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1. Introduction

This report has been prepared by element on behalf of Oriental Merchant Pty Ltd in support of a development 
application at Lot 95 (No. 5) Lakes Road, Hazelmere (the ‘subject site’). The development application proposes a 
warehouse development for the purpose of the handling and storage of imported food products, comprising a warehouse, 
canopy area, ancillary office, car parking, landscaping and associated signage. 

Oriental Merchant is one of the world’s leading distributors of Asian food products and condiments with offices and 
warehouses around the globe. Oriental Merchant operates businesses in Australia, New Zealand, the United Kingdom, 
Europe, Canada and Japan. 

The subject site is well suited to accommodate the proposal, providing a well-designed warehouse that is highly 
considerate to the established local amenity and character whilst also contributing to economic activity both locally and 
in the wider region. 

The following report will provide an overview of the proposed development, as well as a breakdown of the relevant town 
planning and design considerations and an assessment of the planning merits of the proposal in the context of statutory 
compliance and policy requirements. 
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2. Site Details

2.1 Site Location and Property Description
The subject site is described as Lot 95 (No. 5) Lakes Road, Hazelmere and is located within the municipality of the City 
of Swan (the ‘City’). The subject site has a total land area of 3.292 hectares and is bound by Lakes Road to the south and 
Hazelmere Circus to the west. 

The subject site is currently used primarily for rural residential purposes and contains an existing dwelling which is 
intended to be removed prior to development of the proposed warehouse. It is our understanding that the existing 
tenants currently also use the subject site for the purposes of storing commercial vehicles, residential and small 
agistment purposes. 

The subject site comprises one (1) lot, the title particulars of which are outlined in the table below. 

Lot Plan Volume Folio Street Address Registered Proprietor Land Area

95 4553 1643 841 5 Lakes Road, Hazelmere Roselink Investments Pty Ltd 3.292 ha

Refer Attachment One – Certificate of Title. 

The subject land has a total land area of 3.292 hectares with frontages of 82.68 metres to Lakes Road and 117.64 metres 
to the unbuilt Hazelmere Circus. 

Refer Figure 1 – Aerial Plan and Figure 2 – Site Plan. 

2.2 Surrounding Land Uses
The subject site is located in proximity to a variety of land uses to all boundaries. Other neighbouring land uses within 
proximity to the subject site, include:

• General Industrial:

 - CTI Logistics to the north east at Lot 810 (No. 316) Bushmead Road

 - BGC Plasterboard to the north at Lot 200 (No. 290) Bushmead Road

• Light Industrial:

 - Predominately vacant land to the east at Lots 96, 97 & 817 Lakes Road

 - Lots 100 & 101 Hazelmere Circus to the north west. 

• Rural Residential:

 - Lot 124 (No. 79) Hazelmere Circus, Hazelmere to the west

 - Lot 122 (No. 122) Hazelmere Circus and Lot 120 (No. 18) Lakes Road to the south

The subject site is consistent with the built form and existing land use and development pattern in the surrounding area. 
The light industrial land use provides a transition from the general industry activities occurring to the north of the subject 
site and will be of low impact to rural residential land uses to the south. 

The proposal will not have an adverse effect on the amenity of residents of the rural residential land to the south and it 
is noted that the closest dwelling to the subject is well separated from the subject site, located approximately 90 metres 
west of the subject site.

Refer Figure 3 – Location Plan. 
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PO Box 7375 Cloisters Square, Perth Western Australia 6850
T. +61 8 9289 8300 | E. hello@elementwa.com.au  elementwa.com.au

The drawing does not constitute an invitation, agreement or contract (or any part thereof) of any kind whatsoever. All parties associated with the proposed property development disclaim all 
responsibility for any errors or omissions. The right is reserved to change the plan at any time. Liability is expressly disclaimed by Element Advisory WA Pty Ltd for any loss or damage which may 
be sustained by any person acting on any visual impression gained from this drawing. © element
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Proposed Warehouse Lot 95 (No. 5) Lakes Road, Hazelmere 
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3. Description of Proposal

3.1 Development Summary
This Development Application seeks approval from the City of Swan (the ‘City’) to construct a warehouse for the 
handling and storage of imported food products at the subject site. Key components of the proposed development are 
summarised below:

• 9,928m2 warehouse;

• Hardstand and canopy area; 

• 224m2 Office and amenities; and

• 45 car parking bays.

3.2 Staff Numbers and Hours of Operation
The proposed Oriental Merchant development will generally operate from 6:00am until 10:00pm from Monday to Friday. 
The facility will operate in two (2) shift patterns, with staff working from 6:00am to 3:00pm or from 3:00pm to 10:00pm. 

It is our understanding that a total of 38 staff members will work at the proposed development, however there will be a 
maximum of 23 staff at the subject site at any shift, as demonstrated in the table below. 

Type No. of Shifts Staff Per Shift Total Staff

Warehouse Staff 2 10 20

Office Staff 1 5 5

Container Staff 2 5 10

Freezer Staff 1 1 1

Local Delivery Drivers 1 2 2

Total 2 Max. 23 38

3.3 Car Parking and Access

Car Parking
A total of 44 car parking bays are to be provided for the development, including an ACROD bay and a bay reserve for 
biosecurity/quarantine officers. 

The parking provision for the site has been based on the maximum number of staff on site during each shift, plus additional 
bays for anticipated visitors to the premises. The parking provision allows for all staff from each shift to park on site during 
the changeover period. Outside of the shift changeover period, an additional 15 bays would be available for visitors. 

Vehicle Access
A new 14m wide crossover is proposed to enable 19m semi-trailer vehicles to enter and exit the site lane correctly. A 
smaller crossover to the west of the truck access will provided for light vehicles to and from the staff/visitor car parking. A 
separate pathway and pedestrian gate will be provided into the car park to ensure minimal conflict between pedestrians, 
domestic and heavy vehicles. 

Rubbish collection will be undertaken by a private contractor from within the site and not along the road verge. Rubbish 
bins will be stored in an enclosure on the eastern side of the warehouse towards its northern end and accessed as 
detailed in the Traffic Impact Statement prepared by Donald Veal Consultants at Attachment Three. 
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Proposed Warehouse Lot 95 (No. 5) Lakes Road, Hazelmere 

3.4 Landscaping
The proposed development will incorporate 6,085m2 of landscaping, primarily located along the lot frontages to Lakes 
Road and Hazelmere Circus. The development seeks to retain as much of the existing trees and vegetation within the site 
as possible, only removing trees where required for bushfire, servicing or access purposes.

The landscaped area will provide generous screening to the development and ensure that the amenity of the locality is 
maintained. It was also investigated whether the existing vegetation on the eastern boundary fence could be retained, 
however, following completion of the survey, the existing fence and associated vegetation is not on the boundary and 
cannot be protected whilst still providing access to articulated vehicles servicing the site.

3.5 Signage
The approximate location of signage associated with the proposed development is detailed on the development plans. 
The signage proposed will be comprised of one (1) pylon sign, approximately 3m in height and 1.5m in width, located 
at the vehicle entrance from Lakes Road. The sign will assist with wayfinding and business identification, detailing the 
Oriental Merchant company logo and street address of the subject site. 

The figure below details the signage proposed as part of the development. 
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4. Town Planning Considerations

4.1 Zoning and Reservations

Metropolitan Region Scheme
Pursuant to the provisions of the Metropolitan Region Scheme (‘MRS’), the subject site is zoned ‘Industrial’. The Industrial 
zone is described as follows:

Land in which manufacture, processing, warehousing and related activities are undertaken. 

The proposed warehouse development is consistent with the intent of the Industrial zone. 

City of Swan Local Planning Scheme No. 17
The City of Swan Local Planning Scheme No. 17 (‘LPS 17’) sets out the provisions for development and land use within 
the City of Swan (the ‘City’). Under the provisions of LPS 17, the subject site located within the ‘Special Use No. 25’ Zone 
(‘SU 25’), which requires the preparation of a local structure plan as a precursor to subdivision and development. 

Schedule 4 of LPS 17 sets out a series of conditions pertaining to SU 25 regarding the development of the subject site, 
which are outlined in the table below. 

Development Condition Comment

1. Subdivision and development shall be in accordance with a 
Structure Plan prepared and approved in accordance with the 
provisions of Part 4 of the deemed provisions.

The proposed development is in accordance with the 
Lots 100 & 101 Hazelmere Circus and Lot 95 Lakes 
Road Structure Plan. 

2. Unless the development on the site is connected to reticulated 
sewer – 

a. Development is restricted to ‘dry industry’ whereby any 
development application must demonstrate that the quality 
and volume of effluent to be disposed of onsite can be 
successfully disposed of, without adverse environmental or 
health effects, using effluent disposal systems; and

b. Development shall be restricted to the type which is 
predicted to generate, and/or generate waste water intended 
for disposal on site at a daily volume not exceeding 540 litres 
per 2,000m2 of site area.

c. A Wastewater Management Plan shall be submitted with 
each development application to demonstrate that condition 
1 can be achieved to the satisfaction of local government. 

The quality and volume of effluent associated with the 
development can be successfully disposed of onsite 
and does not exceed the daily volume maximum 
contemplated under the Structure Plan. 

Hydraulic Services plans have been prepared by M 
J Wynne & Associates which demonstrate that the 
development meets the requirements of Condition 1. 

Refer Section 5.3 – Water Management and 
Attachment Five – Hydraulic Services Plans. 

The subject site is also located within the ‘Aircraft Noise Exposure Special Control Area’.

Lots 100 & 101 Hazelmere Circus and Lot 95 Lakes Road Structure Plan
The subject site is located within the ‘Lots 100 & 101 Hazelmere Circus and Lot 95 Lakes Road Structure Plan’ (the 
‘Structure Plan’) area. Under the Structure Plan, the subject site is designated for ‘Light Industrial’ land use. 

The objectives of the Light Industry zone, as contemplated by LPS 17 are as follows:

• provide for a range of generally small-scale industrial development, which exhibit a relatively high standard of design 
and environmental performance in terms of amenity, noise, emissions and generation of vehicular traffic, and which 
can be expected to be compatible with any adjacent urban and rural areas;

• ensure development within the zone is complementary to development in other zones and to avoid development of 
land for purposes or in any manner which could detract from the viability or integrity of development in either the 
Strategic Region Centre or the Commercial zones;
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Proposed Warehouse Lot 95 (No. 5) Lakes Road, Hazelmere 

• ensure any on-site advertising is integrated with the overall site development and does not detract from the 
amenities of the road frontages or of adjacent development.

The proposed warehouse does not compromise the objectives of the Light Industrial zone or adversely impact on 
adjacent urban and rural areas. The proposal is of low impact and will not generate high volumes of vehicular traffic, or 
emissions and is well screened to ensure the local amenity is preserved.  All heavy vehicle traffic to and from the site will 
be directed eastward towards Lloyd Street where access to the regional road network of Great Eastern Highway Bypass 
and then Roe Highway is available. 

Land Use Permissibility
The proposed development is considered to fall within the ‘Warehouse’ use class, which is defined under LPS 17 as 
follows:

means premises used to store or display goods and may include sale by wholesale.

Pursuant to LPS 17, the ‘warehouse’ use is a ‘P’ use within the ‘Light Industry’ zone, meaning that it is permitted if it 
complies with any relevant development standards and requirements of the scheme.

4.2 Local Planning Policies

Local Planning Policy 124 – Building and Development Standards – Industrial Zones
Although LPS 17 does not contemplated any specific site of development requirements for the subject site within SU25, 
we are advised by the City that the development standards for the Light Industrial zone as outlined within ‘Local Planning 
Policy 124 – Building and Development Standards – Industrial Zones’ (‘LPP 124’) should be considered. 

The table below sets out the specific building standards applicable to land within the Light Industrial zone. 

Minimum Effective 
Frontage in Metres

Minimum Setbacks from Boundaries in Metres Max. Plot 
Ratio

Max. Site 
CoverageFront Side Rear / Secondary Street

Light Industrial 
Zone

20  9 Nil 6 0.5:1 50%

Provided 82.7 44 22 75 / 17 0.3:1 31.9%

Setbacks
LPP 124 contemplates minimum setbacks of 9 metres to the primary street frontage, 6 metres to the rear boundaries and 
secondary street and nil setbacks to side boundaries for development within the Light Industrial zone. 

The proposed development is consistent with the setback requirements contemplated by LPP 124. 

Site Coverage and Plot Ratio
LPP 124 sets out a maximum site coverage of 50% and a maximum plot ratio of 0.5:1 for development within the Light 
Industrial zone. 

The warehouse development proposes a site coverage of approximately 38% and is well within the plot ratio requirements 
contemplated under the policy. 

Building Facades 
LPP 124 requires that building facades be constructed of brick, stone, concrete or glass, or a combination of one or more 
of those materials. The Policy notes that where a building is set back at least 20 metres from the street alignment, the 
City may permit facades to be constructed of materials other than those specified in LPP 124. 

In this regard, the proposed warehouse is to be constructed predominately of colorbond trimdek wall sheeting, with the 
office component to be constructed with pre-cast concrete panels or Hardie-Tex. The proposed building façade materials 
are considered to be a good design outcome, with the varied materials used between the office and warehouse to provide 
sufficient visual interest and articulation when viewed from the public realm. 
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Landscaping
The proposed development seeks to retain as much of the existing trees and vegetation within the site as possible, only 
removing trees where required for bushfire, servicing or access purposes. 

LPP 124 requires that a minimum of 10% of the site area is required to be landscaped, to a minimum width of 3m adjoining 
all street boundaries. The proposed development incorporates generous landscaping provision of 6,085m2, equating to 
approximately 18% of the site area. 

Landscaping is primarily located along the street boundaries, with a minimum 11 metres landscaping width to Hazelmere 
Crescent and 13 metres long the Lakes Road frontage. In this regard, the proposed development provides landscaping 
consistent with the provisions of LPP 124. 

The landscape adequately screens the proposed development from view of Lakes Road and Hazelmere Circus, and 
existing trees and vegetation have been retained where possible, albeit trees need to be removed on the southern and 
western sides for bushfire purposes, for servicing (predominantly stormwater disposal) and for access.

Local Planning Policy 129 – Vehicle Parking Standards 
The City’s Local Planning Policy 129 – Vehicle Parking Standards (‘LPP 129’) sets out the vehicle parking standards 
for land within the City of Swan. The table below outlines the car parking bays required for the proposed Warehouse 
development at the subject site based on the applicable parking rates outlined in LPP 129. 

Use Class Car Parking Rate Number of Units Bays Required Bays Provided

Warehouse
2 spaces per 100m2 GLA; or 10,142m2 203 bays

44 bays
2 spaces per person employed; 38 76 bays

When assessed against LPP 124, the maximum car parking requirement for the facility would be 203 car spaces, which is 
considered to be and excessive supply for the proposed warehouse development. In this regard, 44 bays are proposed to 
be provided and are considered sufficient to service the proposal. 

The Traffic Impact Statement prepared by Donald Veal Consultants supports the car parking provision, noting that the 
operations over each of the two (2) daily shifts with staggered changeover times will mean that at most times, no more 
than two thirds of the bays within the car parking are expected to be occupied. 

While the onsite provision of 44 car spaces is less than that of the City’s policy requirement, the number of parking bays 
provided on the site is more than sufficient for the anticipated staff numbers. The proposed car parking is also sufficient 
to accommodate a dedicated quarantine officer parking bay, and any visitors. Although as there are no direct sales, visitor 
number are expected to be minimal. 

In the future, should the warehouse be occupied by another user, there is excess land available at the rear of the site that 
could be used for overflow parking in the event it was ever required in the future. 

In light of the above, the proposed car parking provision of 44 bays is considered sufficient to service the development. 

Refer Attachment Three – Traffic Impact Statement. 

Local Planning Policy 70 – Advertising Signs within the Commercial and Industrial 
Zones
The City’s ‘Local Planning Policy 70 – Advertising Signs within the Commercial and Industrial Zones’ (‘LPP 70’) outlines 
the requirements for advertising signs located on private land and within thoroughfares within the Commercial and 
Industrial Zones. 

LPP 70 states that signs may contain information including the business logo, street number, owners name and contact 
details, the main services provided by the development and should not confuse/distract motorists or obstruct site lines.

The proposed signage comprises one (1) pylon sign, approximately 3m in height and 1.5m in width at ground level with 
a concrete base. The sign is located at the vehicle entrance from Lakes Road, and details the business logo and street 
address to assist with business identification and wayfinding. 

We confirm that the proposed signage is consistent with the provisions of LPP 70 and will be clear and maintained 
throughout the operation of the development. 

 
CITY OF SWAN 

STATUTORY PLANNING 

RECEIVED 
 

 

12 Nov  2021

Version: 4, Version Date: 25/11/2021
Document Set ID: 6987489



13

5. Supporting Technical Studies

5.1 Traffic Impact Statement
A Traffic Impact Statement has been prepared by Donald Veal Consultants to support the proposed development. A copy 
of the Traffic Impact Statement (‘TIS’) is provided at Attachment Four to this report. 

The TIS concludes that the proposed development is supported in terms of its traffic, transport and road safety impacts 
on the road network and recommends approval of the development.Key comments from the TIS are summarised below 
as follows:

• There is currently excellent access to the surrounding arterial road network (e.g. Great Eastern Highway Bypass and 
Roe Highway via Lakes Road and Stirling Crescent. This will be improved in the near future with the extension of 
Lloyd Street to the north into Midland and south to connect to the Great Eastern Highway Bypass and beyond.

• The current crash history period indicates there are no crashes recorded along Lakes Road in the near vicinity. 

• Based on the proposed use of the building, the 44 car parking bays proposed are expected to be adequate. 

• Over a full day, possibly 100 light vehicle trips may occur with 30 occurring in the peak hour being the changeover of 
shifts. In addition, there may be in the order of 50 truck movements, being 25 inbound and 25 outbound. 

• The overall impact of the development will be minimal and well within the capacity of the existing and future planned 
road network. 

• A new 14m wide crossover is proposed to enable 19m semi-trailer vehicles to enter and exit the property in a lane 
correct manner. 

• A smaller driveway to the west of the truck access will provide access for light vehicles to and from the staff/visitor 
car park. A separate pathway and pedestrian gate will be provided into the car park. 

Refer Attachment Three – Traffic Impact Statement.

5.2 Bushfire Management Plan
A Bushfire Management Plan (‘BMP’) was prepared by element to support the proposed development. The BMP 
concludes that the bushfire risk to the proposed development posed by the identified bushfire hazards can be managed 
through standard application of the acceptable solutions of the bushfire protection criteria. 

The BMP notes the following bushfire management requirements for the development:

• The proposed building is to be surrounded by a 17m Asset Protection Zone (‘APZ’) to ensure BAL-29 is maintained, in 
perpetuity. All vegetation within the APZ is to comply with the Standards for APZ. 

• Retained vegetation consisting of woodland and grassland will continue to pose a bushfire threat post development. 

• Boundary firebreaks a minimum 3m in width shall be provided in accordance with the City of Swan Fire Hazard 
Reduction Notice.

• All proposed landscaping shall be managed as low threat vegetation, in accordance with AS3959-2018 and designed 
to comply with the Standards for APZ. 

• Internal vehicle access ways shall be constructed of all-weather surface material with a minimum trafficable surface of 
4m in width.

• Perimeter access ways shall be constructed prior to occupation of the proposed building. 

• Prior to occupation, the proposed building shall be connected to a reticulated water source. 

Refer Attachment Four – Bushfire Management Plan. 
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Proposed Warehouse Lot 95 (No. 5) Lakes Road, Hazelmere 

5.3 Water Management
Hydraulic Services Plans have been prepared by M J Wynne and Associates to support the proposed development and 
are provided at Attachment Five of this report. 

Refer Attachment Five – Hydraulic Services Plans.  

Stormwater Management
Stormwater management at the subject site has been designed to meet the requirements of the SU 25 provisions and the 
Structure Plan. The Local Water Management Strategy (‘LWMS’) prepared by McDowall Affleck (August 2019) to support 
the Structure Plan addresses the issues for Lots 100 & 101 Hazelmere Circus and the subject site. 

The LWMS also refers to geotechnical conditions on the site such as ground water levels and stormwater management, 
which have been considered and complied with in the design of the proposed development. The water levels are stated 
as being not less than 6m below finished ground levels. 

The LWMS also refers to the Urban Water Management Plans (‘UWMP’) and the issues of storage on the lots. M J Wynne 
and Associates confirm that these matters have been complied with throughout the design and conclude that the lots 
are capable of being developed. 

Approximately 501.5m3 site storage is proposed to assist with stormwater management for the proposed development, 
comprising:

• 51 x 1800mm diameter x 2400mm deep soakwells at 6.108m3 each (311.5m3 total);

• Pipework – 150mm diameter, 225mm diameter and 300mm diameter (approximately 30m3);

• Bulk storage 160m3. 

Further detail retailing to stormwater management is provided at Attachment Five – Hydraulic Services Plans. 

5.3.1 Wastewater Management
The provision of reticulated sewer within Hazelmere is limited and no Water Corporation infill program exists for this 
area. This restricts industrial use to ‘dry industry’ that would need to be connected to onsite effluent disposal systems via 
Alternative Treatment Units (‘ATUs’). 

SU 25 establishes that “development shall be restricted to the type which is predicted to generate, and/or generate 
wastewater intended for disposal on site at a daily volume not exceeding 540 litres per 2,000m2 of site area”. The subject 
site has a total area of 32,578m2 which results in a maximum allowable daily volume of 8,796.06 litres to be generated at 
the site. Wastewater disposal will be limited to the disposal of domestic type wastewater generated by staff and visitors to 
the site. 

Wastewater management for the proposed development will be achieved via a Department of Health approved ATU, 
connected to two (2) 7m flat bed leach drains. The development is to be serviced by one (1) Aquarius Waste O-2 NR 
1.8KL C ATU which can treat up to 1800 litres per day to Department of Health WA Standards. 

The ATU will accommodate the wastewater flows of the subject development based on the calculations outlined in the 
table below:

Source Rate of Wastewater Generation Total Volume (per day)

Office Staff 20 persons / day @ 30L / day 600 litres

Office Staff 10 persons/day @ 70L / day 700 litres

Total 1300 litres

The proposed size and location of the ATU and leach drains for the development is detailed within the Hydraulic Services 
Plans provided at Attachment Five of this report. 
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5.4 Waste Management
A Waste Management Plan has been prepared by Cardno in support of the proposed development. The Waste 
Management Plan demonstrates that the proposed development provides a sufficiently sized bin storage area for the 
storage of general and recyclable waste based on the estimated waste generation and a suitable configuration of bins. 

The collection of general, comingled recyclable and plastic waste is achieved using:

• 3 x 3m3 general waste, to be collected weekly;

• 1 x 3m3 recycling waste, to be collected weekly; and

• 2 x 100L bins for plastics, to be collected twice a week. 

A private waste contractor is proposed to collect the general, comingled recycling and plastic waste on site. The Facility 
Manager or staff will provide access to the bin hardstand. A front lift waste truck will empty the skip bins from the waste 
collection area on the days of collection. 

Waste collections will be undertaken on-site and arranged to occur during off-peak hours to minimise disruption to traffic 
operations as well as minimise any impacts to staff and visitors. 

Refer Attachment Six – Waste Management Plan. 
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6. Conclusion

This development application has been prepared by element on behalf of Oriental Merchant Pty Ltd, in support of a 
warehouse development at Lot 95 (No. 5) Lakes Road, Hazelmere (the ‘subject site’) for the purpose of handling and 
storage of imported food products. 

The development is to be comprised of a ‘Warehouse’ land use, inclusive of an ancillary office component, associated 
parking and canopy areas, landscaping and building signage and is consistent with the provisions of the City of Swan 
Local Planning Scheme No. 17 and the Lots 100 & 101 Hazelmere Circus and Lot 95 Lakes Road Structure Plan. 

The subject site is well suited to accommodate the proposed development and will deliver a unique offering and 
contribute to economic stimulus of both the local industrial area and wider region as a whole through the establishment 
of an Oriental Merchant warehouse in Western Australia. 

The proposed development is considered to be highly considerate to maintaining established local amenity and will deliver a 
high-quality warehouse design that is generously landscaped and set back from Lakes Road and Hazelmere Circus.

Based on the information provided within this report and the accompanying plans, it is respectfully request that the City 
of Swan recommend approval of the development by the Metropolitan Outer Joint Development Assessment Panel. 
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