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01 Executive Summary 
Development Approval is sought for a mixed use development expansion of the Ellenbrook Central Shopping 
Centre located at Lot 8499 and Lot 8500 Main Street, Ellenbrook (‘the subject site’).   

In its current form, the Ellenbrook Central Shopping Centre reflects a traditional ‘big box’ shopping centre, 
located in the centre of the subject site.  The majority of the existing tenancies address the internal shopping 
malls and are surrounding by areas of parking.  The centre does front onto a main street and town park, with a 
number of tenancies facing integrated with this area.   

The proposal includes the introduction of another major retail tenant, being a discount department store, which 
will facilitate the introduction of other retail and non-retail uses.  Included in the proposal is the introduction of a 
cinema use.  Significant expansion and improvements to the eating and entertainment uses adjacent to the Town 
Square open space are also planned, as is an additional building anchoring the northern end of the main street.  
The proposal also includes the introduction of additional parking bays and reconfigurations to access to ensure 
improvements to traffic flow. 

The following table summarises the existing and proposed floorspace: 

Planning Land Use Category (PLUC) Current Floorspace 
(m2) 

Proposed Floorspace 
(m2) 

Proposed Total 
Floorspace (m2) 

Shop / Retail 31,014 62,480 93,494 

Other Retail 404 2,065 2,469 

Office / Business 1,351 1,505 2,856 

Health / Welfare / Community Services 633 500 1,133 

Entertainment / Recreation / Culture 1,799 6,700 8,499 

Other 311 435 746 

Total Floorspace 35,512 73,685 109,147 

Table 1 -  Current and Expected Floorspace 

It is expected that the additional development will occur in a staged manner that will be dependent on the 
construction, leasing and financial viability requirements. 

The key benefits of the mixed use development application are: 

Movement: 

 Improved pedestrian access within the site; 

 Improvements to vehicular access points, particularly along The Promenade; and 

 Separation of loading / service traffic and the customers. 

Activity: 

 Inclusion of a significant amount of non-retail uses including a range of improved after business hours 
activity; 

 Increased eating and entertainment opportunities, including a cinema; 

 Improved retail offer including specialty retail based on the introduction of a new major tenant; 

 Provision of a significant private investment into the eastern region of Perth; 

 Encouragement of further private investment from other development within this locality; 

 Creation of a number of new businesses.  As part of this Application, a significant amount of specialty 
tenancies are proposed which will provide the opportunity for new and local businesses to be created; 

 Creation of an additional 3,000+ direct and indirect employment opportunities after the completion of 
the proposed development, as well as between 600 - 1,000 direct and indirect employment 
opportunities during the construction phase.  

Urban Form: 

 A development in accordance with the vision of the Centre Plan; 

 Improved overall building aesthetics, particularly the retail component of the Centre which will be 
significantly upgraded; 

 Additional main street development; and 

 Additional and improved development fronting the town park. 

Overall the proposal represents a substantial improvement to the existing Centre. 
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02 Introduction and Description of Proposal 
Rowe Group acts on behalf of Vicinity Custodian Pty Ltd, the landowner of the subject site and centre manager of 
the Ellenbrook Central Shopping Centre.   

This report has been prepared in support of a Development Application (‘Application’) for the redevelopment and 
extension of the existing Ellenbrook Central Shopping Centre.   

This Report contains background information pertaining to the subject site, describes the proposed development 
and addresses all relevant statutory planning and policy considerations.  This report is accompanied by the 
following documentation: 

 Location and description of the subject site; 

 Plans of the proposed development; 

 Detailed explanation of the proposed development; 

 Overview of relevant planning and design issues; and 

 Justification for the proposed development.   

The project team for this Application includes: 

Town Planning   -  Rowe Group 

Architecture   - The Buchan Group 

Traffic    - Uloth and Associates 

Economic Consultant - Urbis 

The proposal also includes the expansion of the existing Mixed Use Development that is the Ellenbrook Central 
Shopping Centre at the subject site, along the introduction of a range of other uses, including retail, eating, 
entertainment and other commercial floorspace, along with new parking areas.  At the completion of the 
development centre will in itself be a diverse site, catering for a range of activities. 

The key component of this application, particularly in relation to the first stages of construction, is the 
introduction of an addition major retailer being a Discount Department Store.  This use will help attract 
complementary specialty tenants, along with other non-retail floorspace.  Additional major, mini major and 
specialty tenants will follow as part of the completed development. 

The development will be completed in stages that will be dependent on construction, leasing and commercial 
viability requirements. 

2.1.1 Floorspace 
The overall development is expected to include the following:   

Planning Land Use Category (PLUC) Current Floorspace 
(m2) 

Proposed Floorspace 
(m2) 

Proposed Total 
Floorspace (m2) 

Shop / Retail 31,014 62,480 93,494 

Other Retail 404 2,065 2,469 

Office / Business 1,351 1,505 2,856 

Health / Welfare / Community Services 633 500 1,133 

Entertainment / Recreation / Culture 1,799 6,700 8,499 

Other 311 435 746 

Total Floorspace 35,512 73,685 109,147 

Table 2 -  Proposed Overall Development Floorspace 

It is important to note that some of this floorspace is interchangeable, with final outcome to be leasing led.  As an 
example, it is not known how many of the tenancies might ultimately be food tenancies and /or bank and other 
similar non-retail uses.  Additionally, there is likely to be some main street uses that may be considered as a 
Shop or other non-retail commercial use. 

Below is an indication of the floorspace breakdown for the Main Site: 

  Main Site 

  Retail Non-Retail Total 

 Existing   Main Centre           26,693               2,112        28,805  

   Main Street Building 1 (Tavern)                 1,478           1,478  

   Main Street Building 2 (Crust)                 350                  207              557  

   Service Station                   90                   90  

   Fast Food                 375                375  

   Sub Total            27,508               3,797        31,305  
     

 Additional   Gain / Loss existing  -             554    -           554  

   Main Street Building 3                 400                400  

   Fast Food                 550                550  

   Food & Beverage             1,331             1,331  

   Main Centre           19,261                  600        19,861  

   Sub Total            20,988                  600        21,588  
     

 First Floor   Main Street Building 3                    400              400  

   Food & Beverage                 400                400  

   Main Centre           41,092               1,455        42,547  

   Cinema                 6,350           6,350  

   Sub Total            41,492               8,205        49,697  
     

  Total           89,988            12,602      102,590  

Table 3 -  Proposed Main Site Development Floorspace Breakdown 

Of the above, the proposal provides for almost 9,000m2 of floorspace to be in close proximity to the main street 
and town park.   
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Below is an indication of the floorspace breakdown for the Eastern Site: 

  Eastern Site 

  Retail Non-Retail Total 

 Existing  ALDI Stores  1,598 0  1,598  

 Other  1,908  701 2,609  

  Sub Total   3,506  701  4,207  
     

 Additional  Other  0 2065 2065  

  Auto  335  335 

   Sub Total   0  2,400   2,400  
     

  Total  3,506  3,101 6,607 

Table 4 -  Proposed Eastern Site Development Floorspace Breakdown 

2.2 Staging 
As previously outlined the development will be completed in a number of stages. 

At this time the leasing has not been finalised nor has a builder been contracted. As such it is not possible to 
provide an absolute sub-staging plan or details. 

2.3 Land Use 
Sub-paragraph 4 of Special Use No. 4 contained in Schedule 4 of the City of Swan Local Planning Scheme No. 17 
(‘LPS 17’) states that the permissibility of land uses within the Special Use No. 4 area is to be in accordance with 
the zoning table contained in Schedule 4A of the Scheme.   

As stated previously, whilst the majority of land uses associated with this Application will be for ‘Shop’ uses it is 
likely that some of the tenancies will be used for other uses.  Rather than having to lodge separate applications 
for each use it is proposed to include the following uses as part of the approval of this Application: 

 Car Park; 

 Car Wash Station; 

 Cinema / Theatre; 

 Civic Building; 

 Consulting Rooms; 

 Consulting Rooms : Group; 

 Convenience Store; 

 Cultural Use; 

 Fast Food Outlet; 

 Medical Centre; 

 Exhibition Centre; 

 Garden Centre; 

 Office; 

 Restaurant; 

 Service Station; 

 Shop; 

 Showroom; and 

 Tavern. 

Of the above uses ‘Car Park’, ‘Car Wash Station’, ‘Civic Building’, ‘Consulting Rooms’, ‘Consulting Rooms : 
Group’, ‘Cultural Use’, ‘Exhibition Centre’, ‘Garden Centre’, ‘Office’, ‘Service Station’ and ‘Showroom’ are all ‘D’ 
(Discretionary) uses under LPS 17.  The other listed uses are all ‘P’ (Permitted) uses.   

To this end and in order to allow flexibility when leasing each individual tenancy, approval is sought for a mixed 
use development at the subject site that includes all land uses outlined above.   

2.4 Car Parking and Access 
The parking bays have generally been spread evenly over the site.  This is in accordance with the overall existing 
and expected future pattern of movements to the site.  

The overall development will include a maximum of 4,586 bays.   

The plan includes the development of basement parking located on the eastern portion of the site, and a number 
of multi-level parking structures. 

The application also includes shading structures on the roofs of the parking decks.  These are limited to those 
bays that front on to another bay so that the support structures are centrally located between the rows of bays. 

The proposed development incorporates a number of modified vehicle access points and reconfigured internal 
parking areas.   

The surrounding road network does not require any modifications as a result of the development. 

2.5 Signage 
The general centre branding and locations of major tenant signage will provided as part of the signage strategy 
to be prepared prior to completion of each stage.  This strategy will include guidelines for those tenancies that 
front Main Street and the Town Park / Square.     

This application includes a pylon sign located on the corner of Main Street and The Promenade.  The content of 
signage on the pylon will vary and include digital content. 

2.6 Development Design 
The proposal seeks to upgrade the existing built form, particularly around the entrances and Town Park / 
Square.  It is proposed to include opportunities for landscaping to form part of the building facade, along with the 
introduction of additional building articulation, height and public art opportunities.  The key focus of the 
development is the creation of a contemporary eating and entertainment area centred around the introduction of 
cinemas.   

2.6.1 Key Design Features  

2.6.1.1 Town Park / Eating and Entertainment Precinct 
The proposal includes additional development facing, and in close proximity to, the Town Square / Park.  This 
area includes covered outdoor seating, performing space, landscaping and a number of complimentary uses.  It 
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is expected that this additional development will help attract activity to Main Street and the Town Square / Park, 
particularly outside normal business hours. 

The application includes the development of a cinema located on the upper level adjacent to Town Park / Square. 

2.6.1.2 Main Street 
The proposal includes the construction of a new main street building anchoring the northern portion of the main 
street component of Main Street. 

2.6.1.3 Fast Food Pad Sites  
Two additional fast food tenancies are proposed for the site.  These are to be located towards to the intersection 
of Main Street and The Promenade.  This location was chosen to limit any impacts on adjoining properties, to 
take advantage of the high levels of exposure, to make use of the existing driveways and to allow for the potential 
for mixed use development to occur on other portions of the site in the future. 

These tenancies are considered to be interim uses that would be expected to evolve into higher order uses as the 
market and maturity of the centre evolves.  However given the proposed location at the very northern portion of 
Main Street, this is expected to not occur in the short term. 

2.6.1.4 Second Level Extension  
The proposal includes additional floorspace at the second level of the centre.   This consolidation of development 
will allow for other sleeving uses to be developed around portions of the periphery of the site over time, as the 
market allows. 

2.6.1.5 Basement and Undercover Parking  
Also included within the proposal is a significant component of covered parking.  As noted above with the second 
storey retail addition this consolidation of parking will allow for other uses to be located at the periphery of the 
site. 

2.6.1.6 Public Art  
This application includes opportunities for public art.  At this time it is proposed to include public art on the 
facade(s) of the eastern addition to the centre.  Discussions with a number of artists have already commenced. 

2.6.2 Landscaping 
The proposed landscaping for the development seeks to maximise the amount of vegetation, in an urban setting, 
whilst also including the creation of places.  The focus of the new landscaping will be adjacent to the new public 
places, being the Main Street and Town Park.  

It is proposed that a number of elements, typically found in urban spaces be included within this area.  The 
continuation of the existing tree planting will be included. 

Detailed landscaping plans identifying species, specific paving types and other features will be submitted prior to 
the development of each sub-stage.   

2.6.3 Colour, Materiality and Design Themes 
As noted on the plans above, the design work endeavours to contemplate themes, materiality and colour tones 
that are appropriate to form, function, appearance and context.   

 

2.6.4 Service Areas 
The serviceability of the Centre is clearly important to its ongoing function, yet these areas are preferably 
screened or concealed from view from the adjoining public streets.  The design has considered in detail, the 
function and accessibility of each service area, but has also considered safety, other operational issues, and 
urban design / architectural context.  All new service areas entrances are in the vicinity of pedestrian or 
customer vehicles, however care has been taken to ensure these areas are safe and aesthetically meritorious.  

2.6.5 Other Matters 
Final site levels have not been finalised but will match in the existing buildings, coordinate with the surrounding 
road reserves and minimise cut and fill.  Any levels shown on the plans for the upper levels should be referenced 
against the ground level, which will be accurately defined for each building as part as the Building Permit 
applications. 

A BAL has been completed for the development.  Refer to Attachment 5.   There is a requirement that an 
agreement with the adjoining landowner be completed to either remove some of the vegetation or to maintain the 
undergrowth on the adjoining site prior to construction occurring on Lot 8500.  Preliminary discussions have 
already occurred, it is expected that this will be completed prior to construction on the eastern portion of the 
development. 
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03 Centre Context 
3.1 Regional and Local Context 
The subject site is located within the municipality of the City of Swan (‘the City’).  The subject site is located 
approximately 22km north-east of the Perth Central area.   

 

Figure 1 – Regional Location 

The subject site is located in the suburb of Ellenbrook approximately 12km north of the Midland town centre and 
within the Ellenbrook town centre.   

The subject site abuts Main Street and Ellen Stirling Parade to the west and The Promenade to the north.  The 
subject site is bound by The Parkway to the south and internal access road to the east.   

These are all sealed roads and provide links to established residential areas that are in close proximity to the 
subject site.   

3.2 Cadastral Information 
The subject site comprises two (2) land parcels, being: 

 Lot 8499 on Plan 73195 Certificate of Title Volume 2876 Folio 92; and 

 Lot 8500 on Plan 73195 Certificate of Title Volume 2876 Folio 93.   

The subject site has a total land area of approximately 18ha, with frontages to Main Street, Ellen Stirling Parade, 
The Promenade, Pinaster Parade and The Parkway.   

Refer Attachment One – Certificate of Title.   

3.3 Existing Improvements 
The subject site is occupied by Ellenbrook Central Shopping Centre.  Ellenbrook Central Shopping Centre is 
primarily a stand alone, internally focussed pedestrian mall.   

 

Figure 2 – Site Plan 
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The main shopping complex is located in the centre of the subject site, with some fast food and a tavern located 
to the north western portion of the site.  The remainder of the subject site is predominantly at grade parking and 
vacant land.   

The built form of the existing Ellenbrook Central Shopping Centre is a traditional ‘shopping mall’ design being a 
simple one (1) storey structure that is predominantly of an inward facing design with customers shopping within 
the building itself.  Much of the existing structure is screened from view from Main Street and The Promenade by 
a service station, fast food outlets and a tavern.   

The Centre incorporates a traditional shopping centre concept of offering more than one anchor store to attract 
shoppers from a wider catchment.  The existing Centre contains two (2) supermarkets (Coles and Woolworths), 
one (1) Discount Department Store and a range of specialty tenancies.  Large car parking areas surrounding the 
existing building as there are limited public transport services in the area.   

The south western portion of the subject site is occupied by restaurants, office and retail tenancies situated in an 
‘L’ shape fronting Ellen Stirling Parade.   

Vehicle access into and out of the subject site is available via ten (10) vehicle access points.   

3.4 Surrounding Land Uses 
Located immediately to the south of The Parkway are residential uses, including multiple dwellings and a 
retirement village.  This area has capacity for additional development. 

The northern side of The Promenade is another residential area.  This area is separated from The Promenade 
road reserve by a masonry fence.  A portion of this fence is permeable.   

To the east of the subject site, opposite Main Street, the area is generally characterised by restaurants, office, 
and recreation tenancies.  These occupy two (2) storey buildings generally built up to the street with awnings 
over an adjoining footpath.   

The area to the west of the subject site is generally vacant or occupied by single residential dwellings. 

3.5 Existing Site Conditions 

3.5.1 Vegetation 
Being a relatively newly established area, there are not many large mature trees within existing road reserves or 
on private property.  The adjoining verge areas of the subject site are landscaped with hedges and medium sized 
trees that are seasonal (offer shade in summer and allow sun penetration in winter).   

All efforts will be made to maintain the existing vegetation in the verge areas where possible.   

The lot located immediately to the east of centre includes a number of pine trees and unmaintained groundcover.  
This has an impact on the bushfire risk assessment.  An agreement will be reached with the adjoining landowner 
in relation to the maintenance of this area. 

3.5.2 Topography 
The site is generally flat, sandy soils that are well drained. 

3.5.3 Acid Sulphate Soils 
The subject site has no known risk of encountering Acid Sulfate Soils within 3m of Natural Soil Surface under the 
Department of Environment Regulation’s Acid Sulfate Soils mapping.  Therefore the proposed expansion of the 
Ellenbrook Central Shopping Centre is not constrained in this regard.   

3.5.4 Site Contamination 
The proposed development does not involve the removal of a building or structure that may cause contamination 
in the soil at the subject site.  In addition, the subject site is not affected by any known contaminated sites.  
Therefore the proposed expansion of Ellenbrook Central Shopping Centre is not constrained in this regard.   

3.5.5 Heritage 
A search of the Department of Aboriginal Affairs’ Heritage Inquiry System reveals the subject site does not 
contain any Registered Aboriginal Heritage Sites. 

There are no sites of European heritage significance listed for the subject site under the Commonwealth 
Heritage Lists, Heritage Council of WA or City of Swan Municipal Heritage Inventory. 

As such the subject site is not constrained from development in this regard. 

3.5.6 Services and Infrastructure 
The site is well catered for in relation to the provision of services.  Obviously the proposal will require upgrades 
to the provision of services.  Unless otherwise agreed these are planned to be provided by the landowner. 

3.6 Planning Policy Framework 

3.6.1 Regional Planning Framework 
In light of the significance of the subject site in terms of both its geographic location and its primary function as 
the primary shopping centre for the Ellenbrook (and surrounds) community – some assessment of the proposal 
in the context of the broader regional planning framework is warranted.  Specifically, in regards to how the 
current development proposal sits in accordance with State Planning Policy No. 4.2 – Activity Centres for Perth 
and Peel (‘SPP 4.2’).   

In addition, the subject site is affected by another proposal that is under consideration of the City of Swan and 
Department of Planning for a new district centre.  An assessment of the proposed expansion in the context of the 
long term strategic vision for the City is an important aspect of this subject site.   

3.6.1.1 Metropolitan Region Scheme 
Under the provisions of the Metropolitan Region Scheme (‘MRS’) the subject site is zoned ‘Urban’.   
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Figure 3 – Metropolitan Region Scheme 

3.6.1.2 Directions 2031 
Directions 2031 was finalised by the Western Australian Planning Commission (‘WAPC’) in August 2010.  The 
intent of Directions 2031 is to provide a broad overarching strategic framework defining the overall visions for the 
Perth and Peel regions for the next 20 years and setting out the planning framework for the delivery of housing, 
infrastructure and services to accommodate future projected population growth within both regions.  A key 
element of the overall vision identified in Directions 2031 is that of consolidation of existing urban areas to 
ensure the efficient use of land and infrastructure.   

Directions 2031 encourages the use of the ‘Activity Centre Model Framework’ to prepare a set of guidelines to 
provide a framework for the future planning and design of these centres.   

This Report has adopted the ‘Activity Centre Model Framework’ in the consideration of the proposal in 
accordance with Directions 2031 and SPP 4.2.  This proposal is consistent with the intent of Directions 2031, 
particularly as the subject site relates well to the surrounding urban land uses.   

3.6.1.3 Draft North-East Sub-Regional Planning Framework 
The subject site is identified as a ‘Secondary’ Activity Centre under the draft North-East Sub-Regional Planning 
Framework (‘the Planning Framework’).  The Planning Framework seeks to deliver the outcomes sought by 
Directions 2031 with a primary focus on accommodating predicted population growth.   

The Planning Framework encourages a more consolidated urban form and development and strengthening key 
activity centres and employment nodes.  In many established suburbs the introduction of increased density 
should complement single residential development.   

The Planning Framework focuses on making the most efficient use of transport networks, service infrastructure, 
employment and key community/social infrastructure facilities.  Ellenbrook is identified by the Planning 
Framework as an area which will see a significant amount of future development on land that is already zoned 
‘Urban’ under the MRS.  Specifically, a focus on delivering consolidated urban form within reasonable proximity 
of key centres, such as Ellenbrook Secondary Centre.   

The proposed development will act as a catalyst for future consolidated urban development in and around the 
Ellenbrook Secondary Centre.   

3.6.2 State Planning Policy No. 4.2 – Activity Centres for Perth and Peel 
State Planning Policy No. 4.2 – Activity Centres for Perth and Peel (‘SPP 4.2’) provides directions for the planning 
and development of activity centres throughout Perth and Peel.  The SPP 4.2 departs from the current retail / 
commercial framework and attempts to broaden its approach to encompass a wider range of uses.   

SPP 4.2 defines an activity centre as: 

…community focal points. They include activities such as commercial, retail, higher-density housing, 
entertainment, tourism, civic/community, higher education, and medical services. Activity centres vary 
in size and diversity and are deigned to be well-serviced by public transport. 

SPP 4.2 considers a wide range of objectives including: 

1. Providing centres to meet different levels of community need, enable employment and to ensure 
goods and services are accessed efficiently and equitably by the community; 

2. Apply the activity centre hierarchy as part of a long-term and integrated approach by public 
authorities and private stakeholders to the development of economic and social infrastructure; 

3. Plan activity centres to support a wide range of retail and commercial premises and promote a 
competitive retail and commercial market; 

4. Increase the range of employment in activity centres and contribute to the achievement of sub-
regional employment self-sufficiency targets; 

5. Increase the density and diversity of housing in and around activity centres’ to improve land 
efficiency, housing variety and support centre facilities; 

6. Ensure activity centres provide sufficient development intensity and land use movement mix to 
support high-frequency public transport; 

7. Maximise access to activity centres by walking, cycling and public transport while reducing private 
car trips; 

8. Plan activity centre development around a legible street network and quality public spaces; and 
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9. Concentrate activities, particularly those that generate high numbers of trips, within activity 
centres. 

Clause 6.4(2) of SPP 4.2 requires an Activity Centre Structure Plan to be endorsed prior to major development 
being approved.  The Ellenbrook Town Centre Development Plan (‘Development Plan’) was endorsed by the 
WAPC on 18 January 2016.   

As detailed in section 3.6.3.4 of this Report the proposed development is consistent with the Development Plan.   

3.6.3 Local Planning Framework 

3.6.3.1 City of Swan Local Planning Scheme No. 17 
Under the provisions of the City of Swan Local Planning Scheme No. 17 (‘LPS 17’) the subject site is zoned 
‘Special Use’.   

 

Figure 4 – LPS 17 Zoning Plan. 

Clause 4.7.1 of LPS 17 states that provisions relating to each ‘Special Use’ Zone are set out in Schedule 4 of the 
Scheme.  Specifically, ‘Special Use Zone No. 4’ applies to the Ellenbrook Estate, including the subject site.   

Condition 2 of ‘Special Use Zone No. 4’ of LPS 17 sets out the following objectives of the Ellenbrook Estate: 

The purpose and intent of the Estate is expressed in the following objectives to which the Council shall 
have regard when dealing with any proposed Structure Plan for and any proposed development within 
the Estate: 

a) To provide for the development of a functional and cohesive community consistent with orderly and 
proper planning and in the interest of the amenity of the Estate; 

b) To encourage variety in the range of lot sizes and dwelling types within the Estate but consistent 
with a cohesive and attractive built environment; 

c) To enhance the Estate with the provision of open space and recreation networks and facilities with 
particular attention being given to the timely provision of appropriate community services; 

d) To make provision for school sites and other appropriate educational facilities within the Estate 
designed to encourage their management and use as a resource for local communities; 

e) 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; 

f) To provide retail and commercial centres, business parks and industrial and service areas to 
satisfy the need for such services within the Estate and to provide local employment opportunities; 

g) To employ strategies and designs aimed at optimising accessibility to 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. 

The proposed development is consistent with the above objectives.   

Condition 3 of the ‘Special Use Zone No. 4’ of LPS 17 states that subdivision and development within the 
Ellenbrook Estate, including the subject site, shall be subject to the provisions of Part 5A of the Scheme.  Part 5A 
of LPS 17 requires the preparation and approval of a Structure Plan, Development Plans and Local Development 
Plans.  As previously stated the Ellenbrook Town Centre Development Plan (‘Development Plan’) was endorsed 
by the WAPC on 18 January 2016.   

3.6.3.2 Land Use Permissibility 
Condition 4 of the ‘Special Use Zone No. 4’ of LPS 17 states that on land in the Ellenbrook Town Centre the 
permissibility of land uses within the precincts described in the Development Plan is set out in Schedule 4A of the 
Scheme.  The subject site forms part of the ‘Retail’ Precinct of the Development Plan.   

To allow for flexibility in the leasing operations that will follow the proposed development, Development Approval 
is sought for the following uses (all of which are capable of approval within the ‘Retail’ Precinct of the 
Development Plan): 

 Car Park (‘D’); 

 Car Wash Station (‘D’); 

 Cinema/Theatre (‘P’) 

 Civic Building (‘D’); 
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 Consulting Rooms (‘D’); 

 Consulting Rooms – Group (‘D’); 

 Convenience Store (‘P’); 

 Cultural Use (‘D’); 

 Fast Food Outlet (‘P’); 

 Medical Centre (‘P’); 

 Motor Vehicle Repair (‘D’); 

 Exhibition Centre (‘D’); 

 Office (‘D’); 

 Restaurant (‘P’); 

 Service Station (‘D’); 

 Shop (‘P’); 

 Showroom (‘D’); 

 Tavern (‘P’); and 

 Veterinary Centre (‘D’). 

In addition to the above Development Approval is sought for all other uses normally located within a shopping 
centre. 

3.6.3.3 Ellenbrook Town Centre Development Plan 
The subject site is identified as being within the ‘Main Street’ Character Area of the Development Plan.   

 

Figure 5 – Development Plan  

Section 3 of Part B of the Development Plan contains the precinct specific guidelines relevant to development at 
the subject site.  The following table summarises the assessment of the proposed development against these 
precinct specific guidelines: 
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Guideline  Comment 

Main Street The City of Swan has endorsed separate design 
guidelines for the Main Street proper.  Proponents of 
development access and refer to these guidelines prior 
to embarking on Main Street projects.  Notwithstanding 
this, the following Guidelines for the Main Street 
Character Area encompass the key provisions that are 
contained within the separate Guidelines adopted for 
Main Street proper.   

The proposal has been assessed against the 
guidelines contained in the Development Plan.  
As the Guidelines for the Main Street Character 
Area encompass the key provisions that are 
contained in the Guidelines adopted for the 
Main Street, a separate assessment against the 
Guidelines has not been undertaken.   

Objectives To ensure streetscape and building design reflects a 
civic identity. 

Consistent.  The western portion of the 
proposed development has been designed to 
reflect main street principles.  The ground floor 
is intended to be occupied by retail and food 
and beverage uses to create a highly active 
atmosphere with a pedestrian focus.  Upper 
storeys are intended to be occupied by those 
types of uses which do not generally have an 
active facade, such as cinemas.  The eastern 
portion of the subject site has been designed to 
incorporate high quality building facades with 
colours and materials which are reflective of 
the locality.   

Create a contemporary Main Street character. Consistent.  The proposed development 
involves development fronting the main street 
(i.e. Ellen Stirling Parade and Main Street).  
This portion of the development incorporates 
nil setbacks to the street, awnings and possibly 
opportunities for food and beverage uses, 
where possible – all of which are elements of 
what makes a well designed main street.  In 
addition, the section of the food and beverage 
area which adjoins Ellen Stirling Parade is 
characteristic of a pedestrian mall which has an 
open environment and high levels of activity.   

Ensure flexibility is inherent in building design to 
enable change, adaptation and multiple use. 

Consistent.  Shopping centres can change land 
uses internally on a regular basis given the 
nature of the industry.  As a result, the 
proposed development has been designed to 
facilitate these sorts of changes.   

Ensure Main Street is highly accessible and legible for 
pedestrians, cyclists and motorist. 

Consistent.  The development fronting Main 
Street has been designed to be an extension to 
the existing Main Street development.   

The two (2) fast food outlets will not have any 
impact on the accessibility and legibility for 
pedestrian cyclists and motorists.   

Create a climate responsive environment on the Main 
Street that welcomes people throughout all seasons of 
the year.   

Consistent.  As previously mentioned the 
development fronting Main Street has been 
designed to be an extension to the existing Main 
Street development.  This portion of the 
development incorporates nil setbacks to the 
street, awnings and possibly opportunities for 
food and beverage uses, where possible.   

In respect to the two (2) fast food outlets these 
are necessary elements of activity centres.  The 

Guideline  Comment 

location of these fast food outlets has been 
designed to minimise the impact of such uses 
on adjoining residential properties, whilst 
ensuring some level of exposure to passing 
traffic.     

Building Height Corner buildings shall be a minimum of two storeys. The portion of the development fronting Ellen 
Stirling Parade and The Parkway will be single 
storey; however will be designed to allow for 
additional upper storeys in the future.   

 Applications for development on Main Street should 
demonstrate capacity for future upper storey additions.  

Consistent.  The portion of the development 
fronting Ellen Stirling Parade and The Parkway 
will be designed to allow for additional upper 
storeys in the future.   

Main Street 
Building 
Setbacks 

All developments shall meet the setbacks indicated 
below. Unless otherwise agreed through a Detailed 
Site Plan.   

Refer below.   

Front Sites shall be generally set back between 0-3m. Consistent.  The primary frontage is Main 
Street and Ellen Stirling Parade.  The proposed 
development is generally consistent with the 
front setback requirements.  Where nil 
setbacks are not provided, there is potential for 
future development to incorporate nil setbacks 
to the street. 

Detailed Site Plans will be used to stipulate locations 
where 0m setback is mandatory. 

N/A 

Car parking is an unacceptable edge to Main Street.   Consistent.  No parking is proposed adjoining 
Main Street.   

Side Zero metre setbacks to side boundaries should be 
provided where possible. 

Consistent.  The side frontage is the western 
portion of The Promenade.  Where the side 
setback requirements cannot be met (i.e. the 
fast food outlet adjoining The Promenade), the 
proposal incorporates high quality built form 
and landscaping.   

 Maximise sun penetration using appropriate setbacks 
where applicable.   

Consistent.  The food and beverage area has 
been designed to allow for sun penetration.   

Rear Building should generally be setback at least 7.5m 
from rear boundaries.   

The rear of the site is the eastern portion of The 
Promenade and to the north east portion of the 
subject site.  The setback to the north east 
portion of the subject site is consistent with the 
rear setback requirements.  The development 
incorporates a nil setback to The Promenade.  
Where the rear setback requirements cannot 
be met, the proposal incorporates high quality 
built form and landscaping.   

 Garages may have nil setback.   N/A 

Other Fast Food Drive-Thru services established on Main 
Street shall be integrated with the main building, 
creating a continuous built edge along Main Street.  
Vehicular access to drive thru services from Main 
Street will be subject to an assessment of Main Street 

The proposed fast food tenancies, located at the 
northern portion of the site, are stand alone 
buildings. 
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Guideline  Comment 

traffic movements and pedestrian access 
requirements.   

Roof Design 
and Ceiling 
Heights 

Ceiling heights and slab levels should be in keeping 
with key datum lines along the streetscape so as to be 
in proportion with adjacent development and allow 
adequate light penetration.  The following standards 
apply: 

Consistent 

 Minimum 3.6m height ceiling at ground level within 
general use areas and 2.4m in service areas.   

 

 Minimum 2.7m height ceiling at upper levels within 
general use zones and 2.4m in service areas.   

 

 The use of parapets to accentuate the vertical plane, 
thereby framing views and vistas along Main Street are 
encouraged.   

 

Building 
Materials, 
Colour Palette 
and 
Architectural 
Expression 

Use rendered brickwork, concrete and cladding 
materials of a more commercial and civic tone. 

Consistent.  The proposed development 
incorporates a range of material types which 
include, but are not limited to brickwork, 
concrete and cladding materials.   

 Articulate wall planes with detail reflecting streetscape 
and datum lines.   

Consistent.  The development is responsive to 
the existing streetscape and site levels.   

 A consistent palette of subtle whites and sands 
punctuated by strong colours in encouraged.   

Consistent.  The proposed colour scheme is 
reflective of the character of the locality.   

Ground Floor 
Uses 

Commercial and retail uses will be actively encouraged 
within ground floor tenancies.   

Consistent.  Ground floor tenancies near and 
fronting Ellen Stirling Parade will be 
predominantly food and beverage uses.  This 
will provide street / ground level activity both 
during and after business hours.  There is also 
the potential for shops / retail uses to occupy 
some of this area.   

 Vendors are encouraged to make use of pavement for 
the tasteful display of goods or placing of tables and 
chairs (future zones may be allocated for street stalls if 
required). 

Consistent.  The proposed development has 
been designed to facilitate seating areas both 
within and adjoining the food and beverage 
area.   

 Activate windows with creative displays or views into 
the tenancy.   

Consistent.  The frontages of the food and 
beverage tenancies will be open and allow 
views into the tenancies.   

 Uses are encouraged to activate pedestrian laneways 
(i.e. window displays and/or secondary entries).   

Consistent.  The proposed food and beverage 
area acts as an extension to the existing 
development fronting Ellen Stirling Parade.  
This area will have a focus on pedestrian 
movement and atmosphere.   

Colonnades 
and Awnings 

Colonnades and awnings are encouraged for all Main 
Street development however awnings should not 
exceed 80% of street frontage.   

N/A 

As previously mentioned the proposed 
development does not include any development 
on Main Street, with exception of the two (2) 
fast food outlets.   

 Colonnades and awnings should reinforce the rhythm Consistent.  Awnings are proposed to the food 

Guideline  Comment 

and continuity of the built form.   and beverage area.   

 Lighting should be provided under awnings/colonnades 
for enhanced pedestrian safety.   

Consistent.  All publically accessible areas will 
incorporate lighting.   

 Balconies over colonnades/awnings are considered 
highly desirable.   

N/A 

No balconies are proposed.   

 Roof overhangs shall not extend beyond 3.0m of the 
boundary and be coordinated with light pole and street 
tree locations.   

N/A 

No portion of the roof of the proposed 
development extends over the lot boundary.   

 
Based on the above the proposed development is consistent with the Development Plan.   

3.6.3.4 Local Commercial and Activity Centres Strategy (2003) 
The City’s Local Commercial and Activity Centres Strategy (‘the Activity Centres Strategy’) was adopted by 
resolution of the Council at its meeting of 30 June 2004.  The Activity Centres Strategy identifies the subject site 
as forming the retail core of the Ellenbrook Regional Centre.  In respect to the Ellenbrook Regional Centre the 
Strategy states the following: 

This type of centre is intended to provide for a wide range of regional shopping, office, entertainment 
and community facilities, although it has a predominantly retail function.  The Metropolitan Centres 
Policy has identified Ellenbrook as the only Regional Centre in the north-eastern corridor of the 
metropolitan region.  Because of the nature of its catchment area, which includes significant areas of 
rural land, the size and range of services able to be provided by the Ellenbrook Regional Centre will be 
somewhat more limited than for the Midland Strategic Regional Centre.  The Metropolitan Centres 
Policy includes a shopping floor space guide of up to 50,000m2 NLA for Regional Centres. 

The proposed development is consistent with the above intent of the Centre.   

In addition to the above, Section 5.4.1 of the Activity Centres Strategy lists the following development criteria 
which should be used as a guide for development of land within the Ellenbrook Regional Centre: 

- development should include a wide range of shops, and services which involve a high intensity of 
use and access, and which will benefit from collocation in a predominantly pedestrian 
environment; 

- development should include commercial and professional offices and residential apartments 
designed to enhance the prospects for employment, improve passive surveillance and add to the 
vibrancy of the centre; 

- development which involves a lesser intensity of use should be encouraged on the upper levels of 
buildings or on the periphery of the retail core, e.g. professional offices, health and welfare 
services, entertainment facilities, residential apartments; 

- development should be so arranged as to maximise accessibility for users, with particular 
reference to transit oriented design principles in relation to any public transport facilities which 
service the centre; 

- development should accord with ‘main street’ design principles with continuous and active 
commercial frontages, articulated multi-storey buildings and on-street parking (where 
compatible with road function); 
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- buildings should be designed to provide a high level of visual attraction at street level, and inter-
connectivity with adjacent establishments so as to facilitate the safe and convenient movement of 
pedestrians; 

- consolidation and shared use of vehicular access and car parking facilities should be provided for, 
so as to maximise the efficiency of use and minimise disruption associated with duplicated 
access; 

- selective landscaping should be used to enhance streetscapes and visual amenities, improve the 
micro-climate during summer months and facilitate the retention of stormwater on site where 
practicable. 

The proposed development is consistent with the above development criteria for the following reasons: 

 As previously detailed in Section 3.6.3.2 of this Report the proposed development incorporates a range 
of land uses.  High intensity land uses have been indicatively located near the western entrance so as 
to encourage street / ground level activity during and after business hours; 

 Whilst the proposal predominantly incorporates shop and retail land uses, provision has been made 
for the development of office and professional office uses in ‘Future Built Form’ locations towards the 
southern portion of the subject site.  Development of these areas will also allow the rear or loading 
areas of the centre to be screened from the adjoining street (The Parkway); 

 The proposal incorporates a cinema on the first floor level, above a loading and car parking area.  Its 
location feeds off the food and beverage area adjoining the main street development and Ellen Stirling 
Parade.  As a result this area will display a strong pedestrian environment; 

 Public transport in Ellenbrook is currently limited to bus services, however the State Government are 
progressing the provision of a train / rail service to Ellenbrook; 

 The food and beverage area adjoining Ellen Stirling Parade has been designed in accordance with main 
street design principles.  Continuous shop-fronts, awnings and high intensity uses are promoted in 
this area.  The centre and the new tenancies which front the park and main street are two storey 
buildings; 

 The proposed development incorporates high quality building design elements and architectural 
features; 

 The proposed food and beverage area acts as an extension, and integrates with, the existing 
development fronting Ellen Stirling Parade.  This area will have a focus on pedestrian movement and 
atmosphere; 

 Pedestrian and vehicle access is proposed to be kept separate so as to minimise potential conflicts; 
and 

 Landscaping will take the form of native species and existing trees will be retained where possible.   

The Activity Centres Strategy is currently under review by the City and the City has recently released the draft 
Local Commercial and Activity Centres Strategy (‘the Draft Strategy’).  Consideration has been given against the 
Draft Strategy, as detailed below.   

3.6.3.5 Draft Local Commercial and Activity Centres Strategy (2016) 
The City’s Draft Strategy was adopted by resolution of the Council at its meeting of 27 September 2017.  The Draft 
Structure identifies the subject site as the Ellenbrook Secondary Centre.  Section 9.1 of the Draft Strategy states 
the following in relation to the Ellenbrook Secondary Centre: 

Ellenbrook is the only secondary centre located in the City of Swan and should continue to play an 
important role as the main sub-regional centre for grocery and higher-order comparison shopping, 
including large format retailing.  The centre will evolve to include non-retail activities, including social 
and community facilities, entertainment and leisure activities, and cafes and restaurants.  The 
provision of government services at, or adjacent to, the centre is encouraged. 

Actions: 

- Support the development of Ellenbrook as a mixed-use centre. 

- Ensure Ellenbrook retains its secondary centre role serving the northern parts of the City of 
Swan. 

- Continue to support the opportunity for a train service to Ellenbrook. 

The proposed development is consistent with the above intent of the Centre for the following reasons: 

 The proposed development will ensure that Ellenbrook retains its status as a Secondary Centre under 
SPP 4.2; 

 The proposed development does not adversely impact the potential for a train service to be provided to 
Ellenbrook; and 

 The proposed development allows the Ellenbrook Secondary Centre to mature into a Centre with more 
diversity of land uses.   

3.6.4 Development Standards 

3.6.4.1 Two Street Frontages 
The City’s Building and Development Standards – Other Zones Policy (‘Other Zones Policy’) applies to all 
development within the ‘Special Use’ and ‘Private Clubs & Institutions’ Zones.  Clause 2.4 of the City’s Other 
Zones Policy states the following in relation to development with two street frontages: 

Subject to the requirements regarding visual truncation of corner lots and vehicular access ways (as 
specified in the General Building and Development Standards Policy), where a lot has a frontage to two 
streets, the Council shall determine which of the two streets is the secondary street, and the setback 
to the secondary street may be reduced to 3 metres. 

As previously mentioned, the primary frontage is Main Street and Ellen Stirling Parade and the secondary or side 
frontage is the western portion of The Promenade.  All other areas are considered the rear of the development.   

Clause 2.4 of the City’s Other Zones Policy would apply to the portion of development fronting Ellen Stirling 
Parade and The Parkway.  A nil setback to Ellen Stirling Parade to provided, with a slight setback (of 
approximately 2m) proposed to The Parkway.  Therefore the proposal is consistent with Clause 2.4 of the City’s 
Other Zones Policy.   

3.6.4.2 Use of Setbacks 
Clause 2.5 of the City’s Other Zones Policy states the following in relation to the use of setback areas: 

No person shall use the area of land between a building setback line and a street alignment for any 
purpose other than one or more of the following: 

a means of access; 

landscaping; 

the loading and unloading of vehicles; 
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the daily parking of vehicles used by employees and customers or clients but subject to the 
requirements of any duly adopted policy as to off-street parking. 

No such area shall be used for the parking of vehicles displayed for sale or which are being wrecked or 
repaired, or for the stacking or storage of fuel, raw materials, products, or by-products, or wastes of 
manufacture. 

Setback areas will be used primarily for parking, access, landscaping and the loading and unloading of vehicles.  
Therefore the proposed development is consistent with the Clause 2.5 of the City’s Other Zones Policy.   

3.6.4.3 Landscaping 
Clause 2.6 of the City’s Other Zones Policy states the following in relation to landscaping: 

In connection with any application for approval to commence development in a zone to which this policy 
applies, the Council shall require that such landscaping be provided as the Council sees fit in the 
interests of amenity and orderly and proper planning. 

Any landscaping required shall be provided in accordance with the provisions set out hereunder: 

the required landscaping shall cover a minimum of 10% of the total site area in a form approved by the 
Council. The calculation of this area shall include any area required as boundary landscaping and open 
parking facilities landscaping where off-street parking is required in accordance with the Vehicle 
Parking Standards policy; 

any landscaped area shall be separated from an adjacent vehicular area by a wall or kerb at least 
150mm higher than the adjacent vehicular area or in some manner be protected from vehicular 
damage; 

landscaped areas shall not average in width less than 1.5 metres, and shall not be continuous for more 
than 10 metres without a properly designed pedestrian crossing point, except where such landscaped 
area is adjacent to a permanent fence, or a wall of a building; 

the part of the area of the site required to be provided as landscaping shall not include areas which 
would normally be set aside for pedestrian movement; and 

landscaped areas required by this policy shall be planted in accordance with an approved landscape 
plan, and within 30 days of practical completion of the development, or any relevant part thereof, as 
determined by the Council or at such later time as may be agreed in writing by the Council. 

The proposed development is generally consistent with the above landscaping requirements for the following 
reasons: 

 The subject site will be landscaped by the completion of the proposed development; 

 All vehicle accessways are separated by a kerb; 

 The proposal includes the provision of high quality landscaping elements within the food and beverage 
area adjoining Ellen Stirling Parade; and 

 Landscaping will be completed in a staged manner.  As portions of the development are completed, 
the landscaping relevant to that portion will also be completed.   

In respect to the average size of landscaped areas, given the size of the subject site and scale of the development 
landscaping has been designed depending on the context of the landscaping.  For example, landscaping within 
the food and beverage area has a focus on creating a highly pedestrian environment.  As a result both hard and 
soft landscaping elements, shade trees and awnings are proposed.  To side and rear sections of the development 

soft landscaping, in the form of trees, shrubs and ground cover plants are proposed.  The size of the landscaped 
areas is designed so as to be aesthetically pleasing and soften the impact of buildings.   

3.6.4.4 Car Parking Facilities  
The Ellenbrook Town Centre Parking Strategy (‘the Strategy’) was adopted by Council to be used as a guide for 
the provision of parking within the Town Centre.  The Strategy was adopted by resolution of Council at its 20 May 
2009 meeting.  The Strategy was reviewed in 2014.   

In respect to the ‘Retail’ Precinct the Strategy recommends a desirable parking ratio of 4.3 bays per 100m2 
(minimum 4.0 bays per 100m2 and maximum 5.0 bays per 100m2).   

It is acknowledged that the City’s Vehicle Parking Standards Policy (‘Parking Policy’) also contains parking 
standards for each land use defined by LPS 17.  However, given the site specific nature of the parking ratios 
contained in the Strategy the parking standards contained in the City’s Parking Policy should not apply.   

At the completion of the development a maximum of 4,586 parking bays will be provided.  This equates to a 
parking provision ratio of approximately 4.2 bays per 100m2.   

On this basis the proposed development is consistent with the Strategy.   

3.6.4.5 Bicycle and Motorcycle Parking Facilities 
In addition to car parking, the Strategy recommends rates for the provision of public non-residential bicycle and 
motorcycle parking facilities.  The Strategy recommends bicycle and motorcycle parking be provided at a rate of 
0.5 per 100m2 and 0.2 per 100m2, respectively.   

It is not proposed to provide separate motorcycle parking facilities within the parking areas.  Motorcycle parking 
will occur within the standard parking bays. 

Twenty (20) bicycle racks will be provided at each of the major entrances. 

3.6.4.6 Traffic Entrances 
Clause 2.3 of the City’s Building and Development Standards – General Policy (‘General Policy’) states the 
following in relation to vehicular entrances: 

The Council may refuse to permit more than one vehicular entrance or exit to or from any lot, may 
require separate entrances and exits, and may require that entrances and exits be placed in positions 
nominated by the Council, if it considers such provision necessary or desirable to avoid or to reduce 
traffic hazards, or otherwise to assist in planning for vehicular traffic. 

The proposed development does not include the construction of any new vehicular access points, with exception 
of one (1) loading dock access point towards the north eastern portion of the subject site.   

A Traffic Impact Assessment has been completed by Uloth and Associates in support of the proposed 
development.  The Traffic Impact Assessment demonstrates that the proposed access strategy for the proposed 
development is appropriate and will not have any adverse impact on the surrounding area.   

Traffic matters are discussed in greater detail in Section 4 of this Report.   

3.6.4.7 General Appearance of Building and Preservation of Amenity 
Clause 2.7 of the City’s General Policy gives Council the ability to refuse to approve the commencement or 
carrying out of any development involving any building or other work if, in its opinion, the proposed building or 
other work would have an adverse effect on the amenity of the locality.   

In exercising its discretion under this policy, the Council shall have regard to those matters referred to in Clause 
10.2 of the LPS 17 insofar as they are relevant, and in addition shall have regard to: 

the external appearance of the building and any associated structures and landscaping; 
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the design of all sides of the building where applicable, particularly those visible from a public road; 

the dimensions and proportions of the building or structure; 

the use of compatible building and landscape materials, taking into consideration tone, texture, scale, 
shape and colour; 

the effect on existing or future buildings on nearby properties, and on the occupants of these buildings; 

the environment resulting from the building itself and the effect of that environment on the occupants 
of the building and the Council’s intentions for the development of the surrounding locality; 

the effect of the building on existing and future services and community facilities. In particular, 
drainage, sewerage, water reticulation and existing or proposed community facilities such as schools, 
parks, civic buildings and pedestrian links; 

the effect on the landscape and environment generally; and 

any other matter which in the opinion of the Council is relevant to the amenity of the locality. 

The proposed development is consistent with the above provisions for the following reasons: 

 The proposed development incorporates high quality built form and design which will greatly improve 
the aesthetics of the existing Centre; 

 Side and rear facades of the development have been designed appropriately to minimise blank walls; 

 The proposed development has been designed to minimise the scale and bulk.  This has been achieved 
by building upwards, rather than allowing the Centre to sprawl.  By doing so, there are opportunities 
for future development over the parking areas surrounding the Centre which when completed would 
allow buildings to be built up to lot boundaries; 

 The proposed development incorporates landscaping, colours and materials that reflect the character 
of the surrounding area; 

 As demonstrated in the attached technical advice (Traffic Impact Assessment and Acoustic 
Assessment) the proposed development will not have an adverse impact on existing and future 
buildings on nearby properties and the occupants of these buildings; 

 The proposed development will not cause any environmental impacts on the locality; 

 The proposed development is appropriate and is necessary for the Centre to achieve to be a Secondary 
Centre under SPP 4.2 and the City’s Draft Strategy; and 

 The proposal will not increase the demand for community facilities in the locality. 

3.6.4.8 Provision of Public Art 
The City’s Provision of Public Art Policy (‘Public Art Policy’) requires development which has a construction cost 
of at least $1 million to provide public art.  This requirement would be implemented as a condition of 
Development Approval.   

Given the extent of development the provisions of the Public Art Policy apply in this instance.   

The Public Art Policy states that the cost of any public art is to be no less than one percent (1%) of the 
construction value of the development proposal.  The proposed development has a significant construction value, 
which thereby results, according to the policy of a substantial requirement in relation to public art. 

Whilst it is acknowledged that under the Public Art Policy, public art can be integrated into the exterior of a 
building or other structure or take the form of unique functional objects (such as street furniture of gates), and it 

is the intent of the landowners to integrate the majority of art in accordance with this provision, the application of 
one percent (1%) requirement is a major imposition in relation to the project.   

It is therefore requested that an art contribution equivalent to 0.5% of the construction value be applied to the 
development.     
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04 Movement 
Uloth and Associates have been engaged to prepare a review of the traffic and movement around the centre.  The 
detailed report is contained as an Appendix. 

4.1 Public Transport 
Ellenbrook Central Shopping Centre is currently serviced by seven bus routes travelling directly past the site.  
Buses travel to and from Whitfords, Midland, Morley and Bassendean. 

The State Government has committed to introducing train services to the Town Centre.  The proposed train 
station is located less than 400m from the subject site.  It is expected that this infrastructure will increase 
development within Ellenbrook, which will further increase the demand for the proposed development as well as 
improving accessibility.  

4.2 Walking and Cycling 
Pedestrians and cyclists are generally well catered for within the Ellenbrook Town Centre.  Paths are generally 
located on both sides of roads to and surrounding the centre.  The grid pattern road network within the centre 
allows for excellent permeability.  

There are also a number of pedestrian routes through the various parking areas, accessing the Centre. 

It is proposed that the development will ensure that pedestrian and cyclist movement within the site is improved. 

4.3 Traffic Assessment 

4.3.1 Current and Planned Traffic Movement 
The Promenade is a Distributor B road. It comprises 2 traffic lanes in each direction, separated by a central 
median, and has a posted speed of 60 kilometres per hour, with no on-street parking.  At its western end 
(approximately 1.5 kilometres west of the Centre), The Promenade turns into Drumpellier Drive, which connects 
to Gnangara Road in the southwest.  The Promenade also continues east of Henley Brook Avenue as Millhouse 
Road, which connects to West Swan Road. 

Main Street is a Local Distributor road comprising one lane in each direction (widening to two lanes in each 
direction on approach to The Promenade), separated by a central median.  It has a posted speed of 50 kilometres 
per hour and intersects with The Promenade at a signalised intersection, where it continues to the north as The 
Broadway.  On-street parking is provided on both sides of Main Street between The Promenade and The Parkway, 
with no on-street parking south of The Parkway. 

Pinaster Parade is also defined as a Local Distributor road, and comprises 1 traffic lane in each direction, 
separated by a central median, with no on-street parking.  It has a posted speed of 60 kilometres per hour, and 
intersects with The Promenade at a 4-way roundabout. 

The Parkway is an Access Road comprising one lane in each direction with no central median.  It is subject to the 
general urban speed limit of 50 kilometres per hour and intersects with Main Street at a signalised intersection. 
Indented on-street parking is provided on both sides of The Parkway adjacent the shopping centre site. 

The SKM Traffic and Transport Road estimated the following traffic volumes for each of the above roads at full 
development of the centre: 

 The Promenade: 19 - 25,000 vpd 

 Main Street: 10 - 15,000 vpd 

 PInister Parade: 9,000 vpd 

 The Parkway: 4 - 9,000 vpd 

It is important to note that the proposal increased a greater amount of floorspace than modelled by SKM. 

4.3.2 Proposed Traffic Movement 
With ongoing changes in retail trading hours in Western Australia, it is expected that shopping centre trip 
generation rates in Perth will ultimately correspond to the rate of 4.0 trips per 100 square metres.  This results 
in an overall trip generation of 4,368 trips during the future Thursday PM peak hour, which corresponds to 44,600 
vehicle trips per day, which is 27,500 vehicles per day more than would be expected for the 42,000 square metre 
development assumed in the previous Traffic and Transport Report for the overall Town Centre Development 
Plan. 

On the basis of the forecast future traffic flows identified in the previous Traffic and Transport Report, the total 
future traffic flows following completion of the currently proposed overall scheme will be as follows: 

 The Promenade, west of Main Street: 31,000 vpd 

 The Promenade, west of Pinaster Parade: 30,000 vpd 

 Main Street, south of The Parkway: 15,500 vpd 

 The Parkway, east of Main Street: 10,400 vpd 

These future traffic flows are all acceptable, based on the traffic carrying capacity of the existing roads. 

4.3.3 Required Road Upgrades 
The are no road upgrades required by the proposed development other than the inclusion of traffic lights at the 
northern entrance. 

4.3.4 Service Vehicles 
New loading docks are proposed for the new DDS (accessed via Driveway 2) and the adjacent Mini-Majors 
(accessed via Road 1), with truck access also required to service the proposed new Fast Food developments in 
the northwest corner of the site. 

4.4 Parking 

4.4.1 Existing Provision 
The Main Shopping Centre Site is accessed via a total of 10 driveways, including 3 from The Promenade, 1 from 
the existing roundabout on Road 1, 4 from The Parkway and 2 from Main Street. The Eastern Site is then 
accessed by a further 3 driveways, including 2 from Road 1 and 1 from Pinaster Parade.  The subject site 
contains approximately 2,243 spaces, including 44 ACROD spaces, 18 spaces for ‘Parents with Prams’ and 13 
spaces for Seniors.  There are also 47 spaces with time restrictions (43 x 90-minute spaces and 4 x 5-minute 
spaces) and 15 spaces restricted for specific uses, leaving 2,106 unrestricted spaces. 

4.4.2 SPP 4.2 & Department of Transport 
State Planning Policy SPP 4.2 ‘Activity Centres for Perth and Peel’ recommends a parking requirement of 
between 4 and 5 spaces per 100m2 for Activity Centre developments.  Advice from Department of Transport, 
consistent with approvals recently granted for other major shopping centres within the Perth Metropolitan Area, 
is for a parking provision of close to 4 spaces per 100m2 for retail uses.  
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4.4.3 Ellenbrook Town Centre Parking Strategy 
The Ellenbrook Town Centre Parking Strategy also seeks to reduce the rate of parking.  The desirable rate of 
parking is 4.3 bays per 100m2, a minimum rate of 4.0 bays per 100m2 and a maximum rate of 5.0 bays per 
100m2.  This strategy is consistent with the intent of SPP4.2. 

4.4.4 Proposed Provision 
It is proposed to comply with SPP4.2 and the Parking Strategy.   

For the Overall Scheme, an overall ratio of 4.2 spaces per 100m2 is therefore proposed, resulting in an overall 
parking requirement of 4,586 spaces (for 109,197m2), with 4,309 spaces required on the Main Shopping Centre 
Site (for 102,591m2) and 277 spaces on the Eastern Site (for 6,606m2). 

In order to encourage development and allow flexibility as the overall Centre expands, it is recommended to 
apply a minimum parking requirement of 4.2 spaces per 100m2 for Stages 3 & 4, with 4,586 spaces as the 
overarching maximum provision on the site.  It is important to note that there are leasing restrictions which 
require the provision of 5 spaces per 100 square metres in the short / medium term. 
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05 Activity 
Urbis have been engaged to prepare a review of the centre and retail activity within the centre and catchment.  
The detailed report is contained as an Appendix. 

5.1 Catchment 
The trade area (primary and secondary) extends north into Bullsbrook and south to approximately Reid Highway.  
The approximately eastern and western boundaries are the Darling Scarp and the Gnangara Water Mound & 
Whiteman Park. 

 

 

The trade area includes vast tracts of land for new residential development, which over the next 10-15 
years will be largely focussed to the north of Ellenbrook and to the south in the developing Henley Brook, 
Brabham and Dayton areas.  

5.1.1 Trade Area Population 
Currently (2017) the trade area includes 67,900 residents and the population is forecast to grow strongly to 
87,400 residents by 2022, 102,400 residents by 2027, 115,400 residents by 2032 and 125,900 by 2037.  Over the 
next 20 years, the trade area population is therefore forecast to increase by over 58,000 people or 86% (at an 
average of 3.1% per annum).  The forecasts are based on projections prepared for the City of Swan by forecast id. 

The socio-economic profile of trade area residents, based on the 2016 Census of Population and Housing, reflect 
the developing nature of the area with a high representation of families living in mortgaged homes.  The area is 
generally attracting families with good income levels (average household income 3% above the Perth average) 
which support per capita retail spending levels similar to the Perth average (currently 4% lower). 

5.1.2 Trade Area Spending 
Total retail expenditure generated by trade area residents in the year to December 2017 is estimated at $924 
million, including $564 million in the primary trade area. Having regard to forecast population growth and 
assumed growth of real retail spend per capita of around 1% per annum, the size of the retail market generated 
by trade area residents is forecast to increase to $1.25 billion by 2022, $1.54 billion by 2027, $1.83 billion by 2032 
and $2.10 billion by 2037 (expressed in $2017, including GST). 

5.1.3 Other Activity 
Currently in the balance of the trade area there are several neighbourhood based activity centres, namely three 
centres in Ellenbrook Central’s primary trade area and a local centre in Bullsbrook.  These centres serve day-to-
day grocery and services shopping requirements and serve small localised trade areas.  There are no other 
existing activity centres in the trade area. 

There is a range of planned activity centres in the trade area, including three District Centres. As per SPP 4.2, 
District Centre are intended to “have a greater focus on servicing daily and weekly needs of residents."  These 
centres are therefore intended to serve catchments of 20,000-50,000 residents and a subordinate / 
complementary role to Ellenbrook Activity Centre. These centres are as follows: 

 Brabham 

 Broadway 

 Bullsbrook 

Outside of the trade area there is a broad range of centres capturing varying levels of retail expenditure of trade 
area residents.  This includes three Strategic Metropolitan Centres, namely Midland (Midland Gate), Joondalup 
(Lakeside) and Morley (Galleria), which mainly service discretionary shopping requirements of trade area 
residents that are not catered for locally. 

In summary, the trade area is under-serviced in retail floorspace currently and with strong market growth 
forecast in the area the shortfall will increase significantly in a relatively short timeframe.  With its location in the 
highest order activity centre in the region, Ellenbrook Central will need to serve a leading role in delivery of retail 
shops and services and be key generator of activity in support of the balance of the town centre. 
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5.2 Ellenbrook Central Activity Profile 
Ellenbrook Central is the largest shopping centre in the trade area and is the main component of the retail offer 
in the Ellenbrook activity centre.  The subject site includes a range of uses, typically found associated with the 
main retail component of an activity centre.  This includes a range of eating and entertainment uses, general 
retailing and a range of office and banking uses. 

Elsewhere in the activity centre there are appropriately located uses in frame areas, including Bunnings at the 
western end and a mix of secondary/service retail in the light industry/business node (at The Promenade and The 
Broadway intersection).  The centre also contains a high school and a number of community uses.  It is planned 
to increase the amount of community facilities within the centre. 

The centre is located around a main street (Main Street), between Commercial Road and The Parkway.  This 
includes the expected range of office and food uses, including a tavern.  The proposed development increases the 
amount of development associated with the main street and town square.   

The centre includes a significant residential component, not normally found in an outer suburban area at this 
level of maturity.  This higher level of residential development will help ensure that the proposed additional 
eating and entertainment uses are more viable.  The residential component is expected to increase with the 
introduction of a train connection. 

5.3 Retail Need 
The retail need and demand for the proposed masterplan for Ellenbrook Central is underpinned by the following: 

 Strong Market Growth 

 Existing Shortfall in Retail Supply 

 Market Capacity for second DDS 

 Retain Expenditure Locally 

 Leading Role in Retail Hierarchy 

 Increase in Supportable PLUC 5 Floorspace 

 Support of the Local Commercial Activity Centre Strategy 

 Cinemas and Dining Precinct 

 Catalyst for Other Development 

5.4 Impact Assessment 
The modelling indicates that the addition of approximately 20,000 sq.m of PLUC 5 floorspace by 2020, including a 
new discount department store and range of fashion and other discretionary retailing, would only have modest 
one-off impacts on other centres ranging from 1%-4%.  Forecast market growth would essentially offset these 
impacts within a year. The impact levels are therefore manageable and would not affect the role, function or 
viability of any one centre. 

Furthermore, with sufficient market demand available to support the proposed expansion of Ellenbrook Central 
as per the several stages of development in the overall masterplan the planned development of new centres 
would also not be affected thus ensuring the overall sustainability of the centre hierarchy is also not affected 
over the long term. 

5.5 Employment 
The generation of new employment through the construction phases of the delivery of the masterplan and 
ongoing operation and management of the new shops, services and entertainment uses. Many of these jobs could 
be occupied by local residents thus supporting the overall economic health of the local region. 

It is expected that the construction of the development will result in between 600 - 1000 jobs.  The ongoing 
operation of the development will result in over 3,000 additional jobs. 
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