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PREAMBLE  

 

Town Planning Scheme No.4 (TPS No.4) is supported by a suite of Local Town Planning 

Policies, which guide decision-making and the implementation of the Scheme. The 

relationship between the Scheme, the Local Planning Strategy and the Local Planning Policies 

and the process of policy-making is described in Part 2 of the TPS No.4. In general Local 

Planning Policies must be consistent with the intent of the Scheme and the Residential Design 

Codes. 

 

The Local Planning Policies are numbered and grouped into five main parts which are 

consistent with State Planning Strategy and the principles of sustainable development. These 

include:  

 

È Broad strategy (1),  

È Environment and Natural Resources (2),  

È Sustainable Settlements and Community (3),  

È Economy and Employment (4), and  

È Transport and Infrastructure (5). 

 

All the Local Planning Policies have been designed with a common simplified format 

including: 

 

È an introductory statement explaining the background and purpose of the policy; 

È a statement of the circumstances to which the policy applies; 

È the policy objectives; and  

È the policy statement which includes all the policy matters to be applied. 

 

Some policies may also include definitions and appendices. 

 

OPERATION OF TOWN PL ANNING POLICIES  

 

The rationale and intent of individual policies are defined within the relevant policy, however, 

policies may apply: 

 

a) generally for particular class or classes of matters: and 

b) throughout the Scheme area or in one or more parts of the Scheme area. 

 

The following general characteristics are common to all policies: 

 

a) Policies are advisory only and are intended to guide the City in the exercise of its 

discretionary powers under the Scheme; 

b) Policies are not binding on the Council except to the extent that any alteration of a 

policy cannot be made except in accordance with the provisions of the Scheme; 

c) Policies do not affect the obligation of the Council to otherwise consider the 

circumstances and merits of each particular case; 

d) The Council may implement a policy by approving, with or without conditions, an 

application for its planning consent or by refusing its planning consent to an application, 

or inter alia, by acquiring and/or selling or transferring land; 

e) Policies are complementary to the provisions of TPS No.4 and the latter prevails in the 

event of any conflict with an adopted policy; 

f) Regardless of a policyôs provisions, the City may advertise any application for planning 

consent in accordance with Clause 9.4 of TPS No.4 if it is deemed necessary. 
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PLN 2.1 
ESTABLISHMENT OR AMENDMENT  OF  

DEVELOPMENT ENVELOPE LOCATIONS  
 

1. INTRODUCTION  

 

A development envelope is defined as ñan area of land within a lot marked on a plan 

approved by the responsible authority within which all buildings and effluent disposal 

facilities on the lot must be containedò. 

 

Development envelopes are established in accordance with Clause 5.7 of Town Planning 

Scheme No.4 and prohibit the clearing of remnant vegetation outside the designated envelope, 

except in the following instances: 

 

¶ as necessary for the establishment of an approved vehicular access from the adjacent 

street to the designated development envelope;  

¶ as required to satisfy necessary bush fire protection measures as determined by the 

City or other relevant authority; or 

¶ as otherwise approved by the City in accordance with the provisions of clause 5.5. 

 

This policy establishes criteria to determine the appropriate location and size of development 

envelopes and also outlines the minimum submission requirements for applications to either 

establish a new or amend an existing development envelope. 

 

2. APPLICATION OF POLICY  

 

 This policy applies to: 

 

 a) Rural Living, Special Residential and General Rural Zones where rezoning, 

structure plans or subdivision is proposed; 

 b) Subdivisions and Structure Plans with trees protected under Clause 11.8 of the 

Scheme; 

 c) Development applications proposing to amend existing development envelopes; 

and 

 d) Areas where development envelopes have been specified or required by the Town 

Planning Scheme, a Structure Plan and/or subdivision/development approval. 

 

3. POLICY OBJECTIVES  

 

a) To establish criteria to assist in the determination of appropriate development 

envelope location and size. 

 

b) To ensure development envelopes are located, designed and sized appropriately to 

minimise clearing of remnant vegetation and reduce visual impact of built form on 

the surrounding locality. 
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4. POLICY STATEMENT  

 

4.1 Location and Design of Development Envelopes 

 

Development envelopes should be located and designed taking into consideration the 

need to: 

 

 4.1.1 Accommodate minimum setback requirements of the relevant Town Planning 

Scheme, Structure Plan, subdivision/development approval and/or a bushfire 

management plan. 

 

 4.1.2 Maximise the protection of remnant native vegetation/natural landforms/water 

features and limit the extent of clearing required;  

 

 4.1.3 Reduce the visual impact of building bulk from adjoining roads, public areas 

and/or nearby properties; 

 

 4.1.4 Avoid steep topography (preferably no greater than 1:6) where possible; 

 

 4.1.5 Provide for effluent disposal, including associated irrigation areas if applicable; 

 

 4.1.6 Provide for Building Protection and Hazard Separation zones as identified by an 

approved bushfire management plan. 

 

4.2 Size of Development Envelopes 

 

There is a general presumption against enlarging the size of an approved development 

envelope. Applicants are encouraged to carefully design and locate development 

envelopes in such a manner so as to avoid the need to apply for ad hoc amendments. 

 

4.2.1 The maximum aggregate size of a development envelope is to be in accordance 

with Table 1 below, unless otherwise determined by the City: 

 

 TABLE 1 ï Maximum Development Envelope Size 

 

Lot size (ha) Maximum Development Envelope size (m²) 

<1ha As determined by the City with regard to criteria 

outlined in 4.1of this policy. 

1ha-<2ha 2000m² 

2ha-<4ha 3000m² 

4ha-<10ha 4000m² 

10ha above 5000m² 

 

4.2.2 Notwithstanding Table 1 above, the City may require a lesser size in order to 

satisfy criteria outlined in 4.1. 
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4.2.3 The maximum aggregate area of approved development envelopes should be 

maintained where possible.  Any proposed enlargement should be offset by 

deducting an equivalent (undeveloped) sized area from the existing envelope. 

 

4.2.4 The City may permit more than one development envelope on a lot in 

circumstances where site constraints prevent the clustering of a development 

and/or to limit the extent of clearing on site, subject to the aggregate area identified 

in Table 1 being maintained. 

 

 

4.3 Applications to establishment or amendment a Development Envelope 

 

Applications are to include and address the following requirements: 

 

4.3.1 Site Plan (to scale) depicting the following: 

 

a) The location of the existing (if applicable) and proposed development 

envelope, clearly marked and dimensioned, including aggregate area and 

setbacks from boundaries; 

 

b) Extent of existing vegetation on the lot, proposed removal of vegetation, and 

proposed replanting or revegetation to offset any vegetation being removed; 

 

c) Topography of the land (either showing the percentage slope across the site or 

contours at 1m or 5m intervals); 

 

d) Building Protection and Fire Hazard Separation zones where applicable;  

 

e) Location of any natural landform or water features; 

 

f) All structures and driveways (existing and proposed) on the entire site, with 

dimensions and areas. 

 

4.3.2 Details of the intended form/type of development to be contained with the 

development envelope. 

 

4.3.3 A written submission of justification addressing the matters outlined under Policy 

Statement 4.1 and 4.2 above. 

 

D106/6/03 Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/04 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D113/9/07 Development Services Committee 11 Sept 2007 - Adopted by Council 17 Sept 2007 

D27/4/12 Development Services Committee 16 April 2012 - Adopted by Council 23 April 2012 

D60/11/14 Development Services Committee 18 November 2014 - Adopted by Council 24 November 2014 
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PLN 2.4 TREE PRESERVATION  

 

 

1. INTRODUCTION  

 

Town Planning Scheme No.4 (TPS No. 4) includes a number of mechanisms that 

protect or that can be used to achieve preservation of trees or groups of trees including: 

 

a) the use of development envelopes (Clause 5.7 and Policy PLN 2.1); 

b) a requirement for permission to clear remnant vegetation Rural Living zones 

(Clause 5B.7); 

c) a requirement for permission to remove, lop, top, chop, ringbark or otherwise trim 

or destroy a tree within any of the Cityôs Commercial zones. (Clause 5C.9); 

d) identification of areas as landscape and bushland protection areas on Special 

Control Area Map 1 which can serve to protect groups of trees (Clause 6.5);  

e) listing on the heritage list where those trees are of cultural heritage significance 

and worthy of conservation (Part 7); and 

f) serving of a notice requiring landholders to preserve a tree or group of trees 

(Clause 11.8);  

g) retention of trees in public open space (e.g. through the Structure Planning 

process). 

 

This policy focuses on administration of mechanism ñfò noted above, namely Clause 

11.8 which reads as follows: 

 

ñThe City may by notice served upon individual landholders or upon a subdivider of 

land require the preservation of a tree or group of trees. Thereafter no landholder shall 

cut, remove or otherwise destroy any tree unless the City grants approval or rescinds 

the notice or order.ò 

 

 1.1 DEFINITIONS  

ñRegistered treeò is a tree or group of trees subject to a notice under Clause 11.8 

of Town Planning Scheme No.4. 

ñTreeò includes shrubs and other perennial plants, and should be read in the 

singular or plural to include a group of trees. 

 

2. POLICY OBJECTIVES  

 

a) To provide guidance on the criteria that shall be used when considering 

whether or not a tree is significant enough to warrant issuing of a notice under 

Clause 11.8. 

 

b) To provide guidance on the review of a registered tree.  

 

c) To provide guidance on administrative processes associated with the 

protection of a registered tree. 
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3. POLICY STATEMENT  

 

 3.1 Using the appropriate mechanism for tree protection 

 

  In general Clause 11.8 should only be used: 

 

¶ when other mechanisms (e.g. as identified in the introduction to this policy) 

are deemed inadequate or not suitable; and/ or 

¶ the tree in question is of such significance that additional protection is 

warranted. 

 

Trees of cultural significance that qualify for heritage listing under Part 7 of Town 

Planning Scheme No.4 should also be protected by a notice issued under Clause 

11.8. 

 

In general, Clause 11.8 is not an appropriate mechanism for protecting trees on 

reserves vested in the City of Armadale or road reserves
1
.  

 

In the course of processing an application for planning approval, the City may 

require an owner to submit a site plan identifying trees likely to be deemed 

significant under this Policy that are affected by the proposed development. 

Details will also need to be submitted of proposed measures to protect trees 

identified on the site plan as outlined in the Australian Standard 4970-2009: 

Protection of trees on development sites (or superseding Australian Standard). 

 

 3.2 Guidance in determining whether or not a notice should be issued for a tree 

 

The criteria and process used to determine the significance of a tree are discussed 

below. Only trees deemed to be significant when assessed in accordance with this 

criteria and process will warrant issuing of a notice under Clause 11.8.  

 

In terms of process, a tree will need to meet at least one of the first three criteria 

listed below (ñaò, ñbò or ñcò) to be considered worthy of issuing of a notice under 

Clause 11.8, in addition to being deemed acceptable under criteria ñdò (i.e. a tree 

must meet criteria ñdò but only needs to meet at least one of the first three 

criteria). 

  

  3.2.1 Significance Criteria  

 

  a)  Heritage Significance  

 

Heritage significance can arise from importance to the aboriginal community, 

European significance, association with a significant heritage site, or 

commemorative plantings. 

                                                
1 Other administrative mechanisms are in place to protect significant trees on reserves vested in the 
City. With regard to roads, although the Land Administration Act 1997 identifies local government as 
having the care, control and management of road reserves other legislation permits installation of public 
utility services such as electricity, gas and water with little or no need for approval from the local 
government. 
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Heritage significance should be determined with due regard to the advice of the 

Cityôs Community Heritage Advisory Group, or in the case of aboriginal 

significance with due regard to the advice of the Department of Indigenous 

Affairs. 

 

  b)  Species Significance  

 

Species significance can arise from a range of factors including outstanding size 

or age, horticultural significance, rarity, habitat value, or curious growth forms. 

 

Outstanding size or age should be assessed by the Cityôs Parks Department based 

on the size and age of the tree relative to normal mature size and age of trees for 

that species in the City.  

 

Horticultural significance should be assessed by the Cityôs Parks Department 

using the species significance factors noted above and horticultural advice. 

 

Rarity should be considered from a state-wide and City of Armadale context. 

Declared Rare Flora and Priority Flora are adequately protected under the Wildlife 

Conservation Act 1950 and will not be listed under this policy. The Cityôs Parks 

Department and/or Environmental Department should provide advice on rarity. 

 

Although all trees have some habitat value, in undertaking assessments under this 

policy the habitat value of a tree is only deemed significant if it provides a 

breeding, feeding or roosting site regularly used by fauna protected under state or 

federal legislation or international treaties. The Cityôs Environmental Department 

should provide advice on habitat value.  

 

Habitat value may be listed as a valued attribute for trees identified as significant 

for other reasons, even if the treeôs habitat value does not meet the 

abovementioned criteria. This would be the case for example for a Marri tree 

(Corymbia calophylla) listed as significant for other reasons because Marri 

provide habitat for a much wider range of fauna than many other local trees. 

 

Curious growth forms include abnormal outgrowths, fused branches or unusual 

root structures, and should be assessed by the Cityôs Parks Department. 

 

  c)  Location, Landscape and Landmark Significance  

 

Some trees acquire significance due to their context in and contribution to the 

landscape and are sometimes identified as landmarks by the community. 

Assessment of location, landscape and landmark significance is primarily 

subjective, yet many people can share the same perception. Such significance 

should therefore only be ascribed where there appears to be general agreement by 

the community. 

 

Location, landscape and landmark significance should be assessed by the Cityôs 

Planning Department, who may consult with the Community Heritage Advisory 

Group. 
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  d) Tree Condition and Impacts  

 

  If a tree is deemed as significant under one or more of the above Criteria, the 

condition of the tree and its existing and potential impacts will also need to be 

assessed. Such an assessment, which may take the form of a ñQuantified Risk 

Assessmentò, will be undertaken by the Cityôs Parks Department and should 

consider the following matters: 

 

a)  Usual Life expectancy;  

b)  Health condition (vitality) and structural integrity; 

c)  Evidence of existing impacts a tree is having on buildings and/or structures; 

d)  Future growth habits and their potential impacts; 

e)  Potential size at maturity; 

f)  Safety Risks (or Risk of Harm); 

g)  Amenity and Lifestyle Impacts; and 

h)  If applicable, evidence from a relevant and qualified medical professional 

that a tree is causing medical problems to a member/s of the community.  

 

  The tree condition and impact assessment will be the final matter that is 

considered in deciding if a notice under Clause 11.8 should be issued. With 

consideration of the advice received from the Cityôs Parks Department (and other 

advice where applicable), the Cityôs Planning Department will make the final 

recommendation or decision on the appropriateness of issuing a notice under 

Clause 11.8. If the condition or impacts of a tree are deemed unacceptable by the 

City, it may be recommended or decided that a notice issued under Clause 11.8 is 

not issued. 

 

 3.3 Process for requesting the City to issue a notice 

 

Any person may request that the City investigate the significance of a tree with a 

view to issuing a notice under Clause 11.8 of Town Planning Scheme No.4. Such 

requests should be prepared using the form provided (Attached). 

 

Once received the request will be processed by the Cityôs officers by undertaking 

an assessment using the framework provided by 3.2 above, and a recommendation 

made. 

 

 3.4 Administrative mechanisms for the protection of registered trees. 

 

The City will maintain a Tree Preservation Register that lists notices issued, their 

date of issue and a brief summary of the treeôs significance. 

 

Trees in the Tree Preservation Register will be identified on the Cityôs geographic 

information system. 

 

  To assist owners with registered trees the City offers: 

¶ a standard plinth and plaque for the base of a significant tree at cost; and 

¶ advice to approved contractors on tree pruning as outlined in the Australian 

Standard 4373-2007: Pruning of amenity trees (or superseding Australian 

Standard). 
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Subject to availability of resources, the City will undertake regular inspections 

when development works are approved in the vicinity of a registered tree, with 

development works to be undertaken as outlined in the Australian Standard 4970-

2009: Protection of trees on development sites (or superseding Australian 

Standard). 

 

If a registered tree is on public land (e.g. road reserve) the City will install a 

plaque or sign except where it is decided that erection of a sign next to the tree 

will increase threats to the tree (e.g. increased likelihood of theft or damage due to 

the advertisement of its importance). 

   

 3.5 Review of registered trees 

 

The Cityôs Parks Department will reinspect all registered trees at least every five 

years starting in 2010. 

 

As part of a reinspection, the Cityôs Parks Department will consider Significance 

Criteria ñdò above to help determine the appropriateness of a tree remaining 

registered or to determine what action is required to ameliorate the impacts and 

improve the condition of a registered tree.  

 

  If in between inspections a landowner identifies that the condition of a registered 

tree on private land or on public land has deteriorated and its impacts are 

becoming a risk, they can provide evidence and request the Cityôs Parks 

Department to inspect the tree to determine if remedial action is necessary. There 

is therefore a duty of care placed on a landowner in this regard, as outside of the 

Cityôs inspections that occur every five years, the City will only inspect a 

registered tree when requested in writing.  

 

The Cityôs Planning Department will make the final recommendation or decision 

on the appropriateness of a tree remaining registered or what action is required to 

ameliorate the impacts and/or improve the condition of a registered tree.  

 

 3.6 Protection of Registered Trees within Future Developments and Subdivisions  

 

Proposed development, strata titling and/or subdivision of private land shall be 

designed to account for the ongoing protection of registered trees with 

consideration to the potential impacts and growth habits of a tree throughout its 

life cycle to the Cityôs satisfaction, with all works adjacent to significant trees to 

be undertaken as outlined in the Australian Standard 4970-2009: Protection of 

trees on development sites (or superseding Australian Standard). 

  

  The City shall require a Section 70a notification to be placed on the Certificate of 

Title of a property affected by a registered tree as part of a development, strata 

titling and/or subdivision approval.  
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Town Planning Scheme No.4 - Tree Register Nomination Form 

 

 

Address or location of tree (or group of trees)  

 

 

Ownerôs Name and address (if known)  

 

 

Common name and/ or botanical name  

 

Reason for nominating the tree (please tick the box) 

 

 Heritage significance  Species significance 

 Location/ landmark significance  Other 

 

Please provide more information of significance of tree, by reference to the criteria provided 

in City of Armadale Policy PLN 2.4. Please attach other sheets as needed. 

 

 

 

 

 

Photographs attached? Yes / No 

What is the general condition of the tree? Good / Fair / Poor 

Nominatorôs details 

 

Name 

Address 

Phone No & e-mail 

 

Signed and dated          

Nomination forms should be sent to the Chief Executive Officer, City of Armadale, Locked 

Bag No 2, Armadale WA 6992. 

  

 
 

D106/6/03 Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/04 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D113/9/07 Development Services Committee 11 Sept 20075 - Adopted by Council 17 Sept 2007 

D65/9/12  Development Services Committee 17 Sept 2012 - Adopted by Council 24 Sept 2012 
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PLN 2.5 EROSION PREVENTION AND SEDIMENT CONTROL  

 

1. INTRODUCTION  

 

 The adverse impacts from sediment deposited in waterways are well recognised as a 

primary contributor to the degradation of waterways and water quality. Regulation by 

planning and building authorities is used to reduce the amount of erosion, sedimentation 

and nutrient export associated with the development of land.  

 

 On the Swan Coastal Plain and particularly in the Darling Range, there is increased 

evidence of adverse impacts from sediment deposition in waterways. These impacts 

include: 

 

Å Nutrient enrichment and eutrophication of our rivers, as phosphorus and nitrogen 

bind to eroded particulates; 

Å Reduced capacity of flood ways, particularly as weeds grow on deposited 

sediment, stabilising it into permanent barriers; 

Å Adverse impacts on native fauna (including fish) from turbid water reaching the 

watercourse, weed growth on new sediment and loss of river pools and deep water 

habitat.  

 

 The causes of these impacts are related to the export of sediment, for example from 

turbid water reaching the watercourse, which results in weed growth on nutrient-rich 

sediment, and consequent loss of river pools and deep water habitat through siltation. In 

many cases these processes are exacerbated by land development. 

 

 The costs and difficulties associated with remediation of these impacts are significant. 

Control of sediment from erosion at source is considered to be a more cost-effective 

measure. Effective control of erosion and sediments is considered to be best 

management practice. 

  

 In section 2.2.1.5.4 of The Institution of Public Works Engineering Australia (WA 

Division Inc) (IPWEA) Subdivisional Guidelines (Edition No. 2 ï 2009) it states: 

 

 Prior to the commencement of any works on a development site involving the movement 

of soil and/or sand, the developer shall submit a site classification assessment and soil 

stabilisation strategy in accordance with ñLand Development Sites and Impacts on Air 

Quality - A Guideline for the Prevention of Dust and Smoke Pollution from Land 

Development Sites in Western Australiaò (DEC 1996).  

  

 It is the intent of this policy to broaden the scope of the soil stabilisation strategy 

required by the IPWEA WA Guidelines to also address the potential for water erosion 

in the Darling Range. 

 

 The Upper Canning Southern Wungong Catchment Team, which covers the Cities of 

Armadale and Gosnells, has prepared an Erosion and Sedimentation Control Manual 

for the Darling Range, Western Australia. The Manual reviews best practice in eastern 

Australia and provides recommendations for best management practice erosion and 

sedimentation control based on an assessment of local soil and rainfall conditions.  
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 This policy seeks to ensure best management practice erosion and sedimentation control 

measures are implemented for all land use, subdivision and development in the City of 

Armadale to prevent sediment reaching waterways. 

 

2.0 POLICY OBJECTIVES  

 

 a) To assist in protecting the beneficial uses of the Canning River and watercourses, 

consistent with the Swan and Canning Rivers Management Act 2006. In 

particular, by preventing adverse impacts from sedimentation of eroded material, 

this policy seeks to enhance protection of the following beneficial uses of the 

Canning River and waterways: 

 

Á As a habitat for: 

o Locally indigenous fauna, including migratory and threatened species; 

or 

o Locally indigenous flora, including threatened species; 

Á For the maintenance of the diversity and abundance of locally indigenous 

fauna and flora species; 

Á To provide a biologically productive and genetically diverse natural 

environment; 

Á To maintain ecological processes; 

Á Together with their beds, banks and contours, the use of fringing native 

vegetation as an important element of the natural landscape of the policy area. 

 

 b) To reduce turbidity of runoff from disturbed sites by taking measures to prevent 

erosion and detain any sediment. 

 

 3.  APPLICATION OF THE POLICY  

 

 3.1 Local Structure Plans or Outline Development Plans  

 

 Local structure plans or outline development plans should ensure the potential for 

erosion is minimised. The following guidelines should be considered (where practical) 

in the preparation and assessment of Local structure plans or outline development plans: 

 

Å The erosion risk should be assessed using the Work Sheet reproduced as 

Attachment 1 to this policy; 

Å Roads should be located on or parallel to ridges and have gentle slopes generally 

following contours or be located perpendicular to the contours if necessary. Roads 

should not be placed obliquely to contours. Consideration may need to be given to 

visual amenity in the location of roads; 

Å Lot boundaries or roads should not cross watercourses if it can be avoided; 

Å Lot orientation should maximise boundary length along contours and minimise 

boundary lengths down slopes. If practical, in order to minimise the need to 

construct cross-drains on firebreaks, property boundary lengths should not exceed 

80m for slopes of less than 10% or 35m for slopes greater than 10%; 
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Å The location of existing or proposed erosion prevention control measures such as 

diversion drains, level spreaders or level sills, level banks, and contour banks or 

contour sills should be indicated on the plan; 

Å Strategic Firebreaks/Fire Access Ways  should be utilised if lot boundaries have 

steep slopes; 

Å Strategic Firebreaks/Fire Access Ways  should have gentle slopes (ie less than 

10%) to reduce the likelihood of erosion and need for cross drains; and 

Å Stands of remnant vegetation should be retained where practical and should not be 

fragmented by lot boundaries. Revegetation to prevent or control erosion should 

be utilised where appropriate and practical. 

 

 3.2 Subdivision 

 

 Where the City of Armadale is of the opinion that soil stabilisation is likely to be 

necessary to prevent erosion from drainage run-off during or after subdivision 

construction, it will recommend appropriate subdivision Conditions and Advice to the 

Western Australian Planning Commissionôs to ensure this matter is addressed.  

 

 The City will have regard to whether the procedure below has been followed by the 

developer to address the matter discussed in the preceding paragraph: 

 

  (a) An Erosion Risk Assessment has been carried out for areas to be disturbed 

by subdivisional works using the Work Sheet reproduced as Attachment 1 to 

this policy;  

  (b) The soil stabilisation plan has been prepared consistent with the 

development approaches identified in Table 3 of the Work Sheet reproduced 

as Attachment 1 to this policy; and 

  (c) Erosion and sedimentation control measures described in Section 5.2 of the 

Erosion and Sedimentation Control Manual for the Darling Range, Perth 

Western Australia have been considered and applied where appropriate and 

practical. 

 

 3.3 Development 

 

 Where the City of Armadale is of the opinion that soil stabilisation is likely to be 

necessary to prevent erosion from drainage run-off from a proposed development 

during or after construction, it will apply appropriate conditions and advice to ensure 

this matter is addressed.  

  

4.0 DEFINITIONS  

 

 ñBest management practiceò means best management practices identified in the Upper 

Canning Southern Wungong Catchment Teamôs Erosion and Sedimentation Control 

Manual for the Darling Range, Perth Western Australia.  

 

 ñBeneficial usesò in this policy are uses of the environment that are required to be 

protected under Western Australian law, namely the Environmental Protection Act 

(1986). 

 

 ñLocal structure plan/ outline development planò means any plan that is intended to 

guide the pattern of land use, subdivision and development. 
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POLICY ATTACHMENT 1 

 

EROSION AND SEDIMENT CONTROL MANUAL  - WORK SHEET 
 

Site Location (Lot No.) _______________________________________________________________ 

 

Proposed area of disturbance at the site __________________________________________________ 
 

Catchment area upslope of the site ______________________________________________________ 

 
Upslope catchment characteristics (ie % cleared) ___________________________________________ 

 

Average gradient of the site ____________________________________________________________ 
(Note slope gradients may be changed by works at the site). 

Other features such as the natural drainage lines etc. ________________________________________ 

 

EROSION RISK ASSESSMENT 
 

Table 1  Soil Erodibility Potential  

Soil Erodibility 

Potential 
Soil Description Group Symbol 

Emerson 

Class No. 

Low Sandy gravels GP >2 

Moderate 
Non dispersive and slightly dispersive clays and 

clayey sands, clayey gravels, silty gravels, sands 

CH, CL, CI, SC, 

GC, GM, SP 

>2 

High 
Silts, silty sands, fine sands, dispersive clays and 

clayey sands, water repellent sands 

ML, SM, CH, CL, 

CI, SC 

1, 2 

 

Table 2  Erosion Risk Assessment by Soil Loss Class 

Soil Erodibility Potential (as 

defined in Table 1) 

Site Slope 

5% - 10% 

Site Slope 

10% - 20% 

Site Slope 

> 20% 

Low 1 1 1 

Moderate 1 1 2 

High 1 2 2 

 

Table 3  Development Approaches 

Development Approaches 

Soil Loss Class 

1 2 

Action Action 

Planning of control measures as part of an ESCP Recommended Required 

Implement control measures described in Section 3 of the Manual 

where appropriate 

Required Required 

Staged Construction and Progressive rehabilitation Consider Required 

Divert runoff around the site Consider Required 

 

Site Soil Loss Class (based on Tables 1 and 2) _____________________________________________ 
 

Proposed Control Measures ______________________________________________________  
 

D106/6/03 Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/04 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D25/4/13 Development Services Committee 15 April 2013 - Adopted by Council 22 April 2013 
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PLN 2.6 WATER SENSITIVE DESIGN  

 

1.  INTRODUCTION  

 

 The City of Armadale is characterised by the Darling Range to the east, and the Swan 

Coastal Plain to the west. The Darling Range has numerous attractive watercourses that 

can be damaged if water flows and water quality from new developments are not 

properly managed. Much of the Swan Coastal Plain portion of Armadale has a high 

watertable or is seasonally waterlogged, so development needs to be managed to ensure 

that pollutants including nutrients do not contaminate natural watercourses or the 

Canning River, Southern River or Wungong Brook. Watercourses and wetlands play 

important roles in the conservation of natural resources and biodiversity richness in the 

City. They also contribute to the quality of living for the residents of Armadale.  

 

 This policy seeks to integrate quality urban development with the natural environment. 

The policy seeks to enhance the qualities and benefits of our natural environment by: 

 

Á preventing contamination of stormwater through education and design; 

Á using appropriate technology; 

Á using the natural ability of watercourses and well managed water bodies to improve 

water quality; and  

Á revegetating Cityôs stormwater drainage system with local species to enhance its 
values and visual appeal.  

 

 With current technology and forward planning as set out by this policy, the costs of 

management can be minimised to achieve practical benefits. 

 

 This water sensitive design policy, along with the Cityôs Engineering specifications and 

conditions relating to developments and subdivision brings together a number of 

Council resolutions, documents adopted by Council and relevant State Government 

policies into a coherent framework to ensure best management practices are used. 

 

 There have been many publications, policy statements and related legislation relevant to 

water sensitive design. Council has responded to many of these and passed several 

resolutions (e.g. T271/97, D534/97, T285/98 & CS21/2000) that endorse or adopt 

various aspects of water sensitive design. 

  

 Relevant publications include, but are not limited to: 

 

Å City of Armadale (2011) State of the Environment Report  

Å Western Australian Planning Commission (2008) Better Urban Water 

Management  

Å The Institution of Public Works Engineering Australia (WA Division Inc) 

(IPWEA) Subdivisional Guidelines (Edition No. 2 ï 2009)  

Å Upper Canning Southern Wungong Catchment Team (1999) Upper Canning 

Southern Wungong Catchment Management Plan 

Å Western Australian Planning Commission (2009) Liveable Neighbourhoods 

Å Government of Western Australia (1997) Wetlands Conservation Policy for 

Western Australia 
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Å EPA Position Statement 4: Environmental Protection of Wetlands  

Å Department of Water (2004) Stormwater Management Manual for Western 

Australia 

Å Swan and Canning Rivers Management Act 2006 

Å Southern River Land and Water Management Plan 

Å Wungong Urban Water Master Plan 

  

 The policy has been written for use by professionals in the development industry, and 

should be read in conjunction with the Cityôs Engineering specifications and conditions 

relating to developments and subdivision which largely follows the specifications 

recommended in The Institution of Public Works Engineering Australia (WA Division 

Inc) (IPWEA) Subdivisional Guidelines (Edition No. 2 ï 2009). 

  

2.  APPLICATION OF POLICY  

 

 This policy applies to structure plans, subdivisions and development proposals 

throughout the City of Armadale. 

 

3. POLICY OBJECTIVES  
 

Å To assist in protecting the beneficial uses of the Canning River and watercourses. 

In particular, beneficial uses of the Canning River and waterways to be protected 

under this Water Sensitive Design policy are their use: 
 

  (a) as a habitat for: 

Å locally indigenous fauna, including migratory or threatened species; or 

Å locally indigenous flora, including threatened species; 

  (b) For the maintenance of the diversity and abundance of locally indigenous 

fauna and flora species; 

  (c) To provide a biologically productive and genetically diverse natural 

environment; 

  (d) To maintain ecological processes; 

  (e) As an important passive recreational element in parts of the City of 

Armadale; and 

  (f) Together with their beds, banks and contours, the use of fringing native 

vegetation as an important element of the natural landscape of the policy 

area. 

 

Å To ensure water sensitive design best management practices are implemented for 

all new proposals so as to minimise nutrient and other pollutant export to the 

Cityôs Rivers; 

 

Å To protect and where possible restore and enhance environmental and social (ie. 

recreational and scenic) values of waterways and protected wetlands; 

 

Å To retain or enhance open drains by converting them to multiple use corridors that 

provide habitat for wildlife and passive recreation opportunities wherever 

possible. 

 

Å To ensure that upland vegetation is considered for protection in addition to 

wetland vegetation.  

http://www.epa.wa.gov.au/docs/1034_PS4.pdf
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4.  POLICY STATEMENT  

 

 4.1 Principles for Design and Assessment of Best Management Practice 

 

 When the City is exercising its decision-making in respect to, structure plans, 

subdivision guide plans, subdivisions or development approvals, the City will ensure 

that land use subdivision and development utilises best management practice for 

drainage and watercourse protection. Criteria associated with the following principles 

will be used to assess the extent to which a proposal meets best management practice. 

 

  (a) Water resource management is addressed at the sub-catchment level; 

  (b) Multiple use corridors located within Public Open Space are used when 

appropriate; 

  (c) Storage, stormwater use and stormwater treatment occur as high as possible 

in the catchment, a treatment train approach is used and components of 

stormwater management are located so they follow natural contours; 

  (d) Stormwater system design incorporates as much as possible features of 

waterways that improve water quality;  

  (e) Fringing vegetation along watercourses and around protected wetlands and 

associated significant upland vegetation is considered for retention and 

rehabilitation where practical;  

  (f) Property is protected from flooding or damage by surface water or 

groundwater; 

  (g) Post urban development conditions in watercourses approximate pre urban 

conditions (i.e. water level and flow regimes are maintained) (unless it can 

be demonstrated that the downstream channel and floodplain has the 

capacity to accept higher flows to the satisfaction of the Department of 

Water); 

  (h) The area of open drain habitat is maintained or increased over time. 

 

 Each of these principles is considered further below. Principles (f) to (h) are 

standard assessment criteria. 

 

Based on these principles, the following best management practices from the 

Department of Waterôs Stormwater Management Manual for Western Australia 

are preferred (in approximate order of preference with (a) being the most 

preferred): 

 

(a) Pollution trapping manhole device removing sediment down to 100 microns 

in diameter 

(b) Revegetated streamlines/streamlined meandering channels  

(c) Infiltration basins 

(d) Grass or reed swales 

(e) Filter strips 

(f) Extended detention basins 

(g) Constructed wetlands / wet basins subject to detailed assessment and 

approval in accordance with the landscaping policy. 
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  Unacceptable stormwater management practices include: 

 

Å Chemical treatment with alum 

Å Low flow pipes under open space drainage corridors as generally indicated 

in the Southern River/ Forrestdale/ Brookdale/ Wungong District Structure 

Plan are unacceptable Piping storms with a recurrence interval of 2-5 years 

and providing overland flow paths for the 100 year occurrence flows is 

acceptable.  

 

Selection of best management practices should follow suggestions in the 

Department of Waterôs Stormwater Management Manual for Western Australia. 

 

 4.2 Addressing Water Resource Management at the Sub-Catchment Level 

 

Sub-catchments should be used to determine drainage system design. Proposals 

low in the sub-catchment should be designed with due regard to proposed land use 

as reflected in the Town Planning Scheme, Structure Plan or Local Planning 

Strategy and the volumes of stormwater or subsoil drainage water likely to be 

generated upstream. 

 

 4.3 Using a treatment train approach 

 

Stormwater treatment such as detention and water use should occur at source or 

on-site if practicable.  

Best management practices should be combined in series (i.e. as a treatment train) 

preferably connected by grass (or reed) swales or multiple use corridors with 

streamlined meandering channels. Areas for the temporary storage of stormwater 

from peak rainfall events should be an integral component of the urban or rural 

landscape, whenever possible. 

In providing adequate detention capacity the use of larger well-vegetated 

detention basins, instead of a series of smaller detention basins in a meandering 

channel, is acceptable if these achieve social or visual/ aesthetic goals. For 

example, the basins in Minnawarra Park enhance the aesthetics of the park and 

increase its value for social functions. 

The detention capacity of the treatment train should be capable of retaining the 

first flush (i.e. stormwater from the first Autumn rains). Design criteria to 

determine the detention capacity required to retain the first flush can be found in 

the Department of Waterôs Stormwater Management Manual for Western 

Australia. 

Additional detention criteria can be found in the Southern River/ Forrestdale/ 

Brookdale/ Wungong District Structure Plan and Southern River Integrated Land 

and Water Management Strategy.   

Wherever possible use should be made of stormwater runoff. Car parks should 

direct runoff water into landscaped swales to reduce irrigation requirements and 

catch pollutants. Components of stormwater management should be located so 

they follow natural contours. Mechanisms to trap sediment should be in place to 

remove sediment 100 microns or more.  
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 4.4 Protecting property from flooding 

 

  4.4.1 Major Watercourses and main drains 

 

   All development along watercourses, main drains and overland flow paths 

for the 100 year storm recurrence interval shall have floor levels at least 

300mm above the 100 year flood level. This is a minimum standard, and the 

City would prefer floor levels to be 500mm above the 100 year level, 

particularly in areas with heavy soils. 

 

   Major watercourse and main drainage reserves should be of sufficient width 

to allow for 1:6 batters, appropriate access for maintenance, and the 

floodway associated with the 100 year event. This would normally result in 

a minimum reserve width of 30m. However, to allow for natural meandering 

of a watercourse and the flood plain, a 50m reserve width is preferred. 

 

  4.4.2 Groundwater levels 

 

   To protect housing from flooding and rising damp from groundwater, 

development in areas where the maximum groundwater level (MGL) is at or 

within 1.2m of the surface (as determined by correlation to Department of 

Water WinBore data and a minimum of 18 months onsite monitoring that is 

to include two winter high groundwater table readings), measures will be 

required to control the rise of groundwater.  

 

   Control measures may include importation of clean fill having 

characteristics agreed by City of Armadale Technical Services and / or the 

use of drainage to control the ground water level. Details of the exact 

measures to be employed for the control of groundwater need to be 

endorsed by the City of Armadale Technical Services and relevant 

government authorities. If sub surface drainage is employed then agreement 

of the invert level and grade of sub surface pipe work will be required from 

the City of Armadale Technical Services, Department of Water and if 

affecting environmentally sensitive areas, the Department of Environment & 

Conservation. Approval from other relevant authorities may also be 

necessary. 

 

   In certain instances seasonal groundwater level as indicated by the MGL is 

not the critical factor to prevent flooding. The presence of low permeability 

clays and silts may result in a situation where Perched Groundwater Level 

(PGWL) requires management to avoid undesirable outcomes. As such, 

dependant on the site characteristics, it may be necessary to adopt measures 

to control groundwater and ensure adequate separation of building floor 

levels from groundwater in areas where the MGL is more than 1.2m from 

the surface.  
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   Where usage is agreed with relevant authorities, subsoil systems should be 

designed with the following minimum parameters factored in:  

 

Á A % capacity reduction for loss of efficiency over the life time of the 

system due to factors such as clogging of the subsoil line.  

Á The subsoil drainage pipes are to be laid on a minimum 1 in 500 meters 

fall to ensure a self cleansing velocity is maintained within the pipe 

work.  

Á Subsoil lines will not be permitted to be laid in the rear of lots and 

should be located in areas which are easy to access for maintenance. 

Á The design should allow for the ground above the subsoil line to be 

disturbed for eventual replacement with no permanent structures 

located above the subsoil pipe.  

Á The subsoil pipe network is to have a free outfall minimum 300mm 

above the invert of treatment areas.  

Á Treatment areas are to be set minimum 300mm above peak 

groundwater level (PGL). PGL refers to either perched or seasonal 

groundwater levels, whichever is the more critical factor.  

 

   To prevent unfavourable environmental and aesthetic conditions from 

developing, the City of Armadale generally requires a separation of PGL 

from Public Open Space (POS) surface levels. For POS areas where active 

pursuits are planned, the City requires a minimum separation of 600mm 

from ground surface level to PGL. In Passive POS and areas where 

infiltration of stormwater is planned, a minimum separation of 300mm from 

ground surface to PGL is required. Where wetlands are accepted as POS 

contributions a separate detailed assessment will be required. Separations of 

PGL from building footings are to comply with Building Codes Australia 

requirements. For serviceability of lots, a minimum separation of 1.2m from 

PGL to ground surface is required. In systems where the groundwater level 

is controlled then minimum separations are to be taken from the peak of the 

phreatic crest. 

 

 4.5 Maintaining water level and flow regimes 

 

  4.5.1 Water levels - Protected wetlands 

 

   Where it is deemed that a proposal is likely to have a potential impact on the 

hydrological regime of the groundwater dependent vegetation of a protected 

wetland a hydrological study will be required to determine how the water 

level regime of the wetland can be maintained to support the groundwater 

dependent vegetation. 

 

   As a general guideline, a hydrological study is likely to be required where 

drains that alter groundwater levels (e.g. subsoil drains) are used within 

100m of a protected wetland, or if drainage into a wetland is proposed. 
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  4.5.2 Water flows ï watercourses 

 

   In order to prevent in-stream erosion, peak flows in watercourses should not 

exceed pre-development conditions for the particular storm average 

recurrence interval (e.g. the peak flow reaching the watercourse from the 

catchment in a 10 year event should remain the same after development), 

unless it can be demonstrated that the downstream channel and floodplain 

has the capacity to accept higher flows to the satisfaction of the Department 

of Water. 

 

   Longer duration low-level flows in watercourses to maximise detention 

times in detention ponds consistent with advice in the Department of 

Waterôs Stormwater Management Manual for Western Australia are 

acceptable to enable increased water volumes to be discharged off-site. 

 

   Adequate on-site detention is required to ensure this criterion can be met. 

 

 4.6 Incorporating landscape enhancing features to improve water quality 

 

  Features that improve water quality that should be incorporated into stormwater 

drainage systems include: 

 

  (a) Native vegetation - particularly reeds and rushes to promote filtering; 

  (b) Boulders or riffles to improve aeration and oxygenation;  

  (c) Temporary or intermittent ponds, pools or stormwater gullies designed as 

sediment traps (if necessary); 

  (d) Drain or watercourse profiles that provide a range of fauna habitats. 

 

 4.7 Retaining and rehabilitating protected upland wetland and watercourse 

fringing or associated vegetation 

 

  Fringing vegetation associated with wetlands should not be removed from within 

buffer zones. Where significant upland vegetation is associated it should be 

considered for retention. The recommended size of buffers is as follows: 

 

watercourses with permanent water or protected 

wetlands 

50m 

seasonally flowing watercourses  30m 

watercourses which flow in response to specific rain 

events 

10m 

 

Where private ownership of land with wetlands or watercourses is maintained, lot 

boundaries should be aligned to minimise the number of owners with wetland/ 

watercourse management responsibilities. The need for public open space and 

foreshore reserves will continue to be guided by Western Australian Planning 

Commission policies and Department of Water advice. 

 

Removal of non-native vegetation in a manner that replaces it with native 

vegetation and minimises potential soil erosion is encouraged, except where the 

non-native vegetation has identified landscape or heritage value. 
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Foreshore management proposals are assessed in terms of their achievement / 

replication of natural processes, maintenance of conservation values and 

integration of passive recreation.  

 

As a minimum, watercourses should be revegetated with native vegetation for 

10m either side of watercourses which flow in response to specific rain events and 

15m either side of other watercourses*. 

 

As a minimum, protected wetlands should be revegetated consistent with 

vegetation zones that would naturally occur in a wetland to at least 15m from the 

high water mark or 1m higher than the high water mark whichever is the smaller. 

 

Batters and reserve widths are addressed under ñProtection of property from 

floodingò above. 

 
  * The 15m is based on a study of fish and fish habitat in the Canning River and its tributaries that found a correlation 

between the presence of in-stream and foreshore vegetation to 15m either side of a watercourse and the number of native 

fish species. There are many other benefits of foreshore revegetation. 

 

 4.8 Using multiple use corridors and open drains 

 

  Existing open drains should be assessed for their potential to provide for the 

multiple uses of recreation, stormwater management and the restoration and 

maintenance of environmental values through conversion into streamlined 

meandering channels, particularly where major land use change is being planned. 

 

  There should be no net loss of existing open drain habitat, based on the extent (i.e. 

area) of open water and wetland vegetation provided by the drain. Transfer of 

habitat to a multiple use corridor/streamlined meandering channel is acceptable, 

but timing to minimise the period when habitat is not available should be 

considered. 

 

  Multiple use corridor width located within POS will vary according to site 

characteristics, infrastructure requirements and structure plan assessments. Where 

practical, a minimum 50m is recommended with additional width if needed for 

recognising floodway characteristics and protection of foreshore vegetation. 

 

  Management plans should be prepared for multiple use corridors. Multiple use 

corridors should be divided into zones or priority use areas for management 

purposes. 

 

 4.9 Community Education 
 

  Developers of large-scale subdivisions are encouraged to distribute to new 

residents educational material that focuses on reducing nutrient loading to the 

stormwater system. 
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5. DEFINITIONS  

 

ñbest management practiceò means devices, practices or methods for removing, 

reducing, retarding or preventing targeted stormwater runoff constituents, pollutants and 

contaminants from reaching receiving waters (Non-structural Stormwater Quality Best 

Management Practice, Taylor and Wong 2002). Options for Best Management Practices 

are included within the Stormwater Management Manual for Western Australia 

(Department of Water 2004-2007). 

 

ñwetland buffer zonesò means the area surrounding s wetland area where the 

vegetation is dependent on the water levels and an appropriate hydrological regime 

being maintained in the wetland or water course. Buffer dimensions are determined by 

hydrological studies on a case by case basis with reference to policy.  

 

  ñfringing vegetationò means native vegetation that: 

 

 (a) Occurs in or adjacent to; or 

 (b) Is dependent for its survival upon, 

 

 a watercourse or protected wetland. 

 

ñfirst flushò in this policy refers to the stormwater runoff either from the first rains in 

autumn (i.e. March/ April). (The first flush of pollutants from the first rains in Autumn 

has been identified as of significance and requiring special treatment.) 

 

ñnative vegetationò means any locally indigenous plant species or community of plants. 

 

ñopen drain habitatò means that part of the drain that is permanently or seasonally 

inundated or vegetated with aquatic vegetation. Its area can be determined (in square 

metres) from the extent of inundation or aquatic vegetation (local and introduced). Open 

drain habitat usually provides habitat for aquatic fauna such as water beetles and frogs. 

In some instances and particularly in rural areas, open drain habitat occurs along roads, 

but it is generally confined to trunk drainage. 

 

ñrifflesò are shallow parts of a stream where water flows brokenly, so that it is aerated. 

Pebbles, rocks and logs can be placed in fast flowing zones to create riffles.  

 

ñsub-catchmentò means a sub-catchment shown on Figure 2 of the Upper Canning 

Southern Wungong Catchment Management Plan or water management strategy 

adopted by the Department of Water and attached to this policy.  

 

ñstreamlined meandering channelò means a route for the passage of drainage water 

that incorporates multiple detention areas to achieve detention criteria, has meanders 

designed on river restoration principles (e.g. as described in Managing Our Rivers by Dr 

Luke J Pen), and is revegetated with local native vegetation including rushes and sedges 

and trees to shade the water. 
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ñprotected wetlandò means a wetland protected under the Environmental Protection 

(Swan Coastal Plain Lakes) Policy 1992 or any wetland mapped as a Conservation 

Category wetland by the Department of Environment and Conservation. However, 

where a proponent disputes the wetland category, it may be re-assessed in accordance 

with the Department of Environment and Conservationôs protocol, which includes 

submission of the reassessment to the Commission for determination. 

 

 ñupland vegetationò means native vegetation which occurs above the floodplain or 

watercourse and is dependant on rainfall for survival. 

 

 ñwatercourseò means ð 

 

            (a)  any river, creek, stream or brook, whether improved or altered or not; 

            (b) any conduit that wholly or partially diverts a river, creek, stream or brook from 

its natural course and forms part of that river, creek, stream or brook; or 

            (c) any natural collection of water into, through, or out of which any thing referred 

to in paragraph (a) or (b) flows, whether artificially improved or altered or not, 

 

             in which water flows or is contained whether permanently, intermittently or 

occasionally.  
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6. APPLICATION TO PROPOSALS  

 

The following checklist provides a general guide and highlights policy application to 

proposals. It is premised on a planning process that requires a structure plan or 

subdivision guide plan ahead of subdivision and development. A grey shaded box 

indicates that the principle should apply in the design processes. 

 

 

 
D106/6/03 Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/04 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D25/4/13 Development Services Committee 15 April 2013 - Adopted by Council 22 April 2013 

 

Section Policy Application 
Structure 

Plan 
Subdivision 

D e v e l o p m e nt 

A p p l i c a t i o n 

4.1 Drainage design based on sub-catchments    

4.2 

Treatment train approach from top of catchment    
Stormwater management components follow 

natural contours 
   

Detention capacity able to retain first flush    
Detention capacity meets appropriate hydrologic 

and detention time criteria 
   

Car park runoff to landscaped detention swales    
Sediment less than 100 microns trapped    

4.3 

Floor levels > 300mm above 1:100 year flood    
Waterway batter slopes maximum 1:6     
Waterway reserve adequate width    
MGL calculation meets WRC requirements    
Drainage at or above MGL and soil surface >1.2m 

above MGL 
   

4.4 

Hydrological study undertaken for protected 

wetlands 
   

Post-development flows approximate pre-

development flows through adequate detention 
   

4.5 

Natural features incorporated into stormwater 

design (e.g. native vegetation, riffles & pools). 
   

Easily maintained sediment traps included    

4.6 

Existing fringing vegetation protected     
Fringing vegetation rehabilitated (10 or 15m)    
Passive recreation catered for along foreshores    

4.7 

No net loss of existing open drain habitat    
Potential for Multiple Use Corridors evaluated    
Multiple Use Corridors zoned    
Retention of wetland and watercourse fringing 

vegetation and significant upland vegetation.  
   

4.8 
Educational materials on reducing nutrient inputs 

to stormwater systems distributed to new residents 

(larger subdivisions only) 
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PLN 2.7 
ENVIRONMENTAL MANAGEMENT AND IMPROVEMENT 

POLICY FOR DEVELOPMENT OF CONSTRAINED LAND   
 

1. INTRODUCTION  

 

 Under the Rural Living zone, TPS 4 provides for rural residential lifestyles on small 

rural holdings in a range of lot sizes including 1, 2, 4 and 10ha lots. For rural residential 

development in locations where land suitability is identified in the Armadale Rural 

Strategy (1999) as Levels 1 or 2 (High or Fair Potential), landowners generally have the 

opportunity to submit self-funded and detailed environmental and servicing assessments 

and proposing further subdivision or development. If supported by Council, such 

proposals can be incorporated into Scheme amendments to rezone the land to the 

appropriate Rural Living zone minimum lot size category. 

 

The land mapped as Level 3 or Level 4 ï (Low Potential or ñUnsuitableò) is sometimes 

subject to sometimes significant constraints due to conditions such as the poor soil and 

landform qualities, existing land degradation, poor drainage and proximity to 

environmentally sensitive areas. These characteristics normally limit the consideration 

of rezoning proposals for more intensive rural living development.  

 

Problems can arise however, as these same constraints also often generally limit the 

potential of the land for alternative uses involving rural/agricultural production and this 

can lead to the land becoming neglected or degraded through inappropriate land uses 

and/or land management practices. This issue is a particular concern in the southwest 

Forrestdale locality, where while land capabilities are generally low and are deemed 

ñUnsuitableò for more intensive rural residential development., However continued or 

expanded exploitation for rural production sometimes holds greater risks for long term 

decline in valued ecosystem functions such as habitat preservation and water quality. 

 

This policy provides an avenue for owners of land in the Level 3 or Level 4 (Low 

Potential or Unsuitable) areas, which has been subject to or is at risk of substantial 

degradation, to invest significant efforts in land rehabilitation and improved 

management practices. In this regard Council may consider Scheme amendments to 

support limited further subdivision on degraded land in the Rural Living zone, subject 

to the following major strategies for improving degraded land being implemented: 

 

¶ revegetation and rehabilitation (eg. planting of indigenous plants appropriate for 

the preservation or reestablishment of a structure of plants and animals found in 

the appropriate natural community);  

¶ sensitive land use allocation and design; and 

¶ better land management practices. 
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Where further subdivision may be demonstrated not to be viable, owners of land subject 

to substantial degradation may consider applying for the additional discretionary land 

uses listed in the Town Planning Scheme for their degraded land. In considering such 

applications Council will also take into account proposals whereby the above major 

strategies for improving degraded land will be achieved as part of the development or 

subdivision, through the implementation of an Environmental Management and 

Improvement Strategy prepared for the land. 

 

The intention of the Policy is to substantially improve environmental management and 

to provide scope for the development and/or subdivision or consolidation of lots, where 

such substantial environmental improvement can be demonstrated. The outcomes to be 

achieved under the Policy are not intended to replace other requirements set out in the 

Scheme. 

 

2. APPLICATION OF POLICY  

  

The Environmental Management and Improvement Policy will be applied to 

applications for rezoning of all land within the Rural Living zone land assessed as Level 

3 or Level 4 suitability in the 1999 Rural Strategy and particularly applies to the locality 

of southwest Forrestdale.  

 

The policy will also be applied in respect to of applications for development approval 

for land uses listed as discretionary (D and A) under the Scheme, with a view to 

negotiating appropriate conditions under which an approval for the proposed use may 

be granted.  

 

For rezonings proposing in respect to rezoning for re-subdivision, the key requirements 

detailed under the submitted Environmental Management and Improvement Strategy 

will be incorporated into the TPS 4 text under the Schedule 12 Development Area 

provisions. Where subdivision is not involved, key requirements will be incorporated 

into the Schedule -2 Additional Use provisions of the Scheme. In cases where a Scheme 

amendment is not required, conditions of development approval and development 

envelopes will be the prime instruments of development regulation. 

 

3. POLICY OBJECTIVES  

 

Á To substantially improve overall management of the environment and improve the 

quantity and quality of habitat provided by the land/water resource. 

 

Á To implement practical and sustainable solutions to environmental problems 

including declines in remnant vegetation coverage and quality, loss of wetland and 

other habitat areas, soil degradation and erosion, raised water tables and poor 

drainage. 
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4. POLICY STATEMENT  

 

 4.1  Detailed Environmental and Servicing Assessments 

 

Proposals are required to be accompanied by a report, which must includes: 

 

 a) a rigorous assessment of the subject land by a suitably qualified land planning 

practitioner to determine its current environmental and physical status, 

opportunities and constraints; 

 b) details of the intended measures of improvement outlining the sequence of 

rehabilitation including earth-works, drainage control, revegetation and habitat 

reconstruction, and the management necessary to ensure the implementation and 

long term administration of these measures; and 

 c) an evaluation of both "a" and "b" above by an independent qualified practitioner, 

funded by the applicant and selected by Council, to provide a high level of 

assurance that the proposed measures of environmental management and 

improvement are comprehensive and appropriate. 

 

4.2 Environmental Management and Improvement Strategy 

 

Proposals must include an Environmental Management and Improvement Strategy, 

which includes development guidelines detailing how the proposal will serve to achieve 
the following outcomes for the land: 

 

Á Rehabilitate the land to improve the condition of land, wetlands, waters (surface 

and groundwater); 

Á Control and reduce nutrient inputs to the land and exports from the land; 

Á Enhance the provision of habitat for flora and fauna on the land; 

Á Protect and rehabilitate wetlands and remnant vegetation; 

Á Enhance and protect the landscape amenity and rural character of the locality; 

Á Maintain and manage the land to achieve the above outcomes over the long term. 

 

The Environmental Management and Improvement Strategy must demonstrate that 

substantial environmental management and improvement can be achieved in the context 

of the additional level of development proposed. Proposals should be practically 

designed to also include high standards of residential servicing, amenity and quality. 

 

Further guidance on nutrient management principles are outlined in "Planning 

Guidelines for Nutrient Management" by W. Mortlock (Appendix 4 in the Armadale 

Rural Strategy (1999)). These specifications cover drainage retention on-site, nutrient 

management, retention and replanting of vegetation. 
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5. DEFINITIONS  
 

¶ "Environmental Management and Improvement" means:- 

 

­  protection and rehabilitation to improve the condition of degraded land, 

remnant vegetation, wetlands and waters; 

­  introduction of catchment management principles and nutrient management 

measures to land management; 

­  ongoing management of the land to enhance its ability to provide habitat for 

native flora and fauna. 

 

¶ "substantial"  in the context of environmental management and improvement 

means Council will make a qualitative assessment based on the present condition 

of the site and the type of management and improvement measures included in the 

proposal. 

 

¶ "sustainable" in the context of environmental management and improvement 

means, the implementation of environmental and management measures, which 

can be demonstrated to be viable in the long term. 
 

 

 

D160/9/04  Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D97/7/05 Development Services Committee 12 July 2005 - Adopted by Council 18 July 2005 
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PLN 2.8 
SUBDIVISION AND STRUCTURE PLANNING FOR LOTS WITH 

WATERCOURSES IN RURAL LIVING AND GENERAL RURAL 

ZONES 

 

1. INTRODUCTION  

 

The City of Armadaleôs residents and environment depend on adequate water flowing in 

watercourses to provide for agricultural production, gardens and to provide habitat for 

fauna. Some of the City residents use water from watercourses for drinking, although 

this is discouraged because the water quality of a watercourse flowing through multiple 

landholdings cannot be guaranteed to remain satisfactory for this purpose. 

 

In Western Australia, water management is the responsibility of the Government of 

Western Australia. Access to water in watercourses is covered by the Rights in Water 

and Irrigation Act 1914. An owner of land in the City of Armadale that includes a 

watercourse (even if on a battleaxe leg) in most of the area covered by this policy has a 

óriparian rightô which means a right to water a non-commercial garden up to two 

hectares in area. This means that the subdivision of lots with watercourses creates a 

situation where many owners can replace a single owner with each owner having 

riparian rights. 

 

The City is aware of concerns that several watercourses in the Darling Range are 

suffering from a lack of flow and it has been suggested that this is because of factors 

such as the number of landholders accessing water from the watercourse and climate 

change resulting in reduced runoff. The City therefore seeks to limit the number of new 

lots being created through subdivision with riparian rights. 

 

There is no need for newly created lots to have access to a watercourse. Under Clause 

5B.5 (a) of Town Planning Scheme No.4, no dwelling may be erected unless an adequate 

water supply is provided, and an adequate water supply can include a water tank of not less 

than 90,000L fed by a roof catchment of no less than 250m
2
. 

 

Minimising the number of lots with boundaries crossing watercourses, or where 

appropriate, locating watercourses in reserves is sound environmental planning as it: 

 

Á reduces the number of landholders with responsibility for watercourse 

management; 

Á minimises clearing of watercourses to provide for fencing and firebreaks across 

watercourses; 

Á minimises disturbances likely to have adverse water quality impacts; and 

Á minimises problems with flooding caused by debris stuck in fences. 

 

2. APPLICATION OF POLICY  

 

The policy applies to all subdivisions and Structure Plans in the Darling Range that 

include a watercourse, whether intermittent or permanent. 
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3. POLICY OBJECTIVE  

 

To minimise the number of newly created lots that gain riparian rights through 

subdivision and structure planning and ensure sound planning practices with respect to 

the pattern of subdivision over watercourses. 

 

4. POLICY STATEMENT  

 

(i) Multiple battleaxe legs should not be created over watercourses. Structure Plans 

and subdivisions that need to provide access to multiple lots over watercourses 

are to provide access via a public road or laneway.  

 

(ii)  Structure Plans and subdivisions are to be designed to minimise the number of lot 

boundaries crossing watercourses and the number of lots gaining riparian access.  

 

 (iii)  Where practical, Structure Plans and subdivisions should include watercourses in 

Parks and Recreation (Local) Reserves, but only if public access can or should be 

achieved along the length of the watercourse on both sides or an appropriate 

section of the watercourse. For watercourses that flow in response to rainfall 

events, inclusion of the watercourse in the road reserve may be considered. 

 
 

D58/5/06 Development Services Committee 9 May 2006 - Adopted by Council 15 May 2006 

D25/4/13 Development Services Committee 15 April 2013 - Adopted by Council 22 April 2013 
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PLN 3.1  RESIDENTIAL DENSITY DEVELOPMENT  

 

1.  INTRODUCTION  

 

This policy aims to provide guidance on Density Development within the City in 

general and provide clarity on the intent behind Clause 5.2.4 of Town Planning Scheme 

(TPS) No.4. This clause gives Council discretion to approve development of Grouped 

and Multiple Dwellings on dual coded lots coded R10/25, R12.5/25, R15/25, R15/60, 

R17.5/25 and R25/40 up to the higher density. The Scheme requires that this discretion 

be exercised in accordance with this Policy.  

 

Council encourages high quality medium density housing in selected areas of the City 

of Armadale. This form of housing allows for more efficient use of existing services 

such as sewerage, roads, water supply, electricity etc while providing a choice of 

housing types to meet the different requirements of people living in Armadale.  

 

Council's intention in regulating more intensive development in the residential areas of 

the City is to encourage an integration of higher density housing into the City after 

taking account of the objectives of the zones, their primary incidental densities and the 

potential impact of increased residential density on the established urban infrastructure.  

 

This Policy will assist Council in determining Density Development, and assist 

applicants to achieve the desired quality of site development anticipated by the City. 

 

2.  APPLICATION OF POLICY  

¶  This policy is supplementary to and is to be read in conjunction with the 

appropriate provisions of the City of Armadale TPS No.4 and the Residential 

Design Codes. 

¶  The policy will be applied by the City in the exercise of its discretion in respect of 

applications for Density Development in general and specifically to proposed 

medium density residential development subject to dual coding.  

¶  The policy will be taken into account by the City in making recommendations to 

the Western Australian Planning Commission for the development and 

subdivision of land subject to dual coding. 

   

3.  POLICY OBJECTIVES  

(a) This Policy facilitates:  

¶ the Outcomes and Strategies of the major goal of óEnhanced Natural and 

Built Environmentsô within the Strategic Community Plan 2013-2028; 

¶ the Objectives of the Local Planning Strategy;   

¶ the Aims of the Scheme (Clause 1.6 of TPS No.4) and the Objectives of the 

Zones (Clause 4.2 of TPS No.4). 
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 The Policy Objectives are: 

 (a)  To locate Density Development in residential areas where it can successfully 

integrate into the surrounding environment and where existing access 

arrangements, open space, shopping, public transport, community services, 

drainage and sewerage facilities are capable of accommodating more intensive 

development. 

 (b)  To promote the use of Structure Plans to co-ordinate the development of medium 

density housing in "street blocks". 

 (c) To encourage an attractive streetscape setting which enhances and complements 

the visual character, bulk and scale of the surrounding built form. 

 (d)  To achieve a high quality building development in relation to architectural design, 

site layout, materials, colour, tone, texture and fencing. 

 (e)  To provide safe, functional and attractive access arrangements in and out of the 

site, which contribute to the overall aesthetics of the development. 

 (f)  To provide for safe and convenient placement and storage of waste to the 

developmentôs future residents.  

 (g)  To provide for the safe and convenient collection of rubbish bins by the Cityôs 

waste disposal vehicles. 

 

4.  POLICY STATEMENT  

 

4.1  All Density Developments 

 

 4.1.1  Density Development applications shall be assessed and determined based on 

the prevailing density code of the site, and the extent to which the Design 

Guidelines outlined in Clause 4.3 of this policy are met. 

 

 4.1.2  Density Development shall not be approved in areas where reticulated 

sewerage is not available or where adequate drainage is not available or 

planned to accommodate higher than existing densities to the satisfaction of the 

Executive Manager Technical Services.  

 

   In the event of the City not being satisfied that there is adequate provision for 

on-site drainage, a catchment analysis of the existing drainage network may be 

required to confirm the available capacity downstream of proposed additional 

flows, and a condition may be imposed on any approval issued requiring a 

contribution towards the upgrade of the Cityôs drainage network as a result of 

the findings. 

 

 4.1.3  Access arrangements shall ensure that traffic generated by the proposal can be 

accommodated by the existing street network.   

 

 4.1.4  Adequate parking shall be available on-site without detriment to the 

streetscape; 
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 4.1.5  Adequate provision shall be made for the safe and convenient collection of 

rubbish and recycling bins. 

 

 4.1.6  The City will not support the development of multiple dwellings which 

requires a plot ratio in excess of that indicated on Column 2 of Table 4 of the 

Residential Design Codes with respect to the designated Code identified on the 

Scheme Map. 

 

 4.1.7  To facilitate improvements to the Cityôs footpath network, development taking 

advantage of the higher code in dual coded areas and development within areas 

Coded R40 will be required as a condition of planning approval to make a 

contribution to the Cityôs footpath fund on the basis of the estimated cost of 

constructing 5m of footpath for every additional unit proposed for the site. 

 

   Contributions should generally be expended in the locality within which the 

contribution has been made. 

 

4.2 Dual Code Areas Coded R15/40, R15/60 and Areas Coded R25/40 

 

4.2.1 Areas Coded R10/25, R12.5/25, R15/25, R17.5/25 (Clause 5.2.4 a) of TPS No.4. 

 

 4.2.1.1 Clause 5.2.4 a) (ii) and (iii) of TPS No.4 refer to the surveillance of streets, 

public open space (POS) and pedestrian access ways (PAWs).  In this regard 

developments shall incorporate major openings overlooking streets, or visually 

permeable fencing (above 1.2m high) adjacent to POS or PAWôs (refer to 

Clause 4.3.3).  Where appropriate, the City will request the provision of direct 

pedestrian access to POS. 

 

4.2.2 Areas Coded R15/40, R25/40 and R15/60 (Clause 5.2.4 b) of TPS No.4). 

 

 4.2.2.1  Areas coded R15/40, R15/60 and R25/40 may be suitable for development in 

accordance with the higher code where the City is satisfied that the matters 

identified in Clause 5.2.4 b) of TPS No.4 are addressed.  The matters within 

Clause 5.2.4 b) are elaborated on as follows: 

 

 4.2.2.2   Reticulated sewer and adequate drainage ï refer to Clause 4.1.2; 

 

 4.2.2.3   Footpaths and / or cycleways ï should be constructed within the road reserve 

to which the site abuts; 

 

 4.2.2.4   A public transport stop or station ï may be either a bus route or train station, 

however the two have different catchments (400m and 800m respectively); 

 

 4.2.2.5   A convenience shopping site ï Any shop where daily convenience goods (e.g. 

bread and milk) may be purchased; 

 

 4.2.2.6   Recreational open space ï refers to a public open space reserve that is able to 

be used for active or passive recreation.  Other recreational facility ï may be 

any public or private development as relates to recreational activities; 
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 4.2.2.7  Community facility ï means a premises primarily for the provision of 

educational, social, or recreational facilities or services by organisations 

involved in activities for community benefit. 

 

4.3 Grouped Dwellings and Higher Density Housing Requirements 

 

The following Design Guidelines are applicable to all forms of Density Development 

within the City, unless specifically stated otherwise. 

 

4.3.1 Building Design 

 

 4.3.1.1  The provision of roofs with a pitch of 25 degrees or greater is encouraged to 

provide a distinctive streetscape character, unless this is likely to compromise 

an existing streetscape character. 

 

 4.3.1.2  Colour schemes and use of materials will be required to achieve a high 

standard of visual amenity to be consistent with the desired appearance of the 

streetscape. Materials shall complement the ñnaturalò tones associated with the 

Armadale landscape.  

 

 4.3.1.3  To create a high visual standard and enhance the aesthetics of the streetscape, 

architectural detail and trim will be considered as an integral component of the 

overall appearance of the development.  Details such as gutters, fascias, 

capping, brackets, window frames, posts, louvers etc shall be designed and 

coloured to complement the overall building. 

 

 4.3.1.4  Rear dwelling(s) shall be designed and sited to ensure that the front elevation 

(inclusive of a window to a habitable room, or a balcony) is visible from and 

provides an outlook to the street. 

 

 4.3.1.5  Buildings shall be designed to include sufficient eaves (i.e. minimum 300mm 

width), and verandahs or awnings to provide protection for openings from 

summer sun. 

 

 4.3.1.6  The design of Density Development shall avoid uniformity by providing a 

degree of variety in the range of house designs, colours and fenestrations 

(windows and openings). Development including two storey dwellings or 

dwellings with lofts is encouraged. 

 

 4.3.1.7  In addition to the standards set out in the Residential Design Codes, where 

development in excess of three units is proposed to a residential density in 

excess of R30, one (or a proportional mix) of the following requirements shall 

be met: 

 

¶ One third of the units within a development (to be rounded down in the 

event of an odd number) shall be comprised of two storey units (which shall 

be defined to include any development with at least one habitable room on 

the second level); or 

 

 



 

Policy Manual - Local Planning Policies 

 (Town Planning Scheme No.4) 

 

43 

¶ 50% of the units within a development (to be rounded down in the event of 

an odd number) shall have a total plot ratio floor area no greater than 110m² 

and include an outdoor living area of at least 24m² with a minimum 

dimension of 4m; or 

¶ The density of development shall not be in excess of R30. 

4.3.2 Streetscape 

 

 4.3.2.1  Where dwellings abut a Primary Street, the entrance and a major opening of the 

dwelling shall be orientated towards the Primary Street. 

 

 4.3.2.2  Where dwellings abut a Communal Street, the entrances to the dwellings 

should be visible from the Primary Street where possible, or if not possible, 

visible from the Communal Street. 

 

 4.3.2.3  Where dwellings abut both the Primary and Communal Street, the respective 

elevations shall be designed to address both streets.  The Primary and 

Communal Street boundaries should preferably remain unfenced to maintain an 

open streetscape. 

 

 4.3.2.4  Garages shall not be forward of the front habitable room window of the 

dwelling and preferably should be 1m behind the main front wall of the 

dwelling; 

 

 4.3.2.5  A clear view of the proposed development from the Primary Street should be 

provided by staggering some of the dwelling units. Designs should provide for 

the breaking up of roof areas and the appropriate use of landscaping. 

 

 4.3.2.6  For surveillance, major openings from two or more of the individual units shall 

have an uninterrupted view to the Primary Street. 

 

 4.3.2.7  Except in the case of developments with three units or less or where the 

outlook from each dwelling is to public open space or to a communal facility or 

open space, Communal Streets shall be central within a development; 

 

 4.3.2.8  The end of Communal Streets shall not include blank walls / horizontal 

windowless areas (e.g. garage doors) unless adjacent dwellings are two storey. 

 

 4.3.2.9  Dwellings shall not be designed to include blank walls facing or visible from 

the Primary or Communal Street. 

 

4.3.3 Fencing Design 

 

 4.3.3.1  Front walls and fences shall not be constructed in fibre cement (super six). 

 

 4.3.3.2  The height, texture, colour and style of walls and fences exposed to public 

spaces shall be compatible with the streetscape and existing buildings. 

 

 4.3.3.3  In the context of Clause 4.2.1, unless otherwise approved for a specific purpose 

(e.g. screening a drying area), fencing abutting public open space should be 

visually permeable when higher than 1.2m above natural ground level. 
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 4.3.3.4  In the context of Clause 4.3.2.3, if fencing must be utilised, it shall be visually 

permeable when higher than 1.2m above natural ground level where it abuts a 

Secondary or Communal Street or is within the area in front of the building 

setback line to the Primary Street. 

 

 4.3.3.5  Where communal open space is to be provided, visually permeable when 

higher than 1.2m above natural ground level shall be utilised for at least 50% of 

the interface between development and the communal open space. 

 

 4.3.3.6  Where retaining is proposed or approved on boundaries, fencing shall be 

located on top of the retaining wall, in accordance with the requirements of the 

Cityôs Fencing Local Law. 

 

4.3.4 Retention of Existing Dwellings 

 

 4.3.4.1 The City shall encourage the retention of existing houses as part of a 

redevelopment proposal where the building: 

 

¶ Is in good condition and of good architectural quality (the City may require 

an architectural report detailing building and architectural specifications and 

quality of the building); 

¶ Is located on the block to provide a sufficient and usable area for additional 

units; 

¶ Will retain and enhance the amenity and streetscape quality of an area; 

¶ Is of heritage significance. 

 

 4.3.4.2 Where the City is not satisfied that the retention of a dwelling is appropriate it 

may require the dwelling to be demolished. 

 

 4.3.4.3 Where the City considers a building worthy of retention but it is not of a 

suitable condition, in order to satisfy Clause 5.2.6 and 6.2.4 of the Residential 

Design Codes the City will consider the imposition of a requirement for some 

or all of the following works to be undertaken to complement the proposed new 

development: 

 

¶ Nature and quality of roof cladding finishes; 

¶ External wall finishes; 

¶ External colour scheme; 

¶ Window treatments; 

¶ Architectural detail and trim; and 

¶ Other matters as detailed by the City. 

 4.3.4.4 Where an existing older dwelling is to be retained in a proposed Density 

Development, the application should outline improvements to the existing 

building inclusive of at least one of the following: 

 

¶ Restoration or replacement of the existing roof; 

¶ Recladding or rendering of walls; or 
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¶ Repainting of the dwelling.  

 

 4.3.4.5 Where an existing older dwelling is to be retained in a proposed Density 

Development, the application should outline improvements to the streetscape 

inclusive of at least one of the following: 

 

¶ New front open style fencing; 

¶ Re-landscaping within the front setback; or 

¶ New paving and kerbing in the driveway and crossover. 

 4.3.4.6  In respect of Clauses 4.3.4.4 and 4.3.4.5, the City may apply more than one of 

the above criteria, where in the opinion of the City the condition of the 

aforementioned elements is in need of improvement. 

 

4.3.5 Open Space and Landscaping 

 

 4.3.5.1  A 0.5m vegetated buffer strip should be provided on both sides of proposed 

Communal Streets. 

 

 4.3.5.2  Landscaping and maintenance proposals should where possible combine front 

garden or open space areas with adjoining verges to create an integrated 

appearance. 

 

 4.3.5.3  In accordance with Clause 5.3.2 and 6.3.2 of the Residential Design Codes 

applications for Density Development are to specify details of the landscape 

works proposed through the preparation of a landscape plan. The landscape 

plan is to demonstrate: 

 

¶ That it has taken account of the Cityôs Urban Forest Strategy and the 

relevant tree palette within which the development proposal is located in 

guiding tree selection; 

¶ A strong landscaping theme incorporating feature planting in common 

areas; 

¶ Details of plant species and hard landscape materials; 

¶ Planting to soften and screen hard surfaces; 

¶ Planting for solar control; 

¶ Ongoing maintenance proposals including automated reticulation; 

¶ A vegetation survey of the site and identification of significant trees with 

maximum vegetation retained; and 

¶ Existing and proposed verge trees, and verge treatment. 

 (Refer to the Cityôs Landscaping Guidelines for assistance ï 
 http://www.armadale.wa.gov.au/services_and_facilities/planning/). 

 

 4.3.5.4 Principal areas of private open space should be located at the rear of the 

dwelling.  In the case of multiple dwellings, upper storey balconies may be at 

the front but ground floor courtyards are preferred at the rear.   
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 4.3.5.5  In the case of proposals taking advantage of higher density in a dual code area, 

and including 12 or more units, an area of communal open space shall be 

provided. The communal open space: 

 

¶ shall be provided at the rate of 12m² per grouped dwelling;  

¶ shall be provided at the rate of 8m² per multiple / single bedroom / aged 

persons dwelling;  

¶ shall generally be provided in one location; 

¶ shall be of a useable shape (i.e. generally square or rectangular as far as is 

possible unless in the opinion of the City special circumstances dictate 

otherwise); 

¶ shall contain appropriate landscaping and one or more of the following ï 

benches, gazebo, barbeque, play equipment ï at the Cityôs discretion based 

on the extent of the development. Landscaping and furniture shall be 

demonstrated on a comprehensive landscape plan. For developments 

containing six or more units this landscape plan should be submitted as part 

of a formal development application (refer to other clauses within section 

4.3.5 and the Cityôs Landscaping Guidelines for assistance);  

¶ Shall be referred to in the Management Statement associated with the strata 

subdivision to state that the body corporate is required to implement and 

maintain the adopted landscape plan in common areas. 

 4.3.5.6  Existing trees on a site or in the verge adjacent to a site, especially mature 

trees, should be preserved wherever possible. 

 

 4.3.5.7  A verge tree shall be provided for each unit adjacent to the Primary Street, 

unless verge trees already exist and are considered adequate. 

 

 4.3.5.8  In the case of sites including three or more units, planting of, or retention of, 

one 45 litre container size low maintenance tree for every three units shall be 

required (to be indicated on the comprehensive landscape plan required by 

Clause 4.3.5.3). The tree species selected to be to the satisfaction of the 

Executive Director Technical Services. 

 

 4.3.5.9 Where site conditions prevent the provision of a suitable tree on site, the 

developer is to contribute to the City to enable a suitable tree to be purchased 

and installed on public land within 400m of the development site. 

 

 4.3.5.10 Where areas of communal (private or visitor) car parking are to be provided, 

car parking shade trees shall be provided at the rate of at least 1 tree per 10 

metre interval along any line of car parking. 

 

 4.3.5.11 Cash-in-lieu of communal open space may only be contributed where units 

directly abut (i.e. have a common boundary with) public open space. 
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4.3.6 Access and Car Parking  

 

 4.3.6.1  Garages and carports shall be designed to complement abutting dwellings by 

utilising consistent material types, colour schemes and design. 

 

 4.3.6.2  Other than for two unit development, to ensure the visual streetscape quality 

and character is maintained, car parking within the front setback is only 

appropriate where sited under the curtilage of a carport where the carport is 

designed to integrate with the principle dwelling in terms of roof pitch, 

building materials and colour. 

 

 4.3.6.3  Where in the Cityôs opinion, car parking adjacent to a side boundary will 

impact in terms of headlight glare on the habitable rooms of an adjoining 

property, provision of an adequate landscaped buffer with mature/fast growing 

trees will be required, sufficient to provide an adequate visual barrier between 

the two properties. 

 

 4.3.6.4  In addition to the requirements of Clause 5.3.4 and 6.3.4 of the Residential 

Design Codes, the design of the pavement within a driveway should, depending 

on the length of the accessway, take account of the need to limit width to 3 

metres at appropriate locations to minimise the effect of its dominance and heat 

radiance, unless a waste collection vehicle is to enter the site. 

 

 4.3.6.5  To achieve a high visual standard which contributes to the overall amenity of 

an area, the City requires accessways to be constructed of block/brick paving or 

similar high quality material. Untreated concrete and black asphalt is not 

acceptable. The use of alternative paving materials will only be considered for 

two unit developments, where in the opinion of the City, special circumstances 

apply. 

 

4.4  Waste Collection Guidelines 

 

The following Waste Collection Guidelines are applicable to Density Development 

within the City, unless specifically stated otherwise. 

 

4.4.1 On Street / Bin Pad Collection 

 

 4.4.1.1  In determining applications for Density Developments, consideration will be 

given to the adequacy of the provision for the safe and convenient collection of 

rubbish and recycling bins by the Cityôs waste disposal vehicles. The 

application for planning approval is required to identify the collection points 

(bin pads) and the City needs to be satisfied that their placement will be 

adequate to facilitate easy collection and not jeopardise the safety of 

pedestrians on footpaths or users of the road system. 

 

 4.4.1.2  The following criteria shall be applied to the placement of bin pads in the first 

instance: 

 

¶ Sufficient verge space is required to accommodate the standard requirement 

of two bins for each unit within a proposed development plus adequate 
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separation space to enable manoeuvring by mechanical arms without 

encroachment onto the frontage of adjoining properties.  

¶ Generally, a space of 1.8m per unit will be required to be clearly marked 

and available for bin placement at a distance of 0.8m behind the kerb.  A 

minimum unobstructed vertical clearance of 4.3m is necessary above a bin 

pad to facilitate pick up; 

¶ Bin pads should not be separated from the street by a public footpath;  

¶ There is a presumption against the siting of bin pads near intersections, bus 

stops, median islands, roundabouts, slow points, along roads classified as 

District Distributors or higher, or where their location will impact on traffic 

sightlines or safety; 

¶ Bin pads should not be located further than 75m from the respective 

residential dwelling. The intervening distance should have a gradient no 

greater than 10% with no stairs;  

¶ The design should provide for access between the visually screened bin 

storage area to the bin placement area without passing through unit living 

areas. 

 4.4.1.3 Where the criteria set out in Clause 4.4.1 cannot be met in its entirety, 

management from bin pick-ups either on-site or via alternative access, will be 

required.  

 

 4.4.1.4 Where in the Cityôs opinion a proposed development / application for planning 

approval cannot meet the Waste Services requirements, an application may be 

refused. 

 

4.4.2 Waste Management Plan 

 

 4.4.2.1 Where the City requires the preparation of a Waste Management Plan, the plan 

shall take into account: 

 

¶ Safety and convenience for waste generators; 

¶ Safety and convenience for waste collectors; 

¶ Impact on future roadside pedestrian movements; 

¶ Impact on future road vehicle traffic; 

¶ Maintenance of bins / bin storage areas; 

¶ Bulk waste and green waste verge collections; 

¶ Implementation through an associated Strata Management Statement. 

 

5.  Structure Plan 

  

 5.1  Where design issues for an individual site are particularly challenging and would 

benefit from a wider perspective, or a site is within a Development (Structure 

Planning) Area that does not have an approved Structure Plan, developers 

should submit a Structure Plan to the City for consideration in accordance with 

Part 6A of TPS No. 4. 
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6. Definitions: 

 

Density Development: means residential development comprised of single dwellings, 

single bedroom dwellings, grouped dwellings or multiple dwellings for which Council 

discretion is required under Clause 5.2.4 of the Town Planning Scheme and within areas 

coded R40. 

 

Close Proximity: means a location proximate to a destination assessed in accordance 

with the walkable catchment technique within Appendix Three of Liveable 

Neighbourhoods. 

 

Rear dwelling: means a habitable dwelling without direct frontage to the primary 

street, whether on its own lot or on the same lot as the dwelling with direct road 

frontage. 

 

Surveillance: means the uninterrupted view of the public domain from vantage points 

within a dwelling. 
 

 

 

D106/6/03  Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/04  Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D83/7/06  Development Services Committee 11 July 2006 - Adopted by Council 17 July 2006 

D85/7/07  Development Services Committee 10 July 2007 - Adopted by Council 16 July 2007 

D69/8/10  Development Services Committee 16 August 2010 - Adopted by Council 23 August 2010 

D7/2/14 Development Services Committee 18 February 2014 - Adopted by Council 24 Feb 2014 

D8/2/15 Development Services Committee 17 February 2015 - Adopted by Council 23 Feb 2015 
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PLN 3.2 CHILD CARE PREMISES  

 

1.  INTRODUCTION  

 

The location of Child Care Premises needs to take account of the Cityôs expectation that 

new premises will be developed in an orderly, proper and rational manner, which 

ensures the community has access to child care services that are appropriately integrated 

within various parts of the City. 

 

This policy outlines the matters which applicants need to consider in selecting suitable 

sites for Child Care Premises and matters the City takes into account when considering 

an application for planning consent. The policy draws together and elaborates on the 

requirements specified in the Town Planning Scheme. 

 

2.  APPLICATION OF POLICY  

 

This policy will be applied to guide the City in determining development applications 

for Child Care Premises. 

 

3.  OBJECTIVES  

 

a) To promote the provision of Child Care Premises in accordance with community 

needs; 

b) To encourage applicants to undertake appropriate planning in the establishment of 

Child Care Premises; 

c) To provide guidelines for the selection of suitable sites for Child Care Premises 

and their development requirements; and 

d) To minimise the impacts of Child Care Premises on the amenity, form and 

function of neighbourhoods.  

 

4. POLICY STATEMENT  

 

 4.1 Location Criteria  

  4.1.1 Sites in close proximity to community facilities, local centres, schools and 

public transport networks are a preferred location for new Child Care 
Premises. 

  4.1.2  Child Care Premises should not be located so to adversely affect the level 

of service provided by a road or create road safety concerns, to the Cityôs 
satisfaction.  
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   4.1.3 Larger Child Care Premises (considered those which accommodate more 

than 50 children) are not generally considered suitable in Residential zones. 

Where such facilities are proposed in Residential zones they will only be 

supported where: 

 a) The proposal will not have a significant detrimental impact to the 

residential amenity of adjoining and nearby properties; 

 b) Arrangements will be in place to manage the use of outdoor areas to 

minimise any impacts on the residential amenity of adjoining and 

nearby properties; 

 

 c) Traffic generated from the facility will not detrimentally affect the 

level of service provided by the local road system; 

 

 d) The site has certain attributes to distinguish it as possibly being 

acceptable in a Residential zone (such as the site being surrounded by 

roads and/or reserves, the land being in excess of 1000m2 in size or 

there being non-residential land uses or zones on one or more sides); 

and 

 

 e) Other relevant requirements are complied with. 

 

 4.2 Site Requirements 

  4.2.1 Sites with access to reticulated sewer are preferred unless the landôs 

capability and suitability for on-site effluent disposal is demonstrated to the 
Cityôs satisfaction and/or the Health Department.  

  4.2.2 Sites shall be of sufficient size to accommodate parking and access 

requirements, servicing infrastructure, landscaping, outdoor play areas and 
setbacks to adjoining properties to the satisfaction of the City. 

4.2.3 Regular shaped sites in excess of 1000m² are preferred, as these sites 

generally enable accommodation of required facilities and appropriate 
setbacks/buffers between the Child Care Premises and adjoining properties.  

  4.2.4 For sites that are on roads which are part of the Road Freight Network, a 

transport noise assessment in accordance with the guidelines of the WAPC 

State Planning Policy 5.4 Road and Rail Transport Noise and Freight 

Considerations in Land Use Planning (or standards which supersede it) 

shall be undertaken. Any noise amelioration measures recommended in the 

noise assessment report shall be incorporated into the development at the 
appropriate stages as determined by the City.  
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 4.3 Car Parking and Traffic Management  

 

  4.3.1  The City may require the submission of a traffic impact assessment 

completed by an appropriately qualified traffic engineer in order to 

determine the level and impact of traffic generated, impact on off-site and 

on-site car parking and appropriate means of addressing such impacts.  

 

  4.3.2  Car parking and vehicular access requirements shall be consistent with the 

Town Planning Scheme.  

 

  4.3.3  Pick up and set down facilities shall be provided. 

 

  4.3.4  Car parking areas shall be landscaped to the satisfaction of the City. 

 

  4.3.5  Site selection, layout and vehicle access points shall provide for safe and 

efficient traffic movement and have regard for the impact of traffic on the 

local road system. 

 

  4.3.6 For sites with more than one street frontage, access shall be provided from 

the lowest order road unless otherwise required and/or approved by the 

City.  

 

  4.3.7  All vehicles shall be able to leave the site in a forward gear. 

 

 4.4 Building Design and Site Layout 

 

  4.4.1  The scale and design of new buildings shall be consistent with the 

character of the existing or desired streetscape in the locality.  

   

  4.4.2   Fencing of a suitable height and materials shall provide a safe, screened 

and secure site which also achieves a high standard of streetscape amenity. 

Boundary fencing separating play areas from adjoining residential 

properties shall be constructed of materials that will reduce noise impacts 

where appropriate.  

 

  4.4.3  Designs shall be able to demonstrate the use of passive solar design 

principles and provide shaded outdoor play areas to protect children from 

the dangers of prolonged sun exposure. 

 

  4.4.4  Within Residential zones and on land adjoining a residential use, building 

setbacks shall be provided to the minimum requirements of the Residential 

Design Codes (all openings of a Child Care Premises are to be regarded as 

ñmajor openingsò under the Residential Design Codes for assessment 

purposes).  
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 4.5 Conditions on Hours of Operation and Noise Emissions 

 

  4.5.1  Operating hours shall consider the need to protect residential amenity 

where applicable. This may require the City to impose additional 

conditions on Child Care Premises where non-standard operating hours are 

proposed (Standard Hours: 7am and 7pm excluding Sundays and Public 

Holidays).  

 

  4.5.2  Where the potential exists for a Child Care Premises to have an impact on 

the amenity of adjoining property with respect to noise, the City may 

require the submission of a report by an appropriately qualified acoustic 

consultant in order to determine the level of noise emissions and ways to 

address such emissions. 

 

RELATED DOCUMENTS AND NOTES  

 

Notwithstanding the provisions of this policy, compliance with relevant state and federal 

government requirements is required. It is the applicantôs sole responsibility to consult with 

all other relevant authorities and obtain any other required approvals.  

 

Any applicant considering development of a Child Care Premises should also obtain and 

consider any information the state Department of Environment and Conservation (DEC) or 

their successors has about the contamination status of a given site. It should be emphasised 

that the absence of a report to DEC is no guarantee that a site is uncontaminated. In summary, 

it is the sole responsibility of the applicant to: 

 

o Exercise duty of care to ensure that the site is suitable for use as a child care service; 

o Seek and consider any information held by DEC about the contamination status of the 

site; and 

o Seek and consider any other information about the contamination status of the site, 

irrespective of whether or not it has been reported to DEC under the Contamination 

Sites Act 2003 or standards which supersede it. 

  

Related Documents (the City accepts no responsibility for the accuracy/validity of this 

list as the documents may be subject to change by third parties): 

 

Å The Community Services (Child Care) Regulations 2006;  

Å The Community Services (Family Day Care) Regulations 2006; 

Å Child Care Services Act 2007; 

Å Chile Care Services Regulations 2007; 

Å WAPC Planning Bulletin 72/2009 ï Child Care Premises 2009; 

Å Environmental Protection Act 1986 and the Environmental Protection (Noise) 

Regulations 1997;  

Å Health Act 1911;  

Å Health (Food Hygiene) Regulations 1993; or 

Å the standards which supersede any of the above.  

 

 
D106/6/03  Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/04 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D27/4/12 Development Services Committee 16 April 2012 - Adopted by Council 23 April 2012 
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PLN 3.3 HOME OCCUPATIONS  & HOME BUSINESSES 

 

1. INTRODUCTION  

 

Town Planning Scheme No.4 allows the Council discretion to approve Home 

Occupations and Home Businesses in the Residential, Special Residential, Rural Living 

and General Rural zones. Such uses may be encouraged as a means of facilitating 

economic development opportunity provided local amenity is not compromised. 

 

 

2.  APPLICATION OF POLICY  

 

This policy provides guidance to the City in exercising discretion to approve or refuse 

Home Occupations and Home Businesses in the Residential, Special Residential, Rural 

Living and General Rural zones. The policy sets out the application requirements and 

matters to be considered in determining applications for Home Occupations and Home 

Businesses. 

 

3.  POLICY OBJECTIVES  

 

a) To provide residents with the opportunity to conduct activities from their homes 

in small/domestic scale enterprises within strict guidelines to ensure local amenity 

is not compromised. 

 

b) To facilitate activities that are of a small scale and do not necessarily warrant 

location in the Local Centre, District Centre or Industrial zones. 

 

4. POLICY STATEMENT  

 

 

4.1 Applications for Home Occupations and Home Businesses shall be assessed 

with consideration to the following: 
 

 a) The definitions for Home Occupation and Home Business in the Town Planning 

Scheme; 

 

 b) Points determined for applications by the Scale of compatibility table (see 

attached tables in section 5.0) based on information supplied as part of the 

application and any other information; 

 

 c) The circumstances particular to each application; 

 

 d) The impact the proposal may have on the surrounding area; and 

 

 e) Applications for Home Occupations and Home Business involving food 

preparation for commercial purposes will not be permitted by the City unless it 

complies with the requirements of the relevant Health Regulations (advice from 

the Cityôs Environmental Health Department should be sought in regard to this).  
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 4.2 Advertising 

 

Home Occupation and Home Business applications may be advertised by the City 

to surrounding neighbours or other affected properties for not less than 10 days 

where: 

 

  a) The scale of compatibility criteria score is 20 or above; or 

 

  b) When the City considers it necessary. 

 

Notwithstanding, applicants are encouraged to gain signed comments from 

surrounding neighbours or other affected properties as part of their application.  

 

 4.3 Validity of Approvals  

 

Approvals for Home Occupations and Home Business are valid for one year and 

must be renewed annually. Applications for renewal need to be lodged with the 

City prior to the current approval expiring and application fees are payable. The 

City may approve, approve with conditions or refuse a renewal application.  
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5.0 COMPATIBILITY TABLES  
 

5.1 COMPATIBILITY SCALE ï SCORE NOT TO EXCEED 30 POINTS 

 

 

SCORE 1 Point 2 Points 3 Points 
SCHEME 

LIMITS  

ACTIVITY 

TYPE 

e.g. 

Arts 

 

Storage; Crafts using 

electrical equipment 

 

 

Activities proving 

a Service, 

Creation of goods 

or instruction 

 

Must be associated 

with applicant's 

residence.  

OCCUPIED 

AREA 

(including 

storage area) 

< 10m
2
 10m

2
 - 15m

2
 15m

2
 - 20m

2
 

Not greater than 

20m
2
 

LOCATION  
Inside the 

residence 
Outbuilding  Exposed  

ADVERTISING 

SIGN (confined 

to subject 

property)  

Nil   Required 
Not to exceed 
0.2m

2
 

COMMERCIAL 

VEHICLE  
Nil  

One parked on 
property (approval 

required); none 

calling 

More than one 

calling 

Any commercial 

vehicle involved 

in the business to 
comply with the 

Scheme provisions  

EQUIPMENT  

e.g. 
Nil  

Office equipment, 

telephone, word 

processor, kitchen 
appliances etc. 

Power tools, 

mechanical tools, 

tools generally of 
a noisy nature. 

Electric motor 

only 

 

EMPLOYEES 
Applicant only 

at all times 

Two household 

members (includes 
intermittently) 

More than two 
household 

members (includes 

intermittently) 

 

CUSTOMERS 

ATTENDING 

PER DAY 

Nil  0 - 5 > 5  

OPERATING 

HOURS 

< 10 hours per 
week 

10-35 hours per 
week 

> 35 hours per 
week 

 

PREVAILING 

LOT SIZE  
> 2000m² 600m

2
 ï 2000m² < 600m

2
  

STOCK/GOOD

S 

Inside a 
building  

In view 
Questionable or 
unsightly 

Not to prejudice 
amenity 

TOTAL SCORE : < 20 - Approval recommended  

  20-30 - Can be approved by Delegation or submit for Council decision 

  > 30 - Refusal on basis of cumulative score from above 
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5.2 HOME BUSINESS COMPATIBILITY SCALE ï SCORE NOT TO EXCEED 30 

POINTS 

 

SCORE 1 Point 2 Points 3 Points 
SCHEME 

LIMITS  

ACTIVITY 

TYPE e.g. 

Arts; 

Administration; 

Crafts (using 
electrical 

equipment)  

Activities proving 

a Service, Creation 
of goods or 

Instruction 

 

Must be associated 
with applicant's 

residence.  

OCCUPIED 

AREA 

(includes 

storage areas) 

< 20m
2
 20m

2
 - 30m

2
 30m

2
 - 50m

2
 

Not greater than 
50m

2
 

LOCATION  
Inside the 

residence 
Outbuilding Exposed  

ADVERTISING 

SIGN 
Nil   Required 

Not to exceed 

0.2m
2
 

COMMERCIA

L VEHICLE  

 

Nil  

One parked on 
property (approval 

required); none 

calling 

More than one 

calling 

Any commercial 

vehicle involved in 

the activity to 
comply with the 

Scheme provisions  

EQUIPMENT  

e.g. 
Nil  

Office equipment, 

telephone, word 

processor, kitchen 
appliances etc. 

Power tools, 

mechanical tools, 

tools generally of a 
noisy nature. 

Electric motor only 

 

EMPLOYEES 
Applicant only at 

all times 

Two household 
members (includes 

intermittently) 

Up to two 
employees not part 

of the household  

 

CUSTOMERS 

ATTENDING 

PER DAY 

Nil  0 - 5 > 5  

OPERATING 

HOURS 

< 10 hours per 

week 

10 - 35 hours per 

week 

> 35 hours per 

week 
 

PREVAILING 

LOT SIZE  
> 2000m² 1000m

2
 - 2000m² < 1000m

2
  

STOCK/GOOD

S 
Inside a building  In view 

Questionable or 
unsightly 

Not to prejudice 
amenity 

TOTAL SCORE :< 20 - Approval recommended  

                20-30 - Can be approved by Delegation or submit for Council decision 

                 > 30        - Refusal on basis of cumulative score from above and that the      

proposal is likely to have an adverse impact on the 

neighbourhood 
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Note: 

 

The policy does not apply to Home Offices which are ñpermitted developmentò under Clause 

8.2 (d) of Town Planning Scheme No.4 and a planning application is therefore not required. 

However, persons must ensure their activities meet the definition of a Home Office for Clause 

8.2 (d) to be valid. Pursuant to Schedule No.1 of Town planning Scheme No.4, a Home 

Office is defined as follows: 

 

ñhome officeò means a home occupation limited to a business carried out solely within a 

dwelling by a resident of the dwelling but which does not: 

 

a) entail clients or customers travelling to and from the dwelling; 

b) involve any advertising signs on the premises; or 

c) require any external change to the appearance of the dwelling. 

 

By way of clarification, a Home Office is considered to be the use of the premises by a person 

who conducts the activity off site (e.g. mobile mechanic) and only conducts the administration 

component of the enterprise at their residence.  

 

 
D106/6/03 Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/04 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 
D27/4/12 Development Services Committee 16 April 2012 - Adopted by Council 23 April 2012 
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PLN 3.4 OUTBUILDINGS  

 

1. INTRODUCTION  

 

Outbuildings serve a variety of purposes such as garages, sheds, hobby rooms, art 

studios and storerooms to name but a few. While it is desirable to enable the provision 

of such facilities at a property, it must be done in an appropriately controlled manner so 

outbuildings do not detract from the amenity, character and streetscape of an area and 

are not used contrary to the Cityôs requirements. This policy therefore provides 

guidance on the design, siting and use of outbuildings.  

 

2. APPLICATION OF POLICY  

 

This policy applies to the design and siting of outbuildings in the Residential zone 

where the Deemed-to Comply requirements of the Residential Design Codes are not 

met and in the General Rural, Rural Living, Special Residential, Local Centre, District 

Centre, Strategic Regional Centre and Mixed Business/Residential zones. This policy 

also applies to the use of outbuildings.  

 

Development on land zoned General Industry, Industrial Business or reserved under the 

Cityôs Town Planning Scheme is not covered under this policy.  

  

3. POLICY  OBJECTIVE  

 

To ensure outbuildings are sited, designed and used in a manner which will not detract 

from the amenity, character and streetscape of an area.  

 

4. POLICY STATEMENT  

 

4.1 Siting of Outbuildings 

 

The relevant requirements set out in the Town Planning Scheme and where applicable 

Policy PLN 3.5 will be taken into consideration when the City assesses development 

applications for outbuildings. In addition, the following requirements are applicable and 

will also be taken into consideration: 

 

 4.1.1 Primary (Front) and Secondary Street Setback 

 

 Where a dwelling exists or is proposed in the Residential, Special Residential, Rural 

Living, Local Centre, Strategic Regional Centre, District Centre or Mixed 

Business/Residential zone, outbuildings shall not be located forward of the front 

building line of the dwelling or the required street setback, which ever is the greater. 

 

 In exceptional circumstances, outbuildings may be permitted forward of the front 

building line of the dwelling or the required street setback, where the City considers the 

topography or need to retain existing vegetation deem it appropriate, and the visual 

amenity of the streetscape will not be adversely affected. In such cases, the City may 

require appropriate screening measures to be implemented. 
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 4.1.2 Side and Rear Boundary Setbacks 

 

Outbuildings may be approved up to a side or rear boundary on Residential zoned lots 

with a density code greater than R5 subject to: 

 

a) The external side of the wall/s facing or on the boundary being finished in face 

brick, rendered and painted brick or Colorbond any of which shall complement 

the colours of the dwelling to the Cityôs satisfaction; 

 

b) The proposal being advertised to the affected adjoining landowner/s and no 

objection considered by the City as reasonable and justified being received;  

 

c) The lotôs side or rear boundary not adjoining a road classified as District 

Distributor or higher in the road hierarchy;  

 

d) The height of the boundary wall being in accordance with the wall heights for 

each lot size category indicated on Table 1 of this policy;  

 

e) The length and location of the boundary wall being in accordance with Clauses 

5.1.3 C3.2 ii or iii (whichever may apply) of the Residential Design Codes (The 

wall length is calculated in aggregate with consideration to other boundary walls 

proposed or existing at the site ï The wall location also considers other boundary 

walls proposed or existing at the site);  

 

f) The outbuilding not being outside an approved development envelope; and 

 

g) Compliance with the Building Code of Australia.  

 

 

4.2  Floor Area of Outbuildings  

 

The maximum aggregate floor area of an outbuilding or combination of outbuildings on any 

lot may be approved in accordance with the floor areas for each lot size category indicated in 

Table No.1 of this policy. 

 

Measurement of floor area includes all enclosed roofed areas but excludes areas beneath eaves 

and verandahs. 
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4.3 Height of Outbuildings 

 

Outbuildings may be approved having a height in accordance with those for each lot size 

category indicated on Table 1 of this policy. 

 

The heights indicated on Table 1 shall be measured from the natural ground level immediately 

below the relevant point on the wall or roof except in the case of lots with modified levels 

resulting from approved land subdivision wherein height measurements shall be from the 

approved subdivision levels. 

 

TABLE 1 ï Maximum Dimensions for Outbuildings
1
 

 

Lot size 

(m²) 

Less 

than 

600 

600 

and 

over 

1000 

and 

over 

1500 

and 

over 

2000 

and 

over 

3000 

and 

over 

4000 

and 

over 

6000 

and 

over 

1 ha 

and 

over 

2ha 

and 

over 

4ha 

and 

over 

Floor area
2 

3
 

           

(m²) 

10% 

of 

site 

area 

60 70 80 100 110 130 150 200 250 300 

Height            

Top of 

pitched roof 

(m) 

4.2 4.2 4.2 4.2 4.2 4.2 4.5 4.5 5.0 5.0 5.0 

Top of 

external 

wall (m) 

2.4 2.7 3.0 3.0 3.0 3.0 3.0 3.0 3.6 3.6 3.6 

 

1
Table 1 does not apply where land is zoned General Rural and a proposed outbuilding is to 

be used in pursuance of an approved agricultural activity. 
2
Note under Scheme Clauses 5.3.2 and 5B.3 maximum total building coverage of 500m² to 

apply in areas coded R5 or less and in Rural Living and General Rural zones. 
3
Area limits apply to outbuildings in aggregate 

 

 

4.4 Use of an Outbuilding 

 

 4.4.1 An outbuilding shall be incidental to a dwelling on a lot and shall not be used for 

commercial or industrial purposes.  

 

 4.4.2 An outbuilding shall not be used for habitation in any zone (i.e. people are not 

allowed to live in outbuildings on a temporary or permanent basis).  

 

 4.4.3 The use of an outbuilding shall not adversely impact the amenity of neighbouring 

properties. 
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 4.4.4 To allow for landowners to store materials in an outbuilding while an approved 

dwelling on their lot is being constructed, the City may approve an outbuilding 

without a dwelling on the lot for a period no longer than 24 months subject to the 

following conditions being met:  

 

a) The lot being zoned Special Residential, Rural Living or General Rural 

under the Town Planning Scheme.  

b) Both planning and building approval from the City for a dwelling on the lot 

being already granted and remaining valid.  

c) The footings and ground level pad of the approved dwelling being fully 

constructed / installed prior to construction of the outbuilding commencing.  

d) The approved dwelling for the lot being constructed within 24 months of the 

outbuilding being approved by the City. 

e) The outbuilding complying with all other requirements of this policy.  

 

4.5 Colour and Materials of Outbuildings 

 

The materials and colour of outbuildings shall complement those of the dwelling and the 

surroundings to the satisfaction of the City, particularly if located forward of the front 

building line of the dwelling on the lot. This requirement may be met by the outbuilding being 

constructed with a roof material and colour, wall material and colour and roof pitch which 

complement approved buildings existing or proposed on the lot.  

  

The City does not support sea containers being used as outbuildings.  

 

Applicants should also refer to Clause 5.9 of Town Planning Scheme No.4 and if applicable 

Local Planning Policy PLN 3.7 - Araluen Residential Estate.  

 

4.6 Definition  

 

For the purpose of this policy an Outbuilding is defined as: 

 

An enclosed non-habitable building not used for commercial or industrial purposes that is 

detached from and incidental to a dwelling but does not include sea containers. 

 

 

 
D106/6/03 Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/04 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D66/5/08  Development Services Committee 20 May 2008 - Adopted by Council 26 May 2008 

D27/4/12 Development Services Committee 16 April 2012 - Adopted by Council 23 April 2012 

D7/2/14 Development Services Committee 18 February 2014 - Adopted by Council 24 February 2014 
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PLN 3.5 
SETBACK VARIATIONS ï  

RURAL LIVING AND GENERAL RURAL ZONES  
 

1. INTRODUCTION  

 

Clause 5B.1.1 of Town Planning Scheme No.4 requires that where no development 

envelope has been identified for a particular site, the minimum setbacks from all lot 

boundaries shall be 15 metres, unless otherwise approved by the City in accordance 

with the provisions of Clause 5.5 in Town Planning Scheme No.4. This policy provides 

guidance in the exercise of this discretion where the dimensions of rural lots are such 

that there is physical difficulty in complying with the usual 15 metre boundary setback 

requirement. 

 

2. APPLICATION OF POLICY  

 

 This policy applies to land zoned Rural Living and General Rural. 

 

3. POLICY OBJECTIVES  

 

a) To protect the sense of openness in rural areas; and 

 

 b) To provide a consistent approach where rural lots are of limited dimension. 

 

4. POLICY STATEMENT  

 

4.1 With respect to residential and ancillary development in Rural Living or General 

Rural zones, where the effective width of the lot is less than 50m, side setbacks 

may be reduced to the minimum as prescribed under Table 2a and 2b of the 

Residential Design Codes. This concession does not negate necessary measures, 

including the provision of adequate setbacks or the reduction of fuel loads, which 

need to be implemented in the interest of bush fire protection.  

 

 4.2 Where the effective depth of the lot is less than 50m the front/primary street and 

rear setbacks may be reduced to 7.5m and 9.0m respectively.  

 

 
D106/6/03  Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/04 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D27/4/12 Development Services Committee 16 April 2012 - Adopted by Council 23 April 2012 
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PLN 3.6  
ANCILLARY ACCOMMODATION ï  

CONTROL OF ADDITIONAL ACCOMMODATION  
 

1. INTRODUCTION  

 

While it is desirable to enable people to live in a separate dwelling either independently 

or semi-independently to the residents of a primary dwelling on a lot, it must be done in 

an appropriately controlled manner so properties are not overdeveloped or developed 

contrary to the Cityôs requirements.  

 

This policy applies design and siting requirements on ancillary dwellings to ensure the 

objectives of the Town Planning Scheme are upheld and adverse impacts on the amenity 

of a locality are minimised.   

 

2. APPLICATION  OF POLICY  

 

This policy applies to proposals to develop ancillary dwellings in zones where the 

provisions of the Residential Design Codes do not apply. For example, the Rural Living 

and General Rural zones. 

 

3. POLICY OBJECTIVE  

 

To ensure ancillary dwellings can provide accommodation for people who live either 

independently or semi-independently to the residents of the primary dwelling, sharing 

some site facilities and services and without compromising the amenity of surrounding 

properties and ensuring the provisions of the Town Planning Scheme are not 

compromised.  

 

4. POLICY STATEMENT  

 

 4.1 Ancillary dwellings shall meet the following requirements:  

 

4.1.1 The maximum plot ratio area of Ancillary dwellings shall not exceed 

70m². Plot ratio area shall be calculated as defined in the Residential 

Design Codes.  

 

  4.1.2    No more than two bedrooms shall be provided. 

 

  4.1.3  One car bay in a close proximity to the ancillary dwelling shall be 

provided.  

 

  4.1.4  The position on a lot and overall design of an ancillary dwelling shall 

complement the primary dwelling and not adversely affect the 

streetscape or surrounding properties to the Cityôs satisfaction. This 

requirement may be met by the ancillary dwelling being setback near 

and behind and constructed in the same colours and materials as 

existing approved buildings on the lot. 

 

4.2 Only one ancillary dwelling is allowed on a lot.  

 

  



 

Policy Manual - Local Planning Policies 

 (Town Planning Scheme No.4) 

 

65 

 

5. DEFINITIONS  

 

Ancillary Dwelling: 

 

Self-contained dwelling on the same lot as a single house/primary dwelling which may 

be attached to, integrated with or detached from the single house/primary dwelling.  

 

 
D106/6/03 Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D160/9/05 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D27/4/12 Development Services Committee 16 April 2012 - Adopted by Council 23 April 2012 

D7/2/14 Development Services Committee 18 February 2014 - Adopted by Council 24 February 2014 
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PLN 3.7 ARALUEN RESIDENTIAL ESTATE  

 

1. INTRODUCTION  

 

The Araluen Country Club is a low-density residential development integrated with a 

golf course located within the Darling Ranges east of the Armadale City centre. The 

estate was developed initially with specific design guidelines and covenants and under 

the provisions of previous Town Planning Scheme No.2. The estate will continue to 

develop and requires similar, if less extensive, guiding principles to those originally 

prepared. 

 

In view of the exposed nature of the development and potential to be viewed from 

Roleystone, it is necessary to ensure that site works and building design is undertaken 

with sensitivity. This policy has been prepared to assist developers and the City in 

guiding development. 

 

 This policy is based on the Design Guidelines and Covenants January 1994 prepared by 

Hames Sharley for the Araluen Country Club modified to take account of the provisions 

of the Residential Design Codes, the provisions of Town Planning Scheme No.4 and the 

extent to which special planning controls are now appropriate for the estate.  

 

Town Planning Scheme No.4 requires that buildings within the Araluen Residential 

Estate, and other Special Residential zones, accord with the same setbacks, building 

height, bulk, open space and landscaping requirements as those for development to 

which the Residential Design Codes apply. Accordingly, this policy provides additional 

guidance on matters for areas not adequately addressed in the Residential Design Codes. 

 

2. APPLICATION OF POLICY  

 

The policy applies to the development of residential dwellings, outbuildings and 

associated site works within the Araluen Residential Estate (Development Area No.10 

in Town Planning Scheme No.4). The policy provides clear guidance to the City in the 

exercise of its discretion to approve or refuse development.  

 

3. POLICY OBJECTIVES  

 

a) To ensure that development maintains and enhances the residential amenity for 

existing and future Araluen residents; and 

 

b) To protect and enhance the natural environmental features of the locality.  
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4. POLICY STATEMENT  

 

4.1 Streetscape 

 

 4.1.1 Garages should be integrated with the dwelling. Flat roof carports, patios and 

garages are not permitted. 

 4.1.2  Parking areas for boats, caravans and commercial vehicles are not permitted 

forward of the front building line. 

 4.1.3 Clothes drying areas, service areas, storage areas, air conditioning units and hot 

water storage tanks shall be located behind the front setback line and screened 

from public view. 

 4.1.4  Driveways shall be comprised of materials complementary in colour to the estate 

roads, or other earthy colours appropriate to the site. 

 

4.2 Site Works and Vegetation Removal 

 

 4.2.1  Building sites shall, as far as practicable, be restored to their original state after 

development and after taking into account bush fire protection measures 

considered necessary by the City. 

 4.2.2  Removal of existing trees and bushes shall only occur to provide for the siting of a 

dwelling, to provide dwelling access and to accommodate bush fire protection 

measures considered necessary by the City. 

 4.2.3 When required by the City, development that is highly visible from public areas 

shall be screened by landscaping using local native species and taking into 

consideration bush fire protection measures considered necessary by the City. 

 4.2.4 Retaining walls shall be coloured to complement the earthy colours appropriate to 

the site. 

 

4.3 Building Design    
 

 4.3.1 Dwelling designs shall incorporate elements of rural Australian vernacular 

character such as verandahs and porches: 

Å Verandahs porches and eaves overhangs, of at least 600mm, providing 

shade; 

Å Free standing vertical supports to verandahs and porches; 

Å Predominantly ground level; 

Å The pitched roof areas to be at least half the height of the building walls.  

 4.3.2  A roof form providing highly articulated slopes with hips, gables, or other forms 

shall be used. Roofs shall be constructed to a pitch of between 25 and 45 degrees 

where visible from public areas and streets. Lower roof pitches are acceptable for 

minor projections such as verandahs, porches and the like.  

 4.3.3  Transportable prefabricated/kit homes are not permitted. 

 4.3.4 Privacy screening shall be constructed with materials that complement the 

dwelling. 
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4.4 Building Materials  

 

 4.4.1  Roofs shall be comprised of tiles or colorbond custom orb. 

 

 4.4.2  Walls should be comprised of face or rendered and painted brick, rammed earth or 

timber cladding. 

 

 4.4.3 No building or structure shall use zincalume, galvanised or unpainted steel 

surfaces as an exterior finish. 

 

 4.4.4 Buildings shall have a subtle colour scheme which complements the surrounding 

natural environment.  

 

4.5 Building Height  

 

 4.5.1 Buildings shall be single storey but lofts are permitted providing they are totally 

contained within the roof line (except for dormer windows) and the maximum 

building height is no greater than 7.5m from natural ground level. Generally, 

single storey houses shall have wall heights which are no greater than 3.5m from 

natural ground level.  

 

 4.5.2 On sloping sites split level designs are encouraged.  

 

 4.5.3 Pole homes are not encouraged where they result in heights that are consistent 

with two storey buildings. However, pole homes may be appropriate on steeply 

sloping sites providing the policy objectives are met to the City's satisfaction and 

the maximum building height is no greater than 7.5m from natural ground level.  

  

4.6 Outbuildings 

   

 4.6.1  In addition to other relevant requirements, outbuildings shall be constructed of 

materials which complement the dwelling and shall be sited within close 

proximity to the dwelling. Requirements under Local Planning Policy PLN 3.4 ï 

Outbuildings are also applicable.  

 

 
D57/4/03 Development Services Committee 14 April 2003 - Adopted by Council 21 April 2003 

D104/6/03 Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D106/6/03 Development Services Committee 9 June 2003 - Adopted by Council 16 June 2003 

D97/7/05 Development Services Committee 12 July 2005 - Adopted by Council 18 July 2005 

D128/9/05   Development Services Committee 13 Sept 2005 - Adopted by Council 13 Sept 2005 

D160/9/04 Development Services Committee 13 Sept 2004 - Adopted by Council 20 Sept 2004 

D27/4/12 Development Services Committee 16 April 2012 - Adopted by Council 23 April 2012 
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PLN 3.8 HERITAGE MANAGEMENT INCENTIVES POLICY  

 

1. INTRODUCTION  
 

The careful management of Armadaleôs rich history and cultural heritage is vital to its 

future development. It is appropriate to identify those places which have a special link 

with the people, activities and events of the past as the foundation for the present and 

future community. In a world of increasingly rapid change the recognition of, and 

appropriate response to, cultural heritage plays an important role in the sustainable 

economic development of the City. 
 

An appropriate response to the Cityôs heritage values confers a range of ongoing 

benefits to the wider community including: 
 

a)  supporting both rural and urban amenity;  

b)  underpinning the identity and ñsense of placeò;  

c)  enhancing the quality of the built environment; and 

d)  providing familiarity and the presence of landmarks. 
 

 1.1 Municipal Heritag e Inventory 
 

To identify and describe the valued places of cultural heritage, the City has 

prepared a Municipal Heritage Inventory (MHI) in accordance with the Heritage 

of Western Australia Act 1990. The MHI is a key document in guiding the public 

policy management of places of heritage value in the City.  
 

The heritage values of development areas within the City of Armadale but under 

the town planning jurisdiction of the Metropolitan Redevelopment Authority 

(MRA) may be identified in a separate document/s related to Protection and 

Conservation of heritage places. Together with applicable documents prepared by 

the MRA, the Cityôs MHI contains all the places of identified heritage value 

within the City of Armadale.  
 

 1.2 Applicable Planning and Development Schemes 
 

The City and the MRA will respectively refer to the MHI and applicable 

documents prepared by the MRA to assist in decision making under the City of 

Armadale Town Planning Scheme No.4 and the MRAôs regulatory documents.  
 

This policy applies primarily to places identified in the Cityôs MHI and subject to 

both general and specific provisions of City of Armadale District Zoning Scheme 

ï Town Planning Scheme No.4. The policy does not apply to Aboriginal Heritage 

sites, which are subject to the separate legislation provided by the Aboriginal 

Heritage Act 1972. The City of Armadale will also work in close cooperation with 

the MRA to provide guidance and recommendations for heritage sites falling 

under the planning jurisdiction of the MRA.  
 

This policy draws on the aims of the State Planning Policy No.3.5 Historic 

Heritage Conservation in achieving incentives and positive heritage outcomes while 

also responding to changing aspirations of property owners and the wider 

community.  
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 1.3 Variations to Planning Requirements 

 

Additional to the normal maintenance requirements of older properties, heritage 

buildings and places will often require upgrading or modification so that they 

continue to provide owners with the required level of service. The upgrading, 

restoration and adaptive reuse of heritage properties may involve a range of 

modifications from small scale extensions to changes of use or in some cases 

extensive redevelopment. 

 

The City encourages landowners to recognise and, where appropriate, conserve 

the heritage values of places in accordance with the objectives of the MHI. To that 

end, where a high degree of recognition and conservation of heritage values in 

accordance with proper and orderly planning and the objectives of the MHI is to 

be achieved by the proposal, the City may be prepared to vary Scheme standards, 

requirements or in some cases, the use to which the land can be put.  

 

The City recognises that in some situations the economic costs of upgrading, 

restoring and conserving the property over the longer term need to be weighed 

against the viability of current land uses. The City may therefore assist the 

landowner in achieving economic viability to support conservation of the place by 

extending the range of potential land uses by means such as the Additional Use 

conditions and requirements of the Scheme. This would require an amendment to 

the Scheme. 

 

2.  APPLICATION OF POLICY  

 

 2.1 This policy: 

 

a) is supplementary to and is to be read in conjunction with the appropriate 

provisions of the City of Armadale Town Planning Scheme No.4, its local 

planning policies and the Residential Design Codes; 

b) will be taken into account by Council in making recommendations to the 

Western Australian Planning Commission (WAPC) and the MRA for the 

development and subdivision of land subject to the Cityôs MHI;  

c) does not bind the City in respect to any application for planning approval and 

the need for proper and orderly planning in accordance with regional and local 

policies will be paramount; and 

d) applies to MHI places listed as Management Categories A+, A or B, while 

Council may apply the policy to places listed as Management Category C. 

 

 2.2  Where, in the opinion of the City, a change to the Scheme or variation to 

requirements or standards is likely to affect any adjoining owner or the general 

locality, the City may: 

 

  (a) consult the affected parties by following one or more of the provisions for 

advertising uses under clause 9.4 of the Scheme and the Neighbour 

Consultation Requirements and Procedures of the Residential Design Codes 

where these apply; and 

 

  (b) consider any submission received prior to making its determination to grant 

the variation. 
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 2.3  Councilôs consideration of discretionary applications for planning approval or 

amendments to the Scheme will have due regard to the objectives of the policy 

and MHI  and approvals shall be dependent upon the City being satisfied that: 

 

  (a) approval is consistent with proper and orderly planning, the strategic 

objectives of regional and local policy and the ñMatters to be Considered by 

the Cityò criteria set out in clause 10.2 of the Scheme; and 

 

  (b) any discretion or variation permitted by the approval will not have an 

adverse effect upon the occupiers or users of the development, the amenity 

of the locality or the opportunities for future development. 

 

 2.4 In applying the Heritage Management Incentives policy, the City may require a 

landowner to enter into a formal agreement with the City or may require 

independent advice from an appropriately qualified heritage consultant at the cost 

of the applicant.  

 

 2.5 The application of the policy shall be guided by the principle that the discretion 

afforded by Council in relation to a place listed on the MHI shall be 

commensurate with the wider community benefit resulting from the development. 

 

3.  POLICY OBJECTIVES  

 

a) To increase public awareness of the MHI and how it relates to the town planning 

process and recognise the MHI as the primary source of historic cultural heritage 

information within the City of Armadale.  

b) To encourage landowners to address the heritage values of places entered in the MHI 

in their plans for the site.  

c) To provide incentives to ameliorate the costs of heritage retention. 

d) To ensure that due consideration is given to the heritage values of places entered in 

the MHI in Councilôs recommendations and determinations of planning approval. 

 

4. POLICY STATEMENT  

 

 4.1 Variations to site and development standards and requirements of Town 

Planning Scheme No.4 

 

  4.1.1 Where the heritage values of a property on the MHI have been incorporated 

into an application for planning approval to the satisfaction of the City but 

the proposal does not comply with a standard or requirement prescribed 

under the Scheme, the City may: 

 

  (a) after due regard to the purpose and aims of the Scheme, relevant Local 

Planning Policies and where applicable, the Design Principles and 

provisions of the Residential Design Codes; and 

 

  (b) despite the non-compliance, where possible allow a variation and 

approve the application subject to such conditions as the City 

determines. 
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 4.2 Applications for land uses which require the discretionary approval of the 

City  

 

  4.2.1 Where an application for planning approval is received for a property on the 

MHI and the proposed use of land identified in the Zoning Table of the 

Scheme for the relevant zone is a discretionary ñDò or ñAò use the City may 

consider approving the application with or without conditions the City 

deems appropriate, after due regard to: 

 

   (a) the purpose and aims of the Scheme, the policyôs provisions 2. to 4. 

above, the MHI and any other relevant policy; and 

 

    (b)  the extent to which the heritage values have been incorporated into the 

proposal.  

 

 4.3 Applications for land uses normally Not Permitted ñXò uses within the 

relevant zone 

 

  4.3.1 Council may give consideration to initiating an amendment to the TPS to 

provide for an Additional Use to permit an otherwise prohibited (X) use 

where: 

 

   (a) evidence is provided that the retention/upgrading of a building or 

structure listed on the MHI is causing economic hardship to the 

owner; and 

 

(b) the Additional Use is:  

 

  (i) consistent with orderly and proper planning; and 

  (ii)  would cease in the event of the heritage building or structure not 

being retained or upon the diminution or the agreed heritage 

values as determined by Council. 

 

 
D148/12/07   Development Services Committee 11 Dec 2007 - Adopted by Council 17 Dec 2007 

D25/4/13 Development Services Committee 15 April 2013 - Adopted by Council 22 April 2013 

D7/2/14 Development Services Committee 18 February 2014 - Adopted by Council 24 February 2014 
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PLN 3.9  RIVER ROAD HERITAGE AREA  

 

 

1.  INTRODUCTION  

 

The River Road Heritage Area has been adopted under Part 7 of Town Planning Scheme No.4 

(TPS No.4). A number of individual places within the area are included on the City of 

Armadale Municipal Heritage Inventory (MHI). This policy was prepared as part of the River 

Road Heritage Study which was adopted by Council in 2011 and is available for viewing at 

the Cityôs Local Libraries.  

 

2.  APPLICATION OF POLICY  

 

This Policy applies to development within the boundaries of the River Road Heritage Area as 

adopted under Part 7 of TPS No.4 (refer to Figure No.1).  

 

This Local Planning Policy should be read in conjunction with TPS No.4 and its associated 

policies, the MHI , the Canning River Precinct Structure Plan when it is in place and the 

Residential Design Codes (as amended). The River Road Heritage Area Policy contains 

additional specific information and guidance applicable to development within the heritage 

area. 

 

3.  POLICY OBJECTIVES  

 

a)  To enhance conservation of the heritage significance and character of the River 

Road Heritage Area. 

b)  To enhance protection for individual buildings and places within the boundaries 

of the River Road Heritage Area identified as making a contribution to its heritage 

significance. 

c)  To enhance protection for landscape areas and significant trees that contribute to 

the heritage character of the River Road Heritage Area.  

d)  To guide development and maintenance of future and existing buildings, 

structures and landscaping in a manner that respects and enhances the heritage 

significance and character of the River Road Heritage Area. 

 

4.  POLICY STATEMENT  

 

 4.1  DEMOLITION  

 

a)  Demolition of a place listed in Appendix No.1 or within a Class A Zone (refer to 

Figure No.1) is not encouraged and may not be permitted.  

b)  As part of an application to demolish a place listed in Appendix No.1 or within a 

Class A Zone, the applicant will need to demonstrate via lodgement of a planning 

application what the replacement development will be.  
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c)  When considering a demolition application within the River Road Heritage Area, 

the City may request a heritage assessment by a suitably qualified and 

experienced heritage professional regarding the cultural heritage significance of 

the place.  

d)  Council will not consider demolition approval on the grounds that redevelopment 

is a more attractive economic proposition alone. Council may consider demolition 

of a place on the grounds of structural inadequacy. A structural assessment 

completed by a suitably qualified engineer must be submitted to the Cityôs 

satisfaction and at the applicantôs expense to demonstrate this. 

e)  Under Policy PLN 3.8 Heritage Management Incentives Policy, Council may 

provide incentives through the planning approvals process to protect significant 

features and buildings that are worthy of retention.  

f)  All demolitions in the River Road Heritage Area require planning approval.  

g)  If demolition is approved the City may require an archival record of the place to 

be submitted and approved by the City prior to demolition works commencing.  

   At a minimum, the archival record shall comprise of a scaled and dimensioned 

floor plan and all elevations (4) of the building/s at 1:100 scale and photographs 

taken at not less than 300dpi of all external and internal parts of the building to the 

satisfaction of the City.  

   The City may require further information and detail in the archival record based 

on advice received from a suitably qualified and experienced heritage professional 

which shall be provided at the landownerôs expense.  

   Example Planning Approval Condition requiring the lodgement of an 

archival record 

   Prior to any construction or demolition works commencing an archival record of 

the property shall be submitted to and approved by the City. The record shall 

comprise of a scaled and dimensioned floor plan and all elevations (4) of the 

building/s at 1:100 scale and photographs taken at not less than 300dpi of all 

external and internal parts of the building to the satisfaction of the Executive 

Director Development Services. 

 h)  If demolition is approved the City may require via submission of planning 

application the preparation of interpretative material. This will generally take the 

form of a plaque prepared and erected at the applicantôs expense to the Cityôs 

requirements.  

 i)  In some cases retention of mature trees or landscape elements will be important 

while the retention of the existing building may not. The design of a new 

development will therefore need to take such items into consideration where 

required by the City.  
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 4.2  ALT ERATIONS AND ADDITIONS (PART 1) 

 
The following policy provisions apply to alterations and additions to the significant places 

listed in Appendix No.1 or within a Class A Zone.  

 

a)  Alterations and additions shall be carried out with the least amount of change to the 

heritage significant fabric of a place as possible. The exterior of buildings as seen 
from the street shall be enhanced and otherwise altered as little as possible.  

b)  Alterations and additions impacting the heritage significant fabric of a place shall 

consider the character of the existing heritage building/s and be designed in a manner 

that complements the detail they exhibit. However, alterations and additions that 
simply copy original detailing may be deemed insufficient.  

c)  Alterations and additions shall be kept to the rear of existing heritage building/s and 
should not be intrusive on the streetscape. 

d)  Alterations and additions shall ensure that they do not overwhelm the streetscape in 

terms of bulk and scale.  

 

 4.3 ALTERATIONS AND ADDITIONS (PART 2) & NEW BUILDINGS   

 

The following design guidelines apply to new buildings and alterations and additions at 

places not listed in Appendix No.1 but within the River Road Heritage Area Boundary.  

 

The design guidelines also apply to new buildings at significant places listed in Appendix 

No.1 or within a Class A Zone and where the demolition of existing buildings at such places 

has been approved by Council or is being proposed and Part 4.1 (b) of the policy needs to 

be met. 

  

 Design Guidelines:  

 

a)  New buildings shall take account of the existing heritage buildings in the heritage 

area in terms of bulk, scale, proportions, colour and style. 

b)  New buildings shall not attempt to replicate existing heritage buildings, but shall be 
of high aesthetic quality. 

c)  Roof pitch shall be a minimum of 25° 

d)  Plate height shall be a minimum of 2.7m from ground level 

e)  Buildings shall be constructed at natural ground level wherever possible 

f)  Eaves overhang shall be a minimum of 300mm  

g)  Buildings shall address the original primary street on corner sites 

h)  Buildings fronting the primary street shall have a covered porch or verandah on the 

front elevation which extends in a continual manner for a minimum of two thirds the 
width of the front elevation. 

i)  Front setbacks shall align with the existing setback pattern along a street 

j) Buildings shall address the street as single storey (i.e. maximum wall height of 3.5m). 

Second storeys shall be setback a minimum of 3.0m behind a single storey roof ridge. 

In the case of grouped dwelling developments this provision only applies to the 

dwelling/s fronting the primary and/or secondary street.  

k) Buildings shall have a maximum wall and ridge height of 6.0m and 9.0m 

respectively. 
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4.4 GARAGES, CARPORTS AND OUTBUILDINGS  

 

The following requirements apply to all properties in the area (except Lots 25 and 

26 Clifton Street). 

 

a) Garages and carports shall not obstruct views of the dwelling from the street or 

appear dominant within the streetscape or individual developments.  

 

b) Garages and carports shall be setback a minimum of 0.5m behind the front of the 

dwelling.  

 

c) For grouped dwelling developments garages and carports shall be accessed from 

the common property access leg and not directly from the primary street.  

 

d) The garage or carport for grouped dwellings fronting the street shall be located at 

the rear of the dwelling. 

 

e) For corner sites garages and carports shall be accessed from the secondary street 

and setback behind the side setback line of the dwelling.  

 

f) Outbuildings shall be constructed of the same materials as the dwelling if visible 

from the street. Outbuildings shall be setback a minimum of 3.0m behind the front 

of the dwelling.  

 

 4.5 FRONT FENCING  

 

The following requirements apply to all properties in the area (except Lots 25 and 

26 Clifton Street). 

 

a) Where an existing front fence exists that is considered significant by the City the 

City may require it to be retained and restored. 

 

b) Low hedges used as front fencing are encouraged and shall be retained wherever 

possible.  

 

c) Fences should be designed to complement the design and era of the existing 

heritage buildings where applicable. 

 

d) Solid fences shall be limited to 1.2m in height. Front fencing up to a maximum 

height of 1.8m is permitted providing the area of the fence higher than 1.2m is 

visually permeable to the Cityôs satisfaction.  

 

e) The following front fence styles are permitted; timber pickets, woven wire, 

cyclone mesh and brick or stone fences with piers and timber pickets or metal 

railings. Notwithstanding 4.5 (d), woven wire and cyclone mesh fences are 

permitted to a maximum height of 1.2m height only.  

 

f) Fencing along secondary streets shall be visually permeable for at least one third 

of its length measured from the building primary street setback line.  
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g) Metal or fibrous cement panel front fences are not permitted.  

 

h) Details of fencing shall be provided as part of a planning application for new 

building/s.  

 

4.6 UTILITIES INFRASTRUCTURE  

 

The following requirements apply to all properties in the area (except Lots 25 and 

26 Clifton Street). 

 

a) Items such as solar panels, television aerials, satellite dishes, air conditioner 

motors and other similar items shall be positioned so they are not clearly visible 

from the street.   

 

 4.7 ARCHAEOLOGICAL WATCHING BRIEF  

 

 The following requirements apply to all properties in the area. 

 

 In addition to those properties identified on Figure No.1 as being within a Class B Zone, 

the City may request an archaeological watching brief for any property within the River 

Road Heritage Area if there is reasonable evidence to suggest that the property may 

contain archaeological artefacts that will contribute to our knowledge or understanding 

of the history and significance of the area.  

 

 An archaeological watching brief is a condition of a planning approval or 

strata/subdivision approval that requires development work to stop in the event that 

archaeological artefacts are found to enable the artefacts to be inspected and if 

necessary, excavated by an historical archaeologist.  

 

 Within the River Road Heritage Precinct archaeological artefacts may include footings 

or other evidence of former structures or any elements that might provide information of 

former uses of the site. 

 

 Council will consider either of the following as constituting reasonable evidence upon 

which to require an archaeological watching brief as a condition of development: 

 

Á Documented evidence that appears upon the Cityôs MHI, State Register of 

Heritage Places or other documents considered relevant by the City; or  

 

Á Substantiated advice from a qualified and experienced heritage professional which 

indicates the potential for archaeological artefacts to exist upon the development 

site.  
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 Example planning approval Condition and Advice: 

 

Condition  

 

 In the event that archaeological artefacts are found during construction or demolition 

works, all works shall cease and the City notified of the find. If instructed by the City the 

landowner is to employ the services of an historical archaeologist who is to inspect the 

artefacts and recommend an appropriate means of excavation, conservation and/or 

recording the find. 

 

 Advice  

 

 The City will advise if the services of an historical archaeologist are required within 10 

days of being notified in writing.  

 

4.8 HERITAGE AGREEMENTS  

 

 The following requirements apply to all properties in the area. 

 

Where incentives are applied under Council Policy PLN 3.8 Heritage Management 

Incentives Policy as part of a development approval for a place within the River Road 

Heritage area, Council may require the applicant to enter into a heritage agreement in 

accordance with Clause 7.3 of Town Planning Scheme No.4.  

  

 4.9 LANDSCAPING  

 

The following requirements apply to all properties in the area (except Lots 25 and 

26 Clifton Street). 

  

 

 4.9.1 Conservation and Protection of Existing Gardens and Tress  

 

 The sense of place and heritage significance of streetscapes within the area is enhanced 

by significant trees and gardens, especially those visible from the streets that reflect 

their origins and contain authentic plant material. Typically gardens in the River Road 

Heritage Area are simply laid out with a central path, lawns, planting beds and specimen 

tree planting. Some remnant orchard trees also remain.  

 

 The following general principles apply to conservation and protection of existing 

gardens and trees: 

 

a) Existing trees and shrubs on a site, especially mature trees and those of cultural 

heritage significance, shall be protected and conserved where possible. 

 

b) Generally, new works that would adversely affect the health, structural integrity, 

safe useful lifespan or overall aesthetic quality of the mature trees and shrubs or 

those identified to be of cultural heritage significance shall be avoided where 

possible. 

 

c) Landscape features which are listed on the MHI and significant vegetation on the 

street verges or other public property shall be retained and protected. 



 

Policy Manual - Local Planning Policies 

 (Town Planning Scheme No.4) 

 

79 

 

d) Development shall respect significant existing landscape. The retention of 

remnant vegetation and viable traditional gardens on both private and public 

property shall occur where possible.  

 

e) Conserved traditional gardens should retain a simple layout, with lawn (or low 

native lawn substitute as an interpretation of what was there previously) over the 

majority of the area and garden beds, perimeter beds, central beds, and specimen 

trees providing structural elements. Interpretive approaches to traditional garden 

constituents may also be appropriate (such as using a traditional layout but planted 

with species with low water requirements).  

 

f) In accordance with Clause 11.8.1 of Town Planning Scheme No.4, the City may 

by notice served upon individual landowners or upon a subdivider of land, require 

the preservation of a tree or group of trees. Thereafter no landowner shall cut, 

remove or otherwise destroy any tree unless the City grants approval or rescinds 

the notice or order. 

 

 4.9.2 New Planting/Landscaping 

 

 Traditional garden layouts for new planting adjacent to older houses are recommended 

to follow the following principles: 

 

a) The landscape layout objective is to ensure that new development including 

landscape is visually compatible with the historic patterns of land use and 

residential development in the River Road Heritage Precinct. 

 

b) Remnant Marri trees and other native trees located in the streets and on private 

land shall be retained where possible and supplement additional plantings to 

strengthen these streetscapes. 

 

c) Gardens shall follow a simple format and balanced layout. 

 

d) Entry paths shall generally be straight from the gate to the front door, preferably 

centrally placed. Or alternatively the path may follow the side boundary and cut 

across to the front door. 

 

e) Garden beds shall generally be small and balanced with lawn (or native lawn 

substitute) areas. 

 

f) Lawns (or native lawn substitute) are encouraged to be planted with suitable 

specimen trees (deciduous trees, fruit trees or eucalypts). 

 

g) Climbing plants, creepers, edging plants and hedges can be used to add body and 

structure to the garden layout. 

 

h) Select plants to ensure that new garden areas are visually compatible with the 

historic planting patterns of the River Road Heritage Precinct. 

 

i) New plantings of non-native species shall not be made within the riparian zone of 

the Canning River and consultation as required with the Swan River Trust.  
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j) Trees including large tree-like shrubs which will form the predominant planting 

pattern of the visible streetscape and from public viewpoints are listed below. The 

use of smaller shrubs and herbaceous plants that complement the plant selection 

objective is encouraged. 

 

k) Given current and projected water conservation constraints, species selection shall 

be based on considerations of drought tolerance and zoning of plants into 

groupings of similar water requirements. 

 

l) Tree species for which may be appropriate in suitable locations are listed below. 

New plantings shall be selected to suit the areas identified character and 

significance as well as maintenance, size and suitability considerations. 
 
 

 

List of Approved Species 

 

Common Name Botanical Name 

Jacaranda Jacaranda mimosifolia 

Canary Island Date Palm Phoenix canariensis 

Sugar Gum Eucalyptus cladocalyx 

Washington Palm Washington robusta 

Illawarra flame tree Brachychiton acerifolius 

Rose heritage roses 

Orange Citrus sinensis óMediterranean Sweetô 

Other citrus trees (e.g. lemon, mandarin) Citrus sp. 

Loquat Eriobotryia japonica 

Fig Ficus carica 

English Oak Quercus robur 

Grapevine Vitis vinifere (numerous cultivars) 

Apple Malus x domestica (numerous cultivars) 

Mulberry Morus nigra óBlack Englishô 

Almond Prunus dulcis 

Pear Pyrus communis (numerous cultivars) 

Camelia Camelia sasanqua 

Swamp Paperbark Eucalyptus rhaphiophylla 

Flooded Gum Eucalyptus rudis 

Marri Corymbia calophylla 

Wandoo Eucalyptus wandoo 

Plumbago ï hedge Plumbago auriculata 

Lilly Pilly ï hedge Acmena smithii 

Orange Jessamine ï hedge Murraya paniculata 

 
D57/7/11  Development Services Committee 18 July 2011 - Adopted by Council 25 July 2011 

D25/4/13  Development Services Committee 15 April 2013 - Adopted by Council 22 April 2013 

 

 

http://en.wikipedia.org/wiki/Brachychiton_acerifolius
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