Government of Western Australia
Development Assessment Panels

Metro Central Joint Development Assessment Panel

Agenda
Meeting Date and Time: 17 May 2018; 10am
Meeting Number: MCJDAP/298
Meeting Venue: City of Canning
1317 Albany Highway
Cannington
Attendance

DAP Members

Ms Sheryl Chaffer (A/Presiding Member)
Mr Christopher Antill (A/Deputy Presiding Member)
Mr Michael Hardy (Specialist Member)

Iltem 8.1

Cr Renee McLennan (Local Government Member, Town of Bassendean)
Cr Jai Wilson (Local Government Member, Town of Bassendean)

Item 8.2

Cr Sara Saberi (Local Government Member, City of Canning)

Cr Jesse Jacobs (Local Government Member, City of Canning)

Officers in attendance

Item 8.1
Mr Christian Buttle (Town of Bassendean)

Item 8.2

Ms Nasrin Dehghani (City of Canning)

Mr Indi Gunathilaka (City of Canning)
Minute Secretary

Ms Barbara Rankin (City of Canning)
Applicants and Submitters

Iltem 8.1

Mr Nik Hidding (Peter Webb & Associates)
Mr Guy Grant (Montague Grant Architects)
Item 8.2

Mr Hide Shigeyoshi (Dynamic Planning)
Mr Leo Chong (Rechitects Architecture & Design)
Members of the Public / Media

Nil

Version: 2 Page 1



Government of Western Australia
Development Assessment Panels

Declaration of Opening

The A/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.

Apologies

Mr Charles Johnson (Presiding Member)

Members on Leave of Absence

Panel member, Mr Charles Johnson has been granted leave of absence by the
Director General for the period of 7 May 2018 to 30 May 2018 inclusive.

Noting of Minutes

Signed minutes of previous meetings are available on the DAP website.
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.

Disclosure of Interests

Nil

Deputations and Presentations

7.1  Mr Nik Hidding (Peter Webb & Associates) presenting in support of the

application at Item 8.1. The presentation will address the recommended
conditions of approval.

7.2 Mr Guy Grant (Montague Grant Architects) presenting in support of the
application at Item 8.1. The presentation will provide a response to the
design issues including addressing some of the recommended design

changes.

7.3 Mr Hide Shigeyoshi (Dynamic Planning & Developments) and Mr Leo
Chong (Rechitects Architecture & Design) presenting in support of the
application at Iltem 8.2. The presentation will request the modification of

some of the recommended condtions.
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Government of Western Australia
Development Assessment Panels

8. Form 1 - Responsible Authority Reports — DAP Applications
8.1 Property Location: Lot 54 (Nos. 25-27) Hamilton Street;
Lot 84 (No. 68) Old Perth Road; and
Lot 85 (No. 70) Old Perth Road, Bassendean

Development Description:  Mixed Development Comprising Additions and
Alterations to Nursing Home, Shops and 18
Multiple Dwellings

Applicant: Peter Webb & Associates

Owner: T & T Management Services Pty Ltd

Responsible authority: Town of Bassendean

DAP File No: DAP/18/01379

8.2 Property Location: 14 Cecil Avenue, Cannington (Lot 301 on
P70653)

Development Description:  Nine storey mixed development comprising 53
multiple dwellings, two restaurant/cafes and
four offices

Applicant: Dynamic Planning and Developments Pty Ltd

Owner: Abundance Australia Investment Pty Ltd

Responsible authority: City of Canning

DAP File No: DAP/18/01356

9. Form 2 — Responsible Authority Reports - Amending or cancelling DAP
development approval
Nil
10. Appeals to the State Administrative Tribunal
The following State Administrative Tribunal Application has been finalised:
o City of South Perth - Lot 10 (19) Pether Road, Strata Lot 2 of Lot 340 (17)
Pether Road, Lots 342 (53) Bickley Crescent, 11 (51A) Bickley Crescent,
12 (51) Bickley Crescent, Strata Lot 1 of Lot 340 (49) Bickley Crescent,
Manning - 82 Aged and Dependent Dwellings with Ancillary Cafe and
Community Room (Southcare)
11. General Business / Meeting Closure
In accordance with Section 7.3 of the DAP Standing Orders 2017 only the
A/Presiding Member may publicly comment on the operations or
determinations of a DAP and other DAP members should not be approached to
make comment.
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Government of Western Australia
Development Assessment Panels

Form 1 - Responsible Authority Report
(Regulation 12)

Property Location: Lot 54 (Nos. 25-27) Hamilton Street;
Lot 84 (No. 68) Old Perth Road; and
Lot 85 (No. 70) Old Perth Road, Bassendean

Development Description: Mixed Development Comprising Additions
and Alterations to Nursing Home, Shops and
18 Multiple Dwellings

DAP Name: Metro Central Joint Development
Assessment Panel

Applicant: Peter Webb & Associates

Owner: T & T Management Services Pty Ltd
Value of Development: $13 million

LG Reference: 2018-026

Responsible Authority: Town of Bassendean

Authorising Officer: Christian Buttle, Senior Planning Officer
DAP File No: DAP/18/01379

Report Due Date: Friday, 4 May 2018

Application Received Date: 16 February 2018

Application Process Days: 77 days

Attachment(s): 1. Planning Report titled:

Application for Planning Approval -
Proposed Aged Care Facility, Multiple
Dwellings & Shops -

Prepared by Peter Webb and Associates

Annexures to Planning Report comprising:
(@) Annexure 1 — WAPC Amalgamation
Approval.
(b)  Annexure 2 — Certificates of Title x 3.
(c) Annexure 3 — Annotated Site
Photographs.
(d) Annexure 4 — Design Drawings
comprising:
e EX1 - Existing Site Plan;
e Schedule of Finishes 8 Dec 2017;
e SKI1 — Proposed Site Plan;
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(e)
(f)

(9)
(h)
(i)
()
(k)

SK2 - Lower Ground Floor Plan;
SK3 - Upper Ground Floor Plan;
SK4 - First Floor Plan;

SK5 — Second Floor Plan;

SK6 — Third Floor Plan;

SK7 - Elevations;

SK8 — Elevations;

SK9 — Sections;

SK10 — Shadow Plan;

Perspective 1 — Old Perth Rd;

and

e Perspsective 2 — From Hamilton
St / Old Perth Rd corner.

Annexure 5 — Landscape Plan.

Annexure 6 — Correspondence

comprising:

(i) 22 Oct 2014 from Peter Webb &
Associates to Town of
Bassendean; and

(i) 13 Nov 2014 reply from Town of
Bassendean to Peter Webb &
Associates.

Annexure 7 — Local Planning Policy

No. 1 Compliance Report.

Annexure 8 — Waste Management

Plan.

Annexure 9 — Traffic Impact

Statement.

Annexure 10 — Contaminated Site

Audit.

Annexure 11 — Stormwater Drainage

Management Plan.

2. Aerial Photo / Location Plan

Officer Recommendation:

That the Metro Central JDAP resolves to:

1. Accept that the DAP Application reference DAP/18/01379 is appropriate for
consideration as a ‘P’ and ‘D’ land use (‘P’ for Nursing Home component) and
compatible with the objectives of the zoning table in accordance with the Town
of Bassendean Local Planning Scheme No. 10.

2.  Approve DAP Application reference DAP/1801379 and accompanying plans

dated 31 October 2017:

Drg No. EX1 Issue DA (site analysis plan)

Drg No. SK1 Issue B (site plan)

Drg No. SK2 Issue C (lower ground floor plan)
Drg No. SK3 Issue B (upper ground floor plan)
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Drg No. SK4 Issue A (first floor plan)

Drg No. SK5 Issue A (second floor plan)

Drg No. SK6 Issue A (third floor plan)

Drg No. SK7 Issue A (elevations)

Drg No. SK8 Issue A (elevations)

Drg No. SK9 Issue A (sections)

Drg No. SK10 Issue A (shadow plan)

in accordance with Clause 68 of the Planning and Development (Local
Planning Schemes) Regulations 2015 and the provisions of the Town of
Bassendean Local Planning Scheme No. 10, subject to the following conditions
as follows:

Conditions

1.

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

Prior to the issue of a Building Permit for this development, Lots 54, 84 & 85
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.

Solid walls or fences that are situated between the street alignment and the
building line not exceeding 800mm in height above natural ground level.

External finishes according with those identified on the ‘Schedule of Finishes’
prepared by Montague Grant Architects and dated 8 December 2017 unless
otherwise approved.

The blank section of wall associated with the fire pump room and transformer
compound on the Old Perth Road frontage of the development shall be
modified by replacing the solid balustrade to the balcony of the lounge above
(which forms a continuation of the wall to the pump room and transformer) with
clear glass balustrade and:

(@) Replacing the transformer and pump room with shop fronts to match the
remainder of the design of the ground floor of the Old Perth Road
frontage of the development, including awnings above; or

(b) Applying a piece of public art to this location to the satisfaction of the
Town, and in accordance with the provisions contained within Local
Planning Policy No. 1 Town Centre Strategy and Guidelines and Local
Planning Policy No. 15 — Percent for Art Policy.

Solid balustrading to balconies shall be replaced with clear glass balustrading
to the extent required that when viewed from the street balconies to the
development are predominantly open to the satisfaction of the Town.
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10.

11.

12.

13.

14.

15.

All multiple dwellings being provided with balconies incorporating a minimum
usable area of 10 sg.metres within minimum dimensions of 2.4 metres. (see
advice note).

An updated landscaping plan being provided 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 and which updates the plan submitted in
conjunction with the application for development approval by:

(@) providing accurate details with respect to the Hamilton Street road
reserve;

(b) providing details of proposed landscape treatment to the Hamilton Street
road reserve; and

(c) incorporating street tree planting within the Hamilton Street road reserve
in accordance with the Town'’s Street Tree Master Plan.

Street trees shall be a minimum height of 2m at the time of planting and shall
be spaced generally at 7m centres.

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

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.

The submission of 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 Old Perth Road and Hamilton Street frontages of
the development site for the approval of the Town, prior to the issue of a
building permit. Display lighting to commercial premises on both the Old Perth
Road and Hamilton Street frontages shall be time-switched to remain on every
evening until at least 15 minutes after the last train has left Bassendean Train
Station.

The redundant crossover on the Old Perth Road frontage of the site and the
second redundant crossover at the Hamilton Street / Old Perth Road
intersection shall each be removed and the verge / footpath shall be reinstated
to the satisfaction of the Town.

Works proposed within the road reserve around the perimeter of the site (such
as footpath forward of the shop tenancies) shall be the subject of a separate
plan to be submitted for the Town’s approval in advance of any such works
being undertaken.

The on site car parking spaces and access ways being constructed and
maintained thereafter to the Town's specifications and those contained within
AS2890.1 — Part 1: Off-street parking and Part 6: Off-street parking for people
with disabilities. Drawings submitted for a Building Permit shall incorporate the
following design changes:
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16.

17.

18.

19.

20.

21.

(@) The length of the accessible car bay and the adjoining visitor car bay shall
each be increased to 5.4m minimum without compromising the
prescribed aisle width behind these bays. The column to the rear of the
visitor bay shall be positioned in accordance with Figure 5.2 of AS2890.1;
and

(b) The width of the aisle between shared use car parking bays 19 and 20
shall be increased to a minimum of 6.1 metres, clear of the columns.

A longitudinal section of the vehicle access driveway to the lower ground floor
car park shall be provided to the satisfaction of the Town prior to or in
conjunction with the application for a Building Permit which demonstrates that
the ramp to the car park has been designed in accordance with the provisions
contained within Cl 2.5.3 of AS2890.1 (Circulation roadway and ramp grades).

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

(@) Each multiple dwelling shall be allocated 1 car parking bay;

(b)  Nursing Home being allocated 20 car parking bays;

(c) 60 sg.m shop tenancies being allocated 2 car parking bays and the 99
sqg.m shop tenancy being allocated 3 car parking bays; and

(d) 6 visitor car parking bays and the accessible car parking bay all being
retained for the shared use of visitors to all components of the
development.

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

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 all components of the development in order to gain access
to the 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 development on the subject lot and maintained thereafter.

A minimum of 12 bicycle parking spaces shall be provided within the secure car
park and a minimum of 4 bicycle parking spaces shall be provided for visitors,
external to the building. All bicycle parking spaces shall be constructed in
accordance with the provisions of AS 2890.3 (as amended). Details of the
location and design of the required bicycle parking spaces shall be submitted
prior to or in conjunction with the application for a Building Permit.

The development shall be designed to accommodate storage of stormwater on
site to a minimum of a 1:20 year storm event with any proposal to connect to
the Town’s drainage infrastructure network to accept stormwater associated
with an event beyond 1:20 years incorporating a restricted outlet flow. (see
footnote)
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22.

23.

24,

25.

26.

27.

The provision of an externally accessed storage unit of not less than 4

sg.metres internal area for each dwelling. All stores to have minimum internal

dimensions of 1.5m minimum with the exception of stores 10-14 which are

approved with lesser internal dimensions subject to:

(@) These stores being allocated to the same dwelling as the car parking bay
to which they are predominantly located in front of; and

(b) The door to these stores being removed and replaced with a roller door
which incorporates a width that matches the car bay width forward of
each respective store.

A pedestrian path (separate from car parking bays) being provided to stores 6-
9.

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 where visible from the street.
Each dwelling shall be provided with a mechanical clothes dryer.

An updated 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:

(@) Consistency with respect to the identified number of bins that will be
needed to service the proposed development;

(b) The need for an updated WMP to be prepared in the event of future
change of use to any of the shop tenancies where any proposed new use
would generate additional waste beyond that which the plan has been
designed for;

(c) The number of bins that are anticipated to require kerbside collection
from the development other than the nursing home;

(d) The placement of bins only on the Hamilton Street verge area of the
development site with no bins being placed on the Old Perth Road
frontage while awaiting collection;

(e) The number of bins that will be provided to the multiple dwellings and to
the shops;

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

(g) 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.
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28.

29.

30.

31.

32.

33.

The bin storage areas on site are:

(@) To be surrounded by a 1.8 metre high minimum wall with a self-closing
gates (where outside a building) or doors (where inside a building);

(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

(c) 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.

Visually impermeable roller shutters (external and internal), doors, grilles and
security bars shall not be installed on any part of the frontage of the
development facing Old Perth Road or Hamilton Street.

Prior to commencement of development, investigation for soil and groundwater
contamination is to be carried out to determine if remediation is required.

If required, remediation, including validation of remediation, of any
contamination identified shall be completed prior to completion of construction
works to the satisfaction of the Town of Bassendean on advice from the
Department of Water and Environmental Regulation, to ensure that the site is
suitable for the proposed use.

Investigations and remediation are to be carried out in compliance with the
Contaminated Sites Act 2003 and current Department of Water and
Environmental Regulation contaminated sites guidelines.

An acid sulphate soils self-assessment form and, if required as a result of the
self-assessment, an acid sulphate soils report and an acid sulphate soils
management plan shall be submitted to and approved by the Department of
Water and Environmental Regulation before any subdivision works or
development are commenced. Where an acid sulphate soils management plan
is required to be submitted, all subdivision works 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:

(@) Estimated timeline and phasing of construction;

(b) Dust control measures;

(c) Noise control measures;

(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.
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34.

35.

36.

37.

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 pay to the Town of
Bassendean the 2% contribution of the building construction costs as
prescribed under LPP No. 1 - Town Centre Area Strategy and Guidelines for
Bassendean. The 2% contribution is inclusive of the 1% public art contribution
required in accordance with the previous condition.

Prior to the issue of a building permit, a development bond for the sum of
$9,000 being lodged with the Town to ensure the satisfactory completion of all
works associated with landscaping, car parking, access ways, screen walls,
and other associated works.

The building hereby approved shall not be occupied until all of the conditions of
development approval have been complied with to the satisfaction of the Town,
unless the applicant has entered into an agreement with the Town to comply
with those conditions within a specified period.

Advice Notes

1.

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

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

Individual unit numbers being prominently displayed at the pedestrian entrance
to each individual dwelling.

Balconies shall be modified generally in accordance with the design
modifications advocated within this report.

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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10.

11.

Telecommunications Act 1997 (Commonwealth)

The nbn™ network is Australia’s new landline phone and internet network. It's
designed to provide all Australians with access to fast and reliable phone and
internet services, no matter where you live.

nbn (the company) was established in 2009 to design, build and operate
Australia's new broadband network. They are responsible for providing
wholesale services to phone companies and internet service providers who
offer nbn™ plans for homes and businesses.

Each building unit or lot in a new real estate development needs to be serviced
by “fibre-ready facilities” under the Telecommunications Act. For new homes,
nbn enables developers to connect to the nbn™ network upfront in the new
build process — but the developer needs to apply via
www.nbn.com.au/newdevelopments. nbn asks that you apply at least 3 months
before civils commence. If you do not have these facilities in place, there may
be a delay with your titles process.

Telstra and nbn (and its authorised contractors) are the only companies that
are permitted to conduct works on network and assets.

Any person interfering with a facility or installation owned by Telstra or nbn is
committing an offence under the Criminal Code Act 1995 (Cth) and is liable for
prosecution. Furthermore, damage to telecommunication 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
assets in any way, please contact Telstra's Network Integrity Team on 1800
810 443 or nbn on relocationworks@nbnco.com.au.

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

Any adjustment to the design that replaces the transformer and pump room
with shop fronts to match the remainder of the Old Perth Road frontage will
also need to take account of the need to have regard to impacts on the layout
of the car park and associated impact on the required number of car parking
bays to be provided for the development.

If the applicant is aggrieved by this decision 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.

Separate approval must be obtained from the Town's Asset Services
Department for the proposed crossover.

Separate approval must be obtained from the Town's Asset Services
Department for any proposed connection to the Town’s drainage infrastructure
network.
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12. A separate application and approval is required for any signage proposed for

the development.

13. The applicant must liaise with Main Roads Western Australia with respect to
arrangements to be implemented for the required relocation of the electronic
40kph school zone sign.

14. Department of Water and Environmental Regulation related advice:

In accordance with regulation 31(1) of the Contaminated Sites Regulations
2006, a Mandatory Auditor's Report, prepared by an accredited contaminated
sites auditor, will need to be submitted to the Department of Water and
Environmental Regulation as evidence of compliance with the condition relating
to site contamination. A current list of accredited auditors is available from
www.dwer.wa.gov.au.”

An “acid sulphate soils self-assessment form” can be downloaded from the
Western Australian Planning Commission’s website at:
www.planning.wa.gov.au.

The “acid sulphate soils self-assessment form” makes reference to the
Department of Environment and Conservation’s “Identification and Investigation
of Acid Sulphate Soils” guideline. This guideline can be obtained from the
Department of Water and Environmental Regulation website at:
www.dwer.wa.gov.au.”

Details: outline of development application

Zoning within MRS:

The entirety of the development site is zoned Urban under
the Metropolitan Region Scheme.

Zoning within LPS10

The majority of the site is zoned Town Centre by the Town
of Bassendean Local Planning Scheme No. 10 (LPS10). A
portion of the site upon which the existing Nursing Home is
situated is zoned Residential with an R20 density code
under LPS10.

(See extract of Zoning Map and Aerial Photo, below)

Insert Use Class:

Shop (P) use within the Town Centre Zone;
Multiple Dwelling (D) use within the Town Centre Zone; and
Nursing Home (use not listed)

Insert Strategy Policy:

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

Insert Development
Scheme:

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

Lot 54 (Nos. 25-27) Hamilton Street: 3,101 sg.m;
Lot 84 (No. 68) Old Perth Rd: 922 sq.m;
Lot 85 (No. 70) Old Perth Rd: 924 sq.m

TOTAL COMBINED AREA = 4,947 sq.m

Insert Existing Land
Use:

Lot 54 (Nos. 25-27) Hamilton Street — Nursing Home

Lots 84 and 85 (Nos. 68-70) Old Perth Road — Currently
unused. Most recently used for the purpose of Motor
Vehicle Sales.

[ RESIDENTIAL
Bl TOWN CENTRE

The application proposes:

. Retention of the existing Nursing Home on Lot 54 (Nos. 25-27) Hamilton Street;

° Internal modifications and additions to the Nursing Home and integration of this
facility into the new development;
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° Removal of the former Service Station / Car Yard development on Lots 84 and
85 (Nos. 68-70) Old Perth Road and development of this land in the following

manner:

(@) Lower Ground Floor — Three shop tenancies along with 52 car parking
bays, store rooms and service infrastructure (bin storage area / fire pump

room / transformer compound);

(b) Upper Ground Floor — Aged Care Facility which integrates with the
existing Nursing Home;
(c) First Floor — Aged Care Facility which integrates with the existing Nursing

Home;

(d) Second Floor — 9 Multiple Dwellings; and
(e) Third Floor — 9 Multiple Dwellings.

The following table identifies the zoning of the site and associated land use

permissibility:

Zoning

Proposed Land Use

Land Use Permissibility

Town Centre
(Majority of
Development
Site)

e  Shops o ‘P’ (permitted)
e  Multiple e ‘D’ (not permitted unless discretion is
Dwellings exercised to grant approval

e Nursing Home

Use Not Listed (see further
comments after table)

Residential
(Small portion of
development
site)

The part of the Nursing Home which is situated on the land that
is zoned Residential is to remain unchanged from that which

currently exists.

Use Not Listed

Cl 3.4.2 of LPS10 states that:

“If a person proposes to carry out on land any use that is not specifically mentioned
in the Zoning Table and cannot reasonably be determined as falling within the type,
class or genus of activity of any other use category the local government may:

a) Determine that the use is consistent with the objectives of the particular zone
and is therefore permitted;

b) Determine that the use may be consistent with the objectives of the particular
zone and thereafter follow the advertising procedures of clause 67 of the
deemed provisions in considering an application for development approval; or

C) Determine that the use is not consistent with the objectives of the particular

zone and is therefore not permitted.”
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Clause 3.2.3 of LPS10 sets down the objectives of the Town Centre Zone.

“The objectives of the Town Centre Zone are:

a)

b)

d)

f)

9)

h)

)

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;

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;

(i)  Civic, drive-by commercial and town centre living uses between Wilson
and Whitfield Street; and

(i) Car based retail in the Bassendean Village Shopping Centre;

To accommodate a diversity of commercial, cultural and residential facilities;
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;

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;

To provide sheltered places for pedestrians and shade to car parking areas;
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 with the Local Planning Strategy and the
principles of any Local Planning Policy adopted by the Council.”

The proposed Nursing Home land use is consistent with the objectives set down for
the Town Centre Zone.
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Background:
The Town’s records for the development of Lot 54 (Nos. 25-27) Hamilton Street show
the following applications:

1971 — 39 Bed ‘C’ class hospital;

1975 — Application for minor additions and alterations;

1994 — Outbuilding;

2002 — Additions and Alterations to Nursing Home (which increased the
number of beds on site to 44);

. 2005 - Patio; and

) 2016 — Solar Panels.

The existing Nursing Home is intended to be retained, modified, extended and
incorporated into the new development.

Noting that the former car yard site is to be completely redeveloped, the development
history of this site will not be discussed in detail. The site was originally developed
as a service station circa 1930 and was used as a car sales yard for approximately
30 years until around late 2015 / early 2016. The site has been unoccupied since
this time.

The proposal mixed use development is generally consistent with the vision set down
for the Old Perth Rd precinct within the Town of Bassendean Local Planning Policy
No. 1 — Town Centre Strategy and Guidelines. It is reflective of other mixed use
developments that have occurred within the Town Centre within the last 5 years
including:

o 78-80 OId Perth Rd (directly adjoining the development site) — Three (and part
four) storey development comprising ground floor commercial tenancies and 34
multiple dwellings;

) 85 Old Perth Rd (diagonally opposite the development site) — Five storey
development comprising ground floor commercial tenancies and 40 multiple
dwellings; and

o 93 Old Perth Rd (approx. 120m from development site) — Four storey
development comprising ground floor commercial tenancies and 25 multiple
dwellings.

A large portion of the development site is already used for nursing home purposes
and a separate nursing home exists directly opposite the proposed development.

Legislation & policy:

Local Government Legislation and Policy

(@) Town of Bassendean Local Planning Scheme No. 10, including:
. Clause 3.2.3 — Objectives of Town Centre Zone;
. Clause 4.5 — Variations to Site and Development Standards and
Requirements;
. Clause 4.7.2 — Car parking;
° Clause 4.10 — General Development Requirements — Town Centre Zone

LPS10 is accessible via the following link:

http://www.bassendean.wa.gov.au/documents/town-planning-local-planning-scheme-
10-gazetted
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(b) Local Planning Policy:

. Local Planning Policy No. 1 — Town Centre Strategy and Guidelines;
° Local Planning Policy No. 8 — Parking Specifications;
° Local Planning Policy 10 — Window Security for Non-Residential Property

Facades;

. Local Planning Policy No. 14 — On-site Stormwater Retention Policy;
o Local Planning Policy No. 15 — Percent for Art Policy; and
o Local Planning Policy No. 18 — Landscaping with Local Plants.

Relevant Local Planning Policies are accessible via the following link:
http://www.bassendean.wa.gov.au/documents/town-planning-local-planning-scheme-

10-policies

(c) Town of Bassendean Strategic Community Plan

The following components of the Town’s adopted Strategic Community Plan 2017-
2027 are of relevance when considering the application for development approval:

Strategic Priority 3: Built Environment

Objective 3.1:
Plan for an increased population and
changing demographics

Strategy 3.1.1
Facilitate diverse housing and facility
choices.

Strategic Priority 4: Economic

Objective 4.1:
Build Economic Capacity

Strategy 4.1.1

Encourage and attract new investment
and increase capacity for local
employment.

Strategy 4.1.2
Plan for and build capacity for
commercial and industrial.

Objective 4.2:
Facilitate local business retention and
growth

Strategy 4.2.2
Continue the activation of Bassendean’s
Town Centre.

State Government Policies

The following state government policies are of relevance when considering the

application for development approval:

(@) Perth and Peel @ 3.5 million (Bassendean is an identified District Centre)
(b) State Planning Policy 3.1 — Residential Design Codes of Western Australia;

and

(c) State Planning Policy 4.2 — Activity Centres for Perth and Peel.
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Local Policies

The main policy against which the application for development approval must be
assessed is the Town’s adopted Local Planning Policy No. 1 — Town Centre Strategy
and Guidelines.

Consultation:
Public Consultation

The application was advertised by mail to the properties highlighted in red on the
following aerial photo extract.

Consultation was not applicable for the property on the opposite side of Hamilton St
cnr Old Perth Rd as this site (which is also developed with a nursing home) is held in
the same ownership as the development site.

A total of seven (7) public submissions were received in response to the advertising
of the application with the matters raised in the submissions, along with an officer
response, summarised in the following table:

Comments in support of Officer's Comments
application

1. | Nursing Home land use is | Supported.
appropriate for the site.
The proposed development incorporates (in part)
an extension to an existing nursing home. A
separate nursing home also exists on the opposite
corner of Hamilton Street and Old Perth Road.

2. | Height of building is Supported.
acceptable and in
keeping with streetscape | The Town’s adopted LPP1 — Town Centre
noting height of building Strategy and Guidelines contemplates building
at 85 Old Perth Rd. heights of between 3 and 5 stories.

Page 16



3. | No objection if a car Conditionally Supported.
parking shortfall is
proposed. See more detailed comments in planning
assessment section of report.
4. | Proposed development Conditionally Supported.

will benefit the immediate
area greatly.

General development concept supported. Various
detailed matters requiring further adjustment /
refinement as discussed in more detail throughout
the report.

Comments objecting to the
application (or components
of the application)

Officer’'s Comments

1. | In accordance with Cl 8.3 | Noted.
and 8.5 of LPP1, the
blank wall that is more The submitters’ comment is acknowledged and
than 2m wide to the accurately reflects the provisions contained within
eastern end of the ground | LPP1.
floor should be removed
and replaced with shop This component of the design is the subject of
frontages. more detailed discussion and consideration within
the planning assessment section of the report
under Design element 6.2.4 — Building
Appearance.
2. | In accordance with CI 8.7 | Not supported.

of LPP1, an awning
should be provided along
the length of the Old
Perth Rd frontage and
also along Hamilton St.

An awning is provided along the length of the
commercial frontages on the Old Perth Road
frontage of the development.

This awning also wraps around the Hamilton
Street frontage of the ground floor shop 3 and an
awning is also provided above the entrance to the
lobby immediately adjacent to shop 3.

Provision of an awning along the full length of the
Hamilton Street frontage of the development is not
warranted for the following reasons:

(@) The ground floor of the development is set
back around 2.4 metres from the Hamilton
Street property boundary;

(b) The Hamilton Street footpath is positioned
immediately adjacent to the kerb and not the
property boundary (the footpath is around
3.6m from the property boundary); and

(c) Noting the combined 6m separation between
the building alignment and footpath alignment
described in points (a) and (b) above, an
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awning on this side of the building will serve
little practical purpose.

Privacy / Overlooking —
windows from the
development look directly
into our courtyard.

(3 separate submissions)

Not supported.

This component of the design is the subject of
more detailed discussion and consideration within
the planning assessment section of the report
under Design element 6.4.1 — Visual Privacy.

Reduced Sunlight and
Ventilation increasing
dampness.

West side of the
‘Whitfield’ development is
the only open side of this
development which
provides a breezeway
and view.

(5 separate submissions)

Not Supported.

While it is acknowledged that the proposed
development, if approved, would cast afternoon
shadow toward the ‘Whitfield’ development, the
proposal is fully compliant with overshadowing
provisions contained within both the R-Codes and
the Town’'s LPP1 — Town Centre Strategy and
Guidelines.

Increased noise, traffic
and pollution from staff,
residents and visitors.

(2 separate submissions)

Not supported.

The land uses proposed are consistent with those
already established within the Town Centre and
the intensity of development is commensurate with
that expected within the Town Centre.

The Whitfield
development is mostly 3
stories and would be
dwarfed / towered over
by a 5 storey building
adjacent.

(4 separate submissions)

Not supported.

The building height contemplated is
accommodated by the Town’s adopted LPP1 —
Town Centre Strategy and Guidelines, which sets
down parameters for development of this kind.

Proximity of development
— potential fire hazard if
too close.

(2 separate submissions)

Not supported.

This is a matter that will be appropriately
addressed in conjunction with the application for a
building permit for the proposed development.

A drainage problem
already exists with the
nursing home which will
be exacerbated by the
excavation required for
the car park.

Not supported.

This is a matter for which information has been
provided in support of the application for
development approval, and for which more
detailed information will also need to be provided
in support of the application for a building permit.
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Drainage associated with any completed
development needs to be appropriately contained
on site / disposed of, and if this is not occurring,
there are compliance actions that can be
undertaken to address any areas of non-

compliance.
9. | Adverse impact on Not supported.
property values. The impact (if any) on the value of other properties

is unknown and is not a valid planning
(4 separate submissions) | consideration.

10. | A smaller development Noted.
closer in character to the | Comments regarding building height are
existing nursing home addressed above.
buildings would be
supported.

(2 separate submissions)

Consultation with other Agencies or Consultants

Main Roads Western Australia (MRWA)

The proposed development was referred to MRWA as the proposed new crossover
which serves the main car park for the development conflicts with the location of the
recently installed electronic 40kph school zone sign that is shown in the photo below.

The proposed development would require the sign to be located approximately 2m
toward Old Perth Rd (south). MRWA have advised that the proposed re-location can
be accommodated, and the applicant will need to liaise directly with this agency with
respect to required works

Department of Water and Environmental Regulation (DWER)

The proposed development was referred to DWER as lots 84-85 (Nos. 68-70) Old
Perth Rd were each reported as suspected contaminated sites under the
Contaminated Sites Act 2003 in February 2014, noting the former use of these lots
as a service station / mechanical repair station.
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DWER advise that the proposed development involves a change of land use from a
potentially contaminating activity to a sensitive land use and therefore, DWER would
typically recommend that a condition be placed on any approval granted for the
development requiring the assessment and, if required, management of
contamination to ensure that the site is suitable for the proposed development.

DWER also note that the application documentation includes a letter dated 11 Jan
2016 from an accredited contaminated sites auditor (Vanessa Bryant of Senversa)
which demonstrates that appropriate action has commenced in relation to the site.
(Also see Annexure 10 — Contaminated Site Audit (Senversa) to Applicant’s planning
report)

To ensure that identified contamination is appropriately managed or remediated prior
to development, DWER have recommended that the following contamination
condition and advice note be included in any approval granted for development of the
site:

“Condition X

a) Prior to commencement of development, investigation for soil and groundwater
contamination is to be carried out to determine if remediation is required.

b) If required, remediation, including validation of remediation, of any
contamination identified shall be completed prior to completion of construction
works to the satisfaction of the Western Australian Planning Commission on
advice from the Department of Water and Environmental Regulation, to ensure
that the site is suitable for the proposed use.

Investigations and remediation are to be carried out in compliance with the
Contaminated Sites Act 2003 and current Department of Water and
Environmental Regulation contaminated sites guidelines. (Department of
Water and Environmental Regulation)

Advice

In relation to Condition [X] and in accordance with regulation 31(1) of the
Contaminated Sites Regulations 2006, a Mandatory Auditor’'s Report, prepared by an
accredited contaminated sites auditor, will need to be submitted to the Department of
Water and Environmental Regulation as evidence of compliance with Condition [X].
A current list of accredited auditors is available from www.dwer.wa.gov.au.”

DWER go on to state that the site is identified as having a moderate to low risk of
acid sulfate soils occurring within 3m of natural ground level, but a high to moderate
risk beyond 3m beneath natural ground level, and that a similar development
adjacent to the proposed development required active management of acid sulfate
soils. DWER advise that it is also likely that acid sulfate soil disturbance will occur
through soil excavation and dewatering activities in conjunction with the proposed
development. On this basis, they also recommend that the following acid sulfate soll
condition and advice note be applied in the event that the proposed development is
approved:

“Condition X

a) An acid sulphate soils self-assessment form and, if required as a result of the
self-assessment, an acid sulphate soils report and an acid sulphate soils
management plan shall be submitted to and approved by the Department of
Water and Environmental Regulation before any subdivision works or

Page 20



development are commenced. Where an acid sulphate soils management plan
is required to be submitted, all subdivision works shall be carried out in
accordance with the approved management plan. (Department of Environment
and Conservation)

Advice
Condition [X] makes reference to an “acid sulphate soils self-assessment form”.
This form can be downloaded from the Western Australian Planning
Commission’s website at: www.planning.wa.gov.au.

The “acid sulphate soils self-assessment form” makes reference to the
Department of Environment and Conservation’s “ldentification and Investigation
of Acid Sulphate Soils” guideline. This guideline can be obtained from the
Department of Water and Environmental Regulation website at:
www.dwer.wa.gov.au.”

External Design Review

The Town took the opportunity to seek independent design review input following an
earlier attempt to submit an application for the proposed development (this earlier
application was not formalised).

This design review took the form of planning staff from the Town discussing the plans
with an Architect from Hames Sharley, the consultants who had been responsible for
preparation of LPP1 — Town Centre Strategy and Guidelines.

Comments resulting from this initial design review which were conveyed to the
applicant are provided below:

Comments Resulting from Architectural Review including consideration of
Bulk and Scale (recession plane for solar access for street) along with Cross
Ventilation and Solar Access for development itself

. Open up the ground level courtyard to more sun (increase size), noting:
(@) the limited solar access that is afforded to this space; and
(b) the scale of built form surrounding this space.
(i.e. four storeys of built form around a small courtyard)

. Consider opportunities to bring at least the nursing home levels of the building
out to the Old Perth Road and Hamilton Street property boundaries to assist in
this respect (opportunity exists for these levels of the building being brought out
to street boundaries);

. Landscaping detail shown on drawings for central courtyards are highly
misrepresentative of landscape treatment that could actually be achieved within
this space (drawings show 7m high trees on top of concrete slab to car park
below with planters incorporating 400mm soil depth);

o Activate the area in front of the blank wall on the Hamilton Street side of the
building which sits between shop 3 and the car park entry (i.e. consider
incorporating a break out space for nursing home patients and their families
into the design on the outside of the building into the design of the project);

o Blank wall to transformer and fire pump room on Old Perth Road frontage of
the development only acceptable if a suitable public art concept can be
formulated for consideration in conjunction with the application for development
approval;
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° Increase size of entry foyer to development and consider relocation to corner of
building or Old Perth Road frontage;

. Provide weather protection to entry foyer (none shown on perspectives);

. Consider direct link between entry foyer and adjoining commercial tenancy,
especially if it is contemplated that it may be a café;

. Consider balconies surrounding lounges on OPR / Hamilton St corner;
Reconsider the impact of the modifications to the existing entry to the existing
section of nursing home facing Hamilton Street.  The revised entry
arrangement is considered to be inferior to that which currently exists. An entry
of an equivalent standard to that which currently exists should be maintained
as the existing section of nursing home will operate independently from the
new section of development;

. Open up corridors throughout the proposed development to the outside through
the introduction of windows and ‘view corridors’ within the building. Proposed
development is very internalised and internal amenity for nursing home in
particular but also apartment occupiers could be improved greatly by internal
design adjustments to provide a relationship between the inside spaces and
the outside. At the moment, the view down corridors is commonly to exit doors
or blank walls. See markings on attached plans for a diagrammatic explanation
in this respect;

o Integration of two buildings and carrying over architectural language from
existing structure into new building. Perspectives show a very different built
form between what is proposed and what is existing. Consider introducing
some sections of pitched roof over some of the lower sections of the proposed
building to tie in with the pitched roof form of the existing building (and the
pitched roof which is proposed over the uppermost level of the proposed
building);

o Crime Prevention Through Environmental Design (CPTED) — be mindful of the
emergency exit next to the fire pump room — don't create a space which is
enclosed on both sides (as shown on the perspectives). Make sure that the
right hand side of this area is not enclosed and is stepped back to tie in with the
same design approach that has been utilised with the adjoining ‘Whitfield’
development (see attached photo)

Building Bulk

No concerns held with building bulk, provided that shadowing does not extend
beyond kerb line on opposite side of Old Perth Road. Indeed, it was suggested that
it may be possible to bring some sections of the building closer to street boundaries.

Cross Ventilation / Solar Access

If there is a desire to push forward with the design concept as presented (what | will
call the donut design for ease of reference) in lieu of a design incorporating a single
building layer along street boundaries along with fully enclosed circulation spaces for
the apartments, which are both notionally at odds with the design approach
advocated within the Town Centre Policy and Strategy should only be supported
where there is refinement to the design concept to provide:

) Increased size central courtyard;

. Improved cross-ventilation within individual units; and
o Refinement to design to allow optimised solar access to living areas.
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Within Part 6 of their written planning report (‘Response to Pre-Application Issues),
the applicant has provided comment in relation to how the plans that are now the
subject of formal consideration were modified in relation to the pre-application
discussions.

The main changes that have resulted from the drawings that are now the subject of
consideration to those which were first provided to the Town are summarised as
follows:

. Ground level courtyard increased in size from approximately 8m x 12.5m (96
sg.m) to 11.5m x 14.5m (167 sq.m);
Slight increase in extent of active frontage to Hamilton St frontage;

° Re-location of vehicle access to car park from OIld Perth Rd frontage to
Hamilton St frontage;

o Introduction of balconies to the nursing home component of the development at
the Hamilton St/ Old Perth Rd corner of the development;
) Introduction of sections of ‘mid-level’ pitched roof on the additions in an attempt

to provide greater connectivity in design between existing building and
proposed works; and

o Significant design re-configuration to Multiple Dwellings in order to provide
enhanced solar access to living areas and opportunities for cross-ventilation
along with provision of vented sky lights to all multiple dwellings on the third
floor.

In general, the design changes are seen to have positively improved the design from

that which was first presented to the Town.

Planning assessment:
A summary of the planning assessment is provided below:

Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments
6.1.1 Maximum Clause 7.5 — Building | Complies.
Building Size | permissible plot | Envelope:
ratio of 2.0. No plot ratio limit

An agreed envelope prescribed.
of footprint and height
will define new
development on each
lot. There is no plot
ratio limit in the Town
Centre.

A minimum height of
3 storeys or 10
metres is set for
buildings in the Town
Centre.
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Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments
6.1.2 Top of external Clause 7.5 — Building | Complies.
Building wall = 18m. Envelope:
height A maximum building
Top of pitched A min height of 3 height of 5 storeys is
roof = 21m. storeys and a max proposed.
height of 5 storeys.
Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments
6.1.3 Min primary Clause 7.5 — Building | Complies.
Street street setback 2 | Envelope:
setback m. Nil setback generally
Development should | to ground floor
Minimum generally have nil commercial
secondary street | setback to front and development on Old
setback 2 m. side boundaries. Perth Road frontage
of development site.
Residential entry
foyers at ground level | 2.4m setback
can have a nil generally to ground
setback. floor on Hamilton
Street frontage of
development site.
Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments
6.1.4 Table 5 = Clause 7.5 — Building | Does Not Comply
Lot boundary | prescribed side Envelope: with Deemed-to-
setbacks setback of 4m. Comply provisions

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

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.

of the R-Codes.

Consideration against
Design principles
required. See
detailed comments,
below.
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Provisions within LPP1 take precedence over those specified within Table 5 of the
R-Codes. However, acceptability of side setbacks proposed alongside the
‘Whitfield’ development at Nos. 78-80 Old Perth Rd are largely to be determined
having regard to visual privacy considerations. As such, see further comment in

part 6.4.2 — Visual Privacy, later within the report.

Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments

6.1.5 No requirements | No requirements Complies.

Open space | specified. specified.

Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments

6.2.1 Street elevation | Clause 8.7 — Does not comply
Street addresses street | Awnings, canopies with LPP1
surveillance and clearly and balconies: requirements.

defined entry.

Building has
habitable room
windows or
balconies facing
street.

Other elements such

as balconies and
terraces provide
spaces for people to
be part of the street
environment and

Consideration against
the provisions of Cl
6.3 — Variation
Discretion of LPP1
required in relation to
balcony design.

contribute to passive

Basement surveillance as ‘eyes
parking on the street’.
structures no
more than 1m ¢ Balconies and
above ground terraces are
level. encouraged on
street facades in
residential and
mixed use
buildings; and
e Balconies should
have

predominantly

open balustrades,
while considering
the need for
screening of
washing and air
conditioner  units
and solar screens.

The proposal demonstrates compliance with R-Code provisions as both the
Hamilton Street and Old Perth Road frontages of the building address the street
with facades parallel to the street and clearly defined entry points which are visible
and accessed from the street.
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The building has both habitable room windows and balconies which face each of
the street frontages although the balustrading to the balconies is more solid than
open which conflicts with the requirements contained within LPP1 and which calls
for “predominantly open balustrades”.

This matter could be addressed by way of condition of approval, if the
development were to be approved.

Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments
6.2.2 Front walls and | Clause 9.5 — Safety Does not comply
Street walls fences within the | and Security: with provisions of
and fences front setback are LPP1 - Town Centre
visually Solid fencing / Strategy and
permeable screening above Guidelines.
above 1.2m 0.8m high is
discouraged on street | Consideration against
frontages. the provisions of Cl
6.3 — Variation

Discretion of LPP1
required in relation to
wall/fence heights
within the Hamilton St
street setback area.

Hamilton Street
frontage of site
contains two sections
of solid brick
wall/fence (one
adjacent to car park
entry and one
adjacent to main
lobby) which each
exceed 0.8m in height
above natural ground
level.

No solid fencing on
Old Perth Road
frontage of site.

The solid wall/fence alongside the main entry to the car park reaches
approximately 1.65m in height above natural ground level.

The solid wall/fence alongside the main entry lobby reaches approximately 1.05m
in height above natural ground level.

There is nothing preventing the height of these sections of solid wall/fence being
lowered to meet provisions contained within LPP1, and lowering height would
have beneficial outcomes from a crime prevention through environmental design
(CPTED) perspective.
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This matter could be addressed by way of condition of approval, if the

development were to be approved.

Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments
6.2.3 Walls, fences No specific Complies.
Sight lines and other provisions.
structures
truncated within
al.5m x 1.5m
truncation area
adjacent to
intersection of
driveway and
street alignment.
Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments
6.2.4 Buildings that Part 8, including: Does not comply
Building comply with the with provisions of
appearance provisions of a e 82 — Building | LPP1-Town Centre
special control character; Strategy and
area. o 8.3 — Facades: Guidelines.
e 8.4 —Roofs;
e 85 — Old Perth | Consideration against
Road frontage; the provisions of Cl
e 86 - Building | 6-3— Variation
Entry; Discretion of LPP1
e 87 — Awnings, required in relation to
canopies & | various components
balconies; of design as

e 8.8 — Materials and
colour;

e 8.9 — Signage and
public art; and

e 8.10 — Plant and
equipment.

See more detailed
comments on policy
requirements, below.

discussed below.

LPP1 — Town Centre Strategy and Guidelines sets down detailed design
requirements for new development as summarised below:

8.2 - Building Character:

o Buildings should reflect contemporary lifestyle, function and materials and

not mimic historic styles; and

o Buildings should have a proportion and scale appropriate to their location

and respecting neighbouring

buildings.

Page 27



8.3 — Facades:

o Ground floor facades should be distinctive from upper levels;

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

o Glazing of facades is encouraged to provide visibility between inside and

outside the building.

8.4 — Roofs:
o Pitched roofs should respect and be consistent in pitch with roofs in close
proximity.

8.5 — Old Perth Road frontage:

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

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

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; and

All frontages on Old Perth Road should be well illuminated.

8.6 — Building Entry:

° The primary building entrance should be clearly identifiable and visible from
the primary street; and

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

8.7 — Awnings, Canopies and Balconies:

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

o Balconies and terraces are encouraged on street facades in residential and
mixed use buildings; and

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

8.8 — Materials and Colour:

° Respond to neighbouring buildings with complimentary colours and
materials; and

. A limited palette of external colours and building materials should be used
to ensure building harmony.

8.9 — Signage and Public Art:

° 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;
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° Sighage suspended below awnings, canopies or balconies or cantilevered
will have a minimum clearance above footpath level of 2.7m; and
. Signhage shall not obscure display windows by more than 5% area.

The following comments are provided in relation to the Town’s assessment of
applicable LPP1 provisions (Note: where no comments are provided, it is seen
that policy provisions have been satisfactorily addressed):

Stairwell on Hamilton St Frontage of Development

A stairwell has been positioned on the Hamilton St frontage of the development,
but has not been glazed in any manner, contrary to the preferred arrangement
identified within LPP1. Given the floor level of the landings within the stair, it is
difficult (although not impossible) to position windows so that they would line up
with other windows on either side of the stairwell. Given that the stair occupies
only a very small proportion of the fagcade and that there is a large number of
other windows and balconies facing Hamilton St, the stairwell is considered to be
acceptable as proposed in this instance.

Extent of Blank Wall to Old Perth Road Frontage

The development incorporates a section of blank wall at the eastern end of the
Old Perth Rd frontage that is 12m in length whereas LPP1 restricts sections of
blank wall to 2m in length.

The drawings show a transformer compound, fire pump room and fire escape /
fire tanks in this location as shown in the extract from the Old Perth Rd elevation,
shown below. The prominence of this blank section of wall is exacerbated by the
fact that it also constitutes balustrade associated with a common lounge area of
the nursing home component of the development. This solid balustrade should be
replaced with open balustrade in accordance with LPP1 requirements.

B=E = —
.
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In acknowledgement of the conflict with LPP1 policy provisions, the applicant has
notionally shown this section of wall as being the location of the public art for the
development.

This approach should only be accepted if an appropriately designed piece of
public art can be commissioned for this location. If not, the design should be
adjusted to remove the transformer and fire pump rooms and replace these
spaces with shop fronts and associated awnings as per the remainder of the Old
Perth Rd frontage of the proposed development. This could be dealt with by way
of a condition if the development were to be approved.
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Functional Size Balconies

This is the subject of more detailed discussion under Design Element 6.3.1 —
Outdoor Living Areas. As presented, concern is held with respect to the
functionality of a number of balconies for the proposed multiple dwellings.

Predominantly Open Balustrades to Balconies

LPP1 specifies a requirement for the balustrade of balconies to be predominantly
open. Contrary to this requirement, the balustrade design that has been
incorporated into the design is predominantly solid, with a lesser amount of glazed
balustrade used in the design. This matter could be dealt with by way of a
condition, if the development were to be approved.

Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments
6.3.1 Each unit to be Clause 8.5 - 0Old Does Not Comply
Outdoor provided with at | Perth Road Frontage: | with Deemed-to-
living areas least one Comply provisions
balcony or Upper levels of of the R-Codes.
equivalent buildings fronting Old
accessed Perth Road should Consideration against
directly from a include functional Design principles
habitable room size balconies. required. See
with a min area detailed comments,
of 10 sg.m and below.
min dimension of
2.4m.

Balconies for units 2, 3, 4, 5, 6, 7, 8, 9, 12 and 18 meet the requirements
contained within the DTC provisions of the R-Codes.

Balconies for units 1, 10, 11, 13, 14, 15, 16 and 17 do not meet the requirements
contained within the DTC provisions of the R-Codes and accordingly must be
assessed against the associated Design principles.

Design principle 6.3.1 (P1) requires:
“Balconies or equivalent outdoor living areas capable of use in conjunction with a
habitable room of each dwelling, and if possible, open to winter sun.”

The applicant’s planning report states that the multiple dwellings have generally
been designed in accordance with the 10 sg.m area with 2.4m dimension
requirements that are specified within cl 6.3.1 of the R-Codes. It goes on to state
that:

“Units 10, 11, 14 & 15 have smaller balconies, and these have been made smaller
to provide for solar access to dwellings below. However, these balconies are still
of sufficient size to be used for over 55's occupants and therefore, still satisfy the
Design Principles of Part 6.3.1 which requires balconies to be used in conjunction
with a habitable room and (if possible) open to winter sun.”

This does not actually explain how the balconies are of a sufficient size (i.e. by
way of plans showing how they could be appropriately furnished) and makes no
comment about access to winter sun.
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The following balconies have area and/or dimensions that are less than those

specified within the DTC provisions of the R-Codes:

° Ul: 3.05m x 2.85m = 8.69 sg.m (plus extra ‘unusable’ area of 5.0m X
1.2m);

. U10: 3.05m x 2.20m = 6.71 sgq.m (plus extra ‘unusable’ area of 4.4m x
0.5m);

. Ull: 4.20m x 1.80m
3.8m);

. U13: 3.00m x 3.10m
0.7m);

° Ul4: 2.65m x 2.70m = 7.16 sg.m (plus second balcony of 1.6m x 2.8m
4.48 sq.m);

° U15: 3.50m x 1.8m = 6.30 sg.m;

. Ul16: 3.70m x 2.60m = 9.62 sg.m (plus extra usable area of 2.0m x 1.4m)
along with second balcony of 5.10m x 1.40m = 7.10 sq.m;

° Ul7: 3.00m x 2.80m = 8.40 sqg.m.

7.56 sq.m (plus extra ‘unusable’ area of 1.3m x

9.30 sg.m (plus extra ‘unusable’ area of 1.2m X

With the exception of the balcony for U16 (and possibly U13) all of the balconies
above are seen to be unreasonably small and/or have unreasonably restricted
dimensions that will detrimentally affect their use.

There is the capacity to quite simply modify all of the balconies identified above to
meet the area and dimension requirements specified within the DTC provisions of
the R-Codes. Only one such balcony adjustment would cause impact on northern
solar access to another dwelling (increasing size of balcony to U15 will affect solar
access to U6). Adjustments that can be made to balconies, along with any
associated impact on solar access to other dwellings, is identified below:

(Unless detailed otherwise, the suggested change does not result in adverse solar
access impacts for any other unit)
o Ul: Extend balcony toward Hamilton St (west) or Old Perth Rd (south);

. U10: As per discussion above for U1,

o Ull: Extend balcony to the north to extent required to achieve 10 sq.m
area;

. U13: As per discussion above for U11;

o Ul4: Extend balcony to the west to extent required to achieve 10 sq.m
area;

o U15: Extend balcony to north to extent required to achieve 10 sg.m area (it
is noted that this change will have some limited impact on 6);

o U16: Adjust section of balcony immediately adjacent to B2 of U15 in order

to provide balcony of prescribed overall size with 2.4m dimension;
o Ul7: Extend balcony toward Old Perth Rd (south).

This matter could be addressed by way of condition of approval (requiring
balconies to be adjusted in the manner identified above), if the development were
to be approved.
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Design Residential Town Centre Compliance / Officer
Element Design Codes Strategy Comments
6.3.2 Landscaping of | Clause 7.10 — Does not
Landscaping | open spaces in Landscape and demonstrate
accordance with | Hardscape compliance with
the following: Deemed-to-Comply
All spaces around provisions of the R-
e Separate buildings are to be Codes.
pedestrian designed to offer
paths attractive amenity for | See detailed
providing users and passers- comments, below.
wheelchair by.
accessibility
connecting e A town centre
all entries to public realm
buildings with contribution of 2%
public of development
footpath and cost will be
car parking payable to Council
areas; as a condition of
e Lighting to development
pathways approval;
and car | ¢ Landscape
parking provision will be
areas; and assessed on
e Clear sight quality rather than
lines at guantity; and
pedestrian e Generally use
and vehicle water-wise and
crossings. indigenous  plant
species.

Landscape Plan

The landscape plan has been reviewed by the Town’s Parks and Gardens
Supervisor who has indicated that he is generally happy with the plant species

selected and that the plan is generally acceptable.

The plan shows retention of existing street trees within the road reserve adjoining
the site along with an existing Jacaranda on site alongside the ‘service entrance’
to the development. The plan is outdated, however, in that it shows works within
the Hamilton Street road reserve that are no longer proposed (embayed parking
and footpath re-location), so it should be updated to reflect existing verge
treatments that are proposed to be retained. In doing so, it should show how the
existing ‘soft’ verge area along Hamilton Street is to be treated and should also
incorporate provision of street tree planting within the Hamilton Street verge area.

The need for an updated landscape plan to be provided, implemented and for
landscaping to be subsequently maintained throughout the life of the development
can be dealt with by way of conditions in the event that the proposed development

is approved.

Page 32



R-Codes

The R-Codes requires that the development incorporate lighting to pedestrian
pathways and car parking areas (the Town’s LPP1 — Town Centre Strategy and
Guidelines separately includes a requirements relating to lighting as specified
within Part 9.6 — External Lighting). Lighting requirements can be dealt with by
way of a condition in the event that the proposed development is approved.

6.3.3 — Parking (Cars)

The requirements for the provision of on-site car parking spaces for the
development are set down by provisions contained within:

o The R-Codes for Multiple Dwellings; and
o LPS10 for the Shops and Nursing Home.

Also of relevance are provisions contained within:

o LPP1 — Town Centre Strategy and Guidelines; and
o SPP4.2 — Activity Centres for Perth and Peel.

Provided by Prescribed by | If SPP 4.2 — | Officer
Proposed R-Codes or Activity Comment
Development | LPS10 Centres is
used
18 Multiple 18 19 19 Accept 18 bays
Dwellings (1 bay per unit)
(1 bay per unit
for units 2-9 &
11-18)
(1.25 bays per
unit for units 1
& 10).
Multiple 5 5 5 Visitor bays not
Dwelling to be solely
Visitor (0.25 bays per restricted to
unit) multiple
dwellings
Nursing 27 38 31 Accept 27 bays
Home and
Shops (LPS10 (SPP 4.2
requirement Activity
for Nursing Centre
Home is 1 bay | suggests
per 5 beds) provision of
(LPS10 4-5 bays per
requirement 100 sg.m of
for Shops is 8 | floor area for
per 100 sg.m shops)

of gross floor
area)
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Un-allocated | 1 0 0 6 visitor bays
visitor for the shared

use of all
components of
the
development

Accessible 1 0* 0 1 accessible
(Disabled) bay for the

shared use of
all components
of the
development

TOTAL 52 62 55 52**

* Although an accessible bay is not prescribed by the Scheme or Codes, one of
the matters to considered by local government (under cl 67(u)(v) of the Local
Planning Scheme Regulations) is that consideration be given to “access by older
people and people with a disability.” Also, noting the non-residential nature of the
development, car parking provision for people with a disability is a mandatory
requirement from a Building Code perspective.

** |t is considered reasonable to accept the car parking concession for the
following reasons, but subject to the following listed requirements:

Reasons:

(@) The Town has accepted a car parking concession for other new commercial
development within the Town Centre where the number of bays has aligned
with parking ratios set down within SPP4.2 — Activity Centres for Perth and
Peel;

(b)  There are 3 existing car parking bays within the road reserve directly in front
of the development site;

(c) Four motorcycle / scooter bays are provided (as advocated by LPP1 —
Town Centre Strategy and Guidelines);

(d) There is potential for there to be some degree of reciprocity of use within
the development;

(e) There is potential for there to be some degree of public transport use

(f)

associated with the development noting the proximity of the development
site to the Bassendean Train Station, while also being located on a bus
route; and

There is potential for there to be some degree of bicycle use associated
with the proposed development (provided that this mode of transport is
adequately catered for) (see further comments in next section of report in
relation to this matter).
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Requirements:
(@) In the event that there is future strata titling of the site, the following car

parking distribution shall be included on any strata plan:

Multiple Dwellings — 1 bay per dwelling (18 bays total);

Nursing Home — 20 bays;

Shop 1 — 2 bays;

Shop 2 — 2 bays;

Shop 3 — 3 bays; and

7 shared use visitor bays (inclusive of the accessible car bay) shall remain

unallocated to any individual tenancy / strata lot.

(b)  Provision of enhanced bicycle parking facilities for the development (see
next section of report for further discussion on this matter).

6.3.3 — Parking (Bicycles)

The requirements for the provision of bicycle spaces for the development (as well
as end of trip facilities) are set down by provisions contained within:

° The R-Codes for Multiple Dwellings; and
. LPS10 for the Shops and Nursing Home.

Also of relevance are provisions contained within:
. LPP1 — Town Centre Strategy and Guidelines; and
. SPP4.2 — Activity Centres for Perth and Peel.

Prescribed by | If SPP 4.2 — Activity | Provided by
R-Codes or Centres is used proposed
LPS10 development
18 Multiple 6 N/A 0 designated for
Dwellings MD’s.
Multiple 2 N/A 0 designated for MD
Dwelling Visitor visitors.
Nursing Home See Motorcycles and 0 designated for
and Shops Comments bicycles provided at | Nursing Home and
below 5-10% of all bays. Shops.
(Approx. 3)
Un-allocated N/A N/A 8
spaces within (4 racks that can
car parking area each hold 2 x bikes)
TOTAL Approx. 11 8

Clause 4.7.6 of LPS10 is titled ‘Bicycle Facilities’ and states that:

“The local government may require the provision of facilities that provide for and

encourage cycling as part of any private development. Such facilities shall
provide for storage and parking of bicycles and change rooms/showers for
cyclists.”
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Bicycle parking is also addressed within LPP4.2 — Activity Centres for Perth and
Peel as follows:

3.4 Cycling
The planning and development of activity centres should also make greater provision to encourage
cycling for centre employees and visitors26,

Cyecling is an under-exploited and healthy mode of transport. It is inexpensive, reliable and convenient,
particularly for shorter trips.

Planning considerations:
Network provision To promote cycling as a viable mode of transport provision should
be made for a comprehensive network?® that connects the centre
safely and conveniently to other local destinations. This includes
dedicated or shared paths and the reallocation of road space to
provide more space for cyclists, such as cycle lanes or bus lanes
where cyclists are permitted.

Facilities should be provided to cater for and promote cycling within
commercial and community developments such as showers, change
rooms and lockers.

Standards to ensure the supply of adequate cyele parking for public
and private use should be adopted and mandated as part of the
development control process.

End of trip facilities

Cycle parking

Having regard to the comments and information provided above, it would be
appropriate for additional bicycle parking spaces to be provided within the secure
car park (an additional two racks, catering for an additional 4 bicycles) plus
provision of at least two bike racks external to the development for visitor /
customer use.

End of trip facilities are provided for the nursing home (separate male and female
showers and a shared locker area), and a shower has been provided within the
accessible ground floor toilet for the ground floor shops. Given their small size
this limited provision for the ground floor shop tenancies (single shared shower
only, no lockers) is considered acceptable.

Design Residential Town Centre Compliance / Officer
Element Design Codes | Strategy Comments

6.3.4 Car parking Clause 7.4 — Does not comply.
Design of car bays and Development Type

parking spaces | manoeuvring and Intensity in e Accessible car bay

areas designed
and provided in
accordance
with AS2890.1
(as amended).

Bassendean:

“Common parking
areas below ground
are encouraged.”

and adjoining
visitor car parking
bay are both under
length;

e Column  position
within this  visitor
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Visitor spaces
marked and
retained for
such use, and
outside
security barrier.

Car parking
spaces (except
visitors bays)
concealed from
view of the
street.

Ground Level car
parking area provided
for development with
car bays screened
from view of the
street.

bay does not

demonstrate
compliance  with
positioning
specified within
AS2890.1; and

e Aisle width
between  shared
use car parking
bays 19 and 20 is
under width

See detailed

discussion below.

Visitor parking spaces are located within the basement, however this not
uncommon for a building that is designed in an ‘urban’ context (i.e. without large
street setbacks where such bays would ordinarily be located). Location of visitor
bays within basement is supported (as exists for adjoining development) provided
that suitable arrangements can be made for access, and that there are conditions
specifying the need for these bays to be made available for visitor use.

The length of the accessible car parking bay and adjoining visitor car parking bay
must each be increased in length from 5.2 metres to 5.4 metres with the column
to the rear of the visitor bay positioned in accordance with Figure 5.2 of AS2890.1.

The aisle width between shared use car parking bays 19 and 20 must be
increased from 5.8 metres to 6.1 metres minimum to satisfy the provisions
contained within Cl 2.5.2 of AS2890.1.

Design Residential Town Centre Compliance / Officer
Element Design Codes | Strategy Comments
6.3.5 Vehicular Clause 7.9 — Vehicle | Does not comply
Vehicular access is movement and with either Deemed-
Access limited to one parking: to-comply
opening per provisions of the R-
20m street Parking should be Codes nor LPP1

frontage that is
visible from the
street.

Access to on
site parking
spaces is to be
provided from
the secondary
street
(Hamilton
Street)

accessed from
secondary streets
and not from Old
Perth Road. Parking
should be located to
rear of or below
buildings.

Crossovers should be
limited to one
crossover (3 —6m
wide) per
development site.
Crossovers should

requirements.

Consideration against
Design principles of
R-Codes and Cl 6.3 —
Variation Discretion of
LPP1 required in
relation to proposal for
two crossovers on
Hamilton Street.

See detailed
discussion below.

Page 37




Driveways match footpath
designed for colour.”

two way
access to allow | Service and delivery
for vehiclesto | should be provided
enter the street | discretely and in

in forward minimal space.
gear.

Driveways to
be adequately
paved and
drained.

The existing Nursing Home has a crossover on the Hamilton Street frontage of the
development site which is proposed to be retained.

There were two crossovers associated with the former car yard site (one at the
street corner where Hamilton Street and Old Perth Road intersect and a second at
the eastern end of the Old Perth Road frontage) which are both to be removed.

A new (second) crossover is proposed to be installed on the Hamilton Street
frontage of the site. The two crossovers are separated from each other by 10.2
metres.

Noting this, vehicle access arrangements must be considered against the Design
principles contained within cl 6.3.5 P5 which requires:

“Vehicular access provided so as to minimise the number of crossovers, to be
safe in use and not detract from the streetscape.”

The existing crossover is intended to serve a space that will be used for deliveries
and rubbish collection (for the Nursing Home).

Proposed arrangements are supported noting that:

° Vehicle access has been restricted to Hamilton Street as required by LPP1
and the R-Codes;

. Two crossovers allows for separation of cars and trucks;
Overall number of crossovers to the site has decreased from three to two;
and

. Two crossovers for a development site with over 145 metres of street
frontage (as is the case with the proposed development) is not excessive.

A separate application will need to be made to the Town for the proposed new
crossover.

The vehicle access to the lower ground floor ramp incorporates a change in levels
of approximately 1m and the drawings do not provide sufficient information to
demonstrate that the ramp has been appropriately designed with respect to
gradient and transitions at the base of the ramp, across the building line and
across the property boundary.
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In the event that approval were to be granted, it would be appropriate that this

matter be dealt with by way of a condition of approval.

Design
Element

Residential Design
Codes

Town Centre Strategy

Compliance /
Officer
Comments

6.3.6
Site works

Excavation or filling
between the street
and a building not
exceeding 0.5m
except where
necessary to provide
for pedestrian or
vehicle access,
drainage works or
natural light for a
dwelling.

Excavation or filling
within a site and
behind a street
setback line limited
by compliance with
building height limits
and building setback
requirements.

No specific provisions.

Complies.

Design
Element

Residential Design
Codes

Town Centre Strategy

Compliance /
Officer
Comments

6.3.7
Retaining walls

Where a retaining
wall less than 0.5m
high is required on a
lot boundary, it may
be located up to the
lot boundary.

No specific provisions.

Complies.

Design Residential Desigh | Town Centre Strategy | Compliance /
Element Codes Officer
Comments
6.3.8 All storm water Clause 9.2 — Services Does not
Stormwater being directed to and Infrastructure: comply with
management garden areas, Deemed-to-
sumps or rainwater | “All stormwater shall be | Comply
tanks within the contained on site or provisions of
development site if connected to drainage | the R-Codes.

possible.

points where supplied.”

Local Planning Policy
No. 14 (LPP14) — On-

site Stormwater Policy | Town’s Local
also applies to the Planning
development. Policy No. 14 —

Consideration
against Design
principles and
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On-Site
Stormwater
Policy
required.

The applicant has provided a “Stormwater Drainage Management Plan” report
prepared by BPA Engineering Civil & Structural Consultants in support of the
application for development approval.

In summary, the report indicates that the site is unsuitable for stormwater disposal
on site and on this basis recommends that stormwater be disposed of into the
municipal drainage system.

A Town of Bassendean drainage line does exist within the Old Perth Rd road
reserve to the south of the development, but there is no drainage infrastructure in
the Hamilton St road reserve. This suggests that stormwater associated with the
existing nursing home must be contained on site via the use of soakwells.

In the event that discharge into the Town’s system is proposed, LPP14 requires
that at a minimum, the development be designed to accommodate a 1:20 year
storm event on site with discharge into the Town'’s system only occurring where a
storm event beyond 1:20 years is experienced. The report prepared by BPA
indicates that this will be accommodated by way of a below ground storage tank.
This corresponds with arrangements that were put in place for development of the

adjoining ‘Whitfield’ development at Nos. 78-80 Old Perth Road.

The procedure that must be followed in conjunction with the application for a
Building Permit is detailed in LPP14.

Design Residential Desigh | Town Centre Strategy | Compliance /
Element Codes Officer
Comments
6.4.1 Major openings set Clause 7.5 — Building Does Not
Visual Privacy | back from lot Envelope: Comply with
boundaries in Deemed-to-
accordance with the | “Rear setbacks from Comply
cone of vision or residential adjoining provisions of
screened. should provide for the R-Codes.

Prescribed setbacks
from boundaries are:

3m
Beds / studies

4.5m
Major openings
other than bedrooms

6m
Balconies

privacy and comply with
R code requirements.”

Consideration
against Design
principles
required. See
detailed
comments,
below.
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Upper Ground Floor Level

The design incorporates two balconies (one directly outside the staff room
approximately 5m in length and a second of approximately 26m in length which
runs the length of nursing home bedrooms 2-8) which is set back 3m from the
common boundary with the adjoining mixed use development at Nos.78-80 Old
Perth Road. Overlooking from this component of the development is not
controlled by the R-Codes as it is hon-residential in hature. Notwithstanding, the
proposed configuration is supported for the same reasons as those described
below for the residential component of the development on the second and third
floor of the development.

First Floor Level

The design incorporates a balcony of approximately 34.5m in length which runs
the length of nursing home bedrooms 29-37, and which is set back 3m from the
common boundary with Nos. 78-80 Old Perth Road. Comments for this
component of the development are the same as those for the upper ground floor
level.

Second Floor Level

The design incorporates 3 multiple dwellings and a common lounge/meeting room
alongside the common boundary with Nos. 78-80 Old Perth Road which each
have major openings to habitable rooms / active habitable spaces that are set
back a lesser distance from the common boundary than those identified within the
DTC provisions of the R-Codes as described below:

U5:

. Balcony (from Lounge) — 5.5m to boundary;

. Lounge window — 3.57m setback to boundary; and
) Balcony (from B1) — 3.57m setback to boundary.

Communal Lounge / Meeting Room

o Balcony with 3.57m setback to boundary;

U6:

o Balcony — 3.57m to boundary; and

o Lounge window — 3.57m setback to boundary.

(3.57m setback to B2 window of U6 meets DTC provisions of R-Codes)

u7:
o Balcony — 2.7m to boundary.

Third Floor Level

The design incorporates 3 multiple dwellings alongside the common boundary
with Nos. 78-80 Old Perth Road which each have major openings to habitable
rooms / active habitable spaces that are set back a lesser distance from the
common boundary than those identified within the DTC provisions of the R-Codes
as described below:

ul4:

o Balcony (from Lounge) — 5.5m to boundary;

o Lounge window — 3.57m setback to boundary; and
o Balcony (from B1) — 3.7m setback to boundary.
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U15:

o Balcony — 3.7m to boundary; and

o Lounge window — 3.57m setback to boundary.

(3.57m setback to B2 window of U15 meets DTC provisions of R-Codes)

U16:
o Balcony — 2.7m to boundary.
(6.4m setback to Living Room window meets DTC provisions of R-Codes)

The openings to multiple dwellings on the second and third floor levels of the
proposed development which are described above along with the two lower levels
of nursing home are all considered to be suitable for approval under a Design
principle assessment for the following reasons:

The sections of development which are closest to the Old Perth Rd end of the
development sit alongside a boundary wall on the adjoining property which
extends in length 22m back from the Old Perth Rd property boundary while also
extending to the full height of the adjoining development. This wall is shown in the
plan extract, below. As such, the portions of the development which are closest to
the Old Perth Rd end of the development are looking directly toward a 3 storey

blank boundary wall on the adjoining property.
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The sections of development that are located centrally overlook a row of carports
and vehicle access way as shown on following aerial photo extract:
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The sections of development that are located furthest from Old Perth also
overlook a section of car park on the adjoining development and a section of
building beyond which contains bedroom windows on the first and second floors.

However, the overall separation distance between the proposed development and
the wall containing those bedroom windows is 9.5 metres and this exceeds the
separation distance that would result if DTC setbacks from each of the adjoining
lot boundaries (i.e. 3m for bedroom + 6m for balcony) were provided. On this
basis the separation distance is seen to acceptable and the Design principle met.

In addition to the reasons identified above, the following points in support of the

38NN01
| a3efE

proposed arrangement are also noted:

° Construction of the adjoining development was completed approximately
two years ago, so arrangements that exist on the adjoining property are

unlikely to change for a considerable period of time; and

. It is the two levels of nursing home additions that sit ‘alongside’
development on the adjoining property while the uppermost two levels of
the proposed development, being the multiple dwellings, are positioned

‘above’ development on the adjoining property.

Design Residential Design | Town Centre Strategy | Compliance /

Element Codes Officer
Comments

6.4.2 Not to overshadow Clause 7.5 — Building Complies.

Solar access adjoining residential | Envelope:

for adjoining properties by Having regard

sites specified amounts “Rear setbacks should | to orientation

(25% for adjoining
R20 coded
properties at Nos. 28
& 30 Whitfield St
with specific
percentage not set
for adjoining Town
Centre zoned lot at
Nos. 78-80 Old
Perth Road.

be provided suitable to
accommodate

parking and avoid
overshadowing of

neighbouring buildings.”

of the lot, all
shadow is cast
toward the Old
Perth Rd road
reserve.

Rear setbacks
not applicable
noting that the
development
constitutes
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additions and
alterations to
the southern
side of an
existing
building and
that shadow
cast from the
proposed
development is
directed away
from adjoining
properties and
toward the
road reserve.

Design Residential Desigh | Town Centre Strategy | Compliance/
Element Codes Officer
Comments
6.4.3 1 Bed units: Clause 7.4 — Does Not
Dwelling size 20% minimum Development Type and | Comply with
(4 required / Intensity: Deemed-to-
1 proposed); Comply
Provision of affordable | provisions of
and single or 2 bed the R-Codes.

50% maximum
(9 allowed /
1 proposed)

2 Bed units:
40% minimum
(8 required /
15 proposed)

3 Bed units:
No requirements /
2 proposed.

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
encouraged to provide
affordable housing for
younger and older
people.

Consideration
against Design
principles
required. See
detailed
comments,
below.

The proposed dwelling mix is supported for the following reasons:

o 89% of the proposed dwellings fall into the 1 bed/lbath or 2 bed / 2 bath

form of development advocated by LPP1;

o The development introduces 3 bedroom Multiple Dwellings within the Town

Centre for the first time; and

o Even with the dwelling mix that is proposed within this individual
development, the overall multiple dwelling apartment mix that is occurring
within the Town Centre as a whole is satisfying the mix of dwelling types

advocated by the R-Codes as shown below.
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Completed Mixed Use Developments within the Town Centre include:

° 78-80 Old Perth Rd: 22 x 1 Bed and 12 x 2 Bed dwellings;
° 85 Old Perth Rd: 8 x 1 Bed and 32 x 2 Bed dwellings; and
. 93 Old Perth Rd: 10 x 1 Bed and 15 x 2 Bed dwellings.

The existing overall multiple dwelling mix is therefore:
. 1 Bed: 40 of 99 dwellings or 40.4%;

o 2 Bed: 59 of 99 dwellings or 59.6%; and

. 3 Bed: 0 of 99 dwellings or 0%.

If the proposed 18 Multiple Dwellings which form part of this development are
included, the overall multiple dwelling mix within the Town Centre becomes:
o 1 Bed: 41 of 117 dwellings or 35%;

. 2 Bed: 74 of 117 dwellings or 63%; and

o 3 Bed: 2 of 117 dwellings or 2%.

The overall dwelling mix fits comfortably within that advocated by both the R-
Codes and LPP1 — Town Centre Strategy and Guidelines.

Design Residential Design | Town Centre Strategy | Compliance /
Element Codes Officer
Comments
6.4.4 Size of outbuildings | No specific provisions. | Complies.
Outbuildings as specified. No
outbuildings
proposed.
Design Residential Design | Town Centre Strategy | Compliance /
Element Codes Officer
Comments
6.4.5 Solar collectors Clause 8.10 — Plant Unable to
External acceptable. and Equipment: Ascertain
fixtures, Compliance.
utilities and Standard TV aerials, | All plant and equipment
facilities essential plumbing must be concealed See
and water down from public view using | comments,
pipes. screening or other below.

Other fixtures not
visible or screened.

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.
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Ground level or balcony
mounted 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.

In the event that the development is approved, this matter can be dealt with by

way of a condition(s) of approval.

Storerooms - One

per unit and 4m2
with minimum

dimensions of 1.5m.

No specific provisions.

Does Not
Comply with
Deemed-to-
Comply
provisions of
the R-Codes.

Consideration
against the
Design
principles
required. See
detailed
comments
below.

Floor Area:

Stores for all multiple dwellings incorporate prescribed 4 sq.m internal area.

Internal Dimensions:

Stores1-5, 16 and 17 appear to have a minimum internal dimension of

1.4m.

Stores 10-14 incorporate an internal dimension of 1.15m and as a result of
this narrow width, their functionality is severely compromised (they have
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little actual usable storage area).

accessed.

associated with the same dwelling.

Access

Stores 6 and 7 are located behind visitor car parking bays and cannot be
accessed. Itis necessary for the path that runs behind apartment visitor bay 3
and apartment visitor bay 4 to be connected behind the lift in order to provide

necessary access.

Each of these matters can suitably be addressed by way of conditions in the event

that the proposed development is approved.

Additionally it is not clear that these
stores are associated with the car parking bays from which they are
Functionality of the stores (and therefore ability to support)
would increase if instead of a standard door (as proposed) they were
provided with a roller-door with a width that was equivalent to the width of
the car bay that the respective store was situated behind. Additionally, it
would need to be confirmed that stores and adjoining car bays were

Rubbish bins —
communal pick up
area addressing
specified
requirements.

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:

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.

Complies

Waste
Management
Plan has been
provided and
is generally
acceptable but
requires some
refinement.

See further
comment
below.
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The application for development approval is supported by a Waste Management
Plan (WMP) prepared by Aurora Environmental. In summary, the WMP explains
that waste management will be dealt with in the following manner:

. Two separate bin storage areas are proposed which are positioned in two
separate locations.

° The existing bin storage area that serves the nursing home will be retained
and will continue to service the nursing home component of the
development. The private collection arrangements that are in place with
respect to this waste service will continue to operate as they currently do,
but collection frequencies will be increased to cater for the increased size of
the expanded nursing home.

. A new bin storage area will be incorporated into the car parking area that
services the development. This bin storage area will house 240L bins
(general and recycling) for both the proposed 18 multiple dwellings and the
3 shop tenancies.

. The new bin storage area is of a sufficient size to accommodate the number
of bins that are projected to be required based upon land uses shown on
the plans that are the subject of the current application (i.e. 18 MD’s and 3
shops).

There are some inconsistencies in the WMP which should be rectified by way of

an updated document. For example:

. In Table 3 (pg. 8) the WMP indicates that the multiple dwellings will
generate 2140L of general wast per week and 2140L of recyclables per
fortnight. Based upon a weekly collection for general waste and fortnightly
collection for recyclables, this equates to a need for 9 general 240L bins
and 9 recycling bins for the multiple dwellings. However in Table 6 (pg. 9),
the WMP states that the multiple dwellings will be provided with 8 general
bins and 5 recycling bins;

. There should be a need for an updated WMP to be prepared in the event of
future change of use to any of the shop tenancies where any proposed new
use would generate additional waste;

. The WMP refers to a potential need for 20 bins to be placed kerbside for
collection but does not account for bins associated with the commercial
tenancies that will also need to be placed kerbside for collection; and

. The WMP should set the number of bins that are to be provided for each of
the uses. A definitive figure is needed by the Town in order that matters
such as delivery of the correct number of bins and setting of correct rubbish
charges to different components of the development can be set.

Additionally, it is considered to be more appropriate for bins to be placed on the
Hamilton Street frontage of the development site only (and not the Old Perth Road
frontage) while awaiting collection, and the WMP will need to be updated to reflect
this arrangement.

In the event that development approval is granted, the need for an updated waste
management plan can be dealt with by way of a condition of approval.
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Clothes drying Conditions

screened from view recommended

from the primary or that

secondary street. mechanical
clothes drying
facilities 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.

Local Planning Scheme

Local Planning Scheme No. 10 (LPS10) sets down a limited number of development
controls against which the development proposal must be assessed against.

Clause 4.10 of LPS10 is titled ‘General Development Requirements — Town Centre
Zone.' It states that in considering applications for development approval within the
Town Centre Zone, the local government (or in this case the Metro Central JDAP in
lieu of the local government) shall have regard to the Objective for the Zone and that
all development shall have regard to:

(@) The Town Centre Design Guidelines; and
(b)  Any other relevant policy statement prepared by the local government.

With respect to residential development (as is proposed in this instance), Cl 4.10
states that:

. The local government may, at its discretion, permit residential development
within the Town Centre Zone to a maximum density of R-AC3; and that

. 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.
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Car parking requirements are also specified within Table 2 of the Scheme and these
requirements have been discussed in detail within the report.

Local Planning Policies

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

Planning Policy No. 15 — Percent for Art Policy each identify the requirements for:

. A 1% Town Centre infrastructure contribution to be provided; and

) A 1% Art Contribution to be provided (or for public art to be provided on site to
a value equivalent to 1% of the construction cost of the development)

Conditions have been included within the recommendation in relation to each of
these matters.

In their submission (pages 15 and 16 of the planning report), the applicant has a
mistaken understanding of required contributions in relation to public art (referring to
a 2% or $260,000 public art contribution based upon the $13M development value).

Actual requirements are:

o 1% (or $130,000) contribution toward public infrastructure; and

) 1% (or $130,000) contribution toward public art, or (as is more likely with this
proposal) an equivalent amount being spent on public art associated with the
development itself.

Accordingly, the actual required financial contribution associated with the
development is likely to be $130,000 for infrastructure (with public art being provided
on site as part of the development).

This is not considered to be unreasonable requirement given the discretion that is
being supported (particularly linked to car parking provision) for the development.
This requirement has also been provided consistently in conjunction with other
approvals for similar development within the Town Centre.

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.

Council Recommendation:

The Council of the Town of Bassendean considered this application (including this
Responsible Authority Report) (RAR) at its ordinary meeting held 24 April 2018 at
which time it endorsed the RAR, with the exception of the following amendments:

Recommended Condition 5 was modified by removing part (b) as follows:
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5.  The blank section of wall associated with the fire pump room and transformer
compound on the Old Perth Road frontage of the development shall be
modified by replacing the solid balustrade to the balcony of the lounge above
(which forms a continuation of the wall to the pump room and transformer) with
clear glass balustrade and:

& Replacing the transformer and pump room with shop fronts to match the
remainder of the design of the ground floor of the Old Perth Road
frontage of the development, including awnings above;-e¢

Council made this change as:

. it was of the view that the ground floor blank wall on the Old Perth Road
frontage of the development should be deleted in accordance with design
arrangements advocated with the Town’s Local Planning Policy No. 1 — Town
Centre Strategy and Guidelines; and that

. inclusion of public art over this component of the building was not a an
acceptable design alternative to render this component of the building suitable
for approval

In addition to resolving that recommended condition 5 be modified, Council also
resolved that an additional Advice Note be included within the notice of determination
as follows:

“Strongly encourages the applicant by way of the advice notes to give consideration
to inclusion of the following within the development:

(@) An electric vehicle charging station;

(b) A rooftop garden; and

(c) A green wall feature.”

Conclusion:

This application represents the fourth Mixed Use development within the Town
Centre to take advantage of increased development potential offered under the
provisions of LPS10 (RAC3 density of development) and the Town Centre Strategy
and Guidelines following the completion of mixed use developments at No. 85 Old
Perth Road, Nos. 78-80 Old Perth Road and No. 93 Old Perth Road.

The proposal is generally consistent with LPS10 incorporating the Residential Design
Codes and Local Planning Policies. Where adjustment / refinement is required, this
is able to be dealt with via recommended conditions of approval. The proposed
development should deliver the type of building envisaged by the sites zoning and
the Town of Bassendean Town Centre Area Strategy.
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1.0 INTRODUCTION

Peter Webb and Associates (PWA) acts for T & T Management Services Pty Ltd (T&T), which
owns Lot 54 (#27) Hamilton Street and Lots 84-85 (#68-70) Old Perth Road, Bassendean in this
matter and lodge this Application on T&T’s behalf.

T&T is a company within the Aegis Aged Care Group which is the largest aged care provider in

Western Australia.

T&T own and operate the existing Bassendean Aged Care Facility at Lot 54 Hamilton Street. In
order to meet the high demand for quality aged care accommodation in the Bassendean area,
T&T plan to extend this facility into the recently acquired Lots 84 and 85 Old Perth Road, which
share a common northern boundary with Lot 54, being situated directly to the south of the
Bassendean Aged Care Facility. As part of preliminary discussions over the proposed expansion
of this Facility over Lots 84 and 85 with the Town of Bassendean, it was acknowledged that the
subject lots would be required to be amalgamated with Lot 54. On behalf of T&T, we have
obtained a WAPC conditional approval for amalgamation of the three subject lots. The
conditions of this approval are currently in the process of being satisfied. A copy of the WAPC

Amalgamation Approval is attached at Annexure 1.

This Application seeks approval for the proposed development of a five (5) storey building, with a
basement car park, three (3) shop tenancies at street level with primary frontages to Old Perth
Road, two (2) levels of aged care accommodation providing a total of 64 beds and two (2) upper
floor levels of residential Over-55's apartments (18 multiple dwellings). The new development
incorporates a “seamless” connection to the existing Aged Care Facility at the upper ground

level.

The existing Aged Care Facility at Lot 54 Hamilton Street includes 44 aged care beds (some bed
rooms have two (2) beds in the room), which will be reduced to 39 aged care beds when the

construction of the new aged care extension begins.

In total, 39 aged care beds will be accommodated in the existing facility, with 64 new aged care
beds (some bed rooms have two (2) beds in the room) being accommodated in the extension

(total 103 aged care beds).
1.1 Joint Development Assessment Panel (JDAP) Determination

Due to the anticipated construction cost being $13 million, the Development Application will be
required to be determined by the Metro-Central Joint Development Assessment Panel (JDAP) as

a mandatory Application.

The JDAP process has been developed in order to streamline approval processes for large-scale
development proposals and act in the place of the local government in making decisions on

whether or not to grant approval.
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Accordingly, please find attached our completed Application for Planning Approval Form and
DAP Form 1, both signed by the Directors of T&T.

Please also find attached the prescribed Application fees based on the anticipated construction
cost of $13 million.

Following is a supporting report outlining the details of the proposal as well as the location, the
site and relevant planning background and supporting rationale.
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2.0 OVERVIEW & SITE DETAILS

2.1 Overview

Applicant: Peter Webb & Associates (PWA)
Architect: Montague Grant Architects Pty Ltd (MGA)
Landowners: T & T Management Services Pty Ltd (T&T)
Scheme: Local Planning Scheme No. 10 (LPS 10)
Zoning: LPS 10: “Town Centre”

MRS: “Urban”
Current Use: Aged Care Facility and Vacant
Combined Lot Size: 4,947m?
Proposed Use Classes: “Use Not Listed” (Aged Care Facility)

“Multiple Dwellings” (Over 55’s Apartments)
“Shop” (3x Retail Tenancies)
Construction Cost: $13,000,000.00

2.2 Site Details

The lots the subject of this Application include Lot 54 (#27) Hamilton Street, Bassendean; and
Lots 84 (#68) and 85 (#70) Old Perth Road, Bassendean. The WAPC had granted conditional
Approval to amalgamate the three landholdings into a single green title lot, which was obtained
as part of the planned extension of the existing Bassendean Aged Care Facility, the subject of
this Application. T&T is currently in the process of satisfying each of the conditions of the
Amalgamation Approval. A copy of the WAPC Approval 151362 is attached at

Annexure 1.

The lots the subject of this Application are currently described on separate Certificates of Title
Volumes 2514, 1631 and 1496 and Folios 597, 156 and 999 and have individual land areas of
3,101m?, 922m? and 924m? respectively. The combined land area of the three (3) lots is
4,947m?. (Refer to Annexure 2: Certificates of Title.)

Existing improvements on Lot 54 include a single storey brick and tile Aged Care Facility with
associated car parking in the south western corner of that site. Lots 84 and 85 have until
recently, operated as a used motor vehicle sales facility, with associated sales and administration
structures existing on the land, which are not in a particularly good state of repair. This site is
largely paved for the display of used motor vehicles. (Please refer Figure 1 for Aerial
Photograph). Three (3) car parking bays exist in the Old Perth Road reserve adjacent to the

southern boundary of the subject site.

Vehicle access to the car parking facility for the existing Aged Care Facility is provided from
Hamilton Street. Vehicle access to Lot 84 is currently provided at the corner of Hamilton Street
and Old Perth Road with access to Lot 85 being via Old Perth Road.
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All of the usual engineering infrastructure services (including sewerage, reticulated scheme water
supply, electricity and telephone services) are all available to the Bassendean Aged Care Facility
and have been provided to it. Similarly, Lots 84 and 85 also enjoy access to all of the usual

urban engineering infrastructure services.

o i

T i?@o

Figure 1: Aerial Photograph

Please refer to the attached annotated photographs at Annexure 3 which depict the existing
Bassendean Aged Care Facility, together with photographs of the subject land in the context of

this part of the Bassendean Town Centre.
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3.0 THE PROPOSAL

The proposed extension of the Bassendean Aged Care Facility is described on design drawings
prepared by Montague Grant Architects Pty Ltd (MGA) included at Annexure 4. Two (2) 3D
Perspective views of the proposed development are also included to support this Application,

and area also included at Annexure 4.

The proposed extension of the existing Aged Care Facility involves the construction of a five (5)
storey building on the corner of Old Perth Road and Hamilton Street, which is designed to
sensitively step down towards and seamlessly connect to the established Facility on Hamilton
Street.

The proposed development will accommodate a total of 52 parking bays in the lower ground level

parking area.

A Landscaping Plan has been prepared by Urban Retreat Garden Design and is included at

Annexure 5.
3.1 Proposed Development
This proposal comprises three (3) components being:

o Aged Care Facility Extensions;
e Over-55’s (Aged Persons’) Apartments; and

e Three (3) Shop tenancies fronting Old Perth Road at the lower ground level.
3.1.1 Aged Care Facility

The upper ground and first floor of the proposed new building are to provide additional much
needed high care accommodation for the aged. Sixty four (64) new aged care beds will be
provided in the new extension together with 39 aged care beds that will be in the existing facility.
(Currently there are forty four (44) aged care beds in the existing facility, however 5 beds will

need to be removed to facilitate the aged care extension.)
Therefore, in total, there will be 103 beds available for aged care accommodation.

The upper ground floor level is designed to provide the connection to the existing Aged Care
Facility to the north, which is proposed to be extended south to meet the new building. The
extension of the existing single storey building on Hamilton Street to the south will involve the
removal of 11 car bays which currently exist along the southern side boundary of that lot. These
car bays are proposed to be accommodated within the new basement car park of the

amalgamated lot.

The upper ground floor and first floor levels accommodating the aged care facilities will include
bedrooms which have balconies facing east, set back 3.07m from the boundary. These

balconies are not anticipated to be a problem, since the adjacent development to the east
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includes a three-level building on the boundary with a solid blank parapet wall facing the subject
site. Therefore, the aged care balconies of the upper ground and first floor levels will not cause

any visual privacy issues (because there is solid blank wall).

The two levels of aged care accommodation will also be supplemented with lounge spaces,
kitchen, courtyard (upper ground), therapy rooms, a theatre, staff room, administration and

reception in various locations.

Importantly, at the corner of Old Perth Road and Hamilton Street, each of the aged care
accommodation levels includes a lounge with access to balconies to accentuate the corner (and
to make the aged care residents feel part of the town life). The corner shop below with curved

street awning also matches in with this design feature.

Car parking facilities (52 car parking bays) to accommodate staff and visitors to the aged care
facility and residents of the multiple dwellings and shops are located on the lower ground level,

accessed from Hamilton Street.
3.1.2 Over 55’s Apartments

The Over 55's component of the development will comprise a total of 18 multiple dwellings,

located over the top two (2) levels of the proposed development.

Of the multiple dwellings, 15 are two-bedroom dwellings; 2 are three-bedroom dwellings and 1 is

a one-bedroom dwelling.

All multiple dwellings are at or below 110m? in plot ratio area and each have access to a suitably-
sized balcony. All multiple dwellings are accessed via a communal lift which has restricted

security access.

Fourteen (14) stores (each of at least 4m? in area) are included in the lower ground parking level
to supplement 14 multiple dwellings and 2 stores each are located on the second and third floors,

respectively.
3.1.3 Shops

The development incorporates three (3) individual “Shop” tenancies on the lower ground level,
with primary frontages to Old Perth Road. These shop tenancies are designed to ensure the
building provides for maximum interaction with its frontage to Old Perth Road, at street level, with
the inclusion of extensive glazing. The “Shops” will have awnings extending out over the

adjacent pavement areas.
The “Shops” are generally located on the street boundary to Old Perth Road.

The basement car parking associated with the facility is proposed to the rear of the shops.

Vehicle access to and from the on-site parking facility is proposed from Hamilton Street.

The three shop tenancies will include a total floor space of 219m?.
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The shops will also have access to separate male, female and disabled toilet facilities, located
between shop tenancy 1 and 2, accessed from the basement parking level.

(Subsequent uses in these three (3) tenancies will be subject to separate Change of Use
Applications).
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4.0 PLANNING ASSESSMENT

4.1 Metropolitan Region Scheme

The Metropolitan Region Scheme (MRS) is the statutory planning Scheme for the Perth

Metropolitan Region.

The subject land is zoned “Urban” under the MRS.
4.2 Local Planning Scheme No. 10

4.2.1 Zoning

The lots the subject of this Application are zoned “Town Centre”, pursuant to the Town of
Bassendean Local Planning Scheme No. 10 (LPS 10) and are also subject to the provisions of

the Bassendean Town Centre Strategy and Guidelines (the Strategy). Refer Figure 2 for LPS 10

Zoning Map Extract.
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Figure 2: LPS 10 Zoning Map Extract
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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:
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® Traditional main street pedestrian based commercial retail, west of Wilson Street;

(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.
(c) 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 with the Local Planning Strategy and the principles

of any Local Planning Policy adopted by the Council.”
In response to these objectives we consider that:

o the proposed development will accommodate a diverse range of commercial and
residential facilities in the “Town Centre” zone;

o the proposed development encourages integration of existing and proposed facilities by
combining the existing Aged Care Facility with the proposed Aged Care extensions;

o the proposed development is of high quality design which contributes significantly to the
developing townscape by redeveloping the site and removing run-down facilities adjacent
to Old Perth Road;

e the proposed development provides sheltered places for pedestrians with the use of
awnings over the Shops frontages along Old Perth Road;

o the proposed development ensures that no storage of bulky goods or unsightly materials

is evident from the public realm.

In these circumstances, the proposed development complies with the general objectives of the

“Town Centre” zone.
4.2.2 Use Classes

The Use Class of “Nursing Home” is not a use which is specifically identified in LPS 10.

Following a preliminary meeting with the Planning Department of the Town regarding T&T’s
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proposal to expand the proposed Aged Care Facility over Lots 84 and 85 Old Perth Road, the
Town confirmed in writing that this Development Application for the planned extension proposal
will be assessed as a ‘Use Not Listed’ in accordance with Clause 4.4.2 of LPS 10. (Refer to
Annexure 6: Town’s Correspondence (November 13, 2014) and associated PWA

correspondence (October 22, 2014)).

As indicated in our correspondence to the Town of October 22, 2014, a Scheme Amendment to
progress this proposal is completely inappropriate given that the Town does have the ability to
consider a Use Not Listed, particular where a same use already exists on part of the subject site

and which use is not at all inconsistent with the context of uses within the Town Centre.

In this respect, the Town will need to consider whether the use is consistent with the objectives of
the zone as outlined in Clause 4.4.2 (a) of LPS 10. As previously outlined, the proposed
development is consistent with the objectives of the “Town Centre” zone, and provides a high

quality development within the existing townscape.

The Use Classes of “Shop” and “Multiple Dwellings” are uses which are capable of approval in
the “Town Centre” zone. A “Multiple Dwelling” is a “D” (Discretionary) use and a “Shop” is a “P”

(Permitted) use in the “Town Centre” zone.
4.2.3 Car Parking

Table 2 of LPS 10 sets out the parking requirements for the Aged Care Facility and the Shop
components of the development, and the R-Codes set out the parking requirements for the

Over-55’s Apartments component of the development.

The parking requirements of the development are outlined in Table 1 below, with additional detail

outlined after it.

This development proposes to provide 52 basement car parking bays in the lower ground floor
level parking area. Three (3) car parking bays already exist in the Old Perth Road reserve

adjacent to the southern boundary of the subject site, which can be used by visitors.

Use Class Ratio Calculation Proposed
Nursing Home 1 bay per 5 beds 103 beds = 21 bays
Shop 8 bays per 100m° GFA  219m° GFA = 17.5 bays

Multiple Dwellings 1 bay per dwelling plus 18 dwellings = 18.5 bays
0.25 visitor bays per

dwelling 18 dwellings = 4.5 visitor

Total Required 61.5

TOTAL PROVIDED 52

Table 1: Car Parking Requirements
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In relation to the Aged Care Facility component of the Application, the “Nursing Home” car

parking requirement can be used, as it is the “best fit” of the available uses in Table 2 of LPS 10.
For the Shop component, the “Shop” car parking requirement of Table 2 of LPS 10 can be used.

For the Over 55’s component of the development the R-Codes will be used to determine the car

parking requirement.

Aged Care Facility:

Table 2 of LPS 10 indicates that a ratio of 1 parking bay per 5 beds is required for any

development for a Nursing Home.

Since there are 103 beds in the complete aged care facility, there is a requirement for 21 parking
bays.
Shops:

Table 2 of LPS 10 indicates a ratio of 8 parking bays per 100m? gross floor area for “Shop”
uses. Since there is 219m? of gross floor area attributed to the proposed three (3) Shop

tenancies, there is a requirement for 17.5 parking bays.

Over 55s Apartments:

For the Over-55's Apartments, the R-Codes require 1 car parking bay per multiple dwelling
(less than 110m? in size), in Location A. (The site is within 800m of the Bassendean Train

Station, so the site is a “Location A” site).
Since there are 16 apartments that fit this criteria, there is a requirement for 16 parking bays.

Two (2) of the proposed multiple dwellings are 3 bedroom dwellings, and therefore, these two (2)

dwellings require 1.25 bays per dwelling (2.5).
The R-Codes also require 0.25 visitor parking bays per dwelling, which therefore requires 4.5.

Total Parking Requirement:

So for the subject site, there is a total parking requirement of (21 + 17.5 + 16 + 2.5 + 4.5) 61.5
(61) parking bays.

With the proposed 52 parking bays in the basement level of the development, there is a slight

parking shortfall.

The parking basement level will be secured after hours with staff and apartment occupants

having access to the car park with the use of personal cards.

4.2.4 Variations to Site Development Standards & Requirements
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LPS 10 contains a variation clause, which (except for development in respect of which the R-
Codes applies) allows standards and requirements of LPS 10 to be varied, subject to compliance
with the procedure set out at Clause 5.5.2 and Clause 5.5.3 of LPS 10.

The parking shortfall requires the exercise of discretion.
4.2.5 General Development Requirements — Town Centre Zone

LPS 10 indicates that the local government, at its discretion, can permit residential development
within the “Town Centre” zone to a maximum density of R Inner City (R-IC), where the
development is complementary to the scale and character of buildings within the “Town Centre”
zone (refer Clause 5.10.3 of LPS 10).

4.3 Residential Desigh Codes of WA

The provisions of the R-Codes (Part 6) are required to be considered in respect of the ‘Over 55’s’

(Aged Persons’) Apartment component of the proposed development.

For the purposes of the R Inner City (R-IC) Coding set out in Clause 5.10.3 of LPS 10, the R-

Codes indicates that for assessment purpose, the R-AC3 Coding should be used.
An assessment of the applicable parts of Part 6 is outlined below.
4.3.1 Building Size (Part 6.1.1)

The Apartment component has been designed in accordance with the provisions of the R-Codes
in terms of ‘building size’. The coding of the residential development on this site, according to the

LPS 10, is R-IC (but the provisions of R-AC3 are to be used for assessment purposes).
The plot ratio requirements of the R-AC3 coding, is 2.0.

Given that the apartment component of the development is above other (non-residential)
components, the defined Plot Ratio is only for the residential component within this mixed use

proposal.

The plot ratio area attributed to the residential multiple dwellings (only) is 1,876m? which, as a

ratio of the site’s combined land area, is 0.38 (which is therefore compliant).
4.3.2 Building Height (Part 6.1.2)

The development has been designed in accordance with the provisions of Part 6.1.2 of the
R-Codes which requires a height of walls to be no higher than 18.00m. The wall height as
viewed from Old Perth Road is (generally) 16.00m — 17.00m and is therefore, compliant with the

provisions of the R-Codes.
4.3.3 Street Setback (Part 6.1.3)

The entire building has been located to a generally nil setback to Old Perth Road to assist with

providing solar access to the windows facing the internal courtyard. This is a variation from the
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R-Codes’ requirement to have a 2.00m minimum primary street setback, however, the Town has
previously advised that it will be supportive of this variation for the benefits it provides for other

parts of the site.

Balconies for upper levels of the apartment complex are completely within the property

boundaries.

Balconies facing Old Perth Road are at a nil setback for the second level, but are setback further

for the upper-most level.

Balconies for the apartments facing Hamilton Street are set back at least 2.20m from the

boundary.
4.3.4 Lot Boundary Setbacks (Part 6.1.4)

The Apartment component on the top two levels has been generally designed in accordance with
the provisions of Part 6.1.4 of the R-Codes which requires setbacks to be in accordance with

Table 5 of the R-Codes, subject to minor variations set out below.
The setback is required to be 4.00m from adjacent lot boundaries.

Setbacks to the eastern boundary of the site are the main part of the development requiring

assessment for lot boundary setbacks.

The eastern most units (5-7 and 14-16) are set back 3.57m from the eastern boundary, in lieu of
4.00m. Since these walls have no major openings facing east (where walls are set back 3.57m),
the slight variation is considered acceptable, given also that the adjacent (recently completed)
development to the east has a large blank parapet wall on part the boundary (up to the third
level) with the remainder simply being a covered car parking area to the rear of it. Therefore, the

adjacent development would not have a significant interface with the subject site.

Major openings for the eastern most units (5-7 and 14-16) are set back approximately 5.50m -

6.50m in accordance with the Visual Privacy requirements of the R-Codes.
4.3.5 Street Surveillance (Part 6.2.1)

The entire development has been designed in accordance with the provisions of Part 6.2.1 of the
R-Codes which requires street elevations of buildings to address the street, with facades

generally parallel to the street and with clearly definable entry points visible.

As indicated on the Development Plans, the fagades are clearly parallel to the street and
includes a number of apartments over two (2) levels that have active and passive surveillance
over Old Perth Road and Hamilton Street (from habitable rooms and balconies that have glass

balustrading).

A clear definable pedestrian entry point to the entire development is evident from Hamilton
Street.
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Basement parking structures are located to the rear of the development and do not impact on the

visual surveillance views from the apartments or aged care facility to the public realm.
4.3.6 Outdoor Living Areas (Part 6.3.1)

The multiple dwellings have been generally designed in accordance with the provisions of Part
6.3.1 of the R-Codes which requires all apartments to be provided with at least one (1) balcony
or equivalent accessed from a habitable room with a minimum area of 10m? and a minimum

dimension of 2.4m.

Units 10, 11, 14 & 15 have smaller balconies, and these have been made smaller to provide for
solar access to dwellings below. However, these balconies are still of sufficient size to be used
for over-55’s occupants and therefore, still satisfy the Design Principles of Part 6.3.1 which
requires balconies to be used in conjunction with a habitable room and (if possible) open to

winter sun.
4.3.7 Parking (Part 6.3.3)

The Multiple Dwellings have been designed in accordance with the provisions of Part 6.3.3 of the

R-Codes which outlines the minimum number of on-site car parking spaces per dwelling.
A previous section in this Report outlined the parking requirements for the site.
4.3.8 Vehicular Access (Part 6.3.5)

The development has been designed in accordance with the provisions of Part 6.3.5 of the R-

Codes which requires consideration in respect of vehicular access.
Importantly, the facility provides for the following (in accordance with Part 6.3.5):

e Vehicle access is limited to one crossover to Hamilton Road to the new development.

¢ Delivery access is from Hamilton Street, at an existing crossover location.

o Driveway to the car park is designed for two-way access to allow for vehicles to enter the
street in a forward gear; and

e Access-ways will be sealed and drained appropriately.
4.3.9 Visual Privacy (Part 6.4.1)

The Visual Privacy requirements of Part 6.4.1 of the R-Codes for balconies of the apartments are
required to be considered in respect of the Design Principles, as they are not set back in

accordance with the Deemed-to-Comply requirements, which require a 6.00m setback.
The balconies are set back 3.57m from the boundary to the east.

The neighbouring, recently completed development to the east includes a large three storey high
blank parapet on part of the boundary with the remainder being a roofed car park, and therefore

the proposed apartment balconies will only overlook the roof component of the adjacent
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development, which in the circumstances, will not cause any impact on visual privacy to that

adjacent development.

The adjacent development is unlikely to change, even in the medium term, since it has only

recently been completed.

The other balconies facing north overlook only the roof of the existing Aged Care Facility which
will be included on the same Title once the Amalgamation Approval is fully implemented. As

such, visual privacy issues will not occur in this direction.

All other major openings for the multiple dwellings are set back in accordance with the Visual

Privacy requirements of the R-Codes.
4.4 Local Planning Policies
4.4.1 Local Planning Policy 1: Bassendean Town Centre Strategy & Guidelines

This proposal seeks to redevelop this prominent corner site within the Bassendean Town Centre
to form part of the established Aged Care Facility currently on Lot 54, in a manner which accords
with the specific Planning and Design Guidelines of the Strategy for the Central Area (between
Wilson and Whitfield Streets) of the Town Centre.

It is indicated in the Strategy that the land the subject of this Application is appropriate for
‘residential apartments with ground level mixed commercial uses”, with a five (5) storey
development being appropriate along the Old Perth Road frontage of the proposed amalgamated

site.

The first two levels are recommended as having a nil setback to Old Perth Road with the three
levels above that being set back to allow for landscape and solar access to Old Perth Road. The

development is designed to generally respond to these provisions.

The Strategy requires a public realm contribution of 2% of the building construction cost for
development with the “Town Centre” zone, which includes a provision for public art. It is
anticipated that a Condition of Planning Approval may include the application of this requirement,
either through physical provision of public realm artwork or possibly, a cash in lieu payment in
accordance with the Town of Bassendean’s Local Planning Policy 15 “Percent for Art Policy”. For

the reasons outlined in 4.4.2, this Application seeks to limit this requirement.
A compliance report against the main provisions of LPP 1 is included at Annexure 7.
4.4.2 Local Planning Policy 15: Percent for Art Policy

Local Planning Policy 15 seeks to improve the public realm by requiring developments which

have an anticipated construction cost over $1,000,000 to provide, or contribute to, public art.

LPP 1 already indicates that developments within the Town Centre attract a requirement to

provide at least 2% of the anticipated construction cost in the form of public art (or a cash in lieu
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payment if a physical contribution cannot be made). The requirement of LPP 1 is an increase in

the standard requirement of LPP 15, which requires a 1% contribution.

In response to both LPP 1 and LPP 15, T&T seeks the Town to consider applying a reduced
requirement for the provision of public art since the Applicant, a Community focussed
organisation, is dependent on Commonwealth subsidy funding for this project. It is essential that

the Applicant efficiently applies the scarce financial resources it is provided.

In those circumstances, requiring a 2% contribution to public art (which would be valued at
$260,000 given the $13,000,000 anticipated construction cost) is considered unreasonable, and
the scarce financial resources would be better spent in providing the expensive, crucial aged

care services to the Community.

Should a full exemption not be achievable, we request that any Condition for public art be
worded to provide for Art-related features to be designed into the exterior or interior of the new
development by MGA in consultation with a recognised Artist to a percentage value which
recognizes the special circumstance of this Proposal. (We suggest a 1% requirement linked to

the value of only the residential apartments and shop components of this development).

In any event, this Application proposes public art by a local artist on the eastern end of the Old

Perth Road frontage (stylised swan).
4.5 Waste Management

A Waste Management Plan has been prepared by Aurora Environmental and is attached at

Annexure 8, however some general details are included below.
45.1 Aged Care Facility

Waste collection for the Aged Care Facility will be by a private contractor which will use a rear lift
collection system considered ideal for small to mid-sized commercial operations. The facility will

utilise various bin sizes for both general waste and recycling material.

Collection will occur at the existing crossover location to Hamilton Street in the designated

“delivery bay”. A bin store is adjacent to that delivery bay.
4.5.2 Over 55’s Apartments

Waste collection for the Over 55’s Apartment component will be from Old Perth Road,
undertaken by the Town’'s Waste Collection team. A caretaker of the facility will ensure that

general waste and recycling bins are placed onto the street verge on collection day.

The internal bin store is located in the basement parking level which includes a rotary bin system
and chute for non-recyclable waste. The caretaker will attend to the rotary bin system on a daily

basis to ensure empty bins are available to it.
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In addition, interim recycle bin stores are located on each apartment floor level for easy
accessibility by occupants, and bins from these interim recycle bin stores will be moved to the

main basement bin store by the caretaker at regular intervals.
45.3 Shops

Waste collection for the Shop tenancies will be by the Town’s Waste Collection team, through the
use of conventional rubbish and recycling bins. Tenants will have access to the bin store. The
caretaker will be responsible for placing the shop bins onto the Old Perth Road street verge on

collection days.
4.6 Overshadowing

The extent of overshadowing at midday on 21 June does not impact the footpath opposite the
site along Old Perth Road. The extent of overshadowing is illustrated on the Shadow Plan at

Annexure 4.
4.7 Traffic Impact Statement

Transcore (Traffic Engineers) were engaged to conduct a Traffic Impact Statement (TIS) in

support of this application. The TIS is included at Annexure 9.

The traffic analysis undertaken demonstrates that the traffic generation of the proposed
development is minimal (less than 100vph) and as such, would have insignificant impact on the

surrounding road network.
4.8 Contaminated Site Audit

Strategen (Environmental Consultants) were engaged to conduct an environmental assessment
of Lots 84 & 85 Old Perth Road, Bassendean, given the site was historically used as a service
station, car workshop and more recently, a car sales yard. The environmental assessment was
commenced following receipt of the WAPC’s Approval for the amalgamation of the subject site,

which included a condition requiring site investigation.

Senversa was subsequently engaged to undertake a Contaminated Site Audit and produce a
Mandatory Auditors Report (MAR) for the site.

The Auditor’s advice is included at Annexure 10.
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5.0 SERVICING CONSIDERATIONS

All of the usual engineering infrastructure services (including sewerage, reticulated scheme water
supply, electricity and telephone services) are all available to the site and have been provided to
it.

The proposed development is intended to be supplemented with solar power generating

equipment to increase energy efficiency.

Air conditioning wells have been included in the roof structure to effectively screen the air

conditioning infrastructure.

A Stormwater Drainage Management Plan (SDMP) has been prepared by BPA Engineering and
is included at Annexure 11. This SDMP has already been informally submitted to the Town’s

Engineering Department for comments, which have been incorporated in the final SDMP.
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6.0

RESPONSE TO PRE-APPLICATION ISSUES

During a previous attempt to submit this Development Application, the Town had provided a

number of comments in relation to different aspects of the proposal for the subject site.

A comprehensive dialogue on those issues was progressed between the Town and Aegis’

consultant team, including MGA and PWA.

We include herewith, the Town’s earlier comments and responses by PWA.

Town’s comments

1. Open up the ground level courtyard to more sun (increase size), noting (a) the limited

solar access that is afforded to this space; and (b) the scale of built form surrounding this
space (i.e. four storeys of built form around a small courtyard) (consider opportunities to
bring at least the nursing home levels of the building out to the Old Perth Road and
Hamilton Street property boundaries to assist in this respect) (opportunity exists for these

levels of the building being brought out to street boundaries).

Our response

It can be seen from the drawings that the courtyard on the ground level has been opened
up to facilitate greater solar access to the lower levels of the aged care facility. This has
largely been achieved by extending the development closer to the Old Perth Road and

Hamilton Street road reserves.

Town’s comments

2. Landscaping detail shown on drawings for central courtyards are highly

misrepresentative of landscape treatment that could actually be achieved within this
space (drawings show 7m high trees on top of concrete slab to car park below with

planters incorporating 400mm soil depth).

Our response

The submitted drawings show mature vegetation specific to the extent of soil depth.

Town’s comments

3. Activate the area in front of the blank wall on the Hamilton Street side of the building

which sits between shop 3 and the car park entry (i.e. consider incorporating a break out
space for nursing home patients and their families into the design on the outside of the
building into the design of the project).
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Our response

We refer the Town to our comments in relation to this issue where we had indicated that
it was not practical to create a ‘breakout space’ for aged care residents in this locality for

the reasons outlined in that email. We seek to have the Town reconsider this request.
Town’s comments

4. Blank wall to transformer and fire pump room on Old Perth Road frontage of the
development only acceptable if a suitable public art concept can be formulated for

consideration in conjunction with the application for development approval.
Our response

We note the request to include suitable public art on the blank wall to the transformer and
fire pump room on the Old Perth Road frontage of the development. It had always been
MGA'’s intention to include a stylised sculpture of a swan on this wall and it is unfortunate
that this was not included in MGA’s earlier drawings however this has now been

incorporated in the submitted drawings
Town’s comments

5. Increase size of entry foyer to development and consider relocation to corner of building
or Old Perth Road frontage.

Our response

In response to the Town’s request to increase the size of the entry foyer for the
development, MGA has redesigned the entry to increase the width of the foyer from

3.60m to 4.20m and this change is reflected on the submitted drawings.
Town’s comments
6. Provide weather protection to entry foyer (none shown on perspectives).
Our response

An entrance canopy was shown on MGA’s earlier drawings but was missed on the
perspectives submitted. The entry roof awning has been retained and it is at about
1.00m below the first floor level.

Town’s comments

7. Consider direct link between entry foyer and adjoining commercial tenancy, especially if it

is contemplated that it may be a café.
Our response

The Town originally sought to have Aegis consider a direct (pedestrian) link between the

entry foyer of the facility and the adjoining commercial tenancy. Aegis noted in its email
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that this no longer appeared to be an issue for the Town as it was impractical for Aegis to

provide this link.
Town’s comments
8. Consider balconies surrounding lounges on OPR / Hamilton St corner.
Our response

The submitted design drawings now show balconies adjacent to lounges on the Old

Perth Road / Hamilton Street corner.
Town’s comments

9. Reconsider the impact of the modifications to the existing entry to the existing section of
nursing home facing Hamilton Street. The revised entry arrangement is considered to be
inferior to that which currently exists. An entry of an equivalent standard to that which
currently exists should be maintained as the existing section of nursing home will operate

independently from the new section of development
Our response

The existing entry to the existing Aged Care Facility is not a formal entry into the new
Facility, and is being significantly reduced in size for that reason. The existing Aged Care
Facility will NOT operate independently from the new Facility. The whole facility (old and
new) will operate as a single unit. All visitors to the new Facility will be required to arrive
at the main Reception area in the new part. Once residents and visitors are familiar with

the expanded Facility, they will be provided with coded entry to the new entry point.

In Aegis’s view a “convenient path of movement” for family members and visitors is
provided. Family members and visitors can access the reception and then make their

way down a lift or stairs to the “breezeway” to the relevant part of the Facility.
Town’s comments

10. Open up corridors throughout the proposed development to the outside through the
introduction of windows and ‘view corridors’ within the building. Proposed development
is very internalised and internal amenity for nursing home in particular but also apartment
occupiers could be improved greatly by internal design adjustments to provide a
relationship between the inside spaces and the outside. At the moment, the view down
corridors is commonly to exit doors or blank walls. See markings on attached plans for a

diagrammatic explanation in this respect
Our response

In response to the Town’s request to ‘open up corridors throughout the proposed

development...” Aegis has considered that request and in all of the circumstances of the
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proposed development, believes it unreasonable and inappropriate to further modify the
corridor design to reflect this request. The aged care component includes corridors that

open up into lounge areas with windows and balconies.

Aegis believes that the development has an entirely appropriate internal configuration

with the design as it has been submitted.
Town’s comments

11. Integration of two buildings and carrying over architectural language from existing
structure into new building. Perspectives show a very different built form between what is
proposed and what is existing. Consider introducing some sections of pitched roof over
some of the lower sections of the proposed building to tie in with the pitched roof form of
the existing building (and the pitched roof which is proposed over the uppermost level of
the proposed building).

Our response

MGA has modified the roof design of the proposed extensions to achieve a greater level
of integration. MGA is of the view that this modified design will achieve the Town’s
objective of greater visual integration between the two buildings. Additionally, air
conditioning ‘wells’ in the roof system are also proposed to effectively screen the air

conditioning infrastructure.
Town’s comments

12. Crime Prevention Through Environmental Design (CPTED) — be mindful of the
emergency exit next to the fire pump room — don’t create a space which is enclosed on
both sides (as shown on the perspectives). Make sure that the right hand side of this
area is not enclosed and is stepped back to tie in with the same design approach that

has been utilised with the adjoining ‘Whitfield’ development (see attached photo).
Our response

In response to the Town’s suggestion for Crime Prevention through Environmental
Design (CPTED) Aegis believes that the exit area as designed by MGA, is precisely as
has been suggested by the Town. We invite the Town’s further review of the design

drawings to ensure that the Town is agreeable to what is being proposed in this instance.
Town’s comments

13. No concerns held with building bulk, provided that shadowing does not extend beyond
kerb line on opposite side of Old Perth Road. Indeed, it was suggested that it may be

possible to bring some sections of the building closer to street boundaries.
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Our response

It is noted that the Town has no concerns with building bulk so there is little more to add
to this issue. The overshadowing at June 21 does not extend beyond the kerb on the
opposite side of Old Perth Road.

Town’s comments

14. If there is a desire to push forward with the design concept as presented (what | will call
the donut design for ease of reference) in lieu of a design incorporating a single building
layer along street boundaries along with fully enclosed circulation spaces for the
apartments, which are both notionally at odds with the design approach advocated within
the Town Centre Policy and Strategy should only be supported where there is refinement

to the design concept to provide:
a) Increased size central courtyard;
b)  Improved cross-ventilation within individual units;; and
c) Refinement to design to allow optimised solar access to living areas.
In relation to the three points identified above, the following comments are made:

Central courtyard

Opportunities exist for the size of the central courtyard to be increased, as discussed earlier

within this correspondence.
Our response

In response to the Town'’s issues concerning cross ventilation/solar access, MGA has
undertaken extensive modification to its design to include additional windows and
openings in the proposed apartment’s component of the development, in addition to

increasing the area of the central courtyard to achieve this objective.
Town’s comments

15. Corner units — locating living areas at corner of dwellings with openings on opposing

walls.
Our response

The design of the living areas in particular has been modified to achieve the required
objective for improved cross ventilation. Additional openings have been created on

opposing walls to achieve the outcome of greater cross ventilation.
Town’s comments

16. Non-corner units (such as apartment 17) — incorporate a design where living room sits

proud of adjoining rooms rather than being recessed into building as currently proposed,
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allowing for openings for cross ventilation to be incorporated into side walls of living area

in addition to street facing wall of living area.
Our response

In response to the Town’s request that non-corner units (such as apartment 17)
incorporates a design where the living room component sits proud of adjoining rooms to

facilitate greater cross ventilation. This has now been provided in MGA'’s revised design.
Town’s comments
17. Top level units — vented skylights.
Our response

In response to the Town’s request for vented skylights on the top level apartments, MGA
has agreed with this and these are shown as dashed, crossed rectangles on the
submitted third floor plan.

Town’s comments
18. Individual apartments on second top level — ventilation through units on uppermost level.
Our response

While Aegis notes the Town’s request for individual apartments on the second top level
to be provided with ventilation through the units on the upper most level, MGA confirm
that this would be impractical as the effective air flow through such minor openings of
contorted route would be minimal and non-effective. Larger openings to provide effective
ventilation would result in a significant floor area reduction to the top floor units, and this
is not acceptable to Aegis.

Town’s comments
Solar Access
Opportunities exist for solar access to individual dwellings to be improved, including:

19. All dwellings on northern side of building (units 2, 3, 5, 11, 12, and 14) being designed
with glazed north facing living areas and roof overhangs beyond designed specifically to
exclude direct solar access during summer while allowing direct solar access to living

areas during winter.
Our response

In response to the Town’s request for solar access to individual dwellings to be improved,
MGA has included smaller balconies on the top floor to facilitate greater solar access to

the units below. (We note that this may be a variation to the Residential Design Codes of
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WA (R-Codes) however if the Town is prepared to support this variation to the R-Codes’

requirements then Aegis will incorporate these smaller balconies.)
Town’s comments

20. Projection of Living areas for units on eastern and western sides of building (units 1, 6,
10 and 15) in such a manner that an element of north-eastern or north-western solar

access is afforded to the living areas of these dwellings.
Our response

In response to the Town’s request that the living areas be projected for the units on the
eastern and western sides of the building, MGA has redesigned these units so the they

enjoy an element of NE/NW solar access.
Town’s comments

Without additional measures being implemented, it is not considered that the variations
which are being proposed from Council’s policy for development within the Town centre
should be supported. The principles referred to above can be incorporated into a refined
design concept for the site (but it is important to note that it would be necessary for the
design to be refined beyond that which has been provided to the Town to date). There
was also a thought that additional measures such as provision of PV panels or the like,
could also be incorporated into the design to demonstrate a commitment to energy
efficient design principles that are advocated within the Town Centre Strategy and
Guidelines, so it would be beneficial for you to give consideration to other design

measures that you could incorporate into the design in this respect.
Our response

From the submitted design drawings, it can be seen clearly that Aegis has seriously

considered the design principles of this development as required by the Town.

It has always been Aegis’ intention to incorporate solar (photovoltaic) panels to assist in
energy conservation and these panels are now shown on the submitted drawings. The

solar panels are placed on the north-east and north-west roof planes.
Town’s comments

Additional Comments:

| have also taken the opportunity to undertake a design review of the car park and provide the

following comments
Car Park on site

21. The allocation / distribution of bays within the car park must be allocated between the

differing land uses that are proposed and must match the allocation on any future strata
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plan (i.e. bays for individual apartment owners, bays for residential visitors, bays for
individual shop tenancies). If there is any intent that there will be a shared parking
allocation for some of the bays, then this must be clearly shown on the plans and it must
be clearly explained how this will translate into any future strata titling
arrangement. There is no scope for individual apartment bays to be part of a sharing

arrangement nor apartment visitor bays.
Our response

In response to the comprehensive comments in relation to car parking bays in the lower
ground floor area, the submitted plan shows that this car parking facility has been

comprehensively redesigned.
Town’s comments

22. The alignment of the entry to the car park must be adjusted in order that it aligns with the

access aisle beyond.
Our response

The aligning of the entry to the car park with the alignment of the access aisle beyond

has now been achieved in the submitted drawings.
Town’s comments

23. The accessible car bay is unacceptable in that to exit this bay it is necessary to reverse
along the entire aisle within which this bay is located and then reverse back into the main
aisle of the car park prior to engaging forward gear to then leave the car park (an
accessible car parking bay along with an associated shared space alongside must be

provided for the development).
Our response
The accessible car bay has now been redesigned to facilitate simplified reversing.
Town’s comments
24. Bays in car park scale under length generally (5.3m v 5.4m min required)
Our response

MGA confirms that the dimensions of the car parking bays are consistent with the

minimum car parking dimensions required.
Town’s comments

25. Access aisles within the car park scale under length generally (6.1m v 6.2m min

required).
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Our response

In response to the Town’s concern about vehicle access aisles within the car park, we

confirm that these aisles are correctly sized at 6.2m.
Town’s comments

26. Certain bays within the car park have a lesser width than prescribed (bay 44 is 2.1m
wide v 2.4m min prescribed; bay 48 is 2.4m width but must be 2.7m min based on design
presented; column between bays 51 and 52 has not been designed in accordance with
the preferred parking envelope identified within Fig 5.2 of AS2890.1)

Our response

We confirm that the car parking bays as shown on the drawings are now consistent with
Australian Standard AS2890.1

Town’s comments
27. A wheel stop is required in bay 18 noting that it is arranged at right angles to bay 44.
Our response

The car park design shown on the submitted drawings includes wheel stops to all parking

bays.
Town’s comments

28. In car parks available to the public blind aisles are only permitted to be as long as the
width of six, 90 degree spaces. The car park design incorporates two blind aisles which

exceed this length
Our response

The car park design shown on the submitted drawings still incorporates two blind aisles
which exceeds 6 car parking bays. However, with the Town’s previous agreement to

assist in this matter, these two blind aisles are now designated not for visitor use.
Town’s comments

29. Much more detailed information is required in relation to pre-existing spot heights and
contours needs to be provided in order that the driveway gradients specified in AS2890.1
can be considered and assessed in detail (across footpath, across building line, grade

transitions etc).
Our response

The car park entry gradient slopes down from 13.10 12.20 which is 900mm in height over
a distance of 7.90m, giving a gradient of 1:8.80 which, with transitions, complies with
AS2890.1.
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Town’s comments

30. The width of the entry to the car park must be 6.1m min in order to demonstrate
compliance with cl 2.5.2 of AS2890.1

Our response

The entry to the car park has been redesigned to be 6.10m wide in accordance with
AS2890.1.

Town’s comments

31. The entry to the car park should be designed to accommodate queuing space for two
cars on site in order to demonstrate compliance with the provisions of cl 3.4 of
AS2890.1. The current design provides for no on site queuing and the first vehicle
parked awaiting entry to the car park would be blocking the footpath having regard to the
changes to footpath location that are shown on the drawings. This is an unacceptable

arrangement.
Our response

In response to the Town’s request that the entry to the car park should be designed to
accommodate queuing space for two cars in order to demonstrate compliance with the
appropriate Australian Standard, we note that the car park entry will remain open during
the opening hours of the facility (generally 6:00am to 6:00pm) so vehicles will be able to
enter the site unrestricted and not be required to queue in front of the closed entry gate.
The entry gate will be closed after 6:00pm and as there will be very few vehicle

movements after this hour, vehicle queuing will not be an issue.
Town’s comments

32. You would need to demonstrate how it was appropriate for residential visitor parking
spaces (and visitor parking spaces to the development generally) to be located behind
security enclosure, when the expected arrangement for visitor parking is that it will be

located forward of security barriers
Our response

After-hours access through security gate will be via intercom, and accepted visitors will
be allowed access into the car park by remote electrics by aged care staff or apartment

residents.
Town’s comments

33. Pedestrian path within car park to rear of shops 1 and 2 must be 1.2m width minimum in
order to meet disability access requirements. This path needs to connect through to

entry lobby (i.e. through area where accessible car bay is currently shown)
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Our response

The footpath within the parking structure to the rear of Shops 1 and 2 has been

redesigned to connect through to the entry lobby and is 1.20m wide.
Town’s comments
34. An area for required bicycle parking must be incorporated into the design of the car park.
Our response

In response to the Town’s request for bicycle parking to be incorporated into the design
of the car park, this has now been provided and located behind Shop 3 in the lower

ground floor car parking area.
Town’s comments

35. The arrangement that has been put forward in relation to car parking including the
proposal for a variation to on site car parking provision will only be supported if there is
some provision incorporated into the car park design for motor cycle and scooter parking
(3 bays minimum) (specified dimensions 1.2m x 2.5m), along with the capacity to
appropriately provide additional car parking around the perimeter of the site (see further

comments below in this respect).
Our response

The revised car park design now incorporates four additional bays for motorcycles in

addition to those provided specifically for bicycles.
Town’s comments

36. The waste management plan for the development will need to clearly show how the
delivery bay and associated turning bay is of a sufficient size to allow rubbish trucks to
enter and leave the site in a forward gear. Without looking at this matter in detail 1 would
anticipate that the driveway and associated turning bay is not of a sufficient size to
accommodate the turning movements of the rubbish truck that will be servicing the
development. The waste management plan will also need to clearly show how rubbish is

to be transferred from the car park for collection by the rubbish truck also.
Our response

The waste collection trucks will continue to access the existing loading area, as they
have done at the existing Bassendean Aged Care Facility for years. The transfer of
rubbish from the bin store in the basement car park area for collection will be

appropriately managed by the caretaker.

A Waste Management Plan has been prepared by Aurora Environmental.
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Town’s comments

37. | know that we touched on this matter briefly during our earlier discussions, but | think
that it would be prudent to suggest that a waste management consultant be engaged and
involved in the design process to avoid the need for design modifications to be
undertaken at a later date for design requirements that were not properly considered at

this early stage.
Our response

Aurora Environmental has been engaged to prepare a Waste Management Plan.
Town’s comments
Car Parking Bays on Street

38. The proposal to add parallel parking bays to the eastern side of Hamilton Street while
maintaining right angle parking bays on the western side of Hamilton Street has been
considered from an engineering perspective (including discussion with a representative
of Main Roads) and it has been determined that this design approach is not acceptable
from a traffic safety perspective as there is an unacceptable crash risk for this design
configuration (the standard and safest design approach for street parking is parallel on
either side of the street). Accordingly it will be necessary for the proposed development
to be modified and for all of the bays that were shown parallel on Hamilton Street (where

situated opposing right angle bays on the opposite side of the street) to be removed.
Our response

Whilst a previous proposal included on-street car parking in Hamilton Street, this

Application does not propose this.
Town’s comments

39. There will be limited opportunity to provide some parallel parking on the Hamilton Street
side of the development site (likely limited to two bays within the vicinity of the proposed
entrance to the development)(it is not possible for street bays to project any closer to the
Hamilton Street/ OPR intersection than you have shown on your drawings) along with an
extension to the parking embayment on the Old Perth Road side of the development site
to accommodate an additional two bays beyond the three bays that currently exist on this
side of the site (the drawings incorrectly show this space accommodating 4 bays in lieu of
the 3 bays that it actually does accommodate). This obviously has implications for the

car parking argument put forward in your initial submission.
Our response

There will be no on-street car parking proposed.
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Town’s comments

40. Street trees on the Old Perth Road side of the property will need to be retained, however
noting the intention to develop commercial tenancies, it will be possible to add in an
additional 1.8 metre pedestrian path immediately forward of the site which will then re-
join the existing pedestrian path on the kerb side forward of the development site in
exactly the same way as has occurred on the opposite side of the street (refer to street

view image attached).
Our response

In relation to the Town’s comments concerning street trees on Old Perth Road and the
Town’s request to add an additional 1.8m wide pedestrian path immediately forward of

the site, Aegis agrees with this and has included this footpath in its modified design.
Town’s comments

41. The Town would be prepared to support a design concept of the kind that has been put
forward (‘donut’ concept), but this would be contingent upon the design being refined
further to provide enhanced solar access and cross ventilation beyond that which has

been incorporated into the design to date.
Our response

Given MGA has substantially redesigned the proposal, we trust that the Town will support

this Application.

Proposed Aged Care Facility Extension & Proposed Shops & Multiple Dwellings File: C2062appIn3DA
Hamilton Street and Old Perth Road, Bassendean Page 31



7.0 CONCLUSION

This Report has been prepared by Peter Webb & Associates (PWA) in association with the
project team, on behalf of T&T Management Services Pty Ltd to support a Development
Application for the proposed Aged Care Facility extension, development of 18 Multiple Dwellings
and three (3) Shop tenancies at Lot 54 (#27) Hamilton Street, Bassendean, and Lots 84-85 (#68-
70) Old Perth Road, Bassendean.

The Town is undoubtedly aware of the desperate need for a far greater supply of high level care
and Over-55’s developments for our ageing community throughout the State, than is currently

provided.

This Application endeavours to meet this need by providing a high quality Aged Care Facility
accommodating 64 new aged care beds of various levels of care, in addition to 39 beds in the
existing Aged Care Facility, together with 18 residential Over-55’s apartments constructed over

two levels.

This proposal will also enable the redevelopment of Lots 84 and 85 which continue to remain

underutilised and unattractive.

The Application is demonstrated to be entirely consistent with the objectives and requirements

for this proposal, as specified in the Town’s relevant Planning Framework.

The Applicant has undergone extensive planning, design and consultation in the preparation of

this entire proposal and we now seek the Town’s favourable consideration of this Application.

The Town is reminded that approximately 12 years ago, the Applicant bought the Town of
Bassendean’s 25 aged care licences when it closed its low care hostel. At that time, the
Applicant made an obligation to the Town to return those aged care beds back to the community
in the future. The approval of this development will enable T&T to meet the previous undertaking

provided by it, to the benefit of the community and to the benefit of the Town of Bassendean.

Accordingly, and on the basis of our submissions in this report and the attached Development
Plans, we respectfully seek Planning Approval for the proposed Aged Care Facility at Lot 54
(#27) Hamilton Street, Bassendean, and Lots 84-85 (#68-70) Old Perth Road, Bassendean.

We look forward to the Town progressing this Application in a timely manner and to provide a
favourable recommendation and Responsible Authority Report to JDAP within the allotted

timeframe.

Peter Webb & Associates

Proposed Aged Care Facility Extension & Proposed Shops & Multiple Dwellings File: C2062appIn3DA
Hamilton Street and Old Perth Road, Bassendean Page 32



ANNEXURES

Proposed Aged Care Facility Extension & Proposed Shops & Multiple Dwellings File: C2062appIn3DA
Hamilton Street and Old Perth Road, Bassendean



ANNEXURE 1
WAPC Amalgamation Approval
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Your Ref :
Enquiries : Nik Lamat (Ph 65519286)

Peter D Webb & Associates
P O Box 920
SUBIACO WA 6904

Approval Subject To Condition(s)
Freehold (Green Title) Subdivision

Application No : 151362

Planning and Development Act 2005

Applicant . Peter D Webb & Associates P O Box 920 SUBIACO WA 6904
Owner . T & T Management Services Pty Ltd 90 Goodwood Parade
BURSWOOD WA 6100

Application Receipt : 30 January 2015

Lot Number . 54,84 &85

Diagram / Plan . Deposited Plan 29092 Plan 1786

Location . Pt Swan Q1

C/T Volume/Folio : 2514/597, 1631/156, 1496/999

Street Address : Hamilton Street & Old Perth Road, Bassendean
Local Government : Town of Bassendean

The Western Australian Planning Commission has considered the application referred to
and is prepared to endorse a deposited plan in accordance with the plan date-stamped 30
January 2015 once the condition(s) set out have been fulfilled.

This decision is valid for three years from the date of this advice, which includes the
lodgement of the deposited plan within this period.

The deposited plan for this approval and all required written advice confirming that the
requirement(s) outlined in the condition(s) have been fulfilled must be submitted by 18 May
2018 or this approval no longer will remain valid.

140 William Street, Perth, Western Australia 6000, Locked Bag 2506 Perth, 6001

Tel: (08) 6551 9000; Fax: (08) 6551 9001; Infoline: 1800 626 477

e-mail: corporate@planning.wa.gov.au; web address http://www. planning.wa.gov.au
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Reconsideration - 28 days

Under section 151(1) of the Planning and Development Act 2005, the applicant/owner may,
within 28 days from the date of this decision, make a written request to the WAPC to
reconsider any condition(s) imposed in its decision. One of the matters to which the WAPC
will have regard in reconsideration of its decision is whether there is compelling evidence
by way of additional information or justification from the applicant/owner to warrant a
reconsideration of the decision. A request for reconsideration is to be submitted to the
WAPC on a Form 3A with appropriate fees. An application for reconsideration may be
submitted to the WAPC prior to submission of an application for review. Form 3A and a
schedule of fees are available on the WAPC website: http://www.planning.wa.gov.au

Right to apply for a review - 28 days

Should the applicant/owner be aggrieved by this decision, there is a right to apply for a
review under Part 14 of the Planning and Development Act 2005. The application for
review must be submitted in accordance with part 2 of the State Administrative Tribunal
Rules 2004 and should be lodged within 28 days of the date of this decision to: the State
Administrative Tribunal, 12 St Georges Terrace, Perth, WA 6000. It is recommended that
you contact the tribunal for further details: telephone 9219 3111 or go to its website:
http://www.sat.justice.wa.gov.au

Deposited plan

The deposited plan is to be submitted to the Western Australian Land Information Authority
(Landgate) for certification. Once certified, Landgate will forward it to the WAPC. In
addition, the applicant/owner is responsible for submission of a Form 1C with appropriate
fees to the WAPC requesting endorsement of the deposited plan. A copy of the deposited
plan with confirmation of submission to Landgate is to be submitted with all required written
advice confirming compliance with any condition(s) from the nominated agency/authority or
local government. Form 1C and a schedule of fees are available on the WAPC website:
http://www.planning.wa.gov.au

Condition(s)

The WAPC is prepared to endorse a deposited plan in accordance with the plan submitted
once the condition(s) set out have been fulfilled.

The condition(s) of this approval are to be fulfilled to the satisfaction of the WAPC.

The condition(s) must be fulfilled before submission of a copy of the deposited plan for
endorsement.

The agency/authority or local government noted in brackets at the end of the condition(s)
identify the body responsible for providing written advice confirming that the WAPC's
requirement(s) outlined in the condition(s) have been fulfiled. The written advice of the
agency/authority or local government is to be obtained by the applicant/owner. When the
written advice of each identified agency/authority or local government has been obtained, it
should be submitted to the WAPC with a Form 1C and appropriate fees and a copy of the
deposited plan.
140 William Street, Perth, Western Australia 6000, Locked Bag 2506 Perth, 6001
Tel: (08) 6551 9000; Fax: (08) 6551 9001; Infoline: 1800 626 477
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If there is no agency/authority or local government noted in brackets at the end of the
condition(s), a written request for confirmation that the requirement(s) outlined in the
condition(s) have been fulfilled should be submitted to the WAPC, prior to lodgement of the
deposited plan for endorsement.

Prior to the commencement of any subdivision works or the implementation of any
condition(s) in any other way, the applicant/owner is to liaise with the nominated
agency/authority or local government on the requirement(s) it considers necessary to fulfil
the condition(s).

The applicant/owner is to make reasonable enquiry to the nominated agency/authority or
local government to obtain confirmation that the requirement(s) of the condition(s) have
been fulfilled. This may include the provision of supplementary information. In the event
that the nominated agency/authority or local government will not provide its written
confirmation following reasonable enquiry, the applicant/owner then may approach the
WAPC for confirmation that the condition(s) have been fulfilled.

In approaching the WAPC, the applicant/owner is to provide all necessary information,
including proof of reasonable enquiry to the nominated agency/authority or local
government.

The condition(s) of this approval, with accompanying advice, are:
CONDITION(S):

1. Redundant vehicle crossover(s) to be removed and the kerbing, verge, and footpath
(where relevant) reinstated with grass or landscaping to the satisfaction of the
Western Australian Planning Commission and to the specifications of the local
government. (Local Government)

2. (a) Prior to commencement of subdivision works, investigation for soil and
groundwater contamination is to be carried out to determine if remediation is
required.

b) If required, remediation, including validation of remediation, of any

contamination identified shall be completed prior to the issuing of titles to the
satisfaction of the Western Australian Planning Commission on advice from
the Department of Environment Regulation, to ensure that the lots created
are suitable for the proposed use.

Investigations and remediation are to be carried out in compliance with the
Contaminated Sites Act 2003 and current Department of Environment Regulation
Contaminated Sites Guidelines.

(Department of Environment Regulation)

ik Arrangements being made with the Water Corporation so that provision of a
sewerage service will be available to the lots shown on the approved plan of
subdivision. (Water Corporation)
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4. The provision of easements for existing or planned future water, sewerage and/or
drainage infrastructure as may be required by the Water Corporation being granted
free of cost to that body. (Water Corporation)

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

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

ADVICE:

;8 The Town of Bassendean advises that an investigation for soil and groundwater
contamination should be carried out for the existing Lots 84 and 85 prior to any
future development in consultation with the Department of Environment Regulation.

2. With regard to Conditions 3 and 4, the landowner/applicant shall make
arrangements with the Water Corporation for the provision of the necessary
services. On receipt of a request from the landowner/applicant, a Land Development
Agreement under Section 83 of the Water Services Act 2012 will be prepared by the
Water Corporation to document the specific requirements for the proposed
subdivision.

3. With regard to Condition 5, Western Power provides only one underground point of
electricity supply per freehold lot.

275/

/—‘4{ =2 =7

Tim Hillyard

Secretary

Western Australian Planning Commission

18 May 2015
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54DP29092
WESTERN Y4 | 26/82011
RECORD OF CERTIFICATE OF TITLE w14 507

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the second schedule. &J

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 54 ON DEPOSITED PLAN 29092

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

T & T MANAGEMENT SERVICES PTY LTD OF 90 GOODWOOD PARADE, BURSWOOD
(T M397473 ) REGISTERED 9/9/2013

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: DP29092

PREVIOUS TITLE: 1786-751, 1992-275

PROPERTY STREET ADDRESS: 27 HAMILTON ST, BASSENDEAN.

LOCAL GOVERNMENT AUTHORITY: TOWN OF BASSENDEAN

NOTE 1: DUPLICATE CERTIFICATE OF TITLE NOT ISSUED AS REQUESTED BY DEALING
L699107

NOTE 2: NI115607  DEPOSITED PLAN 406625 LODGED

LANDGATE COPY OF ORIGINAL NOT TO SCALE Wed Feb 14 10:06:04 2018 JOB 55995503 r
Landgate

www.landgate.wa.gov.au



84/P1786
WESTERN AUSTRALIA EDEION 7/1/20 1 5
RECORD OF CERTIFICATE OF TITLE 1631 156

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the second schedule. &J

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 84 ON PLAN 1786

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

T & T MANAGEMENT SERVICES PTY LTD OF 90 GOODWOOD PARADE, BURSWOOD
(T M874673 ) REGISTERED 2/1/2015

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. THE LAND THE SUBJECT OF THIS CERTIFICATE OF TITLE EXCLUDES ALL PORTIONS OF THE LOT
DESCRIBED ABOVE EXCEPT THAT PORTION SHOWN IN THE SKETCH OF THE SUPERSEDED PAPER
VERSION OF THIS TITLE. VOL 1631 FOL 156.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements sct out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: 1631-156 (84/P1786)
PREVIOUS TITLE: 1006-672
PROPERTY STREET ADDRESS: 68 OLD PERTH RD, BASSENDEAN.

LOCAL GOVERNMENT AUTHORITY: TOWN OF BASSENDEAN

NOTE I: N115607 DEPOSITED PLAN 406625 LODGED

LANDGATE COPY OF ORIGINAL NOT TO SCALE Wed Feb 14 10:06:04 2018 JOB 55995503 o
Landgate

www.landgate.wa.gov.au



85/P1786 |
WERTERN 2 7/1/2015
RECORD OF CERTIFICATE OF TITLE 1496 999

UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and

notifications shown in the second schedule. &J

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 85 ON PLAN 1786

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

T & T MANAGEMENT SERVICES PTY LTD OF 90 GOODWOOD PARADE, BURSWOOD
(T M874673 ) REGISTERED 2/1/2015

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. THE LAND THE SUBJECT OF THIS CERTIFICATE OF TITLE EXCLUDES ALL PORTIONS OF THE LOT
DESCRIBED ABOVE EXCEPT THAT PORTION SHOWN IN THE SKETCH OF THE SUPERSEDED PAPER
VERSION OF THIS TITLE.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements set out below are not intended to be nor should they be relicd on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: 1496-999 (85/P1786)
PREVIOUS TITLE: 411-52
PROPERTY STREET ADDRESS: 70 OLD PERTH RD, BASSENDEAN.

LOCAL GOVERNMENT AUTHORITY: TOWN OF BASSENDEAN

NOTE 1: N115607 DEPOSITED PLAN 406625 LODGED

LANDGATE COPY OF ORIGINAL NOT TO SCALE Wed Feb 14 10:06:04 2018 JOB 55995503 W i
Landgate

www.landgate.wa.gov.au



ANNEXURE 3
Annotated Site Photographs

Proposed Aged Care Facility Extension & Proposed Shops & Multiple Dwellings File: C2062appIn3DA
Hamilton Street and Old Perth Road, Bassendean



C2062-01ppl.docx

Photograph 1:  Looking north east from Hamilton Street into the existing Aegis facility on Lots
16 and 79.

Photograph 2:  Looking south east along Hamilton Street and with the landscape associated
with the Aegis facility.

Photograph 3:  Looking south west into the Aegis Hostel.




C2062-01ppl.docx

Photograph 4: Looking south east through the electrified fence of the motor vehicle sales premises, the
subject of the new application to the multi storey apartment complex on southern side of
Old Perth Road.

Photograph 5: The southern part of the Aegis Hostel facility from Hamilton Street noting the architectural
merit of the structure.




C2062-01ppl.docx

Photograph 6: Looking east along the southern frontage of the site (adjacent to Old Perth Road), noting the
width of the verge on this (northern) side of the road.

Photograph 7: Looking north west across the adjacent vacant (but to be developed) lot on the eastern side
of the Aegis Aged Care facility and the north eastern corner off the car yard.




ANNEXURE 4
Design Drawings
(Montague Grant Architects)
and 3D Perspective Views
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SCHEDULE OF FINISHES

PROJECT: BASSENDEAN AGED CARE, ALTERATIONS & ADDITIONS

SITE: HAMILTON STREET & OLD PERTH ROAD, BASSENDEAN

PROPRIETOR: AEGIS AGED CARE GROUP PTY LTD

JOB NO: 14.11 '

DATE: 8 DECEMBER 2017

EXTERNAL

[TEM MATERIAL COLOUR

Brick Walls Painted sand finished render — Dulux ‘Grand Piano' S15C1

generally on clay brickwork — Dulux ‘Stoney Creek S15A4'
— Dulux ‘ Powered Rock’ SI5A2
— Dulux ‘Boycott' S15A7
— Dulux ‘Very Terracotta’ SO8F8

Tile Faced Glazed ceramic wall tiles Special ‘Ochre’ colour selected

Brick Walls on clay brickwork for this specific project.

Metal Roof Fascia Colorbond Steel Colorbond ‘Woodland Grey'

and Eaves Gutter

Tile Roofs

Window Frames
Window Glazing generally
Shopfront Glazing

Balcony Balustrading

Terracotta Marseille pattern
roof tiles

Powdercoat finished aluminium
Low energy performance glass
Low energy performance glass

Frameless toughened glass with
stainless steel handrail.

Terracotta Orange
‘Natural Blend'

‘Charcoal Metalic'
‘Solar Grey'
‘Clear’

Clear glass & polished
stainless steel.
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