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EXECUTIVE SUMMARY

Armadale City Centre is a Strategic
Metropolitan Centre servicing Perth’s south
east metropolitan region, as identified by
State Planning Policy and the South
Metropolitan Peel Sub Regional Planning
Framework. The centre services a broad and
rapidly growing catchment. This Activity
Centre Structure Plan provides a framework
for maturation and urban regeneration so
that the existing and future population has
access to the appropriate services, facilities
and amenity. The Activity Centre Structure
Plan establishes the vision and sets a
strategic planning framework to guide
development within its boundary.
The Armadale Activity Centre Structure Plan, informed by past
work and new insights will establish an agreed development
framework for the coming decades. Armadale, as a Strategic
Metropolitan Centre, has undergone significant change over its
history. Growing from a small country town with industry
originally based upon agriculture, orchards and forestry,
Armadale has developed into a regional attractor for retail
activity servicing a large catchment.
Armadale is the main strategic metropolitan centre for a
substantial area in the south-east of the Perth metropolitan
area. The population of this area is growing rapidly: by 2036 its

population will increase by three-quarters and by 2051 it will
more than double to a catchment of around 374,000. This gives
opportunity and justification for substantial expansion and
redevelopment of the Activity Centre.
Unlike other strategic metropolitan centres such as Fremantle,
Rockingham, Midland and Joondalup, Armadale has lacked
substantial diversification of land use and employment
opportunities, making the centre susceptible to market volatility.
This condition is exacerbated by the existing rail corridor
division. There are only three crossing points; at Armadale Road,
Forrest Road and Church Avenue. The centre’s division
significantly limits its capacity to address identified service gaps
and policy targets leading to the consideration of underground or
raising the railway line to create a highly integrated and
connected city centre.
Addressing the current gaps in services, amenity, infrastructure
and key institutions are vital to the long-term resilience of the
precinct as a place to live, work and visit. Particularly with regard
to:
_Providing
_
opportunity for urban regeneration
_Filling
_
service gaps
_Acknowledging
_
high levels of disadvantage
_Improving
_
opportunities for employment, particularly strategic
employment
_Maximising
_
the potential of strong population growth in the
region
_Enhancing
_
Armadale’s sense of place and unique position as a
transition from city to country; and from Swan Coastal Plain to
Perth Hills
_Building
_
upon Armadale’s strong underlying urban structure
Figure 1: Armadale City Centre Catchment Area
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Part of the Activity Centre Structure Plan area falls within a
Metropolitan Redevelopment Authority (MRA) controlled area
and therefore is subject to the Armadale Redevelopment
Scheme. To demonstrate unity between the Armadale
Redevelopment Scheme area and City of Armadale administered
land, the indicative concept plan demonstrates the intended
built form throughout both areas, with the MRA’s City West of
Rail Structure Plan informing the development concept.
Coordinated development of Activity Centre Structure Plan area
is necessary if it is to reach anything like its potential in terms of
economic activity and employment. The amount of private sector
capital that can be marshalled with coordinated development by
single landowners in a growing centre is substantial.
It is highly likely that retail expansions in Armadale will be
sought in the future. With the current landholdings, these may be
delivered through the addition of new levels to the existing
shopping centres. This would serve to increase the concentration
of retail activity in these two centres, but would do nothing to
activate the centre generally. There is scope for this to be
tempered through the allocation of retail potential for new larger
tenants to landholdings to the north fronting Jull Street /
Whitehead Street but this is only a partial unlocking of the
centre.
Three development concept options were tested through the
activity centre design process. Community and stakeholder
preferences and values were tested throughout two workshop
sessions. A number of meetings between the City of Armadale
and the Metronet team, Department of Planning, Lands and
Heritage, Main Roads WA and Department of Transport have also
been held. This Activity Centre Structure Plan proposes the City’s
preferred approach to grade separation of road and rail, but has
also been prepared to integrate with a range of potential
outcomes. It is understood ongoing engagement will occur
between the City and Metronet team to progress the outcome of
grade-separation as part of the Byford Rail extension project.

ACTIVITY CENTRE STRUCTURE PLAN
CONTENT
This Activity Centre Structure Plan has been prepared to meet
the requirements of SPP4.2 and the draft Structure Plan
Framework set out by the Planning and Development (Local
Planning Schemes) Regulations 2015. The Activity Centre
Structure Plan comprises three parts:
Part One: Implementation – sets out the statutory planning
provisions to guide the assessment and approval of development
and subdivision, and includes the Activity Centre Structure Plan
map.
Part Two: Explanatory Section – provides a summary of the
vision, objectives, context and technical analysis to support the
Activity Centre Structure Plan, as well as a rationale for
development standards contained in Part One. Part Two is
supported by an indicative development plan, describing the
intended form of development, the arrangement of land uses
and the City of Armadale’s preferred approach to dealing with
structural implications of the Armadale rail line extension to
Byford.
The Indicative Development Plan addresses areas outside of the
City of Armadale’s planning control – namely the MRA’s
Redevelopment Area and the railway corridor, controlled by the
Public Transport Authority. Two scenarios are contemplated,
taking account of potential eventualit ies of the Metronet
Business Case process. Importantly, each scenario reflects the
MRA’s City West of Rail Structure Plan.
Technical Appendices – contains technical studies and reports
prepared by specialist consultants to support the Activity Centre
Structure Plan.
•
•
•

•
•

•
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Armadale Centre Economic Paper, Syme Marmion & Co provides the socio-economic context of the Armadale City
Centre and the surrounding region.
Parking Supply and Management Strategy, ARUP - details
the existing situation and strategies for proposed car
parking according to the preferred concept plan.
Road and Rail Noise and Ground Vibration Management,
Herring Storer Acoustics - documents the requirements in
relation to vehicle and train noise, train vibration and
environmental noise.
Transport Assessment, ARUP - documents the requirements
of a transport assessment in line with the Western
Australian Planning Commission requirements.
Utilities and Drainage Infrastructure Impact Assessment,
ARUP - provides a high level assessment of existing utilities
and drainage infrastructure and highlights potential supply
risks that are anticipated to arise as a result of the future
development, and outlines potential utility and drainage
network reinforcement that may be required.
Armadale Activity Centre Recommendations Report,
HASSELL - Through research, community engagement, local
conversations and City of Armadale working sessions, the
recommendations in this document have been formulated
to inspire action and change for the City Centre.
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Table 1: Summary Table of Areas

Item

2017

Future

Activity Centre Structure Plan
Reference (Section No.)

Total area covered by the
Activity Centre Structure Plan

85 hectares

85 hectares

Section 1.1 Activity Centre
Structure Plan Area

Estimated number of
dwellings

236

1250-2300

Density Gap (Page 96)

Estimated population

456

5000-7000

Urban Form (Page 72)

Estimated non-residential
floor space

54,900

80,000

Urban Form (Page 72)

Estimated area and
percentage of public open
space given over to:
•
Regional open space
(Parks and Recreation
Reserve)
•
Local open space

7%

7.5%

Public Realm (Page 113)

Estimated employment
(number of jobs) in the activity
centre area

3,046

18,000

Current Economic
Sustainability (Page 47)
Urban Form (Page 76)
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Figure 2: The Armadale Activity Centre - Area of Application

Current Capacity
Regional Population

120,000

4

Activity Centre
Population

Activity Centre
Dwellings

Activity Centre
Retail Floor Space
(sqm)

Regional
Employment
Capacity

Activity Centre
Activity
Density
Centre
Employment (Dwellings / Ha)
Capacity

456

236

54,900

20,109

3046
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Figure 3: Armadale Activity Centre indicative Development Plan: Preferred Scenario

Future Capacity (2036 and Beyond)
Regional Population

300,000

Activity
Centre
Employment
Capacity

Activity Centre
Population

Activity Centre
Dwellings

Activity Centre
Retail Floor Space
(sqm)

Regional
Employment
Capacity

5000-7000

1250 - 2300

80,000+*

35,400 - 49,500 18,000

Activity Centre
Density
(Dwellings / Ha)
30-45

* Retail floor space above 80,000 square metres may be accommodated, subject to a retail sustainability assessment.
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1.0 ACTIVITY CENTRE STRUCTURE
PLAN
The Armadale City Centre Activity Centre Structure Plan has
been prepared in accordance with the City of Armadale Town
Planning Scheme No. 4, State Planning Policy 4.2 Activity
Centres for Perth and Peel and the Planning and Development
(Local Planning Schemes) Regulations 2015.
The document comprises:
Part One: Includes only the Activity Centre Structure Plan map
and statutory planning provisions.
Part Two: Explanatory Report and Reference Guide for the
interpretation and implementation of Part One.
Appendices: Containing technical reports to support the Activity
Centre Structure Plan.
1.1 Activity Centre Structure Plan Area
The Armadale Activity Centre Structure Plan shall apply to the
Armadale Activity Centre, being the land contained within the
inner edge of the line denoting the activity centre boundary as
shown below.

Figure 4: Activity Centre Boundary, showing 400 metre and 800 metre walkable catchments from the Armadale Train Station.
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1.2 Relationship with the Scheme
The Armadale Activity Centre Structure Plan is made pursuant
to Part 5 of Schedule 2 of the Planning and Development (Local
Planning Schemes) Regulations 2015 (the Deemed Provisions)
and is to be read in conjunction with the Scheme. In the event of
any inconsistency between the Armadale Activity Centre
Structure Plan and the Scheme, the Scheme shall prevail to the
extent of the inconsistency

_“Building
_
Height” means the maximum vertical distance
between the natural ground level and the finished roof height
directly above.

The City of Armadale Town Planning Scheme No. 4 zones the
Activity Centre Structure Plan area as ‘Strategic Regional Centre’
and ‘Mixed Business/Residential’. Part of the Activity Centre
Structure Plan area is reserved under the Metropolitan Region
Scheme for Primary Regional Roads, Parks and Recreation and
Railways.

_“Frontage”
_
means the road alignment at the front of a lot and, if
a lot abuts 2 or more roads, the one to which the building or
proposed building faces.
_“Podium”
_
means the lower part of a tall building and forms a
base for the tower above.

The provisions, standards and requirements of the Activity
Centre Structure Plan are complementary to the provisions,
standards or requirements of the Local Planning Scheme and
are to be given due regard in determining development
applications.
1.3 Relationship to Armadale Redevelopment Area
The Armadale Activity Centre Structure Plan includes land within
the Armadale Redevelopment Area. The Activity Centre
Structure Plan acknowledges and reflects the land use, form and
activities within the Redevelopment Area, but does not apply to
this area, which is subject to a separate scheme, Armadale
Redevelopment Scheme 2 (as amended) and policy provisions
under the Metropolitan Redevelopment Act 2011. The
Metropolitan Redevelopment Authority is the responsible
decision making authority for this area.
1.4 Residential Design Codes and Design WA
Where it is otherwise not addressed in this structure plan, the
provisions of the Residential Design Codes (R-Codes) and the
Town Planning Scheme prevail.

_“End
_
of Trip Facilities” means those facilities that support
bicycle use by providing cyclists with opportunity to shower
and change and to store their bicycle securely at the end of
their journey.

_“Public
_
Realm” means all spaces and places outside of
buildings and private lots and includes streets, laneways,
squares and open spaces.
_“Street
_
Activation” means the uses, activities and building
elements that provides interaction with people on the street
such as shop display windows and alfresco areas. It can also
include entrance foyers to residential and other buildings.
Activation predominantly occurs at ground level but also
includes upper level elements such as balconies.
_“Tower
_
Structure” means the part of a building that extends
above a lower podium or street front building and is stepped
back to reduce its impact on the street.
_“Transit
_
Oriented Development” means development that is
planned and designed to encourage and enhance the use of
public transport. Specifically it refers to development with an
800 metre walkable catchment of a train station or other
transport mode. Attention should be given to the safety,
connectivity and amenity of the pedestrian environment in the
catchment.

_“Visually
_
Permeable” means in reference to a wall, gate, door or
fence that the vertical surface has:
_Continuous
_
vertical or horizontal gaps of 50mm or greater
width occupying not less than one third of the total surface
area; or
_A
_ surface offering equal or lesser obstruction to view; as
1.5 Armadale Activity Centre Design Guidelines and Relationship
viewed directly from the street.
to Policies
The draft R-Codes Volume Two Apartment Design Policy, and any
subsequent update, is considered to be a seriously entertained
planning proposal, and shall inform development standards
relating to residential and mixed use development.

Design Guidelines have been prepared for the Armadale Activity
Centre and adopted as a Local Planning Policy. The Design
Guidelines address in greater detail, development standards to
be applied to development within the Activity Centre. The Design
Guidelines shall prevail over other planning instruments.
Where the Activity Centre Plan is inconsistent with a local
government planning policy, the Activity Centre Plan shall prevail
to the extent of any inconsistency.
1.6 Interpretation
The words and terms used in the Activity Centre Structure Plan
have the respective meanings given to them in the Town Planning
Scheme where they coincide. Where terms do not coincide they
are provided for in the Activity Centre Structure Plan:
HASSELL
© 2018

_“Landmark
_
Building” means a building exhibiting exceptional
architectural design merit, which emphasises an important
place or point of transition in the Activity Centre through
additional height, material selection or articulation of form.
_“Activity
_
Centre Structure Plan” means a plan that guides the
planning and development of an Activity Centre by providing
broad planning requirements. Reference to a Structure Plan
has the same meaning under the Planning & Development
(Local Planning Scheme) Regulations 2015.
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1.7 Operation
The Armadale City Centre Structure Plan shall come into
operation when it is approved by the Western Australian
Planning Commission (WAPC).
The Activity Centre Structure Plan and associated Local Planning
Policy (Design Guidelines) form the principal planning and urban
design framework for the Armadale City Centre. Any proposed
variations prepared for Local Development Plans and
development applications for sites within the centre’s
boundaries will be required to be assessed against the design
principles of the R-Codes and the objectives and development
standards within the Activity Centre Structure Plan. This is in
addition to the planning considerations set out in Town Planning
Scheme No. 4 and other Local Planning Policies.
1.8 Staging and Implementation
Staging of the Activity Centre Structure Plan is largely based on
individual landowners’ willingness to develop.
Capital works in the public realm are the responsibility of the
City of Armadale. The City has developed a forward capital
works program that seeks to enhance the Armadale City Centre
over time. This works program will be reviewed and revised and
implemented as budgets permit, and includes:
__Road infrastructure improvements
__Public realm improvements such as development of a central
civic square and streetscape works
__Provision of civic infrastructure, such as a performing arts
facility, as and when an agreed business case justifies need.
Urban regeneration of the Armadale City Centre is also
dependent on implementation of infrastructure and planning
proposals outside the City of Armadale’s direct control, namely:
__Development on private land and implementation of public
realm works in the Armadale Redevelopment Area;
__Extension of the rail line to Byford, triggering decisions
regarding the future of existing at-grade crossings at Armadale
Road, Forrest Road and Church Avenue; and
__The form of development in and adjacent to the railway reserve
in conjunction with extension of the rail line to Byford.
Other drivers that will support implementation of the plan
include:
__Major public projects or investments
__Collaboration with State and Federal Governments
__Promotion, marketing and branding of Armadale City Centre
__Investment in local infrastructure.

14
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2.0 VISION AND OBJECTIVES
2.1 Vision Statement
Armadale – the capital of Perth’s south east, where the city
meets the hills.
a. People First
Seize opportunities to foster vitality and create human scaled
spaces. A walkable city full of destinations.
A Reinforced Urban Structure: Build on Armadale’s underlying
urban structure and manage growth to fill gaps in urban form.
An Urban Landscape: Strengthen the unique character and
assets of Armadale and build on its natural setting.
b. A Connected City
Create a connected, sustainable, efficient and convenient
network for all modes of travel.
2.2 Armadale Activity Centre Structure Plan Objectives
2.2.1 Activity Centre Built Form - An Unlocked Urban Structure
Objective Statement: Unlock the capacity of Armadale’s city
centre structure, its underlying urban pattern and form, and
manage growth to create a desirable city environment.
Objectives:
__Create urban capacity by grade separating the railway line
__Enable quality buildings to become Armadale’s second plank in
its urban form, complementing its strong sense of place
__Promote urban wayfinding
__Create active streets
__Bring families into Armadale’s city core
__Use built form incentives to encourage new development in key
locations that reinforce the urban structure
__Support sustainable, high quality buildings

2.2.3 Armadale’s Place Network – People First
Objective Statement: Seize opportunities to foster vitality and
create human scale spaces, focusing on walkability, safety and
comfort.
Objectives:
a. Provide a major civic focus to Armadale’s heart through a new
rail / civic plaza
b. Provide a connected network of precinct nodes throughout the
city centre, each with a distinct purpose
c. Support the city centre as the strategic central focus of
Perth’s south east
d. Support new residential focused open spaces
e. Promote a competitive regional economy
2.2.4 Transport Network – A connected City
Objective Statement: Create a connected, sustainable, efficient
and convenient all-modes transport network to underpin the
city’s urban regeneration.
Objectives:
a. Advocate for an underground passenger rail as the spine of a
seamless public transit network
b. Enable Seamless modal interchange provision
c. Promote additional cross-rail links
d. Improve wayfinding and access to the city centre
e. Provide an integrated mesh of safe active transit links
f. Improve pedestrian priority and experience in the city centre

2.3 Activity Centre Structure Plan Maps
The following maps form part of the statutory provisions of this
Activity Centre Structure Plan and shall be read in conjunction
with other sections of Part One.

2.2.2 Public Realm and Streets – Where City and Hills Come
Together
Objective Statement: Reinforce the unique character and
landscape of Armadale, and build upon the city centre’s natural
setting.
Objectives:
__Retain Jull Street Mall to Memorial Park as the heart of the city
__Create a new, high quality public plaza focused around the rail
station
__Neerigen Brook rejuvenated as a demonstration WSUD project
__Create new destination parks to serve residential infill
__‘Green’ people orientated streets link places, transit and
amenity to create an active transport mesh

HASSELL
© 2018
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2.3.1 Map 1: Urban Design Framework
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RAC-0 - Refer to local structure
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requirements.
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2.3.2 Map 2: Activity Centre Code Plan
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2.3.3: Map 3: Height Plan
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Figure 5: Armadale Activity Centre Structure Plan Precincts

2.4 Precincts
Land use preferences within the Activity Centre Structure Plan
are separated into precincts identified in the above map:
_Precinct
_
1 – City Centre Core
_Precinct
_
2 – Civic
_Precinct
_
3 – Prospect
_Precinct
_
4 – City Entrance
_Precinct
_
5 – William
_Precinct
_
6 – Selkirk Road
_Precinct
_
7 – Abbey Road
Additional precincts are addressed through the MRA’s Armadale
Redevelopment Scheme and associated planning framework:
_Precinct
_
8: City West of Rail
_Precinct
_
9: Station Plaza
2.4.1 Precinct Statements of Intent
For the purposes of defining relevant development standards,
and to communicate the intent of various parts of the Activity
Centre Structure Plan, a number of precincts have been
identified, each with their own character and development intent
as detailed in the Design Guidelines. The precinct names and
their intended development outcomes are related below.
1. City Centre Core: The City Centre Core will be enhanced as
the retail focus for the area, providing a range of retail and
related services more extensive than elsewhere in the South
Eastern Metropolitan Region. It will provide for a subregional market as well as for the convenience of local
residents and the city centre workforce. The precinct will
HASSELL
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offer a wide range of general and specialised retail uses as
well as a mix of residential, visitor accommodation, dining,
commercial, medical, education and office uses. The ground
floor edge conditions will generally enable active shop fronts
and provide activity, interest and direct customer service.
Less active uses will be established above street level.
The area centred on Jull Street Mall will be reinforced as a
mix of retail, and particularly dining opportunities, to create
an ‘eat street’ environment. The pedestrian-focused mall will
blend into a shared pedestrian and vehicle environment
between Third Road and Orchard Avenue. This will enable
the city centre core to merge with commercial and civic
activities along the remainder of Jull Street, by reducing the
barrier effect of vehicle traffic and prioritising pedestrian
movement.
A continuous network of pedestrian spaces will link Jull
Street Mall to a future Civic Plaza within the Station Plaza
Precinct. To reinforce mall activity, development within the
Station Plaza precinct is encouraged to consolidate the
weight of retail activity on the mall’s northern edge.
Amalgamation of titles will be encouraged to enable activity
anchors to be developed on the mall’s northern side, with
pedestrian entrances to internal malls coordinated to
maximise pedestrian connectivity and legibility.
New development will have a nil setback and be of a
pedestrian-friendly scale along the street frontage. Any
additional building heights will be setback from all lot
19
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boundaries. Building heights should be moderated to enable
sunlight penetration into key pedestrian areas, such as Jull
Street, Memorial Park, the future Civic Plaza and any
introduced shared streets within existing shopping centres.
New development shall also have regard to the height and
scale of buildings within the street. The restoration and
maintenance of buildings, groups of buildings and other
places which have substantial historical or other significance
will be encouraged.

providing a high quality interface to the street and public
realm. Semi-active edges providing a commercial interface
with the street will enable public engagement between
buildings and the street, with upper levels containing
commercial, education or residential uses. Development
form will relate to the street and step-down to ensure built
edges provide a useable interface, minimising where
possible any level difference between the footpath and
adjacent floorspace.

Building facades will incorporate interesting architectural
elements thereby contributing to a lively, colourful and
stimulating environment. Shop fronts will be continuous,
complementing traditional shop fronts and will provide
awnings or verandahs over footpaths to provide weather
protection for pedestrians.

Building height will offer pedestrian comfort at the street,
with upper levels set back from the building interface.
Buildings and places of a historic significance will be
conserved or adaptively re-used where possible, with local
interpretation providing stories of Armadale’s history.
A continuous and safe mid-block pedestrian network,
complemented with landscaped planting, will provide
internal amenity and links to Jull Street and Minnawarra
Park. Entrances to new car parks are to be minimised, and
where possible, access points are to be shared amongst
development.

2. Civic: The Civic Precinct will be maintained and reinforced as
the focal point for the principal civic and administrative
functions of the City of Armadale, a principal location for
open space and celebration of historic buildings.
Minnawarra Park will remain the Strategic Metropolitan
Centre’s major park, catering for a range of passive
recreation and organized event activities for all ages.
New development will be primarily of a civic or office
function, helping to reinforce Armadale’s role as a Strategic
Metropolitan Centre. Development will have a nil setback to
Jull Street, Orchard Avenue and Church Avenue, to reinforce
the urban edge of the street and maximise the civic qualities
of built form. Development will be purposefully civic in scale,
and of high quality, complementing the quality of the
landscape form throughout the precinct.
The mature trees and vegetation throughout the Civic
Precinct reinforce Armadale’s sense of place adjacent the
Darling Escarpment. Mature vegetation should be
maintained and conserved throughout the precinct, providing
for breaks in building form for pedestrian connections and
sight lines to Minnawarra Park.
The existing courthouse function will be relocated to a new
Justice Sub-Precinct in the William Precinct. The courthouse
site may be utilised for surface parking in the short term,
allowing for transition to civic, office or other appropriate use
in the medium term.

4. City Entrance: Armadale Road, Albany Highway and South
Western Highway function as a major gateway to the city
centre. These roads will be enhanced through attractive
interface planting and the adjacent development of high
quality mixed use buildings, providing a welcoming and
striking entrance to the Strategic Metropolitan Centre. Land
uses within the activity centre will generally be commercial
and mixed use. Tourist-based and cultural activities will be
reinforced along Jull Street as a contribution to and
connection with the Perth Hills tourist drive.
Substantial mature trees on the southern side of Armadale
Road and along Hughes Road will be retained, and contribute
to the network of green spaces along Neerigen Brook’s flow
from the hills into the city centre. Development set back
behind this vegetation will function as a landmark,
announcing Armadale as the region’s premier centre for
activity, employment and services.
Development will be set back along the Primary Regional
Roads to account for the Metropolitan Region Scheme road
reservation. Along South Western Highway, a landscaped
setback area will provide a green edge, offering a buffer
between traffic and development form, whilst also serving to
provide an attractive entry impression to the city centre.
Buildings and places of a historic significance will be
conserved or adaptively re-used where possible, with local
interpretation providing stories of Armadale’s history.

3. Prospect: The Prospect Precinct will be developed as a mixed
use office, residential and community-oriented service
precinct. The substantial State Government and City owned
Vehicle entrances to sites will be from secondary streets
land within the precinct provides opportunities to redress
where possible, avoiding potential conflicts with traffic on
gaps within the Strategic Metropolitan Centre’s service
primary regional roads. Existing crossovers to highways
offering – particularly strategic employment, medical and
should be consolidated where possible and planned with an
higher education. Relocation of the existing Police Station to
internal, shared vehicle movement system.
the Justice Sub-Precinct of the William Precinct offers
opportunity for catalyst development of a mixed use nature,
and containing land uses that enable Armadale to function
5. William: The William Precinct will be developed as one of
as a regional destination. Residential and other supporting
several residential quarters, accommodating apartment
commercial uses will also contribute to Armadale’s liveliness.
buildings with a range of dwelling sizes, along with support
The precinct will be characterised by medium scale buildings
facilities for the increasing residential population. Mixed use
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activity will be focused along Church Avenue, reinforcing its
role as a secondary activity corridor within the city centre.
Mixed use and commercial activity will also interface with
the Justice Sub-Precinct, home to the new combined court
house and Police complex.
The Justice Sub-Precinct will be developed to present an
attractive frontage to Thomas Street, Third Road and South
Western Highway. The South Western Highway interface will
retain a planted edge. Third Road will function as the primary
address for the Justice Sub-Precinct, providing a civic and
mixed use transition from South Western Highway to the City
Centre Core. Development within the Justice Sub-Precinct
will be civic in scale and function, offering a high quality
architectural interface on entry to the city centre. Blank
walls and fences will be minimised, and where they are
required, setback from the boundary and screened with
attractive landscaping. Within the Justice Sub-Precinct, the
former historic church building should be retained and
conserved.
The precinct will develop as a living and working environment
set in landscaped surroundings. The precinct features
prominantly from South Western Highway, and so its
interface qualities are important. A number of landmark
sites have been identified to reinforce the entry sequence
into the activity centre area.
The landscape quality will be delivered through high quality
streetscapes containing continuous tree planting and rain
gardens, supported with landscaped setback areas to
residential development. New areas of open space will be
encouraged and supported through development incentives,
providing a point of focus and amenity for the emerging
residential population. Refer to clause 2.7.2 for details on
development incentives.
To enable higher density urban form, the existing single
residential development pattern will change over time
through amalgamation of titles and construction of medium
scale apartment buildings. Parking will be contained below
or within built form, with adequate landscaped setbacks to
the sides and rear of development providing green
‘reservoirs’ as a complementary feature to urban density.
Development form at the intersection of William Street and
South Western Highway will be of a landmark nature. Taller
built form will be permitted, subject to performance
standards, and announce the city centre.
6. Selkirk Road: The Selkirk Road Precinct will contain primarily
mixed use and residential uses, with potential for ground
level commercial activity. Buildings will be of a medium
scale and contribute to an attractive city entrances from
surrounding residential neighbourhoods. The scale of
buildings will step up from surrounding lower urban form,
providing a transition in height towards the City Centre Core.
Buildings will be set back from the street edge to provide a
landscaped interface along Green Avenue, Sixth ROad,
Selkirk Road and Fifth Road. Setbacks to side and rear
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boundaries will enable landscape areas to extend between
development, offering amenity for future residents and
allowing a transition to adjacent development of a lower
scale.
The boundary of this precinct was expanded along Sixth
Road to provide a more regular shape and more depth to the
precinct to increase the development potential of the
precinct
7. Abbey Road: The Abbey Road Precinct will be developed as
one of several residential quarters, accommodating
apartment buildings with a range of dwelling sizes, along
with support facilities for the increasing residential
population. Mixed use activity will be focused along Forrest
Road and Armadale Road, acknowledging their function as
important entrances to the city centre from surrounding
districts.
The precinct will develop as a living and working environment
set in landscaped surroundings. The landscape quality will
be delivered through high quality streetscapes containing
continuous tree planting and rain gardens, supported with
landscaped setback areas to residential development.
New areas of open space will be encouraged and supported
through development incentives, providing a point of focus
and amenity for the emerging residential population.
To enable higher density urban form, the existing single
residential development pattern will change over time
through amalgamation of titles and construction of medium
scale apartment buildings. Parking will be contained below
or within built form, with adequate landscaped setbacks to
the sides and rear of development providing green
‘reservoirs’ as a complementary feature to urban density.
Short stay accommodation will be developed at the
intersection of Railway Avenue and Armadale Road. This will
provide a catalyst to urban regeneration within the precinct
and offer and attractive point of focus on entry to the city
centre. Development will be setback from Railway Avenue
and Armadale Road to enable a high quality landscape edge.
The Neerigen Brook Main Drain will become a point of
landscaped amenity, functioning as a small urban park.
Adjacent residential development will face onto and address
Neerigen Brook. Its landscape qualities will be enhanced
through planting, lighting and pedestrian pathways.
8. City West of Rail: The City West of Rail Precinct is under the
control of the Metropolitan Redevelopment Authority. The
Activity Centre Structure Plan reflects the approved City
West of Rail Structure Plan. It will be a highly innovative
transit orientated development and a new urban destination
for residents and visitors that incorporates Armadale’s
unique identity. It will provide sustainable and attractive built
form, diverse housing options, and access to employment,
services and amenities. This will be achieved through an
increased residential population and employment
opportunities by delivering a mixed use transit orientated
development for the Armadale town centre.
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9. Station Plaza: The Station Plaza Precinct lies within the
railway corridor and is under the control of the Metropolitan
Redevelopment Authority. The City of Armadale will engage
productively with the MRA and Metronet team to deliver an
urban outcome within the Station Plaza precinct that
supports Armadale’s role as a Strategic Metropolitan Centre.
The City’s vision for the City Centre promotes the
development of a major civic square in conjunction with new
rail station (be it as part of a rail tunnel or elevated viaduct).
This Civic Plaza should function as the primary location for
city life to be celebrated, complemented by adjacent
landmark development. The public realm and street
network, including the Civic Plaza, should unite the eastern
and western parts of the city centre, such that a single,
cohesive centre is developed over time.
Development will be of a high quality, reinforcing the primacy
of this precinct. Landmark towers are encouraged to the
east and west of the Civic Plaza. The Jull Street and Civic
Plaza activity spine will be terminated by a major civic
building of landmark quality. This is envisaged to be a
cultural building containing performing arts functions, but
may be developed as a mixed use building subject to
destinational qualities being provided.
2.4.2 Precinct Specific Development Standards
Precinct specific development standards are prescribed in the
Activity Centre Design Guidelines, adopted as a local planning
policy.
2.5 Land Use
2.5.1 Land Use Preferences
a. The Activity Centre Structure Plan area is zoned Strategic
Regional Centre and Mixed Business / Residential under the
City of Armadale Town Planning Scheme No. 4. Land use
permissibility is determined by the land use permissibility
table in the Scheme, and relevant Additional Use and
Restricted Use provisions.
b. Land uses within the Activity Centre Structure Plan have been
allocated to support the objective and character of each
precinct.
c. Land use definitions: For the purposes of the Armadale
Activity Centre Structure Plan, the land use definitions
described in Town Planning Scheme No. 4 will apply unless
other definitions prevail through other statutory planning
instruments.
d. Land Use Preference: The preferred land uses are specified in
the Armadale Activity Centre Design Guidelines. It is intended
that land uses with high intensity or activity levels are
contained within the City Centre Core and along principal
activity spines such as Church Avenue, Jull Street and
Commerce Avenue. Additional Use and Restricted Use
provisions of the Scheme still apply.
e. Grouped Dwellings: Notwithstanding Table 1 – Zoning Table
prescribed by Town Planning Scheme No. 4, Grouped Dwellings
shall be read as an ‘X’ use and shall not be permitted within
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the Strategic Regional Centre or Mixed Business / Residential
zones applicable to the Armadale Activity Centre Structure
Plan.
2.5.2 Street Interface Land Uses
Ground floor land uses shall be consistent with the intended
street interface type as ascribed in the Design Guidelines.
2.6 General Development Standards
This section provides the general development standards
applicable within the Armadale Activity Centre Structure Plan.
These standards shall be read in conjunction with development
standards relevant to each precinct, and identified in the
relevant Precinct Plan.
2.6.1 Residential Density
Residential density shall be in accordance with Map 2: Activity
Centre Precinct Plan.
2.6.1.1 Density Targets
Density targets will be achieved by the following means:
a. Required minimum lot sizes prescribed in section 2.6.2
Subdivision Requirements
b. Grouped dwellings shall be an ‘X’ use (not permitted) within
the Armadale City Centre
c. Requiring minimum development standards within nominated
precincts regarding building height.
2.6.2 Subdivision Requirements
Subdivision within the Armadale City Centre will not be
supported unless the following criteria are met to the
satisfaction of the City:
a. The resultant lot/s are greater than 1,400m2 in area; or
b. It is adequately demonstrated that the resultant lots are of a
size which will accommodate development of a form and scale
that reflects the relevant development provisions and
objectives of the Armadale Activity Centre Structure Plan,
including:
i. The intended function of the land and activities carried out
on it
ii. The intended character of the area
iii. The intended amenity of the area
iv. Built form implications of subdivision
v. The intended scale and grain of development
vi. Implications on vehicle access and servicing; or
c. The subdivision relates to development which has been
approved and the construction of which is substantially
commenced; or
d. The subdivision facilitates the creation of road reserves and/or
super-lots generally consistent with the relevant precinct
plan/s.
In all instances, any subdivision proposal must demonstrate
regard for the highest applicable residential density code under
the Armadale Activity Centre Structure Plan.
Subdivision applications for the purposes of grouped dwelling
development will not be supported within the Armadale City
Centre.
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2.6.2.1 Subdivision and Single Dwellings
Single dwellings shall not be approved in any zone other than
Residential as identified in Map 1: Urban Design Framework.
Single dwellings may only be approved by the determining
authority in the Residential Zone, where it can be demonstrated
that their development will not preclude future land
intensification.
Subdivision for single residential development below the
1,400m2 threshold identified in Clause 2.6.1 will not be
supported.
2.6.3 Reserves
Development on land identified as a reserve shall be consistent
with the relevant part of the City of Armadale Town Planning
Scheme No. 4.
2.6.4 Public Open Space
a. Existing areas of public open space will be retained and
enhanced through public works by the City of Armadale. New
areas of public open space are not required as a mandatory
development outcome.
b. Desirable public open space or complementary mid-block
links are identified in the Activity Centre Structure Plan and
associated Precinct Plans. These may be provided as part of
development bonuses under clause 2.7.2.
c. Where land is provided for the purposes of public open space
in conjunction with a development bonus, the affected land
shall be ceded free of cost to the City of Armadale.
2.6.5 Building Heights
Buildings shall comply with the minimum and maximum building
heights required in Map 3: Height Plan, and described in greater
detail in the Activity Centre Design Guidelines. Parts of a
building (including the podium) may be developed at a lesser
height providing that the proposed development:
a. Includes a tower structure which exceeds the minimum
building height required in the nominated Design Guidelines
and is considered to meet the relevant streetscape interface
requirements and objectives under the Armadale Activity
Centre Structure Plan; or
b. Represents extensions or alterations to an existing approved
building that do not detrimentally impact on the achievement
of Armadale Activity Centre Structure Plan objectives;
To the satisfaction of the determining authority.
Where there is an inconsistency between the Activity Centre
Structure Plan and Activity Centre Design Guidelines, the Activity
Centre Design Guidelines shall apply.
Heights may be varied by applying a Local Development Plan per
clause 2.7 of this Structure Plan and the Building Height and
Landmark section of the Design Guidelines.
2.6.6 Roofscape
a. The Roofscape of any podium structure containing a tower
above shall be designed to incorporate attractive and unified
HASSELL
© 2018

architectural or landscaping features, and may include rooftop
terraces, gardens, or useable commercial space such as
rooftop bars.
b. A parapet should be provided to the edge of any roof with a
pitch of less than 10 degrees.
c. Roof mounted plant equipment (excluding solar photovoltaics)
is to be screened from public view and also from view from
surrounding taller buildings. Screening is to be consistent with
the design and character of the building.
d. The Roofscape of a podium structure may be utilised for car
parking. Where car parking is provided on a rooftop, it shall
incorporate shading to at least 80% of car parking spaces.
2.6.7 Street Interface
Development shall be in accordance with the street interface
and edge standards specified in the relevant Precinct Plans.
In this section:
a. Active and Commercial Edge means: The building façade
adopts the primary built form setback, and represents an
active street frontage, such as retail, restaurant or bar
function, service industry shop front or similar use which
generates human activity and engagement. This primary active
edge is used across multiple adjacent lots to create active
centres or retail precincts and limits the ground floor storey to
a minimum of four metres floor to floor in order to establish an
appropriate urban scale. The requirement for an awning
ensures that space immediately in front of the façade is
protected from the weather in order to support activation
throughout the year and provide the opportunity for outdoor
dining or similar.
b. Semi Active Edge means: The building façade adopts the
primary built form setback, and represents a street edge
generally activated to a secondary level by the occupants of
the building, with some activation from small retail offerings
(coffee carts in commercial foyers for example) or customer
service functions (government agencies, authorities etc.), or
residential where surrounding land uses are considered
compatible by the local authority, but less interactive than an
active edge.
c. Residential Edge means: The building façade is further set
back from the lot boundary relative to other edge types, with a
permissible level change and fence provision. This
arrangement promotes a balanced level of privacy by elevating
the private outdoor space and providing a semi-permeable
screen or fence, and creates a less intensive street address
(when compared to active or commercial edges). Elevation and
privacy encourages residents to use the private outdoor space
which contributes to a subtle active street quality, with
passive surveillance and the security it brings.
d. Preferred Service Zone means: A limited area of building
frontage designed to contain and shield service zones such as
loading areas and rubbish storage. Service zone areas shall be
designed to be discrete building components comprising an
integral part of the building or site landscape, and may
23
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comprise finished walls and attractive screening features, or
landscaping. Low quality materials, such as sheet metal
fencing, shall not be used as screening devices.
e. Residential development is not permitted at the ground floor
frontage interface where an active or semi-active frontage is
defined in the relevant Precinct Plan/s.
For nominated landmark sites, development may be approved
above the maximum height subject to compliance with clause
2.6.2 of this plan.
2.6.8 Building Entrances
All buildings shall contain public building entrances that:
a. are clearly defined; and
b. face the public realm; and
c. are separate for commercial and residential uses; and
d. are distinctive and identifiable through architectural or
landscape treatment.
2.6.9 Awnings and Verandas
2.6.9.1 Awnings shall be provided for all:
a. Active and commercial edge types; and
b. Semi active edge types.
2.6.9.2 Awnings and verandas are to be provided for weather
protection, comfort and amenity. To achieve the desired built
form, these are to:
a. Meet the requirements of the Building Regulations 2012; and
b. Be of high quality architecture, integrated with the design of
the building, and provide a unifying element within the
streetscape; and
c. Awnings are to be provided with:
i. A minimum clearance of 3.0 metres and maximum of 4.0m
from ground level;
ii. A minimum depth of 2.5 metres cantilevered over the
footpath;
iii. A minimum setback of 400mm from road kerbs;
d. A minimum 2.75 metre clearance to under-awning structures,
signage and lighting;
e. Span the full width of the building that is up to the lot
boundary, except where:
i. gaps in the awning are required to retain existing street
tree planting; and
ii. Access is required to driveways, service or loading areas;
f. Provide a 1.5 metre clearance from street tree trunks.

development.
c. All parking proposed for a development must be provided
off-street with dedicated access.
2.6.11.2 Non-residential Uses (office and retail)
a. A capped rate of 1 space per 45m2 Net Lettable Area (NLA).
b. Reductions in car parking supply will be supported based on
shared / reciprocal parking for retail and office uses due to
different peak periods.
c. A minimum 10% of commercial/office and 50% of retail
parking shall be designated publicly-available.
2.6.11.3 Civic and Community Uses
a. 1 space per 50m2 NLA for community and civic uses
b. 15 bays per 100 full time equivalent (staff and students) for
education uses (tertiary)
2.6.11.4 Land Uses within the Mixed Use Zones
_Notwithstanding
_
the rates applied above for any non
residential, civic and community use, all non residential uses
within the Mixed Use zones shall apply a capped rate of 1
space per 50m2 NLA.
2.6.11.5 General Parking and Access Requirements
a. All other car parking rates shall be provided per the City of
Armadale Town Planning Scheme No. 4.
b. Only one vehicle crossover per lot is permitted except where
the City is satisfied that no adverse effects on vehicular or
pedestrian traffic and/or conflict will result should a variation
be permitted which allows for more than one vehicular
crossover to a lot.
c. Preferred car parking access locations are identified in the
relevant Precinct Plan/s.
d. Parking is to be hidden from public view, located behind
buildings where possible or screened from the street by
landscaping. Where landscaping is provided, a minimum
width of 2 metres shall be provided.
e. Shade trees planted at intervals of no greater than 10 metres
along any line of car parking bays. Tree species will be selected
for the spread of their canopy which is desirable to have a
minimum 5m diameter canopy. Details of the proposed tree
species are to be included in the landscape plan submitted for
approval as part of the development application.

2.6.10 Building Setbacks
Buildings shall comply with the setbacks required in the Activity
Centre Design Guidelines.

f. Where possible car park entrances are to be shared between
lots.

2.6.11 Vehicle Parking and Access
Car parking rates shall be provided in accordance with the
following standards:

2.6.12 Reciprocal Car Parking Arrangements
Reciprocal car parking may be approved consistent with Town
Planning Scheme No. 4 requirements.

2.6.11.1 Residential Use
a. Compliance with the R-Codes Clause 6.3.3 Criteria A
(properties within 800m of a high frequency rail line and/ or
within 250m of a high frequency bus route) for all residential
development.
b. Average parking supply to be calculated across an entire

2.6.13 Cash In Lieu of Car Parking
Where it is considered by the City that there is a reasonable
expectation in the immediate future that there will be adequate
provision of public car parking in the City Centre; and where an
applicant proposes a development which is required to provide
car parking bays, the applicant may, if so agreed by the City,
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make cash payment to the City in lieu of the provision of all or
any of the required number of car parking bays in accordance
with the City of Armadale Town Planning Scheme No. 4.
2.6.14 Bicycle Parking and End of Trip Facilities
In addition to the requirements of Schedule 7B of Town Planning
Scheme No. 4, end of trip facilities shall be provided in
accordance with the following:
2.6.14.1 Residential Development
Residential developments are not required to provide showers,
lockers or changing facilities.
2.6.14.2 Non-Residential Development
All developments that are required to provide 6 or more
employee bicycle parking bays in accordance with Schedule 7B
of Town Planning Scheme No.4, must also provide end of trip
facilities with the following criteria:
a. A minimum of one female and one male shower, located in
separate change rooms or a minimum of two separate unisex
showers and change rooms
b. Additional shower facilities to be provided at a rate of one
shower for every 10 additional bicycle parking bays
c. End of trip facilities are to be located as close as possible to
the bicycle parking facilities.
2.6.15 Screening of Equipment
a. Air conditioner condensers and any other external building
plant, lift overruns, piping, ducting, water tanks, transformers,
and fire booster cabinets shall be located so as to minimise
any visual and noise impact on adjacent developments and
public spaces and shall be screened from view of the street.
b. Service/power infrastructure including transformers and
switchgear are to be placed away from corners and places of
exposure with a preference for incorporation into built form
structures or laneways where they do not impact on
movement and safety.
i.

Developments are to meet any Western Power’s
requirements relating to the location of transformers and
switchgear.

2.6.16 Service Areas
A storage area for refuse and recyclable material must be
provided on the land and the area must not be visible from any
street.
2.6.17 Fences
a. Any fences interfacing with the public realm (including roads,
urban streams and open space) above a height of 1.2 metres
above the footpath / verge level must be at least 50%
permeable.
Fences will be constructed of a high quality material and
should be in keeping with the design and materiality of new
development.
b. Sheet metal and fibre cement materials shall not be used for
fences within front setback areas or other areas visible from
the public realm.
HASSELL
© 2018

25

01

IMPLEMENTATION

2.6.18 Noise Attenuation & Ground Vibration
Developments near the railway line, Primary Regional Roads
(Armadale Road and South West Highway) have to meet the
requirements of SPP5.4 (Road and Rail Transport Noise and
Freight Considerations in Land Use Planning) in relation to
railway and highway noise. These developments are to be
designed to address highway and railway noise wherever
practical.
2.6.18.1 vibration
Vibration sensitive development proposed in close proximity of
freight or commuter railway corridors, with the proposed
development being within 100 metres from current or proposed
track lines, is to be designed and constructed to isolate vibration
in accordance with the best practice standards of the current
version of Australian Standard AS ISO 2631 regarding human
exposure to vibration in buildings where available.
2.6.18.2 Noise
a. All mixed use developments are to provide a noise attenuation
report with the plans at the development application stage.

uncontrolled summer sun through orientation of the building.
b. Every habitable room has a window in an external wall with a
total minimum glass area of not less than 10% of the floor
area of the room. Daylight is not borrowed from other rooms.
c. Developments are designed to incorporate balconies or sun
shading that extend far enough to shade summer sun, but
allow winter sun to penetrate living areas.
d. Developments are to achieve a minimum 50% direct sunlight
to the principal usable part of the communal open space for a
minimum of 4 hours between 9am and 3pm on the 21 June is
required.
e. For office buildings, hot air is to be removed by operable
windows at night or controlled extraction.
f. Developments are to incorporate external materials based on
their high insulating performance and other durability
requirements.
g. Building interiors are to include sufficient thermal mass to act
as a ‘heat sink,’ holding heat in winter and delaying the
temperature peak in summer.

2.6.21.2 Resource Efficiency
a. Building design is to demonstrate the use of appropriate
colours and finishes of materials and/or vegetated
b. Residential dwellings are to be designed to avoid and reduce
components as part of the roof or façade to reduce urban heat
noise impacts typically associated with apartment living. In
island effect, internal heat loading of buildings and glare.
particular, buildings are to be designed to minimise noise
transference between adjoining buildings and between retail
b. Any useful demolition materials from the site to be reuse
and commercial uses and residential dwellings within the
wherever possible. Any vegetation that is removed from the
same and adjacent buildings. Developments are to
site must be mulched and stored for reuse if suitable.
demonstrate where noise insulation and/or additional features c. All timber/wood products shall be Forest Stewardship Council
are required.
(FSC) certified. In addition, FSC Chain of Custody certification
is also required from the processing to delivery of wood
products to the site.
c. All plant equipment and services including flues, exhaust
ducts, air conditioning and heating units are to be located and d. All gypsum boards shall contain more than 10% recycled
treated to minimise any noise, odour and emission impacts on
gypsum and/or use recycled paper.
residential uses within the development and on adjacent sites. e. Paints, adhesives, sealants or floor coverings shall contain
zero or ‘ultra-low’ Volatile Organic Compounds (VOC).
2.6.19 Road Widening
Development is to take account of Primary Regional Road
reservations identified in the Metropolitan Region Scheme.
2.6.20 Shop Retail Floor Space
a. Additional shop retail floor space within the Armadale City
Centre is supported. Retail floor space shall be concentrated
within the City Centre Core Precinct and may extend along the
Jull Street and Whitehead Street frontages of the Prospect
Precinct.
b. Minor shop retail floor space may be approved outside of
these precincts where it is deemed to contribute to the
intended frontage character and precinct character.
2.6.21 Sustainability and Resource Conservation
All developments with 10 or more dwellings, or non-residential
development containing more than 1,500 square metres of floor
space are to submit a sustainability report demonstrating
compliance with the minimum criteria detailed below:
2.6.21.1 Passive Design
a. Developments are to maximise winter sun and minimise
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LEGEND
ROAD NOISE: 200m preliminary
assessment area for Armadale
Road and/or South Western
Highway.
RAIL NOISE: 100 metre
preliminary assessment area.
RAIL VIBRATION: 50m preliminary
assessment area.
Figure 6
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built fabric of Armadale Central. This can provide space to
2.7 Local Development Plans
improve the mix of land uses to contribute to Armadale’s
Local Development Plans (LDPs) shall be prepared for nominated
strategic metropolitan status, whilst also enabling a positive
sites under clause 2.7.1 and, to establish detailed and site
front door to the City Centre from Armadale Road.
specific development standards, and may include consideration
of:
2.7.1.3 Third Street, Church Avenue, South Western Highway
__Heritage fabric retention
Street Block
__New access roads
__New pedestrian thoroughfares or internalised pedestrian malls a. This street block represents a major opportunity to reinforce
secondary activity along Church Avenue, increase the
__Open space and landscaping
apartment housing mix and provide a wayfinding landmark
__Civic areas
through high quality built form viewed from South Western
__Building heights
Highway.
__Setbacks
__Distribution of land uses
__Car parking access and internal site circulation
b. The position of the street block and its topographical features
allow views across the Swan Coastal Plain. Orientation of
__Special development controls and guidelines
buildings can capture the value of these views, as well as
__Such other information considered relevant by the local
towards the nearby Darling Escarpment. Taller architectural
government
form on Third Street can provide a suitable landmark feature.
An LDP can be prepared for individual landmark sites, any
c. Land uses can incorporate a mix of activities, owing to the
arrangement of multiple lots or over the entire area. Where a
site’s position along Church Avenue, as well as adjacent the
local development plan is prepared over an area that
future Justice Precinct. Complementary commercial and
encompasses one or more landmark sites, a further LDP for an
office development can benefit from passing trade and activity
individual landmark site will not be supported.
resulting from the Justice Precinct.
2.7.1 Identified Landmark Sites
2.7.1.4 Hughes Road
The following landmark sites require a local development plan,
unless the decision maker has exercised its discretion by
a. The site’s position at a major entry to the City Centre enables
granting planning approval taking into consideration whether the
opportunity for landmark development. High quality
nature of the use is consistent with the objectives of the Activity
architectural form will contain a mix of commercial and
Centre Structure Plan.
residential uses, with lower levels contributing to urban street
life and activity.
2.7.1.1 Armadale Shopping City
a. Armadale Shopping City is a major point of focus and activity
b. Substantial mature eucalypts offer significant amenity and
within the City Centre. The shopping centre and adjacent
contribute to minimising the urban heat island effect. The
landholding fronting Jull Street have the opportunity to
existing trees should be retained, with development setback
contribute to a revitalised mall experience. High intensity land
an appropriate distance to allow canopy and root retention.
uses such as cafes, restaurants, eateries and shops should
comprise the primary ground floor activity on Jull Street Mall.
c. To enable landmark development, a number of existing lots
will need to be amalgamated, offering potential for a
coordinated development outcome.
b. Improved pedestrian connectivity between Jull Street and
Church Avenue and from Whitehead Street to Fourth Road can
help to break down the impermeability of existing urban form. 2.7.1.5 Abbey Road
This landmark site offers opportunity to provide a strong and
positive impression on entry to the City Centre through high
c. A mix of land uses other than retail can be accommodated on
the site to contribute to residential density, urban activity and quality development. A mix of commercial, short stay
accommodation, residential and complementary land uses will
to encourage high quality street interfaces. Landmark
present a welcoming front door to the City Centre.
development can be accommodated to provide legibility and
strength to Armadale’s urban form.
2.7.1.6 William Street
2.7.1.2 Armadale Central
a. A key entry to the City Centre from points south, this landmark
site can contribute to the City Centre’s urban form by
a. Armadale Central provides complementary retail activity to
increasing the mix of housing on offer and enabling enhanced
Armadale Shopping City and can contribute to Jull Street’s
legibility through high quality development. Podium
revitalisation. Armadale Central should incorporate high
development will provide complementary form to the street,
quality built edges to Memorial Park, providing activation and
with any tower component setback from the building edges.
a sense of engagement with the public realm.
b. Improved pedestrian legibility from the internal mall network
to Jull Street can be achieved through arrangement of anchor
tenancies and building design.
c. Landmark design features should be incorporated into the
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b. Development will focus on providing a mix of residential
dwelling types and add to the offer of family-focussed housing
product. A landscaped interface will provide adequate
separation between the public and private realms.

01

IMPLEMENTATION

2.7.2 Development Bonuses for Landmark Sites
a. A development bonus in the form of additional height (storeys)
to that specified by Map 3: Height Plan may be approved by
the City where a site is identified as a landmark site in clause
2.7.1 of this plan; and
b. In granting a development bonus in the form of additional
height, the City may approve additional storeys therefore
additional floor space above the maximum height described
within each Precinct Plan; and
c. Where additional height is approved as part of a development
bonus, the local authority must be satisfied that the additional
scale and building bulk is consistent with the intended
character and amenity of the area; and
d. A development approval will only be granted where all of the
essential criteria are met and one or more of the additional
criteria are met, as outlined in the table below:

Table 2: Development Bonuses Criteria
Essential Criteria

Additional Criteria

a. The development bonus floor area comprises a minimum
a. A public plaza or area of open space is provided on the site
60% residential land use, or education land use, or office land
where it has been identified as desirable by the relevant
use, or short stay residential (tourism) land use, or mix
Precinct Plan.
thereof.
b. Provision of a mid-block pedestrian link, designed integral to
b. High quality design as determined by the City of Armadale or
the development, provided with adequate landscaping,
lighting and designed to a high quality, where deemed
relevant determining authority.
appropriate by this Activity Centre Structure Plan.
c. A new road or pedestrian access way is provided through the
site, where it has been identified as desirable by the Activity
c. Provision of residential development designed for families:
Centre Plan or associated Design Guidelines.
10% of the total number of dwellings comprise threebedroom apartments and a minimum area of 110m2.
d. Retention and enhancement on-site of places of heritage
significance, as identified in the City of Armadale Municipal
Heritage Inventory.

2.8 Heritage
Where adaptive re-use or alteration is proposed, development should be supported by a conservation management plan and
interpretation plan, prepared by a suitably qualified heritage architect. Refer to the Armadale Activity Centre Design Guidelines for
detailed design intent and criteria for heritage places.
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EXPLANATORY SECTION

1.0 A VISION FOR THE FUTURE
The framework provides a collective vision
for the Armadale Strategic Metropolitan
Centre, drawing upon community knowledge
and past stakeholder efforts to promote
contemporary urban regeneration outcomes.
The project presents an opportunity to align
and integrate a range of ambitious initiatives
and to lay the foundations for a new
trajectory of sustainable growth.
Armadale is an important place in Perth’s poly-centric centre
network, being a focus of employment, services and lifestyle
activities for the rapidly growing population. Historically the ‘end
of the line’, its regional role needs to now expand beyond a retail
focus to provide the required functionality expected of a
strategic metropolitan centre. Beyond its role as an activity
centre, Armadale’s distinctive landscape setting and strong
sense of community, combined with a pro-active local
stakeholder network, provide the platform to create an attractive
place to live, work and do business. These qualities have led to
the City of Armadale recognising the need for an Activity Centre
Structure Plan that sets the agenda and provides a framework
for ongoing urban regeneration.

1.1 AN AGENDA FOR THE FUTURE
Armadale is designated as a Strategic Metropolitan Centre in
State Planning Policy 4.2 – Activity Centres for Perth and Peel
(SPP 4.2). According to SPP 4.2, the main role and function of a
Strategic Metropolitan Centre is:
“Strategic metropolitan centres are the main regional activity
centres. They are multipurpose centres that provide a diversity of
uses. These centres provide the full range of economic and
community services necessary for the communities in their
catchments”.
The Armadale Strategic Metropolitan Centre (ASMC) is maturing,
but there are areas within the centre of the city and its periphery
that require further planning to guide and stimulate growth and
renewal to ensure the ASMC reaches its full potential. The ASMC
will need to cater for an expected doubling of the population in
the Armadale Municipality over the next 20 years and similar
growth in its wider sub-region. In planning for the future, growth
must be harnessed in a manner that builds, rather than
diminishes, the attractiveness and liveability of the city.
A key objective of this project is to capitalize on Armadale’s
landscape qualities to provide an improved setting for regional
business, service and lifestyle offerings. For the sustainability of
the region, Armadale needs to lift its performance and capacity
as a strategic metropolitan centre. This Activity Centre Structure
Plan sits at the heart of a long term strategy for economic and
urban regeneration of Armadale.
HASSELL
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1.2 Unlocking Capacity Constraints
The Armadale Activity Centre Structure Plan aims to unlock the
centre’s capacity constraints so that it can function effectively
as a Strategic Metropolitan Centre. The centre is constrained in
area by the Perth Hills and South Western Highway to the east,
and fragmented residential land to the north, west and south.
To enable this, four strategies need to work together:
a. Land needs to be provided and packaged to provide an
attractive proposition for private development and
redevelopment.
b. The planning framework needs to enable the right scale of
development through appropriate density, height and land use
controls.
c. Improved access is required through across the town centre,
and particularly across the existing rail line.
d. Urban regeneration of existing urban areas needs to be kick
started by catalyst developments that fill identified gaps in
Armadale’s strategic metropolitan centre functionality.
1.3 Byford Rail Extension Opportunity
Extension of the rail line to Byford has been identified as part of
the State of Western Australia’s Metronet project. To provide for
safe and efficient service provision, the existing at-grade
crossings need to be removed at Armadale Road, Forrest Road
and Church Avenue.
a. Armadale Road is identified as a major freight route in the
Metropolitan Principal Freight Road Network and connects
Albany and South Western Highways with the Kwinana
Freeway. Armadale Road is to be upgraded to a 6-lane divided
standard between Tapper and Anstey Roads. This is the last
section of the single carriageway between Cockburn and
Armadale to be upgraded.
b. Forrest Road is an important district distributor connecting
Armadale and urban growth areas in Wungong, Haynes and
Hilbert as well as intersecting with Tonkin Highway.
c. Church Avenue connects to Wungong Road and provides
important local accessibility.
By undergrounding the rail, resolution can be provided to two
projects – the Byford Rail Extension (level crossing removal) and
Armadale City Centre urban regeneration.
1.4 City to the Hills
From a tourism perspective, Armadale is essentially a modern
city nestled in and framed by nature. The Armadale activity
centre can cement itself as a gateway to the Perth Hills, but to
provide this increased activation, investment and development
of the Armadale centre to service the needs of tourists is
required. Key success factors in igniting the tourism potential,
include:
a. Community-focused ideas which generate local employment.
b. Build on the existing infrastructure connections.
c. Highlight the unique competitive market positioning of the
city.
d. Encourage creative expression which will create sense of
place and inject personality.
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“Dull, inert cities, it is true, do
contain the seeds of their own
destruction and little else. But lively,
diverse, intense cities contain the
seeds of their own regeneration,
with energy enough to carry over
for problems and needs outside
themselves.”
Jane Jacobs
The Death and Life of Great American Cities

3

Encouraging regeneration
through strategic investment
To ensure growth within Armadale occurs in a
planned and strategic manner, the key
development opportunities within the Armadale
precinct will be identified. Advocacy around the
relocation of key institutions and government
departments is also an opportunity for
significant investment in the region.

1

Lack of Strategic Advantage
Armadale lacks the diversity of attractors
present within other Strategic Metropolitan
Centres that contribute to a robust local
economy and destination. Enhancing the unique
offering of Armadale which make it an attractive
destination is key to Armadale’s long-term
success as a strategic centre of the Perth
Metropolitan Area.

A need for Intensity and a richer
mix of activities
To meet the requirements of state planning
policy there is need for increased intensity
within the Activity Centre precinct to meet the
demands of population growth. Additionally
Armadale currently functions as a retail centre.
Armadale needs to mature as a centre or it will
diminish as a key destination.
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4
Capitalise on strengths:
Hills and Country Character
The hills and green spaces surrounding
Armadale are a strength of the region and
contribute to the ‘country town’ aesthetic of the
centre. Capitalising on these assets by
enhancing and celebrating Armadale’s setting
and topography will support the centre’s sense
of place.

Identity through place making

5

Considered curation of places to encourage
activities, build identity and foster community is
needed to develop a more diverse and
sustainable city centre.

Build on existing structure
Armadale has ‘good bones’ as there are clear
and well defined areas within the precinct.
Building on the existing structure of Armadale
by strengthening existing connections.
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2.0 VISION
Armadale – the capital of Perth’s south east, where the city meets the hills.
People First: Seize opportunities to foster vitality and create human scaled spaces. A
walkable city full of destinations.
A Reinforced Urban Structure: Build on Armadale’s underlying urban structure and
manage growth to fill gaps in urban form.
An Urban Landscape: Strengthen the unique character and assets of Armadale and
build on its natural setting.
A Connected City: Create a connected, sustainable, efficient and convenient network
for all modes of travel.
Strategic Drivers
The activity centre structure planning process has identified a number of strategic
drivers tested through concept optioneering:

2.1 Rail - Byford Extension and Grade
Separation of Crossings:

2.2 Population Growth:

2.3 The Retail Landscape - Food And
Beverage Social Attractions:

The State Government has committed to
extension of the Armadale rail line to
Byford by 2023. In order to accommodate
the extension, the existing level crossings
will need to be upgraded. Removal of the
level crossings is not a viable option owing
to the criticality of access into the city
centre. The urban design scenarios
presented at the workshop contemplate
different approaches to replacing the level
crossings with alternative access
arrangements.

Armadale’s centre catchment is growing
– expected to reach a population of
between 280,000 and 300,000 people by
2036 (from a current population of 120,000
people). This substantial growth, within a
relatively short time frame, requires
Armadale’s service offering to expand
beyond its current provision. Importantly,
Armadale will need to mature beyond its
existing retail focus to provide services,
jobs, amenity, living and leisure
opportunities – consistent with its
Strategic Metropolitan Centre
designation.

Globally, the retail landscape is changing.
Increasing use of online portals means
traditional retail models are having to
adapt to this disruption. Locally,
significant investment is being made by
institutional retail landlords at competing
centres such as Cannington, Cockburn
Central and Garden City. A common theme
is an increasing focus on centres as a
social and entertainment destination,
with a much broader mix of activities
other than shop retail floor space.
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2.4 Jobs and Knowledge - Government
Office and Education:

2.5 Residential:

2.6 Amenity - Impressions and Image of
The City:

To provide services and employment
opportunities for Armadale’s growing
catchment, additional services,
infrastructure and employment
opportunities need to be enabled. This can
include providing additional office space
for co-working hubs, State Government
agencies and private enterprise; university
providers; enhanced healthcare provision;
cultural and tourism based development.

Increased residential densities are
required not just to meet State Policy
targets, but to increase the population of
Armadale’s walkable catchment, providing
a diversity of housing choice, improving
the use of existing infrastructure and
enabling development that contributes to
the intended amenity and intensity of the
centre.

A key challenge to overcome for Armadale
is its reputation. This can be achieved by
utilising its existing assets – its location
adjacent Perth Hills, its landscape
qualities, its underlying urban structure
and providing opportunities for positive
experiences to be had within the city
centre. This requires a multi-pronged
approach to a range of matters such as
the public realm qualities, the intensity of
activity, wayfinding, events and place
making.
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3.0 ACTIVITY CENTRE OBJECTIVES
A more liveable, competitive and sustainable
Armadale is built upon four key pillars and a
range of supporting transformative ideas.
3.1 Activity Centre Built Form
An Unlocked Urban Structure
Unlock the capacity of Armadale’s city centre structure, its
underlying urban pattern and form, and manage growth to create
a desirable city environment.
Desired outcomes include:
a. Create urban capacity by undergrounding the rail line
b. Enable quality buildings to become Armadale’s second plank
in its urban form, complementing its strong sense of place
c. Promote urban wayfinding
d. Create active streets
e. Bring families into Armadale’s city core
f. Use built form incentives to encourage new development in
key locations that reinforce the urban structure
g. Support sustainable, high quality buildings
3.2 Public Realm and Streets
Where City and Hills Come Together
Reinforce the unique character and landscape of Armadale, and
build upon the city centre’s natural setting.
Desired outcomes include:
__Jull Street Mall to Memorial Park as the heart of the city
__Create a new, high quality public plaza focused around the rail
station
__Neerigen Brook rejuvenated as a demonstration WSUD project
__New destination parks to serve residential infill
__‘Green’ people orientated streets link places, transit and
amenity to create an active transport mesh
3.3 Armadale’s Place Network
People First
Seize opportunities to foster vitality and create human scale
spaces, focusing on walkability, safety and comfort.
Desired outcomes include:
a. Provide a major civic focus to Armadale’s heart through a new
rail / civic plaza
b. Provide a connected network of precinct nodes throughout the
city centre, each with a distinct purpose
c. Support the city centre as the strategic central focus of
Perth’s south east
d. Support new residential focused open spaces
e. Promote a competitive regional economy

3.4 Transport Network
A Connected City
Create a connected, sustainable, efficient and convenient
all-modes transport network to underpin the city’s urban
regeneration.
Desired outcomes include:
a. Underground passenger rail as the spine of a seamless public
transit network
b. Seamless modal interchange provision
c. Promote additional cross-rail links
d. Improve wayfinding and access to the city centre
e. An integrated mesh of safe active transit links
f. Improve pedestrian priority and experience in the city centre.

3.5 URBAN REGENERATION RECOMMENDATIONS
So much of Armadale’s future depends on how the city centre is
shaped. Its future depends on social wellbeing, economic
vitality, sense of community and connectedness and
environmental consciousness. The way we shape the city centre
is a manifestation of the way we respect people, culture and
identity.
Armadale needs to succeed as a place, a centre for activity and a
repository of cultural identity, not just for its own sake, but for
the ongoing success and sustainability of the Perth Metropolitan
Region. Serving a growing population, expected to reach almost
300,000 by 2036, Armadale as a strategic metropolitan centre
needs to be the primary place of business, services,
entertainment and activity for Perth’s south east. Without that,
Perth’s south-eastern communities will be divorced from
employment opportunities, cultural assets and fundamental
social services.
To meet the employment, service and lifestyle needs for
Armadale’s growing population, development capacity within the
city centre needs to be unlocked. Transit-led renewal offers the
best opportunity to provide this and so combining strategic
planning regarding the activity centre with the requirements of
extension of the Armadale line to Byford is appropriate. For a
large centre such as Armadale, in transit terms this means it
being both an origin and a substantial destination, maximising
the destination elements (employment, education and
community services) in the rail station precinct.
Armadale needs to allow the cross fertilization, the interactions
that make cities great places and make societies thrive. Its
urban renewal, beyond investment in infrastructure and transit,
needs to be founded on place.
A series of guiding principles have been identified to underpin
Armadale’s urban design framework and set the agenda for
future renewal. Each includes a summary of key
recommendations.
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3.5.1. Unlocking Capacity
a. Undergrounding The Rail
The imperative to improve Armadale’s performance against
State Policy targets and community expectations is high,
particularly:
i. Providing opportunity for urban regeneration;
ii. Filling service gaps;
iii. Acknowledging high levels of disadvantage;
iv. Improving opportunities for employment, particularly
strategic employment;
v. Maximising the potential of strong population growth in
the region;
vi. Enhancing Armadale’s sense of place and unique position
as a punctuation from city to country; and from Swan
Coastal Plain to Perth Hills; and
vii. Building upon Armadale’s strong underlying urban
structure.
Unlike other strategic centres such as Fremantle, Rockingham,
Midland and Joondalup, Armadale lacks the investments to
deliver the required diversity of land use and employment
opportunities within the activity centre. The centre is
underperforming in terms of State Policy employment, service
provision and residential density targets.
Owing to the diverse socio-economic demographic of much of
the centre’s catchment, the population is susceptible to any
volatility in economic conditions. Addressing the current gaps in
services, amenity, infrastructure and key institutions is vital to
the long-term resilience of the centre and its catchment area as
a place to live, work and visit.
Critically, the centre is underperforming in terms of intensity of
activity, diversity of land uses, employment (especially externally
oriented, strategic and knowledge intense jobs), and
accessibility. The centre is divided by the existing Armadale
railway line, with only three crossing points at Armadale Road,
Forrest Road and Church Avenue. The centre’s bifurcation
significantly limits its capacity to address identified service gaps
and policy targets.
b. Undergrounding the rail line enables:
i. Critical mass of development to be provided around Jull
Street Mall, enabling its emergence as a true retail
oriented high street;
ii. Creation of land for development, contributing to the city
core and providing locations for new cultural and mixed
use development;
iii. Creation of a major civic focus integrated with new station
infrastructure and complementing Armadale’s underlying
urban structure; and
iv. Substantial redevelopment outcomes that enable
Armadale to function as a destination within the region.
c. Recommendations
i. Advocate through a range of channels for the
undergrounding of the Armadale rail line at the time of the
Byford line extension.
ii. Support the State Government in future business case
preparation and submissions to the Federal Government
for funding contributions.
iii. Provide planning certainty over unlocked land through

appropriate development intensity and land use controls.
3.5.2. Armadale: Open for Business
a. Jobs and Employment
Employment self-sufficiency – the ratio of local jobs to
employed residents – in the City of Armadale is very low. In
2015/16 there were around 20,109 local jobs and 40,222
employed residents, giving an employment self-sufficiency ratio
of 50%. To maintain the current employment self-sufficiency
ratio, an additional 15,300 jobs will be required in the City
between 2016 and 2036 and an additional 19,000 by 2051. If the
ratio were to increase to a more respectable 70% by 2051, an
additional 29,400 jobs would be required in the City between
2016 and 2036 and an additional 34,600 by 2051.
Many of these jobs will be directly related to the increased
population (for example, retail, education and health services
jobs) but a large number of additional jobs from externallyoriented or strategic sectors (for example, tourism, media and
technology applications, international education, manufacturing
and processing, freight and logistics) will be required to achieve
satisfactory levels of employment self-sufficiency.
There is a strong and urgent need for strategic, externally
oriented employment to be located in Armadale. The activity
centre offers the best opportunity to attract these positions – in
an area with convenient access to transit and within a
(potentially) high amenity environment. For this to occur,
capacity within the centre needs to be unlocked through
transit-led renewal.
b. Recommendations
i. Direct intervention into the Strategic Metropolitan Centre
to facilitate the creation of jobs is required across all levels
of government.
ii. Promote higher education opportunities within the city
centre, potentially within a mixed use hub building where
education, co-working space and training can occur
together.
iii. Advocate for improved health service provision within the
city centre, and investigate, in partnership with the
Eastern Metropolitan Health Service, the potential of
locating the Armadale-Kelmscott health service into the
activity centre project area, potentially within the street
block bound by Jull Street, Whitehead Street and Church
Avenue.
iv. Continue to utilise City of Armadale owned land for
catalyst development containing productive floor space,
for activities such as offices, co-working hubs and State
Government agency flexi-space.
v. Adopt an ‘open for business’ approach to new development
proposals, facilitating outcomes across all City of
Armadale business units.
vi. Streamline City of Armadale approval and licensing
processes for potential business activities, including for
pop-up / short term propositions.
vii. Invest in the public realm and local infrastructure to
provide a high quality environment that attracts high
quality businesses and professionals to work within the
activity centre.
viii. Advocate for improved accessibility to the activity centre
37
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3.5.3. Changing Minds
a. Impression and Attracting People to Armadale
Greater investment in the existing public space network is
needed to keep pace with the growing urban population and to
provide a level of access to safe, attractive and enticing public
spaces.
Building on existing assets, such as Minnawarra Park, Jull
Street and Memorial Park, a new network comprising streets,
local parks and a rejuvenated Neerigen Brook can emerge as a
major community focus, extending the natural landscape
amenity of the Perth Hills deep into the city centre and
residential areas to the west. The public realm will become a
forum for public life, providing the setting for activity and
incidental connections amongst the community.
A mesh of green links is proposed, providing interconnected
network of open space and active transport connections to
provide high levels of walking and cycle priority in an attractive
natural green setting. The multifunctional corridors will
enhance key ecological values while providing safe
connections between activity nodes, public spaces and
community facilities. Complementing the public realm
network, private communal spaces will be coordinated
through planning controls to create lateral green lungs,
contributing to building separation and ‘reservoirs of green’
within high density residential precincts.
To deliver this outcome, a range of approaches is needed,
including targeted investment by the City of Armadale in
improved streetscapes, partnering with the Water Corporation
to improve the Neerigen drain and providing new open space
in identified areas.
b. Recommendations
i. Prepare a public realm framework plan and priority of
works for the city centre, expanding on the City’s Urban
Forest Strategy and establishing a hierarchy of peopleoriented streets and open spaces. The public realm
framework will identify appropriate locations for and the
theme of public art, and identify opportunities for
culturally inclusive play and recreation spaces.
ii. Extend ‘fingers of green’ laterally across street blocks as
part of a coordinated communal open space network,
implemented through a consistent series of side and rear
setbacks within the planning framework.
iii. Prepare an activation strategy for the city centre,
coordinating the theme and timing of events to attract the
catchment population into the city centre throughout the
year.
iv. Encourage a broader offering of destination businesses
and institutions, to broaden the public’s conception of
Armadale beyond a shopping centre focussed,
transaction-based experience.
v. Tell the story of Armadale through interpretation of historic
stories, characters and places.
vi. Prepare a place-branding strategy for Armadale city centre
that informs external communication, events and signage
to provide a distinct and recognised identity.
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3.5.4. Destination Armadale
a. Getting People to Visit and Stay
Armadale city centre should take its place as the strategic
central focus in the wider south east metropolitan network
and fulfil its role as the focus for services, entertainment,
lifestyle and employment. Key opportunities exist to reinforce
the city centre to provide a genuine heart and underpin a
stronger regional economy.
For Armadale to function effectively as a strategic
metropolitan centre, it must undergo a profound shift to
provide a network of people places and attract new
businesses, job types and demographics that boost its profile
and ‘cache’. The strategy aims to improve actual and
conceptual connections between key identity features, such
as the Darling Escarpment, Minnawarra Park and emerging
public realm focus points west of the rail line.
State Government services, education, health and city
facilities such as a performing arts centre should be directed
to the city centre to accelerate development of vacant sites
that fragment the area. A coordinated approach should give
priority to reinforcing and expanding the current active core
while also advancing plans for the Metropolitan
Redevelopment Authority’s Area West of Rail project and other
strategic initiatives. Together these provide a compelling
foundation to enhance the image and appeal of Armadale on
the regional stage.
b. Recommendations
i. Create a major civic focus central to the activity centre
area, focussed on a public plaza and mixed use cultural/
performance building that integrates seamlessly with
Armadale’s underlying urban structure.
ii. Extend Armadale’s activity zone to connect precincts and
identified points of focus.
iii. Initiate a night time economy strategy to bring a mix of
people back into the city centre beyond business hours.
iv. Improve lighting and event activities in Jull Street Mall to
promote a festive, safe and attractive atmosphere.
v. Prioritise streetscape improvements and renewal activity
on key streets.
vi. Actively broaden the mix of uses to foster a critical mass of
tourism accommodation, residential, cultural, educational,
health and employment activities.
vii. Accelerate the infill of vacant city centre sites by
identifying and undertaking catalyst development
opportunities on State and City owned land.
viii. Provide incentives for development as a trade-off for
provision of good design and amenity outcomes on
privately owned land within the planning framework.
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3.5.5. Getting Things Happening
a. Attracting Investment to Armadale
Capacity for urban renewal within the existing city centre
framework is limited by fragmented land ownership.
Attracting institutional investors, or enabling existing land
owners to redevelop to the appropriate scale and quality is
critical. Particular opportunities exist around providing
catalytic development on State / City owned land, as well as
providing infrastructure outcomes that attract major
redevelopment and create developable land.
Extension of the rail line to Byford has been identified as part
of the State of Western Australia’s Metronet project. To
provide for safe and efficient service provision, upon extension
of the line, the existing at-grade crossings will need to be
removed at Armadale Road, Forrest Road and Church Avenue
and replaced with grade separated crossings. By
undergrounding the rail, resolution can be provided to two
projects – the Byford Rail Extension (level crossing removal)
and Armadale City Centre urban regeneration. Sinking the
existing rail line provides the best opportunity to unlock
Armadale’s capacity and enable its functionality as a strategic
metropolitan centre.
b. To enable this, four strategies need to work together:
i. Land needs to be provided and packaged to provide an
attractive proposition for private development and
redevelopment.
ii. The planning framework needs to enable the right scale of
development through appropriate density, height, and land
use controls.
iii. Improved access is required through and across the town
centre, and particularly across the existing rail line.
iv. Urban regeneration of existing urban areas needs to be
kick started by catalyst developments that fill identified
gaps in Armadale’s strategic metropolitan centre
functionality.
c. Recommendations
i. Advocate for State and Federal Government investment in
the Metronet project, and especially for the
undergrounding of the rail line to resolve road crossing
issues, maximise land values and unlock development
capacity.
ii. Investigate with the State Government opportunity for
catalyst development, including for a mixed use coworking innovation hub, providing a base for a range of
State Government employees and start-up businesses.
iii. Undertake catalyst development projects, which may
include apartment / mixed use development, a performing
arts centre, short stay accommodation and new office
buildings.
iv. Require the amalgamation of lots within identified
residential precincts to enable development at the right
scale and intensity.
v. As existing shopping centre owners seek to expand or
redevelop parts of their sites, encourage provision of
public amenity, such as pedestrian links and public space
in appropriate locations, in return for development
bonuses.
vi. Invest in the public realm per recommendations 3 and 4.
HASSELL
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3.5.6. Access Armadale
a. An Integrated Movement Network
Ongoing investment in rail infrastructure will form the
backbone of a more efficient, centre wide movement network
and provide benefits beyond the project area by reducing
bottle necks, enabling improved cross-centre accessibility
and enhancing opportunities for active transport.
The transport strategy focuses on boosting the efficiency and
overall effectiveness of all travel options throughout and to
the city centre including walking, cycling, public transport,
private vehicle and freight. It proposes a functional balance to
ensure ongoing operational efficiency while positioning
sustainable modes to be viable alternatives.
The strategy recognises the critical role of private vehicle
travel while aiming to better manage adverse impacts in
places where pedestrian priority is critical to the city’s urban
quality, liveability and the economic performance. Over time,
the strategy aims to increase the attractiveness of walking
and cycling and position them at the top of a balanced
transport hierarchy.
The existing and possible future bus network will be critical to
enabling access to Armadale from the nearby region. Links
between the train station and broader network are critical for
passenger convenience, safety and ensuring ongoing
patronage.
An improved connectivity between rail and bus, a more
connected Principal Shared Path network, a connected street
network and safe, walkable streets demonstrate the
importance of an efficient movement network in unlocking
Armadale’s economic and place potential.
b. Recommendations
i. Build on rail as the spine of a multi-modal transit network
with a seamless bus interchange and convenient access
from residential catchments.
ii. Connect the Principal Shared Path north and south along
the existing railway reserve, and integrate it with cyclefriendly local streets.
iii. Improve wayfinding through signage and public art
impositions at key intersections on the edge of the centre
to announce arrival points.
iv. Integrate the local street network across the railway spine
as part of the Byford line extension project.
v. Promote legible pedestrian connections through and
across large ‘super blocks’ within the city centre through
incentivised development outcomes, and in particular,
encouraging direct connection from the Justice Precinct,
through the Armadale Shopping City site from Third Street
to Jull Street.
vi. Prioritise pedestrian movement and comfort in the
detailed design of street upgrades, including provision of
shade tree planting, ample footpaths and public seating
nodes.
vii. Implement the car parking strategy, taking a precinct
approach to the delivery of shared public parking. Any
decked parking structures should be located toward the
periphery of the centre to minimise traffic on central city
39
streets.
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3.5.7. High Quality Building Design
a. Promoting Good Design and Civic Pride in Armadale
With a significant proportion of low scale building
unencumbered by heritage or strata-titling constraints, a
significant opportunity exists to influence the future shape
and character of the city.
A framework for better buildings is proposed to meet observed
and emerging challenges and to deliver consistently better
buildings for the city centre. The framework is grounded in the
idea that a clear and incentives based planning framework can
result in transformative change over time.

3.5.8. Building Confidence and Providing Certainty
a. The Right Governance Framework
Providing a clear and commonly understood development
vision for Armadale is critical to guide its ongoing growth.
Without it, development will occur in an uncoordinated way,
minimising efficiencies and locking out city making outcomes.
Change is rapidly occurring throughout Armadale’s catchment.
This, along with government investment, is a key driver of
transformation. To attract those people to the centre, over
other choices, a clear governance framework, where all
stakeholder work together, is required so a unified activity
centre framework can be delivered.

A balanced approach has been adopted that encourages
The planning and governance model for Armadale will need to
targeted renewal while fostering a sustainable and liveable
city shape. Innovative new forms of development are promoted
adapt to the degree of intervention determined through
infrastructure investment. By undergrounding the Armadale
to boost the appeal of the activity centre for a variety of
demographics including families. An emphasis has been
rail line, significant development capacity can be unlocked,
and so a coordinated approach to making the land
placed on curating better quality streets with ground floor
development ready, with clear development expectations is
frontages that contribute to more people orientated places.
Filling gaps in the urban fabric is complemented with
required.
identification of opportunity and landmark sites where greater
intensity and height can occur, supporting a key objective to
b. Recommendations
complete the city centre and adding momentum to major city
i. Provide leadership through clear and collective direction
building initiatives.
on the vision for Armadale’s city centre and the good policy
and decision making needed to achieve it.
The framework aims to promote Armadale as a place of
ii. Clear roles and responsibilities are defined, with an action
innovation; - an urban laboratory with a wide variety of
plan prepared and reviewed on an ongoing basis.
building types, styles and expression.
iii. Resources are allocated by the City and State Government
partners to deliver the identified opportunities in an
efficient manner.
b. Recommendations
i. Support high quality development, innovation and
iv. Continue to engage with stakeholders and landowners
architectural expression.
through implementation and review of public realm
improvements, events programmes, catalyst development
ii. Promote responsive ground level building edges that foster
proposals and planning guidelines.
activation and better quality streets and spaces.
iii. Promote development intensity in appropriate locations
v. Prepare easily communicable design guidelines and
responding to Armadale’s urban structure, to improve
development intentions for private land within the activity
wayfinding and enabling provision of public benefits
centre.
through incentives.
iv. Ensure the street wall height responds to the scale of
public spaces it interfaces with so a comfortable and
attractive urban form is created.
v. Promote new development that offers attractive living
options for families in a high density context.
vi. Limit any further development of grouped dwelling
development in the activity centre area.
vii. Focus retail and active ground floor uses on key movement
corridors to foster urban vitality and surveillance.
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Figure 7: Jull Street Mall potential.
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4.0 MAPPING AND ANALYSIS
4.1 HIERARCHY CONTEXT
Armadale is classed as a Strategic Metropolitan Activity Centre
under the activity centres hierarchy set out in State Planning
Policy 4.2:Activity Centres for Perth and Peel (SPP 4.2). Placed
second-highest in the hierarchy, this type of centre is expected
to function at a high level in terms of:
a. Strategic Metropolitan Centres are multi-purpose centres that
provide a diversity of uses. These centres provide a full range
of economic and community services necessary for the
communities in their catchments.
b. Focus for passenger rail and high frequency bus networks
c. Typical types of retail including department stores, discount
department stores, supermarkets, full range of speciality
stores.
d. Office development will typically be major offices and
government agencies.
The following pages contain diagrams which illustrate the
context in which the Armadale Activity Centre framework
resides. Armadale is located at the end of the Armadale train line
which provides a connection to the Capital. Perth CBD is just
under 30km away in a direct line.

The surrounding lower order Activity Centres are Kelmscott
(District Centre), Harrisdale and Wungong (District Centre).
Employment Self-Sufficiency
Given the high level classification of the centre, it is expected to
provide a significant contribution to the overall employment
self-sufficiency (ESS) of the surrounding area.
Centre Maturity and Function
The economic maturity of a centre is distinct from its role within
the Activity Centre hierarchy, which provides a high-level
categorization of their purposes and intended function.
Centre maturity on the other hand relates to a more in-depth
analysis of the existing commercial ecosystem of a centre and
its functions. The maturity of a centre is determined by the
proportion of high quality employment located there.
Despite its age, Armadale is relatively immature in terms of its
depth of functions and land uses. It needs to enhance levels of
service in a range of sectors, such as education, office and
potentially health to better serve the region as a Strategic
Metropolitan Centre.

Armadale Regional Centre Catchment Population
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350,000
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Figure 8: Armadale’s Catchment Population
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Armadale

3

Rockingham

Fremantle

Population (10km)

89,072

Population (10km)

92,003

Population (10km)

109,052

Dwellings (10km)

34,717

Dwellings (10km)

38,847

Dwellings (10km)

83,976

Dwelling/Ha
(10km)

1.1

Dwelling/Ha
(10km)

1.23

Dwelling/Ha
(10km)

2.67

Population (AC)

456

Population (AC)

4,789

Population (AC)

1,781

Dwellings (AC)

236

Dwellings (AC)

2,892

Dwellings (AC)

1,075

Area (ha)

85.6

Area (ha)

453

Area (ha)
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Dwelling/Ha (AC)*

3.25

Dwelling/Ha (AC)

6.3

Dwelling/Ha (AC)

10.4

* Gross minus MRS Reserves
Strategic Advantages
_Hills
_
_Near
_
Tonkin Highway
_Train
_
Station in centre
_MRA
_
_Growing
_
Population

Strategic Advantages
_Coastal
_
Location
_Near
_
Kwinana Port
_Henderson
_
Trade Coast
_Large,
_
Strategic Land Holdings

Strategic Disadvantages
_Lack
_
of Centre Residential Population
_Employment
_
(Professional Services)
_Cultural
_
Activities
_Typical
_
Government Destinations
_Entry
_
to Metropolitan Area from major
regional Highways
The additional dwelling target for the City
of Armadale is between 1,250 and 2,300
dwellings as part of the structure plan.
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Population (10km)

174,741
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157,247

Population (10km)

57,722

Dwellings (10km)

65,593

Dwellings (10km)

65,211

Dwellings (10km)

28,390

Dwelling/Ha
(10km)

2.0

Dwelling/Ha
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Dwelling/Ha
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0.9

Population (AC)

3,159

Population (AC)

571

Population (AC)

337

Dwellings (AC)

1,610

Dwellings (AC)

347

Dwellings (AC)

230

Area (ha)

395

Area (ha)

170.6

Area (ha)

45.7

Dwelling/Ha (AC)

4

Dwelling/Ha (AC)

2

Dwelling/Ha (AC)

5

Strategic Advantages
_Train
_
Station
_Government
_
Departments
_Affluent
_
Catchment
_Secondary
_
Hospital
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_
Strategic Land Holdings
_Regional
_
Sport Destination

Strategic Advantages
_Train
_
Station
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_
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_
Hospital
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_
Knowledge Economy
_Government
_
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_Tourism
_
(Swan Valley)
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_
Strategic Land Holdings
_Perth
_
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Strategic Advantages
_Coastal
_
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_Mandurah
_
ocean Marina
_Leisure
_
/ Tourism
_Strong
_
Civic Precinct

1: Figure 10: Armadale centre comparative
analysis

3: Figure 12: Fremantle centre comparative
analysis

5: Figure 14: Midland centre comparative
analysis

2: Figure 11: Rockingham centre comparative
analysis

4: Figure 13: Joondalup centre comparative
analysis

6: Figure 15: Mandurah centre comparative
analysis
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4.2 THE CITY OF ARMADALE ACTIVITY CENTRES STRATEGY
The distribution of centres and their hierarchy are illustrated on
the Strategy Map. Whilst in theory there are no retail floorspace
caps applicable to any centre in the City, the maintenance of a
retail hierarchy, which is still the centrepiece of SPP 4.2, does in
fact require some effective mechanism to limit centre size.
Maintenance of a retail hierarchy is important to ensure that
appropriate levels of retail and other community services are
conveniently provided, and to optimise the return on public
investment in infrastructure, particularly transport
infrastructure. The recommended retail hierarchy is as follows:
a. Strategic Metropolitan Centre (Armadale)
b. District Centres
c. Neighbourhood Centres
d. Local Centres
e. Other Centres/ Mixed Business/ Industrial Areas
This strategy requires that criteria for controlling the size of
centres at the various levels within the defined retail hierarchy
should apply. The criteria are, for the most part, very generous
and provide a lot of room within which the market can
manoeuvre to deliver floorspace in response to commercial
market demand, while still ensuring the hierarchy of centres is
maintained.
4.2.1 Activity Centres Strategy Implications for Regional Centre
a. Armadale Strategic Metropolitan Centre (1): No upper retail
floorspace limit, but RSA required for major development/s
that would result in Shop/ Retail floorspace exceeding 70,000
sqm.
b. SPP 4.2 centre plan and mix of land use requirements apply.
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Mixed Business/
Industrial Area: Limited
Shop/ Retail;
Unlimited Other
Retail floorspace

Local Centres:
Maximum 1,500 sqm.

Neighbourhood
Centres: Maximum
5,000 sqm with no
RSA.

District Centres:
Upper limits and
expansion potential
vary. Mix of land uses
requirement applies.

Existing Planned
Strategic Metropolitan
Centre (Armadale): No
upper limit, but Retail
Sustainability Assessment
(RSA) required over
70,000 sqm.
SPP 4.2 Mix of land uses
requirement applies.

ACTIVITY CENTRES

21

7

Mixed Business/ Industrial
40. Bunnings-Harrisdale
50. Forrestdale Bus Pk
52. Kelmscott
53. Armadale
54. Sth Forrestdale

Local Centres
8. River Road
12. Connell Ave
13. Armstrong Road
14. Schruth Street
15. Challis
16. Narrogin Inn
17. Gwynne Park
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19. Nicholson Rd Nth
21. Brookton/ Soldiers Rd
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2. Kelmscott
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Strategic Metropolitan
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Figure 16: City of Armadale activity centre network. (Source: Shrapnel Urban Planning)
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4.3 CURRENT AND FUTURE USER MIX

4.4 ARMADALE’S SOCIO-ECONOMIC CIRCUMSTANCES

The urban structure of Armadale provides the basis and strong
‘bones’ for future change within the centre. Connections from the
train station along Jull Street Mall, provide for an entrance into
the major shopping and retail uses for the site. Currently, this is
the major attractor to the precinct. Additional civic and office
uses are present however there is not a substantial provision
when considered in relation to other comparable centres.

Socio-Economic Indexes for Areas (SEIFA) is a product
developed by the ABS that ranks areas in Australia according to
relative socio-economic advantage and disadvantage. The figure
below shows the Index of Relative Socio Economic Advantage
and Disadvantage for the central and southern Perth Metro area.

A recreation precinct (Minnawarra Park) located along Neerigen
Brook provides for a connection to nature and the Perth Hills. It
also contains numerous mature Tuart trees, which are a strong
asset to the centre.
Known drivers of growth within the Armadale Activity Centre
include;
a. MRA mixed-use site for redevelopment (commercial, office
and residential land uses)
b. Potential for relocation of government offices into City Centre

It shows the areas of most advantage are generally:
a. Central Metro and western suburbs;
b. Coastal North-West Corridor;
and areas of most disadvantage are generally:
a. South-East Corridor, particularly the southern section,
including Armadale;
b. Eastern Sector;
c. South West (particularly older suburbs); and
d. Peel generally.
An expanded and revitalised Armadale centre can play a big part
in addressing some of the areas of disadvantage. An initial step
will be to ensure that local employment is maximised and that
local education opportunities, at all levels including advanced
technical and tertiary education, are available locally. Refer to
the Armadale City Centre Development Business Case (prepared
by SymeCo) for specifics on socio-economic and related benefits
of urban regeneration within the activity centre.

Figure 17: Map of Relative Socio-Economic Advantage and Disadvantage (Source: ABS, 2016)
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4.5 CURRENT ECONOMIC SUSTAINABILITY
4.5.1 Intensity
The majority of the Activity Centre’s active land uses are located
in and directly surrounding the two shopping centres. However,
other than these two attractors there is limited external activity
throughout the centre area. A dramatic decrease in intensity of
activity and development is noticeable just one or two blocks
away from these areas. The centre is therefore characterised by
‘Large Box’ retail shopping centres with very low street presence,
outside of the Jull Street spine, surrounded by a high provision of
car parking and low density residential dwellings or vacant lots.

4.5.2 Employment Quality
Armadale lacks a diverse employment offering, although there
has been improvement over the last decade as the share of
employment mix has developed. The centre is largely still
dependent on retail, construction and manufacturing jobs. There
is very little relative to other centres in the way of professional
employment opportunities.
4.5.3 Accessibility
Armadale’s city centre is distant from strategic places of
employment or industry. However, it is quite well connected and
therefore accessible by road and rail. Opportunity exists to
unlock land capacity for employment by capitalising on
accessibility advantages.

Figure 18: Armadale worker employment locations and service locations
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4.6 INDUSTRY MIX
The change from 2001 to 2011 in the top five industries of
employment within the Armadale Local Government Area is
shown in the table below (across the local government area).
Retail Trade was the largest employer over the decade
documented with a total of 3,370 jobs. In close proximity are
construction, manufacturing and healthcare which employ 3,237,
3,224 and 3,183 people respectively.
Between 2001 and 2006 overall employment figures went up
however as percentage of the total population there was a fall.
This corresponds with a significant decline in retail employment
however a large increase in people working in the construction
and health care industries.

2001

Between 2001 and 2011 there has been a consistent increase in
the workforce participation in industries other than the top five.
This number has grown from 43.8% in 2001 up to 49.5% in 2011.
Additionally, the distribution of the workforce in the top five
industries has levelled out from 2001 where retail and
manufacturing went from 16.8% and 14.1% down to 11.3% and
10.8% respectively. Over the same time the industry mix of
Construction, Health Care and Education and training increased
from 9%, 10.3% and 6% up to 10.8%, 10.7% and 6.9%.
These numbers together show that the local economy in
Armadale is becoming more diverse. However, there is significant
room for improvement when compared with the diversity of other
metropolitan centres.

2006

2011

Industry Mix

No.
Jobs

% of
Workforce

Industry Mix

No. Jobs

% of
Workforce

Industry Mix

No. Jobs

% of
Workforce

Retail trade

3,545

16.8%

Retail trade

2,850▼

12.3%▼

Retail trade

3,370▲

11.3%▼

Construction

1,906

9.0%

Construction

2,516▲

10.9%▲

Construction

3,237▲

10.8%▼

Manufacturing

2,969

14.1%

Manufacturing

2,910▼

12.6%▼

Manufacturing

3,224▲

10.8%▼

Health care and
social assistance

2,174

10.3%

Health care and
social assistance

2,465▲

10.6%▲

Health care and
social assistance

3,183▲

10.7%▲

Education and
training

1,280

6.0%

Education and
training

1,485▲

6.4%▲

Education and
training

2,080▲

6.9%▲

Other

9,162

43.8%

Other

10,814▲ 47.2%▲

Other

14,651▲ 49.5%▲

Table 4: Numbers for the whole of Armadale based on ABS Data at SA2
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4.7 EMPLOYMENT SELF-CONTAINMENT
4.7.1 Employment Self-Sufficiency
Employment self-sufficiency is the number of jobs within a
defined area as a proportion of the labour force of that same
area. According to the Draft South Metropolitan Peel SubRegional Planning Strategy, the current employment selfsufficiency for the south-eastern sector of the sub-region is
45%. This means there are more workers living locally than there
are jobs. This is slightly higher than the average for outer
sub-regions which overall employed only 30% of residents.

Attracting more and higher quality jobs to the Armadale Activity
Centre is critical to enhancing the south-eastern sector’s
employment performance.
4.7.2 Employment Quality
The greatest industries of employment within the region are in
the areas of manufacturing, retail trade, construction and health
care and social assistance.

Employment Self-Sufficiency = 51%
45000

Employment Self-Containment = 24%
25,000
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Jobs in Armadale

Workers Living in Armadale

Figure 19: City of Armadale LGA employment self sufficiency
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Figure 20: City of Armadale LGA employment self containment
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ARMADALE ACTIVITY
CENTRE PLAN_
PRELIMINARY DRAFT
SPATIAL STRATEGY
OPPORTUNITIES & CONSTRAINTS MAPPING

Retail Core
Civic
Commercial
Tourism
MRA Structure Plan Area
Public Realm
Drainage - lake
Residential
Primary Regional Road
Centre Access Corridor
Pedestrian Mall
Railway Line



Train Station / Bus Interchange
Railway Line Crossing
Jull Street Activity Corridor
Main Street: Retail Focus
Main Street: Civic / Commercial
Main Street: Tourism Focus
Key Activity Spine
Secondary Activity Spine
Long Term Internal Connections



Built Form Landmark
Grade Separated Pedestrian
Crossing



Public Realm Focus Points
Green ‘Loop’
Preferred Site Amalgamations
Urban Drain Redevelopment
Water Corporation Drain
MRA Armadale Redevelopment

Figure 21: Opportunities and constraints plan

Area
52

Armadale Activity Centre Plan
Structure Plan Report

0

60

120

240m

HASSELL
© 2018

53

02

EXPLANATORY SECTION

Figure 22: Existing land uses

4.8 LAND USE ANALYSIS

Legend

Within the Activity Centre the predominant land use is retail. The
majority of retail floor space is located to the east of the railway
and contained within the two shopping centres.

Education

Given the relationship and correlation between land use and
economic activity, there is a need for a greater diversity of land
uses, not only to foster great economic opportunity and
investment, but also to increase the long-term economic
sustainability of the precinct.

Grouped or Multiple Dwellings

Within the northern part of the activity centre lies the civic
precinct, comprising local and state government offices as well
as open space. Reinforcing this precinct with strategic
investment will allow for greater diversity.

Open Drain

The land surrounding this ‘core’ is primarily residential.

Food
Government Service
Local Government
Medical
Office
Place of Worship/Gathering
Private Recreation
Public Open Space
Railway
Retail
Single Residential
Vacant

54

Armadale Activity Centre Plan
Structure Plan Report

Future Justice Precinct

Future Justice Precinct

02

EXPLANATORY SECTION

Figure 23: Retail land use distribution

4.9 RETAIL
The city centre currently contains approximately 54,000 square
metres of retail floor space. Largely contained within two
internalised shopping centres, public life in Armadale is minimal
in surrounding car-oriented streets or vacant parks. With the
large population increase in the catchment area, a relatively
immediate possibility exists for retail floor space to expand. This
structure plan seeks to ensure that any expansion to retail floor
space contributes to the intended activity, amenity and
performance of the activity centre. This will be achieved
principally by ensuring activity is concentrated within the city
centre core, built form and land uses contribute to street activity
and public life, and connections are made to break down large
street blocks.
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Figure 24: Existing character images

4.10 ARMADALE’S EXISTING QUALITIES
Derived from a number of site visits, the diagram above shows
the existing centre focus with associated character images.
Armadale has an existing strong connection between the train
station and Jull Street Mall through a pleasant tree lined
pedestrian environment.
Vistas across to the hills, green spaces and mature trees
enhance the existing sense of place.
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Figure 25: Existing edge conditions

4.10.1 EDGE CONDITIONS
Active edges within the precinct are quite limited and restricted
mostly to Jull Street and Jull Street Mall. As a town centre with
older large box retail, there are a large number of poor edges.
Providing more engaging street frontages which encourage the
activation of the street will promote a more vibrant city centre
and make it a more attractive place to visit, live in and invest in.
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400m

Figure 26: Existing walkable ped-shed

4.10.2 WALKABILITY
Walkability is a strong characteristic of vibrant and active
centres. At Armadale’s core, the precinct is quite walkable as a
result of the hybrid grid structure. The significant barrier to
pedestrian movement within the precinct is the railway which
offers limited points for crossing. It is desirable to improve
crossing opportunities across the rail corridor.
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Figure 27: Existing building figure ground

4.10.3 GRAIN OF DEVELOPMENT
Building grain highlights the bulk of building footprints and
spaces in which they sit. Notably, the shopping centres comprise
large areas within the Activity Centre precinct. The diagram
emphasises the substantial opportunity areas for
redevelopment and the need to provide a cohesive built form to
reinforce street edges.
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Figure 28: MHI Heritage Places

4.10.4 HERITAGE AND HISTORIC CHARACTER
Given the cultural and historic origins of Armadale, the City
contains a high number of historically important places and
trees which carry significant cultural and aesthetic value.
Identified above is the Local Government Heritage inventory. It is
noted a number of the heritage places identified in the Municipal
Heritage Inventory have subsequently been demolished.
*Former heritage building (now demolished)
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Id

Name

103

Minnawarra Park

5

Aboriginal Heritage - Neerigen Brook

12

Neerigen Inn

11

Muckross Tearooms

106

Dr. Colyers Home

97

Armadale District Hall

114

St. Mathew’s Church

104

Anglican Rectory

111

Armadale Roads Board Building

3

Berry Residence

98

Obelisk & Sugar Gums

100

Memorial Park

101

Armadale Shire Building

10

Moreton Bay Fig Tree

13

Nurse McKimmie Scotts Residence Site

107

Dale Lodge

2

RSL Hall

1

Railway Hotel

112

Post Office

110

Masonic Hall

113

St. Francis Xavier Church

102

Old Primary School

109

The Manse Restaurant

108

Old Jarrah Tree

99

Armadale Congregational Church

4

Devereux Residence (site only)
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4.10.5 CONCEPTUAL UNDERSTANDING OF ARMADALE’S
FUTURE
Armadale does not currently function effectively as a Strategic
Metropolitan Centre. Despite its strong underlying urban
structure, the elements throughout the city centre are not
strongly connected. This division is increased by the rail line and
the limited number of pedestrian and vehicle crossings.
In its current configurations, the centre does not meet State
policy targets, community expectations or regional needs. In
order to perform better, the land uses and functions within the
activity centre need to overlap, activity needs to be extended by
an improved movement network and public realm needs to
provide the basis for city life to emerge throughout. Armadale’s
conceptual structure needs to enable overlapping and blending
of activity types – to create a truly mixed use and urban city
centre environment.

Existing Conceptual Structure
and relationships

Desired Conceptual Structure
and relationships
Figure 29: From existing to desired conceptual structure
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5.0 PLANNING CONTEXT
The following section outlines the state and local planning
instruments that are relevant to the Armadale Activity Centre
Structure Plan. No attempt is made to exhaustively examine
every item of legislation or policy; only those most relevant to the
study are considered here.

When these areas are normalised back to the City of Armadale,
they revert to the City Centre area zone or appropriate
reservation.
The MRS provides a diverse range of land uses that will support
a sustainable activity centre.

5.2 PERTH AND PEEL@3.5 MILLION
5.1 STATE POLICY
5.1.1 Metropolitan Region Scheme
The Metropolitan Region Scheme (MRS) is a statutory State
Government planning instrument which broadly guides the
distribution of land use throughout the Perth metropolitan area
by designating ‘zones’ and reserves’. Land uses are further
defined in local planning schemes and other planning tools such
as development control policies.
The Armadale Activity Centre is generally zoned ‘Central City
area’ and provides for retail, residential, and commercial land
uses.
The Redevelopment Area located to the west of the centre
adjacent to the railway station is controlled by the Metropolitan
Redevelopment Authority and is not affected by the Metropolitan
Region Scheme.

This overarching document build was prepared by the WAPC in
2015. Building on the vision laid down in Directions 2031 and
beyond.
The document is a high-level spatial framework and strategic
plan for Perth and Peel, principally provides a link across the
four sub-regional planning frameworks that define the spatial
plan of the Perth and Peel regions for the next 35 to 40 years.
The South Metropolitan Peel Region (of which Armadale is a
part) is anticipated to accommodate job growth from 143,970 in
2011 to 437,730 by 2050 - a total change of 293,750 jobs.
Employment opportunities are expected to focus on
manufacturing, construction, retail, healthcare and social
assistance.
The south east sector is specifically expected to reach 137,030
jobs. To achieve this degree of growth, the Armadale Activity
Centre must function at a more mature level, with a richer mix of
uses and services to attract regional employment at appropriate
densities.

Figure 30: Metropolitan Region Scheme
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SOUTH METROPOLITAN PEEL SUB-REGION
N
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5.3 SOUTH METROPOLITAN PEEL SUB-REGIONAL
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The City of Armadale is identified as having a
minimum infill dwelling target of an additional 15,020
dwellings with an estimated population of 33,040 by
2050.
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5.3.1 Activity Centres
The sub-regional planning framework continues to
identify Armadale as a Strategic Metropolitan Centre.
PLAN 1 Noting however that Armadale has historically not
attracted strong non-retail business investment.
Education and training, public administration and
safety are growing industries that can be capitalised
upon within the Armadale activity centre.
The prioritisation of passenger rail services between
Armadale and Byford, in conjunction with a future
transit corridor between growing urban areas in
Byford and Mundijong, will further emphasise
Armadale’s role as the south-eastern sector’s key
strategic employment centre and assist in the
diversification of its employment base.
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5.4 DESIGN WA - DRAFT STATE PLANNING POLICY 7 - DESIGN
OF BUILT ENVIRONMENT
This policy addresses the design quality of the built environment
across all planning and development types, in order to deliver
broad economic, environmental, social and cultural benefit. It is
also intended to improve the consistency and rigour of design
review and assessment processes across the State.
The design principles espoused by the draft policy: context and
character; landscape quality; built form and scale; functionality
and build quality; sustainability; amenity; legibility; safety;
community and aesthetics have all been embedded implicitly
into the Activity Centre Structure Plan and associated Design
Guidelines.

5.5 STATE PLANNING POLICY 3.1 RESIDENTIAL DESIGN CODES
The WAPC’s, State Planning Policy 3.1 - Residential Design Codes
(R-Codes) provide a comprehensive basis for the control,
through local government, of residential development
throughout Western Australia. The R-Codes are intended to
cover all requirements for development control purposes and to
minimise the need for local government to introduce separate
planning policies concerning residential development.
The multi-unit housing codes, incorporated as part of the
R-Codes encourage further housing density and mix in
residential areas. In most cases residential development within
the Armadale Activity Centre will be controlled through the
R-Codes, though local governments may give consideration to
form based codes to provide more specific development control.
With regards to the Activity Centre Structure Plan an RAC-0 code
will apply to the land, allowing place specific standards to be
applied regarding setbacks, height, plot ratio and open space per
Table 4 of the Codes. All other provisions of R-Codes will apply to
development in the Activity Centre.

5.6 TRANSPORT @ 3.5 MILLION
Modelled on the West Australian Planning Commission’s draft
Perth and Peel @ 3.5 Million planning frameworks. The transport
networks in Transport @ 3.5 Million represent the major
structural elements of the network, such as heavy rail and
freeways. The more granular aspects of the networks will be
worked into sub-regional transport plans fully aligned with the
land use planning framework.
The goals of Transport @ 3.5 Million are to increase public
transport use, increase cycling and walking to 18% of all-day
trips, and to reduce the mode share of car driver trips.
For Armadale, key implications are the extension of the rail line
to Byford as Perth’s population reaches 3.5 million, enabling a
high priority public transit corridor on Armadale Road to better
connect to Cockburn Central, improving principal shared path
links and continuing to enable freight corridors on Armadale
Road, South Western Highway and Albany Highway.

5.7 STATE PLANNING POLICY 4.2 - ACTIVITY CENTRES FOR
PERTH AND PEEL
As cited earlier in this document the Armadale Activity Centre is
identified as a Strategic Metropolitan centre along with
Rockingham, Morley, Fremantle, Mandurah, Joondalup, Midland,
Cannington and Stirling.
Strategic metropolitan centres are the main regional activity
centres. They are multipurpose centres that provide a diversity
of uses. These centres provide the full range of economic and
community services necessary for the communities in their
catchments.

Apartment Design: Volume 2 of the Residential Design Codes
The draft code applies standards that promote good design and
quality of life outcomes for apartment development. As an
advertised document, it is a seriously entertained planning
policy, and should be used in the design and assessment of
apartment development throughout the activity centre.
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5.8 TRANSIT ORIENTED DEVELOPMENT

5.9 LIVEABLE NEIGHBOURHOODS

The WAPC’s Development Control Policy 1.6 Planning to support
Transit Use and Transit Oriented Development (DC1.6)
complements a range of planning policies to achieve greater
urban sustainability. The objectives of Transit Oriented
Development (TOD) are;
_Maximise
_
walkability to destinations and transit via logical
connections
_Maximise
_
safety to encourage visitors
_Minimise
_
the number and duration of private vehicle trips
_Provide
_
public and private car parking in a strategic manner
_Enhance
_
activity levels across the day and night

The WAPC’s, Liveable Neighbourhoods (LN), is an operational
development control policy, which guides the design and
assessment of structure plans and subdivision applications. LN
sets out a range of design principles for developing the urban
structure to achieve well defined, compact and sustainable
communities. LN is mainly applicable to greenfields
development; however it contains many principles that can be
applied to planning for Activity Centres.

The Armadale train station is a major transport node located
roughly at the centre of the Activity Centre. The station is in close
proximity to retail and commercial land uses. Ease of pedestrian
access is facilitated from Jull Street Mall via a raised and
signalled road crossing.
The Armadale Activity Centre contains some of the
characteristics which are supportive of a TOD such as a hybridgrid street pattern, diversity in lot sizes and development
opportunities in close proximity to transit. It lacks however a
diversity of land uses (particularly residential) to make it
function as a successful TOD. The Activity Centre Structure Plan
seeks to amend these gaps.

Urban Design elements outlined in LN that are relevant to
Armadale Activity Centre include;
_Providing
_
integrated and diverse range of land use within the
centre
_Active
_
ground floor development with residential or commercial
development above
_High
_
quality public realm
_Development
_
that relates to and addresses arterial roads
_Off-street
_
parking sleeved by buildings
_Development
_
that encourages walking, cycling and public
transport access
Jull Street (particularly Jull Street Mall) provides the most
prominent organising element for land use activities and links to
public transport options within the Armadale Activity Centre. Jull
Street Mall and the surrounding area contains the highest
quality public realm and built form character, containing
elements of urban design principles detailed within LN.

By 2028 Armadale will be:
“A liveable city for future generations that is
responsive to community values,appreciative of
our exceptional environment, providing a choice of
lifestyle, supporting opportunities for education
and employment, and a strategic metropolitan
centre respected by the wider Western Australian
community.”
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5.10 LOCAL STRATEGIES AND POLICY
5.10.1 City of Armadale Strategic Community Plan 2013 - 2028
In 2012, the City prepared the City of Armadale Strategic
Community Plan 2013 – 2028 which was an accumulation of the
2012 Ask Armadale survey and separate community perceptions
and satisfaction telephone survey.
Some of the outcomes from the plan which are directly relevant
to the Activity Centre Structure Plan include:
_Ensure
_
social and cultural needs are considered in planning
new residential developments.
_Promote
_
walking and cycling trails for recreation and commuter
use.
_Work
_
with the Metropolitan Redevelopment Authority on the
planning and design of key areas.
_Plan
_
and implement projects to revitalise the Armadale City
Centre.
_Ensure
_
preservation and maintenance of heritage buildings,
heritage items and places.
_Implement
_
townscape, streetscape and parkland
improvements to enhance the distinctive character of the City.
_Maintain
_
and improve where required the quality, amenity and
accessibility of open spaces.
_Facilitate
_
targeted economic development opportunities.
The City of Armadale Strategic Community Plan 2013 – 2028 is a
blueprint for the future direction of the City and its community
members. It represents a shared community vision and sets out
long term strategies designed to strengthen and build on
Armadale’s unique assets.
These strategies have informed the preparation of the Armadale
Activity Centre Structure Plan, particularly with regard to the
approach to the rail corridor and emphasis on the public realm.
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5.10.2 City of Armadale Corporate Business Plan 2017-2022
The City of Armadale Corporate Business Plan outlines the
City’s key actions over the five year period between 2017 and
2022. Informed by the Strategic Community plan 2013 - 2028, it
aims to integrate the aspirations of the community with the City.
Some of the key projects and reservation of funds highlighted in
the document which are relevant to the Activity Centre Structure
Plan include:
_Armadale
_
District Hall Reserve Provisioning - upgrade and
reuse of a heritage place.
_Civic
_
Precinct - provisioning for a major expansion of the civic
precinct to account for the City’s growing population.
_Cultural
_
Performing Arts Reserve Provisioning - this recognises
the need to assist in meeting the cultural aspirations of the
Armadale community.
5.10.3 City of Armadale Advocacy Strategy
The Advocacy Strategy documents some key challenges and
priority projects within the City. The strategy enables an aligned
direction of resources towards achieving the long term goals in
Armadale.
Some of the key projects highlighted in the document which are
relevant to the Activity Centre Structure Plan include:
_Strategic
_
Centre Activation through the relocation and creation
of a new Justice Precinct and general development of a
multi-purpose civic precinct.
_Transport
_
upgrades including the upgrade and extension of the
Armadale railway line, Community Connect South (Armadale
Road) and the extension of Tonkin Highway from Thomas Road
to Mundijong Road.
_Community
_
projects including the Armadale Youth Intervention
Partnership and the Champion Centre for Aboriginal Family
Support.
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6.0 LOCAL PLANNING STRATEGY
The City of Armadale’s Local Planning Strategy identifies the
Armadale Strategic Metropolitan Centre as the central focal
point for business, employment, services, transport,
entertainment and town centre related activities within the City.
Consolidation, infill and urban regeneration within the city
centre is a core tenet of the local planning strategy, which has
been carried through as part of the activity centre structure plan.

5.1 CITY OF ARMADALE MUNICIPAL HERITAGE INVENTORY
The Municipal Heritage Inventory is a comprehensive record of
buildings, sites or precincts that are recognised by the City of
Armadale as having cultural heritage significance. The Inventory
provides a historic record and identifies the heritage significance
or heritage fabric (building qualities) of each place. Entry of a
place onto the Inventory has implications for the future
development of the site, with conservation usually being a high
priority. Refer to the Urban Density and Urban Form section of
this report for places intended for retention.

Figure 32: Town Planning
Scheme No. 4
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6.2 CITY OF ARMADALE TOWN PLANNING SCHEME NO.4
The City’s Town Planning Scheme No.4 (TPS4) is a statutory
planning document which guides the development of land use by
identifying ‘zones’ and ‘local reserves’. Land within the Armadale
Activity Centre Structure Plan area is identified as:
Zones
_Strategic
_
Regional Centre
_Mixed
_
Business / Residential
_Residential
_
Local Reserves
_Parks
_
and Recreation (Region)
_Parks
_
and Recreation (local)
_Public
_
Purpose
_Public
_
Purpose (WSD)
To implement the vision and intended urban form throughout the
activity centre, amendments to TPS4 are required. These will be
progressed upon approval of the structure plan. The City of
Armadale will progress an amendment to the Planning Scheme
to align it with the Structure Plan and Design Guidelines (Local
Planning Policy).

HASSELL

Figure 33: City Centre Core Potential© 2018

69

02

EXPLANATORY SECTION

7.0 STRATEGIC TRENDS
Activity centres like Armadale need to adapt
to current and future user demands. A focus
on the user, their needs and aspirations
demonstrates the need to provide a rich mix
of service offerings throughout Armadale,
complemented by a high quality public realm
that supports city life. By understanding
strategic trends in city centre, workplace and
residential sectors, Armadale can create an
urban regeneration strategy that succeeds
over the short and long term.
7.1 THE CHANGING RETAIL LANDSCAPE AND THE EXPERIENCE
ECONOMY
Armadale city centre’s retail sector is under increasing threat
from a range of fronts:
_Increasing
_
retail floorspace across the local network of
neighbourhood and district centres, such as at Haynes.
_Substantial
_
increases in retail floor space at competing
regional centres, such as the $350 million expansion at
Carousel (Cannington), seeing floorspace increase by 48,000
square metres to 130,000 square metres – 2.5 times that which
exists across Armadale currently. 1
_Cockburn
_
Gateway, another competing centre, has recently
identified expansion aspirations as a result of the Armadale
Road bridge project being confirmed by the State Government.

Armadale needs to adapt to compete in this changing market. It
can no longer rely only on retail floor space as an attractor of
business within the centre. It needs to become a more appealing
centre to its catchment market in order to function effectively as
a strategic metropolitan centre.
To do this, Armadale needs to focus on user experiences. By
focusing on people, how they spend their time, and the types of
experiences they are looking for, we can maximise the
commercial effectiveness of the centre and promote urban
regeneration.
“Be brave. Take risks. Nothing can substitute experience.”
—Paulo Coelho
_Diving
_
deeper into this, we know that people are increasingly
spending money on experiences, rather than things. 6 Gen Y in
particular are prioritising their cars and homes less and less,
and assigning greater importance to personal experiences —
and showing off pictures of them. It’s a trend that’s ultimately
helping fuel growth of billion-dollar-plus start-ups like Uber,
WeWork and Airbnb. An importantly, Generation Y is now
Australia’s largest generation, comprising 14.4% of the
population. 7
72 percent of millennials prefer to spend more money on
experiences than on material things.
—Harris Group 8

2

_Increased
_
use of online shopping for purchases. In the twelve
months to December 2016, NAB Group Economics estimated
the Australian online retail market was worth $21.65bn. 3 As an
average per capita spend, Western Australians are taking to
internet shopping faster than the other states, spending
between 3% and 8% more per person online. 4
_Online
_
retail represents 7% of the bricks and mortar spend, but
is growing at a much faster rate – just over 10% compared to
just over 3% for traditional retail. 5

1

2

3
4
5
6
7

8

https://www.commercialrealestate.com.au/news/perth-embarks-on-new-era-of-shopping-centreexpansion/
http://www.communitynews.com.au/cockburn-gazette/news/cockburn-gateway-shopping-city-preparingfor-further-expansion/
https://business.nab.com.au/nab-online-retail-sales-index-indepth-report-december-2016-22325/
https://business.nab.com.au/wp-content/uploads/2017/02/norsi-december-2016.pdf
http://www.abc.net.au/news/2017-07-04/retail-sales/8675996
https://www.cnbc.com/2016/05/05/millennials-are-prioritizing-experiences-over-stuff.html
http://www.theaustralian.com.au/national-affairs/generation-y-takes-over-from-baby-boomers-and-xers/
news-story/32d9aa8f7ca661bdfa472194937e1fc9
http://eventbrite-s3.s3.amazonaws.com/marketing/Millennials_Research/Gen_PR_Final.pdf
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Figure 34: Experience Businesses: Admissions then and now

2013
2012

Growth in total tickets sold to beer festivals &
events, concerts & music festivals and themed
runs (i.e. colour runs and costume races).

2011

What this means for Armadale
_Retail
_
floor space expansion will still be required, owing to the
catchment’s substantial population growth. However, focus
will need to be on drawing people to Armadale through events,
and experience based retail, such as cafes, bars, markets and
entertainment.
_Armadale
_
needs to expand beyond its 9 to 5 activity focus.
Effort must be put towards developing a night time economy.
_The
_
quality of the public realm needs to improve to make
Armadale’s city centre a safe and comfortable place.
_An
_ events calendar focused on authentic, community based
activities will broaden the attraction of the centre, and improve
its standing in the minds of the discerning public.

7.2 HYBRIDISING SHOPPING CENTRES AND HIGH STREETS
Owing to the increased focus on experiences, town and city
centres are seeing a resurgence in street-based, externally
oriented development. Traditional streets offer more flexibility
for retailers wanting to operate outside normal shopping hours,
particularly for food and beverage retailers, where an open air
environment provides a more compelling experience.

9

To that end, shopping centres are beginning to hybridise – mixing
elements of the high street with a shopping centre. The result
provides a network of internal and external streets and malls,
sometimes as shared streets, for a range of activities and
functions. Shopping centres are combining retail with
entertainment, office development, short stay and apartments
to become more integrated urban elements within the
surrounding neighbourhood fabric.
Case Study: Rouse Hill, NSW 9
Formerly the site of a golf course, Rouse Hill Town Centre brings
210 shops over 66,000 square metres, 104 residences, 2,800
square meters of office space, ten restaurants, a cinema, and
multiple educational and civic uses to Rouse Hill, a suburb
approximately 40 kilometres northwest of Sydney, Australia. The
mixed-use lifestyle centre combines the traditional streetscape
of a contemporary town with community spaces and the
convenience of the latest shopping, dining, and entertainment
options. Launched in March 2008 and developed at a cost of AUS
$470 million, Rouse Hill Town Centre opened fully leased and has
won praise for its extensive environmentally friendly features,
creating a ripple effect in the Australian retail industry.

https://casestudies.uli.org/wp-content/uploads/sites/98/2016/06/Rouse-Hill-Town-Center-PDF.pdf
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The project’s master plan was prepared by a joint venture
between Lend Lease and the GPT Group, in partnership with the
NSW Department of Planning and the state-owned corporation
Landcom. The lifestyle centre is organized around the town
square, which serves as a central reference point and the focus
for civic events. The large-format anchor tenants are situated at
the four corners of the 19-hectare site. The density increases
along Main Street, where the pedestrian-friendly design
mitigates vehicular flow. The town centre’s 104 residential units
and 2,800 square meters of office space sit above the groundfloor retail along this central spine. In addition to commercial
uses, the Hills Shire Council’s Vinegar Hill Memorial Library and
Community Centre surround the town square, creating a cultural
heart in the community. The majority of the 3,174 parking spaces
are located underground.
A pedestrian loop creates an inner ring within the town centre,
offering an open-air shopping experience protected from the
elements. Shades, awnings, and louvres are outfitted with
sensors that react to wind, rain, and sun, ensuring protection
from the environment while maintaining natural ventilation.
What this means for Armadale
_Through
_
incentivised planning parameters, future development
proposals over the existing shopping centre sites can be
encouraged to accommodate a range of uses, incorporate
improved pedestrian linkages, and potentially mid-block links
to connect surrounding precincts.
_To
_ ensure Jull Street Mall functions as a successful place,
attracting people day and night, a critical mass of development
needs to be focussed upon it, accommodating a range of uses
attractive to a broad demographic – from kids to grandparents,
Gen Y to families.

7.3 IMPORTANCE OF PLACE IN ATTRACTING
KNOWLEDGE WORKERS AND BUSINESSES
In a growing knowledge economy talent and creativity are
becoming increasingly decisive in shaping economic opportunity
and knowledge based urban development. Prosperity now
depends less on access to physical resources and more and
more on the ability to create economically useful new ideas. 10
The key to urban regeneration and regional growth lies in
concentrating a critical core of highly educated and productive
people, knowledge workers.

10
11

https://eprints.qut.edu.au/15001/1/15001.pdf
https://eprints.qut.edu.au/15001/1/15001.pdf
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The optimal landscape for the production of contemporary
knowledge is a city centre embedded in a functional urban
region with significant global dimensions. In such a landscape
the core city concentrates extensive global networks into an
intense medium of exchange in which knowledge production and
knowledge workers can thrive. 11 Importantly for places like
Armadale, more and more, knowledge work is occurring in virtual
space, or via the internet. Knowledge workers will still crave
collaboration, but this can be in different settings than that of a
traditional major city office tower. Knowledge workers can
choose to live in attractive settings, where convenient access to
co-working spaces offers opportunities for collaboration, albeit
outside of direct working relationships.
To attract knowledge workers, there needs to be:
_A
_ clearly defined and attractive place in which to undertake
work and collaborate with multi-disciplines
_Ready
_
access to external meeting places, often combined in
unison with food and beverage owing to usually busy schedules
_Close
_
access to high quality housing, either accessible by
transit, or within walking distance of the workplace
_A
_ high quality public realm and a rich offering of activities and
events
_Access
_
to culture, be it in a formal setting, or more informal,
through incidental meeting and engagement of friends and
colleagues
_Quality
_
of life, Quality of place, urban diversity and social equity
What this means for Armadale
_Creating
_
and curating a safe public realm, spaces that people
feel comfortable inhabiting day and night
_Evident
_
and consistent urban life, encouraged through
externally oriented and active buildings, seamlessly blending
the public and private realms
_Authentic
_
experiences
_A
_ mix of high quality, medium to high density housing types,
offering accommodation for a range of family types
_Space
_
for working and collaborating, often through blended
workplaces where many disciplines and businesses come
together, with excellent internet connectivity
_Access
_
to high quality education and health services
_Family
_
support facilities such as childcare, open spaces and
entertainment locations
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7.4 CAN ARMADALE ADOPT A LIFESTYLE ECONOMY?
A key part of attracting people to Armadale, be they families,
residents within the wider catchment area, knowledge workers
or businesses, is to foster the lifestyle economy.
Lifestyle is expressed in both work and leisure behaviour
patterns and (on an individual basis) in activities, attitudes,
interests, opinions, values, and allocation of income. It also
reflects people’s self-image or self-concept; the way they see
themselves and believe they are seen by the others. Lifestyle is
a composite of motivations, needs, and wants and is influenced
by factors such as culture, family, reference groups, and social
class. 12
—Business Dictionary
As a means of capitalising on its competitive advantages,
Armadale needs to offer a richer experience to its catchment
population than its competitors like Cockburn Central and
Carousel (Cannington). Armadale’s inherent advantage lies in its
sense of place – its location adjacent the Darling Escarpment,
the proximity of the forest, the beauty of the treed landscape
and connection to nature. This accords well with developing a
lifestyle oriented businesses, events and opportunities within
the city centre.

7.5 THE CHANGING NATURE OF WORKPLACE: THE RISE OF
SOLE TRADER ENTREPRENEURS AND THE SHARING ECONOMY
“Imagine a world where companies motivate and manage
employees who never set foot in their corporate office.” 13
—2020 Intuit Report
With more and more people opting for freelance work in place of
the more traditional full-time employment we will soon see a
marketplace filled with freelancers that will come together for
bigger projects and then disband to regroup for another project.
14 Traditional workplaces will be complemented by a range of
co-working environments, from people’s homes through to small
town centre shopfronts, cafes, and in particular, co working
hubs.
“The rise of the sharing economy and the gig economy is not a
fad, it is a very real reflection of how my generation view the
world.”
—Yasmine Åkermark, Co-Founder, Tibba (Online co-working
connection platform)

What this means for Armadale
_Encourage
_
the creation of a night time economy, firstly through
supported and curated activation events, and over time
transition to fixed businesses
_Create
_
a fine mesh of green and comfortable public spaces,
linked by attractive streetscapes
_Establish
_
a mix of land uses within the city centre that provide
a setting for public life and engagement
_Promote
_
Armadale as the ‘lifestyle centre’

12
13
14

http://www.businessdictionary.com/definition/lifestyle.html
http://http-download.intuit.com/http.intuit/CMO/intuit/futureofsmallbusiness/intuit_2020_report.pdf
https://www.openmarket.com/blog/the-lifestyle-economy/
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Figure 35: The Gig Economy and Co-working
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People are reclaiming their quality of life and building their own
vision of what the workplace should look like. We are entering
the age of the lifestyle economy and mobile technology
facilitates micro-networks of commercial exchange between
individuals or small businesses. What this means for city
centres, like Armadale, is the rise of co-working, or shared
collaboration spaces. Whilst we may be working with people in
another city, on the other side of the world, humans are social
animals, and we crave social interaction in the workplace – a
means of bouncing ideas off one another – a way to economise
ideas generation and innovation.
Users of Co-Working Spaces 15
1. The Freelancer: Expected to be 40% of the workforce by
2020, freelancers seek social interaction, collaboration
partners, an environment that unlocks innovation and
importantly, is attractive, accessible and comfortable.
2. The Start Up: Many start-ups or small businesses are beyond
the point where they can work in their home, but are not
ready to sign that lease yet. Co-working spaces offer them a
professional office where they can work, meet with clients,
and make connections to grow and run their business.
The Corporation: Whilst a small cohort user of co-working
spaces presently, innovative working environments are
becoming an incentive to attract the best and brightest.
More than 80% of corporations are planning to increase their
use of the flexible workforce in coming years 16, so
corporations are exploring co-working spaces – they can cut
commute times, enable innovations, and allow a networked
approach to commercial floorspace that can minimise risk.
3. Niche Audiences: Co-working spaces are emerging that offer
combined space for defined industries or disciplines. This
goes across all sectors, from retail start-ups in town centres,
to artist studios, to technology and professional services.
But as anyone who has worked in a coworking space can tell
you, it’s so much more than a place. As Rebecca Brian Pan of
Covo Coworking in San Francisco says, “You come for the space,
but you stay for the community.”
—Amanda Schneider, HuffPost
What this means for Armadale
_Encourage
_
the flexible use of unoccupied retail space for short
term co-working spaces, innovation labs or community-based
workshopping and event space.
_Prepare
_
a business case to develop a dedicated co-working
space within the Armadale City Centre.
_Engage
_
with the State Government to develop a new Agency
working environment – a co-working space for city based State
employees that commute from Perth’s South East region.

15
16

7.6 BRINGING FAMILIES BACK TO THE CITY CENTRE: HIGH
DENSITY FAMILY HOUSING
Historically, the overwhelming proportion of all urban growth is
residential development, and much of this has occurred in
recent years in greenfield developments outside the city centre,
with a predominance of single detached housing offered for
families.
Can this demand be met in the city centre?
By understanding the family offer on the fringe, an urban infill
response can be developed to meet this demand, but in an area
which can offer other attractors, such as existing amenity,
established services and community facilities and greater
access to public transport and the opportunity to live a less
car-dependant lifestyle.
Issues such as affordability, social equity, proximity to services
and support and ageing in place can be addressed to create new
models to promote real urban communities which would enrich
and activate the city in a new socially sustainable way.
An urban infill development response is able to compete with a
greenfield development offer on several factors.
Factors where the urban infill development offer could be on par
with a greenfield development offer include the following:
_Street
_
address
_Home
_
size
_Secure
_
car parking
_Natural
_
amenity
Factors where the urban infill development offer could exceed
the greenfield development offer:
_Access
_
to community open space
_Street
_
level community
_Neighbourhood
_
community
_Close
_
to work
_Close
_
to shops and services
_Urban
_
amenity
_Infrastructure
_
cost
_Appeal
_
to a wide range of demographics
Factors where the urban infill development offer would fall short
of the greenfield development offer:
_Sovereignty
_
_Home
_
size
_Cost
_
of construction

https://www.huffingtonpost.com/amanda-schneider/the-rise-of-coworking_b_8382042.html
http://http-download.intuit.com/http.intuit/CMO/intuit/futureofsmallbusiness/intuit_2020_report.pdf
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MIX OF TOWNHOUSE COMPONENTS

PRIVATE OPEN SPACE

MIX OF TOWNHOUSE + DUPLEX + UNIT COMPONENTS

MIX OF TOWNHOUSE COMPONENTS

Figure 36: Encouraging high density family housing

What this means for Armadale
_Create
_
a compelling urban offer to compete with greenfield
demand by enhancing the quality of the public realm in the city
centre
_Create
_
attractive, safe and comfortable streets and parks that
encourage families to locate within the city centre
_Provide
_
access to the range of services required by families
_Promote
_
a mix of housing types across the city centre within
the planning framework. The planning of a site should be
considered as a whole and apply the following principles:
_Develop
_
a perimeter built form in order to define the block and
form street edges
_Open
_
space becomes central internalised space
_Establish
_
adequate distance between opposing residential
units so as to afford a reasonable level of privacy – target 20
metres between facing windows, or control or screen views to
afford privacy
_Articulate
_
long façades – provide a break, or articulation
approximately every 30 metres
_Activate
_
long façades – provide a building entry approximately
every 40 metres
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To achieve high density housing within the Activity Centre
Structure Plan, development standards will need to address:
__ Site size: a minimum lot area to enable buildings of
appropriate scale
__ Design standards: requiring a high quality of internal and
external amenity
__ Public realm: requiring new open spaces and improved
street quality to encourage private investment.

HASSELL

Figure 37: Armadale’s residential quarter
© 2018
potential.
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8.0 KEY STRUCTURAL MOVES:
SCENARIOS & DIAGRAMS

Their outcomes are quite different. The capacity of the Armadale
centre at full build-out with the three scenarios is shown below:
Table 5: Scenarios capacity outcomes
Scenario 1
(Refer
Figure 37)

Scenario 2
(Refer
Figure 38)

Scenario 3
(Refer
Figure 39)

Residents

7,000

5,400

5,050

Employment (jobs)

18,000

13,100

9,400

Students

1,600

1,100

190

Total Private Sector
Investment

$ 2,253 m

$ 1,665 m

$ 1,296 m

8.1 URBAN FORM
8.1.1 Options and Preferred Concept
Three options were tested through the activity centre design
process. Community and stakeholder preferences and values
were tested throughout two workshop sessions. A number of
meetings between the City of Armadale and the Metronet team,
Department of Planning, Lands and Heritage, Main Roads WA
and Department of Transport have also been held. Following
review of the three options, a preferred plan was created to
describe the aspirational vision for the Activity Centre.
This Activity Centre Structure Plan proposes the City’s preferred
approach to grade separation, but has also been prepared to
integrate with a range of potential outcomes. It is understood
ongoing engagement will occur between the City and Metronet
team to progress the outcome of grade-separation as part of the
Byford Rail extension project.
PTA rail corridor requirements allowed for in each scenario are:
_Rail
_
on the Armadale Line must allow for four tracks (25m wide
corridor minimum for cutting)
_Armadale
_
Station must allow for four platform faces, with
150m long platforms to accommodate larger capacity trains.
(40m wide minimum in cutting)
Three scenarios have been developed for the town centre, each
with different treatments of the rail.

Therefore, only Scenario 1 has the capacity for Armadale to
become a significant employment centre and to fulfil its role as
the major metropolitan centre for a wide region.
Options Analysis:
The results of an analysis of the scenarios indicate Scenario 1 is
by far the superior outcome on every quantifiable and qualitative
and strategic benefit. It has:
_The
_
greatest employment capacity;
__The most development land created for sale and for financial
cost offset;
__The highest transport-related environmental and efficiency
outcomes;
__A positive effect on centre land values;
__The greatest capacity, by far to unlock the potential for private
investment in the Centre;
_The
_
greatest construction-related employment;
__The most substantial contribution to the strategic and regional
role of the Armadale SMC;
__The maximum benefit to rail investment, with Armadale
becoming a substantial destination station;
__The highest degree of policy alignment; and
__The highest amenity and attraction for all economic and
community functions and uses, including greatly upgraded
public spaces (such as creating a Town Square)’, increasing
development opportunities east and west of the railway line
and providing the opportunity to create high quality
development for business, education and health services.
Neither of Scenarios 2 and 3 achieve the employment outcomes
necessary to enables the Armadale SMC to realise the vision for
it to be the capital of Perth’s south east or to align with State
Government objectives for the area.
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Table 6: Preliminary business case outcomes
Scenario 1

Scenario 2

Scenario 3

Cost

Highest

Medium

Lowest

Employment 2051 (jobs)

18,000

11,100

9,400

Substantial

None /
minimal

None /
minimal

high

Minimal

none

Reduction

Base /
reduction

Quantifiable Benefits
Land released for
development and sale
Travel and transport
savings
Land value

Increase

Construction employment (across civil works and development construction
periods):
Civil works

4,909

3,223

1,894 (a)
2,357 (b)

Private sector development

18,106

12,055

10,415

Substantial

Low / medium

Base

Policy alignment

High

Medium

Low

Amenity and attractiveness

High

Low

Low

Very high

Minimal

Low

Qualitative and strategic
Contribution to the
strategic and regional role
of the Armadale SMC

Unlocking private sector
capital

8.1.2 Implications for Redevelopment Area: City West of Rail
Structure Plan
The City’s preferred concept plan for the City Centre
acknowledges and reflects the MRA’s City West of Rail Structure
Plan.
The preferred concept plan proposes connection of Cornish
Street to William Street, providing an integrated street network
across the rail corridor. This will require modification to the
proposed urban plaza within the City West of Rail Structure Plan.
The preferred concept plan also identifies this road, owing to its
district connections, as a public transport boulevard. The road
cross section to accommodate the public transport boulevard
will integrate with that proposed in the City West of Rail
Structure Plan (refer below).

8.1.3 Civic Plaza
The preferred concept plan proposes a substantial civic plaza to
provide a setting of public life, connections and events. The civic
plaza is purposefully located at the terminus of the Jull Street
activity spine, bolstering the existing urban structure. Similarly,
the plaza is integrated with the proposed underground station
portal. The civic plaza therefore becomes a space through which
daily activity and movement occurs – an integral component in
the city’s urban form.
Development around the civic square cements its intended
status as the primary space for public life and activity in the City
Centre. Retail, food and beverage and hospitality land uses are
preferred, particularly at ground level, providing a framework of
urban uses from which urban life can emerge. The potential for
substantial development in the form of residential or
commercial towers around the civic plaza give a sense of weight
to its activity and functionality.
Opportunity exists for a substantial civic building on the
southern edge of the plaza. This is intended to house the City of
Armadale’s performing arts requirements, subject to resolution
of an ongoing Performing Arts study. Locating the performing
arts building at the civic plaza provides opportunity for daily life
and activity to extend beyond normal business hours, enhances
the destinational quality of the space and marks its status as an
important space within the City Centre.
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8.2 SCENARIO 1: SINKING THE RAIL

ENUE
AY AV
RAILW

_Rail
_
in covered trench, covered for most of its length by public
open space and buildings;
_Underground
_
rail station.
_Road
_
connections across the rail corridor at Armadale Road,
Forrest Road, William Street, John Street / Fifth Road and
Church Avenue.
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Armadale Underground train station.
Train line dive cutting.
Public open space over rail tunnel.
Neerigen Brook reintroduced as a living stream.
Jull Street Mall.
New civic plaza anchoring Jull Street Mall.
Retail and mixed use core focussed around Jull Street and
new shared streets. Car parking provided as basement or on
rooftops.
University-education and mixed use precinct.
Optional new performing arts centre or other activation use.
Activated buildings address Memorial Park.
Commercial office core.
Mixed use development.
Landscaped plaza surrounds the heritage listed jarrah tree.
Landmark building.
Landscaped mid-block pedestrian links.
Shared streets.
New Justice Precinct.
High density residential development.
Desirable pedestrian link / open space.
William Street functions as a transit boulevard.
New principal shared path.
New development addresses the existing drainage corridor.
Improved landscaping and pathway systems along Neerigen
Brook.
Landmark Short stay development site.
Potential additional short stay accommodation at Narrogin
Inn.
Boulevard planting to Armadale Road.
District Hall upgrade to facility
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Figure 38: Scenario 1 indicative concept plan
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8.3 SCENARIO 2: RAIL VIADUCT
_Rail
_
in elevated viaduct with open space and (limited)
development under viaduct;
_Elevated
_
train station.
_Road
_
connections across the rail corridor at Armadale Road,
Forrest Road, William Street – Fifth Road and Church Avenue.
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Armadale elevated train station.
Elevated rail viaduct.
Public rail plaza and transport interchange (On street bus
stops).
Public open space below rail.
New street connections below rail viaduct.
Jull Street Mall.
Retail and mixed use core focussed around existing
shopping precinct. Car parking provided as basement or on
rooftops.
University-education and mixed use development.
(Including interpretation of existing local heritage fabric)
District Hall upgrade to facility.
Activated building edges address Memorial Park.
Commercial office core.
Mixed use development.
Landscaped plaza surrounds the heritage listed jarrah tree.
Landscaped mid-block pedestrian links.
Shared street.
New Justice Precinct.
High density residential development.
Desirable pedestrian link / open space.
Public transit bus interchange.
New principal shared path.
New development addresses the existing drainage corridor.
Improved landscaping and pathway systems along Neerigen
Brook.
Landmark Short stay development site.
Boulevard planting to Armadale Road.
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Figure 39: Scenario 2 indicative concept plan
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8.4 SCENARIO 3: THE BASE STRUCTURE / MINIMAL CHANGE

14

23

23

ENUE
AY AV
RAILW

_Rail
_
remains at grade;
_Grade-separated
_
road crossings (bridge or tunnel) at Armadale
Road and Church Avenue, with Forrest Road retained as a
boom-gate operated at-grade crossing.
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Armadale train station.
Jull Street Mall - event and activation opportunities.
Shopping centre development connects onto and activates
the mall.
Potential for expanded shopping centre to incorporate
entrance on alignment of Third Road.
Activated edge to Memorial Park.
Car parking in place of existing court house.
New mixed use development to address Minnawarra Park.
New mixed use development with activated ground floors,
including incorporation of existing heritage building.
Education and mixed use precinct.
Mid-block pedestrian links through landscaped courtyards.
New Justice precinct.
Shopping centre expansion to front onto Church Avenue.
Retail plaza around existing heritage jarrah tree.
High density residential development.
Residential development to enable ‘green reservoirs’ setback areas containing landscaped communal open
space.
Commercial and mixed use development along the railway
corridor.
New mixed use development within the Armadale
Redevelopment Area, consistent with Metropolitan
Redevelopment Authority structure plan.
Proposed urban park
Car parking - existing at-grade and potential for future
multi-deck containing commercial ground floor and
attractive facades.
Forrest Road retained for at-grade crossing.
New principal shared path.
New development addresses the existing drainage corridor.
Improved landscaping and pathway systems along the
drainage corridor.
Short stay development site.
Mixed uses per Additional Use provisions of the Scheme.
Public transit bus interchange.
Armadale Road subway (rail over).
Connection from Streich Avenue over Armadale Road
District Hall upgrade to facility.
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Figure 40: Scenario 3 indicative concept plan
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8.5 PREFERRED PLAN

_Rail
_
tunnelled between Armadale Road and Church Avenue
with the dive structures extending north and south of the
centre
_Limited
_
built form over the rail tunnels within the centre core
only
_Central
_
focus provided by way of a grand civic plaza integrating
with a new station entrance structure
_The
_
civic plaza connects directly with Jull Street Mall
_The
_
preferred plan requires closure to part of Commercial
Avenue
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Armadale underground train station.
Train line dive cutting.
Public open space / tunnel ventilation.
Neerigen Brook reintroduced as a living stream.
Jull Street Mall.
New civic plaza anchoring Jull Street Mall.
Retail and mixed use core focussed around Jull Street and
new shared streets - car parking provided in basements,
decked structures or on rooftop.
Education / mixed use.
Performing arts centre / mixed use.
Activated buildings address Memorial Park.
Commercial office core and mixed use including desirable
mid block link.
Mixed use development.
Landscaped plaza surrounds the heritage listed jarrah tree.
Landmark building.
Landscaped mid block pedestrian links.
Desirable shared streets as a mid block link.
New Justice Precinct.
High density residential development.
Desirable pedestrian link / open space.
William Street public transit boulevard.
New principal shared path.
New development addresses Neerigen Brook.
Improved landscaping and pathway systems along Neerigen
Brook.
Landmark Short stay or mixed use development site.
Boulevard planting to Armadale Road.
Former Post Office activates Jull Street Mall.
District Hall upgrade to facility.
Streich Avenue to Commerce Avenue bridge investigation.
Mixed use development activating the civic plaza.
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This preferred plan has formed the basis of the Activity Centre
Structure Plan.
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Figure 41: Preferred scenario indicative concept
plan
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Figure 42: Perspective drawing looking north
west over the activity centre plan area.

Figure 43: Perspective drawing looking north over
the proposed civic plaza and Jull Street Mall.

Figure 44: Perspective drawing showing Jull Street Mall.
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8.6 ACTIVITY CENTRE BUILT FORM
An Unlocked Urban Structure

2.
3.
4.
5.
6.

Jull Street ‘hills to heart’ activity
spine.
A new civic heart, connecting east
and west.
A green circuit of treed streets, parks
and plazas that powers liveability.
Plazas and open spaces.
Distributed and connected movement
network to drive the local economy.
Landmark buildings to providing
definition to city precincts and its
edges.
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Figure 45: Activity centre built form strategy diagram.
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8.7 ARMADALE’S PLACE NETWORK
People First

2.
3.
4.
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1.

A connected network of public places
that allow city life to emerge.
Buildings and land uses contribute to
street activity, and importantly,
intensity.
Attractive streets provide legible
access into Armadale’s heart from all
directions.
Armadale’s place network expands
across the rail line to provide a
unified city centre.
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Figure 46: Activity centre place strategy diagram.
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8.8 TRANSPORT NETWORK
A Connected City

2.
3.
4.
5.
6.
7.
8.

Connections across the rail corridor
are critical to unlocking Armadale’s
urban potential.
Armadale’s new heart is the focus for
activity and transport access.
Pedestrian malls and shared streets
provide opportunities for peopleoriented street activity.
A connected network of local streets
distribute movement throughout the
centre.
A hierarchy of streets provide local,
district and regional access.
A distributed network of public
parking locations.
William and Cornish Streets function
as a public transit boulevard.
PSP and shared path extension
complemented by bike friendly
streets.
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Figure 47: Activity centre movement strategy
diagram.
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8.9 PUBLIC REALM AND STREETS
Where City and Hills Come Together

2.
3.
4.

5.

Memorial and Minnawarra Parks
provide the foundation for an
expanded green network.
New open spaces as points of focus
for high density residential
neighbourhoods.
Major civic plaza as Armadale’s heart.
All streets contribute to Armadale’s
urban forest strategy, providing a
green mesh of spaces that drive
liveability
Neerigen Brook regenerated as a
living stream.
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Figure 48: Activity centre public realm strategy
diagram.
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9.0 URBAN DENSITY AND URBAN
FORM
9.1 DENSITY GAP
SPP4.2 identifies minimum and preferred densities within an
800 metre walkable catchment of the centre. GIS analysis
indicates that the existing centre accommodates only 236
dwellings. Based on a SPP 4.2 density target of between 30 and
45 dwellings per gross hectare, and an anticipated 928 dwellings
being contained within the City West of Rail Structure Plan area,
an additional 1,250 to 2,300 dwellings are required throughout
the activity centre to meet policy targets.
To achieve these density targets, a focus on ensuring high quality
residential development is required. The Activity Centre
Structure Plan provides this by:
_Enabling
_
mixed use development outcomes within the City
Centre Core, where residential development can be
accommodated in upper floors above commercial development.
_Promoting
_
high density residential development within the
framing precincts of Abbey Road and William precincts.

Figure 49: The Armadale Activity Centre Structure Plan area showing
potential lot amalgamations (blue) to accommodate high density residential
development, and existing strata titled development (red).
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_Requiring
_
amalgamation of land titles to a minimum
developable area of 1,400 square metres.
_Limiting
_
development to multiple dwelling development – and
prohibiting further development of grouped dwellings
throughout the City Centre.
_Single
_
residential development will only be permitted where it
is an extension or upgrade to an existing home.
Spatial analysis of the City Centre has identified up to 40
amalgamated parcels of land that could accommodate high
density mixed use or residential development, without requiring
redevelopment of existing strata titled or retail focused
landholdings. To accommodate the minimum 1,250 additional
dwellings, each amalgamated parcel would on average be
required to contain 31 dwellings. This equates to a required
minimum density of approximately R160 across the nominated
development parcels.
Notwithstanding the above, it is recognised that residential
development will also be enabled across other sites in the City
Centre.
The Activity Centre Structure Plan proposes an R-Code of RAC-0
across the Activity Centre Structure Plan area. Each precinct
within the Activity Centre Structure Plan is provided minimum
development standards regarding height and residential
dwellings. In this way, SPP4.2 density targets can be achieved.

Figure 50: Anticipated additional dwellings throughout the Activity Centre
Structure Plan area.
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9.2 RETAIL DEVELOPMENT

9.3 EDGE TYPES

As the Activity Centre Structure Plan population increases, it will
be important to focus retail growth in a way that builds on the
intended qualities of the City Centre. Given the need to achieve a
high level of activation in a number of key locations, it is
important to prioritise the distribution and intensity of street
based retail to enable the creation of people orientated places
and the activation of important urban walking routes. Priority
should be given to:
_New
_
retail floor area locations that reinforce the vitality and
critical mass of Jull Street and existing centres, and
_Street
_
based retail that fosters life on the street and creates a
vibrant public realm.

A hierarchy of edge types have been developed to prioritise
those areas where active uses should be delivered within the
Activity Centre Structure Plan and to build in flexibility for retail
areas to expand and contract relative to market conditions.
Semi-active edges also allow for the long term expansion of
active centre zones to cater for population growth.

A targeted approach has been adopted to focus retail and active
ground floor uses along the key activity corridor of Jull Street,
with secondary activation to Whitehead Street, Church Avenue,
Commerce Avenue and throughout the City West of Rail
Structure Plan area.
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The proposed edge types define a range of desirable treatments
for the ground level of future buildings. These are designated in
specific locations in order to foster a positive relationship
between new buildings and the public realm. A key objective of
the edge types is to better manage public and private space
definition and support an appropriate level of street activation
and passive surveillance.
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9.3.1 Active
The building façade adopts the primary
built form setback, and represents an
active street frontage, such as retail,
restaurant or bar function, service
industry shop front or similar use which
generates human activity and
engagement.
This primary active edge is used across
adjacent sites to:
_Create
_
active centres or retail precincts
_Limit
_
the ground floor storey to a
minimum of four metres floor to floor,
establishing an appropriate urban scale
The requirement for an awning ensures
that space immediately in front of the
façade is protected from the weather,
supporting activation and outdoor dining
throughout the year.

Figure 51: Active edge type

9.3.2 Semi-Active
The building façade adopts the primary
built form setback, and represents a
street edge generally activated to a
secondary level by the occupants of the
building.
The commercial edge type is less
interactive but can accommodate small
retail offerings such as commercial foyer
coffee carts to provide activity. Other uses
include customer service functions such
as government agencies, services and
authorities.

Figure 52: Semi-active edge type
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9.3.4 Residential
This arrangement promotes a balanced
level of privacy by elevating the private
outdoor space and providing a semipermeable screen or fence, and creates a
less intensive street address (when
compared to active or commercial edges).
Elevation and privacy encourages
residents to use the private outdoor space
which contributes to a subtle active street
quality, with passive surveillance and the
security it brings. The building façade is
further set back from the lot boundary
relative to other edge types, with a
permissible level change and fence
provision.
Private outdoor spaces which are not
elevated above street level tend to be
overlooked by passers-by (which
discourages their use) or hidden behind
screen walls in a search for privacy, and
thereby failing to engage with and activate
the street.

Figure 53: Residential edge type

9.3.3 Residential Park Edge
The park edge type seeks to establish a
relationship with green space which
provides connection, activity and
surveillance from the building whilst
balancing privacy, to ensure the built edge
is activated through frequent use.
Setting the façade back, providing an
elevated transition and screening creates
an outdoor area which building occupants
can use without feeling overlooked. The
translucent nature of the screen prevents
users of the green space from feeling
isolated from the building occupants. This
connection promotes activity of the green
space by creating a space which feels
safe and deters antisocial behaviour.

Figure 54: Residential park edge type
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Attractive Edge
Attractive edges shall be provided to
account for locations where active or semi
active edges may not be achievable, and
account for service edges, car parks and
where a landscaped buffer is desirable to
a major highway. Where an attractive edge
is defined, residential, semi active and
active edges are also appropriate.

Figure 55: Attractive edge type
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9.3.5 Street Definition and Perimeter Blocks
Whilst Armadale has a relatively strong underlying structure, the
pattern and arrangement of its buildings do not always help to
reinforce that structure. In places development has eroded the
edges and weakened the structure. Future development should
strengthen the City Centre by following a series of urban
principles:
_Strengthen
_
corners to define nodes and junctions using built
form treatments
_Create
_
a compression and definition of space using height and
setback controls to further define important connections in the
City Centre
_Use
_
strong edges to create enclosure and define the place,
adhere to building lines and clearly define form
_Create
_
a civic frontage to streets by using appropriate scale
and presence in buildings which address the street
_Fill
_ the gaps in the urban fabric and target development to
foster harmony and diversity in the streetscape
_Allowing
_
landscape to flow around buildings within
residentially-focused precincts
_Ensure
_
that streets are characterised by vegetation and
greenery
_Clearly
_
define public and private space and create successful
interface conditions in between

Figure 56: Armadale’s existing urban structure. Armadale’s existing built form does not strengthen its underlying urban structure.

DIAGRAM
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9.3.6 Amalgamation
As prefaced above, to redress the density gap, amalgamation of
parcels is required to enable high density, urban outcomes.
Armadale’s City Centre, whilst characterised by fragmented land
ownership, benefits from not having substantial areas of
strata-titled land. By requiring a minimum development area of
2,000 square metres, this will generally equate to a minimum of
two existing lots being amalgamated to create the desired built
form outcome.

9.3.7 Building Height
Building height is perhaps the principle characteristic which
creates the shape of the city at a macro scale, defining the
character of an area (suburban, urban, city core) and setting out
the basis for enclosure. It is expressed as a maximum height in
metres above natural ground level and can also be controlled by
a maximum number of storeys.
This framework proposes both minimum and maximum heights
to enhance the character of a place by creating ‘natural’
variation. Storey controls protect the quality of new buildings by
preventing the compaction of floor to floor heights to ‘squeeze
more in’ and allow flexibility in the delivery of building types.
Establishing maximum height provisions enables development
bonuses to be applied for nominated landmark buildings, where
additional height within an established performance range can
be approved, for the provision of desired ‘city-making’ outcomes.
The streetscape interface has been determined based on:
_The
_
intended function of the street and its relative activity level
_Pedestrian
_
comfort, particularly with regard to the street wall
– a range between two and five storeys is generally considered
an appropriate street edge height for pedestrians
_Taller
_
development is set back from the street interface edge,
with additional height dependent on the precinct intent and
site location’s relationship to Armadale’s urban structure.

Figure 57: Typical lot and development configuration in the City Centre’s
residential precincts.

9.3.8 Development Incentives
Steps should be taken to incentivise quality at nominated
landmark sites to encourage urban intensification and definition
of desirable city form. Development of landmark sites will
provide a point of differentiation to other activity centres, and
reinforce the aim of increasing residential densities to meet SPP
4.2 targets.
9.3.8.1 Reinforce the City Structure with Landmark Buildings
The experience of the structure and character of a city is born
from its edges. Edges make spaces, create streets and activate
the public realm. Streets and spaces are formally defined by the
building envelope, height and facade setbacks, relying heavily on
building edges for life and activation.

Figure 58: Preferred residential development outcomes – delivered by
requiring amalgamation of existing titles, to a minimum 2,000 square
metres.
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The location of landmark buildings has been carefully chosen to
improve legibility of the City Centre’s urban structure, to
reinforce the weight of activity and development within the city
core, and to distribute the location of towers such that views
from the Darling Escarpment are not unduly affected.
9.3.8.2 Promote Public Open Space and Mid Block Links
As density increases within the City Centre, and so too the
population, access to amenity such as open space will become
increasingly important. The Activity Centre Structure Plan
promotes an overall improvement to the quality of the public
realm through the framework of streets throughout the City
Centre. In certain locations, where residential densities are
intended to be focused, new areas of public open space are
encouraged.
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In return for provision of public open space, development
bonuses can be granted to proponents. Areas of new public
open space must be:
_Accessible;
_
_Safe;
_
_Of
_ sufficient size to offer useable respite areas; and
_Enable
_
informal, passive recreation.
Adjacent development must be designed to address and
overlook any new areas of public open space. To this end, the
Activity Centre Structure Plan stipulates edge conditions for
development fronting parks.
Within the Centre Core, mid-block links are encouraged to break
down the large street blocks associated with the shopping
centres. Ideally, these can be provided as external shared
streets, but it is acknowledged that internal malls may be more
appropriate owing to any eventual tenant mix and ownership
structure. Where the latter occurs, pedestrian entries should be
clearly identifiable and align with pedestrian desire lines
between existing and emerging focal points.
9.3.8.3 Promote Social Equity and Diversity, Sustainability and
Affordability
A city which is more liveable, more competitive and more
sustainable is underpinned by a set of values which shape
growth and change. Development controls and incentives should
work together to encourage development which supports these
values. Social equity and diversity is achieved by providing
communities where:
_Housing
_
is affordable to a broad social spectrum
_Families
_
are accommodated in both urban and suburban zones
_Home
_
owners can age in homes which are adaptable and allow
them to remain part of the community as their circumstances
change

DIAGRAM
Figure 59: The Armadale Activity Centre and topography.

Topography represents both a challenge and opportunity to
development form within the Activity Centre Structure Plan.
Distribution of tower forms will enable views to be shared.
Enjoyment of views to the Swan Coastal Plain will be maintained
from residential development to the east of the Activity Centre
Structure Plan area. At ground level, development will need to
respond to the changing levels, ensuring as best as possible that
urban form steps with the topography.
Where this is most important is along streets where active and
semi-active edges are intended. The ground floor of
development along these interfaces will need to be stepped at
appropriate points to ensure pedestrian entries meet the
footpath level, and level changes / blank walls are minimised.
The following diagrams demonstrate how this principle can be
applied.

The National Construction Code sets the basic minimum
requirements for building performance, including in terms of
energy use and sustainability. Development controls can be set
to take the minimum standard above these levels so that all
buildings are built ‘green’ to a new baseline.
9.4 Topography and Urban Form
Armadale City Centre is situated at the base of the Darling
Escarpment. Topography plays an important part in establishing
Armadale’s sense of place. The rail corridor forms the general
boundary of where the Swan Coastal Plain meets the Darling
Escarpment. To the west of the rail corridor, land is generally
flat, falling slightly to the west and north (toward the Neerigen
Brook drain). To the east of the rail corridor, the land rises
substantially within a relatively short distance – from 58 metres
AHD at the rail station to approximately 90 metres AHD on South
Western Highway near the intersection of Church Avenue.
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Figure 60: Development stepping to address sloping topography.
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Figure 61: Topographical cross section - Site Section AA
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9.4.1 Neerigen Brook and Drainage
Neerigen Brook is a creek and engineered main drain running
from the Darling Escarpment, westward through the northern
part of the Activity Centre Structure Plan. Neerigen Brook drains
storm water from the Perth Hills into the two constructed lakes
within Minnawarra Park. From Minnawarra Park, it drains via a
piped culvert below the Armadale Central Shopping Centre and
railway corridor into the Neerigen Brook Main Drain (a Water
Corporation asset).

9.4.2 Ground Water
The Perth Groundwater Atlas indicates that minimum
groundwater levels near the site are approximately 29 metres
AHD. The lowest point on site is approximately 49 metres AHD
and therefore depth to water is unlikely to go below 15 metres
below ground level.

Drainage is currently located within the existing road reserves
and discharges to both local government and Water Corporation
infrastructure. Piped side entry drains along Fifth and Forrest
Road link into the Neerigen Brook Main Drain.
Opportunity exists for development to interface with Neerigen
Brook Main Drain for the extent that it runs through the Activity
Centre Structure Plan area. This will enable a point of focus and
area of open space amenity for the surrounding high density
residential precinct. Pedestrian accessibility via new footpath
connections should be enabled adjacent the main drain.
Over the long term, the concept of enabling development to
address the main drain and to open it up for pedestrian
accessibility as part of a rejuvenated green corridor, is a key
opportunity that the City of Armadale can pursue with the Water
Corporation and Department of Water.
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Figure 62: Neerigen Brook Main Drain runs through the
Activity Centre Structure Plan.
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9.4.3 Heritage
Armadale’s character and charm are influenced by the stories of
its past, by its development history and the way this is reflected
in its built form. Retention, restoration, adaptation and
sympathetic development of places of historic significance
within a centre help to entrench a sense of place and a richness
of character. This is not to say development should be
constrained, but rather, development should enhance and
respond to those characteristics that establish Armadale’s
sense of place.

9.4.4 Bushfire Risk
A small part of the Activity Centre Structure Plan area has been
designated as a bushfire prone area (coloured pink on the map)
by the Fire and Emergency Services Commissioner. These areas,
according to the Commissioner, are subject, or are likely to be
subject, to bushfire attack.

There are a number of places of heritage significance within the
Activity Centre Structure Plan area, classified either under the
City of Armadale’s Municipal Heritage Inventory, or the State
Heritage Register. There are no known places of Aboriginal
Heritage Significance.

Figure 64: The Activity Centre Structure Plan showing bushfire prone areas
as defined by the Fire and Emergency Services Commissioner (shown in
pink).

Figure 63: Plan showing heritage places – State Registered Places shown in
red, local heritage places shown in yellow, Aboriginal heritage places shown
by orange circles.

A Bushfire Management Plan (BMP) and Strategic Bushfire
Attack Level (BAL) Contour Mapping has not been prepared as
part of the structure plan owing to only a small portion of the
project area being affected. Development applications within
affected areas will be required to be supported by appropriate
technical documents to determine building materials and
construction standards, consistent with State Planning Policy
3.7 Planning in Bushfire Prone Areas.

The following places should be retained as a high priority within
the Activity Centre Structure Plan:
_The
_
former Armadale Post Office (now MRA administration
office), Jull Street;
_The
_
Jarrah Tree contained within the Armadale Shopping City
car park;
_Memorial
_
Park and Minnawarra Park;
_The
_
Anglican Church at the corner of Jull Street and Church
Avenue;
_The
_
Narrogin Inn, Albany Highway;
_St
_ Matthew’s Anglican Church, Jull Street;
_Armadale
_
District Hall, Jull Street.
It is acknowledged that development and adaptive re-use may
occur to these and other properties of heritage significance
within the Activity Centre Structure Plan. Where adaptive re-use
or alteration is proposed, development should be supported by a
conservation management plan and interpretation plan,
prepared by a suitably qualified heritage architect.
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10.0 PRECINCTS
For the purposes of defining relevant development standards,
and to communicate the intent of various parts of the Activity
Centre Structure Plan, a number of precincts have been
identified.
Each of the precincts prescribes:
_Statement
_
of Intent: A descriptive statement of the intended
urban form and character of the precinct, and identifying its
role within the city centre. The statement of intent is supported
by objectives for the intended development outcome.
_Land
_
Use: Land uses for each of the precincts is described in
the Armadale Activity Centre Design Guidelines.
_Development
_
Standards: Prescription of minimum standards to
development, for elements such as boundary setbacks,
building height, lot amalgamation, amongst others.
_R-Code:
_
A residential density code, per the Residential Design
Codes based on intended character and development intensity.
_Street
_
Interface: Where relevant, active and semi-active
frontages are defined to control street interface quality.
_Development
_
Incentive Opportunities: Where relevant,
elements such as desired mid-block links and public open
space are identified, and where provided through development,
development bonuses in the form of height and plot ratio can
be granted by the determining authority.
_Landmark
_
Sites: To reinforce the intended urban structure of
the city centre, identified landmark sites are able to be
developed to greater height and plot ratio, subject to achieving
performance criteria.
The precinct names and their intended development outcomes
are related below.
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10.1 City Centre Core: The City Centre Core will be enhanced as
the retail focus for the Armadale Activity Centre, providing a
range of retail and related services more extensive than
elsewhere in the South Eastern Metropolitan Region. It will
provide for a sub-regional market as well as for the convenience
of local residents and the city centre workforce. The precinct
will offer a wide range of general and specialised retail uses as
well as a mix of residential, visitor accommodation, dining,
commercial, medical, education and office uses. The ground
floor edge conditions will generally enable active shop fronts
and provide activity, interest and direct customer service. Less
active uses will be established above street level.
The area centred on Jull Street Mall will be reinforced as a mix of
retail, and particularly dining opportunities, to create an ‘eat
street’ environment. The pedestrian-focused mall will blend into
a shared pedestrian and vehicle environment between Third
Road and Orchard Avenue. This will enable the city centre core
to merge with commercial and civic activities along the
remainder of Jull Street, by reducing the barrier effect of vehicle
traffic and prioritising pedestrian movement.
A continuous network of pedestrian spaces will link Jull Street
Mall to a future Civic Plaza within the Station Plaza Precinct. To
reinforce mall activity, development within the Station Plaza
precinct is encouraged to consolidate the weight of retail activity
on the mall’s northern edge. Amalgamation of titles will be
encouraged to enable activity anchors to be developed on the
mall’s northern side, with pedestrian entrances to internal malls
coordinated to maximise pedestrian connectivity and legibility.
New development will have a nil setback and be of a pedestrianfriendly scale along the street frontage. Any additional building
heights will be setback from all lot boundaries. Building heights
should be moderated to enable sunlight penetration into key
pedestrian areas, such as Jull Street, Memorial Park, the future
Civic Plaza and any introduced shared streets within existing
shopping centres.
New development shall also have regard to the height and scale
of buildings within the street. The restoration and maintenance
of buildings, groups of buildings and other places which have
substantial historical or other significance will be encouraged.
Building facades will incorporate interesting architectural
elements thereby contributing to a lively, colourful and
stimulating environment. Shop fronts will be continuous,
complementing traditional shop fronts and will provide awnings
or verandahs over footpaths to provide weather protection for
pedestrians.

10.2 Civic: The Civic Precinct will be maintained and reinforced
as the focal point for the principal civic and administrative
functions of the City of Armadale, a principal location for open
space and celebration of historic buildings.
Minnawarra Park will remain the Strategic Metropolitan Centre’s
major park, catering for a range of passive recreation and
organized event activities for all ages.
New development will be primarily of a civic or office function,
helping to reinforce Armadale’s role as a Strategic Metropolitan
Centre. Development will have a nil setback to Jull Street,
Orchard Avenue and Church Avenue, to reinforce the urban edge
of the street and maximise the civic qualities of built form.
Development will be purposefully civic in scale, and of high
quality, complementing the quality of the landscape form
throughout the precinct.
The mature trees and vegetation throughout the Civic Precinct
reinforce Armadale’s sense of place adjacent the Darling
Escarpment. Mature vegetation shall be maintained and
conserved throughout the precinct, providing for breaks in
building form for pedestrian connections and sight lines to
Minnawarra Park.
The courthouse site may be utilised for surface parking in the
short term, allowing for transition to civic, office or other
appropriate use in the medium term.
10.3 Prospect: The Prospect Precinct will be developed as a
mixed use office, residential and community-oriented service
precinct. The substantial State Government and City owned land
within the precinct provides opportunities to redress gaps within
the Strategic Metropolitan Centre’s service offering –
particularly strategic employment, medical and higher
education. Relocation of the existing Police Station to the
Justice Sub-Precinct of the William Precinct offers opportunity
for catalyst development of a mixed use nature, and containing
land uses that enable Armadale to function as a regional
destination. Residential and other supporting commercial uses
will also contribute to Armadale’s liveliness.
The precinct will be characterised by medium scale buildings
providing a high quality interface to the street and public realm.
Semi-active edges providing a commercial interface with the
street will enable public engagement between buildings and the
street, with upper levels containing commercial, education or
residential uses. Development form will relate to the street and
step-down to ensure built edges provide a useable interface,
minimising where possible any level difference between the
footpath and adjacent floorspace.
Building height will offer pedestrian comfort at the street, with
upper levels set back from the building interface. Buildings and
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places of a historic significance will be conserved or adaptively
re-used where possible, with local interpretation providing
stories of Armadale’s history.
A continuous and safe mid-block pedestrian network,
complemented with landscaped planting, will provide internal
amenity and links to Jull Street and Minnawarra Park.
Entrances to new car parks are to be minimised, and where
possible, access points are to be shared amongst development.
10.4 City Entrance: Armadale Road, Albany Highway and South
Western Highway function as a major gateway to the city centre.
These roads will be enhanced through attractive interface
planting and the adjacent development of high quality mixed use
buildings, providing a welcoming and striking entrance to the
Strategic Metropolitan Centre. Land uses will be primarily of a
commercial, mixed use and residential nature. Tourist-based
and cultural activities will be reinforced along Jull Street as a
contribution to and connection with the Perth Hills tourist drive.
Substantial mature trees on the southern side of Armadale Road
and along Hughes Road will be retained, and contribute to the
network of green spaces along Neerigen Brook’s flow from the
hills into the city centre. Development set back behind this
vegetation will function as a landmark, announcing Armadale as
the region’s premier centre for activity, employment and services.
Development will be set back along the Primary Regional Roads
to account for the Metropolitan Region Scheme road reservation.
Along South Western Highway, a landscaped setback area will
provide a green edge, offering a buffer between traffic and
development form, whilst also serving to provide an attractive
entry impression to the city centre. Buildings and places of a
historic significance will be conserved or adaptively re-used
where possible, with local interpretation providing stories of
Armadale’s history.
Vehicle entrances to sites will be from secondary streets where
possible, avoiding potential conflicts with traffic on primary
regional roads. Existing crossovers to highways should be
consolidated where possible and planned with an internal,
shared vehicle movement system.
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10.5 William: The William Precinct will be developed as one of
several residential quarters, accommodating apartment
buildings with a range of dwelling sizes, along with support
facilities for the increasing residential population. Mixed use
activity will be focused along Church Avenue, reinforcing its role
as a secondary activity corridor within the city centre. Mixed use
and commercial activity will also interface with the Justice
Sub-Precinct, home to the new combined court house and Police
complex.
The Justice Sub-Precinct will be developed to present an
attractive frontage to Thomas Street, Third Road and South
Western Highway. The South Western Highway interface will
retain a planted edge. Third Road will function as the primary
address for the Justice Sub-Precinct, providing a civic and mixed
use transition from South Western Highway to the City Centre
Core. Development within the Justice Sub-Precinct will be civic
in scale and function, offering a high quality architectural
interface on entry to the city centre. Blank walls and fences will
be minimised, and where they are required, setback from the
boundary and screened with attractive landscaping. Within the
Justice Sub-Precinct, the former historic church building should
be retained and conserved.
The precinct will develop as a living and working environment set
in landscaped surroundings. The landscape quality will be
delivered through high quality streetscapes containing
continuous tree planting and rain gardens, supported with
landscaped setback areas to residential development. New
areas of open space will be encouraged and supported through
development incentives, providing a point of focus and amenity
for the emerging residential population.
To enable higher density urban form, the existing single
residential development pattern will change over time through
amalgamation of titles and construction of medium scale
apartment buildings. Parking will be contained below or within
built form, with adequate landscaped setbacks to the sides and
read of development providing green ‘reservoirs’ as a
complementary feature to urban density.
Development form at the intersection of William Street and
South Western Highway will be of a landmark nature. Taller built
form will be permitted, subject to performance standards, and
announce the city centre.
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10.6 Station Plaza: The Station Plaza Precinct lies within the
railway corridor and is under the control of the Metropolitan
Redevelopment Authority. The City of Armadale will engage
productively with the MRA and Metronet team to deliver an
urban outcome within the Station Plaza precinct that supports
Armadale’s role as a Strategic Metropolitan Centre.
The City’s vision for the City Centre promotes the development of
a major civic square in conjunction with new rail station (be it as
part of a rail tunnel or elevated viaduct). This Civic Plaza should
function as the primary location for city life to be celebrated,
complemented by adjacent landmark development. The public
realm and street network, including the Civic Plaza, should unite
the eastern and western parts of the city centre, such that a
single, cohesive centre is developed over time.
Development will be of a high quality, reinforcing the primacy of
this precinct. Landmark towers are encouraged to the east and
west of the Civic Plaza. The Jull Street and Civic Plaza activity
spine will be terminated by a major civic building of landmark
quality. This is envisaged to be a cultural building containing
performing arts functions, but may be developed as a mixed use
building subject to destinational qualities being provided.
10.7 Selkirk Road: The Selkirk Road Precinct will contain
primarily residential uses, with potential for ground level
commercial activity. Buildings will be of a medium scale and
contribute to an attractive city entrances from surrounding
residential neighbourhoods. The scale of buildings will step up
from surrounding lower urban form, providing a transition in
height towards the City Centre Core.
Buildings will be set back from the street edge to provide a
landscaped interface along Green Avenue. Setbacks to side and
rear boundaries will enable landscaped zones to extend between
development, offering amenity for future residents and allowing
a transition to adjacent development of a lower scale.

10.8 City West of Rail: The City West of Rail Precinct is under the
control of the Metropolitan Redevelopment Authority. The
Activity Centre Structure Plan reflects the approved City West of
Rail Structure Plan.
10.9 Abbey Road: The Abbey Road Precinct will be developed as
one of several residential quarters, accommodating apartment
buildings with a range of dwelling sizes, along with support
facilities for the increasing residential population. Mixed use
activity will be focused along Forrest Road and Armadale Road,
acknowledging their function as important entrances to the city
centre from surrounding districts.
The precinct will develop as a living and working environment set
in landscaped surroundings. The landscape quality will be
delivered through high quality streetscapes containing
continuous tree planting and rain gardens, supported with
landscaped setback areas to residential development. New
areas of open space will be encouraged and supported through
development incentives, providing a point of focus and amenity
for the emerging residential population.
To enable higher density urban form, the existing single
residential development pattern will change over time through
amalgamation of titles and construction of medium scale
apartment buildings. Parking will be contained below or within
built form, with adequate landscaped setbacks to the sides and
read of development providing green ‘reservoirs’ as a
complementary feature to urban density.
Short stay accommodation will be developed at the intersection
of Railway Avenue and Armadale Road. This will provide a
catalyst to urban regeneration within the precinct and offer and
attractive point of focus on entry to the city centre. Development
will be setback from Railway Avenue and Armadale Road to
enable a high quality landscape edge.
The Neerigen Brook Main Drain will become a point of
landscaped amenity, functioning as a small urban park.
Adjacent residential development will face onto and address
Neerigen Brook. Its landscape qualities will be enhanced
through planting, lighting and pedestrian pathways.
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11.0 PUBLIC REALM
11.1 Existing public open space
The natural setting and open space play a critical role in the
structure of a city. The integration of Armadale with its
surrounding landscape, particularly to the forested hills, is a
fundamental element in improving the city centre’s overall
impression, and integral to enabling urban regeneration over
time.
Notwithstanding the provision of open space at Minnawarra
Park and that area’s substantial and mature landscape, the
quality of Armadale’s streets and public spaces are not
performing in a united manner to enable city life and an urban
scale of development. There is significant opportunity to expand
the qualities of Minnawarra Park throughout Armadale’s streets
and public spaces, entrenching its unique positioning as a
Strategic Metropolitan Centre, where city meets the hills. This
will support urban renewal, future development and population
growth.

The diagram below describes the areas of public open space
throughout the city centre and surrounding neighbourhoods.
Significant parts of the Activity Centre Structure Plan are
outside a 400 metre walkable catchment of public open space.
Taking into account barriers such as busy highways and urban
development, accessibility to useable open space decreases
further.
The diagram demonstrates that within the subdivision pattern of
the city centre and associated urban edge (the area bound by the
black dashed line), only 3% of the gross subdivisible area
comprises public open space. Whilst provision of 10% public
open space within the City Centre zone of the Metropolitan
Region Scheme is not required by State policy, it is desirable to
promote new open space in areas where substantial increases in
residential densities are anticipated by the Activity Centre
Structure Plan.
As the population grows, so does the importance of, and
pressure on, the open space network. The requirements of a
growing population highlight the necessity for Armadale to
capitalize on its existing green amenity, and to expand it
throughout streets and areas of new open space.

Figure 66: Public open space distribution in and around the Armadale City Centre.
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11.2 New public open space
To support future residential population brought about by
increased densities, and to provide a stimulus for renewal and
regeneration, new areas of open space are proposed in the city
centre’s residential quarters.

11.2.3 Streets for public city life
The quality of streets has a critical relationship to their success
and function. Investment is needed to transform Armadale’s
streets into attractive green corridors within which city life can
be fostered.

11.2.1 Abbey Road Precinct: The existing Neerigen Brook Main
Drain is proposed to be reinterpreted as a linear park, still
containing a drainage function, but also providing pedestrian
accessibility, lighting and seating nodes for socialising and
gathering. This part of Neerigen Brook will become an outdoor
room, providing a setting where the local community can come
together, and to encourage active lifestyles.
To achieve this outcome, the City of Armadale will need to
engage with the Water Corporation, owner of the main drain, and
enter into an agreement regarding design, access, maintenance
and liability.
A small component of the main drain is retained in private
ownership. This land will be required to be set aside as public
open space upon redevelopment or subdivision / amalgamation
of the relevant title. The relevant affected land relates to the
Water Corporation easement, providing rights of access to the
drainage reserve, overlain on the titles of lots 146 and 147
Railway Avenue, Armadale.

Great streets are highly influenced by their context and function,
which may vary from one circumstance to another. Despite
differences in street function, there are common principles that
underpin good street design:
_Identity:
_
Provide distinctive urban form which responds to local
environment context, landmarks and vistas.
_Pedestrian
_
Focus: Prioritise pedestrian movement and
experience; encourage social interaction; create places to rest
and linger; ensure climatically appropriate design; create
walkable street environments.
_Attractive
_
and Safe: Provide green relief through trees and
planting; ensure a positive development interface that enables
‘eyes on the street’; incorporate lighting and wayfinding
elements; adapt traffic speed to suit the street function.
_Resource
_
Efficient: Incorporate water sensitive urban design
principles; create a continuous tree canopy to combat the
urban heat island effect; utilise materials that are durable,
appropriate to setting and easy to maintain; allow for utilities
and service corridors.
_Ease
_
of movement: Provide a legible street hierarchy;
movement systems support all modes of transport; maximise
access to public transport; provide clear and safe walking
environments.

11.2.2 William Precinct: Enabling residential density increases
within the William Precinct is integral to meeting SPP4.2 targets.
Achieving density is not as simple as setting minimum
development standards – the quality of the public realm and
infrastructure provide the impetus for private investment in
renewal. The Activity Centre Structure Plan encourages the
development of new open space within the William Precinct
through development incentives and performance standards.
To contribute to the intended ‘green circuit’ of streets and public
open spaces, new open space within the William Precinct must
provide a sense of respite and calm; a comfortable space that
provides mid-block pedestrian connectivity. In this way, the new
public open space can become part of the daily life of Armadale;
a space that is safe, convenient and attractive for future
residents.
To achieve this outcome, the City of Armadale will need to
determine the appropriate method of delivery. This Activity
Centre Structure Plan presumes the City of Armadale will
purchase the relevant land for the purposes of public open
space prior to development.
Landscaping of the public open space and ongoing maintenance
would be the responsibility of the City of Armadale.
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11.2.4 Minnawarra and Sanctuary Parks
Minnawarra and Sanctuary Parks provide an important role in
influencing visitor’s impression when entering the City Centre
and framing conceptual connections to Perth Hills. Used for
events and as local parks they serve many important functions
for Armadale. These parks will be retained and enhanced, with a
focus on:
•
Retaining substantial mature trees
•
Providing a setting to enjoy the City Centre
•
Enabling Neerigen Brook water conveyance
•
Boulevard tree planting to Armadale Road.
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12.0 MOVEMENT
12.1 Rail Line and At-Grade Crossings
The Armadale rail line bisects the centre and limits the potential
of integrated, mixed use development to deliver the required
level of services suitable for a Strategic Metropolitan Centre.
Three at-grade road-rail crossings exist within the Armadale
Activity Centre Structure Plan currently:
_Armadale
_
Road;
_Forrest
_
Road; and
_Church
_
Avenue.
At the time of writing, it is the understanding of the City of
Armadale that construction of the announced extension of the
rail line to Byford will require removal of these at-grade
crossings, in compliance with Office of the National Rail Safety
Regulator.
Simply removing the at-grade crossings to divide the centre is
not an option. As a general principal, accessibility through and
to the centre is critical for its success and performance against
SPP4.2 policy targets.
A holistic solution to connectivity across the rail line is required.
This Activity Centre Structure Plan seeks to promote a
coordinated approach with the State in conjunction with the
Metronet project team, with the aim of enabling:
_A
_ high level of connectivity across the rail corridor;
_Unlocking
_
the capacity of the City Centre to provide the
functions and services expected of a Strategic Metropolitan
Centre;
_Enabling
_
creation of a high quality public realm environment
throughout the City Centre;
_Uniting
_
the City Centre’s two halves, currently divided by the rail
line.
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12.2 Armadale Road
Armadale Road is designated by the MRS as a Primary Regional
Road and controlled by Main Roads WA. Armadale Road
connects Albany Highway / South Western Highway at the
eastern edge of the activity centre to the Kwinana Freeway at
Cockburn Central. It provides:
_important
_
accessibility and distribution functions to the
Armadale Activity Centre Structure Plan catchment areas
through to Piara Waters;
_connectivity
_
for commuters to the Kwinana Freeway,
particularly for Armadale residents accessing employment at
Kwinana, Henderson, Fremantle and Perth; and
_freight
_
connectivity from the south west of the State through to
Perth distribution networks.
Main Roads WA has undertaken preliminary concept engineering
design work to grade separate Armadale Road from the rail line.
This proposes to dive Armadale Road under the rail line,
providing suitable clearance for freight trucks below the
resultant rail bridge structure. The concept is not unlike the
recently completed Lloyd Street underpass near Midland.
Whilst providing a functional solution to the grade separation of
Armadale Road, as a key entry to the Armadale Activity Centre
Structure Plan, this approach would detract from the intended
amenity of Armadale as an attractive strategic metropolitan
centre. Armadale Road is a principal entry route to the centre
and its design needs to promote the City Centre as a high quality
destination for business, employment, services and community
activity. It is understood the concept also has implications for
connectivity to Streich Avenue.

Figure 67: The Lloyd Street underpass near Midland is a similar concept to
the proposed Armadale Road underpass of the Armadale Rail Line.
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12.3 Forrest Road / Third Road
Forrest Road and its connection across the rail line to Third Road
provides district connections from the City Centre to western
parts of the City of Armadale and intersects with Tonkin Highway
at Haynes. Importantly, Forrest Road will connect emerging
urban growth areas at Wungong to the City Centre, as well as
providing current accessibility for some of Western Australia’s
most disadvantaged suburbs.
Existing development adjacent to Forrest Road within the City
Centre means grade separation of the road is unachievable. The
limited width of the road reserve in the City Centre (20 metres)
and the nature of city centre development require a high degree
of accessibility across all transport modes. Removing
connectivity at Forrest Road will significantly diminish the need
to integrate development between the MRA’s City West of Rail
Redevelopment Area and the city centre core.
Further, there is potential to extend Forrest Road through the
existing shopping centre site to Third Road. This would be
achieved subject to future redevelopment of the shopping centre
and is conceptual only. Providing the road connection (or similar
pedestrian connection) would enable a development bonus.

The preferred plan identifies additional road connections across
the rail corridor. This in turn enables improved active and public
transport connectivity. A modified grid network is proposed to
provide flexibility in development outcomes, maximise the
potential of the movement economy within the City Centre and
foster a development framework founded on enhanced
connectivity across the rail corridor.
12.6 Rail Station and Bus Interchange
Armadale is currently served by the Armadale Train Station and
bus interchange. Future modifications to the rail corridor to
accommodate City Centre outcomes will need to integrate bus
and rail services to ensure passenger convenience.
The PTA has identified future bus / train transfer requirements
of:
_10
_ bus stands as well as 5 layover bays (for which one of each
for articulated buses)
_crib
_
facilities for the drivers
_Bus
_
station to be located on the eastern side of the railway to
accommodate Transwa services as well as the growing
catchment.

At the time of writing, it is understood conceptual engineering
designs for grade separation of the road have not been
undertaken.

12.7 Rail / Bus Integration Model
The future model applied to rail / bus integration will depend on
the outcome of grade-separation and treatment of the railway
corridor. The City’s preferred outcome presumes undergrounding
the rail and bus stands provided within a public transport
boulevard. This is because:
_On-road
_
bus stops free up land for urban development
outcomes
_The
_
use of city centre land for bus-layover, whilst pragmatic for
PTA operations, impacts on pedestrian and user experience

12.5 Implications of Preferred Plan on the Movement Network
A coordinated approach to removal of the at-grade crossings is
required. Dealing with Armadale Road, Forrest Road and Church
Avenue as single projects in isolation will not lead to the best
outcomes for the City Centre. The City of Armadale will continue
to engage with the Metronet team and relevant stakeholders.

12.8 Public Transport Boulevard
As an alternative to a dedicated, off-street bus station, a public
transport boulevard is proposed. The boulevard, connecting on
the alignment of William Street provides both private vehicle and
public transport connections between Forrest Road and South
Western Highway.

12.4 Church Avenue
Church Avenue is intended to become a secondary activity
corridor within the City Centre. It connects with Wungong Road,
providing road accessibility to the emerging urban areas
throughout Wungong.

The central core of the public transport boulevard adjacent to
the civic plaza will be designed as a shared road providing
pedestrian priority. The design will be similar to the existing
arrangement of Wellington Street in Central Perth adjacent to
Forrest Place.
Figure 68: Public transport boulevard

122

Armadale Activity Centre Plan
Structure Plan Report

02

EXPLANATORY SECTION

12.9 Streich Avenue
Connection of Streich Avenue across Armadale Road to Neerigen
Street is contemplated in Option 3. Connection is likely only
achievable where Armadale Road is tunneled below the rail line,
providing sufficient grade separation to allow a bridge
connection, but whilst also maintaining access to existing
dwellings on Streich Avenue and the intersection to Netley Place
and Glastonbury Road.
A detailed engineering design study would need to be
undertaken to confirm the relative ability to provide a bridge
connection between Neerigen Street and Streich Avenue. It is
understood this scenario is being contemplated by Metronet as
part of several projects along the Armadale rail corridor.
12.10 Forrest Road Investigations
The MRA’s City West of Rail Structure Plan makes provision for
Forrest Road to be widened along its southern edge by 4.1
metres, taking the total road reserve to 24.1 metres. This is to
account for significant increases in the resident population
within Wungong, and accordingly, increases in traffic flow.
The road reservation widening is founded on the Forrest Road
Upgrade Transport Assessment, commissioned by the City of
Armadale in 2016. The report also recommends that new bus
routes be considered in the medium / long term to provide
connectivity between the city centre and the Wungong urban
redevelopment area, with bus frequency increased to a
maximum interval of 15 minutes in the short term along Forrest
Road.
12.11 Accessibility over Armadale Road and South Western
Highway
It is desirable to improve pedestrian and cycle accessibility into
the city centre from residential neighbourhoods to the north and
east of the city centre. Armadale Road and South Western
Highway, two primary regional roads, create a significant divide
and limit easy accessibility into the centre. Topographical
realities also enhance difficulty of access and require careful
consideration of sight lines.
Remedying this divide is not simple. Careful consideration of
desire lines, pedestrian safety, Main Roads approval, likely
pedestrian / cyclist demand and cost needs to be had in relation
to any crossing proposals.
The Activity Centre Structure Plan process has not undertaken a
detailed study as to viability of pedestrian and cyclist crossings
across the primary regional roads. The following is identified as
important to ensuring improved pedestrian and cyclist activity
into the city centre:
_Clear
_
pedestrian and cyclist traffic signal crossing patterns at
the intersection of Armadale Road, Albany Highway and South
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Western Highway.
_Clear
_
pedestrian and cyclist traffic signal crossing patterns at
the intersection on William Street / Bedfordale Hill Road and
South Western Highway
_Extension
_
of the Principal Shared Path along the rail corridor,
providing connections north to Gosnells
_Avoid
_
sub-surface pedestrian and cycle crossings due to safety
and maintenance considerations
_Current
_
Parking Supply
_The
_
Parking Supply Table below summarise the existing supply
and ownership of parking within the city centre. Around 70% of
the current parking supply is within private ownership.
12.12 Principal Shared Path and Cycling
A principal shared path will be provided along the rail corridor
with extensions north to Kelmscott and south in the long term to
Byford. Within the Activity centre the PSP will divert around the
intended civic plaza as indicated in the movement strategy
diagram.
On road cycling will be enabled throughout the Activity centre
owing to the connected road network and relatively low volumes
of anticipated traffic in the medium term.
12.13 Car Parking
Parking supply in the CoA has traditionally been based on the
needs of individual sites. Generally, supply is at-grade and
reflects the low density character of the area. The exception to
this is parking supply associated with the two shopping centres
located within the Activity centre.
Detailed parking and transport matters are addressed in the
supporting technical report, Armadale Strategic Metropolitan
Centre Structure Plan Transport Assessment.
12.13.1 Current Parking Supply
The table below summarises the existing supply of parking
within the city centre. Around 70% of the current parking supply
is within private ownership.
Table 7: Parking Supply
Parking Type

Number of Bays

Percentage

Off-street

1,705

36.5%

Off-street
unmarked

106

2.3%

On-street

556

11.9%

Private

431

9.2%

Rooftop

645

13.8%

Undercover

1,222

26.2%

Total

4.665
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13.0 ACTIVITY
13.1 Centre Development
a. The Region it Serves
The Armadale Centre is a major centre in metropolitan Perth.
It is defined as a Strategic Metropolitan Centre by the WAPC.
Strategic metropolitan centres are the main regional activity
centres. They are multipurpose centres that provide a diversity
of uses. These centres provide the full range of economic and
community services necessary for the communities in their
catchments. They are intended to provide a full range of retail
types, including department stores, discount department
stores, supermarkets and a full range of speciality shops.
They are also intended to contain major offices and state
government agencies.
b. Prospects
The Armadale centre has prospects for substantial growth. By
2036 the regional population will increase by three-quarters
from its current level and by 2051 it will more than double to a
catchment of around 374,000. This gives opportunity for
substantial expansion of the centre to service a wide range of
services and functions, including regional level:
i. Retail
ii. Education, including post-secondary education
iii. Government and administration
iv. Cultural activities, arts and entertainment
v. Human services
vi. Health
vii. Community support
viii. Justice services
Retail modelling indicates that the expected demand for new
shopping floorspace at the Armadale centre ranges between
80,000m² nla to 100,000m² nla by 2036, an approximate doubling
of current retail floorspace. Beyond 2036, further expansion of
the centre will become possible and it is not unreasonable to
expect the centre to reach a size of 120,000 – 130,000 m2 of
shop/retail floorspace in the Armadale centre by 2051.
The regional population will create demand for substantial
increases in post-secondary education, including tertiary
education, and expanded regional health facilities. As the
primary regional centre these are best located in the Armadale
centre. Neither of these is currently in any state government
planning framework.
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Similarly, economic activity in the region, principally
manufacturing and peri-urban agriculture will provide
opportunities for Armadale as an administrative, management,
education and research base. There will be a substantial
number of state government employees in the labour force and
remote working technology and changes to state government
culture and work practices make the siting of co-working and
satellite spaces for government agencies in Armadale quite
viable. This is not yet on any government agenda.
Entertainment floorspace – and by implication entertainment
activity - in the Armadale centre is comparatively very low and
should increase to increase centre vitality and extend use. This
might be in the form of expanded cinema, performance venues
and performing arts spaces. A study undertaken in 2010 found
that there is an identified demand for purpose-built
performance/cultural and convention space within the City of
Armadale and that the town centre would provide a suitable
location for the development of an arts /cultural /convention and
community facility.
For a successful centre that can build on itself over time, scale is
important and diversity is important. This will provide the
advantage of proximity and the agglomeration economies that
will increase the attraction of the centre and encourage more
development.
The importance of the key drivers to overall employment can be
seen in the scenario below. It shows the importance of health
and education services, as major employers, to the overall
employment mix and overall employment numbers. It is
noteworthy that in Joondalup these sectors have more
employment than the retail sector. It assumes the presence, by
2050, of a substantial education facility on the site and
expanded health services – maybe not a full health campus but
a viable mix of day hospitals, specialists and super GP clinics. It
also allows for substantial increases in government
administration employment (particularly state government but
also the local government as the population in the City
increases) and some administration and management services
for core regional industries. Increases are also assumed in
tourism activities and also in entertainment and arts.
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13.2 Centre Development – Influencing Factors
a. The Economy
Western Australia has world class operations in resources,
energy, agriculture, health and medicine, specialised
manufactures and is a substantial education exporter. These are
leading economic drivers and complement the population driven
sectors such as construction, retail and other household
services.
For Perth and Peel the main growth opportunities for strategic
employment and economic growth (i.e. jobs to support the
anticipated population increase) can be found across a variety of
sectors, but particularly in the areas of economic strength:
i. Minerals and resources:
ii. Supplies and servicing
iii. Technology and research
iv. Logistics
v. Administration
vi. Health: Technology and research
vii. Agri-business
viii. Peri-urban projects
ix. Specialist and niche products for Asian market
x. Education: Education exports
xi. Tourism
xii. Specialist manufacture and fabrication.
Each of these sectors will have a different growth ‘driver’ and mix
of development requirements. It is critical economic developers
know and understand their role in creating an environment in
which pro-active intervention supports entrepreneurship and
emerging business opportunities along with research and
development, commercialisation and the benefits of synergistic
co-location.
Economies and populations in developing nations in Asia are
growing rapidly. The continual growth of the middle-class across
Asia is expected to present opportunities for Australia,
specifically through an increase in demand for goods and
services. To benefit from these opportunities, the area needs to
explore a range of priorities, such as:
a. “Governance” – establish and grow industry collaboration
structures to build the critical mass needed to break into
global markets.
b. “Capability” – identify opportunities to build the capability of
local businesses to ensure they have the capacity and skills to
operate in this market.
c. “Relationships” – identify opportunities and develop strong
relationships with strategic Asian markets where mutually
beneficial outcomes can be achieved.
d. “Market Knowledge” – there is a need to develop a strong
understanding around the current gaps and associated
opportunities within these markets and what the key drivers
are that influence relationships and business decision making.
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Global demand, in particular in the growing Asian market, is
predicted to continue to generate opportunities for growth in the
mining industry, agribusiness (in particular higher value food),
international education, tourism and wealth management as
well as global demand for energy.
In this environment, the role of the Armadale centre is to be a
regional centre for value-adding activities in its region (e.g.
manufacturing and agri-business) and as a centre for an
expanding range of services industries.
13.3 Retail
Based on the analysis undertaken, expected demand for new
shopping floorspace at the Armadale SMC ranges between
80,000m² nla to 100,000m² nla by 2036, depending on the status
of the City’s strategy and the planned distribution of retail
potential among other existing and future centres.
Beyond 2036, the population of the broad catchment area for the
centre will continue to expand, increasing by a further 30%
between 2036 and 2051. On this basis, further expansion of the
centre will become possible. It is not unreasonable to expect the
centre to reach a size of 120,000 – 130,000 m2 of shop/retail
floorspace in the Armadale centre by 2051.
It is not considered that a department store such as Myer or
David Jones would locate in the city centre, and the Armadale
SMC contains a number of current popular retail anchors
including K-Mart, Target, Big W, and supermarkets including
Woolworths, Coles and Aldi. The retail needs of the catchment
population are relatively well catered for in terms of diversity
and choice with these anchors.
However, it is likely that over the course of the life of the
structure plan (15 – 20 years), new larger retail tenants entering
the market may seek to locate in the centre. In addition, there is
scope for new speciality floorspace to satisfy population growth
in surrounding suburbs resorting to the Armadale centre for
retail purchases.
Currently the extent of retail floorspace is approximately half (or
less) than that of existing or approved floorspace in other
competing strategic metropolitan centres. Given the lack of
other forms of floorspace and greater weighting of shopping
floorspace, it may be prudent to focus on the delivery of other
employment generators and attractions in the areas of business,
health, education and entertainment, given this would improve
prospects for those communities relying on the Armadale SMC.
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13.3.1 The Changing Nature of Retail
Retailing is also changing. The rate of change has increased over
recent years, and major centres must move improve quickly if
they are to remain competitive. Some changes have occurred on
the demand side, with the changing nature of shopping centre
consumers and their behaviours. An ageing population is one
aspect of this, generally spending less per head on retail goods
as it ages, together with increasing pressures from other
household expenditures (the costs of health, education, housing
and transport are all increasing more rapidly than retail inflation)
affect all shopping centres, particularly large centres. The
increased use of technology, and particularly online shopping,
has added further to these pressures.
On-line shopping now accounts for large proportions of
discretionary expenditure in some expenditure categories and
continues to expand. The result is that centres are needing to
provide an increasing range of reasons to visit. As centres
become destinations, supermarkets as the traditional anchors
are becoming less important. For large centres scale and
diversity is increasingly important, with high level and
sophisticated offerings across a range of areas, including food,
leisure and entertainment.
The rapidly increasing interest in Australia from a wide range of
international retailers, a number of which have already entered
Perth but with many more still to come, is one important driver
of increased floorspace needs. These major retailers will only
locate at demonstrably successful, major suburban centres, or
in CBD locations. In Perth, there is some activity at most of the
major centres, with current projects including major works at
Lakeside Joondalup, Garden City Booragoon, Cannington and
Karrinyup, as previously described.
Over $4 billion of investment is planned to occur in metropolitan
Perth shopping centre expansions between 2015 and 2020. In
addition to new Department Stores and international retail over
1,000 new speciality stores are planned. Many centres are
adding additional uses such as childcare, public meeting spaces,
cinemas and dining precincts. The incorporation of high density
residential development is now routine and the inclusion and
specified delivery of this is a key component of Development
Approvals by DAP’s and LGA’s.
13.4 Distribution
Currently, the Armadale SMC is dominated by the internalised
retail malls at either side of Jull Street, which contain the main
anchor tenants. Consumers are drawn to the parking facilities
surrounding and below these premises, and currently there are
limited attractions on Jull Street to bring consumers out of the
internalised malls, unless passing between them.
The range of tenants on Jull Street includes the offices of six
banking institutions, real estate offices, café’s adjacent the entry
points to the shopping centres, cash converters and convenience
fast food stores to name a few. The scale and offer on Jull Street
is small in comparison to the internalised mall components of
the city centre.
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If retail expansions are sought in the future, these may be
delivered through the addition of new levels to the existing
shopping centres, but there is scope for this to be tempered
through the allocation of retail potential for new larger tenants
to landholdings to the north fronting Jull Street / Whitehead
Street. It is not the role of town planning to dictate the particular
types of shops that may locate in the centre, but the broad
distribution of tenants based on size may be an outcome
addressed in the structure plan.
Currently, Memorial Park inhibits the potential for a continuous
shop frontage to be delivered on Jull Street, which is a necessary
feature to encourage pedestrian flows north from entry/egress
points to the internal malls on Jull Street. However, well
considered vehicle parking and pedestrian entry points
associated with a future retail complex opposite Memorial Park,
with a significant retail tenant, would encourage additional
pedestrian movements to and from the northern end of Jull
Street and the northern entry to the Armadale Central Shopping
Centre adjacent Memorial Park.
Alternatively, office or other commercial floorspace may occupy
land at the corner of Jull Street and Whitehead Street. This
would also deliver improvements to the streetscape, which is
presently characterised by blank walls, car parks and a low
density of vehicle - oriented convenience outlets including fast
food and liquor stores, which encourages little pedestrian
activation.
There may also be scope to trigger other improvements to Jull
Street in conjunction with future retail expansions at each
internalised shopping complex, including the extension of shop
fronts and / or the filling of open car parks and spaces behind
the tenancies on Jull Street. New entry points to the internalised
Armadale Shopping City building from Jull Street or Whitehead
Street may also deliver improved activation on these streets.
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13.5 Tourism
13.5.1 Destination Armadale
From a tourism perspective, Armadale is essentially a modern
city nestled in and framed by nature. Located on the doorstep of
the Darling Ranges, Armadale represents one of two major
gateways to the Perth Hills – Kalamunda is well established as
the other - and as such, is well placed to serve as a future
tourism service centre for the wider region. The Armadale
section of the broader Perth Hills region provides a range of
established nature-based tourism experiences including
bushwalking along the Bibbulmun Track, mountain bike riding
along the Mundi Biddi trails, Araluen Botanic Park, Wungong
Regional Park, dams, boutique wineries, orchards, golf courses.
This is balanced by a mix of cultural history and heritage
attractions and activated through a growing calendar of annual
events and festivals.
To cement itself as a gateway to the Perth Hills increased
activation, investment and development of the Armadale city
centre to service tourist needs is required. The framework
guiding the future development and direction of the wider region
is provided in the current City of Armadale Tourism Destination
Strategy (2015-2019) which is underpinned by the following core
strategies (CoA 2014):
_Expand
_
the region’s destination appeal and deliver the place
proposition, through targeted activation in the Armadale city
centre.
_Improve
_
access to visitor attractions and services, such as the
Visitor Centre, through destination signage, wayfinding and
transport options.
_Capitalise
_
on the region’s established and growing events to
develop event-based tourism in the region.
At a day visitor level, the words “Armadale city centre” and
“tourism” are not words that are naturally associated together.
This loose connection largely stems from the poor socioeconomic perception and sometimes ill-informed view regarding
safety and security that dominates the Armadale city centre.
Successful activation of the city centre from a tourism
standpoint will increase visitation appeal and provide the
necessary tourism infrastructure that will cement Armadale’s
position as a gateway to the Perth Hills.
In line with many of the towns and cities which occupy a position
in the Perth Hills and on the foothills of the Darling Scarp, such
as Armadale city centre and Kalamunda and Byford town
centres, individually each centre is not dominated by tourism,
but collectively, it connects with a diversity of tourism attractors
and assets which, if developed, invested and managed correctly,
can offer significant boost to the local economy. The Armadale
and Kalamunda LGAs in particular offer synergies for visitors and
should therefore consider joint marketing and promotional
campaigns which will maximize cross-pollination of tourism
products and attractions which ultimately lead to increased
volume and value of visitors to the Perth Hills region. As a
secondary benefit, collaborative efforts will encourage
considered, complementary and well-informed development and
expansion of the tourism industry, further aiding the
diversification of the local economy.
HASSELL
© 2018

13.5.2 Current Opportunities & Future Recommendations
Igniting the tourism potential of the city centre will require a
consideration of the delivery of a place activation strategy for
the city centre. This strategy will combine long term visioning
with highly achievable short term “wins” which can be produced
quickly but with dramatic long term effects. Some important
attributes which will be key success factors in igniting the
tourism potential, include:
_Community-focused
_
ideas which generate local employment
opportunities;
_Build
_
on the existing infrastructure strengths and connections
in the city;
_Highlight
_
the unique competitive market positioning of the city;
_Encourage
_
creative expression which will create a sense of
place and inject personality.
While the development and implementation of a place activation
strategy (as recommended in the Tourism Destination Strategy)
will provide a platform to optimise recent infrastructure
investments and support the City’s efforts in community
wellbeing and economic development, strategic focus is
required across three primary areas:
a. Destination development – Product, services, experiences,
and tourist infrastructure.
i. Develop evening economy to increase activation of the city
centre.
ii. Create sense of place using visual arts as the primary
medium to highlight the unique and place specific identity
of the city centre.
iii. Extend events and festivals calendar beyond communitybased events and extend the festival season into the
winter season.
iv. Promote mountain bike riding, road cycling and walking
trails.
v. Expand the tourist accommodation offering in the centre:
encourage increased investment in serviced
accommodation to support leisure and corporate
demands.
vi. Continuous improvement in signage and wayfinding tools.
vii. Develop Perth Hills Gateway Precinct.
b. Destination marketing – Brand and marketing.
i. Investigate and undertake collaborative marketing efforts
ii. Undertake a program of public relations (using social
media as a key platform) to communicate Armadale’s
positioning as a tourism gateway.
c. Industry and governance – policy, management, resourcing.
i. Establish a tourism advisory group which will include
representatives from neighbouring Shires and key private
sector stakeholders.
ii. Host quarterly tourism, hospitality and retail industry
networking events
These areas of strategic focus should not be considered in
isolation of each other, but rather be developed as a coordinated
and complementary program.
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13.6 CATALYST DEVELOPMENT
There is significant opportunity for the City of Armadale or State
Government to ‘show the way and undertake catalyst
development projects within the Activity Centre Structure Plan
area.
Catalyst developments would enable:
_Service
_
gaps and activity centre functionality to be redressed.
_A
_ showcase for the intended quality of development to be
undertaken.
_A
_ demonstration project to showcase new approaches to land
use mix.
_Enabling
_
space for start-up or ‘gig’ businesses, enhancing job
opportunities for the region.
_Providing
_
new models for family housing within city centre
contexts.
The City of Armadale and/or the State Government will need to
separately prioritise catalyst development projects based on the
outcome of future business cases. This structure plan outlines
the potential for catalyst development and recognises the need
for further work to underpin development outcomes.
Sites of potential within the Activity Centre Structure Plan area
for catalyst development are:
_The
_
Metronet project to extend the rail line to Byford can
unlock significant potential, including development sites and
opportunities for employment, access and redevelopment.
_The
_
existing court house site within the civic precinct: with the
courthouse being relocated to the Justice Sub Precinct, land
for civic, office or other appropriate use is available.
Development on the site would contribute to the strengthening
of the Jull Street activity spine.
_The
_
existing police station: police activities are being relocated
to the Justice Sub Precinct. Opportunity exists to
accommodate commercial and residential uses to strengthen
the Jull Street activity spine and provide critical mass to the
activity centre’s core.
_Whitehead
_
Street: existing State Government owned land could
provide opportunity for commercial and workplace
opportunities, as well as bolstering higher education as a
service offering.
_Justice
_
Sub Precinct: a high quality of development within the
Justice Sub Precinct to accommodate police and courthouse
activities will be important to entrench Armadale’s status as a
strategic metropolitan centre.
_William
_
Precinct Public Open Space: Land to be purchased by
the City of Armadale for local public open space and to
encourage development of high density residential buildings.
_Neerigen
_
Brook: Water Sensitive Urban Design upgrades to the
existing drain channel to become accessible, multi function
open space.
_District
_
Hall: Conservation of the existing hall building and
extension to accommodate additional performance/meeting
space.
_Former
_
Post Office: Conservation and adaptive re-use to
activate Jull Street Mall and surrounding land.
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Perspective images showing catalyst
development. Left: Former Post Office.
Right: Civic Plaza.
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Figure 69: Priority catalyst development sites

HASSELL
© 2018

129

02

EXPLANATORY SECTION

13.6.1 Destination Development
a. Develop evening economy
i. Create regular schedule of night markets during the
warmer summer months.
ii. Host regular movie-in-the-park evenings.
iii. Improve the retail, food and beverage mix to encourage a
dining-out culture.
iv. Encourage food trucks and pop-up food markets in areas
where activity needs to be intensified, such as during
events at Memorial Park or Jull Street Mall.
v. Encourage development of evening music scene, comedy
festival, jazz festival at small and unique venues.
vi. Investigate the potential of using Minnawarra Park as a
temporary venue for performing arts (theatre productions).
vii. Identify potential sources of funding to purchase/hire
event infrastructure to enable productions.
b. Create sense of place using visual arts as the primary medium
i. Memorable permanent art works such as sculpture or
street art at key gateways could give Armadale personality
and highlight its natural and cultural heritage connections
with the Perth Hills.
ii. Encourage commission and installation of public art works
which reflect historical and locational elements.
iii. Where possible, public art (including street art, sculpture
should be located in high pedestrian traffic areas to
reinforce a sense of place.
iv. Develop and promote public art trails based on local
heritage and culture using smartphone/geocaching
technology as the delivery tool.
v. Implement public art strategy.
c. Expansion of events and festivals calendar
i. Araluen Botanic Park is well-known for successful hosting
of events and festivals e.g. Yates Springtime Festival, Avo
& Chilli Festival. Opportunities exist to host supporting/
complementary events in the city centre that maximize the
experience for visitors and encourage length of stay in the
region.
d. Promote bike and walking trails
i. Investigate the demand for a mountain bike and
bushwalking trails service centre (hub) in Armadale.
ii. Investigate shuttle bus opportunities to transport
mountain bikes to/from beginning of the Munda Biddi trail.
iii. Formalize mountain bike and road cycling network through
signage and mapping, combined with trail redevelopment
and improvement where necessary.
e. Encourage increased investment in serviced accommodation
i. Development of mid-scale serviced accommodation to
encourage overnight stays and satisfy current gap in the
market.
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f. Continued improvements in signage and wayfinding tools
i. Continued improvements in signage and wayfinding (using
pavement wayfinding tools for example) will greatly
increase the visitor experience.
g. Develop Perth Hills Gateway Precinct
i. Develop a dedicated Perth Hills Gateway Precinct which
could incorporate a digital information centre, outdoor
activity hub to support outdoor activities in the Perth Hills.
ii. Entrance to the Precinct should be iconic in nature and
accurately reflect the essence of the Perth Hills.
13.6.2 Destination Awareness
a. Investigate and undertake collaborative marketing efforts
i. Establish a working relationship with the Shire of
Kalamunda to create a joint tourism marketing and
promotion plan.
ii. Identify areas of cross pollination for the marketing and
promotion of Armadale town centre as additional gateway
to the Perth Hills.
iii. Enhance digital presence by listing on Perth Hills website
and establish hyperlinks to create a new multi-faceted
destination focussed website.
b. Undertake a program of public relations (using social media as
a key platform) to communicate Armadale’s positioning as a
tourism gateway.
i. Establish a PR and brand advisory committee. This
committee could include members of neighbouring Shires,
local tourism associations, Dept. Parks & Wildlife and
others where appropriate.
ii. Establish a common vision and brief for brand
development.
iii. Identify the most appropriate social media platforms (e.g.
Facebook/Twitter) for future communication of the brand.
iv. Establish a social media program protocols and
benchmarks to promote tourism and visitation. This
program could also be used to accurately address
unwarranted negative media perceptions.

Figure 70: Potential short term wins to activate
the activity centre structure plan area
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13.6.3 Industry and governance
a. Establish a tourism advisory group which will include
representatives from neighbouring Shires and key private
sector stakeholders.
i. Establish a tourism advisory group with clear strategic
purpose that takes account of individual tourism
strategies /destination management plans which dovetails
key strategic deliverables with clear and common strategic
directions. The advisory group should not be used as a
channel for individual wish lists.
ii. Hold quarterly meetings with advisory group.
b. Host quarterly tourism, hospitality and retail industry
networking events
i. Establish a tourism, hospitality and retail networking night
which keeps all of the tourism industry informed about
what is occurring in the town centre and the wider
Armadale region.
ii. These events could also be used to promote and gain
buy-in for marketing initiatives relating to the town centre.
c. Employment and Redressing Service Gaps
The following sectors and services should be enhanced within
the activity centre so that it functions at a Strategic
Metropolitan level:
i. Education
ii. Health Services
iii. Workplace
iv. Tourism
d. Competitive and Comparative Analysis
Comparisons – Main Elements
The relative scale of Armadale compared with other
comparable centres has been explored in Section 5. It shows
that Armadale is relatively small across all major land uses:
i. Retail
ii. Office
iii. Health
iv. Entertainment
The key elements in comparable major centres is summarised in
the Armadale Economic Paper prepared by SymeCo. It shows
that Joondalup stands out as a large diverse centre with all of
the major institutional economic drivers that enable a diverse
economy with substantial local employment. They include:
_A
_ main university campus plus a specialist academy
_A
_ major health campus
_Substantial
_
government and non-government office uses
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Including the town centre, the University, WA Police Academy,
Joondalup TAFE and the Joondalup Health Campus, but
excluding service industrial areas to the west of Joondalup Drive,
Joondalup has around 11,400 workers. This compares with
around 2,900 in Armadale and gives an indication of an
achievable scale for a Perth metropolitan regional centre. It also
has a high ability for co-ordinated and targeted development.
Both state and local government retain key land parcels and the
major retail centre is under single ownership. It has excellent
transit connections. The outcome is illustrated in the graph
overleaf. It shows that Joondalup centre has a very strong
employment base in health and education, but also significant
employees in growth and potentially externally oriented sectors
such as accommodation and food services, finance and
insurance, administrative services, information, media and
telecommunications, professional, scientific and technical
services and arts and recreation services.
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Figure 71: Centre Employment: Armadale and Joondalup.
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14.0 RESOURCE CONSERVATION
Resource conservation is an important aspect to any city
strategy. Within Armadale, resource conservation can extend to:
_The
_
qualities of the public realm, including its design, use of
materials and approach to water conservation.
_The
_
design of buildings, the materials used and approach to
passive design principles.
In this regard, resource conservation within Armadale
corresponds to three key themes:
_Energy
_
use: controlled largely through employment of passive
design principles, and to a limited extent, the use of appliances.
_Water
_
use: employing low water use design, selective planting.
_Micro-climate:
_
Enabling sun access and shade to control local
micro climates, improve internal comfort within buildings
without the use of mechanical equipment and using planting to
reduce the urban heat island effect.
14.1 Consistency with MRA Green Building Policy
With regard to employment of these themes within private
development, the MRA has a well-developed suite of policies
that have been in operation for some time throughout the
Armadale Redevelopment Area. The objectives of the MRA Green
Building policy are:
_To
_ promote the sustainability of redevelopment areas through
the construction of environmentally sustainable buildings and
precincts;
_To
_ support and encourage innovative approaches to
sustainable design, construction and management of buildings
and precincts; and
_To
_ facilitate the design, construction, and operation of
environmentally sustainable buildings and precincts, that
includes the efficient use of energy and resources and reduced
emissions and waste.
To provide a consistent approach across the activity centre, the
MRA Green Building Policy should be read as part of the activity
centre structure plan. Owing to the MRA’s planning instruments
being created under a separate act to the City of Armadale’s
planning instruments, to give effect to the MRA policy, its
provisions will be written into the Activity Centre Design
Guidelines.
In particular, provisions relating to energy efficiency, water
efficiency and application of the policy elements at the time of
development will be applied.
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14.2 Public Realm
Resource conservation within the public realm is highly
influenced by its context and function which may vary from one
circumstance to another. However, there are some key principles
which commonly underpin public realm design.
_Incorporate
_
Water Sensitive Urban Design Principles
_Create
_
a continuous tree canopy combat Heat Island Effect,
and increase biodiversity
_Utilise
_
materials which are durable, visually appropriate to their
setting, easily maintained and locally sourced wherever
possible
_Allow
_
for utilities, but they should not dictate layout.
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15.0 IMPLEMENTATION
Coordinated development of Armadale centre is necessary if it is
to reach anything like its potential in terms of economic activity
and employment. The amount of private sector capital that can
be marshalled with coordinated development by single
landowner in a growing centre is noted in section 8 above. It is
substantial.
It is highly likely that retail expansions in Armadale will be
sought in the future. With the current landholdings, these may
be delivered through the addition of new levels to the existing
shopping centres. This would serve to increase the
concentration of retail activity in these two centres, but would
do nothing to activate the centre generally. There is scope for
this to be tempered through the allocation of retail potential for
new larger tenants to landholdings to the north fronting Jull
Street / Whitehead Street but this is only a partial unlocking of
the centre.
However, if, for example, an aim were to make Jull Street an
active ‘food street’, much in the vein of the new Main Street area
of the Karrinyup centre, all of the initiative, and expenditure,
would be the City’s. With fragmented land ownership and many
small sites along this street, there is no mechanism to ensure
that the level of capital investment and redevelopment that
would be required to make this successful, would be available.
The major landowners would have few incentives to assist this,
preferring to ensure that any new activity was retained within
their centre. There is a spectrum of implementation mechanisms
available to the City, with varying degrees of cost, efficacy and
risk.
15.1 Option A: Set Planning Framework
This is essentially the default option in which the City sets the
planning framework via an Activity Centre Structure Plan and
then relies on normal property market forces to implement it
over time. This might include a development contribution regime
to assist in the funding of public infrastructure and place
activation in the town centre. This framework might include
development incentives to encourage development consistent
with the plan.
a. Positive
i. Gives certainty for individual landowners to make their
own commercial decisions over time.
b. Negative
i. Development may be piecemeal, with limited levels of
co-ordination and design cohesion. There is a high
probability that the major landowners will develop within
their own sites with restricted capital investment and with
limited new activation of public spaces and key streets.
There is scope for this to be tempered through the
allocation of retail potential for new larger tenants to
landholdings to the north fronting Jull Street / Whitehead
Street but this is only a partial unlocking of the centre and
will be limited by fragmented land ownership and access
to development capital for small projects.
ii. There is limited opportunity for coordinated Armadale
centre marketing and place making, with this being
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primarily a City responsibility.
15.2 Option B: Active Intervention
The objective of active intervention in town centre development
would be to enable coordinated development across key parts of
the town centre, but particularly the retail core. The aim is to
create the circumstances that enable substantial and
coordinated private sector investment. It is likely that the
development scale would be large with this option, with higher
overall quality, more intense land use and a coordinated
economic and business development program. It requires a
power to activate a large developer (public agency or private)
with access to sophisticated technical skills and long term
capital. Although there is some government land in the precinct,
a government agency (MRA) as a prime developer is unlikely
without a mechanism to attract significant private capital.
This implementation framework might be achieved in the
following way:
_The
_
City negotiates with the State Government to create an
overall development implementation framework for identified
parts of the centre (primarily the retail core) via the
Metropolitan Redevelopment Act or the Improvement Scheme
provisions of the Planning and Development Act 2005. This
would specifically include widespread activation of the
compulsory acquisition powers incorporated in each Act.
_Invite
_
private sector development partners to provide capital
and project management to undertake the whole development.
_Formalise
_
a JV agreement between the government as
presumptive landowner and the private developer.
_The
_
JV undertakes development and is responsible for public
realm infrastructure
_Individual
_
land owners would be given the choice of:
_Immediate
_
land sale at valuation; or
_Proportionate
_
share in the JV
a. Positive
i. Development is likely to be coordinated, with high levels of
design and development cohesion and over a shorter time
frame. It is likely to be larger in scale than Option A, with
higher levels of investment and will make the activation of
public spaces (e.g. Jull St) more certain.
ii. It enables high levels of coordinated marketing and place
making.
iii. The JV is responsible for public realm infrastructure – no
financial risk for the Shire.
iv. Gives opportunity for individual landowners to participate
in overall development or to sell property.
b. Negative
i. This option requires considerable political will. The
economic, social and strategic benefits of this approach
would need to be well articulated and communicated. This
level of intervention to assemble private land is very rare in
WA.
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