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Briefings 
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assessment overview 

Stefan Tizzone Senior Planning Officer 

Technical issues Stefan Tizzone Senior Planning Officer 

Design Review 

Proposed 
development 

Item 1 – DA25/1020 – 24 Milldale Way, Mirrabooka – Development Application 
– Mixed Use – Nine Commercial Tenancies and 16 Multiple Dwellings 

Property address 24 Milldale Way, Mirrabooka 

Background  

Proposal  

Applicant or 
applicant’s 
representative to the 
design review panel 

Emmanel Rofail Genesis Design Studio  

Key issues / 
recommendations 

The Panel supports the proposed mix of uses on this site in 
Mirrabooka’s Town Centre with commercial fronting the streets and 
housing above. 
 
However, the Panel does not support the design. 
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Given the application is seeking discretion to vary most of the 
requirements of the City’s planning framework, and the design quality 
meets none of the ten Design Principles/ objectives, the Panel strongly 
recommends a complete re-design rather than attempting slight 
modifications here and there that likely won’t successfully address any 
of the Panel’s concerns. 
 
In basic terms, the proposal has squeezed in too much commercial and 
residential floorspace on the site, within the two-storey built form and in 
the poorly designed layout that also has ignored the site conditions. 
 
This design approach results in the following key issues and 
recommendations: 
 
- No provision of a context and character study with evaluation. 

Consider preparing a context and site analysis and evaluation to 
understand and respond to the site’s constraints and opportunities, 
and where local and relevant character references may be 
interpreted in the design. 

 
- Inadequate landscape quality, limited provision and in poor 

locations. Consider engaging a Landscape Architect to prepare a high 
quality and detailed Landscape Plan with all relevant supporting 
information. 

 
- Due to overly intensive development, there is significant loss of 

landscape quality, a dysfunctional and unsafe carpark and limited 
servicing capability for the commercial, and poor residential amenity 
in both communal areas and apartments. Consider better 
responding to the planning framework and the potential therein for 
increased storey height and, accordingly, revise the design to 
successfully resolve the aforementioned key issues. 

 
- No provision of a Sustainability Report. Consider preparing a Report 

with a strategy and commitment to passive and active initiatives. 
 
- Very poor residential amenity. Consider omitting the use of “snorkel” 

windows and take on board the Panel’s commentary to revise the 
layout in accordance with the RD-Codes Volume 2 – Apartments and 
not repeat poor design. 

 
- Numerous and illegible apartment entries. Consider providing a 

single residential front entry off Milldale Way that is distinguished 
from the commercial entries. 

 
- Unarticulated rear elevation and overly complex materials/colours 

palette for the front elevation. Consider improving the architectural 
aesthetic of all elevations in a re-design, provide details on the 
greater articulation of the shop fronts and provide appropriately 
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located public art. 
 
The Panel notes the Applicant had not sought advice through the 
Design Review pathway prior to submitting this Development 
Application for the site that was accepted by the City in January 2026.  
 
The Panel would welcome, therefore, the opportunity to review and 
advise on a future revised concept for the site that responds positively 
to this commentary, and before the Applicant commences detailed 
plans. 
 
Refer to attached Design Quality Evaluation Report. 
 

Chairperson’s 
signature 
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Design quality evaluation 
Item 1 – DA25/1020 – 24 Milldale Way, Mirrabooka – Development Application – Mixed Use – Nine 
Commercial Tenancies and 16 Multiple Dwellings 
DRP Meeting – Thursday 26 February 2026 

 S Design Principle satisfied 

 P Design Principle pending further attention 

 N Design Principle not satisfied 

Important Note 

 

-The Panel noted inconsistencies in the building and landscape drawing set with several plans not 

correlating, also the inclusion of information irrelevant to the application. The Applicant should review and 

rectify these discrepancies to ensure future documentation submitted for review is accurate and 

coordinated.  

 

-The City received the Applicant’s Presentation document at noon on the day of the meeting. The DRP had 

no opportunity to review the Presentation’s content, therefore the comments below are based solely on the 

initial set of drawings.  

 

Principle 1 

Context and 
character 

 Good design responds to and enhances the distinctive characteristics of a local area, 

contributing to a sense of place. 

 

N 

1a. The Panel supports the proposed mixed use development on this site in the 

Mirrabooka Town Centre (housing at the upper level with the ground level 

commercial use fronting and activating the streetscape).  

 However, the Panel’s support for the overall design proposal is subject to the 

Applicant responding appropriately to the many comments noted under each of 

the ten Design Principles below and, thus, meeting the objectives for a high 

quality development. 

1b. An important first step is to provide a comprehensive context and site analysis 

and evaluation that should include:  

 - an understanding of the site (constraints and opportunities) 

 - relevant built form character references and design cues (form, materiality and 

colour) from the surrounding area to better inform and embed the proposal on 

the site and relationship to the context. 

1c. Consider also elements of the emerging single‑residential character in 

Mirrabooka, as well as the area’s historical/cultural context. For example: 

 - explore the meaning of ‘Mirrabooka’ and engage a Public Art artist to interpret 

this within the design 

 - reference the former lake located on the site 

 - incorporate themes that reflect the area’s strong multicultural and Indigenous 

heritage. 

1d. The Applicant should refer to the existing site levels and contour plan that shows 

a 1.5 metre slope down to the northern side of the site. This slope should be 

appropriately accommodated in the design. 

 

Principle 2 

Landscape quality 
 

Good design recognises that together landscape and buildings operate as an 

integrated and sustainable system, within a broader ecological context. 

 

N 

2a. The current landscape design is low quality, inadequate and poorly located. 

Provide at least the minimum 10% deep soil area required for appropriately sized 

trees in meaningful locations on the site. 

2b. The current tree wells are deeply recessed and wouldn’t support strong growth. 

Provide locations for trees and other soft landscape, that currently sit on the edge 

the site or are in the undercover area where there’s limited growth potential. 

2c. Review and refine the proposed list of plant species to ensure the proposal 

contributes to local biodiversity. 

2d. As per the planning framework, provide well designed, appropriately sized and 

located communal open space where the development’s residents may meet 



and socialise. This space should include soft landscaping. 

2e. As shown on the elevations, the Panel supports the inclusion of awnings over the 

public footpath for the climate protection of pedestrians, however these awnings 

should be shown on the plan. 

2f. Clarify and co-ordinate the location of on-structure planting and note the 

importance of safe access for maintenance. Also note that planting on an awning, 

as appears on the elevations, is not permitted. 

2g. Provide more comprehensive information on the southern boundary fencing. 

2h. The Panel strongly advises engaging a Landscape Architect to prepare a high 

quality and detailed Landscape Plan with all relevant supporting information. The 

Landscape Plan should include all landscape proposed at the ground level in 

open spaces and on-structure. 

 

Principle 3 

Built form 

and scale 

 
Good design ensures that the massing and height of development is appropriate 

to its setting and successfully negotiates between existing built form and the 

intended future character of the local area. 

 

N 

3a. The proposed development on the site is overly intensive with excessive ground 

level commercial space and 16 residential units ‘squeezed’ on to the upper level; 

this approach has led to overdevelopment and a subsequent significant loss of: 

  - landscape quantity and design quality 

  - functionality of the development, particularly in the carpark and servicing of the 

commercial 

  - natural amenity for the residents’ communal areas and apartments. 

3b.  In view of the above comment, the Panel strongly advises decreasing the 

commercial floor area and, if maintaining or increasing the yield, considering 

additional storey height (the City’s planning framework permits 2-storey 

minimum height and 5-storey maximum on the site) to release ground level 

space for landscape and improved functionality of the rear carpark/yard. The 

apartment plans should be revised to achieve high quality amenity for the 

residents. Refer to further comments in Principle 6 - Amenity. 

3c. Consider incorporating food and beverage tenancies to maximise streetscape 

activation which requires a 4.5m minimum ground level floor-to-floor height. The 

current 3.4m floor-to-ceiling height limits flexibility of use for the commercial use 

at ground level. 

 

Principle 4 

Functionality and 

build quality 

 Good design meets the needs of users efficiently and effectively, balancing functional 

requirements to perform well and deliver optimum benefit over the full life-cycle. 

 

N 

4a. Paths within the carpark are fragmented and obstructed by car bays and bike 

racks thereby preventing safe and continuous pedestrian movement, particularly 

to Manang Lane. Consider providing a dedicated and continuous pedestrian path 

throughout the carpark leading to the path in Manang Lane. 

4b. As above, the bicycle parking arrangement is random and obstructs footpaths. 

Provide a single secure and accessible bike store within the development.  

4c. The carpark includes unsafe reversing blind spots. Consider including 

truncations to improve maneuverability and safety of people and vehicles.  

4d. Clarify the discrepancy on the drawing showing two visitor bays within the truck 

turnaround area. 

4e.    All residents’ visitor and commercial car bays are shown in Milldale Way. Clarify 

the requirement to include residents’ visitor car bays and commercial car bays 

within the carpark of the development. 

4f. The Panel doesn’t support the servicing arrangement of commercial from the 

rear of the commercial units other than by a small truck, and pedestrian access 

from the carpark to the northernmost residential entry with the only lift in the 

development appears impeded by the stair. Clarify servicing of commercial 

tenancies by larger trucks and show how pedestrians from the carpark would 

enter the northernmost entry to the lift. 

4g. Provide plans showing the integration of utilities and services, including any air 

conditioning condenser units, noting that these items should be visually 

unobtrusive and maintain the amenity of building users. 

4h. The commercial tenancy entry doors being located at the edges of each unit 



serve to limit functional shop layouts. Consider centralising the doors for a 

flexible shop layout and opening doors inwards to avoid impeding the public 

footpath. 

 

Principle 5 

Sustainability 

 Good design optimises the sustainability of the built environment, delivering positive 

environmental, social and economic outcomes. 

 

N 

5a. The Application has not included a Sustainability Report. Provide a Sustainability 

Report with a strategy (to cover energy efficiency, low water use and materiality) 

and with a commitment to installing passive and active initiatives; possible 

inclusions are solar battery storage, PV solar panels, all electric development, EV 

charging, energy monitoring and use of low carbon materials etc.  

 

Principle 6 

Amenity 

 Good design optimises internal and external amenity for occupants, visitors and 

neighbours providing environments that are comfortable, productive and healthy. 

 

N 

6a. The “snorkel” windows with long, narrow recesses severely limit outlook, natural 

light access and cross ventilation into the habitable rooms located deep within 

the apartment plan and, furthermore, the glazing and recesses would be difficult 

to maintain. The Panel does not support the use of “snorkel” windows. 

  - From a broader perspective and as per the comments in Principle 3 - Built Form 

and Scale and in this Principle 6 - Amenity, the Panel strongly recommends 

revision of the entire layout and better meeting the requirements of the 

Residential Design Codes Volume 2 – Apartments.  

6b. The current solar access diagrams are confusing as the colour coding key varies 

between units and is applied inconsistently. Further to the Panel’s 

recommendation to revise the residential planning, provide supporting and 

accurate diagrams on the access of natural amenity (breeze flow, daylight and 

mid-winter solar access) into the habitable rooms of each apartment 

  The Panel’s comments below highlight issues that should be addressed or 

not repeated in any revision of the apartment planning.   

   6c. Refer Unit 12 - a circulation hall should not be in a galley kitchen. 

6d. For all kitchens - layouts should include work top space for food preparation.  

6e. Refer Unit 9 - living area is too small and should be enlarged. 

6f. Refer Unit 14 – balcony width is only 1.8m and limited in area. This should be 

enlarged to a 2m minimum dimension and increased in size. Many balconies are 

very small and, in addition to this, no communal space is provided in the 

development. 

6g. Apartment stores are randomly located within the communal corridor impacting 

on apartment layouts. Consider a clear strategy for legible locations and 

accessibility of these stores by residents and to improve the overall residential 

floor plan. 

6h. The communal corridor is too narrow for two people to pass, let alone move bulky 

furniture. Consider 1.5m minimum for the communal corridor. 

6i. For all apartments and the communal corridors – consider operable windows for 

natural ventilation. 

 

Principle 7 

Legibility 

 Good design results in buildings and places that are legible, with clear connections and 

easily identifiable elements to help people find their way around. 

 

N 

7a. The development includes three separate and recessed residential entrances, 

including one entry in the building’s southernmost rear corner that is illegible for 

visitors. To improve legibility and safety for residents and visitors alike, provide 

one main residential entry from Milldale Way. 

7b. Apartment entries are not visually distinguished from the commercial tenancy 

shopfronts through the proposal’s architectural language and materiality limiting 

their legibility from the streetscape. 

 

Principle 8 

Safety 

 Good design optimises safety and security, minimising the risk of personal harm and 

supporting safe behaviour and use. 

 N 8a. Refer to the comments above in Principle 7 – Legibility, given legibility and safety 



are connected and Principle 4 – Functionality and Build Quality. 

 

Principle 9 

Community 

 Good design responds to local community needs as well as the wider social context, 

providing environments that support a diverse range of people and facilitate social 

interaction. 

 

N 

9a. The Panel supports the proposed mixed uses of street-front commercial and 

upper level housing in the Mirrabooka Town Centre context that will support the 

local community’s needs. 

  However, the Panel doesn’t support the current design due to the many 

significant concerns stated in all ten Design Principles. 

 

Principle 10 

Aesthetics 

 Good design is the product of a skilled, judicious design process that results in 

attractive and inviting buildings and places that engage the senses. 

 

N 

10a. The rear south-western elevation appears flat and unfinished with little visual 

interest (the rear is visible from the adjacent Bus station). Consider greater 

articulation of the elevation through finer-grain detailing and greater diversity of 

materiality. 

10b. The street front elevations include an overly complex materials and colours 

palette. Consider simplification and a clear rationale for the palette (note: brick 

and stone are load bearing materials that shouldn’t be applied randomly, as in 

this case at the upper level). 

10c. The shopfronts read as very commercial facades. Consider introducing finer 

grain materials, breaking up the fenestration design and provide opportunities 

for each business to personalize their facade. 

10d. As public art is a mandatory component of the development, consider artwork at 

an early stage that is appropriately located and will contribute meaningfully to the 

development as well as the surrounding context within the Mirrabooka Town 

Centre. 

 

 

 

 

Design Review progress 
Item 1 – DA25/1020 – 24 Milldale Way, Mirrabooka – Development Application – Mixed Use – 
Nine Commercial Tenancies and 16 Multiple Dwellings 
DRP Meeting – Thursday 26 February 2026 

S Design Principle satisfied 

P Design Principle pending further attention 

N Design Principle not satisfied 

 DR1 26/2/2026 DR2  DR3 

Principle 1 - Context and character N   

Principle 2 - Landscape quality N   

Principle 3 - Built form and scale N   

Principle 4 - Functionality and build quality N   

Principle 5 - Sustainability N   

Principle 6 - Amenity N   

Principle 7 - Legibility N   

Principle 8 - Safety N   

Principle 9 - Community N   

Principle 10 - Aesthetics N   



Recommendations Summary 
Item 1 – DA25/1020 – 24 Milldale Way, Mirrabooka 
DRP Meeting – Thursday 26 February 2026 

DR1 – DRP Recommendations 

DRP Meeting – 26/2/2026 

DR1 – Applicant Response 

DRP Meeting – 26/2/2026 

DR2 DRP Recommendations 

DRP Meeting –  

DR2 – Applicant Response 

DRP Meeting –  

1b. An important first step is to provide 

a comprehensive context and site 

analysis and evaluation that should 

include:  

 - an understanding of the site 

(constraints and opportunities) 

 - relevant built form character 

references and design cues (form, 

materiality and colour) from the 

surrounding area to better inform 

and embed the proposal on the 

site and relationship to the context. 

1c. Consider also elements of the 

emerging single‑residential 

character in Mirrabooka, as well as 

the area’s historical/cultural 

context. For example: 

 - explore the meaning of 

‘Mirrabooka’ and engage a Public 

Art artist to interpret this within the 

design 

 - reference the former lake located 

on the site 

 - incorporate themes that reflect 

the area’s strong multicultural and 

Indigenous heritage. 

1d. The Applicant should refer to the 

existing site levels and contour 

plan that shows a 1.5 metre slope 

down to the northern side of the 

site. This slope should be 

appropriately accommodated in 

the design. 

   

2a. The current landscape design is 

low quality, inadequate and poorly 

   



located. Provide at least the 

minimum 10% deep soil area 

required for appropriately sized 

trees in meaningful locations on 

the site. 

2b. The current tree wells are deeply 

recessed and wouldn’t support 

strong growth. Provide locations 

for trees and other soft landscape, 

that currently sit on the edge the 

site or are in the undercover area 

where there’s limited growth 

potential. 

2c. Review and refine the proposed 

list of plant species to ensure the 

proposal contributes to local 

biodiversity. 

2d. As per the planning framework, 

provide well designed, 

appropriately sized and located 

communal open space where the 

development’s residents may 

meet and socialise. This space 

should include soft landscaping. 

2e. As shown on the elevations, the 

Panel supports the inclusion of 

awnings over the public footpath 

for the climate protection of 

pedestrians, however these 

awnings should be shown on the 

plan. 

2f. Clarify and co-ordinate the 

location of on-structure planting 

and note the importance of safe 

access for maintenance. Also note 

that planting on an awning, as 

appears on the elevations, is not 

permitted. 

2g. Provide more comprehensive 

information on the southern 

boundary fencing. 



2h. The Panel strongly advises 

engaging a Landscape Architect to 

prepare a high quality and detailed 

Landscape Plan with all relevant 

supporting information. The 

Landscape Plan should include all 

landscape proposed at the ground 

level in open spaces and on-

structure. 

3a. The proposed development on the 

site is overly intensive with 

excessive ground level 

commercial space and 16 

residential units ‘squeezed’ on to 

the upper level; this approach has 

led to overdevelopment and a 

subsequent significant loss of: 

  - landscape quantity and design 

quality 

  - functionality of the 

development, particularly in the 

carpark and servicing of the 

commercial 

  - natural amenity for the 

residents’ communal areas and 

apartments. 

3b.  In view of the above comment, the 

Panel strongly advises decreasing 

the commercial floor area and, if 

maintaining or increasing the yield, 

considering additional storey 

height (the City’s planning 

framework permits 2-storey 

minimum height and 5-storey 

maximum on the site) to release 

ground level space for landscape 

and improved functionality of the 

rear carpark/yard. The apartment 

plans should be revised to achieve 

high quality amenity for the 

residents. Refer to further 

   



comments in Principle 6 - Amenity. 

3c. Consider incorporating food and 

beverage tenancies to maximise 

streetscape activation which 

requires a 4.5m minimum ground 

level floor-to-floor height. The 

current 3.4m floor-to-ceiling height 

limits flexibility of use for the 

commercial use at ground level. 

4a. Paths within the carpark are 

fragmented and obstructed by car 

bays and bike racks thereby 

preventing safe and continuous 

pedestrian movement, particularly 

to Manang Lane. Consider 

providing a dedicated and 

continuous pedestrian path 

throughout the carpark leading to 

the path in Manang Lane. 

4b. As above, the bicycle parking 

arrangement is random and 

obstructs footpaths. Provide a 

single secure and accessible bike 

store within the development.  

4c. The carpark includes unsafe 

reversing blind spots. Consider 

including truncations to improve 

maneuverability and safety of 

people and vehicles.  

4d. Clarify the discrepancy on the 

drawing showing two visitor bays 

within the truck turnaround area. 

4e. All residents’ visitor and 

commercial car bays are shown in 

Milldale Way. Clarify the 

requirement to include residents’ 

visitor car bays and commercial 

car bays within the carpark of the 

development. 

4f. The Panel doesn’t support the 

servicing arrangement of 

   



commercial from the rear of the 

commercial units other than by a 

small truck, and pedestrian access 

from the carpark to the 

northernmost residential entry 

with the only lift in the 

development appears impeded by 

the stair. Clarify servicing of 

commercial tenancies by larger 

trucks and show how pedestrians 

from the carpark would enter the 

northernmost entry to the lift. 

4g. Provide plans showing the 

integration of utilities and services, 

including any air conditioning 

condenser units, noting that these 

items should be visually 

unobtrusive and maintain the 

amenity of building users. 

4h. The commercial tenancy entry 

doors being located at the edges of 

each unit serve to limit functional 

shop layouts. Consider centralising 

the doors for a flexible shop layout 

and opening doors inwards to 

avoid impeding the public footpath. 

5a. The Application has not included a 

Sustainability Report. Provide a 

Sustainability Report with a 

strategy (to cover energy 

efficiency, low water use and 

materiality) and with a 

commitment to installing passive 

and active initiatives; possible 

inclusions are solar battery 

storage, PV solar panels, all 

electric development, EV 

charging, energy monitoring and 

use of low carbon materials etc. 

   

6a. The “snorkel” windows with long, 

narrow recesses severely limit 

outlook, natural light access and 

   



cross ventilation into the habitable 

rooms located deep within the 

apartment plan and, furthermore, 

the glazing and recesses would be 

difficult to maintain. The Panel 

does not support the use of 

“snorkel” windows. 

  - From a broader perspective 

and as per the comments in 

Principle 3 - Built Form and Scale 

and in this Principle 6 - Amenity, 

the Panel strongly recommends 

revision of the entire layout and 

better meeting the requirements of 

the Residential Design Codes 

Volume 2 – Apartments.  

6b. The current solar access diagrams 

are confusing as the colour coding 

key varies between units and is 

applied inconsistently. Further to 

the Panel’s recommendation to 

revise the residential planning, 

provide supporting and accurate 

diagrams on the access of natural 

amenity (breeze flow, daylight and 

mid-winter solar access) into the 

habitable rooms of each apartment 

 The Panel’s comments below 

highlight issues that should be 

addressed or not repeated in 

any revision of the apartment 

planning.   

6c. Refer Unit 12 - a circulation hall 

should not be in a galley kitchen. 

6d. For all kitchens - layouts should 

include work top space for food 

preparation.  

6e. Refer Unit 9 - living area is too 

small and should be enlarged. 

6f. Refer Unit 14 – balcony width is 

only 1.8m and limited in area. This 



should be enlarged to a 2m 

minimum dimension and 

increased in size. Many balconies 

are very small and, in addition to 

this, no communal space is 

provided in the development. 

6g. Apartment stores are randomly 

located within the communal 

corridor impacting on apartment 

layouts. Consider a clear strategy 

for legible locations and 

accessibility of these stores by 

residents and to improve the 

overall residential floor plan. 

6h. The communal corridor is too 

narrow for two people to pass, let 

alone move bulky furniture. 

Consider 1.5m minimum for the 

communal corridor. 

6i. For all apartments and the 

communal corridors – consider 

operable windows for natural 

ventilation. 

7a. The development includes three 

separate and recessed residential 

entrances, including one entry in 

the building’s southernmost rear 

corner that is illegible for visitors. 

To improve legibility and safety for 

residents and visitors alike, 

provide one main residential entry 

from Milldale Way. 

   

8a. Refer to the comments above in 

Principle 7 – Legibility, given 

legibility and safety are connected 

and Principle 4 – Functionality and 

Build Quality. 

   

10a. The rear south-western elevation 

appears flat and unfinished with 

little visual interest (the rear is 

visible from the adjacent Bus 

   



station). Consider greater 

articulation of the elevation 

through finer-grain detailing and 

greater diversity of materiality. 

10b. The street front elevations include 

an overly complex materials and 

colours palette. Consider 

simplification and a clear rationale 

for the palette (note: brick and 

stone are load bearing materials 

that shouldn’t be applied 

randomly, as in this case at the 

upper level). 

10c. The shopfronts read as very 

commercial facades. Consider 

introducing finer grain materials, 

breaking up the fenestration 

design and provide opportunities 

for each business to personalize 

their facade. 

10d. As public art is a mandatory 

component of the development, 

consider artwork at an early stage 

that is appropriately located and 

will contribute meaningfully to the 

development as well as the 

surrounding context within the 

Mirrabooka Town Centre. 
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1. Introduction 

1.1. Proponent 

Shawmac Pty Ltd has been engaged by Genesis Design Studio to prepare a Transport Impact Statement (TIS) 

for a proposed mixed-use development in Mirrabooka. 

This TIS has been prepared in accordance with the Western Australian Planning Commission (WAPC) Transport 

Impact Assessment Guidelines Volume 4 – Individual Developments (TIA Guidelines). The assessment considers 

the following key matters: 

• Details of the proposed development. 

• Vehicle access and parking including sight distance assessment in accordance with relevant guidelines. 

• Provision for service vehicles. 

• Hours of operation. 

• Daily traffic volumes and vehicle types. 

• Traffic management on frontage streets. 

• Public transport access. 

• Pedestrian access. 

• Cycle access and end of trip facilities. 

• Site specific and safety issues. 

1.2. Site Location 

The site address is 24-28 Milldale Way in Mirrabooka. The local authority is the City of Stirling. 

The general site location is shown in Figure 1. An aerial view of the existing site is shown in Figure 2. 
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Figure 1: Site Location 

 

Figure 2: Aerial View (November 2025)  
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2. Proposed Development 

2.1. Land Use 

The site is currently vacant and undeveloped. 

The proposal is a two-storey, mixed-use development comprising 9 commercial tenancies (5 shop and 4 food and 

beverage tenancies) on the ground level and 16 apartments (3 one-bedroom, 12 two-bedroom and 1 three-

bedroom) on the first floor. 

The site plan is shown in Figure 3.
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Figure 3: Site Plan 
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3. Traffic Management on Frontage Streets 

3.1. Existing Road Layout and Hierarchy 

The layout and hierarchy of the existing local road network according to the Main Roads WA Road Information 

Mapping System is shown in Figure 4.  

  

Figure 4: Existing Road Network Hierarchy 
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3.2. Speed Limits 

The existing speed limits are shown in Figure 5. The adjacent sections of Milldale Way, Sudbury Road and 

Manang Lane are not included in the speed limit mapping. The default 50km/h speed limit for built-up areas is 

assumed to apply as per the adjoining sections of road. 

 

Figure 5: Existing Speed Limits 
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4. Vehicle Access and Parking 

4.1. Vehicle Access 

Vehicle access to the site is proposed via a new 6.0m wide crossover to Manang Lane as shown in Figure 6. No 

vehicle access is proposed to Milldale Way or Sudbury Road. As the southern end of Manang Lane is for buses 

only, all development traffic will be restricted to and from Milldale Way. 

 

Figure 6: Vehicle Access Arrangement 

According to the Mirrabooka Town Centre Local Development Plan (LDP), the maximum width of any crossover 

is to be 6m. The proposed crossover width complies with the LDP. 

BUS 
ONLY 
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4.2. Sight Distance 

Although the legal speed limit on Manang Lane is assumed to be 50km/h, it is a short laneway between the bus 

station gate and Milldale Way. On this basis, an operating speed of 15km/h has been assumed. The minimum 

required sight distance based on a 15km/h operating speed is less than 15m.  

As shown in Figure 7, the sight distance is achieved in both directions from the proposed crossover. 

 

Figure 7: Sight Distance Check 
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4.3. Parking Requirements 

The relevant car parking requirements for both residential and non-residential development are outlined in the 

City’s Mirrabooka Town Centre Activity Centre Plan (ACP) as follows: 

• Residential 

o Minimum 0.75 bays per small dwelling (less than 75m2 or 1 bedroom) 

o Minimum 1.0 bay per medium dwelling (75m2 to 110m2) 

o Minimum 1.25 bays per large dwelling (greater than 110m2) 

o The visitor parking bay requirements of the Residential Design Codes may be accommodated 

through the provision of on-street parking and/or other public parking availability within the 

Mirrabooka Town ACP area. 

• Non-residential (Non-core area and Plot Ratio of 1.0 or less) 

o Maximum 4 bays per 100m2 Gross Floor Area (GFA) 

o Minimum 2 public parking bays per 100m2 GFA 

o Minimum 60% of public parking as short stay bays 

The parking requirements are summarised in Table 1.  

Table 1: Car Parking Calculation 

Land Use Unit Requirement Quantum Required Bays 

Residential 
– Multiple 
Dwellings 

Residential 
Bays 

Min. 0.75 bays per small dwelling (less than 75m2 or 1 bedroom)  

Min. 1.0 bay per medium dwelling (75m2 to 110m2) 

Min. 1.25 bays per large dwelling (greater than 110m2) 

5 

10 

1 

Min. 4 

Min. 10 

Min. 1 

Residential 
Visitor Bays 

Accommodated in on-street and/or public parking NA 0 

Motorcycle / 
Scooter 

1 motorcycle / scooter bay for every 10 car bays for 
developments exceeding 20 dwellings 

NA 0 

Non-
Residential 

Car Bays Max. 4 bays per 100m2 GFA (min 50% public parking bays) 855m2 Max. 34 bays 

 

As shown, the car parking requirement is a minimum of 15 resident bays for the residential component and a 

maximum of 34 bays for the non-residential component.  

The proposed parking provision is 16 resident bays, 1 residential visitor bay and 12 commercial bays which 

satisfies the ACP requirements. As required, 50% of the commercial bays are to be public parking bays of which 

60% are to be short stay bays. Therefore, 6 of the commercial bays shall be public bays, including 4 short stay 

public bays. 
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4.4. Parking Layout 

The layout and dimensions of the car park have been assessed for compliance with AS2890.1 as detailed in Table 

2. The User Class 1A requirements have been applied for residential bays which is the standard for long-term 

parking and the User Class 2 requirements (medium-term parking) have been applied to the commercial and 

public bays. 

Table 2: AS2890.1 Car Parking Compliance 

Dimension Requirement Provided 

90 degree parking – Class 1 or 1A – Residential, domestic parking 

Car Bay Width 2.4m 2.5m 

Car Bay Length 5.4m 5.5m 

Parking Aisle Width 5.8m 6.0m 

Blind Aisle Extension 1.0m 1.5m 

90 degree parking – Class 2 – Medium-term Parking 

Car Bay Width 2.5m 2.5m 

Car Bay Length 5.4m 5.5m 

Parking Aisle Width 5.8m 6.0m 

 

As shown, the key parking dimensions comply with the minimum AS2890.1 requirements. There are some 

proposed columns and walls adjacent to car bays which may require additional clearance to be fully compliant. 

These include: 

• Commercial Bay 12, Residential Bay 11 and Residential Bay 12 are adjacent to walls and will require a 

minimum 300mm additional clearance to the walls. 

• A column is proposed adjacent to Residential Bay 10 in an area usually required to be clear of 

obstructions. It is recommended to shift this column at least 300mm from the edge of the bay. 

• There are columns or bollards shown at the end of the parking aisle adjacent to Residential Bays 9 and 

16. It is recommended to move these at least 300mm from the edge of the bays, ideally more to 

compensate for the non-standard blind aisle extension which is not the full width of the parking aisle. 

It is assumed that these details can be addressed in detailed design. 
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4.5. Provision for Service Vehicles 

A bin store is proposed within the site with separate areas for commercial bins and residential bins. Waste will be 

collected by a private contractor and it is assumed that the bins will be emptied within the site. A truck turning bay 

is proposed opposite the bin store area. A preliminary vehicle swept path analysis has been undertaken to check 

manoeuvring for internal waste collection. The analysis has been undertaken in AutoTURN vehicle tracking 

software using a template for a 9.7m waste truck as a guide. The results are attached as Appendix A and this 

demonstrate that a 9.7m truck can technically turn around within the current site layout using the turning bay. 

However, the truck will partially block the driveway and the feasibility of collection will also depend on the type of 

truck used (front-lift or rear-lift). It is recommended to confirm waste collection details (truck type, truck size, 

collection procedure) as early as possible to ensure that the site layout will accommodate satisfactory waste 

collection. 
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5. Traffic Volumes 

5.1. Traffic Generation 

The volume of traffic generated by the proposed development has been estimated using trip generation rates from 

the Institute of Transportation Engineers (ITE) Trip Generation and the WAPC TIA Guidelines as detailed in Table 

3. The peak hour trip rates are based on the peak hour of the adjacent road network typically occurring between 

7 to 9am and between 4 to 6pm.  

Table 3: Proposed Development Vehicle Trip Generation 

Land Use Units Quantity 
Generation Rate Number of Trips 

AM Peak  PM Peak AM Peak  PM Peak 

Low-Rise Multifamily Housing Dwellings 16 0.40 0.51 6 8 

Retail (Food) 100m2 GFA 423m2 2.5 10.0 11 42 

Retail (Non-Food) 100m2 GFA 432m2 1.25 4.0 5 17 

    Total 22 67 

 

As shown, the proposed development is predicted to generate approximately 22 vehicle trips during the morning 

peak hour and 67 trips during the afternoon peak hour. 

According to the WAPC TIA guidelines, an increase of between 10 to 100 peak hour vehicles is considered to 

have a low to moderate impact and is generally deemed acceptable without requiring detailed capacity analysis.  

The estimated 22 to 67 vehicles per hour is around the middle of this range and so the development traffic will 

have a low to moderate impact and can be accommodated within the existing capacity of the road network. 
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6. Pedestrian and Cyclist Access 

6.1. Accessibility 

The existing path network is reasonably well established. Most roads have at least one footpath except for 

laneways where pedestrian movements are unlikely and traffic volumes and speeds are low. There are crossing 

points with median breaks and pram ramps at key intersections. The external path network is well established 

and considered to be adequate for pedestrians and cyclists to safely travel between the site and surrounding 

areas. Existing gaps in the path network will eventually be filled in as the vacant sites are developed. The existing 

and proposed path network as per the Mirrabooka Town Centre ACP is shown in Figure 8. As shown, an 

additional path is proposed on the opposite side of Manang Lane which will likely be delivered when the adjoining 

lot is developed. 

 

Figure 8: Mirrabooka Town Centre ACP Path Network 
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Pedestrian access into the site is via the existing paths around the site and from the car park as shown in Figure 

9. 

 

Figure 9: Pedestrian Access 
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6.2. Bicycle Parking 

There are no specific bicycle parking requirements outlined in the ACP or the LDP and so reference has been 

made to the Residential Design Codes Volume 2 for the residential component and the City of Stirling Local 

Planning Policy 6.7 Parking and Access (LPP6.7) for the non-residential component. 

The bicycle parking requirements are calculated in Table 4. 

Table 4: Bicycle Parking Requirements 

Land Use Unit Requirement Quantum Required Spaces 

Residential dwellings 0.5 spaces per dwelling 16 8 resident spaces 

Residential Visitor dwellings 1 spaces per 10 dwelling 16 2 visitor spaces 

Shop (0-5,000m2) GFA 1 space per 150m2 GFA 432m2 3 spaces 

Café GFA 1 space per 400m2 GFA 423m2 1 space 

 

As above, the development requires a total of 8 resident bicycle spaces, 2 residential visitor spaces and 3 

commercial spaces.  

Four bicycle lockers are proposed which will accommodate a total of 12 bicycles. It is recommended to add 

additional bicycle parking to at least meet the minimum requirements. 

 

7. Public Transport Access 

The site has excellent access to public transport as it is located directly adjacent to Mirrabooka Bus Station from 

which numerous Transperth Bus Services operate, including several high frequency bus services. The existing 

available public transport services are adequate to meet the demand for these services.  
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8. Site Specific Issues and Safety Issues 

8.1. Crash History 

The crash history of the adjacent road network was obtained from the MRWA Reporting Centre. The search 

included the adjacent sections of Milldale Way, Sudbury Road and Manang Lane. A summary of the recorded 

incidents over the five-year period from January 2020 to December 2024 is shown in Figure 10.  

 

Figure 10: Crash History January 2020 to December 2024 

The crash history is relatively low and does not appear to indicate a major safety issue with the road network. The 

proposed development will generate low to moderate volume of additional traffic and there is no indication that 

the development itself will increase the risk of crashes unacceptably. 
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9. Conclusion 

This Transport Impact Statement for the proposed mixed-use development at 24-28 Milldale Road in Mirrabooka 

concluded the following: 

• Vehicle access to the site is proposed via a new 6.0m wide crossover to Manang Lane. No vehicle access 

is proposed to Milldale Way or Sudbury Road. As the southern end of Manang Lane is a gated access 

for buses only, all development traffic will be restricted to and from Milldale Way. 

• According to the Mirrabooka Town Centre Local Development Plan (LDP), the maximum width of any 

crossover is to be 6m. The proposed crossover width complies with the LDP. 

• The required sight distance is achieved in both directions from the proposed crossover 

• The car parking requirements for both residential and non-residential development are outlined in the 

City’s Mirrabooka Town Centre Activity Centre Plan (ACP). The car parking requirement is a minimum 

of 15 resident bays for the residential component and a maximum of 34 bays for the non-residential 

component.  

• The proposed parking provision is 16 resident bays, 1 residential visitor bay and 12 commercial bays 

which satisfies the ACP requirements. As required, 50% of the commercial bays are to be public parking 

bays of which 60% are to be short stay bays. Therefore, 6 of the commercial bays shall be public bays, 

including 4 short stay public bays. 

• The key parking dimensions comply with the minimum AS2890.1 requirements. There are some 

proposed columns and walls adjacent to car bays which may require additional clearance to be fully 

compliant. It is assumed that these details can be addressed in detailed design. 

• A bin store is proposed within the site with separate areas for commercial bins and residential bins. 

Waste will be collected by a private contractor and it is assumed that the bins will be emptied within the 

site. A preliminary vehicle swept path analysis demonstrates that a typical 9.7m waste truck can 

technically turn around within the current site layout using the turning bay. However, the truck will partially 

block the driveway and the feasibility of collection will also depend on the type of truck used (front-lift or 

rear-lift). It is recommended to confirm waste collection details (truck type, truck size, collection 

procedure) as early as possible to ensure that the site layout will accommodate satisfactory waste 

collection. 

• The proposed development is predicted to generate approximately 22 vehicle trips during the morning 

peak hour and 67 trips during the afternoon peak hour. The development traffic will have a low to 

moderate impact and can be accommodated within the existing capacity of the road network. 

• The external path network is well established and considered to be adequate for pedestrians and cyclists 

to safely travel between the site and surrounding areas. Existing gaps in the path network will eventually 

be filled in as the vacant sites are developed. The existing and proposed path network as per the 
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Mirrabooka Town Centre ACP shows that an additional path is proposed on the opposite side of Manang 

Lane which will likely be delivered when the adjoining lot is developed. 

• There are no specific bicycle parking requirements outlined in the ACP or the LDP and so reference has 

been made to the Residential Design Codes Volume 2 for the residential component and the City of 

Stirling Local Planning Policy 6.7 Parking and Access (LPP6.7) for the non-residential component. The 

development requires a total of 8 resident bicycle spaces, 2 residential visitor spaces and 3 commercial 

spaces. Four bicycle lockers are proposed which will accommodate a total of 12 bicycles. It is 

recommended to add additional bicycle parking to at least meet the minimum requirements. 

• The site has excellent access to public transport as it is located directly adjacent to Mirrabooka Bus 

Station from which numerous Transperth Bus Services operate, including several high frequency bus 

services. The existing available public transport services are adequate to meet the demand for these 

services. 

• The crash history is relatively low and does not appear to indicate a major safety issue with the road 

network. The proposed development will generate low to moderate volume of additional traffic and there 

is no indication that the development itself will increase the risk of crashes unacceptably. 
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Appendix A – Vehicle Swept Path Analysis 
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