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SUMMARY
This report considers a proposal for an Activity Centre Plan (ACP) for the Beckenham Station
Precinct. The ACP was lodged with the City of Gosnells (the City) and subsequently forwarded to
the Western Australian Planning Commission (WAPC) for determination in accordance with
Clauses 36 and 38 in Schedule 2 Deemed Provisions of the Planning and Development (Local
Planning Scheme) Regulations 2015 (the Regulations).
Beckenham is not recognised within the retail hierarchy identified in State Planning Policy 4.2 Activity Centres for Perth and Peel (WAPC 2010) or the City of Gosnells draft Activity Centres
Planning Strategy (2012). Although an ACP is not normally required for lower order activity
centres, the WAPC resolved to require an ACP in this instance to facilitate the orderly and proper
planning of a strategic site which is located immediately adjacent to the Beckenham Train Station.
While the land use and Transit Oriented Development (TOD) components of the proposal are
supported, the ACP is inconsistent with activity centre principles and requires substantial
modifications to resolve key issues relating to access and connectivity, infrastructure constraints
and design of the public realm.
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DETAILS OF PROPOSAL
The ACP is based on a vision of creating a "mixed use, transit-oriented development that
capitalises on its strategic location adjacent to the Beckenham station by providing high-density
residential uses combined with convenient shopping within an active, safe, pedestrianised and
amenity-rich precinct."
The ACP is divided into northern and southern sub-precincts to facilitate future development
staging, and includes the following key elements:






A commercial development which comprises 6,000m2 of retail net lettable area (NLA) and
1,400m2 of non-retail NLA;
A pedestrian overpass connection to Beckenham train station;
High density residential development comprising 2,200 dwelling units in low rise, medium rise
and high rise apartments ranging from 2 to 17 storeys, accommodating up to 4,000 residents;
Provision of a 14.2 metre wide public road from Sevenoaks Street to a proposed retail service
area off Hogarth Street as part of future development of the north eastern precinct; and
Provision of two levels of basement car parking with access off Bickley Road, Sevenoaks
Street and a new public road.

The ACP is accompanied by movement and access plans, conceptual development layout and
provisions for the southern sub-precinct (refer Attachment 1 - Proposed ACP; Attachment 2 Staging Plan). It is anticipated that a future amendment to the ACP will be undertaken to
elaborate on detailed provisions for the northern sub-precinct.
BACKGROUND
The ACP covers an area of approximately 7.5 hectares adjacent to the Beckenham station. The
ACP is framed by Sevenoaks Street to the north, Bickley Road to the south, William Street to the
east, Lacey Street Main Drain and the associated drainage reserve to the west. The City of
Canning municipal boundary forms the western boundary of the ACP. The site is located within a
1 kilometre radius of the Canning Strategic Metropolitan Centre (Attachment 3 - Location Plan /
Scheme Map).
Substantial portions of the ACP comprise derelict industrial landholdings. Lots 22, 23 and 252 were
previously occupied by Boral Bricks and used for the purpose of manufacturing, storage and
distribution of bricks. Adjoining areas to the west contain a mixture of commercial, light industry
uses and infill housing. Land immediately to north of the railway is zoned Residential R80/R100.
The ACP area was rezoned in 2014 from General Industry to Special Use under Amendment No.
144 to the City of Gosnells Town Planning Scheme No. 6 (TPS 6).
TPS 6 requires a Detailed Area Plan (DAP) to be prepared to support any subdivision,
development or commencement of use on the site. Since the gazettal of the new Planning
Regulations in October 2015, the requirement for DAPs have been superseded by new planning
instruments, namely Local Development Plans (LDPs) and ACPs. A key distinction between these
instruments is that an LDP seeks to address site specific opportunities and constraints, whereas
an ACP provide broader guidance on the land uses and the overall development outcome. An
LDP may prescribe development standards, such as variations to the Residential Design Codes,
whereas an ACP covers a broad range of land use and infrastructure requirements, including
provisions for built form, development density, infrastructure and access arrangements.
Part 5, Clause 31(1)(b) of the Regulations allows the WAPC to designate an area where it
considers that an ACP may be required for the purposes of orderly and proper planning, although it
is not mandatory for centres lower than a 'District Centre' or Secondary Centre' hierarchy. On 29
July 2016 the WAPC resolves to require an ACP, as it is considered better suited to the level of
planning required for this locality. The WAPC Structure Plan Framework (August 2015) states that
an ACP: "guides the types of land uses and the overall development (including built form) that is
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intended to occur within the activity centre. It can detail land use and infrastructure requirements
as well as environmental assets, residential density, built form, infrastructure and access
arrangements."
This ACP was considered by the City at its Ordinary Council Meeting of 25 July 2017. The City
has recommended approval of the ACP subject to the following modifications:






inserting a new provision in the ACP to require a minimum 20% communal open space in
accordance with WAPC Design WA guidelines upon completion of the two sub-precincts;
making provision for extension of footpaths to provide connection with Hogarth Street and
Morgan Street as part of ACP Stage 2;
preparing and submitting a Bushfire Management Plan;
inserting a new provision to expand the scope of acoustic report to address other noise impacts
(such as noises associated with nearby industrial uses); and
submitting an amended servicing report to address the key servicing requirements for the
entire precinct.

The applicant submitted a modified ACP in October 2017 which depicts a revised access layout
(see Attachment A). This assessment is based on the modified ACP.
KEY ISSUES
Consistency with WAPC Policies & Planning Framework
Directions 2031, Draft Perth and Peel Green Growth Plan for 3.5
Million / Draft Central Sub-Regional Planning Framework

Fully consistent

State Planning Policy 4.2 - Activity Centres for Perth and Peel (SPP Broadly consistent, some
4.2); Development Control Policy 1.6 - Transit Oriented Development discretion required
(DC 1.6), WAPC Designing Out Crime Planning Guidelines
Operational Policies: Liveable Neighbourhoods (LN), Draft State Broadly consistent, some
Planning Policy 7 - Design of the Built Environment (Design WA), Draft discretion required
Apartment Design Policy
State Planning Policy 3.7 - Planning in Bushfire Prone Areas

Broadly consistent, some
discretion required

Other
Government The site is located adjacent to the Broadly consistent, some
Considerations
Beckenham Station on the Perth- discretion required
Armadale railway line. PTA and Main
Roads are reviewing plans for a rail grade
separation of William Street crossing, but
this is not included in Stage 1 of Metronet.
The adjoining section of the railway is
likely to be upgraded as part of the future
Thornlie line extension to Cockburn.
Consultation

The ACP was advertised for public comment from 11 May 2017 to 8
June 2017 and received 20 submissions. The key issues and concerns
raised in the submissions include:




The impact of a new Neighbourhood Centre on other centres and
the potential to undermine the activity centre hierarchy;
Traffic, access and impact of the proposed railway grade
separation; and
The appropriateness of the proposed building height.

Details of the submissions and the City's response are provided in
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Attachment 4 - Schedule of Submissions.
Two late submissions were received from the City of Canning and a
planning consultant representing the adjoining landowners. Comments
and responses to these submissions are discussed in the Planning
Assessment section.
Post Advertising Consultation
Following the formal advertising period, the Department sought further
inputs from the City, the Public Transport Authority of Western
Australia, Metronet and Main Roads WA (MRWA). These comments
are discussed in the Planning Assessment section.
Communications

Publish on PlanningWA website

PLANNING ASSESSMENT
City of Gosnells Town Planning Scheme No. 6 (TPS 6)
TPS 6 provisions for Special Use 4 zone sets out the development framework for the ACP.
Condition 4 requires a Detailed Area Plan (Local Development Plan) to 'generally provide for
commercial and non-residential land uses at ground floor along Sevenoaks Street' and 'a new
main street running between Bickley Road and Sevenoaks Street'. Condition 9 of the ACP requires
a Retail Sustainability Assessment to be provided to justify any increase in shop/retail floor space
above 1,500m2. The ACP represents a substantial variation to these provisions, particularly with
the removal of the main street component and ground floor commercial elements on Sevenoaks
Street. Nevertheless, the proposed variations have been endorsed by the City.
Activity Centres Framework
State Planning Policy 4.2 - Activity Centres for Perth and Peel (SPP 4.2) outlines the requirements
for the planning of activity centres, and redevelopment and renewal of existing centres in the
Metropolitan Perth and Peel regions. SPP 4.2 focusses on the distribution, function, land use and
urban design criteria, the coordination of land use and infrastructure planning.
SPP 4.2 seeks to provide an even distribution of jobs, services and amenities throughout the
region and set broad requirements for the development of new activity centres and the
redevelopment of existing centres. SPP 4.2 establishes several tiers of activity centres that are
defined by their function and characteristics, ranging from local centres to Strategic Regional
Centres.
Beckenham is not identified as an activity centre in SPP 4.2 or the City of Gosnells draft Activity
Centres Planning Strategy (2012). The proposal is akin to a large neighbourhood centre.
Neighbourhood centres are recognised as having an important role in providing local community
focal points, catering for daily to weekly household shopping and community needs. An ACP
outside of the hierarchy is considered warranted in this instance given the site's proximity to
Beckenham Train Station.
Retail Needs Assessment
At the time of lodgement of the ACP, no retail modelling had been undertaken for the Beckenham
Station Precinct. To address this proposal in a holistic manner, the City engaged a consultant to
review the long-term potential for land around Beckenham Train Station as a future TOD,
supported by a Retail Needs Assessment (RNA) as required by SPP 4.2. The consultant’s report
provided recommendations on the distribution of retail floorspace with consideration of likely
viability and performance.
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The key recommendation from the consultant’s report are summarised as follows:





The subject site is within close proximity to the Cannington Strategic Metropolitan Centre,
which is envisaged to undergo a very significant increase in size, including expanded retail,
commercial, civic and residential uses in the next five to ten years.
The Beckenham community currently has, and will continue to have, easy transit oriented
access to a high level of commercial and cultural facilities, as well as significant employment
opportunities, presented by Cannington.
Due to the link between population increase and the need for retail floorspace in this location,
any retail floorspace should be created at the same time as the supporting residential
developments.
The area surrounding the Beckenham Train Station is split into four quadrants by virtue of the
existing rail reserve and future William Street grade separation. It is therefore considered
logical for the retail floorspace to be either provided in one quadrant or split between two
quadrants (i.e. on either side of William Street).

The consultant’s report suggests that Beckenham could be developed as an 'origin TOD' that
caters for the needs of the local population. This approach is supported as it does not undermine
the existing activity centres hierarchy nor the continuing economic viability of existing competing
centres.
Retail Sustainability Assessment
In considering the appropriateness of the ACP proposal, Clause 5.1(2) of SPP 4.2 requires:
"The responsible authority should not support activity centre structure plans or development
proposals that are likely to undermine the established and planned activity centre hierarchy.
Activity centre structure plans and developments should be consistent
with the centre's classification in the hierarchy."
As previously noted, the scale of commercial and residential development envisaged in the ACP is
consistent in scale to a large neighbourhood centre. A number of submissions received during
consultation period alluded to concerns regarding the potential trade impact on existing and future
networks of centres.
The proponent engaged a consultant to prepare a Retail Sustainability Assessment (RSA) to
evaluate the potential trade impact associated with future expansion of retail floor space from
1,500m2 to 6,000m2 NLA. An RSA assesses the potential economic and related effects of a retail
expansion on the network of activity centres in a locality. It addresses such effects from a local
community access or benefit perspective, and is limited to considering potential loss of services,
and any associated detriment caused by a proposed development. The RSA report concluded that
the proposed retail expansion will not undermine the commercial viability of nearby centres. The
proponent contends that SPP 4.2 makes allowance for the RSA to be waived for development
abutting train stations.
The RSA incorporates modelling to assess the impact of the development on surrounding centres.
It assumes that customers or sales are drawn to a centre directly proportional to its size and
distance between the centre and the consumer's place of origin. The findings of the modelling
indicate that the proposal would have minimal trade impacts on adjacent centres in 2021. The
maximum negative impact has been modelled to be in the order of 1.1% at 2021 (in retail analysis
a negative impact on other centres of less than 5% is not deemed significant).
Liveable Neighbourhoods states that the viability of a centre is premised on the availability of
sufficient population based expenditure within the centre’s catchment. At present, the local
population base is small and would only increase along with significant population growth as
provided by this development and others within the immediate catchment.
Whilst the
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establishment of a centre based on general TOD principles is generally supported, the
establishment of significant retail development ahead of the anticipated population increases could
potentially generate negative outcomes. To address this matter, the development of retail
floorspace should align with future population increases.
Recommended Modification:


Insert new provisions in the ACP to require that any future retail floorspace expansion to be
commensurate with dwelling yield.

Housing Density
The TPS 6 Special Use provision prescribes a residential density of R100 on lots smaller than
3,000m2 and up to R160 where the lot area is greater than 3,000m2. The ACP seeks to provide a
total of 2,200 dwellings to accommodate up to 4,000 residents. The southern sub-precinct is
proposed to be developed in the first stage with 1,200 dwellings to accommodate 2,160 residents.
The potential yield is based on the maximisation of the plot ratio to enable development of
buildings up to 17 storeys.
The City of Gosnells Local Housing Strategy (2003) acknowledges existing disparity in the demand
and supply of housing within the City. While the existing demographic profile of Beckenham is
characterised by a high percentage of young people and an ageing population with high
percentage of lone person and one parent households, only 1.1% of dwelling stock is
apartments/multiple dwellings.
The Residential Design Codes (R-Codes) provides incentives for aged and dependent person
dwellings and single bedroom dwellings. The R-Codes also supports the provision of alternative
and affordable housing options for singles or couples where it can be demonstrated that the
development:




reduces car dependence, i.e. is located in close proximity to public transport and convenience
shopping;
does not impinge upon neighbour amenity; and
responds to a demand for single bedroom accommodation in the locality which is recognised in
the local planning framework.

The proposed density provided in the ACP, in the ultimate scenario, is equivalent to 300 dwellings
per hectare (R300), which is almost double the permissible density under TPS 6. The proposed
dwelling yield is premised on participating landowners maximising their site's development
potential. The proponent advises that initially 250 dwellings will be built in Stage 1, which
represents only 12.5% of the total dwelling yield. Future development of the northern sub-precinct
is expected to provide an additional 1,000 dwellings, which equates to an average yield of 1.8
residents.
The ACP responds appropriately to the objectives of the Housing Strategy and relevant State
Planning Policies by providing a diverse range of housing options within close proximity to public
transport and convenience retail.
Built Form
The ACP contains provisions to control the built form, streetscape and design of the public realm.
It is accompanied by concept plans illustrating the building heights, setbacks and frontages (see
Attachment 5 - Building Height and Setback Plan). The ACP provisions are intended to be read
in conjunction with the requirements imposed by conditions in Schedule 4 (Special Use Zone) of
TPS 6. The built form expectations in TPS 6 can be summarised as follows:


A minimum residential density requirement of R60.
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Residential development up to the R160 density code for lots greater than 3,000m2 in area, or
the R100 density code for lots less than 3,000m2 in area.
The provision of commercial and non-residential land uses at ground floor level along
Sevenoaks Street and a new main street running between Bickley Road and Sevenoaks
Street.
A minimum building height of two storeys (excluding minor structures).
A minimum car parking requirement for commercial and non-residential development
of one bay per 50m2 NLA, with a minimum four bays per tenancy.
A minimum bicycle parking requirement for commercial and non-residential development of
one bay for every 100m2 NLA.

The ACP should be expanded to discuss the desired built-form interface to Lot 201 and William
Street intersection. Future retaining walls, fill height and battering adjacent to the William Street
flyover will need be taken into account in the built form. Final development levels should
correspond to the adjoining footpath and road for pedestrian and cyclist connectivity and
accessibility.
The northern sub-precinct interface will be addressed via a subsequent amendment to the APC,
but does not provide any indication as to how the proposed private road will be developed, its
width and how future development interface to the private road.
Compliance with the above conditions can be assessed as part of future development applications.
In this regard, the R-Codes and draft Design WA: Apartment Design Policy (WAPC 2016) provides
sufficient guidance for built form controls without the need for specific design guidelines for the
site.
The provision of predominantly underground basement parking raises concerns regarding safety,
particularly the visibility of entry points, lighting and potential blind spots. Accordingly, Crime
Prevention Through Environmental Design principles should be flagged as a planning
consideration in the development application stage.
Recommended Modification




Modify Clause 5.3.1.2 to include a provision requiring development interface to Lot 201 to
address William Street, and to require all development to correlate to adjoining footpath and
road levels.
Insert a new clause to require Crime Prevention Through Environmental Design principles as a
planning objective and requirement at the development application stage.

Residential Design Codes Variation
The R-Codes provide for ACPs to vary or amend the plot ratio, building height and setback
requirements. The ACP seeks to vary the abovementioned requirements as follows:






Provision for maximum building heights ranging between two to 17 storeys, with the tallest
buildings being provided centrally within the site.
Provision for maximum heights of five and eight storeys for buildings fronting Sevenoaks Street
and Bickley Road.
Provision of nil setback for development adjacent to a future 14.2 metre wide road, Bickley
Road and William Street, and imposing a greater street setback requirement of 10m for
development fronting Sevenoaks Street to provide required clearance from Western Power
infrastructure.
Allowance for a minimum building separation of 12 metres for buildings up to six storeys and
20 metres for taller buildings (unless there are no major openings, in which case the building
separation can be reduced, as determined by the City).
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The City has acknowledged in its assessment that the scale of development proposed through the
ACP does not currently exist in the City or the south-east corridor generally. For example, the
maximum height limit proposed in the adjacent Canning City Centre range from two to 14 storeys.
For an R160 density, the R-Codes recommends building heights of 5-6 storeys excluding
commercial and other non-residential elements. Notwithstanding the above, the City notes that:
Whilst this form of development does not currently exist in the City, it is considered that the
setting of the site forms its own defined precinct that is not characterised by any existing
residential amenity that would otherwise form a consideration for such a proposal. For this
reason, whilst it is considered that the building heights may be ambitious, they are
considered acceptable.
Recommended Modification




Update Table 1 to identify all R-Codes variations provided under the ACP.
Modify the ACP to make specific reference to Design WA requirements in regard to the design
and built form controls for multiple dwellings.

Connectivity to Beckenham Train Station
Metronet has advised that Beckenham Train Station will be redeveloped in the future to allow the
existing separate platforms on either side of William Street to be consolidated into a central island
platform. The ACP proposes a pedestrian overpass connecting the site to Beckenham Train
Station. Metronet advises that the timing of station upgrade will not align with the intended
submission of the Stage 1 development application. Should development of Stage 1 proceed
ahead of detailed station design, then Metronet will require the developer to commit to pre-funding
a component of the station upgrade.
Metronet requires the developer to enter into a satisfactory arrangement with the Public Transport
Authority of WA (PTA) to secure funding. The PTA engaged a consultant to provide a high-level
order of cost estimate for the pedestrian overpass in the order of $11.5 million (exclusive of GST).
Due to costs and uncertainty regarding the station redevelopment, the proponent suggests an
alternative contribution towards traffic calming on Sevenoaks Street, namely the provision of a
pelican crossing.
The City considers that, if the applicant wishes to provide alternative pedestrian access (other than
a pedestrian overpass), then it requires a revised Transport Impact Assessment (TIA) to be
updated. The City and the PTA previously advised the proponent that the timing/implementation of
a pedestrian overpass as a potential issue and suggested that alternative arrangements be
investigated and accommodated by the proposal.
Recommended Modification





Include an annotation on the ACP Map to note that the landowner/applicant is to enter into
satisfactory arrangements with the PTA towards future pedestrian access improvements at the
Beckenham Station as part of any future development in Stage 1.
Update the ACP to remove any references to the pedestrian overpass.
Modify Clause 3.1(c) to provide flexibility in the ultimate form of pedestrian access provided,
e.g. footbridge or pelican crossing.
Modify the ACP to include a notation for a train replacement bus stop to be accommodated.

Access and Movement
The advertised version of the ACP depicts access points on Sevenoaks Street and one on Bickley
Road, each providing direct access to basement parking.
Main Roads WA (MRWA) and the City of Canning raised the following concerns:
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The volume of traffic on Sevenoaks Street is expected to double towards 2031 (from 15,000
vehicles per day to 30,000 vehicles per day) due to future development of the Canning
Strategic Regional Centre;
The intention for Sevenoaks Street in this location is to have two lanes in each direction; and
An additional vehicle access would be required to contend with future railway grade separation
at William Street and future duplication of railway tracks on the Thornlie line.

Officers from the Department of Planning, Lands and Heritage (DPLH) met with the applicant
(planning and traffic consultants) on 21 September 2017 to discuss these issues. Officers from
MRWA, the PTA and Metronet also attended. Issues discussed at the meeting include traffic
movement, access and planned grade separation at William Street. Following this meeting, the
applicant submitted revised movement and access plans, which include proposed access options
in the interim and the ultimate scenarios (see Attachments 6 and 7). A revised transport memo
was submitted to justify the proposed access scenarios.
The ultimate scenario option incorporates the intersection design for William Street flyover. Both
options proposed a new full movement access (Access C) on William Street, the conversion of
Access B from left-in/left-out to full movement, and relocation of access points E and D on Bickley
Road. The revised access arrangements are depicted in Figure 1 below.

Figure 1: Proposed site access arrangements
The Department and the City have reviewed these plans and raised the following concerns:


The proposal is inconsistent with WAPC Development Control Policy 5.1 - Regional Roads
(Vehicular Access) (DC 5.1) which seeks to minimise the creation of new driveways onto
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regional roads and rationalise existing access arrangements.
The proposed full movement accesses on Sevenoaks and William Streets are not supported
with the exception to Access A.
The indicative design has the potential to prejudice the ultimate widening of Sevenoaks Street.

The City also advised that a revised TIA and Road Safety Audit will be required to determine the
required spacing from adjacent intersections while considering factors such as safety, vehicle
volume, requirements left turn auxiliary lane and sight distances. Further, as Bickley Road and
William Street (South of Bickley Road) are identified on MRWA's RAV 4 network, the swept path
analysis will need to assume full movement templates for RAV 4 vehicles. All other intersection
approaches will need to accommodate swept paths, including swept path clearances for RAV 1
vehicles (19 metre semi-trailer trucks).
The ACP is contrary to the generally principles of DC 2.6 - Regional Roads (Vehicular Access)
which seeks to minimise the creation of new driveways on regional roads and rationalise existing
access arrangements. Element 3: Activity Centre of Liveable Neighbourhoods) also recommends
the provision of "local streets parallel to the integrator arterial where it passes through centres to
service local traffic and alleviate intensification of movements at integrator arterial intersections."
The ACP does not provide for any internal movements due to the developer's intention to privatise
the western portion of the site and provide all access underground. This leaves only one full
movement access on Sevenoaks Street, in the form of a 7 metre wide access lane. This access
lane is proposed to be widened to 14.2 metres and extended to Hogarth Street where it crosses
the Lacey Street Main Drain in Stage 2. However, the road widening would necessitate full or
partial demolition of adjoining development (car park and buildings) on Lots 1 and 24 Sevenoaks
Street and the removal of an existing high voltage power transmission pole on the road verge - see
Figure 2.

Figure 2: Proposed western access on Sevenoaks Street
It is noted that proposed access points B and C over Lots 4 and 22 do not comply with Austroads –
Guide to Road Design standards in regard to the recommended safe separation distance to
intersection for 60 kilometres per hour road. Austroads requires access being located 155 metres
before the major intersection and 125 metres after the intersection. The proposed access over Lot
201 to service the basement level carpark is not supported on the basis that access options for the
grade separation are still being investigated, and approval to this access could prejudice an
appropriate planning outcome. This impacts all four corners of the interchange that are currently
reserved for Other Regional Roads under the Metropolitan Region Scheme.
The siting of the ACP at the intersection of two major roads and a railway line ear-marked for
redevelopment presents complex challenges to traffic and access, particularly given the existing
and forecast traffic demands on the surrounding road network, infrastructure upgrades and
modifications to the surrounding transport network that are being planned for the area, including:
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Improvements to the Albany Highway/Kenwick Link/William Street intersection in the form of a
second right-turn lane from Albany Highway to William Street, which will increase traffic
accessing William Street running alongside the ACP. This improvement will be undertaken in
association with the current expansion of Carousel Shopping Centre.
The potential grade separation of William Street where it crosses the railway line and the
subsequent relocation of the Beckenham Train Station, reconfiguration of the William Street
intersections with Sevenoaks Street and Railway Parade and the realignment of the William
Street/Bickley Road/Camberwell Street intersection. Raising of the rail line is also being
contemplated.
The duplication of Sevenoaks Street to a four lane dual carriageway and the realignment of its
reserve by approximately 10 metres to the west, into the subject site, to accommodate the
duplication of rail tracks required as part of the rail extension from Thornlie to Cockburn
Central.

These modifications are currently subject to review by the PTA, Metronet and its associated
working group, which includes the Cities of Canning and Gosnells. Whilst the design is not
finalised, it is likely that it will change from what is depicted on the proposed ACP.
To overcome these constraints, DPLH had previously suggested that the applicant investigate
other alternative interim access solutions. These alternative solutions may include providing a
second internal road link within the ACP to facilitate access to the basement level car park, or
provision of a perimeter road, utilising the Lacey Street drainage reserve (subject to agreement
with the Water Corporation and the City of Canning). The abovementioned options provide a
greater degree of design flexibility and address potential access conflicts at the adjacent arterial
road intersection.
Recommended Modification














Delete the proposed full movement access points (Access B and C) on Sevenoaks Street and
William Street.
Widen the main ACP road to 20.1 metres. The access road shall provide a shared path (to
accommodate both pedestrian and cyclist) on at least one side of the local access road, onstreet parking, short-term visitor parking, drop-off areas.
Widen the intersection at Sevenoaks Street and new access road to incorporate appropriate
channelised intersection treatment, with a right turn auxiliary lane and left turn lane. The
intersection is to be designed the specifications of the City of Gosnells.
Modify the ACP map and relevant plans to depict a second internal access road (20.1 metres
in width) at the general location depicted on Attachment B, to provide alternative access and
egress, bypassing traffic on the adjoining arterial roads and offer a more legible local road
network for cars, cyclists and pedestrians.
Modify the ACP Map to identify a road new Lacey Street Main Drain to the west of the site.
Insert provision requiring the provision of this road as part of Stage 2.
Each internal road is to be ceded free of cost to Crown or provided as a private road with a
public access easement in gross.
Proposed Movement and Access Plans being modified to depict a more regularised alignment
for the Hogarth Street extension and provide a connecting loop road over the Lacey Street
Main Drain (off Sevenoaks Street).
Insert text to identify that additional land may need to be ceded for the purpose of future
widening of Sevenoaks Street (10 metre setback along Sevenoaks Street is sufficient).
Update the TIA to include a swept path analysis to demonstrate efficient right turn movement
via the proposed access road and all access points on Bickley Road. Such analysis should
consider the road geometry and presence of a 132kV power pole on the driveway, and driver
sightlines which are potentially obstructed by the power pole.
Ensure that intersection approaches are designed to accommodate swept path, including
clearances for 19 metre semi-trailer trucks, and RAV 4 vehicles on Bickley Road. Adequate
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sight distance is to be provided on all access driveways, including sight distance for
pedestrians.
Insert a new provision to require the submission of a waste management plan at development
application in Stage 1, in to minimise any potential access conflicts between services vehicles
and private vehicles.
Insert a new provision require the preparation of an emergency evacuation plan at
development application stage as required by the National Construction Code.
Modify the ACP Map, Access and Movement Maps, Frontages Plan and update the relevant
clauses in Parts 1 and 2.

Pedestrian/Cyclist Network
The ACP provides for new footpath infrastructure to be accommodated within existing
reserves to connect the wider area to the subject site, including:






An internal mall to provide future connection with the central station platform via an overhead
footbridge.
Connection of the northern side of Bickley Road and western side of William Street from Grey
Street (within the City of Canning) to the pedestrian mall.
Connection of the western side of Sevenoaks Street from William Street to Crawford Street
(within the City of Canning).
A footpath parallel to the Water Corporation’s Lacey Street Main Drain, between Morgan Street
and Sevenoaks Street.
A pedestrian overpass between the pedestrian mall and Beckenham Train Station.

There is no certainty that these connections will be implemented as the paths along Lacey Street
Main Drain are located within the City of Canning (outside the ACP and subject to a separate local
planning scheme). The absence of an internal road also compromises the ability to provide a
highly permeable and interconnected pedestrian network.
The proposed footpaths along both sides of Bickley Road and Sevenoaks Street comply with
Liveable Neighbourhoods requirements. However, the ACP does not address the need to provide
footpath infrastructure on Hogarth and Morgan Streets, nor the staging of the pedestrian link along
the Lacey Street Main Drain. These matters require further investigation prior to the ACP being
finalised.
Recommended Modification








Insert text in the ACP to include definition of local catchment, incorporating the broader transit
precinct defined by a 400m walkable catchment from Beckenham Train Station.
Clearly state the objective of requiring a highly legible and integrated network of shared paths
within the ACP to optimise access for pedestrians and cyclists, and promote a high level of
connectivity to and from the Beckenham Train Station.
Modify the ACP and relevant plans to extend the footpath network within the ACP to Hogarth
Street, Morgan Street and Bickley Road
Provide bicycle connection to the adjoining shared paths and principle shared path networks.
Modify Clause 5.4.1.2 to require a signage strategy to be prepared as part of the development
application for Stage 1.
Update legend on the ACP Map to read "Key Pedestrian and Cycling Links".

Parking
The ACP car parking provisions reflect TPS 6 minimum requirements for residential (private) and
non-residential (public) land uses. Whilst the proposal would be capable of demonstrating
compliance with TPS 6 parking requirements, it does not address the composition of public and
private parking. The ACP does not identify whether any on-street parking will be available on
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existing or proposed road reserves. It is noted that the modified version of the ACP (October 2017)
has removed at-grade parking on Bickley Road (previously shown in front of building 1G).
The City has highlighted concerns that the proposed public road is not of a sufficient width to
accommodate on-street parking in accordance with Liveable Neighbourhoods.
Recommended Modification







Update the relevant provisions in the ACP to ensure that any access to the basement level
carpark shall be obtained from the proposed local access road, rather than adjoining Other
Regional Roads.
Modify the relevant ACP objectives to ensure the provision of sufficient parking to service the
entire ACP, not just individual development sites, and include a mixture of on and off-street
parking.
Modify the ACP Map to clearly delineate the locations of on-street parking on Bickley Road and
the internal access road, where appropriate.
Insert new provision in the ACP to require a detailed traffic impact assessment at development
approval stage, and an independent Road Safety Audit to be conducted by Senior Road Safety
Auditor appointed by MRWA, or Institute of Public Works Engineering Australasia accredited
Senior Road Safety Auditor.

Public Open Space
Element 7: Activity Centres and Employment of Liveable Neighbourhoods (2009) states that:
Centres should be provided with "an appropriate range and distribution of public spaces, including
urban squares, plazas, parks and other incidental public spaces" and "detailed to create a high
quality street environment with shade, shelter, trees, pavement treatment, street furniture,
landscaping and urban art."
The ACP represents a departure from Liveable Neighbourhoods principles in that it seeks to
prioritise private space over public space to create a secluded, resort style community with private
amenities. The ACP states that public open space requirement, either physical or cash-in-lieu
contribution, is not applicable to the ACP area where similar private communal open space are
provided at an equivalent minimum 10% of the Sub-Precinct (approximately 7,519m2).
The City of Gosnells Local Open Space Strategy (2014) identifies a shortfall of POS within the
Beckenham locality (5.27% of 10% provided), and mentioned poor quality active POS in the area,
which could benefit from upgrading. Given the substantial population increase anticipated at full
build-out of the ACP, and the lack of nearby reserves serving a public recreation function, there is
a clear need and nexus for a POS contribution in addition to proposed communal open space.
While the detailed design of POS is difficult to prescribe at this broad-level of planning, it would be
reasonable to include an ACP objective relating to the provision of a functional and attractive public
space to provide amenity and visual relief from the proposed dense built form for the anticipated
residential population of over 4,000 people. The City has indicated that, as an alternative, a
4,000m2 centrally located urban square, to be fully constructed and landscaped to the equivalent
value of the shortfall of the 10% may be acceptable. It is recommended that a public square being
fully constructed at the completion of development in Stage 1.
The provision of deep soil areas for communal open space is also an important consideration,
since vegetation planting will occur above the basement parking structures. In this regard, a
combination of deep soil zones through mounded landscaping and on-structure planting is
recommended in accordance with Sections 4.14 and 4.15 of draft Design WA Apartment Design
Policy. Further considerations in regard to the adaptability and functions of buildings and spaces
can be addressed as part of future development applications.
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Recommended Modification









Include a specific objective to require the provision of a functional area of public space/urban
square to provide substantial amenities for local residents and visitors.
Modify the ACP Map to delineate the different types of open spaces and clearly define the
public and private realms.
Insert provision requiring the provision of a landscape master plan for the southern subprecinct prior to final adoption of the ACP.
Require the ceding of the 10% public open space as part of the development of the southern
precinct, or an equivalent cash-in-lieu contribution prior to completion of development in Stage
1. Alternatively, this can be satisfied via the provision of a 4,000m 2 centrally located urban
square, to be fully constructed and landscaped to the value of the shortfall of the 10%. The
public square shall be fully constructed at the completion of development in Stage 1. If the
latter arrangement is pursued, a separate legal agreement may be required to ensure that the
open space is managed and maintained by the developer (body corporate).
Insert a provision requiring the need for a public access easement over the urban square to
provide for all-hour access.
20% communal open space shall be provided for the remainder of the southern sub-precinct in
accordance with Design WA Apartment Design Policy.

Bushfire
The western portion of the subject site is identified as being bushfire prone due to its proximity to
vegetation contained within the adjacent Lacey Street Main Drain reserve. State Planning Policy
3.7 – Planning in Bushfire Prone Areas (WAPC 2015), and the associated Version 1.2 Guidelines,
stipulates that any strategic planning proposal, such as an ACP, that contains land designated as
bushfire prone is required to be accompanied by:



A Bushfire Attack Level (BAL) assessment and/or contour map that provides a detailed
assessment of the risk and assigns a BAL rating to land based on its risk from bushfires.
A Bushfire Management Plan (BMP) which identifies any bushfire hazard issues and provides
a clear demonstration that compliance with the associated Guidelines can be achieved.

A BAL contour map has been prepared to determine the BAL ratings across the site. The BAL
contour indicates that the site will be subject to BAL ratings up to BAL-FZ where it abuts Lot 253
Bickley Road. The ACP prescribes a 8.4 metre setback along the western boundary of Lot 23 to
reduce the BAL ratings to BAL-29 or less.
Any development contained within areas designated between BAL-12.5 and BAL-29 will be subject
to higher construction standard (for Class 2 buildings) in accordance with Australian Standard
3959: Construction of buildings in bushfire-prone areas.
It is recommended that the applicant provide a Bushfire Management Plan to demonstrate
compliance with the Guidelines in accordance with SPP 3.7.
Recommended Modification





Insert provisions in the ACP to require the preparation of a Bushfire Management Plan in
accordance with the requirements of State Planning Policy 3.7 – Planning in Bushfire Prone
Areas.
The ACP shall specified that any proposal which will result in the introduction of development
or sensitive land use in area with ratings above BAL-29 will not be supported.
Incorporate the approved Bushfire Management Plan in the ACP Technical Appendices.
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Noise
The ACP is currently subject to adverse noise impact given the site’s proximity to major transport
corridors (roads and railway), aircraft noise (Perth Airport) as well as existing industrial and
commercial uses in the surrounding locality. The proposal introduces noise-sensitive residential
land uses in an area susceptible to these constraints. In this regard, Condition 11 of TPS 6
Schedule 4 - Special Use Zone requires that:
"where a development application involves noise sensitive land uses (such as residential
uses) that are to be located adjacent to or within close proximity to an existing noise
generating activity, it shall be accompanied by an acoustic report that addresses how noise
impacts will be mitigated to achieve an acceptable level of amenity."
Whilst this provision can be broadly applied to all of the abovementioned noise generating
activities, the ACP only stipulates a requirement for an acoustic assessment to be prepared to
address noise impacts for road, rail and proposed noise-generating commercial uses. For this
reason, the ACP should be amended to require appropriate acoustic assessment and noise
mitigation measures to address all potential sources of adverse noise in subsequent planning
stages.
Recommended Modification


Modify the provision requiring an acoustic assessment to address all sources of noise (such as
noise from adjacent industrial uses) at the subdivision/development stage.

Implementation and Staging
Several elements of the ACP present complex implementation and staging challenges
for the future comprehensive development of this locality. These include:










The provision of an extensive, interconnected and two-level basement parking structure in a
staged manner across sites not currently owned by the leading landowner.
The timing of the William Street grade separation and its associated works, which is dependent
on State Government decisions and future funding commitments (eg. rail grade separation,
station redevelopment).
The ACP will not be serviced by a public road in the first stage. The proposed road will initially
comprising a 7 metre access lane (11.1 metre wide road at the frontage of Sevenoaks Street)
providing access from Sevenoaks Street to the service area and basement levels of the
southern sub-precinct, and then being widened to 14.2 metres and extended to Hogarth Street.
The proposed interim arrangement to provide an under-width public road as the key delivery
entrance, until such time that the ultimate layout can be delivered by subsequent stages, the
timing of which is linked to landowner’s development intentions.
Lack of clarity regarding the method for which new infrastructure, including the proposed
pedestrian overpass to Beckenham Train Station and new paths (including those located within
the City of Canning and outside the ACP boundary), are funded and delivered.
The proposed access points on Sevenoaks Street and William Street to support full movement
access are not supported by ILUC;
The implementation of Stage 2 (Northern Precinct) requires development coordination with the
adjoining owners of Lots 1 and 24;
The development is dependent on future upgrade to the Beckenham Station. PTA and
Metronet have not commenced the station design nor committed funding for this project.

Recommended Modifications


Submit a staging plan to demonstrate how access between interconnected basement parking
across sites not currently owned by the leading landowner can be achieved.
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Insert a new ACP provision to ensure how the proposed pedestrian improvements around
Beckenham Train Station are funded and delivered.
Clarify how the new paths including those located within the City of Canning and outside the
ACP boundary are to be funded and delivered.
Ensure that the public road is placed on one property, rather than across two property
boundaries, so that the ultimate road width can be created in one stage.
Construction of the footpath infrastructure on Hogarth and Morgan Streets being provided in
Stage 1 to allow for a permeable and legible path network.
Insert a new ACP provision to ensure that a minimum 20% communal open space in
accordance with WAPC Design WA Guidelines upon completion of each of the two subprecincts.

CONCLUSION
The proposal is broadly consistent with the relevant provisions of the City of Gosnells Town
Planning Scheme No. 6, and other relevant Commission policies and practice. The proposed
structure plan is supported in principle, but requires modifications prior to approval as per the
Schedule of Modifications (Attachment A).
RECOMMENDATION
That the Statutory Planning Committee resolves to:
1.

approve the draft Beckenham Activity Centre Plan subject to the modifications
outlined in the Attached Schedule of Modifications (Attachment A); and

2.

advice the City of Gosnells accordingly.

ATTACHMENTS
Attachment A - Schedule of Modifications
Attachment B - Modified ACP
Attachment 1 - Proposed ACP
Attachment 2 - Staging Plan
Attachment 3 - Location Plan/Scheme Map
Attachment 4 - Schedule of Submissions
Attachment 5 - Building Height and Setback Plan
Attachment 6 - Access and Movement Plans (Interim Scenario)
Attachment 7 - Access and Movement Plans (Ultimate Scenario)
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ATTACHMENT 4
PROPOSED ACTIVITY CENTRE PLAN - BECKENHAM STATION PRECINCT
Schedule of Submissions
Landowners/Occupiers
1

Affected Property:
Maddington Shopping Centre
43 (Lot 1) Attfield Street
Maddington

Postal Address:
Perth Office
Suite 1, 254 Rokeby Road
SUBIACO WA 6008

Summary of Submission

Comment

1.1

Vicinity Centres, who manage the Maddington
Shopping Centre located at 43 (Lot 1) Attfield Street,
Maddington, on behalf of the landowner, objects to
the proposed Beckenham Activity Centre Plan as it
has been prepared on the basis of inadequate
justification and modelling contained in the Retail
Sustainability Assessment (RSA).

Noted.

1.2

Maddington Shopping Centre

Noted.

The Maddington Shopping Centre is located within
the Maddington Town Centre. The Maddington Town
Centre is a dedicated 'Secondary Centre' under State
Planning Policy No. 4.2 - Activity Centres for Perth
and Peel (SPP 4.2) and is aligned with Directions
2031 and Beyond. Its central location within a string
of rail connected activity centres in Perth's south east
corridor enables a complementary role for the
Maddington Town Centre.
It is particularly
advantaged by convenient access, exception urban
development scope, affordable living and a mix of
uses.
Maddington
Shopping
Centre,
measuring
2
approximately 27,623m , was originally built in 1980.
The Centre is located in the southern most portion of
the Maddington Town Centre, with frontages to both
Burslem Drive and Attfield Street. It is a single level,
fully enclosed sub-regional shopping centre anchored
by three major retailers (Kmart, Coles and
Woolworth), a number of 'min-major' tenants and
approximately 85 speciality shops.
Since opening in 1980, Maddington Shopping Centre
has not undergone any major redevelopment or
expansion. Therefore in order for the centre to grow
into a Secondary Centre, significant redevelopment
and expansion is required.
In 2013 the landowner commenced discussions with
the City of Gosnells and the Department of Planning
in relation to the preparation of an Activity Centre
Plan for Maddington.
Unfortunately other
development priorities and a downturn in the retail
trade have delayed the progression of the plan.
However the landowner remains committed with
progressing a significant expansion to the centre in
the near future.
It is proposed that the Maddington Secondary Centre
2
should grow to contain approximately 80,000m of
2
retail floorspace, of which approximately 60,000m to
2
65,000m would be located within the Maddington
Shopping Centre.

SPC Agenda Page 23

OCM 25 JULY 2017

APPENDIX 13.2.2C

Summary of Submission
1.3

Comment

Proposed Beckenham Station Activity Centre Plan
Beckenham Station is identified as a 'Neighbourhood
Centre' under the City's draft Activity Centres
Planning Strategy, which was adopted by Council at
its meeting on 24 April 2012 and is currently being
considered by the Western Australian Planning
Commission (WAPC).

The City's draft Activity Centres Planning
Strategy does not identify the subject site
as being a 'Neighbourhood Centre'. See
comments under the heading Activity
Centres Hierarchy in the Discussion
section of the report.

2

The Centre Plan proposes a total of 6,800m of retail
floorspace.
1.4

Impact on Centre Hierarchy

See response to comment 1.3.

The draft Strategy seeks to create a hierarchy which
includes a Secondary Centre (being the Maddington
Town Centre), four District Centres and a number of
Neighbourhood and Local Centres.
The draft
Strategy identifies one of these Neighbourhood
Centres (identified as the 'Beckenham Shopping
Centre' as being within the Centre Plan area.
Section 6.4.4 of the draft Strategy states the following
role for Neighbourhood Centres:
2

"All to be a maximum of 4,500m without a RSA.
Mix of land use requirements do not apply to
neighbourhood centres, but local offices,
community services, and adjacent or integrated
higher density residential development should
be encouraged wherever practicable."
We acknowledge and strongly support the guidance
of SPP 4.2 which seeks to ensure that centres be
more than retail centres, but rather include a range of
non-retail uses.
However, the reality is that Neighbourhood/Local
Centres and District Centres have a little difference in
range of non-retail uses. Even Secondary Centres
have difficulty in serving non-retail uses. The majority
of non-retail uses located in Secondary Centres and
below serve the local needs only, such as real estate
agents, medical centres, consulting rooms, travel
agents, banks, etc. Strategic employment is more
likely to be located within the Strategic Metropolitan
Centres, such as Midland and Morley.
As a result of this trend, the only real difference
between
Neighbourhood/Local,
District
and
Secondary Centres is the amount of retail floorspace
offered.
Neighbourhood/Local Centres generally
offer convenience retail shopping, such as smaller
supermarkets, groceries, news agencies, etc. District
and Secondary Centres provide convenience retail
shopping as well as a range of competitive
comparative shopping, such as discount department
stores and speciality retail. In addition, there is an
expectation that a large proportion of customers will
travel to District and Secondary Centres by private
vehicle, whereas a greater percentage of customers
will access a Neighbourhood or Local Centre on foot.
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Summary of Submission

APPENDIX 13.2.2C

Comment

The removal of the retail caps from within the
previous State Planning Policy has seen the
lodgement of a number of applications to expand
other Strategic Metropolitan and Secondary Centres
around Perth. A number of other larger centres
within the region adjacent to the City of Gosnells are
currently undergoing expansion, or are proposing to
expand in the near future. Westfield Carousel,
Midland, Belmont, Morley and Garden City are all
2
planned to exceed 65,000m retail floorspace. For
Maddington to remain relevant an expansion and
redevelopment is required. As noted previously, this
2
2
could be in the order of 30,000m to 35,000m of
additional retail floorspace.
It is important that the City ensure that the major
centres within the municipality are afforded the best
trading conditions so that retailers remain in the area
and that the respective retail offer and facilities are
maintained or improved within these centres.
The proposal is likely to detract from the major
centres in the municipality (such as Maddington
Shopping Centre).
As a result the ability for
Maddington Shopping Centre to retain any level of
competitiveness within the municipality would be
impacted.
As a preventative measure it would be more
appropriate that the proposed Centre Plan not be
supported.
1.5

Impact on Maddington Shopping Centre

See response to comment 1.3.

The RSA that accompanies the Centre Plan identifies
the Beckenham Station Centre will impact
Maddington Shopping Centre. The RSA identifies
that post development (2021), the Beckenham
Shopping Centre will have an impact of -1.02% on
the estimated sales (approximately -$72 per square
metre) on Maddington Shopping Centre.
As noted previously there is an intention by the
landowner of the Maddington Shopping Centre to
substantially increase the size of the centre in the
future. This is likely to occur in a number of stages.
The RSA accompanying the Centre Plan does not
account for any increase to the Centre. Given this,
the suggested demand for floorspace is overstated.
As a result, should the Centre Plan progress as
proposed, this would in all likelihood delay the
expansion and redevelopment of the Maddington
Shopping Centre. Given that the redevelopment of
the Maddington Shopping Centre is expected to be a
catalyst for the redevelopment of the remainder of the
Maddington Secondary Centre, any further delay in
the Maddington Shopping Centre Development is
clearly undesirable.
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Summary of Submission

Comment

In addition, any impact on the Maddington Secondary
Centre by the proposed Centre Plan will conflict with
the intent of SPP 4.2. Clause 5.1(2) of SPP 4.2
states:
"The responsible authority should not support
activity centre structure plans or development
proposals that are likely to undermine the
established and planned activity centre
hierarchy. Activity centre structure plans and
developments should be consistent with the
centre's classification in the hierarchy. The
responsible authority should consider the main
role/ function and typical characteristics for each
centre type outlined in Table 3."
On this basis, the proposed Centre Plan should not
be supported under the provisions of SPP 4.2 given
the proposal will result in further delays to the
expansion and redevelopment of the Maddington
Secondary Centre.
In addition, the RSA appears to have been prepared
on the basis of no future expansion at Maddington
Shopping and an Activity Centre Plan over the
Maddington Town Centre. As a result the RSA is
flawed and the proposed Centre Plan has been
prepared on the basis of inadequate justification.
If the City is of the mindset to support the Centre Plan
it should, as a minimum, request that the RSA is
updated to include future expansion at Maddington
Shopping Centre in its retail modelling.

2

Affected Property:
Aldi Foods Pty Ltd
1383 (Lot 708) Albany Highway
Cannington

Postal Address:
Level 3, 369 Newcastle Street
NORTHBRIDGE WA 6003

Summary of Submission
2.1

2.2

Comment

Rowe Group, who act on behalf of ALDI Foods Pty
Ltd (Aldi), the landowner of 1383 (Lot 708) Albany
Highway, Cannington, which accommodates an ALDI
Stores Supermarket.
Our client objects to the
proposed Beckenham Station Activity Centre Plan
('the Centre Plan') for the following reasons:
●

The Centre Plan has been prepared on the basis
of incomplete modelling contained in the Retail
Sustainability Assessment (RSA).

●

The Centre Plan is likely to compromise higher
order centres in the City of Gosnells and may
also have an impact on higher order centres in
the corridor.

Proposed Beckenham Station Activity Centre Plan
Beckenham Station is identified as a 'Neighbourhood
Centre' under the City's draft Activity Centres
Planning Strategy, which was adopted by Council at
its meeting on 24 April 2012 and is currently being
considered by the Western Australian Planning
Commission (WAPC).

Noted.

The City's draft Activity Centres Planning
Strategy does not identify the subject site
as being a 'Neighbourhood Centre'. See
comments under the heading Activity
Centres Hierarchy in the Discussion
section of the report.

2

The Centre Plan proposes a total of 6,800m of retail
floorspace.
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Summary of Submission
2.3

Comment

A number of other major centres are located within
the City and the corridor:
Cannington City Centre
The retail core of the Cannington City Centre is the
Westfield Carousel Shopping Centre which currently
2
has approximately 82,874m GLA and recently
received Development Approval to expand to
2
approximately 130,300m NLA.
Also included within the Centre is a number of other
retail developments (including ALDI), other retail and
showrooms, office, education, community, recreation
and a range of uses associated with a major centre.
Maddington Town Centre
The Maddington Town Centre is identified as a
'Secondary Centre' under SPP 4.2 Like Cannington
City Centre, it is located along a string of rail
connected activity centres in Perth's south east
corridor.

See response to comment 2.2.

The Maddington Town Centre is anchored by the
Maddington Shopping Centre, which is approximately
2
27,623m . The Centre is located in the southern
most portion of the Maddington Town Centre, with
frontages to both Burslem Drive and Attfield Street. It
is a single level, fully enclosed sub-regional shopping
centre anchored by three major retailers (Kmart,
Coles and Woolworth), a number of 'min-major'
tenants and approximately 85 speciality shops
Since opening in 1980, Maddington Shopping Centre
has not undergone any major redevelopment or
expansion. Therefore in order for the centre to grow
into a Secondary Centre, significant redevelopment
and expansion is required.
We understand that the owner of the Centre is
planning a significant expansion to the Centre in the
future.
2.4

Draft Activity Centres Planning Strategy
The draft Strategy seeks to create a hierarchy which
includes a Secondary Centre (being the Maddington
Town Centre), four District Centres and a number of
Neighbourhood and Local Centres.
The draft
Strategy identifies one of these Neighbourhood
Centres (identified as the 'Beckenham Shopping
Centre' as being within the Centre Plan area.

See response to comment 2.2.

Section 6.4.4 of the draft Strategy states the following
role for Neighbourhood Centres:
2

"All to be a maximum of 4,500m without a RSA.
Mix of land use requirements do not apply to
neighbourhood centres, but local offices,
community services, and adjacent or integrated
higher density residential development should
be encouraged wherever practicable."
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Summary of Submission
2.5

APPENDIX 13.2.2C

Comment

Impact on Centre Hierarchy
We acknowledge and strongly support the guidance
of SPP 4.2 which seeks to ensure that centres be
more than retail centres, but rather include a range of
non-retail uses.

See response to comment 2.2.

The introduction of SPP 4.2 led to the removal of the
retail caps previously imposed by the previous State
Planning Policy. As a result of this, a number of
Development Applications to expand larger centres
have been lodged around Perth. A number of other
larger centres within the region adjacent to the City of
Gosnells are currently undergoing expansion, or are
proposing to expand in the near future. Westfield
Carousel, Midland, Belmont, Morley and Garden City
2
are all planned to exceed 65,000m retail floorspace.
These centres have a higher level of competitiveness
in terms of comparative shopping due to each centre
having a range of discount department stores and
department stores. The expansion of these centres
will impact Maddington, if Maddington cannot remain
relevant.
In order to do so expansion and
redevelopment at Maddington is required.
It is important that the City ensure that the larger
centres within its municipality are awarded the best
trading conditions possible and are encouraged to
develop further into their intended roles given by SPP
4.2 so that retailers remain in the area thereby
improving the economic conditions of the area.
Given the amount of proposed retail floorspace at
Beckenham, this proposal is likely to detract from
larger centres in the area (such as the Maddington
Town Centre).
A precautionary approach would be appropriate to
ensure the proposal does not impact on higher order
centres in the area. Therefore the Centre Plan
should not be supported.
2.6

Incomplete Retail Modelling
The RSA that accompanies the Centre Plan identifies
the Beckenham Station Centre will impact
Maddington Shopping Centre. The RSA identifies
that post development (2021), the Beckenham
Shopping Centre will have an impact of -1.02% on
the estimated sales (approximately -$72 per square
metre) on Maddington Shopping Centre.

See response to comment 2.2.

As noted previously the owner of the Centre is
planning a significant expansion to the Centre in the
future. The RSA accompanying the Centre Plan
does not account for any increase to the Centre.
Given this, the suggested demand for floorspace is
overstated.
As a result, should the Centre Plan progress as
proposed, this would in all likelihood delay the
expansion and redevelopment of the Maddington
Shopping Centre. Given that the redevelopment of
the Maddington Shopping Centre is expected to be a
catalyst for the redevelopment of the remainder of the
Maddington Secondary Centre, any further delay in
the Maddington Shopping Centre Development is
clearly undesirable.
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Summary of Submission

APPENDIX 13.2.2C

Comment

In addition, any impact on the Maddington Secondary
Centre by the proposed Centre Plan will conflict with
the intent of SPP 4.2. Clause 5.1(2) of SPP 4.2
states:
"The responsible authority should not support
activity centre structure plans or development
proposals that are likely to undermine the
established and planned activity centre
hierarchy. Activity centre structure plans and
developments should be consistent with the
centre's classification in the hierarchy. The
responsible authority should consider the main
role/function and typical characteristics for each
centre type outlined in Table 3."
On this basis, the proposed Centre Plan should not
be supported under the provisions of SPP 4.2 given
the proposal will result in further delays to the
expansion and redevelopment of the Maddington
Secondary Centre.
In addition, the RSA appears to have been prepared
on the basis of no future expansion at Maddington
Shopping and an Activity Centre Plan over the
Maddington Town Centre. As a result the RSA is
flawed and the proposed Centre Plan has been
prepared on the basis of inadequate justification.
If the City is of the mindset to support the Centre Plan
it should, as a minimum, request that the RSA is
updated to include future expansion at Maddington
Shopping Centre in its retail modelling.
2.7

Impact on Cannington Strategic Metropolitan Centre

See response to comment 2.2.

The RSA that accompanies the Centre Plan identifies
the Beckenham Station Centre will impact on the
Canning City Centre. The RSA identifies that post
development (2021) the Beckenham Station Centre
will have an impact of -0.91% on the estimated sales
on Cannington City Centre.
It should be noted that the RSA appears to give an
indication of impacts on the estimated sales on
Cannington City Centre as a whole.
If the
Beckenham Station Centre was to be developed with
a supermarket, as indicated on Plan 1 of the Centre
Plan, the proposal would have a greater impact on
the ALDI Store at the subject site than what is
documented in the RSA.
In addition, any impact on the Cannington City Centre
or any other larger centre (such as Maddington Town
Centre) by the proposed Centre Plan will conflict with
the intent of SPP 4.2.

3

Affected Property:
358 (Lot 32) Railway Parade
Beckenham
Summary of Submission

3.1

The proposed development is very ambitious given
that existing shopping centres and multiple residential
dwellings within close proximity are struggling to find
tenants.

Postal Address:
358 Railway Parade
BECKENHAM WA 6107
Comment
See comments under the heading Activity
Centres Hierarchy in the Discussion
section of the report.
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Summary of Submission

Comment

3.2

In terms of commercial tenants, the shopping strips
opposite this site in William Street and the shopping
centre further up William Street towards Orrong
Road. Our own small commercial centre in Railway
Parade is another example, as are several others
along Railway Parade towards Perth. We have
struggled for years to find suitable tenants and this
development will very likely take business away.

See response to comment 3.1.

3.3

In respect of residential tenants, there have been so
many multiple dwellings built close to the Beckenham
Train Station in the last couple of years that they
struggle to find tenants. Some blocks were cleared
ready to build, and there are some partly completed
buildings which appear to have been put on hold due
to the oversupply of units in this area. A couple of
examples of large developments are the one in
Cannington on the corner of Grose Avenue and Lake
Street behind Carousel, and the one on the corner of
William Street and Streatham Street. There are also
large blocks of units proposed and being built near
our property in Railway Avenue.

The ability for residential dwellings to be
sold is not a relevant planning
consideration.

3.4

Although the proposal is for mixed use, the area
surrounding this site is industrial. Given the blessing
of hindsight this is likely to lead to residents
complaining about noise from these businesses,
regardless of the fact that industry was there before
they were. This seems to happen so often when
residential creeps into areas such as this.

It is acknowledged that any residential
development or other sensitive land use
on the site has the potential to conflict
with existing industrial activities on
nearby properties. In this regard, it is
noted that:

3.5

The submitters understands the need to increase
patronage on the railway and the use of Beckenham
Train Station, but the submitter strongly objects to the
height of the proposed buildings - 15 and 17 storey
developments are totally out of keeping with buildings
in this area.

●

Detrimental amenity impacts can
potentially
be
managed
by
appropriate built form and layout
design of the residential or sensitive
land use components of the
proposal;

●

The potential for nuisance from
industrial development should be
apparent to prospective purchasers
who can inform themselves as to
whether to invest in such an
environment.

●

Schedule 4 of TPS 6 requires
sensitive land uses to be designed
in such a way that they are
protected from adverse noise and
provided with an acceptable level of
amenity.

See comments under the heading Plot
Ratio, Building Height and Setbacks in
the Discussion section of the report.
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Summary of Submission

Comment

3.6

In terms of the William Street grade separation, the
submitter understand the need to do something about
the railway crossing and road intersections as I have
seen motorists doing illegal right turns into Railway
Parade, but the submitter thinks the current proposal
to get rid of the service station on the corner of
William Street and Railway Parade needs much more
thought and is not the way to go. This is an
extremely busy service station and apart from being
popular because it sells cheap petrol it is the only one
in the area.

This is a matter for the State Government
to consider.

3.7

The submitter queries whether has consideration
been given to an underpass instead of a fly-over.
Either way it should mean free flowing traffic along
Sevenoaks Street and Railway Parade, but hopefully
it would also mean that the service station could stay.

See response to comment 3.6.

Affected Property:
190 (Lot 501) William Street
194 (Lot 469) William Street
Beckenham

Postal Address:
U2/18 William Street
BECKENHAM WA 6107

4

Summary of Submission

Comment

Beckenham Shopping Centre has been in existence for over
40 years. A new supermarket in William Street and the
locality would put the already struggling business in further
difficulty. As such, the submitter strongly objects to a new
supermarket as proposed by the Activity Centre Plan.

See comments under the heading Activity
Centres Hierarchy in the Discussion
section of the report.

5

Affected Property:
7 (Lot 1) Lacey Street
East Cannington

Postal Address:
7 Lacey Street
EAST CANNINGTON WA 6107

Summary of Submission

Comment

5.1

The
submitter
fully
supports
multi-storey
developments for the proposed Activity Centre Plan
area, with a supermarket and other small businesses.

Noted.

5.2

Considers that the development should provide at
least two car bays per residential unit and additional
parking for visitors.

The car parking requirement for
residential dwellings is controlled by
State Planning Policy 3.1 – Residential
Design Codes.

Affected Property:
36 (Lot 500) Hogarth Street
Cannington

Postal Address:
36-38 Hogarth Street
CANNINGTON

6

Summary of Submission
The submitter looks forward to the new proposed Activity
Centre.

7

Affected Property:
367 (Lot 167) Sevenoaks Street
Cannington
Summary of Submission

The submitter supports the proposal however considers that
before any work is undertaken the grade separation of
William Street is required to accommodate existing and
future traffic.

Comment
Noted.

Postal Address:
367 Sevenoaks Street
CANNINGTON WA 6107
Comment
Noted.
See comments under
heading Movement Network in
Discussion section of the report.

the
the
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8

Affected Property:
15/385 (Strata Lot 4) Sevenoaks Street
Beckenham

APPENDIX 13.2.2C

Postal Address:
15/385 Sevenoaks Street
BECKENHAM WA 6107

Summary of Submission
The submitter does not object to the proposal.

9

Affected Property:
105/7 (Lot 59) Streatham Street
Beckenham

Comment
Noted.
Postal Address:
12/148 Railway Parade
QUEENS PARK WA 6107

Summary of Submission
Considers that the William Street and Wharf Street grade
separations are needed prior to the development of the
Activity Centre Plan given that there are existing traffic
issues in the area and this development would exacerbate
those issues.

10

Affected Property:
32 (Lot 178) Hogarth Street
Cannington

Comment
Noted.
See comments under
heading Movement Network in
Discussion section of the report.

Postal Address:
32 Hogarth Street
CANNINGTON WA 6107

Summary of Submission
Supports the proposal.

11

Affected Property:
73 (Lot 7) Bickley Road
Beckenham

the
the

Comment
Noted.
Postal Address:
73 Bickley Road
BECKENHAM WA 6107

Summary of Submission

Comment

11.1

Changes to access on Bickley Road will severely
impact on the submitter’s business operation and will
likely result in its forced relocation.

The access arrangements shown on the
Activity Centre Plan are undergoing a
design review by the Public Transport
Authority and its associated working
group. Whilst the design is not finalised,
it is likely that it will change from what is
depicted, and nonetheless any design
would still need to accommodate the size
of vehicle permitted to use the road.

11.2

Concerned about increased complaints due to
residential encroachment into an existing industrial
area.

It is acknowledged that any residential
development or other sensitive land use
on the site has the potential to conflict
with existing industrial activities on
nearby properties. In this regard, it is
noted that:
●

Detrimental amenity impacts can
potentially
be
managed
by
appropriate built form and layout
design of the residential or
sensitive land use components of
the proposal;

●

The potential for nuisance from
industrial development should be
apparent to prospective purchasers
who can inform themselves as to
whether to invest in such an
environment.
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Summary of Submission

Comment
●

Schedule 4 of TPS 6 requires
sensitive land uses to be designed
in such a way that they are
protected from adverse noise and
provided with an acceptable level
of amenity.

See comments under the heading Noise
in the Discussion section of the report.

Agencies
12

Department of Planning
Locked Bag 2506
PERTH WA 6001
Summary of Submission

12.1

Land Requirement

Comment
Noted.

The subject land abuts Sevenoaks Street which is
reserved as a Category 2 Other Regional Road
(ORR) in the Metropolitan Region Scheme (MRS).
The site is located outside of the ORR reservation for
Sevenoaks Street as per the attached WAPC Land
Requirement Plan number 1.0718/1.
12.2

Transport Impact Assessment
The Transport Impact Assessment prepared by
Parsons Brinckerhoff dated March 2017, has applied
a traffic growth rate of 4.1% from 2013 to 2017 to the
study area and anticipates further growth of 15% to
2031. Phase 1 of the redevelopment is anticipated to
be completed by 2027 and Phase 2 will be completed
Trip generation is calculated to be
by 2037.
approximately 930 outbound trips in the AM peak
hour and 657 outbound trips in the PM peak hour.

Noted.
See comments under
heading Movement Network in
Discussion section of the report.

the
the

SIDRA analysis for 2017 shows generally poor
performance for surrounding intersections during
peak times with unsatisfactory levels of service and
long vehicle queuing. As such further traffic flows
have been calculated assuming a number of
improvements to the local road network including
grade separation of the William Street rail crossing
and provision of a roundabout at the William
Street/Bickley Road intersection to improve
surrounding performance. 2031 SIDRA analysis
shows improved performance for a number of
movements as a result of these upgrades.
12.3

Access

See response to comment 12.2.

A total of six access points are proposed to the site.
These include: one full movement access point to
Sevenoaks Street, a second access point to
Sevenoaks Street further east (vehicle access to
building basement), two access points from Bickley
Road, an access point connecting to Hogarth Street
and an access point connecting to Morgan Street.
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Summary of Submission
12.4

Recommendation
The Department of Planning has no objection to the
proposal and provides the following comments:
●

The
Department
supports
proposed
improvements to the surrounding road network
as outlined in section 2.6 of the Transport
Impact Assessment (TIA) including the
duplication of Sevenoaks Street north of William
Street. The TIA states that 'MRWA has advised
of the planned realignment of the Sevenoaks
Street reserve by 10m to the west. It is
understood this modification has been
considered in association with the provision of
four tracks on the Armadale line at Beckenham
Station and the need to acquire 10m from the
existing Sevenoaks Street road reserve'. It is
recommended that adequate area be provided
for the realignment of the section of Sevenoaks
Street and any impact on the subject site be
indicated on the Beckenham Station Precinct
Activity Centre Plan.

●

The internal access road proposes a width of
14.2m, or Access Street D reflecting a 6m
pavement width. Please note that for proposed
sites in excess of R40, WAPC Liveable
Neighbourhoods requires the provision of 17.9m
roads: 'wider access streets are suited to higher
density residential areas (typically R30 - R40+
or where dwelling density is greater than 1 per
250m²) with higher parking demand' (refer to
Element 2 Figure 20).

●

The Department has no objection to the access
arrangements as outlined and recommends that
all redundant crossovers to the regional road be
decommissioned. This is in accordance with the
Commission's Regional Roads (Vehicular
Access) Policy DC 5.1 which seeks to
rationalise existing access arrangements on
regional roads;

●

It is recommended that the proposed
roundabout servicing Bickley Road be
adequately separated from the future grade
separated portion of William Street. Please
liaise with PTA to ensure that adequate
clearance is provided.

APPENDIX 13.2.2C

Comment
See comments under the headings
‘Accessibility and Permeability’ and
‘Movement Network’ in the Discussion
section of the report.
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APPENDIX 13.2.2C

Perth Airport
PO Box 6
CLOVERDALE WA 6985
Summary of Submission

13.2

Airspace Assessment
Perth Airport has conducted an assessment of the
proposal against the Perth Airport airspace protected
under the Airports (Protection of Airspace)
Regulations 1996. At a maximum height of 70m AHD
(based on a ground level of ~6m AHD and maximum
structure height of 64m AGL) the proposed structure
will not infringe the protected airspace of Perth
Airport. This is on the basis that Perth Airport
considers the maximum elevation of the structure to
be the absolute highest point (top of monopole,
antennae, etc.).
As such, it is unlikely any
development on the site will pose an issue from an
airspace perspective.

Comment
See comments under the heading Noise
in the Discussion section of the report.
Noted.

Additionally, cranes used in the construction are also
a height consideration.
Cranes are generally
assessed separately, closer to construction, when
accurate information regarding crane operating
heights and locations is available.
13.3

Importance of 24/7 Operations

Noted.

Perth Airport operates 24 hours a day, seven days a
week, and is one of the most important elements of
public transport infrastructure in Western Australia.
Perth Airport is a major centre of employment in the
Perth metropolitan region, and currently employees
(both directly and indirectly) an estimated 17,800
aviation and non-aviation related full-time employees
contributing $2.61 billion to Gross Regional Product.
This is anticipated to increase to 42,220 employees
by 2034 with an economic contribution of $7.04
billion.
Perth Airport also contributes significantly to the State
economy through tourism, currently in the vicinity of
$6.16 billion annually, which is anticipated to increase
to $14.3 billion per year by 2034.
Maintaining the operational flexibility of Perth Airport
is critical to this continued economic contribution, and
developers which place new residential communities
within areas that are heavily exposed to aircraft noise
have the potential to result in restrictions on airport
operations.
The imposition of a 'curfew' or
operational restrictions would severely impact the
continued viability of Perth Airport, and would be felt
by the Western Australian economy as a whole.
13.4

Assessment Under the Perth Airport 2014 ANEF &
Noise Above Contours

See response to comment 13.1.

The subject area is indeed located outside of the
Perth Airport Ultimate ANEF as stated in the plans.
Under State Planning Policy 5.1 (Land Use Planning
in the Vicinity of Perth Airport) areas outside of the
ANEF contours are considered acceptable for all
uses. However, the area will still be exposed to
levels of aircraft noise that will be unacceptable to
many people.
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Summary of Submission

Comment

Perth Airport produces additional 'noise above'
metrics, which can assist in demonstrating the likely
impact of aircraft noise exposure on an area at the
ultimate airfield capacity. The N65 is one such 'noise
above' metric, and is produced because the ANEF is
not well suited to conveying the impact of aircraft
noise and aircraft noise exposure to the community,
as over-flight frequency and the sound level of single
events (typically two factors that determine how a
person will react to noise) are not clearly translated
by the ANEF system.
Under the N65 for Perth Airport, the entire area will
be exposed to up to 99 aircraft movements exceeding
65 decibels across an average day. Noise at this
level is disruptive to a normal conversation. Perth
Airport notes the noise insulation measures outlined
in the Activity Centre Plan Report to mitigate rail and
road noise, however there is no discussion with
regard to the impact of aircraft noise on residential
communities.
It is encouraged that further
consideration is given to addressing the impacts of
aircraft noise, including noise attenuation measures.

14

Main Roads Western Australia
PO Box 6202
EAST PERTH WA 6892
Summary of Submission

Comment

14.1

Main Roads believe the proposal is subject to
numerous fundamental flaws that will jeopardise the
function of the surrounding networks.

Noted.

14.2

Main Roads previously correspondence to the City in
February 2017 provided advice that the William
Street flyover, shown in the Beckenham Station
Activity Centre Plan does not work from an
engineering perspective.
As such the grade
separation is still progressing through the design
review process within the Public Transport Authority
(PTA). Main Roads advised that until such time as
workable infrastructure design is provided the area
cannot be modelled for potential impacts.

See comments under the heading
Movement Network in the Discussion
section of the report.

14.3

As advised by the PTA, all possible options being
investigated are likely to affect the activity centre
itself, including land requirements to necessitate the
infrastructure required. This underdetermined factor
is highly likely to have a significant impact on the
development plans.

See response to comment 14.2.

14.4

Sevenoaks Street is currently planned as an Other
Regional Road (ORR) as gazetted in the Metropolitan
Region Scheme (MRS). The planned reservation for
Sevenoaks Street encroaches into the existing
railway reservation to accommodate for the second
carriageway.

See response to comment 14.2.
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APPENDIX 13.2.2C

Comment

As the City would be aware, the PTA are expanding
the existing Thornlie Railway line to Cockburn
Central, and it is Main Roads' understanding, that in
the future an increase in rail infrastructure from two
tracks to four tracks from Kenwick to the City will be
required.
As a result of this increase, rail
infrastructure
and
associated
platforms
at
Beckenham Railway Station, the encroachment of the
current gazetted ORR reservation into the existing
railway reservation is not practical at this location.
Therefore, to accommodate the requirements from
PTA and Sevenoaks Street as a four lane dual
carriageway, extra land will be required to be
protected and this is likely to impact on this proposed
development.
14.5

The proposed roundabout option for William Street
and Bickley Road is not supported as a desktop
review of this option indicates that it will simply not
function. Taking into consideration the grade at
which the overpass across the rail integrates with the
roundabout, the type of design vehicle (buses)
needed to negotiate this intersection and the
proposed traffic generation. More traffic and design
work is required for this intersection to function
adequately.

See response to comment 14.2.

14.6

Together with the above points, without being able to
adequately model the impacts of this large scale
development, the full extent of the impacts are
unknown. As this proposal intends to generate a
substantial number of movements throughout the
surrounding network, adequate modelling is
considered crucial. The development should address
the abovementioned comments before being
considered for approval.

See response to comment 14.2.

15

Public Transport Authority
Strategic Railway Network Planner
Infrastructure Planning and Land Services
PO Box 8125
PERTH BUSINESS CENTRE WA 6849
Summary of Submission

Comment

15.1

The design for the William Street grade separation is
currently undergoing a design review. It is likely that
the design will change from what is depicted in the
proposed Activity Centre Plan. The City of Gosnells
is a member of the Project Control Group for the
PTA's body of work on the Armadale line, which
includes the William Street grade separation. The
design is not finalised however the applicant should
be aware that the PTA is investigating several options
for the grade separation which may affect the Activity
Centre Plan.

Noted.
See comments under
heading Movement Network in
Discussion section of the report.

15.2

The existing Beckenham Station layout is most likely
to change when grade separation occurs. Options
included a consolidated central platform station at
current grade or elevated or trenched stations. Any
of these options will require vertical transport nodes
that are large infrastructure installations.

See response to comment 15.1.
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Summary of Submission

Comment

15.3

There is currently a rail replacement bus stop located
on Sevenoaks Street adjacent to the site which will
need to be retained in this vicinity as part of the
development.

Noted.

15.4

The PTA provides in principle support for the
pedestrian overpass. The overpass will provide
better connectivity to the station once the proposal to
grade separate William Street is completed. The
PTA is currently unable to provide any funding
towards the overpass but look forward to working with
the applicant to integrate transport and land use
outcomes in the area.

Noted.

16

City of Canning
Locked Bag 80
WELSHPOOL WA 6986
Summary of Submission

Comment

16.1

The position of the supermarket at the centre of the
site will likely result in less passing trade and
potentially lower viability. It is suggested that the
supermarket be located closer to Beckenham Station
and Sevenoaks Street to better integrate with the
public transport infrastructure and benefit from
passing trade.

See comments under the heading
Composition of Commercial Uses in the
Discussion section of the report.

16.2

The traffic impact assessment has shown significant
additional traffic is predicted to use Albany Highway.
This will likely result in significant congestion on
Albany Highway.
The intersection geometry at
William Street and Sevenoaks Street does not permit
through movement along Sevenoaks Street resulting
in over reliance on Albany Highway. It is therefore
recommended that the Sevenoaks Street and William
Street intersection allow for Sevenoaks Street to
provide through traffic and take some traffic off
Albany Highway.

Noted.
See comments under
heading Movement Network in
Discussion section of the report.

16.3

The street network proposed within the activity centre
plan area does not allow for good permeability and
legibility. It is recommended that a network of main
streets be developed to provide a low speed network
to connect William Street to Sevenoaks Street.

See comments under the heading
Accessibility and Permeability in the
Discussion section of the report.

16.4

It is recommended that bus services to Beckenham
Station be provided in conjunction with the
development of the activity centre plan area. This
would help to reduce car movements associated with
people driving to Beckenham Station or other train
stations on the Armadale line.

Noted. This is a matter to be considered
by the State Government through its
future planning of the area.

16.5

The dual lane roundabout on William Street is
considered to be incompatible with pedestrian and
cyclist movements in the area. On this basis, it is
recommended that the roundabout at the William
Street and Bickley Road intersection be replaced with
a set of traffic signals.

The
design
of
the
William
Street/Camberwell Street/Bickley Road
intersection is currently under review.

16.6

Consideration should be given to the provision of a
park and ride facility to better support the use of
Beckenham Station.

Noted. This is a matter to be considered
by the State Government through its
future planning of the area.

16.7

Consideration should be given to using the term 'local
government' instead of 'City of Gosnells' or 'City'
throughout the document to provide consistency with
the Planning and Development (Local Planning
Schemes) Regulations 2015.

The Activity Centre Plan is located within
the City of Gosnells and therefore it is
considered acceptable to use the term
‘City of Gosnells’ or ‘City’ throughout the
document.
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16.8

17

The City of Canning has prepared traffic report
(Jacobs, June 2017) which provides detailed
comments on traffic management matters associated
with the activity centre plan. In summary, the key
findings of this report are as follows:

Comment
The recommendations of this traffic
report have been summarised by
comments 16.1 – 16.7.

Water Corporation
PO Box 100
LEEDERVILLE WA 6902
Summary of Submission

17.1

Water
Reticulated water is currently available to the subject
area. All water main extensions, if required for the
development site, must be laid within the existing and
proposed road reserves, on the correct alignment and
in accordance with the Utility Providers Code of
Practice.

Comment
See comments under the heading
Servicing in the Discussion section of the
report.

Due to the increase in development density,
upgrading of the current system may be required to
prevent existing customers being affected by the
proposed development.
When the proposed demands are provided the Water
Corporation can have another review of the proposed
development to determine the upgrades that may be
required.
17.2

Wastewater

See response to comment 17.1.

Reticulated sewerage is currently available to the
subject area. All sewer main extensions, if required
for the development site, should be laid within the
existing and proposed road reserves, on the correct
alignment and in accordance with the Utility Providers
Code of Practice.
Due to the increase in development density,
upgrading of the current system may be required to
prevent existing customers being affected by the
proposed development.
It should be noted that existing sewerage mains are
An easement
located within the subject land.
currently protects this sewer. Due consideration will
be required when developing in this area. The
developer is required to fund the full cost of protecting
or modifying any of the existing infrastructure which
may be affected by the proposed development.
17.3

Drainage

Noted.

The subject area falls within the Lacey Street
Drainage Catchment.
The Water Corporation's drainage system can only
take pre-development flows. So the developer will
need to compensate any additional flows on their own
land.
As you would be aware major drainage infrastructure
is located within or adjacent to the subject area. The
developer is required to fund the full cost of protecting
or modifying any of the existing Water Corporation
drainage facilities or infrastructure which may be
affected by the development.
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Summary of Submission
17.4

Local Water Management Strategy
The Local Water Management Strategy (LWMS) is
generally in line with the drainage planning
requirements and our conceptual modelling of Lacey
Street main drain which has included this area with
on-site compensations and limited discharge.
However, the following items from the report need to
be addressed before we can give final approval of the
The developer's engineers should be
LWMS.
requested to address these issues:

17.5

●

Table 3 - The Water Corporation requires the
value of an initial loss that was considered in
estimating a loss volume of 135m³. With an
initiate loss of 1.5mm (impervious area as per
Table 5), the initial loss volume estimates to
around 505m³, resulting in an allowable
discharge of 117L/second. With an initial loss of
2.5mm (pervious area), it results in loss volume
of 804m³ and an allowable discharge of
102L/second. Table 4 of the LWMS indicates
that the current area is around 89% impervious
and therefore the Water Corporation consider
that the allowable discharge rate should be
approximately 117L/second or less.

●

Table 5 - The Water Corporation require a
reason for using different runoff coefficients for
10% and 1% AEP events for Public Open
Spaces/Recreation Areas.

●

Table 6 - The design rainfall depth for 1% AEP 3
hour critical duration in 2016 IFD is 67mm and
not 22.3mm as mentioned in the table. The
Water Corporation query where the 22.3mm
rainfall intensity came from.

●

Section 4.2.2 - This section talks about total
allowable discharge rate of 135L/second with a
portion of this flow being directed to the local
authority drains at a low discharge rate of
78L/second. The Water Corporation queries (i)
the underground storage volumes for the area
that will be discharged into the local authority
drain and (ii) the rest of the area that will be
discharged into the main drain. This will allow
the Water Corporation to correctly model these
storages and understand their impact on the
overall system.

General Comments

Comment
See comments under the heading Water
Management in the Discussion section of
the report.

Noted.

The principle followed by the Water Corporation for
the funding of subdivision or development is one of
user pays. The developer is expected to provide all
water and sewerage reticulation is required. A
contribution for Water, Sewerage and Drainage
headworks may also be required. In addition the
developer may be required to fund new works or the
upgrading of existing works and protection of all
works. Any temporary works needed are required to
The Water
be fully funded by the developer.
Corporation may also require land being ceded free
of cost for works.
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Department of Parks and Wildlife
Locked Bag 104
BENTLEY DELIVERY CENTRE WA 6983
Summary of Submission

The Department of Parks and Wildlife has no comments on
the application. It is considered that the proposal and any
potential environmental impacts will be appropriately
addressed through the existing planning framework.

19

Comment
Noted.

Department of Water
GPO Box K822
PERTH WA 6842
Summary of Submission

Comment

A Local Water Management Strategy (LWMS) should be
compiled for the subject site. The LWMS should contain a
level of information that reflects the site constraints and risk
to water resources and a commitment to prepare an Urban
Water Management Plan at subdivision. The principles
identified in the LWMS should be consistent with Better
Urban Water Management (WAPC, 2008), Liveable
Neighbourhoods (WAPC, 2008), Stormwater Management
Manual for Western Australia (DoW, 2004-2007) and Interim:
Developing a Local Water Management Strategy (DoW,
2008).

See comments under the heading Water
Management in the Discussion section of
the report.

However considering the site is infill development and
includes Water Corporation assets, the DoW does not
consider it necessary to be involved in the review of the
document unless specific advice from the DoW is requested
from the City of Gosnells.
The DoW notes that substantial dewatering is required for
the construction of below ground car parks and would like to
advise that the disposal of water may be a significant issue.
Under the Rights in Water and Irrigation Act 1914, the DoW
only licences the take of groundwater, and not the discharge
of water from dewatering. Water Corporation should be
contacted to discuss the option of disposing of water to the
Main Drain.

20

Department of Health
PO Box 8172
PERTH BUSINESS CENTRE WA 6849
Summary of Submission

20.1

Water Supply and Wastewater Disposal

Comment
Noted.

For the densities proposed, all developments are
required to connect to scheme water and reticulated
sewerage as required by the Government Sewerage
Policy - Perth Metropolitan Region.
The proponents should be advised that approval is
required for any on-site waste water reuse scheme or
treatment process with such proposals being in
accordance with Department of Health publications.
20.2

Public Health Impacts

Noted.

The Department of Health also has a document on
'Evidence supporting the creation of environments
that encourage healthy active living' which may assist
with planning elements related to this structure plan.
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APPENDIX 13.2.2C

Comment

All public access related areas (mall, halls, common
recreational areas, etc.) are to comply with the
provisions of the Health (Miscellaneous Provisions)
Act 1911, related regulations and guidelines and in
particular Part VI - Public Buildings.
The Activity Centre Plan is to acknowledge and
incorporate appropriate separation distances in
accordance with the Environmental Protection
Authority Environmental Assessment Guideline 3
'Guidance for the Assessment of Environmental
Factors No. 3 - Separation Distances between
Industrial and Sensitive Land Uses.
20.3

The City of Gosnells should use this opportunity to
minimise potential negative impacts of the mixed and
increased density development such as noise, odour,
light and other lifestyle activities. Public health
impacts draw attention to those issues and they
should be appropriately and adequately addressed at
this stage.

See comments under the heading Noise
in the Discussion section of the report.

To minimise the adverse impacts on the residential
component, the City of Gosnells could consider
incorporation of additional sound proofing/insulation,
double glazing on windows, or design aspects related
to location of air conditioning units and other
appropriate building/construction measures.
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ATTACHMENT A
BECKENHAM STATION PRECINCT ACTIVITY CENTRE PLAN
Schedule of Modifications
Item
1

Part
One

Section
ACP Map

Recommended Modification
Modify the ACP Map as follows:
•

2

One

Plan 6 Movement
and Access
Plan

insert notation that identifies the
main site entrance via Sevenoaks
Street is restricted by the existing
132kV transmission pole.
• include notation for a new train
replacement bus stop on
Sevenoaks Street.
Substitute Plan 6 with Plan 6A
Movement and Access Plan (Interim)
and 6B Movement and Access Plan
(Ultimate) dated 16/10/2017. These
plans shall be further modified as
follows:
•

3

One

3.1(a)
Staging

delete the proposed full
movement access points (Access
B and C) on Sevenoaks Street
and William Street.
• widen the intersection of
Sevenoaks Street and main ACP
road to 20.1 metres.
• identify a second internal access
road (minimum 20.1 metres
width) at the general location
depicted on Attachment B to
provide alternative access and
egress, bypassing traffic on the
adjoining arterial roads and offer
a more legible local road network
for cars, cyclists and pedestrians.
• Each internal road is to be ceded
free of cost to Crown or provided
as a private road with a public
access easement in gross.
• depict a more regularised
alignment for the Hogarth Street
extension and provide a
connecting loop road over the
Lacey Street Main Drain (off
Sevenoaks Street).
• update the ACP Plan to ensure
that the proposed network of
shared paths seamlessly
integrates with other shared paths
in the Cities of Gosnells and
Canning.
• Submit a staging plan to
demonstrate how access between
interconnected basement parking
across sites not currently owned
by the leading landowner can be
achieved.
Modify Clause 3.1(a) to read "Access
to basement level carpark should be
obtained from the proposed local

Reason for Modification
Existing power lines may need to be
relocated to facilitate implementation
of the ACP.
PTA requires the provision a bus stop
(stand area) on Sevenoaks Street for
Transperth rail replacement buses.

PTA and MRWA are in the process of
determining whether a William Street
flyover is required, or whether an
elevated rail structure is preferred.
These modifications allow for flexibility
in design, unencumbered by the
ultimate outcome of the rail and road
upgrades.
The proposed access over Lot 201
(Other Regional Road reserve) is not
supported. Design options for the
grade separation are still being
investigated, and approval to this
access could prejudice an appropriate
planning outcome. This impacts all
four corners of the interchange.

The proposed basement level access
from Sevenoaks and William Street
(via Lots 4 and Lot 201) is not
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Item

Part

Section

Recommended Modification
access road".

Reason for Modification
supported.

4

One

3.1(b)
Staging;
5.5.3.2

Modify the provision to include
commentary that the overhead power
pole may need to be relocated to
enable the widening of the 20.1 metre
access road, and include specific text
outlining the trigger for the removal of
the power poles.

Access to the service lane on
Sevenoaks Street (future ACP access
road) is constrained by the 132kV
power pole on the street verge of
Sevenoaks Street. Driver sightlines
are potentially obstructed by the
power pole.

If power pole removal is required by
this development (as opposed to road
widening), then the developers should
be responsible for removing the
infrastructure in the first stage.
Modify Clause 3.1(c) to remove any
references to the pedestrian
overpass.

The ACP provision should be
reworded to provide this flexibility.

5

One

ACP Map
3.1(c)

Insert a new ACP provision to ensure
how the proposed pedestrian
improvements around Beckenham
Train Station are funded and
delivered.
Insert new text stating that PTA
requires the provision for a bus stop
for transport rail replacement buses
on Sevenoaks Street.

6

One

3.1(d)

7

One

3.1(e)

The Transport Impact Assessment to
be updated prior to finalisation of the
ACP.
Modify the provision to specify that
the requirement for shared paths for
pedestrian and cyclists to be
generally in accordance with the
modified ACP Map, Plans 6A and 6B.
Insert provisions in the ACP to require
the preparation of a Bushfire
Management Plan in accordance with
the requirements of State Planning
Policy 3.7 – Planning in Bushfire
Prone Areas.
The ACP shall specified that any
proposal which will result in the
introduction of development or
sensitive land use in area with ratings
above BAL-29 will not be supported.

8

One

4(c) and 4(f)
Table 1

Replace reference to "Bushfire Attack
Level Assessment" with "Bushfire
Management Plan".
Delete Clause 4(c) and modify Clause
4(f) to read "The ACP provides for
further variation to the Residential
Design Codes standards for:
a. Building height;
b. Street setbacks;
c. Lot boundary setbacks; and

While the PTA has provided a high
order cost estimate for the overpass,
this is based on an indicative concept
in the ACP.
The revised provision allow other
access options to be considered.
If the developer still wish to pursue
the overpass option, then a separate
agreement between the developer
and the PTA should be entered into
outside the ACP process.

The shared path network should be
integrated seamlessly with the
existing and planned network.

There is no certainty that a bushfire
rating of BAL-29 or below can be
achieved for the entire precinct. A
BMP is required to demonstrate
compliance with the bushfire
protection criteria in the Guidelines for
Planning in Bushfire Protection Areas
(version 1.2).

The ACP provisions supersede LDP
provisions under TPS 6. An LDP is
not required for Stage 1.
Design WA is a seriously entertained
planning document and applies to the
design of apartments and multi-unit
residential development, the

2
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Item

Part

Section

Recommended Modification
d. Open space requirements.

Reason for Modification
predominant built form envisaged in
the ACP.

Insert a new sub-clause to make
specific reference to Design WA
requirements in regard to the design
and built form controls for multiple
dwellings and apartments.
9

One

5.1.1.2

10

One

5.3.1

11

One

5.4.2

Insert new provisions in the ACP to
require that any future retail
floorspace expansion to be
commensurate with dwelling yield.
Insert a new clause to require Crime
Prevention Through Environmental
Design principles as a planning
objective and requirement at the
development application stage.

Insert new provision in the ACP to
require the following:
1.

12

13

One

One

ACP Map

5.3.2

A detailed traffic impact
assessment to be provided at
development approval stage
as per WAPC Transport
Impact Assessment
Guidelines.
2.
An independent Road Safety
Audit to be conducted by
Senior Road Safety Auditor
appointed by Main Roads
WA, or IPWEA accredited
Senior Road Safety Auditor.
Modify the ACP Map to delineate the
different types of open spaces and
clearly defines the public and private
realms.

Modify Clause 5.3.2 and relevant subclauses to include the following:
•

•

a specific objective to require the
provision of a functional area of
public space/urban square to
provide substantial amenities for
local residents and visitors.
The requirement for a landscape

The viability of the ACP is premised
on the availability of sufficient
population base.
The provision of predominantly
underground basement parking raises
concerns regarding safety, particularly
the visibility of entry points, lighting
and potential blind spots.
Crime Prevention Through
Environmental Design principles
should be flagged as a planning
consideration in the development
application stage.
The ACP should note the need for a
detailed traffic impact assessment
due to the proximity of the proposed
access to William Street intersection.
This should be prepared at the
development application stage.

The ACP favours a privatised form of
open space. While acceptable in this
case, the ACP need ensure the
development creates high quality
spaces with a strong and identifiable
sense of place at a a pedestrian
scale.
The provision of deep soil areas is
considered critical since vegetation
planting will occur above the
basement parking structures. Refer to
Sections 4.14 and 4.15 of Design WA
Apartment Design Policy.
The additional population (up to 4,000
residents) will generate demand for
open space not otherwise provided for
in the locality.
The City of Gosnells Local Open
Space Strategy (2014) identifies a
shortfall of POS within the
Beckenham locality (5.27% of 10%

3
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Item

Part

Section

14

One

5.3.1.2
Plan 5

15

16

One

One

ACP Map
5.5.4
Plans 5, 6A
& 6B

5.4.1
ACP Plan
Plans
6A&6B

Recommended Modification
master plan for the southern subprecinct prior to final adoption of
the ACP.
• an area of land equivalent to 10%
of the southern precinct being
ceded for the purpose of public
open space or an equivalent
cash-in-lieu contribution prior to
completion of development in
Stage 1. Alternatively, this can be
satisfied via the provision of a
2
4,000m centrally located urban
square, to be fully constructed
and landscaped to the value of
the shortfall of the 10%. The
public square shall be fully
constructed at the completion of
development in Stage 1. If the
latter arrangement is pursued, a
separate legal agreement may be
required to ensure that the open
space is managed and
maintained by the developer
(body corporate).
• Insert a provision requiring the
need for a public access
easement over the urban square
to provide for all-hour access.
• 20% communal open space shall
be provided for the remainder of
the southern sub-precinct in
accordance with Design WA
Apartment Design Policy.
Modify Clause 5.3.1.2 to include a
provision requiring development
interface to Lot 201 to address
William Street, and require all
development to correlate to adjoining
footpath and road levels.
Modify the Frontages Plan (Plan 5) to
reflect this change.
Modify the ACP Map to identify a road
interface to Lacey Street Main Drain
to the west of the site. Insert provision
requiring the provision of this road as
part of Stage 2.
Update the Frontages Plan, Access
and Movement Plans (6A and 6B) to
reflect this change.
Modify clause 5.4.1.1(i) to read "To
provide a highly legible and integrated
network of shared paths within the
activity centre to optimise access for
pedestrians and cyclists, as well as
promoting a high level of connectivity
to and from the Beckenham Train
Station".

Reason for Modification
provided). POS contributions will
contribute to the acquisition and
upgrade of nearby POS to support the
need generated by this development.

Ensures that the interface with William
Street remains active and does not
create blank facades.

The modified ACP depicts a perimeter
road forming an interface with the
Water Corporation drainage reserve.
Development is to account for this
road in built form design.

The signage strategy is required to
help people orientate/navigate their
way around, and enhance overall
legibility for the TOD precinct. This is
a planning consideration in SPP 4.2.

4
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Item

Part

Section

Recommended Modification
Clause 5.4.1.2(a) should refer to both
pedestrians and cyclists. The ACP
should clarify how the new paths
including those located within the City
of Canning and outside the ACP
boundary are to be funded and
delivered.

Reason for Modification

Modify the ACP Plan and relevant
plans to extend the footpath network
within the ACP to Hogarth Street,
Morgan Street and Bickley Road.
Provide bicycle connection to the
adjoining shared paths and principle
shared path networks.
Provide bicycle connection to the
adjoining shared paths and principle
shared path networks.
Footpath and shared path on Hogarth
and Morgan Streets are to be
provided in Stage 1 to allow for a
permeable and legible path network.
Insert new provision requiring a
signage strategy to be prepared as
part of the development application
process for Stage 1.

17

One

5.4.2.1

Modify the legend "Key Pedestrian
Links" to read "Key Pedestrian and
Cycling Links".
Modify 5.4.2.1(i) to read "To provide
vehicular access that optimises safety
for both traffic and pedestrians."
Insert provision to require intersection
approaches being designed to
accommodate swept path (including
swept path clearances) for 19 metres
semi-trailer trucks and RAV 4 vehicles
on Bickley Road. Adequate sight
distance is to be provided on all
access driveways, including sight
distance for pedestrians.
Insert a new provision to require the
intersection at Sevenoaks Street and
new access road incorporate
appropriate channelised intersection
treatment, with a right turn auxiliary
lane and left turn lane.

18

One

5.4.2.2

The intersection is to be designed the
specifications of the City of Gosnells.
Modify the first sentence of 5.4.2.2(b)
to read "New development on Lots 15" with frontage to Sevenoaks Street
is to consolidate existing crossovers
and utilise shared access from the
laneway so only one direct access to

Bickley Road and William Street
(South of Bickley Road) are identified
on Main Roads' RAV 4 network. If
there is a plan to downgrade the RAV
network classification, a formal
application will need to be made to
Main Roads for its assessment and
approval. Until this occurs, the swept
path analysis will need to assume full
movement templates for RAV 4
vehicles.
All other intersection approaches will
need to accommodate swept path,
including clearances for RAV 1
vehicles (19 metre semi-trailer trucks).

Internal pick-up/drop-off points are
required to be provided within the
ACP to ensure accessibility for a
variety of users.

5
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Item

Part

Section

Recommended Modification
Sevenoaks Street is provided from
these lots.

Reason for Modification

Insert new provision to provide for
pick-up/drop-off points and on-street
parking along both sides of the local
access road. Short-term visitor
parking shall serve the centre as a
whole, not just individual development
sites. Supporting documentation shall
be provided at the development
application stage.

19

One

5.4.2

20

One

Map
5.4.3.1

21

One

5.4.4

22

One

5.5.5

23

One

5.5.1

24

Two

Planning
Context

25

Two

3.5

Submit a staging plan to demonstrate
how access between interconnected
basement parking across sites not
currently owned by the leading
landowner can be achieved.
Insert a new provision to require the
preparation of an emergency
evacuation plan at development
application stage as required by the
National Construction Code.
Modify the ACP Map to clearly
delineate the locations of on-street
parking on Bickley Road and the
internal access road, where
appropriate.
Modify clause 5.3.1(i) to read "To
ensure that there is sufficient onstreet and off-street parking are
provided to serve the needs of the
activity centre."
Insert a new provision to require the
submission of a waste management
plan at development application
stage.
Insert text to identify that additional
land may need to be ceded for the
purpose of future widening of
Sevenoaks Street (10m setback
along Sevenoaks Street is sufficient)
Modify sub-clause 5.5.5.2 to refer to a
20.1 metre wide local access road.
Broaden the scope of the acoustics
assessment to consider other sources
of noise nuisance, including industrial
uses in the vicinity.
Insert text to include definition of local
catchment. This catchment should
relate to the broader transit precinct
defined by a 400m walkable
catchment from Beckenham Station.
Insert text to note that the northern
sub-precinct interface will be
addressed via a subsequent
amendment to the ACP to address
any changes in bushfire conditions.

Access to basement parking by fire
appliances should be addressed.

Parking should be designed to service
the entire ACP, not just individual
development sites, and include a
mixture of on and off-street parking.

There could be potential conflict
between services vehicles and private
vehicles as the access road is not
proposed to be built to the full width in
Stage 1.
To accommodate potential future road
widening/upgrade as proposed by
Main Roads.
Refer to item 24.

-

Plan to provide planning context, as
per Activity Centre Plan requirements
(Clause 6.3.1 of SPP 4.2 - Activity
Centre for Perth and Peel).
Refer to item 7.
WAPC Guidelines for Planning in
Bushfire Prone Areas Element E3.7
recommends the provision of a fire

6
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Item

Part

Section

26

Two

4.3

27

Two

4.3

28

Two

4.4.2

29

Two

Appendix 4

30

Two

Appendix 5

31

Two

Appendix 7

32

Two

Appendix 8

Recommended Modification
Amend the plans to depict a perimeter
fire service access road in
accordance with State Planning
Policy 3.7 - Planning in Bushfire
Prone Areas and the associated
Guidelines for Planning in Bushfire
Protection Areas (version 1.2).
Update Section 4.3.1.2 Access and
Parking to stipulate the provision of
an access road comprising a total
width of 20.1m in accordance with
Access Street B typology in the draft
Liveable Neighbourhoods (2015).
The access road shall provide a
shared path (to accommodate both
pedestrian and cyclist) on at least one
side of the local access road, onstreet parking, short-term visitor
parking, drop-off areas.
Update Figure 7 - Local Access Road
Cross Section to generally reflect
Access Street B typology in Liveable
Neighbourhoods to provide a 20.1m
wide cross section.
Insert new text to reference a new
interim access road linking
Sevenoaks Street and Bickley Road.
Update the TIA to include a swept
path analysis to demonstrate efficient
right turn movement via the proposed
access road and all access points on
Bickley Road. Such analysis should
consider the road geometry and
presence of a 132kV power pole on
the driveway, and driver sightlines
which are potentially obstructed by
the power pole.

Update the explanatory text to reflect
modifications required under items 11
and 12.
Provision of an updated Servicing
Report
Incorporate an approved Bushfire
Management Plan in this section
Incorporate an approved Transport
Impact Assessment in this section
Update Appendix 8 to include the
revised Water Management Strategy,
once approved by the City and the
Department of Water.

Reason for Modification
service access routes (perimeter
roads).

A second internal road within the ACP
is required to service local traffic and
alleviate intensification of movements
at integrator arterial intersections, and
facilitate access to commercial
parking.
The road reserve width for the main
roadway through the ACP should be
wide enough to accommodate parallel
parking bays on both sides.
The explanatory text should be
updated to reflect the ACP
implementation provisions in Part
One.

Access to the service lane on
Sevenoaks Street (future ACP access
road) is constrained by the 132kV
power pole on the street verge of
Sevenoaks Street. Driver sightlines
are potentially obstructed by the
power pole.
The access road serves multiple
users in the ACP and needs to
accommodate access by private
vehicles and service vehicles.
See items 11 and 12.

To demonstrate that both subprecincts can be serviced.
See item 7.
See item 9.
-

7
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NB
Design cross section for Hogarth Street extension ("Parking Boulevard") shall reflect Access Street B in
draft Liveable Neighbourhoods 2015. Minimum 20.1m width and incorporate on-street parking.
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REPORT TO: 1

Statutory Planning Committee

Meeting date

12 December 2017

Subject

Lot 13 (No.60) Owston Street, Mosman Park – Proposed Two Lot
Subdivision

Purpose

Requires WAPC decision

Title of Approving Officer

File number

153755

A/Assistant Director General, Land Use Planning

Agenda Part for Non-Confidential Reports (SPC, SWRPC & PRPC – Published on website)
SPC - G - Developments/Subdivisional/Survey Strata Items (inc revised plans, reconsiderations,
appeal & Structure Plans)
SITE-SPECIFIC DETAILS
Region/s

Perth

Local government/s

Town of Mosman Park

Landowner/Consultant

Evelyn Taylor / Planning Solutions

Bushfire Prone Area

NO

Statutory Planning Committee - SMART/Structure Plans only
Region scheme zoning

Urban

Local Scheme Zoning

Residential R15

Council’s
recommendations

REFUSE

Receipt date

1 June 2016

Property Address

Lot 13 (No.60) Owston Street, Mosman Park

Process days

246 days

SUMMARY
The application seeks approval to subdivide a lot to create two residential lots which do not comply
with the minimum lot size requirements under the existing coding of R15, but do comply with the
requirements of the R25 coding which is proposed under the draft Local Planning Scheme No.3
(LPS3). Draft LPS3 has received conditional Ministerial support and is a seriously entertained
proposal proceeding towards gazettal. The Minister has directed that a coding of R25 shall apply
to the subject site in the final and gazetted version of LPS3. The Town of Mosman Park (the Town)
has recommended refusal, as the new Scheme has not yet been gazetted.
DETAILS OF PROPOSAL
The subject land is zoned Urban under the Metropolitan Region Scheme and Residential R15
under the provisions of the Town of Mosman Park Town Planning Scheme No.2 (TPS2)
(Attachment 1 - Location Plan).
The application seeks approval for the subdivision of Lot 13 Owston Street into two residential lots.
It is proposed to subdivide a lot of 941m2 to create two lots with areas of 402m2 and 522m2 for
residential purposes and road widening of 17m2 for the laneway at the rear. The existing dwelling
on the proposed front lot is to be retained. All access to the proposed rear lot will be via the
existing laneway (Attachment 2 - Subdivision Plan, Attachment 3 - Aerial View).
The Town has recommended that the application be refused as the subdivision does not meet the
V 1.0 - 03.10.16
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requirements of Table 1 of the Residential Design Codes 2015 (R-Codes) in relation to the
minimum and average lot size requirement for the R15 density coding under the current scheme.
Notwithstanding the above, if the WAPC is of the mind to support the proposal, the Town has
recommended conditions without prejudice on any subdivision approval that may be forthcoming.
Western Power and the Water Corporation raise no objections subject to the imposition of
servicing conditions.
BACKGROUND
Over the course of the last year, the Town has been progressing its new Scheme, LPS3, to
replace TPS2 and has now received conditional Ministerial support. LPS3 is considered to be a
seriously entertained proposal whereby gazettal is imminent and expected in early 2018. The
Town initially proposed that, under LPS3, the locality of the subject land be dual-coded R15/25
with the higher coding applying to non-battleaxe proposals on land with access to two gazetted
roads such as the subject proposal (Attachment 4 - Draft LPS3 Scheme Map). The Minister has
since then directed that the subject land is to have a straight coding of R25. The subject proposal
complies with the minimum and average site area and frontage requirements of the R25 coding.
The Town initially advised in July 2016 that it did not support the proposed subdivision on the basis
that LPS3 was not seriously entertained and the minimum and average site area requirements for
R15 (the current zoning) were not met. As the Minister has since provided conditional support for
LPS3, the new Scheme is now considered to be seriously entertained and can be considered in
regard to this proposal. Upon communication of this to the Town, from which an updated
recommendation was sought, it has provided a draft list of conditions, without prejudice, in the
event the WAPC is of the view to approve the application.
KEY ISSUES

Consistency with
WAPC Policies &
Planning Framework

Consultation

1. State Planning Policy 1 'State Planning
Framework' (SPP 1)
2. State Planning Policy 3.1 Residential
Design Codes (R-Codes)
3. Development
Control
Policy
1.1
'Subdivision of Land - General Principles'
(DC 1.1)
4. Development
Control
Policy
2.2
'Residential Subdivision' (DC 2.2)

Some inconsistency,
variation warranted

Town of Mosman Park, Water Corporation, and Western Power

PLANNING ASSESSMENT
The proposal is not consistent with the minimum (580m2 required, 402m2 provided) or the average
(666m2 required, 470.5m2 provided) site area requirements of the R-Codes for the designated R15
coding under TPS2.
The fundamental consideration is whether a single subdivision proposal can be supported which
does not comply with the minimum and average lot size requirements of the current Scheme, but
which is consistent with the requirements of the new scheme which is to be gazetted soon and will
designate the subject site a coding of R25.
The proposal was received on 1 June 2016, when the applicant was anticipating that LPS3 would
be finalised and gazetted in July 2016. The application has been deferred, pending the finalisation
of the scheme.
If assessed at the R25 coding, the proposal is consistent with the minimum (300m2 required,
402m2 provided) and the average (350m2 required, 470.5m2 provided) site area requirements of
V 1.0 - 03.10.16
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the R-Codes.
The proposed rear lot fronts a 4 metre wide underwidth dedicated road (Sanctuary Lane). The
WAPC's Planning Bulletin No.33: 'Rights-of-Way or Laneways in Established Areas - Guidelines July 1999' recommends a minimum width of 6 metres to facilitate additional residential
development, but recognises that vehicles can pass safely (at low speed) within a 5 metre wide
laneway. It is intended that a 1 metre widening will occur along both sides of the laneway to
eventually achieve a 6 metre wide laneway. The plan of subdivision makes provision for the ceding
of a 1 metre strip of land adjacent to the laneway, providing a 5 metre wide laneway adjacent to
the subject property in the short-medium term, consistent with Planning Bulletin No.33.
It is considered that the provision of sole frontage to Sanctuary Lane for proposed Lot 1 is
appropriate, and it is noted that:
 a number of existing houses also have sole access to Sanctuary Lane and Ellershaw
Mews, with no separate pedestrian access to another road;
 the distance between proposed Lot 1 and Arthur Street of approximately 51 metres is only
marginally longer than the distance to Owston Street. On-street parking for visitors is
available on Arthur Street; and
 Sanctuary Lane and Ellershaw Mews are designed as low-speed, pedestrian-friendly
environments.
Conclusion
It is considered that the proposal does not compromise the orderly and proper planning of the area
and the approval of the application would not set an undesirable precedent for similar subdivisions
in the locality. The general lot configuration is considered to be capable of development and the
proposed lots can be serviced appropriately. If assessed against the draft Town of Mosman Park
LPS3 in respect of the creation of residential lots, then the proposal is consistent with WAPC policy
and the Residential Design Codes. Accordingly, the proposal is recommended for conditional
approval.
RECOMMENDATION

That the Statutory Planning Committee resolves to approve the application for the
subdivision of Lot 13 Owston Street, Mosman Park as shown on the plan datestamped 1 June 2016 subject to the following conditions and advice:
1. The existing dwelling being retained is to comply with the requirements of the
Residential Design Codes. (Local Government)
2. Other than buildings, outbuildings and/or structures shown on the approved
plan for retention, all buildings, outbuildings and/or structures present on
proposed Lot 1 at the time of subdivision approval being demolished and
materials removed from the lot(s). (Local Government)
3. All buildings having the necessary clearance from the new boundaries as
required under the relevant legislation including the Local Planning Scheme
and Building Regulations of Australia. (Local Government)
4. The land being filled, stabilised, drained and/or graded as required to ensure
that:
a) lots can accommodate their intended development; and
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b) finished ground levels at the boundaries of the lots the subject of this
approval match or otherwise coordinate with the existing and/or
proposed finished ground levels of the land abutting; and
c) stormwater is contained on-site, or appropriately treated and
connected to the local drainage system. (Local Government)
5. Sanctuary Lane being widened by 1.0m along the full frontage of the land in
accordance with the approved plan of subdivision (attached) by the
applicant/owner transferring the land required to the Crown, free of cost for
the purposes of widening Sanctuary Lane. (Local Government)
6. The section of Sanctuary Lane to be widened in accordance with this
approval, is to be constructed and drained at the full cost of the
applicant/owner. (Local Government)
7. Arrangements being made with the Water Corporation so that provision of a
suitable water supply service will be available to the lots shown on the
approved plan of subdivision. (Water Corporation)
8. Arrangements being made with the Water Corporation so that provision of a
sewerage service will be available to the lots shown on the approved plan of
subdivision. (Water Corporation)
9. Arrangements being made to the satisfaction of the Western Australian
Planning Commission and to the specification of Western Power for the
provision of an underground electricity supply to the lot(s) shown on the
approved plan of subdivision. (Western Power)
Advice notes
1. Regarding measures required for the existing dwelling to comply with the
Residential Design Codes, the applicant is advised to liaise with the local
government.
2. With regard to Condition 2, a demolition licence may be required to be
obtained from the local government prior to the commencement of demolition
works.
3. With regard to Condition 6, the Town of Mosman Park advises that a bond of
$3867.40 is to be paid by the applicant/owner to the Town to provide
assurance for the twelve month defect liability period in regard to the
construction of the widening of Sanctuary Lane.
4. With regard to Conditions 7 and 8 the landowner/applicant shall make
arrangements with the Water Corporation for the provision of the necessary
services. On receipt of a request from the landowner/applicant, a Land
Development Agreement under Section 83 of the Water Services Act 2012 will
be prepared by the Water Corporation to document the specific requirements
for the proposed subdivision.
5. The Town of Mosman Park advises that no street verge trees shall be
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removed or damaged, but are to be retained and protected from damage
including unauthorised pruning in accordance with Council Policy 2.2.7 Street
Trees.
6. With regard to Condition 9, Western Power provides only one underground
point of electricity supply per freehold lot.
ATTACHMENTS
Attachment 1 - Location Plan
Attachment 2 - Subdivision Plan
Attachment 3 - Aerial View
Attachment 4 - Draft LPS3 Scheme Map
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SUMMARY
On 27 June 2017, the Statutory Planning Committee (SPC) considered proposed Amendment 3 to
the Banksia Grove District Centre Structure Plan No.65 (activity centre plan), for the introduction of
a predominantly Residential Precinct in the activity centre plan area. The SPC resolved to request
modifications to the proposal, before approval is granted.
The amendment documents have now been modified in accordance with the SPC's resolution. As
the proposal relates to an activity centre plan for which there is no Commission delegation to
officers for determination, the modified documents are submitted to the SPC with a
recommendation that the Amendment be approved.
DETAILS OF PROPOSAL
Amendment 3 to the Banksia Grove District Centre activity centre plan proposes to modify the
plan's mapping and textual provisions to introduce a Residential Precinct to replace Retail and
Mixed Use Precincts, as currently contemplated by the activity centre plan for the Banksia Grove
District Centre. The purpose of the proposal is to facilitate delivery of mainly single and grouped
housing product of higher medium density in the area covered by the amendment (Attachment 1 Application area).
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As delivery of housing is critical at this stage in order to meet short-term housing demand and to
support commercial activity in the district centre, the proposal for a predominantly Residential
Precinct has been in principle supported by the SPC, subject to modifications. The modifications
mainly aim to streamline delivery of the activity centre plan objectives for a mixed-use District
Centre over time, by:


Rationalising the naming of Precincts in the city centre area to reflect the true character and
intent of the precincts to accommodate either residential or mixing of uses;



Supporting the proposed Residential Precinct within the northern fringe of the city centre,
adjacent to existing residential development;



Reconfiguring the Mixed Use precinct to facilitate activation of multiple street frontages in the
long-term and to deliver a transition from the intensity of activity in the Retail Core to the
residential uses to the north;



Including numerous permissible uses in the Mixed Use precinct, besides residential, to
promote a diverse range of uses;



Defining building typologies for the Mixed Use precinct which can effectively cater for a
vertical mixing of uses over time; and



Defining specific built form design objectives to be addressed via the preparation of Local
Development Plans, at the subdivision stage.

(Attachment 2 - Current, proposed and modified Activity Centre Plan maps)
Further administrative modifications were requested, in order to:


reflect the implemented subdivision design (road design, Public Open Space) in the District
Centre, on the activity centre plan;



include a textual provision for the implementation of the WAPC's Medium Density Housing
Standards (R-MD) for single residential development in the Residential Precinct;



replace references to 'Local Structure Plan' in the plan, with 'Activity Centre Plan', to better
align with the WAPC's Planning and Development (Local Planning Scheme) Regulations
2015; and



delete the Zoning Plan, given that land use permissibility in the District Centre is defined per
Precinct, and not as per the corresponding zoning under the City's scheme.

The amendment documents have now been modified in accordance with the Schedule of
Modifications appended to the SPC's resolution of 27 June 2017, and have been submitted for the
Commission's approval (Attachment 3 - Modified amendment documentation).
BACKGROUND
The Banksia Grove District Centre is zoned Urban under the Metropolitan Region Scheme and
Urban Development in the City's District Planning Scheme No.2, with a Centre zone allocated in
the overarching Banksia Grove Structure Plan No. 21A (2008). The Banksia Grove District Centre
Local Structure Plan No.65 (activity centre plan) has been endorsed (2010) to guide development
in the designated Centre zone. The activity centre plan includes a plan depicting the basic urban
structure and different precincts with their respective land use permissibility; a Zoning Plan which
classifies the Centre Commercial and Mixed Use; and a Residential Density Code Plan
designating a density of R160 across the Centre with R60 in the northern fringe of the Centre. The
Centre is envisaged as a mixed use area with residential uses either permitted or discretionary in
Page 2 of 3
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all precincts. It comprises a Retail Core with a Main Street, with business sites at the periphery
along regional roads, and a medium density residential portion over the interface with surrounding
residential land to the north.
The subject land is currently undeveloped with the remaining portion of the Centre being partly
developed with a Coles supermarket, retail tenancies and drive-through fast-food outlets, as well
as an ALDI and a Woolworths supermarket with additional retail tenancies. These developments
account for 11,156m2 retail floorspace of the 20,000m2 target. No residential development has
been delivered in the Centre to-date while the Centre has exceeded the activity centre plan's retail
activity threshold (10,000m2) beyond which a minimum level of residential uses (4000m 2) need to
be provided, along with other non-retail commercial uses (2000m2). The proposal contends that
based on development approvals in the District Centre and the fact that Coles and Woolworths do
not intend to deliver any residential uses on their landholdings, it is appropriate that residential
development can be supported on the remainder portion of the Centre.
The Department's assessment of the proposal concluded that a predominantly Residential Precinct
within the northern fringe of the District Centre, to accommodate single and grouped housing
product at higher medium density, can be supported with the proviso that the centre's capacity to
deliver mixing of uses and additional diversity of housing over time, is not compromised. To
facilitate this, modifications were required to be undertaken to the proposal to ensure that:

a predominantly Mixed Use precinct is maintained in the District Centre,

development of the Mixed Use precinct is supported by appropriate building typologies and
associated land use permissibility.
The Mixed Use precinct is ultimately intended to accommodate small scale office and (home)
businesses at the street level in a primarily residential-scale environment, closer to the Centre's
Retail Core.
KEY ISSUES
Consistency with
State Planning Policy 4.2 Activity Centres
WAPC Policies &
for Perth and Peel
Planning Framework
PLANNING ASSESSMENT

Broadly consistent, some
discretion required

The proponent has undertaken modifications to the amendment documentation in accordance with
the Schedule of Modifications appended to the SPC's resolution. Approval of the modified
Amendment 3 is recommended accordingly.
RECOMMENDATION

That the Statutory Planning Committee resolves to approve the Amendment No.3 to
the Banksia Grove District Centre Structure Plan No.65, as submitted by Urbis, on
14 November 2017 and appended as Attachment 3.
ATTACHMENTS
Attachment 1 - Application area
Attachment 2 - Current, proposed and modified Activity Centre Plan maps
Attachment 3 - Modified amendment documentation
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Banksia Grove Agreed Structure Plan No.65
AMENDMENT NO.3
AMENDMENT DOCUMENT
9 November 2017
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This structure plan is prepared under the provisions of the City of Wanneroo District Planning Scheme
No.2.

IT IS CERTIFIED THAT THIS STRUCTURE PLAN WAS APPROVED BY RESOLUTION OF THE
WESTERN AUSTRALIAN PLANNING COMMISSION ON:

Signed for and on behalf of the Western Australian Planning Commission:

_____________________________________________________________

an officer of the Commission duly authorised by the Commission pursuant to section 16 of the
Planning and Development Act 2005 for that purpose, in the presence of:

_______________________________________________________________ Witness

_______________________________________________________________ Date

_______________________________ Date of Expiry
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Amendment
No.

Description of Amendment

3

1.

Deleting the Residential Mixed Use Precinct and
introducing a Residential Precinct and associated
land use permissibility. Replacing the Interface
Mixed Use and Employment Mixed Use Precincts
with a consolidated Mixed Use Precinct. Renaming
the Mixed Use Business Precinct to Business
Precinct.

2.

Modifying the spatial configuration of the Retail
Core, the Residential and Mixed Use Precincts.

3.

Introducing building typologies and associated
development requirements for the Mixed Use
Precinct and Retail Core, in Part 1.

4.

Introducing densities of RMD-R60 for single
residential development in the Residential Precinct,
R80 in the Mixed Use Precinct and R100 for the
portion of Retail Core.

5.

Deleting the Zoning Plan (Plan 2) from Part 1.

6.

Realignment of Jewel Way and relocation of
drainage/POS.

Finally Endorsed
Council

Finally Endorsed
WAPC
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1. Plan Modifications
The recommended modifications to the plans are attached at Appendix 1, 2 and 3.
2. Text Modification
a.

The title to be modified to ‘Banksia Grove District Centre – Activity Centre Plan No.65’
and reference to ‘Statutory planning section’ in Plan 1, to be replaced with
‘Implementation section’. All other references to ‘local structure plan’ in Part 1 to be
replaced with ‘activity centre plan’.

b.

Modify Clause 7.1 to delete the ‘Interface Mixed Use and Residential Mixed Use
Precincts’ and insert a new Precinct at the end of this Clause, titled ‘Residential
Precinct’ to state as follows:
‘To provide for residential development in medium density through a variety of housing
typologies. This precinct allows for an appropriate transition from the surrounding
residential areas to the north to a more consolidated built form within the core of the
centre’.

c.

Delete the ‘Employment Mixed Use Precinct’ under Clause 7.1, and insert a new
‘Mixed Use Precinct’ to state as follows:
‘To provide a mixture of residential with complementary lower impact commercial and
business uses, in a primarily residential-scale environment. As a transition zone
between the Residential Precinct and Retail ore, development should provide for
continuity of activity along streets by encouraging a variety of active uses at the street
level which are compatible with residential and other non-active uses on upper levels
(Refer to indicative building typologies in Appendix 1)’.

d.

Rename Clause 7.2.2 to ‘Mixed Use Precinct’ and insert the following land use
permissibility:
‘Permitted (P) Uses:
Aged or Dependent Persons Dwelling, Bank, Beauty Parlour, Consulting Room,
Corner Store, Grouped Dwelling^, Hairdresser, Home Business (Category 1-3),
Laundromat, Multiple Dwelling, Office, Single House, Convenience Store, Civic
Building.
Discretionary (D) Uses:
Art Gallery, Child Care Centre, Dry Cleaning Premises, Hall, Home Business
(Category 2-3), Kindergarten, Mast or Antenna, Park, Place of Worship, Shop**,
Telecommunications Infrastructure, Veterinary Consulting Room, Medical Centre,
Kindergarten, Bed and Breakfast, Restaurant, Education Establishment, Pharmacy,
Nursing Home, Bakery’

e.

Delete Clause 7.2.3 ‘Interface Mixed Use Precinct’ and 7.2.4 ‘Residential Mixed Use
Precinct’ and insert a new Clause 7.2.3 ‘Residential Precinct’ to state as follows:
‘Permitted (P) Uses:
Ancillary Accommodation, Home Business – Cat 1, Single House
Discretionary (D) Uses:
Aged and Dependent Persons Dwelling, Bed and Breakfast, Caravan Park,
Caretakers Dwelling, Child Care Centre, Civic Building, Consulting Room, Display
Home Centre, Grouped Dwelling^, Home Business – Cat 2, Home Business – Cat 3,
4
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Kindergarten, Mast or Antennae, Multiple Dwelling, Nursing Home, Park, Park Home
Park, Residential Building, Retirement Village.
Discretionary, subject to Advertising (A) Uses:
Corner Store, Place of Worship’.
f.

Modify Clause 7.2 ‘Land Use Permissibility’ to:
i)

annotate all references to ‘Grouped Dwelling’ with the symbol ‘^’ and insert the
following footnote at the end of Clause 7.2:
‘^’ indicates that grouped dwellings should comply with built form requirements
for the relevant location and the local development plan requirements under
Clause 15.0’.

ii)

modify footnote ‘**’ to refer to Clause 8.2;

g.

Modify Clause 8.2 to replace references to ‘Employment Mixed Use Precinct or the
Interface Mixed Use Precinct’, with ‘Mixed Use Precinct’ and 'Mixed Use Business
Precinct' to 'Business Precinct'.

h.

Rename Clause 11.1 to 'Street Interface'

i.

Rename Clause 11.1.2 to 'Non-Residential (Retail Core Precinct)'

j.

Clause 11.1.3 to be deleted in its entirety.

k.

Clause 14.0 'Residential Development' to be modified to state as follows:
‘The provisions of the City of Wanneroo Local Planning Policy 4.19 – Medium Density
Housing Standards (R-MD) shall apply to single residential development in the
Residential Precinct identified on Plan 1 as R60.
For residential development in the Retail Core, the Business Precinct and the Mixed
Use Precinct, and for grouped/multiple dwellings in the Residential Precinct, the Mixed
Use provisions of the R-Codes (Part 6) shall apply, except as varied by this document,
including the following: ...’
Development within the designated 'Mixed Use Building Typology' area on Plan 1 shall
accord with the building typologies identified in Appendix 1."

l.

A new Clause 15.0 'Local Development Plans' to be introduced as follows, and
subsequent clauses to be renumbered accordingly:
'Local Development Plan(s) are to be prepared and approved for:
i.

sites abutting the 'principal pedestrian routes' of the activity centre plan, and/or
POS/PAWs to address the following:
i. built form orientation towards these thoroughfares;
ii. window openings from habitable rooms to overlook these thoroughfares;
and
iii. visually permeable fencing to enable passive surveillance of these
thoroughfares, from window openings and outdoor areas.
5
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ii.

sites dedicated to grouped or multiple dwellings (density sites) to address the
following:
i. a continuous building interface (attached streetscape pattern with boundary
walls developed to the sides), on designated 'principal pedestrian routes'
or POS/PAWs; and
ii. a minimum of two-storey height.

iii. sites designated as 'Mixed Use Building Typology' on Plan 1, to address the
following:
i. built form, setbacks, height and scale, in accordance with the Mixed Use
Building Typologies indicated in Appendix 1;
ii. a minimum of two-storey height;
iii. building treatments on the ground floor that promote visual engagement
from the street;
iv. a minimum ground-to-floor ceiling height of 3.5 metres; and
v. subtle definition of public/private interface; where fencing is required, this
shall be uniform and of an appropriate height and character.
m.

An 'Appendix 1' to be introduced in Part 1, and following Plan 1 and Plan 2 titled
'Indicative Mixed Use building typologies' in accordance with Appendix 4.

6
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Appendix 1 – Plan Modifications (Plan 1 - Activity Centre Plan)
Existing
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Proposed
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Appendix 2 – Plan Modifications (Plan 2 – Zoning Plan)
Existing
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Proposed
The Zoning plan (Plan 2) map is to be deleted.
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Appendix 3 – Plan Modifications (Plan 3 – R-Code Plan)
Existing
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Proposed
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ATTACHMENT 3
Appendix 4 – Attachment C (Mixed Use and Retail Core Precinct – Mixed Use Building
Typologies)
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MIXED USE PRECINCT - MIXED USE BUILDING TYPOLOGIES
BANKSIA GROVE LSP

DATE: 28.09.2017
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Landowner: Hamlen Developments WA Spv 2 Pty Ltd
Consultant: Taylor Burrell Barnett

Statutory Planning Committee - SMART/Structure Plans only
Region scheme zoning

Urban

Local Scheme Zoning

Residential R20/R60

Council’s
recommendations

REFUSE

Receipt date

14 September
2017

Property Address

Lot 54 Beach Road, Duncraig

Process days
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SUMMARY
The application proposes to subdivide a lot of 726m 2 to create five residential survey-strata lots
with areas ranging in size from 114m2 to 125m2 and a common property lot of 124m2 in area. The
land is subject to a dual density coding of R20/R60 under the City of Joondalup District Planning
Scheme No. 2 (DPS 2)
DPS 2 allows for dual coded sites to be developed under the higher density code where the
development is provided with a minimum site width of 10 metres at the street boundary. The
proposal does not meet the minimum frontage requirement (10m required, 6.05m achieved)
however it is considered to meet the overall intent of the local planning framework and has been
assessed based on the higher density coding of the land.
The application is referred to the Statutory Planning Committee (SPC) for determination due to the
variation to the minimum frontage requirement of DPS 2.
DETAILS OF PROPOSAL
The subject land is zoned Urban under the Metropolitan Region Scheme (MRS) and Residential
with a dual density coding of R20/R60 under the City of Joondalup District Planning Scheme No. 2
(DPS 2) (Attachment 1 - DPS 2 Zoning Plan).
The application seeks to subdivide Lot 54 Beach Road, Duncraig to create five residential survey
strata lots of 114m2, 121m2, 121m2, 121m2 and 125m2 and a common property lot of 124m2
(Attachment 2 – Subdivision Plan). The subject site is a corner lot with road frontage to Beach
Page 1 of 8
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Road and Strathyre Drive and contains a free standing single house (Attachment 3 – Aerial
Photograph). All improvements are proposed to be demolished and removed from the site.
Access to all lots is proposed to be provided from Strathyre Drive via the common property access
leg. The applicant provided a set of draft development plans in support of the application
demonstrating how the proposed lots are intended to be developed (Attachment 4 - Draft
Development Plans). It should be noted that the applicant has since lodged a development
application for five grouped dwellings for determination by the City of Joondalup.
BACKGROUND
Clause 4.3.5 of DPS 2 allows for dual coded sites to be developed under the higher density code
where the development is provided with a minimum site width of 10 metres at the street boundary.
The proposal does not meet the minimum frontage requirement (10m required, 6.05m achieved)
however the proposal is considered to meet the overall intent of the local planning framework and
has been assessed based on the higher density coding of the land.
The City of Joondalup does not support the application for the following reasons:
•

The proposal does not meet the ‘deemed to comply’ criteria of clause 5.1.1 of the
Residential Design Codes of WA as it does not meet the average lot size as specified in
Table 1.

•

The proposed subdivision does not meet the ‘deemed to comply’ criteria of clause 5.1.1 of
the Residential Design Codes of WA as augmented by clause 4.3.5 C1.5 (i) of the City’s
District Planning Scheme No. 2 as the lots do not achieve the minimum lot width
requirement of 10 metres.

•

The proposed subdivision does not meet the requirements of the City’s Residential
Development Local Planning Policy as the required on-street visitor parking bays are
unable to be provided.

Notwithstanding the above, the City has provided a number of recommended conditions should the
WAPC be of a view to approve the application.
Department of Planning, Lands and Heritage (DPLH) officers support the application subject to
conditions relating to vehicle access.
The Department of Water and Environmental Regulation, Water Corporation and Western Power
raise no objection subject to the imposition of standard servicing conditions.
KEY ISSUES
Consistency with
WAPC Policies &
Planning Framework
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1. State
Planning
Policy
3.1 Some inconsistency,
Residential Design Codes (R- variation warranted
Codes)
2. State Planning Policy 5.4 Road
And Rail Transport Noise and
Freight Considerations In Land
Use Planning (SPP 5.4)
3. Development Control Policy 1.1
‘Subdivision of Land – General
Principles’ (DC 1.1)
4. Development Control Policy 1.3
‘Strata Titles' (DC 1.3)
5. Development Control Policy 2.2
‘Residential Subdivision’ (DC 2.2)
6. Development Control Policy 5.1
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'Regional Roads (Vehicle Access)'
(DC 5.1)
PLANNING ASSESSMENT
Residential Density
The proposal does not meet the minimum frontage requirement (10m required, 6.05m achieved) to
allow for site to be developed at the higher density code pursuant to DPS 2. Through section 138
of the Planning and Development Act 2005, the Western Australian Planning Commission (WAPC)
may approve subdivision where the development conflicts with the requirements of the scheme if,
in the opinion of the WAPC, the conflict is of a minor nature and it consistent with the general intent
of the scheme.
The scheme clause relevant to this proposal states as follows:
Clause 5.1.1 of the R Codes is modified by inserting the additional 'deemed to comply'
criteria:
C1.5 In areas where dual coding applies, site area under the higher coding may be applied
subject to the following:
i) Development which complies with a minimum site width of 10 metres at the street
boundary, with the exception of multiple dwelling sites; or
ii) Development of multiple dwelling sites which complies with a minimum site width of
20 metres at the street boundary.
The principle aim of this provision is to protect the existing streetscape and encourage
development that creates an improved streetscape outcome that complements the visual
character, bulk and scale of the surrounding built form.
The development plans submitted in support of the proposal, demonstrate that the proposed lot
layout will facilitate two storey terrace development that address Beach Road. The use of colours
and materials, large balconies and extensive openings will ensure there is a positive visual
connection between the street and the development. As such, it is considered that the potential
development outcome provided by the proposed subdivision layout and configuration will enhance
the character of the area and provide a positive streetscape outcome. On this basis, the proposal
has been assessed under the higher (R60) density code of the land even though the minimum 10
frontage requirement has not been achieved.
Further to the above, the proposal is consistent with the minimum (120m2 required, 121m2
achieved) site area requirement when taking into consideration the addition of 18m 2 which can be
added to the site area due to the existing corner truncation area which applies to the lot in
accordance with the R-Codes. However, the proposal does not comply with the average (150m2
required, 148.8m2 achieved) site area requirement.
Under DC 2.2 the Commission has discretion to consider proposals that do not meet the average
site areas requirements where the variation is less than 5 percent and the proposal is consistent
with the objectives of the policy.
The proposal is in line with the intent of the local housing strategy as it will allow for development
that is consistent with the future character of the precinct which is undergoing a transition from low
density (R20) to medium density (R60). The proposal provides lots that are regular in shape,
capable of development and allow for dwellings to interface with the street, reduce aggregate
paved surfaces and provide for the renewal of old housing stock. The lots will be serviced though
the existing infrastructure network. The proposed subdivision will provide for the redevelopment of
the site fronting onto Beach Road without the need for vehicle access via Beach Road as depicted
on the development plans. This development arrangement will remove access to Beach Road
(identified as a Category 1 Other Regional Road under the MRS) and provides an alternative
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access arrangement from the side street in line with Development Control Policy 5.1 - Regional
Road (Vehicle Access).
On this basis the proposed density is considered to be consistent with the intent of DPS 2 and the
R-Codes and is therefore supported.
Visitor Parking Bays
The R-Codes requires one visitor bay to be provided on site for visitor parking. Clause 5.3.3 of the
R-Codes, deemed-to-comply provision C3.2, requires on-site visitors car parking spaces to be
provided for grouped and multiple dwelling developments at a rate of one space for each four
dwellings or part thereof in excess of four dwellings, served by a common property access. One
visitor parking bay is required to be provided on site. The proposed plan of subdivision indicates
that one parking bay will be provided in the Strathyre Drive road reserve. The City has confirmed
there is room for only one parking bay on the street.
The R-Codes allows for consideration to be given to a reduction in the minimum number of on-site
car parking spaces for grouped and multiple dwellings provided there is an equivalent number of
on-street parking bays available near the development. Furthermore, clause 5.3.3, design principle
P3.3 of the R-Codes allow for some or all of the required car parking spaces to be located off-site,
provided that the off-site car parking area is sufficiently close to the development and convenient
for use by residents and/or visitors.
As the visitor bay can be provided on the street adjacent to the site, design principles P3.2 and
P3.3 of clause 5.3.3 of the R-Codes are considered to be satisfied and therefore the proposed
visitor parking requirement can be met. A condition is recommended requiring the on-street
parking bay to be constructed to the satisfaction of the City of Joondalup.
Local Government Conditions
The City of Joondalup has recommended two non-standard conditions, to align the application with
the City's Residential Development Local Planning Policy which aims to improve the streetscape
for the dual-coded areas. This Local Planning Policy has not been endorsed by the WAPC and the
Commission is not bound by its provisions. Notwithstanding, the City's recommended conditions
should be given due regard and considered on planning merit. The non-standard conditions
recommended by the City are discussed below.
NS1. Visitor car parking provided at a rate of 0.5 bays for every lots/dwellings shall be provided
within the verge to the specifications and satisfaction of the City of Joondalup. This shall be
provided in addition to the car parking provisions required under clause 5.3.3 – Parking of
the R-codes.
Clause 5.3.3 of the R-Codes, deemed-to-comply provision C3.2, requires on-site visitors car
parking spaces to be provided for grouped and multiple dwelling developments at a rate of one
space for each four dwellings or part thereof in excess of four dwellings, served by a common
property access. As discussed earlier in the report, the applicant proposes one parking bay in the
Strathyre Drive road reserve adjacent to the site which is considered to satisfy design principles
P3.2 and P3.3 of clause 5.3.3 of the R-Codes. The provision of additional car parking bays
adjacent to the site is not possible as on-street parking bays are not supported on Beach Road and
there is insufficient room for more than one bay on Strathyre Drive. As such, it is recommended
that this condition is not imposed.
NS2. The verge adjacent to lot(s) shall be landscaped to the specifications and satisfaction of the
City of Joondalup, and shall include one street tree for every 10 metres of frontage where a
lot abuts a primary or secondary street.
Clause 5.3.2 of the R-Codes makes provision for grouped and multiple dwellings to provide
landscaping on-site in communal areas, however no such provisions exist for street verges.
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Subdivision to create five survey strata lots is not considered to create a nexus for the landscaping
of the verge because the verge landscape benefits the broader community as opposed to the
needs of the proposed additional residence. The management and improvement of street verges
within gazetted local roads is the responsibility of the City. The City may achieve any broader
objectives for verge landscaping and urban afforestation as part of its works program for the
maintenance and improvement of its gazetted local road network. Notwithstanding this, in August
2015, the WAPC endorsed a revision to Liveable Neighbourhoods which promotes the provision of
street trees, which was publicly advertised and is currently being considered.
The applicant may liaise with the local government in relation to the planting of street trees and it is
recommended that this be included as advice to the applicant.
Vehicle Access
Clause 4.6.2 of DC 2.2 requires driveways that service five or more dwelling to be designed to
allow for vehicles to pass each other in opposite directions in one or more points. The common
property access leg and crossover should be widened to 5.5m to facilitate two way access.
The applicant proposes a reciprocal access easement that extends from proposed lot 1 to lot 5 to
provide a six metre wide passing area along the access way. It is established Commission
practice, in situations where shared vehicular access is proposed through a survey strata
arrangement where common property is included for the entire area required for access purposes
to be shown as common property. Further, the use of an easement to provide passing space is
not considered appropriate as the responsibly of maintenance is not distributed evenly across all
members of the strata scheme.
An alternative solution is to widen the common property access leg at the rear of proposed lot one
to 5.5 metres wide. This will provide sufficient room vehicles to pass and the common property
access leg and will be managed and funded in accordance with the strata scheme. The City and
the applicant is supportive of this approach and the City has advised that the proposed
modification to the common property access leg will provide the required space to allow vehicles to
pass. On this basis a condition is recommended requiring the common property access leg to be
modified to enable vehicles to pass at the rear of proposed lot one.
Development Controls
The applicant provided development plans that demonstrate how the lots are proposed to be
developed. The plans have not been approved by the City of Joondalup and may be subject to
change. The plans show a terrace style development with vehicle access to the rear of the lots via
the common property access way. The applicant has advised that the intention is sell the lots as
individual house and land packages and then develop the lots at the same time. There is some
concern about the risk that the lots may be sold separately and developed independent of each
other in a way that is not consistent with the terrace style as intended. This could potentially impact
the streetscape and the overall integrity of the development.
Given the subdivision application is dependent on built form and there is a variation to the frontage
requirement of DPS 2 which is recommended to be supported, it is considered appropriate in this
instance to impose a condition requiring dwellings on the lots to be constructed to plate height prior
to the lots being created. The applicant has requested the condition be cleared before the first floor
plate height is reached. In this regard, the City has advised they are willing to clear the plate height
condition once all buildings have reached the ground floor plate height. This is considered to be a
reasonable outcome and an advice note to accompany the WAPC model subdivision condition
relating to plate height is recommended in this regard.
Transport Noise
The site is subject to the requirements of State Planning Policy 5.4 Road And Rail Transport Noise
and Freight Considerations in Land Use Planning (SPP 5.4) as it abuts Beach Road which is
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classified as a major road under the policy. Based on current modelling Beach Road carries
18,000 vehicles per day (vpd), however, in the 15 to 20 year planning horizon, the number of trips
on Beach Road will increase to in excess of 20,000 vpd.
Generally, where the road generates over 20,000 vpd in the planning horizon a noise impact
assessment is required. The applicant has not provided a noise impact assessment with the
application. Based on the current traffic modellings and the distance the site is from the Beach
Road carriageway it is possible that the noise generated from Beach Road will exceed the
acceptable noise levels of SPP 5.4. The Implementation Guidelines for SPP 5.4 (the Guidelines)
requires a section 70A notification placed on the titles and noise mitigation measures, such as
quiet house design, to be incorporated into future house design in such situations. The
incorporation of noise mitigation measures such as quiet house design can be addressed through
the development application which is currently being considered by the City.
The local government has recommended a condition requiring a section 70 notification to be
placed on the title of the proposed lots. This recommendation is consistent with the requirements
of SPP 5.4 and is supported in this instance.
Annotated Plan of Subdivision
The plan of subdivision has been annotated to reflect recommended conditions which relate to
specific lots and/or development requirements as identified through the assessment of this
application (Attachment 5 - Annotated Plan of Subdivision).
RECOMMENDATION
That the Statutory Planning Committee resolves to approve the application for survey strata
of Lot 54 Beach Road, Duncraig as shown on the plan date-stamped 14 September 2014,
subject to the following conditions:
CONDITION(S):
1. Other than buildings, outbuildings and/or structures shown on the approved plan for
retention, all buildings, outbuildings and/or structures present on the lots at the time
of subdivision approval being demolished and materials removed from the lot(s).
(Local Government)
2. The land being filled, stabilised, drained and/or graded as required to ensure that
a) lots can accommodate their intended development;
b) finished ground levels at the boundaries of the lot(s) the subject of this
approval match or otherwise coordinate with the existing and/or proposed
finished ground levels of the land abutting; and
c) stormwater is contained on-site, or appropriately treated and connected to the
local drainage system
(Local Government)
3. Engineering drawings and specifications are to be submitted and approved, and
subdivisional works undertaken in accordance with the approved plan of
subdivision, engineering drawings and specifications to ensure that one embayment
parking bay is provided on Strathyre Drive to the satisfaction of the Western
Australian Planning Commission. (Local Government)
4. A 1.5 x 1.5 metre truncation is to be provided at the junction of the access way and
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the Strathyre Drive road reserve. (Local Government)
5. Pursuant to Section 150 of the Planning and Development Act 2005 and Division 3 of
the Planning and Development Regulations 2009 a covenant preventing vehicular
access onto Beach Road being lodged on the certificate(s) of title of the proposed
lots 1 to 5 at the full expense of the landowner/applicant. The covenant is to prevent
access, to the benefit of the City of Joondalup, in accordance with the plan dated 14
September 2017 (attached) and the covenant is to specify:
"No vehicular access is permitted to and from Beach Road." (Local Government)
6. Pursuant to Section 150 of the Planning and Development Act 2005 and Division 3 of
the Planning and Development Regulations 2009 a covenant preventing vehicular
access onto Strathyre Drive being lodged on the certificate(s) of title of the proposed
lot 1 at the full expense of the landowner/applicant. The covenant is to prevent
access, to the benefit of the City of Joondalup, in accordance with the plan dated 14
September 2017 (attached) and the covenant is to specify:
"No vehicular access is permitted to and from Strathyre Drive." (Local Government)
7. Redundant vehicle crossover(s) to be removed and the kerbing, verge, and footpath
(where relevant) reinstated with grass or landscaping to the satisfaction of the
Western Australian Planning Commission and to the specifications of the local
government. (Local Government)
8. A notification, pursuant to Section 70A of the Transfer of Land Act 1893 is to be
placed on the certificate(s) of title of the proposed lot(s). Notice of this notification is
to be included on the diagram or plan of survey (deposited plan). The notification is
to state as follows:
'The lot is situated in the vicinity of a transport corridor and is currently affected, or
may in the future be affected by transport noise.' (Local Government)
9. The proposed access way(s) being constructed and drained at the
landowner/applicant's cost to the specifications of the local government. (Local
Government)
10. The common property access way to be modified in accordance with the attached
plan dated stamped 14 September 2017 to include truncations and vehicle
manoeuvring areas. (Local Government)
11. All dwelling(s) being constructed to plate height prior to the submission of the
diagram or plan of survey. (Local Government)
12. Arrangements being made to the satisfaction of the Western Australian Planning
Commission and to the specification of Western Power, for the provision of an
electricity supply to the survey-strata lots shown on the approved plan of
subdivision, which may include the provision of necessary service access rights
either as an easement under Section 136C and Schedule 10 of the Transfer of Land
Act 1893 for the transmission of electricity by underground cable, or (in the case of
approvals containing common property) via a portion of the common property
suitable for consumer mains. (Western Power)
13. The transfer of land as a Crown reserve free of cost to Western Power for the
provision of electricity supply infrastructure. (Western Power)
14. Arrangements being made with the Water Corporation so that provision of a suitable
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water supply service will be available to the lots shown on the approved plan of
subdivision. (Water Corporation)
15. Arrangements being made with the Water Corporation so that provision of a
sewerage service will be available to the lots shown on the approved plan of
subdivision. (Water Corporation)
ADVICE:
1. In regard to Condition 1, planning approval and/or a demolition licence may be
required to be obtained from the local government prior to the commencement of
demolition works.
2. In regard to Condition 3, the landowner/applicant is advised that the car embayment
is to be generally consistent with the approved plan of subdivision.
3. In regard to Condition 11, the City of Joondalup has advised that it would consider
the plate height to be constructed to the ground floor of all dwellings before issuing
its clearance.
4. The applicant is advised to liaise with the local government on the provision of
adequate street trees.
5. In regard to Condition 12, Western Power provides only one underground point of
electricity supply per freehold lot.
6. In regard to Conditions 14 and 15, the landowner/applicant shall make arrangements
with the Water Corporation for the provision of the necessary services. On receipt of
a request from the landowner/applicant, a Land Development Agreement under
Section 83 of the Water Services Act 2012 will be prepared by the Water Corporation
to document the specific requirements for the proposed subdivision.
7. In regard to Conditions 12, 14 and 15, it is the Commission's expectation that each
strata lot be provided with its own suitable utility service connection, which is
protected by easements where necessary. This is to ensure that each strata lot is
development ready and does not result in the need to extend the services over
adjacent strata lots after titles have been created.
ATTACHMENTS
Attachment 1 - DPS 2 Zoning Map
Attachment 2 - Plan of Subdivision
Attachment 3 - Aerial
Attachment 4 - Development Plans
Attachment 5 - Annotated Plan of Subdivision
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AREA Floor Area Calculation - UNIT 5
Floor Location
Area
Perimeter
GROUND FLOOR
HOUSE
42.40
31,180
GARAGE
23.13
21,860

PORT.

LIVING
4.4 x 3.4

65.53 m2

UPPER FLOOR
HOUSE
BALCONY

1,610

62.56
6.23

37,960
11,060

68.79 m2

134.32 m2

28c x3600
ALUM

ALFRESCO
4.8 x 4.1

2
1

UP

KITCH.

WM

WC

39,960
12,680

170.81 m2

SEWER LINE

FR REC

LDRY

79.23
7.46
86.69 m2

FR REC

LDRY.
620

WC

PTY

4.061 m2

820

LDRY

620

WC

WM

KITCHEN

820

620

KITCHEN

LDRY

UP

UNIT 3 FLOOR AREA
Floor Location
Area
Perimeter
GROUND FLOOR
HOUSE
45.83
28,580
GARAGE
38.29
27,300

620

STORE

870
SOLID

PTY

4.061 m2

FR REC

FR REC

KITCHEN

STORE

870
SOLID

PTY

4.061 m2

820

FR REC

STORE

870
SOLID

PTY

39,960
12,680

170.81 m2

870
SOLID

870
SOLID

920
TDF
18x1010 A
18x1010 A

PTY

14
13
12
11
10
9
8
7
6
5
4
3
2
1

LIVING

1:100

SINGLE
GARAGE

820

KIT.

GROUND FLOOR

STORE
4.844 m

DOUBLE
GARAGE

720

DINE

RETAINING WALL

BIN STORE

2

79.23
7.46
86.69 m2

14x610 F
OBS

3.0 x 5.6

REMOTE CONTROL
SECTIONAL DOOR

920
TDF

PDR

REMOTE CONTROL
SECTIONAL DOOR

CLOTHES DRYING

CLOTHES DRYING

SINGLE
GARAGE

DOUBLE
GARAGE

624
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WM

REMOTE CONTROL
SECTIONAL DOOR

CLOTHES DRYING

4.013 m2

REMOTE CONTROL
SECTIONAL DOOR

LDRY

STRATHYRE DR

BIN STORE

BIN STORE
CLOTHES DRYING

14x1810

REMOTE CONTROL
SECTIONAL DOOR

84.12 m2

UPPER FLOOR
HOUSE
BALCONY

Ground Floor
1292 Hay Street
West Perth WA 6005

STORE

UNIT 2 FLOOR AREA
Floor Location
Area
Perimeter
GROUND FLOOR
HOUSE
45.83
28,580
GARAGE
38.29
27,300

PO Box 850
West Perth
WA 6872

6,000

121.30 m2

2
1

2
1

UP

UP
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14x1810

14x1810

14x1810

14x1810

14x1810

BED 3

BED 2

BED 3

BED 2

BED 3

BED 2

2.84 x 3.55

2.83 x 3.55

2.84 x 3.55

2.83 x 3.55

2.84 x 3.55

2.83 x 3.55

Ground Floor
1292 Hay Street
West Perth WA 6005

BED 2
3.53 x 2.66

14x1810

PO Box 850
West Perth
WA 6872

6,000

T 08 6369 7800
hello@hamlen.com.au
hamlen.com.au

14x1810

14x1810

BED 2
2.95 x 3.00
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820

ENS.

820

620

MASTER
3.17 x 3.25

820

720

ENSUITE
16
15
14
13
12
11
10
9
8
7
6
5
4
3
2
1

DN

720
820

MASTER
4.01 x 3.77

BATH

ENSUITE
16
15
14
13
12
11
10
9
8
7
6
5
4
3
2
1

BATH

620

BATH

BATH

BATH

DN

720

4.01 x 3.77

DN

720
820

MASTER
4.01 x 3.77

6x2210

BED 3
3.06 x 3.00

720

ENSUITE

820

16
15
14
13
12
11
10
9
8
7
6
5
4
3
2
1

16
15
14
13
12
11
10
9
8
7
6
5

DN

ENS.

820

620

4
3

6x1210
OBS

WC

720

BATH

MASTER

820

820

WC

820
720

820

720

DN

820

6x1210
OBS

1,510

BED 3
2.61 x 2.80

16
15
14
13
12
11
10
9
8
7
6
5
4
3
2
1

WC
BATH

14x1810

820

820

720

BATH

620

820

MASTER
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3.36 x 3.40

WIR

1,210

18x2410
6
26
1,

28x3410 SD

28x3410 SD

BALCONY

28x3410 SD

BALCONY
18x910 F

28x3010 SD

BALCONY
18x910 F

BALCONY
18x910 F
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3,000

375

CL 3375 ( 3375mm)

0 ( 0c)

ELEVATION 1 (BEACH RD)
1:100

2,657
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FFL
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3,000

3,858

375

2,657

Ground Floor
1292 Hay Street
West Perth WA 6005

ZERO LOT WALL
CL 3000 ( 35c)

FOR

HAMLEN

ELEVATION 3

0 ( 0c)
FFL

PO Box 850
West Perth
WA 6872

3,000

T 08 6369 7800
hello@hamlen.com.au
hamlen.com.au

CL 6032 ( 6032mm)

CL 3375 ( 3375mm)

ELEVATION 4
1:100

CL 6032 ( 6032mm)
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REPORT TO

Statutory Planning Committee

Meeting date

12 December 2017

Subject

Lot 815 Rathkeale Boulevard, Ridgewood - Proposed Subdivision

Purpose

Requires WAPC decision

Title of Approving Officer

File number

155059

Acting/Assistant Director General, Land Use Planning

Agenda Part for Non-Confidential Reports (SPC – Published on website) SPC - G Developments/Subdivisional/Survey Strata Items (inc revised plans, reconsiderations, appeal &
Structure Plans)
SITE-SPECIFIC DETAILS
Region/s

Perth

Local government/s

City of Wanneroo

Landowner/Consultant

Taylor Burrell Barnett / Pindan Developments / Southern Cross
Care WA Inc.

Bushfire Prone Area

YES

SUMMARY
The application proposes to subdivide Lot 815 Rathkeale Boulevard, Ridgewood to create 151 lots
which are intended to accommodate residential development for aged persons (over 55 years)
together with associated reserves for public open space and roads. Although the proposal accords
with the planning framework in place for the locality, concerns have been raised by the Department
of Fire and Emergency Services and the City of Wanneroo in regard to bushfire risk and the
application of State Planning Policy 3.7 Planning in Bushfire Prone Areas. The application is being
forwarded to the Statutory Planning Committee for this reason.
Notwithstanding the concerns raised by the referral agencies, when taking into consideration the
locational context of the subject land in terms of it being surrounded by existing development and
regional road reserves, and that information provided by the applicant demonstrates that the
issues pertaining to bushfire risk can be adequately addressed including, notably, through the
appropriate siting of development, it is recommended that the application be supported subject to
conditions.
DETAILS OF PROPOSAL.
The subject land is zoned Urban under the Metropolitan Region Scheme (MRS) and Urban
Development under the City of Wanneroo District Planning Scheme No. 2 (DPS 2) (Attachment 1
- Location Plan). The subject land abuts a Primary Regional Road (PRR) reserve (Mitchell
Freeway) under the Metropolitan Region Scheme (MRS).
The application proposes the freehold subdivision of Lot 815 (79) Rathkeale Boulevard,
Ridgewood into 151 lots ranging in size between 162m 2 and 9258m2 and two areas of public open
space (Attachment 2 - Plan of Subdivision).
The proposed subdivision is intended to accommodate development for over-55 residents
Persons) only. Aged residents will be able to purchase a house and land package with the
of obtaining health care as required, providing an alternative to retirement village living
tenure is usually limited to long-term lease arrangements. Under the proposed business
land ownership will be through freehold tenure.
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The applicant has indicated that proposed lot 151, located to the north of the application site, will
accommodate a range of aged care services and will be developed in the future within a Stage 2
Development Application.
BACKGROUND
The City of Wanneroo recommends the application be refused for the following reason:
1.

The subdivision application does not comply with State Planning Policy No. 3.7 Planning in
Bushfire Prone Areas as the subdivision will create lots that have a BAL (bushfire attack
level) of BAL-40 and BAL-FZ and the development of these lots is not considered to be of
minor development or unavoidable development in accordance with Clause 6.7 of the
Policy.

Notwithstanding the above, the City has recommended conditions to be imposed should the WAPC
choose to support the application.
The Department of Fire and Emergency Services (DFES) recommends the application be refused
for the following reasons:
1.

The subdivision design does not comply with Element 1: Location, or Element 2: Siting and
Design of State Planning Policy 3.7 Planning in Bushfire Prone Areas; and

2.

The subdivision is proposing a vulnerable land use in an area where BAL-40/BAL-FZ
applies. This does not comply with policy measure 6.6 of State Planning Policy 3.7
Planning in Bushfire Prone Areas.

Western Power and Water Corporation raise no objections to the proposal subject to the imposition
of standard servicing conditions.
Main Roads WA and the Department of Planning, Lands & Heritage's Infrastructure & Land Use
Coordination (ILUC) directorate support the proposal subject to conditions.
The Department of Biodiversity, Conservation & Attractions, the Department of Water and DFES
UXO raise no objections to the proposal.
KEY ISSUES
Consistency with WAPC
Policies & Planning
Framework

1. State Planning Policy 1 'State Planning
Framework' (SPP 1)
2. State Planning Policy 3.1 Residential Design
Codes (R-Codes)
3. State Planning Policy 3.7 Planning in
Bushfire Prone Areas (SPP 3.7)
4. Development Control Policy 1.1 'Subdivision
of Land - General Principles' (DC 1.1)
5. Development Control Policy 2.2 'Residential
Subdivision' (DC 2.2)
6. Development Control Policy No. 5.1
Regional Roads (Vehicular Access) (DC 5.1)

Broadly consistent,
some discretion
required

PLANNING ASSESSMENT
Planning Framework
The subject land is located within the Butler-Ridgewood Agreed Local Structure Plan No. 27 (the
Structure Plan) area, which classifies the land Mixed Use with a designated density coding of R60
(Attachment 3 - Structure Plan Map).
Page 2 of 9
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The proposed single house lots are consistent with the minimum (120m2 required, 162m2 provided)
and average (150m2 required, 222m2 provided) site area requirements specified in Table 1 of the
Residential Design Codes 2015 (R-Codes). Aged or Dependent Person's dwelling is a
discretionary use within the Mixed Use zone under DPS 2.
The proposal has been assessed having regard to the policies of the WAPC including Liveable
Neighbourhoods and is consistent with the planning framework in place for the locality.
Bushfire Considerations
The subject land is located within a designated bushfire prone area as identified under the statewide Map of Bushfire Prone Areas prepared by the Office of Bushfire Risk Management. The
identification of Bushfire Prone Areas in any portion of the site requires further assessment of the
bushfire hazard implications on proposed development to be undertaken in accordance with State
Planning Policy 3.7 Planning in Bushfire Prone Areas (SPP 3.7) and the Guidelines for Planning in
Bushfire Prone Areas (the Guidelines).
The applicant has provided a Bushfire Management Plan (BMP), dated July 2017, which indicates
that the proposed lots abutting the Mitchell Freeway road reserve and the northernmost lot
designated for future development as an aged care medical facility are subject to bushfire attack
level (BAL) ratings including BAL-40 and BAL-FZ. The bushfire hazard comes from vegetation to
the east of the subject land including the abutting Primary Regional Road (PRR) reserve for the
future Mitchell Freeway and existing railway. The site is bordered by existing residential
development to the north, west and south.
Clause 6.7 of SPP 3.7 states that subdivision applications which will result in the introduction or
intensification of development or land use in an area that has an extreme bushfire hazard level
and/or BAL-40 or BAL-FZ will not be supported unless the proposal is considered to be either
minor development or unavoidable development. The proposal does not meet the definitions
contained in Section 7 of SPP 3.7 for either minor development or unavoidable development, and
accordingly does not satisfy Clause 6.7.
Notwithstanding the above, on 24 May 2017 the WAPC Committee resolved to support a future
amendment of Section 6.7 of SPP 3.7 and endorse an interim approach that structure plans and
subdivisions should continue to be supported where it can be demonstrated that each proposed lot
is capable of achieving an acceptable BAL level for a future development site.
In this regard, a 3 metre high wall is proposed to be constructed along the boundary of the PRR
reserve for the purpose of noise attenuation. The proposed wall has been considered by the BMP
as also providing bushfire hazard mitigation. A condition requiring construction of the wall to the
specification of Main Roads WA is recommended accordingly. Further, the provided BMP
addresses the bushfire protection criteria set out in Appendix Four of the Guidelines. Element 1:
Location, Acceptable Solution A1.1 requires the subdivision to be located in an area that is, or will,
on completion, be subject to either a moderate or low bushfire hazard level, or BAL-29 or below.
Clause 3.1.2.4 of the BMP indicates that the proposal complies with this acceptable solution
because "future dwellings can be located within proposed lots to ensure none will be exposed to a
BAL rating greater than BAL 29." The applicant has provided a concept site plan showing building
footprints of dwellings on the BAL-40/BAL-FZ affected lots being contained within the portion of the
lot that is rated BAL-29 or below (Attachment 4 - Site Plan [BAL]). A WAPC model subdivision
condition is recommended requiring restrictive covenants being placed on the certificates of title of
all affected lots requiring habitable buildings being located outside of the BAL-40/BAL-FZ portion
of the lots.
The objections raised by DFES relate primarily to the proposed development constituting a
Vulnerable land use under the definitions in SPP 3.7 and policy measure 6.6.2 stating that
subdivision for vulnerable land uses in areas of BAL-40/BAL-FZ will not be supported unless they
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comply with 6.6.1 and 6.7.2. However, the single residential lots which are proposed to
accommodate residents over the age of 55 are not considered to be a Vulnerable land use under
SPP 3.7. Proposed lot 151 may constitute a Vulnerable land use in the future when it is developed
for the purposes of an Aged Care facility, and therefore policy measure 6.6 would only apply to this
lot only. At the subdivision stage, the policy requires subdivision applications to make provision for
emergency evacuation via two-way access/egress in accordance with the Guidelines. The
application is compliant with the policy in this regard. It is noted that additional requirements may
apply to Lot 151 at development application stage including the development of an emergency
evacuation plan and DFES/local government approval of the BMP. As only a small proportion of
lot 151 is affected by the BAL-40/BAL-FZ rating it is clear that the future development could be
located within the BAL-29 or below designated area of the lot, and the recommended restrictive
covenant will provide a mechanism to ensure this occurs. On this basis, the proposed lots can be
supported.
Noise Assessment
The subject land abuts the future Mitchell Freeway and Lukin Drive and as such, a Transportation
Noise Assessment (the noise assessment) was undertaken by consultants, dated 31 May 2017
and updated for the Amended Plan design. The noise assessment results indicate that only
proposed lot 151 will be affected by daytime traffic noise above the required threshold at ground
level. Future dwellings on the lots in the vicinity of the PRR reserve will be affected by traffic noise
above the required threshold at the upper levels only if developed with dwellings of two storeys or
more.
A condition is recommended, as requested by the City, to require Local Development Plans (LDPs)
to be prepared for those lots identified by the noise assessment as being noise affected which
would apply only should two storey dwellings be proposed. This is consistent with the
Commission's Framework for Local Development Plans which provides that LDP's can be
prepared to address noise amelioration requirements.
Further to the above, conditions are recommended relating to the construction of a 3 metre high
noise wall; and noise notifications being placed on the certificates of title of noise-affected lots.
Employment
The City requested details of potential employment generation as a result of the site being
primarily developed for residential purposes notwithstanding the Mixed Use designation under the
structure plan. The proposed overall development of the site will comprise Mixed Use including
Residential, Aged Care Services and the potential for a small Mixed Use development adjacent to
Hinchinbrook Avenue.
Whilst the applicant/landowner has not provided a formal employment assessment, they informally
advise that consultants have estimated there would be 61 health practitioners employed (nurses,
personal carers, allied health professionals, etc, based on a 120-bed aged care facility). Including
additional staff for administration, catering, cleaning and maintenance, it is estimated that a total of
approximately 100 full time employees could be expected on the subject land.
Annotated Plan of Subdivision
The plan of subdivision has been annotated to reflect recommended conditions which relate to
specific lots and/or development requirements as identified through the assessment of this
application (Attachment 6 - Annotated Plan of Subdivision).
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RECOMMENDATION
That the Statutory Planning Committee resolves to approve the application for subdivision
of Lot 815 Rathkeale Boulevard, Ridgewood as shown on the amended plan date stamped
19 July 2017 subject to the following conditions and advice:
CONDITIONS:
1.

The plan of subdivision being modified to increase the width of Lots 38, 100 and 125
to enable safe vehicular access, in accordance with the plan date stamped 17
November 2017 by the Department of Planning, Lands and Heritage (attached) to the
satisfaction of the Western Australian Planning Commission. (Local Government).

2.

Uniform fencing being constructed along the boundaries of all of the proposed lots
abutting public open space and pedestrian access ways. (Local Government)

3.

Engineering drawings and specifications are to be submitted, approved, and works
undertaken in accordance with the approved engineering drawings, specifications
and approved plan of subdivision, for grading and/or stabilisation of the site to
ensure that:
a)

lots can accommodate their intended use; and

b)

finished ground levels at the boundaries of the lot(s) the subject of this
approval match or otherwise coordinate with the existing and/or proposed
finished ground levels of the land abutting. (Local Government)

4.

Prior to the commencement of subdivisional works, an urban water management
plan is to be prepared and approved, in consultation with the Department of Water
and Environmental Regulation. (Local Government)

5.

Engineering drawings and specifications are to be submitted and approved, and
works undertaken in accordance with the approved engineering drawings and
specifications and approved plan of subdivision, for the filling and/or draining of the
land, including ensuring that stormwater is contained on-site, or appropriately
treated and connected to the local drainage system. Engineering drawings and
specifications are to be in accordance with an approved Urban Water Management
Plan (UWMP) for the site, or where no UWMP exists, to the satisfaction of the
Western Australian Planning Commission. (Local Government)

6.

Prior to the commencement of subdivisional works, the landowner/applicant is to
provide a pre-works geotechnical report certifying that the land is physically capable
of development or advising how the land is to be remediated and compacted to
ensure it is capable of development. In the event that remediation works are
required, the landowner/applicant is to provide a post geotechnical report certifying
that all subdivisional works have been carried out in accordance with the pre-works
geotechnical report. (Local Government).

7.

Local Development Plan(s) being prepared and approved for lots shown on the plan
date stamped 17 November 2017 by the Department of Planning, Lands and Heritage
(attached) that address the following:
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a)

Quiet House Design requirements which would apply should two storey
dwellings be proposed in accordance with the Transport Noise Assessment
prepared by Lloyd George Acoustics dated 31 May 2017 and updated on 3
July 2017;

b)

Interface, surveillance and pedestrian access for lots adjacent to pedestrian
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access ways and public open space.
to the satisfaction of the Western Australian Planning Commission. (Local
Government)
8.

The landowner/applicant shall make arrangements to ensure that prospective
purchasers of lots subject of a Local Development Plan are advised in writing that
Local Development Plan provisions apply (Local Government).

9.

The proposed reserves shown on the approved plan of subdivision being shown on
the diagram or plan of survey (deposited plan) as reserves for Recreation and vested
in the Crown under Section 152 of the Planning and Development Act 2005, such
land to be ceded free of cost and without any payment of compensation by the
Crown. (Local Government)

10.

Arrangements being made for the proposed public open space to be developed by
the landowner/applicant to a minimum standard and maintained for two summers
through the implementation of an approved landscape plan providing for the
development and maintenance of the proposed public open space in accordance
with the requirements of Liveable Neighbourhoods and to the specifications of the
local government. (Local Government)

11.

Engineering drawings and specifications are to be submitted, approved, and
subdivisional works undertaken in accordance with the approved plan of
subdivision, engineering drawings and specifications, to ensure that those lots not
fronting an existing road are provided with frontage to a constructed road(s)
connected by a constructed road(s) to the local road system and such road(s) are
constructed and drained at the landowner/applicant's cost.
As an alternative, and subject to the agreement of the Local Government the Western
Australian Planning Commission (WAPC) is prepared to accept the
landowner/applicant paying to the local government the cost of such road works as
estimated by the local government and the local government providing formal
assurance to the WAPC confirming that the works will be completed within a
reasonable period as agreed by the WAPC. (Local Government)

12.

All local streets within the subdivision being truncated in accordance with the
Western Australian Planning Commission's Liveable Neighbourhoods policy. (Local
Government)

13.

All pedestrian access way(s) within the subdivision being constructed and drained at
the landowner/applicant's cost and shown on the diagram or plan of survey
(deposited plan) as such and vested in the Crown under Section 152 of the Planning
and Development Act 2005, such land to be ceded free of cost and without any
payment of compensation by the Crown. (Local Government)

14.

Engineering drawings and specifications are to be submitted and approved, and
subdivisional works undertaken in accordance with the approved plan of
subdivision, engineering drawings and specifications to ensure that:
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a)

roads that have been designed to connect with existing or proposed roads
abutting the subject land are coordinated so the road reserve location and
width connect seamlessly; and

b)

embayment parking is provided within the/abutting the proposed public open
space and laneway lots
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to the satisfaction of the Western Australian Planning Commission. (Local
Government)
15.

Pursuant to Section 150 of the Planning and Development Act 2005 and Division 3 of
the Planning and Development Regulations 2009 a covenant preventing vehicular
access onto the primary road frontage of laneway lots being lodged on the
certificate(s) of title of the proposed lot(s) at the full expense of the
landowner/applicant. The covenant is to prevent access, to the benefit of the local
government, in accordance with the plan date stamped 17 November 2017 by the
Department of Planning, Lands and Heritage and the covenant is to specify:
"No vehicular access is permitted from the primary road frontage." (Local
Government)

16.

A notification, pursuant to Section 70A of the Transfer of Land Act 1893 is to be
placed on the certificates of title of the proposed lots shown on the plan date
stamped 17 November 2017 (attached). Notice of this notification is to be included on
the diagram or plan of survey (deposited plan). The notification is to state as follows:
'The lot is situated in the vicinity of a transport corridor and is currently affected, or
may in the future be affected by transport noise.' (Local Government)

17.

Engineering drawings and specifications are to be submitted, approved, and
subdivisional works undertaken in accordance with the approved plan of
subdivision, engineering drawings and specifications, for the provision of 1.5m wide
pedestrian paths through and connecting to the application area as shown on the
plan date stamped 17 November 2017 (attached) to the satisfaction of the Western
Australian Planning Commission. (Local Government)
The approved paths are to be constructed by the landowner/applicant.
Government)

(Local

18.

A 3 metre high noise barrier being constructed along the eastern boundary of the
application site, as depicted on the plan date stamped 17 November (attached) in
accordance with the Transportation Noise Assessment undertaken by Lloyd George
Acoustics, dated 31 May 2017 and updated on 3 July 2017. The wall is to be
constructed to the specifications of Main Roads WA. (Main Roads WA)

19.

Information is to be provided to demonstrate that the measures contained in the
bushfire management plan prepared by Emerge Associates and Bushfire Safety
Consulting dated July 2017 have been implemented during subdivisional works.
(Local Government)

20.

A compliance certificate/report for the BAL Contour Map relating to the approved
subdivision shall be completed prior to the issuing of titles to the satisfaction of the
Western Australian Planning Commission.(Local Government)

21.

A Notification, pursuant to Section 165 of the Planning and Development Act 2005 is
to be placed on the certificates of title of the proposed lots with a Bushfire Attack
Level (BAL) rating of 12.5 or above, advising of the existence of a hazard or other
factor. Notice of this notification is to be included on the diagram or plan of survey
(deposited plan).The notification is to state as follows:
'This land is within a bushfire prone area as designated by an Order made by the Fire
and Emergency Services Commissioner and may be subject to a Bushfire
Management Plan. Additional planning and building requirements may apply to
development on this land' (Western Australian Planning Commission)
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22.

A plan is to be provided to identify areas of the proposed lot(s) that have been
assessed as BAL-40 or BAL-Flame Zone.
A restrictive covenant to the benefit of the local government, pursuant to section
129BA of the Transfer of Land Act 1893, is to be placed on the certificates of title of
the proposed lots that have been assessed as BAL-40 or BAL-Flame Zone advising
of the existence of a restriction on the use of the land within areas. Notice of this
restriction is to be included on the diagram or plan of survey (deposited plan). The
restrictive covenant is to state as follows:
'Habitable buildings are only to take place outside of areas identified as BAL-40 or
BAL-Flame Zone.' (Local Government)

23.

Arrangements being made to the satisfaction of the Western Australian Planning
Commission and to the specification of Western Power for the provision of an
underground electricity supply to the lots shown on the approved plan of
subdivision. (Western Power).

24.

The transfer of land as a Crown reserve free of cost to Western Power for the
provision of electricity supply infrastructure. (Western Power)

25.

Arrangements being made with the Water Corporation so that provision of a suitable
water supply service will be available to the lots shown on the approved plan of
subdivision. (Water Corporation)

26.

Arrangements being made with the Water Corporation so that provision of a
sewerage service will be available to the lots shown on the approved plan of
subdivision. (Water Corporation)

27.

Pursuant to Section 150 of the Planning and Development Act 2005 and Division 3 of
the Planning and Development Regulations 2009 a covenant preventing vehicular
access onto the Mitchell Freeway road reserve being lodged on the certificates of
title of the proposed lots 126-129 and Lots 134-151 at the full expense of the
landowner/applicant. The covenant is to prevent access, to the benefit of Main Roads
WA, in accordance with the plan date stamped 17 November 2017 (attached) and the
covenant is to specify:
"No vehicular access is permitted to and from the Mitchell Freeway road reserve".
(Main Roads WA)

28.

Pursuant to Section 150 of the Planning and Development Act 2005 and Division 3 of
the Planning and Development Regulations 2009 a covenant preventing vehicular
access onto the Lukin Drive road reserve being lodged on the certificates of title of
the proposed lot 151 at the full expense of the landowner/applicant. The covenant is
to prevent access, to the benefit of Main Roads WA, in accordance with the plan date
stamped 17 November 2017 (attached) and the covenant is to specify:
"No vehicular access is permitted to and from the Lukin Drive road reserve". (Main
Roads WA)

ADVICE:
1.
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2.

In regard to Conditions 10 and 13, the Landscaping Plan required for the Public Open
Space should also including landscaping details for the pedestrian access ways.

3.

In regard to Condition 11, the landowner/applicant is advised that the road reserves,
including the constructed carriageways, laneways, truncations, footpaths/dual use
paths and car embayments, are to be generally consistent with the approved plan of
subdivision.

4.

In regard to Condition 18, Main Roads WA advises that as per Section 5.3.2 of the
Implementation Guidelines for State Planning Policy 5.4 Road and Rail Transport
Noise and Freight Considerations in Land Use Planning the noise wall must have a
surface density of no less than 15kg/m2.

5.

In regard to Condition 23, Western Power provides only one underground point of
electricity supply per freehold lot.

6.

In regard to Conditions 25 and 26, the landowner/applicant shall make arrangements
with the Water Corporation for the provision of the necessary services. On receipt of
a request from the landowner/applicant, a Land Development Agreement under
Section 83 of the Water Services Act 2012 will be prepared by the Water Corporation
to document the specific requirements for the proposed subdivision.

7.

The Department of Fire and Emergency Services (DFES) advises that historical
research has revealed that during the past 100 years, former elements of the
Australian Defence Forces may have conducted training and/or operational activities
within or close to the area of the proposed subdivision. It is possible that as a result
of these activities, the subject area may contain unexploded ordnance (UXO). While
it is considered that the possible risk from UXO on the land subject to this approval
is minimal, an absolute guarantee that the area is free from UXO cannot be given.
Should, during subdivisional works, or at any other time, a form or suspected form
of UXO be located, DFES has advised that the following process should be initiated:
a)
b)
c)
d)

do not disturb the site of the known or suspected UXO;
without disturbing the immediate vicinity, clearly mark the site of the UXO;
notify Police of the circumstances/situation as quickly as possible; and
maintain a presence near the site until advised to the contrary by a member of
the WA Police Service or Defence Forces.

Further advice on this issue may be obtained by contacting the Unexploded
Ordnance Unit, Department of Fire and Emergency Services.
8.

The applicant is advised that ground levels on the Primary Regional Road reserve
(Mitchell Freeway) boundary are to be maintained as existing. No earthworks are to
encroach into the Primary Regional Road reserve, and no stormwater drainage shall
be discharged into the Primary Regional Road reserve.

ATTACHMENTS
1: Location Plan
2: Plan of Subdivision
3. Structure Plan Map
4: Site Plan (BAL)
5: Amended Plan of Subdivision showing revised lot widths
6: Annotated Plan
7: Aerial Photograph showing bushfire prone area
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REPORT TO

Statutory Planning Committee

Meeting date

12 December 2017

Subject

Midland Activity Centre Structure Plan

Purpose

Requires WAPC decision

Title of Approving Officer

File number

SPN/0545/2

A/Assistant Director General, Land Use Planning

Agenda Part for Non-Confidential Reports (SPC – Published on website)
SPC - C - Subdivisions/Amalgamations (inc Structure Plans & Outline Development Plans)
SITE-SPECIFIC DETAILS
Region/s

Perth

Local government/s

City of Swan

Landowner/Consultant

City of Swan/Hassell/GHD Pty Ltd/Cardno WA Pty Ltd/Colliers

Bushfire Prone Area

NO

Statutory Planning Committee - SMART/Structure Plans only
Region Scheme zoning

Central City Area

Local Scheme Zoning

Midland Strategic Regional Centre zone, Public Purpose
reserve, Recreation reserve and Local Road reserve.

Council’s
recommendations

APPROVE

Receipt date

27 September
2016

Property Address

Midland City Centre land bound by Morrison Road to the north and
west, Lloyd Street to the east and Great Eastern Highway to the
south. Excludes the City Centre land within the redevelopment area
for the purposes of the Metropolitan Redevelopment Authority Act
2011.

Process days

N/A

SUMMARY
The City of Swan (the City) has forwarded the proposed Midland Activity Centre Structure Plan
(ACSP) to the Western Australian Planning Commission (WAPC) for approval. The proposed
ACSP has been prepared based on the Midland Activity Centre Master Plan, prepared jointly by
the City and the Metropolitan Redevelopment Authority (MRA). The proposed ACSP relates
specifically to the portion of the Midland City Centre which is under the control of the City and
subject to Local Planning Scheme No.17 (LPS No.17). The remainder of the Midland City Centre
falls under the jurisdiction of the MRA Act 2011.
The Midland Activity Centre is identified by the state planning framework as a Strategic
Metropolitan Centre (SMC). SMC's are multipurpose centres that provide a diversity of land uses
and the full range of economic and community services necessary for the communities in their
catchments.
Approval of the proposed ACSP is recommended as it is consistent with the WAPC planning and
policy framework and provides a suitable framework to guide land use and development in the
Midland Activity Centre.
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DETAILS OF PROPOSAL
The proposed ACSP has been prepared to establish a planning framework to guide the
development of Midland as a SMC. Midland is located approximately 15 kilometres to the northeast of the Perth City Centre and approximately 5 kilometres to the north of Perth Airport
(Attachment 1: Locality and MRS Plan).
The proposed ACSP covers an area of approximately 72 hectares with a current resident
population of approximately 1,200 people, 700 dwellings and a total commercial floor space of
174,100m2. In the period up to 2031, the ACSP proposes to increase the dwelling yield to 3,093
dwellings and a total commercial floor space of 400,924m2. It aims to create a mixed use and
transit oriented development with a diverse mix of land uses consisting of retail, commercial, office,
educational, health, cultural and civic/community land uses and residential development
(Attachment 2: Proposed ACSP).
The proposed ACSP includes two parts in accordance with the WAPC's Structure Plan
Framework. Part One comprises the ACSP maps and planning provisions while Part Two
comprises explanatory background information and technical appendices, covering the following
topics:





economic;
transport;
servicing; and
local water management.

The proposed ACSP area is divided into five precincts:






Morrison Road West;
Morrison Road East;
Midland Oval;
Midland West End; and
Midland Gate (Attachment 3: ACSP Precincts).

Characteristics of Precincts
Morrison Road West
Morrison Road West is intended to be a future high density housing precinct, providing a mix of
housing opportunities close to Midland's core. Building heights of two to six storeys are proposed
with a density coding of RAC-0. The precinct is to be supported by the retention of the existing
disused Governor Stirling School site to contribute to Midland's community facilities.
Morrison Road East
Morrison Road East is intended to be a residential precinct at the north-eastern corner of the
Activity Centre. The precinct is largely developed, containing a combination of single and grouped
dwellings generally between one and two storeys in height. Notwithstanding, building heights of
two to four storeys are proposed with a density coding of R100. There is limited opportunity for
redevelopment given the relatively recent construction of buildings and strata ownership pattern.
Midland Oval
Midland Oval is intended to establish a more intense residential presence whilst also bolstering
commercial office uses. Building heights of three to twelve storeys will be accommodated
containing a mix of office, civic, entertainment, residential and retail uses. The precinct proposes a
residential density coding of RAC-0. An urban green is proposed within the precinct to provide
amenity for future residents and workers. Detailed design of the precinct is guided by the City
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approved Midland Oval Redevelopment Masterplan.
Midland West End
Midland West End is the focus for retail (outside of Midland Gate), restaurant and entertainment
functions within a pedestrian oriented main street environment. It is intended to contain a diverse
mix of uses, including residential and office and provide public spaces for community activities.
Buildings will be built to the street boundary, address street frontages and public spaces and
support active ground floor uses. Building heights are proposed at three to six storeys to the street
interface, with potential for an additional level setback from the street boundary. The precinct
proposes a residential density coding of RAC-0.
Midland Gate
Midland Gate Shopping Centre will continue to provide the vast majority of retail space, including
supermarkets, speciality stores and discount department stores. Approval for expansion to
75,000m2 net lettable area was granted by the Metropolitan East Joint Development Assessment
Panel on 15 December 2011. Building heights are proposed at two to six storeys based on the
retail land uses and activities anticipated for the precinct. The precinct proposes a residential
density coding of RAC-0.
A land use permissibility table identifies the use class permissibility within each of the precincts
and their subsequent land use types.
General development standards are applied to all precincts within the ACSP area and specific
development standards for each precinct.
Implementing the ACSP
Amendment No.119
Amendment No.119 to the City's LPS No.17 (gazetted on 15 September 2017) resulted in the
rezoning of the ACSP area from various City Centre zones to Strategic Regional Centre zone,
amended the scheme text accordingly, inserted Midland Strategic Regional Centre zone objectives
and inserted Schedule 15 - Midland Strategic Regional Centre (including a land use permissibility
table) into the scheme text (Attachment 4: Land Use Permissibility Table for the Midland
Strategic Regional Centre). Amendment No.119 gives effect to the proposed ACSP through the
inclusion of the land use permissibility table to provide for appropriate development control.
Design Guidelines
Design guidelines are currently being prepared by the City and are to be adopted as a local
planning policy under LPS No.17 upon approval of the ACSP by the WAPC. The design guidelines
aim to ensure built form outcomes are consistent with the objectives of the proposed ACSP and
provide more detailed guidance on the general and precinct specific development standards. The
design guidelines are being prepared based on the land use and activity anticipated for each
precinct, taking into account the density and specific precinct objectives.
Part One of the ACSP document contains a provision requiring residential development to be in
accordance with the requirements of the ACSP and local planning policy.
Local Development Plans
The ACSP requires a Local Development Plan (LDP) specific to the Morrison Road West precinct
to be prepared and approved under LPS No.17. The LDP will focus on restricting access to
Morrison Road through the amalgamation of landholdings.
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BACKGROUND
Planning for the Midland Activity Centre presents challenges in that it is partly located within the
MRA Area and partly located within the City. The complexities of the situation were acknowledged
in a Statement of Intent that was signed by the City, former Department of Planning, MRA and the
owners of Midland Gate Shopping Centre in 2011.
In 2013, the City (in conjunction with the MRA) prepared and adopted the Midland Activity Centre
Master Plan (MACMP) as the strategic document to guide co-ordinated development in this Activity
Centre. The MACMP forms the basis of the proposed ACSP and the MRA's Midland Master Plan.
In 2015, the MRA released the Midland Master Plan (MMP) as a strategic document to guide the
preparation of an updated statutory planning framework, including a new Redevelopment Scheme
and Design Guidelines. The MMP also informs the preparation of other implementation
frameworks including a place plan, activation strategy, commercial strategy and public art strategy.
On 7 September 2016, Council resolved to recommend approval of the proposed ACSP to the
WAPC. As a result of comments received during the public advertising stage and the new
requirements of the Planning and Development (Local Planning Scheme) Regulations 2015,
several minor modifications were proposed. These modifications address issues raised with regard
to car parking cash-in-lieu provisions and general consistency with the Regulations. The
modifications have been undertaken with the modified ACSP submitted to the WAPC for
determination.
KEY ISSUES
Consistency with
WAPC Policies &
Planning Framework

State Planning Policy 4.2 'Activity Centre
for Perth and Peel'.
Draft North-East Sub-Regional Planning
Framework.

Fully consistent

Consultation

The proposed ACSP was advertised by the City for public comment for
a period of 42 days from 1 August to 14 September 2015. The
proposed ACSP was advertised concurrently with Amendment No.119
to the City's LPS No.17 and the Midland Oval Redevelopment Master
Plan. A total of 51 submissions were received from residents, servicing
agencies and government departments on these three different but
related proposals comprising 9 objections and 42 non-objections. The
City's responses to the submissions are supported. Issues that were
identified by the submissions are discussed further in the Planning
Assessment section.

PLANNING ASSESSMENT
The proposed ACSP is considered to be consistent with the state planning framework. Issues that
are either raised by submissions or relate to WAPC policy and require specific consideration are
discussed below.
State Planning Policy 4.2 'Activity Centres for Perth and Peel' (SPP 4.2)
SPP 4.2 provides for a planned network of activity centres within the Perth and Peel regions
consistent with Directions 2031 and Beyond. The Midland Activity Centre is identified by SPP 4.2
as a SMC. SMC's are multipurpose centres that provide a diversity of land uses and the full range
of economic and community services, necessary for the communities with a target population
catchment of 150,000 - 300,000 persons.
SPP 4.2 requires an ACSP to demonstrate how the development of a centre meets requirements
and performance indicators, the Model Centre Framework and Activity centre plan contents and
performance indicators. These indicators relate to land use diversity, housing targets, employment,
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public transport access, built form, street interface and resource conservation.
The objectives of the proposed ACSP are generally consistent with those of SPP 4.2. Midland
Activity Centre meets the role and function of a SMC as set out in Table 3: Activity Centre
Functions, Typical Characteristics and Performance Targets of SPP 4.2. The minimum density
target of 30 dwellings per gross hectare (5,181 dwellings in total) can be achieved across the
Activity Centre as a whole (including the MRA area to the south) in the form of distinct residential
neighbourhoods and mixed use precincts, however, the desired target of 45 dwellings per gross
hectare is considered to be challenging and only achievable over the long term.
The proposed ACSP estimates a total dwelling yield of 3,093 which equates to approximately 18
dwellings per gross hectare. The challenges of fragmented land ownership and strata titling in the
City Centre are noted. It is acknowledged that Midland currently has a low base in terms of
dwelling density as there are currently an estimated 691 dwellings throughout the ACSP area. The
City advises that it will take a significant amount of time (long term) to increase the dwelling yield to
the minimum and desirable dwelling targets and will require significant investment at the local and
state government levels, particularly around amenity, community infrastructure and employment
promotion.
The proposed ACSP addresses SPP 4.2 requirements as it plans for a centre with a diverse mix of
land uses and an intensity of development that will build a strong regional population and
employment base.
Residential Density
Residential density is to be in accordance with the allocated R100 and RAC-0 coding, the
development requirements of which are set out within Part One of the proposed ACSP
(Attachment 5: Plot Ratio & Density Plan).
Submissions received during the advertising period expressed concern at the proposed increased
density of development. The general suitability of Midland as a whole for infill development is
recognised by Directions 2031 and the draft North-East Sub-Regional Planning Framework. In
addition, the Activity Centre is considered to have good access to public transport (being at the
end of the Midland railway line), employment bases, education and health facilities.
Building Height & Scale
Building height and scale are based on the land use and activity anticipated for each precinct,
taking into account the specific precinct objectives (Attachment 6: Building Height Plan).
Integration with the existing height and scale of buildings in recognised areas of heritage
significance and sensitive residential neighbourhoods is proposed, particularly within the Midland
West End precinct.
Submissions received during the advertising period expressed concern at the proposed increase in
building height and scale. Design elements addressing built form are to be reflected by design
guidelines which are currently being prepared as a local planning policy (to be adopted by Council
upon approval of the proposed ACSP by the WAPC) to ensure built form outcomes are consistent
with the objectives of the proposed ACSP. The design guidelines are being prepared based on the
land use and activity anticipated for each precinct, taking into account the density and specific
precinct objectives.
The design guidelines will provide general provisions and specific information on the design intent,
indicative street sections, heights, setbacks, landscaping and unique characteristics intended for
the precinct. Appropriate built form measures to be considered in the preparation of the local
planning policy take into account the existing work being undertaken by the MRA and what is
provided for in the endorsed MACMP. The design guidelines are being prepared in conjunction
with the MRA.
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Retail Floor Space
The proposed ACSP currently has an estimated retail floor space of approximately 82,000m2. The
proposed ACSP assumes that the Centre has the potential to accommodate up to 200,000m2 of
retail floor space. This increase is justified by the City's Retail Needs Assessment. SPP 4.2
requires a 50% mix of land use floor space (including office, civic, business, health, community,
entertainment, cultural and showrooms) as a proportion of the Centre's total floor space. The
proposed ACSP meets the diversity performance target for land use mix.
Public Transport Access
The proposed ACSP depicts the relocation of the train station to a more central location within the
City Centre. This has the potential to improve the station's effectiveness as a public transport node
as well as improving activity and access within the City Centre to Midland Gate shopping centre,
the activity corridor of Great Eastern Highway, the proposed Midland Health Campus and existing
administrative and civic uses.
The proposed relocation increases the catchment of residents and businesses within an 800 metre
walkable catchment (almost all of the Activity Centre area as a whole will be within the 800 metre
walkable catchment) and assists in the encouragement of alternative transport modes. The
proposed relocation will assist in achieving the main movement related policy objective of SPP 4.2
which is to "maximise access to activity centres by walking, cycling and public transport while
reducing private car trips".
Metronet
The proposed ACSP depicts the relocation of the Midland station, the retention of the level
crossing at Helena Street and a proposed level crossing at Cale Street.
The Metronet Rail Planning Branch supports the proposed ACSP subject to the following
modifications:



deletion of references to level crossings, including the retention of the level crossing at
Helena Street and the proposed level crossing at Cale Street throughout the ACSP
document; and
deletion of the indicative parking location adjacent to Railway Parade east of Cale Street in
Figure 31 Potential Car Parking Locations.

The Railway Crossing Control in Western Australia Policy and Guidelines states that the Public
Transport Authority (PTA) does not permit an increase in the net number of level crossings on the
public rail network. The Office of the National Rail Safety Regulator's Railway Crossings Policy (28
June 2016) does not support the construction of new rail crossings and strongly encourages
governments and industry to commit to a firm policy of no new rail crossings. In addition, the
preliminary concept design for the new Midland station is located south of Cale Street in the
railway reserve, such that, a level crossing south of Cale Street cannot be constructed.
The proposed ACSP also depicts a potential car parking area adjacent to Railway Parade east of
Cale Street. This land is located in the rail corridor and the PTA are the landowners. The
preliminary design for Midland station includes this location as a future park 'n' ride facility/staff
parking due to its proximity to the relocated Midland station and proposed Bellevue depot.
The Metronet Branch's requested modifications are supported and the imposition of appropriate
modifications is recommended.
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Car Parking
A parking demand model was developed incorporating existing parking, anticipated parking
requirements and incorporating observed parking demand and shared and reciprocal parking. The
model revealed that the proposed ACSP area has an existing supply of 10,500 parking bays and
would require an additional 2,500 bays for a total of 13,000 bays to accommodate the anticipated
2031 growth scenario.
Parking management priorities within the ACSP area recognise that Midland is a SMC and,
therefore, commuter parking must be provided, ideally at the periphery. With this in mind, large
scale parking is proposed to be accessed from peripheral roads. The proposed introduction of paid
parking as well as mandatory cash-in-lieu arrangements will ensure sufficient public parking is
available whilst maintaining a limit on parking within the ACSP area.
Submissions received during the advertising period expressed concern over the mandatory 25%
cash-in-lieu requirement prescribed by the proposed ACSP. The City considered the application of
proposed development standards on the relatively smaller sized individual sites within the
proposed ACSP area and concluded that unless smaller sites are amalgamated to enable
provision of onsite parking, most sites will not be able to accommodate the required number of
parking bays. As a result, it was anticipated that most sites will be short of bays to the order of 25%
of the required parking rates. On the basis that it will not impact the principle of providing parking in
identified locations, the City resolved to modify Clauses 1.8.3.6 (d) and (f) of Part One of the
proposed ACSP to delete reference to the 25% mandatory requirement.
The position of the City is supported in this instance. SPP 4.2 promotes an efficient supply of car
parking by a suitable allocation of on-street, off-street public and shared parking including cash-inlieu arrangements.
Public Realm
One of the key design elements of the proposed ACSP concerns the creation of a new network of
green spaces characterised by small to medium urban greens and public squares.
Submissions received during the advertising period expressed concern about the perceived loss of
public realm and a loss of amenity such as green spaces as a consequence of the implementation
of the proposed ACSP. In response to these concerns, a Public Domain Strategy is currently being
prepared by the City for the Activity Centre to address aspects of the public realm relating to
legibility, connectivity, aesthetics, shade provision and activation. Furthermore, Council endorsed a
revised Midland Oval Redevelopment Master Plan on 30 January 2017 which addresses public
amenity aspects of the Midland Oval Precinct and provision of public open space.
The City has submitted an updated version of the proposed ACSP which acknowledges the
refinement of the Midland Oval Precinct design via the Master Plan. It is recommended that a
modification be imposed requiring Version 2.0 (June 2016) of the proposed ACSP to be replaced
with Version 2.1 (May 2017) of the proposed ACSP.
CONCLUSION
The proposed ACSP establishes a planning framework to guide the planning and redevelopment
of the Midland Activity Centre consistent with the state planning framework and is implemented by
Amendment No.119 to the City's LPS No.17.
It is recommended that the WAPC resolve that the proposed ACSP be modified (Attachment 7:
Schedule of Modifications) prior to approval being granted.
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RECOMMENDATION

That the Statutory Planning Committee resolves to:
1. require the City of Swan to modify the Midland Activity Centre Structure Plan in
accordance with the attached Schedule of Modifications (Attachment 7) before
final approval is given; and
2. following the completion of the modifications, upon approval of the Midland
Activity Centre Structure Plan, the approval shall be valid for a period of 10 years
ATTACHMENTS
Attachment 1: Locality & MRS Plan
Attachment 2: Proposed ACSP
Attachment 3: ACSP Precincts
Attachment 4: Land Use Permissibility Table for the Midland Strategic Regional Centre
Attachment 5: Plot Ratio & Density Plan
Attachment 6: Building Height Plan
Attachment 7: Schedule of Modifications
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REPORT TO

Statutory Planning Committee

Meeting date

12 December 2017

Subject

Amendments to the Albion (Brabham) District Structure Plan, Brabham
Local Structure Plan 1C and Proposed Brabham Activity Centre Plan

Purpose

Requires WAPC decision

Title of Approving Officer

File number

SPN/0031M-2, SPN/0698M-2
& SPN/2141/1

Acting/Assistant Director General, Land Use Planning

Agenda Part for Non-Confidential Reports (SPC – Published on website)
SPC - C - Subdivisions/Amalgamations (inc Structure Plans & Outline Development Plans)
SITE-SPECIFIC DETAILS
Region/s

Perth

Local government/s

City of Swan

Landowner/Consultant

Stockland, Department of Communities and other various
landowners/CLE Town Planning and Design, Location IQ,
Transcore, Local Natural Area Consulting Management Services

Bushfire Prone Area

YES

Statutory Planning Committee - SMART/Structure Plans only
Region scheme zoning

Largely Urban

Local Scheme Zoning

Largely Special Use 10 and Development Contribution Area 1

Council’s
recommendations

APPROVE

Receipt date

31/7/2017, 4/8/2017 &
14/08/2017

Property Address

Various lots Brabham

Process days

134, 130 and 120 (as at
12 December 2017)

SUMMARY
The Western Australian Planning Commission (WAPC) has received amendments to the Albion
(Brabham) District Structure Plan (DSP) and Brabham Local Structure Plan 1C (LSP 1C) for
determination. The amendments largely relate to changing the size and category of the centre,
located at the corner of Youle Dean Road and Everglades Avenue, from a neighbourhood to
district centre. The Brabham Activity Centre Plan (ACP) has also been received for final approval
and all three applications are considered in this report.
As ACPs are required to be determined by the SPC, it is considered appropriate that all three
structure plans be considered together given their interrelated nature. The METRONET office has
commented on the application because of the proximity of the possible Ellenbrook rail alignment
and stations locations.
A development application for the first stage of the centre has been lodged with the City of Swan
(the City) and is likely to be considered by the Metro East Joint Development Assessment Panel
(JDAP) in mid to late December 2017.
The City recommended approval to the ACP as well as the amendments to the DSP and LSP 1C
subject to modifications. It is recommended that, subject to modifications, the ACP and
amendments to the DSP and LSP 1C be approved.
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DETAILS OF PROPOSAL
Amendments to District Structure Plan (DSP) and Local Structure Plan 1C (LSP 1C)
The amendments to the DSP and LSP 1C consists of the following:
 Change the centre category from neighbourhood to district;
 Expand the size of the centre from approximately 3.5ha to approximately 11ha;
 Increase the centre's retail floorspace from 10,000m2 - 15,000m2 to approximately
20,000m2; and
 Change the configuration of the centre.
The LSP 1C amendment also proposes to move the main street further north, change the location
of the district community centre and move Mayfield Drive westwards to reflect the increased size of
the activity centre. (Attachment 1 - Existing and Proposed Amendment to the DSP and
Attachment 2 - Existing and Proposed Amendment to LSP 1C)
Activity Centre Structure Plan (ACP)
The ACP is split into five precincts with each having different objectives and built form outcomes
with the retail core and main street concentrated within the northern section. The ACP includes
controls on land use, density, built form and street interface and intends to accommodate
approximately 30,000m2 NLA, including approximately 20,000m2 of retail. (Attachment 3 - Part
One of Brabham Activity Centre Plan)
BACKGROUND
The Albion (Brabham) DSP was approved by the WAPC in 2011 and five local structure plans,
including LSP 1C, have been approved over approximately 50% of the DSP area. Approximately
25% of lots within LSP 1C have been created.
The METRONET office has commenced preliminary planning for the Ellenbrook rail line and has
identified a possible station at Whiteman/Brabham. While options for the station location are
continuing to be identified, a final decision on the future station and its location is unlikely until mid2018.
The City has recently approved a Local Development Plan (LDP) for the centre which is a
requirement of the existing LSP 1C; the LDP reflects the first stage of the proposed district centre
(Attachment 4 - Approved Local Development Plan). A development application has been
lodged with the City for the first stage of the district centre and is scheduled to be presented to the
Metro East J-DAP in mid/late December 2017. (Attachment 5 - Proposed Development
Application).
KEY ISSUES
Consistency with
WAPC Policies &
Planning Framework

Consultation
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State Planning Policy 3.7 Planning in Bush
Fire Prone Areas

Broadly consistent, some
discretion required

State Planning Policy 4.2 - Activity Centres
for Perth and Peel

Broadly consistent, some
discretion required

State Planning Policy 5.4 Road and Rail
Transport Noise and Freight
Considerations in Land Use Planning

Fully consistent

The amendments to the DSP/LSP 1C and proposed ACP were
advertised by the City. The DSP attracted three objections from both
the owner and operator of Ellenbrook Central and the then Department
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of Housing (now Department of Communities). Advisory comments
where provided from government agencies.
The LSP 1C amendment attracted nine submissions from individual
landowners, of which six had no objections/no comment and three
objected. Main Roads Western Australia (MRWA) and the Department
of Fire and Emergency Services objected to aspects of the proposed
amendment, which can be addressed through appropriate
modifications.
The ACP attracted objections from the Department of Communities
and the owner/manager of Ellenbrook Central and comments from
three government agencies. The schedule of submissions summarises
these submissions and provides responses. (Attachment 6 Schedule of Submissions)
The METRONET office generally supports the proposed amendments
to the DSP and LSP 1C to upgrade the Neighbourhood Centre to a
District Centre, provided it does not compromise the achievement of
better outcomes through the draft ACP. The METRONET office
indicates that although the planning proposals are unlikely to impact
METRONET’s ability to deliver the transport infrastructure, the draft
ACP would result in a sub-optimal planning outcome.
PLANNING ASSESSMENT
AMENDMENTS TO THE DISTRICT STRUCTURE PLAN AND LOCAL STRUCTURE PLAN 1C
Change from Neighbourhood to District Centre
The main component of the DSP and LSP 1C amendments relate to changing the centre from a
neighbourhood to district centre. The DSP current identifies the centre as a 'Large Neighbourhood
Centre' in the order of 10,000m2 retail floor space and 17,000m2 of non-retail floor space. The
existing LSP 1C identifies the centre as a Large Neighbourhood Centre of 15,000m2 of retail floor
space with the possibility of extending up to 20,000m2 and 17,000m2 other (non-retail).
The amendments propose to increase the footprint of the centre and the retail floor space to
approximately 20,000m2. The centre is intended to be developed in two stages; the first stage will
include one major supermarket and the second stage includes a discount department store.
State Planning Policy 4.2 - Activity Centres for Perth and Peel (SPP 4.2) identifies the
Albion/Brabham centre as an emerging district centre. The draft Perth and Peel Sub-regional
Framework also identifies it as a District Centre. The City's draft Local Commercial Activity Centre
Strategy was advertised in December 2016 and also identifies it as a possible district centre.
The landowner and operator of Ellenbrook Central have lodged separate objections to both the
DSP and LSP 1C amendments, largely on the grounds that the centre will negatively impact on the
Ellenbrook activity centre (identified as a secondary retail centre under SPP 4.2), as well as
concerns with the assumptions within the Retail Sustainability Assessment (RSA). A key concern
raised is the development of a discount department store (DDS) by approximately 2025.
The objector indicates that this is too early as there will not be sufficient population to support the
DDS and will impact on the viability of the proposed second DDS at Ellenbrook Central. The
objector requests that any DDS at Brabham occur after 2031 and that this be a
requirement/condition of the structure plan. A development application is being prepared for
Ellenbrook Central to include an additional 30,000m2 additional retail floorspace.
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The applicant's RSA indicates that the proposal will not result in a negative retail trading impact of
more than 10% on any centre in the defined total trade area. The greatest impact is on Ellenbrook
Central with a potential 7.5% ($17.5 million) loss of sales revenue in 2024/2025. Other centres
within the trade area are not impacted by more than 2.5 per cent of sales revenue.
Consultants were engaged by the City to independently review the applicant's RSA and provide
advice on the issues raised by the objectors. Based on this review, the City is satisfied with the
assessment methodology and other assumptions within the applicant's RSA.
Movement Network
Woollcott Avenue
The DSP and LSP 1C amendments forecast traffic volumes along Woollcott Avenue east of
Everglades to be approximately 1000vpd in 2031. The City supports the Neighbourhood Connecter
A category for this section of road, however the City estimates that this section of road is likely to
carry approximately 8,700vpd and provision should therefore be made to allow vehicles to exist
lots in a forward motion.
Liveable Neighbourhoods does not generally support reversing onto roads carrying greater than
5000vpd; however reversing may be supported for larger lots using paired crossovers with ability
to reverse into the parking lane. The structure plans suggests Woollcott Avenue will be developed
as a Neighbourhood Connector with parking lanes so reversing is an available option. A number
of lots have already been approved which directly front Woollcott Avenue. Although there is a large
discrepancy between the applicant's and the City's traffic volumes, there is the ability to provide for
adequate reversing given the future design of Woollcott Avenue.
Mayfield Drive and Youle Dean Road Intersection
The LSP 1C amendment and the ACP propose a full movement T-intersection at Mayfield Drive
and Youle Dean Road. The City and MRWA have raised concerns with this intersection and have
requested it be changed to left-in/left-out and the applicant accepts this change and suitable
modifications are recommended.
District Community Centre Site
The LSP 1C amendment proposes a district community centre within the north-western section of
the district centre however, the City has requested it be relocated to the north-eastern section
adjacent the POS. The City and the landowner have been in discussions in relation to the location
of this community centre and the landowner now accepts the north-eastern location. A suitable
modification is recommended which matches the location within the ACP.
Public Open Space
Although the amendment to LSP 1C proposes to reduce the amount of POS, the proposal still
achieves the 10 per cent POS requirement as the centre is a deduction from the gross
subdividable area.

ACTIVITY CENTRE PLAN (ACP)
Centre Boundary
The ACP boundary reflects the proposed district centre and includes a section of residential land to
the north-west. The Department of Communities is concerned the centre does not integrate with
its land to the south and also suggests the centre be reconfigured to reflect the possibility of a
station south of Youle Dean Road. The City has recommended that the southern boundary of the
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ACP not be changed, but additional land use controls be added to this area. As there is no LSP to
the south and no decision on the possible station location in Brabham, it is recommended that the
ACP not include the area to the south of Youle Dean Road. The DSP amendment still identifies the
land to the south as district centre and this area will be subject to future local structure planning.
Design of the Activity Centre
The METRONET office has indicated that the centre design could be improved in relation to:
integrating with surrounding land uses, the interface with Youle Dean Road, guiding urban design
principles and the arrangement of car parking. METRONET office has indicated that once a
decision on the future station location is made, the proposal may not be in keeping with
contemporary urban design or transit oriented development principles if within the station precinct
and the design could be improved. This could include locating the main street, intense employment
uses and density close to the station. The Department of Communities is also concerned the
proposal may be pre-emptive and may lead to a potential sub-optimal land use outcome.
In deciding on the suitability of the centre design consideration should to be given to the previous
planning decisions. The existing DSP envisaged car based, mixed business development fronting
Youle Dean Road and the approved LSP 1C has the main street and retail core positioned in the
northern part of the centre. The LDP approved by the City reflects this intent and is consistent with
the first stage of the district centre. The proposed ACP is consistent with these documents.
Given the established planning framework and the advanced stage of the design of the centre (DA
lodged for stage one), the centre design is considered appropriate. However to improve
integration with the land to the south and reflect the uncertainty with the station location, the
following is recommended:




Extend the pedestrian links on the illustrative concept plan to Youle Dean Road;
The area south of Youle Dean Road not be included in the ACP; and
Include a provision indicating that if the station location results in the centre being within the
walkable catchment, then any future development should respond to the future station
consistent with transit orientated development principles.

Main Street
A main street is proposed within the northern section of the activity centre connecting Everglades
Avenue and Mayfield Drive. The main street is approximately 150m long with a minimum width of
20m and maximum of 25m and is anticipated to carry approximately 2500 vehicles per day. The
City has recommended on-street cycle lanes on the main street and requests the street be
increased to a minimum width of 25m.
The main street is relatively short and is intended to be a low speed environment where vehicles
and cyclists would share the street. Many of the traditional main streets in Perth have a width of
approximately 20m and generally do not include cycle lanes. Liveable Neighbourhoods does not
require on-street cycle lanes for streets carrying less than 3000 vehicles per day.
The development application lodged with the City shows the complete development of the main
street and proposes a public road reserve width of 20m with some sections of the building setback
to provide for articulation and designated alfresco areas (3.1m depth and 70m long alfresco) on the
southern side of the street (Attachment 5). This results in the distance between buildings generally
varying from approximately 22 to 23.1m. On this basis, the proposed 20m wide main street is
considered appropriate to accommodate traffic volumes, pedestrian and cyclist movement and
alfresco areas.
Land Use Permissibility
Part One of the ACP proposes to vary the land use permissibility under the local planning scheme
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(LPS) by including a range of additional uses as well as varying the permissibility of some uses.
ACPs do not have the force and effect of a scheme and it is therefore inappropriate for them to
seek to vary their provisions. It is recommended that the section on land use permissibility be
moved to part two and text included stating that a scheme amendment will be required to
incorporate these changes into the Scheme.
Staging
The ACP includes a staging plan which identifies the different stages that development is likely to
occur (Attachment 7 - Staging Plan). The main elements include stage one which relates to the
current development application lodged with the City (Attachment 5) and stage two which will
increase the retail floor pace to approximately 20,000m2. Stage two is anticipated to occur in 5-10
years following the delivery of stage 1.
Land Use Diversity
SPP 4.2 sets a diversity performance target of 30% for a mix of land uses (i.e. non-retail) for
centres of this size. The RSA indicates a 29% non-retail floor space for the northern precinct which
is estimated to increase to well over 30% when the southern precinct is included. Land use
diversity targets will need to be addressed in any future development application.
Residential Density
Within the walkable catchment of the centre, the proposal is estimated to exceed the density
targets under SPP 4.2. The owner of Ellenbrook Central has requested that staging requirements
be included in the ACP to ensure the delivery of density targets. This has been discussed with the
applicant who is agreeable to requiring a minimum of 40 dwellings being constructed prior to the
delivery of stage two of the centre and a suitable modification is recommended.
Other Requested Modifications
The City has also requested a number of other modifications as discussed below:








The City requests the southern car park access to Mayfield Drive and the service vehicle
access to Everglades Avenue as identified on the ACP be restricted to left-in/left-out.
These intersections will be subject to a Transport Impact Assessment (TIA) at the
development application stage so this modification is not considered necessary;
The City has requested a dual use path along Mayfield Drive. This is not considered
necessary as the TIA has identified on road cycle lanes and shared paths for this road;
The City has requested an emergency evaluation plan at the development application
stage as the centre may be considered a vulnerable land use in a bush fire prone area. The
main shopping precinct is classified as bushfire attack level low and it is therefore not
considered necessary to specifically include this requirement;
The City has requested a signage strategy at the development application stage which is
considered acceptable;
The City requests the 2m landscaping strip for car parks be located within the property
boundary rather than within the street verge and this is supported.

Conclusion
The Brabham ACP and amendments to the Albion (Brabham) DSP and the LSP 1C are generally
consistent with the Commission's policies and practice and subject to modifications, are therefore
recommended for approval. (Attachments 8, 9 and 10 - Schedule of Modifications)

Page 6 of 7

V 3.0 - 23.10.17

SPC Agenda Page 142

RECOMMENDATION

That the Statutory Planning Committee resolves to:
1.

require the applicant to modify the amendment to the Albion (Brabham) District
Structure Plan (Addendum report dated February 2017) in accordance with the
attached schedule of modifications, appended as Attachment 8 and be resubmitted
to the WAPC for approval. Following the completion of the modifications, upon
approval of the structure plan, the approval shall be valid for a period of 10 years;

2.

require the applicant to modify the amendment to the Albion (Brabham) Local
Structure Plan 1C (report dated February 2017) in accordance with the attached
schedule of modifications, appended as Attachment 9 and be resubmitted to the
WAPC for approval. Following the completion of the modifications, upon approval of
the structure plan, the approval shall be valid for a period of 10 years; and

3.

require the applicant to modify the Brabham Activity Centre Plan for Lots 9040,
14340, 804 and 800 (dated 2017) in accordance with the attached schedule of
modifications, appended as Attachment 10 and be resubmitted to the WAPC for
approval. Following the completion of the modifications, upon approval of the
structure plan, the approval shall be valid for a period of 10 years.

ATTACHMENTS
Attachment 1 - Existing and proposed Amendment to the DSP
Attachment 2 - Existing and proposed amendments to LSP 1C
Attachment 3 - ACP
Attachment 4 - Approved Local Development Plan
Attachment 5 - Proposed Development Application
Attachment 6 - Schedule of Submissions
Attachment 7 - Staging Plan
Attachment 8 - Schedule of Modifications - DSP
Attachment 9 - Schedule of Modifications - LSP 1C
Attachment 10 - Schedule of Modifications - ACP
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REPORT TO

Statutory Planning Committee

Meeting date

12 December 2017

Subject

City of Vincent Built Form Policy

Purpose

Requires WAPC decision

Title of Approving Officer

File number

TPS/0345; TPS/0114

A/Assistant Director General, Land Use Planning

Agenda Part for Non-Confidential Reports (SPC – Published on website) SPC - A - Policy
Statutory Planning Committee

Region scheme zoning

Urban;
Central City Area (corner Beaufort and Newcastle Streets);
Parks and Recreation and Public Purposes Reserves;
Primary Regional Road Reserve (Freeway and East Parade); and
Other Regional Roads Reserve (Green, Walcott, Vincent Loftus,
Charles, Fitzgerald, William, Beaufort and Lord Streets)

Local Scheme Zoning

Commercial zone; Residential zone - areas coded R-AC
(Leederville), R20 (East Perth), R30, R40, R50, R60 or R80

Council’s
recommendations

APPROVE

Receipt date

23 January 2017

Property Address

City of Vincent municipality - area generally bound by Green Street
to the north, Mitchell Freeway/Newcastle Street/Graeme Farmer
Freeway to south, Mitchell Freeway to west Walcott Street to the
north-east and the Swan River to the east

SUMMARY
The City of Vincent (the City) adopted Policy No 7.1.1 - Built Form (the Built Form Policy) in
December 2016. It includes development provisions for identified built form areas throughout the
municipality. Residential development is required to comply with State Planning Policy 3.1 Residential Design Codes (R-Codes) except as amended or replaced by the Built Form Policy,
with regard to provisions such as building height, setbacks, and landscaping.
Western Australian Planning Commission (WAPC) approval is required under clause 7.3.2 of the
R-Codes for variations to the lot boundary setback and landscaping provisions that amend or
replace R-Code deemed-to-comply clauses. It is recommended that the WAPC require
modifications to a number of the provisions and encourage the City to comprehensively review the
Policy in line with draft State Planning Policy 7.3 - Apartment Design Policy in consultation with the
Department of Planning, Lands and Heritage (DPLH).
DETAILS OF PROPOSAL
The Built Form Policy identifies five built form areas across the municipality: the Town Centre,
Activity Corridor, Mixed Use Area, Transit Corridor, and Residential Area (Attachment 1 - Built
Form Areas). Each built form area includes design principles/housing objectives and deemed-tocomply development provisions covering matters such as plot ratio, height, setbacks, landscaping
and car parking. These apply to both residential and non-residential development.
The City advises that the Built Form Policy aims to improve the minimum standard of development,
ensure consistent streetscapes for each area, maintain the amenity of established residential
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areas and achieve an appropriate interface between different densities.
With respect to residential development (including multiple dwellings in mixed use buildings), the
design principles/housing objectives and development provisions apply in addition to those in the
R-Codes; although, various deemed-to-comply provisions amend or replace corresponding RCode provisions (which is clearly outlined in the Built Form Policy). (Attachment 2 - City of
Vincent Policy 7.1.1 - Built Form)
Clause 7.1 of the R-Codes states that decision-makers shall not amend or modify the R-Codes to
provide greater or lesser requirements unless expressly permitted in the R-Codes. Clause 7.3.1(a)
of the R-Codes allows local planning policies to amend or replace various specified deemed-tocomply provisions and clause 7.3.1(b) allows policies to augment the R-Codes by providing local
housing objectives to guide discretion where proposals either do not meet requirements or is not
provided for.
The Built Form Policy amends various deemed-to-comply provisions such as height and front
setbacks and augments various design principles under clause 7.3.1 of the R-Codes. It also
includes various provisions that replace:



lot boundary setbacks under clauses 5.1.3 C3.1, 6.1.4 C4.1 and 6.1.4 C4.2; and
landscaping provisions under clauses 5.3.2 and 6.3.2.

These are not on the list of clauses under clause 7.3.1(a) of the R-Codes that can be amended or
replaced by a local planning policy. Clause 7.3.2 of the R-Codes allows deemed-to-comply
provisions not specified in clause 7.3.1 to be amended "where it can be demonstrated to the
satisfaction of the WAPC that the proposed amendment:




is warranted due to a specific need related to that particular locality or region;
is consistent with the objectives and design principles of the R-Codes; and
can be properly implemented and audited by the decision-maker as part of the ongoing
building approval process."

WAPC approval is therefore required for these various lot boundary setback and landscaping
provisions under clause 7.3.2, where they apply to residential development. These are detailed in
Attachment 3 - Response to Variations.
BACKGROUND
The City's local planning framework includes Town Planning Scheme No 1 (TPS1) which divides
the scheme area into fifteen (15) precincts and specifically provides for a planning policy for each
precinct. TPS1 was recently reviewed and City adopted a Local Planning Strategy (LPS) and Town
Planning Scheme No 2 (TPS2) on 18 November 2014. The LPS was endorsed by the WAPC in
November 2016; whereas TPS2 is currently pending determination by the Minister for Planning.
TPS2 aims to recognise the individual character and needs of five precincts within the Scheme
area (to replace the previous 15) and the advertised TPS2 was complemented by precinct
planning policies which apply to the entire City. These policies prescribed, amongst other things,
development requirements such as plot ratio, building heights and setbacks, land use mix and
residential densities.
On 18 November 2014, concurrent with the adoption of TPS2, the City resolved to review its
planning policies including the five draft precinct policies. In 2015, the City advertised revised
policies for each of the five precincts and a new General Development Requirements and Building
Design Policy. In response to submissions on the draft policies, the City concluded on 20
September 2016, that the policies could be simplified, based on the built form of an area
regardless of zone or land use and therefore resolved not to proceed with the draft precinct
policies and the development/building design policy and instead advertised an alternate composite
Built Form Policy which is the subject of this report.
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The City gave notice of the proposed policy to the WAPC. The WAPC encouraged the City to
consider aligning the Built Form Policy with the draft Design WA policies (by letter dated 8
December 2016).
The City made some minor modifications in response to submissions but otherwise adopted the
draft Built Form Policy on 13 December 2016. It also formally rescinded the previously existing 15
precinct policies and other general development policies and noted that a review of the Built Form
Policy, including the heights in the Claisebrook area, would commence when TPS2 is adopted.
The City also recognised that the lot boundary setback and landscaping provisions in the Built
Form Policy would be forwarded to the WAPC for approval pursuant to Clause 7.3.2 of the RCodes but have been implementing the policy in the interim.
Design WA, including draft Apartment Design - Volume Two of State Planning Policy No. 7.3
Residential Design Codes - Guidance for multiple-dwelling and mixed-use developments (draft
SPP 7.3 Apartment Design Policy) was advertised in 2016 and submissions are currently being
assessed by DPLH. The WAPC is expected to make a decision on the policy by the early of 2018.
Given its progress, it is a seriously entertained planning document. SPP 7.3 will supersede Part 6
of the R-Codes. Its gazettal should prompt local governments to review their existing applicable
local planning policies, which will be expected to be consistent with SPP 7.3.
KEY ISSUES
Consistency with
WAPC Policies &
Planning Framework

SPP 3.1 - Residential Design Codes
Draft SPP 7.3 - Volume Two - Apartment
Design - Guidance for Multiple Dwelling
and Mixed Use Developments

Some inconsistency,
variation not
recommended

Consultation

The draft Built Form Policy was advertised between 11 October and 11
November 2016 and 42 submissions were received. The City
considered that the development and planning industry were generally
supportive of the new format and structure of the draft policy.

PLANNING ASSESSMENT
The variations to the R-Codes that require WAPC approval under clause 7.3.2 have been
compared to draft SPP 7.3 Apartment Design Policy, where applicable, given that this policy is
proposed to supersede Part 6 of the R-Codes which is applied to multiple dwellings and mixed use
developments in areas coded R40 and above or R-AC once it is gazetted.
The DPLH has discussed the Built Form Policy and its recommendations with officers of the City of
Vincent. The City is of the view the amendments proposed in the local planning policy are
warranted to preserve local amenity and are consistent with the objectives and design principles of
the R-Codes and with draft SPP 7.3 Apartment Design Policy. They advise that it provides clarity
and has resulted in good design outcomes.
Lot boundary setbacks
The Built Form Policy variations to lot boundary setbacks provisions in relation to various
circumstances that require WAPC approval as they replace the R-Code requirements of clauses
5.1.3 C3.1, 6.1.4 C4.1 and 6.1.4 C4.2 as described and assessed below.
Non-compliance to lot boundary setbacks
The Built Form Policy states that a development in the Town Centre, Mixed Use area, Activity
Corridors and Transit Corridors is "Not Accepted" and "will be refused" should it include:
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The R-Codes allow non-compliance by applying the design principle, therefore this provision in
effect replaces the R-Code lot boundary setbacks by removing this discretion.
The City considers that lot boundary variations are unacceptable where large scale development
adjoins low density residential zoned land, R40 and below. While this viewpoint is appreciated, it is
difficult to mandate setbacks for every situation. This is also inconsistent with the intent of the RCodes that allow flexibility where warranted within the limits of the design principles. The
applicable design principles under the R-Codes already require that lot boundary setbacks
moderate the visual impact of building bulk on a neighbouring property and assist with the
protection of privacy between adjoining properties. This provides the opportunity for proposals that
cannot meet this intent to be refused. This variation is therefore not supported.
Side setbacks - Town Centre, Mixed Use area and Activity Corridors
The Built Form Policy allows development to include:


nil side setbacks for the first two storeys in these built form areas where sites are "Adjoining
Non-Residential Built Form Areas"

to replace clause 6.1.4 C4.2 of the R-Codes that requires lot boundary setbacks in R80-R160 or RAC areas to be in accordance with Table 5 (three-four metres subject to the width of a lot).
These built form areas generally align with Commercial or Centre zones under TPS1 or draft
TPS2, although under TPS1, also include Residential zones. These include typical inner city mixed
use areas such as Oxford Street, William Street and Beaufort Street. The nil setback is supported
as it is consistent with these streetscapes.
The primary controls proposed by draft SPP 7.3 Apartment Design Policy (Table 1 in section 2.1)
allow for nil side setbacks to the first three storeys for attached streetscape patterns such as these.
The City would allow three storey where the design principles are satisfactorily addressed but
prefers two storeys as the default for nil side setbacks to protect the amenity of low scale buildings.
Applying the nil side setback to the first two storeys only, is considered low for these attached
streetscape types and is not supported except where adjacent to identified heritage properties
which may warrant a reduction of boundary wall height. The requirement should be increased to
three storeys to create the urban environment intended for these built form areas consistent with
the attached streetscape types under the draft SPP 7.3 Apartment Design Policy. It is therefore
recommended that these clauses be modified to allow a nil setback to three storeys, however a nil
setback to two storeys could be required where adjacent to identified heritage properties/areas or
design guideline areas (eg the Lacey Street area) that the City has adopted under the local
planning scheme.
Rear boundary setbacks - Transit Corridor
The Built Form Policy requires:


rear boundary setbacks in accordance with Table 5 of the R-Codes (three-four metres
subject to width of lot) for development in the Transit Corridor where "Adjoining NonResidential Built Form Areas"

to replace clauses 5.1.3 C3.1, and 6.1.4 C4.1 of the R-Codes, which require variable lot boundary
setbacks for single houses/grouped dwellings; and, multiple dwellings in areas up to R60, to be in
accordance with Tables 2a and 2b (one to nine metres subject to openings and length and height
of wall). It also replaces 6.1.4 C4.2 as described above. Clauses 5.1.3 C3.1 and 6.1.4 C4.1/C4.2
are not on the list of clauses that can be amended or replaced by a local planning policy under
clause 7.3.1(a) of the R-Codes.
The Transit Corridors are largely coded Residential (R60 or more) in draft TPS2 and would be
characterised by a detached streetscape pattern. It is reasonable for the setbacks to reflect an
adjoining non-residential built form area to the rear (such as Town Centre, Mixed Use and Activity
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Corridors) and are therefore supported.
Lot boundary setbacks - all areas
The Built Form Policy includes where "Adjoining Residential Built Form Areas":




lot boundary setbacks in the Town Centre, Mixed Use area, Activity Corridor and rear
setback in the Residential Area as follows:
o 4.5 metres up to third storey and 6.5 metres for fourth storey or more where
adjoining R60 or above; and
o 6.5 metres up to third storey and 12.5 metres for fourth storey or more where
adjoining R50 or below; and
lot boundary setbacks in Transit Corridors as follows:
o 4.5 metres up to second storey and 6.5 metres for third storey or more where
adjoining R60 or above; and
o 6.5 metres up to second storey and 12.5 metres for third storey or more where
adjoining R50 or below;

to replace clauses 5.1.3 C3.1, 6.1.4 C4.1 and 6.1.4 C4.2 of the R-Codes, as described above
(setbacks as per Tables 2a/2b or 5). The City has recently proposed an additional clause to clarify
that these setbacks should not apply where an adjoining site is equally coded R50 or R60 and
higher or has existing equivalent development, in which case requires setbacks in accordance with
Tables 2a/2b of the R-Codes.
The City's intention is to minimise the impact of building bulk and improve the privacy of lower
coded areas abutting higher codes/non-residential built form areas. It is however of concern that
these graduated setbacks are arbitrary. They far exceed the setbacks in Tables 2a, 2b and 5 of the
R-Codes.
The building separation distances in draft SPP 7.3 Apartment Design Policy (Table 2 in section
2.1) are also graduated by height, but also by the type of room facing the boundary (a nonhabitable room requiring a lesser setback than a habitable room). The setbacks therefore vary
from three metres to 12 metres (applied to a lot boundary). An additional three metres (to a lot
boundary) would apply where a higher density code abuts a lower code (section 2.8 Building
Separation - Planning Guidance).
The City considers that the Built Form Policy lot boundary setbacks are consistent with the draft
SPP 7.3 Apartment Design Policy. While the distances are generally consistent, the application to
heights is different. The setbacks are therefore not supported and it is recommended that the
setbacks should be amended to align more closely with the draft SPP 7.3 Apartment Design Policy
provisions.
Setback of balconies
The setback provisions of the Built Form Policy require the lot boundary setbacks to be in
accordance with clause 5.4.1(i) of the R-Codes where a balcony is proposed for all the built form
areas. These setbacks range from 4.5 - 7.5 metres in areas coded R50 or lower and three-six
metres in areas coded greater than R50. The City's intention is to remove the option of reducing
the clause 5.4.1(i) privacy setbacks when a balcony is screened as allowed by clause 5.4.1(ii) of
the R-Codes to avoid poor design outcomes.
This confuses lot boundary setbacks with privacy setbacks (setback within the cone of vision).
Clauses 5.4.1 and 6.4.1 of the R-Codes and Objective 3.6.1 DC1 of draft SPP 7.3 Apartment
Design Policy include the privacy setbacks are a separate requirement to the lot boundary
setbacks. Requiring the privacy setbacks, in lieu of the lot boundary setbacks, causes
inconsistencies and potential for poor design outcomes, for example, in some situations a balcony
can have a lesser setback than the wall of a building. The setback of balconies should therefore
remain a privacy consideration rather than an alternative setback requirement.
The setback to balconies included in the various setback provisions of the Built Form Policy are not
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supported, although there would be no objection to the Policy being modified to constrain the use
of screening in lieu of the privacy setbacks. Objective 3.6.1 DC2 of the draft SPP 7.3 Apartment
Design Policy provides for balconies to be unscreened for at least 25% of their perimeter (including
edges abutting a building). It is recommended that the City be advised that the Built Form Policy
could be modified to include additional provisions that: (1) amend clauses 5.4.1 and 6.4.1 of the RCodes by deleting clauses 5.4.1/6.4.1C1.1(ii) and C1.2; and (2) include Objective 3.6.1 DC2 of
draft SPP 7.3 Apartment Design Policy.
Setback from a right-of-way
The Built Form Policy allows the setback of development that adjoins a right-of-way in all areas to
be measured from the midpoint of the right of way. It also requires a minimum one metre setback
where a development front a right-of-way. Part 5 of the R-Codes allow setbacks to be taken to the
mid-point of a right-of-way with regard to single houses/grouped dwellings; and, multiple dwellings
in areas less than R40. It is equally applicable to multiple dwellings in areas coded R40 or more. It
is also reasonable to require a minimum one metre setback to ensure adequate manoeuvring for
cars into a right-of-way. These clauses are reasonable variations and can be supported.
Landscaping
The Built Form Policy includes landscaping provisions relating to deep soil zones, canopy
coverage, car park landscaping and landscape plan/maintenance requirements that require WAPC
approval as they replace the R-Code landscaping requirements of clauses 5.3.2 and 6.3.2.
Deep soil Area
The Built Form Policy proposes, for all areas, that 15% of a site provides a minimum area of
between one to six square metres of deep soil zone which may be reduced to 12% where mature
trees are retained which contribute to 30% or more of the required canopy coverage.
This matter is not covered by the R-Codes. Objective 3.4.1 DC1 of draft SPP 7.3 Apartment
Design Policy provides for 12% of a site to provide deep soil areas which may be reduced to 8%
where existing tree(s) are retained and incorporated into the development. Objective 3.4.1 DC2
specifies the minimum number of trees and sizes for deep soil areas and Objective 3.3.1 DC1
includes criteria for existing trees worthy of retention.
Inclusion of the provision is supported, but should be aligned with draft SPP 7.3 Apartment Design
Policy. The Built Form Policy includes a definition of deep soil zone that is inconsistent with the
equivalent deep soil area in advertised draft SPP 7.3 by including on-structure landscaping in one
metre deep soil as deep soil zone. The City advises this has contributed to good design outcomes
(with landscaping in balconies and rooftop spaces). This would however create confusion and
inconsistency and be counter-productive to planning for the urban tree canopy.
It is therefore recommended that the definition of Deep Soil area should be modified to be
consistent with the definition under draft SPP 7.3 Apartment Design Policy. The City should also
be advised that it could include additional requirements that specify criteria for the retention of
existing trees and the minimum number of trees and sizes for the deep soil areas in accordance
with Objectives 3.3.1 DC1 and 3.4.1 DC2 of draft SPP 7.3.
As the draft SPP 7.3 definition is a higher standard and more onerous than that of the current Built
Form Policy, it is recommended that the City consider adopting the draft SPP 7.3 advertised
requirements of 12% of a site reduced to 8% where existing tree(s) are retained. It is also
recommended that the City consider including an additional design principle that enables planting
on structures, up to 25% of a site, in locations that have limited or no space for deep soil at ground
level, consistent Design Guidance under Objective 4.15 and Table 4.15 of draft SPP 7.3 Apartment
Design Policy.
Canopy coverage
The Built Form Policy proposes canopy coverage requirements as follows:
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for the Town Centre, Mixed Use area and Activity Corridor, 80% of the rear or side setback
area is to be provided as canopy coverage at maturity;



in the Transit Corridor:
o 50% of the front setback is to be soft landscaping; and
o 30% of the site area is to be provided as canopy coverage at maturity;



In the Residential Area
o 30% of the site area is to be provided as canopy coverage at maturity; and
o where alterations and additions to buildings are proposed, 30% of front setback is to
be provided as canopy coverage within 5 years unless a mature tree is retained
anywhere on the site.

The R-Codes (clauses 5.3.2 and 6.3.2) do not require specific canopy coverage except to require
that the street setback area be a maximum of 50% hard surface and for trees greater than 3
metres in height to be retained in communal open space areas. The requirement for the Transit
Corridor that 50% of the front setback be soft landscaping is consistent with this and is therefore
supported.
Draft SPP 7.3 does not include minimum canopy coverage but Planning Objectives in section 2.10
Side and Rear Setbacks aims to "achieve setbacks that maximise deep soil areas, retain existing
landscaping, support mature vegetation, provide areas for management of stormwater runoff" and
Objective 3.3.2 aims to retain existing trees where possible.
The Built Form Policy specific canopy coverage requirements would achieve the draft SPP 7.3
Apartment Design Policy objectives but are much more prescriptive than is expected and canopy
coverage is not a practical measure. They are therefore no supported. Desired canopy coverage
can be achieved by applying the deep soil areas requirements and minimum number of tree
provisions under Objective 3.4.1 Design Criteria DC1 and DC2 and Figure 3.4C of draft SPP 7.3
Apartment Design Policy.
Car park landscaping
The Built Form Policy proposes, for all areas, that open air car parks are landscaped to include a
minimum of 80% canopy coverage at maturity; one tree per four (4) car bays; and, a minimum
1.5m wide landscaping strip around its perimeter.
The R-Codes clauses 5.3.2 and 6.3.2 C2 require landscaping for every six (6) car bays to include
shade trees. The proposed modification to include a tree for every four (4) car bays is however
consistent with Objective 3.10.5 DC1 of draft SPP 7.3 Apartment Design Policy and is therefore
supported. This would obviate the need for the 80% canopy requirement as mentioned above, the
desired canopy coverage can be achieved by applying the deep soil areas requirements and
minimum number of tree provisions and Figure 3.4C under Objective 3.4.1 DC1 and DC2 of draft
SPP 7.3 Apartment Design Policy.
The R-Codes do not require perimeter landscaping. Objective 3.10.5 DC2 of draft SPP 7.3
Apartment Design Policy provides for a landscaping strip of at least one (1) metre wide between
otherwise unscreened parking bays and the street. The perimeter landscaping proposed by the
City is suitable for expansive car parks usually associated with commercial land uses but for
general residential application, the requirements should be in line with Objective 3.10.5 DC2 of the
draft Apartment Design Policy. The policy should be modified accordingly.
Landscape plan
The Built Form Policy includes a requirement for a Landscape Plan and Landscape Maintenance
Schedule to be prepared by a registered Landscape Architect for multiple dwelling developments
in the Residential Area and for all development in other areas. It indicates the requirement
replaces an R-Code deemed-to-comply provision and requires WAPC approval. Neither the RCodes nor the draft SPP 7.3 Apartment Design Policy specify preparation of landscape plans by
Page 7 of 8

V 2.0 - 20.02.17

SPC Agenda Page 174

landscape architects. This is an information requirement and not a deemed-to-comply provision of
the R-Codes and as such does not require WAPC approval. The policy should be modified
accordingly.
Conclusion
The R-Codes aim to provide consistency among local government areas to enable greater
certainty within the planning framework while accepting that local variations may be required in
certain circumstances. Draft SPP 7.3 Apartment Design Policy recognises the limitations of the RCodes with respect to encouraging good apartment design outcomes. It is reasonable for any
variations to the R-Codes that are proposed by local policy to be consistent with SPP 7.3
Apartment Design Policy given that its gazettal is imminent.
The Built Form Policy includes provisions that are consistent with the intent of SPP 7.3 Apartment
Design Policy but in fact provide further variation. It is therefore concluded that while some of the
R-Code variations (that require WAPC approval) can be supported, including deep soil areas,
others are more integral to and should align with draft SPP 7.3 Apartment Design Policy, including
lot boundary setbacks to lower coded areas and canopy coverage. It is recommended that the
WAPC approve these provisions or require modifications as discussed and recommended in the
Planning Assessment above and in Attachment 3 - Response to Variations and as specified in
Attachment 4 - Schedule of Modifications.
The City of Vincent includes typical inner city mixed use and medium-high density residential areas
and would expect a high proportion of apartment and mixed use development given its inner city
location where draft SPP 7.3 Apartment Design Policy will apply. The DPLH is therefore keen to
encourage and assist the City with a review of the Built Form Policy as part of the implementation
of the draft SPP 7.3 Apartment Design Policy. It is therefore also recommended that the City
undertake a holistic review of the Built Form Policy with the assistance of DPLH to achieve
alignment with the gazetted SPP 7.3 Apartment Design Policy.
RECOMMENDATION

That the Statutory Planning Committee resolves:
1. pursuant to clause 7.3.2 of State Planning Policy 3.1 - Residential Design
Codes, to approve the relevant provisions of City of Vincent Local Planning
Policy 7.1.1 Built Form Policy subject to modifications as specified in the
Schedule of Modifications appended as Attachment 4;
2. to advise the City that the modified Built Form Policy should be regarded as
interim pending the gazettal of draft State Planning Policy 7.3 Apartment
Design Policy (SPP 7.3) which is anticipated in 2018. An holistic review of the
Built Form Policy should be undertaken by the City in consultation with the
Department of Planning, Lands and Heritage, to achieve alignment with the
gazetted SPP 7.3 Volume 2.
ATTACHMENTS
Attachment 1 - Built Form Areas
Attachment 2 - Policy 7.1.1 - Built Form
Attachment 3 - Response to Variations
Attachment 4 - Schedule of Modifications

Page 8 of 8

V 2.0 - 20.02.17

SPC Agenda Page 175

Attachment 1 - Built Form Areas

FIGURE 1 – BUILT FORM AREAS

SPC Agenda Page 176

Attachment 2
City of Vincent Policy 7.1.1 - Built Form

POLICY NO. 7.1.1

BUILT FORM

TABLE OF CONTENTS

PART 1 – PRELIMINARY .......................................................................................................... 4
POLICY DEVELOPMENT ...................................................................................................... 4
PURPOSE & APPLICATION .................................................................................................. 4
POLICY OBJECTIVES ........................................................................................................... 4
RELATIONSHIP TO OTHER DOCUMENTS .......................................................................... 5
DEFINITIONS......................................................................................................................... 5
APPLICATION OF POLICY & DEVELOPMENT STANDARDS .............................................. 7
FIGURE 1 – BUILT FORM AREAS ........................................................................................ 9
FIGURE 2 – BUILDING HEIGHTS ........................................................................................10
PART 2 - POLICY PROVISIONS ..............................................................................................11
Section 1 – Town Centres .....................................................................................................11
1.1

Building Height ........................................................................................................12

1.2

Setbacks .................................................................................................................17

1.3

Corner Sites ............................................................................................................21

1.4

Ground Floor Design ...............................................................................................23

1.5

Awnings, Verandahs and Collonades ......................................................................27

1.6

Building Design .......................................................................................................29

1.7

Landscaping ............................................................................................................31

1.8

Environmentally Sustainable Design .......................................................................35

1.9

Pedestrian Access...................................................................................................38

1.10

Vehicle Access & Parking ........................................................................................40

1.11

Service Areas & External Fixtures ...........................................................................43

Section 2 – Activity Corridors.................................................................................................45
2.1

Building Height ........................................................................................................46

2.2

Activity Corridor Development Requirements ..........................................................48
Page 1 of 108

SPC Agenda Page 177

CITY OF VINCENT PLANNING AND BUILDING POLICY MANUAL
POLICY NO. 7.1.1
BUILT FORM

Section 3 – Mixed Use ...........................................................................................................49
3.1

Building Height ........................................................................................................50

3.2

Mixed Use Development Requirements ..................................................................53

Section 4 – Transit Corridors .................................................................................................54
4.1

Building Size ...........................................................................................................55

4.2

Building Height ........................................................................................................56

4.3

Setbacks .................................................................................................................61

4.4

Open Space ............................................................................................................64

4.5

Street Surveillance ..................................................................................................64

4.6

Street Walls and Fences .........................................................................................65

4.7

Sight lines................................................................................................................67

4.8

Building Appearance ...............................................................................................67

4.9

Outdoor living areas ................................................................................................67

4.10

Landscaping ............................................................................................................68

4.11

Parking ....................................................................................................................72

4.12

Design of Car Parking Spaces .................................................................................72

4.13

Vehicular Access .....................................................................................................72

4.14

Site Works ...............................................................................................................72

4.15

Retaining Walls .......................................................................................................72

4.16

Stormwater Management ........................................................................................72

4.17

Visual Privacy ..........................................................................................................72

4.18

Solar Access for adjoining sites ...............................................................................73

4.19

Dwelling Size ...........................................................................................................73

4.20

Outbuildings ............................................................................................................73

4.21

External Fixtures .....................................................................................................74

4.22

Utilities and Facilities ...............................................................................................76

4.23

Environmentally Sustainable Design .......................................................................76

Section 5 - Residential...........................................................................................................77
5.1

Site Area .................................................................................................................78

5.2

Street Setback .........................................................................................................79

5.3

Lot Boundary Setback .............................................................................................80

5.4

Open Space ............................................................................................................82
Page 2 of 108

SPC Agenda Page 178

CITY OF VINCENT PLANNING AND BUILDING POLICY MANUAL
POLICY NO. 7.1.1
BUILT FORM

5.5

Communal Open Space ..........................................................................................82

5.6

Building Height ........................................................................................................83

5.7

Setback of Garages and Carports ...........................................................................87

5.8

Garage Width ..........................................................................................................89

5.9

Street Surveillance ..................................................................................................90

5.10

Street Walls and Fences .........................................................................................91

5.11

Sight Lines ..............................................................................................................93

5.12

Appearance of Retained Dwelling............................................................................93

5.13

Outdoor Living Areas ...............................................................................................93

5.14

Landscaping ............................................................................................................94

5.15

Parking ....................................................................................................................98

5.16

Design of Car Parking Spaces .................................................................................98

5.17

Vehicular Access .....................................................................................................98

5.18

Pedestrian Access...................................................................................................98

5.19

Site Works ...............................................................................................................98

5.20

Retaining Walls .......................................................................................................98

5.21

Stormwater Management ........................................................................................98

5.22

Visual Privacy ..........................................................................................................98

5.23

Solar Access for Adjoining Sites ..............................................................................99

5.24

Outbuildings ............................................................................................................99

5.25

External Fixtures ...................................................................................................100

5.26

Utilities and Facilities .............................................................................................102

5.27

Ancillary Dwellings ................................................................................................102

5.28

Aged or Dependent Persons’ Dwellings ................................................................102

5.29

Single Bedroom Dwellings .....................................................................................102

5.30

Environmentally Sustainable Design .....................................................................102

5.31

Development on Rights of Way .............................................................................103

Appendix 1 – DESIGN PRINCIPLES ...............................................................................105

Page 3 of 108

SPC Agenda Page 179

CITY OF VINCENT PLANNING AND BUILDING POLICY MANUAL
POLICY NO. 7.1.1
BUILT FORM

PART 1 – PRELIMINARY
POLICY DEVELOPMENT
This Policy has been prepared under the provisions of Schedule 2, Part 2, Clause 4 of the
Planning and Development (Local Planning Schemes) Regulations 2015.
PURPOSE & APPLICATION
The purpose of this Policy is to provide guidance on development in the City of Vincent. This
Policy applies to all development applications in the City of Vincent.
POLICY OBJECTIVES
Context
1.

Development which integrates land use, public space and the form of the built
environment.

2.

Ensure development is respectful of local and historic context.

3.

Preserve and reinterpret established built form and social character.

4.

Facilitate redevelopment while maintaining and enhancing amenity.
Design

5.

To facilitate good quality and well-designed development, including both buildings and
landscaping.

6.

Development which facilitates activity and vibrancy.

7.

Contribute to and bridges between planning and design specialties.

8.

Encourage development that incorporates the principles of Crime Prevention through
Environmental Design.

9.

To facilitate orderly and proper planning by providing Deemed to Comply requirements as
a straight-forward pathway to approval and Design Principles and Local Housing
Objectives for innovative solutions resulting in positive development outcomes.
Sustainability
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10.

High quality urban places that are efficient, functional and attractive, and can respond to
the changing needs of the community, environment and the economy over time.

11.

Resource, energy and water efficiency throughout lifecycle including construction,
maintenance and ongoing upkeep. Encourage building design that incorporates
sustainable and energy efficient design that befits the local climate and provides
comfortable living conditions.
Movement

12.

Maximise the opportunities provided by the City of Vincent’s proximity to the Perth central
business district, major public transport routes, and cycling networks.
Housing

13.

To provide a range of development types and encourage a range of housing typologies to
address the demographic and needs of the community.

14.

A focus on the retention and adaptive re-use of the City’s building stock and the provision
of affordable housing.
RELATIONSHIP TO OTHER DOCUMENTS

This Local Planning Policy forms part of the City of Vincent local planning policy framework.
Where this Policy is inconsistent with the City’s local planning scheme, the local planning scheme
prevails. Where this Policy is inconsistent with an adopted Local Development Plan, Activity
Centre Plan or Structure Plan, the adopted Local Development Plan, Activity Centre Plan or
Structure Plan prevails.
Where this Policy is inconsistent with the provisions of a specific Policy or Guidelines applying
to a particular site or area (eg Character Retention Area Guidelines), the provisions of that
specific Policy or Guidelines shall prevail.
DEFINITIONS
Active Frontage

A ground floor space where there is visual engagement between
those in the street and those on the ground floors of buildings.

Articulation

Architectural composition in which elements and parts of the building
are expressed logically, distinctly, and consistently, with clear joints.
For the purposes of this Policy articulation refers to points within a
dwelling that clearly distinguish one part of the dwelling from another,
such as setback between the ground and upper floors and
indentations or ‘breaks’ within building walls.
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Average Natural
Ground Level

The average natural ground level is calculated as the average of the
sum of the natural ground level points directly below the outermost
corner points of the footprint of each level of the dwelling (see
Figures 4 and 5).

Awning

A roof like structure attached to a building to provide shelter.

Building Height

As per the R Codes.

Canopy Coverage

Land area covered by tree crowns (branches, leaves, and
reproductive structures extending from the trunk or main stems).

Climate
Devices

Moderation A structure or element which provides suitable control of internal
temperature and air conditions, but does not include air conditioners.

Colonnade

A sequence of columns, covered or open, free-standing or part of a
building.

Dedicated Road

A road which has been committed to public use in accordance with
the Land Administration Act 1997.

Deep Soil Zone

Areas of soil within a development which provide a minimum space
of 1 metre that allows for and supports mature plant and tree growth
excluding areas covered with impervious surfaces.

External Fixtures

As per the R Codes.

Landscaping

As per the R Codes with additional clarification on “any other such
area approved of by the decision-maker as landscaped area” to be
defined as:
Landscaped areas which are available for the use and enjoyment of
the occupants, can include common and/or private open areas and
recreational areas but does not include covered portions of
driveways, hard paved driveways and parking areas, open air porous
parking areas and driveways, or green walls.

Natural Ground Level

As per the R Codes.

Permanent Structure

Building or development which is not temporary and cannot be easily
removed, this includes but is not limited to development with
footings.

Primary Street

As per the R Codes.

R Codes

Refers to State Planning Policy 3.1: Residential Design Codes.

Secondary Street

As per the R Codes.
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Skillion Roof

A mono-pitch roof form.

Soft Landscaping

Any landscaped area with a minimum soil depth of 300mm that
contains in-ground planting, and is exclusive of removable planter
boxes/pots, artificial turf, green walls and porous paving areas.

Stall riser

The part of a shop front below a window.

Streetscape

The visual elements of a street including the road, adjoining
buildings, foot paths, street furniture, trees and open spaces that
combine to form the street’s character.

Verandah

A roofed platform partly enclosed or unenclosed extending across
the front and sides of a building.

Visible Light
Transmission

Light passing directly through glass.

Visually permeable

As per the R Codes.

APPLICATION OF POLICY & DEVELOPMENT STANDARDS
1. Application
1.1. Part 2, Section 1 of this Policy applies to applications for development in the areas
identified as town centre areas on Figure 1, pursuant to Schedule 2, Part 7 of the Planning
and Development (Local Planning Schemes) Regulations 2015.
1.2. Part 2, Section 2 of this Policy applies to applications for development in the areas
identified as activity corridor areas on Figure 1 pursuant to Schedule 2, Part 7 of the
Planning and Development (Local Planning Schemes) Regulations 2015.
1.3. Part 2, Section 3 of this Policy applies to applications for development in the areas
identified as mixed use areas on Figure 1 pursuant to Schedule 2, Part 7 of the Planning
and Development (Local Planning Schemes) Regulations 2015.
1.4. Part 2, Section 4 of this Policy applies to applications for development in the areas
identified as transit corridor areas on Figure 1 pursuant to Schedule 2, Part 7 of the
Planning and Development (Local Planning Schemes) Regulations 2015.
1.5. Part 2, Section 5 of this Policy applies to applications for development in the areas
identified as residential areas on Figure 1 pursuant to Schedule 2, Part 7 of the Planning
and Development (Local Planning Schemes) Regulations 2015.
2. Development Standards
2.1. Applications for development that comply with the relevant Deemed to Comply policy
provisions are considered to be acceptable and will therefore be approved.
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2.2. Applications for development that propose any of the Not Accepted policy provisions
specified will be refused.
2.3. Applications for development that seek departure from the Deemed to Comply’ policy
provisions may be deemed to be acceptable where the following occurs:
2.3.1 The applicant applies for assessment against the relevant Design Principles, Local
Housing Objectives, Policy Objectives and Objectives of the local planning
scheme;
2.3.2 The applicant provides adequate justification against those Design Principles,
Local Housing Objectives, Policy Objectives and Objectives of the local planning
scheme;
2.3.3 Where required by the City’s Policy 4.2.13 – Design Advisory Committee (DAC),
the applicant presents the development to the DAC to review and provide comment
to the City regarding whether the application meets the relevant Design Principles
contained within the Policy and Appendix 1 and Local Housing Objectives; and
2.3.4 The City will assess and determine at its discretion that the outcome will achieve
the relevant Design Principles, Local Housing Objectives, Policy Objectives and
Objectives of the local planning scheme.
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FIGURE 1 – BUILT FORM AREAS
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FIGURE 2 – BUILDING HEIGHTS
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PART 2 - POLICY PROVISIONS
Section 1 – Town Centres
Part 2, Section 1 of this Policy applies to Town Centres as shown
in Figure 1 – Built Form Areas.
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1.1

Building Height

Design Principles & Local Housing Objectives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.1.6 and 6.1.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

P1.1.1

Height that is situated on a site to minimise amenity
impacts to neighbouring properties and the streetscape.

P1.1.2

Development that incorporates design measures to
reduce the impact of height, bulk and scale in
neighbouring properties and the streetscape.

P1.1.3

Development that considers and responds to the natural
features of the site and requires minimal excavation/fill.

P1.1.4

Design
which
minimises
overlooking
and
overshadowing
where
it
impacts
residential
development.

P1.1.5

The City may approve development which exceeds the
maximum height stated in Table 1 where it is stipulated
in an approved Local Development Plan, Activity Centre
Plan or Structure Plan and addresses Design Principles
P1.1.1 – P1.1.4.

R Codes. For all development that is not subject to the R Codes the following
apply as Deemed to Comply provisions.

C1.1.1

Development that is consistent with the building heights
provided in Table 1 and Figure 2.

C1.1.2

External fixtures may extend beyond the maximum
height in Table 1 and Figure 2 where they are not visible
from the street or neighbouring properties.

C1.1.3

The lowest point of a skillion roof is to be a maximum of
the ‘Top of external wall (roof above)’ height stated in
Part 1 of this policy.

Deemed to Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clauses Sections 5.1.6 and 6.1.2 of the

Page 12 of 108

Section 1 – Town Centres

SPC Agenda Page 188

CITY OF VINCENT PLANNING AND BUILDING POLICY MANUAL
POLICY NO. 7.1.1
BUILT FORM

TABLE 1: Building Height – Town Centres
Maximum Building Height
Location

Maximum No. of
StoreysBuilding
Height

In accordance with
the Leederville
Masterplan, and
where no height is
stated the maximum
is to be 6 storeys,
with the exception of
the below
requirements.:
Leederville

Top of external
wall (roof above)

Top of external
wall (concealed
roof)

Bottom of
skillion roof

TopHighest point
of skillion roof

Top of pitched
roof

19.5m

20.5m

19.5m

20.5m

22.5m

Vincent Street – 5
Storeys

16.4m

17.4m

16.4m

17.4m

19.4m

Carr Place – 4
Storeys

13.3m

14.3m

13.3m

14.3m

16.3m

Fitzgerald Street – 6
sStoreys

19.5m

20.5m

19.5m

20.5m

22.5m

13.3m

14.3m

13.3m

14.3m

16.3m

Vincent Street – 5
storeys
Carr Place – 4
storeys

North Perth

Angove Street – 4
storeys
Angove Street – 4
Storeys
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Maximum Building Height
Location

Perth

Mount Lawley /
Highgate

Mount Hawthorn

Glendalough

Maximum No. of
StoreysBuilding
Height

Top of external
wall (roof above)

Top of external
wall (concealed
roof)

Bottom of
skillion roof

TopHighest point
of skillion roof

Top of pitched
roof

19.5m

20.5m

19.5m

20.5m

22.5m

19.5m

20.5m

19.5m

20.5m

22.5m

16.4m

17.4m

16.4m

17.4m

19.4m

25.7m

26.7m

25.7m

26.7m

28.7m

6 sStoreys

6 sStoreys

5 storeys

8 storeys
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Figure C1.1.1 – Building Height Measurement

Figure 3 – Average Natural Ground Level Calculation
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Figure 4 – Average Natural Ground Level Calculation
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1.2

Setbacks

Setbacks Adjoining Non-Residential Built Form Areas

Design Principles & Local Housing Objectives

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 6.1.4 C4.2 of the R Codes. For all
development that is not subject to the R Codes the following apply as Deemed
to Comply provisions.

Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.1.2, 5.1.3, 6.1.3 and 6.1.4
of the R Codes. For all development that is not subject to the R Codes the
following apply as Design Principles.

C1.2.2

Minimum side boundary setbacks for the first two
storeys is nil.

P1.2.1

Development which incorporates design elements that
reduce the impact of building bulk.

C1.2.3

P1.2.2

Development which maximises natural light access,
natural ventilation and, internal and external privacy.

Side boundary setbacks for development three storeys
and above and rear boundary setbacks are to be in
accordance with Table 5 of the R Codes unless a
balcony is proposed in which case the setback shall be
as per Clause 5.4.1 C1.1 (i) and 6.4.1 C1.1 (i) of the R
Codes for the code of the adjacent property.

P1.2.3

Setbacks that facilitate the provision of landscaping.

P1.2.4

Development which activates and addresses rights of
way.

P1.2.5

Street setbacks that facilitate the provision of useable
open space, alfresco dining opportunities and
landscaping which contributes to canopy coverage.

Deemed to Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clauses 5.1.2 and 6.1.3 of the R Codes. For
all development that is not subject to the R Codes the following apply as Deemed
to Comply provisions.

C1.2.1

Primary and secondary street setback for the first three
storeys is nil.

Setbacks Adjoining Residential Built Form Areas
C1.2.4

Lot boundary setbacks adjoining properties coded R60
and above are:
 Ground floor, second and third storey is 4.5m; and
 fourth storey and above 6.5m;
unless a balcony is proposed in which case the setback
shall be as per Clause 5.4.1 C1.1 (i) and 6.4.1 C1.1 (i)
of the R Codes for the code of the adjacent property.

C1.2.5

Lot boundary setbacks adjoining properties coded R50
and below are:
 Ground floor, second and third storey is 6.5m; and
 fourth storey and above 12.5m;
unless a balcony is proposed in which case the setback
shall be as per Clause 5.4.1 C1.1 (i) and 6.4.1 C1.1 (i)
of the R Codes for the code of the adjacent property.

Development Adjoining Rights of Way
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C1.2.6

Where development adjoins a right of way the setback
shall be measured from the midpoint of the right of way.

C1.2.7

Development must address adjoining rights of way by
providing passive surveillance and openings to the right
of way.

Not Accepted
N1.2.1

Non-compliance with lot boundary setback provisions
where the site adjoins land coded R40 and below.
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Figure C1.2.3 – Side boundary setbacks adjoining non-residential area
Figure C1.2.1 – Town Centre Street Setback
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Figure C1.2.5 - Lot boundary setbacks adjoining properties coded R60
and above.

Figure C1.2.6 - Lot boundary setbacks adjoining properties coded R50
and below
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1.3

Corner Sites

Design Principles & Local Housing Objectives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 6.2.4 of the R Codes. For
all development that is not subject to the R Codes the following apply as Design
Principles.

P1.3.1

Development on corner sites that is designed to express
significance and frame the corner to define the built form
and give a strong edge to the public realm.

P1.3.2

Development expressed with strong visual elements
that integrate with both street frontages.

P1.3.3

Create cohesion of both street frontages and contribute
to a comfortable pedestrian environment by addressing
each frontage with awnings.

P1.3.4

Designed to address developments on the opposing
street corner.

C1.3.2

Footpath protection with awnings provided on both
primary and secondary streets.

Not Accepted
N1.3.1

Service areas or fire egress stairs located on or within
1m of the corner.

N1.3.2

Building entries that are significantly recessed back
from the street corner, creating an under croft that takes
activity away from the footpath.

Deemed to Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions are
considered local planning policy provisions for the purpose of clause 6.2.4 C4.
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

C1.3.1

Buildings which are designed to address and
emphasise the corner and provide uninterrupted
activation of both street frontages.
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Figure C1.3 – Corner Sites
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1.4

Ground Floor Design

Design Principles & Local Housing Objectives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 6.2.4 of the R Codes. For
all development that is not subject to the R Codes the following apply as Design
Principles.

P1.4.1

Development shall integrate with adjoining public
spaces and provide building frontages that contribute to
the liveliness, interest, comfort and safety of these
public spaces.

P1.4.3

P1.4.4

P1.4.5

Security measures which do not adversely detract from
the streetscape.

P1.4.9

Adhere to the performance criteria of the Western
Australian Planning Commissions, Designing Out
Crime Planning Guidelines.

Tenancy Size
P1.4.10

Regular entrances with attractive, open and operable
shopfronts, which increase the interest and
engagement of pedestrians and improve walkability and
vibrancy.

P1.4.11

Ground floor façade depths which provide robustness
and space for detail.

Spaces which accommodate relevant and desirable
uses.

P1.4.12

Active frontage allowing uses to be clearly visible from
the street.

Tenancies which maintain the regular spacing rhythm of
the streetscape.

P1.4.13

Emphasise vertical articulation to break up building
mass and highlight street level uses and details.

Development designed to be adaptive and cater for
changing uses over time.

P1.4.14

Development which retains traditional commercial
facades where possible.

All design elements and spaces within the development
must have purpose, ‘dead’ spaces are not supported.

Materials

Façade Design
P1.4.2

P1.4.8

P1.4.6

Contemporary active frontages which are designed with
the core elements of traditional shopfront design.

P1.4.7

Ground floor commercial spaces which increase
engagement with the public realm with opening doors,
windows and walls.

P1.4.15

High quality durable materials and textures used at
street level which reference the surrounding context
where possible.

P1.4.16

Detailed and/or sustainably sourced materials which are
highly engaging to the pedestrian.
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C1.4.8

Minimal use of shallow framing systems and thin
wall/glazing systems.

C1.4.9

Development which fronts a link or arcade must
maximise active frontage.

Deemed to Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions are
considered local planning policy provisions for the purpose of clause 6.2.4 C4.
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

Façade Design
C1.4.1

Façade depth of 300mm to allow space for the
articulation of entries, openings, windows, sills, stall
risers and other detailing.

C1.4.2

The design shall incorporate vertical articulation by
using tall and narrow façade treatments.

C1.4.3

Maximise the width of active frontage including glazing,
openings and operable windows to ensure activity,
interaction and surveillance of the street.

C1.4.4

Co-locate service areas and vehicular access to
maximise the width of the active frontage.

C1.4.5

Stall risers to a minimum height of 450mm.

C1.4.6

Location of signage to be integrated into the design and
articulation of the ground floor.

C1.4.7

Where it is necessary to include fire boosters, mail
boxes and external fixtures on the ground floor facade,
these are to be screened or made to appear as part of
the façade of the ground floor design to maximise the
width of the active frontage.

C1.4.10 Security measures located and installed internally
behind the glazing line or recessed between elements
in the façade such as columns or doorway recesses.
C1.4.11 Security measures which are transparent and visually
permeable to allow views inside the building and enable
internal light sources to be seen from the street.
Tenancy Size
C1.4.12 Ground floor spaces are to have a finished floor level to
finished ceiling level height of minimum 3.5m.
C1.4.13 Ground floor spaces with a width between 7.5m to 9m.
C1.4.14 Ground floor tenancies within new mixed use and
commercial buildings shall provide an acoustic report
which demonstrates that they are capable of attenuating
noise for a range of land uses including high intensity
uses such as small bars and restaurants.
Materials
C1.4.15 Ground floor glazing and/or tinting to be a minimum of
70% visually permeable to provide unobscured visibility.
C1.4.16 Use of contrasting materials. This may be in the form of
contrasting texture, colour, pattern or material finish.
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Not Accepted
N1.4.1

Unarticulated monotonous facades to the street.

N1.4.2

Floor to ceiling glazing, excluding doors.

N1.4.3

Street walls and fences which front the street.

N1.4.4

Glazing and/or tinting with 50% or lower visual
permeability.

N1.4.5

Blank walls, dead ends and hidden recesses.

N1.4.6

Features or structures that can be used as natural
ladders to gain access to higher levels, windows or
doors.

Figure C1.4.9 – Active Frontages to Link and Arcades

C1.4.2 & C1.4.4 – Town Centre Facades
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Figure C1.4.12 – Tenancy Size

Figure C1.4 – Façade Design
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Deemed to Comply
1.5

Awnings, Verandahs and Collonades

Design Principles & Local Housing Objectives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 6.2.4 of the R Codes. For
all development that is not subject to the R Codes the following apply as Design
Principles.

P1.5.1 Provide a continuous network of pedestrian shelter along
building frontages to encourage walking and to provide
protection from the elements.
P1.5.2 Contribute to the legibility of a building and enhance
building façade articulation.
P1.5.3 Create a human scale space that encourages window
shopping and outdoor trading and dining.
P1.5.4 Be considered an integral part of the overall architecture
of the development and considers the form of existing
awnings.

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions are
considered local planning policy provisions for the purpose of clause 6.2.4 C4.
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

C1.5.1 Awnings, verandahs and collonades must be a minimum
height of 3.5m from finished floor level to the underside
of the awning, verandah or collonade to accommodate
under awning signage.
C1.5.2 Provide continuous awnings or an alternative pedestrian
protection measure along the full length of the building
frontage to the primary and secondary streets.
C1.5.3 Be setback a minimum of 600mm from the face of kerb.
C1.5.4 Design into the awning, verandah or collonade the
location of any existing and/or proposed verge tree/s.
C1.5.5

Integrate the design of the façade with the underside of
the awning, verandah or colonnade.

C1.5.6

Awnings and verandahs must be designed to be
removable.

C1.5.7

New awnings, verandahs or collonades shall have
regard to the height, depth and form of existing awnings
and slope of the site.

C1.5.8

Verandahs and collonades are only permitted where
they are constructed wholly within the lot boundaries of
development site.

P1.5.5 Designed to allow unobstructed access to public spaces.
P1.5.6 Design which is responsive to any existing and/or
proposed verge trees.
P1.5.7 The City may approve development which does not
provide an awning where landscaping, which provides
equal or greater coverage than an awning, is proposed.
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Not Accepted
N1.5.1Development in town centres that does not provide an
awning.

Figure C1.5 - Awnings
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1.6

-

Building Design

Design Principles & Local Housing Objectives

C1.6.4

Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 6.2.4 of the R Codes. For
all development that is not subject to the R Codes the following apply as Design
Principles.

P1.6.1

Quality materials and detail that provide interest at a
human-scale.

P1.6.2

Design which incorporates and retains elements of the
existing local character and avoids faux materials.

P1.6.3

Articulation should be used to reduce scale and bulk.

Limestone; and
Timber.

The following contemporary materials
integrated into the design:
- Exposed aggregate concrete;
- Terrazzo
- Ceramics; and
- Detailed precast concrete panels.

may

be

Not Accepted
N1.6.1

Unarticulated monotonous facades to the street.

N1.6.2

Reflective or tinted glass.

Deemed to Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions are
considered local planning policy provisions for the purpose of clause 6.2.4 C4.
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

C1.6.1

Façade depth a minimum of 300mm to allow space for
articulation of windows, and other detailing.

C1.6.2

Fire boosters, mail boxes and external fixtures, are to
be integrated into the building design.

C1.6.3

Traditional materials found in development in the local
area are to be integrated into the design and may
include:
- Red brick;
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Figure C1.6.1 – Façade depth
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1.7

Landscaping

P1.7.7

Open air car parks should be appropriately landscaped
to provide adequate shading and reduce the impact on
adjoining properties.

Design Principles & Local Housing Objectives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 5.3.2 and 6.3.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

Deemed to Comply

P1.7.1

The following landscaping provisions are subject to the approval of the Western
Australian Planning Commission pursuant to Clause 7.3.2 of the R Codes.

P1.7.2

P1.7.3

P1.7.4

Landscaping is to be designed to reduce the impact of
development on adjoining residential zones and public
spaces.
Landscaping should provide increased urban air quality,
tree and vegetation coverage and a sense of open
space between buildings

For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.3.2 and 6.3.2 of the R Codes.

C1.7.1

Site Area

The integration of sustainable landscape design with
the building creating a greater landscaping amenity for
residents and occupants and the community.
The provision of landscaping that will make an effective
and demonstrated contribution to the City’s green
canopy to reduce the impact of the urban heat island
effect .

P1.7.5

Landscaping design which facilitates the retention of
existing vegetation and deep soil zones.

P1.7.6

Landscaping at the rear of the property should not
negatively impact on the use and activation of a right of
way.

Deep soil zones are to be provided as follows:

<650m2
650m2 – 1,500m2
>1,500m2

Minimum Area
1m2
3m2
6m2

Deep Soil Zone
(% of site)
15%
15%
15%

NOTE: the minimum dimension for the area of deep soil zone is to
be 1m

C1.7.2

The required deep soil zone may be reduced to 12%
where mature trees, which contribute to 30% or more of
the required canopy coverage, are retained.

C1.7.3

80% of the rear or side setback area is to be provided
as canopy coverage at maturity.

C1.7.4

A Landscape Plan designed by a registered Landscape
Architect is to be submitted to the City in conjunction
with the Development Application.
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C1.7.5

A Landscape Maintenance Schedule setting out the
program of activities required to maintain the health and
amenity of plantings for the life of the development is to
be prepared by the Landscape Architect responsible for
the design and submitted to the City in conjunction with
the Development Application.

C1.7.6

Open air car parks are to have a minimum of 80%
canopy coverage at maturity.

C1.7.7

All open-air parking areas are to be landscaped at a rate
of one tree per four car bays.

C1.7.8

The perimeter of all open-air parking areas are to be
landscaped by a planting strip of at least 1.5m width.

Figure 5 – Deep Soil Planting Zone
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Figure 6 – Canopy Coverage

Figure C1.7.1 – Deep soil zones
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Figure 7 – Town Centre Landscaping

Page 34 of 108

Section 1 – Town Centres

SPC Agenda Page 210

CITY OF VINCENT PLANNING AND BUILDING POLICY MANUAL
POLICY NO. 7.1.1
BUILT FORM

1.8

Environmentally Sustainable Design

Design Principles & Local Housing Objectives
Where the R Codes apply to a development the following environmentally
sustainable design provisions augment the R Codes and apply as local housing
objectives pursuant to Clause 7.3.1(b) of the R Codes.
For all development that is not subject to the R Codes the following apply as
Design Principles.

Development must demonstrate that:
P1.8.1 It maximises passive solar heating, cooling, natural
ventilation and light penetration to reduce energy
consumption;
P1.8.2 It is capable of recovery and re-use of rainwater, storm
water, grey water and/or black water for non-potable
water applications.
P1.8.3 Climate moderation devices can be incorporated to
reduce passive solar gain in summer and increase
passive solar gain in winter.
P1.8.4 That it is capable of achieving one of the environmental
performance ratings shown in the below table, or their
equivalent*.
Accepted
Rating
Frameworks
Green Building
Council of
Australia’s

Specifications
/ Minimum requirement
compliance
to be achieved
requirements
current Design and 5 star Green Star rating
As-Built rating tool

Green Star
rating system
or
Residential
Life
Cycle ISO 14044
component:
Assessment
“Environmental
Methodologies management – Life - Global warming
cycle assessment
potential of the
– Requirements
development over its
and Guidelines”
lifetime to be reduced
and EN15978
by 50% or more when
“Sustainability of
compared to the
construction works
average Australian
– Assessment of
code-compliant
environmental
equivalent building
performance of
built at the same time.
buildings –
- Water use of the
Calculation
development over its
method.”
lifetime to be reduced
by 25% or more when
compared to the
average Australian
code-compliant
equivalent building
built at the same time.
Commercial
component:
- Global warming
potential of the
development over its
lifetime to be reduced
by 30% or more when
compared to the
average Australian
code-compliant
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equivalent building
built at the same time.
- Water use of the
development over its
lifetime to be reduced
by 15% or more when
compared to the
average Australian
code-compliant
equivalent building
built at the same time.
Or equivalent*
*The City accepts sustainability assessment frameworks
and mechanisms that are nationally or internationally
recognised,
compliant
with
applicable
Australian/international standards and subject to
oversight by a certifying body.
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Figure C1.8.2 – Solar orientation

Figure C1.8.3 – Cross Ventilation
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1.9

Pedestrian Access

Design Principles & Local Housing Objectives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 5.2.3 and 6.2.1of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

P1.9.1

Ground floor levels which allow dignified and equitable
accessibility and unobstructed activity to flow between
the development and the public realm.

P1.9.2

Pedestrian entrances shall be clearly identified into
buildings to provide a well-designed and functional
public realm interface for all users.

P1.9.3

Pedestrian entrances need to be welcoming and
legible and clearly differentiated for all use types.

P1.9.4

Levels which create a direct visual connection between
passers-by and the internal occupants or users.

P1.9.5

Provide new pedestrian links to improve permeability in
local areas.

P1.9.6

Public pedestrian links are preferred over private
access links.

P1.9.7

Open air, unenclosed laneways and courtyard/squares
are preferred.

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.2.3 C3.1 and 6.2.1 C1.1 of the R
Codes. For all development that is not subject to the R Codes the following apply
as Deemed to Comply provisions.

C1.9.1

Pedestrian access which is identifiable from the street
and visitor car parking areas and other public areas.

C1.9.2

Access for pedestrians which directly fronts the primary
street.

C1.9.3

Developments shall distinguish residential entries from
retail and other commercial entries.

C1.9.4

Internal ground floor level to be at grade.

C1.9.5

Design of balustrades to be integrated into the design of
the development.

C1.9.6

Ramps are not to exceed 50% of the active frontage.

Deemed to Comply
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Figure C1.9 - Access
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1.10

Vehicle Access & Parking

Where the R Codes apply to a development the following parking, vehicular
access and parking design provisions augment clauses 5.3.3, 5.3.5, 5.3.4, 6.3.3,
6.3.4 and 6.3.5 and apply as local housing objectives pursuant to Clause 7.3.1(b)
of the R Codes.

P1.10.8

Maximise the retention of existing mature vegetation
through the location and design of vehicle access.

P1.10.9

Car parking which is clearly differentiated for different
use types and identifiable from the street.

Design Principles & Local Housing Objectives
For all development that is not subject to the R Codes the following apply as
Design Principles.

Deemed to Comply
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

P1.10.1

Vehicle access to and from site is to be safe,
manageable and convenient.

P1.10.2

Pedestrian priority and safety is to be ensured by
minimising the number, location and design of vehicle
crossovers.

P1.10.3

Minimise breaks in the street wall to maximise active
frontages.

P1.10.4

Service areas, loading bays and vehicle entrances
should gain access from the Secondary Street or right
of way where ever possible.

P1.10.5

Minimise visual impact of car parking and supporting
infrastructure from the primary or secondary streets.

C1.10.2 Access to a right of way is required to be trafficable to
the nearest dedicated road. The cost to upgrade a tight
of way to make it trafficable is to be borne by the
applicant.

P1.10.6

Unobstructed sight lines provided at vehicle access
points to ensure safety and visibility along vehicle
access ways, streets, rights of way, communal streets,
crossovers, and footpaths.

C1.10.3 Where vehicular access is provided from a street, all
vehicles are required to enter and exit the site in forward
gear.

P1.10.7

Suitable end of trip facilities should be included in the
initial design of the building.

Vehicle Access
C1.10.1 Access to on-site car parking spaces to be provided:
 where available, from a right of way available for
lawful use to access the relevant lot and which is
adequately paved and drained from the property
boundary to a dedicated road;
 from a secondary street where no right of way exists;
or
 from the primary street frontage where no secondary
street or right-of way exists.

C1.10.4

Roller shutters and screens are to be visually
permeable.
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Not Accepted
C1.10.5

Onsite parking for a development shall be located
beneath or at the rear of buildings.

C1.10.6

In a mixed-use development, car bays should be clearly
signposted differentiating between the residential car
bays and the commercial car bays.

C1.10.7

Where on-site parking provided for customer/client use
is not directly visible from the adjacent street, adequate
signage is to be provided to promote public knowledge
of and direction to the car park. This signage is to
comply with the requirements of the City's Policy
relating to Signs and Advertising.

C1.10.8

Existing trees must not be removed to provide for
vehicle access.

N1.10.1

Entirely opaque roller doors or screens.

Crossovers
C1.10.9

Each lot is to provide a maximum of 1 crossover.

C1.10.10 The maximum width of a single crossover is 3m. The
maximum width of a double crossover is 5m.
C1.10.11 The location of crossovers should maximize the ability
to provide on-street car parking spaces.
C1.10.12 Where a crossover meets a pedestrian path there must
be clear communication of pedestrian priority.
C1.10.13 Crossovers must be setback a minimum of 0.5m from
the lot boundary.
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Figure C1.10.9 – C1.10.13 - Crossovers

Figure C1.10 – Vehicle Access and Parking
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1.11

Service Areas & External Fixtures

Design Principles & Local Housing Objectives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 5.4.4, 5.4.5, 6.4.5 and 6.4.6
of the R Codes. For all development that is not subject to the R Codes the
following apply as Design Principles.

P1.11.1

P1.11.2

P1.11.3

Service areas and external fixtures shall be easily
maintained, adequate and attractive and should be
incorporated into the overall design of buildings and
support renewable energy initiatives.
Developments should provide adequate waste storage
facilities for each dwelling and/or commercial premises
and this should be considered at the early stage of the
design process.
New development should consider the undergrounding
of power supply in order to improve the streetscape and
provide space for increased landscaping, canopy
coverage and development.

C1.11.2 External fixtures are required to be concealed from the
street and surrounding properties, located on the roof,
basement or at the rear of the development.
C1.11.3 External fixtures are permitted where they are:
 not visible from the street and surrounding
properties; or
 integrated with the design of the building.
C1.11.4 If external fixtures cannot be integrated into the design
of the building to be concealed from the street and
surrounding properties they will be required to be
screened as follows:




continuous vertical or horizontal opaque material
more than 50mm in width, occupying a minimum of
three quarters of the total surface area in
aggregate; or
a surface offering equal or more obstruction to view
which does not compromise ventilation.

Where the R Codes apply to a development the following provisions augment
clauses 5.4.5 C5.2 and 6.4.6 C6.2 and apply as local housing objectives pursuant
to Clause 7.3.1(b) of the R Codes. For all development that is not subject to the
R Codes the following apply as Deemed to Comply provisions.

Deemed to Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.4.4 C4.3, 5.4.4 C4.4, 6.4.5 C5.3
and 6.4.5 C5.4 of the R Codes. For all development that is not subject to the
R Codes the following apply as Deemed to Comply provisions.

C1.11.1 Development must comply with Western Power
Corporation Easements and Restriction Zones.

C1.11.5 Where there is an increased waste requirement, an
area for waste management must be provided in
accordance with the City’s Waste Requirement
Guidelines.
C1.11.6 For any development a waste management plan must
be provided which is to include information relating to
the ability to adapt the waste storage spaces for any
future increases in waste management requirements.
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Figure C1.11 – External Fixtures
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Section 2 – Activity Corridors
Part 2 Section 2 of this Policy applies to Activity Corridors as
shown in Figure 1 – Built Form Areas.
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2.1

Building Height

all development that is not subject to the R Codes the following apply as Deemed
to Comply provisions.

C2.1.1

Development that is consistent with the building heights
provided in Table 2 and Figure 2.

Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.1.6 and 6.1.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

C2.1.2

External fixtures may extend beyond the maximum
height in Table 2 and Figure 2 where they are not visible
from the street or neighbouring properties.

P2.1.1

Height that is situated on a site to minimise amenity
impacts to neighbouring properties and the streetscape.

C2.1.3

The lowest point of a skillion roof is to be a maximum of
the ‘Top of external wall (roof above)’ height stated in
Part 1 of this policy.

P2.1.2

Development that incorporates design measures to
reduce the impact of height, bulk and scale in
neighbouring properties and the streetscape.

P2.1.3

Development that considers and responds to the natural
features of the site and requires minimal excavation/fill.

P2.1.4

Design
which
minimises
overlooking
and
overshadowing
where
it
impacts
residential
development.

P2.1.5

The City may approve development which exceeds the
maximum height stated in Table 2 where it is stipulated
in an approved Local Development Plan, Activity Centre
Plan or Structure Plan and addresses Design Principles
P2.1.1 – P2.1.4.

Design Principles & Local Housing Objectives

Deemed to Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in Sections 51.6 and 6.1.2 of the R Codes. For
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TABLE 2: Building Height – Activity Corridors
Maximum Building Height

Activity Corridors
Maximum No. of
Storeys

Oxford Street
Scarborough Beach
Road
Fitzgerald Street
(Newcastle St to
Vincent St)
Fitzgerald Street
(Vincent St to
Raglan Road)
Newcastle Street
Beaufort Street
(Newcastle St to
Lincoln St)
Beaufort Street
(Lincoln St to
Walcott St)

4 storeys

Top of external
wall (roof
above)
13.3m

Top of external
wall (concealed
roof)
14.3m

Bottom of
skillion roof

Top of skillion
roof

Top of pitched
roof

13.3m

14.3m

16.3m

13.3m

14.3m

13.3m

14.3m

16.3m

19.5m

20.5m

19.5m

20.5m

22.5m

13.3m

14.3m

13.3m

14.3m

16.3m

19.5m

20.5m

19.5m

20.5m

22.5m

16.4m

17.4m

16.4m

17.4m

19.4m

19.5m

20.5m

19.5m

20.5m

22.5m

4 storeys

6 storeys

4 storeys

6 storeys

5 storeys

6 storeys
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2.2

Activity Corridor Development Requirements

2.2.1

All development requirements of Section 1 – Town
Centres applies with the exception of Clause 1.1.
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Section 3 – Mixed Use
Part 2 Section 3 of this Policy applies to Mixed Use Areas as
shown in Figure 1 – Built Form Areas.
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3.1

Building Height

all development that is not subject to the R Codes the following apply as Deemed
to Comply provisions.

C3.1.1

Development that is consistent with the building heights
provided in Table 3 and Figure 2.

Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in Sections 5.1.6 and 6.1.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

C3.1.2

External fixtures may extend beyond the maximum
height in Table 3 and Figure 2 where they are not visible
from the street or neighbouring properties.

P3.1.1

Height that is situated on a site to minimise amenity
impacts to neighbouring properties and the streetscape.

C3.1.3

The lowest point of a skillion roof is to be a maximum of
the ‘Top of external wall (roof above)’ height stated in
Part 1 of this policy.

P3.1.2

Development that incorporates design measures to
reduce the impact of height, bulk and scale in
neighbouring properties and the streetscape.

P3.1.3

Development that considers and responds to the natural
features of the site and requires minimal excavation/fill.

P3.1.4

Design
which
minimises
overlooking
and
overshadowing
where
it
impacts
residential
development.

P3.1.5

The City may approve development which exceeds the
maximum height stated in table 3 where it is stipulated
in an approved Local Development Plan, Activity Centre
Plan or Structure Plan and addresses Design Principles
P3.1.1 – P3.1.4.

Design Principles & Local Housing Objectives

Deemed to Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in Sections 5.1.6 and 6.1.2 of the R Codes. For
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TABLE 3: Building Height – Mixed Use Areas
Maximum Building Height

Mixed Use Area
Maximum No.
of Storeys
Area bounded by
Newcastle St, Loftus
St, Mitchell Freeway
and Charles St
Area bounded by Carr
St, Charles St,
Newcastle St and
Fitzgerald St

Top of external
wall (roof above)

Bottom of
skillion roof

Top of skillion
roof

Top of pitched roof

22.6m

Top of external
wall (concealed
roof)
23.6m

22.6m

23.6m

25.6m

10.2m

11.2m

10.2m

11.2m

13.2m

13.3m

14.3m

13.3m

14.3m

16.3m

19.5m

20.5m

19.5m

20.5m

22.5m

7 storeys

3 storeys

Between Fitzgerald St
and William St
Brisbane St
Bulwer St
Charles St
Green St

4 storeys

Walcott St
William St
Between William St
and Lord St

North Perth
Area bounded by
Summers St, Lord St,

6 storeys
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Graham Farmer
Freeway and East
Parade (Except where
defined below)
25.7m

26.7m

25.7m

26.7m

28.7m

13.3m

14.3m

13.3m

14.3m

16.3m

8 storeys

25.7m

26.7m

25.7m

26.7m

28.7m

Caversham North

10 storeys

31.9m

32.9m

31.9m

32.9m

34.9m

Cheriton South

10 storeys

31.9m

32.9m

31.9m

32.9m

34.9m

Cheriton North

12 storeys

38.1m

39.1m

38.1m

39.1m

41.1m

Edward St South

8 storeys

Edward St North

4 storeys

Caversham South
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3.2

Mixed Use Development Requirements
All development requirements of Section 1 – Town Centres
applies with the exception of Clause 1.1.
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Section 4 – Transit Corridors
Part 2 Section 4 of this Policy applies to Transit Corridors as
shown in Figure 1 – Built Form Areas.
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4.1

Building Size

4.1.1

Where Part 5 of the R Codes applies, and for all other
development, no provisions apply. Where Part 6 of the R
Codes applies all Design Principles and Deemed to
Comply criteria of clause 6.1.1 of the R Codes apply.
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4.2

Building Height

Design Principles & Local Housing Objectives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.1.6 and 6.1.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

P4.2.1

Height that is situated on a site to minimise amenity
impacts to neighbouring properties and the streetscape.

P4.2.2

Development that incorporates design measures to
reduce the impact of height, bulk and scale in
neighbouring properties and the streetscape.

P4.2.3

Development that considers and responds to the natural
features of the site and requires minimal excavation/fill.

P4.2.4

Design
which
minimises
overlooking
and
overshadowing
where
it
impacts
residential
development.

P4.2.5

The City may approve development which exceeds the
maximum height stated in table 4 where it is stipulated
in an approved Local Development Plan, Activity Centre
Plan or Structure Plan and addresses Design Principles
P4.2.1 – P4.2.4.

all development that is not subject to the R Codes the following apply as Deemed
to Comply provisions.

C4.2.1

Development that is consistent with the building heights
provided in Table 4 and Figure 2.

C4.2.2

External fixtures may extend beyond the maximum
height in Table 4 and Figure 2 where they are not visible
from the street or neighbouring properties.

C4.2.3

The lowest point of a skillion roof is to be a maximum of
the ‘Top of external wall (roof above)’ height stated in
Part 1 of this policy.

Deemed to Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clauses 5.1.6 and 6.1.2 of the R Codes. For
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TABLE 4: Building Height – Transit Corridors
Maximum Building Height

Transit Corridors
Maximum No. of
Storeys

Loftus Street

3 storeys

Top of
external wall
(roof above)

Top of external
wall (concealed
roof)

Bottom of skillion
roof

Top of skillion
roof

Top of pitched
roof

10.2m

11.2m

10.2m

11.2m

13.2m

Charles Street:
BetweenNewcastle
St and Carr St
West side and lots
fronting Newcastle

6 storeys

19.5m

20.5m

19.5m

20.5m

22.5m

East side

3 storeys

10.2m

11.2m

10.2m

11.2m

13.2m

R60 – 3 storeys

10.2m

11.2m

10.2m

11.2m

13.2m

R80 – 4 storeys

13.3m

14.3m

13.3m

14.3m

16.3m

R100 – 4 storeys

13.3m

14.3m

13.3m

14.3m

16.3m

R60 – 3 storeys

10.2m

11.2m

10.2m

11.2m

13.2m

R100 – 4 storeys

13.3m

14.3m

13.3m

14.3m

16.3m

Walcott Street

3 storeys

10.2m

11.2m

10.2m

11.2m

13.2m

Lord Street

6 storeys

19.5m

20.5m

19.5m

20.5m

22.5m

R60 – 3 storeys

10.2m

11.2m

10.2m

11.2m

13.2m

R100 – 4 storeys

13.3m

14.3m

13.3m

14.3m

16.3m

Charles Street
(Carr Street to
Walcott St)
Fitzgerald Street
(Angove St to
Walcott St)

East Parade
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Maximum Building Height

Transit Corridors
Maximum No. of
Storeys

Top of
external wall
(roof above)

Top of external
wall (concealed
roof)

Bottom of skillion
roof

Top of skillion
roof

Top of pitched
roof

4 storeys

13.3m

14.3m

13.3m

14.3m

16.3m

William Street
(Vincent St to
Walcott St)
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Figure C4.2.1 – Building Height and Measurement
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Figure 3 - Average Natural Ground Level Calculation

Figure 4 - Average Natural Ground Level Calculation
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4.3

Setbacks

For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

C4.3.2
Design Principles & Local Housing Objectives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.1.2, 5.1.3, 6.1.3 and 6.1.4
of the R Codes. For all development that is not subject to the R Codes the
following apply as Design Principles.

Primary and secondary street setback for the third
storey and above must incorporate articulation and the
use of varying colours and materials which minimise the
bulk and scale of the building on the streetscape.

For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

P4.3.1

Development which incorporates design elements that
reduce the impact of building bulk.

The following setback provisions are subject to the approval of the Western
Australian Planning Commission pursuant to Clause 7.3.2 of the R Codes.

P4.3.2

Development which maximises natural light access,
natural ventilation, internal and external privacy.

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.1.3 C3.1, 6.1.4 C4.1 and 6.1.4 C4.2
of the R Codes.

P4.3.3

Setbacks that facilitate the provision of landscaping.

Setbacks Adjoining Non-Residential Built Form Areas

P4.3.4

Development which activates and addresses rights of
way.

C4.3.3

Side boundary setbacks as per Clause 5.1.3 and 6.1.4
in the R Codes unless a balcony is proposed in which
case the setback shall be as per Clause 5.4.1 C1.1 (i)
and 6.4.1 C1.1 (i) of the R Codes for the code of the
adjacent property.

C4.3.4

Rear boundary setbacks for Residential, Mixed-Use and
Commercial buildings are to be in accordance with
Table 5 of the R Codes unless a balcony is proposed in
which case the setback shall be as per Clause 5.4.1
C1.1 (i) and 6.4.1 C1.1 (i) of the R Codes for the code
of the adjacent property.

Deemed to Comply
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

C4.3.1

Where Part 5 of the R Codes applies the primary and
secondary street setback is as per Clause 5.1.2. Where
Part 6 of the R Codes applies, and for all other
development, the primary and secondary street setback
is as per Clause 6.1.3 in the R Codes.

Setbacks Adjoining Residential Built Form Areas

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions are
considered local planning policy provisions for the purpose of clause 6.2.4 C4.
Page 61 of 108

Section 4 – Transit Corridors

SPC Agenda Page 237

Attachment 5
CITY OF VINCENT PLANNING AND BUILDING POLICY MANUAL
POLICY NO. 7.1.1
BUILT FORM

C4.3.5

Lot boundary setbacks adjoining properties coded R60
and above are:
 Ground floor and second storey is 4.5m; and
 third storey and above 6.5m;
unless a balcony is proposed in which case the setback
shall be as per Clause 5.4.1 C1.1 (i) and 6.4.1 C1.1 (i)
of the R Codes for the code of the adjacent property.

C4.3.6

Lot boundary setbacks adjoining properties coded R50
and below are:
 Ground floor and second storey is 6.5m; and
 third storey and above 12.5m;
unless a balcony is proposed in which case the setback
shall be as per Clause 5.4.1 C1.1 (i) and 6.4.1 C1.1 (i)
of the R Codes for the code of the adjacent property.

Development Adjoining Rights of Way
C4.3.7

Where development adjoins a right of way the setback
shall be measured from the midpoint of the right of way.

C4.3.8

Development must address adjoining rights of way by
providing passive surveillance and openings to the right
of way.

Not Accepted
N4.3.1

Non-compliance with lot boundary setback provisions
where the site adjoins land coded R40 and below.

Figure C1.2.5 - Lot boundary setbacks adjoining properties coded R60
and above.
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Figure C1.2.6 - Lot boundary setbacks adjoining properties coded R50
and below
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4.4

Open Space

4.4.1

Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.1.4 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.1.5 of the R Codes
apply.

4.5

Street Surveillance

4.5.1

Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.2.3 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.2.1 of the R Codes
apply.
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(a)
4.6

Street Walls and Fences
(b)

Design Principles

(c)

Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.2.4 and 6.2.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

(d)

P4.6.1 Front fences and walls which enable surveillance and
enhance streetscape.

(e)

P4.6.2 Development which adds interest to the street and
minimises blank facades.

C4.6.3

Street walls, fences and gates to secondary streets,
behind the primary street setback line, or walls, fences
and gates to the primary streets where those streets are
district distributor roads to be as follows:
(a) Solid portion of wall may increase to a maximum
height of 1.8 metres above adjacent footpath level
provided that the wall or fence has at least two
significant appropriate design features (to the
satisfaction of the City of Vincent) to reduce the
visual impact – for example, significant open
structures, recesses and/or planters facing the road
at regular intervals and varying materials, finishes
and/or colours; and
(b) Maximum height of piers with decorative capping to
be 2 metres above adjacent footpath level.

C4.6.4

Exposed boundary walls visible to the street are to
incorporate the following design features:
 Indentations;

Deemed-to-Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clauses 5.2.4 and 6.2.2 of the R Codes. For
all development that is not subject to the R Codes the following apply as Deemed
to Comply provisions.

C4.6.1 Street walls, fences and gates are to be of a style and
materials compatible with those of the development on
site and/or walls, fences and gates of the immediate
surrounding area.
C4.6.2

Street walls, fences and gates within the primary street
setback area, including along the side boundaries, and
front walls and fences to new dwellings fronting a right of
way or dedicated road to be as follows:

Maximum height of 1.8 metres above the natural
ground level;
Maximum height of piers with decorative
capping to be 2 metres above the natural ground
level;
Maximum height of solid portion of wall to be 1.2
metres above adjacent footpath level and are to
be visually permeable above 1.2 metres;
Posts and piers are to have a maximum width
400 millimetres and a maximum diameter of 500
millimetres; and
The distance between piers should not be less
than the height of the piers except where
pedestrian gates are proposed.
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Varying heights;
Varying materials, colours and textures; or
Public artwork.

C4.6.5

Any proposed vehicular or pedestrian entry gates shall
be visually permeable.

C4.6.6

Walls and fences on the side boundaries, only within the
primary street setback area, constructed from metal
sheeting are permitted provided they meet all other
requirements relating to height, provide adequate sight
lines and are not a side boundary fence facing a
secondary street.

Not Accepted
N4.6.1 Street walls, fences and gates constructed from fibre
cement are not acceptable.

Figure C4.6 – Street walls and fences
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4.7

Sight lines

4.7.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.2.5 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.2.3 of the R Codes
apply.
4.8

Building Appearance

4.8.1

Where Part 5 of the R Codes applies no provisions apply.
Where Part 6 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply criteria of clause 6.2.4 of the R Codes apply.

4.9

Outdoor living areas

4.9.1

Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.3.1 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.3.1 of the R Codes
apply.
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P4.10.7
4.10

Landscaping

Open air car parks should be appropriately landscaped
to provide adequate shading and reduce the impact on
adjoining properties.

Design Principles
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 5.3.2 and 6.3.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

P4.10.1

P4.10.2

Landscaping is to be designed to reduce the impact of
development on adjoining residential zones and public
spaces.
Landscaping should provide increased urban air quality,
tree and vegetation coverage and a sense of open
space between buildings.

P4.10.3

The integration of sustainable landscape design with
the building creating a greater landscaping amenity for
residents and occupants and the community.

P4.10.4

The provision of landscaping that will make an effective
and demonstrated contribution to the City’s green
canopy to reduce the impact of the urban heat island
effect.

P4.10.5

Landscaping design which facilitates the retention of
existing vegetation and deep soil zones.

P4.10.6

Landscaping at the rear of the property should not
negatively impact on the use and activation of a right of
way.

Deemed-To-Comply
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.
The following landscaping provisions are subject to the approval of the Western
Australian Planning Commission pursuant to Clause 7.3.2 of the R Codes.
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.3.2 and 6.3.2 of the R Codes.

C4.10.1 Deep soil zones are to be provided as follows:
Site Area
<650m2
650m2 – 1,500m2
>1,500m2

Minimum Area
1m2
3m2
6m2

Deep Soil Zone
(% of site)
15%
15%
15%

NOTE: the minimum dimension for the area of deep soil zone is to
be 1m

C4.10.2 50% of the front setback to be provided as soft
landscaping.
C4.10.3 The required deep soil zone may be reduced to 12%
where mature trees, which contribute to 30% or more of
the required canopy coverage, are retained.
C4.10.4 30% of the site area is to be provided as canopy
coverage within at maturity.
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C4.10.5 A Landscape Plan designed by a registered Landscape
Architect is to be submitted to the City in conjunction
with the Development Application.
C4.10.6 A Landscape Maintenance Schedule setting out the
program of activities required to maintain the health and
amenity of plantings for the life of the development is to
be prepared by the Landscape Architect responsible for
the design and submitted to the City in conjunction with
the Development Application.
C4.10.7 Open air car parks are to have a minimum of 80%
canopy coverage at maturity.
C4.10.8 All open-air parking areas are to be landscaped at a rate
of one tree per four car bays.
C4.10.9 The perimeter of all open-air parking areas are to be
landscaped by a planting strip of at least 1.5m width.
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Figure 8 – Transit Corridor Landscaping

Figure C4.10.1 & C4.10.4 – Deep Soil & Canopy Width
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Figure 6 – Canopy Coverage
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4.11

Parking

4.11.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.3.3 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.3.3 of the R Codes
apply.
4.12

Design of Car Parking Spaces

4.12.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.3.4 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.3.4 of the R Codes
apply.
4.13

Vehicular Access

4.13.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.3.5 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.3.5 of the R Codes
apply.
4.14

Site Works

4.14.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.3.7 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.3.6 of the R Codes
apply.
4.15

Retaining Walls

4.15.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.3.8 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.3.7 of the R Codes
apply.
4.16

Stormwater Management

4.16.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.3.9 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.3.8 of the R Codes
apply.
4.17

Visual Privacy

4.17.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.4.1 of the
R Codes apply. Where Part 6 of the R Codes applies, and
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for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.4.1 of the R Codes
apply.
4.18

Solar Access for adjoining sites

4.18.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.4.2 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.4.2 of the R Codes
apply.
4.19

Dwelling Size

4.19.1 Where Part 5 of the R Codes applies no provisions apply.
Where Part 6 of the R Codes applies, and for all other
development, all Design Principles and Deemed to Comply
criteria of clause 6.4.3 of the R Codes apply.
4.20

Outbuildings

4.20.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.4.3 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.4.4 of the R Codes
apply.
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4.21

External Fixtures

Design Principles
P4.21.1

Where Part 5 of the R Codes applies all Design
Principles of clause 5.4.4 of the R Codes apply. Where
Part 6 of the R Codes applies, and for all other
development, allDesign Principles of clause 6.4.5 of the
R Codes apply.

C4.21.3 For single houses and grouped dwellings, air
conditioning fixtures are to be placed at the rear of the
ground floor. The highest point of the air conditioning
fixture is to be a maximum 1.8 metres above natural
ground level or below the existing fence line.

Not Accepted
N4.21.1

External fixtures are not permitted to protrude
above the roofline.

Deemed-to-Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clauses 5.4.4 C4.3, 5.4.4 C4.4, 6.4.5 C5.3
and 6.4.5 C5.4 of the R Codes. For all development that is not subject to the R
Codes the following apply as Deemed to Comply provisions.

C4.21.1 External fixtures are permitted where they are:
 not visible from the street and surrounding
properties; or
 integrated with the design of the building.
C4.21.2 If external fixtures cannot be integrated into the design
of the building to be concealed from the street and
surrounding properties they will be required to be
screened as follows:




continuous vertical or horizontal opaque material
more than 50mm in width, occupying a minimum of
three quarters of the total surface area in
aggregate; or
a surface offering equal or more obstruction to view
which does not compromise ventilation.
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Figure C4.21 – External Fixtures
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4.22

Utilities and Facilities

4.22.1 Where Part 5 of the R Codes applies all Design Principles
and Deemed to Comply requirements of clause 5.4.5 of the
R Codes apply. Where Part 6 of the R Codes applies, and
for all other development, all Design Principles and
Deemed to Comply criteria of clause 6.4.6 of the R Codes
apply.
4.23

Environmentally Sustainable Design

4.23.1 All Design Principles and Local Housing Objectives of
clause 1.8 of Part 2 Section 1 of this Policy apply to all
development with the exception of the erection or
extension of single houses or grouped dwellings.
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Section 5 - Residential
Part 2 Section 5 of this Policy applies to Residential Areas as
shown in Figure 1 – Built Form Areas.
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5.1

Site Area

5.1.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to Comply
criteria of clause 5.1.1 of the R Codes apply. Where Part 6
of the R Codes applies no provisions apply.
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5.2

Street Setback

Design Principles
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.1.2 and 6.1.3 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

P5.2.1

Development which preserves and enhances the visual
character of the existing streetscape by considering
building setbacks.

Deemed-to-Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.1.2 C2.1 and 6.1.3 of the R Codes.
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.

Street setback
C5.2.1

The primary street setback is to be the average of the
five properties adjoining the proposed development.

Dual frontage
C5.2.2

The above setback distances also apply to development
which has an elevation to a road which does not
intersect or adjoin the primary or secondary streets.
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5.3

Lot Boundary Setback

ii.

in areas coded R20 and R25, walls not higher than
3.5m with an average of 3m or less, up to a
maximum length of the greater of 9m or one-third
the length of the balance of the lot boundary behind
the front setback;

iii.

in areas coded R30 and higher, walls not higher
than 3.5m with an average of 3m or less, for twothirds the length of the balance of the lot boundary
behind the front setback; or

Design Principles
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.1.2, 5.1.3, 6.1.3 and 6.1.4
of the R Codes. For all development that is not subject to the R Codes the
following apply as Design Principles.

P5.3.1

Development which preserves and enhances the visual
character of the existing streetscape by considering
building setbacks.

iv. where both the subject site and the affected
adjoining site are created in a plan of subdivision
submitted concurrently with the development
application.

Deemed-to-Comply
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.
The following setback provisions are subject to the approval of the Western
Australian Planning Commission pursuant to Clause 7.3.2 of the R Codes.

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.1.3 C3.2, 6.1.4 C4.1 and 6.1.4 C4.2
of the R Codes.

C5.3.2

Rear boundary setbacks for development adjoining R60
and above are:
 Ground floor, second and third storey is 4.5m; and
 fourth storey and above 6.5m;
unless a balcony is proposed in which case the setback
shall be as per Clause 5.4.1 C1.1 (i) and 6.4.1 C1.1 (i)
of the R Codes for the code of the adjacent property.

C5.3.3

Rear boundary setbacks for development adjoining R50
and below are:
 Ground floor, second and third storey is 6.5m; and
 fourth storey and above 12.5m;
unless a balcony is proposed in which case the setback
shall be as per Clause 5.4.1 C1.1 (i) and 6.4.1 C1.1 (i)
of the R Codes for the code of the adjacent property.

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.1.3 C3.2 and 6.1.4 C4.1 of the R
Codes.

C5.3.1

Walls may be built up to two lot boundaries, where it
does not affect two boundaries of the same lot, behind
the street setback within the following limits and subject
to the overshadowing provisions of Clause 5.23.
i.

where the wall abuts an existing or simultaneously
constructed wall of similar or greater dimension;
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C5.3.4

Where development adjoins a right of way the setback
shall be measured from the midpoint of the right of way.

Figure 5.3 – Residential lot boundary setbacks
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5.4

Open Space

5.4.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to Comply
criteria of clause 5.1.4 of the R Codes apply. Where Part 6
of the R Codes applies all Design Principles and Deemed
to Comply criteria of Clause 6.1.5 of the R Codes apply.

5.5

Communal Open Space

5.5.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to Comply
criteria of clause 5.1.5 of the R Codes apply. Where Part 6
of the R Codes applies no provisions apply.
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5.6

Deemed-to-Comply

Building Height

Design Principles & Local Housing Objectives

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clauses 5.1.6 and 6.1.2 of the R Codes. For
all development that is not subject to the R Codes the following apply as Deemed
to Comply provisions.

Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.1.6 and 6.1.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

C5.6.1

P5.6.1

Buildings which respond and contribute to
neighbourhood context and streetscape character, and
do not overwhelm or dominate existing development.

P5.6.2

Design which
developments.

P5.6.3

Development that considers and responds to the natural
features of the site and requires minimal excavation/fill.

P5.6.4

Design
which
overshadowing.

P5.6.5

Development which preserves and enhances the visual
character of the existing streetscape by considering
building bulk and scale.

P5.6.6

The City may approve development which exceeds the
maximum height stated in table 5 where it is stipulated
in an approved Local Development Plan, Activity Centre
Plan or Structure Plan and addresses Design Principles
P5.6.1 – P5.6.5.

is

complimentary

minimises

to

overlooking

Development that is consistent with the building heights
provided in Table 5 and Figure 2.

existing

and
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TABLE 5: Building Height – Residential Area
Maximum Building Height

Maximum No. of
Storeys as per
Figure 2

Top of external wall
(roof above)

Top of external wall
(concealed roof)

Bottom of skillion
roof

Top of skillion
roof

Top of pitched
roof

1 storey

3m

4m

3m

4m

6m

2 storeys

6m

7m

6m

7m

9m

3 storeys

9m

10m

9m

10m

12m

4 storeys

12m

13m

12m

13m

15m

5 storeys

16m

17m

16m

17m

18m
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Figure C5.6.1 – Residential Building Heights

Figure 3 - Average Natural Ground Level Calculation
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Figure 4 - Average Natural Ground Level Calculation
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5.7

Setback of Garages and Carports
C5.7.4

Garages and carports must match the existing dwellings
predominant colour, scale and materials and must be
complementary and subservient to the dwelling.

C5.7.5

Carports must provide an unobstructed view to major
openings of the dwelling from the street. Gates or doors
to carports are required to be visually permeable.

C5.7.6

Carports shall allow light and ventilation to the major
openings of the dwelling.

C5.7.7

The total width of any carport within the street setback
area is not to exceed 50 per cent of the frontage
(including strata lots) of the lot or six metres whichever
is the lesser.

Design Principles & Local Housing Obejctives
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.2.1 of the R Codes. For
all development that is not subject to the R Codes the following apply as Design
Principles.

P5.7.1

P5.7.2

The setting back of carports and garages to maintain
clear sight lines along the street and not to detract from
the streetscape or appearance of dwellings; or obstruct
views of dwellings from the street and vice versa.
Development which preserves and enhances the visual
character of the existing streetscape by considering
building bulk, scale, setbacks and design.

Not Accepted
Deemed-to-Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in Clause 5.2.1 C1.1, 5.2.1 C1.2 and 5.2.1 C1.5
of the R Codes. For all development that is not subject to the R Codes the
following apply as Deemed to Comply provisions.

C5.7.1

Vehicular access to car parking, carports and garages
from the street are subject to compliance with clause
5.3.5 of the R Codes.

C5.7.2

Garages are to be setback a minimum of 500mm behind
the building line of the dwelling.

C5.7.3

Carports shall be setback in accordance with Clause
5.2.1 C1.2 of the R Codes.

N5.7.1

Roller doors and/or gates on any carports located within
the street setback area which are not visually
permeable.
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Figure C5.7.4 – Carports within Street Setback

Figure C5.7.3 – Garage Street Setback
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5.8
5.8.1

Garage Width
Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to Comply
criteria of clause 5.2.2 of the R Codes apply. Where Part 6
of the R Codes applies no provisions apply.

.
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5.9

Street Surveillance

Design Principles & Local Housing Objectives
P5.9.1 Where Part 5 of the R Codes applies, and for all other
development, all Design Principles of clause 5.2.3 of the R
Codes apply. Where Part 6 of the R Codes applies all
Design Principles of clause 6.2.1 of the R Codes apply.

Deemed-to-Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.2.3 C3.2 and 6.2.1 C1.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Deemed to Comply provisions.

C5.9.1

The primary street elevation of the dwelling is to address
the street and shall include the main entry (front door)
to the dwelling.
Sites which abut a right-of-way and do not designate
another primary street shall address the right-of-way as
though it were its primary street for the purposes of this
clause.

Figure C5.9.1 – Street Surveillance
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5.10

Street Walls and Fences

(c)

Design Principles

(d)

Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clauses 5.2.4 and 6.2.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

(e)

P5.10.2

Development which preserves and enhances the visual
character of the existing streetscape by considering
bulk, scale, setbacks, design, relationship between the
private and public domain, and fencing styles.

Deemed-to-Comply
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clauses 5.2.4 and 6.2.2 of the R Codes. For
all development that is not subject to the R Codes the following apply as Deemed
to Comply provisions.

C5.10.1 Street walls, fences and gates are to be of a style and
materials compatible with those of the dwelling on site
and/or walls, fences and gates of the immediate
surrounding area.
C5.10.2 Street walls, fences and gates within the primary street
setback area, including along the side boundaries, and
front walls and fences to new dwellings fronting a right
of way or dedicated road to be as follows:
(a) Maximum height of 1.8 metres above the natural
ground level;
(b) Maximum height of piers with decorative capping
to be 2 metres above the natural ground level;

Maximum height of solid portion of wall to be 1.2
metres above adjacent footpath level and are to
be visually permeable above 1.2 metres;
Posts and piers are to have a maximum width 400
millimetres and a maximum diameter of 500
millimetres; and
The distance between piers should not be less
than the height of the piers except where
pedestrian gates are proposed.

C5.10.3 Street walls, fences and gates to secondary streets,
behind the primary street setback line, or walls, fences
and gates to the primary streets where those streets are
district distributor roads to be as follows:
(a) Solid portion of wall may increase to a maximum
height of 1.8 metres above adjacent footpath level
provided that the wall or fence has at least two
significant appropriate design features (to the
satisfaction of the City of Vincent) to reduce the
visual impact – for example, significant open
structures, recesses and/or planters facing the
road at regular intervals and varying materials,
finishes and/or colours; and
(b) Maximum height of piers with decorative capping
to be 2 metres above adjacent footpath level.
Note: The measurement of street walls, fences and gates is to
include any retaining walls and is to be measured from the natural
ground level immediately below the base of the wall to the top of
the wall above, within the development site. In the case of primary
street frontage the measurement of street walls, fences and gates
is to be measured from the natural ground level of the footpath
immediately below the base of the wall to the top of the wall above.
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C5.10.4 Walls, fences and gates on the side boundaries within
the primary street setback area, constructed from metal
sheeting are permitted provided they meet all other
requirements relating to height, provide adequate sight
lines and are not a side boundary fence facing a
secondary street.

Not Accepted
N5.10.1 Street walls, fences and gates constructed from fibre
cement are not acceptable in the primary street setback
area.
N5.10.1 Street walls, fences and gates made of metal sheeting.

Figure C5.10 – Street Walls and Fences
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5.11

Sight Lines

5.11.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply criteria of clause 5.2.5 of the R Codes apply.
Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of Clause
6.2.2 of the R Codes apply.

5.12

Appearance of Retained Dwelling

5.12.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply criteria of clause 5.2.6 of the R Codes apply.
Where Part 6 of the R Codes applies no provisions
apply.

5.13

Outdoor Living Areas

5.13.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply criteria of clause 5.3.1 of the R Codes apply.
Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of Clause
6.3.1 of the R Codes apply..
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5.14

Landscaping

Design Principles
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 5.3.2 and 6.3.2 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

P5.14.1

P5.14.2

P5.14.3

P5.14.4

P5.14.5

P5.14.6

Landscaping is to be designed to reduce the impact of
development on adjoining residential zones and public
spaces.
Landscaping should provide increased urban air quality,
tree and vegetation coverage and a sense of open
space between buildings.
The integration of sustainable landscape design with
the building creating a greater landscaping amenity for
residents and occupants and the community.
The provision of landscaping that will make an effective
and demonstrated contribution to the City’s green
canopy to reduce the impact of the urban heat island
effect.
Landscaping design which facilitates the retention of
existing vegetation and deep soil zones.
Landscaping at the rear of the property should not
negatively impact on the use and activation of a right of
way.

P5.14.7

Open air car parks should be appropriately landscaped
to provide adequate shading and reduce the impact on
adjoining properties.

Deemed-To-Comply
For all development that is not subject to the R Codes the following apply as
Deemed to Comply provisions.
The following landscaping provisions are subject to the approval of the Western
Australian Planning Commission pursuant to Clause 7.3.2 of the R Codes.
Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clause 5.3.2 and 6.3.2 of the R Codes.

New Dwellings
C5.14.1 Deep soil zones are to be provided as follows:
Site Area
<650m2
650m2 – 1,500m2
>1,500m2

Minimum area
1m2
3m2
6m2

Deep Soil Zone
(% of site)
15%
15%
15%

NOTE: the minimum dimension for the area of deep soil zone is to
be 1m

C5.14.2 The required deep soil zone may be reduced to 12%
where mature trees, which contribute to 30% or more of
the required canopy coverage, are retained.
C5.14.3 30% of the site area is to be provided as canopy
coverage at maturity.
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Multiple Dwellings
C5.15.4

with equivalent coverage is retained anywhere on the
site.

In addition to Clauses C5.14.1 – C5.14.3 the following
Clauses C5.14.5 – C5.14.9 also apply to the
development of Multiple Dwellings.

C5.14.5 A Landscape Plan designed by a registered Landscape
Architect is to be submitted to the City in conjunction
with the Development Application.

C5.14.6 A Landscape Maintenance Schedule setting out the
program of activities required to maintain the health and
amenity of plantings for the life of the development is to
be prepared by the Landscape Architect responsible for
the design and submitted to the City in conjunction with
the Development Application.
C5.14.7 Open air car parks are to have a minimum of 80%
canopy coverage at maturity.
C5.14.8 All open-air parking areas are to be landscaped at a rate
of one tree per four car bays.
C5.14.9 The perimeter of all open-air parking areas are to be
landscaped by a planting strip of at least 1.5m width.
Additions and Alterations to all buildings
C5.14.10 Where any additions or alterations to a building is
proposed, 30% of the front setback area is to be
provided as canopy coverage within 5 years of
development approval, unless an existing mature tree
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Figure 9 – Residential Landscaping

C5.14.1 & C5.14.3 – Deep Soil & Canopy Width
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Figure 6 – Canopy Coverage

Figure C5.14.10 – Additions and Alterations
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5.15
5.15.1

5.16

Where Part 6 of the R Codes applies no provisions
apply.

Parking
Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.3.3 of the R Codes
apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.3.3 of the R Codes apply.

5.19

Site Works

5.19

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.3.7 of the R Codes
apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.3.6 of the R Codes apply.
Retaining Walls

Design of Car Parking Spaces
5.20

5.16.1

5.17
5.17.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.3.4 of the R Codes
apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.3.4 of the R Codes apply.

5.20.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.3.8 of the R Codes
apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.3.7 of the R Codes apply.

5.21

Stormwater Management

5.21.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.3.9 of the R Codes
apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.3.8 of the R Codes apply.

Vehicular Access
Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.3.5 of the R Codes
apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.3.5 of the R Codes apply.

5.18

Pedestrian Access

5.18.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply criteria of clause 5.3.6 of the R Codes apply.

5.22
5.22.1

Visual Privacy
Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.4.1 of the R Codes
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apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.4.1 of the R Codes apply.
5.23

Solar Access for Adjoining Sites

5.23.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.4.2 of the R Codes
apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.4.2 of the R Codes apply.

5.24

Outbuildings

5.23.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.4.3 of the R Codes
apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.4.4 of the R Codes apply.

Page 99 of 108

Section 5 – Residential Areas

SPC Agenda Page 275

Attachment 5
CITY OF VINCENT PLANNING AND BUILDING POLICY MANUAL
POLICY NO. 7.1.1
BUILT FORM

5.25

External Fixtures


Design Principles
Pursuant to Clause 7.3.1(b) of the R Codes, the following Local Housing
Objectives augment the Design Principles in clause 5.4.4 and 6.4.6 of the
R Codes. For all development that is not subject to the R Codes the following
apply as Design Principles.

P5.25.1

Development which preserves and enhances the visual
character of the existing streetscape by considering
building bulk, scale and design.

Deemed-to-Comply

C5.25.3

of three quarters of the total surface area in
aggregate; or
a surface offering equal or more obstruction to
view which does not compromise ventilation.

For single houses and grouped dwellings, air
conditioning fixtures are to be placed at the rear of the
ground floor. The highest point of the air conditioning
fixture is to be a maximum 1.8 metres above natural
ground level or below the existing fence line.

Not Accepted
N5.25.1 External fixtures are not permitted to protrude above
the roofline.

Pursuant to Clause 7.3.1(a) of the R Codes, the following provisions replace the
Deemed to Comply requirements in clauses 5.4.4, 6.4.5 C5.3 and 6.4.5 C5.4 of
the R Codes. For all development that is not subject to the R Codes the following
apply as Deemed to Comply provisions.

C5.25.1

External fixtures are permitted where they are:

not visible from the street and surrounding
properties; or

integrated with the design of the building.

C5.25.2

If external fixtures cannot be integrated into the design
of the building to be concealed from the street and
surrounding properties they will be required to be
screened as follows:


continuous vertical or horizontal opaque material
more than 50mm in width, occupying a minimum
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Figure 5.25 – External Fixtures

Figure C5.25.2 – Screening of External Fixtures
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5.26

Utilities and Facilities

5.26.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.4.5 of the R Codes
apply. Where Part 6 of the R Codes applies all Design
Principles and Deemed to Comply criteria of clause
6.4.6 of the R Codes apply.

5.27

Ancillary Dwellings

5.27.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.5.1 of the R Codes
apply. Where Part 6 of the R Codes applies no
provisions apply.

5.28

Aged or Dependent Persons’ Dwellings

development with the exception of the erection or
extension of single houses or grouped dwellings.

In accordance with the City’s Local Planning Policy No. 7.4.2 - Aged or
Dependent Persons’ Dwellings.

5.29

Single Bedroom Dwellings

5.29.1

Where Part 5 of the R Codes applies, and for all other
development, all Design Principles and Deemed to
Comply requirements of clause 5.5.3 of the R Codes
apply. Where Part 6 of the R Codes applies no
provisions apply.

5.30
5.30.1

Environmentally Sustainable Design
All Design Principles and deemed-to comply criteria of
clause 1.8 of Part 2 Section 1 of this Policy apply to all
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5.31

Development on Rights of Way

Design Principles

C5.31.3 Development must be setback 1 metre from a right of
way. If the site is subject to right of way widening, the
setback is measured from the new lot boundary after the
widening is applied.

P5.31.1

Access

P5.31.2

Design development which appropriately addresses
rights of way to facilitate spaces which are welcoming
and safe for residents and visitors.
Development which provides appropriate pedestrian
access to a dedicated road with suitable space for
service areas and waste management.

Deemed-to-Comply
P5.31.1

C5.31.4 Each lot that does not have direct frontage to a
dedicated road is to be provided with a pedestrian
access way to a dedicated road. The width of the
pedestrian access way is to be 1.5 metres.
C5.31.5 Access to a right of way is required to be trafficable to
the nearest dedicated road. The cost to upgrade a right
of way to make it trafficable is to be borne by the
applicant.

Development on rights of ways is to be in accordance
with the Western Australian Planning Commission’s
Planning Bulletin 33 Rights of Way or Laneways in
Established Areas – Guidelines.

Orientation
C5.31.2 Where a dwellings’ primary street frontage is a right of
way, or where no primary street or secondary street
frontage exists, it is to be oriented to address the right
of way using clearly defined entry points and major
openings as if it were a primary street.
Setbacks
The following setback provision is subject to the approval of the Western
Australian Planning Commission pursuant to Clause 7.3.2 of the R Codes.
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Figure 5.31 – Corner development on rights of way
Figure 5.31 – Development on rights of way
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Appendix 1 – DESIGN PRINCIPLES
1. Context and character
Good design responds to and enhances the distinctive characteristics of a local area, contributing
to a sense of place.
The distinctive characteristics of a local area include its prominent natural and built features, the
overall qualities of its built environment, significant heritage elements, as well as social, economic
and environmental conditions.
Good design responds intelligently and sensitively to these factors, interpreting rather than
replicating existing features and enhancing the identity of the area, including the adjacent sites,
streetscape and neighbourhood.
Good design also responds positively to the intended future character of an area. It delivers
appropriate densities that are consistent with projected population growth, and are able to be
sustained by existing or proposed transport, green networks and social infrastructure.
Consideration of local context is particularly important for sites in established areas that are
undergoing change or identified for change.
2. Landscape quality
Good design recognises that together landscape and buildings operate as an integrated and
sustainable system, within a broader ecological context.
Good landscape design protects existing environmental features and ecosystems, enhances the
local environmental context and regenerates lost or damaged ecosystem functionality, where
possible. It balances consideration of environmental factors such as water and soil management,
ground conditions, solar access, microclimate, tree canopy, habitat creation and preservation of
green infrastructure with social, cultural and economic conditions.
Good landscape design employs hard and soft landscape and urban design elements to create
external environments that interact in a considered manner with built form, resulting in wellintegrated, engaging places that contribute to local identity and streetscape character.
Good landscape design provides optimal levels of external amenity, functionality and weather
protection while ensuring social inclusion, equitable access and respect for the public and
neighbours. Well-designed landscape environments ensure effective establishment and facilitate
ease of long term management and maintenance.
3. Built form and scale
Good design provides development with massing and height that is appropriate to its setting and
successfully negotiates between existing built form and the intended future character of the local
area.
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Good design achieves an appropriate built form by responding to its site, as well as surrounding
built fabric, in a considered manner, mitigating negative impacts on the amenity of neighbouring
properties and public realm.
Good design considers the orientation, proportion, composition, and articulation of built form
elements, to deliver an outcome that is suited to the building’s purpose, defines the public domain,
respects important views, contributes to the character of adjacent streetscapes and parks, and
provides a good pedestrian environment at ground level.
4. Functionality and build quality
Good design meets the needs of users efficiently and effectively, balancing functional
requirements to deliver optimum benefit and performing well over the full life-cycle.
Designing functional environments involves ensuring that spaces are suited to their intended
purpose and arranged to facilitate ease of use and good relationships to other spaces. Good
design provides flexible and adaptable spaces, to maximise utilisation and accommodate
appropriate future requirements without the need for major modifications.
Good build quality is achieved by using good quality and robust materials, finishes, elements and
systems. Projects should be well-detailed, resilient to the wear and tear expected from its intended
use, and easy to upgrade and maintain.
Good design accommodates required services in an integrated manner, without detriment to the
overall design outcome.
5. Sustainability
Good design optimises the sustainability of the built environment, delivering positive
environmental, social and economic outcomes.
Sustainable buildings utilise passive environmental design measures that respond to local climate
and site conditions by providing optimal orientation, shading, thermal performance and natural
ventilation. Reducing reliance on technology for heating and cooling minimises energy use,
resource consumption and operating costs over the whole life-cycle of the project.
Other sustainable design measures include the use of sustainable construction materials,
recycling, material re-use, harnessing of renewable energy sources, appropriate water
management. Good design considers the ease with which sustainability initiatives can be
maintained and managed.
Sustainable landscape and urban design adheres to established principles of water-sensitive
urban design, and minimises negative impacts on existing natural features and ecological
processes, as well as facilitating green infrastructure at all project scales.
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6. Amenity
Good design optimises internal and external amenity for occupants, visitors and neighbours,
contributing to living and working environments that are comfortable and productive.
Good design provides internal rooms and spaces that are adequately sized, comfortable and easy
to use and furnish, with good levels of daylight, natural ventilation and outlook. Delivering good
levels of internal amenity also includes the provision of appropriate levels of acoustic protection
and visual privacy, adequate storage space, and ease of access for all.
Well-designed external spaces provide welcoming, comfortable environments that are universally
accessible, with effective shade as well as protection from unwanted wind, rain, traffic and noise.
Good design mitigates negative impacts on surrounding buildings and places, including
overshadowing, overlooking, glare, reflection and noise.

7. Legibility
Good design results in buildings and places that are legible, with clear connections and
memorable elements to help people find their way around.
Good urban design makes places easy to navigate, with recognisable routes, intersections and
landmarks while being well-connected to existing movement networks. Sightlines are wellconsidered, with built form responding to important vantage points.
Within buildings, legibility is served by a clear hierarchy of spaces with identifiable entries and
clear wayfinding. Externally, buildings and spaces should allow their purpose to be easily
understood, and provide clear distinction between public and private spaces.
Good design provides environments that are logical and intuitive, at the scale of building, site and
precinct.
8. Safety
Good design optimises safety and security, minimising the risk of personal harm and supporting
safe behaviour and use.
Safety and security is promoted by maximising opportunities for passive surveillance of public
and communal areas and providing clearly defined, well-lit, secure access points that are easily
maintained and appropriate to the purpose of the development.
Good design provides a positive, clearly defined relationship between public and private spaces
and addresses the need to provide optimal safety and security both within a development and to
adjacent public realm.
Designing for safety also involves mitigating any potential occupational safety and health hazards
that might result from a development during its construction, maintenance and operation.
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9. Community
Good design responds to local community needs as well as the wider social context, providing
buildings and spaces that support a diverse range of people and facilitate social interaction.
Good design encourages social engagement and physical activity in an inclusive manner,
enabling stronger communities and improved public health outcomes.
In residential developments, good design achieves a mix of dwelling types, providing housing
choice for different demographics, living needs and household budgets, and facilitating ageingin-place.
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.
Good design resolves the many competing challenges of a project into an elegant and coherent
outcome. A well-conceived design concept informs all scales, from the articulation of building form
through to materiality and detail, enabling sophisticated, integrated responses to the complexities
of local built form and landscape character.
In assessing design quality, consideration of aesthetics should not be limited to style and
appearance; it should also account for design integrity, creativity, conceptual coherence and
cultural relevance in a proposal.
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Proposed clause

R-Codes/Draft SPP 7.3 Apartment Design
Policy

City's Reason for Variation

DPLH Comment/Recommendation

Nil setbacks - Town Centre, Mixed Use area and Activity Corridor adjoining Non-Residential Areas
C1.2.2 - Town Centre
(also referenced in 2.2.1 and 3.2
for Mixed Use area, Activity
Corridor)
Minimum side boundary setbacks
for the first two storeys is nil.

Replaces clause 6.1.4C4.2 of the R-Codes,
which applies to multiple dwellings coded
R40 or greater:
• "In areas coded R80–R160 and/or R-AC,
the development complies with minimum
lot boundary setback requirements as set
out in Table 5 subject to any additional
measures in other elements of the RCodes."
Table 5 lot boundary setbacks ≥R80 and/or
R-AC:
Width of lot
≤14 15
≥16
(metres)
Side setback
3
3.5
4
(metres)
Draft SPP 7.3 Apartment Design Policy
Table 1 - Primary Controls:
• Nil side boundary setbacks (applies for
18m zone behind front setback line,
beyond which setbacks are controlled by
provisions for building separation, rear
setback and visual privacy.
• Boundary wall height limit of 3 storeys

Necessary to:
• Provide a comfortable walking
environment for pedestrians;
• Promote consistency of built
form and limit impact on
neighbouring properties; and
• Allow shop fronts to be
designed in a way that ensures
the commercial success of the
City’s Town Centres.

1. Nil setbacks
These built form areas include typical inner
city mixed use areas such as Oxford Street,
William Street and Beaufort Street. The nil
setback, in lieu of Table 5 requirements is
supported as it is consistent with these
streetscapes
Applying the nil side setback to the first two
storeys only is considered low for these
“Attached” streetscape types and is not
supported.
The nil setback should be applied to three
storeys to create the urban environment
intended for these built form areas
consistent with the attached streetscape
types under the draft SPP 7.3 Apartment
Design Policy. A reduction of boundary wall
height may be warranted where adjacent to
identified local heritage properties or design
guideline areas (eg the Lacey Street area)
that the City has adopted under the local
planning scheme.
1. Recommendation:
That C1.2.2 be modified to:
"Minimum side boundary setbacks for the
first three storeys (up to nine metres) is nil.
The minimum side boundary setbacks for
the first two storeys (up to six metres) is nil
adjoining a property on the Heritage List,
Heritage Area or Design Guideline Areas
1
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adopted under the local planning scheme."

Lot boundary/Balcony setbacks - Town Centre, Mixed Use area, Activity Corridor and Transit Corridor adjoining Non-Residential Areas
C1.2.3 - Town Centre
(also referenced in 2.2.1 and 3.2
for Mixed Use area, Activity
Corridor)

C1.2.3, C4.3.3 and C4.3.4 replace clause
6.1.4C4.2 of the R-Codes, as outlined
above.
C4.3.3 and C4.3.4 also replace:

Side boundary setbacks for
development three storeys and
above and rear boundary
setbacks are to be in accordance
with Table 5 of the R Codes
unless a balcony is proposed in
which case the setback shall be
as per Clause 5.4.1 C1.1 (i) and
6.4.1 C1.1 (i) of the R Codes for
the code of the adjacent property.
C4.3.3 - Transit Corridor
Side boundary setbacks as per
Clause 5.1.3 and 6.1.4 in the RCodes unless a balcony is
proposed in which case the
setback shall be as per Clause
5.4.1 C1.1(i) and 6.4.1 C1.1(i) of
the R Codes for the code of the
adjacent property.

•

•

clause 6.1.4C4.1 of the R-Codes, which
applies to multiple dwellings coded R40
or greater:
"In areas coded R40–R60, the
development complies with minimum lot
boundary setback requirements as set
out in Table 2a and 2b...."; and
clause 5.1.3 C3.1 of the R-Codes,
which applies to grouped dwellings and
single houses in all codes and multiple
dwellings coded less than R40:
"... buildings set back from lot boundaries
in accordance with Table 1, Tables 2a
and 2b..."

Setbacks in Tables 2a and 2b are based on
the length of a wall and vary from one metre
to 4.8 metres when a wall has no major
openings and from 1.5 metres to 9m for a
wall with major openings.

C4.3.4 - Transit Corridor
Rear boundary setbacks for
Residential, Mixed-Use and
Commercial buildings are to be in
accordance with Table 5 of the R
Codes unless a balcony is
proposed in which case the
setback shall be as per Clause
5.4.1 C1.1 (i) and 6.4.1 C1.1 (i) of
the R Codes for the code of the
adjacent property.

Clauses 5.4.1/6.4.1 C1.1(i) of the R-Codes
require:
balconies to be setback, in direct line of sight
within the cone of vision, 7.5 metres in areas
coded R50 and below or 6 metres in areas
coded greater than R50.
Clauses 5.4.1/6.4.1 C1.1(ii) of the R-Codes
require allow, as an alternative to the
setbacks, that balconies:

Proposed to prevent the ‘as of right’
installation of screening for
balconies which cannot achieve
privacy requirements. This is
considered important in a local
context as many poor outcomes are
being proposed which are
compliant with the R-Codes by
providing screens instead of a
greater setback.

2(a) Side boundary setbacks
Highlighted portion of clauses (side
setbacks) does not require WAPC approval
as they are consistent with the replaced
clause.
Rear boundary setbacks in accordance with
Table 5 of the R-Codes is consistent with
these and can be supported.
2(b) Balcony setbacks
Privacy setbacks are separate to lot
boundary setbacks. Requiring the privacy
setbacks, in lieu of the lot boundary
setbacks, causes inconsistencies and
potential for poor design outcomes. For
example, in some situations a balcony can
have a lesser setback than the wall of a
building.
The setback of balconies should therefore
remain a privacy consideration rather than
an alternative setback requirement. There
is no objection to constraining the use of
screening in lieu of the privacy setbacks.
If the City's concern is regarding poor
design outcomes due to excessive
balconies, it is recommended that the City
consider modifying the Built Form Policy to
require balconies to be unscreened for at
least 25% of their perimeter (including
edges abutting a building), in line with draft
SPP 7.3 Apartment Design Policy (in lieu of
clause 6.4.1C1.2 of the R-Codes).
2. Recommendation:
(a) That C1.2.3, C4.3.3 and C4.3.4 be
modified to remove the balcony setback
2
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"are provided with permanent screening
to restrict views within the cone of
vision..."

by deleting the words:
"unless a balcony is proposed in which
case the setback shall be as per Clause
5.4.1 C1.1(i) and 6.4.1 C1.1(i) of the R
Codes for the code of the adjacent
property."

Draft SPP 7.3 Apartment Design Policy
Objective 3.6.1 DC1:
• A privacy separation of 6 metres from
balconies.

(b) That the City is advised the Built Form
Policy could also be modified to include:
• an additional provision that amends
clauses 5.4.1 and 6.4.1 Visual
Privacy of the R-Codes by deleting
clauses 5.4.1/6.4.1C1.1(ii) and C1.2;
and
• an additional provision that requires
any balcony to be unscreened for at
least 25% of its perimeter (which
includes the edges of a balcony
abutting the building).

Objective 3.6.1 DC2:
• Balconies are unscreened for at least
25% of their perimeter (including edges
abutting a building).
Objective 3.6.1 Design Guidance:
• Retaining an open aspect from balconies
is critical to improving resident amenity.
As such, screens, enclosures . . should
not be used to justify reduction in the
visual privacy setbacks for the primary
outlook . . Secondary private open space
may merit a reduction, when treated
appropriately.

Graduated setbacks R60 and above/R50 and below and Balcony setbacks - Town Centre, Mixed Use area, Activity Corridor and Transit Corridor where
adjoining Residential Areas and Residential Area
C1.2.4 Town Centre,
(also referenced in 2.2.1 and 3.2
for Mixed Use area, Activity
Corridor)
Lot boundary setbacks adjoining
properties coded R60 and above
are:
• Ground floor, second and third
storey is 4.5m; and
• fourth storey and above 6.5m;
unless a balcony is proposed in
which case the setback shall be
as per Clause 5.4.1 C1.1 (i) and
6.4.1 C1.1 (i) of the R Codes for
the code of the adjacent property.

C1.2.4, C1.2.5, C4.3.5, C4.3.6, C5.3.2 and
C5.3.3 replace clause 6.1.4C4.2 of the RCodes, as outlined above.
C4.3.5, C4.3.6, C5.3.2 and C5.3.3 also
replace clauses 5.1.3 C3.1 and 6.1.4C4.1
as outlined above.
Draft SPP 7.3 Apartment Design Policy
Primary Controls - Table 2 - Building
Separation Distances:

Between habitable
rooms/ balconies

≤4
storeys
(up to
12m)

5-8
storeys
(up to
25m)

≥9
storeys
(over
25m)

12m

18m

24m

Larger setbacks than required by
the R Codes are proposed to
alleviate conflict between higher
density development and the
established residential areas.
Reduced street setbacks are
provided to compensate and allow
the development potential of sites
to be reached.

3(a) Graduated setbacks R60 and above/
R50 and below
These graduated setbacks are not
supported. They far exceed the R-Code
Table 5 setbacks or vary the Table 2a and
2b requirements significantly. They are
arbitrary, inconsistent and could result in
poor design outcomes.
It is recommended that the setbacks should
be amended to align more closely with the
building separation distance requirements
in draft SPP 7.3 Apartment Design Policy
provisions which are also graduated by
height and the type of room facing the
boundary, and require an additional three
metres where abutting a lower code.
3
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C1.2.5 Town Centre,
(also referenced in 2.2.1 and 3.2
for Mixed Use area, Activity
Corridor)
Lot boundary setbacks adjoining
properties coded R50 and below
are:
• Ground floor, second and third
storey is 6.5m; and
• fourth storey and above 12.5m;
unless a balcony is proposed in
which case the setback shall be
as per Clause 5.4.1 C1.1 (i) and
6.4.1 C1.1 (i) of the R Codes for
the code of the adjacent property.
C4.3.5 - Transit Corridors
Lot boundary setbacks adjoining
properties coded R60 and above
are:
• Ground floor and second
storey is 4.5m; and
• third storey and above 6.5m;
unless a balcony is proposed in
which case the setback shall be
as per Clause 5.4.1 C1.1 (i) and
6.4.1 C1.1 (i) of the R Codes for
the code of the adjacent property.
C4.3.6 - Transit Corridors
Lot boundary setbacks adjoining
properties coded R50 and below
are:
• Ground floor and second
storey is 6.5m; and
• third storey and above 12.5m;
unless a balcony is proposed in
which case the setback shall be
as per Clause 5.4.1 C1.1 (i) and
6.4.1 C1.1 (i) of the R Codes for
the code of the adjacent property.

Between habitable
and non- habitable
rooms
Between nonhabitable rooms

9m

12m

6m

9m

18m

12m

2.8 Building separation - Planning
Guidance:
At the border between a higher-density zone
to a lower density zone, building setbacks
from neighbouring property boundaries
should be increased by 3m.
Note: distances are halved to a boundary as
follows:
≤4
storeys
(up to
12m)
Between
habitable
rooms/
balconies
Between
habitable and
non- habitable
rooms
Between nonhabitable
rooms

5-8
storeys
(up to
25m)

≥9
storeys
(over
25m)

6m

9m

12m

4.5m

6m

9m

3m

4.5m

6m

Note: This approach integrates visual privacy
considerations in setbacks. It will result in
some reductions and some increases of
setbacks compared to the City’s approach,
but provides a better balance between
development potential and impacts on
neighbours.

The recommended setbacks halve the draft
SPP 7.3 Apartment Design Policy Table 2
Building Separation Distances so they
apply to the lot boundary and include an
additional three metres as they abut a lower
code)
3(b) Balcony setbacks
The setback of balconies is not supported
as per 2(b) above.
3. Recommendation:
(a) That C1.2.4, C1.2.5 C4.3.5, C4.3.6,
C5.3.2 and C5.3.3 be modified by being
deleted and replaced with the following:
"Lot boundary setbacks adjoining
properties coded R50 and below or
coded R60 and above are as follows:

Setback
≤4
5-8
≥9
from
storeys
storeys
storeys
boundary
(up to
(up to
(over
to:
12m)
25m)
25m)
Habitable
9m
12m
15m
rooms/
balconies ♦
Habitable
7.5m
9m
12m
rooms/
balconies†
Non7.5m
9m
12m
habitable
rooms ♦
Non6m
7.5m
9m
habitable
rooms †
♦ where facing habitable rooms/balconies on
adjacent property
† where facing non-habitable rooms on
adjacent property"

(b) That the City is advised the Built Form
Policy could also be modified to include:
• an additional provision that amends
clauses 5.4.1 and 6.4.1 Visual
Privacy of the R-Codes by deleting
clauses 5.4.1/6.4.1C1.1(ii) and C1.2;
4
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C5.3.2
Rear boundary setbacks for
development adjoining R60 and
above are:
• Ground floor, second and third
storey is 4.5m; and
• fourth storey and above 6.5m;
unless a balcony is proposed in
which case the setback shall be
as per Clause 5.4.1 C1.1 (i) and
6.4.1 C1.1 (i) of the R Codes for
the code of the adjacent property.

and
• an additional provision that requires
any balcony to be unscreened for at
least 25% of its perimeter (which
includes the edges of a balcony
abutting the building).

C5.3.3
Rear boundary setbacks for
development adjoining R50 and
below are:
• Ground floor, second and third
storey is 6.5m; and
• fourth storey and above 12.5m;
unless a balcony is proposed in
which case the setback shall be
as per Clause 5.4.1 C1.1 (i) and
6.4.1 C1.1 (i) of the R Codes for
the code of the adjacent property.
Setback abutting higher/equal code Town Centre, Mixed Use area, Activity Corridor and Transit Corridor adjoining Non-Residential Areas and Residential
Area
Notwithstanding subclauses
C1.2.4 and C1.2.5, where the
adjoining property has a
residential density coding higher
or equal to the subject site and
has existing development at the
higher or equal coding, the lot
boundary setback is to be as per
Table 2a and 2b of the R-Codes.
Notwithstanding subclauses
C4.3.5 and C4.3.6, ...
Notwithstanding subclauses
C5.3.2 and C5.3.3, ...

As above

The City proposes this modification
to clarify that the graduated
setbacks should not apply where an
adjoining site is equally coded or
has existing equivalent
development. It has not yet been
included in the Built Form Policy
pending WAPC determination.

4. Setback abutting higher or equal code
These setbacks where abutting a higher or
equal code does not require WAPC approval
with respect to areas coded R60 and below
as it does not vary the R-Code requirement
of setbacks as set out in Tables 2a and 2b.
Under the R-Codes, areas coded R80 and
above are in accordance with Table 5. Table
2a/2b can include much higher or lower
setbacks than Table 5.
It is recommended that the setbacks should
be amended to align more closely with
C1.2.4, C1.2.5, C4.3.5, C4.3.6 and C5.3.2
5
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and C5.3.3 as recommended in 3(a) above.
These setbacks would be reduced by three
metres to align with the building separation
distances in Table 2 of draft SPP 7.3
Apartment Design Policy provisions.
4. Recommendation:
That the proposed clauses be modified by
deleting the words "... Table 2a and 2b of the
R-Codes and replacing with: "the following
table:
Setback
≤4
5-8
≥9
from
storeys
storeys
storeys
boundary
(up to
(up to
(over
to:
12m)
25m)
25m)
Habitable
6m
9m
12m
rooms/
balconies ♦
Habitable
4.5m
6m
9m
rooms/
balconies†
Non4.5m
6m
9m
habitable
rooms ♦
Non3m
4.5m
6m
habitable
rooms †
♦ where facing habitable rooms/balconies on
adjacent property
† where facing non-habitable rooms on
adjacent property

Non-compliance setback R40 and below Town Centre, Mixed Use area, Activity Corridor and Transit Corridor
N1.2.1 and N4.3.1
(also referenced in 2.2.1 and 3.2)
Non-compliance with lot boundary
setback provisions where the site
adjoins land coded R40 and
below.

As above

R-Codes allow nil setback.
Boundary setback variations. are
considered unacceptable where
large scale development adjoins
low density residential zoned land,
specifically R40 coded land.

5. Non-compliance setback R40 and below
This is not supported. The Built Form Policy
includes setbacks where a site joins a lower
code. There may be circumstances where
non-compliance is suitable. The design
principles in the R-Codes require that the
amenity of neighbouring properties is to be
protected where variations are considered.
5. Recommendation
That N1.2.1 and C4.3.1 be deleted.

6
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Setback to Right-of-way
C1.2.6, C4.3.7 and C5.3.4 (All
Areas)
(also referenced in 2.2.1 and 3.2)
Where development adjoins a
right of way the setback shall be
measured from the midpoint of
the right of way.
C1.2.7 and C4.3.8 (all areas
except Residential Area)
(also referenced in 2.2.1 and 3.2)
Development must address
adjoining rights of way by
providing passive surveillance
and openings to the right of way.

Replaces clauses 6.1.4C4.1, 6.1.4C4.2 and
5.1.3 C3.1 of the R-Codes, as outlined
above.
Note: clause 5.1.3 C3.1 of the R-Codes,
which applies to grouped dwellings and
single houses in all codes and multiple
dwellings coded less than R40, allows the
stated setback distances to be reduced by
half the width of an adjoining right-of-way to a
maximum of two metres.

Part 6 of the R Codes does not
provide guidance on whether or not
to include the distance of a ROW in
the measurement of building
setbacks.

6. Setback to Right-of-way
The setback of a right of way is usually as
any other lot boundary and therefore subject
to Tables 2a/2b or Table 5.
Setback to the mid-point of right of way is
consistent with Part 5 of the R-Codes and
can be supported.
A minimum 1 metre setback is reasonable
and in line with common practice, to provide
adequate manoeuvring space for car bays.
The provisions is therefore supported.
6. Recommendation
C1.2.6, C1.2.7, C4.3.7, C4.3.8, C5.3.4 and
C5.31.3 are supported.

C5.31.3 (Residential Area)
Development must be setback 1
metre from a right of way. If the
site is subject to right of way
widening, the setback is
measured from the new lot
boundary after the widening is
applied.
Deep Soil Area - All areas
C1.7.1, C4.10.1 and C5.14.1
(also referenced in 2.2.1 and 3.2)
Deep soil zones are to be
provided as follows:
Site Area

<650m²
650m² –
1500m²
>1500m²

Min.
Area
1m²
3m²

Deep
Soil
Zone
15%
15%

6m²

15%

NOTE: the minimum dimension
for the area of deep soil zone is to
be 1m.

Replaces:
• clause 5.3.2 of the R-Codes, which
applies to grouped dwellings and single
houses in all codes and multiple
dwellings coded less than R40; and
• clause 6.3.2 of the R-Codes, which
applies to multiple dwellings coded R40
or greater.
These clauses generally require landscaping
to:
• 50% of street setback area;
• shade trees between every six external
car parking spaces;
• trees which are greater than 3m in height

As the R Codes do not provide
suitable requirements to mitigate
the loss of vegetation occurring
from development, the City has
proposed to amend the deemed to
comply criteria for landscaping of
the R Codes.
This Clause proposes deep soil
zones which provide infiltration of
rain water to the water table
reducing storm water runoff;
passive irrigation to assist in growth
of a healthy tree canopy which
reduces the impact of urban heat

7. Deep Soil Area
Inclusion of the provision is supported but
should be aligned with draft SPP 7.3
Apartment Design Policy.
On-structure landscaping is not in the
definition of deep soil area but could be
encouraged in conjunction with the reduced
deep soil area (subject to minimum soil
standards for various plant types) where
deep soil area may not be possible for a
constrained or highly urban site which is
consistent with draft SPP 7.3 Apartment
Design Policy.
7
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C1.7.2, C4.10.3 and C5.14.2
(also referenced in 2.2.1 and 3.2)
The required deep soil zone may
be reduced to 12% where mature
trees, which contribute to 30% or
more of the required canopy
coverage, are retained.
Definition: Deep Soil Zone
Areas of soil within a development
which provide a minimum space
of 1 metre that allows for and
supports mature plant and tree
growth excluding areas covered
with impervious surfaces.

•

shall be retained, in communal open
space areas;
unroofed visitors’ car parking spaces to
be effectively screened from the street.

Draft SPP 7.3 Apartment Design Policy
Objective 3.4.1 DC1:
Deep soil areas are identified in site layout
and meet the following minimum
requirements:
Site Area
<650m²
650m² –
1500m²
>1500m²

Minimum
Dimension
3m

Deep Soil
Area
12%
12%

6m

12%

NOTE: If existing tree(s) are retained and
incorporated into the development, deep soil
area requirement can be reduced to 8% of
site area.
Deep soil area defined as:
Soft landscape area on lot with no impeding
building structure or feature above or below,
which supports growth of medium to large
canopy trees and meets a stated minimum
dimension. Deep soil areas exclude
basement car parks, services, swimming
pools, tennis courts and impervious surfaces
including car parks, driveways and roof
areas.
Objective 3.4.1 DC2:
Deep soil areas provide a minimum number of
trees (with shade producing canopies) as follows:
−
−
−
−

Minimum 1 small tree for every 16sqm or
Minimum 1 medium tree for every 36sqm or
Minimum 1 large tree for every 64sqm or
A combination of the above

Refer to Figure 3.4c for tree size definitions.

and poor air quality.
The proposed clause provides an
incentive to retain on-site trees. The
retention of mature trees also
results in the retention of deep soil
zones which provide infiltration of
rain water to the water table
reducing storm water runoff; and
passive irrigation to assist in growth
of a healthy tree canopy which
reduces the impact of urban heat
and poor air quality.

The Built Form Policy includes a definition of
deep soil zone that is inconsistent with the
equivalent deep soil area in advertised SPP
7.3. This would create confusion and
inconsistency in the industry, and would be
counter-productive to planning for the urban
tree canopy.
As the draft SPP7.3 definition is a higher
standards and more onerous than that of the
current Built Form Policy, it is recommended
that Vincent consider adopting the advertised
requirements of Objective 3.4.1 DC1.
It is also recommended that the deep soil
area could be reduced where existing tree(s)
are retained and incorporated into the
development in line with Objective 3.4.1 DC1
and DC2 of draft SPP 7.3 Apartment Design
Policy. The criteria for existing trees could
also be included in accordance with
Objective 3.3.1 DC1 draft SPP7.3.
Modifications to these clauses in draft SPP
7.3 Apartment Design Policy are being
considered, but the following
recommendation is a more appropriate
interim position than the current Built Form
Policy.
7. Recommendation
(a) That the Built Form Policy be modified to:
• refer to deep soil area and not deep
soil zone; and
• delete the definition of Deep Soil Area
and replace with the definition from
draft SPP 7.3 Apartment Design
Policy.
(b) That C1.7.1, C4.10.1 and C5.14.1 be
modified by deleting the following note to
the table: "the minimum dimension for the
area of deep soil zone is to be 1m."
8
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(c) That the City is advised to consider
modifying the table under C1.7.1, C4.10.1
and C5.14.1 as follows:
Site Area
<650m²
650m² –
1500m²
>1500m²

Objective 3.10.5 DC1:
One shade tree is provided for every four
uncovered parking bays.
Objective 3.10.5 DC2:
Landscaping strip of at least 1m is provided
between otherwise unscreened parking bays
and the street.
Objective 4.15 - Provides guidance for onstructure landscaping.
Objective 3.3.1 DC 1 requires:
DC1 -Existing trees are identified on site
analysis report. Existing trees are considered
appropriate for retention if they are:
• healthy specimens with ongoing viability;
and
• species not included on an applicable
weed register; and
• are 3m or more high; and/or
• have a trunk with a diameter of 100mm
or more, 1m from the ground; and/or
• have two or more trunks and the sum of
their individual diameter at 1m above
ground is 200mm or more; and/or
• have a canopy 3m or more wide; and/or
•
are recognised for individual
importance/significance.

Minimum
Dimension
1m
3m

Deep Soil
Area
12%
12%

6m

12%

(d) That C1.7.2, C4.10.3 and C5.14.2 be
modified to remove the words "which
contribute to 30% or more of the required
canopy coverage".
(e) That the City is advised C1.7.2, C4.10.3
and C5.14.2 could also be modified to
include:
• the requirement for minimum number
of trees and sizes from Objective 3.4.1
DC2 of draft SPP 7.3 Apartment
Design Policy; and
• the existing trees criteria from
Objective 3.3.1 DC1 of draft SPP 7.3
Apartment Design Policy.
(f) That the City is advised to consider
modifying 1.7, 4.10 and 5.14 to include
the design principle:
“Achieving the deep soil area standards
may not be possible in some locations
that have limited or no space for deep soil
at ground level including in high density
areas or activity centres. In such
conditions proposals should alternatively
achieve planting on structure to a
minimum of 25% of site area. Soft
landscape should be located to maximise
resident and/or public amenity.”

9
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Open air car parks - All areas
C1.7.6, C4.10.7 and C5.14.7
(also referenced in 2.2.1 and 3.2)

As above

Open air car parks are to have a
minimum of 80% canopy
coverage at maturity.

C1.7.7, C4.10.8 and C5.14.8
(also referenced in 2.2.1 and
3.2)

As above

The only guidance provided in the
R Codes is that external car parking
areas are to be provided with
landscaping (shade trees) between
each six consecutive car parking
spaces. This is not considered a
sufficient offset for the use of land
as car parking.
Open air car parks are large open
spaces with opportunity for canopy
coverage and landscaping, this
reduce the impact of urban heat
and provide aesthetic beauty to an
area.
As above

All open-air parking areas are to
be landscaped at a rate of one
tree per four car bays.
C1.7.8, C4.10.9 and C5.14.9
(also referenced in 2.2.1 and 3.2)
The perimeter of all open-air
parking areas are to be
landscaped by a planting strip of
at least 1.5m width

As above

As above

9. Open air car parks canopy coverage
Not supported as this is onerous and canopy
coverage is not a practical measure.
9. Recommendation
That clauses 1.7.6, C4.10.7 and C5.14.7 be
deleted.

10. Open air car parks trees
Supported as this is in line with Objective
3.10.5 DC1 of draft SPP 7.3 of draft SPP 7.3
Apartment Design Policy.
10. Recommendation
(a) C1.7.7, C4.10.8 and C5.14.8 are
supported.
11. Open air car parks perimeter planting
This is onerous and not supported as a
general residential provision.
A one metre strip wide, between otherwise
unscreened parking bays and the street,
would be supported in line with Objective
3.10.5 DC2 of draft SPP 7.3.
Could be supported for specific commercial
building types and uses that have large
expanses of car parking.
11. Recommendation
That C1.7.8, C4.10.9; and C5.14.9 be
modified to:
• clarify that this requirement applies to
large expanses of car parking; and
10
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•

a landscaping strip of at least 1m is to be
provided between car parking and site
boundaries, and between otherwise
unscreened parking bays and any street
(in line with Objective 3.10.5 DC2 of draft
SPP 7.3 Apartment Design Policy).

Rear or side setback canopy coverage - Town Centres, Activity Corridors and Mixed Use areas
C1.7.3
(also referenced in 2.2.1 and 3.2)
80% of the rear or side setback
area is to be provided as canopy
coverage at maturity.

As above

The City is losing vegetation to
development which is not being
replaced in new development due
to the limited requirements of the R
Codes. The City proposes this
Clause to increase canopy
coverage in new development in
the City.

12. Rear or side setback canopy coverage
Not supported as this is onerous and canopy
coverage is not a practical measure.

The City has planned to maximise
planting in the public realm
however with private development
increasing land is being cleared
and developed, resulting in a loss
of vegetation and an increase in
land covered by buildings. There
needs to be increased replacement
of vegetation to mitigate the effects
of urban heat and poor air quality.

12. Recommendation
(a) That clause C1.7.3 be deleted.
(b) That the City is advised C1.7.3 could be
replaced with a provision that encourages
deep soil areas in the rear or side setback

Desired canopy coverage can be achieved
by applying the deep soil areas requirements
and minimum number of tree provisions as
per 7 above.

The Clause also requires canopy
coverage to be provided in the rear
and side setback areas of
development. This provides
suitable and aesthetic separation
between buildings.
Front setback Landscaping - Transit Corridors
C4.10.2
50% of the front setback to be
provided as soft landscaping.

As above

R Codes requires 50% of the front
setback area to be soft landscaping
but does not exclude visitors car
parking bays.
This removes the incentive to place
visitor car parking in the front

13. Front setback landscaping
Supported as this is in line with clause
5.3.2C2(i) of the R-Codes.
13. Recommendation
C4.10.2 is supported.
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setback area at the expense of
landscaping where street setback is
only generally 2m.
Site area canopy coverage - Transit Corridors and Residential Area
C4.10.4 and C5.14.3
30% of the site area is to be
provided as canopy coverage
within at maturity.

As above

As above

14. Site area canopy coverage
Not supported as this is onerous and canopy
coverage is not a practical measure.
Desired canopy coverage can be achieved
by applying the deep soil areas requirements
and minimum number of tree provisions as
per 7 above.
14. Recommendation
(a) That C4.10.4 and C5.14.3 be deleted.
(b) That the City is advised C4.10.4 and
C5.14.3 could be replaced with provisions
that encourages deep soil areas in the
rear or side setback areas.

Canopy coverage - Building Extensions - Residential Area
C5.14.10
Where any additions or alterations
to a building is proposed, 30% of
the front setback area is to be
provided as canopy coverage
within 5 years of development
approval, unless an existing
mature tree with equivalent
coverage is retained anywhere on
the site.

As above

Increased development has caused
the removal of vegetation and
increased land covered by
buildings. To mitigate the impact of
this the City has proposed an offset
of canopy coverage to be provided
in front setback areas.

15. Canopy coverage - Building
Extensions
Not supported as this is onerous and canopy
coverage is not a practical measure.
Desired canopy coverage can be achieved
by applying the deep soil areas requirements
and minimum number of tree provisions as
per 7 above.
Requiring deep soil area to be provided in the
front setback area would be supported to
achieve a similar outcome.
15. Recommendation
(a) That C5.14.10 be deleted.
(b) That the City is advised C5.14.10 could
be replaced with a provision that deep
soil area is to be provided in the front
setback area and encouraging the
retention of existing trees on-site.
12
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Landscape Plan - All areas
C1.7.4, C4.10.5 and C5.14.5
(also referenced in 2.2.1 and 3.2)
A Landscape Plan designed by a
registered Landscape Architect is
to be submitted to the City in
conjunction with the Development
Application.
C1.7.5, C4.10.6 and C5.14.6
(also referenced in 2.2.1 and 3.2)
A Landscape Maintenance
Schedule setting out the program
of activities required to maintain
the health and amenity of
plantings for the life of the
development is to be prepared by
the Landscape Architect
responsible for the design and
submitted to the City in
conjunction with the Development
Application.

As above

The proposed Clause is consistent
with Part 6, Clause 6.3 Site
planning and design, Objectives
and Part 6, Clause 6.3.2, P2.

16. Landscape Plan
Neither the R-Codes or the draft SPP 7.3
Apartment Design Policy specify preparation
of landscape plans by a landscape architects.
This is an information requirement and not a
deemed-to-comply provisions of the R-Codes
and as such does not require WAPC
approval. The policy should be modified
accordingly.
16. Recommendation
That the Built Form Policy be modified to
relocate C1.7.4; C1.7.5; C4.10.5; C4.10.6;
C5.14.5 and C5.14.6 within the policy (and
renumber) and clarify that the clauses:
• do not replace clauses 5.3.2 and 6.3.2 of
the R-Codes; and
• are additional information requirements
to accompany a planning application for
multiple dwelling or mixed use
development.
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Attachment 4 - Schedule of Modifications

WAPC Required Modifications to City of Vincent Local Planning Policy 7.1.1 Built Form Policy
1. Nil setbacks - Town Centre, Mixed Use area, Activity Corridor and Transit Corridor
adjoining Non-Residential Areas
(a) That C1.2.2 (that replaces 6.1.4C4.2 of the R-Codes) be modified to read:
"Minimum side boundary setbacks for the first three storeys (up to nine metres) is nil. The
minimum side boundary setbacks for the first two storeys (up to six metres) is nil adjoining a
property on the Heritage List, Heritage Area or Design Guideline Areas adopted under the local
planning scheme."
(b) That the preamble to C1.2.2 (and subsequent clauses) be:
• relocated above the heading "Setbacks Adjoining Non-Residential Built Form Areas"; and
• modified to delete reference to "Clause 7.3.1(a) of the R-Codes" and instead state: "Pursuant
to Clause 7.3.2 of the R-Codes the following provisions replace..."
2. Side boundary/Balcony setbacks - Town Centre, Mixed Use area, Activity Corridor and
Transit Corridor adjoining Non-Residential Areas
(a) That C1.2.3 (that replaces clause 6.1.4C4.2 of the R-Codes), C4.3.3 and C4.3.4 (that replace
clauses 5.1.3 C3.1 and 6.1.4C4.1/4.2 of the R-Codes) be modified to remove the balcony setback
by deleting the words:
"unless a balcony is proposed in which case the setback shall be as per Clause 5.4.1 C1.1(i) and
6.4.1 C1.1(i) of the R Codes for the code of the adjacent property."
(b) That the City is advised the Built Form Policy could also be modified to include:
• an additional provision that amends clauses 5.4.1 and 6.4.1 Visual Privacy of the R-Codes by
deleting clauses 5.4.1/6.4.1C1.1(ii) and C1.2; and
• an additional provision that requires any balcony to be unscreened for at least 25% of its
perimeter (which includes the edges of a balcony abutting the building).
(c) That the preamble to C4.3.3 (and subsequent clauses) be modified to:
• delete the second paragraph: "The following setback provisions are subject to the approval of
the Western Australian Planning Commission"; and
• delete reference to "Clause 7.3.1(a) of the R-Codes" in the third paragraph and instead state:
"Pursuant to Clause 7.3.2 of the R-Codes the following provisions replace..."
3. Graduated setbacks R60 and above/R50 and below and Balcony setbacks - Town Centre,
Mixed Use area, Activity Corridor and Transit Corridor where adjoining Residential Areas
and Residential Area
(a) That C1.2.4, C1.2.5 C4.3.5, C4.3.6, C5.3.2 and C5.3.3 be modified by being deleted and replaced
with the following:
"Lot boundary setbacks adjoining properties coded R50 and below or coded R60 and above are
as follows:
Setback from boundary to:
Habitable rooms/ balconies ♦
Habitable rooms/ balconies†
Non- habitable rooms ♦
Non- habitable rooms †

≤4 storeys (up to 12m)

5-8 storeys (up to 25m)

≥9 storeys (over 25m)

9m

12m

15m

7.5m

9m

12m

7.5m

9m

12m

6m

7.5m

9m

♦ where facing habitable rooms/balconies on adjacent property
† where facing non-habitable rooms on adjacent property"

(b) That the City is advised the Built Form Policy could also be modified to include:
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• an additional provision that amends clauses 5.4.1 and 6.4.1 Visual Privacy of the R-Codes by
deleting clauses 5.4.1/6.4.1C1.1(ii) and C1.2; and
• an additional provision that requires any balcony to be unscreened for at least 25% of its
perimeter (which includes the edges of a balcony abutting the building).
(c) That the preamble to C5.3.2 (and subsequent clauses) be modified to delete reference to "Clause
7.3.1(a) of the R-Codes" and instead state: "Pursuant to Clause 7.3.2 of the R-Codes the
following provisions replace..."
4. Setback abutting higher or equal code Town Centre, Mixed Use area, Activity Corridor and
Transit Corridor adjoining Non-Residential Areas and Residential Area
That the proposed clauses for setbacks where abutting a higher or equal code be modified by
deleting the words "... Table 2a and 2b of the R-Codes and replacing with:
"...the lot boundary setback is to be as per the following table:
≤4 storeys (up to
12m)

Setback from boundary to:
Habitable rooms/ balconies ♦
Habitable rooms/ balconies†
Non- habitable rooms ♦
Non- habitable rooms †

5-8 storeys
(up to 25m)

≥9 storeys (over 25m)

6m

9m

12m

4.5m

6m

9m

4.5m

6m

9m

3m

4.5m

6m

♦ where facing habitable rooms/balconies on adjacent property
† where facing non-habitable rooms on adjacent property"

5. Non-compliance setback R40 and below Town Centre, Mixed Use area, Activity Corridor
and Transit Corridor
That N1.2.1 and C4.3.1 be deleted.
6. Setback to Rights of Way - Residential Area
That the preamble to C5.31.3 be modified to delete reference to "...approval of the Western
Australian Planning Commission..." and to state: "The following setback provision is in addition to
Clauses 5.1.3 C3.1, 6.1.4C4.1 and 6.1.4C4.2 of the R-Codes pursuant to Clause 7.3.2 of the RCodes."
7. Deep Soil Area - All areas
(a) That the Built Form Policy be modified to:
• refer to deep soil area and not deep soil zone; and
• delete the definition of Deep Soil Zone and replace with the definition of Deep Soil Area from
draft SPP 7.3 Apartment Design Policy.
(b) That C1.7.1, C4.10.1 and C5.14.1 be modified by deleting the following note to the table:
"the minimum dimension for the area of deep soil zone is to be 1m."
(c) That the City is advised to consider modifying the table under C1.7.1, C4.10.1 and C5.14.1 as
follows:
Site Area
<650m²
650m² –
1500m²
>1500m²

Minimum
Dimension
1m
3m

Deep Soil
Area
12%
12%

6m

12%

(d) That C1.7.2, C4.10.3 and C5.14.2 (that replace clauses 5.3.2 and 6.3.2 of the R-Codes) be
modified to remove the words "which contribute to 30% or more of the required canopy coverage".
(e) That the City is advised C1.7.2, C4.10.3 and C5.14.2 could also be modified to include:
• the requirement for minimum number of trees and sizes from Objective 3.4.1 DC2 of draft SPP
7.3 Apartment Design Policy; and
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• the existing trees criteria from Objective 3.3.1 DC1 of draft SPP 7.3 Apartment Design Policy.
(f) That the City is advised to consider modifying 1.7, 4.10 and 5.14 to include the design principle:
“Achieving the deep soil area standards may not be possible in some locations that have limited
or no space for deep soil at ground level including in high density areas or activity centres. In such
conditions proposals should alternatively achieve planting on structure to a minimum of 25% of
site area. Soft landscape should be located to maximise resident and/or public amenity.”
(g) That the preamble to C1.7.1, C4.10.1 and C5.14.1 (and subsequent clauses) be modified to:
• delete the second paragraph: "The following landscape provisions are subject to the approval
of the Western Australian Planning Commission"; and
• delete reference to "Clause 7.3.1(a) of the R-Codes" and instead the third paragraph to state:
"Pursuant to Clause 7.3.2 of the R-Codes the following provisions replace..."
8. Open air car parks - All areas
(a) That clauses 1.7.6, C4.10.7 and C5.14.7 (that replace clauses 5.3.2 and 6.3.2 of the R-Codes) be
deleted.
(b) That C1.7.8, C4.10.9; and C5.14.9 (that replace clauses 5.3.2 and 6.3.2 of the R-Codes) be
modified to:
• clarify that this requirement applies to large expanses of car parking; and
• a landscaping strip of at least 1m is to be provided between car parking and site boundaries,
and between otherwise unscreened parking bays and any street (in line with Objective 3.10.5
DC2 of draft SPP 7.3 Apartment Design Policy).
9. Rear or side setback canopy coverage - Town Centres, Activity Corridors and Mixed Use
areas
(a) That clause C1.7.3 (that replaces clauses 5.3.2 and 6.3.2 of the R-Codes) be deleted.
(b) That the City is advised C1.7.3 could be replaced with a provision that encourages deep soil
areas in the rear or side setback.
10. Site area canopy coverage - Transit Corridors and Residential Area
(a) That C4.10.4 and C5.14.3 (that replaces clauses 5.3.2 and 6.3.2 of the R-Codes) be deleted.
(b) That the City is advised C4.10.4 and C5.14.3 could be replaced with provisions that encourage
deep soil areas in the rear or side setback areas.
11. Canopy coverage - Building Extensions - Residential Area
(a) That C5.14.10 (that replaces clauses 5.3.2 and 6.3.2 of the R-Codes) be deleted.
(b) That the City is advised C5.14.10 could be replaced with a provision that deep soil area is to be
provided in the front setback area and encouraging the retention of existing trees on-site.
12. Landscape Plan - All areas
That the Built Form Policy be modified to relocate C1.7.4; C1.7.5; C4.10.5; C4.10.6; C5.14.5 and
C5.14.6 within the policy (and renumber) and clarify that the clauses:
•
•

do not replace clauses 5.3.2 and 6.3.2 of the R-Codes; and
are additional information requirements to accompany a planning application for multiple dwelling
or mixed use development.
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