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5 DEVELOPMENT SERVICES 

5.4 LATE REPORT: NO.  3 (LOT: 47; D/P: 11 77) BULWER AVENUE, P ERTH - EXISTING AND 

PROPOSED ALTERATIONS  TO SINGLE HOUSE 

TRIM Ref: D18/112084 

Author:  Clair Morrison, Urban Planner  

Authoriser: Luke Gibson, A/Director Development Services  

Ward: South 

Attachments: 1. Attachment 1 - Consultation and Location Map ᶓ  

2. Attachment 2 - Municipal Heritage Inventory Listing ᶓ  

3. Attachment 3 - Development Plans ᶓ  

4. Attachment 4 - Written Submissions ᶓ  

5. Attachment 5 - Heritage Impact Statement ᶓ  

6. Attachment 6 - Determination Advice Notes ᶓ   
  

  

RECOMMENDATION:  

That Council, in accordance with the provisions of the City of Vincent Local Planning Scheme No. 2 
and the Metropolitan Region Scheme, APPROVES the application for existing and proposed 
alterations and additions to the single house at No. 3 (Lot: 47; D/P: 1177) Bulwer Avenue, Perth, in 
accordance with the plans included as Attachment 3 subject to the following Conditions and 
associated Advice Notes as included in Attachment 6: 

1. This approval relates only to the following as shown on the approved plans and contained 
within the written submission dated 5 September 2018: 

¶ replacement of the gutter; 

¶ the installation of the downpipes; 

¶ the retention of the installed moisture vents; 

¶ the replacement of the cornice with Federation Style fiberglass; 

¶ the retention of the installed ceilings throughout the dwelling; 

¶ the retention of the ceiling rose in bedroom one; 

¶ the installation of skirting boards in the lounge room; 

¶ the replacement of the side gate; 

¶ the replacement of glass in the front door (facing Bulwer Avenue); and 

¶ the replacement of pathway tiles; 

No other development forms part of this approval; 

2. Prior to the commencement of works, the applicant is to submit details demonstrating that the 
proposed side gate matches the original fabric of the existing gate, in accordance with the 
Cityôs Policy No. 7.6.1 Heritage Management ï Development Guidelines for Heritage and 
Adjacent Properties, to the satisfaction of the City of Vincent; 

3. Prior to the commencement of works, the applicant is to submit details demonstrating that the 
proposed glass and lead lighting within the front door facing Bulwer Avenue reflects the 
original Federation Style of the Single House, in accordance with the Cityôs Policy No. 7.6.1 ï 
Heritage Management ï Development Guidelines for Heritage and Adjacent Properties, to the 
satisfaction of the City of Vincent; 

4. Prior to the commencement of works, the applicant is to submit details demonstrating that the 
proposed tiled pathway reflects the original Federation Style of the single house in accordance 
with the Cityôs Policy No. 7.6.1 Heritage Management ï Development Guidelines for Heritage 
and Adjacent Properties, to the satisfaction of the City of Vincent; 

COM_20180911_AGN_3133_AT_SUP_files/COM_20180911_AGN_3133_AT_SUP_Attachment_10770_1.PDF
COM_20180911_AGN_3133_AT_SUP_files/COM_20180911_AGN_3133_AT_SUP_Attachment_10770_2.PDF
COM_20180911_AGN_3133_AT_SUP_files/COM_20180911_AGN_3133_AT_SUP_Attachment_10770_3.PDF
COM_20180911_AGN_3133_AT_SUP_files/COM_20180911_AGN_3133_AT_SUP_Attachment_10770_4.PDF
COM_20180911_AGN_3133_AT_SUP_files/COM_20180911_AGN_3133_AT_SUP_Attachment_10770_5.PDF
COM_20180911_AGN_3133_AT_SUP_files/COM_20180911_AGN_3133_AT_SUP_Attachment_10770_6.PDF
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5. Prior to the commencement of works, the applicant is to submit details demonstrating that the 
proposed skirting boards match the original fabric and Federation Style of the single house, 
in accordance with the Cityôs Policy No. 7.6.1 ï Heritage Management ï Development 
Guidelines for Heritage and Adjacent Properties, to the satisfaction of the City of Vincent 

6. The applicant is to provide decorative ceiling features throughout the dwelling so as to reflect 
the original Federation  Style of the Single House, in  accordance with the Cityôs Policy 
No. 7.6.1 ï Heritage Management ï Development Guidelines for Heritage and Adjacent 
Properties. The applicant is required to submit details/plans of the features prior to the 
commencement of works, to the satisfaction of the City of Vincent; and 

7. All stormwater produced on the subject land shall be retained on site, by suitable means to the 
full satisfaction of the City. 

 

PURPOSE OF REPORT: 

To consider an application for development approval for existing and proposed alterations to the existing Single 
House at No. 3 Bulwer Avenue, Perth (subject site). 

PROPOSAL:  

This application seeks approval for various existing and proposed additions and alterations to the existing 
single house, which relate to both the internal and external features of the single house. 

BACKGROUND:  

Landowner: Justin Mortley 

Applicant: Justin Mortley 

Date of Application: 16 May 2018 

Zoning: MRS: Urban 
LPS2: Zone: Residential R Code: R50 

Built Form Area: Residential 

Existing Land Use: Single House 

Proposed Use Class: Single House 

Lot Area: 369m² 

Right of Way (ROW): Yes, privately owned, 3.0 metres 

Heritage List: Yes 

 
The subject site is located on the southern end of Bulwer Avenue, with the closest intersection being that of 
Bulwer Avenue and Bulwer Street, as shown in Attachment 1. The subject site is bound by a privately owned 
right-of-way to the west, Bulwer Avenue to the east, and single houses to the north and south. To the east of 
the subject site is Highgate Primary School. 
 
The existing single house forms part of both the Cityôs Scheme Heritage List and Municipal Heritage Inventory 
(MHI), with the latter recommending the highest level of protection for the site. The MHI listing is titled óBulwer 
Avenue Groupô and includes houses Nos. 3-19 Bulwer Avenue, Perth. The MHI listing can be found in 
Attachment 2. 
 
On 13 December 2017, the City received an anonymous complaint that alleged that the façade of the dwelling 
on the subject site had been rendered. Administration undertook a site inspection, which revealed that white 
render had been applied to elevations of the dwelling over the existing painted, tuck-pointed brickwork and 
lower limestone base. This form of alteration requires development approval as it is not exempt by way of the 
Planning and Development (Local Planning Schemes) Regulations 2015. On 15 December 2017, a request 
was made to the landowner to immediately cease all building works affecting the single house, and to either 
reinstate the original façade or seek development approval for alterations. The applicant claims to have 
rendered the façade to repair the water damage that had occurred to the limestone. On 9 January 2018, 
another site inspection was undertaken by Administration revealing that a pale blue-grey paint had been 
applied over the render since the initial site inspection. Administration contacted the landowner to reiterate 
the request to cease all works. 
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The landowner did not want to the remove the render from the façade and on 16 May 2018, lodged an 
application for development approval for the alterations, seeking approval for the following: 
 

¶ The retention of the existing (unauthorised) rendering of the external walls and two chimney stacks; 

¶ The retention of the replaced gutter and the installed six additional downpipes; 

¶ The retention of the installed external moisture vents; 

¶ The retention of the replaced windows for bedrooms one and three, which were replaced with new glass 
and frame materials (metal in lieu of original wood); 

¶ The retention of the replaced decorative concrete on the façade of the building; 

¶ The retention of the replaced internal ceilings throughout the dwelling;  

¶ The retention of the installed ceiling rose in bedroom one; 

¶ The retention of the replaced cornice, which was replaced with Federation Style fibreglass in lieu of the 
existing wood cornice; and 

¶ The removal of skirting boards in lounge room, which are proposed to be replaced. 
 
The proposed alterations and additions to the existing house that form part of this application are as follows: 
 

¶ The installation of skirting boards in the lounge room; 

¶ The replacement of the existing gate; 

¶ The replacement of the glass in the front door with decorative glass and lead lighting; and 

¶ The replacement of the concrete pathway with federation style tiles. 
 
The development and floor plans are included in Attachment 3, the written statement and building inspection 
report are included in Attachment 4 and the submitted Heritage Impact Statement is contained as Attachment 
5. The works require development approval on the basis that the alterations and additions go beyond órepairs 
and routine maintenance that demonstrate replacing material with like for like that do not change the 
appearance of a heritage place, such as general repainting, re-decoration, re-roofing and repair of existing 
roof coversô, as stipulated by the Cityôs Heritage Management ï Development Guidelines Policy. 
 
The applicant paid a fee that is three times that of a standard application fee, which encompasses the 
processing fee of the development application and a penalty for commencing development prior to approval 
being issued.  

DETAILS:  

Summary Assessment 

The table below summarises the planning assessment of the proposal against the provisions of the City of 
Vincent Local Planning Scheme No. 2 (LPS2), and the Cityôs Heritage Management ï Development Guidelines 
Policy. In each instance where the proposal requires the discretion of Council, the relevant planning element 
is discussed in the Detailed Assessment section following from this table. 
 

Planning Element 
Use Permissibility/ 
Deemed-to-Comply 

Requires the Discretion 
of Council 

Heritage Management   V 

Detailed Assessment 

The deemed-to-comply assessment of the element that requires the discretion of Council is as follows: 
 

Heritage Management 

Deemed-to-Comply Standard Proposal 

Building Scale, Bulk and Mass 
 
A.2.1 The additions and alterations: 
 
1. do not alter the original facade(s) or roof pitch; 
2. are clearly distinguishable from the original part of 

the heritage place to be conserved; 

 
 
The application involves numerous discrete 
elements, some of which affect the heritage 
value of the site. 
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Heritage Management 

Deemed-to-Comply Standard Proposal 

3. are based on research that can identify the 
elements, detailing and finishes already used; 

4. do not obscure or alter an element that 
contributes to the significance of the place; 

5. maintain an existing vista or view lines to the 
principal facade(s) of a heritage place; and 

6. are positioned and sized to ensure that the 
prominence of significant parts of the heritage 
listed place are retained. 

 
The proposal does not meet the specified deemed-to-comply standard and is discussed in the Comments 
section below. 

CONSULTATION/ADVERTI SING: 

Community consultation was undertaken in accordance with the Planning and Development (Local Planning 
Schemes) Regulations 2015, for a period of 14 days commencing on 5 June 2018 and concluding on 18 June 
2018. Community consultation was undertaken by means of written notifications being sent to surrounding 
landowners, as shown in Attachment 1, and a notice being published on the Cityôs website. In response, one 
submission was received; objecting to the proposal due to the loss of heritage value as a result of the render. 
 
The applicant sough to address this concern within the submitted HIS included in Attachment 5. This concern 
is discussed in the Comments section of this report. 

Design Review Panel (DRP): 

Referred to DRP: Yes 
 
The application was referred to the DRP on 2 August 2018 to seek comments on the heritage considerations 
of the proposal. The comments provided from the DRP can be summarised as follows: 
 

¶ The Bulwer Avenue Group has a management category A, meaning the place has been identified as 
requiring the maximum level of protection and that conservation of the place is essential; 

¶ The significance of No. 3 Bulwer Avenue is the placeôs materials, including its masonry elements, overall 
form (including the projecting front bays), its aesthetic values and contribution as a single storey house 
constructed in the Federation Arts and Crafts style; 

¶ The rendering of the front façade has resulted in the previous brick finish, details such as brick arches to 
the window heads and textured finish to the parapet, no longer being evident; 

¶ The impact of the render has considerable impact to the place and has diminished the cultural heritage 
values of the individual place and the Bulwer Avenue Group; and 

¶ Due to the cultural heritage values, and the place requiring the highest level protection, the cement render 
to the front façade of No. 3 Bulwer Avenue should be removed. 

LEGAL/POLICY:  

¶ Planning and Development Act 2005; 

¶ Planning and Development (Local Planning Schemes) Regulations 2015; 

¶ City of Vincent Local Planning Scheme No. 2; 

¶ Policy No. 4.1.5 ï Community Consultation; 

¶ Policy No. 4.1.22 ï Prosecution and Enforcement; and 

¶ Policy No. 7.6.1 ï Heritage Management ï Development Guidelines for Heritage and Adjacent Properties. 

Delegation to Determine Applications: 

This matter is being presented to Council for determination at the request of the landowner. 



COUNCIL BRIEFING AGENDA 11 SEPTEMBER 2018 

Item 5.4 Page 8 

RISK MANAGEMENT IMPL ICATIONS:  

It is Administrationôs view that there are minimal risks to Council and the Cityôs business function when Council 
exercises its discretionary power to determine a planning application. 

STRATEGIC IMPLICATIO NS: 

The Cityôs Strategic Plan 2013-2023 states: 
 
ñNatural and Built Environment 
 
1.1 Improve and maintain the natural and built environment and infrastructure.ò 

SUSTAINABILITY IMPLI CATIONS:  

Nil. 

FINANCIAL/BUDGET IMP LICATIONS:  

Nil. 

COMMENTS: 

Cultural Significance and Heritage Management 
 
The Cityôs Heritage Management ï Development Guidelines Policy requires any alteration to a heritage listed 
place to conserve the characteristics identified in the statement of significance. The subject site forms part of 
the óBulwer Avenue Groupô on the Cityôs MHI, along with house nos. 3-19 Bulwer Avenue, Perth. This listing is 
Management Category A ï Conservation Essential, which provides the highest level of protection. The MHI 
listing for the subject site is included in Attachment 2. The MHI listing includes the following statement of 
significance for the Bulwer Avenue Group: 
 

Notable and intact turn of the twentieth century development of detached houses in the Federation Anglo 
Dutch and Arts and Crafts styles, which occupies the length of the whole street block opposite the 
Highgate Primary & Infants Schools. 

 
The Acceptable Development Criteria within the Cityôs Heritage Management ï Development Guidelines Policy 
are as follows: 
 

¶ Development within zones, spaces and fabric of the place identified as significant is conserved and/or 
adapted in a manner that protects the significant heritage values; 

¶ The alterations and additions that do not alter the original façade or roof pitch; 

¶ are based on research that can identify the elements, detailing and finishes already used; 

¶ Do not obscure or alter an element that contributes to the significance of the place; 

¶ New doors or windows in the principal facades(s) visible from the street are avoided, or if openings are 
visible, they are proportionally related to those of the heritage place, unless concealed from view from the 
principal street frontage; 

¶ Walls, roof and fences are complementary to the heritage place in terms of materials, finishes, textures 
and paint colours and are appropriate to its architectural style. 

 
The corresponding Performance Criteria states that any alterations should be respectful and compatible with 
the fabric and should not alter or obscure fabric that contributes to the historical significance of the site. 
 
Based on the MHI listing, it is considered that the primary characteristics of the existing house are its 
Federation style of architecture which includes brickwork facades, pitched rooves, bay windows and 
verandahs. As such, all existing and proposed works must be considered in the context of how they contribute 
to this Federation Style and the Design Principles of the Cityôs Heritage Management ï Development 
Guidelines Policy.  
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Existing (Unauthorised) Alterations and Additions 
 
In considering the replacement of gutter, installed downpipes and moisture vents, replaced cornices (with 
Federation Style fiberglass in lieu of the existing wood), installation of new ceilings throughout the dwelling and 
installation of the ceiling rose in bedroom one, the following is relevant: 
 

¶ The replacement of the gutter and the six additional downpipes, and installation of the external moisture 
vents are considered to assist with the ongoing preservation and maintenance of the heritage listed 
building.  

¶ The colours chosen for the gutters and downpipes reflect the existing colours of both this single house, 
prior to the render, and other houses within the óBulwer Avenue Groupô. As such, they are not considered 
to compromise the cultural heritage of the building. 

¶ The cornices, whilst not being replaced with the original fabric are considered to replicate the original 
Federation Style of the single house, and therefore, not compromise the cultural heritage or character of 
the single house. 

¶ The replacement of gutter, installed downpipes and moisture vents, replaced cornices with Federation 
Style fiberglass and installation of the ceiling rose in bedroom one does conserve, and is sympathetic to 
the original Federation Style of the single house, which distinctly contributes to the historical and cultural 
significance of the place. 

¶ The replacement of gutter, installed downpipes and moisture vents, replaced cornices with Federation 
Style fiberglass and installation of the ceiling rose in bedroom one is compatible with the original fabric 
and does not alter the elements that contributes to the significance of the place. 

¶ The replacement of gutter, installed downpipes and moisture vents and installation of the ceiling rose in 
bedroom one respects the cultural heritage significance, with respect to materials used, and the 
Federation Anglo Arts & Crafts architectural style. 

¶ The replacement of gutter, installed downpipes and moisture vents, replaced cornices with Federation 
Style fiberglass and installation of the ceiling rose in bedroom one promotes and encourages the retention 
of characteristics that contribute to, and promote the significance of the heritage place. 

¶ The replacement of gutter, installed downpipes and moisture vents and installation of the ceiling rose in 
bedroom one ensures the prominence of the significant original materials and colours are retained. 

¶ Whilst the external moisture vents are not considered to compromise the cultural heritage of the building 
due to the size and location, they have been painted to reflect the colour of the existing (unauthorised) 
render of the single house. As such, should Council approve the moisture vents and not approve the 
unauthorised render, it would be recommended that a condition be imposed requiring the colour to reflect 
the original fabric of the building. 

¶ The previous skirting boards have been removed but not yet replaced, and as such, there is opportunity 
to install skirting boards that reflect the existing character of the cultural significance of óBulwer Avenue 
Groupô. As such, should Council approve the removal of the skirting boards, it is recommended that a 
condition be imposed to ensure that new skirting boards will be installed that reflect the Federation Style, 
as detailed in the written submission that forms Attachment 4. 

¶ The replaced ceilings throughout the dwelling (with the exception of bedroom one) are flat, white ceilings 
which do not contribute to the Federation Style of the single house. Administration does not support this 
current state, but it would be open to support the retention of the ceiling, subject to the imposition of a 
condition to require the provision of decorative features in the original Federation Style, such as the 
decorative rose in bedroom one. 

 
Based on the above, it is considered that the works generally align with the both the intent and the performance 
criteria of the Heritage Management ï Development Guidelines Policy, or can be made to be way of 
appropriate conditions. It will therefore be recommended that they be approved. 
 
In considering the external alterations and additions, in the form of render of the external façade and two 
chimney stacks, the retention of the replaced decorative concrete, the retention of the replaced windows, the 
following is relevant: 
 

¶ The render, windows and decorative concrete feature does not restore or conserve, and is not 
sympathetic to the original face brick of the single house, which distinctly contributes to the historical and 
cultural significance of the place; 

¶ The rendering of the façade and chimney stacks, replacement of windows and decorative concrete feature 
is not compatible with the original fabric and alters the elements that contributes to the significance of the 
place; 

¶ The render façade and chimney stacks and replacement of windows does not respect the cultural heritage 
significance, with respect to materials used, and the Federation Anglo Arts & Crafts architectural style;  
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¶ The render, replacement of windows and decorative concrete feature does not promote and encourage 
the retention of characteristics that contribute to, and promote the significance of the heritage place; 

¶ The render façade and chimney stacks, and replacement of windows does not ensure the prominence of 
the significant original materials are retained; 

¶ The submitted HIS notes that ñthe rendering works diminishes the heritage significance of the Bulwer 
Avenue Group through the uses of materials and surface finishes which are not appropriate to the original 
fabric and do not complement the architectural style of the Bulwer Avenue.ò; 

¶ The works do not contribute to the federation style of the dwelling and are considered to significantly 
compromise the cultural significance of the building and character of the entire óBulwer Avenue Groupô. 

¶ The submitted building inspection report does not make reference to the condition of this decorative 
portion of concrete and as such, it is clear whether this portion of the external works were necessary to 
repair. 

 
Based on the above, it is considered that this aspect of the application does not align with the intent nor the 
performance criteria of the Heritage Management ï Development Guidelines Policy. 
 
It will therefore be recommended that Council approve only some components of the application. 
 
Proposed Alterations and Additions 
 
The proposed alterations and additions include: 
 

¶ the installation of new skirting boards in the lounge room; 

¶ the replacement of the existing side gate; 

¶ the replacement of the glass door that faces Bulwer Avenue with decorative glass and lead lighting; 

¶ the replacement of the pathway from concrete to federation style tiles. 
 
Based on the information provided, the above elements are considered to be sympathetic to the original 
federation style of the development and appropriately conserve the cultural significance of the óBulwer Avenue 
Groupô. Should the works be undertaken in a similar fabric, colours and style, the works will contribute to the 
historical and cultural significance of the place and be consistent with the intent and the performance criteria 
of the Heritage Management ï Development Guidelines Policy. 
 
As such, it is recommended that the above works are approved, subject to the imposition of conditions to 
ensure an appropriate heritage outcome for the site. 
 
Heritage Rectification and Conservation 
 
It is noted that, should any existing (unauthorised) works not be approved, Administration will formally direct 
the landowner to rectify these works by reinstating the existing single house to the condition prior to the works 
being undertaken, in accordance with the Cityôs Policy No. 4.1.22 ï Prosecution and Enforcement. 
 
The HIS provides some information regarding the impact of render to the original fabric. The HIS states that it 
is recommended the applicant ñensure future building maintenance does not remove or damage the original 
fabric of the building, or the use of new materials; and ensure any cleaning to the original fabric is low-pressure, 
non-abrasive and non-chemicalò. As the concrete render and acrylic paint is intrusive to the original stone and 
masonry wall, the removal of the render may lead to further damage to the original limestone and masonry. As 
such, it is vital that any removal / rectification works are undertaken using non-abrasive and non-chemical 
techniques generally in accordance with the recommendations contained within the HIS. 
 
In this regard, Administration has contacted plasterers and stonemasons that specialise in heritage 
management and protection, regarding the removal of render from masonry heritage buildings. Based on the 
advice received, it is noted that the render may lead to moisture becoming trapped under the render, and will 
result in the breakdown of the original fabric, although the painting of the original limestone and masonry 
façade will assist in mitigating the impact of removing the render. Any damage caused can be rectified through 
replacement of like-for-like materials or repointing with suitable lime mortar. 
 
Conclusion 
 
The application seeks approval for both existing and proposed works associated with an existing heritage 
dwelling. Some of the works are considered to comply (or are capable of complying) with the statement of 
significance, the Federation Style character of the óBulwer Avenue Groupô, reflect the existing materials used   
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and align with the intent and performance criteria of the Heritage Management ï Development Guidelines 
Policy, whilst some do not, as follows. 
 
It is considered that the following works do not compromise the cultural significance of the heritage listed 
building and are supported. 
 

¶ The retention of the replaced gutter and the installed six additional downpipes;  

¶ The retention of the installed external moisture vents; 

¶ The retention of the replaced cornice, which was replaced with Federation Style fiberglass in lieu of the 
existing wood cornice;  

¶ The retention of the installed ceiling rose in bedroom one; and 

¶ The removal of skirting boards in lounge room, which are proposed to be replaced. 
 
It is considered that the following works do compromise the cultural significance of the heritage listed building 
and are not supported. 
 

¶ The retention of the existing (unauthorised) rendering of the external walls and two chimney stacks; 

¶ The retention of the replaced windows frames for bedrooms one and three, which were replaced with 
metal in lieu of original wood; 

¶ The retention of the replaced decorative concrete on the façade of the building; and 

¶ The retention of the replaced ceilings throughout the dwelling, in their current condition. 
 
As such, it will be recommended that Council approve the application, but limit the scope of the approval to 
those elements that are considered acceptable or that would be acceptable subject to conditions. The other, 
unacceptable, elements would not form part of the approval and would, in effect, be refused. 
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