Government of Western Australia
Development Assessment Panels

Metro Central Joint Development Assessment Panel

Agenda
Meeting Date and Time: Monday 9 February 2015; 3pm
Meeting Number: MCJDAP/87
Meeting Venue: City of Belmont
215 Wright Street
Cloverdale
Attendance

DAP Members

Mr Charles Johnson (Presiding Member)

Mr lan Birch (Deputy Presiding Member)

Mr Luigi D’Alessandro (Specialist Member)

Cr Phil Marks (Local Government Member, City of Belmont)

Cr Robert Rossi (Local Government Member, City of Belmont)

Cr Jennie Carter (Local Government Member, Town of Bassendean)

Officers in attendance

Mr Christian Buttle (Town of Bassendean)

Mr Ryan Hall (DoP)

Mr Wilmot Loh (City of Belmont)

Local Government Minute Secretary

Ms Rebecca Brockman

Applicants and Submitters

Ms Mandy Leung (Hillam)

Mr David Hillam (Hillam Architects)

Mr Kim Doepel (Doepel Marsh)

Members of the Public

Nil

1.  Declaration of Opening
The Presiding Member declares the meeting open and acknowledges the past
and present traditional owners and custodians of the land on which the meeting
is being held.

2.  Apologies

Nil
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3. Members on Leave of Absence

Nil

Government of Western Australia
Development Assessment Panels

4. Noting of Minutes

Note the Minutes of the Metro Central JDAP meeting No0.84 held on the
21 January 2015.

The Minutes of the Metro Central

JDAP Meeting No0.85 held on

28 January 2015 and Meeting No.86 held on the 5 February 2015 were not
available at time of Agenda preparation.

5. Declarations of Due Consideration

Any member who is not familiar with the substance of any report or other
information provided for consideration at the DAP meeting must declare that
fact before the meeting considers the matter.

6. Disclosure of Interests

Nil

7. Deputations and Presentations

7.1

Mr David Hillam (Hillam Architects) presenting for the application at Item
8.2. The presentation will present the architectural design concept to the

Panel

8. Form 1 - Responsible Authority Reports — DAP Application

8.1

8.2

Version: 1

Property Location:

Application Details:

Applicant:
Owner:

Responsible authority:

DoP File No:

Property Location:
Application Details:
Applicant:

Owner:

Responsible authority:

DoP File No:

Lots 90 — 92 (Nos. 7 — 11) Parker Street and Lots
8 & 9 (Nos. 2 & 4A) Wilson Street, Bassendean
Mixed Development Comprising Additions and
Alterations to Place of Worship, Shop and 35
Multiple Dwellings

Doepel Marsh Architects Pty Ltd

Saint Marks Anglican Church

Town of Bassendean

DAP/14/00603

Lot 1017 (3) Hawksburn Road, Rivervale

147 Multiple Dwellings and 6 Office tenancies
Hillam Architects Pty Ltd

Dragon Century Spring Pty Ltd

City of Belmont

DAP/14/00637
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9. Form 2 — Responsible Authority Reports - Amending or cancelling DAP
development approval

Nil
10. Appeals to the State Administrative Tribunal
Nil

11. General usiness/ Meeting Closure
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Government of Western Australia
Development Assessment Panels

Minutes of the
Metro Central Joint Development Assessment Panel

Meeting Date and Time: Wednesday 21 January 2015; 3pm

Meeting Number: MCJDAP/84
Meeting Venue: City of South Perth
Civic Centre

Cnr Sandgate Street and South Terrace

South Perth
Attendance
DAP Members

Mr Clayton Higham (Presiding Member)
Mr Luigi D’Alessandro (Specialist Member)

Cr Colin Cala (Local Government Member, City of South Perth)
Cr Glenn Cridland (Local Government Member, City of South Perth)

Officers in attendance

Mr Cameron Howell (City of South Perth)
Ms Vicki Lummer (City of South Perth)

Local Government Minute Secretary
Ms Narelle Cecchi (City of South Perth)
Applicants and Submitters

Mr Daniel Lees (TPG)

Mr Jason MacDonald (MacJones)

Mr Brett Lovett (Devwest)

Mr William Lieu (Devwest)

Members of the Public

Nil

1.  Declaration of Opening

The Presiding Member declares the meeting open and acknowledges the past
and present traditional owners and custodians of the land on which the meeting

is being held.

2. Apologies

Mr Charles Johnson (Presiding Member)
Mr lan Birch (Deputy Presiding Member)

3. Members on Leave of Absence

Mr lan Birch (Deputy Presiding Member)
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4. Noting of Minutes

Note the Minutes of the Metro Central JDAP meeting No.82 held on the
18 December 2014 and meeting No0.83 held on the 6 January 2015.

5. Declarations of Due Consideration

Any member who is not familiar with the substance of any report or other
information provided for consideration at the DAP meeting must declare that
fact before the meeting considers the matter.

6. Disclosure of Interests

Member/Officer Report Item Nature of Interest

Mr Charles Johnson 9.1 Indirect Pecuniary Interest
— consultant for
developers on a separate
and unrelated rezoning
application

7. Deputations and Presentations
71 Mr Dan Lees (TPG) presenting for the application at Iltem 9.1. The
presentation supported the amended condition as recommended for
approval.
8. Form 1 - Responsible Authority Reports — DAP Application
Nil

9. Form 2 - Responsible Authority Reports - Amending or cancelling DAP
development approval

9.1 Property Location: Lots 390 and 391 (Nos. 3 & 5) Barker Avenue,

Como

Application Details: Proposed Amendment to Approved Mixed
Development within a Three-Storey Building

Applicant: TPG Town Planning, Urban Design and Heritage

Owner: Barker 3 Pty Ltd AFT Barker Trust

Responsible authority:  City of South Perth

DoP File No: DAP/14/00581

REPORT RECOMMENDATION / PRIMARY MOTION

Moved by: Cr Colin Cala Seconded by: Mr Luigi D’Alessandro

That the Metro Central JDAP resolves to:

1. Approve that the DAP Application reference DAP/14/00581 as detailed on
the DAP Form 2 dated 30 October 2014 is appropriate for consideration in

accordance with regulation 17 of the Planning and Development
(Development Assessment Panels) Regulations 2011,

4
| (e,
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2. Approve the DAP Application reference DAP/14/00581 as detailed on the
DAP Form 2 date 30 October 2014 and accompanying plans 1270 Al1.01
Rev. F (Site Plan), 1270 A2.01 Rev. L (Ground Floor Plan), 1270 A2.02 Rev
K (First Floor Plan), 1270 A2.03 Rev. K (Second Floor Plan) and 1270 A4.01
Rev. G (Elevations) in accordance with the provisions of the Clause 7.9 of the
City of South Perth Town Planning Scheme No. 6, for the proposed minor
amendment to the approved Mixed Development within a Three-Storey
Building at Lots 390 and 391 (Nos. 3 & 5) Barker Avenue, Como, subject to:

Amended Conditions

14, The car stackers shall be of no lesser weight bearing capacity and no lesser
internal dimensions than the Wéhr Comfort type 411-190.

All other conditions and requirements detailed on the previous approval dated 8
October 2014 shall remain unless altered by this application.

AMENDING MOTION
Moved by: Cr Colin Carla Seconded by: Mr Luigi D’Alessandro

Insert Condition (38) to read; “A Section 70A notification be placed on the strata title of
each unit to state that the car stacker in this development is the Wéhr Type 411-190
which can accommodate vehicles up to 2000kg and a maximum height of 1.9 metres”.

Reason: Ensure potential purchasers are aware of the car stacker dimensions and
limitations of the system.

The Amending Motion was put and CARRIED UNANIMOUSLY.

PRIMARY MOTION (AS AMENDED)

Moved by: Cr Colin Carla Seconded by: Mr Luigi D’Alessandro
That the Metro Central JDAP resolves to:

1. Approve that the DAP Application reference DAP/14/00581 as detailed on
the DAP Form 2 dated 30 October 2014 is appropriate for consideration in
accordance with regulation 17 of the Planning and Development
(Development Assessment Panels) Regulations 2011,

2. Approve the DAP Application reference DAP/14/00581 as detailed on the
DAP Form 2 date 30 October 2014 and accompanying plans 1270 Al1.01
Rev. F (Site Plan), 1270 A2.01 Rev. L (Ground Floor Plan), 1270 A2.02 Rev
K (First Floor Plan), 1270 A2.03 Rev. K (Second Floor Plan) and 1270 A4.01
Rev. G (Elevations) in accordance with the provisions of the Clause 7.9 of the
City of South Perth Town Planning Scheme No. 6, for the proposed minor
amendment to the approved Mixed Development within a Three-Storey
Building at Lots 390 and 391 (Nos. 3 & 5) Barker Avenue, Como, subject to:

Amended Conditions

14, The car stackers shall be of no lesser weight bearing capacity and no lesser
internal dimensions than the Wéhr Comfort type 411-190.

) M
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38. A Section 70A notification be placed on the strata title of each unit to state that
the car stacker in this development is the Wohr Type 411-190 which can
accommodate vehicles up to 2000kg and a maximum height of 1.9 metres.

All other conditions and requirements detailed on the previous approval dated 8
October 2014 shall remain unless altered by this application.

The Primary Motion (as amended) was put and CARRIED UNANIMOUSLY.
10. Appeals to the State Administrative Tribunal

Nil
11. Meeting Closure

There being no further business, the presiding member declared the meeting
closed at 3:25pm.
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Government of Western Australia

Form 1 - Responsible Authority Report

(Regulation 12)

Property Location:

Lots 90 — 92 (Nos. 7 — 11) Parker Street and
Lots 8 & 9 (Nos. 2 & 4A) Wilson Street,
Bassendean

Application Details:

Mixed Development Comprising Additions
and Alterations to Place of Worship, Shop
and 35 Multiple Dwellings

DAP Name: Metro Central JDAP
Applicant: Doepel Marsh Architects Pty Ltd
Owner: Saint Marks Anglican Church

LG Reference:

DABC/BDVAPPS/2014-167

Responsible Authority:

Town of Bassendean

Authorising Officer:

Christian Buttle, Senior Planning Officer

Department of Planning File No:

DAP/14/00603

Report Date: 28 January 2015
Application Receipt Date: 14 August 2014
Application Process Days: 90 days

Attachment(s):

1. Plans of the proposed development
dated 23 January 2015 comprising:

DA 0.1 — (survey plan and demolition plan)
DA 1.0 — E(site plan)

DA 1.1 — E (basement floor plan)

DA 1.2 — E (car park & lower ground floor
plan)

DA 1.3 — E (upper ground floor plan)

DA 1.4 — E (first floor plan)

DA 1.5 — E (second floor plan)

DA 1.6 — E (third floor plan)

DA 1.7 — E (fourth floor plan)

DA 1.8 — E (roof plan)

DA 1.9 — E (elevations — south & east)
DA 1.10 — E (elevations - west & north)
DA 1.13 — E (shadow diagram)

2. Heritage Impact Statement — Ronald
Bodycoat Architect dated 15 April 2014.

3. Extract from Town of Bassendean
Municipal Heritage Inventory.

4. Town of Bassendean Local Planning
Policy No. 1 — Town Centre Strategy and
Guidelines.

5. Aerial Photo showing development site
and adjoining properties.

(Note: site photographs to be tabled at the

meeting)
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Officer Recommendation:
That the Metro Central JDAP resolves to:

Approve DAP Application reference DAP/14/00603 and accompanying plans dated
23 January 2015:

DA 01 — (survey plan and demolition plan)

DA 1.0 — E (site plan)

DA 1.1 — E (basement floor plan)

DA 1.2 — E (car park & lower ground floor plan)
DA 1.3 — E (upper ground floor plan)

DA 1.4 — E (first floor plan)

DA 1.5 — E (second floor plan)

DA 1.6 — E (third floor plan)

DA 1.7 — E (fourth floor plan)

DA 1.8 — E (roof plan)

DA 1.9 — E (elevations —south & east)

DA 1.10 — E (elevations - west & north)

DA 1.13 — E (shadow diagram)

in accordance with Clause 10.3 of the Town of Bassendean Local Planning Scheme
No.10, subject to the following conditions:

1. Prior to the issue of a building permit for this development, Lots 8, 9, 90, 91 &
92 shall be amalgamated into a single lot on a Certificate of Title or the owner
shall enter into a legal agreement with the Town prepared by the Town’s
Solicitors at the owner’s cost requiring amalgamation to be completed within
twelve months of the issue of a building permit, or the completion of the
development, whichever occurs earlier.

2. Screening shown on the southern facing balconies outside units 15, 16, 23,
24, 30 and 31 shall meet the provisions of clause 6.4.1 C1.2 of the R-Codes
being 1.6m minimum height, 75% minimum obscure, permanently fixed,
made of durable material and restrict the angle of view toward the house at
Nos. 4 — 6 Wilson Street, Bassendean.

3. A detailed landscape plan being submitted prior to or with the application for a
Building Permit for the Town’s approval which provides full detail of the scope
of works to be undertaken in both the private realm and the public realm
adjoining the development site, including, but not limited to:

(a) the location, type and size of proposed trees, shrubs and ground
cover to be planted;

(b) methods of protection of existing street trees during the construction
process; and

(©) reticulation methods, including arrangements incorporated into the
design to minimize water use.

4. Existing street trees within the street verge adjacent to the development site

being protected with barricades during construction in accordance with the
Town’s Policy for street tree protection.
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10.

11.

12.

13.

14.

15.

The site shall be landscaped in accordance with the approved landscaping
plan and shall be maintained thereafter.

The sealing and kerbing of all car parking areas and access ways to the
Town’s specifications.

The on site car parking spaces and access ways being constructed and
maintained thereafter to the Town’s satisfaction.

Car parking on any subsequent strata plan shall be allocated in accordance
with the approved drawings and the following requirements:

(a) Units 1 - 34 shall each be allocated at least one car parking bay;

(b) Unit 35 shall be allocated two car parking spaces; and

(© Visitor parking bays V1 — V20 shall be made available for the shared
use of both the residential and non-residential components of the
development.

Visitor parking spaces being clearly marked for “Visitors Only” and used as
such.

A minimum of 12 bicycle parking spaces shall be provided for residents, and
a minimum of 4 bicycle parking spaces shall be provided for visitors. The
resident bicycle parking spaces shall be located in a weather protected area
and shall be constructed in accordance with the provisions of AS 2890.3 (as
amended).

Bicycle parking facilities shall be provided for the church / church hall / op
shop component of the development to a number and at a location to be
agreed with the Town.

Prior to the submission of an application for a building permit, details of the
security intercom system are to be provided to demonstrate that visitors can
make contact with the residential units in order to gain access to the resident
visitor parking bays. The security intercom system is required to be installed
and operational in accordance with the approved details prior to the
occupation of the Multiple Dwellings on the subject lot and maintained
thereafter.

Separate approval being obtained from the Town’s Asset Services for the
proposed crossovers on the Parker Street and Wilson Street frontages of the
development site and these crossovers being constructed in accordance with
that approval. The southernmost crossover on the Parker Street frontage of
the development site shall be modified by way of relocating the existing power
pole clear of the crossover location. In all cases the width of the crossover
shall align with the width of vehicular driveway on private property.

1.5 metre x 1.5 metre sight line truncations shall be provided adjacent to the
intersection of each driveway and the street alignment on both the Parker
Street and Wilson Street frontages of the development site.

All storm water being contained and disposed of on site. Details of the

method of storm water containment and disposal shall be included with the
drawings submitted for a Building Permit.
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16.

17.

18.

19.

20.

21.

22.

23.

24.

Prior to the submission of an application for a building permit, a detailed
lighting plan is to be provided showing all security and safety lighting
throughout all public and interior circulation areas, along with external lighting
to the Parker Street and Wilson Street frontages of the development site is to
be submitted for the approval of the Town, prior to the issue of a building
permit.

The street number being prominently displayed at the front of the
development.

The provision of an externally accessed storage unit of not less than 4
sg.metres internal area for each dwelling, constructed of the same materials
as the main building.

The provision of side and rear fences, behind the street setback line, of 1.8
metres in height, unless higher fencing is shown on the approved drawings.
Where the ground levels vary on either side of the fence, the required height
shall be measured above the higher ground level. Fencing to be constructed
of brick or other such material as may be approved by the Town where so
shown on the drawings.

Any fencing on the Parker Street frontage of the development site
demonstrating compliance with the following requirements:

(a) The solid component of fencing generally not exceeding that shown
on the approved drawings;

(b) The overall height of fencing not exceeding 1.8 metres above ground
level; and

(© Infill panels for fencing on this frontage of the site above base level
solid components being visually permeable.

External fixtures, including but not restricted to air-conditioning units, satellite
dishes and non-standard television aerials, but excluding solar collectors, are
to be located such that they are not visible from the street. Prior to the issue
of a building permit, details being submitted of all proposed ventilation
systems, including the location of plant equipment, vents and air conditioning
units for the Town’s approval. All equipment must be adequately screened to
the satisfaction of the Town.

External clothes drying is prohibited on any of the balconies unless screened
from view of the street or other public place.

Each dwelling shall be provided with an electric clothes dryer.

A Waste Management Plan (WMP) is to be submitted for the Town’s approval
prior to or in conjunction with the application for a Building Permit. The WMP
shall address matters including, but not necessarily limited to, the following:

€)) Measures to be implemented for the purpose of minimising the
delivery of waste to landfill during occupation, including: the onsite
separation of materials for recycling and the expectations of owners
and /or tenants;
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25.

26.

27.

28.

29.

30.

31.

(b) Site Plan showing the location and size of the on-site rubbish disposal
area, including the number of general rubbish and recycling bins to be
provided for the development, including sharing arrangements where
the number of bins is less than the number of dwellings;

(© An estimation of the volume of waste to be generated by the proposed
development and the capacity of this volume of waste to be
accommodated by on site bin storage capacity;

(d) Details of intended method of collection (by private contractor);

(e) Details of where the bins would be located when waiting collection;

() Details of advice to be provided to owners and occupiers regarding
the WMP; and

(9) Details of how the WMP will continue to be applied in perpetuity
across the life of the development, including the WMP being
incorporated into the strata by-laws for the proposed development.

The bin storage area is:

@) To be surrounded by a 1.8 metre high minimum wall with a self-
closing gate;

(b) To be provided with 75mm min thickness concrete floors grading to a
100mm industrial floor waste, with a hose cock to enable both the bins
and bin storage area to be washed out; and

(© To be provided with internal walls that are cement rendered (solid and
impervious) to enable easy cleaning.

Bins shall be stored only in an approved, designated location, and shall not
be stored within any of the approved car parking bays or associated access
aisles.

Signage for the non-residential component of the development being the
subject of separate application and approval.

Visually impermeable roller shutters (external and internal), doors, grilles and
security bars shall not be installed on any part of the frontage of the non-
residential development facing Wilson Street.

The proposed boundary walls being finished to the satisfaction of the Town.

An acid sulfate soils self-assessment form and, if required as a result of the
self-assessment, an acid sulfate soils report and an acid sulfate soils
management plan shall be submitted to and approved by the Department of
Environment Regulation before the development is commenced. Where an
acid sulfate soils management plan is required to be submitted, all
development shall be carried out in accordance with the approved
management plan.

Prior to the issue of a building permit the applicant shall lodge a Construction
Management Plan to the satisfaction of the Town of Bassendean that
provides details of the following:

(a) Estimated timeline and phasing of construction;

(b) Dust control measures;
(© Noise control measures;
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32.

33.

34.

35.

(d) Access points for heavy vehicles during demolition and construction;
and

(e) 24 hours contact details of staff available to deal with either an
emergency situation or to respond to complaints.

The incorporation of public art into the proposed development or a cash-in-
lieu payment of one percent of the construction cost of the proposed
development in accordance with the Town’s adopted Local Planning Policy
No. 15 “Percent for Art Policy”. Detailed arrangements and agreement with
respect to art to be provided on site or alternatively payment of the required
fee shall be made prior to or in conjunction with the application for a Building
Permit.

Prior to the issue of a building permit, the applicant shall jointly with the Town
develop and agree upon a plan for the 2% contribution of the building
construction costs as prescribed under LPP No. 1 - Town Centre Area
Strategy and Guidelines for Bassendean, being a 1% contribution toward
infrastructure and 1% contribution toward public art.

Prior to the issue of a building permit, a development bond for the sum of
$17,500 being lodged with Council to ensure the satisfactory completion of all
works associated with landscaping, car parking, access ways, screen walls,
and other associated works.

Prior to the issue of a building permit, an acoustic report shall be submitted to
the Town for approval which shall:

@ be prepared by an acoustical consultant with relevant qualifications
and experience equivalent to those required for admission as a
Member of the Australian Acoustical Society (to the satisfaction of the
Town’s Health Services);

(b) to satisfaction of the Town, address all matters that are required to
demonstrate that the acceptable noise criteria will be achieved
including:

. the identification of all noise sources to be addressed, including
the potential for live bands within the various rooms, vehicle
and patron noise, cool rooms and the like from the adjoining
hotel and plant equipment associated with the proposed
development itself;

. determination of noise source levels and character;

o acoustic data to be in octave bands where noise sources are
internal;

o the establishment of Assigned Levels for noise sensitive

premises in the vicinity in accordance with the Environmental
Protection (Noise) Regulations 1997;
o the provision of the following:

(2) date, time and results of measurements and or
modelling used to represent the noise associated with
live bands;

(2) assigned Levels determined for adjacent areas/noise
sensitive premises in the vicinity; and

3) recommendations for construction and noise control.
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36.

37.

38.

39.

Prior to the issue of a Building Permit a detailed schedule of all colours and
materials to be used in the construction of the development shall be
submitted for the Town’s approval, paying particular relevance to the
provisions of clause 8.8 of the Bassendean Town Centre Strategy and
Guidelines — Materials and Colour.

The issue of a Building Permit prior to the commencement of any works on
site.

The building hereby approved shall not be occupied until all of the conditions
of planning consent have been complied with to the satisfaction of the
Manager Development Services, unless the applicant has entered into an
agreement with Council to comply with those conditions within a specified
period.

This decision constitutes planning approval only and is valid for a period of 2
years from the date of approval. If the subject development is not
substantially commenced within the 2 year period, the approval shall lapse
and be of no further effect.

Advice Notes:

1.

The Town will permit the Owner to defer compliance with the condition
relating to amalgamation, provided that the Owner enters into a deed of
agreement with the Town prepared by the Town’s solicitors at the Owner’s
cost agreeing to complete the amalgamation within 12 months of the issue of
the building permit. The agreement shall require the registration of an
absolute caveat on the title to the subject land, until such time as the
amalgamation has been completed to the Town’s satisfaction.

The applicant is advised that in relation to the requirement for a 1% Public Art
contribution to be made that the Town can consider on site art works subject
to Council approval and demonstration of equivalent value and public access.

The Town of Bassendean encourages the retention of stormwater on-site
through various best management practices, as laid out in its Planning Policy.
Details of the stormwater containment and disposal method are to be
provided with the building licence application.

Dial Before You Dig:

Underground assets may exist in the area that is subject to your application.
In the interests of health and safety and in order to protect damage to third
party assets please telephone 1100 before excavating or erecting structures.
If alterations are required to the configuration, size, form or design of the
development upon contacting the Dial Before You Dig service, an amendment
to the development consent (or a new development application) may be
necessary. Individuals owe asset owners a duty of care that must be
observed when working in the vicinity of plant or assets. It is the individual's
responsibility to anticipate and request the nominal location of plant or assets
on the relevant property via Dial Before You Dig "1100" number in advance of
any construction activities.
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5. Telecommunications Act 1997 (Commonwealth):

Telstra (and its authorised contractors) are the only companies that are
permitted to conduct works on Telstra's network and assets. Any person
interfering with a facility or installation owned by Telstra is committing an
offence under the Criminal Code Act 1995 (Cth) and is liable for prosecution.
Furthermore, damage to Telstra's infrastructure may result in interruption to
the provision of essential services and significant costs. If you are aware of
any works or proposed works which may affect or impact on Telstra's assets
in any way, please contact Telstra's Network Integrity Team on 1800810443.

6. If the planning approval lapses, no development shall be carried out without
further approval having first been sought and obtained.

7. If an applicant is aggrieved by this determination there is a right of review
under Part 14 of the Planning and Development Act 2005. An application for
review must be lodged within 28 days of the determination.

Background:

Insert Property Address: Lots 90 — 92 (Nos. 7 — 11) Parker Street and
Lots 8 & 9 (Nos. 2 & 4A) Wilson Street
Bassendean

Insert Zoning MRS: | Urban

TPS: Town Centre

Insert Use Class: Place of Worship, Shop & Multiple Dwelling

Insert Strategy Policy: Town Centre Strategy and Guidelines

Insert Development Scheme: Town of Bassendean Local Planning Scheme
No. 10 (District Zoning Scheme)

Insert Lot Size: 493 sq.m each for a combined total site area of
2465 sg.metres

Insert Existing Land Use: Place of Worship and Shop

Value of Development: $7.5 million

The five lots which comprise the development site are currently developed with the St
Marks Anglican Church. The church itself, which fronts Wilson Street will be retained
as part of the proposed development, while the existing church hall which fronts
Parker Street and the existing op shop, which is located centrally within the
development site will each be demolished to facilitate development of the proposed
35 Multiple Dwellings. A replacement church hall and op shop are each proposed to
be developed on the Wilson Street frontage of the development site, to the left hand
(southern) side of the existing church, while a secondary church hall is intended to be
constructed to the rear (west) of the existing church.

The Town’s records for the development history of this property show the following
applications:

e 1937 — Completion of the church;

e 1938 — Vestry Addition to church; and

e 1959 — Parish hall.

All components of the existing development on site, being the church, church hall
and op shop, are in current use by the Anglican Church.
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There have been no other formalised applications for redevelopment of the site prior
to consideration of the application which is the subject of current consideration.

Details: outline of development application

The application proposes:

e Demolition of the existing non-heritage listed 1959 built parish hall on the Parker
Street frontage of the development site;

¢ Demolition of the existing non-heritage listed 1915 framed op shop located
centrally within the site;

e Addition of a new op shop and church hall to the southern side of the existing
heritage listed church which faces Wilson Street;

e Addition of a secondary church hall behind the existing listed church which faces
Wilson Street; and

e The construction of 35 multiple dwellings in a building of up to five stories in
height plus basement car park in a building on the Parker Street fronting portion
of the development site.

Legislation & policy:

Local Government Legislation and Policy

(a) Town of Bassendean Local Planning Scheme No. 10, including:

o Clause 4.2.3 — Objectives of Town Centre Zone;

e Clause 5.5 - Variations to Site and Development Standards and
Requirements;
Clause 5.7.2 - Carparking;

o Clause 5.10 — General Development Requirements — Town Centre Zone; and
Part 7 — Heritage Protection.

(b) Local Planning Policy
e Local Planning Policy No. 1 — Town Centre Strategy and Guidelines.
e Local Planning Policy No. 15 — Percent for Art Policy.

(c) Town of Bassendean Strategic Plan.

The following components of the Town’s adopted Strategic Plan are of relevance
when considering the application for planning approval:

Town Planning and Built Environment

Objective:
¢ Ensure Town provides choice in housing types.

Strategies:

e Plan for the highest densities to be centred on railway stations, the Town
Centre, and major transport routes.

e Strive to ensure that higher density housing will have excellent design to
ensure that development is people friendly and attractive.
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e Strive to ensure that new housing, and particularly high density housing has
high environmental standards.
e Plan for the availability of a broad range of housing types and affordability.

Objective:
e Preserve our heritage for future generations.

Strategies:
e Strive to ensure heritage buildings will be preserved and showcased.

Objective:
e The Town Centre is a vibrant hub for community.

Strategies:

e Strive for the Town Centre to be a vibrant hub of mixed uses including: dining,
entertainment, retail, commercial, civic facilities, family services, and
residential apartments.

Arts, Heritage and Culture

Objective:
e Protect local history and heritage.

Strategies

e Support the protection and maintenance of buildings on the State Register of
Heritage Places and key buildings on the Municipal Heritage Inventory but at
the same time, encourage that they are well utilised and functional buildings.

State Government Policy

The following state government policies are of relevance when considering the
application for planning approval:

(a) Directions 2031 (Bassendean is an identified District Centre).
(b) State Planning Policy 3.1 — Residential Design Codes of Western Australia.

(c) State Planning Poalicy 4.2 — Activity Centres for Perth and Peel

Local Policies

The main policy against which the application for planning approval must be
assessed is the Town'’s adopted Local Planning Policy No. 1 — Town Centre Strategy
and Guidelines. The proposed development generally satisfies the provisions of this
policy, with more detailed comment being provided within the summary of
assessment which is incorporated as a table within this report and under the
separate heading of ‘Town Centre Strategy’.
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Consultation:

Public Consultation

The proposed development was the subject of consultation with adjoining property
owners on each side of the development site by way of letters from the Town inviting
comment over a period of 14 days. The owners of the following properties were
consulted:

e The Bassendean Hotel at Nos. 17 - 21 Old Perth Road and adjoining vacant land
at Nos. 23 — 27 Old Perth Road on the northern side of the development site; and

¢ Single houses at Nos. 13A Parker Street and 4 — 6 Wilson Street on the southern
side of the development site.

No response was received from the owners of the Hotel and vacant land on the
northern side of the development site.

A formal response was not received from the owner of the adjoining single house at
No. 13A Parker Street to the southern side of the development site, although during
telephone discussions with this adjoining owner they requested that stores be
introduced along the southern boundary of the development site to assist with
providing separation between the proposed development and their property. The
drawings which are now the subject of DAP consideration incorporate a bank of
stores and stairwell along the southern property boundary as verbally requested by
the adjoining property owner.

A formal response was received from the owners of the adjoining single house at
Nos. 4 — 6 Wilson Street to the southern side of the development site which
expressed concern in relation to the height of the boundary wall associated with the
development of the proposed op shop and church hall along with the extent of
shadow which would be cast by this wall and the potential for their solar hot water
system to be cast in shadow. The adjoining property owners have confirmed that
these concerns have now been adequately addressed by way of the revised
drawings which are the subject of formal consideration which have:

e reduced the length of the boundary wall;

e increased the front setback to the boundary wall; and

e lowered the height of the boundary wall.

The most recent drawings that have been submitted by the applicant now incorporate
a boundary wall to a stairwell along the rear (western) boundary of Nos. 4 — 6 Wilson
Street and while initially expressing some reservation with this component of the
development, the adjoining owners have subsequently indicated their ‘acceptance’ of
this design component noting that the applicant has agreed to construct a masonry
wall which runs between the stairwell and the church hall which has been designed in
such a way that the stair is indistinguishable from the brick boundary fence itself
(fencing between the stair and hall boundary wall has been set at a taller than
standard height at this neighbours request).
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Consultation with other Agencies or Consultants

The Town obtained external architectural review on the first and second design
concepts for the development.

The current drawings (revision E) can be described as the ‘third’ design concept for
the site (revisions ‘D’ and ‘E’ comprise refinement of design concept ‘C’) and
although external design review was not undertaken for the current design, it
addresses concerns that were raised in relation to the earlier concepts as identified
below:

e Solar access to dwellings within the development itself has improved significantly
(the original design incorporated a three storey building which covered the
majority of the site and which was two dwellings ‘deep’, compromising solar
access to the southern layer of dwellings). Modifying the design to incorporate a
five storey building adjacent to the hotel has allowed the design to become only
one dwelling ‘deep’ which allows for improved solar access for the development
as a whole;

¢ Relationship of the proposed development to adjoining sites has improved (the
design now has increased separation from the hotel, and reduced impact on
adjoining residential dwellings to the south);

o Architectural design resolution within the development itself has improved (both
in terms of the external appearance of the buildings along with the layout of
apartments, circulation spaces and siting of ancillary elements such as the bin
store);

e The impact of new development on the existing heritage listed church has been
reduced by setting back new development behind the alignment of the church
whereas the original building design incorporated new building structure which
projected to the Wilson Street property boundary, well forward of the existing
church and adjoining house at Nos. 4 — 6 Wilson Street; and

e Car parking allocation and distribution has improved from that which had
originally been proposed.

With the exception of the external architectural review, no further consultation
occurred with other external agencies or consultants.
Planning assessment:

The development site is zoned “Town Centre” by the Town of Bassendean Local
Planning Scheme No 10. The objectives of the Town Centre Zone are:

(a) to promote, facilitate and strengthen the town centre zone as the principal
focus of the district in terms of shopping, professional, administrative, cultural,
entertainment and other business activities;

(b) To recognise the unique and specific function of each precinct within the town
centre in terms of:

i) Traditional main street pedestrian based commercial retail, west of
Wilson Street;
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i) Civic, drive-by commercial and town centre living uses between
Wilson and Whitfield Street; and

iii) Car based retail in the Bassendean Village Shopping Centre.
(© to accommodate a diversity of commercial, cultural and residential facilities;
(d) to encourage the integration of existing and proposed facilities within the zone
so as to promote ease of pedestrian movement and the sharing of
infrastructure, as well as to retain the opportunity for any future expansion of

the area;

(e) to achieve safety and efficiency in traffic circulation;

) to ensure that buildings, ancillary structures and advertising are of high quality
and achieve an architectural theme contributing to the uniqueness of the
townscape;

(9) to provide sheltered places for pedestrians and shade to car parking areas;
(h) to preclude the storage of bulky and unsightly goods from public view;
(@ to provide landscaping appropriate to the scale of development; and

)] to ensure that development conforms to the Local Planning Strategy and the
principles of any Local Planning Policy adopted by the Council.

The application proposes mixed use development comprising additions and
alterations to an existing heritage listed place of worship, shop and 35 multiple
dwellings and the development which has been proposed generally addresses the
objectives identified above.

By virtue of clause 5.10.3 of the Local Planning Scheme No. 10, the local
government may, at its discretion, permit residential development within the Town
Centre Zone to a maximum density of R Inner City. Residential development shall
only be permitted where the local government is satisfied that this development is
complementary to the scale and character of buildings within the Town Centre Zone.

The notes to table 4 of the Residential Design Codes state that Residential
Development in land zoned “R-IC” is to be assessed under the provisions of R- AC3.

It should also be noted that the Town has adopted the Bassendean Town Centre
Strategy and Guidelines as a planning policy under Local Planning Scheme No 10
and the proposal has been assessed against the Strategy and Guidelines and Part 6
- Design elements for multiple dwellings in areas coded R30 or greater, within mixed
use development and activity centres — of State Planning Policy 3.1 - Residential
Design Codes.
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A summary of the assessment is provided below:

between
private

transition
public and

Design Residential | Town Centre | Compliance / Officer
Element Design Strategy Comments
Codes
6.1.1 Maximum Clause 7.5 — Building | Acceptable — refer to
Building Size | permissible Envelope: comments below:
plot ratio of
2.0. An agreed envelope | Parker Street frontage:
of footprint and height | Building  footprint  and
will define new | height is acceptable being
development on each | five storeys adjacent to
lot. There is no plot | hotel and primarily 3
ratio limit in the Town | storeys adjacent to the
Centre. adjacent residential
development within Parker
A minimum height of 3 | Street.  This provides a
storeys or 10 metres | suitable transition in height
is set for buildings in | between the development
the Town Centre. site and other houses
within the Parker St street
block which are generally
single storey in height.
Wilson Street frontage:
Proposed development is
acceptable, being
subservient to existing
heritage listed church
building.
6.1.2 Top of | Clause 7.5 — Building | Acceptable - refer to
Building external wall | Envelope: comments below:
height =18m.
A minimum height of 3 | Five storeys adjacent to
Top of | storeys and a | Hotel transitioning primarily
pitched roof | maximum height of 5 | to 3 storeys adjacent to
=21m. storeys. closest residential zoned
properties on Parker Street
as described above.
6.1.3 Min primary | Clause 7.5 — Building | Acceptable - refer to
Street street Envelope: comments below:
setback setback 2 m.
Residential Main face of building set
Minimum development at | back 4.0 metres from
secondary ground level can be | Parker Street frontage of
street setback 2.0 to 4.0 | development site with
setback 2 m. | metres to provide a | balconies and ground floor

outdoor
located

living
within

areas
street
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space. Residential | setback area (set back 1.5

entry foyers at ground | metres from street
level can have a nil | alignment).
setback.

New op shop and church
hall on Wilson Street
frontage of development
site set back behind front
alignment  of  existing
church.

Bin store for church bins
located forward of new
additions but set beneath
existing ground level of
existing memorial gardens
forward of church, so
screened from view of

street.
6.1.4 Table 5 =] Clause 7.5 — Building | Acceptable - refer to
Lot boundary | prescribed Envelope: detailed comments below:
setbacks side setback
of 4m. Rear setbacks should

be provided suitable

to accommodate

parking and avoid

overshadowing of

neighbouring

buildings.

Rear setbacks from
residential  adjoining
should provide privacy
and comply with R
Code requirements.

North boundary adjacent to Hotel
Basement car park built to lot boundary with units above generally set back between
6.3 to 6.4 metres. Unit 35 on fourth floor of building provided with 6.0m setback
from northern property boundary.

South boundary adjoining house at Nos. 4 - 6 Wilson Street

Lower ground floor built to lot boundary with zero setback. Lower ground floor
causes no adverse amenity impact on adjoining property to south as height of
associated building structure which projects above ground level ranges from only
100mm above ground level to 2.3 metres above natural ground level of adjoining

property.

Upper ground floor of Church Hall built to boundary with zero setback. Wall length
18.5m; maximum height approximately 4.5 metres and average height
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approximately 4.0 metres above neighbouring ground level. Wall height has been
reduced from that which had originally been proposed and while adjoining owner
had originally objected to this component of the development, this objection has
been withdrawn based upon the reduced height. Reduced wall height ensures that
shadow cast by wall does not exceed that already cast by church. Building to
boundary makes effective use of space for development of new church hall while
having only limited building bulk impact on adjoining residential property.

Portion of residential building which ‘overlaps’ the boundary with the adjoining
house at Nos. 4-6 Wilson Street is set back in accordance with Table 5 of the R-
Codes.

East boundary adjacent to house at Nos. 4-6 Wilson Street

A portion of the development site also adjoins the rear boundary of the single house
at Nos. 4 — 6 Wilson Street.

Stairwell of lower ground floor is built to boundary but top of wall associated with this
construction does not exceed existing ground levels on development site, so this
construction is acceptable.

Stairwell on upper ground floor plan is built to boundary, projecting to a height of
approximately 2.5 metres in height above the existing ground levels of the
development site (a maximum height of 3.7 metres above the existing ground level
of the adjoining residential property). Stairwell is 2.8 metres in length and has been
the subject of discussions with adjoining owner and architect. The result of those
discussions has resulted in the wall height which is now proposed (which is lower
than that which had originally been proposed) and which will be tied in with, and
indistinguishable from, fence construction along the rear boundary (as the height of
the stair will match the height of fence construction along this boundary). Design
outcome was facilitated by Town through negotiation with adjoining neighbour and
applicant.

Carport associated with parking bay 6 set back 1.7 metres from rear boundary. This
exceeds the setback which would ordinarily be required for single storey
development and is supported.

Remaining portion of residential development is set back 17.3 metres from rear
boundary of house at Nos. 4 — 6 Wilson Street.

South boundary adjoining house at No. 13A Parker Street

Stores and stairwell incorporating wall length of 21.2 metres and wall height of 2.5
metres above ground level of development site (up to 3.7 metres maximum above
ground level of adjoining property) located on boundary. The placement of this
building structure along the boundary was made at the specific request of the
adjoining owner in order to afford greater separation between their property and the
proposed development. Proposed wall has no adverse impact on adjoining property
and is supported.

Remainder of residential development set back a minimum of 6.3 metres from
common boundary with house at No. 13A Parker Street.

Page 16




6.1.5 No No requirements | Complies.
Open space | requirements | specified
specified
6.2.1 Street Clause 8.3 Facades: Complies.
Street elevation
surveillance addresses The design of building | Building addresses street
street and | facades should | with facades parallel to
clearly contribute  to  the | street and defined entry.
defined entry. | harmony, liveliness
and safety of | Building includes a
Building has | streetscapes. combination of habitable
habitable room windows and
room balconies facing street.
windows  or
balconies Basement car park does
facing street. not project more than 1m
above natural ground level
as viewed from the street.
Basement
parking
structures no
more than
im above
ground level.
6.2.2 Front walls | Clause 9.5 — Safety | Complies.
Street walls | and fences | and Security:
and fences within the Wilson Street frontage:
front setback | Solid fencing /| Existing fencing
are visually | screening above 0.8m | arrangement primarily
permeable high is discouraged | applies with fencing
above 1.2m on street frontages. modified to allow access to
new shop.
Parker Street frontage:
Fencing forward of ground
level outdoor living areas.
Solid component does not
exceed 0.8m above
footpath level with infills
above visually permeable
and overall height does not
exceed 1.8 metres.
To be reinforced by
conditions of approval as
appropriate.
6.2.3 Walls, fences | No specific provisions. | Driveway serving
Sight lines and other basement car park
structures accessed from Parker
truncated Street — fencing truncated
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within a 1.5m
X 1.5m
truncation
area adjacent
to
intersection
of driveway
and street
alignment.

as required.

Driveway serving upper
ground floor car park —
fencing truncated northern
side of driveway. Driveway
to be set off southern
property boundary by 1.5m
to achieve truncation on
southern side of driveway.

New driveway accessing
entry foyer on Wilson
Street frontage of
development. Truncations
not provided.

The design will be
rendered acceptable on
the basis that conditions
are incorporated into any
approval requiring the
provision of truncations to
address the deficiencies
referred to above.

6.2.4 Buildings that | Part 8, including: Although concerns were
Building comply with held in relation to some of
appearance | the e 82 — Building | these matters with the
provisions of character; earlier designs which had
a special | « 8.3 — Facades; been presented to Town,
control area. | o 8.4 — RooOfs; the design which is the

e 86 - Building | Subject of current
Entry; consideration is seen to

e 87 — Awnings, | have sufficiently addressed
canopies & | earlier concerns to warrant
balconies: approval in terms of

e 8.8 — Materials and | Puilding appearance.
colour; _

« 8.9 — Signage and Deta_lled _comments
public art; and prev‘lously prpwdeq under
equipment. heading of the report.

6.3.1 Each unit to | No specific provisions | Each unit is provided with
Outdoor be provided | (clause 8.5 does state | a balcony (upper level
living areas with a | that “functional size” | units) or equivalent

balcony  of
appropriate
size

balconies should be
provided).

(ground floor units) directly
accessed from a habitable
room and with overall
areas of 10 sg.metres
minimum_ with length
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and/or width dimensions of
2.4m minimum.

6.3.2 Landscaping | Clause 7.10 — | Basement car park
Landscaping | of open | Landscape and | positioned to
spaces in | Hardscape: accommodate space for ‘in
accordance ground’ planting forward of
with the | Al spaces around | building on Parker Street
following: buildings are to be | frontage of development
e No car | designed to offer | site.
parking in | attractive amenity for
street users and passers-by. | ‘Memorial Rose Garden’
setback maintained on  Wilson
and 50% | No specific | Street frontage of site
max hard | percentage provision | forward of Church.
surfaces; specified. Assessed
e Separate on quality rather than | Outdoor communal open
pedestrian | quantity. space provided to northern
paths; side of building adjacent to
eLandscape | Town Centre public | units 5 to 8 and on third
between realm contribution of | floor of building adjacent to
each 6 | 2% of development | unit 25.
external cost is payable.
bays; At this stage the plans lack
e Lighting to information to ascertain
pathways; compliance with all
and landscape  requirements
oClear sight and the applicant has
lines at requested that appropriate
crossings. conditions be imposed on
any approval that is issued
for the development with
respect to this matter.
The design will be
rendered acceptable on
the basis that conditions
are incorporated into any
approval specifying
detailed landscape
requirements.
6.3.3 Car__Parking | For residential | Car Parking:
Parking Residential: dwellings of 1 to 2 | Units 1 — 34 provided with

0.75 bays per

bedrooms the parking
ratio shall be reduced

1 bay per unit.

dwelling for | to 1 bay per dwelling. | Unit 35 provided with 2
units 1-34 = bays.
25.5 bays Car parking is to be
provided consistent | 20 bays total provided for
1.25 bays for | with LPS10. shared use of residential
unit 35. visitors / church / church
Parking for motor | hall and op shop.
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9 residential

cycles and scooters

visitor bays. should be provided to | Refer  detailed  further
encourage use. discussion with respect to
Car__Parking car parking provision.
Commercial: | Provide bicycle racks
outside all | Scooter Parking:
Church - commercial, retail and | 3 x scooter parking bays
116 seats at | civic buildings. provided.
1 bay per 5
seats = 23.2 Bicycle Parking:
bays. 8 spaces provided within
basement  which are
Proposed suitably located for
Hall - occupiers.
Assume 122
person 8 spaces provided at
capacity at 1 ground level which are
bay per 5 suitably located for visitors
seats = 24.4 only.
bays.
While the overall number
Op Shop - of bicycle spaces meets R-

60 sqg.metres
gross  floor
area (GFA) at

Code requirements, the
distribution does not (non-
weather protected spaces

1 bay per at ground level are not
125 sg.m suitable  for  occupier
GFA = 4.8 parking). A condition of
bays. approval should require the
number of bicycle parking
Total spaces within the
Required Car basement garage to be
Bays = 89 increased from 8 to 12.
Bicycle
Parking
Residential

1 space for
each 3
dwellings for
residents (12
spaces) and
1 space per
10 dwellings
for visitors (4
spaces).

The existing church, church hall and op shop are served by an informal parking area
which is seen to accommodate capacity for approximately 13 cars to park on site.
Based upon current Local Planning Scheme 10 parking provisions, this generates
an existing on site parking shortfall of 50 bays using the following calculations:

Page 20




Church — 116 people accommodated @ 1 bay per 5 seats = 23.2 bays required;
Church Hall — 167 people accommodated @ 1 bay per 5 seats = 33.4 bays reqd;
and

Op Shop — 75 sg.m gross floor area @ 1 bay per 12.5 sg.m GFA = 6 bays required.

Total parking requirement (62.6 bays) minus parking provision (13 bays) = 49.6 bay
deficiency (which rounds to 50 bays).

Noting that the proposed redevelopment of the site retains the existing heritage

listed church along with updated associated hall and shop facilities, Officers of the

Town have advised that support for a continuing parking deficiency for the church,

church hall and op shop components of the development would be supported,

provided that:

e Car parking for the residential dwellings was provided at a minimum ratio of 1
bay per dwelling (2 bays in the case of unit 35); and

e Car parking for resident visitors were provided at the specified Deemed-to-
comply ratio (9 bays) and this parking was tied in with the church parking.

On this basis, the car parking requirement for the residential component of the
development equals 45 bays, being 34 bays for units 1 — 34; 2 bays for unit 35 and
9 bays for resident visitors.

56 bays have been provided for the development in total comprising:

e 36 designated resident parking bays; and

e 20 bays for the shared use of resident visitors and church use (i.e. notionally
comprised of 9 resident visitor bays and 11 bays provided for church use which
is a reduction from the 13 bays which are currently available on site).

The required parking for the church component of the development based on the
requirements specified in LPS10 equals:

Church — 116 people accommodated @ 1 bay per 5 seats = 23.2 bays required;
Church Hall — 122 people accommodated @ 1 bay per 5 seats = 24.4 bays reqd,
and

Op Shop — 60 sg.m gross floor area @ 1 bay per 12.5 sgq.m GFA = 4.8 bays reqd.

Total parking requirement (52.4 bays) minus parking provision (11 bays) = 41.4 bay
deficiency (which rounds to 42 bays).

Accordingly, the parking shortfall for the church component of the development
reduces from that which currently exists noting the reduction in size of halls and
shop from those which currently exist. Resident visitor parking spaces will also be
available for the shared use of church patrons.

Having regard to the explanation provided above, along with:

¢ the retention of the existing heritage listed church;

¢ the continued use of the site for church purposes; and

¢ the provision of allocated bays for each of the residential dwellings,

the 56 bays in total for the development (comprising 36 bays for the exclusive use of
dwellings and 20 bays for the shared use of resident visitors and church users), is
supported.
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Noting the car parking variation that has been supported, it would be appropriate for
some bicycle parking to be provided for the church / church hall / op shop
component of the development, and although Local Planning Scheme No. 6 does
provide the opportunity for the Town to call for change rooms / showers for cyclists,
such provision would not seem appropriate in this instance noting the local nature of
the facility and the small commercial space which is associated with the

development.

A recommended condition calls for bicycle parking facilities to be provided for the
church / church hall / op shop component of the development to a number and at a
location to be agreed with the Town. Provision somewhere in the vicinity of 4 — 8

spaces would seem appropriate.

This equates to bicycle parking provision for

around 5% of the people that the church is licensed to accommodate.

6.3.4 Car parking | Clause 7.4 — | Compliance with
Design of car | bays and | Development  Type | AS2890.1 now achieved.
parking manoeuvring and Intensity in
spaces areas Bassendean: Visitor parking spaces
designed and are located within the
provided in | “Common parking | basement, however this
accordance areas below ground |is difficult to avoid for a
with AS2890.1 | are encouraged.” building that is designed
(as amended). in an ‘urban’ context (i.e.
without  large  street
Visitor spaces setbacks where such
marked and bays would ordinarily be
retained for located). Location of
such use, and visitor bays within
outside basement is supported
security Basement car park | provided that suitable
barrier. provided for all but 6 | arrangements can be
car parking spaces. made for access, and
Car parking that there are conditions
spaces (except specifying the need for
visitors  bays) these bays to be made
concealed available for visitor use.
from view of
the street.
6.3.5 Vehicular Clause 7.9 — Vehicle | Two crossovers proposed
Vehicular access is | movement and | on Parker Street frontage
Access limited to one | parking: of development site over
opening per total lot frontage of 36.81
20m street | “Crossovers  should | metres.
frontage that is | be limited to one
visible from the | crossover (3 — 6m | Two crossovers
street. wide) per | supported noting that the
development site. | existing heritage listed
Crossovers should | church building is being
match footpath | retained.  Retention of
colour.” this building limits the
size of the basement car
park  which can be
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constructed and
necessitates the
provision of some ground
level car parking bays
accessed from second
crossover.

Second crossover
(subject to maodification
discussed in more detalil
within 6.4.6 — ‘Utilities
and Facilities’) also
allows for rubbish truck
access.

6.3.6
Site works

Excavation
between the
street and the

No specific provisions.

Excavation of basement
car park to 2.9 metres in
depth and within 1m of
front property boundary
proposed supported as
space retained for natural
planting forward of
ground floor courtyards
and with the exception of
the ramp into the car
park, the existence of
basement car park does
not affect natural ground
levels at front boundary
as viewed from the street.

Excavation behind street
setback line for
remainder of basement
car park and shop on
Wilson Street frontage of
development site meets
the  Deemed-to-comply
provisions of the R-
Codes.

6.3.7
Retaining
walls

building, or
within  3m of
the street
alignment not
to exceed
0.5m.
Excavation
within site and
behind street
setback line
unlimited.
Where a

retaining wall
less than 0.5m
high is
required on a
lot boundary, it

may be
located up to
the lot
boundary

subject to the
provisions  of

No specific provisions.

Filling and retaining of up
to 600mm in height is

proposed where the
‘yard’ which sits between
Church  Hall 1 and

Church Hall 2 is located.
This compares to the
500mm in height which is
accommodated by the
Deemed-to-comply
provisions of the R-
Codes.
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clauses 6.1.4
and 6.4.1, or
within  1m of
the lot
boundary to
allow for an

area assigned
to landscaping

subject to
clauses 6.3.6
and 6.4.1.

The height of filling and
retaining is considered to

be acceptable for the

following reasons:

e There is an
established height
difference between
the church and the
adjoining  residential

properties located to
the south, and the
extent of filing and
retaining which s
proposed is
commensurate  with
existing ground
differentials which
already exist along
other  portions  of
dividing boundary;

e Filling allows an
increased ground
level to be provided
which relates to floor
levels within the main
church hall; and

e The increased fence
height which results
does not adversely

affect habitable room
windows or outdoor
living areas of the
adjoining house at
Nos. 4-6 Wilson Street
by way of shadow or
the like.

6.3.8 All storm water | Clause 9.2 — Services | Drawings state that storm
Stormwater being directed | and Infrastructure: water is to be disposed of
management | to garden on site via soak wells.
areas, sumps | “All stormwater shall
or rainwater | be contained on site | Complies and reinforced
tanks  within | or  connected to | by way of recommended
the drainage points where | condition of approval.
development supplied.”
site if possible.
6.4.1 Major Clause 7.5 — Building | Development meets the
Visual openings  set | Envelope: Deemed-to-comply
Privacy back from lot provisions of the R-

boundaries in

“Rear setbacks from

Codes.
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accordance residential  adjoining
with the cone | should provide for | Screening shown on
of wvision or | privacy and comply | external balconies
screened. with R code | outside of units 15, 16,
requirements.” 23, 24, 30 and 31
(southern facing) to meet
provisions of clause 6.4.1
Cl1.2 of R-Codes (1.6m
height, 75% min obscure,
permanently fixed, made
of durable material and
restrict view in the
direction of the house at
Nos. 4 — 6 Wilson Street)
to be reinforced by
recommended condition
of approval.
6.4.2 Not to | Clause 7.5 — Building | Wilson Street Frontage:
Solar access | overshadow Envelope:
for adjoining | adjoining Drawings show that 45%
sites properties by | “Rear setbacks should | of adjoining lot at No. 4
specified be provided suitable | Wilson St (which is zoned
amounts (25% | to accommodate Residential with an R20
for adjoining | parking and avoid | density code) is cast in
R20 coded lot | overshadowing of | shadow by proposed
at Nos. 4 — 6 | neighbouring development. Extent of
Wilson St with | buildings.” shadow is supported for
specific the following reasons:
percentage not e Design of additions to
set for Town southern  side  of
Centre zoned church have been
lot at No. 13A modified so that they
Parker St). don’'t cast additional

shadow above and
beyond that already
cast by church itself;

e Outdoor living areas
of adjoining house are
not overshadowed by

the proposed
development;

e Major openings to
habitable room
windows are  not
overshadowed by the
proposed

development; and
e Roof mounted solar

collectors are not
affected by the
proposed

development.
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Parker Street Frontage:

Drawings show that
approximately 51% of
adjoining lot at No. 13A
Parker St (which is zoned
Town Centre) is cast in
shadow by proposed
development. Extent of
shadow is supported for
the following reasons:

¢ Adjoining lot is Town
Centre Zoned with no
specified
overshadowing
percentage to be met;

e Owing to nature of
development on
adjoining property,
proposed
development does not
overshadow outdoor
living areas, north
facing openings to
habitable rooms nor
roof mounted solar
collectors; and

e A proportion of
shadow is cast by
stores on boundary.
Stores were
positioned here by
project Architect at the
express request of the
adjoining owner.

6.4.3
Dwelling size

1 Bed units —
20% min (7
reqd; 18
proposed)
50% max (17.5
allowed; 18
proposed)

2 Bed units —
40% min (14
reqd; 16
proposed)

3 Bed units —

Clause 7.4 -
Development  Type
and Intensity:

Provision of affordable

single or 2 bed
apartments is
encouraged.

Smaller dwellings
with, 1 bed/1bath or 2
bed/2 bath, flexible
living space and
limited internal fit out
and finishes are

Complies.

The dwelling mix
matches that advocated
by the R-Codes and 34 of
the 35 dwellings which
are proposed (97%) fall
into the 1 bed / 1bath or 2
bed / 2 bath classification
advocated by the Town
Centre Strategy.
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No encouraged to provide
requirements- | affordable housing for
1 proposed. younger and older
people.
6.4.4 Size of | No specific provisions. | Outbuilding of
Outbuildings | outbuildings as approximately 50
specified. sg.metres in area

comprising 8 stores and
stairwell located adjacent
to the northern boundary
of the adjoining house at
No. 13A Parker Street
and the western
boundary of the adjoining
house at Nos. 4 — 6
Wilson Street.
Outbuilding incorporates
wall height of up to 3.7
metres maximum with flat
roof compared to the 2.4
metre Deemed-to-comply
allowance.  Outbuilding
incorporates zero setback
in lieu of 4m lot boundary
setback specified for
development of this kind.

Outbuilding is supported
as it does not detract
from streetscape being
well set back from the

street alignment.
Structure does not
adversely affect the
visual amenity of

adjoining residents noting
that:
e The adjoining owner

at No. 13A Parker
Street specifically
requested that a

structure of this kind
be constructed to the
lot boundary; and

e As viewed from the
adjoining property at
Nos. 2-4A  Wilson
Street, the structure
will tie in with, and be
indistinguishable from,
the remainder of the
dividing fence
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separating these
properties.
6.4.5 Solar Clause 8.10 — Plant | Complies, but
External collectors and Equipment: recommended that
fixtures acceptable. requirements be
All plant and | reinforced by condition of
Standard TV | equipment must be | approval.
aerials, concealed from public
essential view using screening | The following points are

plumbing and
water down

pipes.

Other fixtures
not visible or
screened.

or other means that is
an integral part of the

building design.
Surface mounted
services, piping and
conduits will not be
permitted.

Roof mounted
equipment, aerials,
antennas, masts etc
must be screened
from all views

including from above
where applicable.

level or
mounted

Ground
balcony
equipment/air
conditioning plant
must be well screened
using materials to suit
the building.

All plant and
equipment must have
noise attenuation to
council satisfaction.

Telecommunications
dishes are not
permitted on roofs.

Lift over runs shall be
contained within the
roof space or
appropriately
designed as an
element of the
building active
frontages.

noted:

No solar collectors
are proposed;
Air-conditioning plant

and equipment
incorporated into roof
(600mm louvered
screen required to
provide effective
screening;

Noise report required
to ensure that location

of air-conditioning
plant will not
adversely affect

residents of proposed
development;

Decorative detail
provided to lift and
stair wall on southern
elevation of proposed
development.
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6.4.6
Utilities
facilities

and

Storerooms -
One per unit
and 4m2 with
minimum
dimensions of
1.5m.

Rubbish bins —
communal pick
up area
addressing
specified
requirements.

Clothes drying
screened from
view.

Clause 7.9 — Vehicle
movement and
parking:

“Consideration should
be given to location,
access to and storage
of recycling and other
rubbish bins including

communal bin
facilities.”

Clause 9.3 -
Servicing and

maintenance:

“Service yards must
not be located along
active frontages and
shall be designed as
integral parts of the
building.

All waste storage and
delivered goods
should be contained
within buildings.
Rubbish storage and
collection facilities
shall comply with the
current general
requirements of the
Town of Bassendean
and will be efficient,
convenient and allow
for collection of
recyclable material.

Storerooms:
Each dwelling provided
with an externally

accessible store of the
specified floor area and
internal dimensions.

Rubbish  Storage and
Collection:
Applicant has indicated

that private arrangements
will be put in place for
rubbish collection. This
allows a bin storage area
of the size shown for the
residential component
(drawings indicate 18 bin
capacity) noting that
there is an opportunity for
more frequent servicing
than that which could be
provided by a standard
Council collection service
(weekly pick up for
general rubbish and
fortnightly pick up for
recycling). Difficulties
would arise if a Council
collection service were
proposed noting that the
bin store would be of an
insufficient size to
accommodate the
number of bins that would
be required to service the
development and the
verge would be of an

insufficient width to
accommodate the
number of bins which
would need to be

presented for collection.

Crossover design (two X
2.5m wide crossovers on

either side of existing

power pole to be

retained) is not

acceptable as:

e Each crossover is
under width;

e The arrangement is
not safe in use; and
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e The arrangement is
not practical to cater
for rubbish truck which
needs to reverse into
site from Parker Street
to service bin store.

Condition of approval
recommended requiring
power pole affected by
crossover on  Parker
Street frontage of
development site to be
relocated.

Arrangements for church
on Wilson Street frontage
of  development site
acceptable.

Clothes Drying:
Conditions of approval
recommended requiring
clothes dryers to be
provided for each
dwelling and for clothes
drying to be screened
from view of street or any
other public place.

Local Planning Scheme No. 10, by virtue of Clause 5.5, gives the local government
the ability to vary the site and development standards for al development other than
residential development.

Similarly, the Town Centre Area Strategy, which is adopted as a Planning Policy
under the Scheme, gives the discretion to vary any part of the Guidelines, subject to
the quality of the building and place design being considered when granting any
variation.

The Residential Design Codes provides Deemed-to-comply development standards
to ensure a certain path to approval and also the opportunity to provide performance
based solutions under the associated Design Principles.

Town Centre Strategy
Comment has been made within this report about many of the aspects of the
development which are covered by the Town Centre Strategy and Guidelines.

There has been much discussion and negotiation between the applicant and the
Town during the assessment of the application and the development which is now
proposed, albeit taller (5 storeys maximum) than that which had been proposed when
the application was originally lodged (originally 3 storeys across the portion of the site
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to be developed for residential purposes), the built form is superior to that which had
originally been presented to the Town for assessment.

Importantly, the proposed development, if approved and built, will provide an
economic boost to the western end of the Town Centre, which will provide somewhat
of a balance to recent development within the Town Centre which has been very
much focussed on the eastern end of Old Perth Road around the Bassendean
Shopping Centre.

The Town Centre Strategy is primarily focussed on Town Centre Zoned lots which
have frontage to Old Perth Road, so while the entirety of the development site has a
Town Centre zoning, some of the provisions which are specified within the Town
Centre Strategy (such as building adaptability, for example) do not have relevance to
the assessment and determination of this application as being on a ‘side’ street, it is
not a site which is likely to see demand for commercial use (rather than residential
use on the Parker Street frontage, for example) in the future.

The proposed development is seen to generally satisfy the requirements set down in
the Town Centre Strategy and Guidelines.

It would be appropriate for a condition to be imposed on the approval requiring a
detailed schedule of materials and finishes to be approved by the Town, and
demonstrating compliance with the provisions of clause 8.8 of the Strategy (Materials
and colour) prior to the issue of a building permit. Of particular relevance are
components of the development which are built with zero setbacks to adjoining
properties and all other components of the building (including the eastern elevation of
the proposed residential units which are not shown on any of the elevations which
form the drawings submitted for planning approval) which are visible from the public
realm.

Noise

The development site is situated immediately alongside the Bassendean Hotel which
is an entertainment venue with a long history of live bands performing. Bands have
in the past performed on the top floor of the premises, within the main bar area and
also at the rear bar which opens into the beer garden.

In addition to live music, venues such as this can be the source of other noise
nuisances including that associated with excited people within the venue, people
arriving and departing the venue and its car park. In addition to these sources there
may be noise from existing equipment such as air conditioners, cool rooms and the
like that should be considered.

Noting the above, it is appropriate that an acoustic report be prepared and submitted
for the Town’s approval which confirms that potential noise impacts from the
adjoining hotel and also from plant equipment on the upper level of the development
itself be fully considered.

The acoustic report shall:
(a) be prepared by an acoustical consultant with relevant qualifications and
experience equivalent to those required for admission as a Member of the

Australian Acoustical Society (to the satisfaction of the Town’s Health
Services);
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(b) to satisfaction of the Town, address all matters that are required to
demonstrate that the acceptable noise criteria will be achieved including:

. the identification of all noise sources to be addressed, including the
potential for live bands within the various rooms, vehicle and patron
noise, cool rooms and the like from the adjoining hotel and plant
equipment associated with the proposed development itself;

. determination of noise source levels and character;
. acoustic data to be in octave bands where noise sources are internal;
o the establishment of Assigned Levels for noise sensitive premises in

the vicinity in accordance with the Environmental Protection (Noise)
Regulations 1997;

o the provision of the following:
- date, time and results of measurements and or modelling used
to represent the noise associated with live bands;
- assigned Levels determined for adjacent areas/noise sensitive
premises in the vicinity; and

- recommendations for construction and noise control.

Heritage

St Mark The Evangelist Church is assigned a Category 1 listing within the Town of
Bassendean Municipal Heritage Inventory, and a copy of the listing (printed via the
state government ‘inherit’ web site) has been provided as an attachment to this
report.

Also attached to this report is a Heritage Impact Statement dated 15 April 2014
prepared by Ronald Bodycoat Architect, and although this report was prepared in the
context of the drawings which were the basis of the original submission (now
superseded), it can still be relied upon as the impact of proposed development has
reduced from that which existed when this report was prepared, noting that:

¢ the front setback of the additions adjacent to the church has increased,;

¢ the height of the additions adjacent to the church have decreased

The proposed development is acceptable from a heritage perspective noting that:

e The heritage listed inter-war gothic styled church is retained and its use is
reinforced by the associated redevelopment of this portion of the site; and

o The additions to the southern side of the church are subservient to the existing
main building and clearly identifiable as a later addition to the main building by
virtue of their differing architecture and materials of construction.

More detailed commentary relating to the relationship between the existing heritage
listed church and the proposed additions can be found in the attached Bodycoat
report.

Options/Alternatives

If the Development Assessment Panel believes that it is not appropriate to exercise
discretion as advocated within this report and the associated officer recommendation,
it could choose to incorporate additional conditions or refuse the application subject
to specifying appropriate reasons.
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Council Recommendation:
Separate advice to be tabled at meeting.

Conclusion:

This application represents the fourth Mixed Use development within the Town of
Bassendean to take advantage of increased development potential offered under the
provisions of Local Planning Scheme No 10 and the Town Centre Area Strategy and
Guidelines and follows earlier approvals issued for developments at No. 85 Old Perth
Road (2012); Nos. 78-80 Old Perth Road (2013 & 2014) and 93 Old Perth Road
(2013 & 2014).

The proposal has been assessed and has found to be compliant with the Scheme,
incorporating the Residential Design and Strategy for the greater part.

The assessment of the proposal indicates that the proposed building should deliver
the type of building envisaged by the site’s zoning and the Town Centre Area
Strategy.

The applicant is seeking the exercise discretion on certain aspects of the

development, and the reporting Officer supports such exercise of discretion as
outlined in this report.
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ﬁﬂﬁ RONALD BODYCOAT - ARCHITECT

Suite 17, 10 Johnston Street, Peppermint Grove WA 6011
Member  Telephone (08) 9384-6166 Facsimile (08) 9385-2341

Australian Institut 5 ;
Yormniteas  ronaldbodycoatarchltect@iinet.net.au

Our Reference: 2393

15 April 2014

Mr Kim Doepel

Doepel Marsh Architects
61 Forrest Street
SUBIACO WA 6009

Dear Kim

RE: ST. MARK’'S CHURCH, BASSENDEAN
HERITAGE IMPACT STATEMENT

Acting on your instructions of 8 April 2014, | have inspected the Church of St. Mark in
Bassendean and examined the documents for proposed new development on the Church
property.

This Heritage Impact Statement conforms to the guide document prepared by the State
Heritage Office. The attached photographs record the current status of the Church
building and its context on the property.

1. Statement

A Heritage Impact Statement is intended to describe and evaluate the likely impact
of a development proposal on an existing heritage listed building, in a concise
assessment. Reference should be made to the photographs attached of the existing
building and site, and architectural drawings for the new development.

2.  Statement of Significance

St. Mark’s Church, Bassendean, Western Australia, is assessed to be a place of
cultural heritage significance. The place is not entered in the Register of Classified
Places by The National Trust of Australia (WA) and is not entered in the State
Register of Heritage Places by the State Heritage Office. The place is included in
the Municipal Heritage Inventory (Local Government Inventory) of the Town of
Bassendean, adopted on 22 November 2005 as Management Category 1
Conservation Essential.

The Church of St. Mark, constructed in 1915 and extended and altered in 1937 and
1938, is a representative example of the Federation Gothic Revival style, red face
brickwork externally, high-pitched roof form clad in corrugated metal roof sheeting,
and Gothic type window openings.

seil 2
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How is the impact of the new development on the heritage significance of the
Church to be minimised?

The low profile of the new development and different architectural expression
negates any possible adverse impact on the prominent red brick Federation
character of the existing Church building.

The existing Church continues to stand prominently on the high ground of the site
above the street to the east. The new development on the south side of the Church
and the adjustments for pre-eminent access at street level will be seen to be a new
development not intended to compromise the Federation Gothic Revival style of the
Church. Any visual impact of the new development is minimised.

Why is the new development required to be adjacent to a heritage place?

Review of the amenity of the total property requires a new amenity to be closely
related to the existing Church. Attachment of the new amenity onto the south side of
the existing Church, provides an amenity closely associated with the functions of the

Church, and replaces the old out-dated and disparate amenities already in place on
site.

The new development is closely related to the function of the Church; direct
association is relevant and appropriate, satisfies the current requirements of the
Parish, allows removal of out-dated buildings dispersed on the site, and allows
sensible redevelopment of the areas of the property now occupied by redundant
facilities for new appropriate redevelopment for new uses.

How does the new development affect views to, and from, the heritage place?
What has been done to minimise negative effects?

Views to and from the heritage place, the existing Church, will not be affected
adversely by the proposed development. The south side of the existing Church is
currently a somewhat derelict and abandoned landscape area, incorporating tree
growth which obscures views into and out from the south side of the Church, the site
of proposed new development.

The proposed new development represents a positive resolution of essential
relocated amenities closely associated with the Church, and satisfies that need in a
low-key but positive way. Views will not be degraded by the replacement of poor
landscape and deteriorated garden elements with a low-profile built form closely
associated with the Church. Existing degraded buildings behind the Church will be
removed in the process of new redevelopment on the entire property — a highly
positive environmental outcome.

Is the new development sympathetic to the heritage place? In what way (e.0.
form, siting, proportions, design, materials)?

In accordance with best conservation practice, the proposed new development
which adjoins the existing Church on the south side does not replicate the style nor

ABN 54 697 998 727
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materials of the existing early 20th Century building. A clean break in style for the
development in terms of form, proportions, design and materials is assessed to be
sympathetic to the existing but clearly as a statement of design for today. The

existing fabric is not compromised but joins sympathetically with the new fabric
directly at the south side of the building.

7. Wili the new building visually dominate the heritage place? How has this been
minimised?

The proposed new development will not visually dominate the heritage place. The
low profile of the new develo'pment, its different architectural style and materials, will

ensure that the high-profile red brick Federation Gothic character of the existing
building will not be compromised. v '

. Itis important to note that the existing Church comprises a building which has been
substantially extended and altered in the past by additional works carried out in 1937
and 1938 to the original 1915 fabric.

8. Will the public and users of the place still be able to view and appreciate its
s._ignifican'ce?

The characteristics of the existing Church building will continue to be clearly visible
from the street on the eastern side; the architectural details and materials of the
existing south wall of the Church will be unaltered and retained and visible within the
new development; the significarice of the Church and its dominant eastetii elevation
in particular will not be adversely affected as a consequence of its location on high
ground set back a short distance abcve and from the street, visually dominant with
no reduction in its clirrent significance.

9. Conclusion

The proposed new development, adjoining the south side of the existing Church of
St. Mark, Bassendean, and further to the west, respects the architectural
characteristics of the existing building, does not detrimeritally impact on the heritage
significance of the Church building and constitutes essentially new elements for use

in conjunction with the Church.

The proposed new development appropriately does not replicate the architectural
design of the existing Church building but makes a clear statement of design for the
21st Century, substantially improves accéss to the Church from the main street and
from the Church itself, and enhances the amenity of this Parish Church in
accordance with present-day requirements for liturgical and sogial use of the

property.

RONALD BODYCOAT
Heritage Architect Enclosure: Photagraphs
ABN 54 697 998 727
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ST. MARK’S CHURCH
Bassendean, Western Australia

PHOTOGRAPHS

taken by Ronald Bodycoat for the
preparation of a Heritage Impact Statement

April 2014
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8 Eastern elevation to the street.

2, Adjoining carpark, north side of the Church.

St. Mark’s Church

Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat
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Adjoining property to the south — view looking west.

St. Mark’s Church ,
Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat
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Retaining wall to the street.

St. Mark’s Church

Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat




Eastern elevation to the street.

8. Foundation stone in the east wall
of the Church - facing the street.

St. Mark’s Church
Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat
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Eastern elevation to the street.

Southwest (rear) corner of the
Church.

St. Mark’s Church
Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat




11.  West elevation of the Church
(rear).

South side of the Church.

St. Mark’s Church
Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat




13. South elevation at the east end.

St. Mark’s Church

Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat




14. East wall, south side, of the 1937
section.

Southeast corner of the Church.

St. Mark’s Church
Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat
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17.

Foundation stone to the nave of the Church — north wall.

North elevation at the east end.

St. Mark’s Church

Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat




18. Foundation stone to the northwest addition to the Church.
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19.  North side of the Church at the eastern end.

St. Mark’s Church
Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat
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South elevation.
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St. Mark’s Church

Bassendean, Western Australia
Photographs taken April 2014
by Ronald Bodycoat




22.

23. rChAurch Hall — located west side of the property.

St. Mark’s Church
BasSg_r_;dg,an, Western Australia

Photographs taken April 2014
by Ronald Bodycoat
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Appendix 2: Existing Parking Plan
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Heritage Council of WA - Places Database

INHERIT

Our heritage places

St Mark The Evangelist Church
autHor Heritage Council PLACE NUMBER 11467
LOCATION
2 Wilson St Bassendean
LOCATION DETAILS
OTHER NAME(S)
Original St Mark's Church & Parish Hall
LOCAL GOVERNMENT Bassendean REGION Metropolitan
CONSTRUCTION DATE 1915, 1937 DEMOLITION YEAR N/A
Statutory Heritage Listings

TYPE STATUS DATE DOCUMENTS

(no listings)

Other Heritage Listings and Surveys
GRADING/MANAGEMENT

TYPE STATUS DATE
CATEGORY
Anglican Church Inventory YES 30 Jul 1992 Recommend RHP
Municipal Inventory Adopted 22 Nov 2005 1
Condition
Good
Creation Date 26 Mar 1998 Last Update 8 Oct 2014 Publish place record online (inHerit): Approved
Disclaimer

This information is provided voluntarily as a public service. The information provided is made available in good faith and
is derived from sources believed to be reliable and accurate. However, the information is provided solely on the basis
that readers will be responsible for making their own assessment of the matters discussed herein and are advised to

verify all relevant representations, statements and information.

AUTHOR Town of Bassendean

CONSTRUCTION DATE 1915, 1937 DEMOLITION YEAR N/A

Statement of Significance

http://www.inherit.stateheritage.wa.gov.au/...d=False&SearchToken=95a2e265-f4b4-4c0a-8033-24e50dd2cd55&page=1&itemsPerPage=20[29/01/2015 1:23:13 PM]


http://www.inherit.stateheritage.wa.gov.au/Public/Places/Image/f0678389-173f-42cb-85f5-bf89df756991

Heritage Council of WA - Places Database
A good example of Inter-War Period gothic church.

Physical Description

Ecclesiastical building in exposed red brickwork with stucco detailing. Portico entrance to one side in brickwork with
gable roof. Catholic cross to top of parapet gable. Small circular window over larger pointed arch window. Concrete
tracery to windows with stained leadlight glazing. Church - made from brick, circular windows facing street, Wall area is
more dominant, large entrance, Buttresses. Original Church - medium pitched roof, pointed arch motif, Made from timber

and fibro cement, Simple rectangular floor plan.

History
The weatherboard church wa built in 1909, destroyed and rebuilt in 1915. Subsequently, the new brick church
commenced construction, with the erection of the sanctuary and the chancel. The nave was completed in 1937.

OWNER CATEGORY

Perth Diocesan Trustees Church Property

Last Update 19 Oct 2011 Publish place record online (inHerit): Approved
Disclaimer
This information is provided voluntarily as a public service. The information provided is made available in good faith and
is derived from sources believed to be reliable and accurate. However, the information is provided solely on the basis
that readers will be responsible for making their own assessment of the matters discussed herein and are advised to

verify all relevant representations, statements and information.

http://www.inherit.stateheritage.wa.gov.au/...d=False&SearchToken=95a2e265-f4b4-4c0a-8033-24e50dd2cd55&page=1&itemsPerPage=20[29/01/2015 1:23:13 PM]
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1.0 Introduction

The Bassendean Town Centre Strategy 2007 outlines a vision and
objectives for development within the Bassendean Town Centre.

The guidelines provide further guidance for:
e  Old Perth Road: west end to Wilson Street

e  Old Perth Road central: Wilson to Whitfield Street
e Old Perth Road: east end and Bassendean Village

Detailed area plans will be prepared for:

e  BIC Reserve and the civic precinct

o Bassendean Blue Steel Oval

Council should have regard to the Bassendean Town Centre Strategy, the
guidelines and detailed area plans when assessing development Bassendean Town Centre
applications and providing infrastructure within the town centre.

P:\41902 Bassendean Town Centre Area Strategy\O7 Outputs\Reports\guidelines nov 07 rms\Final Guidelines Apr 08\080808 final guidelines after advertising.doc



Vision 2030-Community Plan was prepared in 2005 by the Town of
Bassendean in response to the State Government’s Network City strategic
vision.

* By 2030, the Town of Bassendean will be an ideal, highly accessible
urban village location where people can participate in a cohesive, vibrant
and diverse community lifestyle and a thriving local business economy

within a high quality built and natural environment.”

‘By 2030, the town centre has been transformed into a vibrant hub of mixed
uses and activities with a unique sense of place, rich in history and heritage.
...... Bassendean has a modern village feel to it attracting well designed
new development. It is a place where people want to be.

There is a wide choice of housing options and densities to suit a diversity of
lifestyles. Higher density development is clustered around the town’s 3
railway stations..... Atftractive landscape, street lighting, public artworks,
street furniture and car parking enhance the safe pedestrian friendly
streefs. ..

Bassendean is recognised as an amazing place with lots of character —

...people live and thrive in Bassendean.

Creating a stronger heart for Bassendean

- "v
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Old Perth Road perspective from Vision 2030 M.Mckay

P:\41902 Bassendean Town Centre Area Strategy\O7 Outputs\Reports\guidelines nov 07 rms\Final Guidelines Apr 08\080808 final guidelines after advertising.doc
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2.0 State Planning Conteact

West Australian Planning Commission (WAPC) strategic planning initiatives
give context to the Bassendean Town Centre Strategy:

2.1 Network City (WAPC 2005)

Network City: Community Planning Strategy for Perth and Peel is based on
principles and policies for liveable neighbourhoods, water sensitive urban
design, vibrant activity centres, transit oriented development, better public
transport and major infrastructure investments such as the new Metro Rail.

The strategy proposes activity centres along activity corridors where a full
range of activities are encouraged including retail, living, entertainment,
higher education and specialised medical services.

Network City proposes 60% of new housing should be within established
suburbs.  Councils are encouraged to support higher density housing
around key activity nodes to achieve a more compact urban form. The
strategy focuses on diversity of housing type, accessibility and housing
affordability.

&3
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2.2 Liveable Neighbourhoods (WAPC 2004)

Liveable Neighbourhoods is a state planning framework for communities
that are sustainable, safe, vibrant and efficient. The intent is to create
complete integrated communities that promote local identity and create a
sense of place.

This calls for an urban structure based on walkable, mixed use towns and
neighbourhoods that have a strong community focus and a compatible mix
of uses. The preferred urban form is “main street” mixed use centres that
offer street frontage retail and high density residential with good access to
public transport. The model is based on the premise that mixed use centres
are inherently more socially, environmentally and economically sustainable
and adaptable to change.

P:\41902 Bassendean Town Centre Area Strategy\O7 Outputs\Reports\guidelines nov 07 rms\Final Guidelines Apr 08\080808 final guidelines after advertising.doc
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2.3 Metropolitan Centres Policy No 9
(WAPC 2000)

The Metropolitan Centres Policy (MCP) (currently under review) applies to
commercial activities in the Perth Metropolitan Region. It establishes a
hierarchy of centres including Strategic, Regional, District, Neighbourhood
and Local Centres. Bassendean is designated a District Centre.

‘District Centres will be promoted as centres servicing the weekly shopping
and service needs of the suburban population. They should provide mainly
convenience goods, a range of comparison goods, local services and local
employment. Shopping floor space should generally be confined to 15,000
sgm unless consistent with a Commission endorsed Local Planning Strategy
or centre plan’

The Policy also refers to traditional ‘Main Street’ centres, encouraging
development in accordance with traditional main street design principles
and providing additional retail floor space incentives.

The policy defines ‘Main Street’ as:

‘mixed land use developments fronting to a street in a manner whereby
pedestrian access to the majority of individual businesses can be achieved
directly from the street and / or where customer car parks on private
property generally do not separate the road reserve boundary from the front
of a building.”

Bassendean has both car based retail at Bassendean Village and traditional
‘main street’ retail along Old Perth Road.

P:\41902 Bassendean Town Centre Area Strategy\O7 Outputs\Reports\guidelines nov 07 rms\Final Guidelines Apr 08\080808 final guidelines after advertising.doc
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2.4 Transit Oriented Development

The State Government actively encourages intensification of development
around railway stations (TOD) and is considering increased residential
densities and establishment or consolidation of commercial and other
employment activity nodes in the Midland rail corridor.

: 'b,
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Bassendean Town Centre is an excellent model of an existing urban village
on the Midland rail corridor with its historical main street and surrounding
residential areas. It has excellent potential to become an employment node
relating to surrounding industrial areas.

Bassendean Train Station is a modern attractive station that could become
a focus for increased commercial or education activity.

Success Hill Station could become a focus for more intense residential
development as well as continuing its role as an events station for the
Bassendean Oval.

The 2 train stations at Bassendean Town Centre provide excellent
opportunity for the future of the town centre as a highly accessible and
walkable urban village. Much of the town centre is within 400 metres walk
of a station.

The Perth to Midland railway line itself, however, combined with heavy
regional through traffic on Guildford Road results in a town that has been
divided and bypassed. North-south connections, access and visibility from
Guildford Road are fostered in the Strategy Plan for the town centre.

The Town of Bassendean, with good access to transport, a robust urban
structure and an established historical main street is ideally placed to
promote and implement the strategic initiatives of the WAPC.

P:\41902 Bassendean Town Centre Area Strategy\O7 Outputs\Reports\guidelines nov 07 rms\Final Guidelines Apr 08\080808 final guidelines after advertising.doc
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30 Town of Bassendean Planning
Framework

The Strategy Plan builds on recent planning initiatives and offers design
solutions that can be implemented over time in a staged and sustainable
manner.

3.1 Vision 2030-Community Plan

Vision 2030 is a long term community plan set out by the Town of
Bassendean to coincide with the timeframe and principles outlined in the
State Governments ‘Network City” model.

3.2 Bassendean Town Centre Enquiry by
Design

The Bassendean Town Centre Enquiry by Design was undertaken between
Nov 2001 and Feb 2002. Community members came together in a
workshop to investigate future growth of the Town using principles of
Liveable Neighbourhoods and traditional town centre design. The
outcomes of the “Enquiry by Design” workshop have been formally
adopted by Council for inclusion into the Local Planning Strategy and Local
Planning Scheme 10.

__ﬂ-ﬁai“'—__-;:‘“_‘_u_ '
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3.3 Town of Bassendean Local Planning
Strategy

The Town of Bassendean Local Planning Strategy (LPS) sets out a vision for
the municipality, and establishes short, medium and longer term directions
for sustainable land use and development. The LPS is an expression of
Council’s and the community’s vision for the Town of Bassendean over the
next 15 — 20 years.

3.4 Town of Bassendean Commercial
Strategy

The LPS incorporates a Commercial Strategy, which confirms the
Bassendean Town Centre as the primary commercial, retail and civic centre
of the municipality.

The Bassendean Town Centre, extending 800m along Old Perth Road, is
divided into three (3) distinct sub-precincts, each having a different but
complementary function that contributes to the overall vitality of the town
centre.

e  Traditional “Main Street” pedestrian based commercial/retail at the
intersection of Old Perth Road with Guildford Road and the train
station;

e  “Drive-by” commercial with interspersed retail and civic uses
(including a school and aged accommodation) between Wilson
and Whitfield Streets; and

e  Car based retail in the Bassendean Village Shopping Centre at the
corner of Old Perth Road and West Road.
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Obijectives of the Commercial Strategy are to:

e  Promote the continued importance of the Bassendean Town Centre
as the commercial, retail and civic centre of the municipality and
facilitate its sustainable growth and vitality;

e  Promote and facilitate revitalisation of the traditional main street
pedestrian based commercial retail precinct at the west end of Old
Perth Road, without undermining the overall importance of
Bassendean Villoge as a car based retail centre servicing the
district.

. Ensure that different retail, commercial and civic activities in the
town centre function and integrate in a manner that is mutually up-
building rather than undermining of other town centre uses.

3.5 Town of Bassendean Local Planning
Scheme 10

Local Planning Scheme No. 10 (LPS 10) has evolved over a number of
years and is based on the Model Scheme Text.

LPS 10 aims to:

e  Enhance the lifestyle of residents and provide community and
leisure facilities for a range of socio-demographic groups;

e  Encourage a housing stock that provides for a variety of lifestyle
choices for a range of socio economic and age groups;

e Promote vibrant local shopping opportunities and provide for home
businesses;

y 3

&3

TOWN OF

BASSENDEAN

Home by the Swan
Preserve local Aboriginal and European culture and heritage;
Promote local tourist attractions;

Protect and enhance the environment and natural resources of
Bassendean and in particular urban bushland and the river
environs; and

Promote greater use of alternative modes of transport and public
transport.

Obijectives for the Town Centre Zone under LPS 10 include:

Promote, facilitate and strengthen the town centre zone as the
principal focus of the district in terms of shopping, professional,
administrative, cultural, entertainment and other business activities;

Recognise the unique and specific function of each precinct within
the town centre:

Promote traditional main street pedestrian based commercial retail,
west of Wilson Street; civic, drive-by commercial and town centre
living uses between Wilson and Whitfield Street; and car based
retail in the Bassendean Village Shopping Centre.

Accommodate a diversity of commercial, cultural & residential
facilities;

Encourage the integration of existing and proposed facilities within
the zone so as to promote ease of pedestrian movement and the
sharing of infrastructure, as well as to retain the opportunity for any
future expansion of the area;

Achieve safety and efficiency in traffic circulation;

Ensure that buildings, ancillary structures and advertising are of
high quality and achieve an architectural theme contributing to the
uniqueness of the fownscape;
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e Provide sheltered places for pedestrians & shade to car parking
areas;

e  Preclude the storage of bulky and unsightly goods from public view;
e  Provide landscaping appropriate to the scale of development

Residential development is encouraged in the Town Centre. The local
government may, at its discretion, permit residential development within the
Town Centre Zone to a maximum density of R60. Residential development
shall only be permitted where the local government is satisfied that this
development is complementary to the scale and character of buildings
within the Town Centre Zone.

The requirement for producing design guidelines is contained in Part 2 of
Town Planning Scheme No. 10.

Upon adoption, all development is required to comply with the design
guidelines and any development that is deemed not to be consistent with
the intention of the Strategy Plans and Guidelines may be refused by
Council.

3.6 Bassendean Townscape Study 1989

The Bassendean Townscape Study was released in 1989 and provides an
analysis of land use, activities, movements and parking in the Town Centre
area. It outlines a preferred identity and image for the Town, and
highlights several key fownscape elements, including the idea of a ‘heritage
trail’. It describes the townscape structure at the time, and makes mention
of the fact that although the Swan River is only 800 metres from the
intersection of West and Old Perth Roads, it bears no relationship to the
town. The Study provides guidelines for elements such as Town Centre
entries, landmarks, colour schemes, materials, building height and
landscape within the Town.
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3.7 Municipal Heritage Inventory

The Town of Bassendean has a Municipal Heritage Inventory in place that
is updated on a semi regular basis. Although not as comprehensive as the
Heritage Council’s Register, it does earmark several notable sites within the
Town Centre, such as some sections of the BIC Reserve, Bassendean Oval,
Bassendean Post Office, the Padbury Buildings, Bassendean Railway
Station, and the Bassendean War Memorial for varying levels of protection.

3.8 Other studies

e  Bassendean Oval Conservation Plan

e  Civic Centre Redevelopment Plan

e  Strategic Plan 2005-2010

e  Economic Development Plan 2005-2010
e  Environment and Social Plans

e Community Safety and Crime Prevention study
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4.0 Place making in Bassendean

The Bassendean Town Centre Strategy Plan and Guidelines have been
prepared through a process of stakeholder and community workshops and
the adoption of a place making approach.

Place making is more than architecture, urban design and streetscapes. The
physical aspects of place only provide a setting for activities that make a
place unique and interesting. An appropriate and sustainable mix of

activities is the key to a successful place.

Place making drivers appropriate to Bassendean include:

e  Build and support the local economy

e Nurture and define the community’s identity

e  Foster frequent and meaningful community contact
e  Create accessibility for all

. Provide a comfortable and safe environment

e  Atfract a diverse population
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4.1 Create possibilities for intense people 4.2 Focus on parks and gardens

spaces
People visit and stay in a town centre to see and be seen by other people. Our cities and suburbs are becoming more intensely developed and
Sometimes in a quiet way to sit and have coffee or a meal alone while urbanised. Bassendean has range of open spaces close to the town centre
feeling part of the community and at other times to actively engage in including the Swan River parklands, BIC Reserve, Bassendean (Blue Steel)
community events and celebrations. Oval and other smaller parks. These open spaces should be nurtured and

integrated into the town for the enjoyment of residents and workers for both
active and passive recreation and to give breathing space from the intensity
of urban life.
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4.3 Create a vibrant smaller retail hot spot

Create a number of ‘activity nodes’
a{ong Ol Pertly Road with Bassendean Station precinct
and Blue Steel Oval redevelopment as [ively end points

The Old Perth Road is 800 metres long, this length of ‘main street’ can not
be sustained with intense active pedestrian based retail. Focussing hot spots
of activity at each end will in time facilitate activities that link the town
together. The Bassendean Village is a successful food and convenience
shopping place. A smaller ‘hot spot’ at the west end of Old Perth Road
should compliment rather than compete with Bassendean Village.
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4.4 Use interactive water features in the
town square

Create places where people of all ages can interact and
enjoy being in the town centre, water adds a cooling effect
and is fun

The Swan River is part of the Bassendean landscape. Old Perth Road leads
down to the river foreshore and landscape along the road should reflect
this. A water feature in the town square will suggest the water connection
and also offer a gentle cooling effect in the urban streetscape. The water
will be safe and playful aftracting children to splash and others to watch.
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4.5 Use a tower to signify the town centre

Draw attention to t@e Bassendean town centre —
open up vistas and celebrate [andmarks

Towers are traditional elements of towns seen in churches and civic
buildings.

A tower can be seen from a distance signifying the importance of the
central place to passers by. It can also be functional perhaps providing the
vertical circulation for the civic building and also offering a place for
community advertising and interactive art.

Lo,
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4.6 Totems to signify a special place

Give Guildford Road motorists the feeling of dviving
through a special place —give Bassendean an address

Totems and repetitive sculptures can lead the eye along vistas and draw
aftention to the place that is being passed through.

The use of totems at the intersections of the town’s street grid and
Guildford Road will emphasise that Guildford Road passes through not
past the town and that the town is a place to visit and not just by pass.
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4.7 Provide diversity of uses at street level

Provide opportunity for people to work in the Bassendean
town centre — flexible mixed use and commercial space

For a town centre to be lively and safe ground level uses need to be active
during the day and evening.

Street life, people, light, landscape and streetscape all contribute to the
ambience of a place and make it attractive to live in. The activity at the
edges of buildings and the ground level uses are essential ingredients.

. "w._
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4.8 Provide diversity of residential
opportunities

Facilitate a dramatic increase in people [iving in the
Bassendean town centre — 2.4 hour [ife — a wide range of
dwelling types

Bassendean has traditionally offered only low density single housing on
large lots. To ensure a diverse and interesting local community population
that is large enough to sustain local retail and commercial activity an
increase in the diversity of housing beyond just smaller lot sizes and town
houses will be needed.

Good rental accommodation and apartments with access to transport and
services will appeal to the growing number of smaller households both
older and younger.
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4.9 Mix old and new architecture

Respect the history of Bassendean while giving it a new
contewporary heart beat

Bassendean is a place with history and the heritage buildings in the town
are important. Good quality contemporary architecture can be sympathetic
to this heritage without copying or mimicking it. The counterpoint between
old and new design can be very exciting while respectful of the past
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4.10 Integrate parking and landscape

Create a strongey ’beavt’ fov Bassendean

Bassendean is a walkable town centre and the streets and open places
need to be pedestrian friendly. Large parking areas devoid of landscape
and footpaths are inappropriate. Parking can be set in landscape with trees
providing shade and a pleasant ambience to the town.
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5.0 Strategy Plan

The Bassendean Town Centre Strategy has been developed with the

following objectives:

e  Reinforce the current strong sense of place in Bassendean

e  Ensure the plan includes sustainable mixed uses along Old Perth
Road as a vibrant main street

e  Maximise opportunities around the 2 railway stations

e  Consolidate and build upon work already achieved by the Town of
Bassendean

e Ensure development proposals are economically viable and
practical

e  Reflect the views of the Bassendean community and stakeholders

e  Ensure Bassendean Town Centre can develop over time intfo...
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Key Principles:

1. Draw ion to th fean Town Centre - open up vistas.

Z Give Guildford Road motorists the feeling of driving through a
special place - give Bassendean an address.

3 Create a new Town Square for Bassendean.

4. Facilitate a dramatic increase in people able to five in the town

cantre - 24 hour life - wide range of dwelling types,

% Provide opportunities for people to work in the town - flexible
commercial space.

6, Create a number of ‘activity nodes’along Old Perth Road with
station precinct and oval redevelopment as end points.

T Retain and enhance existing landscape.

8 Embrace the Town Park as part of the Bassendean Town Centre.

Significant building such as Town Square extends across Old

adult education or commercial Perth Road as a people place

integrated with Bassendean {cars can drive through)

train station. QUp'rﬁlmrmmd

Improved retail frontage to

Guildford Road corner as a “hot Landmark community building

spot and introducti e hall {senior citizens)
o i 7 r council chambers and administra-

S E L i luding landmark tower and a

of wse of buildings ot spot for feod and coffes

SN W

\

Improve links with namrow
mccess roads

e Improved frontage to retail
MNew 3-4 storey building for
football dlub and function

cantre
Bassendean Oval re-orientated
and opened up to become a

BASSENDEAN TOWN CENTRE STRATEGY PLAN

=
L
a §

TRARELIEAL

e

AT

SO ST
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T
T
T

Improve a link to Success Hill train

0 Hosaind froptieg ovs) station and residential
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WESIDENTIAL APARTMENTS WITH GROUND
" LEVEL MIXED COMMERCIAL USES

> RESIDENTIAL APARTMENTS
B AETAIL AND COMMERCIAL OPPORTUNITIES

MECHUIM DENSITY HOUSING

WRO0% 51
B LANDMARK COMMUNETY BLILDING
B RECREATION AND LANDSCAPE
ENCOURAGE INCREASED DENSITY HOUSING CLOSE
T TOWN CENTRE ANDI RAILWAY STATIONS
TRAFFIC CALMING - CHANGE OF ROAD SURFACE
VIEW CORRIDOR
TROWSEST.
SUTICN ST

@ Residential opportunity

-~

@ Lendscoped mound @D podestr dar Lord
@ sionificant fbaiding () Raticnak porting

@ ;cdmhno.u;uh;uw;npnk n
@ station and underpass

@ Hisitege gransianis @ Totems and streetscape

to Guildford Road
Teenage activi
@ 2 Town Park - retain

&3

D srommentptin

@ oo

ith towm

Improve safaty and i

v BASSENDEAN

Upgrade Success Hill train
station

Adopted by Council August 28, 2007

cantre. Develop a small seasonal wetland

Home by the Swan

For & vibrant futire

HAMES SHARLEY
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Provide cafes and offices at street level below

Use totems to signify a special plac

Integrating parking and landscape Focus on parks and gardens

&b

TOWN OF

BASSENDEAN

Home by the Swan

Key Outcomes

Rationalisation of BIC sporting and recreation
facilities

A Town Square on Old Perth Rd

herildi

A new civic g combining administration with
community facilities and council chambers.

A Town Park integrated with the town
Town centre living creating a safer, more active place
Bassendean Oval becomes a multi purpose

‘people’s park'for the community while remaining
the same ground of WAFL SDFC.

New sul [ ial oppor

Creation of a vibrant ‘'hot spot’ at the west end of
Old Perth Road

Opportunity to partner with the State Government in
redevelopment of key sites in support of TOD
strategies.

340 - 400 new dwelling opportunities
recommended adoption of inner city residential
planning codes

400 - 500 car bays - potential for reciprocal parking
and relaxed parking provisions due to public
transport and town centre amenity.

Place making objectives

- Build and support the local Bassendean economy
- Nurture and define community identity of Bassendean

- Foster frequent and meaningful contact in the Bassendean
community

- Create accessibility for everyone
- Provide a comfortable and safe town centre environment
- Attract a diverse population to Bassendean

- Respect the history and heritage of Bassandean

P:\41902 Bassendean Town Centre Area Strategy\O7 Outputs\Reports\guidelines nov 07 rms\Final Guidelines Apr 08\080808 final guidelines after advertising.doc




j—-

T

6.0 Planning and design guidelines

6.1 Scope and intent
The Bassendean Town Centre guidelines encourage:

e  Development consistent with the place making objectives of the
Strategy Plan

e  Innovative and sustainable design; and

e  Development that respects and contributes to the character, scale
and amenity of the Bassendean Town Centre.

The intent is to develop a built environment in Bassendean that is valued as
‘cultural capital” for future generations. Sustainable development that
improves the amenity of the public realm is encouraged.

The planning and design guidelines are performance based rather than
prescriptive controls to encourage flexibility and design innovation.

Principles of sustainability should be incorporated into all aspects of
development in the Bassendean Town Centre. A variety of activities and
uses is encouraged and innovative solutions in building, landscape and
urban design will be promoted.

New development should be of a high quality, respond to the climate and
be appropriate in the context of a thriving town centre. Landscape and
urban design should reflect and incorporate a sustainable approach and
contribute to the overall amenity of the area.
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Residential development should respond to changing demographics and
support the social and cultural diversity of the community. A broad range of
housing options including a minimum of 15% affordable housing should be
provided. Dwellings designs should provide for families, singles, couples,
seniors and youth.

Well designed public spaces and integrated cycle and pedestrian networks
should be provided to enable ease of movement and encourage physical
activity.

Amalgamation of sites is encouraged in the town centre to enable good
quality integrated development to occur at a feasible scale. This will enable
good design solutions to aspects of development such as building scale
and parking provision. Small scale modifications to existing development
particularly along Old Perth Road are not encouraged except to bring
development up to an acceptable standard in the short term.

Planning and design guidelines are grouped in 3 sections:

e Site planning and urban design;
e  Building form and detail; and

° Environment and services.
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6.2 Design and approval process

These guidelines are performance based and do not attempt to control
design detail. Innovative, sustainable and well considered design outcomes
that respond to the context, neighbouring development and the public
realm are expected. A high level of development quality will ensure a
stronger, long lasting heart for Bassendean.

Close liaison with the council and its representatives is recommended from
the outset of a development project, prior to commencing design. This will
ensure that the objectives of both the council and the developer are
understood and that the best development and design outcomes can be
achieved in a collaborative manner.

The council may engage expert advice to assist in development assessment
which may include design professionals (staff or consultant) such as
architects, landscape architects, engineers and planners.

A design review committee made up of such professionals may be called
upon from time to time to assess development.

These guidelines should be read in conjunction with the current Local
Planning Scheme and current council policies.

6.3 Variation Discretion

Council has discretion to vary any part of these guidelines.

The overall objectives of the Bassendean Town Centre Strategy Plan and
the quality of building and place design will be considered when granting
any variation.

__ﬂ-ﬁai“'—__-;:‘“_‘_u_ '
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6.4 Development Approval requirements

In addition to normal documentation required for Development Approval
the following shall be submitted to the council;

e  Design report covering response to the guidelines

e Energy efficiency report

[ Climate response report

e  Shadow and 3D bulk and scale analysis

e Llandscape and hardscape strategy, plan and concept report

e  Streetscape views showing building scale and character in its setting

¢  Movement plan and report indicating provision for vehicles,
pedestrians and cyclists and including rubbish removal and storage
and servicing issues

e Signage strategy including sign locations, specifications and
graphics

e  Concept ,costing ,location and detail of any artworks proposed

U] Report on construction timing /staging issues including impact on

adjacent public realm, temporary services, access for delivery
trucks, cranes efc, fencing and other construction phase issues.
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7.0 Site planning and urban design

/.1
/.2
/.3
/.4

7.5
/.6
/7.7
/.8
7.9

Urban setting and context
Landmark buildings in Bassendean
View corridors and vistas
Development type and intensity in
Bassendean

Building envelope

Building orientation and address
Topography and floor levels
Pedestrian and cycle amenity

Vehicle movement and parking

/.10 Landscape and hardscape
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7.1 Urban setting and context

Position

The Bassendean town centre will become an active and vibrant place for
the local community and visitors. Old Perth Road is the historic main street
and town focus. It is about 800 metres long and will therefore change in
character along the way.

Old Perth Road is understood as 3 sub- precincts:
o The west end, between Guildford Road and Wilson Street

. The central area between Wilson Street and Whitfield Street

. The east end between Whitfield Street and West Road

The area beyond West Road is considered part of the Bassendean Blue
Steel Oval and subject to a future detailed area plan.

Guidelines

e  Buildings should contribute positively to the desired character of the
precinct and to the streets and public spaces around them.

e  Refer to the following pages for guidelines for the 3 sub precincts

Variation

The council has discretion to vary this guideline where a building will not
detract from the ambience of the town, is of exceptionally high quality
design and will contribute to the unique urban setting of Bassendean Town
Centre.
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WEST END - OLD PERTH ROAD
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In the west end, a clear response to existing building character and
respect for Bassendean town centre streetscape and history is
expected. This should be expressed in scale and form while
offering contemporary urban design character appropriate for a
revitalised fown centre in the twenty first century.
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CENTRAL - OLD PERTH ROAD

e In the central area, a softer response is expected with a more
residential and landscape character. The new civic spaces will
contribute to the enhanced character of this area. All buildings
edging and overlooking these civic spaces will be important to the
townscape and have a consistency of detail and design. A small
retail node will develop at the bend on Old Perth Road (south side)
and the intersection of Hamilton Street.
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EAST END - OLD PERTH ROAD

e In the east end, building character should reflect contemporary
retail and commercial design and recognise Bassendean Village as
the retail focus. Bassendean Village should be given improved
presence and activation with a pedestrian focus on Old Perth Road.
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7.2 Landmark buildings in Bassendean

Position

Bassendean Train Station, the Padbury Building, Bassendean Hotel, St
Marks Church, the Library, the future civic building and the proposed
residential/mixed use buildings on the corners of Guildford Road and
Wilson Street are and will be the landmark buildings in the Bassendean
town centre.

New buildings and spaces should respect the scale, character and position
of these landmark buildings. This does not necessarily mean that building
height is limited to below the height of these buildings.

Guidelines

e  New buildings on the south side of Old Perth Road in the west end
should not extend above the parapet height of the Padbury
buildings at the street front.

e  Buildings on the north side of Old Perth Road should not extend
above the existing parapet (Refer Building Envelope )

e New buildings fronting the central area of Old Perth Road should
consider views to the church and proposed civic buildings.

Variation

The council has discretion to vary this guideline where a building is of
exceptionally high quality design and will become a fitting landmark itself
without detracting from the existing landmarks in the town.
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St Marks Church

Padbury Building

Bassendean Library
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7.3  View corridors and vistas

Position

Old Perth Road is an excellent urban setting with vistas east toward the hills
and north down to the BIC parkland on Guildford Road. These vistas give
Bassendean a unique setting.

The town centre strategy identifies some important view corridors and vistas
that should be respected and celebrated in future development of the town
centre.

Guidelines

e View corridors and vistas idenfified in the town centre strategy
should not be obstructed.

e  Buildings and landscape should be positioned to enhance vistas
and view corridors.

AN

Variation

This guideline may be varied where council considers that a building
contributes to the overall urban quality of the town centre and that new
vistas are set up through its location, scale and character.
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7.4 Development type and intensity in
Bassendean

Position

The town centre strategy encourages an increased intensity of residential
and mixed use development in the town centre in close proximity to the
amenity of the town and the Bassendean train station.

It is intended to amend LPS 10 in the future, to introduce RIC codes in the
Town Centre Zone. This will increase opportunity for comprehensive
redevelopment and amalgamation of sites, with the aim to achieve a
diversity of residential type and size within the town centre. This increased
development potential will be available to high quality development that
contributes positively to the townscape in Bassendean and complies with
these guidelines.

To ensure that Bassendean continues to have a diverse and cohesive
community where people can continue to live through different phases of
life it is important that housing in the town is affordable and adaptable.

Guidelines

. Preferred uses in the town centre include:

0 Residential such as townhouses, apartments, mews, row
housing, maisonettes as well as opportunities for home
office and short stay

Retail focussed on west and east ends of Old Perth Road
Civic and community

Commercial including small-scale office space

© O O o

Higher intensity and mixed uses that contribute to vitality of
town centre are encouraged while low intensity uses are
discouraged.
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0 Provision of affordable single or 2 bed apartments is
encouraged.

0 Short-stay serviced apartments shall conform to R-IC
provisions of the Residential Planning Codes.

Affordable housing is encouraged in the town centre:
0 15% of dwellings in any development should be affordable.

0 Smaller dwellings with, 1 bed/1bath or 2 bed/2 bath,
flexible living space and limited internal fit out and finishes
are encouraged to provide affordable housing for younger
and older people.

0 Dwellings should not be reliant on air conditioning and
should be provided with cross ventilation and solar control
for passive climate control.

o All dwellings should be suitable for disabled occupants and
visitors.

Public transport use is encouraged in the town centre and therefore
parking provision should be limited to the LPS 10 requirements.
Common parking areas below ground are encouraged. Large
garaged frontages are discouraged.
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7.5 Building envelope

Position
The town centre strategy indicates a general arrangement of buildings for e Rear setbacks from residential adjoining should provide for privacy
the town centre. and comply with R code requirements.

Where possible buildings should be orientated with long axis and occupied

) . e  Entrances can be set back up to 4.0metres to create a sense of
spaces approximately north-south to maximise solar access.

address; these setbacks should be co-ordinated with neighbouring
buildings and detailed as small urban public spaces.

Guidelines
. . . . FRONTIES EEADENTIAL
e An agreed envelope of footprint and height will define new E%Zc&mnm fOER BNTRY
development on each lot. There is no plot ratio limit in the fown l | .

centre. ———————— 5 e (o

sy
e A minimum height of 3 storeys or 10 metres is set for buildings ﬂn@?‘nﬁu—lt o e

generally in the town centre.
RezrlDenTkL

e A maximum height of 5 storeys is set for buildings generally on lots

fronting Old Perth Road subject to streetscape, shadowing and 41 -PRIVATE l——J—-
overlooking issues. 2on To zﬁ:-r;&mc
o Buildings on the north boundary of Old Perth Road (west end) shall D i
not be higher than the existing parapet at street front. MIXED Use ACTVE FRONTALE
e  Buildings on the south boundary of Old Perth Road (west end) shall Variati
not be higher than the existing Padbury building parapet at street ariation
front. The building envelope may be varied where council considers that the

building does not adversely affect neighbouring buildings and spaces or the
general townscape by overshadowing or dominating through scale or
character.

e  Development should generally have nil set back to front and side
boundaries.

e  Residential development at ground level can be setback 2.0 to 4.0
metres to provide a transition between public and private space.
Residential entry foyers at ground level can have a nil setback.

e  Rear setbacks should be provided suitable to accommodate
parking and avoid overshadowing of neighbouring buildings.
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7.6 Building orientation and address

Position
Townscape, address and solar access are all very important in orientating
buildings.

Guidelines

e  Buildings should have the long axis east- west (or within 15 degrees
of east- west) to maximise northern solar access.

e  Buildings should have the primary entrance, address and frontage
on or clearly identifiable from the primary street.

e Courtyards can be used to provide solar access in deeper buildings

Variation

This guideline may be varied where council considers that the climatic
response of the building is not compromised and that spaces created
around the building contribute positively to the urban quality of the town
centre.
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7.7 Topography and floor levels

Position

Old Perth Road slopes considerably downhill from Guildford Road. This
adds interest to the built character of the town centre. Building design along
Old Perth Road should reflect this change in topography. Some intersecting
streets also slope considerably; this slope should be used to advantage in
building design.

Guidelines

e  Facades should be stepped to express change of level across the
building frontage. and should relate well to neighbouring facades.

e All floor levels should be expressed in the fagade design through
awning or balcony elements or the design of windows within a
facade.

e  Care should be taken to resolve the detail relationship between
adjoining building with different floor and awning levels.

e Ground floor to floor height shall be a minimum of 4.0 metres to
provide a consistency with the historic buildings in the town and
flexibility of use.

e Upper floor to floor heights should allow for future change of use.
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7.8 Pedestrian and cycle amenity

Position

Bassendean Town Centre will be a place where pedestrian access and
amenity has priority. Cycling to the town centre will also be encouraged.
Buildings will provide pedestrian shelter and amenity on the street front.

Guidelines

e Provide clear, well designed paths around buildings leading to
entrances that link into the public footpath network.

e  Provide pedestrian shelter at entrances and along active street
frontages.

e  Provide good end of trip facilities, including lockers and showers for
walkers and cyclists in workplaces in the town centre.

. Provide bicycle racks outside all commercial, retail and civic
buildings.
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7.9 Vehicle movement and parking

Position

The Bassendean Town Council encourages the reduction of car
dependency. Vehicles will move slowly and safely around the town centre.
People will be encouraged to walk to the town centre or to park their cars
and walk to various destinations.

Guidelines

Car parking is to be provided consistent with LPS 10.

Parking should be located to rear of or below buildings. Cars and
parking areas should not visually dominate development.

Where car parking requirements limit optimum site development
council may consider cash- in- lieu payment.

Parking for motor cycles and scooters should be provided to
encourage use.

At- grade parking areas including the Bassendean Village car park
should be well landscaped with shade trees (1 for every 4 car bays)
and have clearly defined, direct and well lit pedestrian links.

For residential dwellings of 1 to 2 bedrooms the parking ratio shall
be reduced to 1 bay per dwelling.

Shared surfaces are encouraged using trafficable unit paving and
materials consistent with neighbouring developments and public
areas.

Parking should be accessed from secondary streets and not from

Old Perth Road.

&b
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Crossovers should be limited to one crossover (3 — 6m wide) per
development site. Crossovers should match footpath colour.

Service and delivery should be provided discretely and in minimal
space.

Consideration should be given to location, access to and storage of
recycling and other rubbish bins including communal bin facilities.

Emergency vehicle access, particularly for fire fighting vehicles,
must be provided to satisfaction of Council and FESA.

P:\41902 Bassendean Town Centre Area Strategy\O7 Outputs\Reports\guidelines nov 07 rms\Final Guidelines Apr 08\080808 final guidelines after advertising.doc



[

7.10 Landscape and hardscape

Position

The outdoor spaces between buildings are as important as the buildings
themselves in their contribution to townscape. All spaces around buildings
are to be designed to offer attractive amenity for users and passers-by.

Landscape in the Bassendean Town Centre should:

Complement street function and be appropriately scaled relative to
street width and building form and scale

Enhance pedestrian comfort and safety and reinforce desired traffic
behaviour

Reflect and consider development image and role, solar access,
soils, selection of appropriate species and services

Assist in micro climate management and

Include ‘water wise’ strategies to reduce long-term water
consumption.

B

y 3
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Guidelines

Refer to Bassendean Streetscape Policies

A town centre public realm contribution of 2% of development cost
will be payable to Council as a condition of development approval.
This contribution will be used to enhance the public realm in the
vicinity of the development site and will include public art, street
furniture, planting, paving and amenities such as bicycle racks,
bins, shade structures, signage. Etc. Timing of these enhancements
will be agreed between Council and the developer to be completed
shortly after construction and to suit council works programmes.

Landscape provision will be assessed on quality rather than
quantity. No specific percentage provision is required in the town
centre but all outdoor areas are expected to be landscaped and
maintained to a high quality appropriate to an urban setting.

Existing healthy, mature trees of appropriate species should be
retained and incorporated into new development. Where trees are
removed they shall be indicated as removed on plans and their
removal justified

Generally use water- wise and indigenous plant species

Improve microclimate of courtyards and other urban spaces with
use of some deciduous shade trees and water elements. The use of
deciduous trees will be limited to courtyards and other urban
spaces where seasonal climate response is considered important.
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e  Paving materials and details shall match proposed public realm
finishes or be of a quality associated with high traffic town centre
and civic precincts and approved by council.
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e  Seating, lighting and other street furniture should match that
proposed in public areas or be of high quality design durable
materials and approved by Council.

e Trees planted in car parks shall be planted as mature specimens no
less than 3.0 m high and protected with tree grates and bollards.
Tree canopies shall be managed to allow clear visibility to building
facades and signage.

e All private and public open spaces should be designed and
maintained to minimise fertilising, excess watering and nutrient run-

off.
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8.0 Building form and detail

8.1  Adaptable buildings

8.2  Building character

8.3 Facades

8.4 Roofs

8.5 Old Perth Road frontage
8.6  Building entry

8.7 Awnings, canopies and balconies
8.8 Roofs

8.9  Materials and colour
8.10 Signage and art

8.11 Plant and equipment
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8.1 Adaptable buildings

Position

The revitalisation of Bassendean Town Centre will happen over a number
of years. New buildings in the town centre should be designed to
accommodate a changing range of diverse and more intense uses in the
future.

Guidelines

Buildings designed for adaptive re-use should include:

e Load bearing columns/walls in regular grid allowing addition
or removal of dividing walls to reconfigure internal space.

e  Lightweight facade systems that can be updated in future.

e  Service cores and stairs at sides or rear of buildings and
generous vertical circulation space for people and piping.

e  Maximum number of openings in primary street facade to
allow for additional entrances and/or different uses within
building in future.

e Maximum natural light by limiting building depth to 20- 25m,
use of light wells or internal courtyards.

e Limited internal fit-out and refit wastage

e  Generous ground floor to floor heights to match existing or a
minimum of 4.0metres

e Upper floor to floor heights of 3.5metres to 4.0metres

Variation
Where council considers that the life of a building is short so as not to
warrant this approach.
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8.2  Building character

Position

All buildings within the town centre should be designed as good urban
fabric buildings that respect the history and streetscape of Bassendean
while providing a contemporary response to function, technology and
materials. Buildings in landmark locations should stand apart from the
urban fabric buildings.

Guidelines

e  Buildings should reflect contemporary lifestyle, function and
materials and not mimic historic styles and building methods.

e  Buildings should respond to the character of significant buildings in
the town.

e  Buildings should have a proportion and scale appropriate to their
location within a high quality urban town setting and respecting
neighbouring buildings.
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8.3 Facades

Position

The design of building facades should contribute to the harmony, liveliness
and safety of streetscapes.

Guidelines

e  Refer to Streetscape policies on non residential property facades
and security grilles and to 8.5 :Old Perth Road frontage

e  Building facades should respond to neighbouring facades through
use of consistent horizontal lines, good proportion and other design
aspects.

e A consistent, well detailed design approach to all facades of a
building is expected. Care should be taken in design of all facades
that can be viewed from anywhere in the public realm, this includes
window placement, proportion and relief in the wall plane.

e No facade shall appear as a “back “and blank walls should be
avoided. Exposed plumbing or other services are not acceptable on
any facades.

e  Ground floor facades should be distinctive from upper levels,
changes in wall plane, texture, material and colour can be used.

e  Circulation spaces such as stairs and foyers should be positioned
and glazed to add activity that is visible from the street.

e  Glazing of facades is encouraged to provide visibility between
inside and outside the building. Windows at ground level on active
frontages shall be minimum 2.4m high. External sun shading is
encouraged appropriate to orientation.

e  The top of buildings should finish with a roof or expressed detail.
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8.4 Roofs

Position

Roofs are important elements of buildings and townscapes and roof form
should be considered as part of the overall building design.

Guidelines

e  Simple roof forms complementing the linearity of buildings are
desirable.

e  Verge and eaves overhangs sufficient to create strong shadow lines
are encouraged on expressed roofs.

e Low pitch roofs (<10 degrees) should be concealed by parapet
walls.

e  Pitched roofs should respect and be consistent in pitch with roofs in
close proximity.

P:\41902 Bassendean Town Centre Area Strategy\O7 Outputs\Reports\guidelines nov 07 rms\Final Guidelines Apr 08\080808 final guidelines after advertising.doc



e

8.5 Old Perth Road frontage

Position

Old Perth Road is the central streetscape in the Bassendean town centre
and care should be taken to enhance and enliven it. The pedestrian
experience along Old Perth Road should be stimulating and vibrant.

Old Perth Road should have continuous active frontages of varying types
along its length.

Guidelines

Active frontage can include small landscaped spaces that are
publicly accessible and contribute to the streetscape and building
address

Non- residential and mixed-use buildings shall have nil setbacks to
Old Perth Road frontage.

Mixed-use buildings should have predominantly non-residential
ground floor frontages to Old Perth Road, with the exception of
common foyers or home based studios/ offices.

Residential active frontages should offer a transition such as a
terrace or veranda between the public and private space where the
resident can spend time and express identity through landscape and
detail.

Verandas or terraces can be raised above adjacent footpath level
to a maximum of 1.2 metres.

Glazed shopfronts are required in retail and commercial buildings.
Old Perth Road facades should have a minimum of 80% clear
glozed area at ground level.

Refer to
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Solid frontage is accepted below 0.8 metres above footpath level to
allow raised display windows and outside tables up against
shopfronts.

Blank walls longer than 2.0 metres at street level are not permitted.

Upper levels of buildings fronting Old Perth Road should include
functional size balconies.

Where cafes, restaurants and coffee shops front Old Perth Road the
provision of an outdoor eating area is encouraged.

All frontages on Old Perth Road should be well illuminated.

Non- residential Property Facades Policy, Trading in Public Places Policy
and Outdoor Eating Policy
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8.6 Building entry

Position
A good building entry expresses the function of the building and its
character. It welcomes people in and provides information and shelter.

Guidelines

e The primary building entrance should be clearly identifiable and
visible from the primary street.

e Other entrances should be scaled and designed according to their
function and frequency of use.

. Entrances can be set back from the street with external treatments
being consistent with the adjacent streetscape.

e  Pedestrian shelter, signage and lighting should be provided at
primary enfrances.

Variation

Where council considers that the primary entrance is better located off the
primary street, the design of the building and its surrounds should clearly
lead the visitor to the entry.
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8.7 Awnings, canopies & balconies

Position

Awnings and canopies provide pedestrian shelter and add interest and
colour to facades along active street frontages. Other elements such as
balconies and terraces provide spaces for people to be part of the street
environment and contribute to passive surveillance as ‘eyes on the street’.

Guidelines

e All active commercial and retail frontages in the west and east ends
along Old Perth Road should have continuous pedestrian shelter
over the footpath.

e  Residential and mixed use buildings shall have pedestrian shelter
such as awnings or canopies over entrances.

e  Balconies and terraces are encouraged on street facades in
residential and mixed use buildings.

e  Balconies should have predominantly open balustrades, while
considering the need for screening of washing and air conditioner
units and solar screens.

e Awnings, canopies and balconies should :
0 Have minimum clearance to footpath of 2.7 metres
0 Have minimum extension out from building of 2.5 metres
0 Relate in height/ design to adjoining canopies/ awnings
o Consider signage locations and dimensions

e  Provision and maintenance of canopies and awnings over the
footpath is the responsibility of the building owner.
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8.8 Materials and colour

Position

A vibrant town centre is usually a wonderful mix of colours and materials. It
is not the intention to limit the design palette of new buildings in
Bassendean.

The Bassendean Town Centre should read as a harmonious grouping of
buildings each with a different role and potentially a different character.

Guidelines

e Respond to neighbouring buildings with complimentary colours and
materials.

e A limited palette of external colours and building materials should
be used to ensure building harmony. Generally, use neutral, subtle
colours for long lasting surface finishes and use bright colours only
as accent and for surfaces that will be repainted or finished
regularly.

e  High quality durable materials that have acceptable levels of
weathering and wear are preferred to materials that require
constant maintenance..

e Use of tilt- up concrete is discouraged unless carefully detailed,
finished and given relief in the wall plane.

e Use of highly reflective glazing is not permitted. Samples of
reflective/ tinted coatings shall accompany any development
application and will be to satisfaction of the Town of Bassendean.

e  Strong and bright colours may be approved subject to durability,
where council considers that proposed use of colour will contribute
to the character of the town centre in a positive way.
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8.9 Signage and public art

Position

Good signage and public art will contribute positively to the character and
ambience of the town centre and reflect the image and memories of
Bassendean. Both signage and art add vibrancy and interest to a place.

Guidelines

Refer to Public Art Policy and Master Plan and Commercial
Advertising Signage Policy

A Public Realm contribution of 2% of building construction cost will
be required for development in Bassendean Town Centre. This
includes provision for public art.

All building signage will be of a high standard and generally not
exceed 5% of the building wall area to which it is fixed.

Pylon signs will not generally be permitted. Signage designed as
part of the building and themed to complement development is
encouraged and if a building has numerous tenants, consolidated
signage is preferred.

Signage suspended below awnings, canopies or balconies or
cantilevered will have a minimum clearance above footpath level of
2.7m.

llluminated signage (not pulsating or flashing) is preferred to
externally lit signs. Signs should be lit at night.

Signage erected above rooflines will not be permitted.
Signage shall not obscure display windows by more than 5% area.

Refer to 7.10 Landscape and hardscape.

TOWN OF

BASSENDEAN

Home by the Swan

e Permanent external art work should be durable and complement
the themes established in the town.

e  Public art should be appropriate for urban public space and should
not compromise public safety.

e  Opportunities for public art include: murals, tiles, mosaics or bas-
relief to walkways and walls; unique, artistically devised elements
which also have a functional role eg. bollards, gates, light poles,
bench seating, drinking fountains.

Variation

Where art is incorporated into the building design, can be enjoyed from the
public realm at all times and is of an extent and quality that satisfies the
councils objectives for public art, the cost of that art can be off- set from the
required public realm contribution (refer 7.10 Landscape and hardscape.)
A costed concept design by the artist is required to accompany the
development application.
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8.10 Plant and equipment

Position

Modern buildings require plant and equipment to function. This is usually
unsightly and often noisy. The impact of plant and equipment should be
minimised through design and location.

Guidelines

e  All plant and equipment must be concealed from public view using
screening or other means that is an integral part of the building
design. Surface mounted services piping and conduits will not be
permitted.

. Roof mounted equipment, aerials, antennas, masts efc must be
screened from all views including from above where applicable.
Detail of screening shall be included in DA plans, elevations and
3D images

e Ground level or balcony mounted equipment/air conditioning plant
must be well screened using materials to suit the building.

e All plant and equipment must have noise attenuation to council
satisfaction.

e  Telecommunications dishes are not permitted on roofs.

e Lift over runs shall be contained within the roof space or
appropriately designed as an element of the building active
frontages.
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0.0 Environment and services

9.1 Climate and energy response
9.2 Services and infrastructure
9.3 Servicing and maintenance
9.4 Traffic noise attenuation

9.5 Safety and security

9.6 External lighting
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9.1 Climate and energy response

Position

The Town of Bassendean has a commitment to sustainable development.

It is important that new buildings are designed to be climate responsive and
limit the use of energy and resources.

Guidelines

e Asolar access and shadow analysis is required as part of the DA.

e  Buildings should be designed to minimise energy consumed for
heating, cooling and artificial light including:

0 Window design for good thermal and daylight performance

0 Building materials and insulation to contribute to
comfortable thermal conditions

0 Air movement within buildings to provide comfortable
thermal conditions and appropriate air quality

0 Building materials, appliances and fuel sources selected to
minimise energy requirements and greenhouse gas
emissions

e  Building services should be designed and maintained to minimise
energy and resource use including:

0 Optimum natural light
0 Optimum natural ventilation

0 Energy efficient motors and equipment ,lighting control
systems, fittings and appliances

0 Energy efficient air conditioning and mechanical ventilation
systems and controls

&3
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Minimum water use and waste
Energy efficient hot water systems
Water efficient taps and fittings

Minimal energy use over the whole life of the building

O O O O O

Maximum use of renewable energy and use of fuels with
low greenhouse gas emissions

Current ‘5 star’ requirements of the green star rating system can be
used to demonstrate a response to this commitment. A report
accompanying the DA should describe the climate response and
energy requirements of the building.
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9.2 Services and infrastructure

Position

A high quality, well detailed and well maintained public realm will
contribute to the value of residential and commercial property in
Bassendean Town Centre and provide a high level of amenity for residents
and visitors.

Guidelines

e The Town of Bassendean requires infrastructure contributions to be
made based on the value of development.

e All stormwater shall be contained on site or connected to drainage
points where supplied.
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9.3 Servicing and maintenance

Position

The town centre should be pedestrian friendly, visually attractive and safe.
Service areas and delivery and maintenance vehicles should not detract
from this amenity.

Guidelines

e  Service yards must not be located along active frontages and shall
be designed as integral parts of the building.

e All waste storage and delivered goods should be contained within
buildings. Rubbish storage and collection facilities shall comply with
the current general requirements of the Town of Bassendean and
will be efficient, convenient and allow for collection of recyclable
material.

e Doors providing access to internal waste/storage or loading dock
areas should be the minimum width and height possible to serve
the required loading/unloading function and be constructed of
aesthetically pleasing materials.
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9.4 Noise attenuation

Position

Traffic noise from Guildford Road and the rail line can impact on the
amenity of the town centre. Buildings should be designed to ameliorate
this.

Guidelines

e Incorporate suitable noise attenuation measures in  buildings
affected by train or traffic noise in windows, ceilings and insulation
airport noise controls.

e  All accommodation buildings are to be detailed and/or designed

so that internal noise levels in bedroom areas will be in the range
of 30 to 35dB.

e  All plant and equipment is to have noise attenuation.

B
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9.5 Safety and security

Position

Bassendean town centre should be a safe place at all times. Building and
urban design can impact on safety through ensuring all areas are
overlooked, open and well maintained.

Crime prevention through environmental design (CPTED) principles will be
used to assess all new development.

Guidelines

e A diverse and complementary mix of uses will encourage public
presence and activity at different times of the day and night.

e  Buildings should overlook public spaces and building entries should
be clearly visible from public spaces.

e  Buildings should not have recesses or other unsecured areas not in
full public view.

e  Solid fencing/screening above 0.8m high is discouraged on street
frontages.

e Aclear view from 0.8m- 2.0m above ground should be maintained
in landscape, walling and screening unless screening is fully secure.
Landscaping, walls and fencing shall be designed to maintain clear
visibility to and from doors, windows, and pedestrian paths.

e Appropriate lighting shall be provided for safety and security (Refer
12.6)

e  Robust materials which are aesthetically pleasing should be used in
public places. Materials vulnerable to graffiti and vandalism shall
be avoided. Use of security film to windows and anti graffiti
treatment to other surfaces accessible at ground level s
encouraged.
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9.6 External lighting

Position

Bassendean Town Centre should be a safe and interesting place in the
evening. Lighting of buildings, shopfronts and external spaces and
landscape is important. Buildings should be well lit at night to contribute
to safety and interest in the town centre. This can be achieved by up-
lighting facades, illuminated signage, display lighting in shopfronts, and
good landscape lighting.

Guidelines
e Appropriate lighting for pedestrian safety shall be provided to all
pedestrian paths and parking areas.

) Building entrances should be lit for safety and identity.

e All external lighting shall be robust, vandal resistant and themed to
complement development character.

e Display lighting to commercial and retail premises along Old Perth
Road shall be time-switched to remain on every evening until at
least 15 minutes after the last train has left Bassendean Station.

e  Consideration should be given to pedestrians, cyclists and drivers
with regard to glare from lighting sources.
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Government of Western Australia
Development Assessment Panels

Form 1 - Responsible Authority Report

(Regulation 12)

Property Location:

Lot 1017 (3) Hawksburn Road, Rivervale

Application Details:

147 Multiple Dwellings and 6 Office
tenancies

DAP Name: Metro Central JDAP
Applicant: Hillam Architects Pty Ltd
Owner: Dragon Century Spring Pty Ltd

LG Reference:

648/2014

Responsible Authority:

City of Belmont

Authorising Officer:

Neville Deague — Director Community &
Statutory Services

Department of Planning File No:

DAP/14/00637

Report Date:

Submitted to DAP on 30 January 2015

Application Receipt Date:

1 October 2014

Application Process Days:

122 Days - Extended by Consent of
Applicant under Regulation 12 (4) of the
Planning and Development (Development
Assessment Panels) Regulations 2011

Attachment(s):

1 - Applicant’s Design Report (1 October
2014)

1A — Certificate of Title;

1B — Waste Management Plan;

1C - Traffic Report;

1D — Acoustic Report;

1E — Arboriculture Report;

1F — Landcorp Design review;

1G — Development Plans (1 October 2014)
(Superseded).

2 — Additional Information — Office land use
(4 December 2014)

2A — Revised Plans (11 December 2014)
(Superseded).

3 — Additional Information — Revisions to
Dwelling mix (19 January 2015)

3A — Revised Plans (19 January 2015).

4 — Main Roads referral response (16
January 2015).

5 — Protected Tree Valuation.
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Officer Recommendation:
That the Metro Central JDAP resolves to:

Approve DAP Application reference DAP/14/00637 and accompanying plans date
stamped 19 January 2015 in accordance with the City of Belmont Local Planning
Scheme No. 15, subject to the following conditions:

Conditions

1. The development plans, as dated marked and stamped “Approved”, together with
any requirements and annotations detailed thereon by the City, are the plans
approved as part of this application and shall form part of the planning approval
issued.

2. A geotechnical report prepared by an appropriately qualified consultant certifying
that the land is capable of accommodating the proposed development shall be
lodged with the City, at the cost of the owner/applicant, prior to the lodgement of
an application for a building permit to the satisfaction of the City’s Manager
Projects & Development.

3. Prior to removal of the protected tree on the property, the applicant/owner shall
pay a tree replacement contribution of $19,792 to the City, unless otherwise
agreed by the City. Upon approval by the City, the protected tree shall then be
removed at the applicant/owners cost.

4. Prior to the commencement of any site works, the applicant / owner shall:

(i) complete and submit an Acid Sulfate Soils Self-Assessment Form to the
Department of Environment Regulation and City of Belmont; and

(i) if required as a result of the self-assessment, subsequently prepare and
submit an Acid Sulfate Soils Report and an Acid Sulfate Soils Management
Plan to the Department of Environment Regulation and the City of Belmont for
approval.

Where an Acid Sulfate Soils Management Plan is required to be submitted, all
site works shall be carried out in accordance with the approved management
plan.

5. No earthworks shall encroach onto the Great Eastern Highway reserve.

6. No stormwater drainage shall be discharged onto the Great Eastern Highway
reserve.

7. No vehicle access shall be permitted onto the Great Eastern Highway reserve.

8. The applicant shall make good any damage to the existing verge vegetation
within the Great Eastern Highway reserve.

9. The applicant must obtain approval from Main Roads WA before all works are
undertaken within the Great Eastern Highway reserve. The applicant seeking
access to the Main Roads WA network will be required to submit an application
as outlined in the “Application Kit and Guidelines” for State Roads.
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

A detailed schedule of external materials, finishes and colours to be used in the
construction of the development shall be submitted to the City prior to lodgement
of an application for a building permit to the satisfaction of the City’s Director
Community & Statutory Services, Manager Planning Services or Coordinator
Planning Services.

Prior to the commencement of site works, the applicant shall arrange for the
preparation of a construction management plan and traffic management plan in
accordance with the requirements of AS1742 Pt 3 to the satisfaction of the City’'s
Director Technical Services. The plan shall be thereafter implemented for the
duration of the construction of the development.

A detailed landscaping and irrigation plan for the subject development site and
street verge is to be prepared and submitted to the City for approval within 90
days of the date of this approval.

Prior to occupation or use of the development, landscaping, plants and irrigation
are to be installed and thereafter maintained in accordance with the approved
landscaping and irrigation plan for the duration of the approved development to
the satisfaction of the City’s Manager Parks and Environment.

No existing turf, irrigation or street trees located in the road verge abutting or
adjacent to the subject land may be damaged or removed during the course of
the development, unless separately approved in writing by the City.

No services, such as air conditioners or water heaters shall be visible from the
street.

All clothes drying devices and clothes drying areas shall be located and
positioned so as not to be visible from the street or a public place.

Prior to use or occupation of the development, on-site sustainability measures
are to be implemented to the satisfaction of the City’s Director Community &
Statutory Services or Manager Planning Services.

Prior to occupation or use of the development, vehicle parking, manoeuvring and
circulation areas shall be designed, constructed, sealed, drained, line marked
and kerbed in accordance with:

(&) The approved plan (total of 266 spaces);
(b) Australian Standard 2890.1; and
(c) Council’s engineering requirements and design guidelines.

The areas must be sealed in concrete or brick paving in accordance with the City
of Belmont specifications, unless otherwise approved by the City’s Director
Technical Services. All parking bays must be clearly line marked.

A minimum of 21 visitor car parking bays are to be provided for the use of visitors
at all times, and maintained to the satisfaction of the City’s Manager Projects and
Development. A further 16 bays on the Ground Floor or Mezzanine Floor of the
development shall be marked ‘Visitors (outside business hours)’ to the
satisfaction of the City’'s Manager Projects and Development.

Prior to occupation of use or development, a Car Parking Management Plan with
respect to reciprocal car parking arrangements between the visitor car parking
spaces and office tenancies shall be prepared to the satisfaction of the City's
Director Community and Statutory Services, Manager Planning Services or
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Coordinator Planning Services. The Management Strategy shall then be
incorporated to the Strata By-law of the development to the satisfaction of the
City; or if otherwise approved by the City, suitably implemented by other means
for the life of the development.

21. Prior to occupation of the development commencement of the use, a minimum of
21 bicycle bays accessible to visitors, and end-of-trip facilities for the office
tenancies are to be installed and maintained for the course of the development to
the specifications contained within the City’'s Supplementary Planning Guidelines
for End of Trip Facilities, to the satisfaction of the City’s TravelSmart Officer.

22. All access ways, parking areas and hard stand areas shall be maintained in
accordance with the City’s engineering requirements and design guidelines.

23. All stormwater from roofed and paved areas shall be collected and disposed of
on-site in accordance with the City of Belmont’'s engineering requirements and
design guidelines.

24. Any lighting installed on the building, yard areas or car parking areas shall be
located and designed in a manner that ensures:

() all illumination is confined within the boundaries of the property; and

(i) there will not be any nuisance caused to an adjoining residents or the local
area

to the satisfaction of the City’s Manager Health and Rangers Services.

25. Within 90 days of the date of this approval, an updated waste and rubbish
collection plan shall be submitted for approval by the City’'s Manager Health and
Ranger Services. The approved waste and rubbish collection management plan
shall then be implemented for the duration of the development to the satisfaction
of the City’s Manager Health and Ranger Services.

26. Within 120 days of the date of this approval, the owner/applicant shall elect to
either:

e Seek approval from the City of Belmont for an artist to provide public art on
the development site to a minimum value of $400,000; or

e Make arrangements with the City of Belmont for a cash-in-lieu payment of
$400,000 being 1% of the estimated cost of the development

to the satisfaction of the City’s Coordinator Community Wellbeing.

27. Where public art will be provided on the development site in accordance with
Condition 19, the approved concept/strategy shall be implemented and the
artwork constructed prior to use or occupation of the development, and
maintained for the life of the development to the satisfaction of the City's
Coordinator Community Wellbeing.

This decision constitutes planning approval only and is valid for a period of two (2)
years from the date of approval. If the subject development is not substantially
commenced within the two (2) year period, the approval shall lapse and be of no
further effect.
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Advice Notes

1. A planning approval is not an approval to commence any works associated with
the development. A building permit must be obtained prior to commencement of
any site and building works. An application for a building permit will not be
accepted unless proof of payment of all bonds and guarantees accompanies the
application documents.

2. Fire requirements to be in accordance with the Building Code of Australia.

3. As of the 1 July 2003, Energy Efficiency requirements were implemented via the
Building Code of Australia (BCA) Volume 2 and all residential buildings need to
comply with the ‘deemed to satisfy’ requirements, or alternatively a compliant
Energy Audit Report can be submitted by an accredited person. Please be
advised that the granting of planning approval from the City is no indication that
the approved plans conform to the BCA Volume 2 as amended.

4. Where construction works of the development may encroach onto the road
reserve (verge) the applicant shall obtain a Materials On Verge licence for the
entire verge for the entire duration of construction works.

5. Application Kits for any work to be undertaken within the Great Eastern Highway
reserve can be found on the Main Roads WA website, >"Our
Roads”>"Conducting Works on Roads”>"Application to undertake Works on State
Roads”">"Application Kit and Guidelines”.

6. The required geotechnical report under Condition 2 must identify the geotechnical
conditions of the site (including acid sulphate soils) and certify to the City that any
earthworks proposed are structurally sound. The earthworks must be carried out
in accordance with the geotechnical report as modified (if at all) by the City. Due
to excavation to proposed basement levels, the suitability of soil conditions and
water table for drainage purposes shall be confirmed with the results of
geotechnical investigation.

7. The required "Acid Sulfate Soils Self-Assessment Form" can be downloaded
from the Western Australian Planning Commission's website at
http://www.planning.wa.gov.au/dop_pub_pdf/ASS_(ver_4.0)_Aug09 interactive.
pdf.

Where required:

e any Acid Sulfate Soils investigation shall follow the provisions of the DEC'’s
Identification and Investigation of Acid Sulphate Soils and Acidic Landscapes
(May 2009), which can be downloaded from the DER website
http://www.dec.wa.gov.au/content/view/2864/1698/; and

¢ any Acid Sulfate Soils management plan shall follow the provisions of the
DEC'’s Treatment and Management of Soils and Water in Acid Sulfate Soil
Landscapes (July 2011), which can be downloaded from the DER website
http://www.dec.wa.gov.au/content/view/2864/1698/.

8. The construction and traffic management plan shall include a dilapidation survey,
dust and noise management arrangements, location of site office, materials
storage, construction vehicles access, parking and any temporary road closures.
The applicant is advised that any signage, road works or road marking made
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10.

11.

12.

13.

14.

necessary by the proposed development shall be carried out at the developer’'s
cost.

The replacement tree contribution of $19,792 is based on the City’'s Arborist
valuation on 27 May 2014. The applicant is advised to liaise with the City’s Parks
Technical Officer in relation to payment of the tree replacement contribution.

The landscaping and reticulation plan shall be a minimum size of A3, and is to
contain a north point and a scale. The plan must show by numerical code, the
botanical name of each plant species, proposed pot size, quantity and must also
include the proposed treatments of:

€)) all areas of the property visible from the street; and
(b) the Great Eastern Highway street verge/interface with the subject

property.

With regard to implementation of the landscaping plan, the plants are to be
nurtured until they reach their typical mature dimensions, and shall thereafter be
maintained at those mature dimensions unless Council approves otherwise in
writing.

This planning approval is not approval for the removal or alteration of any turf,
irrigation or street tree. If during the course of the development any existing turf
and/or irrigation is damaged or destroyed, the owner/applicant shall:

€)) repair, reinstate or replace the item in accordance with any written
direction of the City’s Manager Parks & Environment; and

(b) thereafter maintain the item for a period of 12 months, to the satisfaction
of the City’s Manager Parks & Environment.

If during the course of the development any existing street tree is damaged or
destroyed, the City shall repair or replace the street tree in accordance with any
written direction of the City's Manager Parks & Environment. The
owner/applicant shall:

@) be responsible for any costs associated with repair or replacement; and
(b) thereafter maintain the street tree for a period of 12 months, to the
satisfaction of the City’'s Manager Parks & Environment.

With regard to maintenance of access ways, parking areas and hard stand areas,
in the event that the areas are not satisfactorily maintained, the City’s Director
Technical Services may require by notice, in writing, that the area be brought up
to a satisfactory standard within a specified period of time and the notice shall be
complied with within that period. Without limitation, the notice may require that
lines marking car bays be re-painted, pot holes be repaired, damaged kerbs be
replaced and degraded access or parking areas be resurfaced generally in
accordance with Council’s Engineering Requirements and Design Guidelines.

Council's Engineering Requirements and Design Guidelines contains detailed
specifications which must be adhered to in the preparation of plans submitted for
approval in respect of such matters as drainage, paving, parking, accessways,
crossovers, land fill and retaining.
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15. Neither a planning approval nor a building permit constitutes an approval to
construct a crossover to a property. Prior to occupation or use of the
development, a separate application must be made to the City’'s Technical
Services Department for approval to construct a crossover to the property (i.e.
from the road to connect with the property’s internal driveway). Failure to submit
a separate application for crossover approval may result in delays in receiving a
vehicle crossover subsidy.

16. Specification for construction of the crossover is outlined under item STO01D,
contained within the Materials Schedule — Landscape Work Rev C2 (February
2010) for The Springs, the Applicant is advised to liaise with the City’s Technical
Services Department in regard to these specifications.

17. Signage is not approved as part of this application. A separate application for
planning approval and building permit is required prior to display of any
advertisements/signage.

18. In relation to the required public art contribution, the City’s Community Wellbeing
Services will be required to give final consent for the proposed public art,
including any cash-in-lieu arrangement. Full details and specifications should be
submitted at the earliest opportunity to ensure that the finalisation of the public art
does not delay the progression of the development.

19. The applicant and owner are advised that the City’'s Rates Department will
confirm under separate letter the street numbering applicable for this property.

ac ground:
Property Address: 3 Hawksburn Road, Rivervale WA 6103
Zoning MRS: Urban/Abuts Primary Regional Road (Great
Eastern Highway)
LPS: Special Development Precinct — The Springs
Use Class: Multiple Dwellings — ‘D’ use
Office — 'D’ use
Structure Plan: The Springs Structure Plan (2009)
Policy: Local Planning Policy No. 7 (The Spring Design
Guidelines)
Lot Size: 2826m?
Existing Land Use: Vacant Land
Value of Development: $40 million

The subject land shown in Figures 1A and 1B has its main street frontage to Great
Eastern Highway to the southeast; vehicle access to the site is gained via Hawksburn
Road to the southeast. The subject site abuts 5 Hawksburn Road, 19 Rowe Avenue
and 21 Rowe Avenue along the northwest boundary, and 23 Rowe Avenue to the
northeast boundary. The land is currently vacant.
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Shortland Jones Park

Details:

Development Application and Extension of Time

It is noted that the DAP Form 1 and MRS Form 1 describes the proposed
development as ‘147 Multiple Dwellings and 6 Commercial Units (Convenience Store
and Offices)'.
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In the initial assessment of the proposal, the City raised concerns over the suitability
of the proposed Convenience Store land use — the City considered that further review
of such a land use was required to establish its consistency with the planning
framework.

The City also identified a number of minor design details to be resolved — such as
treatment of the ground floor private/public interface along the Great Eastern
Highway boundary, and the provision of adequate pedestrian areas in the ground
and mezzanine car park levels.

The application was also referred to Main Roads as the statutory agency for
development abutting the Great Eastern Highway Primary Regional Road reserve.
Main Roads noted that the development plans reflected an awning attached to the
proposed building which significantly encroached over the Primary Regional Road
reserve. Main Road’s support for the proposal was withheld on the basis of the
unacceptable encroachment.

The above matters were conveyed to the applicant, and the applicant confirmed that
they propose Office tenancies in lieu of the Convenience Store (Attachment 2).
Amended plans were provided on 11 December 2014. To enable re-assessment of
the amended plans by the City and Main Roads WA, the applicant consented to an
Extension of Time for this Responsible Authority Report to be submitted on 30
January 2015, rather than 18 December 2014.

Further minor amendments to the development plans were submitted by the
applicant on 19 January 2015 (Attachment 3). These minor amendments were to
reduce the number of single-bedroom dwellings in lieu of two-bedroom dwellings,
and consequent marginal increase in plot ratio area. The total number of dwellings
remained unchanged, and the minor modification did effect any external changes to
the proposed development.

Amended Proposal

The subject proposal is for a 9-storey building incorporating 147 multiple dwellings
with 6 office tenancies on the ground floor.

A total of 266 car parking spaces are proposed for the development, including 24 car
spaces on car stackers. The car parking is accommodated in two basement levels,
as well as parking decks on the ground floor and mezzanine level. Access to the car
park is via Hawksburn Road.

A mix of one-bedroom, two-bed-room, and three-bedroom dwellings are proposed.
Access to the multiple dwellings is gained via a dedicated residential lobby to the
Hawksburn Road facade.

The office tenancies front Great Eastern Highway, with pedestrian access and

landscaping designed to define the private property and Great Eastern Highway
Primary Regional Road reserve boundary.
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A design report prepared by the applicant is contained in Attachment 1, which
includes the following appendices:

Attachment 1A — Certificate of Title;

Attachment 1B — Waste Management Plan;

Attachment 1C — Traffic Report;

Attachment 1D — Acoustic Report;

Attachment 1E — Arboriculture Report;

Attachment 1F — Landcorp Design review; and

Attachment 1G — Development Plans (1 October 2014 — Superseded).

A set of revised plans (Attachment 2A) to address matters raised by the City and
Main Roads were submitted on 11 December 2014 — these plans have also been
superseded.

Further revised Development Plans (19 January 2015), the subject of this
determination is contained in Attachment 3A.

Legislation policy:

Leqislation

e Metropolitan Region Scheme (MRS)

The subject site is zoned Urban under the MRS, and abuts land reserved for Primary

Regional Roads (Great Eastern Highway), as shown in Figure 2. The site is
appropriately zoned under the MRS for the proposed uses.

Figure 2 — Extract from MRS map
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As the site abuts land reserved for Primary Regional Road, the application was
referred to Main Roads WA for comment. Comments from Main Roads WA are
included in the Consultation section of this report.

e Local Planning Scheme No. 15 (LPS15)
The subject site is zoned ‘Special Development Precinct — The Springs’ under City of

Belmont LPS15, and also identified as ‘Development Area 11'. An extract of the
LPS15 zoning map is shown in Figure 3.

Figure 3 — Extract from LPS15 map

LPS15 requires a structure plan to be endorsed prior to supporting development
and/or subdivision in a Development Area. The Springs Structure Plan was adopted
by Council in November 2009 and endorsed by the WA Planning Commission in
December 2009.

Table 1 of LPS15 states that land uses with a ‘D’ classification are discretionary and
may be permitted if the decision maker has exercised discretion and determines that
the land use is appropriate in its setting.

Table 2 of LPS15 contains development requirements for vehicle parking for non-
residential development.

Clause 5.20 of LPS15 states that the height of structures within the Scheme Area

shall be subject to, and not exceed, the WAC Structures Height Control Contours
Map contained in Schedule 12.
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Structure Plans Planning Policies

The Springs Structure Plan

The Springs Structure Plan identifies the subject site as being located within both the
‘Great Eastern Highway’ precinct and the ‘Rowe Avenue East (Mixed Use) precinct,
both of which have a sub-zoning of ‘Mixed Use’. An extract from The Springs
Structure Plan is shown in Figure 4.

.......

Figure 4 — Extract from The Springs Structure Plan map
Under the Structure Plan, the Great Eastern Highway precinct is intended to present
itself as a strong, unified commercial and mixed-use edge for the precinct,
characterised by commercial activities at lower levels in buildings with a four-storey

height limit. Where applicable, upper level residential units will be setback from the
building edges.

The Rowe Avenue East (Mixed Use) precinct is intended as a transitional area from
commercial on Great Eastern Highway to more moderately scaled internal residential
streets. The structure plan identifies the area as having a predominantly residential
character, with the street scale along Rowe Avenue primarily supporting three to
four-storey Mixed Use buildings.

The Springs Structure Plan identifies a number of key development standards for
each precinct, which are further elaborated on in Local Planning Policy No. 7 (The
Springs Design Guidelines), in particular, it is noted that Local Planning Policy No. 7
has been developed to specify greater height limits for this site.

Local Planning Policy No. 7 (The Springs Design Guidelines)

Design Guidelines for The Springs have been prepared by LandCorp and adopted by
Council as Local Planning Policy No. 7 (LPP7). Various iterations of the design
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guidelines have existed since 2007, however the current format has existed since 26
July 2011 after LandCorp undertook a substantive review. Additionally, a series of
amendments have since been made, with the most recent of these being adopted by
Council on 24 July 2012.

LPP7 contains specific development standards and design guidance for all
development within The Springs. The Policy includes a series of detailed area plans,
which contain ‘Maximum Building Envelopes (MBESs) for individual sites. The relevant
Detailed Area Plan in LPP7 (Figure 5) generally identifies:

e Lower height (podium 13.8m);

e Greater height (tower 27m) setback 5m-8m from the Great Eastern Highway
boundary, 3m from the Hawksburn Road boundary, and 5m from the boundary
with Lot 1016.

o The detailed area plan reflects two tower components on the subject lot, with an
18m separation between the towers.

e A protected tree to the southern corner of the site, adjacent to the Great Eastern
Highway boundary.

Figure 5: Extract from The Springs Design Guidelines detailed area plan

Clause 3.1.1 of LPP7 states that the MBE is intended to define the expected built
form and ensure enhancement of streetscape, promote built form diversity and
coordinate density. Where plot ratio is not defined, the permissible floor area shall be
determined by the constraints of the MBE. Minor variations can be supported where
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the design outcome is consistent with the objectives of The Springs Structure Plan
and the design objectives outlined in the Design Guidelines.

Local Planning Policy No. 11 (Public Art Contribution Policy)

Local Planning Policy No. 11 (LPP11) requires the provision of public art for
developments with a value in excess of $4.5 million in certain zones. Development
within The Springs Special Development Precinct is identified in LPP11 as being
applicable for a public art contribution equivalent to 1% of the estimated cost of
development.

State Planning Policy No. 5.4 (Road & Rail Transport Noise and Freight
Considerations in Land Use Planning)

State Planning Policy 5.4 (SPP5.4) seeks to minimise the adverse impact of transport
and freight noise on noise-sensitive developments. The policy does this primarily by:

o |dentifying the situations in which it would be appropriate to assess proposals for
transport noise impacts;

¢ Establishing noise criteria to be used in the assessment of these proposals; and
Identifying measures that can be adopted to reduce road and rail transport noise
in these instances.

In summary, the Policy requires noise-sensitive development in the vicinity of a major
road to comply with certain noise targets and limits. In doing so, additional noise
mitigation measures may apply, as outlined in the Policy.

Consultation:

Public Consultation

The application was advertised to the owners of the surrounding properties (15 Rowe
Avenue, 19-21 Rowe Avenue, 23-27 Rowe Avenue, 31 Rowe Avenue and 3
Homelea Court) for a period of 14 days from Tuesday 2 December 2014 to Monday
15 December 2014. No submissions were received from advertising of the proposal.

Consultation with other Agencies or Consultants

The application was referred to Main Roads WA for comment as the subject land
abuts the Great Eastern Highway Primary Regional Road reserve. Main Roads were
not supportive of the initial development plans (dated 1 October 2014) as the awning
attached to the Great Eastern Highway facade of the development encroached over
the Primary Regional Road reserve.

The applicant subsequently submitted amended plans (dated 11 December 2014) to
address the encroachment. Main Roads reviewed the amended plans and advised
that the development was acceptable subject to the following conditions:

1. No earthworks shall encroach onto the Great Eastern Highway reserve.

2. No stormwater drainage shall be discharged onto the Great Eastern Highway
reserve.
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3. No vehicle access shall be permitted onto the Great Eastern Highway reserve.

4. The applicant shall make good any damage to the existing verge vegetation
within the Great Eastern Highway reserve.

5. The applicant must obtain approval from Main Roads WA before all works are
undertaken within the Great Eastern Highway reserve. The applicant seeking
access to the Main Roads WA network will be required to submit an application
as outlined in the “Application Kit and Guidelines” for State Roads.

Application Kits can be found on the Main Roads WA website, >"Our
Roads™>"Conducting Works on Roads”>"Application to undertake Works on State
Roads”>"Application Kit and Guidelines”.

Main Roads has also provided the following advice to the City:

1. As there will be no direct access from this site onto the Great Eastern Highway, it
is not anticipated that this development will have a major impact other than added
traffic on the existing network.

2. The assessment of the Preliminary Building Acoustics Design Report, (Ref Vipac
60W-14-0050-DRP-531454-0), has been found to be adequate on this proposed
multi storey development in Rivervale, in terms of State Planning Policy SPP 5.4.

In regards to outdoor living areas, SPP 5.4 noise levels apply to “within at least
one outdoor living area on each residential lot”, but his appears not to relate very
well to high rise unit developments. This report does not include noise impact
assessment and achievement of SPP5.4 noise levels on balconies, but is
suggests application of absorptive material on the ceilings of balconies facing
Great Eastern Highway. This report indicates that balconies facing Great Eastern
Highway will experience high levels of noise, so even with some absorptive
treatment as mentioned there is likely to be a poor level of acoustic amenity on
these balconies.

Main Roads WA suggests that it be recommended to the proponent that
consideration should be given to how reasonable acoustic amenity could be
practically provided to balconies facing Great Eastern Highway.

Conditions and matters raised by Main Roads have been incorporated in the
recommended conditions of approval for the proposed development.

A copy of Main Road’s referral response is contained in Attachment 4.

Planning assessment:

The subject development has been assessed by the City of Belmont in accordance
with LPS15, The Springs Structure Plan, and the relevant local and state planning

policies. The table below is a summary of the assessment against the development
requirements:
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Development

c Re uired / Permitted | Proposed Comment

omponent

Land Use Any use with a use | Multiple Dwellings — | The Scheme provides
class of P, D or Amay | ‘D' discretion for approval;
be considered. Office — ‘'D". Multiple Dwellings are a

development type consistent
with LPP7.

An Office land use in a Special
Development Precinct may be
considered under Table 1 of
LPS15.

Development Density

Max. plot ratio for
Mixed Use
development not

specified — permissible
floor area to be
determined by
constraints of building
envelope and height
limits.

Multiple Dwellings
—3.46 (9778m )

Office -
(873m )

0.31

Total 3.77

The Design Guidelines do not
specify a maximum plot ratio
for this precinct. The ratio of
floor space to site area for this
development is considered to
be acceptable taking into
account the context of the site
and the high architectural
design standard.

Refer to discussion section
of this report.

Dwelling diversity

15% 90m?2 or less; and
a further 15% 60m2 or
less. Except Precincts
1,5and6.

Subject property is in
Precinct 2 — Dwelling
Diversity
requirements apply.

Proposed 47% 90m2
or less; and a further
42% 60m?2 or less.

Complies.

Building Height

e Max. 12m
(podium);
e Max. 27m (tower);

e Min. 7.4m (tower).

e 11.2m approx.
(podium);

e 27.96m fascia
and lift overrun
(Tower).

Minor variation to ma imum
building height supported.

Refer to discussion section
of this report.

Building Separation

Min.  4.5m  (<14m
height), 6.5m (14-27m
height), 9m (>27m

height) - in accordance
with Figure 3.1.5 of
LPP7.

e 3.3m (podium
<14m, northwest
boundary), Nil.
Northeast
boundary
(podium <14m)
proposed.

e 3.3m (tower 14-
27m, northwest
boundary),
3.97m northeast
boundary.

Complies. The development is
suitably contained within the
Maximum Building Envelope
and is considered to comply
with the building separation
requirements.

Maximum Building
Envelope/Setbacks (6.3
of LLP7)

e Hawksburn Rd -
Nil.  to ground
floor, 3m to upper
floors;

e Great Eastern
Hwy 5m-8m;

e Lot1016—5m;

Minor protrusion of
middle portion of
building above
podium (13.8m
limit).

Variation supported. Refer
to discussion section of this
report.
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Development
Component

Re uired / Permitted

Proposed

Comment

e Lots to Northeast
— Nil.

e Tower component
separation — 18m.

Protected Tree

Part 6.3 of LPP7
indicates a protected
tree to be retained on
the subject site.

The applicant
proposes removal
of the protected
tree.

Variation supported. Refer
to discussion section of this
report.

Balustrades — Ground | 60% visually | No ground floor Not applicable / Complies.
floor permeable dwellings with street
facing balustrades
proposed.
Building Facades Street and POS | Well articulated Complies.
facades well | facades to Great
articulated, no | Eastern Hwy and
openings smaller than | Hawksburn Rd.
1m32.
Balconies on street | Balconies are | Balconies provided Complies.
facing facades mandatory on street | to Great Eastern
facing facades. Hwy and Hawksburn
Rd facade.
Buildings on  street | Must address both | Design of dwellings Complies.
corners streets and have | to address corner,
strong architectural | with distinct
expression to corner. architectural
treatment of the
corner of the building
to address Great
Eastern Hwy and
Hawksburn Rd
Roof services Must not be visible | Roof services not Complies.
from public realm. visible from the
street.
Entry points Pedestrian and vehicle | Entry points separate | Complies.

entry points must be
separate and defined.

and defined without
need for signage.

Street level awnings

Must be provided with
a minimum depth of
2m in accordance with
Detailed Area Plan.

Depth of awning
ranges from approx.
1.6m to 2+m.

Minor variation supported.
Refer to discussion section
of this report.

Fencing Max. 1.2m above | No street fencing or Not applicable / Complies.
retaining wall, timber | fencing along Great
steel or masonry | Eastern Hwy
construction, 40% | boundary proposed.
visually permeable.
Balconies accessible | Where private open | Each dwelling Complies.
from main living area space is not provided, | provided with
one primary balcony | balcony located next
adjacent to main living | to main living area.
area to be provided for
each dwelling.
Balconies setback from | 2m from all boundaries | All balconies setback | Complies.

boundary

except where a
balcony extends to the
side  boundary line

min. 2m from side
boundary /
appropriately
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Development

c Re uired / Permitted | Proposed Comment
omponent
(LPP7 - Fig 3.3.1.2) screened.
Balcony minimum area e Dwellings > 90m?2 | All dwellings Complies.
= min. dimension | provided with
of 2.4m. balconies > 3.6m?
e Dwellings 90m2 or | and > 1.8m.
< =min. 3.6m2 and
Jin. dimension of
1.8m.
Balcony — Visual Privacy | Screened if necessary | Screening provided Complies.

for balconies as
required.

Ground floor dwellings —
outdoor living area

e Private courtyards
to be provided.

e Directly accessible
from main living
area.

e Covered area with
min. dimension of
2.4m.

No dwellings
proposed on the
ground floor of this
development.

Not applicable / Complies.

Sound attenuation

Development must
comply with sound
levels in Table 1 of AS
2107:2000.

The applicant has
submitted an
Acoustic
Management Plan
prepared by an
acoustic consultant
to address sound
attenuation
requirements.

Condition to be imposed to
ensure implementation of
noise attenuation measures.

Refer to discussion section
of this report.

Road and Rail Transport
Noise

Development must
comply with SPP5.4

The applicant has
submitted an
Acoustic
Management Plan
prepared by an
acoustic consultant
to address the
requirements of
SPP5.4.

Condition to be imposed to
ensure implementation of
noise attenuation measures.

Refer to discussion section
of this report.

Crime Prevention | Development to be | The proposed Complies.
Through Environmental | secured, promote | development is
Design (CPTED) opportunities for | consistent with
visibility and casual | CPTED principles.
surveillance, avoid
blind or dark alcoves,
appropriate
illumination.
Storerooms 4m2  with a min. | Each dwelling is Complies.
dimension of 1.5m. provided with a
storeroom of at least
4m?2.
Waste Management Waste  Management | Applicant has Condition re uired for
Plan to be prepared in | engaged with the refinement of aste

consultation with the
City of Belmont

City to develop an
acceptable waste
management plan —
minor refinement of
the waste

Management Plan and for
aste Management Plan to
be implemented thereafter.

Refer to discussion section
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Development

c Re uired / Permitted | Proposed Comment
omponent
management plan is | of this report.
required prior to final
approval by the City.
Car Parking Multiple dwellings | ¢ Proposed 215 | Variation supported.
under Part 7 of the R- car par ing
Codes: bays for Shortfall of visitor car
e Dwellings <75m2 = residents par ing spaces but surplus
0.75/dwelling (69 | ¢ 21 dedicated resident and office par ing.
required); car par ing Total surplus of 73 car
e Dwellings 75- bays for par ing spaces.
110m2 = 1/dwelling visitors
(47 required); e 30 dedicated Refer to Discussion section
e Dwellings >110m? car par ing of this report.
= 1.25/dwelling (10 bays for the
required); office land use.
e Visitor =
0.25/dwelling (Total 266)
(36.75 required);
and The applicant
e Office = 1 | proposes a
space/30m2 NLA | reciprocal

(29.1 required).

arrangement for
visitor and office

Required = 126 for car par ing.
residents, 36.75 (37)
for visitors and 29.1
(30) for office.
(Total 193)
Bicycle Parking/End of | e 1 space/3 | ¢ 95 bicycle Bicycle parking for residents is
Trip Facilities dwellings for parking facilities | compliant.
residents; provided for
e 1 space /10 residents, plus 20 visitor/office bicycle
dwellings for 53 storerooms par ing spaces provided in
visitors; and larger than 4.5m2 | lieu of re uired 21 spaces.
e Bicycle parking to accommodate | Condition re uired for the
standard for office resident bicycle provision of 21 visitor/office
at 1/200m2 GFA parking. bicycle par ing spaces.
for staff + 1/750m2 | e 20 bicycle
GFA for visitors. parking spaces
provided for
Required = 49 for visitors/office.
residents; and
15 for visitors; and 6
for office land use.
Traffic [/ Vehicular | In accordance with | Vehicle access Complies.
Access Detailed Area Plan. points consistent with
Detailed Area Plan.
Landscaping e Designed for high | A landscaping Condition.

water efficiency in

accordance  with
Water
Corporation’s
Water Wise

Development

concept plan has
been submitted.

Detailed
landscaping and
reticulation plan to
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Development
Component

Re uired / Permitted

Proposed

Comment

Criteria.
¢ Minimum of 60%
local native flora.

be submitted to the
satisfaction of the
City.

Sustainability

Where possible:

e On site power
generation — min.
1kw/dwelling.

e Min. 70%  of
dwellings must
receive 3 hours
direct sunlight

between 9am and
3pm mid winter.
e Development shall

not reduce solar
access of
dwellings on
neighbouring
properties.

e North facing

openings to be
provided with 80%
shading at noon
summer solstice.

Applicant has
indicated
compliance with
re uirements.

Condition to be imposed to
ensure implementation of
sustainability measures.

Public Art

1% of $40m estimated
development cost
($400,000)

Applicant has
indicated that
public art will be
provided in ind in
the form of off-
form concrete wall
panels and
metallic artwor
screens on the

aw sburn Rd and
Great Eastern wy
facades of the
development.

Condition.

Refer to discussion section
of this report.

Signage

Limited to
wall/tenancy.
strategy required.

one
Sign

No signage is
proposed.

Advice note to be included
to inform applicant that
separate planning approval
re uired for any signage on
the property.

Consultation / Referral
to other Statutory
Agencies

The subject property is
adjacent to the Great
Eastern Hwy Primary
Regional Road
reserve; as required
under the delegations
for development on
land adjacent to the

Great Eastern Hwy
Primary Regional
Road reserve, the

application must be

The application was
referred to Main
Roads WA for
comment.

The matters raised in the
response form Main Roads
have been incorporated in
the planning assessment
and the recommendation in
determining this application.
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Development Re uired / Permitted | Proposed Comment
Component
referred to Main Roads
WA for comment.
Table 1 — Development Assessment against Planning Requirements
Discussion:
Land Use

The proposed Multiple Dwelling and Office land uses both have a ‘D’ use
classification under the City of Belmont Local Planning Scheme No. 15 (LPS15).
This means that the land use may be approved, but the decision maker is required to
exercise its discretion in considering whether such land uses are appropriate in their
setting. In this case, the Multiple Dwelling and Office land uses are consistent with
land use activities envisaged under the Structure Plan and the Design Guidelines for
the precinct. The documents outline that “Commercial activities will activate the
lower levels of the buildings with residential units taking up the upper storeys...”

On this basis, the Multiple Dwelling and Office land uses are supported.
Protected Tree

A total of 323 ‘significant’ trees have been identified in the precinct as outlined under
Part 5.2.1 of The Springs Structure Plan, and reflected in Figure 6 below.

Figure 6 — Trees within The Springs Precinct (Extract from Structure Plan)

These trees were considered ‘significant’ as they were healthy and aesthetically
pleasing specimens, and on this basis were earmarked to be retained in
development of the precinct. As is the case on the subject lot, the Detailed Area
Plans in Part 6 of Local Planning Policy No. 7 — The Springs Design Guidelines
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(LPP7) goes on to specify particular trees on certain lots as ‘Protected Trees’ to be
retained in development of those lots.

Distinct from the ‘Protected Trees’ identified in the Detail Area Plans, Part 5.3.1 of the
Structure Plan outlines the greater significance of the Hawksburn Road Flame Trees
(Erythrina indica) located within the Public Open Space reserve along Hawksburn
Road, north of the subject property. These trees are believed to have been planted
by the Belmont Young Men’s Club during or before 1926. These trees are listed on
the City of Belmont Inventory 2012 as being of heritage significance, with the
requirement for a high level of protection and conservation.

It is considered that the tree on the subject lot is afforded protection under LPP7 only
on the basis that it was considered a healthy and aesthetically pleasing tree. This
tree is not afforded the high level of protection under the Heritage or Tree
Preservation provisions under Part 7 of LPS15. As such, removal of the tree may be
considered.

The Arboriculture report (Attachment 1E) submitted by the applicant identifies that
the value in retaining the tree is questionable. The report outlines that while the tree
appears to be in good health, the structure of the tree is severely compromised with
failure of the eastern stem imminent (Figure 7). Changes to the soil levels around
the tree for the purpose of developing the site will exacerbate the problem.

Figure 7 — View of Tree from Great Eastern Highway (looking north)

Given the poor form of the tree, the Arboriculture report recommends removal of the
tree and replacing it with a more suitable specimen in a 500 litre size after
construction of the building is completed.

The City’s Arborist has reviewed the report and contends that the compromised

structure of the tree can be remedied, and the tree can be retained. The City's
Arborist notes that if the tree were to be retained, a strict Tree Protection Zone of 6-
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8m is required to ensure the wellbeing of the tree. An appraisal by the City's Arborist
values the tree at $19,792 (Attachment 5).

Notwithstanding the above, the applicant has proposed removal of the tree, and for
the building to be developed over that portion of the land. The applicant has not
provided justification for removal of the tree, or any information in relation to a
replacement tree.

The City is of the view that the sizeable tree undoubtedly contributes character to the
Great Eastern Highway streetscape, and it is regrettable that the applicant has
chosen to pursue removal of the tree. The City has dealt with a similar matter in the
precinct where the developer of 3 Homelea Court sought removal of a sizeable tree
on that property. The intricacies of that matter were attended to and resolved prior to
receipt of a planning application to develop the land, so there was no need to
consider the issue of tree removal in determining the planning application; however, it
is beneficial to consider the basis for consent to removal of the tree on 3 Homelea
Court. The City had consented to removal of the tree after extensive negotiations
with Landcorp (who were the lead developer of the precinct and the vendor of that
land) and the developer of that land. It eventuated that the developer paid a
contribution of $60,000 to the City for replacement planting. The contribution was to
be added to a reserve fund for Public Open Space in the precinct; at that time, it was
identified that Cracknell Park in the north of The Springs precinct was in need of
upgrades.

Although the feasibility of retaining the tree is contentious, the City accepts the
proposal to remove the tree subject to the proponent providing a contribution based
on the value of the tree as consistent with the case of 3 Homelea Court. The City’s
data shows that between 2001 and 2012, the suburb of Rivervale experienced a 19%
(or 10.3 Hectare) decline in tree canopy cover; given the rate of depleting tree
canopy cover within the City of Belmont, the City considers such a contribution
essential in assisting to restore tree canopy cover. The City considers the
contribution amount of $19,792 to be reasonable in comparison to the advantage of
developable floor space gained by the applicant in removal of the tree.

Apart from the above, it is noted that the applicant has suitably proposed a
landscaped area straddling the subject property boundary and the Great Eastern
Highway reserve (Figure 8). This landscaped area helps delineate the private
property boundary and the public realm, and at the same time remediates the
amenity lost from the removal of the tree.
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Figure 8 — Proposed landscaping to delineate boundary

It is noted that the proposed landscaping concept will need to be approved by the
City’s Manager Parks and Environment, and further approvals will be required from
Main Roads WA.

Given the above, the City considers that removal of the protected tree is acceptable
subject to payment of a tree replacement contribution by the applicant and
implementation of a landscaped area along the Great Eastern Highway boundary to
produce an acceptable development outcome.

Conditions requiring landscaping specific to the Great Eastern Highway boundary
and a contribution for tree replacement to the satisfaction of the City have been
recommended.

Development Density

The Detailed Area Plan for the subject lot provides for Mixed Use development on
the property. Where only residential development is proposed, the Detailed Area
Plan specifies an R80/R100 development density. Part 3.1.1 of LPP7 outlines that a
maximum plot ratio for Mixed Use development is not specified, rather the
permissible floor area for a development is to be determined by the constraints of the
Maximum Building Envelope and height limits.

The proposed density of the development is therefore deemed to be acceptable,
albeit with minor variations to the maximum building envelope and height limits which
are discussed in the following section of this report.

Building Height and Maximum Building Envelopes

The Detailed Area Plan for the subject site specifies a maximum permitted building
height of 27m, which is to include roof elements, extrusions and lift overrun
structures. LPP7 outlines that this design control is intended to ensure that
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development responds to the desired urban scale and character of the street, with
expressions of height at key points and reference to human scale at others.

The applicant proposes a building height (to the top of the lift overrun) of 29.66m.
The roof level of the proposed development is at a height of 27.96m, the 0.4m high
fascia brings the height of the building to 28.36m. In essence, the building exceeds
the maximum permitted height by 1.36m, with the lift overrun exceeding the
maximum permitted height by 2.66m.

It is noted that the lift overrun is set to the centre of the proposed building, so
although the lift overrun structure can clearly be seen in the elevation drawings of the
development, it will be obscure from view at pedestrian level — i.e. along the Great
Eastern Highway or Hawksburn Road footpath (Figure 9). The City is satisfied that
the lift overrun structure will not compromise the intent of LPP7 in protecting the
character of the street and human scale amenity.

A ——
Figure 9 — Lift overrun is not visible from street level

Having regard for LPP7’s intent for development to respond to the urban scale and
character of the street, the City considers the proposed 28.36m height in lieu of the
permitted 27m height inconsequential in the context of the surround approved
development, and is of the view that the height of the proposed development is
acceptable. Figure 10 below illustrates the scale of the proposed development in
context with approved development on the adjoining sites.
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Figure 10 — Height of proposed development in context with other development

The Detailed Area Plan prescribes a height limit of 13.8m to the central portion of the
building as highlighted in ‘Orange’ in Figure 11 below. The applicant has proposed
development in this portion to a height of 24.96m. The applicant submits that it is
appropriate to vary this portion of the maximum building envelope as it avoids
implementation of the two relatively narrow towers envisaged under the Detailed
Area Plan (which is less likely to appropriately address the scale of the approved
development on the adjoining sites). The applicant notes that the variation results in
only a minor variation to permitted floor area, as the proposed design leaves
compensating portions of the building envelope undeveloped (highlighted in ‘Green’
in Figure 11). The applicant also notes that the proposed design provides a recess in
the facade in the central portion of the building to create relief in building bulk — this
acknowledges the intent of the Detailed Area Plan in prescribing two tower
components with limited height in the central portion of the site.

The City considers the proposed design to be an appropriate response to
development on the adjoining properties, which creates a better design and
streetscape outcome.
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Figure 11 — Variation to maximum building envelope

Page 26




Protrusion of balconies and other minor portions of the building as illustrated in
Figure 12 below is considered acceptable on the basis that the facades of the
development are visually engaging, well articulated, and does not add bulkiness to
the building.

Given the above, the City is supportive of the proposed variations to the building
height and protrusions from the maximum building envelope.

Street Level Awnings

LPP7 requires the provision of 2m deep awning for development on the subject site.
In lieu of awnings, the upper level of the development over hangs the facade of the
office tenancies on the ground floor. This overhang in lieu of an awning is acceptable
as it has the same effect as an awning in providing shade and shelter for
pedestrians.

The depth of the overhang varies from approximately 1.6m to over 2m. The variation
in depth is purely due to the staggered ‘plate-shape’ of the upper floor — intended to
create articulation to the facade of the building. In order to comply with the required
2m depth, an awning can simply be added to the fascia — however, this detracts from
the architectural design of the building and will compromise the aesthetics of the
building. It is therefore recommended that the variation to the depth of the awning is
acceptable.

Noise Attenuation (SPP 5.4)

The applicant has submitted an Acoustic Assessment (Attachment 1D) to accompany
the development application. The acoustic assessment addresses the noise targets
and noise limits outlined under SPP5.4, the design standards under AS2107:2000 as
required under LPP7. Additionally, the assessment has incorporated considerations
for compliance with the assigned noise levels under the Environmental Protection
(Noise) Regulations 1997.

To address SPP5.4 and AS2107:2000, the acoustic consultant has recommended
certain measures including the use of suitable glazing and acoustic insulation.
Notwithstanding this, Main Roads WA have noted in their referral response
(Attachment 4) that balconies facing Great Eastern Highway will experience high
levels of noise, even with some absorptive acoustic treatment. Main Roads
considers that there is likely to be a poor level of acoustic amenity on these
balconies. On this basis, Main Roads have recommended that the proponent should
consider how reasonable acoustic amenity could be practically provided to balconies
facing Great Eastern Highway.

A condition of planning approval has been recommended for measures to be
implemented such that the development complies with the requirements of SPP5.4
and AS2107:200. As suggested by Main Roads, a footnote has been recommended
to draw the proponent’s attention to the matter of acoustic amenity for balconies
facing Great Eastern Highway.

Waste Management

The waste management plan provided by the applicant (Attachment 1B) has been
reviewed by the City’'s Manager Health & Ranger Services and the City’s waste
collection contractor. In summary, the City is satisfied with the proposed waste
management arrangements and will provide the following:
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e General waste — 5 x 3m3 bulk bins collected twice a week from the service bay
accessed from Hawksburn Road (abutting the northern boundary of the site);

e Recycling — 12 x 1100L bins collected weekly from the service bay;

o Bulk waste — 30m2 bin provided annually in the easement area of the shared
service bay with the development on 5 Hawksburn Road.

It is noted that the specific traffic safety measures outlined in Part 5.2 of the
applicant's Waste Management Plan (Attachment 1B) will need to be further
discussed with the City and the City’'s waste collection contractor, so that clear
operational practices can be established.

Given the above, a condition of planning approval requiring the proponent to update
the waste management plan to reflect the agreed traffic safety practices has been
recommended. The condition will also reflect that waste management practices on
the property shall occur in accordance with the approved waste management plan.

Car Parking
The requirements under Part 6 of the R-Codes require 126 car parking bays for

residents, 37 bays for visitors. Table 2 of LPS15 requires a total of 30 car parking
bays for the office tenancies. This represents a total requirement of 193 car parking
bays for the development. The development plans indicate a total of 266 car parking
bays for the development which equates to an overall surplus of 73 car parking bays.

It is noted that 48 of the car parking spaces on the first basement level are provided
as car-stacker bays — i.e. 24 conventional car bays with a mechanical car stacker
providing one additional space over the top of each of those bays. Where the car
stacker is in use, the bottom car will need to be removed to allow the top car to exit.
The applicant has verbally confirmed that these bays will be assigned for use by the
residents of the development rather than for visitors or by the office tenants. For
practicality sake, it is reasonable to anticipated that a car stacker bay will be
associated with some of the larger dwellings which may be assigned two car parking
bays (given the overall surplus in the number of car parking spaces, and the practical
scenario where at least once car parking bay is provided for each dwelling, 52
dwellings in the development can be assigned 2 car parking bays each). Given this,
the City is supportive of the proposed car stacker arrangement.

Notwithstanding the overall surplus of 73 car parking bays, the applicant has
proposed reciprocal use of car parking spaces between visitors and office tenants. In
accordance with the R-Code and LPS15 standards, a total of 67 bays are required
for visitors and the office tenancies. The applicant proposes that parking for visitors
and the office tenancies will be provided by the 51 bays on the Ground Floor and
Mezzanine Floors only — parking spaces in the basement levels will be provided for
use by residents only. The applicant has mistakenly indicated (Attachment 2) that
based on a Nett Lettable Area (NLA) of 850m2, 28 bays are required for the offices.
The development plans in fact reflect a NLA of 873m?, on this basis 30 (rounded up
from 29.1) car bays are required for the office component of the development. Given
this 21 bays remain for the dedicated use of visitors at any time.

The applicant submits that most, if not all of the 30 bays provided for the offices can
be available for use by visitors outside of business hours on weekdays, and at
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anytime of the day on weekends and public holidays. The applicant has indicated
that this arrangement can be included in the office tenancy sales contract.

In determining whether or not the reciprocal parking arrangement proposed in this
application is acceptable, it is appropriate to consider the decision by the Metro
Central JDAP on a similar matter for the mixed use development on the adjoining 5
Hawksburn Road. In that application, 23 parking bays for visitors, and 7 parking
bays for the two office tenancies were required. The Metro Central JDAP accepted
the provision of 16 bays dedicated for the use of visitors at any time, with the 7 bays
allocated to the office units made available for the use of visitors outside business
hours.

Having regard for the above, the City considers the proposed car parking
arrangement acceptable. It is noted that contention over allocation of the car parking
bays is more likely to arise where Strata subdivision occurs. On this basis, the City
requires the applicant to implement a reciprocal car parking clause in the Strata By-
law prior to the transfer of any of the strata lots. The By-law/reciprocal parking
clause must outline how the suitable reciprocal parking arrangements will be
managed, to the City’s satisfaction. Where the property is not strata titled prior to use
or occupation, the City will require implementation of an approved car parking
management plan. A condition of planning approval to this effect has been
recommended.

Public Art

Given the estimated development cost of $40,000,000, the cost of the public artwork
is to be no less than $400,000 to be consistent with the 1% requirement of LPP11.
The provision of public art needs to be consistent with the City’s Public Art Master
Plan, and is subject to assessment by the City’s Public Art Advisory Panel (PAAP).

Where a proposal for public art contribution in kind does not satisfy the assessment
criteria under the City’s Public Art Master Plan, the applicant may consider paying
cash-in-lieu of the public art contribution. The cash-in-lieu arrangement is subject to
approval by the City.

The applicant has proposed public art contribution in the form of ‘off-form concrete
wall panels’, as well as metallic artwork screens to the Hawksburn Road and Great
Eastern Highway facades of the development.

The proposed public art concept has not been approved by the City’'s Public Art
Advisory Panel (PAAP) at this stage. The PAAP adopts the following principles in
assessing artwork:

0 Concept Innovation — The artwork is to be designed by a professional artist that
shows strong vision, craftsmanship, choice of materials, uniqueness and public
engagement.

0 Context (sensitive to surroundings) — the artwork is to be designed for the specific
site and considers the relevant themes, architectural, historical, geographical
and/or socio-cultural context of the site and community identity.

0 Public Domain — the artwork must be clearly seen and/or accessible from the
public realm, and must positively impact on the visual amenity of the
development.
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0 Public Safety — the artwork is designed, constructed and installed with best
practice risk management and the artwork does not present a hazard to public
safety.

0 Longevity — the artwork is design is structurally sound and resistant to theft,
vandalism, weathering and excessive maintenance.

o Diversity — artworks should be diverse in style, scale and media, ranging from
experimental to established art forms. This may also refer to artists from
assorted backgrounds and ranges of experience.

Further workshopping between the applicant and the City’s PAAP is required in order
to achieve a satisfactory outcome.

It has been recommended that a condition of planning approval outlines the
requirement for satisfactory provision of public art.

Conclusion:

The subject proposal has been assessed in accordance with the relevant statutory
planning documents and considered to be consistent with the intent and objectives of
The Springs Structure Plan, and Design Guidelines. The variations to the
development standards are not considered to present any adverse amenity impacts
and the development is expected to enhance the locality. On this basis, the
application is recommended for approval subject to conditions.
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ATTAC MENT 1 - Applicant s Design Report (1 October 2014)
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637
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ATTAC MENT 1A - Certificate of Title
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637
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LAND TITLE



THIS PAGE HAS BEEN LEFT BLANK INTENTIONALLY






APPENDIX B

WASTE MANAGEMENT REPORT - ENCYCLE
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ATTAC MENT1 - aste Management Plan
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637
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ATTAC MENT 1C - Traffic Report
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637
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ATTAC MENT 1D - Acoustic Report
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637





































































ATTAC MENT 1E - Arboriculture Report
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637
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ATTAC MENT 1F — Landcorp Design review
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637



APPENDIX F

DESIGN REVIEW - LANDCORP
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ATTAC MENT 1G - Development Plans (1 October 2014)(Superseded)
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637



APPENDIX G

ARCHITECTURAL DRAWINGS
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SUMMARY OF AREA CALCULATION
PLOT RATIO : 10,361m* (3.66 : 1)
COMMUNAL OPEN SPACE : 378m?
OPEN SPACE : 3554m?
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ATTAC MENT 2 - Additional Information — Office land use (4 December 2014)
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637
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From: Mandy Leung [Mandy@hillam.com.au]

Sent: Thursday, 4 December 2014 7:01:15 PM

To: Wilmot Loh

Subject: RE: Springs 1017 - Response to letter dated 20 Oct 2014

Wilmot,

Further to this morning’s meeting, Springs Lot 1018 approved the 8 commercial bays to be used by
visitors after hours. 8 reciprocal bays is about 35% of the required 23 visitor bays.

For Springs 1017, when we revert the convenience stores back to office and push the shop front window
further back, the commercial area is reduced to around 850sqm. That means 28 commercial bays is
required.

Springs 1017 requires 36 visitor bays. Following the precedent case from Springs 1018, we propose to
provide 23 designated visitor bays and 13 reciprocal bays to satisfy the council requirement. 13 reciprocal
bays is about 36% of the required 36 visitor bays. We are happy to provide another 15 reciprocal bays for
visitors after hours. A clause will be included in the commercial tenancy sales contract saying that the car
bays will be available for visitor uses after business hours.

The equation is :
e 23 visitor bays
e 28 reciprocal bays for visitor after hours
e Total 51 visitor bays to be provided.

This exceeds the 36 bays required by the council and aligns with precedence approval on Springs Lot
1018.

Please provide feedback on the above and | will include in the formal response later if | have your
support.

Thanks.

Regards,

Mandy Leung E http://hillam.com.au/signature
Associate /img/logo.png

mandy@hillam.com.au 2/31 Hood St, Subiaco WA 6008
0411 389 190 +61 8 6380 1877

hillam.com.au

This email message is for the intended recipient(s) only and may contain confidential or privileged information. Unless expressly permitted within
this email message, you are not to disclose this email message to anyone else. If this email message has been sent to you in error, please forward
this email message to info@hillam.com.au and delete this email message. Hillam Architects do not guarantee that this email message is free of
errors, virus or any other interference.

From: Wilmot Loh [mailto:Wilmot.Loh@belmont.wa.gov.aul
Sent: Tuesday, 2 December 2014 9:14 AM

To: Mandy Leung

Subject: RE: Springs 1017 - Response to letter dated 20 Oct 2014
Hi Mandy,

Just Juliette and myself will attend Thursday’s meeting.

file:///C:/DataWrks/temp/3017451/dwa3E26.htm 22/01/2015
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Regards,

Wilmot Loh
Senior Planning Officer

iE CoBSml

City of Belmont, 215 Wright Street, Cloverdale, WA 6105
Postal address: Locked Bag 379, Cloverdale WA 6985

Phone - 9477 7274 Fax-9478 1473
Email — wilmot.loh@belmont.wa.gov.au
Web — www.belmont.wa.gov.au

From: Mandy Leung [mailto:Mandy@hillam.com.au]

Sent: Monday, 1 December 2014 6:52 PM

To: Wilmot Loh

Cc: David Hillam

Subject: RE: Springs 1017 - Response to letter dated 20 Oct 2014

Wilmot,

Sorry, | was at training and meeting the whole day.
Thanks for the feedback.

| believe many of your feedback can be easily addressed.
| am keen to meet you on Thursday and discuss further.

Can | ask if the Thursday meeting involve a large group or just a small group discussion between you and
Hillam Architects.

Regards,

Mandy Leung E http://hillam.com.au/signature
Associate /img/logo.png
mandy@hillam.com.au 2/31 Hood St, Subiaco WA 6008

0411 389 190 +61 8 6380 1877

hillam.com.au

This email message is for the intended recipient(s) only and may contain confidential or privileged information. Unless expressly permitted within
this email message, you are not to disclose this email message to anyone else. If this email message has been sent to you in error, please forward
this email message to info@hillam.com.au and delete this email message. Hillam Architects do not guarantee that this email message is free of
errors, virus or any other interference.

From: Wilmot Loh [mailto:Wilmot.Loh@belmont.wa.gov.au]
Sent: Monday, 1 December 2014 5:23 PM

To: Mandy Leung

Subject: RE: Springs 1017 - Response to letter dated 20 Oct 2014

Hi Mandy,

file:///C:/DataWrks/temp/3017451/dwa3E26.htm 22/01/2015
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| have sent you a meeting request for Thursday 4™ December to discuss this application. The City has a
number of concerns and is unable to support the development as proposed. | have outlined the matters
below for your attention, we can further discuss what is required during our meeting on Thursday.

1. Isthere a reason why two convenience store tenancies are proposed?

Are there intended operators for the convenience store(s)?

3. The development plans do not make provision for service/deliveries/loading to support the
convenience store(s).

4. The encroachment of the awning over the Great Eastern Highway Primary Regional Road
Reserve is unacceptable.

5. Pedestrian access to the entry/exit door at the eastern corner of the building (Ground Floor
Plan) is reliant on the Great Eastern Highway Primary Regional Road Reserve — this is not
acceptable.

6. The acceptability of the location of the disabled parking bays on the Mezzanine level is
questionable, as with Point no. 5 above, it is inappropriate to exit/enter from the Primary
Regional Road reserve.

7. Universal/disabled access to the convenience store and office tenancies is not provided along
Hawksburn Road.

8. Details on the treatment for pedestrian access to the convenience store and office tenancies
within the private property boundary, and the relationship with the footpath and landscaping on
the Great Eastern Highway reserve is required.

9. The development plans do not reflect acceptable pedestrian access/egress to/from the Ground
Floor car park or the Mezzanine Floor car park.

10. The proposed reciprocal arrangement for the convenience store and office appear arbitrary and
unsubstantiated; in particular, it infers that the convenience store will not operate after 6.00pm
or before 7.30am — this is questionable. Input from a qualified consultant may be appropriate.

11. It appears that the bottom car in the car stacker must be moved in order to access the top car —
the acceptability of this is questionable.

12. The location of the bicycle parking on the ground floor is not ideal as it is not conveniently
located.

13. No end-of-trip shower/locker and change rooms have been provided for the office component of
the development.

14. Public artwork other than screens and wall treatment is encouraged — notwithstanding this,
artwork is subject to approval by the City’s Public Art Advisory Panel.

N

Regards,

Wilmot Loh
Senior Planning Officer

IE CoBSml

City of Belmont, 215 Wright Street, Cloverdale, WA 6105
Postal address: Locked Bag 379, Cloverdale WA 6985

Phone - 9477 7274 Fax -9478 1473
Email — wilmot.loh@belmont.wa.gov.au
Web — www.belmont.wa.gov.au

From: Mandy Leung [mailto:Mandy@hillam.com.au]
Sent: Monday, 3 November 2014 2:27 PM

file:///C:/DataWrks/temp/3017451/dwa3E26.htm 22/01/2015
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To: Wilmot Loh
Subject: Springs 1017 - Response to letter dated 20 Oct 2014

Wilmot,

Further to your letter dated 20 Oct 2014, please refer to the attached for our response to your comments
| have also attached the revised ground floor plan and the car stacker data sheet for your information.

Please let me know if you have any query.
Thanks.

Regards,

Mandy Leung rE http://hillam.com.au/signature
Associate /img/logo.png

mandy@hillam.com.au 2/31 Hood St, Subiaco WA 6008
0411 389 190 +61 8 6380 1877

hillam.com.au

This email message is for the intended recipient(s) only and may contain confidential or privileged information. Unless expressly permitted within
this email message, you are not to disclose this email message to anyone else. If this email message has been sent to you in error, please forward
this email message to info@hillam.com.au and delete this email message. Hillam Architects do not guarantee that this email message is free of
errors, virus or any other interference.

Please note that Hillam Architects will shut down for Christmas on Friday 19th December,
and re-open on Monday 5th January 2015.

Please note that Hillam Architects will shut down for Christmas on Friday 19th December,
and re-open on Monday 5th January 2015.

file:///C:/DataWrks/temp/3017451/dwa3E26.htm 22/01/2015



ATTAC MENT 2A - Revised Plans (11 December 2014)(Superseded)
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637



















































ATTAC MENT 3 - Additional Information — Revisions to Dwelling mi (19 January
2015)

Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637









The proposed change does not affect the overall building footprint area, elevation design, setback and
car parking number. The waste strategy is not affected as well as the council waste policy is based on
the total number of units, rather than the unit mix.

We look forward to the council’s support on the proposed change.

Should you have any other queries, please do not hesitate to contact me on 6380 1877 or via email. My
email is mandy@hillam.com.au.

Yours Sincerely,

Mandy Leung
Hillam Architects

Enc.



ATTAC MENT 3A — Revised Plans (19 January 2015)
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637






















































ATTAC MENT 4 — Main Roads referral response (16 January 2015)
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637









ATTAC MENT 5 - Protected Tree Valuation
Lot 1017 (3) aw sburn Road Rivervale

LG Reference: 648/2014
DAP Reference: DAP/14/00637



Wilmot Loh

From: Vic Bijl

Sent: Wednesday, 28 May 2014 9:55 AM

To: Jill Percival

Subject: (DWS Doc No 3015608) Arboriculture Report - Lot 1017 Hawksburn Rd, Rivervale
Attachments: 3 HAWKSBURN AVE-LOT 1017, RIVERVALE - Street Tree - Monetary & Retention Cat.

Value - 27.5.'14 .pdf

Jill = use this one (previous report had Lot no 1012, instead of 1017)

VIC BUL
ARBORIST

accepts no liability for any direct or indirect damage or loss resulting from the use of any attachments to this e-mail.

From: Vic Bijl

Sent: Wednesday, 28 May 2014 9:48 AM

To: Jill Percival

Subject: RE: Arboriculture Report - Lot 1017 Hawksburn Rd, Rivervale

Hello Jill
Specific to your questions:
Firstly, do you agree with the assessment as it clearly does not look like the tree is going to withstand development.

a) |agree that the tree is not retainable under the proposed development because — at just 2m from the tree —
it is much too close.

b) |do not agree with the report’s conclusion of a severely structurally compromised tree. Yes, it is moderately
compromised in the stem bifurcation, but this can be easily remedied, and with that the tree is easily

retainable.

The tree is of good vitality, and shows good compartmentalisation and adaptive growth at the old stem wounds.
Moonah is a hardy species, and the spreading form with stems or branches at wide angles is typical for the species.

Retention would require a strictly controlled TPZ of 6-8m. If this is not feasible, then replacement is necessary.
Secondly if the tree cannot be retained then we need to negotiate some sort of compensation for its removal and
replacement or determine whether there is sufficient space for newly planted trees to be installed on Lot 1017 with

or without tree cell technology.

I’'ve prepared an appraisal, including a retention category rating. The retention category is based on the
predevelopment scenario, in which the building plans have yet been finalised.

Use this as your guideline in achieving an adequate compensation for new landscaping elsewhere in the Springs.

Thank you,

Vic.

VIC BIJL
ARBORIST



City of Belmont Operation Centre, 180 Planet Street, Carlisle, WA 6101

Phone — (08) 9477 7102 Fax — (08) 93554150 Mobile — 0488909125
Email - vic.bijl@belmont.wa.gov.au
Web — www.belmont.wa.gov.au

DISCLAIMER:

This e-mail is private and confidential. If you are not the intended recipient, please advise us by return e-mail immediately, and delete the e-mail and any
attachments without using or disclosing the contents in any way. You should scan this e-mail and any attachments for viruses. This organisation accepts no
liability for any direct or indirect damage or loss resulting from the use of any attachments to this e-mail.

From: Jill Percival

Sent: Tuesday, 20 May 2014 12:00 PM

To: Vic Bijl

Subject: RE: Arboriculture Report - Lot 1017 Hawksburn Rd, Rivervale

Hi Vic,

Have you had a chance to read the report and have a quick look at the tree on site? The developer is wishing to
meet with the City in early June?

Regards,

Jill Percival
PARKS TECHNICAL OFFICER

City of Belmont, 215 Wright Street, Cloverdale, WA 6105

Phone — (08) 94777 287 Fax — (08) 9478 1473 Mobile — 0419 101 071
Email - jill.percival@belmont.wa.gov.au
Web — www.belmont.wa.gov.au

DISCLAIMER:

This e-mail is private and confidential. If you are not the intended recipient, please advise us by return e-mail immediately, and delete the e-malil
and any attachments without using or disclosing the contents in any way. You should scan this e-mail and any attachments for viruses. This
organisation accepts no liability for any direct or indirect damage or loss resulting from the use of any attachments to this e-mail.

From: Jill Percival

Sent: Wednesday, 14 May 2014 11:50 AM

To: Vic Bijl

Subject: FW: Arboriculture Report - Lot 1017 Hawksburn Rd, Rivervale

Hi Vic,

Can you please undertake an assessment of the Melaleuca lanceolta located at Lot 1017 (#3) Hawksburn Road,
Rivervale. The existing tree is listed to be retained under The Springs Structural Guidelines however the developer
wishes to remove the tree to construct a basement car park. The Building plans are registered in ECM. The architect

2



has contracted Paperbark Technologies to write an aboricultral inspection with regards to the structural health and
tree retention. Paperbark Technologies have identified that the tree is currently not in good form and should be
removed and replaced with a 500L specimen in an alternative location (refer to the attached report). Arobor Logic
assessed this tree (tree number 16) back in February 2006. The tree was identified to be in good health with an
acceptable structural form but did identify that there had been some damage to the root zone that had resulted due
to site clearing. Since then it appears that the tree has declined.

Firstly, do you agree with the assessment as it clearly does not look like the tree is going to withstand development.
Secondly if the tree cannot be retained then we need to negotiate some sort of compensation for its removal and
replacement or determine whether there is sufficient space for newly planted trees to be installed on Lot 1017 with
or without tree cell technology.

The developer is seeking to meet with the City in early June 2014 and has requested me to set up a meeting. | think
we need to discuss what the City’s position is regarding the retained tree and what we are willing to condition
through the DA with regards to any new tree installations within the Lot (if this is even possible).

Regards,

Jill Percival
PARKS TECHNICAL OFFICER

City of Belmont, 215 Wright Street, Cloverdale, WA 6105

Phone — (08) 94777 287 Fax — (08) 9478 1473 Mobile — 0419 101 071
Email - jill.percival@belmont.wa.gov.au
Web — www.belmont.wa.gov.au

DISCLAIMER:

This e-mail is private and confidential. If you are not the intended recipient, please advise us by return e-mail immediately, and delete the e-mail
and any attachments without using or disclosing the contents in any way. You should scan this e-mail and any attachments for viruses. This
organisation accepts no liability for any direct or indirect damage or loss resulting from the use of any attachments to this e-mail.

From: Sharon Faraj [mailto:Sharon@hillam.com.au]

Sent: Monday, 12 May 2014 11:00 AM

To: Jill Percival

Cc: Mandy Leung; Jonathan Ng

Subject: Arboriculture Report - Lot 1017 Hawksburn Rd, Rivervale

Good morning lill,

As discussed on the phone, please find attached the Arboriculture Report compiled by our consultant. We would like
to arrange for a meeting with the City of Belmont to discuss the removal of the tree and to propose a new location
for a replacement mature tree.

Looking forward to hearing from you.

Kind regards,

Sharon Faraj | Graduate Architect | Hillam Architects

2/31 Hood Street, Subiaco WA 6008

T+618 63801877 | F+61 8 6380 2807 | M +61 (0) 423 867 797
sharon@hillam.com.au | www:.hillam.com.au




This email message is for the intended recipient(s) only and may contain confidential or privileged information. Unless expressly permitted within this email
message, you are not to disclose this email message to anyone else. If this email message has been sent to you in error, please forward this email message to
info@hillam.com.au and delete this email message. Hillam Architects do not guarantee that this email message is free of errors, virus or any other interference.



1. Street Tree Appraisal 2. Tree Retention & Value Category

Location: 3 Hawksburn Ave — Lot 1017, Rivervale 6103

Species: 1 x Moonah (Melaleuca lanceolata)

Date: 27 May 2014

ASSESSMENT

1 Tree Monetary Value: $19,792

2. Tree Retention Category: B1, 3

Methodology
; Appraisal: page 2

2 Retention Value Category: Appendix, pages 5-6

3 Hawksburn Ave., Rivervale — Street Tree Valuation - Author: Vic Bijl — Arborist — City of Belmont -27.5."14 Page 10of 5



THE BURNLEY METHOD OF TREE VALUATION

SUBJECT: Moonah Street Tree (Melaleuca lanceolata) @ 3 Hawksburn Avenue, Rivervale

Date: 27 May 2014 — VALUATION = $19,792

VALUE ($) = BASE VALUE x (V) x (E) x (FV) x (L)

TABLE 1: TREE VOLUME (cone) — 1/38r’h
VOLUME (m3) OF TREE (V)

Tree Height = 9.9 m

Crown Spread N—S = 11.9 m; E—=W = 13.6 m
Mean @ 12.75m Meanr =6.4m
0.33x3.14x64mx6.4mx9.9m

Volume = 420 m’

TABLE 2: VALUES FOR THE LIFE EXPECTANCY
(E) MODIFIER USEFUL LIFE MODIFIER VALUE
EXPECTANCY RANGES (E)

50 Years... OSSR, ||
40 - 49 Year509
30/~ IO VRIS v vnsmvnn i DI
20 - 29 YRS ... oo e e eveeveerevveeereremrsnisnnnnenenn s 07
10 - 19 Years........ocievevvvvveni v iiien e ssrseneneennna 0.0
S O (T TR | .

TABLE 3: VALUES AND DESCRIPTORS FOR
THE FORM AND VIGOUR MODIFIER

FORM AND VIGOUR DESCRIPTORS
MODIFIERS (FV)

Perfect form and excellent vigour................1.00
Slight imperfections in form... oerrn0.90
Slightly reduced vigour... ...0.90

Slight imperfections &shghtly reduced wgour....O 80

Good form with good vigour... aieis 0575
Good form with average vigour......‘..‘..‘......0.70
Good vigour with average form...................0.70
Good form with poor vigour.... ......0.65
Good vigour with poor form... cevereenen0.65
Bifurcation of trunk & excellent wgour ....0.60

Bifurcation of trunk & good vigour...
Bifurcation of trunk & average vigour ......... 0.50

Bifurcation of trunk & poor vigour...............0.40
Poor form with average vigour....................0.30
Poor vigour with average form... ....0.30
Poor form and poor vigour... ....0.20

Excessive deadwood, cawtles & poor form 0.10
Dead... ...0.00

TABLE 4: VALUES AND DESCRIPTORS FOR
THE LOCATION (L) MODIFIER
LOCATION DESCRIPTORS MODIFIERS

(L)

Perfect suitability.... i aanlil
Could be better located but no problems..... [l
Minor problems, e.g. lifting paving... ......0.8
Species unsuited or causes problems............O.?
Species unsuited and causes problems.........0.6
Species unsuited & causes major problems........0.5
Species unsuitable.............cccccecvreeneene... .04

BASE VALUE: COST $ 187 per 100L bag
TREE VOLUME (cylinder) — 8r°h

3.14x05mx05mx2m
1.57m3 =% 187

Base Value - $119.10 / 1m?

BASE VALUE $119xV 420 m> x E 0.8 x FV 0.55 x L 0.9 = VALUE $19,792

3 Hawksburn Ave., Rivervale — Street Tree Valuation - Author: Vic Bijl — Arborist — City of Belmont -27.5."14
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APPENDIX

GUIDANCE NOTE RETENTION VALUES

TABLE FOR TREE CATEGORIZATION METHOD

3 Hawksburn Ave., Rivervale — Street Tree Valuation - Author: Vic Bijl — Arborist — City of Belmont -27.5."14 Page 3 of 5



Guidance Note — Assessment of Retention Values — Tree Categorization Method

Trees are categorized in accordance with the cascade chart in Table 1. The key components
are summarized below.

Retention Value Categories

Each surveyed tree or group of trees is valued and placed into one of the following categories
(A, B, CorU).

(A) Trees of high quality with an estimated remaining life expectancy of at least 40 years

* Retention wholly appropriate to the proposed situation and without significant conflict

(B) Trees of moderate quality with an estimated remaining life expectancy of at least 20 years

e Retention appropriate to the proposed situation but not of highest value and/or having
only minor conflicts

(C) Trees of low quality with an estimated remaining life expectancy of at least 10 years

o Will usually not be retained where they would impose a significant constraint on
development

(U) Trees in such a condition that they cannot realistically be retained as living trees in the
context of the current land use for longer than 10 years

Subcategories

Trees in categories A to C qualify under one or more of three subcategories (1, 2, 3) that reflect
arboricultural and landscape qualities, and cultural values respectively.

Each subcategory has equal weight such that, for example, an A1 tree has the same retention
priority as an A2 tree.

3 Hawksburn Ave., Rivervale — Street Tree Valuation - Author: Vic Bijl — Arborist — City of Belmont -27.5."14 Page 4 of 5



Table 1

Cascade chart for tree quality assessment

Category and definition

Criteria (including subcategories where appropriate)

Identification

on plan

Trees unsuitable for retention (see Notes)

e  Trees that have a serious, irremediable, structural defect, such that their early loss is expected due to collapse, including those DARK RED
Category U that will become unviable after removal of other category U trees (e.g. where, for whatever reason, the loss of companion

shelter cannot be mitigated by pruning)
Those in such a condition that the: ' o ; . ; : .
cannot realistically be retained as Isi"ving e Treesthat are dead or are showing signs of significant, immediate, and irreversible overall decline
trees m e corled o the curtentland o Trees infected with pathogens of significance to the health and/or safety of other trees nearby, or very low quality trees suppressing
use for longer than 10 years . :
adjacent trees of better quality
NOTE Category U trees can have existing or potential conservation value which it might be desirable to preserve, see 4.5.7.
1. Mainly arboricultural qualities 2. Mainly landscape qualities 3. Mainly cultural values, including
conservation

Trees to be considered for retention

Trees that are particularly good examples  Trees, groups or woodlands of particular Trees, groups or woodlands of significant  LIGHT
Category A of their species, especially if rare or visual importance as arboricultural conservation, historical, commemorative GREEN
Trees of high quality with an estimated unusual; or those that are essential and/or landscape features or other value (e.g. veteran trees or
remaining life expectancy of at least components of groups or formal or semi- wood-pasture)
40 years formal arboricultural features (e.g. the

dominant and/or principal trees within

an avenue)
Category B Treesthat might be included in category  Treespresent in numbers, usually Trees with material conservation MID BLUE

A, but are downgraded because of growing as groups or woodlands, such or other cultural value
Trees of moderate quality with an impgired condition (e.g. presence of that they attract a higher collective rating
estimated remaining life expectancy of at ;ignlﬁgant though remediabte defects, than they might asindividuals; or trees
least 20 years including unsympathetic past occurring as collectives but situated so as

management and storm damage), such to make little visual contribution to the

that they are unlikely to be suitable for wider locality

retention for beyond 40 years; or trees

lacking the special quality necessary to

merit the category A designation
Category C Trees present in groups or woodlands, Trees with no material GREY

Unremarkable trees of very limited merit
or such impaired condition that they do

but without this conferring on them

conservation or other cultural

Trees of low quality with an estimated 0 2jify in higher categories significantly greater collective landscape  value

remaining life expectancy of at least 10 value; and/or trees offering low or only

years, or young trees with a stem temporary/transient landscape benefits

diameter below 150 mm

3 Hawksburn Ave., Rivervale — Street Tree Valuation - Author: Vic Bijl — Arborist — City of Belmont -27.5.14 Page 5of 5 Page 5of 5
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