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ADISCLAIMER:

Lot boundaries drawn on survey are

based on landgate plan only. Survey does not
include title search and as such may not show
easements or othet interests not,shown on plan.
Title should be checked to verify all lot details

and for any easements or other interests which
may affect building on the proparty. +
ADISCLAIMER:

Survey does not include verification of cadastral
boundaries. All features and levels shown are
based on orientation to existing pegs and fences
only which may not be on correct cadastral alignment.
Any designs based or dependent on the location of
existing features should have those features®
Ibcation verified in relation to the true boundary.

ADISCLAIMER:

Survey shows visible features only and will not
show locations of underground pipes or conduits
for internal or mains services. Verification of
the location of all internal and mains services
#hould be confirmed prior to finalisation of any
ggsiqn ‘work.

ADISCLAIMER:

Cottage & Engineering surveys accept no
responsibility for any physical on site changes to

the parcel or portion of the parcel of land shown

on this survey it ing any adjoini i

Igvels and features that have occurred after the

date on this survey. All Sewer details plotted

#om information supplied by Water Corporation.
ADISCLAIMER:

Due to lack of survey marks/pegs, all building offset
dimensions & features are approximate only and

positioned from existing pegs/fences and walls which

may not be on the correct alignment and are to be

verified when repegged. Any design that involves

additions to any structures shown or portion of structures
remaining after any demolition has taken place requires
boundaries to be repegged and exact offsets provided
to your designer/architect before any plans are produced
and before any work is started on site.
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This report has been prepared by Urbanista Town Planning based on behalf of the
landowners of No. 385 Bulwer Street, West Perth, in support of the development application
for the demolition of the existing single house and the construction of a two storey
development comprising four multipole dwellings.

The report provides a comprehensive assessment and endorsement of the proposal in
accordance with the relevant principles and objectives of the Residential Design Codes and
the City’'s Town Planning Scheme and relevant local planning policies. The report provides
a summary of the site particulars and addresses all relevant planning legislation and
policies.

Urbanista Town Planning is positive that the information presented in this document will
assist to facilitate a recommendation of approval from the administration when its report is
presented to Council for determination.

+—CONTRASTING
RENDER

LOUVRE PANEL

2572

6.893

257

2572

Design Advisory Committee

The building has been presented to the City’s Design Advisory Committee (DAC) on two
occasions as part of the pre-planning process and has incorporated a number of changes
at the suggestion of the DAC to improve its overall appearance and functionality.

A summary and assessment against the recommendations of the DAC is presented on
page 9 of the report.
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SITE DETAILS AND CONTEXT
Lot Description

The subject site is known as No. 395 Bulwer Street, West Perth. The site is has an area of
376sgm with a length of 30.18m and a width of 12.47m.
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Figure 1: Survey Plan of No. 395 Bulwer Street, West Perth
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There is a 3m wide Right-of-Way (ROW) at the rear of the site which has its entrance of
Gallop Street. Including the subject site, access to the ROW is restricted to a total of four
properties. An extract of the certificate of title diagram is shown below which demonstrates
that the subject property has rights to use this privately owned right of way.
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Figure 2: Certificate of Title Diagram for No. 395 Bulwer Street, West Perth

Site Context

The site is situated in an excellent location and in close proximity to a number of places of
interest. The Perth CBD and the town centres of Leederville, Mount Lawley, North Perth
and Northbridge are located within 1.5km of the site. In addition, the site is also located
approximately 250m from Charles Street and Fitzgerald Street, which provides easy access
to the Perth CBD, Kwinana Freeway and the northern suburbs.

The site is also within a short walking distance of several regional recreational open spaces
and facilities including Beatty Park Aquatic Centre, Hyde Park Botanical Gardens,
Robertson Park Tennis Courts and Dorrien Gardens. Figure 3 shows the subject site in

relation to these places of interest.
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Figure 3: Location Plan

Existing Development and Streetscape

The subject site currently accommodates an existing single storey residential dwelling
which is proposed to be demolished as part of the proposal. The surrounding area is
generally characterised by Federation Bungalows constructed circa 1910.

None of the dwellings in the immediate locality are listed on the City's Municipal Heritage
Inventory (MHI). Moreover, the adjacent dwelling at No. 393 Bulwer Street has recently
been demolished and will be replaced by two-storey multiple dwelling development. This
development is currently under construction.

Figure 4: Existing Dwelling
at No. 395 Bulwer Street
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Directions 2031 & Beyond Perth and Peel @ 3.5 million

The State Governments' Directions 2031 and Beyond, and more recently the draft Perth
and Peel @3.5million suite of documents, provide a long-term growth strategy for land use
and infrastructure provision for the Perth and Peel regions. Directions 2031 allocates a
target of 8,500 new dwellings for the City of Bayswater and Perth and Peel @3.5 million
allocates a target of 15,800 new dwellings.

A majority of these new dwellings will be required to be developed within and around the
City’s town centres and major arterial roads. Given the subject site is located within close
proximity to a number of town centres, major arterial roads and public transport locations, it
inevitable that increased density and development will occur within the area.

Development Control Policy 1.6 — Planning to Support Transit Use and Transit
Orientated Development

The intent of Development Control Policy 1.6 (DC 1.6) is to facilitate development within
close proximity of public transport. The main objectives of DC 1.6 are as follows:

* To promote and facilitate the use of public transport as a more sustainable
alternative to the private car for personal travel to employment and recreational
facilitates by enhancing and improving accessibility;

e To encourage spatial patterns of development that make it easier to plan and
efficiently operate public transport services;

* To encourage balanced public transport ridership along transit corridors by creating
places that are both destinations and points of departure;

o To ensure the optimal use of land within transit orientated precincts by encouraging
the development of uses that will benefit from their proximity to public transport; and

e FEstablishing high levels of amenity, safety, permeability, convenience and
integration in the urban form to promote walking and cycling with transit orientated
precincts.

The subject site is located along a high frequency bus route which therefore qualifies the lot
to fall within the DC 1.6. The site is well serviced by public transport and is within walking
distance to various local amenities.

The proposal encourages other uses of transport other than the private car and is
considered to be consistent with the general objectives of DC1.6 as it is providing
residential opportunities within close proximity to high frequency public transport.
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The proposal is for the demolition of the existing single dwelling and the construction of a
two storey residential building consisting of two multiple dwellings on the ground floor and
two multiple dwellings on the upper floor. Each multiple dwelling contains two bedrooms
and two bathrooms.

The ground floor dwellings are orientated towards Bulwer Street, with the outdoor living
area located within the front setback area. It is proposed that four car bays (one for each
dwelling) be located off the rear right of way and a 3m setback is provided to ensure
sufficient manoeuvring in and out of the property. The rear car parking area also includes
the store rooms and an area for bicycle parking in front of the vehicles on the walls of the
store rooms.

There is a communal access point located off the car parking area which provides access
to the ground floor dwellings as well as access to an internal stair case leading to the two
upper floor dwellings. There is also communal access located off Bulwer Street, which
provides access to the courtyards of the ground floor dwellings as well as access to a
second internal stair case.

At the recommendation of the City's Technical Services department, the bin store areas
have been located at the front of the property to allow the bins to be easily transferred to

Bulwer St for bin collection.

The proposed floor areas of the dwellings are as follows:

- Apartment Plot Ratio Area Courtyard/Balcony Area |

Unit 1 84sqm 17sqm
Unit 2 85sqm 17sgm
Unit 3 84sqm 15sgm
Unit 4 84sqm 15sgm

Landscaping has been provided on the ground floor area in the front courtyard to maintain a
pleasant interface between the street and the building. Landscaping is proposed within the
front setback area, the rear car park area as well as the internal courtyards. A 1m wide
planter box is proposed on the upper floor apartments fronting Bulwer Street as well at the
rear of the apartments off the balcony areas.

Additional landscaping has been introduced to the rear of the development, with a green
wall proposed above the garage in order to further address the City’s soft landscaping
requirement.
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The Design Advisory Committee (DAC) reviewed a design for the subject lot at its meeting
held on 23 March 2016. The main issues that were discussed at this meeting were:

e The location of the bin stores;

e The two storey boundary walls on the eastern and western boundaries;
* The design and height of the front fence;

e Visitor car parking;
s |nsufficient landscaping; and

e Several technical issues relating to the design of car bays, manouvering in and out
of car bays, truncations and bin storage.

Based on the comments made by the City's Planning and Technical Services Officers as
well as the Design Advisory Committee, several amendments to the plans were made and
resubmitted for consideration to the DAC at its meeting on 22 June 2016. The changes

included:

* The introduction of additional landscaping in the car park and courtyard areas as
well as the inclusion of planter boxes on the balconies on the front and rear

elevations;

e The removal of the two-storey boundary walls and the introduction of a side
setbacks ranging from 1.2m-2.2m;

* The bin stores being relocated to the rear car park area and therefore bin collection

from Gallop Street;

e The store rooms were removed from the upper floor balconies and placed in the car

park area; and

e |ncreased natural light and ventilation for the dwellings with the inclusion of internal

courtyards.

Whilst the DAC was satisfied that the design had managed to address a number of key
issues that were identified at the first presentation, further amendments were suggested at

the 22 June meeting.

The table notes the suggestions made by the DAC and our design response to those

suggestions:

DAC Recommendation

Revise the car parking area to
provide functional pedestrian
movement from the car bays to the
entrance.

Response

This has not been amended further as the design
currently does cater for pedestrian access from the
street to the rear car park area.

Resolve all outstanding technical
issues.

The plans have been amended to allow for a
screened bin storage area in the front entrance area
for units 3 and 4 and for units 1 and 2, the bins will
be places in the alfresco area. We do not consider
this an ideal outcome, however the City’s Technical

9
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Provide weather protection to the
front entrance off Bulwer Street.

Services Officers have advised that they will not
support the bins being collected from Gallop Street.
The plans have been amended to include an awning
projection over the external entrance to the building
from Bulwer Street.

Demonstrate on plans areas that
can accommodate deep soil zones
and mature canopy trees.

The plans have been amended to incorporate
additional landscaping. The inclusion of a green wall
at the rear of the development significantly improves
the soft landscaping component.

Resolve any overlooking issues from
balconies.

Maintain the established hedge and

consider transplanting the
Frangipani.

Reference and reinterpret the
architectural style of established

1930's and 1940’s developments in
the area.

It is considered that the proposal is compliant with
the design principles of the R Codes in relation to
visual privacy.

The plans have not been amended to incorporate
this suggestion as the City's local planning
framework does not necessitate such a requirement.
This suggestion from the DAC conflicts with the
intent of the development which is to create a
modern and contemporary style development.
Notwithstanding, facebrick has been incorporated
into the front elevation of the development to provide
articulation and separation between the dwellings
and to also provide reference an earlier architectural
style.

10
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PLANNING ASSESSMENT

Metropolitan Region Scheme and Town Planning Scheme No.1

The subject site is zoned ‘urban’ under the Metropolitan Region Scheme (MRS) and
Residential R80 in accordance with the City's Town Planning Scheme No. 1 (TPS1). In
addition to this, a multiple dwelling is a ‘P’ (permitted) use in a residential zone.

Residential Design Codes/City of Vincent Local Planning Policies

The proposed development has been assessed in accordance with the deemed-to-comply
and Design Principles of the Residential Design Codes and the City's Local Planning
Policies and the following written justification is provided.

Plot Ratio

The proposal demonstrates a total plot ratio area of 337sqgm. Based on a lot size of
376sgm, the application proposes a plot ratio of 0.89 and is therefore compliant with the
deemed-to-comply maximum of 1.0.

Building Height

In consideration of this provision, it should be noted that the R-Codes permit development
to a height of four storeys for areas zoned Residential R80. The City’'s local planning policy
relating to Development Guidelines for Multiple Dwellings, which applies to the site, permits
a maximum height of only two storeys.

Applicable Design Principles Deemed to Proposed
Rule Comply
R Codes | Building height that creates no adverse impact @ 2 storeys 2 storeys
Clause on the amenity of adjoining properties or the
6.1.2 — | streetscape, including road reserves and public | Pitch Roof
Building open space reserves, and where appropriate | Development
Height; and | maintains:
+ Adequate access to direct sun into @ External wall | Ranges from
City of buildings and appurtenant open spaces; | height - 6 | 6mto7m
Vincent +« Adequate daylight to major openings @ metres
Policy into habitable rooms,
7.4.8 - « Access to views of significance: Top of ridge - 9 | Ranges  from
Clause « Buildings present a human scale for A metres 7.35m to 8.5m
224 pedestrians;
s Building facades designed to reduce the
perception of height through design
measures; and
* Podium style development is provided
where appropriate.
11
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As illustrated in the table above, the proposal is compliant with the two-storey height limit
set out in the City's Policy 7.4.8, however the development proposes a variation to the
external wall heights as set out in Table 3 of the R Codes.

Notwithstanding the above, it is considered that the proposal demonstrates compliance with
the design principles of the R Codes based on the following:

e The application proposes a pitched roof in order to address the City's requirements
under the Residential Streetscape Policy. As a result of the pitched roof, a wall
height of 6m is required. The development complies with the 6m wall height
requirement at the front of the building, with the non-compliant component wall
height component occurring to the rear of the site. This is important from the
perspective of bulk and scale, with the wall height complying at the most important
section of the development — where it interacts with the street;

e The site slopes by nearly 2m from front to rear, which has been managed as best
possible within the design through reduced floor to ceiling heights to limit the impact
of bulk at the rear of the site;

e The height of the building is compliant at the Bulwer Street frontage, therefore
resulting in limited impact on the street;

s The orientation of the land means the additional height has limited impact on access
to light to adjoining properties;

» There are no views of significance apparent in the locality; and,

e The proposal presents as a two storey building, which is the clear intent of this
design element of the R-Codes.

In addition to the above, it is noted that the permitted in the R-Codes for heights in
Residential R80 areas is four storeys and that the R Codes permit boundary walls to wall
height of 7m.

In light of the above, it is considered that the variation to the wall height will not have an
undue impact on the neighbouring properties or the streetscape and therefore should be
supported by the City.

Street Setbacks

In accordance with the City’s Policy No. 3.2.1 relating to Residential Design Elements, the
primary street setback of the subject lot is to be based on the average of the street
setbacks of the five adjoining properties on the same side of the road and within the same
street block.

In this instance, the street block is confined to a total of two dwellings to the west of the
property and one to the right. The following setbacks have been estimated from the
measurement tool of the City's Public Intramaps program:

s No. 393 Bulwer Street — development under construction (approved at 2.048m)

¢ No. 401 Bulwer Street — 2.8 metres
o No. 405 Bulwer Street — 3.2 metres

12
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Average setback = 2.68 metres

The application proposes a primary street setback of 3.75m. Based on the calculated
average setback, the proposal is compliant with the City’s policy.

Lot Boundary Setbacks

Applicable Design Principles

Rule

R Codes | Buildings set back from boundaries or adjacent
Clause building so as to:

614 — Lot + Ensure adequate daylight, direct sun
Boundary and ventilation for buildings and the
Setbacks open space associated with them;

+ Moderate the visual impact of building
bulk on a neighbouring property,

* Ensure access to daylight and direct sun
for adjoining properties; and

« Assist with the protection of privacy
between adjoining properties.

Deemed to
Comply

Side and rear
setbacks in

accordance with
Table 5 of the R
Codes —
3 metres

Proposed

Ground Floor
South-East
Nil-1.2m

North-West
Nil-1.2m

South-West
(rear) = 3m

First Floor
South-East
1.2m-2.2m

North-West =
1.2m-2.2m

South-West
(rear) = 3m

In accordance with table 5 of the R Codes, all lots that have a width less than 14m are
required to have a minimum side and rear setback of 3m. The proposals illustrates
boundary walls on the ground floor with a portion of the wall setback 1.2m from the side
boundaries and the on the upper floors the walls are setback 1.2m-2.2m from the side

boundaries.

It is considered that the proposed setbacks are consistent with the design principles of the
R-Codes in the following ways;
e The lesser setback does not result in a perception of adverse building bulk when
viewed from the adjoining property;

¢ Due to the orientation of the lot, the lesser setback does not contribute adversely to

a loss of direct sun, light generally or ventilation to major openings;

e The lesser setback does not result in any new merit based decision relating to visual
privacy; and

e The zoning of the site allows for a boundary wall to a height of 7m.
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Outdoor Living Area

The proposal demonstrates compliance with the deemed-to-comply requirements of the R
Codes, as each of the dwellings have access to a private outdoor living area or balcony that

is greater than 10sgqm, with dimensions greater than 2.4m.

Landscaping

Applicable
Rule

R Codes
Clause 6.3.2
Landscaping;
and

City of
Vincent
Policy 7.4.38
— Clause
224

Design Principles

The space around the building is designed to
allow for planting. Landscaping of the site is to
be undertaken with appropriate planting,
paving and other landscaping that:

Meets the projected needs of the
residents;

Enhances security and safety for
residents; and

Contributes to the streetscape.

Assists in contributing to the amenity of
the locality.

Assists in providing a
setting for the building.
Assists in the protection of mature
trees.

Maintains a sense of open space
between buildings.
Assists  in  increasing

vegetation coverage.

landscaped

tree and

Deemed to
Comply
The street

setback areas is
to be developed
with a maximum
of 50% hard
surface.

A minimum of
30% of the site

is to be
provided as
landscaping.

A minimum of
10% of the site
shall be
provided as soft
landscaping
within
common
property areas.

the

A minimum of
5% of the site
shall be
provided as soft
landscaping

within the
private outdoor
living areas.

Proposed

64% of the
street setback
area developed
as hard
surface.

93.5sgm or
24 8% of the
site area.

9.5sgm ar 2.5%
of the site area.

22 8sgm or
6.1% of the site
area.

The application proposes to vary the landscaping requirements as a result of paved areas
within the front setback area. This is primarily due to the outdoor living areas for the ground
floor dwellings being located within the street setback area. However, the proposal includes
a number of additional soft landscaping areas within the development to offset the
increased hard stand within the front setback area.

The proposal has been designed to ensure the two verge trees located within the Bulwer
Street road reserve are retained. By retaining the verge trees, it softens the appearance of
the dwellings and compensates for the reduction of soft landscaping within the front setback

14
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area. Furthermore, the inclusion of landscaping on the perimeter of the balconies as well as
the green wall on the rear elevation further softens the perceived bulk of the development
on the streetscape and neighbouring properties.

The designer will undertake a comprehensive landscaping plan to ensure the proposal is in
keeping with the remainder of the streetscape. Furthermore, every effort has been
undertaken to include areas of soft landscaping throughout the development to maintain a
pleasant microclimate for future residents.

Based on the above, it is considered that the proposed variation to the landscaping
requirements are adequate given the size of the lot, and should be supported accordingly.

Parking

Applicable Design Principles Deemed to Proposed

Rule Comply

R Codes | Adequate car and bicycle parking provided on-

Clause site in accordance with projected need related

6.3.3 — | to:

Parking « The type, number and size of dwellings; 1 car bay per | 4 car bays
+ The availability of on-street and other dwelling and 1 | provided. No

off-site parking; and visitor car bay. visitor car

« The proximity of the proposed parking.

development in relation to public
transport and other facilities.

Based on the following, it is considered that the variation to the visitor car parking is
compliant with the design principles of the Residential Design Codes.

e The development provides bicycle parking at the rear of the development to assist in
serving the transport needs of residents and visitors and to complement the bike
lane which has been constructed along Bulwer Street;

e There is an abundance of on-street car parking available within close proximity of
the site, including 7 car bays either directly in front or across the road of the subject
site;

e The development is superbly located in order to take advantage of public transport
facilities. The site is located within 250m of Charles Street and Fitzgerald Street,
each of which provide high frequency bus services to and from the Perth CBD to the
outer suburbs; and

e There is a dedicated bicycle lane located adjacent to the site and along Bulwer
Street, which promotes the use of other modes of transport.

A map of the available on street car parking and public transport facilities is provided below
to illustrate compliance with the design principles relating to parking.

15
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Visual Privacy

Applicable
Rule

R Codes
Clause
641 -
Visual
Privacy

Design Principles

Deemed to
Comply

Minimal direct overlooking of active habitable | 6 metre cone of
spaces and outdoor living areas of adjacent
dwellings achieved through:

Maximum visual

Building layout, location;

Design of major openings;

Landscape screening of outdoor active
habitable spaces; and/or

Location of screening devices.

privacy to side and rear

boundaries through measures such as:

Offsetting the location of ground and
first floor windows so that viewing is
oblique rather than direct;

Building to the boundary where
appropriate;

Setting back the first floor from the side
boundary;

Providing higher or opaque and fixed
windows; and/or

Screen devices (including landscaping,
fencing, obscure glazing, timber
screens, external blinds, window hoods
and shutters).

vision to
neighbouring
properties.

Proposed

3 metres to the

eastern and
western
neighbouring
properties.
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The proposal is considered to meet the design principles of the R-Codes as:

e The cone-of-vision falls directly onto the sheds of neighbouring properties, therefore
does not impact on any primary outdoor living areas of the adjoining site.

s The predominant outlook from the opening is towards the ROW, not towards the
affected boundary;

¢ The cone-of-vision does not unreasonably impact on the privacy to major openings
on the adjoining site; and

e The lesser cone-of-vision setback is otherwise considered to represent only a minor
departure from the deemed-to-comply requirements.

In light of the above, it is considered that the variation to the privacy requirements of the R

Codes are minor in nature and is therefore compliant with the design principles of the R
Codes.
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The key points regarding the proposed development are as follows:

]

The proposed development is closely with the desired future character of the Hyde
Park Precinct, as established under TPS1 and the draft City of Vincent Town
Planning Scheme No. 2 (TPS2);

The proposed development represents an appropriate use for the subject site,
having regard to the Residential zoning under the City’'s TPS1 and draft TPS2;

The proposed development will provide a complimentary built form that responds
sympathetically to the existing streetscape;

The proposal makes excellent use of this strategic site through the provision of a
high quality residential development, which will capitalise on the sites proximity to
the Perth CBD, various town centres and and surrounding services;

The provision of higher density residential land uses will contribute to increased
housing choice in the locality, whilst assisting the City in meeting the dwelling
targets outlined in Directions 2031;

The provision of higher density residential land uses responds to the aims and
objectives of the WAPC's Development Control Policy 1.6, and will contribute to the
critical mass of people required to support and enhance public transport usage and
reduce dependency on private vehicle transport.

The proposed development is generally compliant with the specific standards and
requirements under TPS1 and relevant policies, with significant justification for any
variations from the applicable planning requirements provided herein; and

The proposed development will provide a high quality, carefully designed built form
that will make a positive overall contribution to the streetscape and the amenity of
the locality. Based on the detailed planning assessment provided in this report, it is
considered that the proposed development accords with the principles of orderly
and proper planning, and will make a high quality contribution to the streetscape and
the amenity of the locality. The proposed development represents an appropriate
and desirable use for the subject site, and therefore has significant planning merit.
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It is concluded that the proposal will provide a high quality and well-designed building which
will be positive for the area as it transitions towards high density development.

The bulk and scale of the proposal has been designed to achieve an appropriate outcome
in terms of respecting the existing residential dwellings and the pattern of development in
the immediate locality.

The development responds to the aims and objectives of Directions 2031 and the draft
Perth and Peel @ 3.5 Million planning strategies by assisting the City in reaching the
dwelling targets which have been identified.

The report succeeds in demonstrating that the proposal is compliant with the relevant
planning requirements and design principles of the R-Codes.

Furthermore, the proposed development is consistent with the principles of orderly and
proper planning and will make a positive overall contribution to the streetscape and the
amenity of the locality.

Given the above, Urbanista Town Planning respectfully requests the City to support the
proposal and recommend approval for this Development Application.

Should you have any question in relation to the details provided in this report, please
contact Petar Mrdja on 0433 303 823 or petar@urbanistaplanning.com.au.

Pl

Petar Mrdja
Director

Urbanista Town Planning
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Summary of Submissions:

Attachment 5

The table below summarises the comments received during the advertising period of the proposal, together with the City's response to each comment.

Cencern over damage to adjoining properties during construction:

It is the huilder's responsibility to ensure no damage occurs to the adjoining
property during construction and to remedy any damage caused.

Concern in relation to the height of the building:

The site is permitted to be built to a height of three storeys.

Due to the existing streetscape appearance, the applicant has designed a two
storey development which is more consistent and harmonious with the
adjoining properties.

Concern in relation to privacy issues for the rear balcony:

The rear balconies meet the privacy requirements of the Residential Design
Codes.

The balconies have been screened along the eastern and western boundaries
to ensure the privacy of the neighbours is maintained. A condition has been
imposed te this effect.

Concern over the limited parking on Bulwer Street and surrounding streets:

Street parking is available along the entire length of Bulwer Street. One car bay
has been provided for each dwelling which meets the parking requirements of
the Residential Design Codes. Although the development does not provide a
visitors bay, due to the availability of alternative transport methods the shertfall
is acceptable.

Concern over the current condition of the right of way:

Prior to the first occupation of the development, the full length and width of the
adjacent right of way from Gallop Street, shall be sealed and drained in
accordance with the City's specification. The cost of the right of way is the
shared responsibility of the developers at No. 393 and No. 395 Bulwer Street.
A condition has been imposed to this effect.

Note: Submissions are considered and assessed by issue rather than by individual submitter.

HADEVELOPMENT SERVICES DIRECTORATEVAgenda Itemsi2017 Attachments\March\325 Bulwenbulwerd.doc
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N

Job Ref: 8701 ROWEGROUP
10 May 2017

Chief Executive Officer Perth Office

City of Vincent L3, 369 Newcastle Street

. Nerthbridge 6003
244 Vincent Street Western Australia
LEEDERVILELE WA 6007 p: +618 9221 1991
f: +618 9221 1919

Attention: Mr Rob Sklarski - Coordinator Statutory Planning info@rowegroup.corn.au

rowegroup.com.au

Dear Sir

DR 117/2017 Moschopoulos v City of Vincent

Additional Information and Amended Plans

We refer to mediaticn held at the State Administrative Tribunal [Tribunal)

on 4 May 2017 in respect to the above-mentioned matter.

As a result of mediation please find following additional information and

revised development plans.

This advice specifically addresses the Council's reasons for refusal of the

Application. The refusal reasons are addressed in turn below.
Refusal Reason 1

1. The proposed development does not meet design principle P3.1 of
Clause 6.3.3 of State Planning Policy 3.1 Residential Design Codes as
the development does not provide adequate visitor parking given the
number of dwellings and the demand for visitor parking generated by

the four proposed dwellings.

The proposal does not meet the deemed to comply requirement of Clause
6.3.3 C3.1 of the Residential Design Codes (R-Codes] to the extent that one
visitor car parking bay is required but not provided. Thus, an assessment
against Design Principle 6.3.3 P3.1 of the R-Codes is sought. Design
Principle 6.3.3 P3.1 of the R-Codes is as follows:

P3.1 Adequate car and bicycle parking provided on-site in accordance with

projected need related to:

- the type, number and size of dwellings;

Page 1
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- the availability of on-street and other off-site parking; and

- the proximity of the proposed development in relation to public transport and other facilities

In respect to demonstrating compliance with the Design Principle we provide the following:

- Four dwellings are provided within the development and each dwelling is provided with a car parking

space and bicycle bay.

- We understand that the adjoining development at 393 Bulwer Street has been approved with no on
site visitor car parking bays. It is understood that this development was approved by the Council as a
result of a reconsideration under s31 of the State Administrative Tribunal Act 2004. If this is correct,
consistency in decision making should be followed and the one visitor car parking bay shortfall should
also be approved for the propesed development.

- Onstreet car parking is available directly in front of the proposed development, and east and west of
the subject site on Bulwer Street. This on street parking is two hour time limited and thus is suitable
for visitor parking. It is also noted that the nature of the development in the immediate locality is
residential, and as such the use of the on street parking is for residential purposes.

- The subject site is within approximately 240 metres of Charles Street to which Transperth Bus Routes
370, 384, 385, 386, 387, 388, 389, 270 and 990 are operated. These routes provide alternative transport
to the motor vehicle for residents and visitors alike. Not providing a visitor car parking bay also

encourages the use of public transport.
Having regard to the above, it is considered that Design Principle P3.1 is satisfied.
Refusal Reason 2

2. The proposed street setbacks do not meet design principle of P3 of Clause é.1.3 and P4.1 of Clause
8.1.4 of the State Planning Policy 3.1 Residential Design Codes as the buildings do not respect the
adjoining development, do not moderate the visual impact on the building bulk on the neighbouring
properties, does not allow adequate daylight and ventilation to the bedrooms of the proposed dwelling

or the adjoining courtyard of 393 Bulwer Street or the openings of 401 Bulwer Street.

Design Principle P3 of Clause 6.1.3 of the R-Codes

The following addresses Design Principle P3 of Clause 6.1.3 of the R-Codes. Design Principle P3 of Clause
6.1.3 of the R-Codes is as follows:

Buildings are set back from street boundaries (primary and secondary] an appropriate distance to

ensure they:
- contribute to the desired streetscape;

- provide articulation of the building on the primary and secondary streets;

Page 2
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- allow for minor profections that add interest and reflect the character of the street without impacting
on the appearance of bulk over the site;

- are appropriate to its location, respecting the adjoining development and existing streetscape; and

- facilitate the provision of weather protection where apprepriate.

Further ta the above, it is noted in the Agenda Report of 7 March 2017 that the praposal was assessed to

comply with the front setback requirement.

In respect to compliance with the Design Principle P3 of 6.1.3 of the R-Codes we consider the Design

Principle is meet as:

- The proposal provides a positive contribution to the streetscape through a redevelopment of aging
housing stock.

- The development presents an appropriate scale to the street and the massing of the built formis
minimised through the use of balconies, variation in building materials, projection of the building
entry towards the street [to provide a defined entry point) and the use soft landscaping.

- The proposal is of a bulk, scale and visual impact expected in a Residential zone with a density coding
of R80.

- The proposal is of similar bulk and scale to the adjoining development at 393 Bulwer Street (refer to
attached photographs).

- The proposal complies with the solar access requirements of the R-Codes and therefore allows for

adequate solar access to adjoining properties and habitable areas.

Design Principle P4.1 of Clause 6.1.4 of the R-Codes

In respect to the proposal not meeting Design Principle P4.1 of Clause 6.1.4 of the R-Codes the following is
provided. Design Principle 4.1 of Clause 6.1.4 of the R-Codes is as follows:

P4.1 Buildings set back from boundaries or adjacent buildings so as to:

- ensure adequate daylight, direct sun and veniilation for buildings and the open space associated with

them;
- moderate the visual impact of building bulk on a neighbouring property;
- ensure access to daylight and direct sun for adjoining properties; and

- assist with the protection of privacy between adjoining properties.

In respect to compliance with the above-mentioned Design Principle we provide the following:

- The development approved at 393 Bulwer Street [and currently under construction) is of similar bulk

and scale to the proposed development. In this regard, the approved development has two boundary
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walls to the eastern boundary of similar nature to the development proposed. We understand that the

upper storey is setback a similar distance to that of the development proposed.

- Having regard to the above dot point, the approved development at 393 Bulwer Street imposes as

similar bulk and scale on the Review Site as the proposed does on 393 Bulwer Street.

- The proposed boundary walls and those on 393 Bulwer Street largely abut each other [refer to

development plans). This reduces the impact of the boundary wall.

- The primary open space areas far the ground floor units of 393 Bulwer Street frant Gallop Street and
are not affected by the proposed development in any way.

- The proposal meets the solar access requirements of the R-Codes.

- Access to daylight te the court area is already affected by the existing dwelling on 395 Bulwer Street
and the proposed 1.8 metre high boundary fence. The photograph in Attachment 2 demonstrates the
current separation between 393 Bulwer Street and existing development,

- The developments at 393 Bulwer Street and 395 Bulwer Street will be separated at the upper level
which provides adequate separation for daylight and ventilation to the bedrooms and courtyard at 393

Bulwer Street.

- The courtyards of the proposed development and that at 395 Bulwer Street “overlap™ (as shown on
the development plans). This further assists in providing light and ventilation to the courtyard and

adjoining bedrooms.

- The proposed development is representative of that expected on a residential lot with a density coding
of R80. In this regard we refer to the matter of Sandra Boulter and City of Subiaco (2007 WASAT 71)
where that matter of overshadowing is contemplated. We refer in this regard to paragraphs 38 and 39
in respect to the Tribunal's acceptance that overshadowing is a consequence of the residential density
coding and narrow nature / orientation of a lot,

- A maximum building height of three storeys applies to the subject site in accordance with the deemed
to comply requirements of Clause 3.6 of LPP7.1.1 and the proposed development is two storeys. We
further note that as this locality transitions from predominately single storey development similar
development to that proposed will oceur. In the interim, there may be some transitional affects.
Current development in the immediate vicinity of the subject site does not reflect to the R80 density

code.

- Interms of adequate light and ventilation to the bedrooms of the proposed dwelling the proposal
meets the requirements of the BCA.

- Inrespect to the bedrooms of the adjoining development at 393 Bulwer Street these rooms will have
adequate access to natural light for these areas. Natural light will be available during daylight hours.
The proposed development does net deprive these bedrooms of reasonable access to sunlight having
regard to the R80 density code. We further note due to the R80 density codes a lesser expectation of
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amenity is expected. That is, as residential density increases the affects of development on amenity
also increases. This is a natural consequence of higher density development.

- Inrespect to the impact of the development on 401 Bulwer Street based on the site survey there are
three openings to the dwelling facing the Review Site. These openings are approximately 1.0 metre
from the existing boundary. Due to proximity of these openings to the existing development and
setback of the upper storey of the proposed development these openings are unlikely to be
significantly adversely affected as a result of the development having regard to the R80 density coding
of the Review Site and surrounding land.

- Finally, we note in accordance with the deemed to comply requirements of Clause 6.1.4 C4.3 of the R-
Codes a boundary wall of 6.0 metres average height and 7.0 metres maximum height could be

constructed as an “as of right”. The development proposes boundary walls of significantly less height.
Refusal Reason 3

3. The proposed landscaping on the ground floor does not meet design principle P2 of Clause 6.3.2 of
State Planning Policy 3.1 Residential Design Codes and local housing objective P5.14.2 of Clause 5.14 of
the Local Planning Policy 7.1.1 Built Form as it does not meet the projected needs of the residential and
does not provide a sense of open space between the buildings.

As set out with the Agenda Report of 7 March 2017 the development is noted as complying with the

landscaping requirements of the R-Codes.

We address the Design Principle P2 of Clause 6.3.2 of the R-Codes and Local Housing Objective P5.14.2 of
Clause 5.14 LPP7.1.1 as below.

Design Principle P2 of Clause 6.3.2 of the R-Codes is as follows:

The space around the building is designed to allow for planting. Landscaping of the site is to be

undertaken with appropriate planting, paving and other landscaping that:
- meets the projected needs of the residents;
- enhances security and safety for residents; and

- contributes to the streetscape.
Local Housing Objective P5.14.2 of Clause 5.14 of LPP 7.1.1 is as follows:

P5.14.2 Landscaping should provide increased urban air quality, tree and vegetation coverage and a

sense of open space between buildings.

In respect to compliance with Design Principle P2 of Clause 6.3.2 of the R-Codes we provide the following:
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- The landscaping provided is considered to meet the projected needs of the residents. Landscaped
Alfresco areas are provided to the ground floor units which exceed the minimum 10m? requirement
under the R-Codes.

- The landscaping enhances security and safety for residents as it allows for visual surveillance of open

space areas and the street to be maintained whilst providing a "green’ space.

- The landscaping proposed contributes to the streetscape by providing areas of "green” which “"breaks
up’” the facade of the proposed development. It is noted that landscaping areas are also proposed to

the upper storey halconies facing the street.

- ltis noted mature trees are to be provided at ground level. These mature trees will provide a green

canopy to the frontage of the development.
- Landscaping provides permeable areas for stormwater drainage.

- Landscaping provided within the front sethack area is also similar to that provided within Bulwer
Street. That is, the front setback areas of existing dwellings are generally landscaped at the lot
boundary with defined entry points and verandahs areas separating the public and private realms. The

proposed development continues this theme, but in a modern style.

In respect to compliance with Local Housing Objective P5.14.2 of Clause 5.14 of LPP 7.1.1 we provide the
following:

- The proposal is considered to provide for increased urban air quality and tree coverage. In particular

the landscaping:

> Enhances the appearance of the development from the street and will positively contribute to the
streetscape.

> Accommodates the requirements of future residents having regard to the Multiple Dwelling
nomenclature of the development proposed and the private open space requirements of the R-
Cades.

>  Provides a sense of "space” between the proposed and adjoining development commensurate
with the R80 density code.

- The proposal also addresses the deemed to comply requirements C4.10.1 to C4.10.4 of LPP7.1.1 as
design medifications were previously made to address these provisions. This is notwithstanding that
these requirements are not fermally adopted because approval for such provisions has not been
granted by the Western Australian Planning Commission (WAPC] in accordance with Clause 7.3.2 of
the R-Codes. We understand as an interim measure that City will give due regard to such provisions.
Whilst it is acknowledged that the City may give "due regard” to these provisions we are of the view
that in Tribunal proceedings “little weight” should be given to these provisions as such provisions
require the specific approval of the WAPC to be implemented.
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Plan Modifications

To further address refusal reasons raised by the Council the following design modifications have been

undertaken:

- Addition highlight windows to the upper storey eastern and western facades to assist in “"breaking up”

the expanse of wall to adjoining properties.

- Reduction in the height of the screening to the balconies on the upper storey to 1.6 metres to assist in
reducing the bulk and scale of the building.

- Lowering of the height of the roof (reduced to 20 degree pitch) to reduce the height and thus scale of

the development.

These modifications to the built form are in addition to other modifications previously undertaken to the

proposed development to address concerns raised by the City during the assessment process.
Conclusion

The preposed development is of a bulk and scale expected within an R80 density caded area. In particular,
the proposed development is of a similar bulk and scale to the approved development at the adjoining 393
Bulwer Street, North Perth.

In respect to the variation sought to the visitor car parking requirements of the R-Codes we consider that
on street car parking is sufficient to accommodate visitor parking requirements for the development in

conjunction with the excellent public transport services in the immediate vicinity.
Given the above, it is respectfully requested that Council approve the proposal.

Should you require any further information or clarification in relation to this matter, please contact Aaron
Lohman on 9221 1991.

Yours faithfully,

,(_>

Aaron Lohman

Rowe Group
CC: Client
SAT
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