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5.1 LATE REPORT: NO. 209 (LOT: 213; D/P: 33158) VINCENT STREET, WEST PERTH - PROPOSED 

FOUR GROUPED DWELLINGS 

TRIM Ref: D18/29443 

Author:  Emily Andrews, Urban Planner  

Authoriser: John Corbellini, Director Development Services  

Ward: South 

Precinct: 5 – Cleaver 

Attachments: 1. Attachment 1 - Consultation and Location Map   
2. Attachment 2 - Development Plans   
3. Attachment 3 - Summary of Submissions   
4. Attachment 4 - Applicants Response to Submissions   
5. Attachment 5 - Determination Advice Notes    

  

  

RECOMMENDATION: 

That Council in accordance with the provisions of the City of Vincent Town Planning Scheme No. 1, 
APPROVES the development application for Four Grouped Dwellings at No. 209 (Lot: 213; 
D/P: 33158) Vincent Street, West Perth in accordance with the plans shown in Attachment 2, subject 
to the following conditions, with the associated determination advice notes in Attachment 5 and 
FORWARDS the application to the Western Australian Planning Commission for determination 
under the Metropolitan Region Scheme, as the recommendation provided by the Department of 
Planning, Lands and Heritage to not approve the access from Vincent Street is not supported for the 
reasons set out in this report: 

1. Boundary Walls 

The owners of the subject land shall finish and maintain the surface of the boundary (parapet) 
wall in a good and clean condition prior to occupation or use of the development. The finish 
of the walls are to be fully rendered or face brickwork to the satisfaction of the City; 

2. External Fixtures 

All external fixtures and building plant, including air conditioning units, piping, ducting and 
water tanks, shall be located so as to minimise any visual and noise impact on surrounding 
landowners, and shall be screened from view from the street, and surrounding properties to 
the satisfaction of the City; 

3. Stormwater 

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

4. Clothes Drying Facilities 

All external clothes drying areas shall be adequately screened in accordance with State 
Planning Policy 3.1: Residential Design Codes prior to the use or occupation of the 
development and shall be completed to the satisfaction of the City; 

5. Car Parking and Access 

 The car parking and access areas shall be sealed, drained, paved and line marked in 
accordance with the approved plans and are to comply with the requirements of 
AS2890.1 prior to the occupation or use of the development; 

 Vehicle and pedestrian access points are required to match into existing footpath 
levels; and 
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 All new crossovers shall be constructed in accordance with the City’s Standard 

Crossover Specifications; 

6. Right of Way Widening 

 A 1.0 metre right of way setback area shall be maintained free of any buildings and 
structures for the length of the property that adjoins the right of way at all times to 
enable future right of way widening; 

 The 1.0 metre right of way setback area shall be sealed drained and graded to match 
into the level of the existing Right of Way; and 

 The 1.0 metre right of way setback area referred to in condition 6.1 above, shall be 
ceded free of cost to the City on subdivision or amalgamation of the land, including 
Built Strata subdivision; 

7. Acoustic Report 

An Acoustic Report in accordance with the City's Policy No. 7.5.21 – Sound Attenuation is to 
form part of the application for a Building Permit and shall be approved by the City prior to 
commencement of the development. All recommended measures in the report shall be 
undertaken in accordance with the report to the City’s satisfaction, prior to the occupation or 
use of the development and maintained thereafter to the satisfaction of the City at the expense 
of the owners/occupiers; 

8. Landscaping 

 A detailed landscape and reticulation plan for the development site and adjoining road 
verge to the City’s satisfaction is be lodged with and approved by the City prior to 
commencement of the development. The plan shall be drawn to a scale of 1:100 and 
show the following: 

 The location and type of existing and proposed trees and plants; 

 Areas to be irrigated or reticulated; and 

 The provision of eight percent Deep Soil Zone and at least 30 percent Canopy 
Coverage, as defined by the City’s Policy No. 7.1.1 – Built Form; 

 All works shown in the plans as identified in Condition 8.1 above shall be undertaken 
in accordance with the approved plans to the City’s satisfaction, prior to occupancy or 
use of the development and maintained thereafter to the satisfaction of the City at the 
expense of the owners/occupiers; 

9. Schedule of External Finishes 

Prior to commencement of development a detailed schedule of external finishes (including 
materials and colour schemes and details) shall be submitted to and approved by the City. 
The development shall be finished in accordance with the approved schedule prior to the use 
or occupation of the development; and 

10. General 

Conditions that have a time limitation for compliance, and the condition is not met in the 
required time frame, the obligation to comply with the requirements of the condition continues 
whilst the approved development exists. 
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PURPOSE OF REPORT: 

To consider an application for development approval for Four Grouped Dwellings at No. 209 Vincent Street, 
West Perth 

BACKGROUND: 

Landowner: Kenwin Projects Pty Ltd 

Applicant: Averna Pty Ltd T/A Averna Homes 

Date of Application: 21 November 2017 

Zoning: MRS: Urban 
TPS1: Zone: Residential R Code: R80 
TPS2: Zone: Residential R Code: R80 

Built Form Area: Residential 

Existing Land Use: Vacant 

Proposed Use Class: Grouped Dwelling 

Lot Area: 643m² 

Right of Way (ROW): Florence Place to southern side of lot 

Heritage List: No 

 
The subject site is bound by Vincent Street to the north and a ROW, being Florence Place, to the south. The 
site is currently vacant with the demolition of the original house occurring earlier this year. The site adjoins two 
storey grouped dwellings to the east and a single storey residential dwelling to the west. On the opposite side 
of Vincent Street is Beatty Park. A location plan is included as Attachment 1. The subject site and the 
immediate adjoining properties are zoned Residential with a density code of R80 and this is not contemplated 
to change under draft Town Planning Scheme No. 2 (TPS2). The site has been identified as a Residential Built 
Form Area subject to the City’s Local Planning Policy No. 7.1.1 – Built Form. 
 
The City received a development application seeking approval for the construction of four two storey grouped 
dwellings at the subject site on 23 November 2017.  The application proposes two dwellings fronting Vincent 
Street and two dwellings fronting Florence Place, with common property located adjacent to Vincent Street to 
allow for vehicular access to Units 1 and 4 from a single crossover on Vincent Street. The applicant’s 
development plans are included as Attachment 2. 

DETAILS: 

Summary Assessment 

The table below summarises the planning assessment of the proposal against the provisions of the City of 
Vincent Town Planning Scheme No. 1 (TPS1), the City’s Policy No. 7.1.1 – Built Form and the State 
Government’s Residential Design Codes.  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 

Density/Plot Ratio   

Street Setback   

Lot Boundary Setbacks/Boundary Wall   

Building Height/Storeys   

Open Space   

Outdoor Living Areas   

Landscaping   

Privacy   

Parking & Access   

Solar Access   

Site Works/Retaining Walls   

Essential Facilities   

External Fixtures   

Street Surveillance   

Setback to Right of Way   
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Detailed Assessment 

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

Street Setback 

Deemed-to-Comply Standard Proposal 

Built Form Policy Clause 5.2 
 
Average of five adjoining properties: 4.92m 

 
 
4.6m 

Lot Boundary Setbacks / Boundary Wall 

Deemed-to-Comply Standard Proposal 

Residential Design Codes (R-Codes) Clause 5.1.3 
 
Eastern Lot Boundary 
 
Unit 1 Upper Floor setback of 2.1m 
 
Unit 2 Upper Floor setback of 2.1m 
 

 
 
 
 
Unit 1 Upper Floor setback of 1.2m 
 
Unit 2 Upper Floor setback of 1.2m 

Western Lot Boundary 
 
Unit 3 Upper Floor setback of 2.1m 
 
Unit 4 Upper Floor setback of 1.9m 
 

 
 
Unit 3 Upper Floor setback of 1.2m 
 
Unit 4 Upper Floor setback of 1.2m 

Built Form Policy Clause 5.3 
 
Boundary walls permitted to a maximum height of 3.5m 
and an average height of 3.0m 

 
 
Eastern Boundary 
Unit 1 average boundary wall height of 3.2m 
 
Unit 2 maximum and average boundary wall 
heights of 3.8m 
 
Western Boundary 
Unit 3 average boundary wall height of 3.35m 

Building Height 

Deemed-to-Comply Standard Proposal 

Built Form Policy Clause 5.6 
 
Two storeys with a maximum concealed roof height of 
7.0m 

 
 
Unit 1 and Unit 2 concealed roof height of 7.1m 

Outdoor Living Areas 

Deemed-to-Comply Standard Proposal 

R Codes Clause 5.3.1 
 
Minimum dimension of 4.0m 

 
 
Minimum dimension of 3.8m to all four units 

Landscaping 

Deemed-to-Comply Standard Proposal 

R Codes Clause 5.3.2 
 
Maximum 50% hard surface in front setback area  

 
 
15% of landscaping within the front setback area 

Parking and Access 

Deemed-to-Comply Standard Proposal 

R Codes Clause 5.3.5 
 
Vehicle access from ROW 

 
 
Vehicle access for Units 1 and 4 from primary 
street 
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Site Works / Retaining Walls 

Deemed-to-Comply Standard Proposal 

R Codes Clause 5.3.7 and Clause 5.3.8 
 
Fill and retaining walls up to 0.5m above natural ground 
level 

 
 
Fill and retaining walls up to 0.6m above natural 
ground level on the eastern boundary 

Setback to ROW 

Deemed-to-Comply Standard Proposal 

Built Form Policy Clause 5.31 
 
1.0m setback from ROW widening 

 
 
0.3m setback from widening area to nib wall 

 
The above elements of the proposal do not meet the specified deemed-to-comply standards and are discussed 
in the comments section below. 

CONSULTATION/ADVERTISING: 

Community consultation was undertaken in accordance with the Planning and Development (Local Planning 
Scheme) Regulations 2015, for a period of 14 days commencing on 7 February 2018 and concluding on 
20 February 2018. Community consultation was undertaken by means of written notifications being sent to 
surrounding landowners within a 75 metre radius of the site, as shown in Attachment 1 and a notice on the 
City’s website. At the conclusion of the community consultation period, eight submissions were received by 
the City comprising of four letters of objections, two in support and two raising concerns. 
 
The main issues raised as part of the consultation relate to: 
 

 Reduced setbacks blocking access to natural light; 

 Potential loss of privacy from the upper floor windows; 

 The safety of vehicles due to access from Vincent Street and the proximity to the Charles and Vincent 
Street intersections, and also the access from Florence Place as it is narrow laneway; 

 The landscaping proposed within the front setback being minimal; and 

 The materials proposed should consider the surrounding developments. 
 
A summary of the submissions and Administration’s comments are included as Attachment 3. The applicant 
has also provided responses to the submissions, which is contained in Attachment 4. 

Referral Authority responsible for Vincent Street - Department of Planning, Lands and Heritage: 

In accordance with the WAPC’s delegation to local governments for decisions under the Metropolitan Region 
Scheme (MRS) as the subject lot abuts Vincent Street which is a Category 2 Other Regional Road the 
application required referral to the Department of Planning Lands and Heritage (the Department) prior to 
determination. The City referred the application to the Department who advised that while they do not object 
to the development in principle they do not support the proposed access from Vincent Street as it does not 
minimise the number of crossovers to the Other Regional Road, does not rationalise existing access 
arrangements and is close to the Vincent Street and Charles Street intersection. 

Design Advisory Committee (DAC): 

Referred to DAC: No 

LEGAL/POLICY: 

 Planning and Development Act 2005; 

 Planning and Development (Local Planning Schemes) Regulations 2015; 

 City of Vincent Town Planning Scheme No. 1; 

 State Planning Policy 3.1 – Residential Design Codes; 

 Policy No. 4.1.5 – Community Consultation; and 

 Policy No. 7.1.1 – Built Form Policy. 
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In accordance with Schedule 2 Clause 76(2) of the Planning and Development (Local Planning Schemes) 
Regulations 2015 and Part 14 of the Planning and Development Act 2005, the applicant has the right to apply 
to the State Administrative Tribunal for review of Council’s determination. 
 
It is noted that the landscaping provisions of the Built Form Policy requires the approval of the Western 
Australian Planning Commission (WAPC) and as a result the assessment will only have ‘due regard’ to these 
provisions. 
 
Draft Town Planning Scheme No. 2 (Draft TPS2) 
 
On 8 December 2017, the Acting Minister for Planning announced that the City’s draft Town Planning Scheme 
No 2 (TPS2) was to be modified before final approval was to be granted. The schedule of modifications was 
confirmed in writing by officers at the Department. The Department also advised that the modifications to 
TPS2 would be required before the Acting Minister would finally grant approval to the Scheme. In this regard 
TPS2 should be given due regard as a seriously entertained planning proposal when determining this 
application. Generally the modified version of TPS2 does not impact on the subject property. 

Delegation to Determine Applications: 

The matter is being referred to Council as the proposal is for development classified ‘Category 2’ as the 
development incorporates four grouped dwellings. 
 
As the subject lot abuts Vincent Street, which is a Category 2 Other Regional Road, the City only has 
delegation to determine the application under the MRS if it accepts the recommendations of the Department 
prior to determination. If the City does not accept the recommendations of the Department the City is required 
to forward the application to the WAPC for determination under the MRS along with the reasons why the 
recommendation is not acceptable to the City. 
 
It should be noted that the City is still the responsible authority for determining the application under its local 
planning scheme, in this case TPS1, even if it does not accept the recommendations of the Department. 

RISK MANAGEMENT IMPLICATIONS: 

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

STRATEGIC IMPLICATIONS: 

The City’s Strategic Plan 2013-2023 states: 
 
“Natural and Built Environment 
 
1.1 Improve and maintain the natural and built environment and infrastructure.” 

SUSTAINABILITY IMPLICATIONS: 

Nil. 

FINANCIAL/BUDGET IMPLICATIONS: 

Nil. 

COMMENTS: 

Street Setback 
 
The application proposes a primary street setback of 4.6 metres in lieu of the deemed-to-comply standard set 
by the Built Form Policy of 4.92 metres, being the average of the five properties either side of the development. 
The subject site is located near the corner of Vincent and Charles Street and is alongside properties that have 
a lesser setback to the primary street, with the adjoining property to the east setback 2 metres from the front 
boundary and the property to the west having a carport structure at 1 metre from the front lot boundary. The 
development is adjacent to Vincent Street which is four lanes wide, with Beatty Park directly opposite.  
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Given the adjoining setbacks and the surrounding locality, the development is not considered to have an 
adverse impact in terms of building bulk as viewed from the street. 
 
The proposal incorporates a range of materials and finishes including red face brick and elements of render. 
The incorporation of the face brick element considers the existing developments along the streetscape and 
the proposed render is considered to add an element of contemporary architecture which is also seen in the 
existing dwellings to the east of the subject site. The applicant proposes to plant Jacaranda Trees and Chinese 
Tallow trees within the front setback area which at maturity will screen the development and reduce potential 
visual impact caused by the setback. Given this, the proposal is considered to be appropriate to the site 
context. 
 
Parking and Access 
 
The vehicle access to the subject site is from the primary street for Units 1 and 4 in lieu of the ROW, with 
vehicle access to Units 2 and 3 from the ROW. The primary street (Vincent Street) is a district distributor road 
and as such requires all vehicles to exit in forward gear. Access to Vincent Street has been designed to achieve 
this, with a common property paved access area incorporated into the front setback so that each dwelling can 
use this space to manoeuvre into forward gear when existing. 
 
Vincent Street is a Category 2 Other Regional Road and as such required referral for comment by The 
Department. The Department did not support the access to Vincent Street as it does not align with the 
Department’s internal Policy, Development Control Policy 5.1- Regional Road (Vehicular Access) (DC Policy 
5.1), which seeks to minimise the number of crossovers to regional roads and rationalise existing access 
arrangements. The Department also cited the proximity of the proposed crossover from the Vincent Street and 
Charles Street intersection as another reason for not supporting the access. 
 
DC Policy 5.1 outlines the following provisions to be considered in determining developments proposing 
access from regional roads: 
 

 The effects of the development on traffic flow and safety, the character and function of the road, the 
volume and speed of traffic, the width of the carriageway and visibility; and 

 The volume and type of traffic generated by the development. 
 
DC Policy 5.1 identifies regional roads as principally being for traffic movement and having no vehicle access 
to or from abutting properties, however also notes that the traffic from residential properties attracts less 
volumes of traffic than commercial uses which are common along regional roads. DC Policy 5.1 recognises 
the continued growth of traffic in the metropolitan region and that the provision of access is not compatible with 
the requirement for vehicle movement, as traffic causes conflict and junctions and driveways contribute to 
delay and congestion as turning vehicles will slow and interrupt the free flow of traffic, in particular commercial 
developments which generate more turning traffic then residential developments. 
 
Whilst DC Policy 5.1 intends to minimise and rationalise the number of crossovers to regional roads, the 
proposed crossover seeks to replace an existing crossover to be more centralised to allow both units to have 
access to the street, and does not propose any additional crossovers at the subject site. Whilst the crossover 
is 5.0 metres wide, the access has been designed to ensure that vehicles entering and exiting the site will be 
able to do so in a safe manner and have minimal impact on the safety of both vehicles on Vincent Street and 
that of pedestrians, particularly as vehicles are able to exit the subject site in forward gear. 
 
The existing developments to the west of the subject site have vehicle crossovers to Vincent Street, with both 
having developed to the rear, which restricts any future access from the ROW for the developments fronting 
Vincent Street. As such these properties will continue to access Vincent Street in perpetuity and the proposed 
relocation of the crossover at the subject site to service only two grouped dwellings is not considered to have 
any significant impact on traffic flow, safety or the character of the road given this context. 
 
The subject site is setback 45 metres from the Vincent Street and Charles Street intersection, and is adjacent 
to a median island which will restrict vehicles entering and exiting Vincent Street to left in left out. The restriction 
of a left in and left out to the subject site will ensure safety for vehicles travelling west along Vincent Street and 
the vehicles entering the street. The signal controlled intersection of Vincent Street and Charles Street will 
assist in providing clear visibility and will allow for vehicles to enter the street safely and have minimal impact 
on the oncoming traffic. The subject site contains two on site car bays, with adequate room for stopping and 
manoeuvring for vehicles to exit in forward gear. The number of cars proposed is not considered to be 
detrimental to the traffic flow of Vincent Street, nor significantly increase the volume of traffic. 
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Administration does not accept the recommendation of the Department to refuse the proposed access to 
Vincent Street and considers that the retention of one crossover in a consolidated arrangement is acceptable 
and will provide safe vehicle access to the site. As the City does not accept the Department’s 
recommendations, it is recommended that the Council forward the application to the WAPC for determination 
under the MRS for the reasons set out above. 
 
Lot Boundary Setbacks/ Boundary Walls 
 
Eastern Boundary 
The first floor of Units 1 and 2 propose a 1.2 metre setback to the eastern lot boundary in lieu of the required 
2.1 metres. The reduced setback adjoins three two storey grouped dwellings to the east, which present 
boundary walls, side setback and outdoor living areas to this boundary. The proposed development does not 
include any major openings and therefore will not result in any overlooking into the adjoining properties. The 
proposal incorporates a range of finishes which is considered to reduce the perception of building bulk to the 
adjoining landowners. The orientation of the site ensures that the shadow cast on 21 June 2017 falls within 
the subject site and to the ROW and is consistent with the deemed-to-comply requirements. 
 
The proposed boundary wall to Unit 1 on the eastern elevation of the subject site exceeds the average 
permitted height by 0.2 metres, and the boundary wall to Unit 2 on the eastern elevation exceeds the maximum 
height by 0.5 metres and the average by 0.8 metres. The proposed boundary walls abut adjoining boundary 
walls, side setback areas of the adjoining grouped dwellings to the east, as well as the length of the outdoor 
living area of the rear grouped dwelling to the east. The development provides contrasting materials and 
finishes to the external walls of the dwellings which will assist in mitigating the impact of building bulk to the 
adjoining properties. The proposed boundary walls will not result in significant overshadowing onto the 
adjoining properties as the orientation of the subject site will allow for the shadow to mainly be cast into the 
subject site and the ROW. The design allows the habitable areas of the dwelling, including the open space 
and the designated outdoor living area, to be open to direct sun and ventilation. 
 
Given the above, the setbacks to the eastern boundary are considered to meet the design principles of the 
R Codes. 
 
Western Boundary 
 
The first floor of Units 3 and 4 propose a 1.2 metre setback to the eastern lot boundary in lieu of the required 
2.1 metres for Unit 3, and 1.9 metres to Unit 4. This elevation does not include any major openings and 
therefore does not result in any overlooking into the adjoining properties. The proposal incorporates a range 
of finishes which is considered to reduce the perception of building bulk to the adjoining landowners. The 
orientation of the site ensures that the shadow cast on 21 June 2017 falls within the subject site and to the 
ROW. 
 
The proposed boundary wall to Unit 3 on the western elevation of the subject site exceeds the average 
deemed-to-comply height by 0.35 metres. The boundary wall does not abut any major openings or active 
outdoor spaces of the adjoining property and is therefore considered to have minimal impact in terms of bulk. 
The proposed wall does not result in overshadowing onto the adjoining properties as the orientation of the 
subject site will allow for the shadow to be cast within the subject site and towards the ROW. The design allows 
the habitable areas of the dwelling, including the open space and the designated outdoor living area, to be 
fully open to direct sun and ventilation. 
 
Given the above the setbacks to the western boundary are considered to meet the design principles of the 
R Codes. 
 
Building Height and Site Works 
 
Units 1 and 2 propose a maximum concealed roof height of 7.1 metres in lieu of the maximum 7.0 metres set 
as a deemed-to-comply standard under the City’s Built Form Policy. The area above the deemed-to-comply 
height for Unit 1 is on the eastern portion of wall facing Vincent Street and is a result in the natural ground level 
of the site which gradually falls from the western to the eastern boundary. As viewed from the street, Unit 1 
will be level with Unit 4 which is a maximum height of 7.0 metres, and as such is not considered to compromise 
overall streetscape. The portion of wall exceeding 7.0 metres in height for Unit 2 is located towards the middle 
of the property and will front the proposed dwellings on site and therefore will have little impact on the 
streetscape. Furthermore, Unit 2 is located behind Unit 1 and setback from the Vincent Street frontage. 
 



COUNCIL BRIEFING AGENDA 27 MARCH 2018 

Item 5.1  Page 9 

The proposal does not result in any overlooking into the adjacent properties. The favourable orientation of the 
site ensures that the shadow cast from the properties fall within the subject site itself and onto the ROW. 
 
The proposed development has incorporated a range of materials that includes brickwork and render. The 
materials and finishes of the development are considered to appropriately address the character of the site 
context and is complimentary to the existing developments. The increased height is also considered to be 
consistent with the established streetscapes in terms of height, with the development adjacent to two storey 
dwellings to the east of the site. 
 
The development proposes fill and associated retaining to a maximum height of 0.6 metres in lieu of 0.5 metres, 
which results from a proportion of cut and fill works for a section of the site to account for the current slope on 
the property. The proposed site works and retaining are considered to be minor in nature and to not have a 
detrimental impact on the adjoining dwellings. 
 
Landscaping 
 
The application proposed 32.6 percent of the front setback area as hard stand in lieu of the maximum 
50 percent set as a deemed-to-comply standard under the R-Codes. This is due to the significant portion of 
the front setback area that is required to be paved for vehicle manoeuvring purposes so that vehicles can exit 
the site in forward gear. 
 
The application has also been assessed against the proposed landscaping deemed-to-comply standards in 
the City’s Built Form Policy. The development proposes eight (8) percent of the site as deep soil zone in lieu 
of the 15 percent set as a deemed-to-comply standard in the Built Form Policy. The applicant has not provided 
a landscaping plan designed by a landscape architect and so has not proposed a canopy coverage 
percentage. However, the deep soil zones proposed are strategically located to maximise the potential for 
mature trees and canopy coverage on site, including four separate deep soil zones in the front setback area, 
one deep soil zone in each of the central courtyards and two deep soil zones at the rear fronting the laneway. 
The applicant has advised that they are proposing two Jacaranda trees and four Chinese Tallow trees in the 
front setback area, six Chinese Tallows in the central courtyards, and two more Chinese Tallows at the rear 
fronting the ROW. The City has assessed the canopy coverage of this landscaping configuration and considers 
that the canopy coverage created would be well over 40 percent. 
 
The area of landscaping that is proposed is considered to positively contribute to the streetscape and the 
appearance of the development to the residents, particularly as the trees proposed will allow for a significant 
canopy cover and as the landscaping is not concentrated in one location. The landscaping on the front lot 
boundary will not hinder the security and safety of the residents. The intent of the City’s Built Form Policy is 
also considered to be met, with well over 40 percent canopy coverage being achieved by the proposal. The 
proposed landscaping is considered to be appropriate as the areas have been located to allow for greater 
coverage within the subject site which is reflected in the canopy coverage. 
 
Outdoor Living Areas 
 
The reduced dimension of 3.8 metres to the outdoor living areas of each of the proposed dwellings does not 
restrict the overall use of the area. The outdoor living areas are located centrally together, which increases the 
availability of light and sense of space for these areas. As there is no covered area, the outdoor living areas 
will have sufficient access to norther sun and open to winter sun and ventilation. The outdoor living areas also 
adjoin habitable rooms of the dwellings, which open onto these areas and allow the size of these spaces to be 
extended. 
 
Setback to ROW 
 
The rear nib wall of the development is setback of 0.3 metres in lieu of 1.0 metres to the ROW widening area. 
The portion of dwelling setback at 0.3 metres is the central parapet walls of the dwelling which act as a feature 
wall, with the overall upper floor setback 0.5 metres from the widening area. The reduced setbacks to the ROW 
are considered to provide an area that is welcoming and safe for residents and visitors. 
 
The proposal does not propose pedestrian access from the ROW (Florence Place) to the primary street 
(Vincent Street). There is sufficient space fronting the ROW for service areas, including waste management 
and as such access is not required to the primary street. 
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Conclusion 
 
The proposal requires Council to exercise its discretion in relation to the proposed development. For the 
reasons outlined in the body of the report, the departures from the deemed-to-comply standards of the City’s 
Built Form Policy and the R Codes are considered to address the Local Housing Objectives and Design 
Principles respectively. The proposal has incorporated a range of materials and finishes which are considered 
to be consistent with the existing immediate streetscape and the significant landscaping proposed is 
considered to mitigate the perception of building bulk for adjoining residents and passers-by. The proposed 
access from Vincent Street is considered to address the design principles for the R-Codes and not impact on 
the character or functionality of the road given the ongoing single dwelling access that will continue to the 
provided to dwellings along the street. 
 
In light of the above, it is recommended that the application be approved under the City’s TPS1 only, subject 
to conditions. Given the Department did not support the access to Vincent Street, it is recommended that the 
MRS application be forwarded to the WAPC for determination for the reasons set out in this report. 
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