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Metro Outer Development Assessment Panel 
Agenda 

Meeting Date and Time:  Wednesday, 23 April 2025; 9:30am 
Meeting Number: MODAP/74 
Meeting Venue:  140 William Street, Perth  

A live stream will be available at the time of the meeting, via the following link: 
MODAP/74 – 23 April 2025 – City of Armadale 

PART A – INTRODUCTION
1. Opening of Meeting, Welcome and Acknowledgement
2. Apologies
3. Members on Leave of Absence
4. Noting of Minutes

PART B – CITY OF ARMADALE
1. Declarations of Due Consideration
2. Disclosure of Interests
3. Form 1 DAP Applications

3.1 Part Lots 9550 and 9050 Alex Wood Drive, Forrestdale – Proposed
Warehouse / Storage / Incidental Office – DAP/24/02752 

3.2 Lot 501 (80) Gillam Drive, Kelmscott – Proposed Storage (Self Storage 
Facility) – DAP/25/02852 

4. Form 2 DAP Applications
5. Section 31 SAT Reconsiderations

PART C – OTHER BUSINESS
1. State Administrative Tribunal Applications and Supreme Court Appeals
2. Meeting Closure

Please note, presentations for each item will be invited prior to the items noted on the 
agenda and the presentation details will be contained within the related information 
documentation 

https://youtube.com/live/UxM_auerL2U
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ATTENDANCE 
Specialist DAP Members DAP Secretariat 

Francesca Lefante (Presiding Member) Kristen Parker 

Karen Hyde (Deputy Presiding Member) Claire Ortlepp 

Mike Mouritz   

Part B – City of Armadale 

Dr Caroline Wielinga (Local Government DAP Member, City of Armadale) 

Cr John Keogh (Local Government DAP Member, City of Armadale) 
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PART A – INTRODUCTION 
1. Opening of Meeting, Welcome and Acknowledgement

2. Apologies

3. Members on Leave of Absence

4. Noting of Minutes
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PART B – CITY OF ARMADALE 
1. Declarations of Due Consideration

2. Disclosure of Interests

3. Form 1 DAP Applications

3.1 Part Lots 9550 and 9050 Alex Wood Drive, Forrestdale – Proposed
Warehouse / Storage / Incidental Office – DAP/24/02752 

3.2 Lot 501 (80) Gillam Drive, Kelmscott – Proposed Storage (Self Storage 
Facility) – DAP/25/02852 

4. Form 2 DAP Applications

Nil.

5. Section 31 SAT Reconsiderations

Nil.
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Part B – Item 3.1 – ALEX WOOD DRIVE, PART LOTS 9550 AND 
9050, FORRESTDALE – PROPOSED WAREHOUSE / 

STORAGE / INCIDENTAL OFFICE 
 

Form 1 – Responsible Authority Report 
(Regulation 12) 

 
DAP Name: Metro Outer DAP 
Local Government Area: City of Armadale 
Applicant: Harley Dykstra Pty Ltd 
Owner: Bushland Nominees Pty Ltd, Willbury 

Holdings Pty Ltd, Sekekama Pty Ltd, 
Intrepid Bay Pty Ltd 

Value of Development: $6.9 million 
Responsible Authority: City of Armadale 
Authorising Officer: P Sanders 
LG Reference: 10.2024.252.1 
DAP File No: DAP/24/02752 
Application Received Date:  30/08/2024 
Report Due Date: 11/04/2025 
Application Statutory Process 
Timeframe:  

60 Days + 28 days 
Deferred by DAP for further 90 days 

Attachment(s): 1. Amended Development Plans 
2. Additional information letter from 

applicant 
3. Letters from commercial agent(s) 

 
Responsible Authority Recommendation 
 
That the Metro Outer Development Assessment Panel resolves to: 
 
Approve DAP Application reference DAP/24/02752 and accompanying plans with 
clause 68 of Schedule 2 (Deemed Provisions) of the Planning and Development (Local 
Planning Schemes) Regulations 2015, and the provisions of the City of Armadale Town 
Planning Scheme No.4, subject to the following conditions: 
 
Conditions 
 
1. This decision constitutes planning approval only and is valid for a period of four 

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

 
2. Prior to the submission of a Building Permit, a revised landscape plan shall be 

submitted to and approved by the City of Armadale. The amended landscape 
plan shall include: 

  
a) Plant species (predominantly West Australian natives); 
b) Numbers, location, container size; 
c) Method of irrigation of the landscaped areas 
d) Landscaping and provision of street trees in the verge(s); 
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e) The provision of a minimum 3 metre wide landscaping strip along the 
eastern/southern/western boundary of car park area the development; 

f) The provision of shade trees within the car park at the rates of at least 1 
tree per 10 metre interval along any line of car parking; 

g) The provision of shade trees along the line of on street car parking bays at 
the agreed spacing in the approved civil drawings; 

h) The provision of trees within the landscaped area on the eastern and 
western sides of the proposed building to provide shade and improve the 
visual appearance;  
 

All landscaping shall be installed prior to occupancy of the development and 
maintained as per the approved plan thereafter. 

 
3. Evidence shall be provided from the Land Titles Office that portions of Lot 9550 

Alex Wood Drive and Lot 9050 have been amalgamated and a new title issued 
prior to occupation of the building. 

 
4. The local road network to the south and west (including road pavement, paths, 

on street car parking bays, drainage, lighting and street trees/landscaping) being 
constructed in accordance with approved civil drawings prepared by the 
applicant and/or landowner and submitted to and approved by the City of 
Armadale (Technical Services) and the land required being transferred to the 
Crown free of cost for the purpose of facilitating the local road network 

 
5. All vehicle manoeuvring spaces shall be constructed, sealed, kerbed and drained 

in accordance with the approved site plan to the satisfaction of the Executive 
Director Technical Services and continuously maintained thereafter. 
Relocation/removal of any services/infrastructure will be at the cost of the 
developer. 

 
6. Construction of the pedestrian paths (as indicated on the attached site plan) and 

ramps where appropriate to the satisfaction of the City of Armadale, seamlessly 
connecting the proposed development to existing paths on site and within the 
adjoining public footpath network.  

 
7. Prior to submission of a Building Permit a schedule of external colours and 

materials shall be submitted to the City’s Planning Services department and 
approved by the City of Armadale.  The development shall be completed and 
maintained in accordance with the approved schedule to the satisfaction of the 
City of Armadale. 

 
8. Staff and visitor car parking demand shall not exceed the number of parking bays 

approved for the development onsite, being 17 car bays per unit, or 55 car bays 
for the entire development. 

 
9. No materials shall be stored in staff and visitor car parking areas, including the 

car parking bays located within each unit. 
 
10. To meet drainage requirements, prior to occupation of the development the 

developer/owner shall, to the specifications and satisfaction of the City of 
Armadale (Technical Services):  
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a) Submit a stormwater management plan in accordance with the Urban 
Water Management Plan incorporating water sensitive design principles 
for approval and implement the approved plan; 

b) Show any drainage easements as may be required on the Certificate of 
Title in favour of the City, and 

c) Relocate, remove or upgrade any drainage infrastructure on the lot or 
within the adjoining road reserve that is impacted by the proposed 
development. 

 
11. In accordance with the requirements of Local Planning Policy PLN 3.12 - Percent 

for Public Art, prior to the occupancy of the development, the applicant and/or 
landowner 

 
a) make a monetary contribution to the City’s Public Art Reserve Account 

equal to one per cent (1%) of the estimated total development cost but no 
more than $500,000; or 

b) provide public art work on site to the value of one per cent (1%) of the total 
development cost and continuously maintain the public art work. 

 
12. If new fencing is proposed, or where fencing that exists does not meet these 

standards, fencing shall be installed prior to occupation of the development in 
accordance with the following and maintained thereafter: 

 
a) Internal fencing and other property boundary fencing shall be at least 1.8m 

high measured from the new ground level / top of retaining walls in 
accordance with Part 2 of the City’s Fencing Local Law 2011 (or 
superseding standard); and 

b) Fencing within the front setback area or abutting the public realm (ie streets 
or public open space) shall be visually permeable above 1.2m and 
truncated adjacent to driveways in accordance with Part 3 of the City’s 
Fencing Local Law 2011 (or superseding standard). 

 
13. A Lighting Plan showing pathways and car parking areas shall be submitted to 

and approved by the City of Armadale.  All lighting shall be installed and operated 
as per the approved plan. 

 
14. All rubbish bin storage areas and servicing areas associated with the 

development shall be appropriately screened from public vantage points or 
located within the buildings to the satisfaction of the City of Armadale. 

 
15. Air conditioning units, compressors and other equipment related to utilities shall 

be screened from public view and positioned so as to avoid any adverse effects, 
including noise, on the occupants of nearby properties to the satisfaction of the 
City of Armadale. 

 
16. The provision of 'end of trip bicycle facilities' in locations agreed to by the City 

and continuously maintained in accordance with Clause 5.11.1 and Schedule 
11B of Town Planning Scheme No.4 to the satisfaction of the City of Armadale. 

 
17. Prior to the commencement of any site works, a Dust Management Plan shall be 

prepared in accordance with Clause 43 of the City’s Environment, Animals and 
Nuisance Local Laws 2002, submitted to the City’s Health Services and 
approved by the City of Armadale. The approved plan shall be implemented and 
all work shall be carried out in accordance with the approved plan thereafter. 
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18. A Construction Management Plan shall be prepared by the applicant and/or 

landowner and submitted to the City of Armadale for approval at least 30 days 
prior to the commencement of works. The Construction Management Plan shall 
be implemented by the applicant and/or landowner to the satisfaction of the City 
of Armadale and detail how the construction of the development will be 
managed, including the following: 

 
a) Public safety and site security; 
b) Hours of operation; 
c) Dust management; 
d) Waste and material disposal; 
e) Traffic management plans for the various phases of the construction; 
f) Parking arrangements for contractors and sub-contractors; 
g) Delivery and access arrangements; 
h) The storage of materials and equipment on site (no storage of materials 

within the public realm will be permitted);  
i) Bonding and remediation arrangements; and 
j) Any other matters likely to impact upon the surrounding properties or public 

realm. 
 
Advice Notes 
 
A. Compliance with the Environmental Protection (Noise) Regulations 1997 and the 

Environmental Protection (Unauthorised Discharges) Regulations 2004 is 
required.  The applicant and/or landowner is to liaise with Water Corporation 
regarding an Industrial Trade Waste Permit to allow discharge to sewer. 
 

B. With regard to the condition requiring submission of a colour and material 
schedule, it is expected that the colour and material schedule will be submitted 
and approved prior to the submission of a Building Permit Application. 

 
C. A separate development application may need to be submitted to the City for any 

proposed signage for the site. 
 

D. With regard to the condition requiring a Dust Management Plan to be prepared 
and implemented in accordance with Clause 43 of the City's Environment, 
Animals and Nuisance Local Laws 2002. In this regard, please liaise with the 
City's Health Department. 

 
E. Lighting shall comply with Australian Standard 4282-1997 “Control of the 

obtrusive effects of outdoor lighting” or its equivalent and the City’s Environment, 
Animals and Nuisance Local Laws. 

 
F. Compliance with the Environmental Protection (Noise) Regulations 1999 and the 

Health (Public Buildings) Regulations 1992 is required. In this regard, a Public 
Building application shall be submitted to the City's Health Department and 
approved prior to occupation of the proposed building. 
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Details: outline of development application 
 
Region Scheme Metropolitan Region Scheme 
Region Scheme - 
Zone/Reserve  

Industrial 

Local Planning Scheme City of Armadale Town Planning Scheme No.4 (TPS 
4) 

 Local Planning Scheme - 
Zone/Reserve 

General Industry / Industrial Business  

Structure Plan/Precinct Plan n/a 
Structure Plan/Precinct Plan 
- Land Use Designation 

n/a 

Use Class and 
permissibility: 

Warehouse/Storage and Incidental Office (‘P’ in 
General Industry, ‘D’ in Industrial Business)  

Lot Size: 13058sqm (part lot) 
Existing Land Use: Vacant land 
State Heritage Register No 
Local Heritage 
 

☒     N/A 
☐     Heritage List 
☐     Heritage Area 

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

Bushfire Prone Area  Yes 
Swan River Trust Area No 

 
Proposal: 
 
The application proposes the construction of a new building containing three (3) 
warehouse tenancies with associated car parking and landscaping areas.  The 
development is proposed on vacant land located to the north of an existing service 
station and fast food outlet.  The subject site comprises a portion of two larger balance 
lots (Part Lots 9550 (to the south) and Lot 9050 (to the north)).  With the exception of 
Alex Wood Drive to the east, the remaining portions of the proposed road infrastructure 
have not yet been constructed by the landowner or dedicated/gazetted. 
 
Proposed Land Use Warehouse 
Proposed Net Lettable Area 7185sqm 
Proposed No. Storeys One (10.5m) 
Proposed No. Dwellings n/a 

 
Background: 
 
The original proposal was considered by the Outer Metro DAP on 23 January 2025.  
The application was deferred for a period of 90 days, for the applicant to provide further 
information on the following: 
 

1. Details of capability and location of additional on-site parking; 
2. Site locational context and limitations and/or capability associated with 

proposal parking variations; 
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3. Rational for substantial parking variation relevant to land use type and scale; 
and 

4. Relevance and applicability of different parking requirements and sources 
relative to the proposal and context. 

 
This report focuses on the assessment of the above four sections in relation to the 
amended proposal only.  
 
Please refer to the original RAR for detail on the original proposal and legislation/policy 
framework and full assessment (Refer to Part C of the agenda on the DAP website - 
https://www.planning.wa.gov.au/docs/default-source/daps/20250123---agenda---no-
58---city-of-kalamunda---city-of-armadale.pdf?sfvrsn=3766316_1)   
 
Planning Assessment: 
 
The proposal has been amended, the following additions and design changes are 
proposed by the applicant: 

• Provision of 10 additional car bays throughout the development; 
• Provision of 11 additional car bays in the western road reserve; 

o NOTE – final civil drawings for this road provide 9 additional car bays 
• Removal of the second floor office space (for all units) and its conversion to 

storage space and removal of trade desk; 
• Improved building facades, including additional articulation in the design, 

commitment to semi-mature tree planting, and use of indicative signage 
locations; 

• Depiction of approved drainage and road network to ensure a cohesive design; 
• Provision of evidence/market research that demonstrates the sufficiency of the 

design to cater for a range of potential warehouse tenants; 
 
1. Details of capability and location of additional on-site parking 
 
The amended proposal provides an additional 10 car bays (2 per unit, located 
internally, with 4 shared bays in the rear driveways). The final civil drawings for the 
new road to be constructed to the south and west have been approved by the City, 
demonstrating that 9 car bays can be constructed in the road reserve. The road and 
car bays are under construction. 
 
 Schedule 7A Proposal reviewed 

by DAP in Jan 2025 
Amended proposal 

Warehouse 1 
2582m2 

51.64 (52) 15 17 

Warehouse 2 
2582m2 

51.64 (52) 15 17 

Warehouse 3 
2582m2  

51.64 (52) 15 17 

Shared bays in 
rear driveway 
 

-  -  4 
 
 
 

TOTAL ONSITE 
PARKING  

154.92 (155) 45 55 

TOTAL TO BE 
CONSTRUCTED 

154.92 (155) 45 64 

https://www.planning.wa.gov.au/docs/default-source/daps/20250123---agenda---no-58---city-of-kalamunda---city-of-armadale.pdf?sfvrsn=3766316_1
https://www.planning.wa.gov.au/docs/default-source/daps/20250123---agenda---no-58---city-of-kalamunda---city-of-armadale.pdf?sfvrsn=3766316_1
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(including 9 on-
street bays) 
Percentage car 
parking 
provided 

100% 29% 35% on-site, 
increasing to total of 

41% including on-
street bays 

 
The additional car parking bays have increased the onsite car parking provision to 
approximately 35% of the required car parking.  This increases to 41% if the on-street 
bays are included in the overall calculation. 
 
It should be noted that the 9 on-street car parking bays cannot be attributed solely to 
the occupiers of the proposed warehouse units as they are located on public land, 
however, the provision of these bays will assist in providing adequate formalised car 
parking in the event that overflow is required, without the need to create informal 
parking on verge areas which may damage infrastructure and landscaping. 
 
The City’s car parking schedule allows for consideration of the number of employees 
as an alternative method of calculation, however the applicant has not provided any 
further detail on future tenants or likely staffing numbers for the development, therefore 
this method has not been utilised. 
 
2. Site locational context and limitations and/or capability associated with proposal 

parking variations 
 

The applicant has noted that the upper level of the office area for all three units will be 
redesignated as storage areas.  However, it is noted that the original car parking 
calculations were based on the upper floors being a storage/warehouse use, due to 
an ‘Office’ use being an ‘X’ use in the General Industry zone(s). There is no difference 
to the overall car parking requirement for the proposal based on the amended 
proposal. 
 
3. Rational for substantial parking variation relevant to land use type and scale 
 
The applicant has stated that the proposal has been designed to accommodate a 
warehouse type use, with a focus on logistical optimisation. The proposal has been 
designed with large loading areas, with passenger and commercial vehicle movements 
separated, and spacious internal floor areas.  The applicant argues that the facility is 
purpose built and is at very little risk of being changed to a different use class, and fills 
an existing gap in the Forrestdale market. 
 
The City notes that many of the likely alternative uses for these unit(s) are discretionary 
uses in the General Industry and Industrial Business zone(s) under TPS4.  These 
generally have the same or similar car parking requirements based on floor area.  It is 
noted that given the subject site has split zoning, the majority of these uses would 
require a future development application to be lodged for consideration by the City. 
Any future applicant would need to demonstrate their proposed business model/staff 
numbers and anticipated car parking generation would be appropriate for the subject 
unit(s). 
 
4. Relevance and applicability of different parking requirements and sources relative 

to the proposal and context 
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The applicant has provided letters from commercial real estate agents who have 
expertise in market expectations for similar type developments. Both letters indicate 
that the proposed development would be capable of providing sufficient parking for the 
likely future occupants based on current market conditions. The letters are attached. 
 
The applicant reiterates comparisons with other industrial areas in outer metropolitan 
local government areas (Hazelmere, Wattle Grove), and argue that the parking 
provision per square metre is higher in the proposed development subject of this report 
than other similar developments in these areas, and that the car parking is adequate. 
 
It is noted that the applicant has not provided any further detail or comparisons, or real-
life examples beyond the original submission in the Technical Memorandum. 
 
Conclusion: 
 
The amended proposal has been assessed against the items listed in the deferral by 
the Outer Metro DAP which are primarily related to the car parking provision.  The 
original Responsible Authority Report provided a detailed assessment of the proposal 
against the entire policy framework (refer to DAP agenda link above). 
 
The amended proposal has been assessed as still proposing a significant variation to 
the onsite parking requirements of Schedule 7A of TPS No.4.  Whilst there has been 
an increase to the number of bays provided onsite, a shortfall of 100 parking spaces 
is still proposed.  The City still has some concerns as to whether the shortfall can be 
managed appropriately without impacting the wider area, however the applicant has 
assured the City with some evidence from real estate agents provided, and broad 
comparisons with other similar industrial areas, that this will not be an issue and that 
the design and scale of the proposed design will be self-limiting in identifying which 
future tenants will want to occupy the premises.  
 
The applicant has also made changes to the external appearance and facades of the 
building that are considered a significant improvement, the landscaping plan has been 
more thoroughly considered, with additional trees and planting provided throughout 
the site, and locations of future signage considered to ensure appropriate visibility as 
landscaping and trees reach maturity. 
 
The finalisation of the civil drawings for construction of the road reserve to the south 
and west has allowed for the provision of 9 additional on street car parking bays with 
street trees to be provided, and the drainage design has been appropriately considered 
to take into account future crossover locations and car parking bays without impacting 
verge swales. 
 
The City notes the applicant’s earlier iteration that likely staff numbers per units are 10 
employees, and the applicant’s previous advice that future tenants will be chosen 
based on their capability to comply with the parking provision provided for each units 
to avoid future car parking issues. 
 
The City has recommended Condition 8 to ensure that the parking demand for the 
businesses is managed by the businesses and does not create additional safety and 
amenity issues. 
 
Therefore, on balance, whilst the car parking provision is lower than the City would 
ideally prefer, it is acknowledged the applicant has improved the overall appearance 
and design of the building, as well as provided a more comprehensive indicative 
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landscaping schedule to soften the visual appearance and provide appropriate levels 
of vegetation to reduce heat impacts on the wider area. 
 
The City recommends, on balance, that the application is approved with relevant 
conditions as detailed above. 
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Our Ref:  24260 
 
 
7 February 2025 
 
  
City of Armadale  
7 Orchard Avenue  
Armadale WA 6112  
 
Dear Sir/Madam 
 
RE:  AMENDED DEVELOPMENT PLANS IN RESPONSE TO MODAP DEFERRAL  
DEVELOPMENT APPLICATION - LOTS 119-122 ALEX WOOD DRIVE, FORRESTDALE  
 
Following the recent deferred Metro Outer DAP decision regarding the proposed warehouse development 
at the abovementioned site, we now present amended development plans (Appendix A) for further 
consideration. 

Succinctly, we note the following additions and design changes that are being proposed:  

• 10 additional car parking spaces throughout the development (at the rear and internally);  
• Confirmation of 11 additional parking spaces in the western road reserve;  
• Removal of the second-floor office space and its conversion to storage space in addition to the removal 

of the trade desk;  
• Improved building facades, including additional articulation in the design, further commitment to semi-

mature tree planting, and the use of signage, shown indicatively; 
• Depiction of approved drainage and road network to ensure a cohesive design; and 
• The presentation of market research that demonstrates the sufficiency of the design to cater for a range 

of potential warehouse tenants.  

In response to the reasons for the deferral we also submit the following rationale:  

1. Parking provision has been increased to a total of 55 onsite bays, plus a commitment to 11 further bays 
in the road reserve, ensuring that the total provision equates to 66 bays, or 22 per tenancy (a rate of 1 
bay per 1 per 110m2). We also note the removal of the upper floor office space, reducing the NLA. 

 
2. This additional provision further strengthens the ability of the development to cater for the parking 

demand that it will generate.  
 
3. The recently adopted WA Planning Manual – Non-residential Car Parking Rates in Perth allows for 

parking provision to be determined based on specific operations. To that end, we refer to the attached 
letters (Appendix B) from respected commercial real estate agents that demonstrate why specific end 
users cannot be identified at this stage, but importantly, clearly confirm that there is sufficient parking 
for this form and size of warehouse. Therefore, the level of confidence in the adequacy of the parking 
provision and compliance with this policy is very high.  

 
4. Furthermore, the design of this facility has been purposeful in its intent to accommodate warehouse 

facilities given its focus on logistical optimisation. This is achieved through the provision of large 
loading areas, separation of passenger & commercial vehicles and spacious internal floor areas. This, 
combined with the fact that the facility also fills an existing gap in the Forrestdale market (as evidenced 
in Appendix B) ensures: 

 
a. That the purpose-built facility is at very little risk of changing into a different use class; and 
b. Is well placed to service the growing needs and reputation of the business park.  
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5. The majority of the site is zoned “Industrial Business” in which all uses with a higher parking 
requirement are “D” or “A” uses. 
 

6. Therefore, given points 4 & 5, decision makers and assessors can be confident that this use will not 
evolve into another use that does not require development approval.  

 
7. Finally, we note that the locational context of Forrestdale is very similar to other outer industrial areas 

in the Metropolitan Region (e.g. Hazelmere, Wattle Grove etc.), which are located on similar transport 
corridors (in this case a connection to Westport & Tonkin Highway). Therefore, given the parking per 
square meter rate is higher at this facility than many recently approved warehouses in those areas, 
parking is adequate in consideration of the situational context.  

On the basis of all of the above, plus improved facades and landscaping, we submit the amended plans for 
your consideration.  
 
Should any further information be required to assist with this application, do not hesitate to contact the 
undersigned at this office.  
 
Kind Regards 

 
Clayton Plug  
Planning Manager – Metro  
 
Email: claytonp@harleydykstra.com.au  
  
 
 

mailto:claytonp@harleydykstra.com.au


II Burgess Rawson

DAP Panel 

Sales 

Leasing 

Management 

Residential 

Valuations & Advisory 

31 January 2025 

Dear Panel Members 

As Director of Burgess Rawson, specializing in commercial and industrial properties, I am pleased to 
provide my professional counsel to Claradon Property regarding its proposed warehouse 
development. This well-designed facility is strategically positioned to meet market demand, and my 
insights, as reflected in the attached plans, support the Development Assessment Panel (DAP) 
application. 

Substantial Covered Loading Areas 
All-weather protection is essential for efficient warehouse operations, particularly in receiving and 
dispatch areas. The proposed 14m-wide canopies, ensuring seamless logistics and making this 
development highly attractive to corporate warehouse tenants. 

Strong Market Demand for Warehouse Tenancies 
With the continued expansion of transport infrastructure, including the Westport project, Forrestdale 
Business Park is primed to attract high-calibre warehouse users. This sector is dominated by state and 
national distribution businesses that prioritize well-designed, strategically located facilities. Unlike the 
retail sector, which faces ongoing disruption, demand for modern warehouse space has surged due to 
the digital revolution. Additionally, corporate warehouse tenants have a strong preference for 
exclusive-use areas, including dedicated parking, to streamline operations. This development is 
particularly beneficial for the City of Armadale and Forrestdale Business Park, which currently doesn't 
host a significant number of dedicated warehouse facilities. It signals to the market the importance of 
this growing industrial use, and is likely to encourage further warehouse investment. 

Tenant Commitments 
In line with industry trends, warehouse tenancies over 5,000m2 typically commit 12 months  before 
occupation, while tenancies under 3,000m2 often secure occupancy within six months of their lease 
expiry. Given this, it is not feasible to provide precise tenant details at this point in time. 

Ample Parking and Efficient Design 
Based on my experience, the parking provisions for each warehouse tenancy are more than sufficient 
for the staff of warehouse operators, ensuring ease of access and operational efficiency. The clear 
separation of commercial and passenger vehicles further enhances safety and functionality, 
underscoring the project's commitment to best practices in industrial design. 

This development is set to achieve strong market uptake and will make a valuable contribution to the 
region's industrial landscape. Please do not hesitate to reach out should you require any further details. 

Yours sincerely 

Brodie Keay 
Director, Head of Agency 
M 0403 552 809 

D 08 9288 0214 

E bkeay@b1Jrgessrawson com au 

Level 10, 225 St Georges Terrace, Perth WA 6000 
PO Box 7658, Cloisters Square WA 6850 

Burgess Rawson (WA) Pty Ltd 
ABN 74 172 857 543 

Australia's Property People 
burgessrawson.com.au 

08 9288 0288 
perth@burgessrawson.com.au 



Jones Lang LaSalle (WA) Pty Ltd T: (08) 9322 5111 
Level 31, Central Park E: Matt.Brunsdon@jll.com 
152-158 St Georges Terrace
Perth, WA, 6000

DAP Panel 

31 January 2025 

Dear Panel Members, 

As a commercial and industrial property specialist at JLL, I am pleased to provide 

professional insight on Claradon Property’s proposed warehouse development. This 

project aligns with current market demand and presents a well-considered design that 

will enhance Forrestdale Business Park’s industrial offering. After reviewing the 
attached plans, I fully support its Development Assessment Panel (DAP) application. 

Strategic Design for Operational Efficiency 
Modern warehouse users require highly functional spaces that optimize logistics. The 

proposed development features extensive 14m-wide covered loading areas, ensuring 

all-weather protection for goods handling and streamlining operations for prospective 
tenants. These features are particularly attractive to corporate occupiers who prioritize 

efficiency and reliability in their supply chains.  The proposed parking allocation is 

more than adequate for tenant requirements, ensuring seamless staff and visitor 

access. Additionally, the clear separation of commercial vehicles and passenger cars 
enhances safety and supports best practices in industrial facility planning. 

Growing Market Demand for Warehousing 
Forrestdale Business Park continues to emerge as a key industrial hub, strengthened by 

major infrastructure projects such as Westport. With a surge in e-commerce and 

distribution activity, demand for high-quality warehouse facilities has never been 
stronger. Unlike the retail sector, which faces structural shifts, industrial property 

remains a growth area, particularly for businesses seeking strategically located, 

purpose-built spaces. 

Corporate warehouse tenants also favor exclusive-use areas, including dedicated 
parking, to optimize workflow. This development addresses a market gap, signalling 

confidence in the region’s industrial growth and encouraging further investment. 

Standard Leasing Commitments in the Sector 

Warehouses of this scale typically do not secure pre-commitments far in advance. 

Industry trends show that tenancies over 5,000m² generally lease well before 
occupation, while spaces under 3,000m² often finalize agreements within six months of 

lease expiry. Given this standard leasing timeline, early tenant confirmation is not a 

realistic expectation. 



This project is positioned for strong market uptake and will contribute significantly to 

the region’s industrial landscape. Please do not hesitate to reach out should you 
require further information. 

Yours sincerely, 

Matt Brunsdon 

Head of Logistics & Industrial, WA 

JLL 
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Part B – Item 3.2 – LOT 501 (No.80) GILLAM DRIVE, 
KELMSCOTT – PROPOSED STORAGE (SELF 

STORAGE FACILITY) 
 

Form 1 – Responsible Authority Report 
(Regulation 12) 

 
DAP Name: Metro Outer DAP 
Local Government Area: City of Armadale  
Applicant: Planning Solutions  
Owner: First Maznon Pty Ltd  
Value of Development: $2.3 million 
Responsible Authority: City of Armadale 
Authorising Officer: Executive Director Development Services 
LG Reference: 10.2025.3.1 
DAP File No: DAP/25/02852 
Application Received Date:  20 January 2025 
Report Due Date: 14 April 2025 
Application Statutory Process 
Timeframe:  

60 Days 
 
Additional time of 30 days was required to 
enable referral to the City of Armadale 
Design Review Panel during the assessment 
period as this was not undertaken prior to 
lodgement of the application.  
 

Attachment(s): 1. Location Plan 
2. Aerial Plan 
3. Development Plans and Elevations 
a) DA00 – Cover Page & Drawing 

Schedule (Apr 2025) 
b) DA01 – Existing /Demolition Plan (Dec 

2024) 
c) DA02 – Site / Ground Floor Plan (Apr 

2025) 
d) DA03 – Roof Plan (Apr 2025) 
e) DA04 – Elevations (Apr 2025) 
f) DA05 – Sections (Dec 2024) 
g) DA06 – Perspectives (Apr 2025) 
h) DA07 – Site Landscape Plan (Apr 2025) 
i) Stormwater Management Plan, Rev A 

(Mar 2025) 
4. Aurecon Study Results and Findings, 

Self Storage Facility Traffic and Parking 
Study (Rev.2, Feb 2012)  

5. Transport Impact Statement (Dec 2024) 
6. Applicant Planning Report (Dec 2024) 
7. City of Armadale Design Review Panel 

minutes (Feb 2025)  
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Responsible Authority Recommendation 
 
That the Metro Outer Development Assessment Panel resolves to: 
 
Approve DAP Application reference DAP/25/02852 and accompanying plans in 
accordance with Clause 68 of Schedule 2 (Deemed Provisions) of the Planning and 
Development (Local Planning Schemes) Regulations 2015, and the provisions of the 
City of Armadale Town Planning Scheme No. 4, subject to the following conditions: 
 
Conditions   

 
1. This decision constitutes planning approval only and is valid for a period of four 

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

 
2. Prior to the submission of a Building Permit application, a schedule of external 

colours and materials shall be submitted to the City of Armadale and approved 
by the City of Armadale. The development shall be completed and maintained in 
accordance with the approved schedule to the satisfaction of the City of 
Armadale. 

 
3. The external surfaces of all parapet walls that are on or adjoining a property 

boundary shall be painted and finished in accordance with the schedule of 
colours required by Condition 2, prior to the installation of any parapet walls along 
a property boundary. 

 
4. No materials shall be stored in car parking areas. 
 
5. Prior to occupation of the development, outdoor storage areas shall be screened 

from public view (e.g. from roads, reserves etc.), to the satisfaction of the City of 
Armadale. 

 
6. Prior to occupation of the development, air conditioning units, compressors and 

other equipment related to utilities shall be screened from public view and 
positioned to avoid any adverse effects, including noise, on the occupants of 
nearby residential properties to the satisfaction of the City of Armadale. 

 
7. To meet drainage requirements, prior to occupation of the development the 

developer/owner shall, to the specifications and satisfaction of the City of 
Armadale:  
a) Submit a stormwater management plan incorporating water sensitive design 

principles for approval and implement the approved plan;   
b) Show any drainage easements as may be required on the Certificate of 

Title in favour of the City of Armadale; and,  
c) Relocate, remove or upgrade any drainage infrastructure on the lot or 

within the adjoining road reserve that is impacted by the proposed 
development. 

 
8. If new fencing is proposed, or where fencing that exists does not meet these 

standards, fencing shall be installed prior to occupation or the creation of multiple 
lots from the development (whichever is the earlier) in accordance with the 
following and maintained thereafter: 
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a) Internal fencing and other property boundary fencing shall be at least 1.8m 
high measured from the new ground level / top of retaining walls in 
accordance with Part 2 of the City of Armadale Fencing Local Law 2011 
(or superseding standard); and, 

b) Fencing within the front street setback area or abutting the public realm 
(i.e. streets or public open space) shall be visually permeable above 1.2m 
and truncated adjacent to driveways in accordance with Part 3 of the City 
of Armadale Fencing Local Law 2011 (or superseding standard). 

 
9. A landscape plan shall be submitted to and approved by the City of Armadale. 

The landscape plan shall include: 
a) Plant species (predominantly West Australian natives); 
b) Numbers, location, container size; 
c) Method of irrigation of the landscaped areas; 
d) Landscaping and treatment of adjoining verge areas including a verge tree 

for every 10 metres of street frontage as required by the City of Armadale 
Local Planning Policy 4.1 The Design of Industrial Sites and Estates; 

e) A minimum 2 metre wide landscaping strip between the parking area and 
the street boundary of the site; 

f) The provision of shade trees within the car park at the rates of at least 1 
tree per 10 metre interval along any line of car parking; and, 

 
All landscaping shall be installed prior to occupancy of the development and 
maintained as per the approved plan thereafter. 

 
10. An outdoor lighting plan shall be submitted to and approved by the City of 

Armadale. Outdoor lighting shall be integrated into the built form to highlight 
architectural features, landscaping, main entrances and corners of buildings. 
 

11. Prior to occupation, to meet vehicle manoeuvring space requirements the 
developer/owner shall, to the specifications and satisfaction of the City of 
Armadale: 
a) Construct/seal all such areas, including drainage and kerbing/marking 

where necessary, in accordance with the approved site plan; 
b) Relocate/remove any services/infrastructure as necessary; 
c) Remove any existing crossover(s) and reinstate all 

kerbing/footpaths/verge areas; and, 
d) Arrange for continuous maintenance of all vehicle manoeuvring areas 

thereafter. 
 
12. In accordance with the requirements of the City of Armadale Local Planning 

Policy PLN 3.12 - Percent for Public Art, prior to the occupancy of the 
development, the applicant and/or landowner is to make a monetary contribution 
to the City of Armadale Public Art Reserve Account equal to one per cent (1%) 
of the estimated total development cost, but no more than $500,000. 
 

13. All advertising signs shall be kept clean and free from unsightly matter and shall 
be maintained by the applicant and/or landowner in good order and repair to the 
satisfaction of the City of Armadale.  

 
14. The signs shall be placed on the subject land and no part of the sign is to protrude 

onto the road verge to the satisfaction of the City of Armadale. 
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15. Illuminated signage must not exceed 6000cd/m2 at daytime, not exceed 
600cd/m2 at dawn/dusk, not exceed 300cdm2 at night and not flash, pulsate, 
move or rotate to the satisfaction of the City of Armadale.  

 
16. The signs shall not contain fluorescent, reflective or retro reflective colours or 

materials to the satisfaction of the City of Armadale. 
 

Advice Notes 
 
1. Lighting shall comply with Australian Standard 4282-1997 “Control of the 

obtrusive effects of outdoor lighting” or its equivalent and the City of Armadale 
Environment, Animals and Nuisance Local Laws. 
 

2. With regard to the Condition requiring a stormwater management plan, the 
landowner / applicant is advised that the stormwater plan provided in the 
submission has been assessed by the City of Armadale and requires further 
revision as per the City’s advice dated 20/03/2025.  

 
3. With regard to the Condition requiring a Landscape Plan, please refer to the City 

of Armadale Landscaping Guidelines – Industrial and Commercial, Landscaping 
Guidelines – Plants to Avoid, the City's Urban Forestry Strategy and Landscape 
Factsheet - Trees for Confined Spaces to assist you to formulate a satisfactory 
landscaping proposal. Copies of these documents are available on the City of 
Armadale website at: https://www.armadale.wa.gov.au/planning-information-
sheets . The City of Armadale has reviewed the Landscape Plan provided in the 
submission and advises that further amendment is required to increase the 
number of trees provided in the verge and carparking areas.  

 
4. With regard to the Condition requiring construction of vehicle manoeuvring 

spaces, the City of Armadale Technical Services Directorate should be contacted 
in order that the appropriate crossover application may be made. 

 
Details: outline of development application 
 
Region Scheme Metropolitan Region Scheme  
Region Scheme - 
Zone/Reserve  

Industrial 

Local Planning Scheme City of Armadale Town Planning Scheme No.4 
(TPS4) 

 Local Planning Scheme - 
Zone/Reserve 

Industrial Business and General Industry 

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

N/A 

Use Class and 
permissibility: 

Storage (Self Storage Facility)  
‘P’ (General Industry zone) and  
‘D’ (Industrial Business zone) 

Lot Size: 1.04ha 
Existing Land Use: Vacant Land (previously used for Garden and 

Landscaping Supplies) 
State Heritage Register No 
Local Heritage 
 

☒     N/A 
☐     Heritage List 
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☐     Heritage Area 
Design Review ☐     N/A 

☒     Local Design Review Panel 
☐     State Design Review Panel 
☐     Other  

Bushfire Prone Area  No 
Swan River Trust Area No 

 
Proposal: 
 
Proposed Land Use Storage (Self Storage Facility) 
Proposed Net Lettable Area 5,909.9m2 
Proposed No. Storeys 1 
Proposed No. Dwellings N/A 

 
The applicant is proposing a single storey self-storage facility consisting of the 
following:   

 
• 492 self-storage units (average 12m2 floor area);  
• Office / box shop near entry (40m2 floor area); 
• Enclosed bin store withing building at front (17m2); 
• Landscaping of site and verge area;  
• One vehicle crossover (7.3m wide); 
• Signage (including 2 x pylon signs in the front landscape strip);  
• Single direction traffic flow through the site;  
• Car parking (variation proposed and supported by Aurecon report on Self Storage 

Facility parking);  
• Fire pumps and tanks plus electrical transformer;  
• Yellow and grey external colour scheme;  
 
The applicant is also proposing to demolish all existing buildings and structures on the 
site.  
 
Background: 
 
Lot 501 (No.80) Gillam Drive, Kelmscott (the subject site) has previously been used 
for the operation of a garden and soil supplies business. The buildings (approximately 
450m2 floor area) are proposed to be demolished.  
 
The site and road verge has no significant trees or vegetation. Existing fencing is a 
combination of garrison style fence, wire mesh and Colorbond steel fences.  
 
There is a parallel easement containing a reticulated sewer service along the rear and 
north-east side boundary. A local drainage connection point exists on the front of the 
lot. Surface gradient across the site is relatively flat (ranging from approximately 0.5m 
to 0.8m difference in levels from front to rear).  
 
The site is located approximately 55 metres away from the nearest residence and is 
separated from nearby established residential lots by a local Reserve for Recreation 
(Gillam Park) and Gillam Drive (a ‘Distributor B’ road in the Main Roads WA road 
hierarchy).   
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Abutting parcels of land are zoned General Industry and Industrial Business. Adjoining 
development to the north-east and the rear is used for the assembly, storage and 
distribution of commercial farming equipment, sale of spare parts, head office and 
administration centre. Adjoining development to the south-west is used for a service 
station, bulky good showrooms, shop and a gymnasium.  
 
The original proposal (Dec. 2024) has been modified by the applicant in response to 
matters raised by the local Design Review Panel and the City of Armadale. 
Modifications (Apr. 2025) include the following:  

• stormwater management design,  
• landscaping to include the verge and increase the number of trees,   
• external colours / materials (provide a lighter shade of grey, and amend the 

angle of the paintwork to ensure consistent angle patterns through the 
development), 

• relocation of parking spaces to enable more convenient access for patrons, 
• addition of a narrow awning to proposed office, 
• inclusion of an electrical transformer clearance zone and associated removal 

of one storage unit, 
• provision of photovoltaic cells, and   
• updated render drawings of the proposal.  

 
Legislation and Policy: 
 
Legislation 
 
Planning and Development Act 2005 
Planning and Development (Local Planning Schemes) Regulations 2015  
Metropolitan Region Scheme  
City of Armadale Town Planning Scheme No.4  
 
State Government Policies 
 
N/A 
  
Structure Plans/Activity Centre Plans 
 
N/A  
 
Local Policies 
 
PLN 2.9 – Landscaping  
PLN 3.12 – Percent for Public Art  
PLN 3.13 – Design Review Panel  
PLN 4.1 - The Design of Industrial Sites and Estates 
PLN 4.2 - Signage  
 
Consultation: 
 
Public Consultation 
 
Public advertising was not considered necessary in this instance in accordance with 
cl.64(2) of the Deemed Provisions.  
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Referrals/consultation with Government/Service Agencies  
 
No triggers for referral to state government agencies were identified in this instance.  
 
Design Review Panel Advice 
 
As a significant development application to be considered by the DAP the application 
required review by the City of Armadale’s Design Review Panel in accordance with 
local planning policy PLN 3.13. The application was considered by the City’s Design 
Review Panel at its meeting of 20/02/2025. The DRP reviewed the proposal (plans 
dated December 2024).  
 
The DRP was largely supportive of the proposal noting that the form and scale are 
appropriate for the location and use. As noted earlier in this report, the application 
plans were subsequently amended by the applicant to address the following 
recommendations of the DRP:  

• stormwater management design,  
• landscaping to include the verge and increase the number of trees,   
• external colours / materials (provide a lighter shade of grey, and amend the 

angle of the paintwork to ensure consistent angle patterns through the 
development), 

• relocation of parking spaces to enable more convenient access for patrons, 
• addition of a narrow awning to proposed office, 
• inclusion of an electrical transformer clearance zone and associated removal 

of one storage unit, 
• provision of photovoltaic cells, and   
• updated render drawings of the proposal.  

 
The City of Armadale considers the amended plans satisfactorily address the matters 
raised by DRP however it is considered that the provision of verge trees and shade 
trees could be improved (i.e. more trees provided). This is addressed in more detail 
later in the report.  
 
Other Advice 
 
Technical Services  
A review of the proposed stormwater management plan (SWMP) (attached) was 
undertaken by the City of Armadale Technical Services. The following advice has been 
provided to the applicant for further design review:  

• The pre-development co-efficient of 0.6 is considered excessive. This co-
efficient should be no more than 0.35. There would be no run-off from the site 
in its natural state in minor storm events. 

• The existing lot connection pipe is to be located and used rather than proposing 
a new pipe. 

• Provide details of proposed drainage pits and demonstrate that they will fill 
before any discharge from site occurs particularly given that pipes themselves 
are being considered in the onsite retention volumes.  

• Confirm that soak-wells are being proposed (plans are only showing pit 
diameter and depth). The SWMP design is to be in accordance with water 
sensitive design principles and retain as much water at source as possible. 

• A discharge rate of 110.89 l/s even in a minor storm is not reasonable, an orifice 
plate is required to limit discharge volumes to a much lower rate. There should 
not be any stormwater discharge from the site in minor storm events. 
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Planning Assessment: 
The proposal has been assessed against all the relevant legislative requirements of 
the Scheme, State and Local Planning Policies outlined in the Legislation and Policy 
section of this report. The following matters have been identified as key considerations 
for the determination of this application.  



 OFFICIAL 

City of Armadale Town Planning Scheme No.4 Planning Assessment 
 
Provision Requirement Proposal  Assessment 
PART 3 – ZONES AND THE USE OF LAND  
3.2 Objectives of 
the zones  

3.2.8 General Industry  
(a) To provide for a wide range of industrial and 
associated activities, which can be undertaken 
without undue constraints on operational 
performance, so as to meet the needs of the wider 
community for industrial services and facilities.  
(b) To facilitate the aggregation of industrial, storage 
and distribution activities, based on efficient use of 
infrastructure and synergies between industries and 
activities.  
 
3.2.9 Industrial Business  
(a) To provide for a range of industrial business and 
related services to be accommodated in specific 
policy precincts and meet the needs of the district in 
relation to those goods and services which cannot be 
practically provided within commercial centres 
because of either the extensive land area 
requirements or the performance characteristics of 
the activity.  
(b) To ensure development and operation of 
businesses achieves relatively high environmental 
performance and amenity standards based on the 
level of public access and proximity to residential 
areas. 

The proposed development is 
for Storage (Self Storage 
Facility) which is a class ‘D’ 
use in the Industrial Business 
zone and a class ‘P’ use in the 
General Industry zone. 
 
The proposed use is restricted 
in TPS4 to the 
abovementioned zones and 
therefore cannot be 
accommodated in other 
zones.  
 
The proposal includes 
landscaping and suitable 
elevation treatments to 
ensure that the amenity of the 
locality is improved.   
 

The proposed development is 
considered to be consistent 
with the objectives for the 
respective zones under TPS 
4. 
 

Provision Requirement Proposal  Assessment 
PART 4 – GENERAL DEVELOPMENT REQUIREMENTS  
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4.9 Drainage and 
water sensitive 
design  

4.9.1 Any development which increases the area of 
impermeable surfaces or which otherwise reduces 
stormwater recharge of groundwater systems, is to 
utilise best management practices so as to minimise 
as far as practicable:  
(a) changes to both the rate and quantity of direct 
stormwater discharge from the site; and  
(b) the export of water borne pollutants (including 
nutrients).  
 
4.9.2 Drainage system design and management is to 
be undertaken in accordance with best management 
practices and in order to mitigate any degradation of 
land or water resources, and measures are to be put 
in place to prevent litter from entering drainage 
systems. 

The applicant has submitted a 
stormwater management 
proposal in support of the 
proposed development.  
 
The stormwater proposal has 
been assessed by the City’s 
Technical Services and found 
to require improved onsite 
detention.  
 
The applicant has been 
advised of the need for 
amendments however the 
City is not in receipt of an 
amended stormwater 
proposal as yet.  

Capable of being addressed 
via a condition requiring an 
amended stormwater 
management plan to be 
submitted. 
 

PART 4D — INDUSTRIAL BUSINESS AND GENERAL INDUSTRY ZONE REQUIREMENTS   
4D.1 Setbacks  4D.1.1 Buildings are to be setback from boundaries 

having regard to:  
(a) any policy or Design Guidelines adopted by the 
local government for development in the industrial 
zones;  
(b) the setbacks of any adjoining or adjacent 
development with which the proposed building is 
likely to relate, and in the case of a site which adjoins 
land in another zone, the setback requirements for 
that zone;  
(c) the use or usability of the setback area, taking into 
consideration the nature of the adjoining street and 
the desirability or otherwise of direct vehicular access 
to that street, and from any adjoining property;  

Site plan (dated April 2025) 
proposes a street setback of 
8m generally with a small 
section of building setback a 
distance of 3m from the street.  
 
Rear and NE side boundary 
setbacks are between 2.4m 
and 1.1m to accommodate 
service easements. 
Remainder of building has nil 
setbacks (i.e. boundary 
walls). 
 

Proposed setbacks are 
consistent with City of 
Armadale Local Planning 
Policy PLN4.1.  
 
The proposal is therefore 
considered to be consistent 
with the requirements of TPS4 
(cl.4D.1.1). 
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(d) the desirability of continuous building frontages 
where pedestrian access is to be provided adjacent 
to the frontage of the building or where such access 
and associated pedestrian shelter would be desirable 
to facilitate movement between adjoining sites;  
(e) the space requirements for pedestrian access, 
and the need and/or desirability of segregating 
pedestrian access from vehicular access and parking 
areas;  
(f) the desirability of landscaping within the setback 
area in order to reduce any adverse visual impact 
associated with the proposed building façade and/or 
associated use of setback areas; and  
(g) the safety and convenience of pedestrian and 
vehicular access to the site from the adjoining street 
and from adjacent sites. 

There is sufficient setback 
area to accommodate the 
required amount of 
landscaping and vehicle 
access.  

4D.2 Building 
height 

4D.2.1 The height of buildings is to be determined, 
having regard to:  
(a) any policy or Design Guidelines adopted by the 
local government for development in the industrial 
zones;  
(b) the height of any adjoining or adjacent 
development, and the desirability or otherwise of 
maintaining consistency in relation to the height and 
scale of buildings within the particular precinct;  
(c) in the case of a site which adjoins land in another 
zone, the height and setback requirements for that 
zone;  
(d) the need for safe and convenient pedestrian 
shelter, and the desirability of maintaining continuity 
and/or compatibility in relation to adjoining pedestrian 
facilities;  

The proposed height of 
buildings is generally 3.4m. 
The front elevation of the 
building includes a parapet 
feature with a maximum 
height of 5.2m.  
 
No significant site excavation 
or fill is proposed. The 
proposed height is consistent 
with existing showrooms on 
adjoining site to the SW and 
factory buildings on adjacent 
site to the NE. 

Proposed building height is 
consistent with the 
requirements of TPS4 
(cl.4D.2).  
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(e) the design of the external façades of the building, 
including the height of any awnings or parapets and 
their relationship with those of adjacent buildings; 
and  
(f) the finished ground level proposed for the 
development site in relation to that of the adjoining 
sites. 

4D.3 Building 
bulk  

4D.3.1 Unless otherwise approved by the local 
government in accordance with the provisions of 
clause 4.5, the maximum plot ratio is to be 1.0. 

The proposed single storey 
development does not exceed 
the permitted plot ratio of 1.0. 

Complies with TPS4 
(cl.4D.3).  
 

4D.4 
Landscaping  

4D.4.1 Landscaping is to be provided and maintained 
so as to enhance visual amenity and contribute 
towards the achievement of high environmental 
standards on all development sites.  
 
4D.4.2 The area, distribution and form of landscaping 
of individual sites is to be determined in conjunction 
with each proposed development, having regard to:  
(a) the layout of development, including particularly 
the extent and location of any uncovered car parking 
and service areas which may benefit from landscape 
screening;  
(b) the design of building façades and their 
relationship to adjacent streets and other public 
spaces;  
(c) the desirability of integrating landscape planting 
with stormwater management in order to achieve 
more water sensitive design outcomes;  
(d) the desirability of providing shade trees within or 
adjacent to the development so as to improve the 
microclimate for users of the facilities;  

Proposal is supported by a 
Landscape Plan which has 
been assessed by the City 
and reviewed by the DRP. 
 
Applicant provided an 
amended Landscape Plan 
(Apr 2025) which now 
includes the verge and 
additional trees.  
 
Recommend further 
amendments to include more 
shade and street trees.  
 
 
 
 
 
 
 
 

Capable of being addressed 
via a condition requiring an 
amended Landscape Plan to 
be submitted. 
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(e) the need for safe and convenient pedestrian 
access to and within the development site, including 
particularly access from the street and adjacent sites; 
and  
(f) the desirability of providing areas within or 
adjacent to the site for respite and relaxation by users 
of the development site.  
 
4D.4.3 Landscape planting is to be provided and 
maintained so as to minimise any adverse visual 
impact associated with the use and development of 
land, and is to include:  
(a) a minimum 2-metre-wide landscaping strip across 
all street boundaries;  
(b) a minimum 3-metre-wide landscape strip along all 
street boundaries within the ‘General Industry’ and 
‘Industrial Business’ zone areas bound by Armadale 
Road, Ranford Road and Tonkin Highway.  
(c) provision of shade trees at a rate of one (1) tree 
per four (4) parking bays planted at intervals of no 
greater than 10 metres along any line of car parking 
bays. Where those bays are immediately adjacent to 
a building, the City may permit the required trees in 
another location on site. 

 
 
 
 
 
 
 
 
Landscaping includes the 
required 2m wide landscaping 
strip along the front boundary 
plus the verge. 
 
Three (3) street trees 
proposed in the verge (nine 
(9) are required by PLN4.1 
cl.4.7).  
 
 
Six (6) shade trees are 
proposed on site (eleven (11) 
are required).  
  
 
 

4D.5 Car parking 
and vehicular 
access  

4D.5.1 Car parking is to be provided in accordance 
with the standards for respective uses detailed in 
Schedule 7A, unless otherwise approved by the local 
government in accordance with the provisions of 
clause 4.5. Unless otherwise approved or required by 
the local government, required car parking is to be 
provided on the site of the proposed development.  

Amended Site Plan (Apr 
2025) proposes 5,909.9m2 of 
NLA for storage units and 
35m2 for incidental office. The 
TPS4 car parking requirement 
for the development is 118 

Proposed variation to TPS4 
car parking requirement is 
supported.  
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spaces (2 per 100m2 of 
storage area).  
 
Proposal includes 44 spaces 
on site (including 2 x staff / 
visitor spaces, one of which is 
a universal access bay). The 
represents a 62.7% variation 
to the TPS4 requirement.  
 
Applicant has submitted a 
land use specific study of car 
parking requirements (‘Self 
Storage Traffic and Parking 
Assessment Report’ prepared 
by Aurecon, Rev.2, 2012) in 
support of the proposed 
variation. A total of 11 spaces 
would be required in 
accordance with this method. 
 
Deemed Provisions cl.77A 
It is recommended that the 
‘minimum on-site parking 
requirement’ can be varied in 
accordance with clause 
77D(1)(a) to require a 
minimum of 11 spaces as per 
the 2012 Aurecon report 
methodology. 

 4D.5.2 Parking spaces and manoeuvring areas shall 
be designed in accordance with Australian Standard 

Proposal includes one (1) 
vehicle crossover and a ‘one 

The construction of the 
vehicle access, manoeuvring 
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AS 2890.1 Off-street parking, and paved, kerbed, 
drained and marked to the satisfaction of the local 
government.  
 
4D.5.3 When considering an application for planning 
consent, the local government shall have regard to 
and may impose, conditions with respect to the 
location of parking on the site, and the pedestrian and 
vehicle traffic circulation system proposed.  
 
4D.5.4 Safe and convenient vehicular access is to be 
provided to all development sites, and where 
required by the local government, vehicular access is 
to be provided to service any required car parking or 
service areas provided on the development site.  
 
4D.5.5 The location and design of vehicular access 
to any road is to be subject to the local government’s 
approval in accordance with the provisions of the 
Scheme. In considering any proposal for new or 
modified vehicular access, the local government 
may, having regard to safety of pedestrian and 
vehicular traffic:  
(a) determine the width of the crossover and/or 
vehicular access way;  
(b) refuse to permit more than one vehicular access 
to any lot;  
(c) require separate entrances and exits, and the 
provision of appropriate signage indicating the 
direction of movement;  
(d) require that entrances and exits be placed in 
positions nominated by the local government; or  

way’ vehicle traffic circulation 
system. A Transport Impact 
Statement (Urbii Consulting 
Pty Ltd, Dec. 2024) (TIS) has 
been prepared in support of 
the proposal.  
 
The TIS notes that “the traffic 
generation of the proposed 
development can be 
accommodated on the 
surrounding road network” 
and that “the site access and 
internal circulation supports 
trucks up to 8.8m Medium 
Rigid Vehicle (MRV) in size”. 
 
It is considered that the 
proposed self storage use is 
unlikely to attract a significant 
amount of pedestrian visitors 
and that customers are more 
likely to arrive in a vehicle. 
 
Proposal includes a 7.3 wide 
crossover to Gillam Drive. The 
City’s Technical Services has 
raised no objection to the 
location or size of the 
proposed crossover.   

and parking areas in 
accordance with approved 
plans can be managed via 
condition.  
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(e) require an agreement to be entered into so as to 
provide for shared use of vehicular access ways in 
favour of users of adjacent properties. 

4D.7 Access for 
Loading and 
Unloading 
Vehicles  

4D.7.1 A person shall not construct or use a building 
for a Bulky Goods Showroom, a warehouse or an 
industry unless there is provided a paved access way 
for vehicles from the street to the rear of and to any 
other part of the building where provision is made in 
the external walls of the building for the entry of or 
the loading or unloading of vehicles.  
 
 
4D.7.2 The access way referred to in clause 4D.7.1 
shall be so constructed that all vehicles using it can 
enter from and return to a street in forward gear 
without reversing on to any part of the street.  
 
4D.7.3 Except as hereinafter mentioned, the access 
way referred to in clause 4D.7.1 shall be not less than 
6m in width; if the size of the lot makes the provision 
of a 6m wide access way impracticable the local 
government may permit an access way of a narrower 
width of not less than 3m in width. 

A 6m wide internal driveway 
(one-way direction) is 
proposed. All storage units 
have a roller door for loading / 
unloading of goods within the 
site. Note some of these are 
accessed via walkways within 
the storage buildings.  
 
All vehicles can exit in forward 
gear via a ‘one way’ vehicle 
circulation system.  
 
 
Width of the internal driveway 
is 6m however some sections 
have parallel car parking 
which reduces the width to 
3.5m. 
  

Complies with TPS4 (cl.4D.7) 
 

4D.8 Storage 
Yards  

A person shall not use land for open storage 
purposes unless it is screened from public view by a 
fence or wall to the satisfaction of the local 
government. 

Proposal includes internal 
waste bin storage area.  

Can be managed by condition 
of approval to ensure goods 
are not stored externally to the 
building.  
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PLN 2.9 Landscaping 
As noted earlier in this report (see City of Armadale Town Planning Scheme No.4 
Planning Assessment), a concept Landscape Plan (Apr. 2025) has been submitted in 
support of the application. The Landscape Plan includes  

• the required 2m wide landscape strip along the front boundary;  
• verge landscaping including three (3) street trees (note that 9 are required);  
• six (6) car park shade trees (note that 11 are required);  

 
In order to enhance the streetscape, local amenity and in support of the City’s aims in 
relation to urban tree canopy, it is recommended that a revised Landscape Plan is 
required as a condition of approval to ensure that additional trees are provided in the 
verge and car parking area.  
 
PLN 3.12 Percent for Public Art 
All development applications within the ‘General Industry’ and ‘Industrial Development’ 
zones with a development cost of $1 million or more are required to make a monetary 
contribution to the City of Armadale Public Art Reserve Account equal to one per cent 
(1%) of the estimated total development cost but no more than $500,000.  
 
The proposed development cost for the self storage facility is $2.3 million therefore a 
condition requiring the Percent for Public Art contribution is recommended.  
 
PLN 3.13 Design Review Panel 
The application was eligible for consideration by the City of Armadale Design Review 
Panel (DRP) and was considered by the DRP at its meeting on 20/02/2025. The 
proposal was generally well received by the DRP however there were some 
recommendations for improvements. The applicant undertook revisions to the plans in 
accordance with most recommendations by the DRP and the City.  
 
PLN 4.1 The Design of Industrial Sites and Estates 
The application has been assessed for compliance with the requirements of PLN4.1.  
 
Building Setbacks – the proposal is consistent with the policy requirement for a 7.5m 
front setback excepting a minor front setback variation of 3m. The area of 
encroachment is compensated at the other end of the frontage and is considered 
acceptable due to the design of the building and internal movement layout. Cl.4.1.3 
permits an averaging of the front setback on certain lots where it is considered by the 
City to better accommodate car parking and servicing requirements or it improves the 
streetscape. The variation to the front setback requirement is considered acceptable.  
 
Building Design – the proposal is single storey (3.4m) in height, the plot ratio area does 
not exceed 1.0. Site cover is not less than 300m2 and buildings align with boundaries, 
the street elevation is articulated with colour differentiation and some variation in roof 
profile, roller door openings and glazing (to the office component). The office is 
provided with a narrow awning for weather protection and further articulation of the 
street elevation and a pedestrian refuge area defined by bollards. Building design is 
considered acceptable. 
 
Vehicle Access – the existing single crossover is to be modified to accommodate an 
internal circulation pattern designed to enable vehicles to leave in forward gear. 
Vehicle access is considered acceptable.   
 
Car Parking, Bicycle Parking and End of Trip Facilities – the proposed car parking 
variation has been discussed earlier in this report and is supported. There is no 
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bicycle/end of trip requirements for the proposed use under TPS4. Car parking 
provision is considered acceptable.  
 
Fencing – proposal includes garrison style fencing on the street boundary. The 
remaining fencing can be managed via condition to reflect the City’s Local Law Fencing 
requirements.  
 
Lighting – outdoor lighting is required to be integrated into the built form to highlight 
architectural features, landscaping, main entrances and the corners of buildings. This 
requirement can be managed by condition and suitable advice note in relation to 
compliance with Australian Standard 4282-1997 “Control of the obtrusive effects of 
outdoor lighting” and the City’s Environment, Animals and Nuisance Local Law. 
 
Landscaping – the submitted Landscape Plan (Dec 2024) was reviewed by the City 
and DRP and recommendations were made to the applicant for amendments. The 
applicant submitted a revised Landscape Plan (Apr 2025) which addresses many of 
the City’s recommendations however the required minimum number of trees has not 
been provided. In order to enhance the streetscape, local amenity and in support of 
the City’s aims in relation to urban tree canopy, it is recommended that a revised 
Landscape Plan is required as a condition of approval to ensure that additional trees 
are provided in the verge and car parking area. 
 
Signage – see section below (PLN 4.2 Advertisements (Signage)) for discussion of 
signage.  
 
Storage Yards & Bin Areas – bin storage areas and outdoor storage yards are required 
to located behind the front building line and constructed appurtenant to and be of the 
same material and colour scheme as the main building. These areas are also required 
to be screened so they are not clearly visible from the street and nearby or adjoining 
properties. Proposal includes an enclosed bin store (17m2) under the main roof at the 
front of building. This is considered acceptable.  
 
Storage of materials in car parking areas - no materials are to be stored in car parking 
areas or areas clearly visible from the street and nearby or adjoining properties. This 
is an ongoing requirement and can be managed by condition.  
 
PLN 4.2 Advertisements (Signage) 
The proposal includes two illuminated pylon (monolith) signs in the front landscape 
strip and two horizontal signs attached to the building (front and side elevations).  
 
Pylon (monolith) signs: 

• approximately 58m apart; 
• proposed height of 6m and width of 1.8m; 
• Illuminated;  
• Ground clearance is nil;  

 
Horizontal signs: 

• Proposed length of 3.0m; 
• Proposed height of 1.0m; 

 
The proposed signs are generally in compliance with the Discretionary Development 
Standards for Pylon signs and Horizontal signs contained in Table 1 of PLN 4.2. It is 
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recommended that conditions to manage the illumination and maintenance of the signs 
is applied.  
  
Transport Impact Assessment 
The proposal is considered likely to have a Moderate Impact in accordance with Table 
1, Transport Impact Assessment Guidelines (Aug 2016). A Transport Impact 
Statement (prepared by Urbii Consulting Pty Ltd and dated 20/12/2024) (attached) has 
been submitted by the applicant in support of the application. The TIS considers the 
likely traffic impacts on surrounding road network, the provision of car parking spaces, 
and internal vehicle manoeuvring space and concludes the following: “The site 
features good connectivity with the existing road network. Due to the nature of the 
proposed uses, public transport, cycling and walking are less-desirable options for 
travelling to the site. The traffic analysis undertaken in this report shows that the traffic 
generation of the proposed development can be accommodated on the surrounding 
road network. The onsite parking provisions are satisfactory. The site access and 
internal circulation supports trucks up to 8.8m Medium Rigid Vehicle (MRV) in size. It 
is concluded that the findings of this Transport Impact Statement are supportive of the 
proposed development”. 
 
The City’s Technical Services has reviewed the proposal and raised no concerns in 
relation to the submitted TIS.  
 
Conclusion: 
The proposal for Storage (Self Storage Facility) at Lot 501, No.80 Gillam Drive, 
Kelmscott has undergone assessment by the City of Armadale and review by the local 
Design Review Panel. The proposal has been amended in response to 
recommendations made during the assessment process and is considered to be 
generally consistent with City of Armadale’s statutory planning framework.  
 
The design of the proposed development is considered acceptable, and the proposal 
has benefitted from review by the City’s Design Review Panel. The proposal is 
improved over its first iteration as submitted to the City however it is considered that 
further improvements can be made to enhance the landscaping effect by including 
more trees in the design and by providing a compliant stormwater management design. 
These improvements are capable of being dealt with by condition.  
  
Variations to TPS 4 development standards are noted in respect to onsite parking 
provision. The proposed variation is supported following consideration of a land-use / 
industry specific study of use related parking requirements.  
 
The amended development proposal (dated April 2025) is considered acceptable. The 
City of Armadale therefore recommends that the Metro Outer Development 
Assessment Panel grant an approval subject to the conditions as listed. 
 . 
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Location Plan 
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Aerial Plan 
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SITE AREA 10437m²
SITE COVERAGE 63.1%
(GFA / SITE AREA)

GROSS FLOOR AREA (GFA) 6595.8m²
(EXTERNAL FACE OF WALL INC. CORRIDORS)
(OFFICE INCLUDED)
(BIN EXCLUDED)

NET LETTABLE AREA (NLA) 5909.9m²
(STORAGE UNITS)
(OFFICE NOT INCLUDED)

NLA EFFICIENCY 89.6%
(NLA /GFA)

NO. OF UNITS 493
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FORM DISH AROUND BASE OF PLANT

CULTIVATE SUBGRADE MANUALLY TO A
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PLANTING.
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VERGES, OR OTHER TRAFFICABLE AREAS SHALL BE CLASS D
HEAVY DUTY TRAFFICABLE COVERS.

4. REFER TO HYDRAULIC DRAWINGS FOR DETAILS ON DOWNPIPES
AND GUTTERS.

5. STORMWATER PITS COVERS SHALL BE SET TO FINISH FLUSH
WITH THE FINISHED SURFACE LEVEL UNLESS NOTED
OTHERWISE.
THE CONTRACTORS IS TO ASSESS IF DEWATERING IS REQUIRED
PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION
WORKS. IF DEWATERING IS REQUIRED THEN THE CONTRACTOR
IS TO ARRANGE AND OBTAIN A DEWATERING PERMIT PRIOR TO
COMMENCING ANY DEWATERING.

GENERAL NOTES
1. ALL DIMENSIONS IN METRES U.N.O

SERVICES AND RESTORATION:
1. EXISTING SERVICES MARKED ON THIS DRAWING ARE

APPROXIMATE AND ARE UNCONFIRMED.
2. THE CONTRACTOR SHALL BE SOLELY AND ENTIRELY

RESPONSIBLE FOR THE PROTECTION OF ALL EXISTING
SERVICES AND STRUCTURES WITHIN AND ADJOINING THE SITE
WHICH ARE OR MAY BE INTERFERED WITH DURING THE
PROPOSED WORKS.

3. THE CONTRACTOR SHALL TAKE WHATEVER MEANS NECESSARY
TO DETERMINE AND CONFIRM THE LOCATIONS AND LEVEL OF
ANY AND ALL UNDERGROUND SERVICES PRIOR TO
COMMENCEMENT OF CONSTRUCTION IN ORDER TO DETERMINE
IF CLASHES WITH THE PROPOSED WORKS WILL OCCUR. DIAL
1100.

4. THE INVESTIGATION OF THE EXISTING SERVICES SHALL BE
COMPLETED IN A TIMELY MANNER SUCH THAT THE PROGRAM
OF THE WORKS IS NOT DELAYED SHOULD A CLASH OCCUR.

5. IF THERE ARE CLASHES WITH PROPOSED SERVICES THEN THE
SUPERINTENDENT SHALL BE IMMEDIATELY NOTIFIED SO THAT A
COURSE OF ACTION CAN BE DETERMINED WITH THE
CONTRACTOR AND THE RELEVANT SERVICE AUTHORITIES.

STORMWATER PIT SCHEDULE

PIT NO. SIZE: DIA (Ø) x
HEIGHT (H)

1 Ø1.5m x 0.900m

2 Ø1.5m x 1.2m

3 Ø1.5m x 1.2m

4 Ø1.5m x 1.2m

5 Ø1.5m x 1.5m

6 Ø1.5m x 1.5m

7 Ø1.5m x 1.5m

8 Ø1.5m x 1.5m

9 Ø1.5m x 1.8m

10 Ø1.5m x 1.8m

11 Ø1.5m x 1.8m

12 Ø1.5m x 1.2m

13 Ø1.5m x 1.2m

14 Ø1.5m x 1.5m

15 Ø1.5m x 1.5m

16 Ø1.5m x 1.5m

17 Ø1.5m x 1.5m

18 Ø1.5m x 1.8m

19 Ø1.5m x 1.8m

20 Ø1.5m x 1.2m

21 Ø1.5m x 1.5m

22 Ø1.5m x 1.5m

23 Ø1.5m x 1.5m

24 Ø1.5m x 1.2m

25 Ø1.5m x 1.2m

26 Ø1.5m x 1.2m

27 Ø1.5m x 1.5m

28 Ø1.5m x 1.5m

29 Ø1.5m x 1.5m

30 Ø1.5m x 1.5m

31 Ø1.5m x 1.5m

32 Ø1.5m x 1.8m

33 Ø1.5m x 1.8m

34 Ø1.8m x 1.8m

35 Ø1.8m x 1.8m

36 Ø1.5m x 1.8m

US IL=29.96
375 / PVC / 0.65%
L=1.19m
DS IL=29.95

US IL=29.95
375 / PVC / 0.65%
L=6.84m
DS IL=29.91

US IL=1.3
DN150 / SN8 / 200
L=10.0m
DS IL=1.25

UPSTREAM INVERT LEVEL

DOWNSTREAM INVERT LEVEL

LENGTH OF PIPE
PIPE SIZE/PIPE CLASS/GRADE

US IL=30.07
300 / PVC / 0.65%
L=17m
DS IL=29.96

US IL=30.16
300 / PVC / 0.65%
L=13m
DS IL=30.07

US IL=30.24
300 / PVC / 0.65%
L=13m
DS IL=30.16

US IL=30.33
300 / PVC / 0.65%
L=13m
DS IL=30.24

US IL=30.41
300 / PVC / 0.65%
L=13m
DS IL=30.33

US IL=30.52
300 / PVC / 0.65%
L=17.22m
DS IL=30.41

US IL=30.59
225 / PVC / 0.65%
L=10m
DS IL=30.52

US IL=30.69
225 / PVC / 0.65%
L=15m
DS IL=30.59

US IL=30.78
225 / PVC / 0.65%
L=15m
DS IL=30.69

US IL=30.88
225 / PVC / 0.65%
L=15m
DS IL=30.78

US IL=30.96
225 / PVC / 0.65%
L=11.54m
DS IL=30.88

US IL=30.07
375 / PVC / 0.65%
L=16.69m
DS IL=29.96

US IL=30.17
375 / PVC / 0.65%
L=15m
DS IL=30.07

RL=32.00

US IL=30.27
375 / PVC / 0.65%
L=14.86m
DS IL=30.17

US IL=30.30
375 / PVC / 0.65%
L=5m
DS IL=30.27

RL=32.00

US IL=30.36
375 / PVC / 0.65%
L=8.57m
DS IL=30.30

US IL=30.39
375 / PVC / 0.65%
L=4m
DS IL=30.36

US IL=30.42
225 / PVC / 0.65%
L=5m
DS IL=30.39

US IL=30.53
225 / PVC / 0.65%
L=17m
DS IL=30.42

US IL=30.65
225 / PVC / 0.65%
L=17m
DS IL=30.53

US IL=30.76
225 / PVC / 0.65%
L=17m
DS IL=30.65

US IL=30.86
225 / PVC / 0.65%
L=14.54m
DS IL=30.76

US IL=30.37
225 / PVC / 0.65%
L=11m
DS IL=30.30

US IL=30.48
225 / PVC / 0.65%
L=16m
DS IL=30.37

US IL=30.59
225 / PVC / 0.65%
L=16m
DS IL=30.48

US IL=30.69
225 / PVC / 0.65%
L=16m
DS IL=30.59

US IL=30.14
225 / PVC / 0.65%
L=11m
DS IL=30.07

US IL=30.25
225 / PVC / 0.65%
L=16m
DS IL=30.14

US IL=30.36
225 / PVC / 0.65%
L=16m
DS IL=30.25

US IL=30.46
225 / PVC / 0.65%
L=16m
DS IL=30.36

US IL=30.53
225 / PVC / 0.65%
L=9.53m
DS IL=30.46

US IL=30.61
225 / PVC / 0.65%
L=12m
DS IL=30.53

US IL=30.69
225 / PVC / 0.65%
L=12m
DS IL=30.61

US IL=30.76
225 / PVC / 0.65%
L=11m
DS IL=30.69

RL=32.00

D DDN375 PVC U.N.O
D DDN225 PVC U.N.O

EXISTING
US IL=29.68
375 / RC / 0.4%
L=2.05m
DS IL=29.67

EXISTING
US IL=29.86
375 / RC / 0.24%
L=78.66m
DS IL=29.67

DRAINAGE CALCULATION:

DESIGN ARI 100 YEAR ADN DISCHARGE INTO COUNCIL DRAINAGE SYSTEM

CATCHMENT VOLUME REFER TO STORMWATER SPREADSHEET BY VPE CONSULTING
(AS PER CITY OF ARMADALE REQUIREMENT)

SOIL PROFILE CLAY

NOTES:
1. TOTAL LOT AREA = 10437m²
2. TOTAL CATCHMENT VOLUME = 9915m²

TOTAL STORRAGE REQUIRED = 154.0m³
3. STORMWATER MANHOLE CAPACITY:

- Ø1.8m x 1.8m (H)  -    2 TOTAL
- Ø1.5m x 1.8m (H)  -    8 TOTAL
- Ø1.5m x 1.5m (H)  -  16 TOTAL
- Ø1.5m x 1.2m (H)  -    9 TOTAL
- Ø1.5m x 0.9m (H)  -    1 TOTAL

4. TOTAL MANHOLE CAPACITY = 95m³
5. VOLUME ABOVE GROUND = 34m³
6. VOLUME OF THE PIPES = 26m³
7. TOTAL ONSITE STORRAGE PROVIDED = 155m³

NOTES:
1. BURRIED PITS ARE 150mm BELOW PAVEMENT LEVEL TOP OF LID LEVELS SHOWN ARE

APPROXIMATE, THEREFORE CONTRACTOR TO ADJUST TO SUIT PAVEMENT CONSTRUCTION.
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1 Introduction 

This Transport Impact Statement has been prepared by Urbii on behalf of the 
proponent with regards to the proposed self-storage facility, located at Lot 501 (80) 
Gillam Dr, Kelmscott. 

The subject site is located on the southern side of Gillam Drive, as shown in Figure 1. The site 
presently accommodates a landscaping supplies sales yard (Figure 2). The site is surrounded 
by a range of commercial, retail, industrial and residential land uses.  

It is proposed to develop the site into a self-storage facility.  

The key issues that will be addressed in this report include the traffic generation and distribution 
of the proposed development, access and egress movement patterns, truck circulation, parking 
and access to the site for alternative modes of transport. 

 

 

 

Figure 1: Subject site 
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Figure 2: Existing site uses 

Source: Google Streetview 
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2 Proposed development 

The proposal for the subject site is for the development of a self-storage facility, 
comprising: 

• Storage space of approximately 5,915sqm of net lettable floorspace; 

• A site office / box shop - 40sqm; 

• Two car parking bays at the front of the site (including 1 x ACROD bay); 

• Linear parallel parking capacity distributed across internal circulation aisles, equivalent to 
42 car parking spaces within internal parking zones; and, 

• A bin store. 

Vehicle access to the site is via one crossover on Gillam Drive. A mix of light vehicles and small 
to medium size trucks are anticipated to access the development.  

The proposed development plans are included for reference in Appendix A. 
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3 Vehicle access and parking 

3.1 Vehicle access 

The proposed vehicular access arrangements have been reviewed for efficient and 
safe traffic circulation. 

Vehicular access to the site is currently available from one crossover on Gillam Drive, as detailed 
in Figure 3.  

 

 

 

Figure 3: Existing vehicle access 
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As detailed in Figure 4, vehicle access to the site is proposed via the existing crossover on Gillam 
Drive. The crossover will be modified to facilitate easier access for trucks and cars towing trailers.  

 

 

 

Figure 4: Proposed vehicle access 
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3.2 Parking supply 

Two car parking spaces are provided at the front of the site for office use, including 1 x ACROD 
bay. Parallel vehicle parking is provided along internal circulation roadways. There is a linear 
parking capacity equivalent to 42 car parking spaces. These spaces may be used flexibly to 
accommodate medium size trucks and cars towing trailers.  

To calculate the anticipated parking demand for the development, reference was made to the 

Parking and Traffic Study commissioned by the Self-Storage Association of Australia (SSAA) 

prepared in 2023.  

The study segregates sites based on leasable floor area. The proposed development falls into 

Group 2 which are sites with 3,000m2 to 6,000m2 + leasable floor area. The anticipated parking 

requirements for the proposed development are detailed in Table 1. 

A total of seven parking spaces are required for the development. The proposed parking supply 

and allocation is more than sufficient to accommodate the needs of the development.  

 

 

Table 1: Recommended minimum number of parking spaces per MLA group 

 

Source: SSAA Parking and Traffic Study, Stantec 2023 
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4 Provision for service vehicles 

The proposed development site plan has been reviewed for service vehicle access, 
egress and circulation. 

Truck access for deliveries, loading, unloading and waste collection will be restricted to Medium 
Rigid Vehicles. This will be communicated to customers as part of their storage hire and signage 
will also be provided at the development entrance to inform customers of the maximum truck 
size.  

Swept path analysis was undertaken for an 8.8m Medium Rigid Vehicle (MRV), as per AS2890.2 
– Off-street commercial vehicle facilities (Figure 5). 

 

 

Figure 5: Indicative service vehicle dimensions (AS2890.2) 

 

Swept path analysis confirms satisfactory service vehicle movements and is presented in 
Appendix B.  
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5 Hours of operation 

The facility will be available to existing customers 24 hours a day. The office will be staffed during 
regular business hours, Monday to Saturday. New customers can visit the office at those times. 
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6 Daily traffic volumes and vehicle types 

6.1 Traffic generation 

The traffic generation of the proposed development has been estimated based on data collected 
in the Study Results and Findings Self Storage Facility Traffic and Parking Study commissioned 
by the Self-Storage Association of Australia (SSAA) in 2009. 

As detailed in Table 2, the development is estimated to generate a maximum of 10 to 20 vehicle 
trips per hour during the weekday AM and PM peak hours. Trips are estimated to be distributed 
50% in / 50% out.  

 

 

Table 2: Estimated traffic generation for the whole site 
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6.2 Impact on surrounding roads 

The WAPC Transport Impact Assessment Guidelines for Developments (2016) provides the 
following guidance on the assessment of traffic impacts:  

“As a general guide, an increase in traffic of less than 10 percent of capacity would not 
normally be likely to have a material impact on any particular section of road but increases 
over 10 percent may. All sections of road with an increase greater than 10 percent of 
capacity should therefore be included in the analysis. For ease of assessment, an 
increase of 100 vehicles per hour for any lane can be considered as equating to around 
10 percent of capacity. Therefore, any section of road where development traffic would 
increase flows by more than 100 vehicles per hour for any lane should be included in the 
analysis.” 

The proposed development will not increase traffic flows on any roads adjacent to the site by the 
quoted WAPC threshold of +100vph to warrant further analysis. Therefore, the impact on the 
surrounding road network is minor. 
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7 Traffic management on the frontage roads 

7.1.1 Gillam Drive 

Gillam Drive near the subject site is an approximately 8.5m wide, two-lane divided road, with a 
2.0m wide painted median. A footpath for walking and cycling is provided on the southern side 
of the road.  

Gillam Drive is classified as a Distributor B road in the Main Roads WA road hierarchy (Figure 
6) and operates under a posted speed limit of 60km/h (Figure 7). Distributor B roads are the 
responsibility of Local Government and are typically for reduced capacity but high traffic volumes 

travelling between industrial, commercial and residential areas (Figure 8).  

No traffic data was available at the time of preparation of this report.  
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Figure 6: Main Roads WA road hierarchy plan 

Source: Main Roads WA Road Information Mapping System (RIM) 

 

 

 

Figure 7: Main Roads WA road speed zoning plan 

Source: Main Roads WA Road Information Mapping System (RIM) 
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Figure 8: Road types and criteria for Western Australia 

Source: Main Roads Western Australia D10#10992 
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8 Public transport access 

Information was collected from Transperth and the Public Transport Authority to 
assess the existing public transport access to and from the site. 

The subject site has access to the following bus services within walking distance: 

• Bus Route 243: Kelmscott Stn - Armadale Stn via Seville Dr.  

• Bus Route 244: Kelmscott Stn - Armadale Stn via Braemore St.  

The closest bus stops are located on Champion Drive around 250m walk to the south-west of 

the site (Figure 9). Bus services provide excellent coverage and connectivity to the rail network.  

The existing public transport network plan is shown in Figure 10.  

The nature of the proposed development being used for self-storage means that most people 
will not travel to the site by public transport.  

 

 

 

Figure 9: Closest bus stops serving the proposed development 
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Figure 10: Transperth public transport plan 

Source: Transperth 
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9 Pedestrian access 

Information from online mapping services, Main Roads WA, Local Government, 
and site visits was collected to assess the pedestrian access for the proposed 
development. 

A footpath is provided on Gillam Drive near the development. The nature of the proposed 
development being used for self-storage means that most people will not travel to the site by 
walking.  

 

 

AMadhuwanthi
New Stamp



 

 

   17 

10 Bicycle access 

Information from online mapping services, Department of Transport, Local 
Government, and/or site visits was collected to assess bicycle access for the 
proposed development. 

10.1.1 Bicycle network 

The Department of Transport Perth Bicycle Network Map (see Figure 11) shows the existing 
cycling connectivity to the subject site. A shared path is provided on the southern side of Gillam 
Drive, which connects to the broader cycling network. The nature of the proposed development 
being used for self-storage means that most people will not travel to the site by cycling.  

 

 

 

Figure 11: Perth bicycle network plan 
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11 Site specific issues 

No additional site-specific issues were identified within the scope of this assessment. 
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12 Safety issues 

The five-year crash history in the vicinity of the site was obtained from Main Roads WA. As 
detailed in Figure 12, 2 crashes were recorded in the locality in the last five years. The detailed 
crash history is presented in Table 3.  

The low traffic generation of the proposed development is unlikely to impact traffic safety in the 
area. 

 

 

 

Figure 12: 5-year crash map in the locality (2019-2023) 

Source: MRWA crash mapping tool 
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Table 3: 5-year crash history in the locality (2019-2023) 

 

AMadhuwanthi
New Stamp



 

 

   21 

13 Conclusion 

This Transport Impact Statement has been prepared by Urbii on behalf of the 
proponent with regards to the proposed self-storage facility, located at Lot 501 (80) 
Gillam Dr, Kelmscott. 

The subject site is located on the southern side of Gillam Drive and presently accommodates a 
landscaping supplies sales yard. The site is surrounded by a range of commercial, retail, 
industrial and residential land uses.  

It is proposed to develop the site into a self-storage facility.  

The site features good connectivity with the existing road network. Due to the nature of the 
proposed uses, public transport, cycling and walking are less-desirable options for travelling to 
the site.  

The traffic analysis undertaken in this report shows that the traffic generation of the proposed 
development can be accommodated on the surrounding road network.  

The onsite parking provisions are satisfactory. The site access and internal circulation supports 
trucks up to 8.8m Medium Rigid Vehicle (MRV) in size.  

It is concluded that the findings of this Transport Impact Statement are supportive of the 
proposed development. 
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Appendices 

Appendix A: Proposed development site plan 
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Appendix B: Swept path diagrams 

Swept path diagrams are included in this section of the report. Different coloured lines are 
employed to represent the various envelopes of the vehicle swept path, as described below: 

 

Cyan  represents the wheel path of the vehicle 

 

Green  represents the vehicle body envelope 

 

Blue   represents a 500mm buffer line, offset from the vehicle swept path 

 

The swept path diagrams are also provided separately in high-quality, A3 PDF format. 
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DESIGN REVIEW PANEL - MINUTES  

COA Ref: 19.2025.1.1 

 

MEETING DATE:  20 February 2025 

VENUE & TIME: 2:15pm – Microsoft Teams 

PROPERTY 

LOCATION: 
80 Gillam Drive KELMSCOTT 6111 

PROPOSAL:  Design Review Panel - Self Storage Units 

APPLICANT: Planning Solutions 

 

ATTENDEES: 

Panel Members Position Attend Apology 

Malcolm Mackay Director at Mackay Urban Design √  

Scott Lang Director at UDLA √  

City of Armadale Officers Position Attend Apology 

Paul Sanders  Executive Director Development Services - Chair √  

Jacquelline Farmer Planning Officer √  

Jayme Grant Planning Assistant  √  

Applicant & Proponents Position Attend Apology 

Isabelle How Senior Planner at Planning Solutions  √ 

Nathan Maas Senior Planner at Planning Solutions √  

Mark Nield Director at ON Architecture  √  

Stav Grafyadel Graduate of Architecture at ON Architecture   √ 

Reece Hendy Planning and Design Director at TAL GP Projects √  

 

 

 

1. INTRODUCTION: 

The Chair declared the meeting open and welcomed Panel Members, City of Armadale officers, 

the applicant and external attendees to the City’s Design Review Panel meeting. The Chair 

requested all participants introduce themselves to the Panel. 

 

2. PRESENTATIONS: 

The applicant Planning Solutions provided a presentation to the panel of the key issues and 

detailed design principles for the proposed Self Storage Units development. Presentation 

provided/available.  
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3. KEY ISSUES / PANEL REVIEW: 

 Below is a summary of comments from the Design Review Panel and Chair of the Panel.  

 

3.1 CONTEXT & CHARACTER - Good design responds to and enhances the distinctive 

characteristics of a local area, contributing to a sense of place. 

 

• Sufficient context and character information provided to enable a basic understand the site. 

• Use and form is broadly consistent with the adjacent industrial uses. 

• The varieties of proposed trees are suitable for the location and will complement the drainage 

reserve opposite. 

• There is no resolution to the verge, the proponent needs to show what is proposed. Suggest 

street trees that align with the CoA Urban Forest Strategy and turf to complement the new 

development to the south. 

• There is no information relating to the drainage strategy. It is recommended that a drainage 

strategy be developed and coordinated with the current layout. 

• Include verge planting in the renders (see principle 2). 

• Show the fire pumps and tanks, as noted on the plan, in the renders. 

 

3.2 LANDSCAPE QUALITY - Good design recognises that together landscape and buildings operate 

as an integrated and sustainable system, within a broader ecological context. 

 

• Some suggestion of landscape intent on site. 

• Good to see a Landscape plane provided. Given the use of the development, it is recommended 

to prioritise trees over shrubs/ground covers. 

• The current plan shows 6 trees, suggest this be increased to 9 trees to meet the CoA 

requirements for 1 tree per 4 car bays (36) shown. Thes can all be planted along the western 

boundary. 

• Suggest the proposed ground covers along the eastern boundary be replaced with very hardy 

colonising varieties that will survive with little to no maintenance.  

• Similarly for the northern boundary, perhaps consider taller varieties that will help screen the 

development. 

• Extend the landscape concept to the verge and include street trees. 

• Review the type of planting along the north-eastern boundary – taller screening planting would 

be more effective than small plants given that the space has limited visibility.  

• Consider draining the frontage road to the planting bed to help support the landscape to the front 

of the site and in the verge. 

 

3.3 BUILT FORM AND SCALE - Good design ensures that the massing and height of development 

is appropriate to its setting and successfully negotiates between existing built form and the 

intended future character of the local area. 

 

• The form and scale are appropriate for the location and use.  

• The angled roof to the office provides visual interest and helps to denote the entrance and the 

office. 

• Breaking the facility up into a series of sheds rather than one large shed has some merit. 

• Demonstrate the design intent for the pump and tanks enclosure 

• Clarify how the south-western elevation and part of the south-eastern elevation can be painted 

and maintained given that it is located on the boundary – consider setting it off the boundary to 

enable a maintenance corridor. 
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3.4 FUNCTIONALITY AND BUILD QUALITY - Good design meets the needs of users efficiently 

and effectively, balancing functional requirements to perform well and deliver optimum benefit 

over the full life-cycle. 

 

• Appears to be generally functional and fit for purpose.  

• Clarify how stormwater will be managed given the extensive areas of roof and hard standing. 

• Show swept paths for the larger forms of vehicles anticipated – some of the corners look tight. 

• Clarify waste truck manoeuvring. 

• Parallel parking outside storage units may be problematic if access to units is blocked by someone 

else – bays should be marked for short-term parking only. This is a particular issue with the large 

central building where a driver may be located far from their vehicle. 

 

3.5 SUSTAINABILITY - Good design optimises the sustainability of the built environment, delivering 

positive environmental, social and economic outcomes. 

 

• Beginnings of a good sustainability strategy, but there remains scope to improve the sustainability 

response.  

• It is noted that a water wise drip irrigation system is proposed which is supported.  

• There are inconsistencies on the plan in relation to construction details, suggest these are amended 

to be more suitable for WA soil types 

• Sustainability response needs to be fleshed out and documented in a sustainability strategy, with 

quantified commitments and, preferably, with input from the end user. 

• Opportunities to use low embodied energy and recycled/recyclable materials, such as Low Carbon 

Concrete and Asphalt with recycled content. 

• Avoid the use of dark wall colours, which will increase heat absorption.  

• Look to match PV and battery storage with the typical daily load to be energy neutral. 
 

 

3.6 AMENITY - Good design provides successful places that offer a variety of uses and activities 

while optimising internal and external amenity for occupants, visitors and neighbours, providing 

environments that are comfortable, productive and healthy. 

 

• Provision of a WC is positive. 

• Provide shade to the office windows. 

• Use roof lights and glazed doors to provide natural light to the corridors in the central building.  

• Use roof and wall venting to enable natural trickle ventilation of the units to avoid excessive heat 

build-up. 

 

3.7 LEGIBILITY - Good design results in buildings and places that are legible, with clear connections 

and easily identifiable elements to help people find their way around. 

 

• The office is clearly visible from the main entrance. 

• The roof form over the office assists in identifying the entrance. 

• The existing entry is well defined and presents well to the street. Could be improved by raising the 

building to avoid need for stairs and ramps. 

• The layout with two concentric loops is simple and legible, which is reinforced with the one-way 

circulation pattern.  

• Back up the circulation pattern with visual cues such as wayfinding signage, large numbers on the 

units, coding of the inner and outer loops, etc. 
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3.8 SAFETY - Good design optimises safety and security, minimising the risk of personal harm and 

supporting safe behaviour and use. 
 

• There is an inherent level of safety in a secure facility.  

• A labyrinth of corridors has been avoided by not designing it as one large building. 

• There are no dead-end entrapment spaces. 

• The intentions around lighting and CCTV are noted however the proponent should provide more 

detail around the lighting strategy to ensure safety and security whilst also minimising light spill. 

 

3.9 COMMUNITY - Good design responds to local community needs as well as the wider social 

context, providing buildings and spaces that support a diverse range of people and facilitate social 

interaction. 

 

• The use is of some benefit to the community. 

• Check whether there is a requirement for public art, and, if so, what the strategy is – presumably a 

cash contribution. 
 

3.10 AESTHETICS - Good design is the product of a skilled, judicious design process that results in 

attractive and inviting buildings and places that engage the senses. 
 

• The use of bold and high-contrast colours and angled patterns help to provide visual interest and 

break up the massing of the building. 

• Review the use of dark grey/black for walls and elements exposed to summer sun.  

• Consider taking the super-graphic approach further and being bolder.  

• Align the painted angles with the roof angle to the office (or vice versa).  

• Integrate the fire pumps and tanks enclosure into the overall design. 
 

 

3.11 CHAIR’S COMMENTS 

 

The Chair thanked the Panel and the Applicant and its consultants for its participation and the City look 

forward to progressing the proposal. 

 

DRP MEETING CLOSED AT 3:10 PM 

 

 

 

 

 

 

_________________________ 

PAUL SANDERS, CHAIR 

EXECUTIVE DIRECTOR DEVELOPMENT SERVICES 

 

24 FEBRUARY 2025 
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OFFICIAL 

PART C – OTHER BUSINESS 
1. State Administrative Tribunal Applications and Supreme Court Appeals

2. Meeting Closure
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