Government of Western Australia
Development Assessment Panels

Metro North-West Joint Development Assessment Panel

Agenda
Meeting Date and Time: Thursday 6 March 2014; 10am
Meeting Number: MNWJDAP/49
Meeting Venue: City of Stirling

25 Cedric Street Stirling
Attendance
DAP Members

Ms Karen Hyde (Presiding Member)

Mr lan Birch (Alternate Deputy Presiding Member)

Mr Fred Zuideveld (Specialist Member)

Cr Mike Norman (Local Government Member, City of Joondalup)
Cr John Chester (Local Government Member, City of Joondalup)
Cr Rod Willox (Local Government Member, City of Stirling)

Cr David Michael (Local Government Member, City of Stirling)

Officers in attendance

Ms Ivin Lim (Development Assessment Panels)
Ms Melinda Bell (City of Joondalup)

Ms Renae Mather (City of Joondalup)

Mr Ross Povey (City of Stirling)

Ms Kimberley Masuku (City of Stirling)

Mr Greg Bowering (City of Stirling)

Local Government Minute Secretary
Ms Melissa Karapetcoff (City of Stirling)
Applicants and Submitters
Mr Stephen Shirecore (Meyer Shircore and Associates)
Ms Doreen Ding (Meyer Shircore and Associates)
Mr Ross Underwood (Planning Solutions)
Mr Paul Kotsoglo (Planning Solutions)
Mr Luke Saraceni (Westbridge Property Group)
Mr Dominic Snellgrove (Cameron Chisholm Nicol)
Mr Russell Poliwka (First Western Realty)
Members of the Public
Mr Graham Chave
1. Declaration of Opening
The Presiding Member declares the meeting open and acknowledges the past

and present traditional owners and custodians of the land on which the meeting
is being held.
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Apologies

Mr Paul Drechsler (Deputy Presiding Member)
Mayor Giovanni Italiano (Local Government Member, City of Stirling)

Members on Leave of Absence
Nil
Noting of Minutes

The Minutes of the Metro North-West JDAP Meeting No.48 held on 26
February 2014 were not available at time of Agenda preparation.

Disclosure of Interests

Member/Officer Report Item Nature of Interest
Mr lan Birch 8.2 Impatrtiality

Mr lan Birch is an acquaintance or Mr Luke Saraceni (Westbridge Property Group)
who is associated with the application at Item 8.2. Mr Birch has declared that his
impartiality will not be affected on the matter before the JDAP and will consider the
application on its merits.

In accordance with Section 2.4.6 of the Code of Conduct 2011, DAP members
participated in a site visit for the application at Item 8.2 prior to the DAP
Meeting.

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.

Deputations and Presentations

7.1 Mr Dominic Snellgrove (Cameron Chisholm Nicol) presenting for the
application at Item 8.2. The presentation will address the architectural
merits of the proposed development.

7.2 Mr Luke Saraceni (Westbridge Property Group) presenting for the
application at Item 8.2. The presentation will discuss the concepts and
merits of the proposed development.

7.3 Mr Paul Kotsoglo (Planning Solutions) presenting for the application at Item
8.2. The presentation will discuss the application of the TPS provisions on
the proposed development.
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8. Form 1 - Responsible Authority Reports — DAP Applications

8.1 Property Location: Lot 523 (35) Davidson Terrace, Joondalup
Application Details: Commercial, Office and Multiple Dwelling
(proposed eight storey development)
Applicant: Meyer Shircore and Associates
Owner: WN Poliwka
Responsible authority:  Local Government
Report date: 24 February 2014
DoP File No: DP/13/00956
8.2 Property Location: Lots 32, 33 and 105, House Number 96 Tenth
Avenue, Inglewood
Application Details: Mixed Use Development
Applicant: Planning Solutions
Owner: Sanborn Holdings Pty Ltd
Responsible authority:  City of Stirling
Report date: 12 February 2014
DoP File No: DP/13/00588

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

Nil
10. Appeals to the State Administrative Tribunal
Nil

11. Meeting Closure
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Form 1 - Responsible Authority Report

(Regulation 12)

Property Location:

Lot 523 (35) Davidson Terrace, Joondalup

Application Details:

COMMERCIAL, OFFICE and MULTIPLE
DWELLING (proposed eight storey
development)

DAP Name: Metro North-West JDAP
Applicant: Meyer Shircore and Associates
Owner: WN Poliwka

LG Reference: DA13/1489

Responsible Authority: Local Government
Authorising Officer: Dale Page

Director Planning and Community
Development

Department of Planning File No:

DP/13/00956

Report Date:

24 February 2014

Application Receipt Date:

28 November 2013

Application Process Days:

60 days

Attachment(s):

1: Location Plan

2: Development Plans and Elevations

3: Building Perspectives

4: Environmentally Sustainable Design
Checklist

Recommendation:

That the Metro North-West JDAP resolves to:

Approve DAP Application reference DP/13/00956 and accompanying plans date
stamped 16 January 2014 and 17 February 2014 in accordance with Clause 6.9 of
the City of Joondalup District Planning Scheme No. 2, subject to the following

conditions:

Conditions

1. This decision constitutes planning 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.

2. A Construction Management Plan being submitted to and approved by
the City prior to the commencement of construction. The management
plan shall detail how it is proposed to manage:

all forward works for the site;

the delivery of materials and equipment to the site;

the storage of materials and equipment on the site;

the parking arrangements for the contractors and
subcontractors;

the management of sand and dust during the construction
process;
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10.

11.

o other matters likely to impact on the surrounding properties.
All development shall be undertaken in accordance with this plan.

A Refuse Management Plan indicating the method of rubbish collection is
to be submitted to and approved by the City, prior to the commencement
of development. All refuse management shall thereafter be undertaken in
accordance with this plan.

Any proposed external building plant, including air conditioning units,
piping, ducting and water tanks, being located so as to minimise any
visual and noise impact on surrounding landowners, and screened from
view from the street, and where practicable from adjoining buildings, with
details of the location of such plant being submitted for approval by the
City prior to the commencement of development.

An onsite stormwater drainage system, with the capacity to contain a
1:100 year storm of 24-hour duration, is to be provided prior to the
development first being occupied, and thereafter maintained to the
satisfaction of the City. The proposed stormwater drainage system is
required to be shown on the Building Permit submission and be approved
by the City prior to the commencement of development.

The car parking bays, driveways and access points shown on the
approved plans are to be designed, constructed, drained and marked in
accordance with the Australian Standard for Off-street Car Parking
(AS/NZS2890.1 2004), Off-street Parking for People with Disabilities
(AS/NZS2890.6 2009) and Off-street Commercial Vehicle Facilities
(AS2890.2:2002), prior to the occupation of the development. These bays
are to be thereafter maintained to the satisfaction of the City.

Wheel stops shall be provided to the bays immediately adjacent the
pedestrian area to the lifts and stair 2, being the three bays on the lower
basement level, and two bays on the upper basement level. Wheel stops
shall be installed prior to the occupation of the development and to the
satisfaction of the City.

Bicycle parking facilities shall be provided in accordance with the
Australian Standard for Off-street Car parking — Bicycles (AS2890.3-1993)
prior to the development first being occupied. Details of bicycle parking
area(s) shall be provided to, and approved by the City prior to the
commencement of development.

No obscure or reflective glazing is permitted to ground floor facades.

A signage strategy shall be submitted to and approved by the City prior
to occupation of the development.

The ground floor tenancies indicated as ‘Commercial’ shall be occupied
by land uses that are preferred or permitted under the applicable Agreed
Structure Plan. The City shall be notified of the land uses prior to the
tenancies first being occupied, and any subsequent change of land uses
thereafter.
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Advice Notes

1.

Further to condition 1, where an approval has so lapsed, no development
shall be carried out without the further approval of the City having first
being sought and obtained.

Further to condition 11, land uses shall be in accordance with the
preferred uses under the Joondalup City Centre Development Plan and
Manual. Should the Joondalup City Centre Structure Plan be endorsed by
the Western Australian Planning Commission prior to occupation of the
tenancies, land uses shall be in accordance with the permitted (“P”’) uses
of the Central Core district. Further development approval shall be
obtained for any land use(s) that are not preferred or permitted under the
applicable Agreed Structure Plan.

The applicant/builder is advised that there is an obligation to design and
construct the premises in compliance with the requirements of the
Environmental Protection Act 1986 and the Environmental Protection
(Noise) Regulations 1997.

All Bin Storage Areas are to be designed and equipped to the satisfaction
of the City. Each bin area shall be provided with a hose cock and have a
concrete floor graded to a 100mm industrial floor waste gully connected
to sewer.

The development shall comply with the Sewerage (Lighting, Ventilation
and Construction) Regulations 1971 including all internal W.C.’s shall be
provided with mechanical exhaust ventilation and flumed to the external
air.

Any mechanical ventilation for the development shall comply with
Australian Standard 1668.2, Australian Standard 3666 and the Health (Air
Handling and Water Systems) Regulations 1994.

It is recommended that all residential units be provided with
condensation dryers within the laundries. Conventional dryers are key
contributors to the growth of indoor mould.

Background:

Insert Property Address: Lot 523 (35) Davidson Terrace, Joondalup

Insert Zoning MRS: Central City Area

TPS: Centre

Insert Use Class: Commercial — covers a variety of land uses

‘Office’ — Preferred, “P” use
‘Multiple Dwelling’ — Preferred, “P” use

Insert Strategy Policy: Not applicable

Insert Development Scheme: City of Joondalup District Planning Scheme

No.2 (DPS2)

Joondalup City Centre Development Plan and
Manual (JCCDPM)

Draft Joondalup City Centre Structure Plan
(JCCSP)
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Insert Lot Size: 1,334m?

Insert Existing Land Use: None

Value of Development: $25 million

The site is located on the corner of Reid Promenade and Davidson Terrace
(Attachment 1 refers). The site currently consists of vegetation, a small outbuilding,
temporary awning and fence.

The property is zoned ‘Centre’ under the City of Joondalup District Planning Scheme
No.2 (DPS2) and is subject to the provisions of the Joondalup City Centre
Development Plan and Manual (JCCDPM). Under the JCCDPM the site is located
within the Central Business District and is designated for General City Uses. In
addition, the draft Joondalup City Centre Structure Plan (JCCSP), which was
adopted by Council at its meeting in December 2012 and is currently awaiting
endorsement from the Western Australian Planning Commission (WAPC), is
considered a seriously entertained planning document, and has been given due
regard in the assessment of the application. Under the draft JCCSP the site is
located within the Central Core District.

Council at its meeting on 28 June 2011 approved a proposal for a five storey
commercial development on this lot subject to conditions. Development in
accordance with this decision did not commence, and the approval has subsequently
lapsed and is no longer valid.

Truncation and right of access easements

Two easements exist over the lot regarding the right of way to the rear of the
property. These easements ensure that the six metre right of way is maintained (to a
minimum clearance of 4.6 metres), and a visual truncation is provided where the right
of way intersects with Reid Promenade (to a minimum clearance of three metres).

The proposed development meets the requirements of these easements.
Details: outline of development application

The applicant seeks approval for a seven storey development, consisting of:

e Two levels of undercroft car parking accessed via the right of way, with a total of
60 car parking bays, 21 bicycle bays, and 32 store rooms.

e Ground floor commercial tenancies (total net lettable area of 685.3m?), with
specific land uses not yet determined, bin and servicing areas, and male and
female end of trip facilities (consisting of six lockers each and shower facilities).
First and second floor office tenancies (total net lettable area of 2,393.6m?).

e Third to seventh floor 32 multiple dwellings, including four single bedroom, 16
two bedroom, 10 three bedroom, and two four bedroom units).

The external facade of the building will comprise:

o Patterned precast panel walls;

e Walls painted Dulux “Natural White”;

e Coloured and clear glazing;

e Continuous aluminium awnings along the ground floor facade, being a minimum
of 2.5 metres wide, and achieving a minimum clearance of three metres;
Aluminium awnings above all commercial windows; and

Balconies with clear glazed balustrades.
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The development plans and elevations are provided as Attachment 2, with building
perspectives provided as Attachment 3.

Legislation & policy:
Legislation

e Planning and Development Act 2005;

e Metropolitan Region Scheme; and
City of Joondalup District Planning Scheme No.2
o Joondalup City Centre Development Plan and Manual; and
o Draft Joondalup City Centre Structure Plan.

State Government Policies

Nil
Local Policies
Council Policy - Environmentally Sustainable Design Policy

The policy encourages the integration of environmentally sustainable design
principles in development. The applicant is required to complete the City’s
Environmentally Sustainable Checklist demonstrating the inclusion of
environmentally sustainable design elements in the proposal and indicating if the
development has been designed and assessed against a nationally recognised rating
tool. The checklist for this development is provided as Attachment 4.

Council Policy — Joondalup City Centre Car Parking for Commercial Development
The policy seeks to balance the requirement for private and public car parking, and
allows for a percentage reduction in on-site car parking for buildings five storeys and
above. This policy only applies in considering the development against the
requirements of the JCCDPM, and will be the subject of review once the JCCSP is
endorsed by the WAPC.

Consultation:

Public Consultation

Public consultation was not undertaken in relation to this proposal as the proposed
development is considered of a scale that is appropriate for the Joondalup City
Centre, and the development is not considered to result in any significant adverse
impact on the locality.

Consultation with other Agencies or Consultants

Not applicable.
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Planning assessment:
Land use

The identified land uses within the development are ‘Office’ and ‘Multiple Dwelling’
which are preferred uses under the JCCDPM and permitted (“P”) uses under the
draft JCCSP. These land uses are therefore deemed appropriate.

The ground floor tenancies have been indicated as being for commercial uses only,
with specific land uses not yet identified. As a specific land use has not been
assigned as part of this development, it is recommended that a condition of approval
be imposed on any approval permitting the tenancies to be used for any of the
preferred or permitted used under the applicable Agreed Structure Plan at that time.
It is noted that under the draft JCCSP and related scheme amendment an application
for planning approval will not be required to change the use where the land use is a
permitted (“P”) land use and there are no other changes proposed (for example, no
changes to net lettable area).

Assessment against the JCCDPM and draft JCCSP

The proposed development is subject to the provisions of both the JCCDPM and the
draft JCCSP. An assessment against these requirements has been undertaken and
the areas of non-compliance are highlighted in the table and discussed further below:

JCCDPM Requirement | Draft JCCSP Requirement | Proposed
Plot ratio
Maximum 1.5 No requirement 2.1
Does not comply with
JCCDPM
Street setbacks
Recession plane applicable | A building must have a nil | JCCDPM
to street boundaries. setback to the street
alignment with some | Nil setbacks to the street
Davidson Terrace exceptions (forecourt, | boundary for the first four
(western boundary) colonnades, or to | storeys.
Maximum height permitted | accommodate irregular
10 metres at street boundary, | shaped lot). Approximately eight metre
and then to be contained projection (maximum)
within 60 degree recession | Every part of a building | through recession plane to
plan. above the fifth storey, other | Davidson Terrace.
than a roof, balcony or

Reid Promenade

outdoor living area must have

(northern boundary) a minimum setback of six | Approximately 10 metre
Maximum height permitted | metres from the street | projection (maximum)
13 metres at street boundary, | alignment. through recession plane to

and then to be contained
within a 60 degree recession
plane.

Reid Promenade.

Draft JCCSP

Nil setbacks to the street
boundary for the first four

storeys.

The fourth to eighth storeys
have a minimum building
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JCCDPM Requirement

Draft JCCSP Requirement

Proposed

setback of 3.6 metres
excluding balconies.
Balconies are located within
six metres of the street
alignment which is permitted
under the draft JCCSP.

Does not comply with
JCCDPM or draft JCCSP.

Ground floor facade glazing

Glazing at ground floor
frontages should be
maximized and set within a
visually solid, framed facade.
At least 50% of the area of
the ground floor shall be
glazed and the horizontal
dimension of the glazing shall
comprise at least 75% of the
total building frontage.

Window sill heights should be
at or close to floor level.
Obscured or reflective
glazing shall not generally be
used at ground floor level.

Not less than 50% of the
area of the facade of the
ground floor is to be glass
windows or glass doors and
the windows and doors must
be a minimum of 75% of the
width of the ground floor
facade.

Glass windows and doors
must be constructed of clear
glass and are not permitted
to be obscured.

The sill of a ground floor
window must not be higher
than 500mm above the
finished floor level.

57.3% of the area and 72.5%
of width of the ground floor
frontage is glazed.

Window sill heights are at the
floor level.

Does not comply with
JCCDPM or draft JCCSP.

Floor levels

The ground floor level should
be at the paving level. For
sloping sites, the average
height of the average
finished floor level at the
property line must not exceed
0.6m. No part of the internal
FFL should be more than 1.2

The ground floor of a building
to be at or near the level of
the  finished  pedestrian
paving. Any level differences
to be addressed within the
building.

Small portions of the building
on Reid Promenade are not
proposed at the level of the
finished pedestrian paving.
Maximum difference is
900mm at north east corner
of Tenancy 1.

metres above pavement Average level is less than
level. 600mm.
Does not comply with draft
JCCSP.
Open space

A dwelling must be provided
with a courtyard or balcony
having a minimum area of

10m*>  and having no
dimension less than two
metres.

Multiple dwellings of more
than five dwellings must be
provided with communal
space having a minimum
area of 50m’ and having no
dimension less than five
metres.

Balconies provided are in
excess of 10sgm. Minimum
areas are balconies to one
bedroom apartments which
are 11m”°.

No communal
provided.

space

Does not comply with draft
JCCSP.
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JCCDPM Requirement | Draft JCCSP Requirement | Proposed
Car parking
Commercial requirement is | Commercial requirement is | 24 bays indicated for

one bay per 30m® NLA. In
accordance with City Policy,
the  commercial parking
requirement is reduced by
25%.

one bay per 30m? NLA for
the ground floor component
only.

Residential requirement is
one bay per dwelling for the

commercial use, and 36 bays
for residential use.

Two disabled bays provided
immediately in front of the
lifts.

Residential requirement is
one bay per dwelling.

second to fourth storey, with
no requirement above the
fourth storey.

One service bay provided,
which does not count
towards car parking bays for
the purposes of the JCCDPM
or draft JCCSP.

Bays required:

68 bays for commercial
component and 32 bays for
residential component.

Bays required:

23 bays for commercial
component and 21 bays for
residential component

Total bays required = 100 Total bays required =44 Total bays provided = 60
Does not comply with
JCCDPM

Building scale and design

The proposed development does not strictly satisfy the building scale and design
requirements in respect to street setbacks, plot ratio, glazing and floor level of the
ground floor tenancies. Notwithstanding the non-compliance with these requirements
it is considered that the objectives of the structure plans have been met as:

e The building has been designed acknowledging the intersection of Davidson
Terrace and Reid Promenade as a ‘landmark’, with a patterned pre cast corner
element complementing the residential balconies fronting Reid Promenade and
Davidson Terrace. A mix of clear and colourback glazing has also been
incorporated within this element to add further visual interest.

e The varied setback from the street boundaries, large balconies and the use of
varied colours and materials provides strong articulation in the facade as viewed
from the streets and surrounding properties, providing for an attractive building.

e The raised floor level to a maximum of 900mm to one of the ground floor
tenancies is only a small portion of the frontage, and overall the development
provides the opportunity for a strong level of street activation through glazing and
small tenancy frontages. The subject tenancy still maintains a section that is at
grade within the pedestrian level, ensuring that the relationship with the street is
maintained, and the building/tenancies are accessible by all users in an
equitable manner.

Open space for residential dwellings
Under the draft JCCSP a minimum of 50m? communal open space is required, with
none provided as part of this development. In support of this variation, the applicant

has justified that they have ensured that balconies are larger than that required by
the draft JCCSP have been provided to compensate for the lack of communal area.
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The balconies for the proposed multiple dwellings range from 11m? (for one bedroom
dwellings) to 34.8m°. The average size of the balconies is 26.8m? being more than
double the 10m? required under the draft JCCSP. It is considered that given the high
amount of private outdoor living area available for the dwellings, that there remains
adequate area for recreation for the residents, despite the lack of communal open
space.

Car parking

Under the JCCDPM, a total of 100 car bays are required, with 60 bays provided. It is
noted that under the draft JCCSP, 44 bays are required.

Whilst the on-site parking being provided is not in accordance with the JCCDPM and
City Policy, as the development satisfies the requirements of the draft JCCSP, the
parking being provided is considered reasonable. It is noted that a development of
this scale is unlikely to be feasible should parking be required in accordance with the
JCCDPM and City Policy, and could result in an oversupply of private parking. The
City is in the process of finalising the development of a five storey public car park
immediately to the south of the site which will provide a significant increase in public
car parking for the immediate area and the City Centre.

It is also noted that the development is considered to be highly accessible, being
within 100 metres of a CAT bus stop and 800 metres of the Joondalup Train Station.
Furthermore, the end of trip facilities which are to be provided including lockers,
showers and bicycle parking facilities encourage the use of alternative modes of
transport.

Crime Prevention through Environmental Design (CPTED)

A review of the development has been undertaken in accordance with the CPTED

principles, and the following is noted:

e The large amounts of glazing, balconies on all facades, and mix of commercial
and residential ensure a high degree of passive surveillance is provided at all
times.

e  Security grilles and door to the rear servicing areas and use of CCTV will ensure
that opportunities for entrapment and anti-social behaviour is minimised.
Balconies on the subject and adjoining lot will also provide the perception of
surveillance of this area.

e The angling of the tenancy at the intersection of the right of way and Reid
Promenade maximises pedestrian sightlines.

e The use of patterned precast concrete walls on the blank facades abutting the
right of way will discourage graffiti.

e The use of visually permeable grilles to the car park maximises visibility whilst
maintaining security.

Traffic
A traffic impact statement has been provided as part of the development application.
This statement confirms that the traffic volumes will be supported by the existing road

network, and that the car parking area and vehicles sightlines within and from the car
park is provided in accordance with Australian Standards.
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To ensure maximum area is provided in front of the lift and stair 2 for pedestrians a
condition is recommended on any approval requiring wheel stops to be provided to
the car parking bays immediately adjacent this area to avoid vehicles overhanging
into the pedestrian path. This will apply to three bays in the lower basement level,
and two bays in the upper basement level.

Signage

While some indication has been provided on signage to the ground floor tenancies,
comprehensive detail on the location of all signage has not been provided. Given the
number of commercial tenancies within the development, it is considered that a
signage strategy should be provided, outlining the type, location and general
guidelines for signage. This will ensure that a cohesive approach is taken and that
future signage does not detract from the high quality external appearance of the
development.

Conclusion:

The proposed development meets the requirements of the JCCDPM and draft
JCCSP with the exception of the aspects discussed in this report. Notwithstanding
the areas of non compliance it is considered that the proposal complies with the
relevant objective of these documents as it is of high quality built form and provides
visual interest to the locality and supports the growth of the Joondalup City Centre.

It is recommended that the application be approved, subject to conditions.
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SITE CRITERIA
1. Site Area

2. Landscaping

3. Floor Areas

a. Ground Floor
i. Commercial
b. First Floor
Offices
c. Second Floor
i. Offices

1,334m*

N/A

Nett Floor Areas
686.7m*
1008.9m*

1017.2m?

Gross Floor Areas
870.7m*
1,196.8m*

1,196.8m*

Development plans

REID

PROMENADE
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d. Third & Fourth Floor

i. Residential ]

e. Fifth & Sixth Floor
i. Residential 2

f. Seventh Floor
i. Penthouse

4. Car Parking
a. Cars Required
i. Ground Floor 686.7m? @ 1/30m? NLA

ii. Residential
28 No. Units
4 No. Penthouse
Total
b. Cars Provided
i. Undercroft
Total

NOTE

1. Ground Floor
Final toilets arrangement still to
be determined

2. Tenancy Dividing walls to
be determined

3. Ground Floor levels to

be determined by Tenancy
(i.e window sil to be max 600
above extemal paving level)

I . SITE & GROUND FLOOR PLAN: COMMERCIAL

799.9m* (+ 146.5m* Balcony)

690m? (+ 156.7m? Balcony) {( 53

688.7m? (+ 177.9m* Balcony)

229 carbays

28 car bays
8 car bays
58.9 car bays

36 Secured Residential Bays &
23 Commercial Bays
1 Service Bay

1 Disabled Bay

61 car bays

Tenancy 1 > Tenancy 2
NLA 116.0m* NLA 97.0m"

FFL52.30 FFL51.10

Tenancy 3 Tenancy 4

NLA 95.7m" NLA 105 4m”
FFL51.00 B | FFL5085

Finallocation of tolets and 1ea prep 10 each
tenancy to be confrmed

DY

Nete:
Finallocation of odets and 163 prep.
0 each tenancy to be condrmed

Tenancy 6 & Tenancy 7
NLA 1028m* b z ¥ & NLAB2em
‘0’ FFL 5230 1 /y., FFL5230
S

n
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Fire Escape Passage i i tair {

SCALE: 1:100

NOTE

FINAL COLUMN LOCATION
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Exdating Roof of
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16 January 2014
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SITE BOUNDARY

R.L.39.800

Seven Floor Level

R.L.30.300

Sixth Floor Level

R.L.27.300

Fifth Floor Level

R.L.24.300

Fourth Floor Level

R.L.21.300

Third Floor Level
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Second Floor Level
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First Floor Levef’
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City o
]otgn{:laiup

Environmentally Sustainable Design — Checklist

Under the City's planning palicy, Environmentally Sustainable Design in the City of Joondalup, the City
encourages the integration of environmentally sustainable design principles into the construction of all new
residential, commercial and mixed-use bulldings and redevelopmeants [excluding single and grouped dwallings,
internal fit outs and minor extensions) in the City of Joondalup.

Enviranmentally sustainable design is an approach that considers each building project from a ‘whole-ol-life’
perspective, from the initial planning to eventual decommissioning. Thers are five fundamental principles of
ervironmantally sustainable design, including: siting and structure design efficiency; energy efficiancy; water
efficiency; materals efficiency, and indoor air quality enhancement.

For detailed information on each of the items below, please refer to the Your Home Technical Manual at:
www.yourhome.gov.au, and Energy Smart Homes at: www.clean.energy.wa.gov.au.

This checkhst must be submitted with the planning application for all new residential, commercial and mixed-use
buildings and redevelopments {excluding single and grouped dwellings, internal fit outs and minor extensions)
in the City of Joondalup.

The City will seek to prioritise the assessment of your planning application and the associated building application
if you can demonstrate that the development has been designed and assessad aganst a national recognised
rating toal.

Please tick the boxes betow that are applicable to your development.

Siting and structure design efficiency

Erwironmentally sustainable design seeks o affect siting and structure design efficiency through site
selection, and passive solar design.

Doaes your developrment retain;

() existing vegstation; and/or

(D natural landforms and topography
Does your development include:

%, rartherty anentation of daytime living/working areas with large windows, and minimal windows
10 the east and west

() passive shading of glass
sufficient thermal mass in building materials for storing heat

insulation and draught sealing

0898

floor plan zoning based on water and heating needs and the supply of hot water; and/or

advanced glazing sclutions

City of doondalup Boas Averws Joondekgs Wa 00E7T PO Box 21 Joondakey W 8918 1° 5406 4000 F: 9300 1382 WWW.oondakipwa g ov.au



Environmentally sustainable design checklist Page 2 of 3

Energy efficiency

Ernvironmenttally sustainable design aims to reduce energy use through energy efficiency measures that
can include the use of renewable energy and low energy technologies.

Do youintend to incorporate into your development:
D renewable energy technologies le.q. photo-voltaic cells, wind generator system, efc); andfor
@ iow energy technologies (e.g. energy efficient lighting, energy efficient heating and cooling, etc); and/or
&) natural and/or fan forced ventilation

Water efficiency

Emwirarmentally sustsinable desian aims to reduce water use through effective water conservation meaas res
and water recycling. This can include stormwater management, water reuse, rainwater tanks, and water efficient
technologies.

Does vour development include:
() water reuse system(s) (e.g. areywaler reuse system); and/or
) rainwater tank(s)
Do you intend to incorporate into your developrment:
@ water efficient technologies (e.g. dual-flush tollets, water efficient showerheads, atc)

Materials efficiency

Environmeantally sustainable design aims to use materials efficiently in the construction of a buiding.
Consideration is given to the fecycle of materials and the processes adopted to extract, process and transport
them 1o the site. Wherever possible, materials should be locally sourced and reused on-site,

[Coes your development make use of:
@ recycled materials (e.g. recycled timber, recycled metal, etc)
O rapidly renewable materials (e.g. bamboo, cark, Inoleurn, eta); and/or
&) recyclable materials (e.g. timber, glass, cork, etc)
O naturalfiving materials such as roof gardens and “green” or planted walls

Indeor air quality enhancement

Environmentally sustainable design alms to enhance the quality of air in buildings, by reducing volatile organic
compounds (WOCs) and other air impurities such as microbial contaminants.

Do you intend to incorporate into your development:
@ lowMOC products (eg. paints, adhesivas, carpet, efc)

‘Green’ Rating

Has your proposed developmeant been designed and assessed against a nafionally recognised *green” rating tool?
D Yes
@ Mo NOTE: Nalional construction code had bean refermed, Section J energy efficiency had been used a5 a guide,

if yes, pleass indicate which tool was used and what rating your building will achisve:

If yes, please attach appropriate documentation to demonstrate this assessment.

City of Joondalup Boas Avenue Joondalup Wa B027 PO Box 21 Joondakm Wa 8218 T: 9400 4000 F; 5300 1383 www. joondelup wa.gov.au



Environmentally sustainable design checklist

If you have not incorporated or do not intend to incorporate any of the principles of envirenmentally sustainable
design into your development, can you el us winy:

Is there anything else you wish to tell us about how you will be incorporating the principles of ermvironmentally
sustainable design into your development:

We hawe whera possible incorporated non loxic materials into the proposed construction process. Our construction materials are

long lasting and better functioning thus eliminating the frequency that products or materials are replaced or serviced. The use of

mnre anergy affickaney materiale and products i alks moorporated nto cur methodalogy.

When you have checked off your checklist, sign below to verify you have included all the information
necessary to determine your application,

Thank you for completing this.checklist to ensure your application is processed as quickly as possible.

i

Applicant's Full Name: =12 E'ﬂ'%:'f?-ﬂ AzsUtides T Contact Number: 2381 8511

4 -

Applicant’s Signature: % Date Submitted: & - 01 . 2214

Accepting Officer's Signature:

Checklist [ssued: March 2011

City of Joondalup Bons A Joondsup WA S02T PO Bex 21 Jooeslalug VWA BOTS | B400 400G T 900 1383 VWL DO TR WAL O,
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Development Assessment Panels

Government of Western Australia

Form 1 - Responsible Authority Report

(Regulation 12)

Property Location:

Lots 32, 33 and 105, House Number 96 Tenth
Avenue, Inglewood

Application Details:

Mixed Use Development

DAP Name: Metropolitan North-West JDAP
Applicant: Planning Solutions
Owner: Sanborn Holdings Pty Ltd

LG Reference: DA13/1758
Responsible Authority: City of Stirling
Authorising Officer: Ross Povey
Director Planning and Development
Department of Planning File No: DP/13/00588
Report Date: 12 February 2014
Application Receipt Date: 8 July 2013
Application Process Days: 220 days

Attachment(s):

Attachment 1
Development Application Plans (unless otherwise
stated plans are date stamped 18 December
2013):
a. SKO01.01 Rev A Existing Site Plan
b. SKO02.00 Rev B -02 Basement Car Park
Masterplan
c. SKO02.01 Rev C -01 Basement Car Park
Masterplan
d. SKO02.02 Rev C Ground Floor Masterplan,
date stamped 10 February 2014
SKO02.03 Rev A Level 01 Masterplan
SK02.04 Rev A Level 02 Masterplan
SKO02.05 Rev A Level 03 Masterplan
SKO02.06 Rev A Level 04 Masterplan
SK02.07 Rev B Ground A & B, date
stamped 10 February 2014
SK02.08 Rev A Level 01 -A&B
SK02.09 Rev A Level 02-A & B
SK02.10 Rev A Level 03—-A & B
. SK02.11 RevA Level04-A&B
SK 02.12 Rev A Roof A & B
SK02.13 Rev B Ground and Level 01 C &
D, date stamped 10 February 2014
SK02.14 Rev A Level 02 and Roof C & D
SK02.15 Rev C -02 Basement Car Park A
& B
r. SK02.16 Rev C -01 Basement Car Park A
& B
SKO06.01 Rev A Elevations
SKO06.02 Rev B Elevations
SKO06.03 Rev A Elevations
SKO07.01 Rev C Elevations
SK40.01 Rev B Perspectives A
SK40.02 Rev A Perspectives B

e L

o5 3T AT

LT

Xgs<ec™ow

Page 1




y. SK40.03 Rev A Solar Study

Attachment 2
Aerial Location Plan

Attachment 3
Metropolitan Region Scheme (MRS) Zoning Map

Attachment 4
City of Stirling Local Planning Scheme No. 3 (LPS
3) Zoning Map

Attachment 5

City of Stirling Local Planning Policy 3.1 —
Character Retention Guidelines Mt Lawley,
Menora & Inglewood

Attachment 6
City of Stirling Local Planning Policy 5.2 —
Inglewood Town Centre Design Guidelines

Attachment 7
City of Stirling Local Planning Policy 6.7 — Parking
& Access

Attachment 8
City of Stirling Local Planning Policy 6.5 —
Development Abutting Rights of Ways

Attachment 9
City of Stirling Local Planning Policy 6.3 — Bin
Storage

Attachment 10
City of Stirling Local Planning Policy 6.2 — Bicycle
Parking

Attachment 11
City of Stirling Local Planning Policy 6.6 -
Landscaping

Attachment 12
Applicants Planning Report, including Transport
Statement by ARUP

Attachment 13
Further submissions from applicant dated 20
September 2013, 18 December 2013, and 6
February 2014

Attachment 14
Heritage Impact Assessment prepared by TPG
Heritage on behalf of the City, dated July 2013
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Attachment 15
Further advice from TPG Heritage dated 16
October 2013 in response to amended plans

Attachment 16
Department of Planning referral comments

Recommendation:
That the Metro North-West JDAP resolves to:

Refuse DAP Application reference DP/13/00588 and accompanying plans (Attachment
1) for a Mixed Use Development in accordance with Clause 10.3.1 of the City of Stirling
Local Planning Scheme No. 3, for the following reasons:

1. The proposed multiple dwellings on the ground floor facing the street cannot
be approved in a Mixed Use zone.

2. The proposed parking within the Lawry Lane road reserve does not have the
support of the City, as Managers of the land, therefore approval of these bays
would constitute an invalid decision; and

3. The proposal to convert Lawry Lane into a one way laneway is not in the
interests of orderly and properly planning.

Background:
Property Address: Lots 32, 33 and 105, House Number 96 Tenth
Avenue. Inglewood
Zoning MRS: Urban
TPS: Mixed Use
Use Class: Multiple DwellingOffice
Restaurant
Shop
Strategy Policy: Not Applicable
Development Scheme: Not Applicable
Lot Size: 659m?, 627m?, & 2449m”
Total area of all three lots is therefore 3,735m?
Existing Land Use: Shop & associated Car Park
Value of Development: $16 million

The subject site, comprising three (3) lots, is located in the local municipality of Stirling,
approximately 5km northeast of the Perth CBD. The subject site is bordered by
Beaufort Street to the northwest, with Tenth and Eleventh Avenues to the north east
and south west respectively. Lawry Lane runs through the development site and acts to
divide Lot 105 from Lots 32 and 33. The border between the City of Stirling and the City
of Bayswater is located approximately 370 metres to the south east.

The subject lot is zoned ‘Urban’ under the Metropolitan Region Scheme (MRS)
(Attachment 3) and ‘Mixed Use’ under the City of Stirling’s Local Planning Scheme No.

Page 3




3 (LPS3) (Attachment 4). The surrounding land uses along Beaufort Street comprise a
mixture of land uses, including commercial and multiple dwellings; the land uses to the
south east along Tenth and Eleventh Avenues are residential R30.

Lot 105 currently contains a Shop (IGA supermarket), with Lots 32 and 33 containing
parking associated with the Shop use. All existing structures and parking areas will be
demolished as part of the proposed development.

Clause 4.2.9 of Local Planning Scheme No. 3 — Mixed Use Zone
LPS3 provides the following objectives for the Mixed Use zone:-

a) To provide for a wide variety of active uses on the street level that
contribute to a vibrant and active street which are compatible with
residential and other non active uses on upper levels.

b) To facilitate the creation of employment within the area so as to reduce the
demand for travel, and enhance the level of self sufficiency.

c) To ensure a high standard of design that negates issues such as noise,
smell and vibration that are related to mixed use developments.

Clause 5.3.2 of LPS3 - Special Application of Residential Design Codes
The subject site is zoned Mixed Use, hence clause 5.3.2 of LPS3 applies, which states:

Except as otherwise required in the Scheme or a Local Planning Policy,
residential development not in the Residential Zone is to comply with the
requirements of multiple dwellings under the R80 R-Code.

Residential development on the subject lots is therefore to be in accordance with the
R80 standards of Part 6 of the R-Codes, unless otherwise varied by a Local Planning
Policy, such as the Inglewood Town Centre Design Guidelines (as detailed further in
this report).

Clause 6.6.3 of LPS3 — Heritage Protection Area Special Control Area

The subject site is located within the Heritage Protection Area Special Control Area.
Clause 6.6.1 of LPS3 outlines the following objectives for the Heritage Protection
Area Special Control Area:-

a) To ensure the conservation and retention of buildings within the
Heritage Protection Area Special Control Area dating from the early
1900s to the 1950s where the architectural style of the building is
generally intact;

b) To ensure the retention of existing buildings referred to in (a) above to
maintain the existing character of the streetscape;

c) To ensure that new buildings (where permitted), alterations, additions to
existing buildings, carports, garages and front fences are in keeping with
the heritage character of the area, respect the scale and proportions of
surrounding buildings, and are designed to fit into the existing
streetscape;

d) To maintain and improve existing street trees, grass verges and front
gardens; and

e) To retain mature trees wherever possible.

Page 4



Clause 6.6.3 of LPS3 requires development within the Heritage Protection Area
(HPA) to conform to the following:-

a) The objectives of the Heritage Protection Area Special Control Area

(clauses 6.6.1); and

b) The Local Planning Policy adopted for the Heritage Protection Area

Special Control Area (Character Guidelines Mt Lawley, Menora and
Inglewood).

Clause 10.2 of LPS3 — Matters to be Considered by the Council

In considering a development application, the decision maker is to have due
regard to the matters set out in clause 10.2 of LPS3. Matters relevant to the
subject application are as follows:

the aims and provisions of the Scheme and the objectives of the relevant zone
and any other relevant town planning schemes operating within the Scheme
area (including the Metropolitan Region Scheme);

the requirements of orderly and proper planning including any relevant
proposed new town planning scheme or amendment, or region scheme or
amendment, which has been granted consent for public submissions to be
sought;

any Local Planning Policy adopted by Council under Clause 2.4, any heritage
policy statement for a designated heritage area adopted under clause 7.3.2,
and any other structure plan, detailed area plan or guidelines adopted by the
Council under the Scheme;

whether adequate provision has been made for landscaping of the land to
which the application relates and whether any trees or other vegetation on the
land should be preserved;

the potential loss of any community service or benefit resulting from the
planning approval,

The compatibility of a use or development within its setting;
the preservation of the amenity of the locality;
Any social issues that have an effect on the amenity of the locality;

The relationship of the proposal to development on adjoining land or on other
land in the locality including but not limited to, the likely effect of the height,
bulk, scale, orientation and appearance of the proposal;

Whether the proposed means of access to and egress from the site are
adequate and whether adequate provision has been made for the loading,
unloading, manoeuvring and parking of vehicles;

The amount of traffic likely to be generated by the proposal, particularly in
relation to the capacity of the road system in the locality and the probably
effect on traffic flor and safety; and

Any relevant submissions received on the application.

Local Planning Policy 3.1 — Character Retention Guidelines

The applicable Local Planning Policy as per clause 6.6.3 of LPS3 is the Character
Retention Guidelines Mt Lawley, Menora & Inglewood (Local Planning Policy 3.1)
(Attachment 5). The objectives of the Guidelines are identified as follows:-
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The purpose of these Guidelines is to ensure that the heritage character of Mt
Lawley, Menora and Inglewood is retained and protected, as well as being
reflected in new development.

The retention of the heritage buildings, gardens and streetscapes is important,
as these are the features that give the area its special heritage character.
Some buildings in the area are included on the State Register of Heritage
Places, the City of Stirling’s Heritage List and Municipal Inventory, but many
more contribute to the character of the area. New buildings, where they occur,
should be designed to fit into the existing streetscape, and be designed in a
similar style, scale and proportions as the existing heritage buildings.

Give the above, the key objectives of these Guidelines are to:-

e Ensure the retention of building within the Heritage Protection Areas
dating from the early 1900s to the 1950s where the architectural style
of the building is generally intact;

e Ensure that new buildings, alterations and additions to existing
buildings, carports, garages and front fences are in keeping with the
heritage character of the area, respects the scale and proportions of
surrounding buildings, and are designed to fit into the existing
streetscape;

¢ Maintain and improve existing street trees, grass verges and front
gardens;

¢ Retain mature trees wherever possible; and

¢ Provide a framework for the assessment of development applications in
line with the above points.

Local Planning Policy 4.2 — Mixed Use & Commercial Centre Design Guidelines

The City of Stirling’s Mixed Use & Commercial Centres Design Guidelines (Local
Planning Policy 4.2) apply to the subject site, the objectives of which are:

To create vibrant and active mixed use centres by locating facilities such as
housing, employment places and retail activities together;

To create main street frontages to existing box style developments;

To create a high level of pedestrian amenity through the provision of
continuous streetscapes, interactive frontages and weather shelter;

To promote a high quality built form that creates a distinctive urban form
and enables safety and security through passive surveillance; and

To create public and private spaces that are safe, attractive and
surrounded by active vibrant uses that will become the focal / meeting point
of the centres.

However, the Introduction of the Mixed Use & Commercial Centre Design Guidelines
states that where the Policy is inconsistent with the provisions of a specific Policy or
Guidelines applying to a particular site or area, the provisions of that specific Policy or
Guidelines prevail. In this instance, specific Guidelines do apply, being the Inglewood
Town Centre Design Guidelines. This essentially makes the majority of standards
contained in the Mixed Use & Commercial Centre Guidelines irrelevant to the subject

lots.
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Local Planning Policy 5.2 — Inglewood Town Centre Design Guidelines

The City of Stirling’s Inglewood Town Centre Design Guidelines (Local Planning Policy
5.2) (Attachment 6) provide specific development standards to guide development
within the Inglewood Town Centre. The implementation of the Inglewood Town Centre
Guidelines plays a critical role in ensuring the objectives of the Heritage Protection
Area Special Control Area are met. The objectives of the Guidelines are:

e Provide a positive contribution to, and strengthening of, the recognisable
features of the Inglewood Town Centre as a “main street/strip shopping”
precinct;

e Encouraging a diverse mix of daytime and night time activities;

o Conserve the heritage character of existing commercial buildings in the Town
Centre;

e Encourage new development and redevelopment to maintain the building
scale, form and themes of the existing buildings that are recognised as giving
the Inglewood Town Centre its Inter-War character;

e Encourage traditional shop fronts that contribute towards an active and
pedestrian friendly environment; and

o Corner developments, redevelopments and renovations should be regarded
as special opportunities for landmark buildings, due to their high visibility and
potential to become gateways to the Town Centre.

Local Planning Policy 6.7 — Parking & Access
The City's Parking and Access Policy (Local Planning Policy 6.7) (Attachment 7)
contains the following objectives:-

e To facilitate the development of adequate parking facilities;

e To ensure safe, convenient and efficient access for pedestrians, cyclists
and motorists;

e To ensure that a major parking problem is unlikely to occur;

e To ensure that car parking does not have a detrimental impact on the
character and amenity of a residential area; and

e To ensure that an oversupply of parking does not occur that discourages
alternative forms of transport and is detrimental to urban design and
Centre character.

The Policy specifies that any further parking concessions beyond those allowed for in
the Policy must be determined by “...having due regard to the circumstances of a
particular case, any justification submitted by the applicant and the likely impact on
the amenity of the surrounding area and residents”.

Local Planning Policy 6.5 — Development Abutting Rights of Ways

The City’s Development Abutting Rights of Ways Policy (Local Planning Policy 6.7)
(Attachment 8) applies to all lots which abut a Right of Way (ROW) or a dedicated road
which was originally created as a ROW. As the subject lots abut Lawry Lane the Policy
is applicable. Lawry Lane is classified as a Category 1 laneway, for which the following
objective applies:

Developments are required to utilise Category 1 ROW for access and contribute
to the development of a pleasant streetscape along it.
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Summary of development application (DA13/1758)

The application proposes the redevelopment of lots 32, 33 and 105, House Number 96
Tenth Avenue, Inglewood. The site currently contains a Shop (IGA supermarket) and
associated car parking. The proposal (refer Attachment 1) includes the following:-

1. Demolition of the existing building and associated car parking.
2. Construction of a three (3) to five (5) storey mixed use development, including a
total of 94 multiple dwellings. The development can be broken down as follows:-
o0 Two Basement levels providing:-
= A total of 94 residential parking bays;
= 6 commercial parking bays (in tandem);
= 7 visitors parking bays;
= 31 residential bicycle parking bays;
= 92 storerooms; &
= Building utilities.
o Ground floor:-
= three (3) non-residential tenancies comprising a 201m? Office, a
141m? Shop, and a 105m? Restaurant;
= 17 multiple dwellings, and 8 associated storerooms;
= Commercial and residential bin storage areas; &
= 18 Visitor parking bays along both sides of Lawry Lane, with the
10 bays on the south east side of the Lane partially located
within the laneway road reserve. This would have the effect of
restricting Lawry Lane to one way traffic in lieu of the existing two
way arrangement.
0 Other Levels — 77 multiple dwellings.

Revised Plans

The original development proposal required redesign as it included construction of
basement parking underneath the Lawry Lane road reserve. The construction within
the road reserve required the consent of the City, as Managers of the land, and the
Department of Lands, as owners of the land on behalf of the Crown. However the
required consent was unable to be obtained and the application was therefore
considered invalid and incapable of being determined.

Amended plans were provided on 18 December 2013, wherein all development (with
the exception of the 10 parking bays partially located in the Lawry Lane road reserve)
is now contained within the subject lots. The application is therefore now a valid
application and its consideration by the North West Metropolitan JDAP can be
progressed.

Legislation & policy:

Legislation
e Planning and Development Act 2005

e Metropolitan Region Scheme (MRS)
e Local Planning Scheme No. 3 (LPS3)
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State Government Policies
o Residential Design Codes of Western Australia

The following Local Planning Policies are applicable to the development:-

o Local Planning Policy 3.1 — Character Retention Guidelines Mt Lawley,
Menora & Inglewood

. Local Planning Policy 4.2 — Mixed Use and Commercial Centre Design

Guidelines

Local Planning Policy 5.2 — Inglewood Town Centre Design Guidelines

Local Planning Policy 6.2 — Bicycle Parking

Local Planning Policy 6.3 — Bin Storage

Local Planning Policy 6.5 — Development Abutting Rights of Ways

Local Planning Policy 6.6 — Landscaping

Local Planning Policy 6.7 — Parking & Access

Consultation:

Public Consultation

The application was advertised for a period of 21 days, in accordance with the City’'s
‘Planning Consultation Procedure’ and part 9.4 of Local Planning Scheme No.3. Letters
were sent to all owners and occupiers of properties within a 100m radius of the subject
site. Three (3) signs were also placed on site and the details of the application were
listed on the City’s website. It should be noted that the amended plans received on 18
December 2013 were not subject to further consultation as these only included
amendments on the basement levels.

At the conclusion of the advertising period, 64 submissions were received, with their
relative locations as follows:

Within 100m of

More than 100m

Submissions All Submissions

Received site from subject site
SUPPORT 1.56% 1.56% 3.1%
OBJECT 37.5% 54.7% 92.2%
OTHER
(Not stated/ 3.1% 1.56% 4.7%
no opinion/
‘conditional’)

The submissions received have been summarised in the table below. Also provided is
the percentage of objections in which the issue was raised, and officer’s response to
the issue.

Issue Raised Percentage City of Stirling Officer’s Applicant’s Comment
of Comment
Objections
in which
Issue was
Raised
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Impact on local
traffic network

71.2%

The traffic impact
considerations  of  the
proposal are discussed
later in the report.

In accordance with the
Transport Statement
submitted with the
application, the proposed
development will generate
less traffic than the
existing development on
the subject site.

Building Height

69.5%

The building height
exceeds the 2 — 3 storeys
permitted by the Inglewood
Town Centre Design
Guidelines. Building height
is discussed in further
detail later in the report.

Whilst the proposed
development does not
achieve all the provisions
of the Inglewood Town
Centre Design Guidelines,
it meets the overall
objective of the Guidelines,
and importantly maintains
the primacy of the
Clocktower. The
development has been
designed to  minimise
building bulk, by
strategically locating the
highest portions of
development in the centre
of the site so that they are
not visible from
surrounding streets.

Car parking

66.1%

The parking considerations
of the proposal are
discussed in further detalil
later in the report.

The proposal complies
with the City's parking
requirements. The
proposed development
provides 124 car parking
spaces (114 of which are
wholly within the site’s
boundaries), resulting in a
surplus of 9 spaces. There
is no shortfall of parking.

There are also 43 bicycle
parking spaces available,
and residents and
customers will have
access to Perth’'s newest
high-frequency bus route
(950), which runs along
Beaufort Street,
commencing 27 January
2014.

Building Bulk &
Density

64.4%

Built form consideration,
including those relating to
bulk and density, are
discussed in further detalil
later in the report.

The development has
been designed to minimise
building bulk, by
strategically locating the
highest portions of
development in the centre
of the site so that they are
not visible from
surrounding streets. The
density of the development
is consistent with state-
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wide planning objectives
and complements Perth’s
newest high-frequency bus
route (950) on Beaufort
Street, commencing 27
January 2014.

Lack of
compliance  with
Inglewood Town
Centre Design
Guidelines

57.6%

The proposal seeks a
number of concessions
with  respect to the
development standards
contained in these
Guidelines. These are
discussed in further detalil
later in the report.

The proposed
development meets all
objectives of the
Guidelines. We
understand the City has
programmed a new urban
design study for the
Beaufort Street Activity
Corridor  (including the
Inglewood Town Centre)
commencing in February
2014, which will ultimately
replace the existing
Guidelines.

Inconsistent  with
the heritage
character of the
area

37.3%

Heritage considerations
are discussed in further
detail later in the report.

The proposed
development is consistent
with the City's Character
Retention Guidelines. The
proposed development
includes a shop front
design reflecting traditional
shop front forms. The
building represents a
contemporary design with
design cues taken from a
heritage assessment of the
locality and its Inter War
commercial and
residential.

Building Design

32.2%

The design of the building,
as it relates to the location
of the site within the City’'s
Heritage Protection Area,
is discussed in further
detail later in the report.

The proposed
development is consistent
with the City’'s Character
Retention Guidelines,
whilst providing for a
contemporary design
which  reflects  various
heritage elements rather
than mimicking a
traditional design. The
proposed development
provides a form  of
development not
previously constructed in
Inglewood, so there is no
specific style on which to
copy, and in any event it
would be inappropriate to
do so.

Impact on amenity

30.5%

Impact on amenity is a

valid planning
consideration, particularly
given the concessions

sought by the applicant as

The proposed
development has been
carefully designed so as to
protect the amenity of the
nearby locality and
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part of their proposal.
Amenity is discussed in
further detail later in the
report.

adjacent residential
properties, by limiting
building height on
boundaries and

overshadowing.

Loss of existing
IGA supermarket

28.8%

The role of the existing
supermarket in the local
community is
acknowledged. However,
other than the built form
considerations relating to
the demolition of the
building, there is no ability
for the City to require the
existing land use to be
retained. The proposed
land uses must be
assessed on their merits
and in accordance with the
existing planning
framework.

The planning framework
does not mandate the
provision of a
supermarket. The area is
currently serviced by four
other substantial
supermarkets within a 2km
radius and this has caused
the present IGA operation
to become unviable as it is
not well supported by the
local community.

The building  will
detract from local
heritage icons (e.qg.
the Clocktower)

23.7%

This relates to the building
height considerations and
is therefore discussed in
further detail later in the
report.

The proposed
development is consistent
with the City’'s Character
Retention Guidelines and
the Guidelines. The
development has been
designed to reduce the
impact of building bulk
away from public streets,
retaining the primacy of
the Clocktower.

The development
will lower property
values

18.6%

Impact on property values
is not a valid planning
consideration.

There is no evidence the
proposed development will
lower property values, and
in any event property
values are not a relevant
planning consideration for
the assessment of the
proposal.

Lack of
landscaping and
open space

18.6%

Landscaping and open
space are discussed in
further detail later in the
report.

Approximately 293m2 (or
7% of the subject site) is
provided in the form of
yard space and communal

courtyard space. The
provision of further
landscaping is not

consistent with the intent
of the Guidelines.

The development
will have a
negative impact on
the local
community

18.6%

The potential impact on the

community is very
subjective and covers a
broad range of

considerations which have
also been raised in the
submissions received.
Impact on the local
community, by its
association with the other

The proposal will provide
diversity in housing stock
and will ensure the local
population will be provided
with housing choice and
options. There is no
evidence  demonstrating
the proposed development
would have an adverse
effect on the local
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issues listed here, are
therefore  discussed in
further detail later in the
report.

community.

Restriction of
Lawry Lane to one
way

17%

The proposal to have
Lawry Lane function as
one way only is discussed
in further detail later in the
report.

The road reserve of Lawry
Lane currently operates as
car parks to service the

existing supermarket,
meaning it is currently un-
trafficable. The
reinstatement of Lawry
Lane as a trafficable road
will improve traffic
connections. The

restriction of Lawry Lane to
one-way traffic will not
effect traffic movements in
the area, as alternative

traffic  routes (such as
Beaufort Street) are
available.
The development | 17% The zoning of the subject | Setbacks, building bulk,
is not aligned with site differs from the sites | design and materials of the
surrounding immediately abutting it to | proposed development
residential uses the southeast and south | have been subject to
west.  Therefore  while | detailed architectural
concerns regarding the | analysis and are
interaction of existing and | complementary to
proposed land uses are | surrounding residential
acknowledged, the City is | uses in the locality.
required to assess the
proposal based on the
zoning of the subject site,
not the zoning of the
adjoining residential
locality.
Concern regarding | 15.2% The subject site is zoned | The proposal will provide
Housing Type ‘Mixed Use’ where multiple | diversity in housing stock
dwellings are a | and will ensure the local
discretionary land use | population will be provided
under the City’'s Local | with housing choice and
Planning Scheme No. 3. | options. The planning
The appropriateness of the | framework requires
land use is discussed in | diversity in housing types.
more detail later in the
report.
Concerns 13.6% The consultation process | Consultation was
regarding the was undertaken in strict | undertaken by the City of
consultation accordance with the City’s | Stirling which culminated
process Planning Consultation | in a Community Forum
Procedure. held in October 2013.
Setbacks o | 11.9% Setbacks are discussed in | The proposed
Neighbouring further detail later in the | development includes a
Properties report. recession plane, where the

third storey is setback a
further 2.26m than the first
two storeys (being 3.0m)
from the adjoining
residential properties. The
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recession plane provides
for sunlight and ventilation
access to the adjoining
residential properties, and
protects the amenity of
those residential
properties. It also means
there is far less visual
impact when viewed from
the surrounding streets.

Anti-social
behaviour due to
the development

11.9%

Anti-social behaviour is not
expected to be an issue as
the proposed land uses are
generally in accordance
with the objectives of the
Mixed Use zone.

There is no evidence
demonstrating the
proposed development will
result in an increase in
anti-social behaviour in the
locality.

Ground floor land
uses (specifically
that a café already
exists in the
locality, and that a
new supermarket
is not proposed)

10.2%

The proposed land uses
are discussed in further
detail later in the report.

The proposed ground floor
uses are permissible under
the planning framework.
The existing supermarket
is unviable as it is not well
supported by the local
community and there are
four other supermarkets
within a 2km radius of the
subject site.

The development
will  affect the
safety of

pedestrians

8.5%

The  subject site s
surrounded by road
reserves  with  vehicle
access predominantly via
the two way basement
level access. Sufficient
sightlines from all vehicle
access and egress points
have been provided. There
is no evidence to suggest
that the development will
pose a safety risk to
pedestrians.

Suitable sightlines are
provided at all
intersections of vehicle
routes and footpaths to
reduce the likelihood of
conflicts between vehicles
and pedestrians.

Overshadowing on
Neighbouring
Properties

8.5%

The overshadowing
proposed by the
development complies with
the deemed-to-comply
standards of the R-Codes.

The proposed
development meets the
deemed-to-comply

standards  relating to
overshadowing of
adjoining residential

properties, with only 20%
of the adjoining properties
being overshadowed at
noon on June 21. This is
well within the deemed-to-
comply standards.

Noise due to the
development

6.8%

The development is
required to comply with the
Environmental Protection
(Noise) Regulations 1997.
Any required noise
attenuation measures for
the dwellings can be dealt
with through the imposition

The proposed
development will
incorporate  the  noise
attenuation measures at
the building permit stage.
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of a condition requiring an
acoustic noise
assessment, and required
noise attenuation
measures can be
implemented as part of the
building permit.

Undesirable

demographic of

residents

6.8%

This is not a valid planning
consideration.

The ultimate demographic
of the proposed
development is not and
can not be known. The
proposal  will provide
diversity in housing stock
and will ensure the local
population will be provided
with housing choice and
options. There is no
evidence the proposed
development will be
occupied largely by any
particular demographic
type of person.

Street Setbacks

5.1%

The proposed street
setbacks comply with the
City’s requirements.
Specifically, the Mixed Use
zoning allows for a nil
setback.

The nil street setbacks are
a requirement of the
Guidelines. Nonetheless,
to protect the amenity of
adjacent residential
properties larger setbacks
to Tenth Avenue and
Eleventh  Avenue are
proposed on the southeast
side of Lawry Lane.

Lack of access for

service  vehicle

S,

incl. Waste

removal

5.1%

This is discussed in further
detail later in the report.

A loading bay is provided
on Lawry Lane.
Residential waste will be
collected from the street by
the City’s waste collection
service, and commercial
waste will be collected by
private contractor.

Lack of cohesive

development—

should be

developed

in

conjunction  with
the adjoining lots

to enable
landmark building

a

5.1%

The subject application is
required to be determined
at this point in time on its
own merits.

The development plans
indicate the general
building form of a potential
development on the
adjoining sites, providing
an indication of an ultimate
consolidated development
along Beaufort Street
between Tenth Avenue
and Eleventh Avenue. As
the adjoining lots are not
under control of the
developer, the adjoining
sites cannot be included in
the development
application. This is a
matter for the City's
Beaufort Street Activity
Corridor Study.
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Construction
issues  due
basement levels

to

3.4%

Construction
considerations are not a
valid planning
consideration, but rather
would need to be
addressed as part of the
building permit process.

Construction issues will be
addressed at the building
permit stage.

Consultation with other Agencies or Consultants

The City of Stirling consulted with the Department of Planning with regards to the
subject application, as the subject site abuts Beaufort Street, which is an Other
Regional Road under the Metropolitan Region Scheme and is also subject to a road
widening requirement. The Department of Planning provided the following advice (refer
Attachment 16):

Access

Vehicular access to the subject site is proposed via the local road network. Tenth
Avenue will provide access to a basement car park. Lawry Lane will provide
additional access, servicing and car parking opportunities. This is in accordance
with the Commission’s Regional Roads (Vehicular Access) Policy DC 5.1m which
seeks to minimise the number of new crossovers onto regional roads.

Land Requirements

The subject site abuts Beaufort Street, which is reserved as an Other Regional
Road (ORR) in the Metropolitan Region Scheme (MRS) and reserved as a
Category 2 road as per Plan Number SP694/2. Frontage access may be allowed
subject to approval on a Category 2 Road. Lot 105 is affected by the ORR
reservation for Beaufort Street per the WAPC Land Requirement Plan 1.3560/1.
It appears that this land requirement has been acknowledged in the submitted
proposal.

Transport Assessment

A Transport Statement has been submitted with the proposal in accordance with
the WAPC'’s Transport Assessment Guidelines for Developments. The proposed
development is likely to generate fewer trips than the existing use of the site (IGA
supermarket) and is therefore unlikely to have any impact above current
activities.

Summary of Recommendations
The Department has no objections to the proposal on regional transport planning
grounds.

The City sought clarification on whether the road widening should be required to be
ceded as part of the subject development. The Department of Planning advised that

they are agreeable to the road widening being ceded as a condition of approval.

Referral to the City’s heritage consultants, TPG Town Planning, Urban Design and
Heritage, was also undertaken. Their advice is contained in Attachments 14 and 15
and is referred to further in this report.
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Referrals to officers from the City’'s Engineering Design, City Planning, and Health &
Compliance Business Units were also consulted as a part of the City’'s assessment.
Their advice is also referred to further in this report.

Planning assessment:

The development has been assessed against the City of Stirling’s Local Planning
Scheme No. 3 (LPS3) and the applicable policies contained in the City’s Local Planning
Scheme No. 3 Policy Manual. It should be noted that LPS3 provides guidance in
respect to zoning and objectives of zones, however, more specific development
standards are provided in relevant local planning policies.

Given the number of Scheme elements and Local Planning Policies that are applicable
to the proposed development, the planning assessment part of this report has been
broken down into the following sections:

1. Demolition of Existing Building

2. Proposed Land Uses

3. Residential Design Codes Multiple Dwellings Assessment

4. Local Planning Policy 3.1 — Character Retention Guidelines

5. Local Planning Policy 5.2 — Inglewood Town Centre Design Guidelines
6. Local Planning Policy 6.7 — Parking & Access

7. Local Planning Policy 6.5 — Development Abutting Rights of Ways

8. Local Planning Policy 6.3 — Bin Storage

9. Local Planning Policy 6.2 — Bicycle Parking

10. Local Planning Policy 6.6 — Landscaping

It is advised that, as discussed in section 2 of this report, there is a statutory
impediment which prevents the approval of the subject development. Notwithstanding
this statutory impediment, the City has proceeded to undertake a complete assessment
of the proposal in accordance with the applicable planning framework. The JDAP are
advised that the City’'s comments and recommendations in assessing other aspects of
the development should not be misconstrued as support for the development. The
effect of the statutory impediment is such that the City is unable to offer a favourable
recommendation on the proposal.

1. Demolition of Existing Building

The subject site is located in the Heritage Protection Area Special Control Area (HPA)
and subject to the provisions of the Character Retention Guidelines. Clause 8.2.1(a) of
LPS3 specifies that the demolition of buildings within the HPA requires development
approval. Part 3 of the Character Retention Guidelines (LPP3.1) relates to the
demolition of buildings within the HPA, the objective of which is to:

Retain and conserve traditional buildings within the Heritage Protection Areas,
particularly those buildings dating from the early 1900s to the 1950s.

The subject application has been referred to the City’s expert heritage consultants to
review how the proposal meets the criteria for demolition. The City is in receipt of their
expert heritage advice in the form of a heritage impact assessment (refer Attachment
14). Relevant extracts of the report are as follows:
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Historic aerial photography available online from Landgate shows that the subject
site was vacant apart from the two weatherboard dwellings in 1953. By 1965 the
brick and corrugated iron warehouse currently used as a supermarket had been
constructed and the two weatherboard dwellings demolished to accommodate
car parking. Little change appears to have been undertaken to the site since this
time.

The existing warehouse building on the subject site is an intrusive element in the
Inglewood Heritage Protection Area, and as such does not contribute to the
significance of the HPA.

The proposed development will constitute an improvement to the existing
streetscape, by removing an intrusive element (the presentation of the existing
building, surrounded by large setbacks and carparking) and replacing with a
neutral development, which is in keeping with the heritage character of the area.

In view of the above, the City is supportive of the demolition of the existing building as it

does

not constitute a traditional building. Further comments regarding the heritage

impact assessment of the proposed development are contained further in this report.

2. Proposed Land Uses

The table below summarises the zoning permissibility of the proposed uses, as stated
in Table 1 of LPSS3.

USE LPS3 ZONING PERMISSIBILITY

Office P The use is permitted by the Scheme providing the use complies

Rest " P with the relevant development standards and the requirements
estauran of the Scheme.

Shop P

Multiple Dwelling D> | The use is not permitted unless Council has exercised its

discretion by granting planning approval.

Note 2 states that Multiple Dwellings are not permitted on the
ground floor fronting a street.

Under LPS3, an Office is defined as:-

“Means premises used for administration, clerical, technical, professional or other
like business activities.”

Under LPS3, a Restaurant is defined as:-

“Means premises where the predominant use is the sale and consumption of
food and drinks on the premises and where seating is provided for patrons,
and includes a restaurant licenses under the Liquor Licensing Act 1988.”

Under LPS3, a Shop is defined as:-

“Means premises used to sell goods by retail, or hire goods, but does not include
a showroom or fast food outlet.”

Under LPS3, a Multiple Dwelling is defined as:-

“Has the same meaning as in the Residential Design Codes.”
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Within the Residential Design Codes (R-Codes), a Multiple Dwelling is defined as:-

“A dwelling in a group of more than one dwelling on a lot where any part of the
plot ratio area of a dwelling is vertically above any part of the plot ratio area of
any other but:
e does not include a grouped dwelling; and
e includes any dwellings above the ground floor in a mixed use
development.”

In accordance with the above details and LPS3, the three non-residential land uses are
permitted, and therefore do not require the Development Assessment Panel’s
consideration based on land use alone.

However, multiple dwellings in the Mixed Use zone are a Discretionary use. By virtue of
the permissibility designation D? multiple dwellings in the Mixed Use zone are not
permitted unless the decision maker exercises its discretion by granting approval
subject to the qualification of the superscript ‘2, being that multiple dwellings are not
permitted on a ground floor fronting a street. The expression ‘not permitted’ is the
equivalent of an ‘X’ use in clause 4.3.2. The inclusion of superscript ‘2’ and its
associated footnote has the express effect that multiple dwellings on the ground floor
fronting a street are incapable of approval. Consequently, there is no discretion to
approve multiple dwellings on the ground floor fronting a street as proposed.

The City’s position has also been informed by the decision of the State Administrative
Tribunal in the matter of 36 Chester Avenue Pty Ltd and City of Stirling [2012] WASAT
198. In that case, at [34], the SAT found that footnote 2 “was intended very clearly to
prohibit certain land use otherwise permitted in the zone”. The interpretation clearly
reached by the Tribunal in that matter is that the superscript ‘2’ and it's corresponding
note “gives, in effect, an ‘X’, or prohibited, use” to multiple dwellings on the ground floor
facing a street. The Tribunal found at [41] that clause 5.5.1 of LPS3, which otherwise
allows variations to development standards, can not be applied, as this land use
standard is not capable of relaxation or variation.

In view of the above, it is clear due to the inclusion of multiple dwellings at the street
level fronting Lawry Lane, a statutory impediment exists which prevents approval of the
development as currently proposed.

The applicant has provided two arguments under which they feel the proposal is
capable of approval, as follows:

a) The Laneway argument
b) The Home Office argument
These arguments are considered separately in the following sections of this report.

The Laneway Argument

The applicant’s first argument contends that the prohibition of multiple dwellings on the
ground floor facing a street was not intended to apply to dwellings facing a Lane as this
is contrary to the City’s Local Planning Policy 6.5 — Development Abutting Rights of
Ways. The applicants have provided the following comments in their planning report
(Attachment 12) in relation to this argument:

Multiple dwelling is a ‘D2’ use within the Mixed Use zone pursuant to LPS3,
meaning “the use is not permitted unless the Council has exercised its discretion
by granting planning approval”. Footnote 2 to the Zoning Table of LPS3 states
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“not permitted on the ground floor fronting a street”. The State Administrative
Tribunal considered the effect of Footnote 2 in 36 Chester Avenue Pty Ltd v City
of Stirling [2012] WASAT 198 and found that it has to be given full force and
effect according to its terms as part of LPS3.

Although there are no ground floor dwellings fronting onto Tenth Avenue,
Eleventh Avenue or Beaufort Street, there are dwellings on the ground floor
fronting onto Lawry Lane, a gazetted road. The relevant question is whether the
City (and the Metro North West Joint Development Assessment Panel) may
approve ground floor dwellings fronting Lawry Lane. This relies on the definition
of the word “street” in its context of use in Footnote 2, and advice has been
obtained in response to this issue.

Clause 1.7.1 of LPS3 provides:

“Unless the context otherwise requires, words and expressions used in the
Scheme have the same meaning as they have -
a) in the Planning and Development Act; or
b) if they are not defined in that Act -
i. in the Dictionary of defined words and expressions in
Schedule 1; or
ii. in the Residential Design Codes.”

The word “street” is not defined in the Planning and Development Act 2005 or in
Schedule 1 of LPS3, but under the R-Codes it is defined to mean:

“Any public road, communal street, private street, right-of-way or other
shared access way that provides the principal frontage to a dwelling but
does not include an access leg to a single battleaxe lot.”

By the above definition, Lawry Lane is defined as a “street”; however, the above
definition does not apply pursuant to clause 1.7.1 of LPS3 if “the context
otherwise requires”.

The City’'s Local Planning Policy 6.5 — Development Abutting Rights of Way
(LPP6.5) is relevant to the application of the definition of “street” or otherwise to
Lawry Lane, in the context of Footnote 2. LPP 6.5 applies development standards
to rights of way (ROW). For the purpose of LPP6.5, Lawry Lane is classified as a
Class 1 ROW. LPP6.5 provisions applicable to a Category 1 ROW include:

“‘General

Developments are required to orient to and use the ROW for primary
access except where the applicant provided adequate justification, clearly
illustrating why use of the ROW does not represent the optimum traffic
management option and that the development will not detract from the
objectives of providing passive surveillance and creating a pleasant
streetscape within the ROW.

Residential Development
Residential developments are required to use the ROW for primary
access.”

There are also various provisions in LPP6.5 relating to Category 1 ROW which
are clearly based upon and encourage residential developments having primary
frontage to ROW.
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If the broad definition of “street” in the R-Codes were to be applied to
development along ROW, residential development would be prohibited by
Footnote 2 of the Zoning Table, within certain zones, from fronting onto ROW.
This is clearly inconsistent with the intent of LPP6.5. It is considered the definition
of “street”, in the context of its use in Footnote 2, is clearly not intended to apply
to ROW as set out in the LPP6.5. There is a strong argument to the effect that
the purpose of Footnote 2 does not require the application of the broad definition
of “street” in the R-Codes, and that the application or the ordinary dictionary
meaning of the street (which excludes lanes, alleys and the like) would support
the operation of Footnote 2 and LPP6.5.

The residential element of the proposal will complement existing residential
development in the area surrounding the subject site whilst also contributing to
the vibrancy and activity of the Mixed Use zone. In our view, the proposed
residential use is entirely appropriate and the City (and the Metro North West
Joint Development Assessment Panel) should therefore exercise its discretionary
powers in accordance with Clause 5.5.1 of LPS3 and grant planning approval.

The applicant’s argument in this instance rests on whether Lawry Lane is considered a
‘street’. The applicant contends that, by virtue of comments contained in Local Planning
Policy 6.5 (Attachment 8), Category 1 laneways such as Lawry Lane are required to
have dwellings orientate to the street. However, LPP6.5 functions as an overarching
Policy applicable to sites with various zonings throughout the City, and is therefore only
intended to guide development on properties which abut laneways.

LPP6.5 must therefore be read in the context required by the Scheme, being that it is
subject to a land use restriction which does not permit dwellings on the ground floor
facing a street. The logical approach to balancing LPP6.5 with LPS3 is that the ‘primary
access’ requirement of LPP6.5 requires multiple dwellings above a ground floor
commercial component to simply gain access via the street level. Understood in this
way, it is the City’s view that there is no inconsistency. This approach is also supported
by the objectives of the Mixed Use zone, which seek to provide “...for a wide variety of
active uses on the street level that contribute to a vibrant and active street”. The
standards of LPP6.5 are not intended to override the land use provisions of the
Scheme but rather to be complementary to their common purpose.

Even if there were inconsistencies between LPP6.5 and LPSS3, as per clause 2.3.1 of
LPS3 the standards of LPP6.5 are incapable of overriding the land use provisions of
the Scheme, as follows:

“If a provision of a Local Planning Policy is inconsistent with the Scheme, the
Scheme prevails.”

It is therefore inconsistent with the subsidiary nature of local planning policies for the
proponent to advocate that a policy provision be used to advocate for the decision
maker to adopt a different interpretation of a word under the Scheme.

The City therefore concludes that in relation to the question of land use on this site,
the contents of LPP6.5, as advanced by the applicant, are irrelevant. Lawry Lane is
a dedicated road reserve and, in accordance with the R-Codes definition, can not
be deemed anything other than a street. Notwithstanding any merits that may exist
in having multiple dwellings on the street level of this particular development, there is
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no discretionary decision capable of being made by the JDAP in relation to this issue.
Accordingly the development is required to be refused.

The Home Office Argument

The applicants second argument is on the basis that the inclusion of Home Offices
within the ground floor multiple dwellings which abut the laneway resolves the statutory
impediment. The applicants have provided the following comments in their additional
planning submission (Attachment 13) in relation to this argument:

The amended plans and information are intended to provide a secondary avenue
for approval of the ground floor dwellings fronting Lawry Lane, in the event our
primary argument fails. In summary, the further information supports the approval
of a ‘home office’ as a separate and distinct use pursuant to the City’s Local
Planning Scheme No. 3, a use which could ‘front’ Lawry Lane, and support a rear
dwelling which has no direct frontage to Lawry Lane by virtue of the home office.
Our amended plans show a home office in each ground floor dwelling, and
should this argument be successful minor modifications to the plan (as a
condition of development approval) showing all home offices having fronting
Lawry Lane.

We also note that no ground floor dwellings front Lawry Lane; all main entry (front
door) access to the dwellings are via side or rear passages.

It is acknowledged that Home Office is a separate land use as defined in LPS3.
However what the applicant has failed to acknowledge is that the existence of the
Home Office relies on the existence (and approval) of the Multiple Dwelling, and is
therefore to be viewed as a use within a use. The Home Office definition is quite clear
on this, as follows (emphasis added):

“Means a home occupation limited to a business carried out solely within a
dwelling by a resident of the dwelling but which does not:

a) Entail clients or customers travelling to and from the dwelling;

b) Involve any advertising signs on the premises; or

c) Require any external change to the appearance of the dwelling.”

As per the definition, a Home office cannot exist in isolation — that is, the approval of
the home office relies on the approval of the multiple dwelling within which it exists. The
Home Office can therefore not exist unless the multiple dwelling is itself capable of
approval. As already outlined above, the ground floor multiple dwellings are not
capable of approval. Therefore there is no ability to approve the home offices, as such
an approval relies on the approval of the multiple dwellings in the first instance.

Furthermore, the inclusion of home offices on the plans gives rise to a further
consideration given that, under clause 8.2.1(g) of LPS3, a home office does not require
planning approval. This means that neither the City nor the JDAP can grant approval
for the home office component of the plans. If the approval of the proposed
development relies on the inclusion of a land use which is exempt from requiring
approval, then that approval would be invalid (WR Carpenter Properties Pty Ltd & Anor
and Shire of Busselton [2005] WASAT 266 at [30]). The determining authority can only
determine whether approval is granted for the multiple dwellings within which the home
offices are proposed and, as explained above, approval of the multiple dwellings in this
instance is prohibited by footnote 2 of the LPS3 Zoning Table.
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It is therefore clear that the provision of the Home Offices does not resolve the
statutory impediment that prevents the approval of multiple dwellings fronting Lawry
Lane.

3. Residential Design Codes Multiple Dwellings Assessment

‘Deemed-to- Design
Design Element , OR | Principles’ Comment
Comply' / N/A A
ssessment
6.1 Context
Building size is controlled
by the Inglewood Town
6.1.1 Building size v Centre Design Guidelines

(LPP5.2).
Refer assessment below.

- Building height is
612 | Buiding v controlled by LPP5.2.

Height
9 Refer assessment below.
Street setbacks are
controlled by LPP5.2 and
6.1.3 Street v the Development Abutting
o Setback Rights of Ways Policy
(LPP6.5).
Refer assessment below.
Setbacks from adjoining
6.14 Lot Boundary v properties are controlled
Setbacks by LPP5.2.

Refer assessment below.

Table 4 of the R-Codes
specifies that open space
for the subject lots (i.e.
with an R80 coding) is
restricted only by those
development

requirements in applicable
under the local planning
6.1.5 Open Space v scheme. As LPSS3,
including applicable Local
Planning Policies, do not
contain any standards
regarding open space, a

nil open space
requirement applies. The
proposal therefore
complies.

6.2 Streetscape

The floor plan indicates
that three (3) of the street
6.2.1 Street v level dwellings on the
Surveillance laneway do not provide
surveillance of the street.
This can be resolved by
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'‘Design
OR  Principles' Comment
Assessment

'Deemed-to-
Comply' / N/A

Design Element

way of a condition of
approval  should the
application be amended
such that it is capable of
approval.

Street Walls & Fences are
controlled by the

Street Walls Character Retention
6.2.2 and Fences Guidelines (LPP3.1) and
5.2.
Refer assessment below.
623 | sightlines Complies with R-Codes
provision.
The appearance of the
Buildin building, as it relates to
6.2.4 9 the requirements of LPP
appearance

3.1 and 5.2, is discussed
in further detail below.

6.3 Site Planning and Design

Outdoor Complies with R-Codes
6.3.1 L L
Living Areas provision.
Landscaping
requirements are
. controlled by the
6.3.2 Landscaping Landscaping Policy
(LPP5.6).
Refer assessment below.
Parking is discussed in
6.3.3 Parking further detail in section 6
of the report.
Design of Design of Parking Spaces
6.3.4 Parking is discussed in section 6
Spaces of the report.
Vehicular  Access is
, controlled by LPP5.2,
635 | Vehicular LPP5.6, and the Parking
Access & Access Policy (LPP6.7).
Refer assessment below.
6.3.6 Site Works Complies with R-Codes
provision.
Retaining Complies with R-Codes
6.3.7 -
Walls provision.
Complies with R-Codes
6.3.8 Stormwater provision. .

proposed to be retained
on site through the use of
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Design Element

'Deemed-to-

Comply' / N/A

'‘Design

OR | Principles’

Assessment

Comment

stormwater detention cells
below the basement level.

6.4 Build

ing Design

6.4.1

Visual
Privacy

The application proposes
six (6) windows on the
southeast elevation with a
cone of vision setback of
3m from the lot boundary.
As the =zoning of the
adjoining lots is R30, the
required setback is
considered to be 4.5m,
not 3.0m as the applicant
contends. Incursions to
the adjoining properties
are not supported and a
condition requiring the
windows to be amended
so they are not deemed
major openings, would
therefore be
recommended, and would
need to be imposed
should the application be
amended such that it is
capable of approval.

6.4.2

Solar Access
for Adjoining
Sites

The adjoining properties
are coded R30 which
means the shadow cast is
not to exceed 35% of the
adjoining site areas.

The shadow cast over the
adjoining lot 31 is 20%.
The shadow cast over the
adjoining lot 34 is also
20%.

6.4.3

Dwelling Size

The application proposes
94 multiple  dwellings,
38.3% of which are single
bedroom and 61.7% of
which are two bedrooms.
The proposal therefore
complies with this
deemed-to-comply

standard of the R-Codes
in relation to dwelling mix.

6.4.4

Outbuildings

Not applicable.

6.4.5

External
Fixtures

Complies with R-Codes
provision.

6.4.6

Utilities and
facilities

All dwellings are provided
with a storage area as
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'‘Design
OR  Principles' Comment
Assessment

'Deemed-to-
Comply' / N/A

Design Element

required.

Rubbish  collection is
controlled by the Bin
Storage Policy (LPP6.3).
Refer assessment below.

Clothes dryers are
proposed to be provided
for all dwellings, negating
the need for clothes-
drying areas.

As outlined above, the proposal is, subject to conditions (were the development
capable of approval), in accordance with the R-Codes deemed-to-comply standards.
Conditions relating to Street Surveillance and Visual Privacy would however need to
be imposed to ensure this compliance.

4. Local Planning Policy 3.1 — Character Retention Guidelines

The subject lots are located within the Inglewood part of the Heritage Protection Area
Special Control Area and therefore subject to the Character Retention Guidelines
(LPP3.1) (Attachment 5). Part 6 of the Guidelines make reference to the Inglewood
Town Centre Design Guidelines (LPP5.2). As an assessment against the standards of
Local Planning Policy 5.2 is outlined in section 5 of this report, section 4 of this report
will be confined to the key requirements impacting on heritage as it relates to LPP3.1
only.

The Guidelines identify that Inglewood is an area of considerable significance, as
follows:

The area is a good example of a highly intact residential area close to the city
characterised by typical homes occupied by the working people of Perth from
the early 1900s to the 1950s. The area has aesthetic, historic and social
significance for the following reasons:

» Typical example of the rectangular grid road and subdivision pattern;

» Good examples of housing from the early 1900s and inter-war period,
including some very good examples of Federation Bungalow and
Californian Bungalow styles;

» Street design including street layout, grass verges and street trees; and

» Garden layout, design and quality.

The application was referred to the City’'s expert heritage consultants to review the
heritage implications of the proposal. Their assessment against the requirements of
LPP3.1 (and LPP5.2 where applicable) is transcribed as follows:

Provision Requirements Proposal TPG Comments
PART 6 — COMMERCIAL & MIXED USE DEVELOPMENT

Objectives

Ensure the conservation
and retention of traditional | N/A N/A
buildings, particularly
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Provision

Requirements

traditional shops and
commercial buildings,
including those described
in Part 5 of the Guidelines.

Proposal

TPG Comments

Ensure new commercial
and mixed-use
development consistent

Traditional main street
principles applied to
the corner commercial
component of the

with ‘main street’, mixed- Acceptable.
i e development.
use design principles, and . L .
. ! . This  objective is
consistent with the heritage | . :
) discussed in more
character of the locality. ;
detail below.
Ensure refurbishment of
more recent development
in a manner in keeping with | N/A N/A
traditional commercial
buildings.
Streetscape
Additions to traditional | The commercial _
buildings and new | component of the Compliant.
commercial and mixed-use | Development, at the | Consideration should
buildings shall have nil front | corner of Tenth Ave | be given to continuing
setbacks to any street | and Beaufort Street, | the awning to the
frontage  (Note:  some | maintains a nil | southern end of
properties may be subject | setback to both street | building A.
to regional road widening). | frontages.
Where a site has frontage
to a primary and secondary
street, a minor setback will
Ground be considered for alfresco
Floor dining on the secondary
Setbacks street. Such setback areas NIA N/A
shall be designed to match
the existing footpath in
terms of levels and paving
treatment.
Continuous awnings or
verandahs of traditional . .
. Simple boxed awning
scale, form and design Wranpin around
shall be provided over the bpIng Compliant.
: commercial
street, and be functional to
. : component.
provide appropriate
weather protection.
Upper floor additions to
traditional buildings shall be
setback a minimum of 3
metres from the | N/A N/A
predominant building line of
Upper the original building’s street
Floor facade.
Setbacks Nil setbacks for upper | Nil setback to corner | The design and finishes

floors of new commercial
and mixed-use buildings
may be considered subject
to compliance with the
objectives of this section

component  (ground,
first and  second
floors).

0.5m setback to a
portion of building A

of the end units of
Buildings C & D
(adjacent to Tenth and
Eleventh Ave,
respectively) should be
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Provision

Requirements
provided these floors are

Proposal
fronting Tenth Ave at

TPG Comments
amended so that the

no higher than three | third floor. first floor gives the
storeys. This portion of the | impression of receding
building incorporates | and the ground floor is
different design | the dominant element,
features to the levels | facilitating a  better
below, to give the | transition between the
visual impression of | three storey form and
receding. the adjacent single
Building C setback | storey dwellings.
3.56m at ground and | This could be achieved
first floor, and 4.38 at | by limiting the terracotta
second floor from | to the ground floor of
Tenth Avenue. the facade and using a
Building D setback | darker treatment above.
2.22m at ground and
first floor, and 3.05 at
second floor from
Eleventh Avenue.
Ground floor
commercial tenancies
have access from | Compliant.
New buildings shall | Tenth Ave or Beaufort
address the street. Street.
Multiple dwellings
address Lawry | Acceptable.
Laneway.
Corner café tenancy
accessed from corner.
Entrances to retail and
Orientation | Main entrances to buildings | commercial tenancies
shall face the street, and in | from respective street .
: Compliant.
the case of corner sites | frontages. Access to
shall face the corner, and | upper floors of
shall be maintained in | buildings A & B from
operation. Tenth Ave and Lawry
Lane.
Access to buildings C Compliant
& D from Lawry Lane. '
IOn—sne car parking shall be Underground car .
ocated to the rear of arking provided Compliant.
buildings parking p :
Built Form & Design
The corner portion of | The design of the corner
the development | component would
New  commercial and | reflects some of the | benefit from a stepping
mixed-use characteristics of the | up of the parapet at the
buildings shall be of | Inter War Functionalist | corner, as a
traditional style (evident in the | contemporary
Design style and reflect the design, | Beaucott Buildings at | interpretation of historic
colours, and materials of | the corner of Walcott | precedent.
traditional and Beaufort Sts), | Additionally,
buildings within the | including horizontal | consideration should be
streetscape banding, boxed | given to adding a
awning and parapet | nameplate of some
construction. description at the
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Provision

Requirements

TPG Comments

corner, for example with
the name of the building
or street number.

Proposal

The terracotta
cladding is
reminiscent of
traditional brick
construction.
Buildings C & D
employ hipped and
gabled roof forms,
with terracotta
cladding, rendered
portions and feature
timber cladding to

select upper portions,
primarily beneath the
gable ends.

The design, colours and
materials of buildings C

& D take appropriate
cues from the traditional
dwellings in the
streetscape, applied in a
contemporary manner.
This is considered to be
a positive application of
the Guidelines.

New commercial and
mler—use - Refer above to
buildings shall have similar , .
suggestions  regarding

facade steppin u of the
treatments and | See above. pping P

: parapet and a feature
architectural nameplate at the upper
detailing / articulation as b PP

" corner.
traditional
buildings
New commercial and . .

Commercial portion

mixed-use buildings shall

includes sills at 0.5m

have similar sill and awning i . o8 Compliant.
heights to traditional ?n awnings at 2.8m
buildings. rom ground level.
g
Window frames shall be
constructed in timber | 50mm powder coated
(preferred) or wide-profile | aluminium  (charcoal
metal. Shop fronts shall | grey) door and | Compliant.
reflect traditional shop | window frames
fronts with narrower timber | proposed.
or metal framing.
Non-compliant, other
than corner component
of Building A.
The proposed | The impact of additional
development has a | height has been

Refer to the City’'s Local
Planning Policy Inglewood
Town Centre
Design Guidelines and the
Mixed- Use for additional
requirements.

height of three storeys
to the corner portion,
and on the southern
side of Lawry Lane.

Four storeys are
proposed to a portion
of the Tenth Ave

frontage and on the
northern side of Lawry
Lane, with 5 storeys at
the centre of the site.

mitigated by stepping
back the upper floors
from the street
frontages and the
abutting residential
development, and by
employing different
treatments to give the
appearance of receding.
This is considered to be
acceptable.

Five storeys is rarely
contemplated in the
HPAs and therefore had
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Provision

Requirements

Proposal

TPG Comments

to be carefully
considered. Given that
the five storey
component is at the
centre of the site; the
development is
progressively stepped
down towards the
boundary abutting
traditional residential
development; and that
the chosen materials
and finishes are
recessive, we believe
the impact on the
streetscape and the

HPA to be acceptable.

The development has
a nil setback to Tenth

Avenue and the
Beaufort St MRS
reserve for the corner
portion.

Development on Lots
32 and 32 is setback
3.56m and 2.22m
respectively.

The corner portion of
the development is
compliant.

The setbacks proposed
for buildings C & D are
considered to facilitate
an appropriate

transition between
Beaufort St and the
neighbouring residential
development.

Refer to comments
above regarding the
first floor facade
treatment to the end
units of buildings C & D.

The proposal includes
a range of materials

including terracotta
cladding, painted
concrete and
weatherboard.

The colours and
materials chosen are
considered to
appropriately reflect
those of traditional
dwellings in the locality,
in a contemporary
manner.

The facade includes
horizontal banding,
reflective of the Inter
War Functionalist
style, which is broken
up by vertical
elements.

Gabled roofs are
incorporated in the
residential portion of
the development.

The design of the
facade treatment s
generally considered to
be acceptable, however
the corner portion would
benefit from stepping up
of the parapet and
consideration should be
given to a nameplate
located on the upper
corner  portion, as
discussed above.

Refer to comments
above regarding the
first floor facade
treatment to the end
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Provision

Requirements

Proposal

TPG Comments
units of buildings C & D.

Vehicle access from
Tenth Ave and Lawry
Lane (no vehicle
access from Beaufort
St).

Compliant.

Articulated fagades to
all street and lane
frontages.

Compliant.

Lighting to be
provided to Lawry
Lane.

Compliant.

Sighage

Signage shall not cover any
architectural features or
detailing of a building, and
should not dominate the
shopfront or building
frontage. Signage is to be
positioned and designed to
fit within spaces created by
architectural elements on
the building in particular the
awnings and pediments.

Signage has not been
included in the current
proposal.

Any signage is to be
subject to a future
application and must
comply with the
provisions of the
Guidelines.

Multi-tenancy
developments should
provide a coordinated
signage strategy as part of
the development
application.

As above.

As above.

Signage within the Mount
Lawley,

Menora and Inglewood
Heritage Protection Areas:
(i) is subject to the signage
provisions of Local
Planning Scheme No. 3;
and

(ii) shall be subject to the
provisions relating to
signage in Local Planning
Policy Inglewood Town
Centre Design Guidelines
(notwithstanding that the
area to which it applies
does not include the
heritage protection areas)
and if there is inconsistency
between the provisions of
the Local Planning Scheme
No. 3 and those of the
Inglewood Town Centre
Design  Guidelines, the
latter prevail.

As above.

As above.

PART 4.5 - FENCES & GARDENS

Garden

| Existing  front gardens, | Only two small trees | Trees should be planted
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Provision Requirements Proposal TPG Comments ‘
Design mature trees, and street | at the entrance to the | in  accordance  with
trees shall be retained and | supermarket currently | submitted development
maintained. exist on site. These | plans. This will result in
are being removed | a
however a large | Significant improvement
number of trees are | in the existing
shown on | landscaping.
perspectives,
elevations and plans.
Where trees are to be
removed, the applicant
shall demonstrate
justification for removal, | Refer above. Refer above.
and satisfy the City that
alternative measures such
as pruning are impractical.
Where mature trees are to
be removed, the applicant
should plant and maintain | Refer above. Refer above.
suitable replacements
elsewhere on the site.
Front fences located
to southern ends of
Fencing shall be | Tenth and Eleventh
compatible with the style | Ave frontages, and to | Design and details of
and character of the house | Lawry Lane. fence reflect those of
in terms of design and | Grey rendered planter | the development.
detail. to 450mm, flat bar
balustrade fencing to
1600mm.
Inglewood

Solid fences or screen
walls forward of the
predominant building line

shall not exceed 750mm in
height.

Solid portion of Street

/ Lane facing fences are
compliant.

Dividing fences facing
Neighbouring dwellings
to the south should be
lowered for the portion
in front of the main
building line.

The heritage advice prepared by TPG Heritage provided the following conclusion:

This Heritage Assessment has been prepared with reference to the City of
Stirling’s Character Retention Guidelines Mount Lawley, Menora and Inglewood
(the Guidelines), and demonstrates that the proposed development represents a
positive interpretation of the Guidelines, taking design cues and materials from
traditional styles and employing them in a contemporary manner. The height of
the development has been carefully considered with respect to its potential
impact on the HPA.

The proposed development will constitute an improvement to the existing
streetscape, by removing an intrusive element (the presentation of the existing
building, surrounded by large setbacks and carparking) and replacing with a
neutral development, which is in keeping with the heritage character of the area.
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Nonetheless, the following modifications are recommended to more fully
address the Guidelines:

» The boundary fences abutting the neighbouring residential
development forward of the main building line, and front fences facing
Tenth Avenue, Eleventh Avenue, and Lawry Lane should be lowered to
750mm (solid portion) and 1200mm (open portion, if desired) for the
portion in accordance with the Inglewood Fencing provisions of the
Guidelines.

» The parapet should be stepped up at the corner of Beaufort Street and
Tenth Avenue as a contemporary interpretation of historic precedent.

» The design and finishes of the end units of buildings C and D (abutting
Tenth and Eleventh Avenue, respectively) should be amended so that
the first floor gives the impression of receding and the ground floor is
the dominant element, facilitating a better transition between the three
storey form and the adjacent single storey dwellings.

Additionally, consideration should be given to adding a nameplate of some
description at the corner, for example with the name of the building or street
number. Any signage is to be subject to a future application and must comply
with the provisions of the Guidelines.

Following the receipt of amended plans on 24 September 2013, the following
additional comments were provided by the City’s heritage consultants (refer
Attachment 15):

We have reviewed the amended plans and additional justification provided by
the applicant for No. 96 Tenth Avenue, with respect to our assessment of the
original plans in accordance with the Character Retention Guidelines, and have
the following comments:

e The boundary fences abutting neighbouring residential development
forward of the main building line, and front fences facing Tenth Avenue,
Eleventh Avenue, and Lawry Lane have been amended and now
comply with the Guidelines.

e We appreciate the applicants' justification with regard to the decision
not to incorporate a stepped parapet at the corner of Tenth Avenue and
Beaufort Street, and are satisfied that the inclusion of a nameplate
provides an appropriate contemporary interpretation of historic
precedent.

e With regard to the interface between the three storey component of the
development and the neighbouring single storey historic residential
development on Tenth and Eleventh Avenues, we are satisfied that the
proposed setbacks and fagade treatments result in an appropriate
transition between the 4-5 storey, nil setback development towards
Beaufort Street and the existing neighbouring development.

In view of the above, it is considered that the heritage consideration relating to the
proposal, including the applicable standards of the Character Retention Guidelines as
well as the design requirements of the Inglewood Town Centre Design Guidelines,
have been addressed. The proposal is therefore acceptable from a heritage design
perspective.
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5. Local Planning Policy 5.2 - Inglewood Town Centre Design Guidelines

The City of Stirling’s Inglewood Town Centre Design Guidelines (Local Planning Policy
5.2) (LPP5.2) (Attachment 6) provide the following objectives to guide development
within the Inglewood Town Centre:

Provide a positive contribution to, and strengthening of, the recognisable
features of the Inglewood Town Centre as a “main street/strip shopping”
precinct;

Encouraging a diverse mix of daytime and night time activities;

Conserve the heritage character of existing commercial buildings in the
Town Centre;

Encourage new development and redevelopment to maintain the building
scale, form and themes of the existing buildings that are recognised as
giving the Inglewood Town Centre its Inter-War character;

Encourage traditional shop fronts that contribute towards an active and
pedestrian friendly environment; and

Corner developments, redevelopments and renovations should be
regarded as special opportunities for landmark buildings, due to their high
visibility and potential to become gateways to the Town Centre.

The table below outlines the proposal’s compliance with the development standards of

the Guidelines.

Complies O | Variation

LPP5.2 Element I N/A R | Required Comment

BUILT FORM & DESIGN

Plot Ratio

e A maximum plot ratio of 0.75:1
shall apply to all new

. _(lj_(te]\./elopmebnt; .and d 0 11 The development

IS may b€ Increased up o L. proposes a plot ratio of

provided that in any development v :
having a plot ratio in excess of 1.686 in of the
0.75:1, not less than 75% of the permitted 1.0.
excess shall be dedicated to
residential use.

Building Height

e Maximum building height shall be
two storeys or 9.0m where it is
. . . S The proposed
visually compatible with adjoining .

L v development is 3 - 5

buildings. storeys in height

e Corner sites may be increased to y gnt.
3 storeys.

Setbacks

Front

¢ Buildings shall have a nil front The development
setback from the street boundary provides a nil street to the
of the lot (s), or from the proposed v Beaufort  Street road
road widening boundary where widening Tenth
this is applicable; Avenue.

e The front setback may be
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Complies O | Variation

LPP5.2 Element I N/A R | Required Comment
reduced to 2.5 metres subject to:
o No demolition of a ‘heritage’

building;

0 An adequate alignment with
abutting properties can be
created and / or where
alfresco dining is to be
provided;

o0 The roofline shall have a nil
front setback, awnings shall be
constructed over the footpath
and the building shall provide
an active edge to the footpath.

Side

e To strengthen the continuity of
the streetscapes and provide a
continual weather protection for
pedestrians buildings shall
generally be built from side
boundary to side boundary;

e Where adjoining sites are zoned Development on Lots 32
residential, side setbacks shall be and 33 is setback 3.56m
3m for buildings of one storey, and 2.22m, however this
and 5m for buildings of two is considered to facilitate
storeys; v an appropriate transition

e For  mixed use  buildings between the subject site
containing residential uses and the adjoining R30
setbacks shall be calculated as lots. These setbacks are
per the Residential Design Codes consistent with the R-
of Western Australia; and Codes.

e The setback may be increased
where it is considered desirable
that a pedestrian walkway be
provided at the side of a new
development connecting a public
street to a car park or other facility
at the rear of the development.

The development
provides a nil setback to
the proposed stores for
the ground floor multiple

Rear v dwellings on Lots 32 and

3.0 metres minimum. 33. The first floor on Lots

32 and 33 provides a
2.75m / 3.03m setbacks.
The second floor provides
a setback of 5.29m.

Colours & Materials

Walls The proposal includes a

Red bricks and stucco trims or range of materials

rendered masonry are the key solid including terracotta

wall treatments and should remain v cladding, painted concrete

the dominant materials. Concrete tilt-
up panel systems are generally not
acceptable, as they do not fit in with

and weatherboard. As per
the advice from the City’s
heritage consultants,
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LPP5.2 Element

the character of the Town Centre.
This form of wall structure may be
acceptable for internal walls or walls
that cannot be seen from a street;

Complies
I N/A

O
R

Variation

Required

Comment

these are considered to
appropriately reflect those
of traditional dwellings in
the locality in a
contemporary manner.

Shop Fronts
The majority of existing shopfronts

The proposed shopfronts

are treated in timber or metal frames are considered a
and clear glazed. New shopfronts v contemporary
should be an expression of their time interpretation of the
unless they are replacements for traditional shopfronts
shopfronts in heritage places, where evident in this locality.
expert advice should be sought.
Roofs
Rqof!ng materials on existing The development includes
buildings are mostly concealed :
; : predominantly  parapets
behind parapets. Clay tiles and .
. : that will act to conceal the
custom orb profile steel sheeting can .
. D roof from view. Those
be viewed on some buildings and : .
; 4 roofs which are visible are
are acceptable materials for new
. ) proposed to be
development. Roofing materials .
constructed in  metal
should not be used as facade .
. . zincalume or colorbond
treatments and where roofing is :
o . (Dune colour) sheeting.
visible, large scale and large profile
roofing is not acceptable.
Colours
e Owners should not use colours
that make their buildings stand in
sharp contrast to their context.
Intense and lurid colours shall not
be used;
e Muted neutral backgrounds with
mid-range accents are considered The proposal has been
acceptable colours for new reviewed by the City's
developments and expert heritage
redevelopments of  existing consultants, who have
buildings. Colour palettes endorsed the  colour
encouraged in the Town Centre v schedule as proposed.
include self-coloured areas (i.e., Their advice forms
unpainted brick faces), the Attachments 14 and 15 to
majority of the building’s facade in this report and has also
creams and neutral colours, with been outlined in detail in
highlights to detailed areas, trims section 4 of this report.
and decorative elements in soft
greens and blues;
e Proponents are encouraged to
refer to Peter Cuffley's book
“Australian Houses in the 20s and
30s”, published by 5 Mile Press,
for more detailed colour palettes.
Design
e New development shall consist of The corner portion of the
long horizontal strips of retail v building reflects some of
development, broken into a the characteristics of the
vertical rhythm by the Inter War Functionalist
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LPP5.2 Element

compartmentation of shops and
fenestration to individual shops,
refer Figure 2;

Monolithic buildings with blank
frontages shall not be permitted;
Large scale panel systems and
sheet metal cladding shall not be
permitted as they do not achieve
the required building scale and
design that is compatible with the
character of the Town Centre;
New development shall line up
the levels of over-footpath
canopies, parapet tops, window
heads and sills, etc, wherever
possible.

Additions shall be compatible with
the scale and design of the
existing building;

New development shall be
architectural statements of their
own time, reflect their function(s),
and be compatible with the
overall character of the Town
Centre;

New development should
generally not endeavour to copy
historic building types.

Comment

style, including horizontal
banding, boxed awnings
and parapet construction.
Modifications to the
design of the building
were made at the
suggestion of the City's

expert heritage
consultants who are
supportive of the
proposal.

STREETSCAPE RELATIONSHIP

Activity & Uses

Active uses such as shops, cafes
and restaurants shall be located
at ground level,

Office and other non active uses
shall be located above the ground
floor level,

Mixed use developments shall
ensure that active retail-type uses
occupy the majority of street front
exposure; and

Passive, non-retail uses may be
located at the rear of premises, or
be located above ground level.

Active uses comprising a
Shop and Restaurant
have been incorporated at
ground level. However an
Office, which is deemed a
non-active use, is also
proposed at ground level,
which is contrary to the
Guidelines.

It also noted that essential
services (bin  storage
areas, transformer, fire
booster, stairwell and
basement access) occupy
a significant portion of the
Tenth Avenue frontage.
This is also considered
contrary to the Guidelines
and is discussed in further
detail later in the report.

Ground Floor Frontage

Where development frontages are
located adjacent to heritage
places that contribute to the

The subject site is not
located adjacent to
existing heritage
buildings. However, it is
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LPP5.2 Element

character of the street, the new

shopfronts should pay due regard
to the style, scale and colouring
of the adjacent building facade;

e Large frontages must be treated
in modules, with a minimum 6
metre module, that are in keeping
with the rhythm of the shopfronts
of the Town Centre, and should
have the effect of a small frontage
character (See previous Figure
2); and

e Shopfront window sills should be
between 450mm - 600mm from
footpath level. Sill levels may be
lower where frontages are to be
open to the street.

Complies

I N/A

O
R

Variation

Required

Comment

considered that  the
design of the proposal
has paid due regard to
the traditional shopfronts
that are found in the wider
locality.

The frontages of the non-
residential components to
Beaufort Street and Tenth

Avenue have been
broken into modules as
required.

Shopfront window sills are
proposed at 450mm
above footpath level.

Weather Protection

Awnings shall:

e have a minimum clearance from
the footpath of 2.7m;

e have a maximum clearance from
the footpath of 3.2m;

e be provided over all footpaths
that abut a building, including
footpaths that provide access to
the rear of buildings;

e be constructed using materials

The proposed awnings
have a minimum
clearance of 2.8m.

The awnings do not
extend the entire length of
Tenth Avenue prior to the
Lane. This area has been
nominated as a bin pick

developments is encouraged to help
create a strong sense of identity.

that are opaque and non- up point hence the
reflective (no glass); v provision  of  awnings
e match the height and design of along this part of Tenth
adjoining awnings (Where Avenue would conflict
present); with that. This is
o protrude from the face of the discu.sseq in further detail
building by a minimum width of later in this report.
2.0m (where possible); The awnings protrude
be parallel to the footpath; and 2.5m from the face of the
be constructed to comply with the building and are parallel
Local Government Miscellaneous to the footpath as
Provisions Act 1960 — section required.
400 (2) & the Building
Regulations 1989 Part 9.
Landscaping
A Landscaping Plan is required to be
submitted for all non residential v Landscaping is discussed
development in accordance with the in further detail below.
City’s Landscaping Policy.
Fencing
Boundary fences shall not be v Fencing is discussed in
permitted. further detail below.
Public Art
The provision of public art in an . .
approved form as part of new No new public “art is
v proposed as part of the

subject application.
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Complies O | Variation

LPP5.2 Element I N/A R | Required Comment

ACCESS & PARKING

Car Parking

Parking shall be in accordance with v Parking is discussed in

the City’s Parking Policy. further detail below.

Vehicular Access

No vehicular access to individual

properties will be permitted from

Beaufort Street. All development site No vehicle access is

access must be taken either from v proposed from Beaufort

side streets or from the existing Street.

rights-of way to the rear of the

development sites.

Pedestrian Access

o All developments shall have a
principal access from Beaufort Th . .
Street via shopfront access. e primary entry point to

: the development is via

e Pedestrian access should also be Tenth Avenue (ie. no
provided from the car parking at fincipal access. ' from
the rear of each site where the E fp ; Street
intended use permits. Access down nggs('zrrian acCess t(;e?hl-;
the side of the premises may also multiple dwellings is via
be apceptable, . . Tenth Avenue and Lawry

e Choices for pedestrians moving Lane. There is No access
from rear car parks through to v betwéen the car park and
street frontages are important for Beaufort Street as all
improving the accessibility of the pedestrian traffic to
Beaufort Street strip and will assist Beaufort Street will be via
in improving permeability; and Tenth Avenue.

o All entrances shall be visually The site is relatively level
obvious and attractively presented. and all entrances are at
Entrances must be at footpath level street level to allow for
to allow Universal Access, and any universal access.
necessary changes of level should
take place within buildings.

LIGHTING, SAFETY & SECURITY

Lighting

External lighting should be designed ilt(gﬁzt!gxwgl_;eproposed

to be in keeping with the character of : :

: o The outside of all
the street. It should light the building commercial tenancies will
effectively without drawing undue v be [i facill liahti
attention to it, and to provide an e lit to facilitate lighting

. . ; to entry points and
effective level of public amenity opportunities for passive
along the footpath. surveillance

OTHER CONSIDERATIONS

Sighage

The following signs shall not be The development

permitted: proposes Projecting

Above Roof Signs; Signs, contrary to the
Created Roof; requirements of LPP5.2.
Ground Based Signs; v Limited details have been

Hoardings Signs;
Product Display Signs;
Projecting Signs;
Pylon Signs; and

provided in relation to the
proposed Projecting Signs
to enable the City's
consideration.
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Complies O | Variation
LPP5.2 Element I N/A R | Required Comment
e Tethered. Consequently it is
recommended that,
should the application be
amended such that it is
capable of approval, a
condition should be
required specifying that
signage does not form
part of this application,
and that any signage be
the subject of a future
application once specific
signage details can be
provided.
The following sign provisions have
been varied from the City's
Advertising Signs Policy: v Not  Applicable (refer
e Wall signs shall have a comments above).
maximum area of 5.0m2 per
tenancy.
Signage Design:
¢ Signs should be an integral part of
the design and scale of the
building, and shall have regard to
the materials, finishes, colours and
fenestration of the building, and
ensure that architectural features of
the building are not obscured;
¢ Signs on buildings of heritage and
cultural significance shall respect
the building’s architectural style,
character and integrity. Particular
regard shall be given to the sign’s .
design, materials, style and method v ’;I(?;meﬁ?spg%%l\)):) (refer
of attachment to the building. Signs ‘
should not detract from the
heritage  significance of the
building;
¢ Signs shall be compatible with the
style, scale and characters of the
surrounding streetscape, and the
predominant uses within the
locality; and
e Colours for signs should be
selected with due consideration for
the colours used in neighbouring
developments.
SPECIFIC DEVELOPMENT GUIDELINES
New Development Located off Beaufort Street
Where new development is located
on a corner lot and/or has an .
: . The design of the
entrance(s) or aspect facing a side
v proposed development

street, the form, scale, setbacks and
street elevations of the development
should be compatible with adjoining
development in the side street. In

has been discussed in
section 4 of this report.
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Complies O

LPP5.2 Element

I N/A R

particular, development in these
locations should not create large
blank walls or fences to the side
street. Setbacks for proposed
development should also be
complementary to those in adjoining
development so that a sharp contrast
is not provided to the street.

Variation
Required

Comment

Mixed Use Developments

e Mixed use developments, which
provide a combination of retail,
office and /or residential uses, are
encouraged within the Town
Centre. Mixed use developments
generally provide enhanced
security through extended hours of
activity and occupation. A mix of
different uses can also optimise the
use of on-site car parking through
complementary hours of operation,
and optimise the use of land and its
economic return. Developments
that include a residential
component  encourage  social
interaction, provide opportunities
for living and working in the same
building and have the potential to
provide affordable housing;
Residential components of mixed
use developments should generally
be located above the commercial
component of the development.
Residences proposed to be located
behind commercial premises that
front Beaufort Street may be
acceptable, but particularly close
attention will need to be paid to
issues of vehicular access to the
dwellings, and protection of the
amenity of nearby  existing
dwellings. Crossovers to side
streets must be kept to a minimum;
and

Mixed use developments may
qualify for a plot ratio bonus (refer
to “Plot Ratio” under the
“Development Controls” section).

The proposed
development provides a
mixture of residential and
non-residential uses.

The residential
component is partially
located at street level
which is contrary to the
Scheme requirements.
This has been discussed
earlier in the report.

As identified in the table above, the proposal does not comply with the development
standards of the Inglewood Town Centre Guidelines as they relate to:

e Plot Ratio;

e Building height;

e Rear setbacks;

e Activity & Uses;

e Weather Protection;
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e Public Art; &
e Pedestrian Access.

Where a proposal does not conform with the development standards of the
Guidelines, the variations are to be considered against the objectives of the

Guidelines. The objectives of the Guidelines are:

. Provide a positive contribution to, and strengthening of, the recognisable
features of the Inglewood Town Centre as a “main street/strip shopping”

precinct;

Town Centre;

Encouraging a diverse mix of daytime and night time activities;

Conserve the heritage character of existing commercial buildings in the

o Encourage new development and redevelopment to maintain the building
scale, form and themes of the existing buildings that are recognised as

giving the Inglewood Town Centre its Inter-War character;

o Encourage traditional shop fronts that contribute towards an active and

pedestrian friendly environment; and

Corner developments, redevelopments and renovations should be

regarded as special opportunities for landmark buildings, due to their high
visibility and potential to become gateways to the Town Centre.

The appropriateness of each of the variations, as they relate to the objectives of LPP

5.2, are addressed in the following table.
Officer Comment

Plot Ratio & Building Height

The development proposes a plot ratio of 1.6868 in lieu of the plot ratio bonus
of 1.0 permitted by the Guidelines. The building height proposed is 3 — 5
storeys in lieu of the permitted 3 storeys. As these two elements are
interrelated (i.e. the development is overheight because of the additional plot
ratio and vice versa) they will be discussed together.

The building height and plot ratio proposed represents substantial departures
from the applicable standard that requires careful consideration, as the
outcome is a building which is greater than any other mixed use development
which currently exists in the locality.

The applicant has provided justification (refer pages 19 and 20 of Attachment
12) in relation to these elements. The reasoning put forward by the applicant is
considered sound. The development provides a landmark building on the
corner whilst respecting the heritage context of the locality. Critically, the City’s
expert heritage consultants are supportive of the proposal (refer Attachment
14 and 15). Specifically in relation to the proposed building height, they have
advised as follows:

The proposed development has a height of three storeys to the corner
portion, and in the southern side of Lawry Lane. Four storeys are
proposed to a portion of the Tenth Avenue frontage and on the northern
side of Lawry Lane, with 5 storeys at the centre of the site.

The impact of additional height has been mitigated by stepping back the

Meets
Objectives?

Yes
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upper floors from the street frontages and the abutting residential
development, and by employing different treatments to give the
appearance of receding. This is considered acceptable.

Five storeys is rarely contemplated in the HPA'’s and therefore had to be
carefully considered. Given that the five storey component is at the
centre of the site; the development is progressively stepped down
towards the boundary abutting traditional residential development; and
that the chosen materials and finishes are recessive, we believe the
impact on the streetscape and the HPA to be acceptable.

The additional height has been deliberately located so that it is contained
within the centre of the development, with a small portion visible from Tenth
Avenue. This will ensure that it does not dominate the Beaufort Street
streetscape, particularly from pedestrian level. The additional plot ratio is also
reasonable given the location of the site on Beaufort Street, which has
immediate access to a high frequency public transport route.

The provision of a development which incorporates high density residential
development in the subject location is consistent with the objectives of the
Guidelines, which seek to strengthen the town centre by providing a mix of
uses. Furthermore the provisions of Directions 2031 identify the importance of
providing urban infill in existing inner city areas. It is noted that Directions 2031
was prepared only after the preparation of the Guidelines; hence it is likely that
the Guidelines have not taken into account the strategic objectives of the
existing state planning framework.

The City’s City Planning Business Unit has recently commenced its Beaufort
Street Activity Corridor Study. This project will produce a very clear plan for
land use and transport and will explore opportunities to stimulate activity and
encourage development in keeping with the character of Beaufort Street. The
officers working on this Study have advised that the proposed development is
“...consistent with the strategic direction of Beaufort Street”.

It is acknowledged that the objectives of the Inglewood Town Centre Design
Guidelines may not be expressly applicable in addressing the appropriateness
of the proposed building height and plot ratio. The proposed development is of
a height and density that has never previously been contemplated in this
locality. However it is clear that, based on the objectives of the Guidelines,
what is paramount is to ensure that the overall impact of the development is
appropriate within the Inglewood town centre context. Notwithstanding the
community concerns regarding the height, the City’s officers are obliged to
provide an objective assessment of the proposal.

For the reasons outlined above, and earlier in this report, the proposal is
considered to meet the objectives of the Guidelines and is therefore capable of
support.

Rear Setbacks

The rear set backs of nil and 2.75m are contrary to the 3m required by the
Guidelines.

The City considers the rear setbacks acceptable as, notwithstanding the
departure from the Guidelines, the setbacks provided are in accordance with
the relevant deemed-to-comply standards of clause 6.1.4 of the R-Codes.

As the objectives of the Guidelines are of limited relevance to the rear
setbacks, it is considered appropriate to revert to the design principles of
clause 6.1.4 of the R-Codes which are as follows:
P4.1 Buildings set back from boundaries or adjacent buildings so as to:
e ensure adequate daylight, direct sun and ventilation for buildings and

Yes
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the open space associated with them;

¢ moderate the visual impact of building bulk on a neighbouring
property;

e ensure access to daylight and direct sun for adjoining properties;
and

e assist with the protection of privacy between adjoining properties.

P4.2 In mixed use development, in addition to the above:

e side boundary setbacks to retail/commercial component of the
development is in accordance with the existing street context,
subject to relevant scheme provisions.

e retaillcommercial development adjoining residential is designed to
minimise the potential impacts between the two uses.

Direct solar access to adjoining properties is not impacted and the proposed
setbacks are in accordance with the deemed-to-comply standards of the R-
Codes. The development complies with the solar access standards of clause
6.4.2 of the R-Codes and the proposed boundary walls do not abut any
habitable spaces on the adjoining lots. Any impact in relation to building bulk
will be mitigated due to the use of different colours and materials, as well as
the extrusions provided to the walls. Visual privacy for adjoining lots will be
maintained by ensuring the proposal is in strict accordance with the R-Codes
requirements (refer R-Codes assessment in section 3 of this report). The
proposed setbacks are therefore considered to clearly meet the design
principles of clause 6.1.4 of the R-Codes and are therefore, notwithstanding
the objectives received, are considered to warrant supported.

Activity & Uses
The Guidelines require active commercial uses to be located at street level.
However in this instance there is an office proposed on the ground floor facing
Beaufort Street.

Offices are considered non-active uses. However, given the office is one of
three tenancies on the ground floor, and only 205m? in area, it is not expected
to compromise the objectives of the Guidelines to facilitate active ground floor
uses. The office facilitates a mixture of uses on the site which all interrelate to
each other to support the integrity of the town centre. It is noted that the
surrounding properties in the town centre provide numerous active uses,
including restaurants, and shops, so the provision of one small office as part of
the subject development will not, in the City's opinion, compromise the
objectives of the Guidelines.

It also noted that essential services (bin storage areas, switch room,
transformer, and fire booster) occupy a portion of the Tenth Avenue frontage.
This is also considered contrary to the Guidelines. However this is an element
that the City feels can be deemed acceptable if a public art mural could be
provided on this wall. This is discussed in further detail below.

*The City’'s comments in this section should not be misconstrued as support for the proposed
multiple dwellings on the ground floor facing Lawry Lane. This is a separate issue which
constitutes a statutory impediment to the approval of the proposed development, and has been
discussed in section 2 of this report.

Yes*

Weather Protection

As discussed further in section 8 of this report, awnings for weather protection
are not extended along the entire Tenth Avenue frontage. This is because,
were awnings to be provided along all of Tenth Avenue, a conflict would occur
between the awnings and the proposed waste removal arrangements.

Given the lack of weather protection is only along a small section of the Tenth
Avenue frontage, the City’s officers have no objections to this element. The
subject site is adjacent to the Residential land on which there is no

Yes
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requirement for weather protection, so the variation will not result in any
inconsistencies in the built form for pedestrians.

Public Art Yes

The development has not provided for any public art, as anticipated by the
Guidelines. This is an element that does not appear to have been explored by
the applicant however, in considering the blank facade along a portion of the
Tenth Avenue frontage (refer “Activity & Uses” section above), the City is of
the opinion that opportunities for public art, in the form a mural on part of the
Tenth Avenue ground floor facade, do exist. Such a requirement could be
imposed by a condition, if the application were capable of approval.

Pedestrian Access Yes

Opportunities for pedestrian access directly to Beaufort Street are limited due
to the narrow frontage that Lot 105 has to that street. By providing pedestrian
access off Tenth Avenue, the Beaufort Street facade can remain in tact.
Pedestrian activity along Beaufort Street is not expected to be compromised
as the subject lots are surrounded by a variety of land uses in both directions
along Beaufort Street.

6. Local Planning Policy 6.7 — Parking & Access

Car Parking
Table 1 of the City of Stirling’s Parking & Access Policy (Local Planning Policy 6.7)

(LPP6.7) (Attachment 7), provides the relevant development standards for the number
of car parking bays required for the proposed non-residential uses. Additionally,
clause 6.3.3 of the R-Codes outlines the car parking requirements for the residential
component of the development.

In relation to the uses proposed as part of this development, the following ratios are
applicable:

o Office 1 bay per 30m? of gross floor area (GFA)

e Shop 1 bay per 12.5m? of gross leasable area (GLA)

e Restaurant 1 bay per 7m? of gross floor area (GFA)

o Multiple 0.75 bays per Small (<75m? or 1 bedroom) dwelling
Dwellings 1 bay per Medium (75-110m?) dwelling

0.25 visitors bays per dwelling

Furthermore, in accordance with LPP6.7, the non-residential development on the site
is permitted the following parking concessions:

e 15% -The proposed development is within 200 metres of a stop on a high
frequency bus route;

e 10% - The proposed development is within 400 metres of an existing public car
parking area; &

o 10% - The site is within a Mixed Use zone.

Parking requirements for the non-residential component of the proposed development
are therefore summarised in the table below:

USE POLICY VARIABLE (m?) BAYS REQUIRED
PROVISION
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Office 1 bay per 30m’| 201 6.7

GFA
Shop 1 bay per 12.5m° | 141 11.28

GLA
Restaurant 1 bay per 7m° GFA | 105 15
TOTAL 32.98
Concessions 35%
Revised total 21.43 (21)
Bays Provided 3 (excluding

tandem bays)

Surplus/Deficit -18

The commercial component of the development proposes a parking shortfall of 18
bays.

Parking requirements for the residential component of the proposed development are
as follows:

o 82 Small dwellings require 61.5 (62) bays

o 12 Medium dwellings require 12 bays

o 94 dwellings require 23.5 (24) visitors bays

The parking requirement for the multiple dwellings is therefore 74 bays, plus an
additional requirement of 24 visitors bays.

Taking into account the non-residential and residential parking requirements, the
development as a whole requires 119 bays. The parking provided for the development
as a whole is 122 bays (excluding the three tandem parking bays, which are
prohibited by LPP6.7 for non-residential development). This does however include 10
parking bays which are partially proposed within the Lawry Lane road reserve, which
is discussed in further detail below. If the location of the Lawry Lane parking bays can
be resolved, there should in principle be sufficient parking for the development.
However, the allocation of the bays as proposed on the plans is inequitable and
therefore does not accord with the City’'s requirements. The allocation of bays as
proposed on the plans is as follows:

e 3 parking bays for the non-residential component (i.e. an 18 bay shortfall)

e 94 bays for the dwellings (i.e. a 20 bay surplus)

o 25 visitors bays (i.e. a 1 bay surplus)

Notwithstanding the applicants justification for the parking allocations (refer page 38 of
Attachment 12), the proposed allocation of parking bays is not supported by the City.
The parking requirements for the non-residential component have been severely
underprovided, and in the City’s opinion would most certainly lead to a parking
problem in the locality. Notwithstanding the statutory impediment that prevents the
approval of this development, in the event that the statutory impediment is resolved,
the City would require as a condition of approval that the allocation of parking be
strictly as per the requirements of the R-Codes and LPP6.7.

Transport Analysis

Part 6.0 of LPP6.7 required the submission of a full transport analysis (technical
report). The submitted report was prepared by ARUP and is included as Appendix 2 of
Attachment 12.

The City’s Engineering Design Business Unit reviewed the contents of this technical
report and has advised that:
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In general, the report demonstrates that the proposed development should not
have an adverse impact on the surrounding road network and there are no
major traffic engineering issues that would prevent this application from being
approved.

I would like to, however, bring to your attention that there are some minor issues
regarding parking (e.g. number of bays provided for residential and commercial
use, provision of tandem bays, etc) that should be reviewed in detail by the
Approvals Engineer.

It is acknowledged that one of the principle concerns raised in the submissions
received was in relation to the traffic congestion in the locality and the safety of the
intersection of Tenth Avenue and Beaufort Street. The technical report identifies that
the total inbound and outbound trips for the existing use during the PM peak hour
period (5pm — 6pm) were counted as 173. Total trips expected as a result of the
proposed development during the same PM peak hour period are only 73. This means
that, based on the findings of the technical report that has been endorsed by the City’s
Traffic Design Engineer, the proposal will not generate any additional vehicle trips
compared to the existing development. This is confirmed in the following extract from
Part 4.3 of the technical report:

Review of the data — empirical and derived — shows that the impacts of the
proposed development are likely to be less than the existing IGA. This
incorporates a significant margin, meaning minor changes to forecast land uses
(including yields) are likely to have no impacts over and above currently activity.
The impacts of a proposed development should be judged based on additive
traffic, not total development-generated traffic. In this instance, no analysis of
external intersection is considered to be warranted.

In view of the above, whilst the community concerns regarding traffic congestion and
safety are acknowledged, it is not possible to require the developer to address these
concerns as part of this development application.

Parking Bays within Lawry Lane

The development proposes 10 of the visitor bays located along Lawry Lane, partially
within the road reserve. As the parking bays are within the road reserve, the City's
consent, as Managers of the Land, is required. The City is not prepared to provide its
consent and the applicant was advised that the parking should be wholly relocated
outside of the road reserve. In response the applicant suggested that a condition of
approval be imposed requiring the preparation of a maintenance agreement for these
bays to ensure no liability issues arise. The City is not supportive of this as it
essentially results in public land being required to support a private development. It is
the City’s position that the parking bays should be relocated so they are wholly outside
of the road reserve (this would necessitate redesign of the buildings on Lots 32 and
33) — this would also ensure the proposal complies with the parking requirements
outlined above. It is advised that without the City’s consent, were the JDAP to approve
the parking bays within the road reserve as part of this application, the approval would
be invalid.

The provision of parking along both sides of Lawry Lane also compromises the ability
for the lane to continue to function in two directions. The City’'s Engineering Design
Business Unit has advised as follows:
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The proposed location of visitors parking bays to straddle the Lawry Lane road
reserve and part of the private land is not supported as this leads to potential
problems arising from unclear liability and responsibility for future maintenance
of the bays. Moreover, the required number of visitors bays associated with a
development site is to be provided on-site, not within public land. Therefore the
parking bays should be relocated outside of the road reserve. Alternatively,
consideration could be given to the option of the applicants ceding sufficient
road widening areas for Lawry Lane to accommodate the visitors parking bays
within the road reserve (where the bays would be open for general public use
and maintained by the City). On the basis of a 4.0m road carriageway width, a
1.0m width allowance for lighting and kerbing and 2.1m wide bays along both
sides of the lane, a widening of 4.17m would be required to be ceded under this
option as a minimum (the required widening may need to be increased if a wider
carriageway for two-way traffic is necessary).

In view of the above, the parking which is partially within the laneway road reserve
does not have the support of the City. Given the works within the road reserve require
the City’s consent, as Managers of the land, any approval of these bays would result
in the approval being deemed invalid. Therefore some redesign of the proposal is
required so that the parking bays along Lawry Lane are wholly located within the
subject lots.

One Way Laneway proposal

By virtue of the parking partially within the road reserve, the ability of Lawry Lane to
continue to function in dual directions is compromised. This also has the potential to
compromise the efficient access and egress for future developments on the vacant
lots which still exist at the north-eastern end of Lawry Lane. Due consideration
needs to be given to their future servicing needs and it is reasonable to expect that
vehicle access to their properties will be compromised if approval of the
development results in the laneway being restricted as a result. It is also noted that
the applicants technical transport report has not provided any comment on the
implications of this on the surrounding traffic network.

Furthermore, referrals were undertaken to the following Business Units within the City,
both of which objected to the proposal:

e The City's City Planning Business Unit, who are responsible for strategic land
use planning, have advised that the proposal to restrict Lawry Lane traffic to
one way is not acceptable and that two way traffic should be maintained.

e The City’'s Engineering Design Business Unit, who are responsible for traffic
design and management, have advised that the proposal has the potential to
impact on traffic circulation in the surrounding streets. They are also
concerned that the proposal will have adverse access and egress
implications for future developments of the adjoining vacant lots 90 and 91,
at the corner of Eleventh Avenue and Beaufort Street.

7. Local Planning Policy 6.5 — Development Abutting Rights of Ways

The City’'s Development Abutting Rights of Ways Policy (LPP6.5) (Attachment 8)
provides standards relating to development on properties which abut rights of ways or
dedicated roads which were originally rights of ways. LPP6.5 applies to the subject
development as it abuts Lawry Lane, which was originally a ROW prior to become a
gazetted road reserve.
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Each ROW within the City has been designated a ‘Category’, based on assessment of
the relative suitability and benefits of use of the ROW. The policy provisions directly
relate to the Category allocation and objectives. In the case of the subject
development, Lawry Lane divides lot 105 from lots 32 and 33. Whilst Lawry Lane is a
dedicated road reserve, LPP6.5 applies because the lane was originally a right of way
prior to the gazettal of the road reserve. Lawry Lane has been categorised as a
Category 1 ROW. Clause 5.1.1 of LPP6.5 specifies that Category 1 ROW's are:

Located in areas with significant traffic safety / management issues (including
the majority of commercial developments capable of utilising ROW for service
and/or parking access) or adjoins properties fronting major roads

The Objectives of Category 1 ROW'’s specifies that “Developments are required to
utilise Category 1 ROW for access and contribute to the development of a pleasant
streetscape along it". Specific development standards are outlined in the table below
(development provisions not applicable to the subject proposal have not been
included).

Complies O | Variation

LPP6.5 Element Comment

/ N/A R | Required
GENERAL DEVELOPMENT PROVISIONS FOR ALL ROW'’S

Manoeuvring  for  the
visitors parking along the
v laneway is acceptable.
Should the application be
approved this can be
conditioned accordingly.

Provide sufficient reversing and
manoeuvring area for vehicular
access to the satisfaction of the City
(as per Australian Standards
AS/NZS 2890).

Provide a 1.5m public street access /
service access to the public street for v
all developments utilising a ROW for
vehicular access.

1.5 wide pedestrian
pathways are provided on
both sides of Lawry Lane.

Provide a visual truncation to provide
a sight line to allow safe reversing for
developments utilising a ROW for v
vehicular access or abutting a
development utilising a ROW for
vehicular access.

Visual truncations are
provided in accordance
with the R-Codes.

The required 2m x 2m
truncations at the
intersection of the ROW
and the streets has not
been shown on the plans,
v however can be brought
into compliance as a
condition of approval

) . subject to some minor
e Corner truncations to City’s modifications  to  the

satisfaction for ROW less than proposed parking along
5.0m wide. the ROW.

Provide visual truncations for all

corner lots abutting ROW including:

e 3m x 3m corner truncation for
lots at the intersection of two
ROW for a 5.0m wide ROW; &

e 2m x 2m corner truncations for
lots at the intersection of a
ROW and the street.

Provide sealing and drainage to
ROW to the satisfaction of the City v
where a development utilises an
unmade ROW for vehicle access.

Should the application be
approved this can form a
condition of approval.

CATEGORY 1 DEVELOPMENT PROVISIONS
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Complies O | Variation
LPP6.5 Element I N/A R | Required Comment
Residential Development
Residential developments are The proposed
required to use the ROW for primary v development orientates to
access. the ROW.
Where a development uses a ROW
for primary access, the R-Codes
T ) . The proposal has been
provisions relating to primary streets assessed against the R-
shall apply, except where they Codes in se?:tion 3 of this
conflict with the provisions below. report The roposal
This includes the requirement to v mgets. the R-C(F))dez in
ensure adequate surveillance relation to  surveillance
between the dwelling and the ROW, between the dwellinas
but excepting provisions relating to and the ROW 9
setbacks from that street. Setbacks '
are specified below.
Street lighting along the
Residential developments utilising a szglwforlrsn grocpoor;s;gonanoﬂ
ROW for access are required to
. v approval, should the
provide adequate porch or carport application be amended
light, preferably sensor activated. such that it is capable of
approval.
Setbacks
All buildings are to be setback from
the ROW: The development
a) A minimum of 2.0m at ground proposes the following
floor level; setbacks:
b) At mlnllmurln of 3.0m at upper a) A minimum of 2.4m at
storey level both the ground and
c) Carports, garages and car-bays upper Ievgels to the
2 ROW are 1o be setback 4 g 0 ahe Soutfr
east of the laneway;
minimum of 5.5m (to allow for b)Y A mini f27y i
casual visitor parking within the ) b mlnmum 0 am‘z
setback area as parking is not v 0 Ie g:our; 6;2
permitted in the ROW). A gp!?g_r e\t/e ?h 0 the
reduced setback of 2.0m may be ul tm?tsh OI € north-
acceptable where primary access west ot the laneway.
to the dwelling is available from The car bays located
the primary street (note: primary along the laneway provide
access via a pedestrian access a nil setback to the ROW,
leg does not qualify for setback or are partially
reduction); and constructed  within  the
d) Carports, garages and car-bays road reserve (discussed
to non-residential developments previously in section 6 of
are to be setback a minimum of this report).
2.0m.
All setback provisions from the ROW The setbacks have _be_en
: : taken from the existing
are to be determined after allowing :

o j v ROW boundary, i.e. have
for any ROW widening requirement K h ' red
from the lot not taken the require

' widening into account.
Where a development orients to the v

Courtyards are located
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LPP6.5 Element

ROW, the location of courtyards in
the ROW setback will generally not
be permitted, because of the need
for these to have the ability to be
adequately fenced and screened.

Complies

I N/A

O
R

Variation
Required

Comment

behind the street setback
areas of the ROW.

Landscaping

Where a development uses a ROW
for primary access, a significant
component of soft landscaping within
the setback to the ROW will be
required in additon to the
requirements of Planning Policy 6.6
‘Landscaping’ in order to contribute
to the creation of an attractive
streetscape.

Limited landscaping has
been proposed. The
setback area along both

sides of the ROW
comprises parking, with
limited tree plantings

proposed. Landscaping is
discussed in further detail
in section 10 of this
report.

All landscaping within 0.5m of the

The trees proposed are
not expected to be of a

ROW is to be no more than 0.75m in v thorny, hazardous or

height and is not to be of a thorny, poisonous nature. This

poisonous or hazardous nature. can be ensured through a

condition of approval.

Fencing & Gates

Where a development uses a ROW Fencing is  proposed

for primary access, fencing within the however is not expected

ROW setback area is generally not v to cause an adverse

permitted in order to contribute to the impact on the

creation of an open and attractive streetscape. Further

streetscape. comments below.

Where fencing and retaining walls

have been permitted for a

development using a ROW for _ _

primary access, such fencing and The fencing is setback

retaining walls must be setback a v from the ROW as

minimum of 0.5m from the ROW required.

boundary unless land has been

ceded from the lot for the widening of

the ROW or the ROW is at least

6.0m wide.

Any fencing within the ROW setback The _proposed fenC|_ng
) : comprises a low wall with

area must be in accordance with . -
: . v visually permeable infill

Local Planning Policy 2.7 7 .

‘Streetscapes’ and is in accordance with

pes. LPP2.7.

No fencing or gates are to be

constructed in front of garages, The fencing will not

carports or parking bays in such a v conflict with any of the

fashion as to prohibit casual visitor proposed visitors parking.

parking.

Up-Grading of ROW

Developments are required to v The applicants have

comply with the relevant construction acknowledged that the
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Complies O | Variation

LPP6.5 Element Comment

/ N/A R | Required
and/or development contribution developer will be required

requirements of the Scheme and the to reconstruct the whole
Development Contribution Plan for of the ROW at their
Rights of Way Improvement Works. expense. This can form a

condition of approval,
should the application be
amended such that it is
capable of approval.

Widening of ROW

The City is seeking to widen Rights
of Way to which it has committed to
upgrading to 6.0m. The City will seek
to have Subdivisions abutting the
Category 1 ROW transfer an v
appropriate widening (in the majority
of cases, 0.5m) along the ROW
boundary to the City free of cost as a
condition of subdivision.
Notwithstanding that whilst widening
requirements are generally divided
equally between properties abutting
both sides of the laneway,
commercial developments may be v
required to cede the full width of land
required for widening given the traffic
generating potential and the benefit
the land will achieve from using the
ROW.

The subject ROW has a
widening requirement of
1m, ie. 0.5m to each
side. The proposal has
not accommodated the
required widening area.

Not Applicable.

LPP6.5 provides the following Objectives against which variations to its development
standards may be considered:

¢ To facilitate the improved management of Rights of Way (ROW");

o To promote better urban design by encouraging the use of ROW for vehicle
access;

¢ More efficient use of individual sites;

e Create unique streetscapes along the ROW through sympathetic building
orientation and design;

e Maintain existing streetscapes, by minimising the need for and impact of
additional garages/carports and paved areas within the street setback area,
and better allowing the retention of existing buildings and landscaping; and

e Contribute to the objectives of the City’s Rights of Way Management Strategy
adopted by Council on 10 November 2009.

The development requires consideration under the objectives in relation to the
proposed street setbacks and ROW widening. These are each discussed in further
detail below.

Street Setbacks
The following elements of the development are contrary to LPP6.5:
a) A minimum of 2.4m at the upper levels of the buildings to the south-east of
the laneway;
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b) A minimum of 2.7m at upper levels of the buildings to the north-west of the
laneway.

¢) The car bays located along the laneway provide a nil setback to the ROW, or
are partially constructed within the road reserve (discussed previously in
section 6 of this report), in lieu of the required 5m.

The applicant has provided the following comments with respect to the proposed
street setback variations to LPP6.5:

Lawry Lane is proposed to be configured as a street with one-way vehicle
access (3.3m wide traffic lane), 2.1m wide car parking spaces on both sides,
and a paved setback of 2m on the northwest side and 1.5m on the southeast
side providing pedestrian access along Lawry Lane; at a total width of 11.0m.
Widening of the existing 5.03m Lawry Lane road reserve is not considered
necessary (refer to the comments further below). It is noted the 3.3m wide traffic
lane will be contained entirely within the 5.03m road reserve.

The proposed configuration of Lawry Lane complicates any setback calculation,
as the setback could be made to a number of points, including the road reserve,
the traffic lane, the parking spaces or the pedestrian paths, each obtaining a
different result. For example, while the development on the northwest side of the
development is setback 4.9m from the Lawry Lane road reserve, it achieves
different setbacks to the traffic lane, or the car parking spaces, or the footpath.

It is considered suitable to address the setbacks to Lawry Lane on its merits. In

this regard, the following comments are considered relevant:

» The proposed redevelopment of Lawry Lane seeks to achieve a ‘mews’ style
development, typified by a narrow road carriageway and nil street setbacks.
The proposed development incorporates most of the Lawry Lane frontage,
and is considered to achieve a mews development style.

» The proposed 1.5m setback between the southeast development and the car
parking spaces is considered suitable give the north-facing aspect. Similarly,
the 3.4m setback between the northwest development and the car parking
spaces provides a larger setback providing more light into Lawry Lane.

* The proposed development includes planter boxes designed to soften the
use of hard materials in Lawry Lane.

« Lawry Lane is intended to be designed as a pedestrian and vehicle shared
space, with low vehicle speeds and freedom of pedestrian movements as a
result. In addition, the basement carpark will be access from Tenth Avenue,
with limited traffic flows expected on Lawry Lane.

In the circumstances, the relationship of the proposed developments to Lawry
Lane is considered suitable for the reasons set out above, and warrants
approval.

The City’'s officers are satisfied that the design and construction of the building,
including the quality of the materials and finishes, will be to a satisfactory standard to
ensure the development will not compromise the streetscape objectives of LPP6.5.
There is no streetscape at present and as the proposal occupies the bulk of Lawry
Lane between Tenth and Eleventh Avenue, the City is satisfied that a unique
streetscape within this section of Lawry Lane will be achieved. The setbacks of the
proposed buildings from the laneway are therefore considered acceptable.
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However, the setback of the car bays, and specifically the car bays being partially
located within the road reserve, is not considered acceptable. The location of the car
bays will restrict vehicle movements along the ROW to one way traffic only. The
location of the car bays also compromises the ability for land to be ceded for road
widening purposes as part of a future subdivision application. The City would have no
objections to a nil setback of the car bays to the street boundary (inclusive of the
required widening area), however does not support car bays within the existing or
future ROW road reserve. Detailed comment on this issue is contained in section 6 of
this report.

ROW Widening
The development has not incorporated the required 1m ROW widening requirement.

The applicant has provided the following comments with respect to the fact that ROW
widening has not been allowed for by the proposal:

The application does not propose the subdivision of Lots 32, 33 or 105. LPP6.5
does not require the ROW to be widened for development application. Further,
Lawry Lane is intended to be reconfigured as a mews style lane with a total width
of approximately 11.0m. It is not considered reasonable for Lawry Lane to be
widened to 11m, nor is it necessary for Lawry lane to be widened to 6m. The
3.3m wide traffic lane will be fully contained within the existing 5.03m road
reserve.

The applicant has suggested that because LPP6.5 only references ROW widening in
the context of subdivision, there is no requirement at the development application
stage. However, the decision maker, in this case the North-West Metro JDAP, is
required to ensure that a development application does not conflict with any future
subdivision requirements. In this instance, the proposal has not allowed for the required
ROW widening, and in fact proposes parking bays within these future ROW widening
areas. This is considered unacceptable to the City as it will compromise both the ability
for the ROW to function in dual directions, but also the streetscape objectives of
LPP6.5. The ability for the development to provide sufficient on-site parking will also be
compromised if the proposal is approved without allowing for the ROW widening areas.

The Western Australian Planning Commission, as part of the subdivision process,
control road planning through the implementation of Development Control Policy 1.7 -
General Road Planning (DC1.7). Clause 3.1.6 of DC1.7 specifies that:

Provisions relating to road widening may be included in approved town planning
schemes and the Commission will have regard to such provisions when making
a decision on subdivision.

The provisions of LPP6.5 have been adopted through clause 2.3 of LPS3.
Consequently, whilst Policy standards are not binding, development is to have due
regard to them. It is therefore reasonable for the WAPC to have due regard to the
LPP6.5 requirements for road widening as part of the subdivision process. The WAPC
have consistently imposed conditions requiring land to be ceded for the purposes of
the widening of Category 1 and 2 ROW'’s. In the City’'s view there is no reason in this
instance why the WAPC would not make a decision consistent with their previous
approach to the ceding of land along ROW'’s and impose this requirement as part of a
subdivision which may occur on the subject lots. Furthermore, by virtue of the
significant size of the landholding it is clear that design alternatives exist.
Consequently, the City is of the opinion that the development (i.e. the car bays)
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proposed within the ROW widening area is not acceptable and should not be
supported.

LPP6.5 clearly imposes a requirement for ROW widening, and the development
application should be required to take this into account. Consequently the City would
recommend that accommodation of future road widening be demonstrated as part of
the subject application.

8. Local Planning Policy 6.3 — Bin Storage

The City's Bin Storage Policy (LPP6.3) (Attachment 9) provides standards relating to
the provision of commercial and residential bin storage areas. The Policy specifies the
following requirements:

e Bin storage areas shall have a minimum size of 10m? and minimum width of
3.5m.

e In the case of residential development containing 13 or more dwellings,
provisions is required to be made for a bulk refuse bin of 1.53m?, plus 0.38m°
per three dwellings in excess of 13. Alternative arrangements may be made
for the use of Green Bins in consultation with the City's Waste Services
Business Unit.

Commercial Bin Store

For the commercial component, the development has provided an 8m? bin storage
area. The applicant has advised that two 660 litre bins are proposed to be located in
this space, to be collected by private contractors. The applicants have acknowledged
that the City's Waste Services Business Unit will be unable to service the waste
removal needs of the proposed commercial tenancies.

The City’'s Health & Compliance Business Unit have reviewed the proposal and have
concerns regarding the location of the commercial bin store. This is because it is not
immediately accessible to the commercial tenancies. They have recommended that the
bin store be relocated to enable it to be deemed immediately accessible. This is
considered reasonable, particularly given the uses include a restaurant, which is
expected to generate a significant amount of waste. The only realistic option for the
removal of waste from the commercial tenancies is for employees to carry it through
the public floor area, out the front door, along the Tenth Avenue footpath, across the
vehicle crossover that services the proposed development, to the bin store. This
presents concerns due to the potential impacts on the cleanliness of the commercial
tenancies as well as potentially conflicting with vehicles accessing or departing from
the basement levels. In order to mitigate these risks it is therefore recommended that,
should the application be amended such that it is capable of approval, the location of
the commercial bin store be relocated so that it is immediately adjacent to the
commercial tenancies, which would prevent the need for waste to be taken through the
public floor area of the commercial tenancies.

Residential Bin Store

For the residential component, the development has provided a 33m? area at ground
floor level. As per LPP6.3, the waste removal needs for the proposed 94 multiple
dwellings is 11.79m°. However, the use of Green Bins is proposed in lieu of bulk bins.
The applicant has advised this is for the following reasons:

Provision of on-site access for bulk refuse vehicles would have a significant
impact on the character and built form of the proposed development, which would
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be inconsistent with the objectives of LPP5.2 and LPP3.1. The proposed
alternative waste management proposal is more in keeping with LPP5.2 and
LPP3.1 objectives.

As bulk bins are not proposed (and are not appropriate for the reasons listed
above), it is proposed waste be stored in 240L bins. A total of 50 240L bins would
be required to be collected on a weekly basis. It is proposed bins be collected
twice-weekly, to reduce the amenity and noise impacts to residents of having 50
bins lined up on the verge, and given there is insufficient verge space to
accommodate 50 bins.

Therefore a total of 25 240L bins are proposed to service the residential
component, to be collected twice weekly.

Further details regarding how the proponents envisage waste to be managed are
outlined in their Waste Management Plan, which forms Appendix 4 of Attachment 12.

Whilst the City acknowledges that the location of the site within the Heritage Protection
Area does present some design constraints, the fact that Lawry Lane runs through the
middle of the development site, and therefore presents an alternative for waste
removal, does not appear to have been explored. The provision of parking bays along
Lawry Lane, (which are required to meet the minimum parking requirements for the
development) prevents the use of the Lane for the purpose of waste removal. The
proposal to have 240L bins serviced by the City’s Waste Services Business Unit along
Tenth Avenue has also resulted in a compromise in the design of the building, as
awnings have not been able to be extended along part of the Tenth Avenue frontage
due to the conflict that would occur between the awnings and the swing of bins as they
are lifted to the top of the truck so their contents can be emptied.

The City's Waste Services Business Unit has advised that they are not supportive of
the proposed waste management arrangements, and that bulk bins should be provided
for the residential component. They have advised that if the development as currently
proposed is approved, then it is unlikely that they would be unable to service the
proposed development. Waste removal would instead need to be undertaken by a
private contractor.

9. Local Planning Policy 6.2 — Bicycle Parking

The City’s Bicycle Parking Policy (LPP6.2) (Attachment 10) applies to the subject
development. The Table below identifies the requirements of LPP2.7 as they relate to
the subject development application:

Land Use & GFA Employee / Employee / Customer / Customer /
Resident Rate Resident Visitor Rate  Visitor Spaces

Spaces Required
Required

Shop (141m°?) 1 space per 0.35 1 space per 0.705

400m” of GFA 200m* GFA

All Other Uses (i.e. 1 space per 0.765 N/A N/A

Office & Restaurant) 400m? of GFA

(306m°)

Multiple Dwellings (as | 1 space per three 32 1 space per 9.4

per clause dwellings (as per 10 dwellings

6.3.3(C3.2) of R- R-Codes)
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Codes) | |

TOTAL REQUIRED 33 10

As per the above table, the development requires 33 bicycle bays for the employees /
residents, and 10 bays for the customers / visitors. The development provides 12
bicycle parking spaces at street level within the road reserve for customers / visitors,
and 31 bicycle parking spaces on the upper basement level for residents. There is
therefore a 2 bay shortfall in relation to the bicycle parking spaces provided for
residents of the multiple dwellings, as it is not considered reasonable to expect
residents to use the bicycle parking spaces identified within the road reserve.

LPP6.2 provides the following Objectives against which variations to its development
standards may be considered:

¢ To facilitate the development of adequate bicycle parking facilities;
e To ensure the provision of end of journey facilities; and
e To encourage the use of bicycles for all types of journeys.

The applicant has provided the following comments with respect to the proposed
departure from the bicycle parking requirements of LPP6.2:

In relation to residential parking, the R-Codes (November 2010) included bicycle
parking rates for multiple dwellings. As LPP6.2 preceded the November 2010 R-
Codes, the R-Codes deemed-to-comply rate for bicycle parking for multiple
dwellings has been applied in lieu of the rates set out in LPP6.2.

The proposed development includes 12 bicycle parking spaces located on the
Tenth Avenue and Beaufort Street verge, plus a further 31 resident spaces
located in the basement level.

The shortfall of 1 resident parking space is considered acceptable given all
residents have access to a storeroom and eight dwellings have backyard space.

The twelve verge spaces will be accessible by shop owners and customers. As
five spaces are required, seven spaces more than required are being provided.

It is proposed residential visitors use the verge spaces on a reciprocal
arrangement, given the peak visitation hours for residential visitors differ from
that required for staff and customers of non-residential uses.

The City has no objections to the proposed provision of 31 bicycle parking spaces in
lieu of the required 33 for the following reasons:

e All dwellings have a storage area with a minimum area of 4m? which will
provide an alternative location for bicycle storage. Bike storage within stores
is identified as an acceptable alternative under LPP6.2; &

e The 17 ground floor dwellings all have two courtyards significantly greater
than the 10m? required, ensuring an alternative secure location exists for
bicycle storage.

10. Local Planning Policy 6.6 — Landscaping
The City of Stirling’s Landscaping Policy (LPP6.6) (Attachment 11) applies to the

subject site. The proposed development does not comply with the requirement for
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commercial developments to provide a minimum of 10% landscaping of the total site
area.

LPP6.6 provides the following Objectives against which variations to its development
standards may be considered:

e To promote improved landscaping provision and design;

e To improve the visual appeal of development, screen service areas and
provide a buffer to boundaries;

e To provide shade and ‘green relief’ in built up areas; and

e To promote more environmentally sustainable landscaping.

The applicant has provided the following comments with respect to the proposed
departure from the landscaping requirements of LPP6.6:

The provision of 10% landscaping area for the proposed development is
contrary to the intent of LPP5.2 and LPP3.1 to provide for street-front
development, and achieving the landscaping target of LPP6.6 could only be
achieved if the design principles of LPP5.2 and LPP3.1 are compromised.
Notwithstanding, approximately 293m2 (or 7% of the site) of landscaped area is
provided in the form of yard space for the ground-floor dwellings on the
southeast side of Lawry Lane, plus a small communal courtyard space behind
the commercial tenancy. The amount of landscaping proposed is considered
acceptable.

The variation to the landscaping requirements of the development is considered minor
and unlikely to affect the overall impression of landscaping as viewed from the subject
site or the streetscape.

Conclusion:

The proposed development is across three lots located in Inglewood, abutting
Beaufort Street, Eleventh Avenue, Tenth Avenue, and Lawry Lane. The lots are zoned
‘Urban’ under the Metropolitan Region Scheme and ‘Mixed Use’ under the City of
Stirling’s Local Planning Scheme No. 3.

The proposal has been assessed against the existing statutory framework for the site
and does not comply with development standards relating to a number of Local
Planning Policies and Scheme provisions.

The proposal is not in accordance with the development standards for properties
within the Inglewood Town Centre Design Guidelines, which is considered to the
principle Local Planning Policy applicable to the subject lots. It has however been
demonstrated that the development is considered to meet the objectives of the
Guidelines. The proposed development, including considerations relating to building
design, building height, plot ratio, and setbacks, are therefore not considered an
impediment to approval.

The development provides an acceptable number of parking bays overall, however

the allocation of bays between residential and non-residential uses is not acceptable
as the non-residential parking is significantly under-suppled.
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The development is across three lots with Lawry Lane running roughly through the
centre. The development proposes parking bays which are partially constructed in the
Lawry Lane road reserve however the City, as Managers of the land, has not
consented to this. The approval of these parking bays is not possible as any such
approval would be deemed invalid. Furthermore, by virtue of the proposal to have the
parking partially within the road reserve, vehicle movements along Lawry Lane would
be restricted to one way only. Maodifications would be required to enable the City to
remove its objection to these elements of the proposal.

Notwithstanding the above, the proposal to have multiple dwellings at street level
facing Lawry Lane, a dedicated road reserve, is inconsistent with the land use
provisions of the Scheme which prohibit multiple dwellings at street level in the Mixed
Use zone. As identified in section 2 of this report, this land use issue constitutes a
statutory impediment which prevents approval of the development. It should be noted
that any decision in respect of this application needs to be made consistent with the
guasi-judicial role of the Joint Development Assessment Panel, with due consideration
of the statutory requirements of Local Planning Scheme No. 3.

In view of the above, the application is recommended for refusal.
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