Western Australian Planning Commission
Notice is hereby given the next meeting of the Western
Australian Planning Commission (Part 17 Significant
Development) will be:
Meeting No. 8
Thursday, 17 June, 2021, 2:00 pm
Virtual meeting over Zoom
Zoom link: https://zoom.us/j/98146149393
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Information for WAPC members
(Part 17 Significant Development)
Quorum: 7 of 14 members
Representation in accordance with the Planning and Development Act 2005

Mr David CADDY
WAPC Chairman

Ms Jodi CANT
Director General, Department of
Planning, Lands and Heritage

Section 10(1)(a)

Section 10(1)(c)(i)
Mayor Emma COLE
Metropolitan Local Government
Representative (nominated by
WALGA)

Ms Michelle ANDREWS
Director General, Department of
Water and Environmental
Regulation

Section 10(1)(b)(i)

Section 10(1)(c)(ii) and 10(1)(c)(iv)

Cr Veronica FLEAY
Non-Metropolitan Local
Government Representative
(nominated by WALGA)

Mr Peter WORONZOW
Director General, Department of
Transport
Section 10(1)(c)(iii)

Section 10(1)(b)(ii)
Ms Helen BROOKES
Coastal Planning and
Management Representative

Ms Rebecca BROWN
Director General, Department of
Jobs, Tourism, Science and
Innovation

Section 10(1)(b)(iii)

Section 10(1)(c)(v)
Ms Jane BENNETT
Professions Representative

Mr Mike ROWE
Director General, Department of
Communities

Section 10(1)(b)(iv)

Section 10(1)(c)(vi)
Mr Fred CHANEY
Professions Representative

Mr Justin McKIRDY
'Planner’ from portfolio agencies

Section 10(1)(b)(v)

Section 10(1)(c)(vii)

Mr Barry McGUIRE
Professions Representative

Ms Lynne CRAIGIE
Nominee of the Minister for
Regional Development

Section 10(1)(b)(vi)

Section 10(1)(c)(viii)

Mr Ralph ADDIS
Director General, Department of
Primary Industries and Regional
Development
Associate Member, Section 11
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Mayor Penny TAYLOR
Metropolitan Local Government
Representative (Deputy)
(nominated by WALGA)

Cr Caroline KNIGHT
Non-Metropolitan Local
Government Representative
(Deputy) (nominated by WALGA)

Schedule 1 clause 7(1)

Schedule 1 clause 7(1)

Current Vacancies:
 Deputy Chairperson, Schedule 1, Clause 6(3)

Role of the Western Australian Planning Commission (WAPC) (Part 17 Significant Development)
In accordance with Part 17 of the Planning and Development Act 2005 (as amended by the Planning and
Development Amendment Act 2020), the Western Australian Planning Commission is granted temporary
decision-making powers to determine development applications over $20 million in metropolitan Perth, and
over $5 million in regional areas.
Membership (extract from PD Act)
The composition of the Board is in accordance with Section 10(1) of the Planning and Development Act
2005:
10. Membership of board
(1) The board is to consist of the following members —
(a) a chairperson appointed by the Governor on the nomination of the Minister; and
(b) 6 members appointed by the Governor, of whom —
(i) one is to be a person nominated by the Minister from a list of the names of 4 persons
representing the interests of local governments within the metropolitan region submitted
to the Minister by WALGA; and
(ii) one is to be a person nominated by the Minister from a list of the names of 4 persons
representing the interests of the local governments outside the metropolitan region
submitted to the Minister by WALGA; and
(iii) one is to be a person nominated by the Minister as having experience of the field of coastal
planning and management; and
(iv) one is to be a person nominated by the Minister as having practical knowledge of and
experience in one or more of the fields of urban and regional planning, property
development, commerce and industry, business management, financial management,
engineering, surveying, valuation, transport or urban design; and
(v) one is to be a person nominated by the Minister as having practical knowledge of and
experience in one or more of the fields of environmental conservation, natural resource
management or heritage interests; and
(vi) one is to be a person nominated by the Minister as having practical knowledge of and
experience in one or more of the fields of planning and provision of community services,
community affairs or indigenous interests;
and
(c) the least number of other members who include —
(i) the chief executive officer of the department principally assisting in the administration of
this Act; and
(ii) the chief executive officer of the Water and Rivers Commission established by the Water
and Rivers Commission Act 1995 3; and
(iii) the chief executive officer of the department principally assisting in the administration of
the Transport Co-ordination Act 1966; and
(iv) the chief executive officer of the department principally assisting in the administration of
the Environmental Protection Act 1986; and
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(v) the chief executive officer of the department principally assisting in the administration of
the Government Agreements Act 1979; and
(vi) the chief executive officer of the department principally assisting in the administration of
the Housing Act 1980; and
(vii) a person, whether a member under another subparagraph or another person nominated
by the Minister, who has experience in the field of urban and regional planning and is
employed in an agency, as defined in the Public Sector Management Act 1994, for which
the Minister is responsible; and
(viii) a person nominated by the Regional Minister”.
In accordance with Section 11(2) of the Planning and Development Act 2005, “The Governor may, on the
nomination of the Minister, appoint an associate member for a region referred to in Schedule 4”.
On 13 December 2011, the Governor appointed an Associate Member for a region referred to in Schedule
4.
Quorum for meetings
In accordance with Clause 8(5) of Schedule 1 of the Planning and Development Act 2005, the quorum for
board meetings is as follows: At any meeting of the board a number of members equal to at least one half
of the number of members provided for by Section 10 constitute a quorum.
Disclosure of interests
In accordance with the Planning and Development Act 2005 and Section 4 of the Western Australian
Planning Commission (WAPC), Governance Guide – Standing Orders, members of Committees (and
certain employees) are required to disclose the following types of interests that they have or persons closely
associated to them, have:
 direct and indirect pecuniary interests (financial);
 proximity interests (location); and
 impartiality interests (relationship).
A “direct pecuniary interest” is one where a member has an interest in a matter where it is reasonable to
expect that the matter if dealt with by the Board or a Committee, or an employee in a particular way, will
result in a financial gain, loss, benefit or detriment for the member.
An “indirect pecuniary interest” refers to an interest in a matter where a financial relationship exists
between a member and another person who requires a WAPC decision in relation to the matter.
A “proximity interest” refers to an interest of a member, or close associate of the member, in a matter if
the matter concerns –
(a) a proposed change to a planning scheme affecting land that adjoins the person’s land;
(b) a proposed change to the zoning or use of land that adjoins the person’s land; or
(c) a proposed development, maintenance or management of the land or of services or facilities on the
land that adjoins the person’s land.
An “Impartiality interest” means an interest that could, or could reasonably be perceived to, adversely
affect the impartiality of the member having the interest and includes an interest arising from kinship,
friendship, partnership or membership of an organisation or an association with any decision-making
process relating to a matter for discussion before the Board or a Committee.
Members disclosing any pecuniary or proximity interests for an item cannot participate in discussion or the
decision making procedure relating to the item and must leave the meeting room during the discussion of
the item. Members disclosing an impartiality interest in an item must also leave the room during the
discussion or the decision making procedure relating to the item unless the Committee, by formal resolution,
allows the member to remain. The reason to allow a member to remain must be stated in the formal
resolution and will be minuted.
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Disclosure of representations
Where a member has had verbal communication with or on behalf of a person with an interest in a matter
which is before a meeting, the member is to disclose the interest.
Where a member is in receipt of relevant written material (including email) from or on behalf of a person
with an interest in a matter which is before a meeting, the member is to table the material at the meeting for
the information of members.
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Request for Deputation / Presentation
Western Australian Planning Commission
Part 17 Significant Development Meeting
Meeting Date: Thursday, 17 June 2021
Presentation Request Guidelines
Persons interested in presenting at a WAPC Part 17 Significant Development Meeting must first
consider whether their concern has been adequately addressed in the report recommendation or
other submissions. Your request will be determined by the WAPC Chairman based on individual
merit and likely contribution to assist the Commission’s consideration and determination of the
application.
Presentations are not to exceed 3 minutes. It is important to note that the presentation content
will be published on the WAPC website as part of the meeting agenda. Your PowerPoint must
be submitted with this request.
Requests close at 2pm, three (3) working days, prior to the meeting date. Please complete
and submit this form, your PowerPoint and any additional written documents to
committees@dplh.wa.gov.au no later than this time. Late requests will not be accepted.
Handouts or PowerPoints will not be accepted on the day of the meeting.
Name of Samantha Thompson
Presenter:
Organisation: Taylor Burrell Barnett
Additional (You may have up to 3 attendees, including the Presenter)
Attendees:
Brett Rankine – Live-in Learning
TBC – Curtin University
PowerPoint: No
Your PowerPoint presentation must be accompanied with a written document
detailing the content of your presentation for the purpose of the agenda.
Special In the interest of accessibility and inclusion for people with disabilities, please
Requirements: identify if you have any special requirements:
No
If yes, please detail below:
In submitting this request, you acknowledge that your request
Yes
form and presentation content will be published to the WAPC
website as part of the agenda.
Is the presentation in support or against the report Against
recommendation? (contained within the agenda)
Is the presentation in support or against the proposed Against
development?

1
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Brief Outline of Presentation:
Oppose the report recommendation and proposed development on the following grounds:


It is acknowledged that Advice Note (d) states that approved land uses of the development
include a Student Accommodation Facility, one Local Shop and three Restaurant/Cafes.
However the ‘Student Accommodation Facility’ land use definition does not support students
studying secondary education and/or visiting families of students. The wording of Advice
Note (d) is unclear as to whether students studying secondary education and/or visiting
families of students are supported under this approval.



Inconsistency with planning framework – proposed variations to Clause 5.4 of TPS 6 relating
to building height.

2
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Request for Deputation / Presentation
Western Australian Planning Commission
Part 17 Significant Development Meeting
Meeting Date: Thursday, 17 June 2021
Presentation Request Guidelines
Persons interested in presenting at a WAPC Part 17 Significant Development Meeting must first
consider whether their concern has been adequately addressed in the report recommendation or
other submissions. Your request will be determined by the WAPC Chairman based on individual
merit and likely contribution to assist the Commission’s consideration and determination of the
application.
Presentations are not to exceed 3 minutes. It is important to note that the presentation content
will be published on the WAPC website as part of the meeting agenda. Your PowerPoint must
be submitted with this request.
Requests close at 2pm, three (3) working days, prior to the meeting date. Please complete
and submit this form, your PowerPoint and any additional written documents to
committees@dplh.wa.gov.au no later than this time. Late requests will not be accepted.
Handouts or PowerPoints will not be accepted on the day of the meeting.
Name of Dr Bay Yeo
Presenter:
Organisation: Exal Group
Additional (You may have up to 3 attendees, including the Presenter)
Attendees:
Joyce Chan, Yvonne Liu
PowerPoint: Yes – presented in conjunction with Reegan Cake and Dennis Chew
Your PowerPoint presentation must be accompanied with a written document
detailing the content of your presentation for the purpose of the agenda.
Special In the interest of accessibility and inclusion for people with disabilities, please
Requirements: identify if you have any special requirements:
No
If yes, please detail below:
In submitting this request, you acknowledge that your request
Yes
form and presentation content will be published to the WAPC
website as part of the agenda.
Is the presentation in support or against the report Support
recommendation? (contained within the agenda)
Is the presentation in support or against the proposed Support
development?

1
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Brief Outline of Presentation:


Provide background of the project and updates from stakeholders



Request for amendment of Condition 1 to accommodate project delivery schedule

2
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Request for Deputation / Presentation
Western Australian Planning Commission
Part 17 Significant Development Meeting
Meeting Date: Thursday, 17 June 2021
Presentation Request Guidelines
Persons interested in presenting at a WAPC Part 17 Significant Development Meeting must first
consider whether their concern has been adequately addressed in the report recommendation or
other submissions. Your request will be determined by the WAPC Chairman based on individual
merit and likely contribution to assist the Commission’s consideration and determination of the
application.
Presentations are not to exceed 3 minutes. It is important to note that the presentation content
will be published on the WAPC website as part of the meeting agenda. Your PowerPoint must
be submitted with this request.
Requests close at 2pm, three (3) working days, prior to the meeting date. Please complete
and submit this form, your PowerPoint and any additional written documents to
committees@dplh.wa.gov.au no later than this time. Late requests will not be accepted.
Handouts or PowerPoints will not be accepted on the day of the meeting.
Name of Reegan Cake
Presenter:
Organisation: Dynamic Planning and Development
Additional (You may have up to 3 attendees, including the Presenter)
Attendees:
Roy Sim, Lionel Mawhinney
PowerPoint: Yes – Presented in conjunction with Dr. Bay Yeo and Dennis Chew
Your PowerPoint presentation must be accompanied with a written document
detailing the content of your presentation for the purpose of the agenda.
Special In the interest of accessibility and inclusion for people with disabilities, please
Requirements: identify if you have any special requirements:
No
If yes, please detail below:
In submitting this request, you acknowledge that your request
Yes
form and presentation content will be published to the WAPC
website as part of the agenda.
Is the presentation in support or against the report Support
recommendation? (contained within the agenda)
Is the presentation in support or against the proposed Support
development?

1
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Brief Outline of Presentation:


Provide further planning background



Provide further support on scheme variations sought

2
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Request for Deputation / Presentation
Western Australian Planning Commission
Part 17 Significant Development Meeting
Meeting Date: Thursday, 17 June 2021
Presentation Request Guidelines
Persons interested in presenting at a WAPC Part 17 Significant Development Meeting must first
consider whether their concern has been adequately addressed in the report recommendation or
other submissions. Your request will be determined by the WAPC Chairman based on individual
merit and likely contribution to assist the Commission’s consideration and determination of the
application.
Presentations are not to exceed 3 minutes. It is important to note that the presentation content
will be published on the WAPC website as part of the meeting agenda. Your PowerPoint must
be submitted with this request.
Requests close at 2pm, three (3) working days, prior to the meeting date. Please complete
and submit this form, your PowerPoint and any additional written documents to
committees@dplh.wa.gov.au no later than this time. Late requests will not be accepted.
Handouts or PowerPoints will not be accepted on the day of the meeting.
Name of Dennis Chew
Presenter:
Organisation: DKO
Additional (You may have up to 3 attendees, including the Presenter)
Attendees:

PowerPoint: Yes – Presented in conjunction with Dr. Bay Yeo and Reegan Cake
Your PowerPoint presentation must be accompanied with a written document
detailing the content of your presentation for the purpose of the agenda.
Special In the interest of accessibility and inclusion for people with disabilities, please
Requirements: identify if you have any special requirements:
No
If yes, please detail below:
In submitting this request, you acknowledge that your request
Yes
form and presentation content will be published to the WAPC
website as part of the agenda.
Is the presentation in support or against the report Support
recommendation? (contained within the agenda)
Is the presentation in support or against the proposed Support
development?

1
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Brief Outline of Presentation:


Provide further support of architectural design



Provide examples of projects completed by DKO around Australia

2
WAPC Agenda Page 14

DEPUTATION IN SUPPORT OF SDAU-027-020 1.3.5 AND 6 MCKAY STREET, 1,3,5 AND 7 KEANEY
PLACE, AND 8 GARVEY STREET, WATERFORD – PROPOSED STUDENT ACCOMMODATION
DEVELOPMENT
Date: 17th of June 2021
Presented by:




Dr. Bay Yeo, Proponent – Wateford PBSA Pty Ltd / Exal Group Pty Ltd
Reegan Cake, Town Planner – Dynamic Planning and Development
Dennis Chew, Architect – DKO

DR. BAY YEO (DEVELOPER AND PROPONENT)
INTRODUCTION AND BACKGROUND




Introductions on who will be presenting today and project team including:
o Malcolm Mackay as design advisor and master planning
o Damien Pericles for landscape design
o Dr. Ian Fairnie for community life during project initiation stages
o Mark O’Gormon for constructability and budget management
o Prasanna and Jacob for ESD and Traffic respectively
Touching on my personal journey as a foreign student at Curtin University for my bachelor and
doctorate degree and having lived the on campus accommodation at Erica Underwood House,
shared accommodation in the area

PROJECT VISION AND STAKEHOLDER UPDATE







when the opportunity came up for a land holding near Curtin acquired over multiple years, we
studied the best use for the property
Our vision is to undertake a student accommodation project which is largely the primary use of
the houses in the area anyway, which in turn addresses current issues faced in the area. This is
undertaken in lieu of a typical apartment project, as the Purpose Built Student Accommodation
is fit for purpose
the project addresses provide benefits to state including elevating Perth as a destination for
higher education export, bringing nearly $40,000 of foreign investment for the state for every
inbound foreign student
we are confident to bring the project into fruition and have worked tirelessly to consider all
angles as will be further deliberated by my colleagues. We have secured investment interest
from local and international funds who in turn are bullish on a strong rebound to international
student markets and housing demand by 2023 as noted by:
o IbisWorld
o Savills
o we also have letter of interest from GSA (as an operator) and NAB (as a financier)

TIMELINE AND AMENDMENT TO CONDITION 1



our current estimates for development timeline is as presented on the slide which takes into
account down time during seasonal breaks
This will require a minimum of 20 months to achieve significant commencement from date of
approval. We therefore seek for amendment to condition 1 to 24 months to allow sufficient time
and contingency to achieve significant commencement.
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REEGAN CAKE (TOWN PLANNER, DYNAMIC PLANNING):





The proposed development materialises a vision held by EXAL Group for in excess of 5 years.
Development process commenced in 2016 and included extensive consultation and
collaboration with the City of South Perth which resulted in various changes to the statutory
planning framework applicable at the site and the broader Waterford Triangle.
The planning processes that led to the proposed development included:
o Waterford Triangle Urban Design Study (2010)
o Preliminary liaison and consultation with the City of South Perth (2015-2017)
o Proponent led Scheme Amendment No. 60 (2017-2020)
o Preparation and adoption of Purpose Built Design Guidelines (2017-2020)
o City of South Perth led Scheme Amendment No. 59 (2018-2020)
o Design Review Panels (2020)
o Development Application to SDAU (2020-2021)

REQUIREMENT FOR SDAU








Unfortunately Scheme Amendment 60 was modified in the final stages to amend building height
provisions prior to adoption making it inconsistent with the approved Design Guidelines and
original design intent
Whilst varying the building height provisions included in the scheme, the proposal remained
consistent with adopted Design Guideline which is evident in the supporting diagram included
within the design guideline document.
Due to the last minute change to the scheme amendment provisions relating to building height,
we elected to pursue the SDAU pathway. We also saw benefit in this approach given the sites
located at the junction of three separate local government areas.
Whilst the SDAU path was chosen, we maintained involvement with the City of South Perth,
attending four design review panel meetings prior to lodgement of the SDAU application.

PART 17 – PLANNING AND DEVELOPMENT ACT 2005




The SDAU’s consideration of this application relates primarily to Part 17 of the Planning and
Development Act 2005 which gives the WAPC powers to vary established legal instruments such
as the City of South Perth Local Planning Scheme No. 6 where:
o The purpose and intent of the local planning scheme is met;
o Orderly and proper planning and the preservation of amenity is achieved;
o The development provides economic benefits that assist in the COVID recovery; and
o The development complies with any relevant State Planning Policies or other relevant
WAPC policies.
Compliance with these points has been addressed within the agenda report, however we want
to reiterate three key points in relation to the scheme variations:
o The 4m building height variation only relates to one of three buildings with impacts primarily
on the CSIRO and Canning College sites.
o The proposed development does not constitute over development with site cover less than
what is permitted and communal open space exceeding what is permitted.
o The proposal complies with all other scheme provisions related to the site.

DEPARTMENT OF TRANSPORT


In addition to scheme variations, a critical component in the assessment of this application
related to the assessment of transport, parking and access. Being a student accommodation
development, it presented as a unique opportunity to provide innovative transport options that
reduced the dependence on the private car. With this in mind, the development will provide
access to:
o On demand ride share with dedicated pick up and drop off area;
o Car sharing;
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o Electric vehicle charging bays;
o Extensive bicycle storage areas; and
o Bike share.
Due to the innovative transport options available, considerable liaison throughout the
application process occurred with the Department of Transport which included the submission
of:
o Parking Needs Assessment;
o Transport Impact Statement; and
o Parking and Travel Management Plan.
Through various changes made to the allocation of car bays and the provision of bicycle bays,
the support of the Department of Transport was obtained which demonstrates compliance with
State and local government transport planning objectives.

DENNIS CHEW (ARCHITECT)
CONTEXT ANALYSIS




Discussion on the context of the site on a macro level including:
o Civic precinct directly adjacent to the site
o Close proximity to educational facilities
o High density zoning
o High accessibility to public transport
Discussion on the context of the site on a micro level including
o Overgrown landscaping
o Poor streetscape interface
o Lack of passive surveillance
o Safety issues
o Unmanaged street parking
o Poor housing conditions

BUILDING PROGRAMME



Discussion on the building programme
Discussion on the sustainability design components of the proposal

EXAMPLES



Showcase example of student accommodation operators around Australia
Showcase of DKO projects around Australia with images of :
o Amenities
o Room types
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WATERFORD PBSA
SDAU DEPUTATION PRESENTATION PACK – 17 JUNE 2021
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PRESENTERS
Today’s presenters:

Proponent
Dr. Bay Yeo
Exal Group

Planner
Reegan Cake
Dynamic Planning and
Developments

Architect
Dennis Chew
DKO
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OUR TEAM

We would like to acknowledge the entire design team for
their contributions towards the project, with a special
mention to the following key members:

Sustainability
Prasanna Suraweera
Sustainability Section Manager
Stantec

Landscape
Damien Pericles
Director
Realm Studios

Urban Design / Advisor
Malcolm Mackay
Director
Mackay Urbandesign

Construction Advisory
Mark O’Gorman
Director
Firm Construction

Traffic Engineering
Jacob Martin
Team Leader - Transport
Cardno

Student Life / Community
Dr. Ian Fairnie
Former Director of Community Life
Curtin University
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PROPONENT

PROJECT BACKGROUND AND STAKEHOLDER SUPPORT
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Dr. Bay Yeo
Curtin University Alumnus / Proponent / Exal Group

ABOUT ME

• Curtin University: Bachelor in Civil and Construction Engineering (2008)
• Recipient of the WA Premier Scholarship to complete degree in Aust
• Advocate of student welfare serving as Student Council President
and Vice President of Curtin Volunteers
• Valedictorian for Malaysia Campus
• Curtin University: Doctor of Philosophy – Civil Engineering (2012)
• Invited lecturer to Curtin University
• Published award winning papers
• WA Young Engineer of the Year 2012
• Chartered Professional Engineer
During his studies at Curtin University, he has lived on campus
accommodation at Erica Underwood House and later in share houses in
Wilson and Bentley. He is aware of life as a student in the area, and
strongly believes this project is an opportunity to lift the overall quality of life
for students.
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OPPORTUNITY

2021*

2015 - 2016

2016

2020-2021

Street Address

Land Size

1 Mckay Street*

809.5

3A Mckay Street

404.6

3B Mckay Street

404.6

5 Mckay Street

809.4

7 Mckay Street

809.5

1 Keaney Place

790.8

3A Keaney Place

404.7

3B Keaney Place

404.7

5A Keaney Place

404.7

5B Keaney Place

404.7

7 Keaney Place

791.0

8A Garvey Place

404.8

8B Garvey Place

404.8

Total

7247.8

*in-progress
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OUR VISION

Parking issues - students drive to campus
and park on streets

Houses leased to students (up to 6 – 8 per
home) - not fit for purpose

• Fit for purpose accommodation
• Industry standard
• Abundant amenity
• Safe and secure environment
• Integrated transport
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SECTOR BENEFITS

Attracts more than

Creates more than

Contributes

Contributes

53,000

11,000

$2.1 billion

$39,417

students from more than
140 countries

FTE jobs in WA
(direct/indirect)

p.a. to WA economy per student to WA’s economy
(direct/indirect)
for every international
student enrolled in WA

Source: Study Perth 2019

“What we haven’t had is sufficient purpose-built affordable student accommodation in Perth to
staple with our great academic offering. That has put us at a competitive disadvantage to the
rest of Australia”
Gaye McMath
Chairperson of Perth Education City Project (2017)
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OUTLOOK

IBISWorld 2021
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OUTLOOK

“Opportunities exist for further supply of
accommodation in ALL CAPITAL CITIES with
diversification of product mix a key point of
differentiation”

“Once the international border reopens, we
anticipate an increasing number of
international students will be attracted to
study onshore in Australia, with the Higher
Education sector expected to gain market share
from key competitors such as the UK and US.
From 2022, we anticipate a return to strong
levels of occupancy in operational
accommodation.”
Savills 2020
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KEY STAKEHOLDERS

Letter of intent from Global Student Accommodation
(Owner of The Boulevard, Stirling Street, Perth)
• Firm commitment of interest to invest and operate
Waterford PBSA
• Project is appropriately timed for a strong return of
international student post-CoVID
• Capability to work with local and international
stakeholders to grow WA’s international student
sector
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KEY STAKEHOLDERS

Support from Canning College
• Canning College fully supports the project
• Approximately 50-100 students forecasted to utilise
Waterford PBSA
• Further opportunities to provide facilities for
orientation activities
• Supportive of providing access through to Curtin
University through Canning College
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KEY STAKEHOLDERS

Project Funding from Banks
• Funding to be explored both locally with Australian
banks as well as investor groups
• NAB has expressed an interest to assess further
pending DA approval
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Amendment to Condition 1

PROJECT TIMELINE

• Approx. 21 months from DA to achieve “significant commencement”
• 24 months requested for Condition 1 (3 months contingency)
• Industry under pressure resulting in longer design time
Q4 -2021

Q1 -2022

Q2 -2022

Q3 -2022

Q4 -2022

Q1 -2023

Q2 -2023

Jun-21
Jul-21
Aug-21
Sep-21
Oct-21
Nov-21
Dec-21
Jan-22
Feb-22
Mar-22
Apr-22
May-22
Jun-22
Jul-22
Aug-22
Sep-22
Oct-22
Nov-22
Dec-22
Jan-23
Feb-23
Mar-23
Apr-23
Mar-23
Apr-23

Q3 -2021

Activity
Design Development
DA Approval
Design development
Building permit
Working drawings

Months
milestone
6 months
milestone
2 months

Capital Works
Tenant relocation / Demolition permit
Demolition
Tree relocation and protection
Site mobilisation
Siteworks, retaining and basement
Significant commencement

2 months
3 months
1 month
milestone
5 months
milestone

Contingency and Downtime
Christmas - New Year Downtime
Contingency

2 months
3 months
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TOWN PLANNING
ORDERLY PLANNING AND KEY DISCUSSIONS
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BACKGROUND
2010

Site acquired and
ongoing
consultation with
CoSP

TPS Amendment
No. 60 Initiated

TPS Amendment
No. 60 Gazetted
4 x Design Review
Completed

Waterford Triangle
Urban Design Study

2015
2017
2018
2019
2020

2021

Preparation of proponent
led Scheme Amendment
CoSP led TPS Amendment
No. 59 Initiated
TPS Amendment No. 59
Gazetted
LPP 351.20 Design
guidelines adopted

Submission to SDAU

• The proposed development materialises a vision
held by EXAL Group for in excess of 5 years.
• Development process commenced in 2016 and
included extensive consultation and
collaboration with the City of South Perth.
• The planning processes that led to the proposed
development included:
o Waterford Triangle Urban Design Study
(2010)
o Preliminary liaison and consultation with the
City of South Perth (2015-2017)
o Proponent led Scheme Amendment No. 60
(2017-2020)
o Preparation and adoption of Purpose Built
Student Accommodation Design Guidelines
(2017-2020)
o City of South Perth led Scheme Amendment
No. 59 (2018-2020)
o Design Review Panels (2020)
o Development Application to SDAU (20202021)
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REQUIREMENT FOR SDAU

WHY SDAU?

• Scheme Amendment 60 was modified
to amend building height provisions
prior to adoption making it inconsistent
with the approved Design Guidelines
and original design intent
• Proposal is consistent with Design
Guideline
• Reasons for SDAU pathway:
1) Limitations of final gazetted scheme
amendment and inconsistency with
design vision; and
2) Involvement of various local and
state government authorities.
• Whilst the SDAU path was chosen, we
maintained involvement with the City of
South Perth, attending four design
review panel meetings
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ORDERLY PLANNING

PART 17 – PLANNING AND DEVELOPMENT ACT 2005

• Part 17 of the Planning and Development Act
2005 gives the WAPC powers to vary
established legal instruments such as the City of
South Perth Local Planning Scheme No. 6
where:
✓ The purpose and intent of the local planning
scheme is met;
✓ Orderly and proper planning and the
preservation of amenity is achieved;
✓ The development provides economic benefits
that assist in the COVID recovery; and
✓ The development complies with any relevant
State Planning Policies or other relevant
WAPC policies.

• Compliance with these points was addressed
within the agenda report, however we want
to reiterate three key points in relation to the
scheme variations:
The 4m building height variation
only relates to one of three
buildings with impacts primarily on
the CSIRO and Canning College
sites.
The proposed development does
not constitute over development
with site cover less than what is
permitted and communal open
space exceeding what is permitted.

The proposal complies with all
other scheme provisions
related to the site.
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ORDERLY PLANNING
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ORDERLY PLANNING
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TRANSPORT
• ON DEMAND RIDE SHARE
• CAR SHARING
• PUBLIC TRANSPORT

• BICYCLES
• BIKE SHARE
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TRANSPORT

• Considerable liaison throughout the application
process occurred with the Department of
Transport.
• Submission to address transport, parking and
access included:
✓ Parking Needs Assessment;
✓ Transport Impact Statement; and
✓ Parking and Travel Management Plan.
• Through various changes made to the allocation
of car bays and the provision of bicycle bays, the
support of the Department of Transport was
obtained which demonstrates compliance with
State and local government transport planning
objectives.
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ARCHITECTURE

EXEMPLARY DESIGN AND FIT FOR PURPOSE SOLUTION

WAPC Agenda Page 40

CONTEXT ANALYSIS

Macro Site Analysis
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CONTEXT ANALYSIS

Micro Site Analysis
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Upper Floor

BUILDING PROGRAMME
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Upper Floor

BUILDING PROGRAMME
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SUSTAINABILITY
+ 4 STAR GREEN STAR

DESIGN AND AS BUILT RATING
PERFORMANCE

+ NATURAL
VENTILATION
+ PASSIVE SOLAR
+ CAR SHARE

+ ELECTRIC CAR
CHARING STATION
+ SOLAR PANELS

+ COMPLIANCE WITH
NCC 2019 SECTION J
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OPERATORS
Student Accommodation Operators in Australia
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EXAMPLE OF AMENITIES
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LOBBY & ENTRY
Pelham Street

WAPC Agenda Page 48

INDOOR AMENITIES
Pelham Street
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INDOOR AMENITIES
Pelham Street
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INDOOR AMENITIES
La Trobe Street
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INDOOR AMENITIES
Elizabeth Street
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Image Source: Urbanest

EXAMPLE OF TYPOLOGIES IN AUSTRALIA AND WESTERN AUSTRALIA
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STUDIO
Pelham Street
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4 BED UNIT
Pelham Street

WAPC Agenda Page 55

BUNK ROOM
Pelham Street
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TWIN TYPOLOGY
Campus Perth
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TWIN TYPOLOGY
The Boulevard, GSA Perth
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STUDIO UNIT
Unilodge, Curtin University
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STUDIO UNIT
Unilodge, Curtin University
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SUMMARY

BENEFITS STATE AND LOCAL
COMMUNITY
FIT FOR PURPOSE FOR LOCALITY
EXEMPLARY DESIGN AND COMPLIANT
WITH INTENT
SHOVEL-READY
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ITEM NO: 7.1
1,3,5 AND 7 MCKAY STREET, 1,3,5 AND 7 KEANEY PLACE, AND 8

GARVEY
STREET,
WATERFORD
ACCOMMODATION DEVELOPMENT
Applicant:
Owner:
Value of Development:
Local Government Area:
Referral Pathway:
Authorising Officer:
WAPC File No:
Application Received Date:
Attachment(s):

-

PROPOSED

STUDENT

Bay Yeo, Waterford PBSA Pty Ltd
Waterford PBSA Pty Ltd, John Charles Stewart,
and State of Western Australia
$55 million
City of South Perth
Applicant opt-in
Margaret Smith, Director State Development
Assessment Unit
SDAU-027-20
8 December 2020
1. Development Plans and Landscape Plans
2. Site Context Plan
3. City of South Perth Recommended
Conditions of Approval
4. Applicant Response to Public Submissions
5. Travel and Parking Management Plan
6. Local Design Review Panel Minutes

Officer Recommendation:
That the Western Australian Planning Commission resolves to APPROVE
development application reference SDAU-027-20 and accompanying plans and
reports (date stamped 8 December 2020, 13 April 2021 and 1 June 2021) for a
Student Accommodation Facility, Local Shop and three Restaurant/Cafés at 1,3, 5
and 7 McKay Street, 1,3,5 and 7 Keaney Place and 8 Garvey Street, Waterford, in
accordance with s.274 of the Planning and Development Act 2005, subject to the
following conditions:
Conditions
Approval Timeframe
1. This decision constitutes planning approval only and is valid for a period of 12
months from the date of approval. If the development is not substantially
commenced within the specified period, the approval shall lapse and be of no
further effect.
Conformity with Plans
2. The development is to be undertaken in accordance with the approved plans
and documents (date stamped 8 December 2020, 13 April 2021 and 1 June
2021) attached to this approval, final details of which are to be submitted at
working drawings stage, to the satisfaction of the Western Australian Planning
Commission.
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Clearance of Conditions of Approval
3. A copy of the final working drawings (prepared for submission of a building
permit application) and all associated plans, reports and information that
address the conditions of approval are to be submitted to, and cleared by, the
Western Australian Planning Commission.
Construction
4. Prior to commencement of site works, a Dilapidation Report is to be submitted
to the satisfaction of the Western Australian Planning Commission, on advice
of the relevant local government/s, detailing the current condition of adjacent
buildings, structures, public realm infrastructure and paving.
5. Prior to commencement of site works, a Tree Protection Plan, including tree
protection zones to Australian Standard AS4970-2009, is to be submitted to the
satisfaction of the Western Australian Planning Commission, on advice from
the relevant local government/s, detailing protection and care of on-site trees
and street trees that are to be retained and/or relocated during construction (in
accordance with the approved Landscape Master Plan).
6. Prior to the submission of an application for a demolition permit and/or relevant
building permit, a Demolition and Construction Management Plan is to be
submitted to the satisfaction of the Western Australian Planning Commission,
on advice from the relevant local government/s, addressing but not limited to:
 recycling and waste management of demolition and construction material
 management of vibration, dust, wind and erosion
 management of construction noise and other site generated noise
 management of any site dewatering or stormwater discharge
 temporary fencing, hoardings, gantries and signage
 site access and egress, parking, and traffic management
 deliveries and storage of construction materials and machinery
 protection of public realm infrastructure
 public communication and complaint handling procedures
The approved Plan is to be reviewed, and revised where necessary, prior to
each stage of construction, to the satisfaction of Western Australian Planning
Commission.
Design and Materials
7. The development is to be constructed with high quality and durable external
materials and finishes, consistent with the approved Development Plans, with
final details provided prior submission of the relevant building permit
application, to the satisfaction of the Western Australian Planning Commission.
8. Ground floor commercial, communal and lobby areas facing the street are to
have windows with transparent glazing, with final details provided prior to
submission of the relevant building permit application, to the satisfaction of the
Western Australian Planning Commission.
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9. Any external signage is to be integrated with the design of the building facades,
with final details of the location and design of the signs provided prior to
installation, to the satisfaction of the Western Australian Planning Commission,
on advice from the City of South Perth.
10. All external facing service infrastructure, service area doors, transformers, airconditioning condensers and building plant are to be integrated into the design
of the building or screened to minimise any visual or noise impacts on
neighbouring properties and the public realm, with final details provided prior to
submission of the relevant building permit application, to the satisfaction of the
Western Australian Planning Commission.
Public Art and Landscape
11. Final Public Art Plans detailing provision of public art or public art spaces to the
value of at least 1.0% of the development construction cost, are to be submitted
to and approved by the Western Australian Planning Commission, on advice
from the City of South Perth, prior to submission of the relevant building permit
application.
12. Prior to the occupation of the relevant stage of the development, the public art
contribution is to be delivered in accordance with the final approved Public Art
Plans and thereafter maintained by the subject land owner/s, to the satisfaction
of the Western Australia Planning Commission.
13. Final Landscape Plans, including hard and soft landscape specifications and
reticulation details, are to be submitted to and approved by the Western
Australian Planning Commission, on advice from the City of South Perth, prior
to submission of the relevant building permit application.
14. All landscape areas relevant to each stage of the development are to be
completed in accordance with the final approved Landscape Plans prior to the
occupation of each relevant stage of the development, and thereafter
maintained by the operator of the development, to the satisfaction of the
Western Australia Planning Commission
15. Final Lighting Plans detailing external illumination of the development to
enhance amenity and safety are to be submitted to and approved by the
Western Australian Planning Commission, prior to submission of the relevant
building permit application, and thereafter implemented by the owner and
operator of the development.
Sustainability and Water
16. A final Sustainability Report detailing the initiatives included in the final plans to
achieve a minimum of Four Star Green Star certification, or demonstrated
equivalent, is to be submitted to and approved by the Western Australian
Planning Commission, prior to submission of the relevant building permit
application/s.
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17. Prior to the occupation of each stage of the development, the sustainability
initiatives are to be implemented in accordance with the final approved
Sustainability Report and thereafter maintained by the owner and operator of
the development, to the satisfaction of the Western Australia Planning
Commission.
18. A Stormwater Management Plan demonstrating how all stormwater will be
managed on-site is to be submitted to and approved by the Western Australian
Planning Commission, on advice from the City of South Perth, prior to the
submission of the relevant building permit application and thereafter
implemented by the owner and operator of the development.
Acoustics, Parking and Operations
19. A final Acoustic Report and plans endorsed by a qualified acoustic consultant,
demonstrating compliance with State Planning Policy 5.4 Road and Rail Noise
and the relevant provisions of the Environmental Protection (Noise)
Regulations 1997, are to be submitted to and approved by the Western
Australian Planning Commission prior to submission of the relevant building
permit application.
20. No music is to be played in the outdoor communal areas or alfresco areas
between 10pm and 7am Sunday to Thursday, to the satisfaction of the Western
Australia Planning Commission.
21. A final Waste Management Plan is to be submitted to and approved by the
Western Australian Planning Commission, on advice from the City of South
Perth, prior to submission of the relevant building permit application, and
thereafter implemented by the operators of the approved development.
22. All car parking spaces, access aisles and bicycle parking spaces are to be
constructed in accordance with Australian Standards AS2890.1 and AS2890.3
and thereafter maintained by the owners and operators of the development, to
the satisfaction of the Western Australian Planning Commission.
23. The development is to be operated at all times in accordance with the approved
Operational Management Plan and the approved Travel and Parking
Management Plan, unless subject to an approved amendment, to the
satisfaction of the Western Australia Planning Commission.
Other
24. Prior to the occupation of the relevant stage of development, arrangements are
to be made for the amalgamation of all lots into a single lot on one Certificate
of Title, to the satisfaction of the Western Australian Planning Commission.
Advice Notes
a) With regard to condition 1, and in accordance with s.279(4) of the Planning
and Development Act 2005, the Western Australian Planning Commission
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cannot do anything that would have the effect of extending the period within
which the development must be substantially commenced.
b) This is a development approval only. The applicant/owner is advised that it is
their responsibility to ensure that the proposed development complies with all
other applicable legislation, local laws and licence or permit requirements that
may relate to the development. Please contact the City of South Perth for
further advice on building, health, engineering and road reserve requirements.
c) With regard to condition 3, the final working drawings are to comply with all of
the relevant conditions of development approval, as confirmed by the Western
Australian Planning Commission, and any variations from the approved plans
are required to be clearly identified. Once the Commission is satisfied that the
working drawings and information are consistent with the approved
development plans and conditions of approval, the Commission will provide a
clearance letter and copies of the working drawings to the City of South Perth
to assist with the issuing of a building permit.
Where works and/or building permits are proposed to be staged, the
Commission may agree to a staged clearance of working drawings and
associated conditions of approval. In such cases a Conditions Staging Matrix
will need to be completed and submitted for the Commission’s approval.
Interim documentation may be acceptable for the clearance of some conditions
for the initial stages of the development, in accordance with an approved
Conditions Staging Matrix. In the instance where interim documents or plans
are accepted by the Commission, the documentation is required to identify the
time or stage for the delivery of the final documents and/or plans.
d) The applicant is advised that the approved land uses of the development
include a Student Accommodation Facility, one Local Shop and three
Restaurant/Cafes. As noted in the development application and revised
supporting information, the Student Accommodation Facility’s primary purpose
is to accommodate secondary and/or tertiary students, as well as staff
managing the facility, and may from time to time accommodate families visiting
students at the facility or staff of nearby educational facilities. Tourist
Accommodation is not an approved use of the site.
e) With regard to condition 4, the Dilapidation Report should include at a
minimum, all immediately adjacent public realm infrastructure and all buildings
and properties immediately surrounding the site. In addition, the Building Act
2011 sets out the circumstances in which a person who is proposing to do
building work that is reasonably likely to affect adjoining land must notify and/or
obtain the consent of the landowner before commencing the proposed work.
f) With regard to condition 14, all proposed landscaping or other works outside
of the development lot boundaries will require consent from the relevant land
owner / manager (local government/s) prior to commencement.
g) If an applicant or owner is aggrieved by this determination, there is a right of
review by the State Administrative Tribunal in accordance with Part 17 of the
Planning and Development Act 2005.
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Details: Outline of Development Application
Local Planning Scheme
Local Planning Scheme Zone
Use Class and
Permissibility:

Lot Size:
Existing Land Use:
State Heritage Register
Local Heritage
Design Review
Bushfire Prone Area
Contaminated Site

City of South Perth Local Planning Scheme No.6
Residential R100
Student Accommodation Facility (Discretionary
Use)
Local Shop (Discretionary Use)
Restaurant/Cafe (Discretionary Use)
7,247m2 total area
Residential
No
No
Local Design Review Panel
No
No

Proposal:
Approval is sought for the demolition of nine single residential dwellings and for the
construction of a student accommodation facility comprised of three buildings of
seven to eight storeys, communal amenities, basement car and bicycle parking,
ground floor communal open space, three café/restaurants and a local shop.
The proposed development will contain a total of 623 accommodation rooms, with
a range of sizes and layouts, providing a total of 913 student beds. Communal
kitchen and lounge facilities are provided throughout each building, with shared
study and leisure spaces on the ground floor, facing onto a central communal open
space area with landscaped passive and active recreation spaces. The ground
floor also includes three restaurant/cafes and a shop facing McKay Street, which
would be open to the public. The proposed exterior material palette is
predominantly a brick façade with clear glazing to bedroom windows and material
detailing in textured concrete and metal cladding (refer to Attachment 1 Development Plans and Landscape Plans).
Summary:
The key points relating to this report are as follows:





The proposed development does not meet the site-specific provisions of the
City of South Perth Local Planning Scheme No.6 (LPS6). There is no discretion
provided in LPS6 for approval of variations to these site-specific provisions.
The City of South Perth Council has requested that the Western Australian
Planning Commission refuse the development application, as the proposal
does meet the LPS6 provisions and is considered overdevelopment of the site.
21 submissions were received during public consultation on the application, 2
were in support, 4 supported it subject to some changes, and 15 did not
support the application.
The main issues raised in the public submissions related to limited on-site
parking and the effect this would have on local street parking and traffic.
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Concerns were also raised with the how the proposed building height and
density fits within the lower density locality, as well as amenity concerns.
Student housing providers for Curtin University questioned the demand for
additional student accommodation in the locality and how the application
meets the Planning and Development Act 2005 (PD Act) Part 17
considerations for development ready projects. However Canning College has
advised it would be interested in accommodating its students at the facility.
The applicant has advised that the project represents approximately $55
million of economic investment and will create approximately 183 to 319 jobs
through the construction phases and 40 ongoing jobs after construction
through on-site staffing at the facility.
Noting the limitations on international student immigration to Australia at
present, the development is planned to be delivered in three stages with the
first stage (198 student rooms) due for completion and occupation in 2023.
This would allow time for the international student market demand to recover.
The accommodation would also be available to Australian students.
Overall, the proposed development is considered a well-designed architectural
and landscape proposal, that is generally consistent with the local strategic
and statutory planning intent to facilitate redevelopment of the subject site for
purpose built high density student accommodation on a R100 zoned site.

Background:
Site Context
The development site consists of nine lots, totalling 7,247 m2, located across three
street frontages, on McKay Street, Garvey Street, and Keaney Place in Waterford.
The site is currently occupied by nine single dwellings in a mature landscape
setting.
The subject site is zoned Residential R100, with surrounding single residential
dwellings to the east and south zoned R60. To the north and west of the site is a
range of a large scale institutional development, including Canning College,
Clontarf Foundation, CSIRO, Curtin University, and Bentley TAFE campus (refer
to Attachment 2 – Site Context Plan).
On 30 April 2021, the Metro Inner-South Joint Development Assessment Panel
resolved to approve a development application (by a different proponent)
immediately adjacent to the subject development site, at No.2 Garvey Street, for a
four storey student accommodation facility with 30 student rooms, associated
amenities and six car bays (DAP/21/01932).
Planning Context
The development site has been subject to detailed strategic and statutory planning
processes over the past decade. The nine lots are part of a larger precinct referred
to by the City of South Perth as the ‘Waterford Triangle’. In 2010, the City released
the Waterford Triangle Urban Design Study, to identify options for future
redevelopment of the ageing single housing in the precinct, which at that time was
zoned R20. The study was followed by two separate scheme amendments (now
gazetted) to rezone the precinct to higher densities, and adoption of a design
guidelines local planning policy for student accommodation on the subject site.
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The first scheme amendment, initiated by the City of South Perth, resulted in
rezoning land to the east of the subject development site from R20 to R60 with a
three-storey building height limit. The second scheme amendment, gazetted in
May 2020, rezoned the subject site and three adjacent lots to R100 with a fivestorey building height limit plus bonus height provisions allowing up to a sevenstorey student accommodation facility, where it met certain design criteria (refer to
Assessment for further details).
The development site is immediately adjacent to the Curtin-Bentley Specialised
Activity Centre, which includes Technology Park, Curtin University and surrounding
research and education institutions. An Activity Centre Structure Plan was
approved for the area by the Western Australian Planning Commission (WAPC) in
2018. The Plan ‘promotes an urbanised environment with improved public amenity
and an increased mix of land uses …vitality and activity is expected to increase
with 9,500 residents and over 20,000 employees living and working in an urban
environment of greater intensity and density.’
The development site is adjacent to the South-East Knowledge Precinct of the
Activity Centre, where CSIRO and Canning College are expected to remain as the
key institutions, with any new development expected to be from two to six storeys
in height. Elsewhere in the Activity Centre building heights in different precincts will
range from either 1-3 storeys, 3-6 storeys, or up to 15 storeys at landmark sites.
Curtin University is currently undertaking substantial new development within its
‘Exchange’ hub on the campus. This includes a six-storey and a ten-storey student
accommodation facility (approximately 920 student beds), a nine-storey hotel and
short stay apartment facility, and a new School of Design and Built Environment
building. Curtin has deferred commencement of another student accommodation
facility, of approximately 500 beds, following advice taken in 2018 on market
demand and financial viability. In addition to the Exchange development, there are
already approximately 1,150 student beds available in existing Curtin University
associated student housing.
Legislation:
The introduction of Part 17 into the PD Act has temporarily established the WAPC
as the decision-making authority for applications for significant development to
support the State’s economic recovery from the COVID-19 pandemic. Part 17
provides the WAPC with enhanced approval powers that will enable more strategic
assessment of significant developments that deliver broad economic, social and
environmental benefits for the State.
Other than the Environmental Protection Act 1986, the WAPC is not bound by any
planning or non-planning law, rule or other requirement when determining this
application. However, in making its decision, the WAPC must have due regard to
the purpose and intent of any applicable planning scheme, orderly and proper
planning, the preservation of amenity, the need to facilitate development in
response to the economic effects of the COVID-19 pandemic, and any relevant
State planning policies or policies of the WAPC.

Page | 8
WAPC Agenda Page 72

Consultation:
Minister for Planning
In accordance with s.276(2) of the PD Act, the Minister for Planning was consulted
on the development application. The Minister noted the application but did not
make a submission.
State Government Agencies
The development application was referred to the Department of Water and
Environmental Regulation (DWER) and the Department of Transport (DoT) for
review and comment.
The DWER advised it has no objections to the application.
The DoT provided initial advice on 14 January 2021 that it was unable to support
the proposed development as submitted. Concerns were raised that due to the
limited number of proposed car parking bays on the site, competing parking
demands would arise and this should be managed through a parking management
plan. A travel management plan was also required, in order to encourage
alternative transport choices. In addition, the application proposed a car sharing
scheme and a bike sharing scheme, however insufficient information was provided
on the operation of these schemes.
Following receipt of this advice from DoT, a draft Travel and Parking Management
Plan was submitted by the proponent. DoT subsequently reviewed this Plan and
advised the proposal was supported, subject to the following matters being
addressed:





A minimum ratio of 0.3 bicycle spaces per room to be provided (total 272
bays).
The car share service to commence at Stage 1 of the development.
The monitoring schedule to be updated to a 6-monthly review for the car
parking usage, car share scheme, bike parking, and bike share scheme
during Stage 1 and Stage 2 of the development (followed by yearly review).
A Resident Induction Process to be added to the list of Travel Plan actions.

The proponent subsequently revised the Parking and Travel Management Plan
and redesigned the bicycle storage areas to address the above DoT
recommendations. Ongoing Implementation of the Plan has been included in the
recommended conditions of approval, should the WAPC determine to approve the
application.
Local Government
In accordance with s.276(4) of the PD Act, the WAPC must give any local
government to whose district the development application relates an opportunity to
make submissions. The application was referred to the City of South Perth for
comment. The application was also referred to the City of Canning and the Town

Page | 9
WAPC Agenda Page 73

of Victoria Park for comment, as the site is located adjacent to the boundaries of
these local government areas.
The Council of the City of South Perth considered the development application at
its Ordinary Council Meeting on 23 February 2021 and resolved to provide the
following response:
A. That Council notes:
1. The development cannot be approved under the City’s Town Planning
Scheme No. 6 as it:
 does not meet all of the requirements to permit a variation to the 17.5
metre Building Height Limit;
 does not meet the minimum building elevation modulation
requirements; and
 conflicts with the statutory Building Height Limit.
2. The development represents an ‘overdevelopment’ of the subject sites,
having regard to:
 The bulk and scale impacts of the development, due to conflicts with
building height, elevation modulation, separation and setbacks
requirements.
 The number of students proposed to be accommodated in the
development.
 The development being reliant on a high uptake of a share car scheme
in order to provide sufficient car parking on the subject site.
 The shortfall of deep soil area as per the requirements of local
planning policy P351.20.
3. The development is inconsistent with a recently adopted (2020) vision for
redevelopment of the development site, as identified through the ‘Site P’
specific controls in the City’s Town Planning Scheme No. 6 and local
planning policy P351.20.
4. That if the Western Australian Planning Commission (WAPC) is of the view
to support the proposal using the special provisions under Part 17 of the
Planning and Development Act 2005, the City has included ‘without
prejudice’ conditions of development approval.
5. The City will submit a separate advice letter to the State Development
Assessment Unit (SDAU) addressing technical considerations including
waste management, parking design, landscaping and related matters.
B. The Council requests the WAPC refuse the application for the reasons set out
at A.1, A.2 and A.3 above.
The matters raised by the City in regard to the LPS6 provisions, perceived
overdevelopment and the vision for the site, are discussed further in the
Assessment section of this report.
The Town of Victoria Park and the City of Canning did not make Council
submissions. However, officers from the City of Canning provided technical advice
confirming that they would support a development at the site where it is in line with
the City of South Perth Scheme allowances. The City’s officers consider it very
important that the interface with existing residential development be appropriately
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designed to consider scale at the pedestrian level and to improve the overall
streetscape amenity for the area.
Public Consultation
In accordance with s.276(6) of the PD Act, the application was advertised for public
comment, for a period of 42 days (the standard 28 days was extended due to
consultation occurring through the Christmas – New Year period). A total of 378
letters were sent to residents and property owners within 200m of the site, signs
containing images of the proposal were erected on site, and notices were placed
in the Southern Gazette newspaper and on the Department’s website and social
media channels inviting public submissions. The development application plans
and supporting reports were made available for review on the Department’s
Consultation Hub website and copies of plans were provide at 140 William Street
reception for the 42 days.
A total of 21 public submissions were received, two of which stated that they
supported the application, four supported the proposal subject to some changes,
and 15 did not support to the application. The issues raised in the submissions are
summarised as follows:
Parking and Traffic
Concerns with parking provision were the most common issue raised in
submissions. It was considered that there was not enough on-site parking in the
development for students, staff, visitors and customers and this will put further
pressure on on-street parking in the locality, where there is already a significant
street parking shortage. A number of submissions also considered that the
development would increase traffic and congestion in the locality.
Impacts on Amenity
Several submissions raised concerns regarding potential noise impacts from the
development, including from the number of occupants, the student lifestyle, night
time activities and from use of the proposed roof terrace. It was also considered
that the large number of students would cause amenity and antisocial issues within
the local area and have a negative impact on the quality of life for existing residents.
Building Height
Building height was a common theme raised in submissions. The proposed eight
storey height was considered incompatible with the single to double storey height
of existing dwellings immediately surrounding the development, and generally with
the low-rise residential and institutional buildings in the locality. Some submissions
also considered it inappropriate that the development does not comply with the
height limits set through the recently completed scheme amendment. It was also
stated that there was no demonstrated community benefit to support the building
height LPS6 variations.
Density
Several submissions considered that the density of the development was not
appropriate for the existing low density locality and that it should be a lower density
development. It was also considered that there were too many rooms and too many
students proposed for the size of the site.
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Demand for Student Housing
Several submissions considered that there was already sufficient student
accommodation and housing choices in the locality from institutional and private
rental options and that there is no need/demand for the development. Two
submissions from local institutions considered that the demand for more student
accommodation in the locality is unsubstantiated in the development application
and not backed by up-to-date market research.
Curtin University and their student housing provider stated that they have 1,153
existing student beds and a further 1,035 beds planned through the Activity Centre
Plan and approved development applications. However, implementation of all the
approved beds was deferred by Curtin University prior to the Covid-19 pandemic
due to lack of market demand. The submissions considered that the application
had not demonstrated the effects of Curtin University's approved beds or the
impact of the pandemic on international student arrivals on demand for additional
student housing in the locality. It was therefore considered by these submitters that
the application failed to demonstrate that the development would support economic
recovery from the pandemic, as required under the PD Act Part 17 pathway.
Operational Management
A submission from a local institution considered that the Operational Management
Plan was not fit for purpose and had not addressed the legislative requirements of
student accommodation in Western Australia. The submission considered the Plan
to be insufficient in addressing safety, fire, emergencies, residential tenancies,
student welfare, students under 18 years old, staffing levels, complaints handling,
maintenance, and asset management. The submission suggested that the
proposal was therefore not ready for development, to support economic recovery
from the pandemic as required under the PD Act Part 17 pathway.
State and Local Planning Framework
The proposal was considered by some submissions to be inconsistent with the
objectives of the approved Bentley-Curtin Specialised Activity Centre Plan. The
proposal was also not considered to meet the Local Planning Scheme requirement
for student accommodation on the site to be complementary to the accommodation
facilities within the Activity Centre, rather it was considered to be in competition.
Several submissions raised concerns that the proposal does not comply with the
local planning scheme / local planning framework, including building height,
setbacks and deep soil zone requirements.
Positive Aspects
A submission from Canning College was supportive of the development application
and noted that the facility would provide housing for Canning College’s
international students.
Other submissions that were supportive of the development application considered
the proposal to be a good design and that it would be a positive addition to the
locality.
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The proponent was provided with a summary of the issues raised during public
consultation and their response to these matters is included in Attachment 4.
The issues raised in the public submissions must be given due consideration by
the WAPC in determining the application. The key planning matters are discussed
further under the Assessment section of this report.
Assessment:
The proposal has been assessed against the key considerations for the
determination of the application under the PD Act Part 17, as follows:
The Purpose and Intent of the Local Planning Scheme
Scheme Objectives and Intentions
Clause 1.6 of LPS6 includes the following Scheme Objectives that are relevant to
consideration of the development application:
 The overriding objective of the Scheme is to require and encourage
performance-based development in each of the 15 precincts of the City in a
manner which retains and enhances the attributes of the City and recognises
individual precinct objectives.
 Maintain the City’s predominantly residential character and amenity.
 Facilitate a diversity of dwelling styles and densities in appropriate locations
on the basis of achieving performance-based objectives which retain the
desired streetscape character.
 Establish a community identity and ‘sense of community’ both at a City-wide
and precinct level.
 To encourage more community consultation in the decision-making process.
 Safeguard and enhance the amenity of residential areas and ensure that new
development is in harmony with the character and scale of existing residential
development.
The proposed development can be considered consistent with the Scheme
Objectives to facilitate diversity in dwellings and density, while delivering a
(contemporary) residential character. The student accommodation would also
assist in enhancing the student community within and surrounding the nearby
education institutions. The development assessment process has also included
performance based assessment and community consultation.
The scale and density of the proposed development is a significant increase from
the existing low density housing in the locality. However, the recently completed
scheme amendments were undertaken to facilitate redevelopment of the subject
site and surrounding locality for medium to high density development.
Land Use
The proposed land uses, Student Housing, Café / Restaurant and Local Shop (a
shop of not more than 100m2), are all Discretionary land uses in a Residential Zone
within LPS6. However, certain site-specific provisions provide more detailed
guidance on land uses for the subject site.
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Clause 5.4(14) of LSP6 provides for the development of a Student Accommodation
Facility on the site, which is defined as:
A purpose-built facility whose predominant purpose is to accommodate students
while studying at a tertiary education facility; and staff of a tertiary education
facility or visiting staff to a tertiary education facility; that is designed and
managed to facilitate the predominant purpose; that typically provides students
with a principle place of residence for three months or more; and that may have
shared facilities, such as a communal living room, kitchen and amenities.
On ‘Site P’ only, the local government may grant approval to a ‘Student
Accommodation Facility’, having regard to the following:
(i) The objectives and provisions of any local planning policy adopted by the
local government for the purpose of providing guidance for development on
‘Site P’.
(ii) The design of the development including advice of the relevant nominated
Design Review Panel, or other suitably qualified consultant(s) appointed by
the local government for the purposes of providing advice on architectural
design.
(iii) The use generates a level of activity that provides an appropriate transition
between the adjacent Bentley/Curtin Specialised Activity Centre and
surrounding residential neighbourhood.
(iv) The use(s) proposed are complementary in scale and intensity to the range
of accommodation facilities, commercial activities and community services
envisioned within the adjacent Bentley/Curtin Specialised Activity Centre.
As outlined in further sections of this report, the development is generally
consistent with Local Planning Policy P351.20 adopted for the site, which
specifically encourages a Student Accommodation Facility, along with an
activated, engaging ground floor (i.e. cafes and shops). The design has also
undergone a comprehensive local design review process, as well as assessment
under State Planning Policy 7.0 Design of the Built Environment.
With regard to subclause iii) and v), the use of the site for accommodation of up to
913 students can provide an appropriate transition in activity levels between the
thousands of students and workers within the Activity Centre to the west, and the
lower activity levels of the surrounding R60 areas. The proposed scale of the
development can also be considered to provide an appropriate transition from that
which is developed and intended for the Activity Centre – as noted in the
Background report section. Although Curtin University student housing providers
may not consider the proposal to be ‘complementary’ to their accommodation
facilities, student accommodation on the subject site can be considered highly
complementary to the broader education function of the Activity Centre.
A minor proposed variation to the Student Accommodation Facility definition is
noted in that the development may accommodate international students studying
at Canning College, which is a secondary not ‘tertiary’ education facility. However,
the exact type of study the students are undertaking is not considered a substantial
variation to the land use definition. The proponent has acknowledged that
appropriate management practices with be required for secondary students under
the age of 18 and is working with Canning College in this regard.
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The development application when submitted had also included tourism use as an
additional use for the development, if there was insufficient demand for all three
buildings as student accommodation or for use over holiday periods. However
following SDAU, stakeholder and public feedback this proposal was removed from
the application. The proponent does however seek the option to have visiting family
members occasionally stay at the facility.
It can be concluded that the proposed land uses of the development application
are consistent with the intent of the local statutory planning framework, and that a
high density Student Accommodation Facility, with ground floor active land uses,
can be considered a highly appropriate use for this site given its location and
context, its specific design and its Residential R100 zoning.
Development Standards
Further to the land use provisions, LPS6 also includes site-specific development
standards for the subject site, which include:
The local government, in respect of ‘Site P’, may grant development approval
permitting a development with a maximum building height of 24.5 metres (7
storeys), if it is satisfied that all of the following requirements are met:
(i) The development site has a minimum site area of 3,000 square metres.
(ii) The minimum side and rear boundary setback for all buildings shall be 6
metres. For those portions of the development above 17.5 metres (5
storeys), the minimum side and rear boundary setback shall be as per
Element 2.7 – Building Separation of State Planning Policy 7.3 Residential
Design Codes Volume 2 – Apartments.
(iii) Portions of building above 17.5 metres (5 storeys) shall be contained
beneath an angled plane extending from a height of 1.6 metres above
ground level at the street boundary of any residential property directly
opposite ‘Site P’, through a point 17.5 metres above ground level at a
setback of 6.0 metres from the street boundary of ‘Site P’.
(iv) The ground floor gross floorplate area of all buildings on the site shall not
exceed 60% of the site area.
(v) Communal open space, for passive recreation by occupants, shall be
provided at ground level to a minimum area equivalent to 25% of site area.
The application proposes a height of up to eight storeys and 28.5m, compared to
seven storeys and 24.5m under LPS6 clause 5.4(14). It should be noted however
that this maximum height only applies to one of the three proposed buildings (the
north-west building) and is a result of the lower existing ground level of this side of
the sloping site, which provides for an additional storey on the western side of the
building whilst maintaining a consistent roof height with the north-east building. The
other two proposed buildings are consistent with the seven storey and 24.5m limits.
The proposed front setbacks of the top two floors project beyond the angled
setback plane that would apply if assessed under LPS6 (point iii above). The intent
of the setback plane was to minimise visibility of the upper floors from properties
facing the development. The two floors are proposed to be setback 3m from the
floor below and 9m from the street boundary. This will be effective in reducing the
perceived height and bulk of the development, however the floors will be partially
visible from the opposite side of the road. A 6m setback for lower floors and a 9m
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setback for upper floors can be considered a generous street setback for an R100
density and assists in the transition of the locality from low density to higher density.
The application also proposes a 3m setback to the north-western side boundary,
in lieu of 6m under LPS6. This boundary abuts the CSIRO site, which is currently
predominantly vacant in this area and presented as local open space (unfenced
and accessible). The reduced setback therefore does not have an impact on the
current use of the adjacent site, with the proposed communal kitchen windows
providing some passive surveillance of the open space. The reduced setback is
also not considered to compromise future development of the adjacent site. The
student accommodation has been designed without major openings to bedrooms
along the 3m setback wall, to mitigate potential light, ventilation and privacy issues
should the CSIRO site be redeveloped in future.
Whilst the above building height and setback provisions depart from the
development standards for the site that were included in LPS6 through amendment
of the scheme in May 2020, the development proposal can still be considered
consistent with the purpose and intent of LSP6, and as noted above ‘the overriding
objective of the Scheme is to require and encourage performance-based
development’.
The proposed development application meets the minimum site area (point i),
provides a reduced floorplate of 48% instead of the 60% limit (point iv) and
increased communal open space of 36% instead of the 25% minimum (point v)
required under clause 5.4(14) of LPS6. This is an important outcome when
considering the overall scale and intensity of the proposed development against
the LPS6 primary Scheme Objective of performance-based development, as well
as in considering whether the City of South Perth’s position, that the development
represents an overdevelopment of the site, is reasonable.
Orderly and Proper Planning and Preservation of Amenity
Part 17 of the PD Act requires consideration of orderly and proper planning and
preservation of amenity. These principles have been considered throughout the
planning assessment of the proposal, in this report, and in the consideration of
variations to the local planning framework. The key particulars of the proposal that
require further consideration are discussed below.
Local Planning Policy P351.20 Design Guidelines for ‘Student Accommodation
Facility’ on ‘Site P’ – Waterford (LPP 351.20)
LPP 351.20 provides comprehensive objectives and policy provisions to guide the
detailed design of the development. The development application can be
considered consistent with all of the objectives of the policy, as follows:



Provide for a Student Accommodation Facility within walking distance of
Curtin University with a diversity of quality accommodation and a reduced
need for car ownership.
Establish an appropriate transitional use and scale of buildings between the
adjacent residential area and tertiary education institutions.
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Establish a high level of pedestrian amenity and engaging street frontages to
create an appealing and attractive streetscape that encourages walking and
cycling as alternatives to car use.
Encourage a high standard of architecture that will contribute towards the
changing perceptions of the Waterford Triangle area by improving the built
form and amenity of both the private and public realms.
Establish a sense of community with a focus on the design and use of the
adjacent streets, open spaces and other facilities within developments that
foster human interaction.
Discourage car use by designing for people rather than cars, enabling car
sharing amongst residents, and encouraging other modes of transport.
Ensure that mechanical plant, services, and other utilitarian elements are
integrated as part of the design and do not detract from an attractive
streetscape.
Contribute to a green and leafy streetscape that provides shade, shelter,
visual delight and contributes to the well-being of the occupants and local
residents.
Contribute to a reduction in the use of energy and water resources.

The development application is also consistent with almost all of the specific policy
provisions, however provides 17% deep soil area rather than the 25% required by
LPP 351.20. Whilst an 8% variation (580m2) in deep soil area provision is quite
substantial, it can be considered acceptable for the following reasons:





The development provides increased communal open space, with a portion
of the 25% deep soil area converted to hardscaped active recreation and
social spaces, to provide facilities that complement the student lifestyle.
The 17% deep soil results in 1,232m2 of deep soil area and far exceeds the
DesignWA standard of 8% to 10% of the site for deep soil areas.
The development includes the retention of five mature trees and planting of
approximately 70 new trees on-site, as well as proposed verge plantings.
The development is consistent with the only LPP 351.20 landscape objective,
of a ‘green leafy streetscape’ with landscaped setbacks and street verges
(subject to local government consent).

Local Planning Policy P350.01 Environmentally Sustainable Building Design (LPP
P350.01)
LPP 350.01 seeks to ‘create environmentally sustainable building design
requirements for new developments and substantial additions’, in particular, a
minimum 4 Star Green Star rating, or equivalent, for new developments.
The development application includes a Sustainability Statement by an
experienced consultant listing the initiatives and Green Star points being targeted,
which if implemented would exceed a 4 Star Green Star rating. The sustainability
initiatives include solar photovoltaics, mature tree retention, reduced car
ownership, promotion of car sharing and cycling, and water and energy efficient
design and fittings.
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A condition requiring submission of a more detailed Sustainability Report prior to
construction has been included into the Officer Recommendation, should the
WAPC determine to approve the application.
Local Planning Policy P316 Developer Contribution for Public Art (LPP P316)
LPP P316 seeks to ‘facilitate development of public art as a means of celebrating
the identity and history of the community, enhancing the environment and
contributing to a sense of place’, by requiring development applications of $4million
or greater to contribute 1% to public art. This can be provided by art on-site, art
spaces on-site, art on local government land, or cash-in-lieu.
The application has not included a detailed public art proposal. However, the
proponent has advised their intention to integrate public art into the main
landscaped entry from McKay Street. The proponent may also wish to consider a
public art space within the ground floor student amenities, given fine art students
from Curtin University or elsewhere may be residing at the facility. A condition in
relation to public art provision has been included into the Officer Recommendation,
should the WAPC determine to approve the application.
Transport, Parking and Access
LPS6 Amendment 60 and LPP 351.20 (Site P Design Guidelines) did not provide
minimum car parking standards for student accommodation development, rather
the LPP required the minimum and maximum parking to be determined through a
Parking Needs Study that would ‘reflect the realistic needs for student
accommodation while encouraging reduced car dependence and car ownership’.
The development application included a Parking Needs Assessment by an
experienced consultant. The study assessed parking provision in student
accommodation facilities in Australian cities and within current Curtin University
facilities, rates of car ownership by international students, local accessibility, and
how parking demand can be managed by restricting individual car bays and
providing car and bicycle sharing facilities. This concluded that the unconstrained
demand would be 363 car bays and the minimum demand would be 37 car bays
(where all bays are car share bays). The study recommended the development
application include 69 car bays and 206 bicycle bays (delivered in stages and
allocated for private and shared use).
During consultation on the development application public submissions raised
concerns with the low rate of on-site parking, as well as the total number of cars
that could be expected for the size of the development, and how this would affect
traffic and on-street parking in the locality. The City of South Perth and the
Department of Transport also raised concerns with the proposed on-site parking
proposal (as noted under Consultation).
In response to stakeholder and public consultation, the proponent submitted a
Parking and Travel Management Plan, which identifies transport mode share
targets for the development of 44% public transport use, 35% walking, 15% cycling
and 6% private or shared car use.
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The development application now proposes parking for a mix of private and shared
car and bicycles, including:





A total of 69 car bays, with 29 student bays (for rental in addition to room
rental), 28 car share bays, 8 staff bays and 4 ACROD bays.
A total of 288 secure bicycle spaces, with 232 student spaces, 20 staff
spaces, and 36 spaces for shared rental bicycles.
Provision for electric vehicle charging included in 6 car bays and capacity to
increase supply if required.
A vehicle port cochere for student arrivals, taxis and ride share.

The proponent is considering two options for the car sharing scheme, either
engaging the Student Car Share company, which already operates at Curtin
University (as well as UWA and ECU), or leasing vehicles and running an in-house
car share system.
The Travel Plan indicates eight proposed parking bays within the road reserve,
which may be used by visitors to the development. These bays would require local
government approval to implement, separately to any development approval. It
also indicates a proposed cycle path through the Canning College site and
connecting to the edge of Curtin University, which is currently being discussed
between the proponent and Canning College but does not form part of this
application.
Following submission of the Parking and Travel Management Plan, the Department
of Transport provided its support for the development application. This indicates
that the approach taken by the proponent, to reduce private car ownership and
promote car sharing and alternative transport, is consistent with State government
transport planning objectives. It can also be considered consistent with local
planning objectives (particularly LPP 351.20), which seek to reduce car use and
promote alternative, more sustainable transport for the site.
Overall, the proposed parking and travel arrangements for the site can be
considered an appropriate planning outcome, that seeks to balance expected car
ownerships rates by the anticipated residents (mostly young, international students
who have low rates of car ownership), promotion of more sustainable, healthy and
cost effective transport, and available area in the basement given the space is
constrained by mature tree retention and deep soil areas.
The mitigation of potential parking and traffic impacts of the proposed development
relies on effective administration and communication with students, as outlined in
the Parking and Travel Management Plan. A condition requiring ongoing
implementation of the Plan by the operators has been included into the Officer
Recommendation, should the WAPC determine to approve the application.
Operational Impacts
A number of public submissions raised concerns about potential amenity impacts
from the operation of the development, in particular noise and disturbance from the
student activities and operation of the facility.
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The application included an Operational Management Plan and an Acoustic
Report, both prepared by experienced consultants. The Operational Management
Plan details the on-site management and operating practices that would take place
to mitigate amenity impacts on the locality. The proponent contends that on-site
management in purpose built and run student accommodation facilities offers
lesser amenity impacts (noise and antisocial behaviour) than the many existing
private rental properties housing students in the locality.
The Acoustic Report advised that noise from mechanical equipment (such as airconditioner plant) should be confirmed during detailed design and that the use of
the external communal spaces and alfresco areas would comply with the
Environmental Protection (Noise) Regulations 1997 subject to no loud music being
played outdoors. The Operational Management Plan notes that noise levels should
be reasonably reduced from 10pm-7am daily.
Conditions of approval have been recommended to require a final Acoustic Report
prior to construction, no external music or entertainment between 10pm to 7am,
and ongoing implementation of the Operational Management Plan, should the
WAPC determine to approve the application.
Response to the Economic Effects of the COVID-19 Pandemic
The proponent has advised that the project will deliver the following benefits to the
West Australian economy:





Approximately $55 million development value.
Approximately 183 direct and 136 indirect full time equivalent jobs during the
construction phases.
Approximately 40 direct full time equivalent ongoing jobs through the
operation of the facility.
The proponent also notes that well-designed student housing will assist in
attracting international students back to Australia after the Covid-19
pandemic, with international students directly contributing approximately
$550 million to the Western Australia economy in 2019 and with an estimated
$2billion indirect economic impact.

The proponent has also undertaken market research into the demand for additional
student accommodation in the Curtin-Bentley locality, as well as research into
market standards/trends in facility design (room sizes and amenities). The
development application includes ten different room designs, either single or twin
rooms, all with own bathrooms and some with own kitchens. Sizes range from
12.6m2 to 25m2, with 26m2 for universal access rooms. Amenities include shared
kitchens, laundry, study areas, lounge rooms, games rooms and a gym. The
proposed room sizes and amenities have been demonstrated to be consistent with,
or exceed, existing student accommodation facilities across the Perth region.
The proponent’s Economic Benefits Statement indicates construction would
commence within approximately six months if development approval is granted,
with completion and occupation of the first building within approximately 24 months
of development approval. The proponent has an in-principle agreement with an
experienced student housing builder to undertaken construction, private funding is
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in progress, and discussions are underway with student housing operators to
manage the facility.
Noting that the Part 17 development assessment pathway seeks proposals that
are expected to commence as soon as possible, if approved, a condition requiring
substantial commencement within 12 months is recommended. This will provide
investment and jobs within a timeframe that would best assist in aiding the State’s
economic recovery from the effects of the COVID-19 pandemic.
State Planning Policies and Policies of the WAPC
State Planning Policy 5.4 Road and Rail Noise (SPP 5.4)
SPP 5.4 sets out building design and attenuation standards to mitigate the noise
ingress from rail lines and major roads. The proposed development is within 200m
of Manning Road, therefore triggers the SPP 5.4 acoustic assessment
requirements. As noted under Operational Impacts, the application included an
Acoustic Report, which noted compliance with SPP 5.4 is required at construction.
However full compliance with the attenuation standards of SPP 5.4 cannot be
assessed until the detailed construction plans, material and equipment
specifications are prepared for a building permit.
A condition requiring a final Acoustic Report and plans certified by an acoustic
consultant prior to construction has been included in the Officer Recommendation,
should the WAPC determine to approve the application.
State Planning Policy 7.0 - Design of the Built Environment (SPP 7.0)
SPP 7.0 includes design quality, built form, landscape, sustainability and amenity
outcomes, seeking to deliver the broad economic, environmental, social and
cultural benefits that derive from good design. SPP 7.0 sets out the objectives,
measures, principles and processes which apply to the design and assessment of
built environment proposals through the planning system.
It is considered that the proposal is generally consistent with the 10 design
principles of SPP 7.0 as it has included elements such as:







An architecturally designed proposal, that has undergone a design review
process.
A detailed landscape design, with a range of hard and soft landscape, deep
soil areas, mature tree retention, functional elements and enhanced public and
resident amenity.
A quality, visually interesting façade design and material palette, that mediates
between the established suburban residential character of the immediate area
and the large scale institutional character of the broader locality.
A range of student room sizes, designed to meet industry benchmarks, and
with light, air and outlook to rooms and corridors.
A range of student amenities and spaces, to support the function and amenity
of the development and facilitate social interaction.
The communal open space and specific student rooms are designed for
universal access.
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The development includes sustainable building, landscape and transport
initiatives (as outlined throughout this report).

Prior to commencement of the Part 17 significant development pathway, the
proponent commenced a design review process for the proposal with the City of
South Perth Design Review Panel. Four design reviews were undertaken during
this process, resulting in refinements and improvements to the proposal prior to
finalisation of the plans and submission to the SDAU. Given the comprehensive
design review that had already occurred to inform the development application
plans, it was not considered necessary to subject the application to further review
by the State Design Review Panel.
The key comments of the final local government Design Review Panel included:










The development proposal has progressed a long way since inception and has
aimed to respond in a positive manner to the DRP comments at each review.
Whilst the development is generally supported, a number of aspects remain to
be fully articulated in the design and the supporting information. Of particular
importance is the identification of the benefits and response to the design
guideline requirements to achieve the bonus heights across the site.
The design guidelines for the site contemplate a development up to 7 storeys
on the site which poses a challenge in the context of the surrounding single
residential development of 1 and 2 storeys.
Noting that the surrounding area may redevelop at a more intense level over
time, it is nonetheless important to accommodate a height transition in the built
form and design of this development.
The proposed 4 star Green Star rating being aimed for is not a high rating. 5
star Green Star is preferable and would support the demonstration of design
excellence for bonus height.
Positive elements of the design include:
o The view line and pedestrian link to Marquis Street.
o Ground floor activation.
o Green frame, courtyard space, tree retention.
o Pine tree reference in the external finishes and materials.
Landscape quality:
o Very responsive to the site and relates well to internal communal spaces
on the ground floor.
o The connection to the north-western park is well conceived.
o Widening the connection between McKay and Garvey Streets is a positive
response to the urban structure.
o The smaller spaces are broken up well and have potential to be a strong
asset of the character of the development.

Refer to Attachment 6 for the Local Design Review Panel Minutes for further
information.
The development application has included a detailed response to the DRP
Minutes, prepared by an experienced urban design consultant who has been
involved in the City’s DRP as well as in preparation of the LPP 351.2 Design
Guidelines for the site. The response detailed the design revisions made and
additional information prepared in response to the DRP advice and the LPP 351.2
provisions, including:
Page | 22
WAPC Agenda Page 86








Refinement of facade material treatment to help emphasise the horizontal
ordering of the building and create a strong ground/middle/upper language to
assist with the transition in scale to surrounding built form.
Strong landscaping elements that include pergolas, seating, hardscaping and
trees designed to emphasise the ground floor 1-2 storey component as the
dominant built form element.
Additional outdoor spaces created along McKay Street to maximise the
enjoyment of northern sun.
The windows between Stage 1 and 2 have been offset to provide visual
privacy between units.
Window designs have been refined to maximise access to norther winter sun,
reduce heat loss on southern faces and provide external solar shading to
openings.
Natural ventilation is available to all habitable rooms and the corridors have
windows at the end to enable access to daylight and natural ventilation.

It is noted that the DRP advice, to demonstrate design excellence, achieve 5 Star
Green Star and detail the development benefits in order to achieve the bonus
height, are not specifically required by LPS6 or LPP 351.20 to achieve 7 storeys
(or higher). Therefore, the above design revisions and the supporting information
in the development application can be considered to sufficiently respond to the
DRP advice and SPP 7.0. Conditions requiring final details of building materials
and landscape design prior to construction have been included into the Officer
Recommendation, should the WAPC determine to approve the application.
Conclusion:
The proposed significant development of an eight storey student accommodation
facility at McKay Street, Garvey Street and Keaney Place, Waterford seeks
approval for building height, setbacks and deep soil zones that depart from the
standards contained within the local statutory planning framework. However, the
proposal may be considered generally consistent with the purpose and intent of
the local planning framework. Student accommodation can be considered a highly
appropriate land use, given the site context of the adjacent Specialised Activity
Centre with significant academic institutions. Pursuant to s.275(3) of the Planning
and Development Act 2005, the WAPC is required to give due regard to the
purpose and intent of the local planning scheme but is not bound by its
requirements.
The City of South Perth does not support the application, citing non-compliance
with Local Planning Scheme No.6 and overdevelopment of the site. In addition, 15
public objections were received raising concerns about how the development will
affect local traffic and parking, that the scale and intensity of development is
inconsistent with the local residential character, and about the potential amenity
impacts the student accommodation facility may have on local residents.
Stakeholder and public concerns were raised about the low rate of on-site parking
provision and the effect this will have on street parking in the locality that is already
affected by the high number of students living in and attending the area. The
proponent has responded to this by preparing a Travel and Parking Management
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Plan to facilitate public transport, car sharing, bicycle use and walking as the
predominant forms of resident and worker transport.
Overall, it is assessed that the proposed development presents a high quality
architectural and landscape design consistent with State Planning Policy 7.0
Design of the Built Environment, as well with the local planning framework intent
for a high quality, high density student housing facility on the site. The proposal
provides 623 student rooms, with indoor and outdoor student amenities and leisure
facilities. The ground floor public realm interface provides active land uses,
including a local shop and three restaurant/cafés, along with proposed soft
landscaping in the street setback and verge areas, to integrate the development
into the mature landscaped character of the locality.
The development represents approximately $55 million of economic investment
and will create approximately 319 direct and indirect jobs through the three
construction stages, as well as 40 ongoing jobs after construction through on-site
staffing at the facility. The proponent has explored market demand, investment and
partnering opportunities and is confident in delivery of the project. The
development investment, local jobs and future attraction of international students
are expected to support Western Australia’s ongoing economic recovery from the
Covid-19 pandemic.
The application is considered to have appropriately responded to the key
considerations of the PD Act Part 17 development approval pathway. Therefore,
the application is recommended for conditional approval.
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Curtin Central
Student Accomodation
Landscape Masterplan/Concept Design
SDAU Development Application
Date: April 2021
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1.1 Analysis

* University environments are used mainly between February - November (over
cooler months)
Good conditions

Environmental Conditions

Problematic conditions
Exposed to North

Sun & Shadow Studies

Wind Studies

orientated summer heat.
Opportunity to shade
Opportunity for tree planting to

Exposed afternoon
summer sun location

provide filtered shade in summer to

Potential wind tunnel with

alfresco & commercial frontage

SW orientated link
* Cooling effects
to hot summer
exposure is good

Noon

Very hot orientation to

Protected from wind
gusts

afternoon sun

Evening
Morning

Protected from avo
summer Sun

Good morning summer
sun and protected in
afternoon

Summer 21st Dec 12p.m.

Summer 21st Dec

Noon

Evening

Good all-day winter
orientation
Opportunity for trees to create
barrier from winter winds

Opportunity for deciduous planting
to provide sunlight penetration to
alfresco and commercial frontage

Optimal space for
outdoor activities
in winter

Winter 21st June 12p.m.

CURTIN CENTRAL

NW Storms

Morning

Overshadowing from
building until late
afternoon

4

Strong summer wind
blocked by building

Protected from winter
winds

Mostly shaded during
Winter months

Drifting can form NW
storms

Winter 21st June

LANDSCAPE MASTER PLAN

NOVEMBER 2020

WAPC Agenda Page 115

1.2 Analysis

Agonis flexuosa
(young) with multiple
stems. Only one in
street

Tree Retention and Removal

Over-mature conifer
on lot. Large tree
but low aesthetic
/ envrionmental
amenity

7

Opportunity for new
street tree plantings.
Existing Euc species not
performing - replace with
larger street trees

High quality shade tree Potential to retain - Potential
to be relocated during
winter months

Good Euc
leucoxylon requires
crown to be lifted

6

5

High quality native
street tree
Eucalyptus leucoxylon

Shrub on verge to be
removed to open up
sight lines

8

Existing low trees
not worthy of
retention

9
4

High quality native
street tree
Eucalyptus leucoxylon

3

Eucalypt tree To
be removed due to
building footprint

Over mature
Mulberry Tree

Opportunity for
new street tree
plantings.

Agonis
flexuosa to
potentially
relocate

12

Agonis
flexuosa to
potentially
relocate

High quality
and significant
Brachychiton
acerifolia at
RL9.40 to be
retained

1

13

Good Melaleuca
RL11.78 - worthy of
retention if possible

Good and
mature Palm tree
at RL11.00 to
be retained or
relocated

High quality
and significant
Eucalypt at
RL10.12 to be
retained

15

14

11

10
Poor quality
weed species
tree - Cape Lilac

2

Good Callistemon
- RL 11.30 - To be
retained

To be removed
due to bin
stand location

17

16

To be removed
due to truck
stand location

Good tree (Sp. TBC)
RL 11.30 - to
potentially relocate

Legend

Stunted
Callistemon street
trees / shrubs - not
good street tree
planting - remove
and replace

Cape Lilac
remove

Trees to be retained

Low level
plantings of no
consequence

On lot trees to be relocated
Cape Lilac
remove

Trees to be potentially relocated

Opportunity for new
street tree plantings

Existing trees to be removed
Unknown

Note:
Existing levels shown to base of tree
Tree canopy size shown indicatively
SRZ & TPZ to be determined by an arborist

Bushy native shrubs
We intend to explore potential to relocate
selected specimens off-site during construction
and then planting as part of future works.
Transplanting is to be carried out by an
experienced arborist and in the cooler months.

19

18

Unknown

Bushy native shrubs

5

Eucalyptus leucoxylon (young)
Aligned with future cross over

Bushy native shrubs

Eucalyptus leucoxylon
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1.3 Analysis
Existing Tree Images

1

2

3

4

5

6

Location: On Lot

Location: On Lot

Location: On Lot

Location: On Lot

Location: Street Verge

Location: On Lot

Tree: Eucalypt sp.

Tree: Brachychiton Acerifolia

Tree: Agonis flexuosa

Tree: Agonis flexuosa

Tree: Agonis flexuosa

Tree: Conifer sp.

Action: Retain

Action: Retain

Action: Relocate

Action: Relocate

Action: Retain

Action: Remove over-mature large tree with low
aesthetic value / envrionmental amenity

8

9

10

11

12

13

7

Location: Street Verge
Tree: Eucalyptus leucoxylon
Action: Retain

14

Location: On Lot

Location: Street Verge

Location: On Lot

Location: On Lot

Location: On Lot

Location: On Lot

Location: Street Verge

Tree: Eucalyptus leucoxylon

Tree: Liquidambar styraciflua

Tree: Palm Arecastrum Romanzoffianum

Tree: Melaleuca styphelioides

Tree: Eucalypt sp.

Tree: Eucalyptus leucoxylon

Tree: Eucalyptus sp

Action: Retain

Action: Potential to retain or relocate

Action: Potential to retain or relocate

Action: Retain

Action: Remove due to building footprint

Action: Retain

Action: Reconfigure basement to retain

15

16

17

18

19

Trees requiring further
consideration and
architectural response

6

Location: Street Verge

Location: On Lot

Location: On Lot

Location: Street Verge

Location: Street Verge

Tree: Eucalyptus sp

Tree: Callistemon

Tree: Unknown

Tree: Eucalyptus leucoxylon

Tree: Eucalyptus leucoxylon

Action: To be removed due to
stand truck location

Action: Retain

Action: Potentially relocate & retain

Action: Retain

Action: Remove due to future crossover

CURTIN CENTRAL

LANDSCAPE MASTER PLAN

NOVEMBER 2020
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2.0 Courtyard strategy
Courtyard Strategy - Access & Security
Objective: Create clear points of entry to courtyards whilst
maintaining security.

Courtyard Strategy - Levels Management
Objective: Manage levels whilst creating a unified
courtyard space.

+(14.30)

+14.0
RL 13.60

RL 14.60

RL 14.60

RL 10.00

+11.50

+10.00

+11.00
+(11.50)

Secure line

RL 11.50

Ramp + Stairs

Private communal space
Communal space

Courtyard Strategy - Trees
Objective: Retain existing trees and associated soil levels
within new highly modified environmentmonths.

3 BAYS

+(00.00)

Existing levels

+00.00

Proposed levels

RL 7.00

+(7.50)

Courtyard Strategy - Program
Objective: Extending the landscape to blend indoor
and outdoor environments.

BIKE
ENTRY

ENTRY
DINING
ZONE
STUDY/
LOUNGE
MEDIA/
GAMES

EVENTS/
SPORTS

FLEXIBLE
SPACE

E

IC

RV
SE

GYM
ENTRY

SS

CE
AC

DINING

LOUNGE GAMES

Existing trees to be
retained

7

ENTRY
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2.1 Verge strategy
Verge Strategy - Green Frame
Objective: Establish ecological framework in 12m landscape verge.

Verge Strategy - Street Tree Canopy
Objective: Bolster existing street trees with 2 layers of tree
canopy (on verge and on lot).

Existing verge trees to
be retained
Proposed trees

8

CURTIN CENTRAL

LANDSCAPE MASTER PLAN

NOVEMBER 2020
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2.1 Verge strategy
Verge Strategy - Movement
Objective: Re-establish pedestrian links & create new
pedestrian paths and provide clear pedestrian entries.

Verge Strategy - Program
Objective: Extending the landscape to blend
indoor and outdoor environments and managing
operational uses within the verge.

BIKE
ACCESS

PORTE
COCHERE

RESTAURANT
ALFRESCO

FOOD HALL
ALFRESCO

CAFE LOBBY RETAIL

BIN
COLLECTION

ARRIVAL
Re-establish path that
has been removed

ARRIVAL
BIN
COLLECTION

Verge Strategy - Water Strategy
Objective: Create a drainage swale (via a series of raingardens) through the eastern courtyard to collect stormwater
and direct winter rains via a living-stream down the south
eastern frontage collecting in a final raingarden/soak.

Verge Strategy - Street Parking + Activation
(Commercial and Courtyard)
Objectives: Formalise distributed visitor parking &
dropoff within verge.
Proposed
Porte Cochere

3 BAYS

DROP OFF

3 BAYS

RAINGARDEN

9

3 BAYS 90O
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2.0 Concept design

CURTIN CENTRAL

LANDSCAPE MASTER PLAN

NOVEMBER 2020

1

Concrete unit pavers with feature pattern

2

Concrete unit paver

3

Verge pavements - Insitu Concrete

4

Turf

5

Red stabilised gravel to low points

6

Plexipave to Basketall court

7

Composite Decking

8

Insitu concrete seating wall

9

Strip lighting - seating

10

Feature Lighting (Festoon)

11

Bike Racks

12

Drinking Fountain

13

Stools

14

Outdoor Lounge Areas

15

Outdoor picnic table stools & umbrellas

16

Hammock

17

Beanbags

18

Outdoor table tennis table

19

Round concrete planters on structure

20

Insitu Concrete Planters on Stairs

21

Living Stream element
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3.1 Concept
Site Plan

N
11

Scale: 1:400 @ A3
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3.1 Concept

North/West Frontage Design

1

Concrete unit pavers with feature pattern

2

Concrete unit paver

3

Verge pavements - Insitu Concrete

4

Turf

5

Red stabilised gravel to low points

Low native ground cover
verge planting

Secure Gate for
cycle entry

Communal external
space

Existing trees to be
retained and protected

Built in seating

Awnings over by
architect

6

Plexipave to Basketall court

7

Composite Decking

8

Insitu concrete seating wall

9

Strip lighting - seating

10

Feature Lighting (Festoon)

11

Bike Racks

12

Drinking Fountain

13

Stools

14

Outdoor Lounge Areas

15

Outdoor picnic table stools & umbrellas

16

Hammock

17

Beanbags

18

Outdoor table tennis table

19

Round concrete planters on structure

20

Insitu Concrete Planters on Stairs

21

Living Stream element
CURTIN CENTRAL

Planter bed to provide
privacy buffer to rooms

Existing trees to be
retained and protected

Existing tree to be removed
and replaced

MCKAY STREET

Visitor Bays

3

12

Visitor Parking

LANDSCAPE MASTER PLAN

11
8

8
14
8

2
1

NOVEMBER 2020
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3.1 Concept

North/East Frontage Design

Alresco dining

Existing trees to be
retained and protected

Existing trees to be
retained and protected

Arbour structure over
by architect - integrated
into terraces
Terraced stair
and seating with
integrated planters for
performances

Raised Planters

800 mm wide deep soil
planting inside lot boundary

Port Cochere

Built in seating

11

8
8
11
1
1
External
dining

19

Lift access

20

1

13

KEANEY PLACE

17
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3.1 Concept

North/West Courtyard Design
Medium shrub planting
for privacy

Relocated existing
palmtree
Flexible events/
performances and movie
outdoor area

20

1

18

6

16
4
7
15

8

8
2

15

2

17

Existing tree retained

17

Existing tree retained

2

14

CURTIN CENTRAL

LANDSCAPE MASTER PLAN

NOVEMBER 2020

WAPC Agenda Page 125

3.1 Concept
Courtyard Design

Existing tree to be
retained and protected
Flexible multiuse space

Medium planting for
screening

Living stream element

Food truck location
during events

Truck stand

Existing tree to be
retained and protected

1

3

1

Concrete unit pavers with feature pattern

2

Concrete unit paver

3

Verge pavements - Insitu Concrete

4

Turf

5

Red stabilised gravel to low points

6

Plexipave to Basketall court

7

Composite Decking

8

Insitu concrete seating wall

9

Strip lighting - seating

10

Feature Lighting (Festoon)

11

Bike Racks

12

Drinking Fountain

13

Stools

14

Outdoor Lounge Areas

15

Outdoor picnic table stools & umbrellas

16

BBQ

17

Breakfast Bar

18

Outdoor table tennis table

19

Bin pad location

20

Insitu Concrete Planters on Stairs

21

Living Stream element

19

17
21

18

14
8
5

13
10

16

14
5

17

6

8
13

21

8

1

6

3m clearance acess for
food trucks

1

5

14

10

14

18

8

3
1
21

15
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3.1 Concept
Southern Design

Visitor Parking

Planter bed to provide
privacy buffer to rooms

Productive food edge

Secure Gate for
cycle entry

1

KEANEY PLACE

21

19

1

21

1mMedium planting

Visitor Parking

16
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Existing tree to be
retained and protected
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3.2 Internal courtyard - section

Site Boundary

Living stream element

Concrete unit pavers
with feature pattern
Planter bed to provide
privacy buffer to rooms
Pedestrian footpath

17

Stools

Insitu concrete
seating

Sunken swales

Lounging areas

Red stablished gravel
to low points

Raised planters
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4.1 Material Character
Pavement

Other Surfaces

Concrete unit pavers with
feature pattern associated with
east west building frontages

Plexipave to Basketall
court

Turf cell & Turf to Informal
seating Courtard

Composite Timber
Deck Courtyard

Red stabilized gravel to
low points in Couryard

Livnig stream - Swale

Seating

Composite Timber Seating

Stools

Concrete seatings

Breakfast bar

Lighting

Strip lighting - seating

18
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Uplights in garden beds

Festoon lights
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4.1 Material Character
Furniture

Bike Racks

Hammock self standing

Outdoor Lounges

19

Bins

Outdoor picnick table
stools and umbrellas

Beanbags

Play Elements

Planters

Insitu Concrete Planters
on Stairs

Drinking Fountains

Round Concrete planters
on Structure to north eastern address over basement car parking

Outdoor table tennis
table
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4.2 Tree strategy

Existing tree

Site Plan

Existing tree

Existing tree

B

B

A

B

A

B

A

A

B
B

C

B

B

C

C
A

C

A

C

A

C

A

A

A

A
A
C

A
A

E

Existing tree

F

B

E

C

E

F

F

E

E
Existing tree

F

D

F
E
E

C

F

E

C

C

H

E

G

F

E
F

Existing tree

Existing tree

Existing tree

F

C

A
E

A

H

E

D

Gleditsia triacanthos ‘Sunburst’
Honey Locust ‘Sunburst’

Agonis flexuosa
Burgundy Weeping Peppermint
Verge and Courtyard

E

G

Existing
relocated tree

G

A

F

A

A

E

D

A

D

A

H
G
D

F

B
Melaleuca preissiana
Modong, Moonah

H

Caesalpinia ferrea
Leopard Tree

A
G
H

G

C

G
Eucalyptus leucoxylon

D

F

Citrus x limon
Lemon

A

C

D

A

B

D

A

D

A
D

H

D
Melaleuca quinquenervia
Broad-leaved Paperbark

C

Olea europea ‘Fruitless Variety’
Olive - Fruitless

B

A

Existing tree

20
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4.2 Planting Character
Verge Planting
CAD
Code

Botanic Name

Common Name

Mature
Height
(m)

Mature

Spacing Pot Size
(m)

Australian Native Trees
AGO fle

Agonis flexuosa

WA Peppermint

7

8

N/A

100Lt

EUC lex

Eucalyptus leucoxylon

Yellow Gum

15

8

N/A

100Lt

MEL pre

Melaleuca preissiana

Moonah

10

5

N/A

100Lt

Australian Native Shrubs
CAL qlr

Calothamnus quadrifidus ‘Little Ripper’ One Sided Bottlebrush

0.6

1

0.8

130mm

COR ref

Correa reflexa

Native Fuchsia

1

1

0.8

130mm

DAR cit

Darwinia citriodora

Lemon-scented darwinia

0.4

0.4

0.3

130mm

DIP dam

Diplolaena dampieri

Southern Diplolaena

0.0

130mm

GRE pgs

Grevillea preissii ‘Green Seaspray’

Green Seaspray PBR

1.2

1.2

0.9

130mm

LEP gla

Lepidosperma gladiatum

Coastal Sword Sedge

1

0.6

0.5

130mm

OLE axi

Olearia axillaris

Little Smokie PBR

1

1

0.8

130mm

WES fru

Westringia fruticosa

Coastal/Native Rosemary

0.8

1

0.8

130mm

Agonis flexuosa
Burgundy Weeping Peppermint
Verge and Courtyard

Melaleuca preissiana
Modong, Moonah

Eucalyptus leucoxylon

Australian Native Ground Covers

21

ADE ccc

Adenanthos cuneatus ‘Coral Carpet’

Coral Carpet

0.4

0.8

0.6

130mm

CON acu

Conostylis aculeata

Prickly Conostylis

0.4

0.3

0.2

130mm

CON can

Conostylis candicans

Grey Cottonheads

0.3

0.3

0.2

130mm

ERE gkc

Eremophila glabra ‘Kalbarri Carpet’

Tar Bush

0.2

2

1.6

130mm

GRE ggg

Grevillea obtusifolia ‘Gingin Gem’

Gingin Gem

0.4

2

1.6

130mm

Olearia axillaris
Little Smokie PBR

Westringia fruticosa
Coastal/Native Rosemary

Darwinia citriodora
Lemon-scented darwinia

Conostylis aculeata
Prickly Conostylis

Adenanthos cuneatus
‘Coral Carpet’
Coral Carpet

Eremophila glabra
‘Kalbarri Carpet’
Tar Bush
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4.2 Planting Character
Swale Planting
CAD
Code

Botanic Name

Common Name

Mature
Height
(m)

Mature

Spacing Pot Size
(m)

Australian Native Trees
AGO fle

Agonis flexuosa

WA Peppermint

7

5

N/A

100Lt

MEL qui

Melaleuca quinquinervia

Broaf Leaf Paperbark

10

8

N/A

100Lt

Australian Native Shrubs
ACA cog

Acacia cognata

Limelight’

1

1

0.8

130mm

COR ref

Correa reflexa

Native Fuchsia

1

1

0.8

130mm

DAR cit

Darwinia citriodora

Lemon-scented darwinia

0.4

0.4

0.3

130mm

DOR exc

Doryanthes excelsa

Gymea Lily

3

1.6

1.2

5Lt

FIC nod

Ficinia nodosa

Knotted Club Rush

0.6

0.4

0.3

130mm

GRE cri

Grevillea crithmifolia (prostate form)

Green carpet

0.5

3

2.4

130mm

GRE pgs

Grevillea preissii ‘Green Seaspray’

Green Seaspray PBR

1.2

1.2

0.9

130mm

LEP gla

Lepidosperma gladiatum

Coastal Sword Sedge

1

0.6

0.5

130mm

LOM lon

Lomandra longifolia ‘Lime Tuff’ PBR

Lime Tuff Mat-Rush

0.5

0.5

0.2

130mm

LOM ltn

Lomandra longifolia ‘Tanika’

Spiny-heahed Mat-rush

0.6

0.65

0.5

130mm

PIT muf

Pittosporum ‘Miss Muffet’

Dwarf Pittosporum

0.8

0.6

0.4

130mm

WES fru

Westringia fruticosa

Coastal/Native Rosemary

0.8

1

0.8

130mm

New Zealand Flax

1.2

1.2

0.0

5Lt

Agonis flexuosa
Burgundy Weeping Peppermint
Verge and Courtyard

Melaleuca quinquenervia
Broad-leaved Paperbark

Exotic Shrubs
PHO ten

Phormium tenax

Australian Native Ground Covers
DAM div

Dampiera diversifolia

Creeping Dampiera

0.3

0.8

0.6

130mm

DIC rep

Dichondra repens

Kidney weed

0.1

0.3

0.2

130mm

KEN pro

Kennedia prostrata

Running Postman

0.2

1

0.8

130mm

VIO hed

Viola hederacea

Native Violet

0.1

0.4

0.4

130mm

Acacia cognata Waterfall
“Waterfall” - River Wattle

Ficinia nodosa
Knotted Club Rush

Lomandra longifolia
‘Tanika’
Spiny-heahed Mat-rush

Dichondra repens
Kidney weed

Viola hederacea
Native Violet

Exotic Ground Covers
LIR jus

Liriope muscari ‘Just Right’

Just Right

0.4

0.3

0.2

130mm

OPH jap

Ophiopogon japonicas nana

Dwarf mondo

0.1

0.1

0.1

Plug

Conostylis aculeata
Prickly Conostylis

22
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4.2 Planting Character
Internal Courtyard Planting
CAD
Code

Botanic Name

Common Name

Mature
Height
(m)

Mature

Spacing Pot Size
(m)

GLE tri

Gleditsia triacanthos ‘Sunburst’

Honey Locust ‘Sunburst’

8

8

N/A

100Lt

CAE fer

Caesalpinia ferrea

Leopard Tree

7

5

N/A

100Lt

Exotic Trees

Australian Native Shrubs
ACA cog

Acacia cognata

Limelight’

1

1

0.8

130mm

COR ref

Correa reflexa

Native Fuchsia

1

1

0.8

130mm

DAR cit

Darwinia citriodora

Lemon-scented darwinia

0.4

0.4

0.3

130mm

PIT muf

Pittosporum ‘Miss Muffet’

Dwarf Pittosporum

0.8

0.6

0.4

130mm

WES fru

Westringia fruticosa

Coastal/Native Rosemary

0.8

1

0.8

130mm

Kidney weed

0.1

0.3

0.2

130mm

Gleditsia triacanthos ‘Sunburst’
Honey Locust ‘Sunburst’

Caesalpinia ferrea
Leopard Tree

Australian Native Ground Covers
DIC rep

Dichondra repens

Exotic Ground Covers
LIR jus

Liriope muscari ‘Just Right’

Just Right

0.4

0.3

0.2

130mm

TRA jas

Trachelospermum jasminoides

Star Jasmine

0.3

1.5

0.2

130mm

Acacia cognata
‘Limelight’

Dichondra repens
Kidney weed

23

Correa reflexa
Native Fuchsia

Pittosporum ‘Miss Muffet’
Dwarf Pittosporum

Liriope muscari ‘Just Right’
Just Right

Trachelospermum jasminoides
Star Jasmine
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4.2 Planting Character
Productive edge Planting
CAD
Code

Botanic Name

Common Name

Mature
Height
(m)

Mature

Spacing Pot Size
(m)

CIT lim

Citrus x limon

Lemon

4

4

N/A

45Lt

OLE eur

Olea europea ‘Fruitless Variety’

Olive - Fruitless

8

8

N/A

90Lt

Exotic Trees

Australian Native Shrubs
LEU bro

Leucophyta brownii

Cushion Bush

0.5

0.5

0.2

130mm

LOM lon

Lomandra longifolia ‘Lime Tuff’ PBR

Lime Tuff Mat-Rush

0.5

0.5

0.2

130mm

PIT muf

Pittosporum ‘Miss Muffet’

Dwarf Pittosporum

0.8

0.8

0.2

130mm

Exotic Shrubs
AGA att

Agave attenuata

Lion’s Tail

1.0

1

1.5

5Lt

COT orv

Cotyledon orviculata ‘Silver Waves’

Cotyledon ‘Silver Waves’

0.3

0.5

0.4

5Lt

CYM amb

Cymbopogon citratus

Lemongrass

1

1

1.2

130mm

FES gla

Festuca glauca

Blue Fescue

0.3

0.3

0.2

130mm

LAV den

Lavendula dentata

French Lavender

0.6

0.5

0.2

130mm

NEP faa

Nepeta faassenii

Catmint

0.3

0.3

0.2

130mm

ORI maj

Origanum majorana

Marjoram

0.3

0.3

0.2

130mm

ROS off

Rosmarinus officinalis

Rosemary

0.8

0.8

0.2

130mm

SAL off

Salvia offcinalis

Sage

0.2

0.3

0.2

130mm

Silver Falls

0.1

0.3

0.2

130mm

Citrus x limon
Lemon

Australian Native Ground Covers
DIC arg

Dichondra argentea ‘Silver Falls’

Exotic Groundcovers
ORI vul

Origanum vulgare

Oregano

0.2

0.4

0.2

130mm

SEN man

Senecio mandraliscae ‘Dwarf’

Dwarf Blue Chalk Sticks

0.2

1

0.25

130mm

THY vul

Thymus vulgaris

Common Thyme

0.2

0.4

0.2

130mm

TRA jas

Trachelospermum jasminoides

Star Jasmine

0.3

1.5

1.5

130mm

Cymbopogon citratus
Lemongrass

Origanum vulgare
Oregano
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Olea europea ‘Fruitless
Variety’
Olive - Fruitless

Lavendula dentata
French Lavender

Rosmarinus officinalis
Rosemary

Thymus vulgaris
Common Thyme

Senecio mandraliscae ‘Dwarf’
Dwarf Blue Chalk Sticks
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5.0 Deep soil
DESIGN WA DEEP SOIL AREA (DSA) MINIMUM REQUIREMENTS
SITE AREA

7248.30 sqm

REQUIRED DEEP SOIL PLANTING (7% site area)

507.38 sqm

GROUND FLOOR DSA
DEEP SOIL AREA
PERMEABLE PAVING
TOTAL

1016.86 sqm
203.37 sqm (20%)
1220.23 sqm

ADDITIONAL PLANTING ON STRUCTURE
PLANTING ON STRUCTURE (GROUND FLOOR) AREA

189 sqm

DESIGN WA MINIMUN TREE REQUIREMENT
NUMBERS FOR 7224.16sqm

1 LARGE & 15 MEDIUM TREES
OR
6 LARGE TREES & SMALL TREES
TO SUIT AREA

GROUND FLOOR TREE PLANTING

25

LARGE

1

MEDIUM

25

SMALL

70

WAPC Agenda Page 136

Attachment 2 - Context Plan

&DQQLQJ&ROOHJH
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0.3

0

0.15

0.29

Kilometres
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ATTACHMENT 3 – CITY OF SOUTH PERTH RECOMMENDED CONDITIONS
Without Prejudice Conditions for SDAU Referral SDAU-027-20
Student Accommodation Facility
Conditions
Approval Timeframe
1.

This decision constitutes development approval only and is valid for a period of 12 months
from the date of approval. If the development is not substantially commenced within the
specified period, the approval shall lapse and be of no further effect.

Clearance of Conditions of Approval
2.

Prior to the submission of the relevant building permit application(s), a covering letter and
a copy of the final working drawings (prepared for submission of an application for a
building permit) and all associated reports and information that address the conditions of
approval are to be submitted to, and cleared by, the Western Australian Planning
Commission.

Conformity with Plans
3.

The development is to be undertaken in accordance with the approved plans and
documents date-stamped 8 December 2020 attached to this approval, final details of
which are to be provided at working drawings stage to the satisfaction of the Western
Australian Planning Commission.

4.

The development being used for the purpose of:
•
Accommodating students while studying at a tertiary education facility, typically as a
principle place of residence for 3 months or more;
•
Accommodating staff of a tertiary education facility or visiting staff to a tertiary
education facility;
•
Café/Restaurant, for the tenancies identified as ‘Cafe', ‘Foodhall’ or ‘Restaurant’;
•
Local Shop, for the tenancy identified as ‘Local Shop’.

Construction
5.

Prior to the submission of the relevant building permit application(s), a Construction
Management Plan for the proposed development being submitted to, and approved by,
the Western Australian Planning Commission on advice from the City of South Perth (and
if applicable, the City of Canning and Town of Victoria Park), addressing but not limited to:
the control of vibration, dust, noise, waste, sand and sediment; temporary fencing;
hoardings and gantries; site access/egress; deliveries of construction materials; heavy
construction machinery; parking for contractors and tradespersons; and traffic control. The
approved Plan shall be implemented and adhered to at all times during the construction
phase, unless otherwise approved by the Western Australian Planning Commission on
advice from the City of South Perth and any affected local government authority.

6.

A tree protection zone (TPZ) shall implemented during construction, in order to protect the
verge trees at all times, to the satisfaction of the Western Australian Planning Commission
on advice from the City of South Perth (and if applicable, the City of Canning and Town of
Victoria Park).

Landscaping
7.

Prior to the occupation of the development, all landscaping areas shall be installed in
accordance with the final approved landscaping plan. All landscaping areas shall be
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maintained thereafter to a high standard to the satisfaction of the Western Australia
Planning Commission.
8.

Prior to the occupation of the development, the portion of the road verge adjacent to the
development site shall be made good, to the satisfaction of the Western Australian
Planning Commission on advice from the City of South Perth (and if applicable, the City
of Canning and Town of Victoria Park).

Lighting
9.

Prior to submission of the relevant building permit application(s), a lighting strategy for the
development must be submitted to, and approved by, the Western Australian Planning
Commission, in order to address Element 3.7 (Pedestrian Access and Entries) of State
Planning Policy 7.3 Residential Design Codes Volume 2 – Apartments. The specifications
and measures contained in the lighting strategy shall be installed and maintained
thereafter, to the satisfaction of the Western Australian Planning Commission, prior to the
occupation of the development.

Materials and Finishes
10.

The development being constructed with high quality and durable materials and finishes
and to a level of detailing that is consistent with the elevations and perspectives date
stamped 8 December 2020. Prior to the submission of the relevant building permit
application, the applicant is to submit final details, including a sample board, of the
materials, colours and finishes of the exterior of the building to the satisfaction of the
Western Australian Planning Commission, on advice from the State Design Review Panel.

Parking
11.

The car parking bays shall be marked on site as indicated on the approved plans and such
marking shall be subsequently maintained so that the delineation of parking bays remains
clearly visible. Hard-stand areas approved for the purpose of car parking or vehicle access
shall be maintained in good condition to the satisfaction of the Western Australian Planning
Commission.

12.

Prior to the submission of a building permit application (for works that require a new
crossing to be built), a detailed crossing design shall be prepared that is to the satisfaction
of the Western Australian Planning Commission on the advice of the City of South Perth.

13.

Prior to the occupation of the development, the applicant shall supply certification of
compliance by an architect or engineer confirming that the constructed design of all car
parks, vehicle access-ways and bicycle bays complies with Australian Standards
AS2890.1 and AS2890.3 and is consistent with the approved plans, to the satisfaction of
the Western Australian Planning Commission.

14.

Prior to the occupation of the development, a Parking Management Plan shall be
submitted to, and approved by, the Western Australian Planning Commission on advice
from the City of South Perth. The Parking Management Plan is to include detailed
management measures for the operation of the share car and share bicycle facilities,
vehicular entry gates, allocation of parking spaces and other relevant operational matters.
The approved Parking Management Plan shall be implemented by the
owners/occupiers/strata managers of the development to the satisfaction of the Western
Australian Planning Commission.

15.

Prior to the submission of the relevant building permit application, the applicant shall
submit details to confirm the provisioning of an electrical supply system to a minimum of
20 per cent of all car parking bays to allow for future capacity to supply electric vehicle
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charging points in the form of general power outlets (GPOs), to the satisfaction of the
Western Australian Planning Commission.
Public Art
16.

Prior to the occupation of the development:
a.
A public art concept for the subject development to the value of 1.0% of the
construction value must be submitted to, and approved by, the Western Australian
Planning Commission on advice from the City of South Perth.
b.
The approved public art shall be installed by the developer and maintained thereafter
by the owners of the development, to the satisfaction of the Western Australian
Planning Commission.

Sustainability
17.

The development is to achieve a 4 Star Green Star design rating or equivalent. Prior to
the submission of the relevant building permit application, the applicant is to submit an
updated sustainability report demonstrating how a 4 Star Green Star or equivalent
sustainable design rating is to be achieved and confirming the final strategy that will guide
construction. The accepted sustainability initiatives shall be incorporated into the
development and thereafter maintained by the owners of the development to the
satisfaction of the Western Australian Planning Commission.

Utilities and Facilities
18.

Any proposed air-conditioning condensers, external building plant, lift overruns, piping,
ducting, transformers and fire control rooms being integrated into the design of the
buildings and located or screened to minimise any visual and noise impact on the residents
of the neighbouring properties and public realm, with details of the location and screening
of such plant and services being submitted to, and approved by, the Western Australian
Planning Commission prior to applying for the relevant building permit.

Waste Management
19.

Prior to submission of the relevant building permit application, the Waste Management
Plan by Talis Consultants (Version 1a dated 9 November 2020) shall be amended on
advice from the City of South Perth and shall be submitted to, and approved by, the
Western Australian Planning Commission. The approved Waste Management Plan shall
be implemented and adhered to at all times by the owners and/or strata managers of the
development, to the satisfaction of the Western Australian Planning Commission.

Water Management
20.

Prior to the submission of a building permit application(s), a detailed stormwater design
shall be prepared that is to the satisfaction of the Western Australian Planning Commission
on the advice of the City of South Perth.
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Attachment 4 – Applicant’s Response to Public Submissions
SDAU-027-20 – Student Accommodation, Waterford
ISSUE RAISED
Parking and Traffic
Concerns for on-street and on-site
parking were the most common
concern raised in submissions. It was
considered that the development will
put further pressure on on-street
parking in the locality, where there is
already a significant parking issue.
It was considered that there was not
enough on-site parking in the
development for students, staff,
visitors and customers.
A number of submissions also
considered that the development will
increase traffic and congestion in the
locality.

APPLICANT RESPONSE
The project team have discussed the matter of restricted on-site
parking and on-street facilities with the City of South Perth, and,
in accordance with the City’s TPS requirements for the Precinct,
has provided a comprehensive Parking Needs Assessment to
address the sufficiency and function of on-site parking.
The Parking Needs Assessment presents extensive research
into both the unconstrained demand, and the capacity for
reduced on-site parking, with reference to existing student
developments in place around Australia.
Traffic generation as a result of the development is negligible,
due to the demographics of the residents, and even more so as
a result of the parking controls and strategies proposed.
Where traffic congestion is caused by students, it is as a result
of students living away from the education centres and having
the need to commute via car to study. This is shown clearly in
the Bentley Precinct, since on-street parking occurs
predominantly during daytime when university classes are in
session. The proposed development would in fact reduce the
reliance on car travel and alleviate traffic congestion in the area.
The development proposal will implement bike sharing, car
sharing, dedicated car hailing, and controlled parking strategies
to promote sustainable transport options.
Due to the function of this development as purpose built student
accommodation, the property managers have complete control
over the on-site parking. This means that when students apply
for residence, they can be given an option to pay for one of the
bays available for private use (if any are available), or to forgo
owning/driving. It will be made clear that no parking is available
in adjacent streets; supported by the City’s parking restrictions.
To mitigate this impact, on-site car share will be available to all
residents through an internal booking system, as well as pool
bikes under a more flexible turn-up-and-go arrangement. The
details of fees and conditions will be determined by the
operators of the share service and the development prior to
occupancy.

Impacts on Amenity
Several submissions raised concerns
for potential noise impacts from the
development, including from the large
number of occupants / student
lifestyle / night time activity / student
parties / the proposed roof terrace.

Noise generated from the development have been covered by
the acoustic report submitted as part of the development
proposal. This report highlighted that noise generated by the
proposal would comply with Environmental Protection (Noise)
Regulations 1997 which is the primary legislation controlling
noise received at adjoining premises.

It was also considered that the large
number of students will cause
amenity and antisocial issues within
the residential area and have a
negative impact on the quality of life
for existing residents.

•

The residents of the student accommodation will be:

•
•
•

under the care of an experienced student accommodation
operating team including managers and peer support
volunteers
living under strict rules and regulations of staying on the
property with regulated timing for social activities
part of a student wellbeing program implemented by the
operator
separated to individual floors with their its own breakout
spaces to create individual communities

This will result in:
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•
•

a positive student experience and therefore a reduction in
antisocial behaviour
a managed and safe environment for students to enjoy
student life without compromising the amenity and comfort
of neighbours

The alternative of providing a purpose built student
accommodation is the status quo of allowing individual houses
within the area to be made into makeshift houses which would
result in an unsupervised environment that may also result in the
concerns raised.
It is further submitted that there is no evidence that a purpose
built student housing accommodation facility would cause
antisocial activity. In fact, it is illogical to make this assumption,
as the proposal itself is the students’ place of residence for the
duration of their tertiary course (i.e. 3-5 years). As such, a sense
of responsibility and community ownership is likely to be selfinduced by the future occupants/students. Coupling this with a
regulated operator further ensure that any amenity impacts offsite do not cause a disruption to existing residential
neighbourhoods.
Building Height
Building height was a common theme
raised in submissions. The proposed
eight storey height was considered
incompatible with the single to double
storey height of existing dwellings
immediately
surrounding
the
development and generally with the
low rise residential and university
buildings in the locality.
Some submitters also considered it
inappropriate that the development
does not comply with the recent
height limits set by Council / the
Scheme Amendment.
It was also stated that there was no
demonstrated community benefit to
support the building height variations
being proposed.

The height variations sought for the development proposal
relate primarily to the north and west elevations in the corner not
abutting any existing residential development. This isolated
portion of the building interfaces with the civic side of the Mckay
Street (Canning College + substation + CSIRO building) with
wide open spaces between them to the Northeast, and an open
space to the Northwest.
The rest of the development is largely compliant with the
scheme provisions and buffered from adjoining properties
through a generous landscaped setback and verge area as well
as road reserves as shown in the development proposal’s
landscape plan. Existing dwellings on Garvey Street are
buffered from the built form via a generous and well landscaped
setback area.
The area is largely occupied by old residential houses that has
limited retention value, and the rezoning will likely result in
redevelopment of the area, which is consistent with the strategy
for the rezoning. The original Waterford Triangle Urban Design
Plan noted the existing R20 zoning resulted in “unremarkable
built form and a lack of architectural cohesion between
dwellings”. Furthermore, the City of Canning also undertook to
rezone the land immediately opposite McKay Street to R60.
It is emphasised that the development proposal will be at odds
with surrounding existing single residential dwelling stock which
is likely some 30-40 years old consisting of mainly single storey
residential dwellings. With the surrounding area targeted for
redevelopment through increased density codings, the
proposal’s height is largely consistent with the Scheme
provisions approved for the site, which has already recognised
that the proposal would have a height that is significantly
different to the surrounding existing residential dwellings.
The development proposal is consistent with the desired
outcome of the planning policy prepared by the City of South
Perth, and largely consistent with the height limits of the scheme
amendment. Where variations are sought, it is largely due to the
challenging topography of the site.
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The City of South Perth’s Town Planning Scheme No. 6 allows
for the development site to have a building height of 5 storeys
(or 17.5m) and controls as per R100 zoning which includes a 2m
setback for typical Multiple Dwelling. This approved building
height was established as early as when the original Waterford
Triangle Plan was put together with more extensive community
consultation.
As presented in the development proposal, the building bulk
presented on the street based on a fully compliant design would
result in a similar perceived height due to the fact that the
building will be brought to just 2m of the boundary as opposed
to 6m with a landscaped strip.
The key factor to appreciate is that issues of privacy,
overshadowing, and loss of views of significance are not
impacted by the proposal’s additional height sought. However,
the additional height allows for a design advantage to provide a
superior landscaped outcome at streetscape level which is
considered to be of greater benefit to the surrounding residential
area at present and through its future redeveloped transition.
The community benefit of allowing a larger setback as opposed
to the R-Codes planning controls mean that an activated and
landscaped verge is created along Mckay Street. This will
provide:
o

o
o

amenity to the student population both within the proposed
development itself as well as the wider community in the
immediate area. These amenities include a proposed
convenience store, café, food hall and restaurant
public seating along the landscaped street which, as
advised by the City’s DRP, has a northerly aspect for winter
use
added street surveillance and street activation to the area,
improving security and safety.

As covered within the City’s Waterford Triangle Urban Design
Plan, the area is largely populated by students. These students
currently live in houses that are retrofitted to increase capacity.
Subsequently this may result in:
o
o
o
o

residential houses being left unruly due to occupants
anti-social behaviour and house parties being organised
due to absence of surveillance and management
safety risks as houses are not designed for fire safety
A lack of responsibility and community ownership

The development proposal seeks to alleviate the above through
the provision of privately operated purpose built student
accommodation that is equipped with fit-for-purpose facilities,
management, and support systems.
As highlighted in the response to traffic. The development will
alleviate the issues of on-street parking during tuition weeks as
students who otherwise were staying farther from the university
can now access more accommodation options within walking
distance to the university and with amenities and a supportive
community within its own compound.
The development proposal also adopts a four star green star as
a minimum and will include the adoption of sustainability
strategies such as:
o

operational waste management strategies
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o
o
o
Density
Several submissions considered that
the density of the development was
not appropriate for the low density
locality and that it should be a lower
density development.
It was also considered that there were
too many rooms and too many
students proposed for the size of the
site.

Demand for Student Housing
Several submissions considered that
there are already sufficient student
accommodation and housing choices
in the locality from institutional and
private rental options and that
therefore there is no need / demand
for the development.
Two
submissions
from
local
institutions considered that the
demand
for
more
student
accommodation in the locality is
unsubstantiated in the development
application and not backed by up to
date market research.
Curtin University and Live-in Learning
have 1,153 existing student beds and
a further 1,035 beds planned through
an approved activity centre plan and
approved DA. Full implementation of
Curtin's approved beds was deferred
due to lack of market demand, prior to
the Covid-19 pandemic.
The proposed DA has not considered
/ demonstrated the effects of Curtin's
approved beds, or the pandemic, on
demand for additional student
housing in the locality.
It was therefore considered that
application has not met
requirement to demonstrate
economic
benefits
of
development.

the
the
the
the

energy and water saving strategies and use of renewable
sources
passive solar design
deep soil planting, extensive landscaping, and green walls

Under the City of South Perth’s Town Planning Scheme No 6,
Scheme Amendment No. 59 and No. 60 rezoned the subject site
and surrounding this site to R60 and R100. Furthermore, the
latest City of Canning’s Local Planning Scheme No. 42 on the
opposite side of Mckay Street is rezoned to R60.
The proposed development is considered appropriate in the
context of the recently adopted planning framework in the area
as well as the desired future character.
In addition, the proposed development proposes significantly
less site cover and more communal open space than what is
permitted by the applicable planning framework indicating that
the available density a built form has not been maximised.
A demand analysis has been completed based on up to date
market research including an assessment of current and future
beds both within the immediate locale and the wider Perth
region, as well as industry benchmarking of the sector both in a
local, national, and global context. These reports have been
made available to SDAU.
The claim by Curtin University and Live-in Learning appeared to
be biased as they are suppliers of student accommodation
operators themselves and contravenes free market practices.
The entire purpose built accommodation offerings within the
area will ultimately be operated by one entity creating a
monopoly of accommodation operations.
Whilst Curtin University may have quoted an existing supply of
1,153 existing beds, these beds have been built between 1970s
and 2008 as per our analysis, with designs that are not
compatible with the best practices for student accommodation
that is implemented regionally and globally. Canning College
which has a student population of 500 students which has not
been accounted for by Curtin University’s plans.
Furthermore, the type of rooms provided by the Curtin Central
differs from the products offered by the university. The operation
and student life engagement will be different as well, offering the
student more choices in the market.
The accommodation units will also be able to be provided to
Canning College and other institutes not related to Curtin
University, or siblings/friends intending to stay together but are
studying in different institutions.
Economic benefit of 1 stage exceeds $20m requirement. Even
if 1 stage was to proceed as opposed to all 3 stages, the
development would meet the purview of SDAU.
It is emphasised that a proper planning process (i.e. Scheme
Amendment) has been undertaken and approved for the
purpose built student housing accommodation. Commercial
competition is not a valid planning consideration in the context
of non-retail floorspace and by virtue of the investment injected
by the proponent into the approved Scheme Amendment and
subject development proposal affirms the proponent’s position
that a demand exists.
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Land Use
The proposed Tourist use was not
considered appropriate in the locality
and was not justified in the
development application.

The proposed ‘Tourist Accommodation’ land use is classified as
‘Discretionary’ and is capable of approval under TPS6. This was
proposed as a dual use approval and is intended to future proof
the development by increasing the available use of the
development beyond the narrow definition of Student
Accommodation Facility under TPS 6, which only permits the
following people to utilise the development:
•
•

students while studying at a tertiary education facility
staff of a tertiary education facility or visiting staff to a tertiary
education facility

As highlighted within the development proposal, the proposed
development will also aim to be versatile in providing
accommodation solutions for:
•
•
•

under 18s studying in secondary education in Canning
College, Curtin College or TAFE
visiting family members of students studying in the
education facilities
visitors for conferences and events held near Curtin
Universities

Operational Management
A submission from a local institution
considered that the Operational
Management Plan was not fit for
purpose and had not addressed the
legislative requirements of student
accommodation in Western Australia.
For example, it was insufficient in
addressing safety, fire, emergencies,
residential tenancies, student welfare,
students under 18yo, staffing levels,
complaints handling, maintenance,
and asset management.

The Operational Management Plan (OMP) submitted in relation
to the development was based on the standard industry practice
applied for Purpose Built Student Accommodations (PBSA) in
Australia. While the OMP does not specify the various
proprietary and commercially sensitive Standard Operating
Procedures and policies that will be put in place in detail at
operation, the OMP clearly outlines the intended operating
structure and the required staffing levels along with the overall
job function for each staff for the operations of Curtin Central.

Therefore, the proposal was not
considered ready for development, as
required for development applications
under the Part 17 pathway.

Other aspects as maintenance, asset management, complaints
handling were also addressed within the OMP that delineates
the policies that is to be put in place for these aspects.

The OMP also clearly states the various safety and security
parameters to be implemented and manner that these features
will be operated and how it will ensure the safety, security, and
the overall wellbeing of the residents.

As for the issue of fire and emergencies, the development
proposal has sought the input of fire engineers and building
surveyors from the onset to ensure that the building will comply
with the National Construction Code and other relevant
Australian Standards.
Ultimately, appropriate condition/s can be imposed on an
approval requiring further approval for more specific matters
pertaining to an OMP and Building Code of Australia compliance
matters.

State
and
Local
Planning
Framework
The proposal was considered
inconsistent with the objectives of the
approved Bentley-Curtin Specialised
Activity Centre Plan.
The proposal was not considered to
meet the Local Planning Scheme
requirement
for
student
accommodation on the site to be

The site is located beyond the boundary of the Bentley-Curtin
Specialised Activity Centre Plan and as such it has limited, if
any, application to the proposal.
Nevertheless, the development of the scheme for the Waterford
Triangle takes into consideration the Bentley-Curtin Specialised
Activity Centre Plan and Curtin Master Plan as shown in
Appendix C. The Curtin Master Plan seeks to increase the
student population to a higher levels than present, and market
analysis suggest current levels of students are already able to
justify more student accommodation units. We believe providing
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complementary
to
the
accommodation facilities within the
Bentley-Curtin
Activity
Centre.
Rather, it was considered to be in
competition with the Activity Centre.
Several submitters noted that the
proposal does not comply with the
local planning scheme / local planning
framework, including building height,
setbacks and deep soil zone
requirements.

a choice of alternate operators and alternate configuration of
units ultimately will benefit the student population. The notion
that providing additional units solely based on a competition
basis contravenes free market regulations.
Proper planning processes have been given due regard and the
Planning Policy, Planning Scheme has been taken into
consideration when preparing the development proposal. An
audit of the design against SPP 7.0 and the City’s planning
policy was undertaken showing that the development proposal
was in line with good development outcomes.
Where planning controls have been varied, sufficient justification
have been provided in the original planning submission.

Development Contributions
It was considered that development
contributions should be provided as
part of the development application,
given the large number of students
being brought to the area and that will
use local roads, footpaths, parks etc

An infrastructure needs assessment was completed by the City
of Canning in 2017 including a determination on whether
development contributions would be appropriate. On the
December 2017 City of South Perth council meeting, it was
determined development contribution was not required. Refer
Appendix D.

Positive Aspects
A submission from Canning College
was supportive of the development
application and noted that the facility
would provide housing options for
Canning College students.

Canning College provides an unbiased opinion of the
development as opposed to Curtin University’s disposition as a
provider of student accommodation. Positive discussions have
been had with the Canning College to offer fit for purpose, safe
and convenient accommodation options.

Other
submissions
that
were
supportive of the development
application considered the proposal
to be a good design and that it would
be a positive addition to the locality.

Notwithstanding the above, we have been in discussion with
Canning College to jointly establish a better lit pathway to Curtin
University through Canning College and will be required to fund
infrastructure upgrade specific to the proposed development
through the appropriate state agencies and suppliers.

The development is indeed a good design not just based on the
input of the proponent team, but also due to the extensive input
from the City’s Design Review Panel.
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1

Travel Behaviour Plan

1.1

Background

Cardno was commissioned by Waterford PBSA Pty Ltd to prepare a Travel Behaviour Plan (TBP) and
Parking Management Plan (PMP) for the proposed student accommodation development (the Site) within
Waterford Triangle. This development will provide accommodation for students of both Curtin University and
Canning College.
Once developed, the Site will include student residential and recreation facilities, and will consist of:
➢ Study lounge
➢ Dining room
➢ Courtyard
➢ Restaurant
➢ Student accommodation for 906 beds, delivered in three Stages.
➢ Storage areas and waste disposal areas
➢ Parking bays for normal vehicles, electric cars and bike storage areas.

1.2

Travel Plans

Travel Plans are intended to manage the trip-making behaviour of staff and visitors; particularly during peak
travel times. By providing for and communicating the benefits of using alternative forms of transport (walking,
cycling, and public transport) rather than single-occupancy vehicles (SOVs), plans are calibrated to suit the
development to which they relate.
Travel Plans are becoming more common in Perth and are very common in locations where there is
significant congestion on the road network. They are implemented to both reduce the impact of a particular
land use on the surrounding movement network and avoid/defer the need for costly capital investment in
transport infrastructure upgrades.
In this case, a Travel Plan supports the intended function of the Curtin Bentley Precinct Parking Cap, which
limits the parking supply within the adjacent education/business precinct to limit the impact on the local road
network.
Travel Plans can also be important complements to other transport planning strategies by making sure
residents understand the transport alternatives available, and can make a reasonable choice to use those
alternatives. This is in line with the purpose of the Department of Transport’s ‘Your Move’ program, which
aims to incentivize and inform sustainable mode choice. Furthermore, Travel Plans can serve objectives
relating to population health and climate change, as part of a broader social and environmental agenda for
both cities and members of the community.
In practice, many components of Travel Plans are tools for tenants and managers of a development rather
than the developer. This Travel Plan describes the proposed interventions applied at construction, as well as
recommending ongoing incentives and activities for the property managers to support sustainable travel
behaviour for the lifetime of the development.
While the City of South Perth does not have a template for travel plans for developments such as the
Waterford PBSA, the Department of Transport provides some guidance through the ‘Your Move’ program.
This information was reviewed as part of preparation of this document, along with Travel Plan guidelines for
other development types.
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1.3

Geographical Context

The proposal is located at the south-eastern edge of the City of South Perth and is bounded by McKay
Street, Keaney Place, and Garvey Street (Figure 1-1). Curtin University and Canning College is immediately
adjacent to the west/north west. To the east are residential land uses and the Clontarf Aboriginal Education
& Training Centre is across Manning Road to the south. The Canning River is approximately 500m to the
south.
Figure 1-1

Site Location

Source: Nearmap

The location is within Waterford Triangle, which is a residential area prioritised for student accommodation,
catering for domestic and international students. It is surrounded by several residential developments and is
also located within a short walking distance of local shopping destinations, including Bentley IGA (600m) and
Waterford Plaza (500m). Waterford Plaza features a number of dining options, as well as supermarkets, a
post office, and a chemist.
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1.4

Local Government Boundaries

Whilst the Site will be influenced directly by policy in the City of South Perth, it is noted that some policies
from the neighbouring LGAs may affect access to the Site. The policies from the Town of Victoria Park and
the City of Canning are detailed in the next section.
Figure 1-2

Local Government Boundaries

The Site

Source: Nearmap

Figure 1-2 above shows the location of the Site within the City of South Perth local government area.
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2

Policy Context

2.1

State Policy

2.1.1

Strategic Plan 2019-2022

The Department of Transport’s Strategic Plan highlights the future policy directions which includes:
> Develop strategic transport policy for ‘movement and place’
> Undertake travel demand analysis to increase on-demand transport and public transport usage
> Develop strategy for mobility as a service
> Develop State-level strategies, policy and regulations for connected and autonomous vehicles, and
electric vehicles.
Such policy directions will benefit the Site’s occupants by providing a much wider range of transport options
in lieu of private vehicles.
2.1.2

Perth and Peel Transport Plan (Transport @ 3.5 Million - 2016)

This Plan recognises that influencing travel choices is an important tool in managing congestion. Obtaining
travel plans is one of a number of strategies that will be employed to ensure transport infrastructure is being
used efficiently. Some strategies for influencing travel choices listed within the plan are listed below:
> Travel plans – major commercial and residential developments in and around activity centres will have
plans to encourage sustainable travel options and manage traffic;
> Parking strategies – through supply and demand management techniques, strategies will be introduced to
dissuade parking and promote public and active travel options; and
> Travel Smart and Your Move programs – will be extended to more workplaces, schools and households
to inform people about their travel choices and encourage voluntary changes in travel behaviour.
2.1.3

Travel Demand Management Plan (Transport @ 3.5 Million 2016)

A supplementary document which supports the Transport @ 3.5 million project. The document aims to
provide initiatives that improve transport outcomes, without the need to provide significant additional road or
public transport infrastructure or services. Some of the strategies provided by the plan are as follows:
> Travel Plans;
> Travel Behaviour Change Programs;
> Walking and Cycling Infrastructures;
> Public Transport time of day pricing; and
> Road use pricing reform.
While the overall Transport @ 3.5 Million policy was updated in 2018, a large body of work sits behind it,
including Travel Demand Management Plans. Travel Plans are still a popular and well utilised method of
mitigating travel demand for new (and existing) developments, and hence this Travel Plan represents one of
the above strategies, which in turn will promote and encourage the use of existing transport infrastructure, in
particular public and active transport.
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2.2

Local Policy

Due to the location of the Site, so close to the LGA boundaries of South Perth, Canning and Victoria Park.
The policy and strategy documentation of all three adjoining Local Government areas has been considered
in the context of the proposed development.
2.2.1

Waterford Triangle Design Guidelines (2010)

The vision for the Waterford Triangle is to ensure the revitalisation of the area will meet a number of
community identified objectives. The 10 guiding principles are:
1.

Continue to be a place for a mixture of residents, students and non-students, owner-occupiers and
tenants, housing needs to provide sufficient opportunity for this diversity of lifestyle opportunity within
the area.

2.

Maintain its sense of community with a focus on the design and use of public spaces, easy access to
facilities, amenities and surrounding needs.

3.

Improve, through re-design, the leafy landscape, park and places for residents to exercise, play and
meet in the public domain.

4.

Have streets which do not carry large numbers of vehicles or provide for through-traffic but instead
cater for slow-moving vehicles, pedestrians and bicycles.

5.

Improve the quality of its streets to offer better:
- pathways and cycle access;
- lighting and open-sightlines;
- balance between visitor parking and green space;
- infrastructure and street-care;
- incorporate better Water Sensitive Urban Design into public areas;
- signage and local identity of place;
- small spaces for people to stop and chat; and
- allocation of space between private and public activities.

6.

Improve the edge of the site adjacent to Manning Road in terms of safe access for abutting properties,
and explore better access alternatives to individual driveways onto Manning Road.

7.

Encourage redevelopment to adopt best design for energy and water conservation, and to reflect a set
of consistent design values for Waterford.

8.

Re-think the configuration of spaces and land uses to offer more variety and interaction between
residents.

9.

Introduce some key facilities/amenities/activities/businesses which might be of use to local people and
create a stronger community spirit and sense of belonging.

10.

Investigate ways to better link to the Canning River, Curtin University and the nearby Waterford Plaza
Shopping Centre.

The parking objective is:
To ensure that vehicle access and parking is provided in a manner which is convenient to use,
functionally safe and yet does not dominate public and private spaces to the detriment of walking
and cycling.
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2.2.2

Town of Victoria Park Integrated Movement Network Strategy (2013)

This Strategy recognises that sustainable accessibility is key to the ongoing prosperity, environmental
footprint and well-being of communities; the way transport infrastructure is provided and managed influences
people’s travel behaviour. In order to maintain high standards in the transport services provided to the public,
a safe and a well-structured transport system is crucial.
Below is an excerpt from the Strategy which sets out its transport focus areas and objectives, some of which
have particular relevance for this document.
1.

Support the Town’s Vision of “Victoria Park – Vibrant Lifestyle” and the objectives set out in the
Town’s Strategic Plan “Plan for the Future 2011- 2026”;

2.

Manage traffic congestion to facilitate ease for moving of people, goods and services by more efficient
use of roadway space & capacity and better transport and land use integration;

3.

Support economic growth as a result of a planned and managed network (moving goods, moving
people, better access to employment, education, etc.);

4.

Enhance the urban environment and amenity with greater emphasis on provision for bicycle and
pedestrian paths and connections to and interchange with public transport;

5.

Improve access to employment, entertainment, medical, education and community facilities, while
considering the needs of people with mobility, visual or hearing impairment;

6.

Reduce transport cost for the community by providing better public transport services, improving
pedestrian and cycling facilities and enhancing permeability throughout the Town;

7.

Improve transport links, connections and movements required to the regional and local transport
network, based on existing land use patterns and future growth areas;

8.

Create a healthier and more accessible community through encouraging active travel such as cycling
and walking;

9.

Improve environmental conditions through less reliance on private motor vehicle transport; and

10.

Provide a basis for the current and future management of, and provision for, parking on private and
public land.

2.2.3

City of Canning Integrated Transport Strategy (2015)

The Strategy has a ‘maximise priority’ approach for walking and cycling with a public transport focus. It has
been developed with the following four key outcomes in mind:
1.

Define the regional movement framework as it relates to the City including defining what are the
known constraints and what can and/or should be changed;

2.

Develop a local framework that responds to the regional framework and provides for local needs and
aspirations;

3.

Focus the City and the community towards the key issues and strategies to be addressed over the
next 20 years; and

4.

Provide a basis for the City and the community to prioritise and guide the investment of City resources
and lobby/ partner with other agencies for delivery of other components identified in the Strategy.

2.2.4

City of South Perth Integrated Transport Plan

The City of South Perth is developing a city-wide Integrated Transport Plan in order to replace the previous
2006-2016 plan. The purpose of this plan is to conduct an in-depth analysis of the existing and the future
transport system requirement within an area which experiences transport and access issues. The Integrated
Transport Plan will address the six key principles shown below:
> Safety - the transport system should be safe for all users;
> Efficiency - the transport system should be provided, operated and used efficiently;
> Effectiveness – the transport system overall should provide effective access and movement for all
persons and business;
> Environmental responsibility - the transport system should be provided and used in an environmentally
responsible manner;
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> Social responsibility - the transport system should provide equitable travel and transport opportunities for
residents and businesses; and
> Robustness - the transport system must provide service in the face on ongoing and predictable change
and must be able to respond to and take advantage of unpredictable economic, social, technological and
other changes.
2.2.5

Joint Bike Plan (Town of Victoria Park and City of South Perth - 2018)

The Town of Victoria Park and the City of South Perth collaborated to form a joint bike plan to improve the
cycle network, to promote cycling, and also to reduce the environmental impacts from vehicle usage.
The plan provides direction for the future construction of footpaths, shared paths, separate cycle paths,
principle shared paths, on road cycle lanes, and Safe Active Streets.
Figure 2-1 below shows the aspirational cycle network that connects both the City of South Perth and the
Town of Victoria Park.
Joint Bike Plan
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Site Specific Joint Bike Plan

Site

The map shown in Figure 2-2 pinpoints the location of the Site within the Joint Bike Plan. The Site is located
amongst many local bike routes that connect to the wider cycle network and is well connected to nearby
facilities such as the Waterford Plaza Shopping Centre.
2.2.6

Curtin University Policies

As the Site is located within close proximity to Curtin University, it may be impacted by future upgrades and
developments within the university regarding transportation and accessibility. The main policy that relates to
movement is the Integrated Transport & Movement Plan. This Plan sets out to guide the University in
delivering its strategic vision for transport and movement within the University as set out in the Greater Curtin
Master Plan.
Key objectives highlighted within Integrated Transport & Movement Plan are:
> Reduce dependence on single occupant car use;
> Reduce our environmental impact;
> Provide a mechanism to engage and communicate with the wider Curtin community;
> Promote active lifestyles;
> Inform the delivery of strategic projects;
> Provide a mechanism to engage and communicate with the wider Curtin community;
> Inform transport and movement investment decisions to
- ensure they create value and meet the needs of the University
- community;
> Inform the delivery of strategic projects; and
> Provide a framework for continuous improvement.
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3

Infrastructure Provision

3.1

Site Access

Vehicular access to the development is via Keaney Street and Garvey Street. There will also be access from
McKay Street to a port cochere for drop off/pick up services.
Site Access

Vehicle Access

Port Cochere

Vehicle Access

3.2

Active Transport

The Site is surrounded by pedestrian and cycling facilities and benefits from its close proximity to Curtin
University. These include:
> Pedestrian access to Curtin University and Canning College
> A network of bicycle friendly streets adjacent to the campus
> Multiple bike stores on Bentley Campus
> Shared paths circumventing the campus
> 30km/hr speed limit on campus
> Signalised intersection at Manning Road campus entrance with pedestrian crossing facilities.
As the proposed development has limited on-site parking and the local street network is unsuitable for onstreet parking, the majority of residents within the development will be using public and active forms of
transportation as their primary mode of travel.
Figure 3-2 shows the Site in relation to surrounding points of interest and Table 3-1 gives an estimated time
for travelling to local destinations by public transport or cycling.
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Site Location Map

Base Map: Snazzymap 2021 (google.com api)
Table 3-1

Public & Bicycle Transportation Travel Times

Destination

Public Transport Travel Time

Bicycle Travel Time

Walking Time

Curtin University

8 minutes (Bus frequency every 10 minutes)

5 minutes

15 minutes

Curtin Bus Station

7 minutes (Bus frequency every 10 minutes)

3 minutes

12 minutes

Canning Bridge
Station

19 minutes (Bus frequency every 10 minutes)

15 minutes

53 minutes

Carousel Shopping
Centre

22 minutes (Bus frequency every 10 minutes)

14 minutes

53 minutes

East Victoria Park
Town Centre

24 minutes (Bus frequency every 10 minutes)

15 minutes

51 minutes

Waterford Shopping
Centre

4 minutes (Bus frequency every 10 minutes)

5 minutes

15 minutes

Oats Street Station

18 minutes (Bus frequency every 15 minutes)

14 minutes

48 minutes
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3.3

Public Transport Links

There are many bus routes serviced from the Curtin University campus, with connections to major transport
nodes such as Cannington Station and Canning Bridge Station, and direct services to the Perth CBD. Curtin
University also provides free shuttle buses (see Section 3.3.3) through nearby suburbs, operating MondayFriday during normal semester weeks.
Figure 3-3 shows the location of the Site in relation to the Curtin Bus Interchange and the Curtin University
Bus Station. Given the student residents primary destination is the University Campus, these key transport
hubs are likely to represent be used for the majority of public transport trips. The frequency and extent of
network connection afforded to students by these services provides many opportunities to greatly reduce the
dependence on private car ownership and usage.
Bus Routes

Source: Nearmaps

The schedules are shown in Table 3-2 and Table 3-3 respectively.
Table 3-2

Bus routes from Curtin Bus Interchange

Route

Destination

Frequencies

33

Elizabeth Quay Bus Station - Karawara

Every 60 minutes

30

Perth Busport – Curtin Central Bus Station

Every 30 minutes

34

Perth Busport – Cannington Station

Every 15 minutes

101

Canning Bridge Station – Curtin Central Bus Station

Every 15 minutes

284

Belmont Forum or Morrison St – Curtin University Bus Station

Every 60 minutes

960

Mirrabooka Bus Station to Curtin University Bus Station

Every 10 minutes
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Table 3-3

Bus routes from Curtin University Bus Station

Route

Destination

Frequencies

998

Fremantle Station - Fremantle Station

Every 15 minutes

999

Fremantle Station - Fremantle Station

Every 10 minutes

30

Perth Busport – Curtin University Bus Station

Every 30 minutes

34

Perth Busport – Cannington Station

Every 15 minutes

70

Elizabeth Quay Bus station – Curtin University Bus Station

Every 60 minutes

72

Elizabeth Quay Bus Station – Cannington Station

Every 30 minutes

75

Elizabeth Quay Bus Station – Canning vale depot

Every 30 minutes

100

Canning Bridge Station – Cannington Station

Every 15 minutes

101

Canning Bridge Station – Curtin University Bus Station

Every 15 minutes

284

Belmont Forum or Morrison St – Curtin University Bus Station

Every 60 minutes

960

Mirrabooka Bus Station to Curtin University Bus Station

Every 10 minutes

3.3.2

Train

Canning Bridge Station is approximately 4km from the Site. In addition to the services connecting to the rail
network from Curtin Bus Station and Bus Interchange, Transperth bus Route 100 and 101 can be used to
access the train station directly from Manning Rd in close proximity to the Site.
From here, residents can access destinations along the Mandurah or Joondalup Train Line, as well as the
rest of the network. Figure 3-4 describes bus Route 101, which operates at 10-minute intervals and
terminates at Canning Bridge Station. The proximity of the Site to efficient feeder bus services ensures that
there are public transport options available for the majority of trip purposes and destinations.
Bus 101 Route

Source: Google Maps
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3.3.3

Curtin Access Bus Service (CABS)

Curtin University provides free bus services for students, staff, and the community to and from the campus.
These bus services operate on weekdays during semester between nearby suburbs (including Bentley,
Waterford, South Perth and Victoria Park) and the university campus.
The CABS can be hailed at any point on the designated route and they generally operate on a 15-minute
schedule, with additional services are provided during the morning and evening peak periods. Figure 3-5
shows the existing shuttle bus routes servicing the Bentley & Waterford area.
Bentley & Waterford CABS Routes

Source: Curtin University

While these services do not currently connect through the Waterford Triangle, this reflects the current lowlevel development intensity of the area. The construction of student accommodation will create a dedicated
catchment of students that can support the redirection of services, in line with the intent of CABS.
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3.3.4

Road Network

The Site is bounded by Garvey Street to the south west, Keaney Place to the south east, McKay Street to
the north east and Marquis Street to the east as shown in Figure 3-6. Marquis Street connects users to
Lawson Street and Hayman Road. Below are the descriptions of roads in the vicinity of the Site:
> Garvey Street: Located towards the south west of the site, Garvey Street is classified as an access road
with one lane in each direction. The road transitions into Conlon Street, which serves as a direct
connection to Manning Road, creating a link to both Curtin University’s south entrance and to Waterford
Plaza Shopping Centre. This road is used by local vehicles, service vehicles and bicycle users.
> Keaney Place: Located towards the south east of the site, Keaney Place is classified as an access road
with one lane in each direction. It is bounded by Garvey Street and McKay Street at each end. This road
is used by local vehicles, service vehicles and bicycle users.
> McKay Street: Located towards the north east of the site, McKay Street is classified as an access road
with one lane in each direction. The road intersects to both Keaney Place and Marquis Street and serves
as a direct connection to Curtin University. This road is used by local vehicles, service vehicles and
bicycle users.
> Marquis Street: Located east of the site, Marquis Street is classified as an access road with one lane in
each direction. The road connects to both Lawson Street and to Hayman Road, serving as a link to both
Canning College, Curtin University, Curtin Bus Station and Manning Road. This road is used by local
vehicles, service vehicles and bicycle users.
Road Network Around Site

SITE

Source: Nearmaps
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3.4

Car Parking and Bicycle Parking

There is limited on-street parking available within adjacent streets (Conlon Street, Garvey Street, Keaney
Place, McKay Street and Marquis Street). These streets are subject to a number of different parking
restrictions, generally supporting parking by residential visitors rather than university students.
However, parking restrictions are located only in certain sections of the surrounding streets, with unmarked /
unsigned sections of road allowing parking without restrictions. These unregulated sections are heavily used
by students for free parking, which is understood to create some congestion and conflict issues. In order to
deter this behaviour, and to support the intention of the Curtin-Bentley Precinct Parking Cap, the City may
choose to extend parking restrictions throughout this zone. The developer fully endorses this measure and
would be happy to work with the City to identify appropriate management restrictions to maintain local
residential amenity while limiting the impact of external demand.
The proposed student accommodation development is designed to operate as a low-car Site, and does not
require the use of on-street parking to support function. A detailed Parking Needs Assessment has been
completed in accordance with the requirements of the Waterford Triangle Design Guidelines which illustrates
the proposed approach, and the outcomes of research which justifies the quantum and management
function.
One key benefit of this model for vehicle storage is the significant cost savings in construction. Given that
basement car parking costs approximately $30,000-$50,000 per space, and this cost is passed onto
residents through rental fees, the reduction in parking provision allows a substantial improvement in services
for the same rent. While some parking has been retained on-site to accommodate those students that need
a private vehicle, the cost of that parking can be applied directly in a ‘user pays’ arrangement
Table 3-4 provides a breakdown of the proposed on-site parking, across the three stages of development.
The management and function of these parking spaces is discussed in more detail in the Parking
Management Plan section of this Report.
Table 3-4

Proposed car parking supply

Yield

Private Residential
Parking

Share Cars

Staff Parking

Total Car Parking

Ratio of Private
Bays to Beds

Stage 1:
297 beds

33

17

8

58

9:1

Stage 2:
660 beds

33

17

8

58

20:1

Stage 3:
906 beds

33

28

8

69

27:1

The provision of bicycle parking spaces has also been carefully considered, and is summarised in Table 3-5.
Further discussion is in the Parking Management Plan section of this Report.
Table 3-5

Yield

Proposed bicycle parking provision

Private Residential
Bicycle Parking

Share Bike Parking

144

28 (sufficient for 224 students)

256

36 (sufficient for 288 students)

Stage 1:
297 beds
Stage 2:
660 beds
Stage 3:
906 beds

As a primarily residential development, end-of-trip facilities are located within each accommodation unit,
however there are additional showers, lockers and bike racks for staff of the ancillary food and support
services.
The provision of bicycle parking supports the intention for public and active forms of transportation to be the
primary mode of travel for residents. The Site is located within 5-15 minutes bike ride of the majority of key
destinations in the area, making cycling a very attractive option.
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3.5

Changes to the Surrounding Transport Networks

3.5.1

Pedestrian/Cycle Facilities

Currently, the City of South Perth pedestrian and cycling network does not provide direct access to Curtin
University along the key desireline. However, there is an opportunity to support improved access between
the Waterford Triangle Student Accommodation Area and Canning College / Curtin University via a path
connection along the western boundary of the College.
This infrastructure would be located on private land, and so would require approval by the property owner
and coordination with the City of South Perth, but would greatly improve access in the vicinity. Preliminary
discussions are already underway with Canning College, and the project has received a letter of support
from the College confirming the intention for construction of this path.
A potential alignment for the route is shown below, Figure 3-7, connecting the pedestrian path along McKay
Street with the internal network within Canning College, and the pedestrian crossings within Curtin University
on Brand Drive.
Proposed pedestrian and cycling link via Canning College

CANNING COLLEGE

SITE
Source: Nearmaps 2021
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3.5.2

Proposed Future Development

The further development of Curtin University and the Waterford Triangle will create opportunities for
residents through delivery of their aspirational objectives.
3.5.2.1

Curtin University

Curtin University has identified a series of cycling and pedestrian network upgrades as part of its Master
Plan. Figure 3-8 shows the existing and proposed cycling infrastructure and pedestrian movement network
within Curtin University. The map also shows the intention for a light rail route running through the campus to
Canning Bridge Station and Perth CBD / UWA. However, light rail within Perth is still in the early planning
stages and is unlikely to be put into action within the next 10 years.
Curtin University Cycling Infrastructure and Pedestrian Movement Network

Source: Curtin University

3.5.2.2

Waterford Triangle

As stated in Section 2.2.1, the vision for Waterford Triangle is to ensure the revitalisation of an urban
residential village while meeting the community-identified objectives. These objectives include to
“Investigate ways to better link to the Canning River, Curtin University and the nearby Waterford
Plaza Shopping Centre”
Figure 3-9 shows the Access Plan for Waterford Triangle. The accessibility will enable the residents to move
more easily from the Site to surrounding activity areas.
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Waterford Triangle Access Plan

Source: Urban Design Guidelines: Waterford Triangle Urban Design Study
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4

Existing Mode Shares

The following section sets out a number of indicators, which are used to justify mode share targets for
residents and staff of the site.
As determined in the Parking Needs Assessment, the unconstrained vehicle ownership demand in the
vicinity of Curtin University is approximately 1 vehicle for every 2.5 students. Further research shows that
vehicle ownership can be restrained to any extent through on-site parking restrictions accompanied by
alternative transportation opportunities. The proposed parking constraints therefore require consideration of
the availability of transport services in the area, and the suitability of these for students’ common trip
purposes.

4.1

Employment Trips

ABS Census data from 2016 was used to determine current journey-to-work behaviour for students in
accommodation living in close proximity to Curtin University. This review indicated that while 65% of
employed students use a private car for journeys to work, only 36% of such residents are employed.
Employment trips are therefore considered to be one of the least consequential of the various trip purposes,
given the vast majority of residents expected to be living within the student accommodation building will be
not be working.
Instead, their primary travel destination will be the educational facilities at Curtin University and Canning
College, with less common (but still important), trips to entertainment, retail and food & beverage
destinations.

4.2

Education Trips

Table 4-1 describes the results of student travel surveys conducted in 2016. This is for all students, and is
provided as a baseline only for comparison.
Table 4-1

Method of travel to University

Source: Curtin University

Given the close proximity to both Curtin University and Canning College and the cost of on-site parking, Site
residents would be likely to either cycle or walk to nearby buildings to attend classes. This is in contrast to
the background behaviour of students which still relies on private vehicle transport for approximately 50% of
trips.
The attractiveness of the active transport option would be significantly enhanced through construction of the
direct connection described in Section 3.5.1. However, even in the absence of this infrastructure, classes at
Curtin University are still only a 10-15min walk from the Site. The parking provisions within the proposed
accommodation development reflects both the expectations for active travel to education, and reinforces it.
The result is a more environmentally and financially sustainable outcome for the residents and the Precinct
as a whole.
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4.3

Non-Work, Non-Education Trips

The type of transport used for various trip purposes varies greatly by availability, proximity to destination and
transport opportunities etc. However, there is an obvious relationship between mode share and vehicle
ownership that can be observed through interrogation of household travel survey data (see Figure 4-1).
Average Household Vehicle Trip Generation Rates (VISTA)

Vehicle Trip Generation by Car Ownership

Vehicle Trip Generation by Household Size

6

7

6

5

Daily Vehicle Trips

Daily Vehicle Trips

5
4

3

2

4

3

2
1

1

0

0
0

1

2

3

Cars

1

2

3

4

People in Household

Low density

Low Density

Medium Density

Medium Density

High Density

High Density

This result cannot be directly applied to individual students, but is indicative of the scale of change across
the resident population. That is, each privately owned car can be expected to create approximately 1.4
driving trips per day (out of an average of 2.8 trips per person in 1-person high-density households).
If we assume that student behaviour mirrors the Victorian baseline, then the ~40% ownership rate of vehicles
would result in an average car-as-driver mode share (for all trip purposes), of approximately 16%. The
remaining trips are made up predominantly of walking trips to local attractions, public transport trips to
distinct destinations and cycling trips for all purposes.
The imposition of parking restrictions within the proposed development can be expected to reduce this still
further. Ownership rates of 1 car per 9 students would equate to approximately 5% car-as-driver mode
share, while 1 car per 20 students would equate to 2.2% car-as-driver mode share.
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Target Mode Shares

5

As highlighted in the section above, the Site’s location and land use (Student Accommodation) place it in a
unique position, with reduced parking needs compared to a traditional residential development of similar
size. Key educational facilities are within walking distance and amenities such as Waterford Shopping
Centre, Canning Bridge Station, Oats Street Station, Carousel Shopping Centre and East Victoria Park Town
Centre are all within a short and frequent bus trip.
As such, the need for private transportation for day-to-day transport by residents is minimal.

5.1

Car-as-driver Mode Share

The discussion from Section 4 regarding existing behaviour focuses on the propensity for students to utilise
private car modes for various trip purposes. From this, we can conclude the following:
1.

Employment trips are likely to represent only a small proportion of total travel. This is true for the
general population as well, with research suggesting that only about 15% of trips are for work
purposes (NSW Household Travel Survey Report, 2013).
Employment rates are significantly lower among the anticipated student residents than the general
population, and these students are likely to work locally to the Site (at the University itself or in nearby
areas).

2.

Education trips are very unlikely to be taken by car, even for those students with access to a private
vehicle, due to the short distance and cost of parking.

3.

Other types of trips are heavily constrained by vehicle ownership, with between 2.5% and 8% of all
trips eligible for private vehicle use.

5.1.1

Impact of Car Share on Mode Choice

On-site car share is proposed to provide flexibility for student residents, and to support access to
destinations that are inconvenient to reach by other modes. As such, the availability of on-site car share
increases opportunities for driving.
The extent to which this occurs is related to both demand and supply, and so is difficult to determine.
However, on average we expect that each eligible user might use a share car once per week, resulting in an
expectation that each car would be used approximately 5 times per day. This is generally in-line with industry
benchmarks, which target a 70% utilisation rate through the day.
5.1.2

Target Car-as-Driver Mode Share

The above considerations result in an anticipated car-as-driver mode share for all trips as follows:
Table 5-1

Yield

Car-as-driver mode share estimates

Private Residential
Parking

Share Cars

Car-as-driver
Mode Share Target

Stage 1:
297 beds

33

17

13%

Stage 2:
660 beds

33

17

6%

Stage 3:
906 beds

33

28

6%
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5.2

Active Transport Mode Shares

Active transport is expected to be the main source of travel for prospective residents. Given that the
predominant trip purpose from the Site will be journeys to education (primarily Canning College and Curtin
University), walking and cycling modes can be expected to account for most of students’ daily trips.
Other destinations are also conveniently located with access by bike, including Waterford Plaza, as well as
mixed-modal trips to public transport hubs both on-campus and along the strategic train lines.
Interrogation of these options suggests an active transport mode target in excess of 50% of all trips. An initial
mix of 35% walking and 15% is assumed for the purpose of evaluation, on the basis of the relative attraction
of these two modes for key trip purposes.
The proposed bicycle parking supply is more than sufficient to accommodate this mode share, with up to
18% of students having access to a private bike, plus 28-36 share bikes for common use.

5.3

Public Transport Mode Share

The remainder of trips are expected to be to destinations further afield, and preferentially accessible by
public transport. Due to the extensive network of services afforded to the Curtin Bentley Precinct, this
encompasses a wide array of destinations from Carousel Shopping Centre and the East Victoria Park
entertainment precinct through the Perth CBD and beyond.
The extent of this network can easily support a mode share of 44%.

5.4

Peer-to-Peer Transport

The above analysis includes the primary modes across driving, cycling, walking and public transport.
However, the increasing use of peer-to-peer transport gives extra flexibility for students either through taxiservices such as Uber, or delivery services (e.g. food, shopping etc.).
To facilitate this demand, the development includes a distinct pick-up/drop-off zone access via the McKay
Street port cochere. This zone permits flexible and efficient delivery to the main foyer area, as well as
passenger pick-up/drop-off.

5.5

Summary Mode Share Targets

The above targets are summarised by the following chart (Figure 5-1). The actual behaviour of students in
accommodation will be compared against this benchmark through the monitoring phase of the travel plan,
and new targets will be determined based on revealed behaviours.
Target Mode Shares - Residents
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6

Travel Plan

6.1

Objectives

This Site has a large emphasis on the provision of sustainable and active modes. In addition, with the
advancement of on-demand transport services such as Uber, and developments in vehicle technology such
as self-driving and alternately-fuelled vehicles, facilities are proposed to accommodate these modes.
The facilities and management processes provided within this development will result in:
> A wider destination catchment for potential students living on-site due to access to high-quality public
transport infrastructure
> High levels of pedestrian activity
> High levels of bicycle use
> Share car facilities for residents
> Share bike facilities for residents
> Efficient drop off and pick up areas
> Potential for electric charging points within car parking areas.
Taking the above into account, and aligning this with the existing transport context and proposed transport
infrastructure for the Site, the following travel plan objectives are proposed:
1.

Ensure high levels of accessibility to the Site for resident students, visitors, and staff - particularly
those without a car.

2.

Support efficient, safe and attractive connections to Curtin University / Canning College.

3.

Maintain road safety by keeping levels of vehicle activity around the site to a minimum.

4.

Discourage motor vehicle use, and particularly sing-occupant car-as-driver trips.

5.

Provision car sharing facilities to fill in any transit gaps.

6.

Provide high-quality cycling facilities to encourage ownership and use of bicycles.

7.

Support the City’s implementation of on-street parking restrictions in the adjacent road network to
discourage the storage of vehicles by student residents.

The management and coordination of the implementation of the travel plan activities, including share car and
share bike facilities, will form part of the Site Manager’s role once the building is in operation.

6.2

Soft Measures

In combination with infrastructure, additional initiatives would be implemented by the Site Manager to support
the above objectives. Some behaviour change and management initiatives have been identified, as follows:
> Comprehensive on-boarding documentation in a variety of languages, to inform new residents of
transport options and key destinations.
> Promotion of the on-site share bike program
> Directed information on public transport and cycling facilities
> Locational information of nearby amenities, retail/shopping, entertainment, food & beverage recreational
destinations
> Promotion of car share program
> Coordination of travel survey on a yearly basis, followed by review of the travel plan and any
recommendations for changes to management
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6.3

Monitoring

In order to ascertain whether the strategies outlined within this document are successful it is necessary to
monitor trends in terms of access over time (following occupation), compare mode share with the targets and
adjust the actions as necessary. Recommended monitoring activities include the following:
> Car park occupancy
> Bike counts
> Car share membership and usage/frequency
> Bike share uptake/usage
> Snapshot travel surveys (to ascertain travel mode choices).
Table 6-1 shows an indicative monitoring schedule for consideration
Table 6-1

Monitoring Schedule

Activity

Frequency

Snapshot travel surveys

Within 6 months of Stage 1 opening, annually thereafter

Car park occupancy

Annually

Car share uptake

Annually

Car share usage

Annually

Bike rack counts

Annually

Bike share uptake

Annually

The findings from the above monitoring activities will be collated by the Site Manager into an annual report to
track progress against the actions contained within this document.
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7

Travel Plan Action Plan Summary

This document has been produced prior to construction and as such it is a framework for the Site once
operational.
The measures articulated in Section 6 have been summarised in Table 7-1. Collectively, these measures
will provide residential students with a diverse range of modal options, and help demonstrate the benefits of
avoiding private vehicle ownership. The below measures are classified according to mode choice and type of
action.
Table 7-1

Travel Plan Actions Classified by Mode and Type

Action

Mode

Type of action

Committed actions
Visible and well sign-posted pedestrian and cycle accesses

Active transport

Enablers and facilitators

EOT facilities for restaurant and management staff

Active transport

Enablers and facilitators

Visitor bicycle parking

Active transport

Enablers and facilitators

EV charging bays

Low carbon vehicles

Enablers and facilitators

Free shared bicycles for residential students

Active transport

Enablers and facilitators

Comprehensive Resident Induction Process to inform new
residents of transport options, key destinations and nearby
amenities

Soft measures

Information

Promotion of car and bike share programs

Soft measures

Information

Shared path connection between Site and Curtin/Canning College

Active transport

Enablers and facilitators

Scheduling information for Public Transport and CABS

Public transport

Information

Measures to be investigated further
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Waterford PBSA

PARKING MANAGEMENT PLAN

CW1123600 | 31 May 2021 | Commercial in Confidence

26

WAPC Agenda Page 178

Travel Behaviour Plan and Parking Management Plan
Waterford PBSA

8

Parking Management Plan

8.1

Access

As part of the development, vehicular access is proposed to be via two crossovers. The Keaney Place
crossover, at the eastern boundary, provides access to the Stage 1 & 2 car park, which accommodates
the majority of on-site residential/car share parking bays and resident bicycle parking spaces, as well as
staff parking for the restaurant uses.
The Garvey Street crossover similarly provides access to a small number of resident parking spaces and
bicycle parking spaces associated with Stage 3 of development. These access points and areas are
shown in Figure 8-1.
The development also proposes an off-street port cochere with entry and exit via McKay Street, to allow for
resident pick-up/drop-off, food delivery, etc. This access will be limited to one-way from east to west, and will
be controlled via signage and line marking. Sufficient space is available for two vehicles to park without
affecting vehicular flow.
Use will be restricted to a 5-minute duration at all times to prevent extended use by students, and to ensure
the system operates as intended. On-site management staff will assume the responsibility for keeping the
port cochere functioning as intended.
Figure 8-1

Vehicle Access to the Site (Ground Floor)

Vehicle Access

Port Cochere

Vehicle Access
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8.2

Parking Provision and Requirements

8.2.1

On-Site Parking

A detailed demand and supply analysis has been undertaken as part of the Parking Needs Assessment
required by the Waterford Triangle Design Guidelines for Purpose-Built Student Accommodation.
Based on benchmarking against student vehicle ownership in the local catchment, and national
exemplars, it has been determined that a 906-bed facility would require as much as 363 parking spaces,
if parking supply were to be provided in an unconstrained manner. That is, if no restrictions are
placed on vehicle ownership, the demand for parking is approximately 1 space per 2.5 students.
This would create significant costs at construction which would need to be recouped through increased
rental fees or reduced student amenities. The resulting on-site provision could also increase development
height and impinge upon local pedestrian amenity, traffic function etc.
To mitigate these effects, parking on the Site will be constrained, limiting the number of cars that the
student population can own and store on-site. Benchmarking against other suburban student
accommodation locations (details provided in the Parking Needs Assessment Report) suggests that a
supply of 1 parking bay per 7 beds is sustainable without any additional intervention.
To support an even lower vehicle ownership rate, this development proposes to operate an active
management system that provides car and bike share service for all student residents. This is in addition
to the high levels of resident bike parking provision and excellent access to public transport, both which
decrease the need for on-site residential car parking.
The proposed development therefore supports the growing population of car-free young people, using a
strong self-selection model reinforced with unbundled parking provision and strict site management.
Table 8-1 summarises the parking requirements which have been assessed through a Parking Needs
Assessment for the development and takes into consideration a potential uptake rate of 73% for car share.
Table 8-1

Yield

Proposed Requirement of Parking Spaces

Private
Residential
Parking

Share
Cars

Staff
Parking

Total Car
Parking

Private
Residential
Bike Parking

Share Bike Parking

Stage 1:
297 beds

33

17

8

58

144

28 (sufficient for 224
students)

Stage 2:
660 beds

33

17

8

58

144

28 (sufficient for 224
students)

Stage 3:
906 beds

33

28

8

69

256

36 (sufficient for 288
students)

8.2.2

On-Street Parking

Research undertaken by Macquarie University and described in the Parking Needs Assessment illustrates
that visitor parking demand is very low for purpose-built student accommodation. As such, there is not
expected to be any significant demand for visitor parking by the development. For incidental demand, the
proposed improvements to on-street parking are considered to be sufficient, as follows:
There are 8 on-street parking bays proposed, consisting of:
> 2 parallel bays along McKay Street (to be available for use by service/waste collection vehicles and
managed through parking restriction signage and enforcement)
> 3 parallel bays along Keaney Street (limited to short-stay use through parking restriction signage)
> 3 perpendicular bays on Garvey St (limited to short-stay use through parking restriction signage).
This parking has been discussed with the City, with no objections identified. Further restrictions of on-street
parking are supported by the developer, to ensure the local supply is available for use by residents, and to
limit the impact of the primary competing user group – students and staff of Curtin University.
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8.2.3

Electric Vehicle (EV) Charging Bay

Four electric charging bays are provided on the Basement Floor at inception, intended to support Stage
2 & 3 car share vehicles. To provide future-proofing for further roll-out of EVs, electrical conduit will be
installed at construction and the on-site substation enclosure sized to allow for conversion of additional
bays to slow-charge EVs.
From Stage 2 of the development, these bays will include appropriate signage, line-marking and
symbology to be easily identified as an electric car charging bay (an example is provided in Figure 8-2).
These bays will occupy prime positions to ensure ease of access and wayfinding. Parking at these bays
shall be restricted to electric vehicles only.
Figure 8-2

Example of Electric Vehicle Charging Bay Symbol

Source: Department of Transport and Main Roads Queensland

8.2.4

Bicycle Parking / End of Trip (EoT) Provision

The proposal comprises up to 36 shared pool bikes and 256 private resident bike parking spaces. The
racks are located in two areas:
> For Stage 1&2 development, bikes can access parking from the Keaney Street crossover, through the
internal courtyard from Keaney Street or from the path along the western boundary via the lifts from
McKay Street (Figure 8-3)
> For Stage 3 development, bike parking can be accessed from the Garvey Street crossover or from
ped/bike access points at Keaney Street and Garvey Street (Figure 8-4)
There is an opportunity to increase the share of bike parking depending on the uptake of the service.
Initial estimates of requirements can be found in Table 8-1.
In addition to the facilities available to residents, end of trip facilities for employees are located on the Basement
level near the Bike Store, and may be accessed via the same routes as Stage 1&2 residential bike parking.
It is expected that all access to bicycle end-of-trip facilities will be managed by electronic swipe access.
By supplementing the provision of resident bicycle parking with shared (pool) bikes, the operators can
maximise access to cycling opportunities for residents. The flexible arrangement of share bikes means that
additional space can be allocated for this purpose if demand is high.
At all stages of development, the supply of bike parking (combined across resident and shared bikes) is
designed to support cycling participation in excess of 50%. This enables the development to achieve the
high cycling mode share target of 15% identified in Section 5 of this Report.
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Bicycle Access and EoT facilities (Ground Floor)

Bicycle Access and EoT facilities (Lower Ground Floor)
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8.3

Share Car and Share Bike

There is a significant opportunity as part of the Waterford PBSA development to reduce parking provision
through implementation of car and bike share arrangements, as well as encouraging the use of active and
sustainable transport through the restriction of parking supplies.
Millennials and Gen Z in particular show a preference towards subscription-based mobility services rather
than traditional ownership models. Car sharing has been developed as an answer to the many negative
consequences of overreliance on private vehicles, and is intended to reduce the overall quantity of private
vehicles required by communities.
8.3.1

Share Car Provision

Car sharing has grown significantly in recent years, attributable in large part to the proliferation of
technologies enabling on-demand access. Car sharing provides people with short-term access to vehicles
for a range of uses, allowing personal mobility without associated costs of vehicle upkeep and operation.
The Parking Assessment Needs Report calculated the quantity of share cars required based on the
percentage of uptake in the program. It is expected that an uptake rate of 73% can be achieved, requiring a
total of 28 car share parking spaces to be constructed in two stages. An annual review of the demand for car
share is recommended in the Travel Behaviour Plan to determine if more residential bays should be
converted to car share bays.
The building manager may choose to use an external company to manage the share cars or may choose to
acquire vehicles through a leasing program, and manage the share car program in-house. It is understood
that the prospective site manager has extensive international experience in similar installations for student
accommodation.
8.3.1.1

Ownership and Operation

Student accommodation developments in Perth and across Australia are already supported by Student Car
Share, a car sharing company and preliminary partner for the Waterford PBSA project. Student Car Share
Australia currently has vehicles in 3 locations near Curtin University, as well as vehicles on UWA and ECU
campuses. An operator, such as Student Car Share, maintains the vehicles and has a platform that allows
the students to use an app to book a vehicle when it is required. Combined with a keyless locking system,
the delivery of car share services to the approved student residents is flexible and robust.
Figure 8-5

Keyless Car Lock

As an alternative to third-party management, a fleet of vehicles can be leased for use by an on-site managed
car share program. Businesses such as SG Fleet can manage the service of vehicles while online car
reservation systems can manage bookings. Keypad locks for vehicles, or an integrated app-based locking
system can be used to avoid managing keys (Figure 8-5).
8.3.1.2

Student Access

The mode of access for either potential car share option is the same. All students will be eligible (assuming
they hold a driver’s license) to sign up to the system, with information provided to them during on-boarding.
Thereafter, use of the share car would operate under a user-pays system, based on a time-of-usage model.
8.3.1.3

Contingency

As described above, there are different third-party or on-site options for the back-end management of the
share car service. This provides a level of contingency, whereby an individual operator can be replaced, or
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the contract taken over on-site as necessary to support the program. This insulates the student residents
from potential risks of loss of provider which could impact their level of service.
While a provisional supply of share cars has been recommended in the Parking Needs Assessment, this
estimate will be tested through application of the program. Where demand for share cars exceeds
availability, additional spaces can be allocated from the private pool. The mechanism for allocation of private
car bays is described in more detail in Section 8.4.1 below.
8.3.2

Share Bike Provisions

Conveniently located bike share programs provide additional mobility options for residents. Accommodationbased bike-share facilities reduce vehicle ownership by providing a convenient mode for short-distance
travel. There are share bike providers that can be utilised to manage the system, or alternatively, the building
manager may choose to acquire bicycles and manage the use by residents in-house.
8.3.2.1

Ownership and Operation

A preliminary recommendation from the bike share provider Urbi was given for provision of share bikes at a
rate of approximately 1 per 8-10 residents. The uptake would vary depending on the type of model used, and
would likely change over the lifetime of the scheme to support the needs of the residents. There is also an
opportunity for integration of on-site bike share with a future Curtin Bentley campus share scheme, should
that be reinstated.
Bikes may be leased through a third-party provider, leveraging established physical and digital infrastructure
to make management easier. Alternatively, the Site Manager could use an internal bike rental program and
their own proprietary app specifically for students residing at the Waterford PBSA. This method allows
oversight of multiple aspects of a student’s stay and can be used to streamline the experience. Essentially,
the provision of these app-based services represents a localised form of MaaS (Mobility-as-a-Service).
8.3.2.2

Student Access

Access to a share bike would be provided to all students during on-boarding. Thereafter, use of share bikes
would operate under a user-pays system, based on a time-of-usage model.
8.3.2.3

Contingency

As described above, there are different third-party or on-site options for the back-end management of the
share bike service. This provides a level of contingency, whereby an individual operator can be replaced, or
the contract taken over on-site as necessary to support the program. This insulates the student residents
from potential risks of loss of provider which could impact their level of service.
While a provisional supply of share bikes has been recommended in the Parking Needs Assessment, this
estimate will be tested through application of the program. Where demand for share bikes exceeds
availability, additional spaces can be allocated from the private pool. The extent of private supply allows for
substantial expansion of the program as required to meet demand.
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8.4

Management and Allocation of On-Site Parking

8.4.1

Private Residential Parking

Residential bays for the Site are located on the Ground Floor and Lower Ground Floor levels.
Estimates for share car usage have been used to determine the proportion of supply allocated to private
resident vehicles. These bays would be offered to prospective students at an indicative market rate entirely
unbundled from their room rental. By separating out the cost of parking from the cost of accommodation, the
demand for each can be managed to match the available supply.
This requires an iterative process for pricing allocation. A general methodology is described as follows:
1.

The price for a parking space would be determined by Site Management based on their understanding
of the market rate.

2.

Permits for parking will be allocated for the duration of one semester, and up to the number of private
spaces available; after which students will only be permitted to rent an accommodation unit without a
vehicle.

3.

The price of the permits will be re-evaluated each semester based on excess demand, with preference
given to existing permit-holder residents.

This methodology allows for variation in the provision of spaces, which may result from construction staging
or increased share care demands. It also establishes a clear link between vehicle ownership and storage
costs, and disincentivises vehicle ownership for residents.
Through this restricted ownership model is understood that students will self-select their accommodation
based on need. That is, students who need access to their own private car are likely to choose other
accommodation options.
8.4.2

ACROD Bays

Three ACROD bays are provided on the Ground Floor. The ACROD bays have been designed in
accordance with AS2890.6. The bays shall provide appropriate signage, line-marking and symbols to be
easily identified as an ACROD bay (as per AS2890.6). ACROD bays are only to be used by drivers who
display the relevant permit.
These bays are provided in acknowledgement that some people with disabilities have additional
requirements for private vehicle use.
8.4.3

Motorcycle/Scooter Bays

No motorcycle/scooter bays have been provided in this proposal.
8.4.4

Tenant Bays

A total of 8 bays are to be supplied for on-site management, ancillary retail/food & beverage service staff.
The proposed allocation of all of the above parking bays is shown in Error! Reference source not
found. through Figure 8-8.
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Figure 8-6

Stage 1 & 2 Parking Allocation (Ground Floor)

Figure 8-7

Stage 3 Parking Allocation (Ground Floor)
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Figure 8-8

8.4.5

Stage 3 Parking Allocation (Lower Ground Floor)

Visitor Bays

No on-site visitor bays have been provided, in line with the Parking Needs Assessment
recommendations for student accommodation. Adjacent on-street parking facilities (Figure 8-9)
incorporated into the design will permit some degree of short-stay parking, managed through duration
restrictions.
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On-street parking and port cochere

8.5

Refuse Collection and Deliveries

Waste removal and service/deliveries are proposed to be undertaken along the street frontage, with
bin pad areas located on the Lot adjacent to trafficable collections points nominated along Garvey
Street and Keaney Place. Waste collection is also proposed from the designated embayment on
McKay Street.

8.6

Parking Compliance and Enforcement

8.6.1

Resident/Visitor Feedback

Feedback from residents and employees of the Site will provide a good indication of parking compliance.
A reporting system shall be implemented to allow residents and employees to easily report any parking
non-compliances occurring on Site (e.g. filling out a form, online reporting and/or reporting via phone/in
person).
8.6.2

Monitoring Car Park

The Site Management will be tasked with patrolling the car park areas periodically to ensure compliance
with the parking conditions and restrictions on-site and to report damaged or worn out signage.
8.6.3

Demonstrating Compliance

A warning will be issued to those who fail to comply with the conditions and restrictions set for the parking
area. Multiple offences will incur further disciplinary action, which may include having the vehicle towed off
the Site or a fine issued. Any non-compliances should be kept on record and an annual/biannual review
should be conducted to determine the effectiveness of the implemented parking management plan.
Modification to the PMP should be made if further restrictions are required to ensure compliance.
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8.6.4

Review of Parking Management Plan

The measures implemented in the PMP should be reviewed periodically (ideally once every 12-18 months) to
evaluate which management measures were most/least effective. This allows for the inclusion of new
measures and modifications of existing measures (including parking pricing adjustments) to improve parking
management.

8.7

Safety and Security Measures

8.7.1

CCTV Cameras

CCTV cameras should be installed in the car park to provide an additional layer of security and surveillance
throughout the car park, as required. The placement of any CCTV cameras should cover all areas of the car
park and ensure that there are no blind spots.
8.7.2

Monitoring Car Park

The building caretaker or security staff shall be tasked with patrolling the car park areas periodically and
using the CCTV system to monitor any suspicious behaviour and ensure that visitors and residents are feel
safe and secure when entering and leaving the Site.
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About Cardno
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Attachment 6
Design review report and recommendations (Part 2/4)
Design quality evaluation
Supported
Pending further attention
Not supported

General comments:
The development proposal has progressed a long way since inception and has aimed to respond in a positive manner
to the DRP comments at each review. Whilst the development is generally supported, a number of aspects remain to
be fully articulated in the design and the supporting information. Of particular importance is the identification of the
benefits and response to the design guideline requirements to achieve the bonus heights across the site. It is also
noted that the elevations and plans indicate the built form may exceed 7 storeys in places due to the sloping
topography of the site. The three stages of the development proposed are acknowledged and the applicant is
encouraged to provide a fully finished exterior and interior at each stage, including landscape and amenity provision.
Principle 1 Context and
character

Principle 2 Landscape
quality

Good design responds to and enhances the distinctive characteristics of a local area,
contributing to a sense of place.
1a.

The design guidelines for the site contemplate a development up to 7 storeys on the site which
poses a challenge in the context of the surrounding single residential development of 1 and 2
storeys. Noting that the surrounding area may redevelop at a more intense level over time it is
nonetheless important to accommodate a height transition in the built form and design of this
development. The design has incorporated a change in building materials and a set back at the
upper levels, however the development needs to demonstrate how it responds to the design
guidelines to clearly show the how height and transition are accommodated and how the height
bonuses are being achieved.

1b.

Positive elements of the design include:
x

The view line and pedestrian link to Marquis Street. The panel inquired if the entrance from
Marquis Street could be emphasised further with an architectural accent.

x

Ground floor activation.

x

Green frame, courtyard space, tree retention.

x

Pine tree reference in the external finishes and materials.

Good design recognises that together landscape and buildings operate as an integrated
and sustainable system, within a broader ecological context.
As per previous DRP comments.
2a.

Very responsive to the site and relates well to internal communal spaces on the ground floor.

2b.

The connection to the north-western park is well conceived.

2c.

Widening the connection between McKay and Garvey Streets is a positive response to the
urban structure.

2d.

The smaller spaces are broken up well and have potential to be a strong asset of the
character of the development.

2e.

Support for the tennis / badminton court to be used an open multi-use space.

2f.

Be mindful when determining the car parking calculations and designing the underground
carparks, that sufficient deep soil areas are provided.
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Principle 3 - Built
form and scale

Good design ensures that the massing and height of development is appropriate to its
setting and successfully negotiates between existing built form and the intended future
character of the local area.
3a.

Principle 4 Functionality and
build quality

In addition to the comments under Principle 1 - Context and character, the panel questioned
whether the 9 metre separation between the East & North buildings is sufficient to allow for adequate
privacy, access to natural light and to reduce the impact of scale, and if this element of the design
could be examined further and detailed to demonstrate the outcomes.

Good design meets the needs of users efficiently and effectively, balancing functional
requirements to perform well and deliver optimum benefit over the full life-cycle.
4a.

The DRP received floor plans which provided additional detail to that which had been circulated at
previous DRP meetings and the panel welcomed the opportunity to provide feedback on this aspect
of the development. The following points were raised for further consideration in the design
development:
Floor plan and room layout
x

Is one communal kitchen per 30 bedrooms adequate.

x

The twin room typology includes a communal corridor which does not contribute to the amenity
or circulation of the unit. This could be redesigned to provide more space by relocating the
position of the door.

x

The panel commented that there are significant advantages to adding balconies to private and
communal spaces to assist in ventilation, interface with the exterior environment, passive and
active surveillance and that this could be considered to also vary the articulation of the building,
noting the need to ensure security and safety of residents/students.

Car and bicycle parking
x

The panel expressed some concern over the parking analysis and the practicality of reducing
parking to include limited bays for individual students, shared parking and without fully
articulating the alternate approaches to active movement (cycling/walking connections), shared
bays and shared cars. The applicant advised that the management of the development would
cover these aspects. However, the panel is of the opinion that this is an important and
fundamental aspect of the design which needs to be fully explained and resolved. The
implications of insufficient parking are the potential to require on street parking, additional
basement or at grade parking and impact upon the neighbourhood and site amenity.

x

The Cardno report requires additional information on resident car parking, visitor parking,
commercial parking, service parking, cycle parking and alternate innovations, benchmarking
and the development will require a transport management plan.

x

The floor plans should clearly indicate the areas for cycle storage, parking, end of trip facilities
and the allocation of private and shared parking areas, access and drop off areas which do not
impede the public realm.

x

Consider a bike repair station for these amounts of bikes.
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Principle 5 Sustainability

Principle 6 Amenity

Good design optimises the sustainability of the built environment, delivering positive
environmental, social and economic outcomes.
5a.

Further resolution is required of the design, orientation and functionality of the central Courtyard
spaces to ensure they have adequate light, sun, shade and amenity in peak season – e.g. autumn,
winter and spring months.

5b.

Similarly, the opportunities to increase natural ventilation, sunlight/natural light to bedrooms and
communal interior spaces need to be demonstrated, to satisfy the good design outcomes required.

5c.

The proposed 4 star Green Star rating being aimed for is not a high rating and will be achieved
through the National Construction Code. 5 star Green Star is preferable and would support the
demonstration of design excellence set against the requirements of the Design Guidelines for bonus
height requirements. Initiatives such solar panels, water saving/reuse installations and fitments,
insulation / heating/cooling innovations are encouraged and should be explored further to ensure
they are an integral part of the design and built form and function.

Good design optimises internal and external amenity for occupants, visitors and
neighbours, providing environments that are comfortable, productive and healthy.
6a.

Principle 7 Legibility

Principle 8 Safety

The DRP supports the proposed ground floor activation and the communal commercial services as
a key element of the design but questions the viability and sustainability of these nodes in the
context of the university and neighbourhood facilities. The commercial offering needs to have a point
of difference and convenience. It is understood that the activation of these areas will be governed by
management arrangements which should be fully articulated in the supporting information in the
next stage of the design development.

Good design results in buildings and places that are legible, with clear connections and
easily identifiable elements to help people find their way around.
7a.

The panel questioned the need for the Porte Cochere but understood the rationale and design intent
to separate the pickup and drop off/shared vehicle access points from the public realm. Further
design development should confirm pickup and drop off from other stages and entry points in the
development.

7b.

The lobby of the East building and the North building entrance need additional expression in the
architecture, to identify the access and to support legibility and orientation.

Good design optimises safety and security, minimising the risk of personal harm and
supporting safe behaviour and use.
No additional comments.

Principle 9 Community

Good design responds to local community needs as well as the wider social context,
providing environments that support a diverse range of people and facilitate social
interaction.
No additional comments.

Principle 10
Aesthetics

Good design is the product of a skilled, judicious design process that results in attractive
and inviting buildings and places that engage the senses.
No additional comments.
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