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1. INTRODUCTION 
On behalf of our client Stockland Development Pty Ltd (Stockland), we are pleased to submit this application 
for planning approval for stage 1 of the Brabham activity centre.   

The proposed development is the first stage of the Brabham district activity centre, as provided for in State 
Planning Policy 4.2 – Activity Centres for Perth and Peel (SPP4.2).  

The development of this centre is supported by a wide range of planning documents in addition to SPP4.2, 
including the Albion (Brabham) District Structure Plan, the Albion (Brabham) Local Structure Plan 1C, the 
draft Brabham Activity Centre Plan, the Whiteman Edge Town Centre Local Development Plan, and the 
City’s draft Local Commercial and Activity Centres Strategy.  

The centre accommodates 10,345sq.m of NLA, including an estimated 7,840sq.m of shop-retail NLA, and 
561 car bays, equating to a rate of 4.99 bays per 100sq.m of non-residential NLA.  

WORKING TOGETHER 
This application follows years of planning for the centre and the wider locality. Stockland thanks the City for 
its ongoing collaborative efforts to facilitate the development of Brabham.  

The City will be familiar with the proposed development through ongoing liaison in relation to the above 
activity centre plan, and local development plan, as well as ongoing regular meetings between the City and 
Stockland.  

Stockland and Urbis look forward to working with the City to facilitate approval of this $22m investment into 
the local area.  

PLANNING APPROVAL 
Pursuant to City of Swan Local Planning Scheme No. 17, planning approval is sought for: 

• Earthworks to facilitate the development on the affected area of the lot.  

• The establishment of a shopping centre on either side of a main street between Mayfield Drive and 
Everglades Avenue. The northern side of the centre will include a tavern and associated uses, speciality 
stores, and a open plaza and pedestrian link to Jungle Park. South of main street, specialty tenancies 
will line the main street, and an open air lane that feeds into a supermarket and other tenancies.  

• A separate childcare centre building along Everglades Avenue. 

• A Tavern land use for the indicated site (including Shop for a drive-through liquor store) and a Child Care 
Premises land use for the indicated site. 

• Permissibility for all and any of the following land uses for all other tenancies: 

− Amusement Parlour, Betting Agency, Consulting Rooms, Convenience Store, Fast Food Outlet, 
Lunch Bar, Market, Medical Centre, Office, Recreation – Private, Restaurant, Shop, and Veterinary 
Centre.  

• Associated car parking areas and internal circulation, and crossovers from: 

− Mayfield Drive (one north of main street – full movement, and one south of main street – full 
movement).  

− Main street (for the future district community centre near Everglades Avenue – full movement). 

− Everglades Avenue (one for a service area south of main street – full movement except for right-out, 
and one for general access north of Youle-Dean Road – full movement). 

−  Youle-Dean Road (between Mayfield Drive and Everglades Avenue – full movement). 
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2. BACKGROUND AND CONTEXT 
As aforementioned, Stockland has been working with the City of Swan and the Department of Planning, 
Lands and Heritage over a significant period of time to deliver this centre. This includes an extensive number 
of meetings, workshops, presentations to Council and the City’s administration. 

The processes outlined in Figure 1 and Table 1 are of key relevance to this application. 

Figure 1 – Planning Processes Underway 
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Table 1 – Planning Processes Underway 

Process Overview Status 

Whiteman Edge 
Local 
Development 
Plan 

The current LSP requires that an LDP be prepared 
prior to development of the activity centre. 

The LDP provides guidance on land use, areas of 
built form, key linkages, vehicle and pedestrian 
access points, and street interface standards. 

This document forms the primary statutory 
planning tool for the assessment of this 
development application.  

It should be noted that due to the extent of the LDP 
going beyond the area indicated in the LSP, the 
WAPC agreed with the City that this tool was 
required for the purposes of orderly and proper 
planning, as per 47 (d) of the deemed provisions.  

Approved. 

By the City of Swan at its 
Ordinary Council Meeting on 12 
April 2017.  

Subdivision 
Application (ref: 
154738) 

This application proposes to create the lots on 
which the centre will sit out of the large lot in which 
the development area currently sits. The 
application includes creation of the main street 
between Mayfield Drive and Everglades Avenue, 
and a pedestrian access way between Jungle Park 
reserve and the main street.  

The subdivision application is temporarily on hold 
pending resolution of the below structure plan 
modifications, particularly resolution of the 
proposed main street.  

The submitted subdivision application proposes a 
20m main street road reserve, and this 
development application is reflective of that width. 
As communicated to the WAPC and City in other 
correspondence, the proposed width is sufficient 
for the purposes of traffic and pedestrian and cycle 
demands, whilst also ensuring that the main street 
is able to achieve an appropriate level of intimacy 
and comfort that is conducive to creating a 
desirable place. Any width in excess of 20m will 
compromise the ability to achieve this environment.  

Awaiting determination. 

Lodged 19 January 2017. 
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Process Overview Status 

Albion 
(Brabham) 
District 
Structure Plan 
Modification 

This modification application was submitted on 2 
March 2017, and seeks to: 

• Change the designation of the Brabham 
activity centre from a ‘large neighbourhood 
centre’ to a district centre, reflecting SPP4.2 
and other WAPC planning instruments.  

• Increase the size of the activity centre 
footprint to reflect this change in 
designation.  

• Provide additional Retail Sustainability 
Assessment and Traffic Impact Assessment 
information to support the change, including 
an indicative increase in the provision of 
shop retail NLA to 20,000sq.m.  

This development application essentially takes 
place over the existing identified activity centre site, 
and therefore resolution of this DSP modification is 
not required to progress this development 
application.  

Recommended for approval by 
the City (with modifications), 
awaiting determination by 
WAPC 

Considered at City of Swan at its 
Ordinary Council Meeting on 5 
July 2017. 

Due to be determined by WAPC 
no later than mid-November.   

Brabham Local 
Structure Plan 
1C Modification 

This modification application, also submitted on 2 
March 2017, seeks to: 

• Expand the footprint of the Brabham activity 
centre to reflect the DSP modification.  

• Provide additional Traffic and Transport 
Analysis, and a Bushfire Management Plan.  

• Identify a district community centre adjacent 
to Jungle Park, at an agreed site with the 
City.  

• Require the preparation of an Activity Centre 
Plan prior to major development at the 
centre, consistent with the requirements of 
SPP4.2, noting that the existing LDP 
provides the appropriate head of power to 
enable stage 1 of the centre. 

As noted, the LDP provides the statutory basis for 
this development application. The proposed LSP 
modifications align a number of matters with the 
LDP, but are primarily intended to facilitate the 
ultimate district centre.  

Recommended for approval by 
the City (with modifications), 
awaiting determination by 
WAPC 

Considered at City of Swan at its 
Ordinary Council Meeting on 5 
July 2017. 

Due to be determined by WAPC 
no later than mid-November.  
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Process Overview Status 

Brabham 
Activity Centre 
Plan 

This plan was lodged with the City on 31 March 
2017.  

The plan, prepared in accordance with the deemed 
provisions and structure planning guidelines seeks 
to provide comprehensive land use, built form and 
traffic and access guidance over the entirety of the 
district centre site.  

The plan includes an Illustrative Concept Plan that 
outlines the likely built form layout of the centre.  

The provisions of the ACP were crafted to ensure 
that they align with the adopted LDP, and further 
extended similar controls to the whole district 
centre. 

As the ACP reflects the provisions of the LPD, the 
relevance of the document on this application is not 
significant. The ACP is primarily intended to 
provide planning guidance and controls for future 
stages of the activity centre.  

Recommended for approval by 
the City (with modifications), 
awaiting determination by 
WAPC 

Considered at City of Swan at its 
Ordinary Council Meeting on 2 
August 2017.  

Due to be determined by WAPC 
no later than mid-December.  
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3. THE SITE 
The details and characteristics of the site on which the development is proposed is outlined below.   

3.1. LOT DETAILS 
The proposed development sits entirely within a single lot (the subject lot), as outlined in Table 2.  

Table 2 – Lot Details 

Lot Plan Address Proprietor Area 

9040 DP409802 N/A Stockland Development Pty Ltd - L12 
Durack Centre, 263 Adelaide Terrace, 
Perth.  

247,755sq.m.  

 

The subject lot is significant in size and essentially forms a balance lot for the southern part of Stockland’s 
Whiteman Edge estate. The lot is continually subdivided as the estate develops further.  

The proposed development sits at the eastern edge of the subject in the ‘development area’. The 
development area covers approximately 7.2ha,  

The development area is illustrated in Figure 2.  

The site is bordered by Jungle Park reserve to the north, Everglades Avenue to the east, Youle-Dean Road 
to the south, and future development area to the west, including a re-aligned Mayfield Drive.  

As outlined in s2, the proposed development will sit in a single lot that covers the district centre: 

• A lot north of main street, including all areas, sans the district community centre site. An easement will 
be provided for vehicle and pedestrian access to the district community centre site from the main street, 
and another easement for pedestrian access to and from Jungle Park to the main street. 

• All areas south of main street will be in a large lot bordered by Mayfield Drive, main street, Everglades 
Avenue, and Youle-Dean Road. 

• It is intended that the above two areas will be seriffed, so that they form a single lot split by the main 
street.  
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Figure 2 – Development Area 
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3.2. LOCATION 
The development area is located in Stockland’s Whiteman Edge estate in Brabham, 17km north-east of the 
Perth CBD in Perth’s north-east growth corridor.  

Nearby features, as illustrated in Figure 3, include: 

• The site is located 7km north-west of the Midland strategic metropolitan centre. 

• The site is located 5.5km south of the Ellenbrook secondary centre. 

• The Whiteman Park recreation and conservation reserve is located to the west of Brabham, and forms 
the western boundary to the urban front of which Brabham is part.  

• The Swan Valley agricultural and tourist region is located to the east, and forms the eastern boundary to 
the surrounding urban development.  

The Whiteman Edge estate has been under development for several years, and will ultimately cater for over 
2,000 homes. There are also substantial areas of additional MRS-zoned Urban land to the south of 
Whiteman Edge that will be developed for predominantly residential purposes in the near future.  

Because of the increasing residential population, and consistent with various levels of structure planning 
over the area, and SPP4.2, there is demand for a centre in the area, to provide for the retail, community and 
service needs of the local catchment.   

The immediately surrounding Whiteman Edge estate, together with other non-Stockland estates already has 
approximately 3,000 residents, and this is expected to grow to over 6,500 residents in the near term. Taking 
into account all residential development generally between Gnangara Road and Reid Highway, the 
population is expected to grow from approximately 10,000 residents in 2016, to over 15,000 residents by 
2021, and over 25,000 residents by 2031. 
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Figure 3 – Development Area Context 
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3.3. EXISTING DEVELOPMENT/CONDITION 
The site is currently vacant and has not been previously developed.  

Parts of the site have already been cleared to facilitate fill and equipment storage related to the development 
of the Whiteman Edge estate.  Non-cleared portions have some remnant vegetation, with vegetation 
concentrated in the south-western portions of the site.   

Along Everglades Avenue and Youle-Dean Road – in areas within the development area, but that will be part 
of the aforementioned road reserve – there is a series of mature trees that be largely retained.  

The development area does not have any heritage or environmental significance.  

3.4. ACCESS 
The development area currently has frontage to the following roads: 

• Mayfield Drive, which is a local road under the MRS. This will road become a special neighbourhood 
connector 1 as defined in Liveable Neighbourhoods, when it eventually connects to Youle-Dean Road. 
Mayfield Drive currently terminates at the north-western border of the development area near Jungle 
Park.  

• Everglades Avenue (formerly Partridge Street), which is also a local road, except for where it connects 
with Youle-Dean Road, where it is an Other Regional Road. Everglades Avenue will be an Integrator B 
road. This road has recently been constructed.  

• Youle-Dean Road, which is an Other Regional Road at the southern border of the development area. It 
becomes a Primary Regional Road closer to Lord Street. The (roundabout) intersection of this road has 
recently been constructed  

It is anticipated that the above roads, as well as the main street (a Special Neighbourhood Connector 1), will 
all be constructed as per the requirements of the Albion (Brabham) Local Structure Plan 1C prior to the 
occupation of the proposed development. The timing of the Mayfrield Drive connection Youle-Dean Road is 
unclear, however it is noted that this connection is not required to accommodate the proposed development.  

All of the above roads provide easy local access from the surrounding locality in line with the DSP and 
various LSPs that apply to the area.  

The development area does not currently have any immediate public transport services, with bus services 
currently only available on Lord Street, south of Youle-Dean Road, which connects the area to Ellenbrook as 
well as Morley Bus Station via Bassendean train station. The proposed Ellenbrook rail line, which is intended 
to have a station at ‘Whiteman’ at an undetermined location, will drive the nature and route of future bus 
services. Current structure planning identifies bus routes being located on Youle-Dean Road and Everglades 
Avenue.  

As the City would be aware, New Lord Street will soon commence construction, which will improve vehicle 
access in the area, and provide a much safer road environment between Ellenbrook and Reid Highway. 

The under construction Northlink WA project will remove a significant amount of regional traffic from the 
locality, in particular traffic from Ellenbrook travelling south and north on Lord Street. This $1.12b project is 
set to open in stages from 2018 to 2019.   
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4. PROPOSED DEVELOPMENT 
The proposed development is the first stage of the Brabham district activity centre, and will become a 
Stockland-branded shopping centre.  

4.1. OVERVIEW 
Approval is sought for the establishment of a shopping centre on either side of a main street between 
Mayfield Drive and Everglades Avenue. The northern side of the centre will include a tavern and associated 
uses, speciality stores, and a small pen plaza and pedestrian link to Jungle Park. South of main street, 
specialty tenancies will line the main street, and an open-air lane that feeds into a supermarket and other 
tenancies. A separate child care centre building along Everglades Avenue is also proposed.  

The main street itself will be facilitated via the subdivision application noted in s2 of this report, and does not 
form part of the approval sought.  

The key figures and features of the proposed development are outlined in Table 3. A site plan is provided at 
Figure 4.  

Table 3 – Proposed Development Overview 

Feature Proposed Note 

NLA 10,345sq.m.  This includes a 5% deduction for the 
3,800sq.m supermarket tenancy, to allow for 
tea rooms, plant, ablutions, and other uses 
that are excluded from NLA per LPS 17’s 
definition.  

This amount does not include the proposed 
open-air 220sq.m beer garden associated with 
the tavern, nor the 845sq.m outdoor play 
space associated with the proposed childcare 
premises.   

Of which will likely 
be shop-retail NLA 

7,840sq.m.  This is an estimate only, and is subject to 
leasing. In any case, the total potential shop-
retail NLA will not exceed 10,000sq.m.  

This amount excludes the tavern, childcare 
premises, and the proposed medical centre 
and gymnasium tenancy.  

Other tenancies may be used for non-shop-
retail uses.  

Parking bays 516. This amount includes 12 accessible bays, but 
excludes the proposed 17 on-street parking 
bays on the main street.  

Final bay numbers may vary slightly during 
the detailed design process.  

Rate of parking 
provision 

4.99 bays/100sq.m for all non-
residential NLA.  
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Feature Proposed Note 

End of trip facilities Secure facility with the following for 
each gender - 10 bicycle bays, 18 
lockers, and 2 showers.   

Visitor racks will be provided at centre 
entrances, at locations and numbers to be 
determined.  

Number of 
tenancies 

~30 Tenancy numbers are subject to a leasing 
process. The structures proposed can 
accommodate varying tenancy sizes. Any 
internal tenancy walls on the architectural 
drawings should be considered as indicative.  

Proposed land 
uses 

• Tavern for the indicated 
tenancy. 

• Child Care Premises for the 
indicated tenancy. 

• Amusement Parlour, Betting 
Agency, Consulting Rooms, 
Convenience Store, Fast Food 
Outlet, Lunch Bar, Market, 
Medical Centre, Office, 
Recreation – Private, 
Restaurant, Shop, and 
Veterinary Centre for all other 
tenancies.  

The final land use for tenancies is subject to a 
leasing process. Most tenancies are expected 
to be Shop or Restaurant.   

Crossovers Five (5): 

• Two from Mayfield Drive (one 
north of main street – full 
movement, and one south of 
main street – full movement).  

• One from main street (for the 
future district community centre 
near Everglades Avenue – full 
movement). 

• Two from Everglades Avenue 
(one for a service area south of 
main street – full movement 
except right-out, and one for 
general access north of Youle-
Dean Road – full movement). 

• One from Youle-Dean Road 
(between Mayfield Drive and 
Everglades Avenue – full 
movement). 

All intersections/crossovers are consistent 
with those already contemplated in existing 
planning instruments, particularly the 
Whiteman Edge Local Development Plan and 
the Albion (Brabham) Local Structure Plan 1C.  
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Figure 4 – Proposed Development Site Plan 
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4.2. OWNERSHIP AND MANAGEMENT 
It is intended that the centre will be a Stockland branded shopping centre, and remain under single 
ownership and management as a cohesive and centrally managed centre.  

Stockland is a long-term asset holder, and the intent is for Stockland to be the long-term owner, operator and 
custodian of the centre and its future development.  

4.3. KEY FEATURES AND DESIGN PRINCIPLES 
The key features of the proposed development are outlined in Table 4.  

Table 4 – Key Features of Proposed Development 

Feature Note 

Main street and town 
square 

The centre will surround and envelope a main street between Mayfield Drive and 
Everglades Avenue. 

This 20m wide road will be treated to a high level of specification, with flush kerbing, 
parallel parking, central tree-lining, and generous footpaths. An indicative 
engineering design of the main street is enclosed with this application.  

Beyond the reserve, there will be space within private land for outdoor dining and 
similar activities, particularly on the southern side of the street.  

A range of tenancies will line the full length of the main street, with the intention 
being that most tenants will be food related. 

The western end of the main street will be anchored by a tavern to the north, and 
likely a medical centre on the southern side of main street. These uses will drive 
night and day time activity respectively.  

A small open plaza is located on the northern side of the main street, which will 
provide space for seating, opportunities for additional landscaping, and a potential 
location for the provision for public art.  

Laneway 
environment 

The proposed shopping centre is unique in that the ‘mall’ of the centre to the south of 
the main street will be entirely open air, with a mixture of awnings and other 
protective elements providing shelter outside each tenancy.  

A strong visual connection from the entirety of the centre is provided to the main 
street, and the lack of enclosure will limit the barriers and friction between the main 
street and the laneway component.  

A supermarket will bookend the southern part of the lane, and underpin the whole 
centre.  

The open air environment is more sustainable, and will provide a point of difference 
for the proposed centre in contrast to other supermarket-based centres, and 
traditional perceptions of a shopping centre.  

The layout of the centre ensures that that customers can park in the primary car 
parking area, and easily access the main street via the laneway mall.  
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Feature Note 

Linkages The proposed development will include a strong pedestrian linkage from Jungle Park 
to the main street, via well-treated and direct footpath. 

This strong north-south connection will continue through the laneway mall, and 
eventually feed through to Youle-Dean Road when the remainder of the site is 
developed. As part of stage 1, a footpath will continue from the lane along the main 
vehicle entrance point from Youle-Dean Road to ensure there is pedestrian 
connectivity from this area.   

 

4.4. STAGING 
The proposed development represents stage 1 of the Brabham activity centre.  

It should be noted, however, that the entirety of the proposed development in this application may not be 
constructed in a single stage. The extent and nature of ‘stage 1A’ is dependent on market demand for 
tenancies.  

It is likely that ‘stage 1A’ may exclude some tenancies at the extremities of main street, and possibly the 
tavern.  

To account for this, it is requested that the City include a condition in any approval, that allows for final 
details of the initial stage of development to be provided to the satisfaction of the City This would enable 
additional elevations, for example, to be provided to and approved by the City without needing to amend the 
overall stage 1 approval.  

Stockland intends to deliver stage 1 in full as soon as commercially viable.  

4.5. LANDSCAPE 
A landscape concept plan has been prepared by EPCAD and is enclosed with this application. 

Some of the key elements of the concept plan include: 

• A general intent to carry Jungle Park through and into the centre. This is achieved via a highly 
landscaped pedestrian access way from Jungle Park to the main street, and continued planting in the 
centre laneway. A large Liquidamber will be retained adjacent to the accessway. Consistent paving and 
effects will be carried across from the park along the full length of the centre to encourage pedestrian 
flow. 

• Retention of almost all large existing mature trees along Everglades Avenue and Youle-Dean Road. 
These trees soften the visual impact of the centre and create a sense of identity for the locality.  

• Lining the main street with large deciduous trees to create an avenue, with the use of permeable paving 
to provide drainage functions. Raised paving areas and the use of materials will be used to slow traffic 
and provide pedestrian crossing points.  

• An open plaza to the north of main street, offering an informal meeting area and community focal point. 
This may a selected area for the provision of public art. 

• Tree planting in open parking areas. Shade structures are also proposed over some areas of parking. 
The combination of trees and share structures will provide visual and climatic relief. A lower 
concentration of trees is provided at the north-western area of car parking as this area is subject to future 
development.  

It is anticipated that the City will condition a requirement for detailed landscaping plans as part of any 
approval, and further refinement of this aspect of the proposed development will take place during detailed 
design.  
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4.6. ACOUSTIC 
Herring Storer has prepared an Environmental Acoustic Assessment for the purposes of supporting this 
application for planning approval. This assessment is enclosed with this application.  

The key findings of the assessment include: 

• Noise emissions from the proposed development are able to achieve compliance with the requirements 
of the Environmental Protection (Noise) Regulations 1997.  

• Compliance is able to be achieved in the context of mechanical services, emissions from delivery 
vehicles, and emissions from the tavern and child care centre.  

• Further collaboration with acoustic engineers is required to ensure compliance is achieved, with 
consideration to be given to mechanical screening/enclosure, and limits on delivery timeframes.  

4.7. TRAFFIC 
Transcore has prepared a Transport Impact Assessment for the purposes of supporting this application for 
planning approval. This assessment is enclosed with this application. 

The key findings of the assessment include: 

• The assessment year for estimating traffic volumes and intersection analysis in the TIA is 2031, which 
assumes full development of the activity centre, and surrounding areas covered by LSP 1C, and the 
DSP. 

• Traffic generated by the proposed activity centre will have minimal impacts on nearby residential areas, 
as most of the approach routes for the centre are on regional and distributor roads (notably Youle-Dean 
Road and Everglades Avenue).  

• Intersection analysis undertaken for the proposed activity centre crossovers on Everglades Avenue and 
Youle-Dean Road will operate satisfactorily and well within capacity.  

• Proposed main street intersections will also operate satisfactorily.  

• Proposed parking provision is in line with the local planning framework, and guidance within SPP4.2.. 

4.8. BUSHFIRE 
As part of the proposed modifications to the Albion (Brabham) Local Structure Plan 1C, an updated Bushfire 
Management Plan was prepared, including an indicative Bushfire Attack Level (BAL) Contour Map. 

The management plan and BAL assessment demonstrated that bushfire risks are all within appropriate limits 
for urban development, and can be appropriately managed/mitigated. 

Importantly, none of the proposed development in this application, including all habitable spaces and parking 
areas are within areas that do not have any BAL rating. The only affected areas is the proposed internal road 
connection to Youle-Dean Avenue, which has a BAL rating of 12.5.  

It is worth noting that the (low) bushfire risks to those non-habitable parts of the proposed development are 
temporary, as land south of Youle-Dean Road will be developed for urban purposes in the next 3-5 years in 
accordance with the Albion District Structure Plan. 

4.9. STORMWATER 
Cossill & Webley is engaged to provide engineering advice on the proposed development. They have 
prepared a Stormwater and Subsurface Drainage Strategy that is enclosed with this application.  

The key elements of the strategy include: 

• Rainfall events up to the 1yr 1hr Average Recurrence Interval (ARI) will be retained and infiltrated within 
the development area. This will be achieved through a combination of bio-retention swales and 
underground storage.  
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• Rainfall events greater than the 1yr 1hr ARI will be conveyed into the living stream/drainage swales 
located in Everglades Avenue and Youle-Dean Road. Piped drainage systems will be able to convey 
stormwater up to the 5yr ARI rainfall events, with carparks and hardstand areas to incorporate overland 
flow paths to convey stormwater from all major rainfall events greater than 5yr ARI. 

The proposed arrangements are consistent with the Urban Water Management Plan (UWMP) prepared for 
the locality.  

4.10. DISTRICT COMMUNITY CENTRE SITE 
As illustrated in the architectural drawings, a 5,000sq.m site has been set aside for a City of Swan district 
community centre between the main street and Jungle Park. 

The centre site is consistent with that of the LDP and previous discussions with the City.  

As per previous discussions, vehicle (and pedestrian) access will be via main street via an easement over 
Stockland land.  

Further pedestrian access to the centre site will be possible directly from Jungle Park, and also via the 
pedestrian linkage that runs along the western border of the community centre site.  

Vehicle access to the community centre site may be possible to the community centre site via Mayfield Drive 
via Stockland land north of the tavern.  

It is envisaged that any instruments to ensure appropriate access to the community centre site can be 
considered during the assessment process.  
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5. STATE PLANNING ASSESSMENT 
A range of state planning instruments apply to the proposed development. 

The requirements and expectations of these instruments, and the compliance of the proposed development 
with these are addressed in following sections.  

5.1. MRS 
All of the development area is zoned Urban under the MRS, with the exception of a small portion of the site 
at the south-eastern border that is reserved Other Regional Road – refer to Figure 5.  

The development of the first part of the first stage of the district centre is consistent with the Urban MRS 
zone. No development or works is proposed on the reserved portion of the lot.  

Youle-Dean Road is set to be upgraded as part of wider estate works and required works needed to tie the 
road into upgrades as part of the New Lord Street project.  

The Transport Impact Assessment enclosed with this application outlines that Youle-Dean Road will operate 
effectively following the completion of the proposed development.   

5.2. EXISTING DSP 
The existing Albion (Brabham) District Structure Plan identifies a ‘town centre’ at the junction of Youle-Dean 
Road and Everglades Avenue, with the majority and predominant portion of the centre located in the north-
east quadrant.  

The town centre is identified as being a ‘Large Neighbourhood Centre’ with no more than 10,000sq.m of 
retail NLA, and up to 7,000sq.m of non-retail NLA.  

The DSP outlines the potential for supermarkets and speciality stores. 

The objectives for the centre are for it to be main-street based, integrated with higher density housing, for it 
to have a permeable layout, and for it to be integrated with community services. 

The proposed development corresponds clearly to the intent of the existing DSP by: 

• Providing for what is essentially a large neighbourhood centre in the location identified by the DSP, with 
less than 10,000sq.m of retail NLA.  

• Proposing a centre that is in a main street format, with open-air laneway malls that are completely 
permeable. The centre is also easily accessible from Jungle Park and surrounding streets. 

• Proposing a site layout that accommodates a district community centre at a location and of a size that is 
agreeable to the City.  

5.3. PROPOSED DSP 
The proposed-modified district structure plan identifies a district centre over the development area, and 
further to the west to a realigned Mayfield Drive – refer to Figure 6.  

The retail sustainability report attached to the district structure plan addendment report supports a district 
centre with over 22,000sq.m of shop-retail NLA, and other related centre land uses at its ultimate 
development. 

An indicative concept plan, also in the addendum report, outlines the ultimate form of the activity centre. 

The proposed development of stage 1 of the centre is entirely consistent, in terms of layout, location of the 
main street, and general distribution of land uses, with that indicative concept plan.  

The DSP modification has been advertised for public comment and recommended for approval by the City, 
and therefore it is a seriously entertained planning proposal. 
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5.4. EXISTING LSP 
The existing Albion (Brabham) Local Structure Plan 1C identifies the development area as ‘Special Use – 
Neighbourhood Centre (R100)’. 

The purpose of the zone is to provide for a large neighbourhood centre, including a main street, as well as 
car-based activities.  

The LSP calls for a mix of uses on-site, shared car parking, and for the centre to not be of a scale to detract 
from Midland.  

The LSP sets out different precincts with different land use permissibility, with the applicability of these 
precincts to be clarified at the LDP stage. 

The LSP requires the preparation of an LDP prior to development of the centre, including the configuration of 
the site, access points, parking ratios, height and setback controls, opportunities for residential development 
and the location of a community centre site.  

The adopted Whiteman Edge Town Centre LDP addresses all the above matters. As outlined in s2, the 
extent of the adopted LDP went beyond the centre area contemplated in the LSP, however the City and 
WAPC agreed to the larger centre footprint.  

The proposed development is consistent with the intent and provisions of the existing LSP in that: 

• It proposes development following the adoption of an LDP. 

• It provides for a district community centre site of 5,000sq.m. within the town centre.  

• It provides a main street with continuous frontages.  

• It provides for a retail-focused centre that will service the local community.  

• It is of a size that will have no undue adverse effects on other centres, including Midland.  

• Its land uses are consistent with the allocated precincts in the LDP, with those precincts reflecting those 
contemplated in the LSP. 

5.5. PROPOSED LSP 
The proposed-modified local structure plan, consistent with the proposed-modified district structure plan, 
identifies a district centre over the development area, and surrounding lands.  

The local structure plan defers land use permissibility and built form control of the district centre to a required 
activity centre plan, however notes the existing adopted LDP over the stage 1 part of the centre.  

The City-supported activity centre plan that is awaiting WAPC determination will fulfil the need to plan in 
more detail for the entirety of the activity centre.  

This activity centre plan fulfils the required planning framework to enable the delivery of the district centre  

Most the activity centre, including all of the development area, is located within the Special Use – District 
Centre zone in the proposed-modified DSP – refer to Figure 7. The intent of this zone is to coordinate the 
planning and delivery of a district centre, including the delivery of a retail core and peripheral car-based 
uses.   

The summarised objectives of this zone include: 

• Facilitating retail, mixed use and residential development, including active street frontages and safe and 
efficient pedestrian access.  

• Encourage the development of a wide range of retail uses, and complementary dining, entertainment, 
office and community facilities.  

• Encourage the development of a wide range of commercial and professional offices, and community 
facilities.  
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• Ensuring parking and access is located and designed to maximise shared use, and reduce impacts on 
the main street.  

• Ensure development in the centre is complementary between different precincts, and does not detract 
from the Midland strategic metropolitan centre or other centres.  

The proposed development achieves all the above objectives, particularly: 

• Providing pedestrian connectivity through the centre via the link to Jungle Park, and building parts of the 
pedestrian linkages that will connect to Youle-Dean Road.  

• Providing for a diverse range of land uses, with medical, entertainment, and community uses in addition 
to retail. The design of the centre accommodates the future provision of a district community centre.  

• Providing for a main-street based centre with interactive frontages.  

• Providing for a concentrated car parking area that will be utilised by components of the centre on both 
sides of the main street.  

• Providing for an initial stage of development with proposed retail floorspace that has been demonstrated 
in the structure planning process as entirely sustainable, and that which would not have an undue 
adverse impact on other centres, including Midland.  

5.6. BRABHAM ACP 
The Brabham Activity Centre Plan has been prepared to facilitate the ultimate development of the activity 
centre. 

The Whiteman Edge Town Centre LDP provides the necessary head of power to approve and guide the 
development of stage 1 of the centre.  

It is important to note that the land uses, layout, built form controls and other relevant provisions in the LDP 
are reflected in the ACP. The ACP just applies similar controls to a larger area.  

Consequently, an assessment of the proposed development against the LDP, Appendix A, can be taken as 
a general assessment against the requirements of the ACP. 

Despite the above, the proposed development is consistent with the draft Brabham ACP in the following 
ways: 

• The layout of the proposed development is consistent with that of the ACP, including the location and 
nature of the main street and its activated frontages. Vehicle access points, pedestrian linkages, and 
building emphasis location reflect those in the ACP. 

• Upgrading/completion of Youle-Dean Road and Everglades Avenue will be complete prior to the 
occupant of the first stage of the centre. 

• The development is proceeding following agreement with the City of Swan on the location and size of its 
district community centre site.  

• All of the proposed land uses are P or D uses in the proposed General Commercial zone that will apply 
to the development area, with Tavern being an A use as an exception. It is noted, however that Tavern is 
proposed to be made a P use in the Shopping Centre Precinct in the activity centre plan.  

• On-street car parking is provided on the main street. The main street is of 20m in width, and will be 
designed and surrounded by land uses that are conducive to a main street environment. 

• A landscape concept masterplan has been provided with this application.  

• A preliminary acoustic report has been provided with this application. 

• End of trip facilities with secure storage for 20 bicycles, in line with required rate of 1 per 500sq.m of 
NLA. Shower and locker provisions is approximately double of the standards outlined in the ACP. 

Further to the above, the proposed development is consistent with the form and distribution of uses 
envisaged in the ACP’s illustrative concept plan and activity plan map – refer to Figure 8 and Figure 9.  
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It is noted that some proposed areas of carparking are not in the primary car parking area, and are in areas 
indicated as being part of future stages of the shopping centre south of main street. 

This remains the intent, and the proposed development has been designed so that future stages can easily 
be undertaken with minimal disruption and redundant works. In saying that, to ensure the viability of the 
initial stage of the centre, car parking does need to be provided closer to the proposed tenancies, including 
the main street. On this basis, it is acknowledged that some car parking areas are redundant works, and 
therefore tree provision is less in this area. In any case, future stages of the centre are subject to market 
demand, and the successful determination of the DSP modification, LSP modification, and ACP.  

5.7. SPP4.2 
State Planning Policy 4.2 – Activity Centres for Perth and Peel is the primary document guides the hierarchy 
and distribution of activity centres in the Perth and Peel regions.  

Some of the key requirements and provisions of SPP4.2 are outlined and addressed in Table 5.  

Table 5 – SPP4.2 Provisions and Compliance 

Provision Response 

An emerging district centre is identified 
in Albion (now Brabham).  

This proposed development represents the first stage of a 
district centre.   

District centres have the following 
typical characteristics: 

• Are to have a greater focus on 
servicing the daily and weekly 
needs of residents. They are to 
have a local community focus, and 
provide services, facilities and jobs 
that reflect the needs of their 
catchment. 

• Contain discount department 
stores, supermarkets, comparison 
shopping, personal services, 
speciality shops.  

• Should be a focal point for bus 
network.  

• Should have district level office 
development and local professional 
services. 

• Should cater for 20,000-50,000 
persons. 

• Should accommodate a minimum 
20 dwellings per gross hectare 
residential density within a 400m 
walkable catchment, and a 
desirable 30 dwellings per gross 
hectare. 

• There is no requirement for land 
use diversity where there is less 
than 10,000sq.m of retail 
floorspace.   

The proposed development is consistent with the characteristics 
of a district centre in that: 

• The proposed development will provide a range of stores 
and services that will service the daily and weekly needs 
of residents. 

• A supermarket will be provided, plus a range of other 
complementary stores/restaurants and services including 
entertainment, child care and medical. The various other 
planning processes underway will enable the centre to 
grow to its full potential as a district centre, including the 
provision of a discount department store.  

• Future bus services are anticipated to run via Everglades 
Avenue. The centre’s main street provides a welcoming 
arrival point for these services.  

• Office is a sought land use, to allow for tenancies to be 
utilised by local professional services. 

• Residential density in and around the centre has been 
demonstrated in the activity centre plan documentation.  

• Whilst there is no requirement for land use diversity in 
this stage of development of the centre, a range of non-
retail land uses will form part of the development, 
including a gym, child care, medical centre, tavern, and 
possibly a range of other non-retail tenancies like health 
service or professional offices. Land use diversity is 
notionally at 24% (2.505sq.mo of proposed NLA), 
however this will likely be higher as additional speciality 
tenancies will be used for non-shop retail activities.  
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Provision Response 

Retail sustainability/needs assessments 
are required prior to major development 
in activity centres.  

The retail floorspace of the development is less than 
10,000sq.m shop-retail NLA, and therefore is not major 
development per the definition in SPP4.2. 

In any case, the proposed scale of the development is less than 
that contemplated for (and justified with associated 
sustainability assessments) in the existing DSP, and LSP, and 
well below that supported in the proposed modifications to the 
DSP and LSP, which are also supported by updated 
sustainability assessments.  

SPP4.2 outlines a range of matters that 
are to be addressed in activity centre 
plans, under the headings of centre 
context, movement, activity, urban form, 
resource conversation and 
implementation.  

These matters are addressed in the draft ACP and are going 
through the assessment process. 

In any case, the proposed development is consistent with the 
adopted LDP, and the provisions of that instrument are reflected 
in the ACP, which the City has recommended for approval.   
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Figure 5 – MRS Map 
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Figure 6 – Proposed DSP Map 
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Figure 7 – Proposed LSP Map 
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Figure 8 – Proposed ACP Map 
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Figure 9 – ACP Concept Plan 
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6. LOCAL PLANNING ASSESSMENT 
A range of local planning instruments apply to the proposed development. 

The requirements and expectations of these instruments, and the compliance of the proposed development 
with these are addressed in following sections.  

6.1. LPS 17 
Except for the portion of the development area that is reserved under the MRS, the whole development area 
is zoned Special Use 10 in the City of Swan’s Local Planning Scheme No. 17.  

Special Use Zone 10 (SU10) relates to MRS-Urban zoned areas in Brabham, including those areas south of 
Youle-Dean Road.  

Some of the relevant objectives of SU10 include: 

• To provide appropriate retail and commercial facilities to service the needs of residents of the estate and 
with a view to the integration of retail areas with other commercial and business areas and with social 
services so as to maximise convenience.  

• To provide retail and commercial centres, business parks and services areas to satisfy the need for such 
services within the estate and to provide local employment opportunities.  

• To employ strategies and designs aimed at optimising accessibility to the local centres by the use of 
comprehensive movement networks and by other means which will facilitate connection with public 
transport and arterial road links to Midland, Perth and other parts of the metropolitan region. 

SU10 also requires the preparation of a district structure plan and local structure plan with supporting 
technical information, and for subdivision and development to be in accordance with those plans.  

Whilst the above issues have been resolved at the structure planning stage, the proposed development is 
consistent with LPS 17 in the following ways: 

• It will facilitate the delivery of retail, commercial and community land uses to service the needs of 
residents, and provide local employment opportunities. 

• It concentrates all of the above land uses in a connected, legible centre at a central point within SU10.  

• It may support higher density residential housing product, allowing for variety of housing product in 
SU10, particularly on the northern side of Mayfield Drive which is set to be developed for medium density 
product.  

• It will facilitate the delivery of a centre that is in a walkable, legible surrounding street layout, and that will 
be serviced by future adjacent bus services on Everglades Avenue. 

It is important to note that per clause 4.7 of LPS 17, land use permissibility is not set in the Zoning Table, but 
in the applicable structure plan/s for the Special Use zone areas.  

6.2. DRAFT LCAS 
City of Swan Draft Local Commercial and Activity Centres Strategy was prepared in 2016, and advertised in 
early 2017. Its adoption was deferred at the August 30 2017 ordinary council meeting due to matters 
unrelated to Brabham.  

The City’s strategy outlines the hierarchy and scale of activity centres across the municipality.  

Key objectives including protecting the viability of all centres, encouraging genuine mixes of land uses within 
centres and facilitating economic development. 

Specifically, for district centres, medium and higher density residential, entertainment, cultural, civic, 
commercial and recreation land uses are encouraged.  
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Activity centre design is required to be an accessible focal point for the community, be accessible by a range 
of transport modes, integrated architecturally and functionally with the surrounding community, and support 
residential development within and adjacent to the centre.  

The strategy contains a 2011 assessment that forecasts demand for 15,000sq.m of shop retail floorspace at 
the Albion/Brabham district centre by 2031, however also notes that this is no way a cap, and also that 
specific planning processes and assessments for each individual centre will determine the scale and nature 
of those centres.  

The proposed development is consistent with the draft LCAS in that: 

• It is of a scale that is well within the size contemplated. 

• It represents the first logical step (convenience and food based retail) in the development of a district 
centre. 

• The centre design is capable of accommodating future expansion to fulfil the district centre role. 

• A range of land uses are incorporated into this stage 1, and the level of diversification will likely increase 
over time, particularly with the future delivery of the district community centre.  

• The development is a major economic investment into the locality, and will support job self-sufficiency in 
the region. 

Most importantly, the proposed development will function a focal point for the community, in an area which 
currently has no discernible ‘centre’. The proposed main street design and integration with Jungle Park will 
ensure that the centre is considered as an accessible place, and not an exclusively private place.  

6.3. WHITEMAN EDGE TOWN CENTRE LDP 
As noted in s2 of this report, the Whiteman Edge Town Centre LDP forms the primary statutory planning tool 
for the assessment of this development application.  

A full assessment of the proposed development against the LDP is provided in Appendix A.  

The proposed development is consistent with the provisions and/or intent of the LDP.  
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6.4. LOCAL PLANNING POLICIES 
The following local planning policies are considered relevant to this application.  

Table 6 – Local Planning Policies Assessment 

Policy Relevant Provisions Response 

POL-LP-1.10 
Provision of 
Public Art 

1% of the construction cost of the 
development is required to be 
provided in the form of public art on-
site, or be paid as cash-in-lieu. 

Works must be by a professional 
artist, and be within public view and/or 
on the exterior of the site.  

Stockland is committed to providing public art 
on-site when delivering the proposed 
development.  

The siting and theming of the artwork/s has 
yet to be determined, and a condition requiring 
its provision per s4.2.3(i) of the policy is 
expected. 

Initial considerations for public art are that 
provision will be concentrated on or around 
the main street such as at the open plaza. It 
should be noted that the proposed 
development is likely to be constructed in 
stages. On that basis , it is requested that the 
City allow for staged proportional contributions 
or early/later delivery of the public art. 

POL-C-070 
Advertising 
Signs within 
Commercial 
and Industrial 
Zones 

This is a high level policy that sets 
targets to guide the provision of 
signage in commercial areas.  

General objectives include avoiding 
proliferation, requiring the avoidance 
of roof signs, providing for signage 
that is not distracting to drivers, and 
requiring that signage reflects the 
operations and businesses on the 
relevant land.  

 

The LDP allows for a pylon sign, and this is 
addressed in Appendix A. 

The supplied architecture drawings indicate 
likely areas of signage, which will comprise a 
mix of ‘centre’ signage and tenancy signage. 
The signage contemplated is restrained, and 
is not visually dominant of any elevations or 
facades.  

It is requested that the City condition the 
provision of Signage Strategy prior to 
occupation, that details all external building 
signage for the City’s approval. This will 
ensure that the City has control over the 
extent and siting of signage and will enable 
Stockland to consider signage as part the 
detailed design process. 

It is noted that some centre signage will be on 
the awning structures, within existing or 
proposed road reserves. Signage of awnings 
is a common feature, and it is expected that 
the City will support this arrangement.  
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Figure 10 – LPS Map 

 
  



32 LOCAL PLANNING ASSESSMENT   URBIS 
P3 A4 PLANNING REPORT BRABHAM ACTIVITY CENTRE STAGE 1 VFINAL 

 

Figure 11 – LDP Map  
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DISCLAIMER 
This report is dated 8 September 2017 and incorporates information and events up to that date only and 
excludes any information arising, or event occurring, after that date which may affect the validity of Urbis Pty 
Ltd’s (Urbis) opinion in this report.  Urbis prepared this report on the instructions, and for the benefit only, of 
Stockland Development Pty Ltd (Instructing Party) for the purpose of Planning Report (Purpose) and not for 
any other purpose or use. To the extent permitted by applicable law, Urbis expressly disclaims all liability, 
whether direct or indirect, to the Instructing Party which relies or purports to rely on this report for any purpose 
other than the Purpose, and to any other person which relies or purports to rely on this report for any purpose 
whatsoever (including the Purpose). 

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future 
events, the likelihood and effects of which are not capable of precise assessment. 

All surveys, forecasts, projections and recommendations contained in or associated with this report are made 
in good faith and on the basis of information supplied to Urbis at the date of this report, and upon which Urbis 
relied. Achievement of the projections and budgets set out in this report will depend, among other things, on 
the actions of others over which Urbis has no control. 

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which Urbis 
may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such translations 
and disclaims any liability for any statement or opinion made in this report being inaccurate or incomplete 
arising from such translations. 

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not 
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its 
officers and personnel) is not liable for any errors or omissions, including in information provided by the 
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not 
made by Urbis recklessly or in bad faith. 

This report has been prepared with due care and diligence by Urbis and the statements and opinions given by 
Urbis in this report are given in good faith and in the reasonable belief that they are correct and not misleading, 
subject to the limitations above. 
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Table 7 – LDP Assessment 
Provision  Assessment  Complies? 

Local Development Plan Map  

Key Wayfinding Points. Two key wayfinding points are shown on 
the LDP map – one on the main street, and 
another at the centre of the stage 1 site. 

Wayfinding is achieved on the main street 
area through the provision of an open plaza 
with potential public art, that will help 
orientate pedestrians. A terrace as part of 
the adjacent tavern will also assist in 
creating this area as a recognisable place.  

The wayfinding point at the centre of the 
site is achieved through the provision of a 
large covered courtyard which is intended 
to have a feature canopy, and a 
landscaping featured node.  

 

Key Pedestrian Linkages. The proposed development creates a key 
north-south pedestrian spine to connect 
Jungle Park to the main street and into the 
shopping centre.  

The pedestrian linkage from Jungle Park to 
the main street is approximately 5.5m wide, 
and the open air mall is approximately 9m 
wide. The pedestrian linkage will have a 
consistent materiality to establish a clear 
visual wayfinding path through the centre. 

The pedestrian linkage will continue to 
Youle-Dean Road as part of future stages, 
however a simple concrete path connecting 
to Youle-Dean is proposed as part of this 
application.  

Other linkages shown will be provided as 
part of future stages when the centre 
grows.  

 

Dual Use Paths. Dual use paths are identified along Youle-
Dean Road (northern side) and Everglades 
Avenue (western side) are being provided 
as part of wider subdivision works and are 
expected to be finalised prior to occupation 
of the development. Parts of the path along 
Everglades Avenue have already been 
constructed, as have some parts on Youle-
Dean Road where upgrades have already 
been undertaken.  
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Indicative Vehicle Access (Full Movement)*. 

*All site access arrangements are subject to a 
Transport Impact Assessment at development 
application stage.  

All proposed crossovers are consistent with 
the LDP as follows: 

− Two from Mayfield Drive (one north 
of main street – full movement, and 
one south of main street – full 
movement).  

− One from main street (for the future 
district community centre near 
Everglades Avenue – full 
movement). 

− Two from Everglades Avenue (one 
for a service area south of main 
street – full movement, and one for 
general access north of Youle-Dean 
Road – full movement). Right-out 
from the service access is likely to 
be restricted.  

− One from Youle-Dean Road 
(between Mayfield Drive and 
Everglades Avenue – full 
movement). 

A Transport Impact Assessment has been 
prepared by Transcore which justifies the 
proposed access arrangements. The report 
is enclosed with this application.  

 

Indicative Service Areas The primary service area is located along 
Everglades Avenue as indicated in the 
LDP.  

Other smaller-scale loading may take place 
at other parts of the centre, for example at 
the tavern.  

 

Indicative primary car park and circulation area The proposed parking and circulation area 
generally aligns with the location identified 
on the LDP Map. It is however 
acknowledged that this application forms 
the first stage of development and covers 
only a portion of the site. 

The parking and circulation area has been 
located to the rear of the centre away from 
the ‘main street’ environment with clear 
way finding between vehicle and pedestrian 
movements. 

There is some parking at the north-western 
portion of the development area that is not 
in the primary car park area. This area is 
subject to future development, however in 
the meantime it is important for the viability 
of the main street and the centre that 
vehicle parking is concentrated as close as 
possible to the proposed built form.  
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Landscape and Drainage Almost all mature large trees along Youle-
Dean Road and Everglades Avenue will be 
retained.  

The living stream will continue to offer an 
amenity and drainage function for the 
locality.  

 

Main Street (full movement at both ends) A main street is provided at the allocated 
location, and will be treated to a standard 
that is conducive to a main street 
environment.  

Full movement is proposed at both ends of 
the main street consistent with the LDP.  

 

Indicative Community Centre Location A 5,000sq.m site is set aside for the future 
district community centre as part of the 
proposed development. 

Vehicle access will be achievable via main 
street, and via Everglades Avenue.  

The site also fronts the access way 
between Jungle Park and the main street, 
so the centre will be able to integrate with 
the main street and centre as a whole. 

 

VISION 

The overall intent of the LDP is to facilitate a 
high-quality, retail focused mixed use activity 
centre development. A pedestrian spine will 
connect all elements of the centre from Youle-
Dean Road through to the public open space 
(Jungle Park) to the north of the LDP area. 

The intent of the precincts within the LDP is 
outlined below. The boundaries of the precincts 
should be interpreted as indicative. 

The proposed development will deliver a 
high quality, retail-focused development. 

The development will provide a range of 
retail and other services for the locality 
community. The project will deliver a 
supermarket, child care centre, tavern, 
medical centre, and support the future 
delivery of a district community centre.  

A clear pedestrian spine into the centre 
from Jungle Park via the main street is 
provided.   

 



 

URBIS 
P3 A4 PLANNING REPORT BRABHAM ACTIVITY CENTRE STAGE 1 VFINAL 

 
APPENDICES 

 

Provision  Assessment  Complies? 

Mixed Use Precinct 

This precinct will accommodate a wide range of 
uses in the activity centre. It is intended to 
facilitate a district community centre fronting 
Jungle Park and the adjacent pedestrian linkage. 

Residential development and/or other 
commercial development will also front Jungle 
Park. 

The precinct will also accommodate the 
development of car-oriented retail and 
commercial uses (such as large format retail, 
showrooms, and fast food outlets) fronting 
Everglades Avenue and Youle-Dean Road. 
These uses, and their associated car parking, 
will draw such development away from the main 
street environment to ensure it is not negatively 
impacted by these incompatible uses, whilst 
taking advantage of prominent, high-speed road 
frontages. 

Along Everglades Avenue a child care 
centre is proposed. 

No development is currently proposed to 
the Youle-Dean Road frontage, this will 
form part of a future stage of development. 

Residential development is unlikely to take 
place along Jungle Park for such a limited 
frontage. It is noted, however that areas to 
the west and north of Mayfield Drive have 
recently been proposed to have increase 
densities to reflect their proximity to the 
centre and its main street.  

 

 

Retail Core Precinct 

This precinct will accommodate a mix of retail 
and commercial land uses, in a combination of a 
semi-enclosed and main street based shopping 
centre environment. The precinct will include 
some large format retail uses, and a 
consolidated area for car parking in the southern 
portion of the precinct. 

Large-scale 'anchor' retail stores should be 
designed to be 'sleeved' or enclosed by smaller 
retail or commercial tenancies with active 
frontages externally oriented to the main street 
and key public spaces. Where retail floorspace is 
provided in an enclosed mall format, anchor 
stores are to be easily accessible from the main 
street and strategically located to maximise foot 
fall along externally oriented tenancy frontages. 
Tenancies able to offer after-hours activities and 
services should be concentrated on, but not 
limited to, the main street. 

 

 

The core of the development is anchored 
by a supermarket surrounded by a number 
of specialty retail tenancies fronting the 
main street and key pedestrian spine.  

The open-air nature of the centre, 
supported by the main street, will mean that 
the centre does not have the feel of a 
traditional enclosed shopping centre.  

The direct north-south spine will ensure 
that the centre is permeable and pedestrian 
friendly. 

Parking is consolidated to the southern and 
western edge of the site to enable the main 
street and other areas to be pedestrian 
focused.  

The mix of tenancies including a tavern, 
gym, child care centre and shop/retail will 
create a vibrant centre that offers after-
hours activities. These uses are distributed 
throughout the site and on both sides of the 
main street to avoid a ‘big box’ built form 
outcome. This will also ensure the main 
street is sleeved by small retail or 
commercial tenancies with a variety of 
uses. 

The tavern, including outdoor area, future 
community centre, open air plaza, and 
food-focused tenancies will ensure that the 
main street remains the most active part of 
the centre.  
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DESIGN ELEMENTS  

1. Building Facades 

1.1 Active Frontages  

This frontage is concentrated around the main 
street, where a high level of activation and clear 
visual engagement with pedestrians is promoted. 
Built form along the active frontage shall be in 
accordance with the following: 

• Default nil building street setback. Building 
setbacks may be supported where desirable 
to provide alfresco dining or similar activities 
that promote interaction between the internal 
use and public realm. 

• Minimum ground floor to ceiling height of 3.6 
metres. Minimum facade height of 5.2 
metres to create a sense of enclosure for the 
pedestrian environment. 

• Maximum building height of two storeys at 
the street interface. Additional storeys may 
be supported where setback further to create 
a clear separation of building forms and to 
not detract from pedestrian scaled street 
environment, solar access and view lines. 

• Building facades to maximise building 
articulation, including 70% glazing (with at 
least 50% of glazed area unobscured) at 
ground floor and entrances directly 
accessible and visible from the street or 
public realm. 

• Narrow, continuous building frontages to 
maximise tenancy opportunities and mix of 
uses. 

• Awnings provided along at least 80% of each 
building frontage. Awnings to have minimum 
3m under clearance and be wide enough to 
provide shelter to pedestrians without 
impeding surveillance. 

The ‘main street’ has designated ‘Active 
Frontages’ along the northern and southern 
edges.  

The proposed development responds to the 
active frontage provisions through the 
following: 

• Along the northern boundary, the 
buildings have nil setback to the 
street. 

• To the southern edge of the main 
street, the proposed development 
has either a nil setback or the 
effective appearance of a nil 
setback.  

• A key southern row of tenancies 
along the main street is setback 
several metres to allow for outdoor 
dining to access northern sun and to 
provide interest to the main street.  

• Floor to ceiling heights at ground 
level are typically 5 metres, with 
façade height typically 8 metres, with 
additional height provided for 
architectural variation.  

• Building height along either frontage 
is single storey.  

• As illustrated in the architectural 
drawings, the majority of the building 
facades have glazed shop fronts at 
ground floor, with most shop fronts 
being entirely glazed. 

• Building design along the main 
street is designed with a continuous 
façade with small gaps provided in 
strategic locations for pedestrian or 
vehicle access. Tenancy sizes are 
subject to a leasing process.  

• Awnings are provided along the 
facades of the centre and main 
street tenancies with a clearance of 
typically 4.5m to provide shelter. 
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1.2 Semi-Active Frontages  

These frontages relate to areas intended to 
reflect an urban character but not necessarily 
support highly active functions. Built form along 
the semi-active frontage shall be in accordance 
with the following: 

• Default nil building street setback. Building 
setbacks may be supported to allow 
activities, landscaping and similar uses that 
create interest and surveillance between the 
building and public realm. 

• Minimum and maximum building heights as 
per active frontages. 

• Building facades to maximise building 
articulation, including 50% glazing at ground 
floor and windows and entrances accessible 
or visible from the street or public realm. 

• Building frontages to be continuous where 
possible. Exceptions include where desirable 
to provide for access, parking or other public 
spaces and facilities. 

• Awnings provided in accordance with active 
frontages where practicable to provide 
shelter to pedestrians. 

Semi-Active frontages are allocated along 
Mayfield Drive north and south of the main 
street.  

The proposed development responds to the 
semi-active frontage provisions through the 
following: 

• North of main street, the tavern 
abuts this frontage with a nil or 
almost nil setback. 

• South of main street, the medical 
centre provides a nil setback.  

• Proposed development to this 
frontage is single storey.  

• Both building incorporate a range of 
articulation and architectural 
features, window openings, and 
glazing. The medical centre is 
almost fully glazed close to the main 
street.  

• Any non-continuous built form is 
provided away from the main street 
(i.e. vehicle access from Mayfield 
Drive and associated parking is set 
away from the main street).  

• Awnings are provided on buildings 
closest to the main street, typically at 
4.5m above ground level for shelter. 
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1.3 Attractive Frontages 

This frontage type is intended to ensure good 
design outcomes for areas where design 
limitations associated with 'big box' retail 
environments and service areas may occur. Built 
form along the attractive frontage shall be in 
accordance with the following: 

• Nil building street/reserve setback is 
permitted. Vehicle access and parking may 
be sited between the street and built form 
where adequately screened from view, or 
landscaped, so as to complement the 
amenities of adjacent streets and 
surrounding development. 

• Maximum building heights as per high-speed 
frontages 

• Building facades to incorporate variations in 
depth, height, colour, texture and/or 
materials as well as openings (windows and 
doors) where practicable to create interest 
and surveillance and avoid visual monotony 
and blank walls to the public realm. 

• Awnings to be provided along building 
frontages where practicable to provide 
shelter to pedestrians. 

‘Attractive Frontages’ are identified for a 
portion of the Everglades Avenue frontage 
south of the main street, as well as for the 
eastern and northern edges of the 
community centre site. Only a small portion 
of the proposed development fronts this 
frontage typology. 

The proposed development responds to the 
attractive frontage provisions through the 
following: 

• On the southern side of the main 
street, parts of a proposed corner 
tenancy and a service building front 
this area. There is also access to the 
service area, however this facility is 
provided for in the LDP. To the north 
of the main street is also part of a 
proposed corner tenancy that 
primarily fronts the main street.  

• The buildings closest to the main 
street incorporate glazing and 
awnings.  

• The service building uses a variety 
of materials to provide for 
articulation.  

• Other parts of the building visible 
from this frontage (i.e. setback) 
utilise a range of techniques to 
provide visual articulation.   

• Building height is single storey.  

• The proposed development that is 
visible from Jungle Park from the 
northern elevation is also highly 
articulated.  
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1.4 High-Speed Frontage 

Concentrated on Youle-Dean Road, this frontage 
type reflects built form that is primarily 
experienced from passing vehicles travelling at 
speed, and not located in core pedestrian areas. 
This frontage will typically not consist of 
continuous built form. Built form along the high-
speed frontage shall be in accordance with the 
following: 

• Building setbacks up to 10 metres are 
permitted for the purposes of providing 
landscaping, vehicle access, circulation and 
queuing areas, but not vehicle parking. 
Vehicle access, queuing and parking areas 
shall otherwise be sleeved behind buildings 
and designed so as not to visually dominate 
street frontages or other public spaces. 

• Maximum building heights to achieve 
visibility from passing trade on integrator 
roads while maintaining a human scale, solar 
access, and view lines that do not detract 
from the amenities of surrounding 
development. 

• Building facades, including entries, glazing 
and signage, to incorporate building 
articulation and be oriented toward .and 
clearly visible from the street where 
practicable to create interest and 
surveillance and avoid blank walls and 
inactivity to the public realm. 

• Awnings to be provided along each building 
frontage where practicable to provide shelter 
to pedestrians. Building entries to be 
connected via a legible footpath to the road. 

A ‘High-Speed Frontage’ is allocated to the 
Everglades Avenue part of the site, which 
only affects the proposed childcare 
building. 

The proposed development responds to the 
semi-active frontage provisions through the 
following: 

• There are gaps in building form, to 
allow for vehicle access and parking 
along this frontage.  

• The proposed parking area is 
visually screened by the mature 
trees along Everglades Avenue and 
therefore does not have a 
detrimental visual impact.  

• The childcare centre outdoor area 
fronts Everglades, with the main 
building setback behind but still 
highly visible.  

• The child care centre eastern 
elevation facing Everglades Avenue 
has been designed with a variety of 
materials including painted masonry, 
glazing, colour bond and metal fin 
fencing. The fencing is semi-
permeable to allow for interaction 
with the street.  

Development along Youle-Dean Road will 
occur in future stages/part of separate 
applications.  
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2. Building Emphasis 

Entryways to the centre and other key wayfinding 
locations as indicated on this LDP are to be 
highly visible and easily recognisable from street 
level and from a distance. Built form should 
generally incorporate the following to emphasise 
the 'landmark' role of these locations: 

• Second storeys and/or prominent parapet 
heights and/or more pronounced facades at 
key points. 

• Distinct architectural features, materials and 
textures such as detailed panels, vertical and 
horizontal lines, and glazing. 

• Facades, glazing and entrances that address 
both street frontages and /or the public ream. 

Entryways to the centre are clear and 
defined to create a highly visible and 
pedestrian oriented environment. This has 
been achieved through: 

• More prominent built form elements to 
the corners of the main buildings 
through either articulation in the façade, 
colours and materials and or varying 
height elements.  

• Distinct architectural features and 
varying built form elements to create a 
high recognisable main street 
connected to the shopping centre.  

• A strong linkage from Jungle Park to 
the main street, via well-treated and 
direct footpath. A footpath will continue 
from the lane along the main vehicle 
entrance point from Youle-Dean Road 
to ensure there is pedestrian 
connectivity from this area.   

• Facades finished with a variety of 
materials including vertical screening, 
mesh, timber battens, glazing, concrete 
panels and cladding. The variety of 
finishes create an interesting façade 
and a high standard of visual amenity 
to the centre.  
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3. Land Use 

3.1. Land use permissibility shall be in 
accordance with Table 1 of Part One of the 
Brabham Local Structure Plan 1C*. 

* Land uses that passively or actively contribute 
to the public realm (e.g. retail, service, 
hospitality, recreation) shall be located at the 
ground level of buildings along the "Active" 
frontage, and other non- active land uses shall 
be located in the upper level(s) of buildings along 
the "Active" frontage. Residential land uses shall 
be restricted to the upper level(s) of all mixed-
use development. 

The following land uses are proposed 
within the Retail Core precinct, with the 
following permissibility as per Table 1 in 
LSP 1C: 

• Tavern – A. 
• Amusement Parlour – D.  
• Betting Agency – D.  
• Consulting Rooms – P.  
• Convenience Store – D.  
• Fast Food Outlet – D.  
• Lunch Bar – P.  
• Market – D.  
• Medical Centre – P.  
• Office – D.  
• Recreation – Private – D.  
• Restaurant – P. 
• Shop – P.  
• Veterinary Centre – D.  

The following land uses are proposed in the 
Mixed Use precinct, with the following 
permissibility as per Table 1 in LSP 1C: 

• Child Care Premises – D. 

• Tavern (part), and Shop (drive through 
liquor) – A, and P respectively.  

All of the uses proposed are therefore 
capable of approval.  

No residential uses are proposed. 

A variety of uses are proposed along the 
main street active frontage, including 
Tavern, as well as likely Medical Centre, 
Shop, Restaurant, Fast Food Outlet, and 
potentially some Office. 

The exact mix is subject to a leasing 
process. 

Areas for outdoor dining are proposed 
along the southern side of the main street.  
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4. Screening of Services 

• 4.1 External fixtures (e.g. utilities, plant, 
equipment, infrastructure) are to be a similar 
colour to the building to which they are 
affixed and adequately screened so as not to 
be visually obtrusive when viewed from the 
road reserve or public realm. 

• 4.2 Service areas, including refuse and 
storage areas and loading docks, shall not 
front or face the street or public spaces 
unless these areas are fully integrated with 
the design of the centre so as to be 'sleeved 
' behind other externally-oriented buildings, 
and /or adequately screened from view of 
the public realm; and segregated to allow 
service vehicles to enter the public road in 
forward gear and avoid conflict with users of 
customer parking areas and pedestrian 
movement linkages. 

All external fixtures will be appropriately 
screened from view as illustrated on the 
elevations.  

A primary service area is located along 
Everglades Avenue as provided for in the 
LDP. 

This space provides for sufficient vehicle 
manoeuvring, and suitable space for 
storage, and refuse collection. 

The above activities take place in a 
relatively enclosed, sleeved space. 
Externally visible facades are highly 
articulated.  

 

5. Signage 

• 5.1 A single pylon/monolith sign of no more 
than 16m in height shall be permitted for the 
purpose of providing a consolidated 
business sign for the centre visible from the 
road reserve. 

• 5.2 All other signs shall not exceed 12m in 
height or be located so as to detract from the 
primacy of the consolidated centre sign. 
Signage shall be compatible in scale and 
siting so as not to detract from the amenities 
of the road frontages and nearby 
development 

• 5.3 Except where stated in this LDP, signage 
is to be designed in accordance with the 
City's local planning policy for advertising 
signs within commercial zones (POL-C-070) 
or equivalent. 

A 16m monolith sign is proposed on Youle-
Dean Road to provide for consolidated 
centre signage.  

Indicative signage areas are also outlined 
on supplied elevations; however individual 
tenancy signage is yet to be determined. 

To allow for a consolidated assessment 
and consideration of signage in the 
development, including the monolith sign, it 
is requested that the City condition a 
Signage Strategy be provided to the City’s 
satisfaction prior to occupation of the 
development, with the strategy to be 
updated as required over time.  
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6. Parking 

• 6.1 Car parking for all non-residential land 
uses is to be provided at a rate of 4 car 
spaces per 100sq.m of NLA. except for bulky 
goods retail /showroom which is to be 
provided at a rate of 2 car spaces per 
100sq.m of NLA. Car parking for the centre 
is to be supplied in the form of off-street 
reciprocal and shared parking facilities and 
on- street or other public parking wherever 
possible. 

• 6.2 On-street parking opportunities shall be 
concentrated in the main street and within 
both sides of the Everglades Avenue road 
reserve as well as other convenient locations 
appropriate to different users and modes. 

• 6.3 Off-street car parking is to be located 
either to the rear or side of buildings, and not 
within the street setback area except where 
permitted, so as not to visually dominate or 
disrupt the continuity of building frontages. 

• 6.4 Tree planting shall be provided within 
parking facilities at a rate of one tree per 6 
car bays. 

• 6.5 Small car bays (to the specifications of 
AS2890.1) are permitted off-street to a 
maximum of 25% of the non-residential off-
street car parking provided. 

A total of 516 car bays including 12 
accessible bays are proposed. An 
additional 17 bays will be provided as part 
of the main street.  

This is a rate of 4.99 bays/100sq.m for all 
non-residential NLA.  

Parking areas are typically located to the 
rear of the shopping centre on the south 
and western side with additional parking 
provided to the rear of the tavern on the 
northern side of the main street. 

Tree planting throughout the car park is 
provided at a mixed rate due to the 
provision of shade sails in various 
locations.  

Significant amounts of tree planting 
throughout the car park at the western side 
have been restrained in the proposed 
development as they will need to be 
removed for future stages of development. 
Future stages will have additional parking 
where tree planting can be accommodated. 
This is considered a reasonable design 
outcome that considers short – medium 
term staging considerations whilst ensuring 
the environment of the centre is adequately 
shaded for customers.  

Small car bays may be chosen as part of 
the detailed design process, and it is 
requested that any conditions do not 
restrict the ability for this option.  

 
Minor 

variation 
requested  
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