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Our ref: 23-186 

25 January 2025 

Shire of Serpentine-Jarrahdale 
6 Paterson Street 
Mundijong WA 6123 

Attention: Planning Services 

AMENDMENT REPORT (AMENDMENT 3) 
DOLEY ROAD PRECINCT LOCAL STRUCTURE PLAN 

Apex Planning acts on behalf of the landowner of Lot 34 (1299) Orton Road, Byford 
(hereafter referred to as the amendment site). In accordance with the WAPC’s WA 
Planning Manual Guidance for Structure Plans, the following submission serves as an 
‘amendment report’ to form part of the application to amend the Doley Road Precinct 
Local Structure Plan (LSP). With regard to the application, please find enclosed: 

• A summary of the amendment, outlining the proposed textual changes in a table
format.

• The proposed Part 1 – Implementation structure plan document, as amended.

• An explanatory report that provides the planning justification/rationale for the
amendment and the proposed changes, in the form of an addendum to the Part
Two – Explanatory Report of the original LSP.

• Technical reports (retail Needs Assessment and Transport Impact
Assessment), which are appended to the explanatory report.

This application to amend the Doley Road Precinct LSP seeks to modify the structure 
plan by rezoning a 2.4ha portion of Lot 34 to Neighbourhood Centre. As part of this, 
the portion of the old Orton Road reserve adjoining the site currently zoned Mixed Use 
R80 is also to be rezoned to Neighbourhood Centre for logic and consistency.  

The proposed amendment is supported by an explanatory report which forms an 
addendum to Part Two – Explanatory Report of the structure plan, addressing the 
applicable strategic and statutory town planning framework and relevant 
constraints/considerations. Expert assessments in the form of a retail Needs 
Assessment and Transport Impact Assessment have been prepared to demonstrate 
the suitability and acceptability of the amendment.  

We look forward to collaborating with the Shire and the Department of Planning, Lands 
and Heritage through the structure plan amendment process.   

ALESSANDRO STAGNO 
APEX PLANNING

10.1.6 - attachment 1 - Proposed Doley Road Precinct Local Structure Plan 
Amendment No. 3 
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1 LIST OF MODIFICATIONS 

Refer to the below table, which outlines the modifications to the operative version of the Doley 
Road Precinct Local Structure Plan Part 1 Implementation Section.  

# SECTION/PROVISION MODIFICATION COMMENT 

1 Table 1: Land Use 
Summary 

Area of each land use proposed 
- Change ‘Residential’ to 68

hectares.
- Replace ‘Commercial’ with

‘Neighbourhood Centre’ and
change to 3.2 hectares

Total estimated lots yield 
- Change to 1,800-1,900 lots.
Estimated number of dwellings
- Change to 1,775-1,875 

dwellings. 
Estimated residential site density 
- Change to ’15.6 dwellings per

gross hectare’.
- Change to ’27.6 dwellings per

residential site hectare’.
Estimated population 
- Change to '4,970-5,250 people

@ 2.8 people per household’.
Estimated commercial floorspace 
- Change to 5,000sqm

To reflect change in 
zoning from 
‘Residential R25-R40’, 
‘Residential R40-R60’, 
and ‘Mixed Use R80’ to 
‘Neighbourhood 
Centre’.  

2 Section 6 Land Use 
and Subdivision 

- Add an additional section for the
Neighbourhood Centre zone,
numbered as 6.3 and renumber
Public Open Space, Roads, and
Noise Attenuation.

- Include specific provisions for
the Neighbourhood Centre.

To provide appropriate 
provisions applicable 
to land zoned 
Neighbourhood 
Centre.  

3 Plan A: Structure Plan 
Map 

- Change the legend by replacing
the ‘Mixed Use R80’ zone with
the ‘Neighbourhood Centre’
zone.

- Change zoning of a 2.4ha
portion of Lot 34 (1299) Orton
Road and the adjoining old
Orton Road reserve to
‘Neighbourhood Centre’.

Neighbourhood Centre 
zone adopted for 
alignment with Local 
Planning Scheme 
No.3.  
Old Orton Road 
reserve rezoned for 
logic and consistency 
as it forms part of 
planned 
neighbourhood centre. 
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2 BACKGROUND 

The amendment site forms part of the Doley Road Precinct Local Structure Plan (LSP) 
and is located at the north-western corner of the intersection of Orton Road and Doley 
Road.  

The Doley Road Precinct LSP area covers approximately 120.5 hectares of land and 
is one of two major structure plans covering an urban precinct west of Byford and 
south of Abernethy Road. The other major structure plan is The Glades, Byford LSP 
which surrounds the Doley Road Precinct LSP at its northern, western, and southern 
sides.  

As urbanisation of the locality progresses in accordance with these structure plans, 
the delivery of dwellings and associated increases in population are driving demand 
for essential urban support services.  

As part of the planned urbanisation of the area, a range of upgrades to the road 
network will occur, both at a regional and localised level. These include the planned 
extension of Tonkin Highway (anticipated commencement mid 2025 based on 
information published by Main Roads WA) which will include an intersection with Orton 
Road, and the upgrade / realignment of both Orton Road and Doley Road. These road 
network improvements will significantly enhance local connectivity.  

The Shire’s strategic planning framework, which includes its Local Planning Strategy 
and the Byford District Structure Plan, has recognised the need for population growth 
to be appropriately supported through the delivery of activity centres to serve the 
needs of the community.  

With regard to Byford, the Shire’s strategic instruments have envisaged this to occur 
through a District Centre (ie the Byford townsite), and three neighbourhood level 
activity centres, of which one is notionally located at the intersection of Orton Road 
and Doley Road.   

The proposed amendment to the Doley Road Precinct LSP seeks to achieve the intent 
of the strategic framework by formalising the planned neighbourhood centre through 
local structure plan zoning allocation and provisions.  

2 PURPOSE AND EXPLANATION OF AMENDMENT 

The purpose of the proposed amendment is to establish a Neighbourhood Centre 
zoning allocation to a 2.4ha portion of the amendment site, and change the zoning of 
the adjoining old Orton Road reserve from Mixed Use R80 to Neighbourhood Centre. 

The selection of the Neighbourhood Centre zone ensures alignment with the Shire’s 
LPS3, and also formalises the intent for the LSP to deliver the planned neighbourhood 
centre in this location.   

The proposed rezoning is depicted on the following page: 
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The change in zoning would facilitate the future delivery of a neighbourhood level 
shopping precinct which would include a full-line supermarket and associated 
speciality stores to provide for the daily and weekly household shopping needs of the 
existing and growing local population.  

The Shire’s recently endorsed strategic planning framework, which includes its Local 
Planning Strategy and Byford District Structure Plan envisages the provision of a 
neighbourhood level activity centre to service the needs of a rapidly growing 
population in the southern section of Byford. Both instruments have notionally depicted 
the neighbourhood centre at the corner of Orton Road and Doley Road. Both 
instruments reference a notional retail floorspace allocation of 5,000sqm NLA, which 
has been demonstrated to be viable through a retail Needs Assessment prepared in 
support of this amendment.  

At the time of applying for this amendment, no Neighbourhood Centre zone exists 
within the Doley Road Precinct LSP (a Mixed Use zone had historically been used) 
and there is insufficient land allocated to enable the Neighbourhood Centre to be 
established, with the majority of the Mixed Use zone falling within a road reserve which 
is not under private ownership.  

Relevantly, it is understood that separate amendments to the Doley Road Precinct 
LSP and The Glades, Byford LSP (Amendment 2 and Amendment 11, respectively) 
are currently in the process of being finalised.  

Amendment 2 to the Doley Road Precinct LSP relates to a minor modification to the 
shape and size of a Public Open Space parcel, and this proposed amendment has 
been formulated as an extension of Amendment 2 to ensure consistency in structure 
plan materials.  
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Amendment 11 to The Glades, Byford LSP involves a rationalisation, consolidation, 
and reconfiguration of non-residential land to establish a number of local ‘nodes’ and 
a service commercial precinct. Evidently, the sites proposed for retail development 
under Amendment 11 are intended to provide for small convenience style offerings 
and are not large enough to consider or facilitate even a small supermarket-based 
offering.  
 
As the main role and typical attributes of a neighbourhood level activity centre is to act 
as an important local focal point which provides for the daily and weekly household 
shopping needs, the delivery of a full-line supermarket is considered imperative to 
support the planned population growth in the locality which is already occurring and 
will continue in accordance with the range of local structure plans which are in place. 
 
A retail Needs Assessment was prepared in support of the amendment, which has 
considered demographic data, contextual considerations, and the composition of 
existing, planned, and approved activity centres within the defined trade area. The 
result of the Needs Assessment is that 5,000sqm of shop/retail NLA is viably 
supportable at the amendment site and is important to deliver, as it will prevent 
avoidable leakage to other centres which are outside of the trade area.  
 
An indicative master plan has been prepared and is included within the explanatory 
report for the amendment, which shows a notional layout of the neighbourhood centre. 
This includes provision for a full-line supermarket, specialty shops, a significant 
provision of landscaping and tree planting, and the upgrade of Doley Road to a 
boulevard style Neighbourhood Connector A road with existing mature trees integrated 
into its central median. The indicative master plan is conceptual and would be refined 
at a later date, at planning approval stage.  
 
Considerations surrounding design and amenity have been addressed within the 
explanatory report, and these have also been captured through specific provisions to 
be included within Part 1 of the local structure plan.  
 
3 CONCLUSION 
 
The proposed amendment is evidently consistent with the intent of the Shire’s strategic 
planning framework and responds to the evolving nature of the surrounding locality.  
 
Neighbourhood level activity centres are an important community focal point and are 
intended to support population growth by providing essential daily and weekly 
household shopping services, as well as additional speciality and community uses. 
These positive town planning outcomes are clearly capable of being achieved through 
this proposed amendment.  
 
The materials put forward as part of this structure plan amendment demonstrate a 
significant level of town planning merit, and its favourable consideration is warranted.  
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TABLE OF AMENDMENTS 
 

AMENDMENT 
NO. 

SUMMARY OF THE AMENDMENT AMENDMENT 
TYPE 

DATE 
APPROVED BY 
WAPC 

1  Minor changes to LSP in area bound 
by Lawrence Way, Warrington 
Road, Allanson Drive, and Orton 
Road 

Minor 14 March 2022 

2 Minor changes to LSP within Lot 32 
Doley Road 

Minor TBC 

3 Proposed rezoning of a portion of 
Lot 34 (1299) Orton Road and old 
Orton Road reserve 

Minor TBC 
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TABLE OF DENSITY PLANS 
 

DENSITY 
PLAN NO. 

AREA OF DENSITY PLAN APPLICATION DATE APPROVED 
BY WAPC 

3410-51F-01 Area between Doley Rd, Lawrence Way and Orton 
Rd 

30 September 2021 

3410-97D-01 Parent Lot 131 Doley Road 20 October 2021 

3410-111C-01 Area west of Warrington Rd 11 May 2023 

3410-123A-01 Parent Lot 33 Doley Road 20 December 2023 
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TABLE 1: LAND USE SUMMARY 
 
ITEM STRUCTURE PLAN SECTION NUMBER 

REFERENCED IN 
STRUCTURE PLAN  
REPORT 

Total area covered by the 
structure plan 

120.5ha 1 

Area of each land use proposed: 
Zones (as per LPS3) 
- Residential 
- Neighbourhood Centre 
Reserves (as per LPS3 and the 
MRS) 
- Road reserves 
- Parks and Recreation 
- Public Purpose  

 
 
68ha 
3.2ha 
 
 
34.3 ha 
10.8ha 
4.0ha 

 
 
 
 
3 

Total estimated lot yield 1,800-1,900 lots 3 

Estimated number of dwellings 1,775-1,875 dwellings 3 

Estimated residential site density 
- Dwellings per gross urban 

zoned hectare (as per Perth 
& Peel @ 3.5 million) 

- Dwellings per site hectare 
(as per Liveable 
Neighbourhoods) 

 
15.6 dwellings per gross 
hectare 
 
27.6 dwellings per residential 
site hectare 

 
 
3 

Estimated population 4,970-5,250 people @ 2.8 
people per household 

3 

Number of Primary Schools 1 (4.0 hectares) 3 

Number of Secondary Schools None 3 

Estimated commercial 
floorspace 

5,000sqm 3 

Public Open Space 11.7ha (total creditable POS) 
10% 
11.1ha (unrestricted) 88% 
0.2ha (restricted) 12% 

3 
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1 STRUCTURE PLAN AREA 
This Local Structure Plan applies to the land within the inner edge of the line denoting 
the structure plan boundary on Plan A: Local Structure Plan.  

The Structure Plan is identified as the Doley Road Precinct Local Structure Plan. 

2 STRUCTURE PLAN CONTENT 
This Local Structure Plan comprises: 

• Part One – Implementation Section.

• Part Two – Explanatory Report.

• Appendices – Technical Reports.

Part One of the Local Structure Plan comprises the structure plan map and planning 
provisions. Part Two of the Local Structure Plan is the planning report component 
which can be used to interpret and implement the requirements of Part One.  

3 OPERATION 
The Doley Road Precinct Local Structure Plan comes into effect on the date that it is 
endorsed by the Western Australian Planning Commission.  

4 INTERPRETATION AND RELATIONSHIP WITH 
STATUTORY PLANNING FRAMEWORK 

The Doley Road Precinct Local Structure Plan constitutes a Local Structure Plan 
pursuant to Part 4 – Structure Plans contained within Schedule 2 - Deemed provisions 
for local planning schemes of the Planning and Development (Local Planning 
Schemes) Regulations 2015. The Structure Plan Map (Plan A) outlines future land 
use, zones and reserves applicable within the structure plan area.  

Pursuant to the Planning and Development (Local Planning Schemes) Regulations 
2015, a decision maker of an application for development approval or subdivision 
approval is to have due regard to the provisions of this Local Structure Plan, including 
the Structure Plan Map, Implementation Report, Explanatory Report and Technical 
Appendices. 

5 STAGING 
Development staging will follow an orderly sequence and shall not exceed the 
extension of essential service infrastructure or constructed road access. 
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6 LAND USE AND SUBDIVISION 
 
6.1 LAND USE AND ZONES 
 
Land use permissibility within the Structure Plan area shall be in accordance with the 
corresponding zone or reserve under the Scheme, or as otherwise outlined in this 
Structure Plan.  
 
6.2 RESIDENTIAL 
 
6.2.1 DWELLING TARGET 
 
In accordance with the requirements of Liveable Neighbourhoods, subdivisions are to 
achieve an average residential density of 22 dwellings per site hectare across the 
Structure Plan area. 
 
6.2.2 DENSITY 
 

a. Plan A defines the broad residential density ranges that apply to specific areas 
within the Structure Plan. Lot specific residential densities, within the defined 
residential ranges, are to be subsequently assigned in accordance within a 
Residential Code Plan approved by the WAPC. 

b. A Residential Code Plan is to be submitted at the time of subdivision to the 
WAPC and shall be consistent with the Structure Plan, and the Residential 
Density Ranges identified on Plan A and locational criteria contained in Clause 
6.2.3. 

c. The Residential Code Plan is to include a summary of the proposed dwelling 
yield of the subdivision. 

d. Approval of the Residential Code Plan shall be undertaken at the time of 
determination of the subdivision application by the WAPC. The approved 
Residential Density Code Plan shall then form part of the Structure Plan and 
shall be used for the determination of future development applications. 

e. Variations to the Residential Code Plan will require further approval of the 
WAPC, with a revised Residential Code Plan submitted generally consistent 
with the approved plan of subdivision issued by the WAPC. The revised 
Residential Code Plan shall be consistent with Residential Density ranges 
identified on Plan A and the locational criteria contained in Clause 6.2.3. 

f. A revised Residential Code Plan, consistent with Clause 6.2.2 (e) will replace, 
wholly or partially, the previously approved Residential Code Plan, and shall 
then form part of the Structure Plan as outlined in Clause 6.2.2 (d). 

g. Residential Code Plans are not required if the WAPC considers that the 
subdivision is for one or more of the following: 

i. The amalgamation of lots; 
ii. Consolidation of land for ‘superlot’ purposes to facilitate land 

assembly for future development; 
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iii. The purposes of facilitating the provision of access, services or 
infrastructure; or 

iv. Land which by virtue of its zoning or reservation under the Structure 
Plan cannot be developed for residential purposes.  

 
6.2.3 LOCATIONAL CRITERIA 
 
The allocation of residential densities shall be in accordance with the following 
locational criteria: 

a. The R25 density code shall apply as the base code to all ‘Residential’ zoned 
lots, with the exception of those lots coded R40 or R60 as set out in (2) below. 

b. The R40 density code may apply to all ‘Residential’ zoned lots where one or 
more of the following applies: 

i. The lot is located on a street corner or at the end of a street block; or 
ii. Considered to be in an area of high amenity including within 400m of 

a commercial centre / neighbourhood node, around public open 
space, primary school and adjacent to major public transport routes. 

c. The R60 density code may apply to ‘Residential’ zoned lots that meet one or 
more of the criteria set out in (b) above or where the lot measures 900m² or 
greater. 

 
6.3 NEIGHBOURHOOD CENTRE 
 
The Neighbourhood Centre zone depicted on Plan A is to correspond with the 
Neighbourhood Centre zone of the Scheme. The following provisions apply to the 
subdivision and development of land allocated as Neighbourhood Centre: 

a. Shop-retail floorspace is limited to 5,000sqm Net Leasable Area (NLA). Any 
application for planning approval which seeks to exceed this shop-retail 
floorspace allocation is required to demonstrate compliance with the 
provisions of State Planning Policy 4.2 Activity Centres.  

b. The existing mature vegetation within the Doley Road reserve is required to 
be retained and integrated into the ultimate design/configuration of Doley 
Road, where it adjoins the Neighbourhood Centre.  

c. Car parking provision is to be guided by the WAPC’s WA Planning Manual – 
Non-Residential Car Parking Rates in Perth and Peel.  

d. Any application for planning approval which involves noise-generating land 
uses in close proximity to existing or planned residential uses is to 
demonstrate compliance with the Environmental Protection (Noise) 
Regulations 1997 by way of an acoustic assessment.  

e. The Neighbourhood Centre is afforded a full movement crossover to Doley 
Road. The precise location, design, and specification of the crossover is to be 
resolved at development approval stage in accordance with a traffic 
assessment, to the satisfaction of the Shire of Serpentine-Jarrahdale.  
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6.4 PUBLIC OPEN SPACE 
 

a. The provision of a minimum 10% public open space being provided generally 
in accordance with Plan A. 

b. As a condition of subdivision approval for Lot 61 Lawrence Way, Byford, the 
subdivider will be required to make payment to the Shire of Serpentine-
Jarrahdale for the sum equivalent to 700sqm, being that portion of the land 
that would otherwise be provided as open space prior to Amendment 1 of the 
structure plan. 

 
6.5 ROADS 
 
The road reserves should include the installation of street trees and landscaping, 
parallel street parking bays, dual-use paths, shared-paths, stormwater retention and 
infiltration systems, and street lighting to the satisfaction of the Shire and their adopted 
policies and planning framework. The width of and number of crossovers shall be kept 
to a functional minimum in accordance with the R-Codes and the Shire’s adopted 
Local Planning Policies, to minimise the extent of hard surface, and reduce vehicle 
conflict. 

a. Orton Road, a future Other Regional Road, is to be widened from 20 metres 
to 32 metres (6 metres to be ceded by landholdings north and south of the 
road). 

b. Soldiers Road, a future Other Regional Road, is to be widened from 20 metres 
to 30 metres (10 metres to be ceded by landholdings abutting Soldiers Road). 

c. Land is required to accommodate a roundabout at the intersection of Orton 
and Soldiers Road. The land to be ceded and the design of the roundabout is 
to be to the satisfaction of the Shire on advice from the Department of 
Planning, Lands and Heritage. 

d. Direct access to Soldiers Road is not permitted and an internal road will be 
required between residential lots and Soldiers Road to provide appropriate 
access and frontage. Double storey, rear-loaded and dual frontage lots are 
not permitted in this location due to interface and noise attenuation objectives. 

e. Notwithstanding the Shire’s endorsed LSP Map, intersections to Orton Road 
shall be: 
i. restricted and rationalised where possible in accordance with 

Development Control Policy 1.4 and Liveable Neighbourhoods; 
ii. reduced from six to three intersections between Warrington and Soldiers 

Roads; and 
iii. left-in-left-out only at the intersection with Road 82 unless a roundabout 

is coordinated with the LSP area south of Orton Road (whichever is 
preferred by the Shire). 

f. Direct lot access is generally not permitted to lots abutting Orton Road and 
residential lots abutting Doley Road, and rear laneway arrangements shall be 
provided. 
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g. The construction of Recreation Road is not supported due to BF 321 and TECs. 
Closure of Recreation Road is recommended and its management and 
restoration is expected to be outlined and ensured within the Draft Brickwood 
Reserve Management Plan (authored by the Shire of SJ) currently being 
assessed by the Department of Planning, Lands and Heritage. 

h. Road paving is not permitted to straddle lot boundaries unless a subdivision 
application is received that is signed by all landowners. 

i. The lots fronting the proposed road which straddles Lot 50 (No. 124) Warrington 
Rd and Lot 20 (No. 142 Warrington Rd) will not be supported for creation (via 
subdivision) until such time as the entire road is created/constructed”. 

j. The land subject of the ‘Neighbourhood Centre’ classification shall not be 
created or developed until such time as the Orton Road realignment is finalised, 
to the satisfaction of the Shire of Serpentine-Jarrahdale. 

 
6.6 NOISE ATTENUATION 
 
Noise attenuation treatments as per the recommendations outlined in the Lloyd 
George Acoustics Acoustic Assessment dated 17 June 2016 including notifications on 
title, and quiet house design within Local Development Plans, but excluding the 
construction of a noise wall, shall be implemented as conditions of subdivision 
approval for any lots adjacent to Soldiers Road unless an updated and more accurate 
Acoustic Assessment is provided with, and approved for, any future subdivision 
application for the lots in closest proximity of the railway. 
 
7 LOCAL DEVELOPMENT PLANS 
 
7.1 LOCAL DEVELOPMENT PLANS 
 
The preparation of a Local Development Plan in accordance with Part 6 of the Deemed 
Provisions may be required by the Western Australian Planning Commission (WAPC), 
on the advice of the Shire of Serpentine-Jarrahdale, as a condition of subdivision 
approval where deemed necessary for land comprising, but not limited to: 

a. Lots abutting areas of Public Open Space; and 
b. At the discretion of the developer where there are additional development 

considerations or site constraints that need to be addressed through an LDP to 
enable coordinated development of the site. 

 
8 OTHER REQUIREMENTS 
 
8.1 CONDITIONS OF SUBDIVISION APPROVAL 
 
The following technical reports / strategies are to be prepared and submitted as a 
condition of subdivision approval (where applicable):  

• Urban Water Management Plan.  

• Bushfire Attack Level Assessment and/or Bushfire Management Plan.  
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• Acid Sulphate Soils Management Plan.

8.2 BUSHFIRE RISK MANAGEMENT 

The landowner / developer is to ensure compliance with State Planning Policy 3.7: 
Bushfire and the related Guidelines, for each stage of subdivision and development. 

8.3 DEVELOPMENT CONTRIBUTIONS 

The Local Structure Plan is subject to the Byford Development Contribution Plan, 
pursuant to Schedule 7 – Development Contribution Plans of the Shire of Serpentine-
Jarrahdale Local Planning Scheme No. 3. 
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ADDENDUM TO PART TWO 
 
 
JUSTIFICATION REPORT (AMENDMENT 3) 
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EXECUTIVE SUMMARY 
 
The Doley Road Precinct Local Structure Plan (LSP) comprises approximately 
120.5ha of land, generally located along the northern side of Orton Road, Byford, 
within the Shire of Serpentine-Jarrahdale (Shire of SJ). The structure plan area is 
zoned Urban under the Metropolitan Region Scheme and Urban Development under 
the Shire of SJ Local Planning Scheme No.3 (LPS3).  
 
The LSP allows for the creation of a residential neighbourhood that responds to the 
surrounding environment, whilst accommodating a range of residential dwelling 
opportunities consistent with State government density targets.  
 
The LSP is consistent with the applicable strategic planning framework, which includes 
Perth and Peel @ 3.5 million, the South Metropolitan Peel Sub-regional Planning 
Framework, the Shire’s Local Planning Strategy, and the Byford District Structure Plan 
(DSP).  
 
Based on the residential densities allocated under the LSP, a residential target of 
approximately 27.6 dwellings per residential site hectare can be delivered to achieve 
State government density targets, with medium density housing located around key 
areas of public open space, planned retail/commercial centres, a primary school site, 
and key transport routes. The issues of residential density, public open space, 
movement network, and infrastructure delivery are addressed within the LSP.  
 
Amendment 3 of the Doley Road Precinct LSP achieves the objectives and intended 
outcomes of the strategic planning framework (including the Shire’s Local Planning 
Strategy and Byford DSP) by rezoning land located at the north-western corner of the 
Doley Road / Orton Road intersection to Neighbourhood Centre, to facilitate the future 
delivery of a neighbourhood level shopping precinct to serve the daily and weekly 
needs of the rapidly growing population of southern Byford.  
 
The change in zoning would facilitate the future development a local shopping facility 
of maximum 5,000sqm shop-retail floorspace at the Neighbourhood Centre site, which 
increase the provision of local urban support services for the current and future 
residents of the Doley Road Precinct and surrounding area, creating local employment 
opportunities, and contributing to a more sustainable neighbourhood.  
 
In addition to the technical reports previously prepared for the Doley Road Precinct 
LSP, Amendment 3 is supported by a retail Needs Assessment and a Transport 
Impact Assessment which comprehensively address the relevant town planning 
considerations and demonstrate the suitability of the proposed change in zoning to 
establish a neighbourhood centre at the location of the amendment site.   
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1 PLANNING BACKGROUND 
 
1.1 INTRODUCTION AND PURPOSE 
 
Apex Planning has formulated this structure plan amendment on behalf of Ladybug 
Twenty Three Pty Ltd, the landowner of Lot 34 (1299) Orton Road, Byford (hereafter 
referred to as the amendment site).  
 
This report is an addendum to Part Two of the Doley Road Precinct Local Structure 
Plan (LSP), to explain and justify Amendment 3 having regard for the strategic and 
statutory town planning framework and relevant constraints/considerations.  
 
It is proposed to amend the Doley Road Precinct LSP by changing the zoning of an 
approximate 2.4ha portion of the amendment site and adjoining portion of the old 
Orton Road reserve to Neighbourhood Centre. The proposed zoning change is 
depicted below: 

 
 
The proposed amendment will bring the LSP into alignment with the Shire’s Local 
Planning Strategy, Byford District Structure Plan, and Local Planning Scheme No.3, 
and will also secure the delivery of a planned neighbourhood centre by ensuring there 
is sufficient land allocated for that purpose under the LSP.  
 
The amendment will facilitate the future delivery of a neighbourhood level shopping 
precinct to service the rapidly growing population of the surrounding communities in 
Byford. The amendment site forms part of a growing urban area and is strategically 
located for the provision of essential urban support services to meet the daily and 
weekly needs of the surrounding communities. This structure plan amendment is 
supported by an expert retail needs assessment which is provided at Appendix 1 and 
a traffic impact assessment which is provided at Appendix 2.  
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1.2 LAND DESCRIPTION 
 
1.2.1 LOCATION 
 
As outlined and illustrated in Part Two of the LSP, the structure plan area is located at 
the southern section of Byford within the Shire of Serpentine-Jarrahdale. The structure 
plan area is generally bounded by Orton Road to the south, Soldiers Road and 
Recreation Road to the east, and The Glades Byford structure plan area to the north 
and west. The Doley Road Precinct LSP area comprises approximately 120.5ha.  
 
Lot 34, the main amendment site, is located at the north-western corner of the 
intersection of Doley Road and Orton Road, and is approximately 2.5km south-west 
of the Byford Town Centre.  
 
The amendment site is indicated in relation to the wider structure plan area in Figure 
1 – Location Plan below: 
 

 
Figure 1: Location Plan 
 
1.2.2 DESCRIPTION OF AMENDMENT SITE AND SURROUNDING CONTEXT 
 
The amendment site is an irregularly shaped 4.172ha lot located at the south-western 
corner of the LSP area. The site is currently undeveloped.  
 
The amendment site currently has road frontage to Doley Road to the east, old Orton 
Road to the south, and Linum Way & Pepper Grove to the west.  
 
Orton Road is currently identified as a Neighbourhood Connector under the LSP and 
is a key thoroughfare for the southern Byford locality which will eventually connect to 
the future extension of Tonkin Highway. Works associated with the partial upgrade 
and realignment of Orton Road are currently underway. At the completion of its full 
upgrade and realignment, Orton Road will be classified as an Integrator B Road.  

1:12005@A4  250 m  

Roads
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A triangular portion of the Orton Road reserve along the site’s southern boundary has 
been historically zoned Mixed Use R80 and is not under private ownership. 
 
Doley Road is identified as a Neighbourhood Connector A road and is currently a key 
thoroughfare linking between Orton Road and Abernethy Road. Doley Road south of 
Orton Road is also planned for realignment and upgrade, eventually providing the 
established and future residential communities with a north-south connection through 
the Byford and Cardup localities.  
 
At completion of their respective upgrades, Orton Road and Doley Road will include a 
roundabout intersection located at the south-eastern corner of the amendment site.  
 
Linum Way and Pepper Grove are local residential roads which are planned to extend 
into the amendment site as part of future subdivision/development.  
 
The amendment site forms part of the southern areas of Byford, which is largely 
encompassed by the following structure plans: 

• Doley Road Precinct LSP.  

• The Glades, Byford LSP. 
 
The locality is undergoing continual urbanisation, with significant residential 
subdivision and road network upgrades planned to occur in accordance with the 
strategic planning framework and established structure plans.  
 
Urbanisation is currently well-progressed on the northern side of Orton Road, with 
existing residential land uses to the west and east of the amendment site and some 
land still in the process of subdivision/development. The Beenyup Grove Estate is 
located immediately north of the amendment site and at the time of producing this 
amendment is in the process of being established. The Glades estate forms the wider 
portion of the surrounding locality and includes The Glades Village shopping precinct 
which is located approximately 1km north of the amendment site. 
 
Works are currently underway to deliver further residential lots within a portion of the 
planned urban land at the southern side of Orton Road in accordance with The Glades, 
Byford LSP. At completion, The Glades, Byford LSP will result in the development of 
the entirety of land south of Orton Road, located between the future Tonkin Highway 
extension (west), Soldiers Road (east), and Cardup Brook (south). This will include 
mostly residential land uses, a service commercial precinct, and a District Open Space 
facility.  
 
1.2.3 LEGAL DESCRIPTION AND OWNERSHIP 
 
The amendment site comprises a single landholding of approximately 4.172ha, 
identified as Lot 34 (1299) Orton Road, Byford. Lot 34 is legally described as follows: 
 

Lot Plan Volume Folio Lot area Ownership 
34 14324 1652 230 4.172ha Ladybug Twenty Three Pty Ltd 
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1.3 PLANNING FRAMEWORK 
 
1.3.1 ZONING AND RESERVATIONS 
 
The structure plan area and amendment site are zoned Urban under the Metropolitan 
Region Scheme (MRS). 
 
The structure plan area and amendment site are zoned Urban Development and 
located within Special Control Area 6 (SCA6) under Local Planning Scheme No. 3 
(LPS3). 
 
The MRS and LPS3 zoning is depicted in Figures 2 and 3 below.   
 

 
Figure 2: MRS zoning.  
 

 
Figure 3: LPS3 zoning.  
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1.3.2 DISTRICT STRUCTURE PLAN 
 
The LSP is within the area covered by the Byford District Structure Plan (DSP), which 
was endorsed by the WAPC in 2023. The Byford DSP provides high-level strategic 
guidance on future planning and development in the Byford locality.  
 
Overall, the DSP estimates a population of 50,957 people and 17,817 dwellings. To 
accommodate this estimated urban growth, the DSP recognises the need to integrate 
urban development and employment nodes with transport infrastructure and services. 
The Byford DSP notes that as residential development expands further south within 
the DSP area, new neighbourhood centres will be required.  
 
Under Section 3.2.2 of the DSP, three neighbourhood centres are identified within the 
DSP area which are distributed throughout the major urban growth areas, and each 
neighbourhood centre is envisaged to accommodate approximately 5,000sqm of retail 
NLA. The below extracts of Figure 21 and Figure 22 from the Byford DSP shows the 
high-level distribution of planned activity centres: 

 

 
 
The DRP envisages a neighbourhood centre in a location consistent with the 
amendment site. The amendment site is the ideal location to accommodate the 
planned neighbourhood centre, noting its highly accessible position to the immediate 
and surrounding communities by virtue of future road network upgrades, and easy 
walkable access.  Additionally, the establishment of a local supermarket with specialty 
stores and any additional commercial uses would drastically improve the growing 
community’s local amenity and availability of local employment opportunities (noting 
Retail Trade is the third most popular industry in the Byford DSP area).  
 
The proposed amendment is therefore appropriate in the context of the DSP and will 
contribute toward the achievement of its strategic objectives.  
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1.3.3 PERTH AND PEEL @ 3.5 MILLION AND SOUTH METROPOLITAN PEEL 
SUB-REGIONAL PLANNING FRAMEWORK 

 
Perth and Peel @ 3.5 million is a high level strategic plan which sets a framework for 
the Metropolitan and Peel regions to manage population growth through density 
targets and the identification of areas suitable to sustain growth through housing, 
infrastructure and key services.  
 
The suite of documents includes four sub-regional planning frameworks. The structure 
plan area and amendment site are located within the South Metropolitan Peel region.  
 
The LSP area and amendment site are identified as Urban under the P&P framework, 
and the land is zoned Urban under the MRS.  
 
The South Metropolitan Peel Sub-region is anticipated to experience significant 
economic and population growth, with population increase estimates of 44% (676,600 
people) by 2050. The framework notes that a significant amount of this urban 
development will occur within emerging urban areas including Byford, which is 
reflected by the Shire’s Local Planning Strategy and the Byford DSP, and the various 
local structure plans in the area (including the Doley Road Precinct LSP and The 
Glades, Byford LSP).  
 
This significant population growth is required to be supported by sufficient local urban 
support services to meet the needs of the population. The establishment of a 
neighbourhood level activity centre at the amendment site as envisaged by the Local 
Planning Strategy and Byford DSP will create a local focal point for the growing 
community, as well as a driver of new local jobs which is consistent with the intent of 
activity centres as set out by the P&P framework.  
 
1.3.4 SHIRE OF SERPENTINE-JARRAHDALE LOCAL PLANNING STRATEGY 
 
The Shire’s local planning strategy was endorsed in 2022 and is the key high-level 
strategic planning instrument for the municipality which has informed the local planning 
scheme and other local planning instruments.  
 
The strategy is informed by the Shire’s SJ2050 Spatial Framework, which allocates 
Byford as Urban Core and Medium Density, with a proposed population of 50,000 
people and a gross housing density of 9.9.  
 
The local planning strategy identifies the Byford area as an Urban Settlement and 
establishes a hierarchy of activity centres to service the Byford locality, comprised of 
the Byford District Centre (located at the town site), as well as three neighbourhood 
centres which are consistent what has been envisaged by the Byford DSP.  
 
In this regard, the strategy envisages a neighbourhood level activity centre being 
established in the vicinity of the amendment site. The strategy nominates this activity 
centre as the Orton Road neighbourhood centre, and indicates a nominal retail 
floorspace allocation of 5,000sqm NLA.  
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An extract of the LPS map is below which shows the planned Tonkin Highway 
extension, Orton Road upgrade/realignment, and location of the planned Orton Road 
neighbourhood centre. 
 

 
 
The strategy recognises the importance of neighbourhood centres to service 
neighbourhood catchments, providing the local population with important daily and 
weekly urban support services, and to support the larger planned district centres.  
 
The proposed amendment to the Doley Road Precinct LSP is consistent with the 
strategy. The amendment would support population growth by delivering a planned 
neighbourhood centre in a location where it has been envisaged by multiple strategic 
instruments, providing essential support services on land which is suitably located, 
highly accessible, and of an appropriate size.  
 
1.3.5 SERPENTINE JARRAHDALE – ACTIVITY CENTRES STRATEGY 
 
The Shire’s local activity centres strategy was prepared in 2012/2013 to bring the 
Shire’s approach to activity centre planning in line with the version of State Planning 
Policy 4.2 which was in force at the time.  
 
The Byford DSP (which was endorsed in 2023 after the local planning strategy) has 
consolidated a number of previous strategic instruments, including the activity centres 
strategy, to provide an updated framework to guide planning and development for the 
district of Byford.  
 
The Byford DSP envisages a population catchment of 55,000 people 32,900sqm of 
retail floorspace to be distributed between the Byford District Centre, three 
neighbourhood centres, and various “local nodes”. The proposed amendment 
demonstrates compliance and consistency with the Shire’s strategic planning 
framework where activity centre and retail planning is concerned, by seeking to 
provide a neighbourhood centre in the location envisaged by both the local planning 
strategy and district structure plan.  
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The supporting retail needs assessment provided at Appendix 1 demonstrates the 
appropriateness of the amendment, taking into consideration demographic data, the 
performance/viability of existing and planned retail centres within the defined trade 
area, and the key opportunities/constraints of a neighbourhood centre at the 
amendment site. The results show the provision of 5,000sqm of retail floorspace at the 
site is viable and acceptable.  
 
1.3.6 LOCAL PLANNING POLICY 2.5: SERPENTINE JARRAHDALE ACTIVITY 

CENTRES 
 
The current version of the Shire’s LPP2.5 was endorsed in 2023 and provides local 
planning guidance in relation to the orderly development of district and neighbourhood 
level activity centres throughout the Shire.  
 
LPP2.5 includes objectives which seek to facilitate the development of a network of 
district and localised activity centres with a mix of retail, commercial, leisure and 
community activities, whilst discouraging “ad hoc” activity centre development which 
is inconsistent with the Shire’s local planning strategy and activity centre strategy.  
 
The proposed amendment will facilitate the development of a neighbourhood centre 
within a suitable location which is consistent with higher order strategic planning for 
the locality, providing the growing population with essential daily and weekly urban 
support services.  
 
The amendment site is strategically located for optimised accessibility, noting its 
corner location with frontage to the future roundabout intersection of Orton Road & 
Doley Road, the wider regional road network upgrades set to occur in the locality, and 
the fact there are higher residential densities planned within its walkable catchment as 
per the applicable existing local structure plans.  
 
The Shire’s LPP2.5 will be addressed in detail at development application stage, once 
the precise layout and built form of the neighbourhood centre is determined.  
 
1.3.7 STATE PLANNING POLICY 3.7 BUSHFIRE 
 
State Planning Policy 3.7 Bushfire seeks to implement effective, risk-based land use 
planning and development practices to preserve life and reduce the impact of bushfire 
on property and infrastructure.  
 
The structure plan area is identified as ‘bushfire prone’. A bushfire management plan 
and bushfire hazard assessment were prepared as part of the structure plan for the 
area which remains relevant/applicable. The proposed change in zoning does not 
affect these assessments.  
 
A further bushfire assessment can be prepared at development application stage 
when the development layout is formalised, which demonstrates compliance with 
SPP3.7 and the associated guidelines.  
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1.3.8 STATE PLANNING POLICY 4.2 ACTIVITY CENTRES 
 
SPP4.2 and its associated implementation guidelines were endorsed in 2023. SPP4.2 
aims to ensure planning and development adequately considers the distribution, 
function and broad land use options for activity centres to meet local community 
needs, and provide social, economic and environmental benefits to the community.  
 
In accordance with SPP4.2 implementation guidelines, local planning strategies must 
identify the neighbourhood centres and local centres within a local government area.  
 
As outlined in the previous sections of this report, the Orton Road neighbourhood 
centre is identified both by the Shire’s local planning strategy and the Byford District 
Structure Plan, with an anticipated retail floorspace allocation of 5,000sqm NLA.  
 
In accordance with the policy measures of SPP4.2, where a local planning strategy 
does not have a Needs Assessment or the Needs Assessment has not been updated 
for more than five years, a new Needs Assessment may be prepared in support of a 
“standard” structure plan at the district or local level.  
 
As the Shire’s local planning strategy was mostly informed by the Activity Centres 
Strategy which was endorsed in the early 2010s, a Needs Assessment has been 
prepared in support of this local structure plan amendment and is provided at 
Appendix 1.  
 
The Needs Assessment has been prepared in accordance with approach and 
methodology outlined within the implementation guidelines, and demonstrates: 

• Retail and commercial demand in Byford is likely to increase due to localised 
growth. The number of dwellings within the defined trade area is projected to 
increase by 83% to 16,007 dwellings by 2039, with some of these dwellings 
already in the process of being established near the amendment site.  

• Shop/retail expenditure in the defined trade area is expected to increase by 
52% by 2034, which is a large increase and reflects the significant expansion 
in residential dwellings over the next 10-15 years.  

• The amendment site will play an important role in catering for population growth 
in the near future, as the Lot 33 Hopkinson Road small (unplanned) 
neighbourhood centre will incorporate limited floorspace over a long-term 
period and the existing Glades Village Neighbourhood Centre north of the site 
has reached its expected retail capacity. The current amount of available 
floorspace leads to a high level of retail expenditure leakage to areas outside 
the trade area, which would be reduced through the delivery of the Orton Road 
Neighbourhood Centre.  

• A shop/retail floorspace allocation of up to 5,000sqm NLA is viable and 
supportable at the amendment site, both in the short term and the long term, 
with proper consideration of existing, approved, and planned activity centres 
and activity centre expansions.  
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SPP4.2 also includes additional provisions pertaining to the land use mix, urban form, 
and desirable composition of activity centres.  
 
The purpose of this amendment is to facilitate the delivery of a neighbourhood centre 
development at the amendment site which would be anchored by a supermarket and 
include speciality shops and other commercial uses to serve the daily and weekly 
needs of the community, consistent with the role and characteristics of neighbourhood 
centres as set out in Appendix 1 of SPP4.2.  
 
The amendment site is in a highly accessible position and has the capability to serve 
as an important community focal point for the growing population of the locality. The 
layout and configuration of the neighbourhood centre will ensure it is pedestrian 
oriented and designed to invoke a sense of place. These considerations will be 
addressed at development application stage, once the precise layout and design has 
been formulated.  
 
In view of the above, the proposed change in zoning to facilitate a neighbourhood 
centre on the site is consistent with the policy measures of SPP4.2.  
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2 SITE CONDITIONS AND CONSTRAINTS 
 
The information presented in relation to site conditions and constraints within Section 
2 of Part Two of the LSP remain relevant/applicable, demonstrating the structure plan 
area and amendment site are suitable for urban development.  
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3 LAND USE AND SUBDIVISION REQUIREMENTS 
 
The original structure plan Part Two report assesses and explains the key land use 
and subdivision requirements pertaining to the LSP. The following sections address 
land use and subdivision requirements as they relate to the proposed amendment, 
serving as an addendum to the information contained within Part Two. 
 
3.1 LAND USE 
 
An indicative master plan has been prepared to notionally depict how the future 
neighbourhood centre could be arranged and is provided as Figure 4 for reference: 
 

 
Figure 4: indicative master plan of neighbourhood centre 

NOTES 
1. Indicative mountable roundabout shown, subject to Shire of SJ 

specification and detailed traffic design at development application 
stage. 

2. Supermarket and shops face southern car park, front entry of 
supermarket clearly visible from roundabout. Portion of shops face 
Doley Road to create an active edge. 

3. Shared zone between supermarket and car bay to create pedestrian-
friendly connection.  

4. Design of opposite site to be determined, potential future connection.  
5. Pepper Grove extended to Doley Road for optimised local connectivity.  
6. Old Orton Road, future design and use to be determined.  
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The key principles which have informed the indicative master plan are as follows: 
• The development provisions pertaining to the Neighbourhood Centre zone 

within the Shire’s LPS3.  

• Full-line supermarket to anchor the neighbourhood centre and to serve the daily 
and weekly needs of the surrounding community. Supermarket to achieve a 
high standard of architectural design and rear service areas to be appropriately 
screened.  

• Specialty shops and commercial uses to integrate with the entry plaza and 
‘wrap around’ the supermarket and create an active edge, including to Doley 
Road.  

• Creation of an internal shared zone along the primary frontage of the 
supermarket to establish a pedestrian-friendly connection to the wider 
pedestrian network.  

• Car park provided within the irregularly shaped triangular section of the site, 
which is generally away from existing and planned residential uses and adjoins 
the old Orton Road reserve which may form part of a neighbourhood centre 
extension in the future (land tenure arrangements to be resolved).  

• Covered and acoustically attenuated rear loading area and grocery pick up area 
to protect the amenity of planned residential uses.  

• Defined pedestrian movement areas and connection points, and the use of 
paving or red concrete to delineate shared zones for ease of pedestrian 
movement.  

• Ultimate Doley Road configuration to achieve a 30m wide road reserve and 
designed to a Liveable Neighbourhoods Neighbourhood Connector A standard. 
Existing mature trees to be integrated into wide central median to establish an 
attractive ‘boulevard’ style road design similar to its northern sections near 
Abernethy Road.  

• Full movement access to Doley Road, ensuring optimised accessibility for the 
community from all directions. The precise location, specification, and design 
of the full movement access to be determined at development application stage 
through consultation with the Shire of SJ.  

• Extension of Pepper Grove to form a left turn only intersection with Doley Road, 
allowing traffic to easily disperse to the wider locality.  

• Significant provision of soft landscaping and tree planting throughout the 
neighbourhood centre to improve amenity, streetscape response, and to 
provide shade to parking areas.  

 
It is important to note that the indicative master plan is conceptual in nature and will 
be refined at development application stage.   



DOLEY ROAD PRECINCT LOCAL STRUCTURE PLAN    
ADDENDUM TO PART TWO 

 

 15 

3.2 NEIGHBOURHOOD CENTRE ZONE 
 
The purpose of this structure plan amendment is to change the zoning of a 2.4 hectare 
portion of the amendment site to Neighbourhood Centre, replacing former zoning 
allocations of Mixed Use and Residential.  
 
The remainder of the amendment site will be zoned Residential R25-40 and 
Residential R40-60, retaining the capability for medium density housing to be 
established.  
 
The proposal will bring the Doley Road Precinct LSP into alignment with the Shire’s 
strategic planning framework and LPS3 by: 

• Seeking to providing a neighbourhood centre in a location where it has been 
envisaged by the local planning strategy and district structure plan.  

• Utilising the correct type of zone for its purpose, being the Neighbourhood 
Centre zone which corresponds to the same zone in LPS3.  

• Ensuring there is sufficient land allocated as Neighbourhood Centre to secure 
the delivery of a neighbourhood level shopping facility which fulfills its purpose.  

 
The objectives of the Neighbourhood Centre zone as set out by Table 2 – Zone 
Objectives of LPS3 are extracted below for reference: 

 
 
Schedule 4 – Additional Site and Development Requirements of the Shire’s LPS3 
contains provisions specific to the Neighbourhood Centre zone, which are extracted 
and/or summarised below:  
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Clause 4.1 – Zone Development Requirements 
 

 
 
Clause 4.2 – Setbacks, Site Coverage and Plot Ratio 
 

 
 
The above provisions will remain relevant and applicable to any neighbourhood centre 
development eventually proposed on the amendment site.  
 
In addition to the provisions of LPS3, this structure plan amendment seeks to 
incorporate a number of provisions into Part 1 – Implementation (Section 6.3 refers) 
to ensure a number of key site-specific outcomes are achieved. This includes: 

• Limiting the extent of shop-retail floorspace to 5,000sqm NLA, consistent with 
the retail needs assessment undertaken in support of the amendment.  

• Requiring the existing mature vegetation within the Doley Road reserve to be 
retained and integrated into the ultimate design/configuration of Doley Road, 
ensuring this important streetscape outcome is secured.  

• Allowing car parking provision to be guided by the WAPC’s WA Planning 
Manual – Non-Residential Car Parking Rates in Perth and Peel, (endorsed by 
the Commission in November 2024) which offers guidance regarding the 
minimum and maximum parking rates for uses within neighbourhood centres.  

• Requiring any application for planning approval which involves noise-
generating land uses in close proximity to existing or planned residential uses 
to demonstrate compliance with the Environmental Protection (Noise) 
Regulations 1997 by way of an acoustic assessment. This highlights the 
importance of ensuring amenity considerations are appropriately considered by 
virtue of its reference in structure plan provisions.  

• Confirming that the neighbourhood centre is afforded a full movement access 
point to Doley Road, and noting that its precise location, design, and 
specification is to be resolved at DA stage through consultation with the Shire 
of SJ with expert traffic input. The amendment site’s vehicular connection to 
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Doley Road is a critical consideration and directly informs the level of 
accessibility the community will have to the future neighbourhood centre 
development. It is important to ensure the higher order (and higher capacity) 
road network is used as the principal entry and exit into the neighbourhood 
centre.  

 
3.3 RESIDENTIAL 
 
Based on the range of densities and the extent of residential land allocated throughout 
the structure plan area, the original structure plan had the potential to create 
approximately 1,850-1,950 residential lots and 1,875-1,975 dwellings.  
 
This equated to approximately 16.4 dwellings per gross hectare and 28.2 dwellings 
per site hectare.  
 
The change in zoning proposed by this amendment which would replace Mixed Use 
and Residential land to Neighbourhood Centre would only marginally change the 
estimated yields under the original structure plan, with 15.6 dwellings per gross 
hectare and 27.6 dwellings per residential site hectare which remain compliant with 
the targets established by the State strategic framework.   
 
3.4 BUSHFIRE MANAGEMENT 
 
The structure plan was supported by a bushfire management plan and bushfire hazard 
assessment. The original structure plan report provided a description of the bushfire 
risk reduction strategies for the area.  
 
The proposed change in zoning to Neighbourhood Centre does not change the 
outcomes of the bushfire assessment, and does not prevent the ability for any of the 
risk reduction measures to be completed or adhered to on an ongoing basis.  
 
Further bushfire assessment(s) will be prepared at the development application stage, 
once a development proposal is formulated for the neighbourhood centre site.  
 
3.5 MOVEMENT NETWORK 
 
The structure plan was supported by a Traffic Impact Assessment, which forecast 
traffic volumes and set out a recommended road network hierarchy to support the 
growth of the structure plan area.  
 
The proposed change in zoning for the amendment site has been considered through 
the preparation of an additional TIA, which is provided at Appendix 2. The TIA 
prepared for this amendment has reviewed and referenced the TIA prepared for the 
original structure plan as appropriate.  
 
In addition, the TIA prepared for this amendment has also addressed traffic 
considerations relevant to other subdivisions and structure plan amendments 
occurring in the wider area as relevant to the proposal, and the impending changes to 
the road network (ie the realignment and upgrade of Doley Road and Orton Road).  
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The TIA prepared for this amendment considers the proposed rezoning in context of 
the ultimate road network conditions for the locality and assesses the estimated 
change in traffic generation from what was formerly Mixed Use and Residential to a 
neighbourhood centre with an assumption of 5,000sqm shop-retail floorspace.  
 
The conservative traffic generation assessment contained in the TIA shows that net 
additional primary trips (after considering pass-by trips) would be about 141vph and 
162vph during the AM and PM peak hour respectively. The TIA demonstrates this level 
of traffic generation is capable of being sustained by the road network around the 
amendment site.  
 
An intersection capacity analysis (known as ‘SIDRA’) was undertaken for the Doley 
Road / Orton Road intersection, demonstrating it would operate satisfactorily under 
the conservative scenario of adopting the 2041 assessment year when it is anticipated 
the local structure plans would be fully delivered. The SIDRA demonstrates an overall 
Level of Service (LOS) B during peak traffic periods.   
 
The TIA therefore undertakes a conservative assessment and demonstrates an 
acceptable traffic and access outcome for the proposed change in zoning to 
Neighbourhood Centre for the amendment site.  
 
3.6 WATER MANAGEMENT 
 
The LWMS originally prepared for the local structure plan establishes the key 
principles for the management of stormwater runoff and groundwater quality. The 
proposed change in zoning does not fundamentally change the outcomes of the 
LWMS and the subsequent phases of development and subdivision will include the 
requisite level of hydrological and stormwater expert assessments which demonstrate 
consistency with the principles of the LWMS.  
 
3.7 ACTIVITY CENTRES 
 
The change of zoning to Neighbourhood Centre would facilitate the future 
establishment a neighbourhood level shopping precinct on the amendment site, with 
a shop-retail floorspace allocation of 5,000sqm NLA.  
 
It is noted that the Shire’s strategic planning instruments (ie the local planning strategy 
and district structure plan) envisaged a neighbourhood centre at the intersection of 
Doley Road and Orton Road which aligns with the location of the amendment site.  
 
The neighbourhood centre in this location has been recognised as important to serve 
the daily and weekly needs of a rapidly growing population, and in a position with 
optimised accessibility due to the evolving road network and its connectivity to its 
surrounding residential catchment.  
 
In previous versions of the Doley Road Precinct Local Structure Plan, some land in 
this location had been allocated as Mixed Use R80 – but it is noted that the majority 
of the Mixed Use land is within a road reserve which is not under private ownership 
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and the Mixed Use zone itself is not in direct alignment with the zoning arrangements 
established by the Shire’s LPS3.  
 
Amendment 3 will replace the Mixed Use zone with the Neighbourhood Centre zone 
to ensure consistency with the Shire’s LPS3 and to demonstrate the clear intent for 
the neighbourhood centre to be established in accordance with the objectives and 
provisions for that zone under LPS3.  
 
In support of Amendment 3, a retail Needs Assessment has been produced by 
Pracsys, provided at Appendix 1. The Needs Assessment has been prepared in 
accordance with the approach and methodology set out by SPP4.2 and demonstrates 
that the proposed neighbourhood centre can viably accommodate up to 5,000sqm of 
shop/retail floorspace without impacting on existing, planned, and approved activity 
centres within the defined trade area (which includes the wider Byford locality and the 
area covered by the Lot 33 Hopkinson Road structure plan).  
 
3.8 EDUCATION 
 
The proposed amendment has no effect on existing and planned education facilities.  
 
3.9 INFRASTRUCTURE COORDINATION, SERVICING AND STAGING 
 
The structure plan is supported by an engineering servicing report which outlined the 
arrangements associated with earthworks, sewer, water, gas, and 
telecommunications. This included servicing for the amendment site.  
 
The delivery of essential services infrastructure is a key component of the 
development contribution framework for the structure plan area, which is addressed in 
the subsequent section of this amendment report.  
 
3.10 DEVELOPER CONTRIBUTIONS 
 
In accordance with the Shire of SJ LPS3, the structure plan area is within the following 
development contribution areas: 

• Area A of Development Contribution Area 1 – Byford.  

• Development Contribution Area 4 – Byford and Mundijong Community 
Infrastructure Development Contribution Plan.  
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1 Introduction 

This Transport Impact Assessment (TIA) report has been prepared by Transcore on 
behalf of Jarra Property. The subject of this report is the proposed amendment to the 
Doley Road Precinct Local Structure Plan (LSP) for Lot 34 Orton Road in Byford. 
 
A copy of the approved Doley Road Precinct Local Structure Plan for Lot 34 Orton 
Road is provided in Appendix A.  
 
The TIA for the approved LSP was prepared in March 2017 (Rev D) by others, 
however this report has been reviewed and referenced in the preparation of this TIA 
as appropriate. 
 
Transcore also acted as the traffic engineers for the Glades Local Structure Plan 
Amendment (WAPC ref SPN/0112M-5) and prepared several technical notes for the 
proposed subdivisions within this amendment, including the Cardup Brook Precinct 1 
Subdivision, which encompasses Lot 34 Doley Road and Lots 9001 and 9060 Orton 
Road in Byford (WAPC Ref. 164642).  
 
The findings from the traffic modelling and analysis for the Cardup Brook Precinct 1 
Subdivision are detailed in Transcore’s Technical Note 5, dated March 27, 2024. This 
note provides traffic projections for Orton Road and Doley Road for the year 2041, 
assuming full development of both the Glades Local Structure Plan Amendment and 
the Doley Road Precinct Local Structure Plan for Lot 34 Orton Road. 
 
For this TIA, the traffic projections from the March 2017 TIA and Transcore reports 
were reviewed and evaluated, and for a conservative assessment, the higher 
projections were utilized to analyse the traffic operation at the roundabout 
intersection of Doley Road and Orton Road. 
 
This TIA report reflects the proposed amendment and establishes the traffic impact of 
the proposed amendment. The location of the site in the approved Local Structure 
Plan is shown in Figure 1. The site location in the context of Metropolitan Region 
Scheme Map (MRS) is shown in Figure 2.  
 
Both Orton Road and Doley Road are currently in the process of being realigned and 
upgraded. This is a relevant consideration to the amendment and the traffic 
assessment. 
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Figure 1: Location of the subject site within the approved LSP 

 

Figure 2. Site location within metropolitan region scheme 
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2 Proposed Amended Structure Plan 

The proposal involves an amendment to the Doley Road Precinct Local Structure Plan 
that will change existing 'Mixed Use' zoning to 'Neighbourhood Centre', and expand 
the 'Neighbourhood Centre' zoning into Lot 34. According to the Byford District 
Structure Plan, this Neighbourhood Centre is designated to include 5,000sqm of shop-
retail. The details of the zoning change are illustrated in Figure 3. 

 

Current zoning 

 

Proposed zoning 

Figure 3: Current against proposed zoning of Lot 34 Orton Road 

Based on a conservative calculation of land area zoned for residential purposes and 
taking into consideration planned road reserves, the approved LSP allowed for 
construction of a total of approximately 106 dwellings based on the R25-R40 and 
R40-R60 densities applicable to the subject land. This will be replaced with a 
neighbourhood centre zoning of approximately 2.4ha comprising 5,000sqm of shop-
retail NLA allocated by the Byford District Structure Plan. 
 
The proposed amendment would not change the road hierarchies and road standards 
within the approved Structure Plan.  
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3 Existing Situation 

3.1 Existing Land Use 

The subject land is currently mainly vacant. Residential dwellings are currently existing 
on both sides of the site as shown in Figure 4.   
 

 

Figure 4: Existing site location 

3.2 Existing Road Network 

The existing road network and its classification in accordance with Main Roads WA 
functional road hierarchy is illustrated in Figure 5. 

Orton Road is currently a two-way undivided roadway classified as a Rural Local Road 
/ Local Distributor. At present, there are no bus services operating on this road, and 
pedestrian paths are absent. The speed limit on Orton Road is set at 70kph.  
 
Doley Road is a two-way undivided road classified as an Urban Local Road / Access 
Road. It has a width of 3.5 meters south of Allanson Drive, with a road reserve of 20 
meters. The speed limit on this road is 50kph. Additionally, a shared path is available 
near the subject site.  
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Figure 5: Existing road hierarchy 

3.3 Existing Traffic Volumes on Roads 

Available traffic counts on Orton Road and Doley Road are reported below. 

Orton Road (300m East of Hopkinson Road, April 2015): 

• AM Peak (08:00 - 09:00): Approximately 8.02% of total daily volumes.
• PM Peak (15:00 - 16:00): Approximately 11.14% of total daily volumes.

Doley Road: 

South of Abernethy Road (June 2014): 
• Total Daily Volume: 2,743
• AM Peak (08:00): 232
• PM Peak (16:00): 239

300m North of Orton Road (April 2015): 
• Total Daily Volume: 164
• AM Peak (08:00): 16
• PM Peak (16:00): 14

SITE
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3.4 Existing RAV Network 

Restricted Access Vehicle (RAV) Network routes are designated for access by large 
heavy vehicle combinations, which is managed by Main Roads WA.  
 
Orton Road and Doley Road currently are not part of RAV network as shown in Figure 
6. 
 

 
Figure 6. Existing heavy vehicle road network classification (RAV) 

3.5 Public Transport 

Available nearby transport services are presented in Figure 7.  
 

• Route 254 offers the most frequent service, particularly during peak hours on 
weekdays. 

• Routes 251 and 252 provide regular service to Mundijong and Jarrahdale, with 
Route 251 maintaining service on weekends, although less frequently on 
Sundays. 

• Route 253 is limited to a single daily trip on weekdays, with no weekend 
service. 
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Figure 7: Existing bus routes (source: Transperth) 

3.6 Pedestrian and Cyclist Facilities 

Currently, there is a 2.5m shared path on the eastern side of Doley Road in the vicinity 
of the subject site. It is expected that after realignment of Orton Road and 
construction of the proposed Neighbourhood Centre shared paths would be available 
on both Orton Road and Doley Road adjacent to the proposed Neighbourhood 
Centre. 

3.7 Changes to the surrounding road network 

3.7.1 Tonkin Highway Extension Stage Three  

The Tonkin Highway Extension Stage Three is a significant infrastructure development 
extending the highway by about 14 kilometres from Thomas Road in Oakford to the 
South Western Highway near Mundijong. This project aims to create a four-lane dual 
carriageway to improve connectivity, safety, and traffic flow in Perth's south-east 
corridor, reducing travel times and enhancing access to employment areas. Key 

SITE
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features include bridges over rail lines, grade-separated interchanges at Bishop Road, 
and intersections with Orton Road, Mundijong Road and South Western Highway. 

3.7.2 Tonkin Highway/ Orton Road intersection 

The draft concept design of the Tonkin Highway/ Oron Road intersection has been 
sourced from Main Roads WA and is shown in Figure 8.   
  

 

Figure 8: Main Roads WA draft concept design for Tonkin Highway/ Orton Road 

intersection  

3.7.3 Orton Road/ Doley Road intersection 

Both Orton Road and Doley Road are currently in the process of being realigned and 
upgraded. As part of the proposed realignment a 4-way roundabout intersection will be 
constructed at Orton Road/ Doley Road intersection. 

3.8 Road Hierarchy 

Traffic modelling and analysis conducted for the proposed local structure plan 
amendment indicate that the proposed amendment will not affect the road hierarchy 
or the standards of the approved local structure plan road network, including Doley 
Road. As a result, the road hierarchy and standards established in the approved local 
structure plan remain valid. 
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3.9 Pedestrian and Cyclist Facilities 

Currently, there is a 2.5-meter shared path on the eastern side of Doley Road near the 
subject site. Following the realignment of Orton Road and the construction of the 
proposed Neighbourhood Centre, it is anticipated that shared paths will be installed 
on both Orton Road and Doley Road adjacent to the proposed Neighbourhood 
Centre. 

3.10 Integration with Surrounding Area 

The proposed amendment aligns with the Doley Road Precinct Local Structure Plan 
for Lot 34 Orton Road, as well as the Byford District Structure Plan. The proposed 
neighbourhood centre is intended to serve the residential developments in the 
surrounding area. 
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4 Analysis of the Transport Network 

4.1 Assessment Period 

The assessment year that has been adopted for this analysis is 2041. Conservatively, 
by this time it is assumed that the amended Structure Plan would be fully developed.  

4.2 Traffic generation and distribution 

To establish the net traffic change resulting from the proposed amendment, the trip 
generation of Lot 34 has been calculated based on both the approved and the 
proposed amended structure plans. Table 1 summarises the trip generation of Lot 34 
according to the approved structure plan, which allowed for construction of a total of 
approximately 106 dwellings based on the R25-R40 and R40-R60 densities applicable 
to the subject land. All trips associated with the approved residential development 
within Lot 34 are considered primary trips, with no pass-by trips (refer Table 2). 
 
The amended plan for Lot 34 includes approximately 5,000m² of Net Lettable Area 
(NLA) for shop/ retail generating approximately 6,050 vehicle trips per day, with the 
following peak hour trip estimates (refer Table 3): 

 151 vph (AM) 
 605 vph (PM) 

 
The trip rate used for the proposed retail/ commercial was sourced from RTA NSW 
conservatively for Supermarket. Therefore, the net traffic change due to the proposed 
amendment is calculated as follows (refer Table 3): 

 +5,202 vpd (daily) 
 +66 vph (AM) 
 +520 vph (PM) 

 
Based on ITE 11 guidelines, it is estimated that about 36% of the trips associated with 
Lot 34 (as per amended LSP) would be pass-by trips on the surrounding road network, 
primarily on Orton Road and Doley Road. The net additional primary trips (after 
removing pass-by trips) would be less than 100 vph for AM peak period and about 
141vph and 162vph during the AM and PM peak hour respectively (refer Table 4). 
According to the Western Australian Planning Commission (WAPC) guidelines, the 
traffic impact of the proposed amendment is considered moderate during the 
morning peak hour, with minimal impacts on the traffic operations of the surrounding 
road network and intersections. However, for the completion of the assessment traffic 
operation of the Doley Road/ Orton Road intersection has been assessed for both 
AM and PM peak hours in this TIA. 
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Table 1: Trip generation of the residential development for Lot 42 as per the approved LSP 

Land use Quantity Daily 
Rate 

AM PM Cross 
Trade 

Daily 
Trips 

AM PM AM PM 

Peak Peak trips trips IN OUT IN OUT 

Residential 106 8.00 0.80 0.80 0.00 848 85 85 21 64 53 32 

Total traffic 848 85 85 21 64 53 32 

 

Table 2: Passing trade and primary trips component of Lot 34 trips as per the approved LSP 

          Passing Trips           Primary Trips 

AM PM 
  

AM PM 

IN OUT IN OUT   IN OUT IN OUT 

0 0 0 0   21 64 53 32 
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Table 3: Trip generation of the proposed retail/ commercial development at Lot 42 as per the proposed amended LSP 

Land use Quantity Daily 
Rate 

AM PM Cross 
Trade 

Daily 
Trips 

AM PM AM PM 

Peak Peak trips trips IN OUT IN OUT 

Retail/shop 5000 1.21 0.030 0.121 0.00 6050 151 605 76 76 303 303 

Total traffic 6050 151 605 76 76 303 303 

 
Net traffic change 5,202 66 520 54 12 250 271 

 

Table 4: Passing trade and primary trips component of Lot 42 as per the proposed amended LSP 

Passing Trips           Primary Trips 

AM PM   AM PM 

IN OUT IN OUT   IN OUT IN OUT 

27 27 109 109   48 48 194 194 

       
 
  

 Net traffic change 27 27 109 109  27 -15 141 162 
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The distribution of additional trips in 2041 on the surrounding road and intersections 
was evaluated by considering the catchment area of the proposed Neighbourhood 
Centre as well as the available routes to and from the site. Figure 9  illustrates the trip 
distribution of the additional trips during the peak hours at the intersection of Doley 
Road/ Orton Road. For conservative assessment, it was assumed that all the additional 
trips would be distributed to Doley Road towards south at the proposed roundabout 
intersection on Orton Road. 
 
 

 
 
 

Figure 9: Net traffic increase – AM Weekday, PM Weekday peak hours 

4.3 Traffic flow forecast 

4.3.1 Traffic projections for the approved and proposed amended structure plans 

To establish the future traffic projections resulting from the proposed amendment, the 
2036 projections from the approved Structure Plan were obtained from the 2017 TIA. 
These were compared with the 2041 traffic projections outlined in Transcore's 
Technical Note 5 for the subdivision of Lots 34 Doley Road and 9001 & 9060 Orton 
Road in Byford (dated May 27, 2024).  
 
The 2041 traffic projections from Transcore were notably higher than the 2017 TIA 
2036 projections across all approaches at the intersection. As a result, the higher 
Transcore projections were conservatively used for the SIDRA intersection analysis. 
(refer Figure 10 for the peak hour traffic projections based on Transcore projections).  
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The additional trips generated by the proposed amendment were then added into 
these projections (refer Figure 11). 
 

 

Figure 10: Approved structure plan – 2041 peak hour trips AM Weekday, PM 

Weekday (source Transcore) 

 

 

Figure 11: Total (2041) traffic for the proposed amended structure plan– AM 

Weekday, PM Weekday 
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4.4 Intersection Analysis 

Capacity analysis was undertaken using the SIDRA computer software package for 
year 2041. SIDRA is an intersection modelling tool commonly used by traffic 
engineers for all types of intersections. SIDRA outputs are presented in the form of 
Degree of Saturation, Level of Service, Average Delay and 95% Queue. These 
characteristics are defined as follows: 

 
 Degree of Saturation is the ratio of the arrival traffic flow to the capacity of the 

approach during the same period. The Degree of Saturation ranges from close 
to zero for infrequent traffic flow up to one for saturated flow or capacity. 

 Level of Service is the qualitative measure describing operational conditions 
within a traffic stream and the perception by motorists and/or passengers. In 
general, there are 6 levels of service, designated from A to F, with Level of 
Service A representing the best operating condition (i.e., free flow) and Level 
of Service F the worst (i.e., forced or breakdown flow). 

 Average Delay is the average of all travel time delays for vehicles through the 
intersection.  

 95% Queue is the queue length below which 95% of all observed queue 
lengths fall. 

 
Intersection layout modelled in SIDRA is shown in Figure 12. The results of the SIDRA 
analysis are summarised in Appendix C. 
 
The SIDRA intersection models were coded with reference to Main Roads WA 
Operation Modelling Guidelines. All relevant parameters such as heavy vehicle 
groups, PCU factors etc. were coded as per the Main Roads WA Guidelines. 
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Figure 12: SIDRA Model – 2041  

The SIDRA analysis indicates that the roundabout intersection is expected to operate 
satisfactorily in 2041, achieving an overall Level of Service (LoS) of B during both the 
AM and PM peak hours. It's important to note that the traffic projections used for the 
2041 assessments are conservative and significantly higher than those utilized in the 
2017 TIA for the approved LSP. Consequently, it is anticipated that the queues, delays, 
and LoS reported in the SIDRA assessments in Appendix C would be notably lower if 
the 2017 projections were applied instead. 
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5 Conclusion 

The Transport Impact Assessment (TIA) prepared by Transcore for Jarra Property 
addresses the proposed amendment to the Doley Road Precinct Local Structure Plan 
(LSP) for Lot 34 Orton Road in Byford.  
 
The amendment seeks to change a portion of the site’s zoning from Residential to 
Neighbourhood Centre, facilitating the development of a Neighbourhood Centre, as 
outlined in the Byford District Structure Plan. 
 
Based on a conservative calculation of land area zoned for residential purposes and 
taking into consideration planned road reserves, the approved LSP allowed for 
construction of a total of approximately 106 dwellings based on the R25-R40 and 
R40-R60 densities applicable to the subject land. This will be replaced with a 
neighbourhood centre zoning of approximately 2.4ha comprising 5,000sqm of shop-
retail NLA allocated by the Byford District Structure Plan.  
 
Traffic modelling and analysis confirm that these changes will not adversely impact 
the established hierarchy or standards of the approved local structure plan road 
network, ensuring that Doley Road and the surrounding network would not be 
adversely affected by the proposed amendment. 
 
The conservative traffic projections established by Transcore were applied in the 
SIDRA intersection analysis, which demonstrates that the proposed roundabout 
intersection of Doley Road/ Orton Road would operate satisfactorily in 2041, 
achieving an overall Level of Service (LoS) of B during the peak hours.  
 
The traffic modelling and analysis results support the conclusion that the proposed 
amendment can be accommodated within the existing and proposed transportation 
infrastructure without detrimental effects. 
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 Appendix A 

APPROVED LOCAL STRUCTURE PLAN



t23.153.mr.r01a.docx  |  Lot 34 Orton Road Byford Page 23



t23.153.mr.r01a.docx  |  Lot 34 Orton Road Byford Page 24

Appendix B 

PROPOSED AMENDED LSP MAP
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Appendix C 

SIDRA ANALYSIS



 

t23.153.mr.r01a.docx  |  Lot 34 Orton Road Byford Page 27 

 



t23.153.mr.r01a.docx  |  Lot 34 Orton Road Byford Page 28


	t23.153.mr.r01a.pdf
	1 Introduction
	2 Proposed Amended Structure Plan
	3 Existing Situation
	3.1 Existing Land Use
	3.2 Existing Road Network
	3.3 Existing Traffic Volumes on Roads
	3.4 Existing RAV Network
	3.5 Public Transport
	3.6 Pedestrian and Cyclist Facilities
	3.7 Changes to the surrounding road network
	3.7.1 Tonkin Highway Extension Stage Three
	3.7.2 Tonkin Highway/ Orton Road intersection
	3.7.3 Orton Road/ Doley Road intersection

	3.8 Road Hierarchy
	3.9 Pedestrian and Cyclist Facilities
	3.10 Integration with Surrounding Area

	4 Analysis of the Transport Network
	4.1 Assessment Period
	4.2 Traffic generation and distribution
	4.3 Traffic flow forecast
	4.3.1 Traffic projections for the approved and proposed amended structure plans

	4.4 Intersection Analysis

	5 Conclusion
	Appendix A
	Appendix B
	Appendix C




