ORDINARY COUNCIL MEETING AGENDA 07 OCTOBER 2025

9.3 NO. 389 (LOT: 3; D/P: 1283) BULWER STREET, WEST PERTH - PROPOSED THREE
GROUPED DWELLINGS
Ward: South
Attachments: 1. Consultation and Location Plan
2. Development Plans
3. Solar Access Diagram
4. Summary of Submissions - Administrations Response
5. Summary of Submissions - Applicants Response
6. Determination Advice Notes

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 T hree Grouped Dwellings at
No. 389 (Lot: 3; D/P: 1283) Bulwer 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 6:

1. Development Plans

This approval is for Three Grouped Dwellings as shown on the approved plans dated
3 September 2025 . No other development forms part of this approval ;

2. External Fixtures

All external fixtures, such as television antennas (of a non -standard type), radio and other
antennas, satellite dishes, solar panels, external hot water heaters, air conditioners, and the
like, shall not be visible from the street(s), are designed integra lly with the building, and be
located so as not to be visually obtrusive, to the satisfaction of the City ;

3. Colour and Materials

The colours, materials and finishes of the development shall be in accordance with
annotations shown on the approved plans and the schedule of finishes which forms part of
this approval, unless otherwise approved by the City ;

4. Visual Privacy

Prior to occupancy or use of the development, all privacy screening shown on the approved
plans shall be installed and is to comply in all respects with the requirements of Clause 3.10
(Visual Privacy) of the Residential Design Codes Volume 1 deemed -to-com ply provisions, to
the satisfaction of the City ;

5. Landscaping

Prior to the occupation or use of the development , all works shown in the approved
landscaping plan shall be undertaken in accordance with the approved plans to the
satisfaction of the City, and maintained thereafter to the satisfaction of the City, at the expense
of the owners/occupiers ;

6. Car Parking and Access

6.1  All vehicle parking, manoeuvring and access areas shall be constructed, paved and
drained in accordance with the approved plans and are to comply with the requirements
of Australian Standard AS2890.1, to the satisfaction of the City ;

6.2 Prior to the occu
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6.3 Walls, fences and other structures truncated or reduced to no higher than 0.75 metres
within 1.5m of where walls, fences, other structures adjoin vehicle access points where a
driveway meets a public street and where two streets intersect, with the exception of:

1  One pier at max width of 0.4 metres x 0.4 metres and 1.8 metres Decorative capping
permitted to 2.0 metres; and
1 Infill that provides a clear sight line ;

7. Building Design

7.1 The surface finish of boundary walls facing an adjoining property shall be of a good and
clean condition, prior to the occupation or use of the development , and thereafter
maintained, to the satisfaction of the City. The finish of boundary walls is to be fully
rendered or face brick; or material as otherwise approved; to the satisfaction of the City ;

7.2  Prior to the occupation or use of the development Functional Utilities, as defined by the
Residential Design Codes, excluding solar collectors, shall:

7.2.1 be located behind street setback areas and not visible from Bulwer Street or
Gallop Street;

7.2.2 designed to integrate with the development; and

7.2.3 are located and/or screened so they are not visually obtrusive and minimise
impacts to habitable rooms and private open space on the subject site and
adjoining properties.

to the satisfaction of the City ;

7.3  Prior to the occupation or use of the development Service Utilities, as defined by the
Residential Design Codes, excluding letterboxes, shall be integrated into the design of
the development and/or screened from view of the streets, to the satisfaction of the City.
Where attached to a wall, meter boxes s hall be painted the same colour as the wall to
which they are attached, to the satisfaction of the City ; and

7.4  Atleast one window to each habitable room shall be operable in design, to the
satisfaction of the City;

8. Stormwater

Stormwater from all roofed and paved areas shall be collected and contained on site.
Stormwater must not affect or be allowed to flow onto or into any other property or road
reserve ; and

9. Construction Management

9.1 The three grouped dwellings shown on the approved plans shall be constructed
concurrently ;

9.2  Prior to the lodgement the building permit a Construction Management Plan (CMP) is to
be prepared and submitted to the City for approval. The CMP is to detail how the
construction of the development  would be managed to minimise the impact on the
surrounding area. The CMP shall address the following matters in relation to works to
take place on the site:

Public safety, amenity and site security;
Contact details of essential site personnel;
Construction hours;

Noise control and vibration management;
Sand, dust, stormwater and sediment control;
Waste management;

=A =4 -8 -8 -8 -9
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1  Traffic and access management on Bulwer Street, Gallop Street and the Right of
Way;

Parking arrangements for contractors and subcontractors;

Communication plan with nearby properties; and

Compliance with AS4970 -2009 relating to the protection of trees around the
development site; and

= =4 =4

9.3 The approved CMP shall be implemented and complied with, for the duration of the
construction of the development, to the satisfaction of the City.

EXECUTIVE SUMMARY:

The purpose of this report is to consider an application for development approval for three grouped dwellings
at No. 389 Bulwer Street, West Perth (the subject site).

The subject site and surrounding properties are zoned Residential RBOunder the Cityds Local
Scheme No. 2 (LPS2) and are within the Residential Built FormAreaunder t he Ci t y 6isBuilPol i cy
Form (Built Form Policy). The subject site consists of a single-storey Single House with a total area of

382 square metres. The subject site slopes 1.5m from the Bulwer Street boundary to the right of way

boundary.

The subject site proposes the creation of three lots, although no subdivision application has been lodged or
approved. The proposed lots all meet the minimum lot size and average as per Table D of the Residential
Design Codes (R Codes).

The elements of the proposal that require a design principle assessment and the exercise of discretion
include the reduced street setbacks for the dwellings, the upper floors, and garages, the building height,
solar access for adjoining properties, weather protection, driveway setback, lot boundary setbacks, private
open space, and trees and landscaping.

The street setbacks of the proposed development are appropriate in the context of the subject site, where a
mix of architectural styles are evident along both the Bulwer Street and Gallop Street streetscapes. The
facade has been designed to provide interest to the street through the use of varied materials, balconies and
openings oriented towards the public realm, and integrated landscaping. The design response is compatible
with the surrounding area and the character of the existing streetscape, and has received support from DRP
members.

The building height and reduced lot boundary setbacks would not adversely impact the established
streetscapes or the amenity of adjoining properties. The fourth storey is located at the rear of the site and
would not be readily visible from the street. It has been adequately setback from adjoining properties,
providing a suitable transition to the lower-scale built form nearby. There are no overlooking concerns
associated with the additional storey or the reduced setbacks.

The proposed development would not result in overshadowing that adversely affects the amenity of adjoining
properties. The dwellings to the south-west and south-east would continue to receive sufficient sunlight to
their primary living areas, private open spaces, and roof-mounted solar collectors throughout the year,
including during the winter solstice.

The proposed landscaping across the site, including tree planting, would contribute to a high level of amenity
for future residents and respond positively to the streetscape. The planting would also assist in softening the
perceived bulk of the development when viewed from the street and adjoining properties. Each dwelling
includes a sufficiently sized private open space in the form of a balcony, which would provide a high level of
amenity.

The proposed development has been subject to revised plans throughout the assessment process, as
detailed in the report below. These modifications have resulted in a proposal that is considered acceptable
when assessed against the relevant planning framework. The development is recommended for approval,
subject to conditions.
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PROPOSAL:

The application proposes three grouped dwellings on the subject site which is currently occupied by a single
dwelling. The development comprises two three-storey dwellings and one four-storey dwelling.

Each dwelling includes a ground floor garage, laundry and office. The first floors contain the primary kitchen,
dining and living areas, together with a balcony. The second floors accommodate bedrooms and bathrooms.
Unit C incorporates an additional fourth storey, providing a roof terrace with lounge and storage.

The primary

right of way (ROW).

stre

et for Lot A

S

Bul wer St r e\ehicle whil e L
access to Lot A and Lot B is proposed from Gallop Street, while access to Unit C would be from the adjoining

The development plans are included in Attachment 2. The applicants solar access diagram is included as

Attachment 3.

Delegation to Determine Applications:

The application
Delegations, Authorisations and Appointments.

is being referred to Council

f

or

This is because the delegation does not extend to proposals that propose a height of three storeys or more
and do not meet the applicable Building Height deemed-to-comply standard or Acceptable Outcomes set by
the R Codes response to the number of storeys.

The application proposes a four-storey development in area where the Built Form Policy sets a building
height standard of three-storeys.

BACKGROUND:
Landowner: Karl Pownall and Lisa Tibbits
Applicant: Urbanista
Date of Application: 30 April 2025
Zoning: MRS: Urban

LPS2: Zone: Residential

R Code: R80

Built Form Area:

Residential

Existing Land Use:

Single House

Proposed Use Class:

Grouped Dwellings

Lot Area: 382m?
Right of Way (ROW): Yes
Heritage List: No

Site Context and Zoning

The subject site is corner lot, bound by Bulwer Street to the north, a single storey single house to the east, a

right of way to the south, and Gallop Street to the west. A location plan is provided as Attachment 1 .

The subject

three storeys.

site

and all adjoining properties
located within the Residential Built Form Area under the Built Form Policy, with a building height standard of

The subject site is 382 square metres and is capable of subdivision to create three lots.

Existing Streetscape

Bulwer Street and Gallop Street present differing streetscape characteristics, summarised as follows:

ar e

1  Bulwer Street functions as an arterial road and includes a mix of architectural styles. Developments
include a range of single houses, grouped dwellings, and multiple dwellings. High solid fencing is a
prominent feature, restricting visibility of facades and reducing the sense of openness to the street.

1  Gallop Street is a local road, and development primarily consists of single-storey and two-storey single
houses in a variety of architectural styles, resulting in a streetscape with limited consistency.

Item 9.3
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Building heights along both streets are predominantly one and two storeys. There is one example of a three-
storey multiple dwelling development located on Lawley Street, 50 metres to the east of the subject site.
Beyond this, other developments that exceed three storeys are evident along Fitzgerald Street as well as
further east along Bulwer Street beyond Fitzgerald Street. This includes the Hyde Park Hotel, which presents
as two storeys but has an overall height comparable to a three-storey building. In addition, approval has
been granted for a six-storey mixed use development at No. 338 Bulwer Street, which is yet to be
constructed.

Where two-storey development occurs, the upper floors are predominantly aligned, or project forward of the
ground floor, creating a varied built form profile. Balconies are either recessed or project forward, contributing
to the diversity of streetscape presentation along both streets.

Directly to the west at No. 9 Gallop Street, there is an existing two-storey multiple dwelling development. The
building is set back 3.7 metres from Bulwer Street, while along Gallop Street it presents a nil setback at the
carport and a predominant setback of 1.5 metres to the main building. The upper floor features a varied
relationship with the ground floor, with some portions projecting forward and others aligning in-line with the
lower level.

In terms of car parking, both streetscapes include double and single carports and garages with varying front
setbacks at ground level.

Future Context

The subject site and surrounding area is within a Residential R80 zone, where multiple dwellings are
permitted and a building height standard of three-storeys applied. Properties that front Fitzgerald Street,
which is located approximately 130 metres to the east of the subject site, are zoned Commercial under LPS2
and have a building height standard of six storeys.

Given this zoning framework, the locality is expected to transition towards higher-density development over
time. This is because majority of the Residential R80 lots are of a sufficient size to enable subdivision into
multiple smaller lots, accommodating single houses or grouped dwellings, or to accommodate mixed-use or
multiple dwelling developments.

DETAILS:

Summary Assessment

The table below summarises the planning assessment of the proposal against the provisions of LPS2, the
Built Form Policy, and the R Codes Volume 1, Part C. 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.

Requires the Discretion
of Council

Private Open Space \%

Trees and Landscaping (Part C) \%

Water Management & Conservation

Size and Layout of Dwellings

Parking

Solar Access and Natural Ventilation (Internal) \%

Waste Management

Utilities

Open Space

Building Height/Storeys

Street Setback

Lot Boundary Setbacks/Boundary Walls

Garage setback

Site Works/Retaining Walls \%

Streetscape

Front Fence V

Access V

Planning Element Deemed-to-Comply

<I<|I<

<I<|I<

<I<IK|I<

<
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: Requires the Discretion
Planning Element Deemed-to-Comply of Council
Solar Access for Adjoining Sites \Y
Visual Privacy V

R Codes Volume 17 Part C

The R Codes advocate for contextual and site-specific development solutions. To facilitate good design
outcomes, the R Codes Volume 1 provides two pathways for development assessment and determination.

Applications for development approval need to demonstrate that the proposal achieves the objectives of the
R Codes Volume 1 and the requirements of each design element through either of the following pathways:

1. Deemed-to-comply i deemed-to-comply provisions provide a straightforward means for the
development proposal to demonstrate that it satisfies the objectives and design principles of the R
Codes. They outline the expected development standards that should be met through this pathway. If
a planning element of an application meets the applicable deemed-to-comply standards then it is

satisfactory and not subject to Councilds discreti ol
Codes.
2. Design principle i the design principles pathway offers an alternative merit-based approach when

one or more of the deemed-to-comply provisions are not satisfied. This allows for innovative design
responses that may be more context and site responsive.

Where a deemed-to-comply provision is not met, the proponent should provide sufficient justification to
demonstrate how they have met or exceeded the requirements of the relevant design principles when
this pathway is pursued.

If a planning element of an application does not meet the applicable deemed-to-comply standards
then Council déds discretion is required to decide whe:

The planning elements of the application that do not meet the applicable deemed-to-comply standards and
requires the discretion of Council are provided in the below table.

Detailed Assessment

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

Private Open Space

Deemed-to-Comply Standard Proposal
R Codes Part C i Clause 1.1

C1.1.17 Primary gardens are to: Lot A
1  Roof coverage: 6.6 square metres
1  Max roof cover: Be entirely open to the sky. 1 Minimum dimension: 1.5 metres.

T  Minimum dimension: 3 metres.
Lot B
T Minimum dimension: 1.5 metres.

Lot C
T  Minimum dimension: 1.5 metres.

Trees and Landscaping

Deemed-to-Comply Standard Proposal
R Codes Part C i Clause 1.2

C1.2.17 15 per cent of Lot B (17 square metres of | 10.7 percent (12.1 square metres) of Lot B consists
Lot B) is to consist of soft landscaping with a of soft landscaping with a minimum dimension of
minimum dimension of 1 metre. 1 metre.
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Solar Access and Natural Ventilation

Deemed-to-Comply Standard

Proposal

R Codes Part C i Clause 2.2

C2.2.47 Grouped Dwellings are to include a major
opening to the primary living space that is
orientated between north-west and east, with an
adjoining uncovered open area that has a minimum
dimension of 3.0 metres by 3.0 metres.

Lot C proposes a major opening that faces north-
west to a covered outdoor living area.

Building Height

Deemed-to-Comply Standard Proposal

Built Form Policy i Clause 5.3

C3.2.171 Building height is to be in accordance with | Lot B

the following: 1  Wwall height: 9.5 metres.

I  Storeys: 3-storeys. Lot C

1  Wall height: 9 metres. I  Storeys: 4-storey.

1  Concealed roof height: 10 metres. 1  Concealed roof: 12.5 metres.
Street Setbacks

Deemed-to-Comply Standard Proposal

Built Form Policy 7 Clause 5.3
Clause 5.1.1 7 Primary street setbacks required:

Lot A: 5.1 metres
Lot B and Lot C: 2.6 metres

f
f

Clause 5.1.4 17 Walls on upper floors to be set back
2 metres behind the predominant ground floor
building line.

Clause 5.1.571 Balconies to be set back 1 metre
behind the predominant ground floor building line.

Clause 5.1.7 1 Secondary street setbacks on upper
floors are to be 1.5 metres behind each portion of
the ground floor setback.

Primary street setbacks provided:

q Lot A: 2.5 metres
bl Lot B: 2.3 metres
bl Lot C: 1.5 metres
Al | | ot s & uiplmewih dr forcvard o theal

ground floor.

Lot A: Balcony is 0.5 metres forward of ground
floor.

Lot B and C: Balconies are in line with ground floor.
Lot A: Upper floor in-line secondary street ground
floor.

Lot Boundary Setbacks

Deemed-to-Comply Standard

Proposal

R Codes i Clause 3.4

South-East Boundary First Floor

I  Staircase i washroom of Lot B: 3 metres

1 Kitchen of Lot B 1 Living/Dining of Lot C: 3
metres

South-East Boundary Second Floor

i  Staircase of Lot A: 3 metres

9  Bathroom of Lot A: 3 metres

9  Ensuite of Lot Ai ensuite of Lot C: 3 metres
i Robe of Lot C: 3 metres

South-East Boundary Third Floor

South-East Boundary First Floor

i  Staircase i washroom of Lot B: 2.5 metres

1 Kitchen of Lot B i Living/Dining of Lot C:
1.5 metres

South-East Boundary Second Floor

I  Staircase of Lot A: 2.5 metres

9 Bathroom of Lot A: 1.5 metres

9  Ensuite of Lot Ai ensuite of Lot C: 2.5 metres
T Robe of Lot C: 1.5 metres

South-East Boundary Third Floor

il Terrace Store of Lot C: 3 metres q Terrace Store of Lot C: 2.5 metres
il Terrace of Lot C: 3 metres q Terrace of Lot C: 1.5 metres
Iltem 9.3 Page 7
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Garage Setback

Deemed-to-Comply Standard

Proposal

Built Form Policy 1 Clause 5.4

Clause 5.4.2 1 Garages are to be setback 500
millimetres behind the dwelling alignment
(excluding any porch portico verandah or balcony
or the like).

Lot B garage is in line with dwelling alignment

Streetscape

Deemed-to-Comply Standard

Proposal

R Codes i Clause 3.6

Front doors are to be protected from the weather
with a minimum dimension of 1.2 metres.

Lot C front door weather protection dimension:
1 metre.

Solar Access for Adjoining Sites

Deemed-to-Comply Standard

Proposal

R Codes i Clause 3.9

Shadow to No. 8 Gallop Street permitted: 25%.

Shadow to No. 8 Gallop Street proposed: 34%.

The above elements of the proposal do not meet the specified deemed-to-comply standards and is

discussed in the Comments section below.

CONSULTATION/ADVERTISING:

Community consultation was undertaken in accordance with the Planning and Development (Local Planning
Schemes) Regulations 2015 (Planning Regulations) a period of 14 days between 4 June 2025 and 18 June

2025. The met hod of

consul tati

on i nc Paletersbeiag senttd i c e

landowners and occupiers within a 100m radius of the subject site, as shown in Attachment 1 in accordance

with the Cityos

Communi ty

and Stakehol der

At the conclusion of the consultation period a total of five submissions were received. This included one
submission neither supporting or objecting the proposal and four submissions objecting the proposal. No

submissions supporting the proposal were received.

The number of submissions received during the consultation period is not, in itself, a relevant planning

consideration. The decision-maker is instead required to focus on the substance of the matters raised. These

are summarised below.

Concerns raised in the submissions are summarised as follows:

1  There are no examples of four storey developments in the area. The proposal is not keeping in with the

existing character of the area.

1  The development would have an adverse impact on adjoining properties in relation to overshadowing

and undue building bulk.

1  The reduced lot boundary setbacks are not keeping in with the character of surrounding houses and

results in visual privacy concerns.

1  Building height would impact the views of significance to the Hyde Park treescape and would likely

overwhelm and dominate adjoining properties.

1  The shortfall of landscaping would result in the development being dominated by concrete, making it an

unpleasant building.

1  The street setbacks are insufficient and too close to the footpath. This is not keeping in with the existing

streetscape.

1  Garages are proposed to be too close to footpath, which would impact the safety of pedestrians using

the footpath.

on

t h

Engagement P

str

A summary of submissions received al ong vAttachmenAd.mi ni
The applicantbés response to the Agaghment $.si ons received a
I n accordance with the Cityds Community and Stakehol

readvertised as the amended plans reduced/removed deemed-to-comply departures and do not propose
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new or greater departures to the deemed-to-comply standards. Previous submitters have instead been
notified of the changes made to the plans following community consultation.

Design Review Panel (DRP )

Referred to DRP: Yes

The proposal was referred onthreeoccasi ons to the Cityés DRP Chair for

the 10 principles of good design. The t abl e bel ow provides a summary of t

assessment progress.

Design Review Progress
Supported
Pending further attention i refer to detailed comments provided
Not supported
Insufficient information provided by applicant to assess
DRP Member
Referral 17 Referral 27 Referral 37
Plans dated Plans dated Plans dated
6 June 2025 29 July 2025 4 Sept 2025
Principle 17 Context & Character
Principle 2 1 Landscape Quality ;
Principle 31 Built Form and Scale
Principle 4 1 Functionality & Built Quality
Principle 57 Sustainability
Principle 6 i Amenity
Principle 7 17 Legibility
Principle 81 Safety
Principle 97 Community
Principle 10 i Aesthetics

A summary of all the DRP Chair comments that were provided during the design review process that

required review and further attention are included below:

1 Itis recommended that accurate site levels be shown on elevations and 3D renders to reflect the 1m fall
indicated in the survey and ensure the proposal is realistically depicted.

1  Soft landscaping should be increased across all lots, including deep soil zones, planting areas, and tree
canopy coverage, to meet R Codes and City policy requirements. Existing trees may not meet deep soil
requirements, and planting details (species, pot/tree sizes, reticulation) should be provided. Native,
water-wise species are encouraged to support biodiversity and local character. It is recommended to
engage a landscape professional to improve the overall landscape design quality.

1 Lots B and C lack usable outdoor space. It is recommended to incorporate generous on-structure
| andscaping on Lot C&6s roof terrace and enhance | and
the streetscape.

1 Itis recommended to increase setbacks to Bulwer Street and Gallop Street to better align with City
policy.

1  The Lot B garage is oversized and positioned forward of the dwelling. It is recommended to relocate the
garage to increase the primary setback and comply wi

1  The 4-storey townhouse at the rear exceeds the height envelope and creates an abrupt interface with
the single residence to the south. It is recommended to consider relocating the 4-storey unit to Lot B to
improve contextual sensitivity and transition.

1  The overall lack of landscaping and usable ground-level open space suggests overdevelopment of the
site.

T It is recommended to provide screening on the east

the adjacent neighbour.

1 AC units, bins (3-bin FOGO system), and utility meters are not shown on the drawings. It is
recommended to include these and position them to minimise visual and amenity impacts.

1  External materials and colours are generally supported; however, it is recommended to specify
products, finishes, and colour selections on the elevations or in a materials schedule.

Iltem 9.3 Page 9
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In response to comments and recommendations received from the DRP Chair, Administration and
community consultation comments, and following two meetings between the applicant and Administration,
the applicant made the following key changes over the course of the application process:

il
il

=A =4

il
il
il

il

The adjoining properties are shown on the 3D renders.

The applicant engaged with a landscape architect to increase the extent of soft landscaping for all lots.
The landscape architect proposed additional trees, including within the primary street setbacks of all lots
and within the Bulwer Street road reserve.

The Gallop Street setback for Lot B was increased from 1.5 metres to 2.3 metres. The Bulwer Street
setback for Lot A, and the Gallop Street setback for Lot C, remained unchanged.

On structure landscaping was added on all balconies and was also incorporated to the perimeter of the

roof top terrace.

Lot B useable outdoor space was increased, by increasing the primary street setback area. Additional
| andscaping was provided to Lot Cdébs roof terrace.
Lot B&6s garage was setback to be behind the ground

The applicant incorporated screening to a height of 1.6m on the south and east elevations of the roof

terrace.

The applicant updated the elevation plans to reflect the sites topography
External colours and materials were included on the plans.
Sustainability measures incorporated, which included the addition of PV solar panels, EV chargers and

heat pumps.

Bin stores, AC units, and the electric metre were represented on the plans.

The DRP Chair has reviewed the latest set of plans that were submitted to the City on 3 September 2025.

The
wi t h

tabl e
Ad mi

bel ow provides a
ni strationds

summary of the

response:

DRB®onghairos

DRP Comments Received

Administration Comments

Principle 3 i Built Form and Scale

The applicant is encouraged to
increase the setback to Bulwer Street
to more closely al
policy requirements.

The acceptability of the reduced setback to Bulwer Street is
addressed in detail in the Comments section of this report. In
summary, the proposed setback is largely consistent with that of
the adjoining eastern property and aligns with the established
setbacks of recent developments to the west at No. 9 Gallop
Street and No. 395 Bulwer Street. The proposal therefore reflects
the existing streetscape context while also responding to the
transition towards higher-density development. Impacts of
building scale are mitigated through articulation, variation in
materials and colours, window placement, and landscaping within
the front setback.

The applicant is encouraged to make
Lot B the 4-storey unit, to establish
more of a transition to the lower
intensity dwellings.

The transition provided by the proposed development is
considered acceptable. This is
setback, facade articulation, and the integration of landscaping at
the ground level, balcony, and rooftop terrace of Lot C.

Visibility of the fourth storey from adjoining southern residential
properties is reduced, as the pergola element is a lightweight,
open structure set in from the boundary. The solid walls of the
terrace lounge and store are setback 6.2 metres from the right of
way, which significantly reduces visibility and limits perceived
building bulk when viewed from the south.

The fourth storey also meets the deemed-to-comply setbacks
from the east and south, with further mitigation provided through
landscaping, facade articulation, and variation in materials and
colours.

Collectively, these design features reduce visual dominance and
ensure an appropriate transition to the adjoining lower-intensity

properties

Item 9.3
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Principle 5 T Sustainability

1 Limited environmentally
sustainable design (ESD)
features are shown. The
applicant is encouraged to
incorporate active ESD
measures such as solar panels,
rainwater reuse, EV charging,
all-electric systems, energy
monitoring, heat pump HWS,
and double glazing.

The applicant is encouraged to
complete a Life Cycle
Assessment for the project.

The proposal incorporates a number of ESD initiatives as shown
on the proposed development plans, including:

Solar PV systems to all lots

EV charging infrastructure within all garages

Heat pump hot water systems to all units

Window awnings and hoods to north and west-facing
elevations to reduce heat gain

LED lighting throughout

All-electric appliances (no gas) to all units

In-ground and on-structure landscaping, including increased
canopy cover and verge planting.

= =4 =4 =4
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While the City encourages the preparation of Life Cycle
Assessments, these are not mandated under the Built Form
Policy or the Residential Design Codes. Notwithstanding this, the
inclusion of the above measures demonstrates a considered
approach to sustainability and would contribute positively to the

devel opment 6s overall l'i fecycl
energy and water savings.

LEGAL/POLICY:

Planning and Development Act 2005

Community and Stakeholder Engage
Policy No. 7.1.1 7 Built Form Policy.

=4 =4 =4 -8 -8 -9

Planning and Development Act 2005

Planning and Development (Local Planning Schemes) Regulations 2015;
City of Vincent Local Planning Scheme No. 2;
Residential Design Codes Volume 11 Part C;

ment Policy; and

In accordance with Schedule 2, Clause 76(2) of the Planning Regulations and Part 14 of the Planning and

Development Act 2005, the applicant wou
review of Council 6s

Id have the right to apply to the State Administrative Tribunal for a
determinati on.

Planning and Development (Local Planning Schemes) Reqgulations 2015

In accordance with Clause 67(2) of the Deemed Provisions in the Planning Regulations and in determining a
development application, Council is to have due regard to a range of matters to the extent that these are

relevant to the development application.
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The matters for consideration relevant to this application relate to the compatibility of the development within
its setting, amenity and character of the locality, consistency with planning policies and advice from the DRP.

Residential Design Codes Volume 1 - Part C

The R Codes were gazetted on 10 April 2024. The changes to R Codes Volume 1 resulted in a split
Volume 1 of the R Codes into Part B and Part C, as follows:

1  Part B applies to all single houses R40 and below, grouped dwellings R25 and below, and multiple
dwellings in areas coded R10-R25.

1  Part C applies to all single houses R50 and above, grouped dwellings in areas coded R30 and above,
and multiple dwellings in areas coded R30 to R60.

This proposal has been assessed against Part C of the R Codes. This is because the proposal relates to a
Grouped Dwelling development on property coded Residential R80.

RISK MANAGEMENT IMPLICATIONS:

There are mini mal risks to Council and the Cityés busi
power to determine a planning application.

STRATEGIC IMPLICATIONS:
This is in keeping with the CRBYxZ6s Strategic Community

Innovative and Accountable

Our decision-making process is consistent and transparent, and decisions are aligned to our strategic
direction.

SUSTAINABILITY IMPLICATIONS:

The City has assessed the application against the envi
Policy No.7.1.1T Bui |t Form. These provisions are informed by t
Sustainable Environment Strategy 2019-2024, which requires new developments to demonstrate best

practice in respect to reductions in energy, water and waste and improving urban greening.

PUBLIC HEALTH IMPLICATIONS:

There are no impacts on the priority heatit2026fromthisc omes o
report.

FINANCIAL/BUDGET IMPLICATIONS:
There are no financial or budget implications from this report.
COMMENTS:

Summary Assessment:

In assessing the application against the planning framework, it is recommended for approval. The following
key comments are of relevance:

1  Building Height and Character: Portions of the development exceeding the maximum building height
standard are confined to the rear of the site, minimising their visibility and impact. The design responds
positively to the transitional character of the locality and is consistent with the strategic intent for higher-
density development in this area.

1  Overshadowing: Shadow impacts to adjoining properties are minimal and acceptable as primary garden
areas and major openings to habitable rooms of neighbouring dwellings retain adequate solar access.
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1  Streetscape Integration: The dwellings incorporate key design elements already established in the
locality, including consistent upper-floor setbacks and balconies, ensuring the proposal reinforces and
contributes positively to the existing streetscape character.

1  Bulk and Scale: Building bulk is effectively reduced to adjoining properties and streetscapes through a
combination of articulated walls, balconies, varied setbacks, material diversity, and the integration of
landscaping in-ground and on-structure. This design responsehas been supported by the
Chair as an appropriate outcome for the site.

1  Private Open Space: Each dwelling is provided with functional and usable outdoor living areas, directly
accessible from primary living spaces, enhancing residential amenity and providing opportunities for
entertaining and leisure.

1 Landscaping and Trees: The development includes deep soil areas capable of supporting tree planting
to all dwellings, along with high-quality landscaping throughout the site. These elements will soften the
built form, enhance amenity for future residents, and contribute positively to the broader streetscape.

Building Height, Lot Boundary Setbacks, and Solar Access for Adjoining Sites

The proposed building height, lot boundary setbacks, and solar access for adjoining sites satisfy the relevant
Design Principles of the R Codes and Local Housing Objectives of the Built Form Policy for the following
reasons:

1  Presentation to the Street: The proposal includes a maximum building height of four storeys in an area
identified for three storeys under the Built Form Policy. Lots A and B are proposed at three storeys, with
the additional height confined to Lot C to accommodate a terrace lounge and store. The distribution of
height across the site ensures the bulk of the development remains consistent with the intended three-
storey streetscape, while the additional level is modest in scale and carefully designed to integrate with
its surroundings.

0 Bulwer Street: The development presents as three storeys when viewed from Bulwer Street, as the
fourth storey is located to the rear. This maintains consistency with the existing and desired
streetscape character.

0 Gallop Street: The proposal introduces the first four-storey element within the Gallop Street
streetscape. Its bulk and visibility are reduced through a series of design measures that limit its
scale and soften its presentation:

A The pergola is a lightweight, open structure that does not contribute to building mass.

Rooftop planters with cascading vegetation visually soften the upper level and break down the

appearance of bulk when viewed from Gallop Street and adjoining properties.

The solid components of the fourth storey (terrace lounge and store) are set back 6.2 metres

from the right of way and stepped in from the southern edge of the building. This creates a

clear transition in scale and assists in stepping the development down to the adjoining single-

storey dwelling to the south.

A The fourth storey sits 1.3 metres above the pitch of the third storey, creating a modest step in
height rather than a dominant additional level.

A The overall length of the fourth storey is restricted to 4.8 metres of the 28.9-metre western
boundary, ensuring a limited streetscape presence.

A Variation in materials, including recycled brick, concrete, and lightweight cladding, creates
articulation and further reduces perceived bulk and scale.

Collectively, these measures ensure the built form appropriately responds to the surrounding

context, with building bulk and scale carefully moderated. The proposal achieves a height and

scale that respect the prevailing one- to three-storey character, while also acknowledging the
higher-density development envisioned and emerging within the surrounding area.

> >

1  Euture Desired Character: The proposal aligns with the evolving character of the area, where gradual
redevelopment is introducing higher-density housing and mixed-use development. The additional height
is consistent with this planned transition and supports the Built Form Policy objective of accommodating
increased density in appropriate locations while maintaining a respectful interface with existing lower-
scale dwellings.

1  Overshadowing: The proposed development would maintain adequate solar access to adjoining
properties because:

0  Solar Access for Adjoining Property to South-East (383 Bulwer Street): While reduced setbacks are
proposed along the south-east boundary, the impact on solar access to No. 383 Bulwer Street
would be minimal. As shown in green highlight in Figure 1, at the winter solstice, shadowing would
fall primarily on a wall without major openings and affect only a small western portion of the
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Figure 1: Proposed Winter Solstice Ov

propertyds primary outdoor |living area. The develo
eastern portion of the garden. In addition, the existing dwelling at No. 383 Bulwer St already casts

shadow over its own outdoor living area due to its orientation, meaning the proposal would not
materially alter the propertydéds current solar acce

Solar Access for Adjoining Property to South-West (8 Gallop Street): At the winter solstice, most of
the overshadowing from the proposed development would fall to the roof of 8 Gallop Street, shown
in green highlight within Figure 1 below. The primary garden and rear primary living areas of No. 8
Gallop Street would remain unaffected and continue to receive northern sunlight.

The roof of 8 Gallop Street contains north-facing solar collectors that would experience
overshadowing at winter solstice. These solar panels would be shadowed from a deemed-to-
comply three-storey development, with the additional fourth storey not contributing to or increasing
the extent of overshadowing.

Overshadowing is measured at midday on 21 June (winter solstice), representing the worst-case

scenario. This approach does not capture the broader availability of solar access throughout the

day and across other seasons. In practice, the solar collectors would continue to receive sunlight in

the morning and afternoon on 21 June, and greater access across other months within the year.

These outcomes are demonstrated incudddlase applicantds
Attachment 3.

ALL CEILINGS 31c UNO.

- S ———
ershadowing (Green) and its Impact on Sensitive Areas of
Adjoining Properties  (Source: Applicant Shadow Diagram with CoV annotations)
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il

Overlooking: The proposal meets the deemed-to-comply standards for visual privacy under the
R Codes. The roof terrace incorporates planter boxes along the edges, which provide further screening
and reduce potential overlooking to adjoining properties.

Transition Between Adjoining Properties: The adjoining properties to the south-east and south-west are
currently single-storey dwellings. The transition from the proposed development and these properties
has been accommodated through a range of design measures detailed below.

0 South-east interface: The adjoining property at No. 383 Bulwer Street is a single-storey dwelling
with limited outlook towards the proposed development. This is due to the ~1.5 metre side setback
and the rear patio, which is built up to the shared boundary. As a result, primary views to the
development are from the rear garden.

The potential impact of reduced lot boundary setbacks and additional height when viewed from the
south-east is mitigated through articulation in wall height and setbacks, varied window opening
typologies, and the use of a diverse material palette including grey blockwork, white render,
concrete-look finishes and lightweight metal cladding. These elements break down building
massing, soften the interface, and reduce the perception of bulk when viewed from the south-east.

0 South-west interface: The development has been designed to reduce the perception of bulk and
scale when viewed from the adjoining property to the south at No. 8 Gallop Street. Articulation is
achieved through varied wall setbacks and wall heights, together with a diverse material palette
including grey blockwork, red recycled brick, white cladding, lightweight metal cladding, and a mix
of window typologies. These features break up the building mass and introduce visual interest to
the facade.

In addition, landscaping is incorporated both in-ground and on-structure, including tree planting at
ground level and cascading landscaping to the roof terrace, which softens the interface and
provides a greener outlook. The fourth storey is set back 6.2 metres from the southern ROW
boundary and, due to the location of the built form below, is not visible from No. 8 Gallop Street.
This ensures the overall scale of the development presents as a three-storey building to the
adjoining southern property.

Views of Significance: The identified view of significance in the area includes the Perth CBD, located to
the south-east of the subject site. Properties on the northern side of Bulwer Street currently have access
to views of the City. The properties that may be impacted are all single-storey dwellings, where views
are already partially restricted. While the proposed development may further restrict these views, the
portion of the building responsible for this impact is the three-storey portion, which meets the deemed to
comply height. The fourth storey does not contribute to the obstruction of views, as it has been located
at the rear of the site, away from Bulwer Street, to minimise visual impact.

Street and Garage Setbacks

The proposed street and garage setbacks satisfy the relevant Design Principles of the R Codes and Local

Housing Objectives of the Built Form Policy for the following reasons:

il

Consistency with the Streets:

Immediate Context: The proposed street setbacks are appropriate in the immediate context for the
following reasons:

0 Bulwer Street: The street features a varied built form, with traditional single-storey dwellings
located east of the subject site and more contemporary two-storey developments to the west
across Gallop Street. The proposed 5.1 metre setback provides a balanced transition, sitting
between the larger setbacks evident to the west and the smaller 3.7 metre setbacks provided by
No. 9 Gallop Street and No. 395 Bulwer Street to the east.

There are examples of contemporary developments along Bulwer Street that incorporate upper
floors that are aligned with, or project forward of, the ground floor. The proposal adopts a similar
approach, ensuring consistency with the established built form. Examples of this condition are
evident at Nos. 383 and 395 Bulwer Street, No. 9 Gallop Street, and No. 43 Violet Street. There are
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additional examples of this built form on Bulwer Street to the east of Fitzgerald Street, which has
seen a greater amount of redevelopment into higher-density developments.

The subject lot occupies a transitional position between multiple dwelling development to the west
and single houses to the east. The proposed design responds by providing a design that mediates
between adjoining properties, while incorporating upper floor and balcony setbacks consistent with
patterns along the streetscape.

0 Gallop Street: The immediate context of Gallop Street comprises a mix of single and two-storey
dwellings. To the south of the subject site, across the right of way, is a single-storey dwelling at No.
8 Gallop Street. This dwelling includes a carport positioned forward of the main building line, with
posts located on the lot boundary.

Opposite the subject site, the multiple dwelling development at No. 9 Gallop Street presents as two
storeys, with a nil setback to the carport and a 1.5 metre setback from the ground and upper floors.
The upper level is aligned with the ground floor, with car parking located towards the southern
portion of the site. Two balconies project forward of the building line, contributing to the streetscape
presence.

The proposed development has been designed to positively integrate into this established context.
The Gallop Street facade incorporates a variety of materials, balconies that provide articulation and
passive surveillance, and garage setbacks that maintain clear sightlines along the street. Together,
these elements enhance visual interest, promote street activation, and ensure the development
contributes positively to the evolving streetscape character.

Building Bulk

The proposed development has been designed to positively contribute to the Bulwer Street and Gallop
Street frontages by incorporating features that moderate bulk and enhance streetscape character. Key
elements include:

1  Balconies and Openings: Open-sided balconies with on-structure landscaped planters are positioned to
both street elevations, providing articulation and visual permeability that reduce the dominance of upper
floors. These elements reflect patterns already established in the surrounding area and positively
contribute to a more active and engaging streetscape.

1  Driveway and Garage Width: The use of singular-width garages for Lots A and B fronting Gallop Street
avoids blank, garage-dominated facades and allows space for landscaping within the setback areas.
The double-width garage for Lot C is located along the right-of-way, reducing impact on Gallop Street
and maintaining a positive street interface.

1  Materials: A mix of high-quality materials, including metal cladding, concrete render, recycled brick,
white face brick, and timber fencing, introduces variety, breaks up building mass, and contributes to the
evolving material character of Bulwer and Gallop Streets. A condition of approval ensures the
development is constructed in accordance with the proposed material schedule.

1  Soft Landscaping and Trees: Nine new trees are proposed within the primary and secondary street
setbacks, supported by deep soil areas and complementary planting. This landscaping softens the built
form, enhances amenity, and provides a positive green contribution to the streetscape. There is also on-
structure landscaping visible from both streets, to soften the built form and positively contribute to the
surrounding streetscapes.

1 DRP Support for the Streets Presentation: The DRP supported the street presentation, acknowledging
that the combination of articulation, landscaping, and material diversity results in a development that
reduces bulk while positively contributing to the character of both street frontages.

Private Open Space and Solar Access and Natural Ventilation

The proposed Private Open Space and Natural Ventilation would satisfy the relevant Design Principles of the
R Codes for the following reasons:

1  Location: Each dwelling includes a first-floor balcony that is directly accessible from the primary living,
dining, and kitchen areas, providing functional and convenient opportunities for entertaining and leisure.
All private open spaces are oriented to the northern aspect of the site to maximise access to sunlight
and natural ventilation, and each is roofed to ensure usability throughout the year.
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1  FEunctionality andsize:The si ze and di mensions of each dwellingés
functional and usable. The first-floor balconies range between 14 and 17 square metres, which is
sufficient to accommodate an outdoor dining table.

1  Secondary Private Open Space Areas: Lot A also incorporates a secondary garden area within the
primary street setback, accessible from the ground floor office, while Lot C benefits from an additional
private open space on the roof terrace, accessible from the terrace lounge and via internal stairs to
other habitable rooms.

1 Landscaping: Landscaping has been incorporated to garden areas at ground floor, as well as on-
structure to the balconies and roof terrace, which positively contribute to the amenity of these spaces
while also softening the built form of the development.

1  Solar Access and Natural Ventilation: The proposed private open spaces have been appropriately
orientated to facilitate solar access and natural ventilation. The private open spaces are located on the
north-west and south-west elevations, allowing for exposure to the afternoon sun and opportunities for
cross ventilation. Each balcony is proposed to be roofed, allowing for protection against weather
elements, allowing for the space to be used throughout the year.

1  Solar Gain to Primary Living Space: The primary living spaces of all dwellings include sufficient glazing
to optimise winter solar gain and natural light. Lots A and B feature north-west orientated major
openings that are uncovered, allowing for full solar access. Lot C also includes a north-west orientated
major opening, though it is covered by the balcony roof. Despite this, the primary living space would still
receive daylight through the major opening, with additional sunlight entering via the staircase window.

Trees and Landscaping

In addition to the deemed-to-comply standards of the R Codes, the application has also been assessed
against the landscaping provisions of the Built Form Policy. The deemed-to-comply landscaping standards
set out in the Built Form Policy have not been approved by the WAPC. As such, these provisions are given
regard only in the assessment of the application and do not have the same weight as other policy provisions.

The proposed extent of landscaping and trees satisfies the relevant Design Principles of the R Codes and
Local Housing Obijectives of the Built Form Policy for the following reasons:

1  Location of Landscaping: The development proposes for landscaping to be incorporated across the site,
including within the street setback areas and within private open spaces, including the balconies and the
Lot C roof terrace. The type of landscaping proposed has been outlined in the applicants landscaping
plan, included in Attachment 2 , and includes small to medium sized trees, and featured planting, such
as flowers and shrubs. The location of landscaping would positively contribute to the streetscapes,
would provide high levels of amenity to the future residents, and would assist with softening the bulk of
the development when viewed from the street.

1 Primary Street Setback Areas: The application proposes sufficient | al
street setback areas. This is demonstrated by each lot achieving the deemed-to-comply requirement of
providing 30 percent of the front setback area as landscaping, with Lots A-C proposing 34 percent,

31.8 percent, and 47.7 percent respectively. The extent of landscaping proposed within these areas
would positively contribute to the streetscape, while assisting in reducing the overall building bulk and
scale of the development when viewed from the street.

1  Tree Planting & Canopy: The proposal retains one existing frangipani and plants eight new trees. These
are located within the primary street setbacks to Gallop Street and Bulwer Street, within on-site deep
soil areas, and in private open spaces, with additional on-structure planting to balconies and the Lot C
roof terrace. At maturity, the new trees are expected to reach approximately 4 to 8 metres and
collectively deliver about 41.2 percent canopy cover across the site, up from about 15 percent at
present. This will also provide shade to pedestrian paths along both street frontages.

1  Environmental Benefits: The proposed planting and deep soil areas would contribute to improved urban
air quality and increased tree and vegetation coverage. While the application seeks to remove six
existing trees, it proposes the planting of eight new trees and the retention of one existing tree. The
additional trees will provide canopy coverage, predominantly to the front setback and street interface.
This ensures the | andscaping proposed makes a meanin
helps reduce the impact of the urban heat island effect.

1 Permeable Paving: Permeable paving is proposed to the each of the driveway areas adjacent to the
garages. This would reduce the amount of hardstand areas and assist in water infiltration and support
the growth of trees that are proposed to be planted adjacent to these driveways.

Streetscape
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The proposed development satisfies the relevant Design Principles of the R Codes, as the reduced 1 metre
depth of the front doordés weather protection would con
point of refuge from sun and rain for residents and visitors, ensuring the intent of the standard is met.
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