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Suite 9, 20 Gibberd Road 

Balcatta, WA, 6021 

0409 206 093 

jarrad@jmbcoastal.com.au 

State Planning Policy 7.0 assessment statement – 16/18 Myaree Way, Duncraig 

The following document sets out how our proposed grouped dwelling development at 16 and 18 Myaree Way, 

Duncraig addresses the 10 Design Principles of the abovementioned Policy. Each Design Principle is outlined 

below with a brief statement explaining how our proposed design aligns. Words underlined in italics are direct 

excerpts from the Policy. 

1. Context and character

Our design enhances the current characteristic of the area. The brand-new dwellings will positively contribute to

the streetscape of Myaree Way. The new residences will tie in well with the relatively modern neighbouring

houses. In addition this development delivers appropriate densities that are consistent with projected population

growth. City of Joondalup has a higher proportion of residents aged 60 or older than that of Greater Perth,

meaning this over-55’s proposal will assist in meeting the demand from older residents. Given the close

proximity to community facilities, shops and parks as well as the servicing from a major public transport bus

route the location is able to be sustained by existing transport, green and social infrastructure.

It should be noted that our proposal is considerate of local context as we see it as complimentary to the over-55

approved apartment complex at 57 Marri Road, Duncraig (600m away).

2. Landscape quality

We have shown proposed landscaping for the project in our submission. The tree and plant species adopted will

be in line with Council regulations with a focus on hearty plants that don’t require significant watering. We have

focused a large amount of soft landscaping on the streetscape to soften the impact of the development,

including the required visitor car bay. The inclusion of 4 verge trees and a significant volume of garden beds at

the front of the property will improve the existing streetscape.

In our view the amount of landscaping being adopted preserves the green infrastructure of the area and once

mature will be an improvement on the volume of greenery on the block currently. All areas will be reticulated,

ensuring the ease of long-term management and maintenance.

3. Built form and scale

The built form and scale of this development is appropriate for its setting as our design was heavily focused on

mitigating the potential for negative amenity impacts on the neighbouring properties. The following points

emphasise this: 

• Minimal boundary walls, and only adopted to ensure house orientation maximises natural light

exposure. When adopted they abut non-sensitive areas of the neighbour properties.

• Building heights are compliant and consistent with the area

• Orientation of the houses has been done to define open spaces by enclosing them

• Minimal front setback variation and the open space at the front of the dwellings was done for good solar

exposure but also to reduce the effect of building bulk on the streetscape
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4. Functionality and build quality 

• Our design has ensured flexible and adaptable spaces that maximise their utilisation. The units are 

designed to be forever homes for their residents and accommodate future requirements. Minor 

modifications can be made as residents age with all disabled access and living requirements being met.  

• The buildings will be constructed with materials that are easy to maintain and weather well over time. 

The double brick construction accompanied with colorbond steel roofing will ensure the long-term 

viability of the build. Upgrading is easily achievable in the future. 

• The open plan design with internal living areas flowing out to the outdoor living is an example of 

providing spaces to facilitate good relationships to other spaces. The flush door levels and minimal 

gradients around the whole site also enable ease of use. 

 

5. Sustainability 

• Water usage will be minimised across the developments with the use of dual flush toilets, minimal turf 

usage (other than Council verge) and adopting water efficient plants. 

• The orientation of the units ensures maximum solar penetration to the living areas, via the outdoor 

living areas. 

• The adoption of roof solar systems will significantly reduce the grid power energy consumption. 

• R4 insulated ceilings assists with thermal performance. We have also ensured that the level of glazing 

throughout the development is sufficient for natural light but not excessive to the point of undermining 

thermal performance 

6. Amenity 

• Mitigating negative impacts on surrounding buildings was a major focus of our design. We have ensured 

that boundary walls only abut non-sensitive areas of the surrounding neighbours. The scale of the 

design was maintained to ensure no overshadowing issues. 

• We consider the rooms to be adequately sized and believe we have struck the right balance between 

the size of the dwellings and functionality of their use. All room sizes are appropriate for dwellings of 

this type, are easily accessible for the elderly / disabled future residents and are easy to use and furnish , 

as evidenced by the furniture placement on the floorplans. We have ensured good levels of daylight 

with building orientation that captures the northern sun whilst also maintaining the visual privacy of 

future residents and neighbours.  

• Internal storage was a focus with each unit having a designated store area 

• Ease of access was a major focus and is achieved via flush external door openings and the adoption of 

site levels that enable easy access for visitors and residents. 

7. Legibility 

• Both pedestrian and vehicle access through the development is well defined and compliant with 

relevant regulations.  

• The ground levels of the lot were considered extensively to ensure easy access around the site, 

especially to allow for wheelchair access, which is a must for a development of this nature. 

• Internally each unit has clearly identifiable spaces with easy to follow layouts. The open plan living areas 

adopted are considered essential in a development targeting the over-55 / dependent person 

community. Secondary bathrooms and bedrooms are grouped together and each unit has a designated 

drying court area plus areas for services (air-conditioning units, hot water systems) that are tucked 

away, not hindering aesthetics.  

 



• The use of front fences and fence separation to the rear provides clear distinction between public 

(common property) and private spaces.   

8. Safety 

• The design of each unit ensures that passive street surveillance is possible from a habitable room in each 

dwelling as well as through the translucent entry doors. The plan for this development is to incorporate 

a security alarm system to all units. The entry points are clearly defined, and front movement sensors 

will ensure they are well-lit. 

• Sight lines to driveway traffic from the entry points of the houses and from the front visitor bay were a 

focus to ensure pedestrian safety. The visitor bay is located at the front of the lot for convenience and to 

reduce traffic flow to the communal driveway. 

9. Community 

• This proposal has been initiated to respond to a clear need for the City of Joondalup to provide 

affordable housing options for its ageing population. Given the location of these lots in such close 

proximity to shops, community facilities and public transport we believe that this development will 

respond to local community needs 

• The dwellings are suitable for people with disability and can accommodate change over time as they are 

designed to enable assistance infrastructure to be easily installed (e.g. handrails) in the future. 

• There are slight variations in design between the units that allows this development to cater for the full 

spectrum of people that fall within the “aged / dependent person” category.  

• Having like minded and aged residents within the same lot also facilitates social interaction. 

10. Aesthetics 

• The dwellings will be aesthetically pleasing and a vast improvement on those currently located at the 

addresses. The materials being adopted and the colour schemes being proposed will benefit the area.  

• The scale of the buildings, orientation and extensive natural vegetation at the front streetscape will 

ensure that they are inviting to the eye. 

• Finished examples of our previous projects can be seen at our website www.jmbcoastal.com.au. We 

pride ourselves on the quality and aesthetic appeal of our houses as well as their architectural design 

features.  

 

 

 

 

 

 

 

 

http://www.jmbcoastal.com.au/
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25 June 2020 

JMB Coastal 
Suite 9 / 20 Gibberd Road 
Balcatta WA 6021 

Attention: Jarrad Tate 

Dear Jarrad, 

16-18 MYAREE WAY – SPP 5.4 REQUIREMENTS 

JMB Coastal have requested that Marshall Day Acoustics (MDA) provide acoustic advice in relation to a 
proposed residential development at 16-18 Myaree Way, Duncraig. 

The proposed development comprises 6 residential units and is located approximately 70 metres east of 
Marmion Avenue within the City of Joondalup. The site plan is included as Appendix A  of this letter. 

The PlanWA online planning maps provided by the Department of Planning, Lands and Heritage indicate that 
Marmion Avenue would be classified as ‘Other significant freight/traffic route’ under State Planning Policy 
No. 5.4 Road and Rail Noise (SPP 5.4) and the proposed development site is within the trigger distance for 
SPP 5.4. 

MDA have reviewed the site and undertaken a screening assessment in accordance with the SPP 5.4 Road 
and Rail Noise Guidelines (September 2019). Based on the site location relative to Marmion Ave and the 
noise screening that would be provided by houses between, the relevant Exposure Category applicable to 
the development is Quiet House A. The requirements for Quiet House A are included as Appendix B of this 
letter. 

We understand that JMB Coastal have already implemented most of the Quiet House A construction 
requirements to the satisfaction of the City of Joondalup, however there are some residual concerns 
regarding incomplete implementation of the package for some of the outdoor living areas. MDA has been 
engaged to provide professional advice and guidance regarding the application of the policy in regard to this 
aspect of the project. 

The example construction for Quiet House A is: 

At least one outdoor living area located on the opposite side of the building from the transport 
corridor and/or at least one ground level outdoor living area screened using a solid continuous 
fence or other structure of minimum 2 metres height above ground level. 

We understand that JMB Coastal have provided the City with reasons why they cannot fully implement this 
aspect of Quiet House A at all outdoor areas, including incompatibility with other applicable planning policies 
(i.e. fence height and locations). 

SPP 5.4 allows for deviations from the standard Quiet House packages and MDA have been requested to 
review the site layout including locations of outdoor living areas and advise as to whether the outdoor noise 
targets are likely to be achieved. 
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MDA review comments 

As deemed-to-comply measures, the SPP 5.4 Quiet House packages are nominated based on a conservative 
assessment approach, with the intention being that this would address a typical worst-case situation. 
However, the policy does allow for more detailed, site specific assessments to be carried out by a suitably 
qualified professional1 to determine the noise mitigation requirements needed to meet the noise targets. 
While a full detailed assessment has not been conducted, professional judgement based on a desktop 
analysis has been used to assess noise at the most affect outdoor areas. 

Figure 1 shows an aerial photograph with a cross section of the terrain between Marmion Avenue and the 
development site (highlighted blue). 

Figure 1: Aerial photograph and terrain cross section (Source: Google Earth) 

 

Figure 1 shows the following: 

• There are houses and fences between Marmion Avenue and the development site, which will provide 
effective shielding of traffic noise 

• Online mapping indicates that Marmion Avenue sits at an elevation below the development site 
(estimated to be around 2 m). This will improve the effective shielding provided by buildings and fences, 
further reducing noise levels at the site 

Whilst a detailed assessment would be required to confirm the specific noise levels, we consider the site to 
be a low risk of exceeding the noise targets due to the topographical layout and distance from the road, the 
screening provided by existing buildings, and the traffic speed and volumes on Marmion Avenue.  
Furthermore, once the proposed building is complete, additional screening due to the built form would be 
provided to all but one of the outdoor areas (Unit 6 alfresco area). 

 

1 Marshall Day Acoustics satisfies all the requirements that are listed in the SPP 5.4 Guidelines. 
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Since a detailed assessment has not been conducted, it is considered appropriate to apply the Quiet House A 
packages to ensure that acceptable indoor noise levels are achieved; however, we do not consider that it is 
appropriate to strictly apply the package requirements for all the outdoor areas given the site constraints 
regarding fence heights/locations, and the relatively low risk of exceeding the noise target. This approach is 
considered to be consistent with the ‘reasonable and practical’ considerations referred to in Section 6 of 
SPP 5.4 

Yours sincerely, 

MARSHALL DAY ACOUSTICS PTY LTD 

 

Ben Beverley 

Senior Consultant 
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APPENDIX A SITE PLAN 
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APPENDIX B SPP 5.4 – QUIET HOUSE A TREATMENTS 
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