominant family type in the main trade area and has increased
marginally from 40.4% to 41.7% in 2011. Over the same period there has
been a decrease in the proportion of lone person households.
In summary, the average affluence level of the MAC main trade area has
improved slightly faster than the average Perth benchmark, and more migrants
have also moved into the region.
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Chart 2.2
Mirrabooka Activity Centre main trade area - average income per capita, 2001-2011
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Source: ABS Census data; MacroPlan Dimasi
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Chart 2.3
Mirrabooka Activity Centre main trade area - average household income, 2001-2011
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Source: ABS Census data; MacroPlan Dimasi
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Chart 2.4
Mirrabooka Activity Centre main trade area - socio-demographic profile, 2011 vs 2006
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2.5 Trade area spending
Chart 2.5 presents a comparison of retail spending behaviour of the MAC main
trade area residents with metropolitan Perth averages. All retail spending
estimates in this report are expressed in constant 2013/14 dollars (i.e. excluding
retail inflation), and including GST.

The estimated retail expenditure capacity of the MAC main trade area population
is based on information sourced from MDS Market Data Systems, which utilises a
detailed micro-simulation model of household expenditure behaviour for all
residents of Australia. The model takes into account information from a wide
variety of sources, including the regular ABS Household Expenditure Survey,
National Accounts Data, Census Data and other information.

The MarketInfo product from MDS starts with the household expenditure survey,
a comprehensive exercise conducted by the ABS every five years, where a large
sample of households across Australia are asked to provide complete details of
their spending over specified periods.

In addition to a thorough interview, each member of the household in question
over the age of 15 is required to keep a diary of every expenditure made over a
two week period. Complete financial and social information about the entire
household is also provided.

All of these data are then matched with the Census, Centrelink, National Accounts
and other data collected by state and national governments to create a model of
spending that is at the heart of MarketInfo. Micro-simulation techniques are the
method by which these detailed calculations are performed.

MarketInfo calculates spending levels down to the Statistical Area Level 1 (SA1),
the smallest defined area used by the ABS. MarketInfo is able to drill down to this
level because it starts with the unit records from the household expenditure
survey and then uses the spending and other information from all of the surveyed
households as the basis for modelling these actual results to the broader
community.
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The total level of retail expenditure per person for the MAC main trade area
population in 2014 is estimated at $13,208, which is below the metropolitan Perth
average, but more comparable with the national average.

Chart 2.5
Mirrabooka Activity Centre main trade area - retail spending per person, 2013/14*
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Source: MarketInfo; MacroPlan Dimasi
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Table 2.3 presents estimates of total retail expenditure generated by the
population within the defined MAC main trade area. This table also shows the
projected growth in available main trade area retail expenditure, taking into
account the forecast population levels outlined previously.

Table 2.3
Mirrabooka Activity Centre main trade area - retail expenditure ($M), 2014-2031*
Year ending

Primary

Secondary sectors

June

sector

North

Nth-east

2014

756

206

264

2015

781

209

2016

805

212

2017

828

2018

850

2019

East

Main

South

West

TA

253

300

386

2,165

268

258

307

398

2,221

271

263

315

409

2,275

215

274

268

322

419

2,327

218

278

273

329

429

2,378

874

221

281

279

337

440

2,432

2020

899

224

285

284

345

452

2,489

2021

925

228

289

290

353

464

2,548

2022

950

231

293

296

361

475

2,607

2023

974

235

297

302

370

486

2,664

2024

999

238

301

308

378

498

2,723

2025

1,025

242

305

314

387

510

2,783

2026

1,051

246

309

321

396

522

2,845

2027

1,077

249

314

327

405

534

2,906

2028

1,102

253

318

333

413

546

2,965

2029

1,128

257

322

340

421

557

3,027

2030

1,155

261

327

347

430

569

3,089

2031

1,182

265

331

353

439

582

3,153

Average annual growth ($M)
2014-2021

24.1

3.1

3.5

5.3

7.6

11.1

54.7

2021-2031

25.7

3.7

4.2

6.3

8.6

11.8

60.5

2014-2031

25.1

3.5

3.9

5.9

8.2

11.5

58.1

Average annual growth (%)
2014-2021

2.9%

1.5%

1.3%

2.0%

2.4%

2.7%

2.4%

2021-2031

2.5%

1.5%

1.4%

2.0%

2.2%

2.3%

2.2%

2014-2031

2.7%

1.5%

1.3%

2.0%

2.3%

2.4%

2.2%

*Constant 2013/14 dollars & including GST
Source: MarketInfo; MacroPlan Dimasi
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Total available retail expenditure within the main trade area is forecast to grow in
real terms from the current levels of $2.16 billion to a projected total of
$3.15 billion in 2031. This level of growth reflects an average annual real growth
rate of around 2.2% per annum over the forecast period to 2031. The sources of
real spending growth include:
• Main trade area resident population growth, which is projected to average
1.1% in the main trade area over the period to 2031.
• Real growth in retail spending per capita, which is forecast to average 1.2%
annually over the forecast period.
Table 2.4 details the projected retail spending of the MAC main trade area
population by key commodity group. It is estimated that main trade area
residents currently spend $1.25 billion on retail food items and $910 million on
retail non-food goods and services. Over the forecast period to 2031, retail
expenditure on food is expected to increase in real terms to $1.89 billion, while
non-food spending is forecast to increase to $1.26 billion.

34

Mirrabooka Activity Centre, Perth
Retail Needs Assessment

SPC Agenda Page 440

Section 2: Trade area analysis

Table 2.4
Mirrabooka Activity Centre main trade area - retail expenditure by product group ($M), 2014-2031*
Year ending

FLG

June

Food

Apparel

catering

Household

Leisure

goods

General

Retail

Total

retail

services

retail

2014

1,015

240

209

381

100

160

61

2,165

2015

1,043

247

213

388

102

165

62

2,221

2016

1,070

254

217

396

105

169

64

2,275

2017

1,096

261

221

402

107

174

65

2,327

2018

1,123

268

224

409

110

178

67

2,378

2019

1,150

275

228

416

112

182

68

2,432

2020

1,179

282

232

424

115

187

70

2,489

2021

1,209

290

237

432

117

192

72

2,548

2022

1,239

298

241

439

120

197

73

2,607

2023

1,268

306

245

446

123

201

75

2,664

2024

1,299

314

249

454

125

206

76

2,723

2025

1,330

322

253

461

128

211

78

2,783

2026

1,361

330

257

469

131

216

80

2,845

2027

1,393

338

262

477

134

221

81

2,906

2028

1,424

347

266

484

136

226

83

2,965

2029

1,456

355

270

491

139

232

85

3,027

2030

1,488

364

274

499

142

237

86

3,089

2031

1,521

373

278

506

145

242

88

3,153

Average annual growth ($M)
2014-2021

27.8

7.2

4.0

7.3

2.5

4.5

1.5

54.7

2021-2031

31.2

8.2

4.1

7.5

2.7

5.1

1.7

60.5

2014-2031

29.8

7.8

4.1

7.4

2.6

4.8

1.6

58.1

Average annual growth (%)
2014-2021

2.5%

2.7%

1.8%

1.8%

2.3%

2.6%

2.3%

2.4%

2021-2031

2.3%

2.5%

1.6%

1.6%

2.1%

2.4%

2.1%

2.2%

2014-2031

2.4%

2.6%

1.7%

1.7%

2.2%

2.5%

2.2%

2.2%

*Constant 2013/14 dollars & including GST
Source: MarketInfo; MacroPlan Dimasi

Retail expenditure category definitions:

• FLG: take-home food and groceries, as well as packaged liquor.
• Food catering: expenditure at cafes, take-away food outlets and restaurants.
• Apparel: clothing, footwear, fashion accessories and jewellery.
• Household goods: giftware, electrical, computers, furniture, homewares and hardware goods.
• Leisure: sporting goods, music, DVDs, computer games, books, newspapers & magazines,
stationery and photography equipment.

• General retail: pharmaceutical goods, cosmetics, toys, florists, mobile phones and pets.
• Retail services: hair & beauty, optical goods, dry cleaning, key cutting and shoe repairs.
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Section 3: Retail supply

This section of the report considers the competitive environment within which the
Mirrabooka Activity Centre (MAC) operates, and the surrounding network of
activity centres. Tables 3.1a and 3.1b summarise the competitive centres, while
the previous Map 2.1 illustrates their locations relative to the MAC.

Table 3.1a
Mirrabooka Activity Centre - schedule of competing higher-order retail facilities
Retail
Centre

GLA*

Dist. by road from
Major traders

Mirrabooka Activity Centre

(sq.m)

(km)

Capital City
Perth CBD

200,000

Myer, David Jones, Target, Woolworths (enex100),

10.0

Woolworths (Murray St), Coles
Strategic Metropolitan Centres
Morley

135,140

• Galleria SC

68,640

• Coventry Markets

11,500

• Other

55,000

Stirling

117,000

6.0
Myer, Kmart, Target, Woolworths, Coles

10.0

• Westfield Innaloo

44,500

Target, Kmart, Woolworths, Coles

• Remainder

72,500

Supa IGA

Secondary Centres
Mirrabooka

47,200

• Mirrabooka Square

38,200

• Remainder

9,000

Karrinyup

53,400

• Karrinyup SC

53,400

• Remainder

10.5
Myer, David Jones, Big W, Woolworths

-

Warwick

28,800

• Warwick Grove SC

26,300

• Remainder

Big W, Kmart, Woolworths, Coles

7.6
Target, Woolworths, Coles

2,500

*Including traditional and bulky goods retailing facilities
Source: Property Council of Australia; Perth Land Use and Employment Survey 2008; MacroPlan Dimasi
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Table 3.1b
Mirrabooka Activity Centre - schedule of competing lower-order retail facilities
Retail
Centre

GLA*

Dist. by road from
Major traders

Mirrabooka Activity Centre

(sq.m)

(km)

District Centres
Stirling Central

14,500

Northlands

12,100

• Northlands Plaza

7,100

• Remainder

5,000

Girrawheen

9,000

Alexander Heights

12,000

Noranda

10,000

• Noranda SC

10,000

Dianella

18,750

• Centro Dianella

14,750

• Remainder

4,000

Dog Swamp

12,260

Target, Woolworths

3.8
2.9

Coles

Supa IGA

6.8

Woolworths, Coles

5.1
5.3

Woolworths, Coles
3.0
Woolworths, Supa IGA

7.0

• Dog Swamp SC

6,460

Woolworths

• Centro Flinders

5,800

Coles

• Remainder

2,500

Main Street (Osborne Pk)

7,500

6.2

Madeley

25,200

9.5

• Kingsway City

24,200

• Remainder

Big W, Woolworths

1,000

Neighbourhood Centres/Other
Westminster Plaza

3,000

IGA

3.9

Mirrabooka Village

2,100

Supa IGA

2.9

Ballajura City

5,830

Supa IGA

7.3

Ballajura Central

4,680

Woolworths

7.9

The Marketplace

2,200

IGA

7.6

Wellington Village

1,700

IGA

2.6

Nollamara

4,000

IGA

2.6

Koondoola Plaza

2,620

IGA X-Press

4.2

Summerlakes Village

1,000

IGA X-Press

6.0

Summerfield SC

4,800

Farmer Jacks'

5.8

Other (within TA)

30,000

Galleria SC Expansion

TBC

6.0

Kingsway Centre Exp.

DDS, Smkt

9.5

Future Retail Facilities

*Including traditional and bulky goods retailing facilities
Source: Property Council of Australia; Perth Land Use and Employment Survey 2008; MacroPlan Dimasi
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3.1 Competition within main trade area
Secondary centres
The MAC is a designated Secondary Centre and is the highest order facility located
within the defined main trade area. The focal point of activity in the activity centre
is Mirrabooka Square, which provides the largest enclosed shopping facility within
the main trade area, and is anchored by Big W and Kmart discount department
stores (dds), alongside Woolworths and Coles supermarkets. The centre also
provides a number of mini-major tenancies and around 80 retail specialty tenants,
with the offer geared towards a middle to lower income demographic.

Mirrabooka Square has undergone various improvements over recent years,
including the replacement of an underperforming Supa IGA, new foodcourt
tenants, general centre fitout and overall quality of tenancies. This has improved
the centre’s ambience noticeably, thereby increasing its appeal to a broader range
of residents.

The remainder of the MAC comprises some secondary retailing generally fronting
Mirrabooka Avenue and Yirrigan Drive, a mixed office/commercial area, a service
commercial area, recreational areas and various residential areas. A number of
community facilities are also provided at the Activity Centre, including the
Mirrabooka Library and a civic square, as well as the Mirrabooka Bus interchange.

An overhaul of the Activity Centre is currently under investigation under the
proposed structure plan, which was outlined earlier in Section 1.
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District centres
There are seven district centres located within the defined main trade area, which
are described briefly below.

Stirling Central
The Stirling Central District Centre is located on the south-eastern corner of
Wanneroo Road and the Reid Highway. It comprises the Stirling Central SC, and a
small amount of complementary non-retail uses. Whilst located on a main
vehicular thoroughfare, the centre’s visibility from Wanneroo Road is limited.
Stirling Central SC is provided over one level, and includes a small Target dds and
Woolworths supermarket as anchor tenants. Internally the centre is relatively
dated, although there have been a number of refurbishments of some parts in
recent years, including a complete overhaul of the Target store.

Northlands
The Northlands District Centre is located around 2.5 km west of the MAC, with its
main component being a Coles supermarket at Northlands Plaza. There is a
further limited provision of specialty tenants at the centre, while a number of
commercial and secondary retail outlets are located on the opposite side of
Wanneroo Road.

Girrawheen
The Girrawheen District Centre is located off Marangaroo Drive, on the northern
edge of the primary sector. It comprises a supermarket anchor, alongside various
supporting specialty tenancies and a small number of community facilities. Retail
tenancies in the area include a number of asian focused tenants, reflecting the
local demographic profile.

Alexander Heights
Alexander Heights District Centre consists of a double supermarket based centre,
anchored by Woolworths and Coles supermarkets. The centre is serviced by a
small provision of grade carparking, which is relatively constrained in its layout.
The centre’s supporting specialty retail offer is focused around convenience and
food, including a number of takeaway food tenancies.
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Noranda
Activity

within

Noranda

is

focused

within

the

double-supermarket

based

Noranda SC, anchored by Woolworths and Coles supermarkets. Noranda SC
provides around 10,000 sq.m of retail floorspace, and is complemented by a
number of non-retail facilities, including a medical centre. The centre is located
within the secondary north sector.

Dianella
The Dianella District Centre is concentrated around Centro Dianella, which is a
double supermarket centre anchored by Woolworths and Supa IGA, situated in
the secondary south sector. The centre is broadly bounded by Alexander Drive,
Grand Promenade, Waverley Street and Kerry Street. While Alexander Drive and
Grand Promenade are major north-south thoroughfares, the centre is not very
visible from Alexander Drive.

Externally, Centro Dianella appears quite dated, which belies its significantly
better internal appearance. Retail tenancies are largely focused around food and
convenience, with a very small selection of lower end fashion. Patronage of the
centre appears to be primarily an older demographic, with an estbalished
customer base in the local area.

Dog Swamp
The Dog Swamp District Centre is located on Wanneroo Road, within the
secondary south sector. It is comprised of two adjacent supermarket based
centres – the Woolworths’ anchored Dog Swamp SC and the Coles anchored
Centro Flinders. Both centres present well and appear to be well frequented. They
contain similar offers focused around food and groceries plus convenience
shopping.

Main Street
The Main Street District Centre in Osborne Park within the secondary west setor is
provided in a main street format, over both sides of Main Street, extending from
Eldorado Street in the north to Cape Street to the south. The retail provision
stands at around 7,500 sq.m, including a number of food catering tenancies.
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The Main Street activity centre also includes a substantial provision of office
floorspace, estimated at around 15,000 sq.m from the Perth Land Use and
Employment Survey, and also various complementary facilities including a
community centre and library. The range and scale of facilities at Main Street help
to sustain a critical mass to maintain its level of activity.

Neighbourhood/Local Centres – within primary sector
A number of smaller activity centres complement the higher order centres located
throughout the region. These smaller centres are aimed at serving the food and
convenience needs of local residents, and draw their trade from more limited
catchments. Within the primary sector, the main provisions of such centres are
outlined below.

Nollamara is located to the south-west, and accommodates around 4,000 sq.m
of retail floorspace, including small IGA supermarket. Westminster Plaza is
located a short distance north of the Reid Highway, and north-west of the MAC.
This centre includes around 3,000 sq.m of retail floorspace, anchored by a
substantial IGA supermarket.

Mirrabooka Village includes a Supa IGA supermarket and is located on the
intersection of Honeywell Boulevard and Boyare Avenue. The centre is estimated
to include around 2,600 sq.m of retail floorspace.

Koondoola Plaza is located north of the MAC and contains a small IGA X-Press,
alongside a small provision of specialty tenancies, totalling around 2,600 sq.m of
retail floorspace.
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3.2 Competition beyond main trade area
Given the higher order designation of the MAC which serves both food and nonfood retail needs, the competing centres beyond the main trade area which are of
most relevance, are considered to be the other higher order centres outside the
main trade area. These centres of relevance are discussed below.

Perth CBD
The Perth CBD is located around 8 km south of the MAC, and contains the major
concentration of retail facilities within the Perth urban area. The CBD is estimated
to contain some 200,000 sq.m of retail floorspace, including Myer and
David Jones stores, a Target discount department store and an extensive
provision of street-based retailing along the Murray and Hay Street pedestrian
malls and a number of arcades. The retail facilities in the Perth CBD cater to
residents from throughout Perth and beyond, reflecting its role as the highest
order activity centre in metropolitan Perth.

Morley Strategic Metropolitan Centre
The Morley Strategic Metropolitan Centre is generally bounded by Smith Street to
the north, Crimea Street to the east, Broun Avenue to the south-east and
Light Street/Drake Street to the south-west. The Morley Activity Centre is the
highest order activity centre within the City of Bayswater, and comprises
Galleria SC as the main retail component; the recently built Coventry Markets
(completed around 2012); and a large range of retail and non retail tenancies,
including a significant bulky/large format goods retailers.

The Morley Activity Centre serves an extensive catchment, incorporating most of
the inner north and north-eastern parts of Perth. Given its relative proximity to
Mirrabooka, residents from the MAC main trade area are likely to visit Morley
(Galleria SC) to a significant degree, particularly for their higher order shopping
needs.
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Stirling Strategic Metropolitan Centre
The Stirling Strategic Metropolitan Centre is located around 10 km south-west of
the MAC and west of the Mitchell Freeway. Retailing within the activity centre is
concentrated primarily within the 45,000 sq.m Westfield Innaloo, which is
anchored by Target and Kmart discount department stores as well as Woolworths
and Coles supermarkets. Additional retailing is provided in the area, generally
along Scarborough Beach Road, and includes a large number of traditional and
bulky type retailing, plus a separate Supa IGA supermarket and an IKEA outlet.
Other facilities such as the Stirling bus and rail interchange, an Event Cinema
Complex and the Osborne Park Hospital, are also located in the area, helping to
provide major activation of the whole precinct. A large bulky goods precinct is
located at Osborne Park, which is a major destination for homemaker/bulky goods
shopping for Perth residents.

The various elements comprising the Stirling Metropolitan Centre do not
necessarily integrate well with each other at present. However, the range and
quality of the tenancies appeal to a wide range of users, reflecting in part the
higher income levels earned by residents residing generally west of the
Mitchell Freeway.

Although the Strling and the MACs are both located within the City of Stirling,
their catchments are largely separate, reflecting the geographical separation of
the two localities by the Mitchell Freeway and also the quite different socioeconomic profiles of the populations of the two regions surrounding each centre.

Karrinyup Secondary Centre
Karrinyup SC is the main component of the Karrinyup Secondary Centre, which is
a very well presented double department store based centre. The centre is
anchored by Myer and David Jones department stores, a Big W discount
department store and a Woolworths supermarket. A large and high quality
provision of retail specialties complement the anchor tenants. The centre occupies
a very prominent location on Morley Drive, with excellent signage indicating the
location and range of tenancies offered at the centre.
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As with the Stirling Strategic Metropolitan Centre, Karrinyup SC serves a largely
separate catchment to that served by the MAC, and the tenancy mix at
Karrinyup SC is aimed at the middle to higher income demographic profile.

3.3 Future retail facilities
The State Planning Policy 4.2 provides guidance around the development of
activity centres throughout Perth, superseding the previous Metropolitan Centres
Policy. The previous Policy prescribed floorspace caps for each centre type
outlined within the retail hierarchy, which has largely been reflected in the
development patterns of some of the larger centres in Perth.

The new State Planning Policy 4.2 has removed the previously existing floorspace
caps, thereby allowing centres to expand above and beyond any artificially
imposed caps and enabling them to better respond to market drivers and demand
for retail facilities within each area where warranted. As a result, a number of
investigations into potential centre expansions have been conducted in the area.

A structure plan is currently being prepared for the Morley Activity Centre, which
envisages a major revitalisation of that activity centre. Preliminary information
suggests that a significant expansion of Galleria SC may be likely, concurrent with
significant residential intensification within the activity centre core, as the
locality’s character transitions away from its current industrial usage. Bayswater
Council is also considering a “main street” style development focused around
Bishop and Progress Streets, with the intention of intensifying activity along those
thoroughfares.

To the north, Kingsway City, which comprises the bulk of retail floorspace at the
Madeley District Centre, is also proposed to expand to include a second discount
department store and a second supermarket. The expansion proposal is currently
at development application stage.
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In addition to the above, we understand there are potential developments in the
pipeline for the Karrinyup and Stirling Activity Centres, although details around
these are yet to be finalised at this stage. A draft Stirling City Centre structure
plan is however under consideration, which will transform and revitalise the
City Centre into an integrated and modern mixed-use transit-orientated centre
focused around the Stirling train station.

The above developments (located beyond the MAC main trade area) are not
expected to have significant implications for MAC, given that Karrinyup and
Stirling serve fairly separate catchments to Mirrabooka, as detailed earlier. Morley
is located closer but serves a higher-order shopping role to Mirrabooka. Any new
supermarket additions at Morley are not expected to impact on Mirrabooka to any
significant degree.

3.4 Summary
In general, many of the existing retail facilities within the MAC main trade area
appear to be relatively dated, reflecting the fact that the centres are older, and
perhaps also due in part to the lower to middle socio-demographic profile of the
main trade area population. The centres however are functional, and have well
established customer bases.

The MAC is the main higher-order centre in the main trade area, and serves a
broad catchment. The proposed Structure Plan is aimed to revitalise the activity
centre, and will enable it to better fulfil its important shopping and services
provision role in the region.
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This section of the report details the retail floorspace demand/supply analysis for
the defined main trade area for the Mirrabooka Activity Centre (MAC).

Modelling retail floorspace demand for a given area is a complex task, and there
are a number of methodologies available to test the required provision of retail
floorspace. In undertaking demand modelling for the MAC main trade area, we
have utilised the two following methodological approaches:
• A retail floorspace per capita methodology; and
• A retail expenditure methodology.
Using the above methodologies, we first consider the total retail floorspace
demand

for

the

defined

main

trade

area,

within

the

context

of

the

existing/planned surrounding hierarchy of activity centres. The defined main trade
area for MAC is considered to be the relevant area for this floorspace analysis,
given the following considerations:
• The main trade area currently contains an established population base of over
165,000 residents, with steady growth projected in the future. Such a
population base needs to be properly serviced in terms of its daily and weekly
shopping needs, as well as other higher-order requirements, through an
appropriate provision of retail facilities.
• The existing retail provision in the main trade area incorporates a number of
large and smaller centres catering for both the food as well as non-food
shopping needs of surrounding residents at the various levels of the retail
hierarchy. The floorspace analysis is therefore required to determine the
appropriate or optimal floorspace provision at each of the hierarchical levels
across the main trade area.
The following two sub-sections detail our assessments of retail floorspace demand
using each of the methods outlined above.
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The floorspace which is considered for this study relate to total retail floorspace,
comprised of traditional shop-retail floorspace (PLUC 5) and bulky goods type
floorspace. The subsequent analysis for the future growth potential in retail
floorspace at the MAC then considers traditional retail floorspace more specifically.

4.1 Retail floorspace demand – per capita methodology
The estimated provision of retail floorspace per person throughout Australia at
present is 2.2 – 2.4 sq.m, including all retail formats. There are no official figures
measuring retail floorspace on a national basis, with the Australian Bureau of
Statistics having ceased the 5-yearly Retail Census in 1991/92.

However, having regard to data previously available from retail censuses, and
also allowing for the estimated amounts of retail floorspace which have been built
over the past 15 years, we consider that a figure in the range of 2.2 – 2.4 sq.m is
a robust estimate.

A figure in this range is also broadly borne out by information available for Perth,
where the State Government Department of Planning oversees regular surveys of
retail floorspace provision across the metropolitan area, and similarly for
Canberra, where regular floorspace surveys are also undertaken by the Territory
Government. The most recent results for Canberra show a level of provision which
is in the order of 2.8 sq.m per person.

The level of retail floorspace provision has increased steadily over the past
50 years, since suburban shopping centres first started to be developed
throughout Australia. Over a 20 year period to 2008, pre-GFC, this level of
provision is estimated to have increased by around 1.5% annually.

The steady increase in retail floorspace per capita over that period has been
driven by both supply and demand factors. On the demand side, the real incomes
of Australian residents have improved steadily over this period, due to the robust
health of the Australian economy. Increases in real incomes have translated into
growing demand for retail goods and services.
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On the supply side, development trends within the retail industry have seen new
store types introduced on an ongoing basis to improve consumers’ amenity and
shopping experience, as well as to differentiate stores from the competition.
Supermarkets have gotten larger, shopping centres have steadily increased in
size (there are now a number of super-regional malls throughout Australia, such
as Chadstone and Highpoint in Melbourne, which are well in excess of
100,000 sq.m in size) while bulky goods/homemaker centres were rapidly
developed over the decade from 1995 to 2005. These types of centres were
previously almost non-existent throughout Australia.

An important point to make regarding the level of floorspace provision is that very
few forecasters and planners managed to accurately predict the evolution of
trends in the Australian retail market. As is often the case, a ‘status quo’
approach was typically used, whereby the conditions applying at the time that a
forecast is prepared are assumed to continue to apply over the forecast period. As
a consequence, almost all forecasts have tended to grossly underestimate the
level of retail floorspace demand both for individual shopping/activity centres and
on a statewide or national basis.

Table 4.1 details the estimated breakup of the national provision of retail
floorspace into key store types/retail categories. In addition, Table 4.1 shows the
estimated broad allocation of total retail floorspace per person for the MAC main
trade area population, which in our view should be provided as a minimum within
the main trade area, having regard to the type of retail floorspace in question.
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Table 4.1
Mirrabooka Activity Centre main trade area - retail floorspace provision per capita, 2014
MAC main trade area
Trader
type

Aust. avg

%

Provision

(sq.m)

retained

(sq.m)

Food retailing
Supermarkets

0.35

90.0%

0.32

Take home food & liquor

0.15

90.0%

0.14

Food catering

0.30

75.0%

0.23

Total food

0.80

84.4%

0.68

0.30

65.0%

0.20

Non-food mini-major/spec

0.35

65.0%

0.23

Bulky goods

0.65

40.0%

0.26

Total non-food

1.30

52.5%

0.68

Retail services specialty

0.15

90.0%

0.14

Total retail floorspace

2.25

66.3%

1.49

Non-food retailing
Dept stores/Disc dept stores

Retail services

Source: MacroPlan Dimasi

The table first shows the estimated allocation, by broad category, of the
2.25 sq.m

per

person

which

is

provided

nationally,

e.g.

supermarkets,

department stores/discount department stores, food specialties, bulky goods, etc.
A conservative figure of 2.25 sq.m is adopted for the purposes of these estimates,
being at the lower end of the range which is estimated nationally.

The second column in Table 4.1 then shows the percentage allocation by
floorspace type which, in our view, should be provided within the MAC main trade
area. This allocation has regard to the nature of the area in question; the planned
network of activity centres to service the area; the location of the area relative to
the rest of the metropolitan area, in particular relative to the Perth CBD; and the
network of activity centres available or proposed in the surrounding region
outside the main trade area.
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Overall, we consider that at least two-thirds of the total retail floorspace needs of
the MAC main trade area population should seek to be provided within the main
trade area, and the proportion of the remaining one-third represents floorspace
demand which would escape (in net terms) to facilities located outside the main
trade area. This 34% escape floorspace reflects the roles of higher order centres
located outside the main trade area (e.g. Galleria SC and the Perth CBD).

Across the various store types and retail categories, the level of self containment
fluctuates, reflecting the different roles of each type of retailer. Thus, for
example, it is anticipated that virtually all of food and grocery retailing should be
catered for by retail facilities provided within the main trade area (90%). On the
other

hand,

for

the

more

discretionary

types

of

retail

expenditure,

e.g. department stores, food catering and bulky goods, the level of self
containment is assumed at rates ranging from 40% – 75%.

Again, in our view, a 66% allocation is a conservative figure, given the suburban
location of the MAC, some 10 km from the Perth CBD, and also given the high
desirability of maximising employment opportunities within the main trade area.
One could well argue that the target level of self containment should be higher,
e.g. 70%. However, for the purposes of this analysis, we have adopted a more
conservative figure of 66%.

Adopting the logic outlined above, the level of retail floorspace provision within
the MAC main trade area which is considered necessary as a minimum is an
estimated 1.49 sq.m per person.

Table 4.2 following presents the indicative levels of total retail floorspace demand
generated within the MAC main trade area, and also broken down by store
type/retail category, based on the projected population levels in the main trade
area. The analysis assumes that the required level of retail floorspace per person
does not increase, which is also considered to be a potentially conservative
estimate relative to historical trends.
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Table 4.2
MAC main trade area - indicative retail f'space demand (per cap f'space method), 2014-2031
Trader
type

Year ending June
2014

2016

2021

2026

2031

Mirrabooka Activity Centre main trade area - retail floorspace demand by residents
Demand per capita retained within SA (sq.m)*

1.49

1.49

1.49

1.49

1.49

Total main trade area population

165,370

169,950

179,900

188,800

196,700

Total retail f'space demand (sq.m)

246,810

253,650

268,500

281,780

293,570

Supermarkets

52,090

53,530

56,670

59,470

61,960

Take home food & liquor

22,320

22,940

24,290

25,490

26,550

Food catering

37,210

38,240

40,480

42,480

44,260

111,620

114,710

121,440

127,440

132,770

32,250

33,140

35,080

36,820

38,360

Non-food mini-major/spec

37,620

38,660

40,930

42,950

44,750

Bulky goods

43,000

44,190

46,770

49,090

51,140

112,870

115,990

122,780

128,860

134,250

22,320

22,940

24,290

25,490

26,550

246,810

253,640

268,510

281,790

293,570

Retail floorspace demand by category
Food retailing

Total food
Non-food retailing
Dept stores/Disc dept stores

Total non-food
Retail services
Retail services specialty
Total retail f'space demand**
*Assuming constant average demand per capita
**Totals might not add up due to rounding differences
Source: MacroPlan Dimasi

The indicative retail floorspace demand generated by the main trade area
population for the MAC is estimated to be in the order of 247,000 sq.m at
present, and growing to around 269,000 sq.m by 2021 and 294,000 sq.m
by 2031. The indicative retail floorspace demand for each retail category (trader
type) is then calculated based on the allocations from Table 4.1.
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4.2 Retail floorspace demand – expenditure methodology
This section focuses on the analysis of retail floorspace demand in the MAC main
trade area based on a retail expenditure methodology. This assessment draws on
the population estimates and related retail expenditure capacity estimates set out
in the trade area analysis in Section 2 of this report.

Table 4.3 details the amount of retail expenditure by product group which could
be reasonably retained within the MAC main trade area. These indicative
estimates take into account the competitive framework in the surrounding region,
as well as the nature and extent of the main trade area. In addition to the
retained expenditure, there will also be some spending which would be attracted
from beyond the main trade area. This additional expenditure is not expected to
be high, but would contribute to some degree to the overall floorspace demand.

To translate this estimated retail expenditure pool into an estimate of retail
floorspace demand, an appropriate retail turnover density (RTD) is then applied to
the available retail expenditure in each category to generate an indicative
estimate of retail floorspace that will be required to meet the available demand.

The RTDs applied range from a low of $4,000 per sq.m for the household goods
category to a high of $9,000 per sq.m for take-home FLG, covering supermarkets
and all other specialty food stores. Real growth, averaging 1% per annum, is
assumed in these RTDs, reflecting a typical expectation that retail facilities will
steadily improve their trading performance over a number of years. This
assumption also adds an element of conservatism into the projections of likely
demand.

The RTDs that we have applied reflect our extensive knowledge of actual trading
performances by many thousands of retail stores across each of the retail
categories. MacroPlan Dimasi monitors retail trading performance monthly, with
some 250 shopping centres across Australia reporting actual performance, by
retail category. We have also prepared estimates of sales potential and economic
impact assessments, for many neighbourhood centres built throughout Australia
over the past 25 years.
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Table 4.3
MAC main trade area - estimated retail expenditure by category ($M), 2014-2031*
Year ending

FLG

June

Food

Apparel

Household

catering

Leisure

goods

General

Retail

Total

retail

services

retail

2014

913

180

136

200

65

104

55

1,653

2015

939

185

138

204

67

107

56

1,696

2016

963

191

141

208

68

110

58

1,738

2017

987

196

143

211

70

113

59

1,778

2018

1,010

201

146

215

71

116

60

1,819

2019

1,035

206

148

219

73

118

61

1,861

2020

1,061

212

151

222

75

121

63

1,905

2021

1,088

218

154

227

76

125

64

1,952

2022

1,115

223

157

231

78

128

66

1,997

2023

1,142

229

159

234

80

131

67

2,042

2024

1,169

235

162

238

81

134

69

2,088

2025

1,197

241

165

242

83

137

70

2,135

2026

1,225

248

167

246

85

141

72

2,184

2027

1,253

254

170

250

87

144

73

2,231

2028

1,281

260

173

254

89

147

75

2,278

2029

1,310

266

175

258

90

151

76

2,327

2030

1,339

273

178

262

92

154

78

2,376

2031

1,369

279

181

266

94

157

79

2,426

75.0%

65.0%

52.5%

65.0%

65.0%

90.0%

76.3%

% retained spend
main trade area90.0%

*Constant 2013/14 dollars & including GST
Source: MacroPlan Dimasi

The approach taken to the selection of appropriate RTDs is to adopt levels which
enable retail facilities to be sustainable, and over time to make reasonable profits,
but also enable the widest range of provision for the benefit of consumers.
Consumer benefit is a key objective, rather than optimising retailer profits, in
analyses of this type which we undertake. It is important, given the nature of the
region surrounding Mirrabooka, which incorporates mostly developed areas, that
appropriate levels of retail trading performance be utilised. If the levels used in
analyses of this kind are too high, this would result in an underestimation of
appropriate retail floorspace provision, and range of retail options, which would
undermine existing residents’ benefits.
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The estimates in Table 4.4 show that at present the population of the defined
MAC main trade area requires a total retail floorspace provision of approximately
244,000 sq.m, in order to meet the generated demand. Further, the demand for
retail floorspace by main trade area population will continue to grow, to around
267,000 sq.m by 2021 and 298,000 sq.m by 2031.

Table 4.4
MAC main trade area - indicative retail f'space demand (exp. method) (sq.m), 2014-2031
Year ending

FLG

June

Food

Apparel

catering

Household

Leisure

goods

General

Retail

Total

retail

services

retail

2014

101,463

25,722

30,139

49,942

12,983

14,903

9,124

244,277

2015

103,255

26,232

30,458

50,464

13,185

15,171

9,267

248,033

2016

104,877

26,698

30,720

50,894

13,365

15,415

9,395

251,363

2017

106,401

27,141

30,949

51,269

13,531

15,645

9,513

254,448

2018

107,876

27,573

31,159

51,613

13,691

15,867

9,626

257,405

2019

109,428

28,026

31,388

51,987

13,860

16,102

9,745

260,536

2020

111,061

28,502

31,634

52,391

14,038

16,348

9,871

263,845

2021

112,776

29,001

31,899

52,827

14,226

16,607

10,004

267,339

2022

114,418

29,482

32,139

53,220

14,404

16,855

10,130

270,648

2023

115,980

29,946

32,352

53,570

14,571

17,092

10,249

273,760

2024

117,566

30,417

32,567

53,923

14,741

17,333

10,369

276,915

2025

119,175

30,895

32,784

54,279

14,913

17,578

10,491

280,115

2026

120,808

31,382

33,003

54,639

15,087

17,826

10,615

283,360

2027

122,372

31,853

33,199

54,960

15,252

18,064

10,731

286,430

2028

123,863

32,305

33,370

55,241

15,406

18,292

10,841

289,318

2029

125,374

32,764

33,543

55,524

15,563

18,523

10,951

292,242

2030

126,904

33,230

33,716

55,810

15,721

18,757

11,063

295,201

2031

128,454

33,703

33,891

56,097

15,881

18,994

11,176

298,197

9,000

7,000

4,500

4,000

5,000

7,000

6,000

6,765

RTD ($/sq.m)*
2014

*Retail Turnover Density - Turnover ($) per sq.m in constant 2013/14 dollars, growing at 1% p.a
Source: MacroPlan Dimasi
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A final caveat is offered with regard to the use of detailed floorspace analyses of
this type to guide structure planning for higher order activity centres. That caveat
is that such analysis should, in our view, not be applied in a pedantic manner, or
be used to straightjacket activity centres. The development history of activity
centres across Australia over the past 30 years has shown, as has previously been
noted in this report, that very few, if any, forecasters, have managed to actively
predict the nature and rate of growth in such centres. Particularly within the
eastern states of Australia, there are now numerous activity centres which contain
well in excess of 100,000 sq.m of retail floorspace, and many which are larger
than 120,000 sq.m in size. 20 years ago, almost no one considered that
Australian activity centres could be sustainable at such a scale.

Moreover, the development history has also shown that activity centres require
the flexibility to evolve, and to grow, in order to remain current and relevant to
their constituents, i.e. trade area residents. Given increasing competition from
factors such as online shopping outlined above, the need for bricks and mortar
activity centres to remain flexible in the future is likely to be heightened, rather
than reduced in our view.

4.3 Total retail floorspace required
Table 4.5 attached shows the total amount of retail floorspace which would be
required to be provided within the MAC main trade area in order to meet the
requirements outlined in Sections 4.1 and 4.2 above. For the purposes of this
assessment, we have utilised the demand generated using the expenditure
methodology (broadly similar results would be obtained using the per capita
method).

The table shows our estimates of retail floorspace demand at various dates over
the period to 2031. In addition, it shows the existing and proposed future supply
of retail floorspace within the MAC main trade area, reflecting the discussion
presented in Section 3 of the proposed network of activity centres which are
planned to service the area.
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Based on all of the above, Table 4.5 shows the following:
• At present, there is an estimated undersupply of retail floorspace within the
MAC main trade area which is in the order of 39,000 sq.m. This is due to the
fact that the main trade area population of around 165,000 at 2014 is currently
being directly serviced by a retail floorspace provision of some 205,000 sq.m,
largely provided within the primary sector at Mirrabooka Square and other
district and neighbourhood centres located throughout the region.
• If no addition is made to the retail floorspace within the main trade area in the
future, the estimated retail floorspace undersupply is expected to increase
rapidly, reflecting the growing population base, to reach around 62,000 sq.m
by 2021 and around 93,000 sq.m by 2031.
• Over the long timeframe to 2031, additions or other improvements to the
network of activity centres within the main trade area are likely to occur, which
will increase the retail floorspace supply. The quantum and timing for such
changes or additions however is undetermined at this stage, but will help
alleviate, in conjunction with additions at Mirrabooka, the current and future
retail floorspace undersupply within the main trade area.
This analysis therefore shows that over the medium to long term, there is scope
for additional retail facilities to be added within the main trade area, in order to
properly service the population base. This additional floorspace could be added
through the existing centres in the main trade area, including at Mirrabooka and
the surrounding activity centres.
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Table 4.5
Mirrabooka Activity Centre main trade area - retail floorspace analysis, 2014 - 2031
2014

Item

2015

2016

2017

2018

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

2031

Resident population (No.)

165,370

167,660

169,950

171,940

173,930

175,920

177,910

179,900

181,680

183,460

185,240

187,020

188,800

190,380

191,960

193,540

195,120

196,700

Total retail floorspace demand (sq.m)

244,277

248,033

251,363

254,448

257,405

260,536

263,845

267,339

270,648

273,760

276,915

280,115

283,360

286,430

289,318

292,242

295,201

298,197

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Retail f'space supply (sq.m)

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

205,240

Under (-)/Over (+) supply

-39,037

-42,793

-46,123

-49,208

-52,165

-55,296

-58,605

-62,099

-65,408

-68,520

-71,675

-74,875

-78,120

-81,190

-84,078

-87,002

-89,961

-92,957

\

Total retail floorspace - existing and proposed
• Existing facilities*
• Proposed facilities

*Existing retail facilities are detailed in Section 3 of the report
Source: MacroPlan Dimasi
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Section 5:

Future growth potential for Mirrabooka
Activity Centre

The final section of this report now considers the future growth potential and
opportunities for Mirrabooka Activity Centre (MAC), and also discusses the
possible impacts which can be expected to arise from growth in retail floorspace
at MAC.

5.1 Floorspace allocation by centre type
Having determined the total retail floorspace need generated by residents within
the main trade area as well as the retail supply, we now consider the proportion
of that floorspace which can reasonably be allocated to each type of activity
centre across the retail hierarchy. In this regards, retail floorspace demand is
normally allocated across the various levels of the retail hierarchy, which in Perth
is currently structured as follows:
• The capital city CBD and relevant Strategic Metropolitan Centres typically
account for 5% – 10% of retail floorspace needs, depending on the nature of
the area in question, and its proximity to the CBD.
• Secondary Activity Centres, typically being regional or large sub-regional
centres, generally account for 20% – 25% of retail floorspace needs.
• District Centres, typically being sub-regional in nature, generally account for
around 15% – 20% of retail needs.
• Centres at the local and neighbourhood levels in the hierarchy generally
account for around 20% – 25% of total retail needs.
• Dedicated bulky goods centres typically accommodate 25% – 30% of the total
retail floorspace needs.
The above hierarchy is a reasonable representation of the general pattern of
activity centres within Perth, and though it does not apply strictly in every
situation, it reflects the typical situation for the well-established parts of
metropolitan Perth.
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Table 5.1 presents estimates of indicative floorspace allocations by centre type or
hierarchy, based on the total retail floorspace requirements generated in the
previous sub-sections. Again, we stress that these estimates should be used with
caution, and be regarded as indicative only. All parts of any large metropolitan
area, such as Perth, will differ with regard to the network of centres available, the
opportunities for future growth at various centres, the expenditure patterns of
residents, and many other factors which go to the question of appropriate retail
floorspace provision by centre type. We also stress the need to allow flexibility in
the future evolution and growth of activity centres generally, and higher order
activity centres in particular.

Table 5.1
Mirrabooka Activity Centre - indicative retail floorspace demand by centre designation, 2014-2031
Trader
type

Year ending June
2014

2016

2021

2026

2031

Mirrabooka Activity Centre main trade area - retail floorspace gap
main trade area population

165,370

169,950

179,900

188,800

196,700

Total retail f'space demand (sq.m)

244,277

251,363

267,339

283,360

298,197

Total retail f'space supply (sq.m)

205,240

205,240

205,240

205,240

205,240

Under (-)/Over (+) supply

-39,037

-46,123

-62,099

-78,120

-92,957

Indicative total retail floorspace demand by centre designation (sq.m)
• CBD/Strategic Metropolitan Centres (@ 0%)

0

0

0

0

0

• Secondary Centres (@ 25%)

61,069

62,841

66,835

70,840

74,549

• District Centres (@ 20%)

48,855

50,273

53,468

56,672

59,639

• Local & Neighbourhood Centres (@ 25%)

61,069

62,841

66,835

70,840

74,549

• Bulky goods (@ 30%)

73,283

75,409

80,202

85,008

89,459

244,277

251,363

267,339

283,360

298,197

Total retail floorspace demand (sq.m)
Source: MacroPlan Dimasi

The information presented in Table 5.1 indicates that at the Secondary Activity
Centre level (the designation for MAC) in the hierarchy, the supportable provision
of retail floorspace, excluding bulky goods floorspace, is estimated to be in the
order of 61,000 sq.m.
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At present, the MAC, in total, is estimated to contain around 47,200 sq.m of retail
floorspace, representing around 77% of the estimated supportable level of retail
floorspace at the secondary activity centre level. Based on the above, therefore,
we consider that there is significant scope for additional retail facilities to be
added to the MAC, as envisaged by the Structure Plan.

5.2 Potential impacts
The impacts that would result on the surrounding network of activity centres from
the development or expansion of any one particular centre will depend on a range
of factors. Amongst the most important are the following:
• The distance of the (impacted) centre, by road, from MAC.
• The size of the centre, in terms of total relevant retail floorspace, and the
anchor tenant(s) within the relevant centre.
• The respective role and function of each centre. For example, a centre might
be

oriented

towards

convenience

retailing,

higher

order

retailing,

homewares/bulky goods, or it might primarily service a worker/transit market.
• The relative accessibility and convenience of the impacted centre compared
with MAC.
• The estimated performance of the centre (in current sales) and projected
future performance. This accounts for any future developments in the region
that might also impact on the future sales of existing centres.
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When assessing the dollar (and percentage) impacts that are likely to be
absorbed by existing facilities/centres, the following key principles, established as
a result of previous experience and numerous observations in many other
situations, will normally apply:
• The greatest impacts are typically absorbed by the closest comparable
stores/centres. For example, a new Coles supermarket is generally likely to
impact the closest nearby Coles supermarket to the greatest extent, followed
by impacts on other comparable supermarkets (e.g. Woolworths), and at the
lower

end

of

the

spectrum,

by

impacts

on

smaller

scale

supermarkets/foodstores, which serve much more limited roles. On the other
hand, a new Kmart discount department store and associated non-food
specialty retailing is likely to have the greatest impacts on the nearest
comparable offers, namely sub-regional or regional scale centres which provide
similar shopping alternatives.
• Impacts on small scale, local convenience/foodstores tend to be relatively
smaller in extent, as these stores normally attract a smaller market share of
available main trade area expenditure and perform a different role and function
in the retail hierarchy. In particular these stores tend to serve the local
walkable catchments surrounding them, and/or more specialised/discerning
needs (e.g. specialty food stores).
The assessment of future floorspace potential for the MAC, detailed in the earlier
part of this section, shows that there is significant scope for the provision of retail
floorspace at the centre to be increased, particularly over time, without impacting
in any unacceptable way on the surrounding network of activity centres.

The actual impacts which can be expected from any further expansion of retail
floorspace at the MAC will clearly depend on both the scale and mix of such
floorspace, and can only reasonably be assessed when any proposed floorspace
expansion is determined, with respect to scale and mix.

62

Mirrabooka Activity Centre, Perth
Retail Needs Assessment

SPC Agenda Page 468

Section 5: Future growth potential for Mirrabooka Activity Centre

However, in broad terms it can reasonably be concluded based on this
assessment that an expansion at the MAC which provides an amount of floorspace
in the order of 15,000 – 20,000 sq.m in the short term, and potentially a greater
amount over the medium and longer term, will be able to be reasonably absorbed
without threatening in any way the existence of any existing centre in the
surrounding network.

Higher order expansions at MAC (e.g. adding a further discount department store
and more discretionary type retail uses) would be likely to result in a range of
impacts across the higher order centres both within the main trade area and in
the broader surrounding region, including at Madeley, Warwick, Morley and to
lesser extents, Karrinyup and Stirling.

Lower order expansions (e.g. the addition of further supermarket floorspace,
fresh food retailing and convenience retailing) would be expected to result in
diffused impacts across the broad range of lower order centres provided generally
within the defined main trade area of the centre.
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Table A1
Mirrabooka Activity Centre trade area - list of SA1 codes by sector
Sector
Primary

Sec North

Sec Nth-East

Sec East

SA1 code
50502108501

50502108502

50502108503

50502108504

50502108505

50502108506

50502108507

50502108508

50502108509

50502108510

50502108511

50502108512

50502108513

50502108514

50502108515

50502108516

50502108517

50502108518

50502108519

50502108520

50502108521

50502108522

50502108523

50502108524

50502108525

50502108526

50502108527

50502108528

50502108529

50502108530

50502108531

50502108532

50502108533

50502108534

50502108535

50502108536

50502108537

50502108538

50502108539

50502108540

50502108541

50502108542

50502108543

50502108544

50502108601

50502108602

50502108603

50502108618

50502108619

50502108620

50502108621

50502108622

50502108623

50502108624

50502108625

50502108626

50502108627

50502108636

50502108637

50502108638

50502108639

50502108640

50502108644

50502108648

50502108649

50502108650

50502108655

50502108656

50502108657

50502108659

50502109001

50502109002

50502109003

50502109004

50502109005

50502109006

50502109007

50502109008

50502109009

50502109010

50502109011

50502109012

50502109013

50502109014

50502109015

50502109016

50502109017

50502109018

50502109019

50502109020

50502109021

50502109022

50502109023

50502109024

50502109025

50502109026

50502109027

50502109028

50503109806

50503109807

50503109808

50503109809

50503109810

50503109811

50503109812

50503109813

50503109814

50503109815

50503109818

50503110201

50503110202

50503110203

50503110204

50503110205

50503110206

50503110207

50503110208

50503110209

50503110210

50503110211

50503110212

50503110213

50503110214

50503110215

50503110216

50503110217

50503110218

50503110219

50503110220

50503110221

50503110222

50503109801

50503109802

50503109803

50503109804

50503109805

50503109816

50503109817

50503109819

50503109820

50503109821

50503109822

50503109823

50503109824

50503109825

50503109826

50503109827

50503109828

50503109829

50503110407

50503110410

50503110411

50503110412

50503110413

50503110414

50503110415

50503110416

50503110417

50503110418

50503110420

50503110421

50503110422

50503110423

50503110424

50503110426

50403105601

50403105602

50403105603

50403105604

50403105605

50403105606

50403105607

50403105608

50403105609

50403105610

50403105611

50403105612

50403105613

50403105614

50403105615

50403105616

50403105617

50403105618

50403105619

50403105620

50403105621

50403105622

50403105623

50403105624

50403105625

50403105626

50403105627

50403105628

50403105629

50403105630

50403105631

50403105633

50403105634

50403105635

50403105636

50403105637

50403105638

50403105639

50403105640

50403105641

50403105642

50403105643

50403105644

50403105645

50403105646

50403105647

50403105648

50403105649

50403105650

50403105651

50403106301

50401104701

50401104702

50401104723

50401104724

50401104732

50401104733

50401104734

50401104735

50401104736

50401104737

50401104738

50401104739

50401104740

50401104801

50401104802

50401104803

50401104804

50401104805

50401104806

50401104807

50401104808

50401104809

50401104810

50401104811

50401104812

50401104813

50401104814

50401104815

50401104816

50401104817

50401104818

50401104819

50401104820

50401104821

50502108610

50502108628

50502108651

50502108652

50502108653

50502108654

50502108604

50502108605

50502108606

50502108607

50502108608

50502108609

50502108611

50502108612

50502108613

50502108614

50502108615

50502108616

50502108617

50502108629

50502108630

50502108631

50502108632

50502108647

50502109701

50502109702

50502109703

50502109704

50502109705

50502109707

50502109708

50502109709

50502109710

50502109711

50502109712

50502109713

50502109714

50502109715

50502109716

50502109717

50502109718

50502109719

50502109720

50502109721

50502109722

50502109723

50502109724

50502109729

50502108404

50502108405

50502108412

50502108413

50502108414

50502108425

50502108426

50502108427

50502108429

50502108431

50502108432

50502108433

50502108434

50502108435

50502108436

50502108437

50502109301

50502109302

50502109309

50502109310

50502109311

50502109312

50502109313

50502109314

50502109315

50502109316

50502109327

50502109330

50502109501

50502109502

50502109503

50502109504

50502109505

50502109506

50502109507

50502109508

50502109509

50502109510

50502109511

50502109512

50502109513

50502109514

50502109515

50502109516

50502109517

50502109518

50502109519

50502109520

50502109521

50502109522

50502109523

50502109524

50502109525

50502109526

50502109527

50502108658
Sec South

Sec West

Source: MacroPlan Dimasi
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REPORT TO

Statutory Planning Committee

Meeting date

6 August 2019

Subject

Local Development Plan - Variations under Clause 7.3.2 of the Residential
Design Codes Lot 876 Galant Turn and Lot 878 Mead Street, Byford

Purpose

Requires WAPC decision

Title of Approving Officer

File number

151251

Planning Director, Metropolitan South and Peel

Agenda Part for Reports (All parts are confidential unless otherwise stated))
SPC - Non-Confidential (To be published to the website)
SITE-SPECIFIC DETAILS
Region/s

Perth

Local government/s

Shire of Serpentine Jarrahdale

Landowner/Consultant

Moonjewel Developments Pty Ltd/ Mackay Urban Design

Location map

Attachment 1

Bushfire Prone Area

YES

SUMMARY
The Shire of Serpentine Jarrahdale (the Shire) resolved to approve a Local Development Plan
(LDP) for a subdivision in Byford at it’s Council meeting of 24 October 2016. The LDP proposes
modifications to the deemed-to-comply provisions of State Planning Policy 7.3 – Residential
Design Codes (R-Codes) which require the approval of the WAPC in accordance with Clause 7.3.2
of the R-Codes.
The LDP is for the Glades Village Centre in Byford. The Shire’s Glades Village Centre Local
Planning Policy 3.6 (LPP3.6) outlines the desired planning vision for the centre which aims to
provide a diverse mix of retail and commercial opportunities supported by medium density
residential housing. LPP3.6 prescribes the anticpated built form and streetscape outcomes to
facilitate the planning vision. The Shire was supportive of all R-Codes modifications as it considers
they are generally consistent with the objectives and the design principles of the R-Codes and the
Shires vision in LPP3.6.
Delegation 2.8 of the WAPC’s Delegation 2017/01 – Powers of Committees provides the Statutory
Planning Committee (SPC) with “Power to provide comment on and grant approval to plans known
generally as outline development plans, structure plans and similar plans, and to planning policies
and similar documents or amendments thereto, requiring the approval or endorsement of the
WAPC pursuant to the provisions of a local planning scheme”. Officers of the Department of
Planning, Lands and Heritage (DPLH) do not have delegated authority to deal with the proposed
LDP variations and are therefore presented to the Statutory Planning Committee for approval.
DETAILS OF PROPOSAL
The LDP applies to land within the Glades, Byford Local Structure Plan (LSP). It is approximately
3.6 hectares and comprises 41 residential lots which are bound by Mead Street, Woolandra Drive,
GallantTurn/Olsen Gardens and Doley Road, Byford.
The LDP site is zoned Urban in the MRS and Urban Development in the Shires Town Planning
Scheme No 2 (LPS2) (Attachment 1 – MRS zoning; Attachment 2 – LPS2 zoning).
The LDP proposes to apply specific controls to lots in the approved subdivision (Attachment 3 –
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WAPC 151251 subdivision plan) to facilitate appropriate development. These include:






Nil building side setbacks;
Minimum front setback landscaped areas (1m);
Minimum verandah/balcony setback areas (1.5m);
Mandatory garage locations (rear loaded); and
Mandatory two storeys for ten lots fronting Gallant Turn.

The LDP proposes to vary a number of R-Code deemed-to-comply requirements; however, only
those specifically not listed under clause 7.3.2 of the R-Codes requires WAPC approval. As such,
only those variations requiring WAPC approval, listed below and expanded upon in the LDP
(Attachment 4 – Proposed Local Development Plan), will be examined.




Open space/site cover;
Outdoor living areas; and
Solar Access to adjoining lots/overshadowing.

The LDP is part of the Glades, Village Centre identified on the structure plan as Village Centre
zone capable of residential development up to an R80 density (minimum lot size of 100m2 with an
average lot size of 120m2) (Attachment 5 – Glades, Byford Structure Plan).
The LDP is also subject to the requirements of LPP3.6 which aims to facilitate traditional Liveable
Nieghbourhood development for the Village Centre. As such, the LDP provides for medium density
development within a walkable catchment from the centrally located retail/mixed use centre, and is
in close proximity to nearby open space, schools and the future Byford rail extension. LPP3.6
provides the desired planning vision for the Village Centre and general guidance on the design of
the streetscape and built form.
The retail/mixed use shopping centre (Lakeside Plaza) has been developed as well as substantial
medium density residential development within and around the Village Centre. The LDP proposes
the necessary modifications to the R-Codes to facilitate the vision of LPP3.6, achieving a
consolidated built form of residential dwellings at a density up to R80 that integrates with, and
supports the centralised Village Centre.
BACKGROUND
Subdivision
On 24 December 2014, the WAPC (under delegation) approved the subdivision (WAPC Ref:
151251) of residential lots at the corner of Mead Street and Doley Road, Byford. A condition of
approval requires a LDP to be prepared in accordance with Clause 47(a) of the Deemed
Provisions for Local Planning Schemes contained within Schedule 2 of the Planning and
Development (Local Planning Scheme) Regulations 2015 (the Deemed Provisions).
Local Development Plan (LDP)
The LDP area is part of the Village Centre component of the Glades, Byford Structure Plan which
proposes residential dwellings up to a density of R80. The Shire’s LPP 3.6 provides more detailed
guidance on the intended streetscape and built form of the Glades Village Centre. On 24 October
2016 Council approved the LDP. Notwithstanding the City’s determination, the approval of the
WAPC is required for the variations proposed to deemed-to-comply elements of the R-Codes in
accordance with Clause 7.3.2 of the R-Codes. Approval of the LDP will allow the Shire to apply a
consistent approach to development, allowing applications for individual lots to apply the R-Code
variations shown on the LDP.
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KEY ISSUES
Consistency with
WAPC Policies &
Planning Framework






Planning and Development Act 2005
Planning and Development (Local
Planning Scheme) Regulations
2015
State Planning Policy 7.3 Residential Design Codes
The WAPC’s Bulletin 112 –
Medium density single house
development standards –
Development Zones

Government
Considerations

N/A

Budget
Consultation

None
None

Broadly consistent, some
discretion required

N/A

PLANNING ASSESSMENT
State Planning Policy 7.3 – Residential Design Codes
LDP’s may amend the specific deemed-to-comply provisions listed under clause 7.3.1 of the RCodes, provided the provisions are consistent with the corresponding design principle. Clause
7.3.2 of the R-Codes, however, states:
“Notwithstanding clause 7.3.1, the local government may, with the approval of the WAPC, amend
any other deemed-to-comply provision within the R-Codes by means of a local planning policy,
activity centre plan or local development plan where it can be demonstrated to the satisfaction of
the WAPC that the proposed amendment:




is warranted due to a specific need related to that particular locality or region;
is consistent with objectives and design principles of the R-Codes; and
can be properly implemented and audited by the decision maker as part of the ongoing
building approval process.”

The LDP shows lots of various sizes, with the smallest being 178m2 (4 lots) and the most common
being between 231m2 (19 lots) and 235m2 (8 lots). The proposed R-Code variations in the LDP will
provide for a compact built form that encourages development of medium density single and
terraced style housing surrounding the shopping centre.
The R-Code variations requiring WAPC approval include, open space, permanent roof coverage
for outdoor living areas and solar access (or overshadowing) to adjoining properties. A detailed
assessment of the variations proposed by the LDP is included as Attachment 6 - Assessment of
Proposed R-Code Variations and demonstrates that the proposed variations are generally
consistent with the design element objectives and design principles of the R- Codes. A summary of
the key findings is presented below:
Open Space
A reduction of the open space standard from 30% to 25% of the lot is proposed, which can be
located on any level of the building and may include balconies and verandahs. This variation to
open space is supported. The open space requirement in the LDP is acceptable as it provides
adequate outdoor living areas and other open space to accommodate broader functions. In
comparison it also exceeds the open space requirement proposed in the R-MD Codes.
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Outdoor Living Areas
The R-Codes require two thirds (66%) of the outdoor living areas to be without roof cover. The
variation proposes to reduce this amount to 50% and therefore providing more shade to the outdoor
living area. The variation to outdoor living areas is supported. The additional permanent roof cover
will not compromise shading during summer or adequate light during winter.
Solar Access to adjoining lots/overshadowing
Solar access/overshadowing requirements in the R-Codes allow a shadow to be cast on adjoining
properties up to 50% of the site area. This requirement is difficult to implement for medium to high
density development, particularly on small, narrow lots and/or with terraced style two storey
development. As such the variation provides that no solar access/overshadowing requirements are
applicable to the LDP area. The variation to solar access is supported. This variation is common to
other LDP’s in the area and is a variation included in the R-MD Codes.
The R-Code variations identified above and proposed in the LDP are consistent with other
surrounding residential developments in the locality and their associated LDP’s.
Planning Bulletin 112 Medium density single house development standards – Development Zones
The WAPC’s Bulletin 112, outlines acceptable variations to deemed to comply requirements of the
R-Codes for medium density development between R25 and R60. The subject lots are coded R80
therefore the R-MD Codes do not technically apply, however they are considered relevant to this
assessment as they provide supporting evidence to LDP variations which have been successfully
implemented for developments at a similar density.
In the LDP assessment at Attachment 6 a comparison with the R-MD Codes has been included. It
demonstrates consistency with the general objectives of the R-MD Codes and provides design
provisions for the R80 coded development.
Summary
The LDP and it’s proposed variations to the deemed-to-comply provisions of the R-Codes will assist
in providing medium density single dwellings and terraced housing anticipated within the Glades
Village Centre. In this regard the LDP is generally consistent with the Shire’s LPP 3.6, the relevant
design principles under the R-Codes, and is consistent with the RM-D codes. It is recommended
that the proposed variations to the deemed-to-comply standards of the R-Codes as shown in the
LDP be approved.
RECOMMENDATION
That the Statutory Planning Committee resolves to approve the amended deemed-tocomply provisions proposed by the Local Development Plan bound by Mead Street,
Woolandra Drive, GallantTurn/Olsen Gardens and Doley Road, Byford, as shown in
Attachment 4, pursuant to Clause 7.3.2 of State Planning Policy 7.3 – Residential Design
Codes.
ATTACHMENTS
Attachment 1 – MRS zoning
Attachment 2 – LPS zoning
Attachment 3 – Subdivision Plan
Attachment 4 – Local Development Plan
Attachment 5 – The Glades, Byford Local Structure Plan
Attachment 6 – Assessment of Proposed R-Code Variations
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Lots 876, 878 Doley Road and Olsen Gardens, Byford
Local Development Plan

ATTACHMENT 4
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DISCLAIMER
Information shown herein is generated from data obtained from various sources. The Shire
of Serpentine Jarrahdale cannot guarantee the currency, accuracy or completeness of any
data and will not accept any responsibility for any errors or losses incurred as result of the
use of this information.
Users are advised to verify the currency, accuracy and completeness of the data with the
source organisation or the relevant data custodian before making any decision.

Minimum landscaped setback (1m minimum)
Permitted two-storey construction to boundary
(refer to clause 2. b. ii)
Architectural response to corner required

2

Mandatory 2-storey building to the primary street frontage
Mandatory garage locations
0.5m setback from laneway boundary
1m setback from laneway boundary
Pedestrian path connection
10mm glass, double glazing or other noise reducing
treatment required to south facing-glazing)

PROVISIONS
The R-Code for the LDP area is as per the Shire of
Serpentine Jarrahdale Town Planning Scheme TPS No. 2
(TPS2). The provisions of the Shire of Serpentine
Jarrahdale Town Planning Scheme TPS2, the Residential
Codes of Western Australia (R-Codes) for R80
development, and the Glades Local Structure Plan (LSP)
are varied as detailed in this Local Development Plan
(LDP). All other requirements of TPS2, the R-Codes and
the Glades LSP, shall be satisfied in all other matters.
1.

This LDP has been approved under delegated authority by the Shire of
Serpentine Jarrahdale pursuant to Schedule 2, Part 6 Clause 52 of the Planning
and Development (Local Planning Schemes) Regulations 2015.

Date:
Authorised Officer
Shire of Serpentine Jarrahdale

OBJECTIVES
The objectives of this LDP are to:

1.1 Provide a residential frame to the adjacent local centre.
1.2 Provide a context for higher-density residential
development that capitalises on proximity to a local
centre, and which provides an alternative housing type
to the predominating single dwellings in the locality.
1.3 Provide a built-form ‘sleeve’ to the car-parking areas
associated with the adjacent local centre.
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Lots 876, 878 Doley Road and Olsen Gardens, Byford
Local Development Plan
2. STANDARDS
All development in the LDP area must be consistent with the LDP overleaf and the following standards:
DESIGN ELEMENTS
a) Setbacks
i.
All building setbacks must not be less than indicated on the LDP.
ii. No building element shall encroach into the landscape setback areas indicated in the LDP.
iii. All major building elements must be further located behind a 1.5m deep veranda/balcony area as indicated on the LDP, other than
verandas, balconies, porches and minor building elements such as sun-shading devices, roof eaves and projecting wall features.
iv. No ‘averaging’ of setbacks will be permitted.
v. All buildings must be set back by at the rear by a minimum of 0.5m from the laneway carriageway.
b) Lot boundary setbacks/building heights
i.
Buildings may be constructed with a nil setback for a single level, including associated roof structures, along the full length of any common
boundaries behind the required street and laneway setbacks.
ii. Upper floor levels, including associated roof structures, may be constructed on any common boundaries for the front 50% of the remainder
of the lot behind the landscape and veranda setback line, and above any garage structure to provide for an ancillary dwelling. Where a
dwelling abuts a non-residential lot, the the upper floor levels may extend the full length of the common boundary behind the front and rear
setbacks.
c)
i.

Streetscape
All buildings must provide passive surveillance of adjacent street reserves and pedestrian paths through the development by means of
residential frontage with major openings to habitable rooms.
ii. Street elevations must be designed to create visual interest through building form, articulation of walls and openings, architectural features,
texture and colour, with particular emphasis given to the ground floor level.
iii. Any non-active portions of walls must be articulated by means of form, colour and texture to provide visual interest, or screened with
vegetation.
iv. No garage or parking access is permitted from the adjacent street reserves – all garaging and parking access must be from the adjacent
rear lanes.
v. Corner buildings, as designated on the LDP, must be at least two-storeys in height and provide an architectural response to the corner.
d)
i.

Fencing
Where street frontage fencing is employed, it must be no more than 1.8m high and must be at least 50% visually permeable from 0.9m
above the ground level of the adjacent street with solid portions of fencing consisting of limestone, a rendered masonry or panel
construction, or other similar durable material.
ii. Colorbond fencing is not permitted within any street setback area.

g) Open space/site coverage
i.
Single dwellings must have a minimum open space requirement of 25% of the lot which can be located on any level of the building on the
lot and may include balconies and verandas. (Note: a minor reduction from 30% in the R-Codes).
ii. Single and grouped dwellings must have at least 16sqm minimum of useable outdoor living area (as per R-Codes) with a minimum
dimension of 4m which can be located on any level of the building on the lot and remain uncovered for at least 50% of the area.
iii. All residential lots must have a minimum of 50% of the uncovered open space (that is, excluding verandas and other permanent shade
structures) planted with in-ground vegetation.
h)
i.

Solar access on adjoining sites
There is no limit to the percentage of an adjoining lot within the LDP area that may be overshadowed where the lots have a shared side
boundary.

3. DEFINITIONS
For the purpose of this LDP, the following definitions shall apply:
Architectural response to a corner: An architectural response to a corner consists of a prominent feature that provides visual
emphasis. Examples include: a raised or projecting building element, a significant roof element, a differentiation of materials, a
significant opening(s) or a balcony/veranda structure.
Amendment No.

Summary of Amendment

Date endorsed by Local
Government
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ATTACHMENT 6
Element

R-Codes Deemed-ToComply Standard

LDP Variation

Rationale Provided by
applicant

R-MD Codes R50 or
R60 Requirements

Department of Planning, Lands and
Heritage Assessment

5.1.4 Open
space

30% open space (70%
site cover)

A reduction of open space from
30% to 25% of the lot which can
be located on any level of the
building and may include
balconies and verandahs.

Reduced open space is
justified as terraced styled
dwellings do not require
additional space found
along the side of buildings.

Supported.

Single and grouped dwellings
must have at least 16m2
minimum of useable outdoor
living area with a minimum
dimension of 4m which can be
located on any level of the
building of the lot and remain
uncovered for 50% of the area.

The variation also enables
the provision of open
space at upper levels to
provide greater amenity
and enable better passive
surveillance of the public
open domain.

An outdoor living area (OLA)
with an area of 10% of the
lot size or 20m2, whichever
is greater, directly
accessible from a habitable
room of the dwelling and
located behind the street
setback area.

16m2 courtyard
2/3rd required outdoor
living area (OLA) without
permanent roof cover.
Minimum dimension
4m

All residential lots must have a
minimum of 50% of the
uncovered open space
(excluding verandahs and other
permanent shade structures)
planed with in-ground
vegetation.

5.3.1 Outdoor
living areas

Table 1: 16m2
Minimum dimension: 4m
for length and width
Two thirds (66%) of the
OLA is to be without
permanent roof cover

The minimum dimension of 4m
for OLA is applicable.
OLA is to be behind the street
setback of 1metre
50% of the outdoor living area is
to be without permanent roof
cover.

At least 70% of the OLA
must be uncovered and
includes areas under eaves
which adjoin uncovered
areas.
The OLA has a minimum 3m
length or width dimension
No other R-Codes site cover
standards apply.

This will enable sufficient
roof coverage over an
alfresco area to provide
shade for a typical outdoor
table and chairs.

Same as R-MD
requirements under 5.1.4.
Open Space.

It should be noted that the R-MD codes
address 5.1.4 Open space and 5.3.1 Outdoor
living areas under one category. The R-MD
Codes remove the need to provide specific
quantities of open space (as a percentage) at
the R60 density, subject to providing sufficient
outdoor living area (OLA). This recognises the
importance of providing liveable open space on
smaller lots as opposed to open space which is
broader by definition and easier to achieve on
larger lots.
The LDP proposes to quantify the variation to
Open Space directly from 30% required under
the R80 density to 25%, rather that apply the
outdoor living requirement of the RM-D Code.
The LDP variation will still provide more open
space than that required under the R-MD
Codes for the R60 density and maintains the
acceptable provision of 16m 2 of OLA under the
R80 density of the R-Codes. The LPD variation
to open space is considered appropriate as it
provides adequate outdoor living area and
other open space to accommodate broader
functions.
Supported.
The LDP proposes a variation to the roof cover
required for outdoor living areas (OLA). The
OLA under the R-Codes requires at least 2/3rd
(or 66%) to be without permanent roof cover
however the LDP proposes a lessor amount of
50%. This is in contrast to the R-MD Codes that
requires at least 70% without permanent roof
cover.
The principle behind providing OLA without
permanent roof cover is to ensure that
adequate sunlight will be available to this
space. The increase of OLA without roof cover
in the R-MD Codes is reflective of the fact that
no other open space is required which means
there is no additional space on the lot available
for sunlight.
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5.4.2 Solar
access for
adjoining sites
otherwise
known as
overshadowing

Shadow cast on the
adjoining property is not to
exceed 50%.

Overshadowing provisions are
not applicable.

It is not always practicable
to achieve the deemed-tocomply requirements of
the R-Codes for
overshadowing for
terraced style dwellings.

Overshadowing provisions
are not applicable.

Although the applicant’s variation under the
LDP effectively increases the roof cover to the
OLA (thus reducing sunlight) it also provides
occupants of the OLA with more shaded and
useable space that is protected from the sun, in
the hotter months. Plus, the proposed open
space requirements provided by the LDP are
greater than the R-MD provision and therefore,
still allow adequate sunlight to other open
space providing a good balance between
providing sunlight and shade for each lot for the
benefit of the occupant.
Supported.
It is extremely difficult to comply with
overshadowing requirements under the RCodes for two storey developments on small or
narrow lots as proposed by the LDP. This is
demonstrated by the R-MD Codes that are not
required to apply solar access/overshadowing
requirements at the R60 density.
Overshadowing can only justly be avoided
where the lots are orientated in an optimal
manner and/or provide lots large enough so
that buildings can be setback sufficiently from
side and rear boundaries, so they cannot cast
shadows to neighbouring lots. As this is not
practicable for medium to high density two
storey development, not requiring solar
access/overshadowing provisions as proposed
by the LDP is appropriate.
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