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OFFICIAL 

PART D – CITY OF MANDURAH 
1. Declarations of Due Consideration

2. Disclosure of Interests

3. Form 1 DAP Applications

3.1 Lot 502 (No.400) Pinjarra Road, Greenfields - Proposed Bulky Goods
Showroom – DAP/25/02919 

4. Form 2 DAP Applications

Nil

5. Section 31 SAT Reconsiderations

Nil



OFFICIAL 

Part D – Item 3.1 – Lot 502 (No. 400) Pinjarra Road 
GREENFIELDS – Proposed Bulky Goods Showroom 

Form 1 – Responsible Authority Report 
(Regulation 12) 

DAP Name: Metro Outer 
Local Government Area: City of Mandurah 
Applicant: Hidding Urban Planning 
Owner: 400 Pinjarra Road Pty Ltd 
Value of Development: $14 million 

Responsible Authority: City of Mandurah 
Authorising Officer: Casey Mihovilovich 

Chief Executive Officer 
LG Reference: DA-11686 
DAP File No: DAP/25/02919 
Application Received Date: 29 May 2025 
Report Due Date: 4 September 2025 
Application Statutory Process 
Timeframe: 

60 Days 

Attachment(s): 1. Development Plans
2. Design Review Panel Report
3. SPP 7.0 Design Principles Report
4. Planning Report
5. Landscape Concept Plan
6. Traffic Impact Assessment

Responsible Authority Recommendation 

That the Metro Outer DAP resolves to: 

1. Approve DAP Application reference and accompanying plans (Plan No 9477,
Revision SK025) 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 Mandurah Local Planning
Scheme No. 12, subject to the following conditions:

Conditions  

1. This decision constitutes planning approval only and is valid for a period of 4
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. The development shall be carried out and fully implemented in accordance with
the details indicated on the stamped approved plan(s) unless otherwise required
or agreed in writing by the City of Mandurah, including the following modifications
illustrated in red ink:
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a. The setback of the “back of house” portion of Building 1 shall be increased 
to a minimum of 6m from all boundaries. 

 
b. The Motor Vehicle Repair tenancy (“Tenancy 9”) is to be replaced with 

Bulky Goods Showroom tenancy. 
 
c. The proposed crossover via Lakes Road to the east shall be identified as 

left in / left out movement only. 
 
d. Incorporate window openings to the facades addressing Pinjarra and 

Lakes Road and to the eastern facade in Building 1 to the satisfaction of 
the City of Mandurah. 

 
3. All uncovered car parking bays to be in accordance with Australian Standard 

AS2890.1. Any bays adjacent to kerbs or for those bays that are to be used for 
disabled parking, shall be in accordance with Australian Standards AS1428.1 

 
Prior to Construction 
 
4. Prior to the commencement of site works, a detailed stormwater plan must be 

submitted to and approved by the City of Mandurah showing all stormwater from 
roofed and paved areas being collected and disposed of on-site in accordance 
with water sensitive design principles. 
 

5. Prior to the commencement of site works, a Construction Management Plan shall 
be submitted to and approved by the City of Mandurah. The Plan must detail how 
the site will be managed during and after works are completed, in order to 
minimise issues associated with dust/sand, erosion, noise, vibration, traffic and 
general construction issues. The approved plan must thereafter be implemented 
to the satisfaction of the City of Mandurah. 

 
Prior to Occupation 
 
6. Prior to occupancy, the landowner shall enter into a deed of agreement with the 

City of Mandurah and adjoining Lots 105, 9003 and 9100 for the creation of a 
reciprocal car parking and access easement. The easement shall ensure 
reciprocal rights of access and will be placed on the title as an encumbrance 
which will facilitate the movement of vehicles and pedestrians over the subject 
lots to the satisfaction of the City of Mandurah. All costs associated with the 
preparation and registration of the encumbrance shall be borne by the applicant.  
 

7. Prior to the commencement of site works, a detailed landscaping plan for the 
subject site and road verge(s) must be submitted to, and approved to the 
satisfaction of the City of Mandurah, and must include the following: 
 
• The location, number and type of proposed trees and shrubs; 
• Any existing vegetation and/or landscaped areas to be retained; 
• Pedestrian, paving and lighting treatments; 
• An implementation schedule; and, 
• Maintenance/management responsibilities. 
 
The plan, once approved, shall be implemented and maintained to the 
satisfaction of the City of Mandurah. 
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8. Prior to the commencement of the use, vehicle parking, manoeuvring and 
circulation areas shall be suitably constructed, sealed, drained, kerbed, marked 
(including loading and disabled bays), and thereafter maintained to the 
specification and satisfaction of the City of Mandurah. 

 
9. The HVAC and services shall be appropriately screened from public view to the 

specifications and satisfaction of the City of Mandurah. 
 
10. Bicycle parking facilities shall be provided within the precinct to the satisfaction 

of the City of Mandurah. 
 
Ongoing Conditions 
 
11. All delivery and service vehicles must be located entirely on the site, and have 

their engines and refrigeration units turned off during loading and unloading of 
goods associated with the use of the site, and shall only access the site during 
the ‘day period’ of 7:00am to 7:00pm Monday to Saturday, and 9:00am to 7:00pm 
Sunday to the satisfaction of the City of Mandurah. 
 

12. Rubbish collection vehicles, forklifts and similar equipment shall not enter the 
site or be operated on site outside of 7am to 7pm Monday to Saturday and 9am 
and 7pm Sundays and Public Holidays, unless otherwise approved by the City 
of Mandurah. 

 
13. Security, building, signage and carpark lighting must be located, designed and 

installed to prevent excess light spillage from the development and must comply 
with AS4282 Control of the Obtrusive Effects of Outdoor Lighting and other 
relevant lighting standards. 

 
14. Window signage, heavy tinting and imagery are limited to 25% of the total glass 

area of the elevation for the entire development unless otherwise approved by 
the City of Mandurah. 

 
15. Painting, heavy tinting or otherwise obscuring of the shop front is not permitted 

to ensure interaction between the car parking area / street and shop floor is 
maintained unless otherwise approved by the City of Mandurah. 

 
Advice Notes 

 
1. Prior to any work commencing, an application for a building permit is to be 

submitted to and approved by the City of Mandurah. 
 

2. In relation to Condition 6, the City of Mandurah’s solicitors are required to check 
any deed prepared, at the applicant’s cost. Alternatively, the City’s solicitors (at 
the applicant’s cost) may prepare the required deed by completing an authority 
form with the City. A survey quality sketch, showing the required access 
easement on the subject lot, is required and shall be prepared by a practicing 
land surveyor. 
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Details: outline of development application 
 
Region Scheme Peel Region Scheme 
Region Scheme - 
Zone/Reserve  

Urban 

Local Planning Scheme Local Planning Scheme 12 
 

 Local Planning Scheme - 
Zone/Reserve 

Urban Development  

Structure Plan/Precinct Plan Lakes Rd and Pinjarra Rd Structure Plan 
Structure Plan/Precinct Plan 
- Land Use Designation 

Service Commercial 

Use Class and 
permissibility: 

Bulky Goods Showroom – P 
Motor Vehicle Repair – X  

Lot Size: 2.2ha 
Existing Land Use: Vacant site 
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  No 
Swan River Trust Area No 

 
Proposal: 
 
Development approval is sought for a large format retail development consisting of 11 
x Bulky Good Showroom (“Showroom”) tenancies and 1 x Motor Vehicle Repair 
tenancy, which are intended to operate during normal day time business hours. The 
development has been designed with an internal presence facing the parking areas, 
rather than directly addressing public roads. The applicant has attempted to respond 
to Lakes Road and Pinjarra Road through the use of wall materials, varying height, 
and glazing treatments.  
 
Proposed building heights range from 7.5m to 8.5m, extending up to 12m for signage 
elements. 
 
Access to the site is primarily achieved via a new left in / left out crossover from Lakes 
Road at the eastern side of the property, together with a centralised accessway 
connecting with the adjacent property to the west. Access across the site will be 
formalised via easements and enforced via condition of approval, which has been 
discussed between surrounding landowners.  
 
Service and bin storage areas adjacent to the northern boundary will ultimately be 
screened by future development on the lot to the north, however service areas located 
adjacent to the Pinjarra Road boundary are screened by the building, signage 
structure, and solid wall. Whilst these elements screen the service areas and restrict 
access, the result is a solid wall abutting Pinjarra Road. 
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Proposed Land Use Bulky Goods Showroom 
Motor Vehicle Repair 

Proposed Net Lettable Area 10,712m2 
Proposed No. Storeys 1 
Proposed No. Dwellings N/A 

 
 
Background: 
 
The subject site is located at the corner of Pinjarra Road and Lakes Road, and is 
2.23ha in area which comprises of a single house and outbuildings. The site is bound 
by development sites to the north and west. Existing showroom development exists on 
the opposite side of Lakes Road to the east. 
 

 
 
The subject site is zoned Urban under the Peel Region Scheme, the land fronts 
Pinjarra Road which is a Primary Regional Roads Reserve. No direct access is 
proposed from Pinjarra Road. 
 
The subject site is zoned Urban Development under the City’s Local Planning Scheme 
12 (Scheme 12). Scheme 12 does not set out any land use permissibility for the Urban 
Development zone, Clause 3.3.6 states that if the zoning table does not identify any 
permissible uses for land in a zone, the local government may have due regard to any 
applicable Structure Plan and/or Local Development Plan. 
 
The Mandurah East District Structure Plan was approved in 2009 to coordinate the 
development of the landholdings within Mandurah East and designates the site as 
Mixed Business / Employment Node. Under this framework, landowners within this 
precinct are required to prepare individual structure plans as this plan functions as a 
district structure plan. 
 
The Lakes Road and Pinjarra Road Outline Development Plan (“Structure Plan”) was 
approved in 2014 and applies to the subject site, adjacent Lots 9003, 9100 and 105, 
as well as the existing Showroom development to the eastern side of Lakes Road. The 
Structure Plan also has specific design requirements which seek development fronting 
Pinjarra Road.  
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Adjacent Lot 9003 has development approval in place for Showroom development 
which has been coordinated with the subject site.  
 
The eastern part of this Structure Plan area (east of Lakes Road) has been normalised 
in terms of zoning through the gazettal of Scheme 12, zoning the land Service 
Commercial with Restricted Use provisions which effectively retain the original intent 
of the Structure Plan in terms of land use permissibility. 
 
Given the pending expiry of this Structure Plan together with others in the vicinity, the 
City has progressed the preparation and acceptance for advertising of the Mandurah 
Health Precinct Structure Plan. The Mandurah Health Precinct Structure Plan, once in 
operation, will replace all current Structure Plans that exist for the landholdings within 
the Structure Plan Boundary. 
 
Legislation and Policy: 
 
Legislation 
 
Planning and Development Act 2005 
Planning and Development (Local Planning Schemes) Regulations 2015 
Local Planning Scheme 12 
 
State Government Policies 
 
State Planning Policy 7 - Design of the Built Environment 
 
Structure Plans/Activity Centre Plans 
 
Lakes Road and Pinjarra Road Structure Plan  
 
Local Policies 
 
Local Planning Policy No 2 – Signage 
 
Consultation: 
 
Public Consultation 
 
Nil 
 
Referrals/consultation with Government/Service Agencies  
 
Nil 
 
Design Review Panel Advice 
 
The proposal was presented to a Design Review Panel due to inconsistency with 
Scheme (and Structure Plan) building design and orientation requirements. The Panel 
noted the constraints of working with this use and typology in an urban context. 
However, the proponent was invited to consider the Panel’s commentary under 
Principles 1-10 and make some modest amendments to improve the design outcome 
for the community, visitors, staff and customers. The Panel noted the following key 
considerations: 
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• The management of built form and scale at the intersection of Pinjarra and Lakes 
Road with an enhanced setback and a modified angle of geometry to the east 
facing elevation of Building 1. 

 
Officer comment: 
Building alignment, setbacks and parpapet heights remain as designed. The City 
recommends that the “back of house” of Building 1 be decreased in area or 
relocated west in order to increase the setback to the truncation. This 
recommendation is reflected in the conditions and is discussed within this report. 
 

• Consideration of window openings at the intersection of Pinjarra and Lakes Road 
and along the east elevation of Building 1. 

 
Officer comment: 
It is acknowledged that colourback glazing has been added to the Pinjarra Road 
and Lakes Road facades, introducing the perception of passive surveillance. 
 

• Consider additional north south pedestrian access through the car park. 
 
Officer Comment 
It is noted that updated plans include two north south linkages through the site. 
 

• Enhanced and amplified landscape design with a focus on a high-quality landscape 
buffer to Pinjarra and Lakes Road and more resolution of the landscape breakout 
space demonstrating its quality and amenity. 

 
Officer comment: 
It is acknowledged that the proponent has increased tree canopy size and further 
detail has been provided for the landscape breakout spaces to Lake Road has 
been provided. 

 
• A consolidated, measurable and holistic Environmentally Sustainable Design 

(ESD) report with initiatives clearly reflected on the drawings. 
 

Officer comment: 
It was acknowledged that an ESD professional and report were produced but not 
submitted in time for the Panel review. 
 

 
Other Advice 
 
The City is satisfied that with an appropriate stormwater management plan for the site 
prior to site works stormwater can be effectively managed.  
 
Access is proposed via left in / left out access point to Lakes Road, as well as 
coordinated access from surrounding development, which is consistent with the 
approved Structure Plan – on this basis a referral to Main Roads WA was not 
undertaken given direct access is not proposed and represents access which is 
contemplated by the approved Structure Plan. 
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Planning Assessment: 
 
Development Standards  
 
The subject site is zoned Urban Development as per Scheme 12.  
 
Clause 3.3.6 of the Scheme states that if a zoning table does not identify any 
permissible uses for land in a zone the local government may, in considering an 
application for development approval, have due regard to an approved Structure Plan. 
 
In this instance, the Lakes Road and Pinjarra Road Structure Plan identifies the site 
as Service Commercial noting that the predominant land use shall be Showroom 
assessed against the provisions of the Structure Plan and Town Planning Scheme 3, 
with the exception of Motor Vehicle Repair which is a use that is not permitted (X).  
 
Therefore, the Bulky Goods Showroom has been assessed against the provisions of 
the Scheme (as per the below). 
 
Local Planning Scheme 12 Development Standards and Requirements 
 
Provision Requirement Proposed  Assessment 

 
Schedule 1 
Additional 
requirements 
that apply to land 
in Scheme area 
 

Buildings shall be 
required to front the 
primary street and 
shall be of high 
quality. Elevations 
are to include 
articulation through 
a variety of 
materials, height, 
setbacks and 
awnings covering 
pedestrian 
walkways around 
the building. Walls 
with no articulation 
and no variety of 
materials will not 
be accepted. 
 
Wherever possible 
buildings are to 
address all public 
spaces, through 
the provision of 
windows and 
control of 
signage on 
windows to provide 
for 

Buildings have 
been designed to 
face internally and 
essentially turn 
their back on the 
street. 
Notwithstanding 
this, the internal 
elevations include 
quality facades, 
using a range of 
colours, materials 
and feature 
elements.  
 
 
 
 
 
Lack of glazing 
facing external 
streets. 
 
 
 
 
 
 
 
 
 

Discretion 
sought. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Discretion 
sought. 
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surveillance and 
security. The 
blanking 
out of windows with 
signage is not 
acceptable. 
 
Landscaping is to 
be of a high quality 
through the use of 
trees within parking 
areas, the street 
verge and around 
buildings, 
complimented by 
extensive 
low-rise native 
landscaping. 
 
A variety of paving 
is to be provided 
adjacent to the 
building and within 
the 
car parking area to 
demarcate 
pedestrian 
crossings and 
driveway 
access, ensuring 
that the extent of 
bitumen is 
reduced. 
 
Car parking areas 
are to be designed 
to wrap around the 
site and/or 
buildings, to form 
internal access 
ways. Car parking 
areas are to be 
articulated 
using high quality 
landscaping, tree 
plantings, variety of 
pavements, 
pedestrian refuge 
islands and access 
ways. 
 
 
 

 
 
 
 
 
 
A comprehensive 
landscape scheme 
has been provided 
by a landscape 
architect, providing 
softening of the 
built form. 
 
 
 
 
 
Pedestrian 
connections have 
been proposed 
and 
these will be 
constructed using 
alternate materials 
and colours to 
demarcate these 
areas separate to 
driveway and 
access areas. 
 
 
 
Car parking areas 
are proposed 
centrally to the 
development but 
also wrap around 
the frontage to 
Lakes Road in the 
north-eastern part 
of the site. 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Complies 
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The layout and 
location of access 
ways, parking, 
loading bay and 
service areas are 
to be designed to 
permit vehicles to 
enter streets in a 
forward gear. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Service and 
loading areas are 
to be 
screened from 
street view and 
residential land 
uses. 
 
 
 
 
 
 
 
 
 
 
The extent and 
amount of signage 

The development 
forms a series of 
internal 
accessways. 
Connectivity to 
development sites 
to the north and 
west are also 
proposed. Car 
parking areas will 
be supplemented 
with landscaping 
zones and tree 
planting and key 
pedestrian 
crossings are also 
proposed. 
 
The design of the 
development, as 
well as 
consideration for 
linking in with 
adjacent 
development sites, 
enables cross 
access by all 
vehicles and 
ensuring all 
vehicles can enter 
surrounding 
streets in a forward 
gear. 
 
Service and 
loading areas 
adjacent to the 
northern boundary 
will ultimately be 
screened by future 
development. 
However, service 
areas abut Pinjarra 
Road which are 
screened by the 
building, fencing 
and signage 
resulting in a blank 
façade facing 
Pinjarra Road. 
 
Formalised 
signage zones 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Discretion 
sought. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Complies 
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shall be controlled 
and minimised and 
shall have regard 
to the following: 
(i) An area on the 
building’s facade 
shall be designed 
to incorporate the 
appropriate 
signage for 
individual 
tenancies, in a 
manner that does 
not detract from the 
building’s design; 
 
(ii) The painting of 
the building in a 
tenant’s corporate 
colours is 
considered a form 
of signage and 
should not detract 
from the 
building’s design; 
and, 
 
(iii) Use of pylon 
and free-standing 
signs is to be 
restricted and kept 
to a minimum 
having reference to 
the applicable 
Precinct Structure 
Plan, Local 
Development Plan 
or Local Planning 
Policy. 

have been 
proposed 
on buildings to 
ensure that they 
are incorporated 
into the façade. 
 
 
 
 
Colours are 
proposed to align 
with the intended  
corporate colours 
of businesses, 
resulting in 
excessive use of 
corporate colours. 
 
 
 
Freestanding 
signage is kept to a 
minimum, with 
only two pylon 
signs proposed 
allowing for 
multiple business 
advertising (one 
proposed along 
Pinjarra Road and 
one along Lakes 
Road). However, 
the height is well in 
excess of the 
height permitted 
under Local 
Planning Policy 
(12m in lieu of 6m). 

 
 
 
 
 
 
 
 
Discretion 
sought. 
 
 
 
 
 
 
 
 
 
Discretion 
sought. 
 
 
 
 
 
 
 
 
 
 
 
 

Service 
Commercial Zone 
- Setbacks  

Minimum setbacks 
Primary = 6m 
Secondary = 3m 
Side & Rear = Nil 
 

Pinjarra Rd = 7.5m 
Lakes Rd = 21.8m 
(Building 2) 
Lakes Rd = 8m 
(Building 1) 
Setback to rear 
(north) = 3m 
Setback to 
neighbouring Lot 8 
=3m 
Setback to side 
(west) boundary = 
4m 
 

Discretion sought 
- reduced setback 
at intersection. 
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Service 
Commercial Zone 
- Landscaping  

Minimum of 10% of 
the site shall be set 
aside for 
landscaping. 
 
Minimum of 3m 
landscaping strip 
shall be provided 
with the front 
setbacks. 
 

10.15%  
 
 
 
 
Varying width. 
 

Complies 
 
 
 
 
Discretion sought 
- reduced width at 
the truncation 
and northern end. 

Schedule 2 
Parking 
Requirements  

Bulky Goods 
Showroom: 1 bay 
per 50m2 NLA. 
 
10,312m2 = 206 
bays 
 
Motor Vehicle 
Repair: 1 bay per 
50m2 NLA. 
 
400m2 = 8 bays  
 
Total required = 
214 bays. 
 

Total provided = 
215 bays 

Complies 
 

 
Land Use 
 
The Pinjarra Road and Lakes Road Structure Plan identifies that Motor Vehicle Repair 
is not permitted, whilst the previous Town Planning Scheme No 3 also identified Motor 
Vehicle Repair as not permitted.  
The subject site is zoned Urban Development and therefore the land use permissibility 
of the Service Commercial zone as per the current Local Planning Scheme 12 does 
not apply to this site.  
 
Clause 3.3.6 of Scheme 12 specifies that due regard shall be given to an approved 
Structure Plan, which in this instance identifies Motor Vehicle Repair as a use that is 
not permitted.  
 
The zoning of developed lots also within the Pinjarra Road and Lakes Road Structure 
Plan area was normalised through the gazettal of Scheme 12 in 2023 resulting in a 
zoning of Service Commercial. Notwithstanding this, the intent of the approved 
Structure Plan in terms of land use permissibility is enforced through Clause 3.5 
Restricted Uses of the Scheme, which does not specify Motor Vehicle Repair as a use 
which can be contemplated on the land identified, despite them being zoned Service 
Commercial. 
 
The subject site is undeveloped and therefore the Urban Development zoning was 
retained through the gazettal of Scheme 12, on the basis that the approved Structure 
Plan provided the relevant local planning framework (i.e. Motor Vehicle Repair is not 
permitted). 
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It is expected that once the subject site, and immediately surrounding lots are 
developed, the City would progress to normalise the zoning to Service Commerical 
including identification of the site as per Clause 3.5 Restricted Uses via a Scheme 
Amendment. 
 
Built Form 
 
The City notes the use of varying colours and materials, as well as design features, to 
enhance what is a difficult development typology. This was a view shared by the DRP. 
 
The applicant introduced colorback glazing to back of house portions of those buildings 
facing Pinjarra Road to introduce the perception of surveillance, and in response to the 
comments made by the DRP. 
 
Notwithstanding this, the City has concerns over the impact of the building essentially 
turning its back on the street and the major intersection, as well as the impact of 
building bulk on the corner truncation particularly when viewed at the pedestrian / 
streetscape level.  
 
The built form, orientation and internal car parking layout arguably creates a pleasant 
experience for visitors to the site, within a central shopping space that is landscaped, 
provides good pedestrian connection, and benefits from shopfront glazing providing 
interaction and surveillance – however, this results in the building turning its back of 
the streets. The development is considered to be car orientated, and the likely number 
of visitors arriving to the site on foot is expected to be low given the nature of the use 
and locational context – the site is not within an activity centre and is surrounded by 
relatively low density resulting in decreased pedestrian activity. 
 
To alleviate some of these concerns, it is recommended that the back of house portion 
of Building 1 be amended to achieve the required 6m setback from the boundary to 
lessen this impact and to allow for a greater extent of landscaping.  
 
Access and Traffic  
 
Vehicular access to the site will be via a new 10m wide left in / left out crossover from 
Lakes Road to the east of the site. The location of the proposed crossover from Lakes 
Road is consistent with the approved Structure Plan. To ensure clarity, it is appropriate 
to condition the left in / left out crossover. 
 
Access across the adjacent sites has been discussed with the adjacent landowners 
and developments have been integrated accordingly. The access will be formalised 
via condition of development approval in the form of easements to allow for reciprocal 
rights of access. 
 
Given access will be available across the surrounding sites, visitors to the site will be 
able to access the site from multiple directions. 
 
The City is progressing the Mandurah Health Precinct Structure Plan which has been 
approved by Council for the purpose of advertising. The traffic analysis undertaken as 
part of this process verified that Lakes Road will be able to accommodate the forecast 
growth in traffic, with safe and functional access provided to lots on both sides (i.e. 
restricting the subject site to left in / left out access onto Lakes Road) and a series of 
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interventions including a roundabout at the intersection of Lakes Road and Stratford 
Road. Given the Mandurah Health Precinct Structure Plan is in the earlier planning 
stages, the approved document is likely to require developer contributions for road 
network upgrades with the trigger being the development of land. 
 
Landscaping 
 
The most extensive landscape zones are with the Pinjarra Road and Lakes Road 
setback areas, which assist in softening and compliment the built form. It is noted that 
small landscape zones and trees are proposed throughout the centralised parking 
area. 
 
The landscape scheme incorporates a range of species, feature planting mixes within 
street setback area to accentuate the building and development entry point, and dense 
planting to provide a buffer to the adjacent residential lot. 
 
Signage 
 
Consolidated signage areas are proposed inclusive of wall signage on external 
facades as well as pylon signs. There are two pylon signs proposed, with one on each 
road frontage. 
Overall, signage is considered to vary the height and dimensional requirements of the 
City’s Local Planning Policy 2: Signage which in the case of pylon / blade signage is 
considered to be significantly in excess of policy provisions. However, the type and 
size of signage is consistent and compatible with the scale and character of this style 
of development, and more specifically those considered more recently by the DAP 
within the Mandurah locality. 
 
Conclusion: 
 
It is recommended that the proposal be approved subject to modifications relating to 
the building interface with Pinjarra Road and Lakes Road, and the removal of Motor 
Vehicle Repair as a use as per the requirements of the approved Structure Plan. 
 
The building does not address Pinjarra Road and Lakes Road and essentially turns its 
back on the street. Alternatively, the buildings have been orientated and designed to 
face internally, creating a central space for parking and pedestrians. The City notes 
that this approach is inconsistent with the design provisions of the Scheme and the 
approved Structure Plan, however through the use of building treatments and 
landscaping may be considered to be acceptable given the form of development 
proposed as well as the sites locational context. 
 
The removal of Motor Vehicle Repair is considered to be appropriate, and consistent 
with the intentions of the relevant planning framework. The approved Structure Plan 
specifically identifies Motor Vehicle Repair as a use which is not permitted. 
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Design Review Report    
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Project Team Stephen Shircore 
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Relevant Authorities 
Project Team 
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Reviewer’s signature  

 

 
 (Name) Dominic Snellgrove 
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Introductory Comments 
 

Design quality evaluation 
 

  Supported 
  Pending further attention 
  Not yet supported 
  Yet to be addressed 

 
Strengths of the 
Proposal 

 • The appointment of a landscape professional and a preliminary landscape 
design and the confirmation of a minimum 10% site deep soil planting 
provision. 

• Predominantly native plant species selection 
• Landscaped breakout space provision 
• ESD professional appointed and a preliminary report produced for the 

meeting. (report not submitted prior) 
• Well-arranged presentation organised around the 10 design principles. 
• Very functional, efficient & competent commercial retail planning 
• Generous tree canopy proposed 
• 2.5M wide footpaths 
• Car parking largely screened from the public realm on Pinjarra and Lakes Road 
• Loading dock screened from Pinjarra Road 
• North south car park pedestrian designated walkways 
• Sustainability preliminary brief with stated principles and targeted initiatives 

including waterwise planting, low flow water fixtures and fittings, low VOC 
materials, low carbon construction, bike bays, passive shade, high 
performance glazing, daylight harvesting and all electric power. 

• Bulk and scale broken down with varied colours, parapet heights, built form 
mediation and blade structures 

• Legible, linked and direct vehicular access 
Principle 1  
Context and character 

 Good design responds to and enhances the distinctive characteristics of a local area, 
contributing to a sense of place. 

  a) One of the most important aspects of responding to context and character in 
design reviews is delivering an appropriate streetscape. Different locations will 
demand varying levels of engagement: some streetscapes require significant 
activation, passive surveillance, a pedestrian-friendly experience, and strong 
interaction with the public domain; others call for a more passive and subdued 
relationship with pedestrians and the community. 

b) In addressing Principle 1, it is essential to analyse both the existing and the 
anticipated future streetscape architecture. By deriving cues from this analysis, 
designers can craft an appropriate and measured response that respects and 
enhances the unique context of each place. 

c) Whilst the car parking is successfully screened from the Pinjarra Road public 
domain the screening is achieved with blank and inactive facades raising 
concerns around streetscape activation and viability on the Pinjarra Road 
interface 

d) The intersection of Pinjarra Road and Lakes Road is particularly constrained 
without any generous landscape set back to match the main elevational 
conditions. 

e) Whilst Building 1 has a generous setback in relation to Lakes Road, the plan 
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alignment and elevational treatment of Building 1 does not respond to the 
geometry of Lakes Road. 

Recommendations  1. Consider creating additional setbacks at the corner intersection of Pinjarra 
and Lakes Road to allow for a more generous landscape buffer. 

2. Consider incorporating window openings at the façade at the revised 
intersection of Pinjarra and Lakes Road where the back of house is located. 
This might create the impression of an active and engaged corner treatment. 

3. Consider incorporating windows in the east façade of Building 1 to create 
the impression of passive surveillance over Lakes Road. 

4. Consider varying the parapet heights at the corner intersection to mediate 
the built form and scale and signal the intersection more prominently.  

5. Consider aligning/angling a portion, (not all) the building 1 east facing 
elevation to match the alignment of Lakes Road. This might include the top 
30-40% of the plan footprint and incorporate the aluminum blades reoriented 
to align with Lakes Road. 

6. In this way some level of streetscape interface and the perception of passive 
surveillance might be achieved 

Principle 2 
Landscape quality 

 Good design recognises that together landscape and buildings operate as an 
integrated and sustainable system, within a broader ecological context. 

  a) The Proponent is commended for engaging a landscape design professional at 
the early stages of concept development. 

b) The inclusion of shade tree canopy throughout the car park and a landscaped 
break out space is commended. 

c) However, there are some inconsistencies between the landscape plan and the 
architectural plans. 

d) The landscape drawings are preliminary in detail and would benefit from more 
consideration and detail. 

Recommendations  1. Ensure the landscape plans are reflected in the architectural plans 
2. Ensure tree canopy size is maximised 
3. Consider additional areas of landscape within the car park to mitigate urban 

heat island effect. 
4. Continue to develop the landscape design and drawings to better illustrate 

the intent. Whilst the breakout space in the landscape area is strongly 
supported there is little by way of detail to describe it. 

Principle 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. 

  a) The built form and scale by way of height is considered appropriate and 
supported. 

Recommendations  1. See comments under Principle 1 context and character for the treatment of 
built form at the intersection. 

Principle 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. 

  a) The design represents a functional, efficient & competent commercial retail 
proposal. 

b) The inclusion of roof plans is appreciated 
c) However, the roof plans do not illustrate the location of plant equipment and 

are not accompanied by any sections illustrating plant location and screening. 
d) A materials palette illustrating durability and quality was not part of the 

submission. 
Recommendations  1. Provide roof plans and sections illustrating the location of HVAC 
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equipment and how it is fully screened from the public realm. 
2. Confirm materials to be used. 

Principle 5 
Sustainability 

 Good design optimises the sustainability of the built environment, delivering positive 
environmental, social and economic outcomes. 

  a) The Proponent is commended for including an ESD brief with initiatives tabled 
across energy, water, materials, bike racks and passive design. 

b) Although not available prior to the review it is understood that an ESD 
professional has been appointed and a preliminary sustainable design report 
commissioned. 

Recommendations  1. The Panel looks forward to seeing the ESD report and a comprehensive 
and holistic approach to sustainable design including measurable 
commitments including: 

• Solar PV performance 
• EV charging 
• All electric power 
• Mitigating urban heat island effect 
• Low carbon construction 
• Rainwater harvesting 

2. Illustrate the location of referenced bike racks on the drawings 
3. Consider lighting to avoid excessive light pollution with up lighting. 

Principle 6  
Amenity 

 Good design optimises internal and external amenity for occupants, visitors and 
neighbours, providing environments that are comfortable, productive and healthy. 

  a) The landscape design proposal has the most capacity to deliver amenity for 
staff, service providers patrons and visitors. 

b) However, the landscape drawings are preliminary in detail and would benefit 
from more consideration and detail 

Recommendations  1. Continue to develop the landscape design and drawings to better illustrate 
the intent. Whilst the breakout space in the landscape area is strongly 
supported there is little by way of detail to describe it. This area would 
benefit from a more generous approach to fixed seating and shade etc. 

2. Illustrate the location of bike racks for visitors and staff. 
3. Confirm the location of EOT facilities for staff. 

Principle 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. 

  a. The master plan approach with an inward looking centre results in a legible 
outcome for both pedestrians, vehicles and service vehicles. 

b. Ther north to south dedicated pedestrian links across the car park provide for 
safe and intuitive movement. 

c. The single vehicular cross over and through site vehicular link minimise 
vehicular impact on the public realm foot path and facilitate safe and 
convenient car movement. 

d. There are inconsistencies between landscape and architecture in the way the 
north to south pedestrian links is illustrated. 

Recommendations  1. Consider an additional north to south pedestrian link through the car park. 
2. Consider maintaining pedestrian paving on the road way north to south 

pedestrian links and at the loading dock access vehicle points to signal 
pedestrian priority. 

Principle 8 
Safety 

 Good design optimises safety and security, minimising the risk of personal harm and 
supporting safe behaviour and use. 
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  a. The proposal offers little or no passive surveillance over the public realm 
interface with Pinjarra and Lakes Road. 

b. Sightlines at the roadway between T9 & T8 and T3 & T2 are constrained and 
may result in unsafe pedestrian movements. 

Recommendations  1. Consider incorporating window openings at the façade at the revised 
intersection of Pinjarra and Lakes Road where the back of house is located. 
This might create the impression of an active and engaged corner treatment. 

2. Consider incorporating windows in the east façade of Building 1 to create 
the impression of passive surveillance over Lakes Road and the proposed 
break out space. 

3. Consider truncations in T9 & T8 and T3 & T2 to allow for safer sight lines. 
Principle 9 
Community 

 Good design responds to local community needs as well as the wider social context, 
providing environments that support a diverse range of people and facilitate social 
interaction. 
 

  a) In a project of this scope and scale the most important outcome for the 
community is an active, engaged and passively surveilled ground plane and 
public domain. 

b) The proposal offers little or no streetscape interaction or passive surveillance 
over the public realm interface with Pinjarra and Lakes Road. 

Recommendations  1. See comments under Principle 1 context and character in relation to the 
intersection of Pinjarra and Lakes Road and the east elevation of Building 1. 

Principle 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. 

  a) The Panel appreciate the limited capacity for aesthetic considerations within 
the context of this project typology. 

b) The landscape design can be developed further to create an attractive 
landscape frame for the built form as well as a hard paving strategy. 

c) The intersection of Lakes and Pinjarra Road could be modified and improved 
as per comments under Principle 1 context and character. 

d) Further detail design resolution of the blade device as well as confirmation of 
the materials palette would be beneficial. 

Recommendations  1. See above 
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Concluding Remarks 
The Panel understands the constraints of working with this use and typology in an urban context. 
However, the Proponent is invited to consider commentary under Principles 1-10 above and make some 
modest amendments to improve the design outcome for the community, visitors, staff and customers. 
Particular attention should be paid t the following: 
 

1. The management of built form and scale at the intersection of Pinjarra and Lakes Road with an 
enhanced set back and a modified angle of geometry to the east facing elevation of Building 1. 

2. Consideration of window openings at the intersection of Pinjarra and Lakes Road and along the east 
elevation of building 1. 

3. Enhanced and amplified landscape design with a focus on a high quality landscape buffer to 
Pinjarra and Lakes Road and more detail resolution of the landscape breakout space demonstrating 
its quality and amenity. (Consistency between the architecture and the landscape drawings should 
also be established.) 

4. A consolidated, measurable and holistic ESD report with initiatives clearly reflected on the drawings 
where appropriate. (It is acknowledged that an ESD professional and report were produced but not 
submitted in time for the review) 

 Design Review progress. 
 

  Supported 
  Pending further attention 
  Not yet supported 
  Yet to be addressed 

 DR1 DR2 DR3   
Principle 1 - Context and character      
Principle 2 - Landscape quality      
Principle 3 - Built form and scale      
Principle 4 - Functionality and build quality      
Principle 5 - Sustainability      
Principle 6 - Amenity      
Principle 7 - Legibility      
Principle 8 - Safety       
Principle 9 - Community      
Principle 10 - Aesthetics      
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