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Property address 499 Alexander Drive, Mirrabooka 
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Applicant or applicant’s 
representative address to 
the design review panel 

Terry McCoy 
Kate Bainbridge 
Peter Hillman 
Sam Austen 

Watson Young Architecture 
Urbis 
Urbis 
Watson Young Architecture 

Key issues / 
recommendations 

The Panel thanked the Applicant for addressing commentary from DRP1 
and improving the design proposal including better landscaping, improved 
outdoor amenity for staff members, the intent to adopt water sensitive urban 
design across the site plus the commitment to the certified 5 Star 
GreenStar v1.1. 
 
The Panel however made comments and raised concerns around a variety 
of design matters which include the detail of the external spaces design 
such as species selection (especially trees), fencing design, the opportunity 
for screening treatment to the transformer, and the detailed strategy for 
water sensitive urban design. 
 
There are lingering concerns about the quality of the buildings and sees 
opportunity for improvement around aesthetics and re-considering how 
public art might be delivered. 
 
The Panel recommends a third review.  
 
Refer to attached Design Quality Evaluation Report. 

Chairperson signature  
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Design quality evaluation 
Item 1 – DA23/1563 – 499 Alexander Drive, Mirrabooka – Development Assessment Panel – 
Form 1 - Warehouse, Showrooms and Drive Through Fast Food Outlet 
DRP Meeting – Thursday 28 March 2024 

 S Design Principle satisfied 
 P Design Principle pending further attention 
 N Design Principle not satisfied 

Principle 1 
Context and 
character 

 Good design responds to and enhances the distinctive characteristics of a local area, 
contributing to a sense of place. 

 

P 

1a. It was recommended that tall trees are considered to mitigate the scale of the 
large built form with the adjacent existing Banksia woodland.  

1b. The “public” art is encouraged to explore the connection to site and its context. 
However, the Panel believes a more sophisticated approach will drive a more 
meaningful response.  

1c. The introduction of some architectural language on this project is welcomed. This 
is evident in the angled northern canopy which creates character. The project 
may benefit from some consideration on how this might touch ground and or be 
extended around the corner to interface with the customer pickup canopy.  

 

Principle 2 
Landscape quality 

 Good design recognises that together landscape and buildings operate as an integrated 
and sustainable system, within a broader ecological context. 

 

P 

2a. The Panel acknowledged the Applicant has made attempts to improve the 
landscaping and water sensitive design however there is opportunity to further 
improve this significant component of the project. 

2b.  Confirmation is sought from the Panel that the City’s required amount of 
landscaping for this site, including % site coverage and deep soil are in fact being 
met. The Applicant should liaise with the City’s officers to confirm. 

2c. The Applicant was encouraged to further refine the water sensitive urban design. 
The Panel expressed concerns that information provided was limited and the 
strategy over a very large area might better be rationalized into a series of smaller 
treatment areas. Further detail and clarification should be provided around to 
demonstrate how this will be successfully deployed.   

2d. The Panel stated the plant palette is small and inadequate to deliver and 
appropriate outcome or the outcomes described in the project intent. Some 
concern about potential dieback infection in the selected species was also 
expressed. The plant palette did not seem to be correctly represented in the 
presented illustrative renders.  

2e. In DRP1 the Panel previously suggested planting large trees in the larger spaces 
and to attempt to have the canopies touching as they mature. The tree species 
chosen are not appropriate to obtain this outcome as they are small and provide 
too little shade. 

2f. The Panel commented that a successful outcome must ensure as many trees as 
possible are included in the carparks and any other areas where landscape is 
possible.  Providing correct well sizes is critical to ensuring trees can thrive and 
provide shade to the expansive areas of bitumen and concrete that are proposed.  

2g. It was suggested if it is not possible to plant trees in the western van parking area 
a shade structure could be added to improve amenity and reduce heat island 
effect.  

2h. It was recommended that tall trees are considered to mitigate the scale of the 
large built form with the adjacent existing Banksia woodland. Tall trees also have 
the benefit of being able to be under-pruned to enhance access to signage.  

2i. There is a significant over-supply of carparking in the project and this is an 
opportunity to reduce to provide additional landscaping. 

2j. The Panel queried if the width of the one-way truck exit on the northwestern 
corner of the site could be reduced to allow for additional planting.  



2k. Comment was made the added public green space and the carpark being more 
organic is an improvement. 

 

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. 

 

S 

3a. The scale of the development is broadly supported by the Panel. 

3b. Comment was made by the Panel it was beneficial to gain an understanding 
around the future and long term strategy around conversion to autonomous 
warehousing around 2030. 

 

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. 

 
S 

4a. The Panel supports this design principle based on the information presented in 
the meeting. 

 

Principle 5 

Sustainability 

 Good design optimises the sustainability of the built environment, delivering positive 
environmental, social and economic outcomes. 

 

S 

5a. The Panel commended the Applicant on the certified 5 Star GreenStar Buildings 
v1.1 commitment and stated this is an excellent result and will flow through to 
many areas of the design.  

5b. This design principle is supported by the Panel. 
 

Principle 6 

Amenity 

 Good design optimises internal and external amenity for occupants, visitors and 
neighbours providing environments that are comfortable, productive and healthy. 

 

P 

6a. The Panel stated the pedestrian movement experience requires further work.  

6b. There have been improvements in the provisions of amenity for staff with the 
shaded external space. There is room for improvement to continue to bring a 
more human scale to this area by the inclusion of trees, more articulated, 
transparent & higher quality fencing, and good quality urban furniture. This will 
offer a more appealing experience for staff including enjoyable spaces to sit and 
have lunch breaks. 

6c. The Panel encouraged the Applicant to improve permeability of the fencing to 
improve visual amenity of the site. It is understood it is essential to balance this 
with the security of the site, but the Panel queried the need for 2.1m high fencing. 

 

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. 

 
S 

7a. The Panel is satisfied with the legibility of the proposal noting the aesthetic impact 
of pylon signage to the street that does not form part of this review. 

 

Principle 8 

Safety 

 Good design optimises safety and security, minimising the risk of personal harm and 
supporting safe behaviour and use. 

 

S 

8a. The Panel is generally satisfied with the response to safety noting that the visual 
impact of perimeter fencing to the CFC still requires refinement to ensure good 
visual amenity. 

8b. The Panel noted the movement between the two fast food outlets may pose a 
safety concern and encourage to Applicant to consider pedestrian safety when 
moving from this site to the neighbouring site.  

 

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. 



S 
P 
N 

 

P 

9a. It was stated by the Panel the Applicants’ approach to “public” art could benefit 
from additional sophistication to deliver a more meaningful outcome and look 
less like a decorative wallpaper.  

9b. Recommendation was made by the Panel to consider access to public amenities 
for customers picking up groceries. 

9c. The suggestion was made by the Panel to integrate some seating throughout the 
development to provide areas to sit or pause. 

 

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. 

 

P 

10a. The Panel stated there is an opportunity to apply more depth in relation to the 
façade and the public art. 

10b. Comment was made by the Panel the transformer is too prominent and has 
significant presence at the entrance. The Applicant was encouraged to focus on 
improved the screening of this and consider ways to enhance the entrance 
experience. 

10c. It was mentioned by the Panel the signage is subject to a separate approval. It 
was mentioned it is dominant and bordering on excessive and could be seen as 
being overscaled. 

10d. Comment was made the Alexander Drive frontage is supported and has good 
articulation and use of materials. It is an improvement to see some of this 
expressed in the tenancies. 

10e. The Panel recommended that additional design work be undertaken to refine the 
pick-up canopy to improve wayfinding and better describe this as the customer 
focal point.  

10f. It was suggested by the Panel to interrogate the durability of the materials which 
are used throughout this development. 

10g. The fencing information in relation to the aesthetic impact of the perimeter 
fencing, noting that this has only been indicated on the plans, could have a 
significant impact on the overall design. 

10h.  There is an opportunity to better screen services on the Eastern elevation of the 
CFC, or to enhance their appearance.  

 

 
 

Design Review progress 
Item 1 – DA23/1563 – 499 Alexander Drive, Mirrabooka – Development Assessment Panel – 
Form 1 - Warehouse, Showrooms and Drive Through Fast Food Outlet 
DRP Meeting – Thursday 28 March 2024 

 Design Principle satisfied 

 Design Principle pending further attention 

 Design Principle not satisfied 

 DR1 28/9/2023 DR2 28/3/2024 DR3 

Principle 1 - Context and character  P  

Principle 2 - Landscape quality  P  

Principle 3 - Built form and scale  S  

Principle 4 - Functionality and build quality  S  

Principle 5 - Sustainability  S  

Principle 6 - Amenity  P  

Principle 7 - Legibility  S  

Principle 8 - Safety  S  

Principle 9 - Community  P  

Principle 10 - Aesthetics  P  



Recommendations Summary 
Item 1 – DA23/1563 and PDA23/0076 – 499 Alexander Drive, Mirrabooka 
DR1 – DRP Recommendations 
DRP Meeting – 28/9/2023 

DR2 – Applicant Response 
DRP Meeting – 28/9/2023 

DR2 DRP Recommendations 
DRP Meeting – 28/3/2024 

DR2 – Applicant Response 
DRP Meeting – 28/3/2024 

1a. The Panel commented on the 
brand identity being a major driver 
in the language of the built form.  
The Panel commented that this 
coupled with the new building type 
and adjacent bush forever zone 
creates an opportunity to display 
leadership through a sustainable 
design response. 

1b. The Panel commented that further 
development is needed to expand 
on these opportunities so that they 
are evident across the site, 
strengthening the language of the 
Customer Fulfillment Centre and 
extending this to the tenancies co-
located on the site. 

1a. The proposal’s sustainability 
vision has been developed 
further, with the commitment to 
green star increased from 4-Star 
to 5-Star, and various other 
sustainability initiatives 
developed as part of the 
Sustainable Design Report (refer 
Appendix E). 

 
1b. The proposal has been updated 

to ensure that the architectural 
language of the built form is 
developed further to include 
earthier tones that draw 
inspiration from the surrounding 
bush forever site. The colours 
and material palette has been 
continued through to the other 
tenancies (showrooms and fast 
food outlet) to ensure 
consistency across the site. 

1a. It was recommended that tall 
trees are considered to mitigate 
the scale of the large built form 
with the adjacent existing Banksia 
woodland.  

1b. The “public” art is encouraged to 
explore the connection to site and 
its context. However, the Panel 
believes a more sophisticated 
approach will drive a more 
meaningful response.  

1c. The introduction of some 
architectural language on this 
project is welcomed. This is 
evident in the angled northern 
canopy which creates character. 
The project may benefit from 
some consideration on how this 
might touch ground and or be 
extended around the corner to 
interface with the customer 
pickup canopy. 

 

2a. The Panel noted their 
disappointment if the existing trees 
have been removed from the site. 
It is imperative every effort is made 
to retain trees and incorporate 
these into the design. 

2b. Comment was made by the Panel 
that there is an opportunity to 
connect this development to the 
bush forever zone through the 
landscape design, ensuring local 
species are specified. 

2c. The Panel commented that a 
successful outcome must ensure 
as many trees as possible are 
located in the carparks and any 
other areas where landscape is 
possible.  Providing correct well 

2a. The design has been amended 
to retain the existing significant 
trees in the southeast corner of 
the subject site, which is now 
propped to be a public 
greenspace area. 

2b. Noted – Local native landscape 
species have been proposed as 
part of the proposal as described 
within the landscape report 
provided at Appendix D. 

2c. Noted – the proposal has 
employed an extensive 
landscape planting strategy, with 
particular focus placed on 
delivering landscaping within the 
carparking and footpath areas to 
maximise shade for site users 

2a. The Panel acknowledged the 
Applicant has made attempts to 
improve the landscaping and 
water sensitive design however 
there is opportunity to further 
improve this significant 
component of the project. 

2b.  Confirmation is sought from the 
Panel that the City’s required 
amount of landscaping for this 
site, including % site coverage 
and deep soil are in fact being 
met. The Applicant should liaise 
with the City’s officers to confirm. 

2c. The Applicant was encouraged to 
further refine the water sensitive 
urban design. The Panel 
expressed concerns that 

 



sizes is critical to ensuring trees 
can thrive and provide shade to 
the expansive areas of bitumen 
and concrete that are proposed. 

2d. The Panel suggested planting 
large trees in the larger spaces 
and attempt to have the canopies 
touching as they mature. This will 
provide interesting scale changes. 

and minimise urban heat island 
effect through natural vegetation. 

2d. Noted – the proposal has 
adequately spaced the large 
trees around the lot boundary 
and wherever possible on site to 
ensure that canopies have 
significant room for growth 

information provided was limited 
and the strategy over a very large 
area might better be rationalized 
into a series of smaller treatment 
areas. Further detail and 
clarification should be provided 
around to demonstrate how this 
will be successfully deployed.   

2e. In DRP1 the Panel previously 
suggested planting large trees in 
the larger spaces and to attempt 
to have the canopies touching as 
they mature. The tree species 
chosen are not appropriate to 
obtain this outcome as they are 
small and provide too little shade. 

2g. It was suggested if it is not 
possible to plant trees in the 
western van parking area a shade 
structure could be added to 
improve amenity and reduce heat 
island effect.  

2h. It was recommended that tall 
trees are considered to mitigate 
the scale of the large built form 
with the adjacent existing Banksia 
woodland. Tall trees also have the 
benefit of being able to be under-
pruned to enhance access to 
signage.  

2i. There is a significant over-supply 
of carparking in the project and 
this is an opportunity to reduce to 
provide additional landscaping. 

2j. The Panel queried if the width of 
the one-way truck exit on the 
northwestern corner of the site 
could be reduced to allow for 
additional planting. 

3b. Comment was made by the Panel 
the smaller tenancies towards the 
front of the road break down the 
scale however, the language of 
these should be developed to 
create cohesion across the site. 

3b. Noted – the colours and 
materials have now been 
extended through to the 
showroom tenancies to ensure 
consistency in architectural 
features and tones throughout 

3a. The scale of the development is 
broadly supported by the Panel. 

3b. Comment was made by the Panel 
it was beneficial to gain an 
understanding around the future 
and long term strategy around 

 



the site. conversion to autonomous 
warehousing around 2030. 

5a. The Panel commented on the 
latent opportunity for the design to 
push sustainability to achieve a 
good outcome and to demonstrate 
leadership.  The Panel do not 
support the current response, it is 
inadequate and lacks commitment. 

5b. The Panel suggested applying 
further thought and creating a 
more water-sensitive design with 
careful consideration given to the 
extent of impervious materials. 

5c. The Applicant was strongly 
encouraged to take full advantage 
of the large roof space of the 
development, installing as many 
photovoltaic cells as possible to 
generate energy. Further clarity 
and information is requested by 
the Panel in relation to the amount 
of energy that can be generated 
by the photo voltaic cells. 

5d. The Panel suggested if no 
vegetation is possible in the 
western carpark an alternative 
could be a shade structure with 
integrated PV cells in this location, 
noting that other similar 
developments have employed this 
approach. 

5e. It was stated by the Panel the 
choice of materials has a big 
impact on sustainability.  In this 
development this is particularly 
relevant when considering 
concrete and hard surfaces.  
Several “green” concrete options 
are now available to the 
construction industry and should 
be investigated.  There was some 
concern expressed in relation to 
possible glare from paler colours 
and the balance of this against the 

5a As highlighted in the Context and 
Character response above, the 
proposal’s sustainability vision 
has been developed further, with 
the commitment to green star 
increased from 4- Star to 5-Star, 
and various other sustainability 
initiatives developed as part of 
the Sustainable Design Report 
(refer Appendix E). 

5b. The landscaping strategy for the 
site has been further progressed 
to employ water sensitive urban 
design planting in various areas 
across the project. 

5c. The proposal has maximised the 
amount of PV Cell zones on the 
roof of the proposed CFC 
Warehouse, with the exact 
location and size to be confirmed 
through the building permit 
phase of the project. 

5d. Vegetation through the provision 
of shrubbed garden beds and 
small shade trees are provided in 
all carparks of the site – the 
western carpark has less shade 
trees than others due to 
circulation requirements for vans 
and for deliveries at the loading 
bay. 

5e. Due to the nature of the proposal 
and the extensive amount of 
vehicle movements (both light 
and heavy vehicles), the 
hardstand has been selected to 
ensure that there are minimal 
‘wear and tear’ issues because of 
numerous daily vehicle 
movements – particularly in and 
around the proposed CFC 
Warehouse. To avoid significant 
and unsustainable amounts of 

5b. This design principle is supported 
by the Panel. 

 



heat generated through the 
specification of darker colours. 

future maintenance, heavy duty 
and high quality hardstand has 
been selected. 

5f. Noted – the colours and 
materials selected seek to utilise 
earthy, light and neutral tones to 
assist in minimising the urban 
heat island effect. This palette 
has now been continued on 
through the showroom tenancies, 
with the previous darker colours 
now removed. 

6a. The Panel stated there is 
opportunity to provide improved 
staff amenity which will assist with 
staff retention. 

6b. The Panel encouraged the 
Applicant to provide amenity and 
generosity to staff facilities in an 
outdoor environment. These 
spaces should have some 
greenery and be inviting spaces 
for staff to sit and have lunch 
breaks. 

6c. Further information and clarity is 
requested by the Panel in relation 
to the tenancy toilets and the 
capacity for users of the Direct to 
Boot service to have access to 
public toilets. 

6a. Noted – the proposal has 
developed a more extensive 
landscape strategy that now 
seeks to provide various outdoor 
gathering spaces with outdoor 
furniture and chairs to enable 
future employees and customers 
to sit, enjoy and have lunch 
breaks. 

6c. Having ran several CFC 
Warehouse’s on the east coast, it 
is Woolworth’s experience that 
most customers will be ready to 
pick up their groceries in an 
efficient manner and not require 
access to toilets – however, 
should access to a toilet be 
required, Woolworths customers 
will be able to utilise the toilets 
with the office area, with on-site 
staff to provide access as 
needed. 

6a. The Panel stated the pedestrian 
movement experience requires 
further work.  

6b. There have been improvements 
in the provisions of amenity for 
staff with the shaded external 
space. There is room for 
improvement to continue to bring 
a more human scale to this area 
by the inclusion of trees, more 
articulated, transparent & higher 
quality fencing, and good quality 
urban furniture. This will offer a 
more appealing experience for 
staff including enjoyable spaces 
to sit and have lunch breaks. 

6c. The Panel encouraged the 
Applicant to improve permeability 
of the fencing to improve visual 
amenity of the site. It is 
understood it is essential to 
balance this with the security of 
the site, but the Panel queried the 
need for 2.1m high fencing. 

 

8b. The Panel noted the movement 
between the two fast food outlets 
may pose a safety concern and 
encourage to Applicant to 
consider pedestrian safety when 
moving from this site to the 
neighbouring site. 

8a. Noted – a variety of fencing is 
utilised around the perimeter of 
the CFC at the public facing 
interfaces, with feature fencing of 
various heights selected. 

8b. Noted – the proposal has 
employed various pedestrian 
crossings adjoining the fast food 
outlet that provide direct 

8a. The Panel is generally satisfied 
with the response to safety noting 
that the visual impact of perimeter 
fencing to the CFC still requires 
refinement to ensure good visual 
amenity. 

8b. The Panel noted the movement 
between the two fast food outlets 
may pose a safety concern and 

 



connections to the safely 
designed footpath network that is 
provided in and around the site. 

encourage to Applicant to 
consider pedestrian safety when 
moving from this site to the 
neighbouring site. 

9a. The Panel commented that the 
proposal does not adequately 
provide spaces that encourage 
interaction for the community at 
any level.  The Panel strongly 
suggested including pocket parks 
in the proposal to enhance the 
design and provide an improved 
community experience for both 
staff and users. 

9b. The suggestion was made by the 
Panel to integrate some seating 
throughout the development to 
provide areas to sit or pause. 

9c. Recommendation was made by 
the Panel to consider access to 
public amenities for customers 
picking up groceries. 

9a. Noted – various pocket parks / 
outdoor gathering spaces have 
now been provided as part of the 
proposal to encourage 
interaction with the community, 
and an opportunity for future staff 
to utilise the spaces on their 
lunch breaks. 

9b. Noted – seating areas and street 
furniture has been included 
within the proposal. 

9c. Noted – please refer 
commentary under the Amenity 
section above. 

9a. It was stated by the Panel the 
Applicants’ approach to “public” 
art could benefit from additional 
sophistication to deliver a more 
meaningful outcome and look less 
like a decorative wallpaper.  

9b. Recommendation was made by 
the Panel to consider access to 
public amenities for customers 
picking up groceries. 

9c. The suggestion was made by the 
Panel to integrate some seating 
throughout the development to 
provide areas to sit or pause. 

 

10a. The Panel request further 
information in relation to the 
aesthetic impact of the perimeter 
fencing, nothing that this has only 
been indicated on the plans and 
could have a significant impact on 
the overall design. 

10b. It was stated by the Panel material 
and formal continuity between the 
CFC and the tenancies is 
important. 

10c. The Panel requested further clarity 
and a more accurate 
representation in relation to the 
materials proposed and suggested 
the palette of materials used for 
the CFC could be extended to the 
smaller tenancies to create a more 
cohesive response.  

10d. Comment was made the western 
elevation of the smaller tenancies 
is highly visible for customer 
accessing the CFC and a 

10a. Noted – a variety of fencing is 
utilised around the perimeter of 
the CFC at the public facing 
interfaces, with feature fencing of 
various heights selected. 

10b. Noted – materials have now been 
carried through to the showroom 
and fast food outlet tenancies to 
ensure consistency is achieved. 

10c. Noted – see point above. 
10d. Noted – the proposal has been 

developed further to provide a 
piece of public art along all 
facades of the showroom 
tenancies to create visual interest 
and a more attractive interface. 

10a. The Panel stated there is an 
opportunity to apply more depth 
in relation to the façade and the 
public art. 

10b. Comment was made by the Panel 
the transformer is too prominent 
and has significant presence at 
the entrance. The Applicant was 
encouraged to focus on improved 
the screening of this and consider 
ways to enhance the entrance 
experience. 

10e. The Panel recommended that 
additional design work be 
undertaken to refine the pick-up 
canopy to improve wayfinding 
and better describe this as the 
customer focal point.  

10f. It was suggested by the Panel to 
interrogate the durability of the 
materials which are used 
throughout this development. 

10g. The fencing information in 

 



designed response is necessary.  
Landscape could be employed 
here in addition to consideration of 
the building elevation. 

relation to the aesthetic impact of 
the perimeter fencing, noting that 
this has only been indicated on 
the plans, could have a significant 
impact on the overall design. 

10h.  There is an opportunity to better 
screen the services on the 
Eastern elevation of the CFC, or 
to enhance their appearance. 
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The boundaries shown on this plan were not re-established as part of this survey, therefore this 
plan does not guarantee their accuracy. Existing easements, encumbrance or interest are not 
depicted and a title search is recommended to obtain this information. Re-establishment of the 
cadastral boundaries is recommended for any proposed works on or near existing boundaries.
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