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Technical Appendices 

 

 



 

 

  



 

 

  

 

 

 

 

 

 

 

 

 

 

 

 



 

        

 

Figure 1  Existing Housing Opportunity Areas 



 

 

  

 

Figure 2   Existing Housing Opportunity Area Planning Framework 
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Table 1 - Key Characteristics of each HOA 
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Listening Posts – Housing and Built Form Issues/Concerns: 
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Listening Posts – Housing and Built Form Opportunities/Solutions: 
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Table 2 - Stakeholder Interview Feedback 
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Listening Posts – Access to Open and Green Space Issues/Concerns: 
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Table 3 - Industry Forum Feedback 
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Table 4 - Built Form Typology Feedback 

 

                                                                 
 

 



 

 

      

 

 

 

 



 

       

 

4 1 0 4 10 5 

5 1 0 8 11 13 

 

2 1 0 4 4 3 

8 1 0 8 17 4 

 



 

 

      

Figure 3    Locations where House R25/R30 – Typology 1 would be suitable 

 

Figure 4   Locations where House R25/R30 – Typology 2 would be suitable 

 



 

       

Figure 5   Locations where House R25/R30 – Typology 3 would be suitable 

 

Figure 6   Locations where House R25/R30 – Typology 4 would be suitable 

 



 

 

      

Figure 7   Locations where House R40/R60 – Typology 1 would be suitable 

 

Figure 8   Locations where House R40/R60 – Typology 2 would be suitable 

 



 

       

Figure 9   Locations where House R40/R60 – Typology 3 would be suitable 

 

Figure 10   Locations where House R40/R60 – Typology 4 would be suitable 

 



 

 

      

Figure 11   Locations where Apartment R40/R60 – Typology 1 would be suitable 

 

Figure 12   Locations where Apartment R40/R60 – Typology 2 would be suitable 

 



 

       

Figure 13   Locations where Apartment R40/R60 – Typology 3 would be suitable 

 

 



 

 

      

Table 5 - Design Considerations Feedback 
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Table 6 - Planning Framework Considerations 

 

 

 

                                                                 
 
3 Crime Prevention Through Environmental Design 
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Table 7 - Key Consultation Conclusions 

✓ ✓ ✓ ✓ ✓

✓ ✓ ✓ ✓

✓ ✓ ✓ ✓

✓ ✓ ✓ ✓
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Table 8 - Car Parking - Visitor Parking 
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Table 9 - Open Space 
 

 

Table 10 - Landscape Area 
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Table 11 - Deep Soil Area and Tree Size 
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Table 12 - Existing Tree Retention 
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Table 13 - Minimum Lot Frontages 
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Figure 14 - Proposed Planning Framework 
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Warwick
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- Davallia Road to Warwick Centre

Legend

R20

Housing Opportunity Area

Proposed R20/R40 coding

Proposed R20/R60 coding

Railway stationsÆa
Bus routes

Existing commercial/mixed use area

Existing public use including schools

Existing parks

No changes to residential density

Housing Opportunity Area 1

100 0 100 200 Meters

As revised - December 2012

HOUSING OPPORTUNITY AREA 1
OVERVIEW

AMENITY

Centro Warwick - Secondary Centre
Several parks & reserves such as Hawker Park & Juniper 
Reserve
Hawker Park PS
Davallia PS
Police Station

OTHER FEATURES

Carine Glades (shops) - Neighbourhood Centre
Bethane Nursing Home
Proximity to Warick High School
Warwick open space
Leisure Centre
Glengarry Private Hospital

TARGET YIELD

Target yield is currently R20/R40 & R20/R60

PUBLIC TRANSPORT 

Access to Warick Station and multiple bus routes

DEVELOPMENT TO DATE

Recent grouped & multiple dwellings common, these are 
typically observed on corner and cul-de-sac sites.

ALSO WORTH NOTING

Appeal of area noted by residents is:
Good schools
Safe quiet streets
Open space
Established trees

Inversely the WAPC note that the density should be much 
higher in the 800m to the station and the whole HOA should 
be much bigger.  

LOT TYPOLOGIES

-Rectilinear
-Cul-de-sac
-Corner site
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BUILT FORM & SCALE

Single detached dwellings, some double storey
1st Generation 1970s
2nd Generation 2010s - includes multiple dwellings and 
grouped dwellings

CONTEXT & CHARACTER

Generally no front fence in 1st generation housing 
Single carports or single garages
Double garages to 2nd generation 

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Rendered brick work to some of the newer housing stock
Concrete tiles for roofing

LANDSCAPE QUALITY

Gently sloping terrain
Mature trees within some street setbacks 
Footpaths uncommon and on one side of street. Footpaths 
generally absent on cul-de-sac streets
Undefined grassed verges

AMENITY

Established trees in private land and in street verges

ISSUES FOR CONSIDERATION

Double garage door dominating street front
Narrow or no eaves in new houses
Minimal verge trees

1st generation housing

1st generation housing, double storey

2nd generation housing, double carports, fences

HOA1 - DAVALLIA ROAD TO WARWICK CENTRE 

CONTEXT & CHARACTER ANALYSIS
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BUILT FORM & SCALE

Single detached dwellings, some double storey
1st Generation 1970s
2nd Generation 2010s - includes multiple dwellings and 
grouped dwellings

CONTEXT & CHARACTER

Generally no front fence in 1st generation housing 
Single carports or single garages
Double garages or gated driveways to 2nd generation 

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Rendered brick work to some of the newer housing stock
Concrete tiles for roofing
Metal roof sheet to newer housing stock

LANDSCAPE QUALITY

Sloping terrain
Mature trees within some street setbacks 
Footpaths uncommon and on one side of street. Footpaths 
generally absent on cul-de-sac streets
Undefined grassed or paved verges

AMENITY

Established trees in private land and in street verges

ISSUES FOR CONSIDERATION

Double garage door dominating street front
Narrow or no eaves in new houses
Minimal verge trees
Private land mature trees lost

New multiple dwellings, loss of trees on private land

HOA1 - DAVALLIA ROAD TO WARWICK CENTRE 

CONTEXT & CHARACTER ANALYSIS
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BUILT FORM & SCALE

Single detached dwellings, some double storey
1st Generation 1970s
2nd Generation 2010s - includes multiple dwellings and 
grouped dwellings

CONTEXT & CHARACTER

Generally no front fence in 1st generation housing - however 
some have renovated to add front fences and vehicle gates 
Single carports or single garages
Double garages to 2nd generation 

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Rendered brick work to some of the newer housing stock
Concrete tiles for roofing

LANDSCAPE QUALITY

Undulating terrain
Mature trees within some street setbacks 
Footpaths limited to one side of street and absent from cul-
de-sac streets 
Undefined predominantly grassed verges

AMENITY

Established trees in private land and some in street verges

ISSUES FOR CONSIDERATION

Double garage door dominating street front
Narrow or no eaves in new houses
Walls to street front
Minimal verge trees
Loss of mature trees on private land with new developments

1st generation

Poor outcome - walls

Carport dominates street front

Fully cleared site, no mature trees remain, no eaves 

*

HOA1 - DAVALLIA ROAD TO WARWICK CENTRE 

CONTEXT & CHARACTER ANALYSIS
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HOUSING OPPORTUNITY AREA 2
OVERVIEW

AMENITY

Based around Greenwood  Village (designated a District 
Centre)
Blackall Reserve

OTHER FEATURES

Proximity to Greenwood PS
Proximity to Greenwood College
Proximity to Liwara Catholic PS
Proximity to West Greenwood PS

TARGET YIELD

Target yield is currently R20/R40
Some mixed use zoning proposed next to centre 

PUBLIC TRANSPORT 

No High Frequency transport links, bus routes along Warick 
Rd, Allenswood Rd & Coolibah Drive

DEVELOPMENT TO DATE

Evidence of low density infill development on the west side 
of Blackall Park where new lot sizes are typically smaller than 
areas of 1st generation development.

ALSO WORTH NOTING

Nil

LOT TYPOLOGY

-Rectilinear
-Cul-de-sac 
-Corner sites
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Housing Opportunity Area 2
- Greenwood Village

No changes to residential density

Existing parks

Existing public use including schools

Existing commercial/mixed use area

Bus routes

Æa Railway stations

Proposed mixed use zoning

Proposed R20/R40 coding

Housing Opportunity Area

R20

Legend

R20

R20

R20

R20

Greenwood

Warwick

As revised - December 2012

BUILT FORM & SCALE 

Single detached dwellings
1st Generation 1970s
2nd Generation 2010s

CONTEXT & CHARACTER

Generally no front fence in 1st generation housing 
Single carports or single garages
Double garages to 2nd generation 

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Rendered brick work to some of the newer housing stock
Concrete tiles for roofing

LANDSCAPE QUALITY

Gently sloping terrain
Mature trees within some street setbacks 
Footpaths limited to one side of street and absent from cul-
de-sac streets 
Undefined grassed or paved verges

AMENITY

Established trees in private land and in street verges

ISSUES FOR CONSIDERATION

Double garage door dominating street front
Narrow or no eaves in new houses
Minimal verge trees
No outlook from front windows to the street

2nd generation, double carport, varied surveillance

1st generation, single garage, living areas address street

1st generation, double carport, established trees within site

Blank walls to street

CONTEXT & CHARACTER ANALYSIS
HOA2 - GREENWOOD VILLAGE 

*
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Marmion
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No changes to residential density

Existing parks

Existing public use including schools

Existing commercial/mixed use area

Bus routes

Æa Railway stations

Proposed R20/R25 coding

Housing Opportunity Area

R20

LegendHousing Opportunity Area 3
- Sorrento Laneway Lots

R20

R20

Sorrento

Duncraig

HOUSING OPPORTUNITY AREA 3
OVERVIEW

AMENITY

Adjacent to beach
Adjacent to Robin Reserve

Proximity to Duncraig Public Library & Leisure Centre
Proximity to Aquatic club
Proximity to sports clubs at Percy Doyle Reserve
Proximity to Nursing Homes on Marmion Ave
Proximity to Sorrento PS & Marmion PS
Proximity to Sacred Heart College

TARGET YIELD

Target yield is currently R20/R25

PUBLIC TRANSPORT 

Access to bus routes on Marmion Ave and Cliff Street

DEVELOPMENT TO DATE

Some laneway facing lots developed 
Some cleared lots for new developments

ALSO WORTH NOTING

Undulating topography and potential ocean views

LOT TYPOLOGIES

-Rectilinear
-Corner
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Housing Opportunity Area 3
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Marmion

R20

No changes to residential density

Existing parks

Existing public use including schools

Existing commercial/mixed use area

Bus routes

Æa Railway stations

Proposed R20/R25 coding

Housing Opportunity Area

R20

LegendHousing Opportunity Area 3
- Sorrento Laneway Lots

R20

R20

Sorrento

Duncraig

BUILT FORM & SCALE
Single detached dwellings with rear / laneway access
Some double storey houses 
1st Generation 1970s
2nd Generation 2010s

CONTEXT & CHARACTER
Driveways, open carports or single garage to street side 
Generally no front fence 
Laneway side: garage doors and high walls
Double garages to 2nd generation on street front 

AESTHETICS & MATERIALITY
Double brick construction
Predominantly face brickwork
Rendered brick work to some of the newer housing stock
Concrete tiles for roofing
Some 2nd generation housing metal sheet roof

LANDSCAPE QUALITY

Steep undulating terrain
Retaining walls common
Mature trees within some street setbacks, and along the 
laneways 
Footpaths limited to one side of the street and absent from 
laneways
Undefined grassed or paved verge

AMENITY
Established trees in private land and in street verges

ISSUES FOR CONSIDERATION
Double garage door dominating street front
Narrow or no eaves in new houses
Minimal verge trees
Existing private trees being cleared for developments

Double garages and high fences to laneway address

Double garages to new developments

No eaves in some new developments

Flattened site - loss of trees or topography

1st generation housing, address street, single & double storey

CONTEXT & CHARACTER ANALYSIS
HOA3 - SORRENTO LANEWAY LOTS

*
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Bus routes
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Housing Opportunity Area 4
- Marmion Avenue to Greenwood Station
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School
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Housing Opportunity Area 4

As revised - December 2012

HOUSING OPPORTUNITY AREA 4
OVERVIEW

AMENITY

Adjacent to Duncraig Senior High School
Adjacent to Padbury Catholic Primary School
St Stephen’s School and Early Learning Centre
Lilburne reserve
Adjacent to Hepburn Conservation Area
Several parks including Ferwood Park and Kanangra Park

OTHER FEATURES 

Proximity to Dalmain PS
Proximity to Greenwood College
Pinnaroo Memorial Park (Cemetery, native bushland animals 
and kangaroos)
St Stephens School & Early Learning Centre
Fire Station

TARGET YIELD

Target yield is currently R20/R40 & R20/R60

PUBLIC TRANSPORT

Greenwood Station and high frequency bus route on 
Hepburn Ave

DEVELOPMENT TO DATE

Evidence of low density infill development on the east side of 
Hepburn  Conservation Area where new lot sizes are typically 
smaller than areas of 1st generation development. 

Also some evidence of subdivision and grouped dwelling 
development,  typically on corner or cul-de-sac streets

ALSO WORTH NOTING

Nil

LOT TYPOLOGIES

-Rectilinear
-Cul-de-sac
-Corner sites
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BUILT FORM & SCALE

Single detached dwellings, some duplexes
1st Generation 1970s
2nd Generation 2000s - minimal new houses, mostly 
renovations and extensions.

CONTEXT & CHARACTER

Generally no front fence in 1st generation housing 
2nd generation- brick piers with infill timber slats for fencing
Single carports or single garages, some 
Double garages to 2nd generation 

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Concrete tiles for roofing

LANDSCAPE QUALITY

Gently sloping terrain
Mature trees within some street setbacks 
Footpaths limited to one side and absent from cul-de-sac 
streets
Undefined verges generally grassed or garden beds

AMENITY

Established trees in private land and in street verges
Minimal double carports to street to date

ISSUES FOR CONSIDERATION

Minimal verge trees

1st generation housing

HOA4 - MARMION AVENUE TO GREENWOOD STATION

CONTEXT & CHARACTER ANALYSIS
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1st generation housing, double storey

BUILT FORM & SCALE

Single detached dwellings, single and double storey
1st Generation 1990s-2000s urban infill

CONTEXT & CHARACTER

1st generation housing- generally no front fence, double 
garage
2nd generation- brick piers with infill timber slats for fencing,  
double garages, windows facing street

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Concrete tiles for roofing

LANDSCAPE QUALITY

Sloping terrain
Minimal mature trees within street setbacks or verge trees 
Footpaths limited to one side and absent in cul-de-sac streets
Undefined grassed or paved verges

AMENITY

Nil

ISSUES FOR CONSIDERATION

Minimal verge trees
High lot coverage with built form - minimal deep soil zones 
in private land

1st generation housing, double storey

Typical single storey

HOA4 - MARMION AVENUE TO GREENWOOD STATION

CONTEXT & CHARACTER ANALYSIS
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BUILT FORM & SCALE

Single detached dwellings, some duplex, some grouped dwellings
1st Generation 1970-1980s
2nd Generation 2010s - includes multiple dwellings and grouped 
dwellings

CONTEXT & CHARACTER

1st generation housing- generally no front fence, single or double 
carport 
2nd generation- brick piers with infill timber slats for fencing, 	
double garages, windows facing street

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Concrete tiles for roofing

LANDSCAPE QUALITY

Sloping Terrain
Minimal mature trees within street setbacks or verges trees 
Footpaths to some streets
Verges generally grassed or paved

AMENITY

Relatively small number of mature trees

ISSUES FOR CONSIDERATION

Minimal verge trees

1st generation housing, single storey, carports, no fences

*
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No changes to residential density

Existing parks

Exiting civic uses

Existing public use including schools
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Bus routes

Æa Railway stations

Proposed mixed use zoning
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Housing Opportunity Area

Former Craigie Senior High School
site subject to further detailed planning

#

R20

Legend
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Housing Opportunity Area 5

As revised - December 2012

HOUSING OPPORTUNITY AREA 5
OVERVIEW

AMENITY

Craigie Heights PS
Springfield PS
Access to several public parks including James Cook Park and 
Mawson Park

OTHER FEATURES

West Coast Language Development Centre
Craigie Plaza - Neighbourhood Centre
Whitford City - Secondary Centre
Proximity to Padbury PS and associated community facilities
Whitfords Catholic PS
Aged Care Facilities

TARGET YIELD

Target yield is currently R20/R40 & R20/R60
Mixed use development

PUBLIC TRANSPORT 

High frequency Bus links on Whitfords Ave

DEVELOPMENT TO DATE

Patches of infill development where single dwellings appear 
on smaller lot sizes in the north of the HOA. Grouped 
dwellings and subdivision evident, particularly on corner and 
cul-de-sac sites

ALSO WORTH NOTING

Craigie High School site is possible future housing site

LOT TYPOLOGIES

-Rectilinear
-Cul-de-sac
-Corners site
-Trapezoid site
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Housing Opportunity Area 5

As revised - December 2012

BUILT FORM & SCALE

Single detached dwellings, some double storey
1st Generation 1970s/1980s, double storey rare
2nd Generation 2010s, double storey

CONTEXT & CHARACTER

1st generation housing- generally no front fence, single or 
double carport, some garages
2nd generation- brick piers with infill timber slats for 
fencing, 	 double garages, windows facing street

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Concrete tiles for roofing

LANDSCAPE QUALITY

Gently sloping
Minimal mature trees within street setbacks or verges trees 
Footpaths limited to one side of the street and absent from 
cul-de-sac streets
Undefined verges generally grassed 

AMENITY

Mature trees in some sites. Park outlook for houses on James 
Cook Park and Parkinson Park 

ISSUES FOR CONSIDERATION

Minimal verge trees

HOA5 - WHITFORDS CENTRE TO WHITFORDS STATION

1st generation housing

2nd generation housing

*

CONTEXT & CHARACTER ANALYSIS
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BUILT FORM & SCALE

Single detached dwellings, (1x double storey found) 
1st Generation 1980s
 

CONTEXT & CHARACTER

1st generation housing- generally no front fence, single or double 
carport 
2nd generation-single and multiple dwellings evident, single 
dwellings have brick pier fencing with infill timber slats, double 
carports or garages present

AESTHETIC & MATERIALITY

Double brick construction
Predominantly face brickwork
Concrete tiles for roofing

LANDSCAPE QUALITY

Relatively Flat
Minimal mature trees within street setbacks or verges trees 
Footpaths to some streets
Verges generally grassed

AMENITY

Lots of mature trees on private land 

ISSUES FOR CONSIDERATION

Minimal verge trees

CONTEXT & CHARACTER ANALYSIS
HOA5 - WHITFORDS CENTRE TO WHITFORDS STATION

2nd generation housing

New single residential development

Subdivided land parcels

1st generation housing

*
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HOUSING OPPORTUNITY AREA 6
OVERVIEW

AMENITY

Whitfords Station
Library
Retirement village
Community centre
\Woodvale PS
Creaney PS

OTHER FEATURES

Woodvale Centre - District Centre
Adjacent to drive in theatre
St Lukes Catholic PS
Glengarry Private Hospital

TARGET YIELD

Target yield is currently R20/R40 & R20/R60

PUBLIC TRANSPORT 

Whitfords Station & high frequency bus route

DEVELOPMENT TO DATE

Three waves of development - Original 1970s/80s housing, 
1990s housing & 2010s housing (typically involving 
demolition to original housing).

ALSO WORTH NOTING

Good transport links
Craigie High School is possible future housing site

LOT TYPOLOGIES

-Rectilinear
-Cul-de-sac
-Corners site
-Trapezoid site
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BUILT FORM & SCALE

Single detached dwellings, limited double storey
1st Generation 1970s
2nd Generation 1990s
3rd Generation 2010s - includes duplex dwellings

CONTEXT & CHARACTER

No front fence 
Double garages , with some single carports or single garages 
to 1st generation housing

AESTHETICS & MATERIALITY

Double brick construction
Face brickwork
Rendered brick work to some of the newer housing stock
Concrete tiles for roofing
Limestone retaining walls

LANDSCAPE QUALITY

Gently sloping terrain
Mature trees within some street setbacks, typically associated 
with 1st generation housing
Footpaths limited to one side of street and absent on cul de 
sac streets
Undefined verge typically grass or hard stand with absence 
of street trees

AMENITY

Established trees in private land of 1st generation housing

ISSUES FOR CONSIDERATION

Double garage door and double cross over / driveway 
dominating street front
Absence of street trees and pedestrian footpaths

3rd generation housing, double garages, retaining walls

1st generation housing - Double carports/garages, no verge trees

1st generation housing - established trees

2nd generation housing, double carports, retaining walls

HOA6 - WHITFORDS STATION TO GOOLLELAL DRIVE

CONTEXT & CHARACTER ANALYSIS

*
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CONTEXT & CHARACTER ANALYSIS
HOA6 - WHITFORDS STATION TO GOOLLELAL DRIVE

BUILD FORM & SCALE

Single detached dwellings, double storey in newer housing 
stock
1st Generation 1970s
2nd Generation 2010s - includes duplex/terrace dwellings

CONTEXT & CHARACTER

No front fence
Some low font fences in newer housing stock
Double garages for detached dwellings
Single garages for attached housing 

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Rendered brick work to some of the newer housing stock
Concrete tiles for roofing
Corrugated metal roof sheeting to some 2nd generation 
dwellings

LANDSCAPE QUALITY

Sloping terrain
Footpaths limited to one side of street and absent on cul de 
sac streets
Undefined verge typically grass or hard stand with absence 
of street trees

AMENITY
Established gardens in private land of older housing stock

ISSUES FOR CONSIDERATION
Double garage door and double cross over/driveway 
dominating street front
Absence of street trees and pedestrian footpaths
Narrow or no eaves in new houses

2nd generation double storey housing

2nd generation single storey housing

1st generation single storey housing

1st generation double storey housing*
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CONTEXT & CHARACTER ANALYSIS
HOA6 - WHITFORDS STATION TO GOOLLELAL DRIVE

BUILT FORM & SCALE

Single detached dwellings, predominately single storey
1st Generation 1990s

CONTEXT & CHARACTER
Generally no front fence 
Double garages and double carports 

AESTHETICS & MATERIALITY
Double brick construction
Predominantly face brickwork
Concrete tiles for roofing

LANDSCAPE QUALITY

Gently sloping terrain
Footpaths limited to one side of street and absent on cul de 
sac streets
Undefined verge typically grass or hard stand with absence 
of street trees

AMENITY

Established gardens and some trees in private land addressing 
street

ISSUES FOR CONSIDERATION

Double garage door and double cross over/driveway 
dominating street front in newer housing stock
Absence of street trees and pedestrian footpaths
Narrow or no eaves in new houses

1st generation single storey housing

1st generation double storey housing

*
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BUILT FORM & SCALE

Single detached dwellings, double storey in newer housing 
stock
1st Generation 1970s
2nd Generation 1990s - includes some grouped dwellings
3rd Generation 2010s - includes duplex dwellings

CONTEXT & CHARACTER

No front fence to 1st generation dwellings
Some high fencing to 2nd generation dwellings, typically 
associated with corner sites
Single garages in 1st generation dwellings
Double garages and some double carports in newer housing 
stock

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork 
Rendered brickwork to 3rd generation dwellings
Concrete tiles for roofing
Corrugated metal roof sheeting to some 2nd generation 
dwellings

LANDSCAPE QUALITY

Relatively flat terrain
Mature trees within some street setbacks in 1st generation 
dwellings
Footpaths limited to one side of street and absent on cul de 
sac streets
Undefined verge typically grass or hard stand with absence 
of street trees

AMENITY

Established gardens and some trees in private land addressing 
street. Established gardens along lot boundaries

ISSUES FOR CONSIDERATION

Double garage door dominating street front in newer 
housing stock
Absence of street trees and pedestrian footpaths
Narrow or no eaves in new houses
Minimal verge trees
Private land mature trees lost

CONTEXT & CHARACTER ANALYSIS
HOA6 - WHITFORDS STATION TO GOOLLELAL DRIVE

1st generation housing

2nd generation housing

3rd generation housing

*
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HOUSING OPPORTUNITY AREA 7

AMENITY

Belridge Secondary College
Adjacent to Eddystone PS
Adjacent to Littorina Park

OTHER FEATURES

Adjacent to Sandalford Park
Belridge City - Neighbourhood Centre
Beldon School of Early Learning

TARGET YIELD

Target yield is currently R20/R40 & R20/R60

PUBLIC TRANSPORT 

Access to Edgewater train station and multiple bus routes

DEVELOPMENT TO DATE

Limited development evident

ALSO WORTH NOTING

Nil

LOT TYPOLOGIES

-Rectilinear
-Cul-de-sac
-Corner site
-Trapezoid 

OVERVIEW
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- Belridge Centre to Edgewater Station
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Housing Opportunity Area 7

As revised - December 2012

CONTEXT & CHARACTER ANALYSIS
HOA7 - BELRIDGE CENTRE TO EDGEWATER STATION

EXISTING BUILDING TYPES

Single detached dwellings, limited double storey
1st Generation 1980s
2nd Generation 1990s
Renovations include render to existing brick dwellings

EXISTING STREET ADDRESS

Fences generally low and only present on corner lots - 
Cumberland Way shows more incidence of fences.
Undulating terrain, retaining walls common
Mix of double and single garages and/or carports

AESTHETICS & MATERIALITY

Double brick construction
Face brickwork
Rendered brick work to some housing stock
Concrete tiles for roofing

LANDSCAPE QUALITY

Gently sloping terrain
Established gardens and mature trees within some street 
setbacks, typically associated with 1st generation housing 
and early 1990s dwellings
Footpaths typical, excluding cul de sac streets
Verges not vegetated

AMENITY

Established gardens & trees in private land of older housing 
stock

ISSUES FOR CONSIDERATION

Garage door and paved driveway dominating street front
Absence of street trees

2nd generation housing, double carports, fences

1st generation housing

*
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As revised - December 2012

1st generation housing

CONTEXT & CHARACTER ANALYSIS
HOA7 - BELRIDGE CENTRE TO EDGEWATER STATION

BUILT FORM & SCALE

Single detached dwellings generally, some examples of 
grouped dwellings on cul de sac sites
1st Generation1980-90s
2nd Generation 2010s

CONTEXT & CHARACTER

Fences generally low and only present on corner lots  
Predominantly single garages and/or carports with additional 
Hardstand parking 

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Rendered brick work to some of the newer housing stock
Some examples of 2 course bricks
Concrete tiles for roofing
Corrugated metal roof sheeting to some 3rd generation 
dwellings

LANDSCAPE QUALITY

Gently sloping terrain
Established gardens within some street setbacks, typically 
associated with 1st generation housing and early 1990s 
dwellings
Footpaths typical, on one side of street and absent on cul de 
sac streets.
Verges not vegetated

AMENITY

Established gardens in private land

ISSUES FOR CONSIDERATION

Wide driveways and garage / carports dominating street 
front
Absence of street trees and pedestrian footpaths
Narrow or no eaves in new houses
Absence of verge trees

1st generation housing

3rd generation housing, double carports, fences

*
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Housing Opportunity Area 8

As revised - December 2012

HOUSING OPPORTUNITY AREA 8
OVERVIEW

AMENITY

Emerald Park
Edgewater Markets
Edgewater Primary School
Woodvale Nature Reserve

OTHER FEATURES

Edgewater Mercy Hostel
Proximity to large parks
Marter Dei College
Proximity to Joondalup shopping precinct
Proximity to Lake Joondalup

TARGET YIELD

Target yield is currently R20/R30 & R20/R40

PUBLIC TRANSPORT 

Access to Edgewater Station

DEVELOPMENT TO DATE

Limited subdivision evident, older housing stock being 
replaced with new housing stock.

ALSO WORTH NOTING

Some cul-de-sac conditions

LOT TYPOLOGIES

-Rectilinear 
-Cul-de-sac
-Corner site
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BUILT FORM & SCALE

Single detached dwellings, some examples of duplex housing
1st Generation 1970-80s
2nd Generation 1990s
3rd Generation 2010s

CONTEXT & CHARACTER

Fences only present on corner lots - some retaining walls 
present to address change in relief from verge to FFL.
Mix of double and single garages and/or carports

AESTHETICS & MATERIALITY

Double brick construction
Face brickwork
Rendered brick work to new housing stock, and some older 
brick dwellings rendered more recently.
Concrete tiles for roofing. Some examples of custom orb 
metal roof sheeting on new housing stock

LANDSCAPE QUALITY

Sloping terrain
Established gardens and mature trees within some street 
setbacks, and verges
Footpaths on one side, undefined verge on alternative side.

AMENITY

Established gardens & mature trees in private land and on 
verges

ISSUES FOR CONSIDERATIONS

Garage door and paved  double crossover / driveway 
dominate street front

CONTEXT & CHARACTER ANALYSIS
HOA8 - EDGEWATER STATION TO TRAPPERS DRIVE

1st generation housing

2nd generation housing, double carports

3rd generation housing

*
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Housing Opportunity Area 8
- Edgewater Station to Trappers Drive

Woodvale

R20

50 0 50 100 150 200 Meters

Housing Opportunity Area 8

As revised - December 2012

BUILT FORM & SCALE

Single detached dwellings generally, some examples of 
grouped dwellings on cul de sac sites
1st Generation 1970-80s - predominantly
2nd Generation 1990s

CONTEXT & CHARACTER

Fences only present on corner lots
Retaining walls and steep driveways common
Mixture of single and double carports and garages

AESTHETICS & MATERIALS

Double brick construction
Predominantly face brickwork
Rendered brick work to some of the newer housing stock
Concrete tiles for roofing
 

LANDSCAPE QUALITY

Sloping terrain
Established front gardens with some mature trees in street 
setbacks and verge, more commonly associated with 1st 
generation housing
Footpaths often not present and verges not defined

AMENITY

Established gardens in private land and mature street trees in 
setback and on verges

ISSUES TO CONSIDER

Wide driveways and garage / carports dominating street 
front

CONTEXT & CHARACTER ANALYSIS
HOA8 - EDGEWATER STATION TO TRAPPERS DRIVE

2nd generation housing

1st generation housing

*
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- Heathridge
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Joondalup

HOUSING OPPORTUNITY AREA 9
OVERVIEW

AMENITY

Poseiden PS
Lysander Reserve
Prince Regent Park
Adjacent to Hearthridge Primary School

OTHER FEATURES 

Heathridge Local Centre
Proximity to Ocean Reef Senior High School
Proximity to Joondalup shopping precinct

TARGET YIELD

Target Yield is R20/R30 

PUBLIC TRANSPORT

High frequency bus route on Hodges drive and Marmion Ave

DEVELOPMENT TO DATE

Minimal development to date

ALSO WORTH NOTING

Some cul de sac conditions

LOT TYPOLOGIES

-Rectilinear
-Cul-de-sac
-Corner site
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HOA9 - HEATHRIDGE

BUILT FORM & SCALE

Single detached dwellings
1st Generation 1980s
2nd Generation 2000s - minimal new houses, some double 
storey

CONTEXT & CHARACTER

Generally no front fence in 1st generation housing, however 
most corner blocks have 1800h fences to the side road, and 
there is a high number of corner blocks. Extensive use of roller 
shutters to street facing windows. Single carports or single 
garages.
2nd generation- double garages, brick piers with infill timber 
slats for fencing.

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Concrete tiles for roofing

LANDSCAPE QUALITY

Steep sloping terrain
Mature trees within some street setbacks 
Very few footpaths 
Verges generally grassed or paved

AMENITY

Nil

ISSUES FOR CONSIDERATION

Roller shutters to most windows facing the street
Minimal verge trees

1st generation housing - roller shutters and garage to street

1st generation housing - high fence to street

2nd generation fencing and garages to street

CONTEXT & CHARACTER ANALYSIS

*
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HOUSING OPPORTUNITY AREA 10
OVERVIEW

AMENITY

Manapouri Park Adjacent
Blue Lake Park Adjacent
Joondalup Primary School
Joondalup Education Support Centre
Joondalup Family Centre

OTHER FEATURES 

Sabah’s Family Daycare
Brightwater Care Group
Good Start Family Centre
Proximity to Candlewood Village
Proximity to several parks including Lake Joondalup

TARGET YIELD

Target yield is currently R20/R40 & R20/R60
Some cul de sac conditions

PUBLIC TRANSPORT

Access to Currambine Station and multiple bus routes

DEVELOPMENT TO DATE

Minor subdivision to cul-de-sac lots. In addition, two storey 
development generally observed in cul-de-sac lots.

ALSO WORTH NOTING

HOA is close to Neerabup National Park

LOT TYPOLOGIES

-Rectilinear
-Cul-de-sac
-Corner site
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BUILT FORM & SCALE

Single detached dwellings
1st Generation 1980-90s

CONTEXT & CHARACTER

Generally no front fence in housing, however most corner 
blocks have 1800h fences to the side road. 
Single carports or single garages as well as double garages 
present

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Concrete tiles for roofing

LANDSCAPE QUALITY

Flat terrain
Mature trees within some street setbacks 
Very few footpaths limited to main access roads.
Undefined verges generally grassed 
Good access to high quality parkland.

AMENITY

Established gardens in private land and mature trees in 
setback

ISSUES FOR CONSIDERATION

High fencing on main access roads mean no passive 
surveillance to pedestrian pathways and bus stops (i.e. 
Yellow Stone Way)

Grassed verges

HOA10 - CURRAMBINE STATION

Mature trees in front setback

*

CONTEXT & CHARACTER ANALYSIS
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BUILT FORM & SCALE

Single detached dwellings
1st Generation 1980-90s
Minor higher density development in cul-de-sac where 2 
storey dwellings were observed. 

CONTEXT & CHARACTER

Fencing generally absent with exception of low retaining 
limestone walls at property boundaries. Single and double 
carports common as well as double garages.

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork
Concrete tiles for roofing

LANDSCAPE QUALITY

Sloping Terrain
Retaining wall and steps to front entry common
Mature trees within some street setbacks 
No footpaths 
Undefined verges generally grassed or paved

AMENITY

Established gardens in private land and mature trees in 
setback

ISSUES FOR CONSIDERATION

Minimal verge trees and no pedestrian paths. Double 
garages and paved driveways/hardstands dominate street 
character. 

Established gardens in front yards

CONTEXT & CHARACTER ANALYSIS
HOA9 - CURRAMBINE STATION

Paved verges and driveways dominating streetscape

Retaining walls to property

*
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Kinross

R80

R20

Currambine
Station

Legend

R20

Housing Opportunity Area

Proposed R20/R40 coding

Railway stationsÆa
Bus routes

Existing public use including schools

No changes to residential density

R20

Joondalup

50 0 50 100 Meters

Housing Opportunity Area 10

Structure Plan No.14

R20

Proposed R20/R60 coding

As revised - December 2012

BUILT FORM & SCALE

Single detached dwellings
1st Generation 2010s development
Dwellings on smaller lot sizes

CONTEXT & CHARACTER

Generally no front fence with exception of low retaining 
limestone walls at some property boundaries. Combination 
of limestone blocks and colourbond fencing on corner lots.  
Double garages and driveways common. 

AESTHETICS & MATERIALITY

Double brick construction
Predominantly face brickwork, with some examples of two 
course brick construction
Concrete tiles common, with some metal profile roof 
sheeting observed

LANDSCAPE QUALITY

Minor sloping terrain
Sporadic street trees 
Established gardens common
Very few footpaths 
Verges generally grassed or paved

AMENITY

Established gardens in street setback.

ISSUES FOR CONSIDERATION

Impermeable verges common
Minimal verge trees

Dominance of double carports

Evidence of mature trees and retaining walls

HOA10 - CURRAMBINE STATION

CONTEXT & CHARACTER ANALYSIS
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HOUSE R25/R30 TYPOLOGIES 1-4 

  
  

 

 Within 10 
minute walk 
of train 
station 

Within 5 
minute walk 
of train 
station 

Within 10 
minute walk 
of activity 
centre 

Within 5 
minute walk 
of activity 
centre 

Within 5 
minute walk 
of high 
frequency 
bus 

Close to 
public open 
space 

Close to 
community 
facilities 

Along an 
arterial road 

Along a local 
street 

HOA 1 1(10+), 2(5+), 
3(5+), 4(5) 

1(5+), 2(5+), 
3(5+), 4(5+) 

1(5+), 2(5+), 
3(5+), 4(3) 

1(4), 2(5+), 
3(5+), 4(4) 

1(5+), 2(10+), 

3(5), 4(5) 
1(10+), 2(10+)), 
3(5+), 4(5) 

1(10), 2(10+)), 
3(5+),4(5+) 

1(5+), 2(4), 
3(5+),4(4) 

1(10), 2(10+)), 
3(5+),4(5) 

HOA 2 1(2), 2(1), 3(0), 
4(0) 

1(2), 2(1), 3(0), 

4(0) 
1(2), 2(1), 3(0), 
4(0) 

1(2), 2(1), 3(1), 
4(0) 

1(3), 2(2), 3(0), 

4(1) 
1(2), 2(1), 3(0), 
4(0) 

1(2), 2(1), 3(0), 
4(0) 

1(3), 2(2), 3(2), 
4(1) 

1(2), 2(2), 3(1), 
4(1) 

HOA 3 1(1), 2(1), 3(1), 
4(1) 

1(1), 2(2), 3(1), 

4(1) 
1(3), 2(1), 3(0), 
4(0) 

1(3), 2(3), 3(2), 
4(1) 

1(4), 2(4), 3(2), 

4(1) 
1(3), 2(2), 3(2), 
4(1) 

1(3), 2(1), 3(2), 
4(1) 

1(3), 2(5), 3(3), 
4(3) 

1(3), 2(2), 3(1), 
4(0) 

HOA 4 1(5), 2(4), 3(4), 
4(1) 

1(3), 2(2), 3(3), 

4(0) 
1(5), 2(3), 3(3), 
4(1) 

1(3), 2(2), 3(3), 
4(0) 

1(4), 2(3), 3(4), 

4(0) 
1(6), 2(5), 3(5), 
4(1) 

1(5), 2(3), 3(3), 
4(0) 

1(2), 2(2), 3(2), 
4(1) 

1(5), 2(5), 3(5), 
4(1) 

HOA 5 1(5+), 2(5+), 
3(5+), 4(5+) 

1(5), 2(5), 3(5+), 

4(5+) 
1(5+), 2(5+), 
3(5), 4(5+) 

1(4), 2(3), 3(2), 
4() 

1(5+), 2(4), 3(4), 

4(4) 
1(5+), 2(5+), 
3(5), 4(5+) 

1(5+), 2(5+), 
3(5), 4(5+) 

1(5+), 2(5), 3(4), 
4(5) 

1(5+), 2(5+), 
3(4), 4(5) 

HOA 6 1(13), 2(10), 
3(9), 4(4) 

1(8), 2(7), 3(5), 
4(5) 

1(8), 2(6), 3(7), 
4(4) 

1(5), 2(4), 3(5), 
4(4) 

1(10), 2(9), 3(8), 
4(5) 

1(11), 2(8), 3(7), 
4(4) 

1(10), 2(7), 
3(6),4(3) 

1(4), 2(6), 
3(3),4(2) 

1(7), 2(5), 
3(4),4(1) 

HOA 7 1(1), 2(1), 3(1), 
4(1) 

1(2), 2(2), 3(2), 
4(1) 

1(2), 2(1), 3(1), 
4(1) 

1(3), 2(3), 3(3), 
4(1) 

1(3), 2(3), 3(3), 
4(1) 

1(4), 2(3), 3(3), 
4(1) 

1(3), 2(3), 
3(3),4(1) 

1(1), 2(1), 
3(1),4(1) 

1(4), 2(3), 
3(3),4(1) 

HOA 8 1(5+), 2(5+), 
3(5+), 4(2) 

1(5), 2(5), 3(3), 
4(2) 

1(5+), 2(5), 
3(5+), 4(2) 

1(5), 2(4), 3(), 
4(2) 

1(5+), 2(5), 

3(5+), 4(2) 
1(10), 2(5+), 
3(5+), 4(2) 

1(5+), 2(5+), 
3(4),4(2) 

1(4), 2(4), 
3(4),4(1) 

1(5+), 2(5+), 
3(5+),4(3) 

HOA 9 1(3), 2(3), 3(4), 
4(0) 

1(4), 2(4), 3(4), 
4(2) 

1(4), 2(4), 3(4), 
4(1) 

1(5), 2(5), 3(4), 
4(1) 

1(5), 2(5), 3(5), 
4(0) 

1(5), 2(5), 3(5), 
4(2) 

1(5), 2(5), 
3(5),4(2) 

1(1), 2(1), 
3(1),4(0) 

1(5), 2(5), 
3(4),4(2) 

HOA 
10 

1(), 2(), 3(), 4() 1(), 2(), 3(), 4() 1(), 2(), 3(), 4() 1(), 2(), 3(), 4() 1(), 2(), 3(), 4() 1(), 2(), 3(), 4() 1(), 2(), 3(),4() 1(), 2(), 3(),4() 1(), 2(), 3(),4() 



 

  

 Within 10 
minute walk 
of train 
station 

Within 5 
minute walk 
of train 
station 

Within 10 
minute walk 
of activity 
centre 

Within 5 
minute walk 
of activity 
centre 

Within 5 
minute walk 
of high 
frequency 
bus 

Close to 
public open 
space 

Close to 
community 
facilities 

Along an 
arterial road 

Along a local 
street 

HOA 1 1(10+), 2(4), 
3(5), 4() 

1(5+), 2(5+), 
3(10+), 4() 

1(10+), 2(2), 
3(4), 4() 

1(3), 2(5), 3(5+), 
4() 

1(5+), 2(5), 3(5), 
4() 

1(5+), 2(5+), 
3(5+), 4() 

1(10+), 2(5+), 
3(10),4() 

1(5+), 2(10+), 
3(10+),4() 

1(5+), 2(2), 
3(4),4() 

HOA 2 1(1), 2(1), 3(1), 
4(1) 

1(1), 2(2), 3(1), 
4(1) 

1(3), 2(1), 3(0), 
4(0) 

1(2), 2(3), 3(2), 
4(1) 

1(4), 2(4), 3(2), 
4(1) 

1(3), 2(2), 3(2), 
4(1) 

1(3), 2(1), 
3(2),4(1) 

1(3), 2(5), 
3(3),4(1) 

1(3), 2(2), 
3(1),4(0) 

HOA 3 1(0), 2(0), 3(0), 
4(0) 

1(3), 2(3), 3(2), 
4(2) 

1(0), 2(0), 3(0), 
4(0) 

1(1), 2(1), 3(1), 
4(1) 

1(2), 2(2), 3(1), 
4(1) 

1(1), 2(0), 3(0), 
4(0) 

1(1), 2(1), 
3(1),4(1) 

1(1), 2(1), 
3(1),4(1) 

1(1), 2(1), 
3(0),4(0) 

HOA 4 1(8), 2(6), 3(3), 
4(2) 

1(6), 2(5), 3(4), 
4(3) 

1(6), 2(5), 3(1), 
4(2) 

1(6), 2(5), 3(4), 
4(3) 

1(7), 2(6), 3(5), 
4(4) 

1(9), 2(7), 3(2), 
4(2) 

1(7), 2(5), 
3(1),4(2) 

1(5), 2(4), 
3(2),4(2) 

1(5), 2(5), 
3(3),4(1) 

HOA 5 1(5+), 2(5), 3(5), 
4(4) 

1(5+), 2(5+), 
3(5+), 4(5) 

1(5), 2(5), 3(3), 
4(3) 

1(4), 2(2), 3(2), 
4(3) 

1(5+), 2(5), 3(5), 
4(1) 

1(5), 2(5), 3(4), 
4(4) 

1(4), 2(5), 
3(2),4() 

1(5+), 2(5), 
3(5),4(4) 

1(5), 2(4), 
3(4),4(3) 

HOA 6 1(7), 2(4), 3(4), 
4(2) 

1(10), 2(8), 3(4), 
4(4) 

1(5), 2(3), 3(3), 
4(2) 

1(5), 2(5), 3(2), 
4(2) 

1(9), 2(6), 3(3), 
4(3) 

1(6), 2(4), 3(3), 
4(2) 

1(8), 2(5), 
3(4),4(2) 

1(3), 2(4), 
3(4),4(5) 

1(3), 2(2), 
3(4),4(2) 

HOA 7 1(1), 2(1), 3(1), 
4(1) 

1(2), 2(2), 3(2), 
4(2) 

1(1), 2(1), 3(1), 
4(1) 

1(3), 2(3), 3(3), 
4(3) 

1(3), 2(3), 3(3), 
4(3) 

1(3), 2(3), 3(3), 
4(3) 

1(3), 2(3), 
3(3),4(3) 

1(1), 2(1), 
3(1),4(1) 

1(3), 2(3), 
3(3),4(3) 

HOA 8 1(5+), 2(5+), 
3(3), 4(1) 

1(5+), 2(5), 3(4), 
4(2) 

1(5+), 2(5+), 
3(3), 4(1) 

1(5), 2(4), 3(3), 
4(2) 

1(5+), 2(5+), 

3(3), 4(2) 
1(5+), 2(5+), 
3(4), 4(2) 

1(5+), 2(5+), 
3(5),4(3) 

1(3), 2(3), 
3(2),4(1) 

1(10+), 2(5+), 
3(5),4(4) 

HOA 9 1(1), 2(1), 3(1), 
4(1) 

1(2), 2(1), 3(1), 
4(1) 

1(1), 2(1), 3(1), 
4(1) 

1(1), 2(), 31(), 
4(1) 

1(2), 2(0), 3(1), 
4(0) 

1(2), 2(1), 3(1), 
4(1) 

1(1), 2(1), 
3(1),4(1) 

1(0), 2(1), 
3(1),4(1) 

1(2), 2(1), 
3(0),4(0) 

HOA 
10 

1(1), 2(1), 3(2), 
4(3) 

1(0), 2(0), 3(0), 
4(0) 

1(2), 2(2), 3(2), 
4(2) 

1(0), 2(0), 3(0), 
4(0) 

1(1), 2(1), 3(1), 
4(1) 

1(1), 2(1), 3(2), 
4(2) 

1(1), 21(), 
3(1),4(1) 

1(1), 2(1), 
3(1),4(1) 

1(2), 2(2), 
3(2),4(2) 

 

HOUSE R40/R60 TYPOLOGIES 1-4 

    
  



 

 
 

 Within 10 
minute walk 
of train 
station 

Within 5 
minute walk 
of train 
station 

Within 10 
minute walk 
of activity 
centre 

Within 5 
minute walk 
of activity 
centre 

Within 5 
minute walk 
of high 
frequency 
bus 

Close to 
public open 
space 

Close to 
community 
facilities 

Along an 
arterial road 

Along a local 
street 

HOA 1 1(5+), 2(4), 3(5) 1(5+), 2(5+), 
3(10+) 

1(5), 2(2), 3(4) 1(5), 2(5), 3(5+) 1(5+), 2(5), 3(5) 1(+5), 2(5+), 
3(5+) 

1(5+), 2(5+), 
3(10) 

1(5+), 2(10+), 
3(10+) 

1(2), 2(2), 3(4) 

HOA 2 1(0), 2(0), 3(0) 1(2), 2(2), 3(2) 1(0), 2(0), 3(0) 1(1), 2(1), 3(1) 1(1), 2(1), 3(1) 1(1), 2(1), 3(1) 1(2), 2(1), 3(1) 1(1), 2(1), 3(1) 1(1), 2(0), 3(0) 

HOA 3 1(1), 2(1), 3(0) 1(1), 2(1), 3(1) 1(0), 2(0), 3(0) 1(0), 2(0), 3(0) 1(2), 2(1), 3(1) 1(0), 2(0), 3(0) 1(0), 2(0), 3(0) 1(0), 2(0), 3(0) 1(2), 2(1), 3(1) 

HOA 4 1(4), 2(3), 3(4) 1(2), 2(2), 3(4) 1(3), 2(2), 3(2) 1(2), 2(2), 3(3) 1(3), 2(2), 3(3) 1(2), 2(2), 3(4) 1(1), 2(2), 3(2) 1(2), 2(2), 3(3) 1(2), 2(3), 3(3) 

HOA 5 1(5+), 2(4), 3(5) 1(5+), 2(5+), 3(5) 1(5), 2(2), 3(4) 1(2), 2(2), 3(3) 1(4), 2(3), 3(3) 1(5), 2(3), 3(3) 1(4), 2(2), 3(3) 1(4), 2(5+), 3(4) 1(4), 2(1), 3(1) 

HOA 6 1(6), 2(4), 3(2) 1(4), 2(2), 3(4) 1(2), 2(1), 3(2) 1(3), 2(1), 3(1) 1(4), 2(2), 3(3) 1(6), 2(6), 3(6) 1(4), 2(2), 3(2) 1(5), 2(5), 3(5) 1(3), 2(2), 3(2) 

HOA 7 1(1), 2(1), 3(1) 1(2), 2(2), 3(2) 1(0), 2(1), 3(1) 1(3), 2(3), 3(3) 1(3), 2(3), 3(3) 1(3), 2(3), 3(3) 1(3), 2(3), 3(3) 1(2), 2(2), 3(3) 1(2), 2(2), 3(2) 

HOA 8 1(4), 2(3), 3(3) 1(3), 2(3), 3(4) 1(3), 2(3), 3(3) 1(1), 2(4), 3(4) 1(4), 2(5), 3(5) 1(4), 2(4), 3(4) 1(3), 2(4), 3(3) 1(4), 2(4), 3(5+) 1(4), 2(3), 3(3) 

HOA 9 1(1), 2(1), 3() 1(2), 2(1), 3() 1(1), 2(0), 3() 1(1), 2(1), 3(0) 1(2), 2(1), 3(1) 1(2), 2(0), 3(0) 1(1), 2(1), 3(1) 1(1), 2(1), 3(1) 1(1), 2(0), 3(0) 

HOA 
10 

1(1), 2(0), 3(0) 1(2), 2(2), 3(1) 1(3), 2(0), 3(0) 1(1), 2(1), 3(0)) 1(1), 2(1), 3(0) 1(2), 2(2), 3(1) 1(2), 2(2), 3(1) 1(1), 2(1), 3(0) 1(2), 2(1), 3(0) 
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1 OVERVIEW 

1.1 Background 

Yolk Property Group have been engaged by Taylor Burrell Barnett (TBB) to provide commentary and financial 

feasibility advice in relation to the Proposed Planning Framework (PPFW) associated with Housing 
Opportunity Areas (HOA) within the City of Joondalup.  Yolk Property Group (YPG) have been involved as 

requested through the consultation process, providing industry input as requested. 

This report identifies potential influences and the basis for these influences on underlying land values due to 
the Proposed Planning Framework.  It is not intended to be treated as a valuation of current land values or 
final development values. 

1.2 Summary 

For simplification of this report we have focused on the Housing Opportunity Area of Davallia Road to 

Warwick Centre (Warwick) and provided further commentary on how this relates to other Housing 
Opportunity Areas.  

The new Proposed Planning Framework will operate in parallel to the current Residential Design Codes WA (R-
Codes). State Planning Policy 7.3: Residential Design Codes Volume 2 – Apartments (A-Codes) along with any 

other state or local legislation.  Where there is a contradiction between the existing legislation and the 
Proposed Planning Framework, the contradiction has been noted in this report along with any potential  
influence on property value. 

The Proposed Planning Framework utilises a series of mechanisms including minimum setbacks, maximum 
storeys and revising the definition of open space to improve the development built-form outcomes.  The 

nominated setbacks in general are larger than those defined in the R-Codes and the revised open space 

definition could be considered a severer definition than that of the R-Codes.   

The Proposed Planning Framework mechanisms has the following influences on underlying value: 

 A reduction of site cover and therefore developable built-form area for each storey.  The decreased 
built-form area per storey results in an increased built form area that needs to be located on the 
second storey when compared to a similar sized dwelling built under the current R-Codes only.  Given 
second storey construction is at premium over single storey construction this will lead to an increased 
construction cost; 

 There is potential for decreased density due to setbacks defining lot size and not minimum areas as 
defined in the R-Codes. This potential influence becomes greater with the increasing density.  
Reduced density, ultimately increases the land value of new lots as the underlying land value is 
distributed across fewer lots; 

 Increase to landscaping costs due to the increased open space and minimum landscape requirements; 

 Increased final development value due to larger lots; 

 Increased final development values due to improved built-form and external areas. 

The above noted influences do not automatically mean that the underlying land values have decreased or 
increased in the Housing Opportunity Areas. 
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2 METHODOLOGY 

2.1 Housing Opportunity Areas 

The Proposed Planning Framework is applicable to the following Housing Opportunity Areas: 

 HOA 1:   Davallia Road to Warwick Centre; 

 HOA 2:   Greenwood Village; 

 HOA 3:   Sorrento Laneway Lots; 

 HOA 4:   Marmion Avenue to Greenwood Station; 

 HOA 5:   Whitfords Centre to Whitfords Station; 

 HOA 6:   Whitfords Station to Goollelal Drive; 

 HOA 7:   Belridge Centre to Edgewater Station; 

 HOA 8:   Edgewater Station to Trappers Drive; 

 HOA 9:   Heathridge; and 

 HOA 10:  East of Currambine Station. 

It is acknowledged that the new Housing Opportunity Area’s each have their own unique characteristics which 

influence many of the assumptions made throughout this report.  We have assumed the characteristics of 
each neighbourhood will result in a proportional change to input and for simplification we have analysed the 

Warwick HOA only.  The net result is the analysis conducted throughout this report will apply to each of the 

HOA’s identified, with each assumption changing proportionately.  A simplified example is, while the 
unimproved land value in each HOA may differ, so too will the improved land value and final sales price.  

Similarly, while construction costs may be higher or lower in one HOA than another due to buyer preferences 
for a higher or lower standard of finishes, so too will the final sales prices of the dwelling.  It is assumed that 
outcomes within one HOA will result in the same outcome within another HOA, albeit with different input and 

output values. 

2.2 Typology Grouping 

Several typologies have almost identical characteristics with only minor layout changes, some typologies have 

therefore been grouped together.  The following is summary of typology grouping: 

 Group One:  Typology 1,2 &3; 

 Group Two:  Typology 4; 

 Group Three:  Typology 5; 

 Group Four:  Typology 6; 

 Group Five:  Typology 7; 

 Group Six:  Typology 8, 9 & 10. 

2.3 Typical Pre-Subdivided Lot Size (Test Lot) 

As per typical development process in a density infill area, larger primarily residential lots will be subdivided 

into smaller subdivided residential lots.  In each typology group, the provided pre-subdivided lot size has been 
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analysed, it is acknowledged that the typologies are not restricted to the test lot size, in the instance that a 

larger lot is developed, outcomes across current and proposed regulations would proportionately increase 

2.4 Typical Post-Subdivided Lot Size & Floorplate (Residential Lot) 

For simplicity purposes final lot sizes, as well as dwelling floorplates have been averaged over the test lot.   

2.5 Building Envelope 

Current typical residential construction practice is to develop the entire permitted building envelope for a 
single storey dwelling and limit second storey construction to what is required.  Analysis has been completed 
maximising single storey floorplates and constructing second storey floorplates in line with comparable sized 

product within the local market and economics of the area.  Refer to Figure 2.5.1 for a typical two-storey small 
lot house for the area.  Given the Proposed Planning Framework will have an impact on development area on 

the ground plan, second storey floorplates will need to be larger to accommodate the same sized dwelling.  

Refer to Figure 1 for an example of plans under the proposed framework. 

2.6 Comparable (Current R-Codes vs PPFW) Modelling 

In order to assess the effect and viability of the proposed framework, each grouping has been analysed by 
comparing current development controls vs proposed development controls for each applicable legislation. 

  

Figure 2: Typical Current Two-Storey Figure 1: Proposed Framework 
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3 CURRENT PROPERTY MARKET | WARWICK 

3.1 Market Overview 

Warwick is situated 13 km’s south of the City of Joondalup and 16 km’s north of the City of Perth, comprising 

largely of single residential dwellings (92.7%) and villa/townhouse dwellings (7.3%). 

The following is a breakdown of property ownership: 

  Owner Occupied (fully owned):  40.4%; 

  Being Purchased:   39.5%; 

  Rented:     18.7%; 

  Other:     1.4%. 

The average age of residents is 42, with most households being made up of older couples with children 

(51.9%) and younger couples with children (32.9%). 

3.2 Average Dwelling Prices 

Average sales pricing provides a snapshot of typical available stock within a suburb as well as price 

expectations of buyers.  While relying on averages in isolation is problematic due to the range of variables 
that influence the average price it still provides an indication as to what buyer expectations are for a product 

as well as their likely maximum price-points for the respective area.  Average sales prices (Source: Realestate.com.au) 

for dwellings in the suburb of Warwick are: 

 3-bedroom x 2-bathroom x 2-car garage:   $521,000; 

 4-bedroom x 2-bathroom x 2-car garage:   $530,000.  

3.3 Recent Sales 

Refer to Figure 3 for a sample of recent sales and on the market properties in the Warwick area.  
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Figure 3: Sales Evidence 

3.4 Typical Dwelling Values 

After analysing both average sales prices and recent sales within the Warwick area the following typical 

dwelling prices for newly constructed dwellings on small lots have been determined:  

2-bedroom, 2-bathroom, double garage single storey dwelling:  $425,000 - $450,000; 

3-bedroom, 2-bathroom, double garage single storey dwelling:  $500,000 - $525,000; 

4-bedroom, 2-bathroom, double garage single storey dwelling:  $550,000 - $575,000; 

3-bedroom, 2-bathroom, double garage double storey dwelling:  $600,000 - $640,000; 

4-bedroom, 2-bathroom, double garage double storey dwelling:  $640,000 - $660,000. 

These prices provide a reference point for comparative purposes throughout this report. 

3.5 Land Value 

Recent land sales within the Warwick locality are provided in Figure 4, land value on a per meter basis is 
higher for smaller lot sizes, a reflection of the increased costs associated with producing the lots (higher 

headworks, civil costs etc.).  Land value typically represents 50-60% of the overall dwelling value. 
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Street Address Suburb 
Land 
Size Sale Price Sale Date 

2 Alroy Street Warwick 242 $290,000 19-Sep-18 

42A Dorchester Avenue Warwick 364 $360,000 16-Jul-18 

42B Dorchester Avenue Warwick 364 $360,000 07-Mar-18 

28A Waitara Crescent Greenwood 345 $325,000 03-Feb-19 

Figure 4 : Land Sales Evidence 

The following land rates have been adopted, based on the above market evidence and used throughout this 

report to show the effects of any reduced yield.: 

Lot Pricing 

Circa 750 m² R40 lot $1000 per m² 

Circa 750 m² R60 lot $1100 per m² 

Circa 350 m² lot $1000 per m² 

Circa 300 m² lot $1100 per m² 

Circa 250 m² lot $1200 per m² 

Circa 200 m² lot $1350 per m² 

Circa 150 m² lot $1500 per m² 

Figure 5: Average Lot Prices 
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4 VALUE INFLUENCES 

This report provides comment on the Proposed Planning Framework changes and the effects on development 
of land in the HOA’s.  The Proposed Planning Framework utilises a series of mechanisms including minimum 

setbacks, maximum storeys and revising the definition of open space to improve the development built-form 
outcomes.  The nominated setbacks in general are larger than those defined in existing legislation and the 

revised open space definition could be considered a severer definition than that of the existing legislation.   

The Proposed Planning Framework mechanisms has the following influences on underlying value: 

 Build costs; 

 Reduced potential densities; 

 Landscaping costs; 

 Increased value due to larger lot; 

 Increased end value due to improved design; 

This is explained further in the following sections. 

4.1 Build Costs (Decrease value) 

Given the increased setbacks, we have noted that this is likely to impact on the permitted building envelopes 
of new lots.  This is likely to lead to increased construction costs due to the higher costs of constructing 

second storey floorplates. Refer to Figure 1 and Figure 2 for typical floor plans under existing legislation and 
the proposed planning framework. These figures indicate an increased 2nd storey due to the decreased site 

cover. 

Typical constructions costs for one storey residential buildings are: 

$1,150-$1,400 per m² plus GST for typical residential construction (source RBB handbook). 

Construction of a two-storey dwelling typically adds circa 40% to the overall building cost (when compared to 
a single storey dwelling). 

Typical construction costs for two storey buildings are: 

 $1,700-$2,250 per m² plus GST for typical residential construction (source RBB handbook). 

Typical construction costs within the Warwick market are in the upper range of typical residential 

construction costs.  A rate of $1400 per m² has been adopted for single storey residential dwellings and 

$2,000 per m² for double storey dwellings. 

Apartments typically cost between $2,850 and $3,350 per m² for 2-3 storey walk up style apartments (source RBB 

handbook) (which is the typical product offering available in Warwick and permitted under the new regulations. 

A rate of $3,000 per m² has been adopted for two storey apartment construction costs; 

A rate of $3,300 per m² has been adopted for three storey apartment construction costs. 

4.2 Potential Density Reduction (Decrease Value) 

Increased setbacks, landscaping areas and open space requirements potentially reduced density through 

increased post-subdivision lot sizes.  This increases the overall cost of delivering dwellings as the new dwelling 
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has a higher underlying land value.  Refer to  for a simplified example. 

4.3 Landscaping Costs (Decrease Value) 

Typical landscaping costs including plant supply, installation, irrigation, mulch and soil preparation are 

between $2,500 and $5,000 per lot, depending on lot size, landscape area and plant selection.  Plants would 

typically be made up of smaller trees, shrubs and ground cover costing between $10 and $20 each with a 
smaller number of 45 litre plantings, typically costing $100 each.  The cost of supply, irrigation, preparation 

and mulching is typically $20 per m². 

Proposed changes will increase landscaping costs due to increased costs associated with more developed 

plant stock and larger landscaped areas.  The lowest price-point for required plant stock specified in the PPFW 

is outlined in Figure 6. 

Small Tree (100 L) $260 (minimum) 

Medium Tree (200 L) $400 (minimum) 

Large Tree (500 L) $1650 (minimum) 

Figure 6: Plant Stock Pricing 

These costs are largely considered to be additional costs as there will still be a requirement to plant smaller 
sized stock.  Minimum landscaped areas have also been imposed, which will also add to the cost of 

landscaping overall.  It is difficult to determine the exact cost of larger landscaping areas as they are 

dependent on the exact form of landscaping selected.  For analytical purposes it has been assumed that an 
additional $2,000 in landscaping costs would apply to a 350 m² lot, which has been applied on a sliding scale 

to other lot sizes.  A summary of average additional costs is provided in Figure 7.   

  
700 m² lot 

245 m² 
landscaping 

350 m² lot 
87 m² 

landscaping 

300 m² lot 
60 m² 

landscaping 

250 m² lot 
50 m² 

landscaping 

200 m² lot 
40 m² 

landscaping 

150 m² lot 
30 m² 

landscaping 

  Number Cost Number Cost Number Cost Number Cost Number Cost Number Cost 

Large Trees 2 $3,300 1 $1,650 0 $0 0 $0 0 $0 0 $0 

Medium Trees 4 $1,600 1 $400 1 $400 1 $400 1 $400 1 $400 

Small Trees 12 $3,120 4 $1,040 3 $780 2 $520 2 $520 1 $260 

Additional 
Landscaping 

 $4,000  $2,000  $1,715  $1,428  $1,143  $857 

Total   $12,020   $5,090   $2,895   $2,348   $2,063   $1,517 

Figure 7: Increased Landscaping Costs 

The replacement of paved driveways or landscaping areas with permeable paving is understood to be optional 
and the cost implications have therefore not been analysed, however it is noted that this is a more expensive 
design option.   

Landscaping costs have been sourced from either RBB handbook or nursery price lists.  Any implications 
associated with increased BAL ratings due to landscaping requirements have not been analysed. 

4.4 Larger Lots (Increase Value) 

In the case of density reduction this will lead to larger lot sizes and hence should lead to an underlying 

increase in lot value dependent on market conditions.  We do not believe that this increase in value will fully 

offset the potential decrease in value attributable to the decreased value from density reduction. 
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4.5 Improved Design (Increase Value) 

The Proposed Planning Framework is anticipated to lead to improved built-form outcomes, which in turn is 
likely to lead to a market willingness to pay a premium for an improved product offering.  It is difficult to 

determine the exact premium the market would be willing to pay, and it is likely to fluctuate between 

products and locations, however we anticipate that, on average, a 5% premium would be accepted by the 
market. 
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5 TYPOLOGY COMMENTRY 

5.1 Group One (Typology 1, 2 & 3) 

5.1.1 Tested Pre-Subdivided Lot Size 

The tested pre-subdivided lot size under this typology is an 18 meter by 38-meter lot, totalling 684 m² 

5.1.2 R30 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 
Current zoning restrictions prevent side by side green title subdivision (due to the requirement of a minimum 

lot frontage of 10 meters).  Typical subdivision would either be a green title battle axe block (requiring a 
minimum lot size of 410 m²) or two survey strata lots (with average lot sizes of 308 m² after allowing for a 

common driveway). 

R30 zoning allows for 55% site coverage, providing two building envelopes of 188m² each. 

Proposed Planning Framework 
The proposed planning framework allows for subdivision into two survey strata lots (within this typology 
group) with an average size of 308 m².  The proposed planning framework does not provide a sufficient 

building envelope to develop single storey 188 m² dwellings, thus a second storey is required 

Build Costs 

Current R-Codes 

Estimated construction costs are $263,200 for a single storey dwelling of 188 m². 

Proposed Planning Framework 

Estimated construction costs are $376,000 for a double storey dwelling of 188 m². 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $2,895 per dwelling. 

Potential Density Reduction 
In is not anticipated that any material reduction in density would result in R-30 coded lots.   

Increased Lot Size 
In is not anticipated that the framework would lead to an increased lot size. 

Improved Design 

Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 

improved built form outcome. 

Summary 

Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 
outcome.  There will be a ceiling on this increased value beyond which it is anticipated that purchasers would 

look to alternate dwelling types (such as apartments) or move to a comparable location.  The anticipated cost 

increase associated with delivering a like for like dwelling under this typology is primarily due to increased 
underlying construction costs. 
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5.1.3 R40 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 

Current zoning restrictions prevent side by side green title subdivision (due to the requirement of a minimum 
lot frontage of 10 meters).  Typical subdivision would be three survey strata lots with average lot sizes of 200 
m² each.  R40 zoning allows for 55% site coverage and survey strata lots allow for the inclusion of common 

areas in calculations.  Each dwelling would therefore have an average building envelope of 125 m². 

Proposed Planning Framework 

The proposed planning framework allows for subdivision into two survey strata lots with average size of 308 

m².  Sufficient building envelope is achievable to construct two single storey dwellings of 125 m² each. 

Build Costs 

We do not project an effect on the construction cost due to the framework. 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $2,895 per dwelling. 

Potential Density Reduction 
It is anticipated that it is likely a reduction in density would occur under this typology group within R40 coded 

lots, resulting in a higher underlying land component for post subdivided dwellings and thus increased overall 

dwelling prices.  Underlying land values are estimated as follows: 

Current R-Codes 

Estimated land value is $270,000 per 200 m² lot ($1,350 per m²). 

Proposed Planning Framework 

Estimated land value is $338,800 per 308 m² lot ($1,100 per m²). 

Increased Lot Size 
Due to the anticipated density reduction it is anticipated that there will be a small increase in lot value. 

Improved Design 
Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 

improved built form outcome. 

Summary  
Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 

outcome and a larger lot.  There will be a ceiling on this increased value beyond which it is anticipated that 
purchasers would look to alternate dwelling types (such as apartments) or move to a comparable location.  

The anticipated cost increase associated with delivering a like for like dwelling under this typology is primarily 

due to increased underlying land and construction costs. 

5.1.4 R60 Comparison 

R60 is not applicable to this typology group. 
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5.2 Group Two (Typology 4 | Laneways) 

5.2.1 Tested Pre-Subdivided Lot Size 

The tested pre-subdivided lot size under this typology is an 18 meter by 47-meter lot, totalling 705 m² 

5.2.2 R30 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 
Current zoning restrictions prevent side by side green title subdivision (due to the requirement of a minimum 
lot frontage of 10 meters).  Typical subdivision would be subdividing the lot into two green title lots, with one 

fronting the primary road and the second fronting the laneway. 

R30 zoning allows for 55% site coverage, providing two building envelopes of 194 m² each and lot sizes of 352 
m². 

Proposed Planning Framework 
Proposed regulations allow for subdivision into two green title lots of circa 352 m² each.  

The proposed planning regulation framework does not provide a sufficient building envelope to develop single 

storey 194 m² dwellings, thus a second storey is required. 

Build Costs 

Current R-Codes 
Estimated construction costs are $271,600 for a single storey dwelling of 194 m². 

Proposed Planning Framework 

Estimated construction costs are $388,000 for a double storey dwelling of 194 m². 

The detached nature of the garage to each dwelling reduces the cost of constructing the garage (as it remains 

single storey), therefore a credit of $24,000 has been applied to construction costs, resulting in a net 

construction cost of $364,000. 

Landscape Costs 

Increased landscaping requirements are anticipated to add circa $5,090 per dwelling. 

Potential Density Reduction 

In is not anticipated that any material reduction in density would result in R-30 coded lots.   

Increased Lot Size 
In is not anticipated that the framework would lead to an increased lot size. 

Improved Design 
Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 

improved built form outcome.  The ability to separate the construction of the garage from the main dwelling 

is also considered advantages. 

Summary 

Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 
outcome.  There will be a ceiling on this increased value beyond which it is anticipated that purchasers would 
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look to alternate dwelling types (such as apartments) or move to a comparable location.  The anticipated cost 

increase associated with delivering a like for like dwelling under this typology is primarily due to increased 
construction costs. 

5.2.3 R40 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 
Current planning regulations allow for subdivision of the lot into three survey strata lots of circa 215 m² each 
with a common driveway of 60 m².  R40 zoning allows for 55% site coverage and survey strata lots allow for 

the inclusion of common areas in calculations.  Each dwelling would therefore have a building envelope of 129 

m². 

Proposed Planning Framework 

Proposed planning framework regulations have no material difference between R30 zoning and R40 zoning. 

Build Costs 
We do not project an effect on the construction cost due to the framework. 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $5,090 per dwelling. 

Potential Density Reduction 

It is anticipated that it is likely a reduction in density would occur under this typology group within R40 coded 
lots, resulting in a higher underlying land component for post subdivided dwellings and thus increased overall 

dwelling prices.  Underlying land values are estimated as follows: 

Current R-Codes 

Estimated land value is $290,250 per 215 m² lot ($1,350 per m²). 

Proposed Planning Framework 
Estimated land value is $352,000 per 352 m² lot ($1,000 per m²). 

Increased Lot Size 
Due to the anticipated density reduction it is anticipated that there will be a small increase in lot value. 

Improved Design 

Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 
improved built form outcome. 

Summary  
Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 

outcome and a larger lot.  There will be a ceiling on this increased value beyond this it is anticipated that 

purchasers would look to alternate dwelling types (such as apartments) or move to a comparable location.  
The anticipated cost increase associated with delivering a like for like dwelling under this typology is primarily 

due to increased underlying land costs. 

5.2.4 R60 Comparison (Current R-Codes vs PPFW) 
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Probable Development Outcomes 

Current R-Codes 
Current planning regulations allow for the lot to be subdivided into four survey strata lots of circa 150 m² each 

(with a common driveway of 105 m²).  R60 zoning allows for 60% site coverage and survey strata lots allow for 
the inclusion of common areas in calculations.  Each dwelling would therefore have a building envelope of 105 
m² each (for a single storey residence).  Such a small building envelope, relative to land values would warrant 

the construction of a second storey.  Construction of a two storey 175 m² dwelling has been analysed, in line 
with typical development in the area. 

Proposed Planning Framework 

Proposed planning framework regulations have no material difference between R40 zoning and R60 zoning. 

Build Costs 

Current R-Codes 
Estimated construction costs are $350,000 for a double storey dwelling of 175 m². 

Proposed Planning Framework 

Estimated construction costs are $350,000 for a double storey dwelling of 175 m². 

The detached nature of the garage to each dwelling reduces the cost of constructing the garage (as it remains 

single storey), therefore a credit of $24,000 has been applied to construction costs, resulting in a net 
construction cost of $326,000. 

Landscape Costs 

Increased landscaping requirements are anticipated to add circa $5,090 per dwelling. 

Potential Density Reduction 

It is anticipated that it is likely a reduction in density would occur under this typology group within R60 coded 

lots, resulting in a higher underlying land component for post subdivided dwellings and thus increased overall 
dwelling prices.  Underlying land values are estimated as follows: 

Current R-Codes 
Estimated land value is $225,000 per 150 m² lot ($1,500 per m²). 

Proposed Planning Framework 

Estimated land value is $352,000 per 352 m² lot ($1,000 per m²). 

Increased Lot Size 

Due to the anticipated density reduction it is anticipated that there will be a small increase in lot value. 

Improved Design 

Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 

improved built form outcome.  The ability to separate the construction of the garage from the main dwelling 
is also considered advantages. 

Summary  
Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 

outcome and a larger lot.  There will be a ceiling on this increased value beyond this it is anticipated that 

purchasers would look to alternate dwelling types (such as apartments) or move to a comparable location.  
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The anticipated cost increase associated with delivering a like for like dwelling under this typology is primarily 

due to increased underlying land costs. 
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5.3 Group Three (Typology 5) 

5.3.1 Tested Pre-Subdivided Lot Size 

The tested pre-subdivided lot size under this typology is a truncated 23 meter by 23.5-meter lot, totalling 786 

m² 

5.3.2 R30 Comparison (Current R-Codes vs PPFW) 

R30 development requires minimum lot sizes of 300 m² per lot, this typology is therefore not attainable on 

the tested lot size. 

5.3.3 R40 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 
The dual frontage nature of these lots permits subdivision into three green title lots of circa 262 m² per lot. 

R40 zoning allows for 55% site coverage, providing a building envelope of 144 m² per dwelling. 

Proposed Planning Framework 
Proposed regulations allow for subdivision into three green title lots of circa 262 m² each.  

The proposed planning regulation framework does not provide a sufficient building envelope to develop single 
storey 144 m² dwellings, a second storey is therefore required. 

Build Costs 

Current R-Codes 
Estimated construction costs are $201,600 for a single storey dwelling of 144 m². 

Proposed Planning Framework 
Estimated construction costs are $288,000 for a double storey dwelling of 144 m². 

Landscape Costs 

Increased landscaping requirements are anticipated to add circa $2,348 per dwelling. 

Potential Density Reduction 

In is not anticipated that any material reduction in density would result in R-40 coded lots.   

Increased Lot Size 

In is not anticipated that the framework would lead to an increased lot size. 

Improved Design 
Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 

improved built form outcome. 

Summary  

Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 

outcome.  There will be a ceiling on this increased value beyond this it is anticipated that purchasers would 
look to alternate dwelling types (such as apartments) or move to a comparable location.  The anticipated cost 

increase associated with delivering a like for like dwelling under this typology is primarily due to increased 
construction costs. 
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5.3.4 R60 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 

Current planning regulations allow for subdivision of the lot into five green title lots of circa 157 m² each (all 
lots would have minimum 10 metre frontage requirements).  R60 zoning allows for 60% site coverage, each 
dwelling would therefore have a building envelope of 94 m² each (for a single storey residence).  Such a small 

building envelope, relative to land values would warrant the construction of a second storey.  Construction of 
a two-storey 175 m² dwelling has been analysed, in line with current development within the area. 

Proposed Planning Framework 

Proposed planning framework regulations have no material difference between R40 zoning and R60 zoning. 

Build Costs 

We do not project an effect on the construction cost due to the framework 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $2,348 per dwelling. 

Potential Density Reduction 
It is anticipated that it is likely a reduction in density would occur under this typology group within R60 coded 

lots, resulting in a higher underlying land component for post subdivided dwellings and thus increased overall 

dwelling prices.  Underlying land values are estimated as follows: 

Current R-Codes 

Estimated land value is $235,500 per 157 m² lot ($1,500 per m²). 

Proposed Planning Framework 

Estimated land value is $314,400 per 262 m² lot ($1,200 per m²). 

Increased Lot Size 
Due to the anticipated density reduction it is anticipated that there will be a small increase in lot value. 

Improved Design 
Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 

improved built form outcome. 

Summary  
Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 

outcome and a larger lot.  There will be a ceiling on this increased value beyond this it is anticipated that 
purchasers would look to alternate dwelling types (such as apartments) or move to a comparable location.  

The anticipated cost increase associated with delivering a like for like dwelling under this typology is primarily 

due to increased underlying land and increased construction costs. 
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5.4 Group Four (Typology 6) 

5.4.1 Tested Pre-Subdivided Lot Size 

The tested pre-subdivided lot size under this typology is a 19 meter by 38-meter lot, totalling 722 m² 

5.4.2 R30 Comparison (Current R-Codes vs PPFW) 

R30 development requires minimum lot sizes of 300 m² per lot, this typology is therefore not attainable on 
the tested lot size. 

5.4.3 R40 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 

Current zoning restrictions prevent side by side green title subdivision (due to the requirement of a minimum 
lot frontage of 10 meters).  Typical subdivision would be three survey strata lots with average lot sizes of 210 

m² each.  R40 zoning allows for 55% site coverage and survey strata lots allow for the inclusion of common 
areas in calculations.  Each dwelling would therefore have a building envelope of 132 m². 

Proposed Planning Framework 

Proposed regulations allow for subdivision into three survey strata lots with average size of 210 m² each. 

The building envelope is insufficient to construct a single storey dwelling of 132 m², requiring the addition of a 

second storey. 

Build Costs 

Current R-Codes 
Estimated construction costs are $184,800 for a single storey dwelling of 132 m². 

Proposed Planning Framework 

Estimated construction costs are $264,000 for a double storey dwelling of 132 m². 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $2,063 per dwelling. 

Potential Density Reduction 
In is not anticipated that any material reduction in density would result in R-40 coded lots.   

Increased Lot Size 

In is not anticipated that the framework would lead to an increased lot size. 

Improved Design 

Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 
improved built form outcome. 

Summary 

Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 
outcome.  There will be a ceiling on this increased value beyond which it is anticipated that purchasers would 

look to alternate dwelling types (such as apartments) or move to a comparable location.  The anticipated cost 
increase associated with delivering a like for like dwelling under this typology is primarily due to increased 



Page 21 of 27 

underlying construction costs. 

5.4.4 R60 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 
Current zoning restrictions prevent side by side green title subdivision (due to the requirement of a minimum 
lot frontage of 10 meters).  Typical subdivision would be four survey strata lots with average lot sizes of 155 

m² each and a 102 m² common driveway.  R60 zoning allows for 60% site coverage, each dwelling would 
therefore have a building envelope of 108 m² each (for a single storey residence).  Such a small building 

envelope, relative to land values would warrant the construction of a second storey.  Given the limitations of 

the proposed building envelope construction of a 3*2*2 dwelling of 155 m² per lot has been analysed. 

Proposed Planning Framework 

Proposed planning framework regulations have no material difference between R40 zoning and R60 zoning. 

Build Costs 
We do not project an effect on the construction cost due to the framework. 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $2,063 per dwelling. 

Potential Density Reduction 

It is anticipated that it is likely a reduction in density would occur under this typology group within R60 coded 
lots, resulting in a higher underlying land component for post subdivided dwellings and thus increased overall 

dwelling prices.  Underlying land values are estimated as follows: 

Current R-Codes 

Estimated land value is $232,500 per 155 m² lot ($1,500 per m²). 

Proposed Planning Framework 
Estimated land value is $283,500 per 210 m² lot ($1,350 per m²). 

Increased Lot Size 
Due to the anticipated density reduction it is anticipated that there will be a small increase in lot value. 

Improved Design 

Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 
improved built form outcome. 

Summary  
Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 

outcome and a larger lot.  There will be a ceiling on this increased value beyond this it is anticipated that 

purchasers would look to alternate dwelling types (such as apartments) or move to a comparable location.  
The anticipated cost increase associated with delivering a like for like dwelling under this typology is primarily 

due to increased underlying land costs. 
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5.5 Group Five (Typology 7) 

5.5.1 Tested Pre-Subdivided Lot Size 

The tested pre-subdivided lot size under this typology is an 18 meter by 38-meter lot, totalling 684 m² 

5.5.2 R30 Comparison (Current R-Codes vs PPFW) 

R30 development requires minimum lot sizes of 300 m² per lot, this typology is therefore not attainable on 
the tested lot size. 

5.5.3 R40 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 

Current zoning restrictions prevent side by side green title subdivision (due to the requirement of a minimum 
lot frontage of 10 meters).  Typical subdivision would be three survey strata lots with average lot sizes of 200 

m² each.  R40 zoning allows for 55% site coverage and survey strata lots allow for the inclusion of common 
areas in calculations.  Each dwelling would therefore have an average building envelope of 125 m². 

Proposed Planning Framework 

The proposed planning framework allow for subdivision into three green title lots of circa 228 m² each.  

The proposed planning regulation framework does not provide a sufficient building envelope to develop single 

storey 125 m² dwellings, thus a second storey is required. 

Build Costs 

Current R-Codes 
Estimated construction costs are $175,000 for a single storey dwelling of 125 m². 

Proposed Planning Framework 

Estimated construction costs are $250,000 for a double storey dwelling of 125 m². 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $2,063 per dwelling. 

Potential Density Reduction 
In is not anticipated that any material reduction in density would result in R-60 coded lots 

Increased Lot Size 

In is not anticipated that the framework would lead to an increased lot size. 

Improved Design 

Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 
improved built form outcome. 

Summary  

Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 
outcome.  There will be a ceiling on this increased value beyond this it is anticipated that purchasers would 

look to alternate dwelling types (such as apartments) or move to a comparable location.  The anticipated cost 
increase associated with delivering a like for like dwelling under this typology is primarily due to increased 
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construction costs. 

5.5.4 R60 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 
Current zoning restrictions prevent side by side green title subdivision (due to the requirement of a minimum 
lot frontage of 10 meters).  Typical subdivision would be four survey strata lots with average lot sizes of 150 

m² each and an 84 m² common driveway.  R60 zoning allows for 60% site coverage, each dwelling would 
therefore have a building envelope of 102 m² each (for a single storey residence).  Such a small building 

envelope, relative to land values would warrant the construction of a second storey.  Given the limitations of 

the proposed building envelope construction of a 155 m² dwelling per lot has been analysed. 

Proposed Planning Framework 

Proposed planning framework regulations have no material difference between R40 zoning and R60 zoning. 

Build Costs 
We do not project an effect on the construction cost due to the framework. 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $2,063 per dwelling. 

Potential Density Reduction 

It is anticipated that it is likely a reduction in density would occur under this typology group within R60 coded 
lots, resulting in a higher underlying land component for post subdivided dwellings and thus increased overall 

dwelling prices.  Underlying land values are estimated as follows: 

Current R-Codes 

Estimated land value is $225,000 per 150 m² lot ($1,500 per m²). 

Proposed Planning Framework 
Estimated land value is $273,600 per 228 m² lot ($1,200 per m²). 

Increased Lot Size 
Due to the anticipated density reduction it is anticipated that there will be a small increase in lot value. 

Improved Design 

Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 
improved built form outcome. 

Summary  
Yolk Property Group feel the appreciative purchaser would pay a small premium for a good built form 

outcome and a larger lot.  There will be a ceiling on this increased value beyond this it is anticipated that 

purchasers would look to alternate dwelling types (such as apartments) or move to a comparable location.  
The anticipated cost increase associated with delivering a like for like dwelling under this typology is primarily 

due to increased underlying land costs. 
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5.6 Group Six (Typology 8, 9 & 10) 

5.6.1 Tested Pre-Subdivided Lot Size 

The tested pre-subdivided lot size under this typology is a 22.5 meter by 33-meter lot, totalling 742 m². 

Analysis has been completed for the Neighbourhood Activity Centre, applying the General Controls as 

appropriate. 

5.6.2 R30 Comparison. 

R30 Coding is only applicable to Typology 8.  Under current regulations the anticipated built form outcome 
would be for two single storey residential dwellings.  Comparing an apartment outcome to single residential 

dwellings is not practical.  The Proposed Planning Framework provides for up to 4 multi-residential dwellings 

on the one lot, if this outcome was to be implemented it would likely lead to an increase in density.  The likely 
outcome would be for dwellings delivered at similar price-points to current market pricing, with a higher built 

form cost component and lower underlying land cost component when compared to single residential 
dwellings. 

5.6.3 R40 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 

Current R-Codes provide for a maximum two-storey development, a plot ratio of 0.6 and minimum open 

space of 45%.  Site coverage is therefore 55%, providing for a building envelope of 408 m² and the maximum 
permitted floorplate is 445 m², which would be delivered across two storeys.  The typical number of dwellings 

deliverable from 445 m² is 6 dwellings, which would require a minimum of 8 car bays (depending on exact 
dwelling configuration). 

Proposed Planning Framework 

The proposed planning framework, by way of increased setbacks and landscaping areas reduces the building 
envelope to 156 m² and allows for a maximum two storey development, with the second storey having an 

increased floorplate (195 m²).  The total deliverable floorplate is therefore 351 m², allowing for 5 dwellings, 
again across two storeys.  Car parking requirements are a minimum of 7 car bays (depending on exact 

dwelling configuration). 

Build Costs 
The build rate will be similar between the current and proposed framework. 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $12,020 to the overall development. 

Potential Density Reduction 

Individual dwelling make-up depends on numerous factors, it is therefore more prudent to analyse density 
reduction in deliverable floor areas.  It is anticipated that the Proposed Planning Framework would result in a 

reduction in density by 27%. See following summary: 

 Current Codes:  445m2 of internal built-form (6 dwellings); 

 Planning Framework: 351m2 of internal built-form (5 dwellings). 
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Increased Lot Size 

This is not applicable to the multiple residential developments. 

Improved Design 

Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 

improved built form outcome. 

Summary 
Yolk Property Group feel the appreciative purchaser would pay a premium for a good built form outcome.  
However, the loss of density in this comparison is significant. 

5.6.4 R60 Comparison (Current R-Codes vs PPFW) 

Probable Development Outcomes 

Current R-Codes 
Current R-Codes provide for a maximum three-storey development, a plot ratio of 0.7 and minimum open 

space of 45%.  Site coverage is therefore 55%, providing for a building envelope of 408 m² and the maximum 
permitted floorplate is 519 m², which would be delivered across two storeys.  The typical number of dwellings 

deliverable from 519 m² is 7 dwellings, which would require a minimum of 9 car bays (depending on exact 
dwelling configuration). 

Proposed Planning Framework 
The proposed planning framework, by way of increased setbacks and landscaping areas reduces the building 
envelope to 156 m² and allows for a maximum three storey, with the second storey having an increased 

floorplate (195 m²) and the third storey having a reduced floorplate (136 m²).  The total deliverable floorplate 
is therefore 487 m², allowing for 6 dwellings across the three storeys.  Car parking requirements are a 

minimum of 8 car bays (depending on exact dwelling configuration). 

Build Costs 

Current R-Codes 
Two-storey development is estimated at $3,000 per m², total construction costs are therefore $1,557,000 for 
the 519 m². 

Proposed Planning Framework 

As the development is forced into a third storey the construction rate will increase overall.  Three-storey 
development is estimated at $3,300 per m², total construction costs are therefore $1,607,100 for the 487 m². 

Landscape Costs 
Increased landscaping requirements are anticipated to add circa $12,020 to the overall development. 

Potential Density Reduction 

Individual dwelling make-up depends on numerous factors, it is therefore more prudent to analyse density 
reduction in deliverable floor areas.  It is anticipated that the Proposed Planning Framework would result in a 

reduction in density by 6%, increasing the underlying land costs of each dwelling by this factor. 

See following summary: 

 Current Codes:  519m2 of internal built-form (7 dwellings); 

 Planning Framework: 487m2 of internal built-form (6 dwellings). 
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However, site dependent we would anticipate the framework would be used as a guideline only and the same 

density outcomes may be achieved over three storeys. 

Increased Lot Size 

This is not applicable to the multiple residential developments. 

Improved Design 
Due to improved design outcomes it is anticipated that there will be a small increase in lot value related to the 

improved built form outcome. 

Summary 

Yolk Property Group feel the appreciative purchaser would pay a premium for a good built form outcome.  

However, the loss of density in this comparison is a factor but may be able to be designed to meet a 
comparable plot ratio site dependent.  The increase to a larger third storey does lead to an increased 

construction rate. 
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6 SUMMARY 

Overall the Proposed Framework will have a major effect on the development outcome of properties located 
in the Housing Opportunity Areas.  

In some instances, the Proposed Planning Framework will lead to a decrease in of density which will have a 
negative impact on value, however the impact could be slightly offset by the increase in lot size. 

The decreased site cover will also lead to more of the dwelling being located on the upper storeys and 

therefore an increased construction cost. 

Yolk Property Group believe that an improved design outcome is achieved under the Proposed Planning 
Framework compared to current regulations, which should lead to a market willingness to pay a premium 
when compared to current stock.  It is difficult to determine the exact value increase that the market would 

be willing to absorb as there is a price ceiling in each area before purchasers move to a more aspirational 

area. 

 




