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9.3 NO. 12 (LOT: 6; D/P: 2360) FLORENCE STREET, WEST PERTH - PROPOSED FOUR 
GROUPED DWELLINGS 

Attachments: 1. Consultation and Location Map   
2. Development Plans   
3. Applicant's Supporting Documents   
4. Advertised Plans (Superseded)   
5. Summary of Submissions - Administration's Response   
6. Summary of Submissions - Applicant's Response   
7. 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 four Grouped Dwellings at 
No. 12 (Lot: 6; D/P: 2360) Florence Street, West Perth, in accordance with the plans shown in 
Attachment 2, subject to the following conditions and the associated advice notes in Attachment 7: 

1. Development Plans 

This approval is for four new Grouped Dwellings as shown on the approved plans dated 
27 October 2020. No other development forms part of this approval; 

2. Boundary Walls 

The surface finish of boundary walls facing an adjoining property shall be of a good and clean 
condition, prior to the practical completion 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; 

3. 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; 

4. Colours and Materials 

The colours, materials and finishes of the development shall be in accordance with the details 
and annotations as indicated on the approved plans which forms part of this approval; 

5. External Fixtures 

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

6. Landscaping 

6.1 A detailed landscape and reticulation plan for the development site and adjoining road 
verge, to the satisfaction of the City, shall be lodged with and approved by the City prior 
to commencement of development. The plan shall be drawn to a scale of 1:100, prepared 
generally in accordance with the landscaping plans SK01-C and SK02-C dated 2 October 
2020 and show the following: 

 The location and type of existing and proposed trees and plants; 
 Areas to be irrigated or reticulated; 
 Minimum deep soil area of 12 percent and tree canopy coverage of 30 percent of the 

site area; 
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 The inclusion of additional landscaping treatment between the ‘Visitor Bay’ and 
Florence Street to screen hardstand and parking areas, to the City’s satisfaction; 

 The inclusion of additional landscaping treatment between the ‘Visitor Bay’ and Unit 
1 dwelling to provide increased privacy whilst maintaining street surveillance from 
this outdoor area, to the City’s satisfaction; and 

 The ‘permeable paving’ shown on a portion of the ‘Visitor Bay’ being removed and 
replaced with hardstand; and 

6.2 All works shown in the detailed landscaping plans 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; 

7. Visual Privacy 

Prior to occupancy or use of the development, privacy screening shall be installed as shown 
on the approved plans and on top of new fill and retained levels along the northern and eastern 
lot boundaries. Privacy screening shall be visually impermeable and is to comply in all 
respects with the requirements of Clause 5.4.1 of the Residential Design Codes (Visual Privacy) 
deemed to comply provisions, to the satisfaction of the City; 

8. Sight lines 

No walls, letterboxes or fences above 0.75 metres in height to be constructed within the 
1.5 metre of where: 

8.1 walls, letterboxes or fences adjoin vehicular access points to the site; or 

8.2 a driveway meets a public street; or 

8.3 two streets intersect; unless otherwise approved by the City of Vincent; 

9. Car Parking and Access 

9.1 The layout and dimensions of all driveway(s) and parking area(s) shall be in accordance 
with AS2890.1; 

9.2 All driveways, car parking and manoeuvring area(s) which form part of this approval 
shall be sealed, drained, paved and line marked in accordance with the approved plans 
prior to the first occupation of the development and maintained thereafter by the 
owner/occupier to the satisfaction of the City; 

9.3 No goods or materials being stored, either temporarily or permanently, in the parking or 
landscape areas or within access driveways. All goods and materials are to be stored 
within the buildings or store rooms, where provided; 

9.4 Prior to the first occupation of the development, redundant or “blind” crossovers shall 
be removed and the verge and kerb made good to the satisfaction of the City, at the 
applicant/owner’s full expense; and 

All new crossovers to lots are subject to a separate application to be approved by the 
City. All new crossovers shall be constructed in accordance with the City’s Standard 
Crossover Specifications and 

10. Prior to the commencement of the development (including demolition and/or forward works), a 
Construction Management Plan that details how the construction of the development will be 
managed to minimise the impact on the surrounding area shall be lodged with and approved 
by the City. The Construction Management Plan is required to address, but is not limited to, the 
following matters: 

 The delivery of and delivery times for materials and equipment to the site; 
 Storage of materials and equipment on site; 
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 Parking arrangements for contractors and sub-contractors; 
 The impact on traffic movement; 
 Dilapidation report of nearby surrounding properties (including 14 Florence Street); 
 Construction times; and 
 Notification to affected land owners; 
 
The management plan shall be complied with for the duration of the construction of the 
development. 

 

PURPOSE OF REPORT: 

To consider an application for development approval for four Grouped Dwellings at No. 12 Florence Street, 
West Perth (subject site). 

PROPOSAL: 

The application proposes the demolition of the existing dwelling at the subject site, and the construction of 
four three storey Grouped Dwellings in a battle-axe lot configuration fronting Florence Street. 
 
The proposed dwellings have similar floor plans comprising: 
 
 Double garages with vehicle access from a communal leg along the south of the site; 
 Games rooms, outdoor living areas, bathrooms and laundries located on the ground floor; 
 Primary living areas, ensuites, bedrooms and outdoor living terraces located on the first floor; and 
 Bedrooms, studies and bathrooms located within the loft. 
 
Pedestrian access is provided directly from Florence Street for Unit 1 and via the communal access leg for 
Units 2, 3 and 4. One visitor parking bay is provided in common property within the street setback area. 
 
A location plan is included as Attachment 1. The proposed development plans have been included as 
Attachment 2. The applicant’s supporting documents including an Urban Design Study and Environmentally 
Sustainable Design justification are included in Attachment 3. 

BACKGROUND: 

Landowner: Xscope Pty Ltd 
Applicant: Daniel Lomma Design 
Date of Application: 23 June 2020 
Zoning: MRS: Urban 

LPS2: Zone: Residential R Code: R50 
Built Form Area: Residential 
Existing Land Use: Single Dwelling 
Proposed Use Class: Grouped Dwelling 
Lot Area: 1,020m² 
Right of Way (ROW): No 
Heritage List: No 
 
The subject site is bound by Florence Street to the west, three single and two storey grouped dwellings to 
the south, a three storey apartment complex of 54 dwellings to the rear, a Federation style bungalow house 
listed on the City’s Municipal Heritage Inventory to the north, and vacant land with a current development 
approval for 11 two storey Grouped Dwellings to the north and north-east accessed by Sheridan Lane. A 
location plan is included as Attachment 1 and contextual analysis included in the applicant’s urban design 
study as Attachment 3. 
 
The subject site and surrounding properties are zoned Residential R50 under the City’s Local Planning 
Scheme No. 2 (LPS2) with the exception of the rear adjoining apartment complex subject to an R80 density 
code. 
 
The subject site and surrounding properties are within the Residential Built Form Area and have a permitted 
building height of two storeys under the City’s Policy No. 7.1.1 – Built Form (Built Form Policy). The rear 
adjoining apartment site is subject to a three storey height limit under the Built Form Policy. 
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Nearby the subject site are properties subject to the City’s Policy No. 7.5.15 – Heritage and Character 
Retention areas. To the north-east of the site are 15 properties in the Janet Street Heritage Area and to the 
south-west and south-east of the site is the Carr Street Character Retention Area of approximately 
37 properties, which includes four listed as Heritage on the City’s Municipal Heritage Inventory. Immediately 
adjoining the subject site to the north is a Federation style bungalow house listed on the City’s Municipal 
Heritage Inventory. 

Summary Assessment 

The table below summarises the planning assessment of the proposal against the provisions of the State 
Government’s State Planning Policy 7.3 Residential Design Codes Volume 1 (R Codes Volume 1), and the 
City’s Built Form Policy and Policy No. 7.6.1 – Heritage Management - Development Guidelines for Heritage 
and Adjacent Properties (Heritage Management Policy). In each instance where the proposal requires the 
discretion of Council, the relevant planning element is discussed in the Detailed Assessment section 
following from this table. 
 

Planning Element 
Deemed-to-

Comply/Acceptable 
Development 

Requires the Discretion 
of Council 

Street Setback   
Lot Boundary Setbacks/Boundary Walls   
Open Space   
Building Height/Storeys   
Setback of Garages and Carports   
Garage Width   
Street Surveillance   
Street Walls and Fences   
Outdoor Living Areas   
Landscaping    
Parking & Access   
Site Works/Retaining Walls   
Visual Privacy   
Solar Access   
Essential Facilities   
External Fixtures   
Environmentally Sustainable Design   
Urban Design Study   
Heritage Management Policy   

Detailed Assessment 

The deemed-to-comply assessment of the elements that require the discretion of Council is as follows: 
 

Street Setback 

Deemed-to-Comply Standard Proposal 

Built Form Policy Volume 1 Clause 5.1 
 
Walls on upper floors setback a minimum of 
2.0 metres behind the ground floor predominant 
building line. 

 
 
The first floor is setback 0.67 metres behind the 
ground floor games/guest room predominant 
building line. 

Lot Boundary Setbacks / Boundary Walls 

Deemed-to-Comply Standard Proposal 

R Codes Volume 1 Clause 5.1.3 
 
Lot Boundary Setbacks 
North boundary: 
Units 1 to 4 - First floor living room recesses: 1.2 
metres 
Unit 1 - Loft bed 2: 4.6 metres 

 
 
 
 
Units 1 to 4 - First floor living room recesses: 
1.0 metres 
Unit 1 - Loft bed 2: 4.58 metres 
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Units 2 and 3 - Loft bed 3 & study: 4.8 metres Units 2 and 3 - Loft bed 3 & study: 4.58 metres  
 
Boundary Walls 
Average wall height permitted: 3.0 metres 
Maximum wall height permitted: 3.5 metres 

 
 
Units 3 and 4 - Store and laundry: 3.3 metre 
average wall height and 3.7 metre maximum wall 
height 
 
Unit 2 - Ground floor store: 3.25 metre average 
boundary wall height  

Open Space 

Deemed-to-Comply Standard Proposal 

R Codes Volume 1 Clause 5.1.4 
 
40% open space for each dwelling site 

 
 
Units 2 and 3: 38.0% open space 

Building Height 

Deemed-to-Comply Standard Proposal 

Built Form Policy Volume 1 Clause 5.3 
 
Permitted building height: 
 Two storeys 
 External wall height: 

7.0 metres where the roof is concealed; and 
6.0 metres where the roof is exposed above. 

 Roof pitch: 9.0 metres. 

 
 
Units 1 to 4: Three storeys 
 
Unit 1 – Loft: Maximum external wall height of 
9.5 metres and roof pitch height of 10.5 metres 
 
Units 2 and 3 – Loft: Maximum external wall 
height of 10.2 metres and roof pitch of 
11.0 metres 
 
Unit 4 - Maximum external wall height of 
9.3 metres and roof pitch of 11.1 metres 

Site Works/Retaining Walls 

Deemed-to-Comply Standard Proposal 

R Codes Volume 1 Clause 5.3.7 and 5.3.8 
 
Fill and retaining greater than 0.5 metres above 
natural ground level setback in accordance with 
Tables 2a/2b. 

 
 
Eastern boundary: 
Unit 4 – Courtyard: Maximum height of fill and 
retaining 0.66 metres with a nil setback 

Visual Privacy 

Deemed-to-Comply Standard Proposal 

R Codes Volume 1 Clause 5.4.1 
 
Visual setback distances from: 
 Major openings to bedrooms and studies: 

4.5 metres 
 Major openings to other habitable rooms 

including kitchens and living rooms: 6.0 metres 
 Unenclosed outdoor active habitable spaces: 

7.5 metres 

 
 
Southern boundary: 
Units 1 to 4 - Kitchen: 4.0 metre setback 
Unit 1 - Study: 4.08 metre setback 
 
Northern boundary: 
Unit 4 - Ground floor courtyard: 2.6 metre setback 
Unit 4 - First floor terrace: 1.5 metre setback 
Unit 4 - First floor living: 2.8 metre setback 
 
 
Eastern boundary: 
Unit 4 - Ground floor courtyard: nil setback 
Unit 4 - First floor terrace: 1.7 metre setback 

Development Guidelines for Heritage and Adjacent Properties 

Acceptable Development Standard Proposal 

Heritage Management Policy 
 
New development adjacent to heritage listed places 
shall have: 

 
 
Front Setback 
Unit 1: Ground and first floor setback 1.8 metres 
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 Equivalent setback and/or is no less than that of 
the heritage building; 

 Side setbacks reflect that of the heritage 
building; and 

 Height that is compatible with the heritage 
building. Staggering the building is an 
acceptable method to achieve this. 

and 1.0 metre respectively forward of the heritage 
dwelling proper to the north. The overall 
development is 0.7 metres behind the verandah of 
the heritage dwelling. 
 
Side Setback 
Units 2 to 4: Stores located on northern boundary 
 
Building Height 
Unit 1: The maximum external wall height is 
4.7 metres and roof height is 2.5 metres higher. 

 
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 
Scheme) Regulations 2015 for a period of 14 days from 7 October 2020 to 20 October 2020. The method of 
consultation included notice on the City’s website and 233 letters mailed to all owners and occupiers of the 
properties within a 75 metre radius from the subject site, as shown in Attachment 1. 
 
At the conclusion of the consultation period a total of 15 submissions were received, 13 objecting to the 
proposal and two in support. The submissions raised the following concerns: 
 
 The proposed development does not fit within the established character context of the streetscape, and 

the built form does not reflect the existing Federation character; 
 The three storey building height is non-compliant with the Built Form Policy and is excessive for the site 

and area context; 
 The proposal is an overdevelopment of the site and would have detrimental overshadowing and bulk 

impacts on adjoining the dwellings; 
 The proposal would result in reduced visual privacy from overlooking, particularly from Unit 4 to the 

north-east into future dwelling kitchen and outdoor living area approved at No. 26 Sheridan Lane, and 
generally towards the dwellings at No. 10 Florence Street; 

 The proposal would result in increased traffic and parking congestion in the street; 
 The proposed visitor parking in the front setback does not positively respond to the predominate 

streetscape features; and 
 The proposed development does not comply and therefore should not be supported. 
 
A summary of the submissions received along with Administration’s comments on each are provided in 
Attachment 5. The applicant also provided a written response to the submissions received, as provided in 
Attachment 6. 
 
A copy of the plans that were advertised to adjoining properties are included in Attachment 4. 
 
The applicant submitted amended plans to address some of the concerns raised during the community 
consultation period and comments from the Design Review Panel (DRP) Chair. These changes related to 
modifying the Unit 1 street façade to better reflect built features of the streetscape and reducing the mass 
and bulk of Unit 4 where it terminates the communal access leg and adjacent to the southern side boundary. 
 
Submitters have been notified that amended plans were provided. These amended plans were not 
readvertised to invite further comments. This is because Council reporting timeframes would not allow for 
this and also the changes made do not result in any additional departures to previously advertised 
deemed-to-comply standards thereby not triggering the need to undertake further public consultation under 
the City’s Community Consultation Policy. 

Design Review Panel (DRP): 

Referred to DRP: Yes 
 
The proposal was reviewed on two occasions by the DRP prior to the application being lodged. The proposal 
was referred to the Chair of the DRP on a further two occasions following lodgement. 
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Following lodgement of the application, the proposal was first referred back to the DRP Chair during the 
public consultation. These plans referred to the DRP are included in Attachment 4. The following key 
comments were provided by the DRP chair, which also reference previous DRP advice made during pre-
lodgement: 
 
 The proposal does not retain the front façade of the existing house which is an acceptable outcome 

given retention of the existing façade would not add value based on the current design envelope and 
layout; 

 The visitor car parking bay location negatively impacts the visual approach to the dwelling and 
compromises some greater landscaping opportunity, however constraints within the design layout for re-
location is acknowledged. Notwithstanding this, the lack of high front fencing is a positive outcome; 

 The alignment of the upper loft setback behind the lower levels at the street positively responds to the 
adjoining single storey character dwellings; 

 Landscaping including tree canopy coverage has increased, particularly along the driveway and noting 
a new large tree within the front setback; 

 Reducing the length and height of the boundary wall on the northern boundary would be positive. The 
ground level Unit 4 corridor space is quite inefficient so it looks like this could be achieved; 

 Increasing the Unit 4 first floor and loft level eastern and southern setbacks would be a positive (even if 
they are compliant). In general, the overshadowing of the site to the south does seem to align with the 
built form on the adjacent site. Information on how the overshadowing relates to the openings and 
outdoor spaces of this development would be helpful; 

 The angled loft style roof forms are sympathetic in terms of massing but it still looks overdeveloped at 
the rear which to me indicates three levels at the rear may not be appropriate; and 

 The aerial perspective shows the loft massing of Unit 4 located right in the south eastern corner of the 
site. This area generally appears quite tight. Shifting this Unit 4 loft massing in a west direction closer to 
the centre of the site could be an option which may improve the issue. 

 
The applicant submitted amended plans and additional information in response to the comments received 
from the DRP Chair and community consultation. Key changes reflected in these amended plans and 
additional information include: 
 
 Modifying the Unit 4 loft wall and roof alignment to reduce building height by 0.7 metre along the 

southern elevation; 
 Modifying the architectural language of the street façade of Unit 1 by: 

o Reducing the thickness of the ground floor porch and eave banding; 
o Incorporating narrow vertical windows in the upper floors; 
o Incorporating a narrow vertical feature of brickwork adjacent to the communal driveway 

encompassing the Unit 1 laundry and bath 1 shower wall; and 
o Upper floor windows provided with a re-interpreted traditional window awning in a contemporary 

form; and 
 Providing additional contextual assessment of surrounding property developments, including a vertical 

overshadowing diagram illustrating the shadow effect on the established grouped dwellings to the south. 
 
The applicant did not make any modifications to the location of the visitor bay located within the front setback 
area. 
 
The amended plans being the final set of plans that the applicant is seeking approval for are included as 
Attachment 2. 
 
The DRP Chair reviewed the amended plans and advised that the changes improved key concerns 
regarding contextual analysis informing the street presentation of Unit 1 and impacts associated with mass 
and visual privacy from Unit 4. A summary of the DRP Chair’s comments is as follows: 
 
 The streetscape façade and architectural language has improved throughout the process and is 

supported. Hit and miss feature brickwork has been introduced which is a strong part of the surrounding 
context and character. The proposed lighter colours are generally more sympathetic to the character of 
the area than the previous darker colours, and the upper level (loft floor) is setback significantly behind 
the lower levels; 

 Additional windows overlooking the streetscape have been introduced providing increased passive 
surveillance of the streetscape. The front window proportions have changed from a horizontal to a 
vertical emphasis which references the windows on surrounding character houses; 
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 Improvements have been made to reducing the massing and bulk of Unit 4 at the rear portion of the 
development, including increasing the upper level setback to the south side; 

 Based on the use of pitched roof forms to the rear loft levels and overshadowing diagrams the proposal 
has demonstrated design strategies to minimise the impact on adjacent neighbours and the impact on 
adjoining properties is minimal; 

 The applicant has now provided overshadowing diagrams illustrating the impact on the adjoining 
neighbours to the south is comparable to a compliant building height and setback of 1.5 metres; and 

 The applicant has provided greater surrounding context which includes a mixture of existing and future 
housing, which have reduced concerns relating to the impact on the future grouped dwelling 
development to the north. 

 
The below table demonstrates how the proposal has progressed through the DRP process in accordance 
with the Ten Principles of Good Design. 
 

Design Review Progress 

 Supported 
 Pending further attention 
 Not supported 
 No comment provided 
 DRP 1 

04/09/2019 
DRP 2   
11/12/2019 

Referral to 
DRP Chair  
08/10/2020 

Referral to 
DRP Chair  
05/11/2020 

Principle 1 – Context & Character     
Principle 2 – Landscape Quality     
Principle 3 – Built Form and Scale     
Principle 4 – Functionality &  
Built Quality 

    

Principle 5 – Sustainability      
Principle 6 – Amenity     
Principle 7 – Legibility      
Principle 8 – Safety     
Principle 9 – Community     
Principle 10 – Aesthetics      

LEGAL/POLICY: 

 Planning and Development Act 2005; 
 Planning and Development (Local Planning Schemes) Regulations 2015; 
 City of Vincent Local Planning Scheme No. 2; 
 State Planning Policy 7.3 – Residential Design Codes Volume 1; 
 Policy No. 4.1.5 – Community Consultation;  
 Policy No. 7.1.1 – Built Form; 
 Policy No. 7.5.23 – Construction Management Plans; and 
 Policy No. 7.6.1 – Heritage Management – Development Guidelines for Heritage and Adjacent 

Properties. 
 
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 will have the right to 
apply to the State Administrative Tribunal for a review of Council’s determination. 

Delegation to Determine Applications: 

This matter is being referred to Council in accordance with the City’s Delegated Authority Register as the 
delegation does not extend to applications for development approval that propose a height of three storeys 
or more and do not meet the applicable Building Height deemed-to-comply standard. The application has 
also received more than five objections during the City’s community consultation period. 
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RISK MANAGEMENT IMPLICATIONS: 

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: 

This is in keeping with the City’s Strategic Community Plan 2018-2028: 
 
Innovative and Accountable 

We are open and accountable to an engaged community. 

SUSTAINABILITY IMPLICATIONS: 

The City has assessed the application against the environmentally sustainable design provisions of the City’s 
Policy No. 7.1.1 – Built Form. These provisions are informed by the key sustainability outcomes of the City’s 
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: 

Nil. 

FINANCIAL/BUDGET IMPLICATIONS: 

Nil. 

COMMENTS: 

Street Setback 
 
The Built Form Policy deemed-to-comply standard requires walls on upper floors to have a minimum setback 
of 2.0 metres behind the ground floor predominant building line from Florence Street. The first floor is 
setback 0.67 metre behind the predominant building line of the ground floor. 
 
Administration received submissions during community consultation that raised concerns that the 
contemporary design does not fit within the established character context of the streetscape. 
 
The proposed street setback satisfies the local housing objectives of the Built Form Policy and the design 
principles of the R Codes Volume 1 for the following reasons: 
 
 The ground floor setback satisfies the deemed-to-comply street setback requirement of 6.5 metres and 

the upper floor setbacks are stepped to reduce the perception of building bulk from the upper floor walls. 
The ground floor is proposed to be setback 6.7 metres, with the first floor and loft setback 7.3 metres 
and 11.5 metres respectively; 

 The stepping of setbacks has effectively responded to the immediate adjoining development context of 
the heritage dwelling to the north at No. 14 Florence Street. The proposed building setback from Unit 1 
to Florence Street is behind the verandah alignment of the adjoining heritage dwelling. To reduce visible 
bulk and scale, the proposed first floor walk in robe as viewed from Florence Street is in alignment with 
the adjoining heritage dwelling face. Further, the Unit 1 bed 1 wall is setback 3.2 metres from the 
northern side boundary to reduce bulk and dominance of the heritage dwelling; 

 Open space between the proposed development and the grouped dwellings on the southern adjoining 
property responds positively to the established street setback and development context. This is due to 
the location of the 4.0 metres wide communal access leg of the subject site coupled with the 3.0 metres 
wide communal access leg of the adjoining property. This minimum separation distance of 7.0 metres 
between dwellings significantly reduces the bulk and scale of the development as viewed from the 
streetscape and adjoining property to the south; 

 The street presentation has incorporated features that positively responds and contributes to the 
character and context of the established streetscape, as follows: 
o The front window proportions provide a vertical emphasis which references the windows of 

surrounding character houses. The street facing window awnings have re-interpreted traditional 
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feature awnings found broadly in the area without faux imitation and in respect to the contemporary 
design; 

o The overall light colour palette positively responds to predominate light colours featured in the 
streetscape. Hit and miss feature brickwork provides a varied material and texture finish 
responding to existing development in the street, particularly No. 4b Florence Street; and 

o The use of white masonry banding along the porch and eave of the street façade responds to the 
masonry fence feature of the heritage building to the north, specifically the masonry finish, white 
colour and wall thickness. Further, the masonry banding feature clearly distinguishes the ground 
floor from the first floor, with the first floor setback behind the porch and eave banding minimising 
the visual bulk; 

 The proposed setback is suitable to accommodate the following site planning considerations: 
o Adequate landscaping is provided in the street setback area to soften the visual impact of 

development which includes three medium sized and one large tree contributing towards 
58.7 percent of the street setback area being provided with tree canopy coverage; 

o Power meter boxes are setback 6.0 metres from the street boundary and located along the 
southern boundary. These utilities are visually softened by trees and a landscaped garden bed as 
viewed from Florence Street; 

o The development satisfies the deemed-to-comply requirements of the R Codes Volume 1 in 
respect to car parking, with double garages proposed for each dwelling and one uncovered visitor 
bay provided within the front setback area. Whilst this visitor car bay does contribute additional 
hardstand within the front setback area, car parking within the front setback is a feature of this 
locality. There is car parking within the street setback area at No.’s 4a, 4b, 6, 8, 10A, 11, 21, 24, 
38, 40 49 and 51 Florence Street. The car bay is uncovered to reduce any perception of building 
bulk and the dwelling maintains clear sightlines to provide surveillance of and connectivity with the 
street; and 

o A condition of approval is recommended to provide additional landscaping treatment between the 
proposed visitor bay and Florence Street, and between the low rendered brick wall in the front 
setback area of Unit 1 and the proposed visitor bay. This is to reduce the visual impact of 
hardstand area and parked vehicle in the front setback area as viewed from the street. This is also 
to protect the amenity and privacy of the Unit 1 occupants through landscape design together with 
the physical separation between the proposed visitor bay and the Unit 1 games/guest wall which is 
2.7 metres, whilst still maintaining street surveillance from this outdoor area of Unit 1 to the front 
setback area and to the street. Within a detailed landscape plan a suitable species around the 
visitor bay will be required and may result in a reconfiguration of the existing low walls to achieve a 
high quality outcome. Permeable paving annotated in the visitor bay of the landscape concept 
plans is not supported given vehicle parking in this location would result in significant shade limiting 
grass growth. The proposed ‘grass crete’ spaces on either side of the visitor bay are necessary for 
sufficient vehicle manoeuvring and should perform satisfactorily due to access to natural sunlight; 
and 

 The DRP chair is supportive of the Unit 1 presentation to Florence Street, commending the integration 
of character and context from the streetscape and use of stepping upper floor walls to break up bulk and 
scale. 

 
Building Height 
 
The Built Form Policy specifies a deemed-to-comply building height of two storeys, including an external wall 
height of 6.0 metres where a roof is visible above, 7.0 metres for an external wall that has a concealed roof 
and 9.0 metres to the roof pitch. The proposed development is three storeys in height with the third floor 
referenced as a loft on the plans. 
 
Administration received submissions during community consultation that raised concerns that the building 
height, particularly the third storey loft, and its design not fitting in the established context and character of 
the streetscape, which is predominantly single storey. 
 
The proposed building height satisfies the local housing objectives of the Built Form Policy and the design 
principles of the R Codes Volume 1 for the following reasons: 
 
 The loft floors have been located and designed so as to not dominate and detract from the streetscape 

and adjoining properties. The loft has a significant street setback of 11.5 metres from Florence Street 
and is located behind the floors below, specifically 4.73 metres behind the ground floor and 4.1 metres 
behind the first floor. The southern side elevation of the dwellings have external wall heights between 
7.0 and 7.5 metres before pitching to the roof form to give the impression of two storeys as viewed from 
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the south, with the third floor being contained within the roof; 
 The Unit 1 loft as viewed from the north does not dominate the adjoining heritage dwelling due to the 

development context and articulated setbacks provided. The loft sits 2.9 metres behind the adjoining 
property dwelling. Whilst this existing heritage dwelling on the adjoining property is single storey, its 
highest point of the roof pitch sits at the bed 3 window sill height of the Unit 1 loft. This demonstrates 
that the proposed development is not significantly out of proportion with the building height envelope of 
the existing adjoining heritage dwelling. This building height envelope is depicted with a dotted line on 
the northern elevation of the development plans included as Attachment 2; 

 The northern side setback to loft walls and articulated design reduce the impacts of bulk and scale. The 
setbacks of the loft from the northern boundary vary between 3.4 metres and 4.5 metres, and are 
located between 2.0 and 3.0 metres behind the predominate setback line of the lower levels; 

 The building envelopes of the lofts are provided with separations of 5.8 metres between Unit 1 and Unit 
2, and 12.1 metres between Units 3 and 4 to break up building bulk; 

 The setbacks of the lofts to the southern boundary reduce bulk and overshadowing. Units 1 to 3 are 
setback between 3.9 metres to 5.3 metres from the southern boundary, while Unit 4 is setback 1.85 
metres. These setbacks have sought to offset the loft overshadowing to the south by achieving an 
overshadowing extent equal or lesser than that of the deemed-to-comply two storey wall height with a 
permitted 1.5 metre setback to the southern boundary. Vertical overshadowing diagrams provided by 
the applicant are included in Attachment 3. The overshadowing diagrams illustrate two ground floor 
lounge room windows of No. 10A Florence Street and two ground floor lounge room windows of No. 
10B Florence Street would be impacted by shadow cast. The majority of north facing windows of No. 
10B Florence Street are not affected by overshadowing and will allow for sufficient direct sunlight into 
the living spaces of the dwelling. This is demonstrated in the applicant’s overshadowing perspectives on 
page 11 of Attachment 3. Similarly, No. 10A Florence Street has a large north facing dining window 
that would not be impacted by shadow cast from the loft, which would allow for direct sunlight into this 
primary living space of the dwelling; 

 Notwithstanding the two storey height limit under the Built Form Policy, there are a number of 
established three storey dwellings in the surrounding area, including at No’s. 4 and 37-43 Florence 
Street, and No’s. 76A, 76B, 76C. 78A. 78B and 82 Carr Street. There is also a three storey apartment 
building at No. 147-159 Charles Street adjoining the subject site to the rear of a similar wall and roof 
height to the proposal; and 

 The proposed ground floor finished levels of the dwellings closely respond to the natural topography of 
the site with departures kept to a minimum. The greatest extent of retaining and fill is 0.66 metres in 
height along the rear eastern boundary. The impact of this would be minor as discussed further below 
under Site Works and Retaining Walls. 

 
Lot Boundary Setbacks 
 
Boundary Setbacks 
 
Reduced setbacks to the deemed-to-comply standards in R Codes Volume 1 are proposed to the northern 
boundary from living room recesses for each dwelling on the first floor, loft bed 2 of Unit 1, and loft bed 3 and 
study of Units 2 and 3. 
 
Administration received submissions during community consultation that raised concerns that the proposal is 
an overdevelopment of the site and imposes detrimental building bulk on adjoining properties. 
 
The proposed setbacks satisfy the local housing objectives of the Built Form Policy and the design principles 
of the R Codes Volume 1 for the following reasons: 
 
 The living room ‘TV recesses’/projections are limited in length and area to reduce impacts associated 

with building bulk. These building projections are isolated wall areas between 3.0 to 3.3 metres height 
from the first floor levels and 3.2 to 4.1 metres width. The projections are spaced across the elevation 
with walls and windows recessed between to break up bulk, and to provide articulation and sufficient 
light and ventilation to the dwellings; 

 The living room projections sit above the windows of the adjoining property dwelling limiting visible bulk 
from these adjacent windows and maintaining ventilation; 

 The orientation of the site results in setbacks to the northern boundary having no direct sunlight 
restriction and overshadowing of the adjoining property dwelling; 

 The loft window openings are designed to improve solar and ventilation access. A mix of major 
openings and highlight windows are used facing north and south with appropriate awnings for solar 
moderation, and are operable to improve cross-ventilation; and 
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 The loft walls are designed and articulated with significant setbacks, separation and windows to reduce 
impacts associated with bulk and ventilation restriction. No single loft wall length exceeds 9.0 metres, 
using indentations, awnings, and windows to break up bulk. The lofts are also provided with adequate 
separations between proposed Units to further mitigate bulk and scale impacts. 

 
Boundary Walls 
 
North 
 
The deemed-to-comply standard of the R Codes Volume 1 requires buildings on the boundary to be no 
higher than a maximum of 3.5 metres and an average of 3.0 metres. The proposed Units 3 and 4 store and 
laundry boundary wall is a maximum height of 3.7 metres and an average height of 3.3 metres, while the Unit 
2 store is proposed with an average height of 3.25 metres. 
 
The proposed boundary wall heights satisfy the local housing objectives of the Built Form Policy and the 
design principles of the R Codes Volume 1 for the following reasons: 
 
 Minimal and short lengths of boundary wall are used to reduce impacts associated with bulk and 

ventilation restriction. Cumulative boundary wall lengths of 15.5 metres are limited to the northern side 
boundary, in lieu of being permitted for 39.0 metres length up to two side boundaries. This is intended to 
reduce the impacts of building bulk. The boundary wall sections are also provided with adequate 
separation to provide relief from bulk and scale. In these sections are proposed two landscaped 
courtyards which provide for enhanced amenity between properties, including light and ventilation 
access; and 

 The heights of the boundary walls are similar to established and approved wall heights on the adjoining 
property to the north. The established dwelling to the north has a wall height 0.1 metre to 0.4 metre 
higher than the proposed Unit 2 store boundary wall, and is setback 0.7 metre from the boundary wall 
with a small non-major window opening. The Unit 2 store boundary wall would have no detrimental 
visual bulk or ventilation restriction on the adjacent portion of the dwelling on the adjoining property to 
the north. Adjacent to the proposed boundary wall of Units 3 and 4 is a vacant site with approval for 11 
grouped dwellings, which has blank walls on the boundary of 3.2 metres height and some minor recess 
portions connecting to ground floor garages. Having regard to this current and future development 
context there would be minimal impact resulting from the additional height sought for the proposed 
boundary walls. 

 
Open Space 
 
The R Codes Volume 1 deemed-to-comply standard requires a minimum of 40 percent open space provision 
for each proposed dwelling. Units 2 and 3 have open space of 38.0 percent each. 
 
Administration received submissions during community consultation that raised concerns that the proposal is 
overdevelopment of the site. 
 
The proposed open space satisfies the design principles of the R Codes Volume 1 for the following reasons: 
 
 Open space averaged across all of the proposed dwelling sites is 41%, indicating that the overall 

development footprint is consistent with the R Codes Volume 1 deemed-to-comply standards for the 
R40 density; 

 The street facing Unit 1 is complaint with open space and primary street setback for the predominant 
ground floor building line deemed-to-comply requirements. This would ensure that the development 
provides adequate open space and separation to the street, respecting and contributing to the existing 
and desired streetscape character; 

 The development provides for a total landscaped deep soil area of 17.8 percent and tree canopy 
coverage of 30.5 percent, which meets the deemed-to-comply requirements of the Built Form Policy. 
The development has been designed to contribute to an attractive setting for the building and 
streetscape; 

 The central courtyard and terrace designs of the dwellings reduce bulk, provides adequate space for 
outdoor pursuits and increases natural light access. These open areas provide significant breaks in the 
middle of the building footprint along the northern boundary reducing actual and perceived bulk from the 
adjoining property and provides ventilation for building openings. The courtyards and terraces are north 
facing for optimal access to sunlight to habitable spaces; and 

 Essential fixtures and facilities are provided for in side setbacks to the northern boundary for Units 2 and 
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3, including bin storage, clothes drying and air-conditioning units, which are not visible from the 
proposed outdoor and internal living areas. 

 
Visual Privacy 
 
The R Codes Volume 1 deemed-to-comply standards stipulate visual privacy setbacks or screening where 
major openings or active habitable spaces overlook adjoining residential properties. The development 
proposes reduced privacy setbacks to the kitchen of Units 1 to 4 and study of Unit 1 along the southern 
boundary, and the courtyard and terrace of Unit 4 along the northern and eastern boundaries. 
 
Administration received submissions during community consultation that raised concerns that overlooking 
from the development detrimentally impacts resident privacy to the south and future dwellings to the north 
including outdoor living and kitchen areas. 
 
The visual privacy setbacks satisfy the design principles of the R Codes Volume 1 for the following reasons: 
 
Southern boundary (Kitchen of Units 1 – 4 and Study of Unit 1) 
 
 The required 6.0 metres and 4.5 metres cone of vision from the kitchen and study windows, 

respectively, fall over the vehicle access leg of the subject site and adjoining property. The nearest 
adjoining property dwelling and windows are of No. 10A Florence Street at ground level. Given the 
kitchen and study are on first floor levels and have benches 0.8 metre in depth to the wall, overlooking 
is indirect and at an effective distance of 8.5 metres to the adjoining 10A Florence Street property 
dwelling. This effective visual setback and indirect angle results in no detrimental loss in visual privacy; 
and 

 Trees located along the southern boundary would visually obscure overlooking through maturity, 
specifically there are 21 Pyrus Calleryana trees spaced 2.4 metres apart along the southern boundary. 
The tree species Pyrus Calleryana can grow approximately 8.0 to 10.0 metres in height with a canopy 
diameter of approximately 2.0 to 4.0 metres. Given the number, height and spread of these trees, there 
will be substantial screening to further assist in the prevention of any overlooking and to enhance 
privacy at tree maturity. 

 
Northern boundary (Courtyard and Terrace of Unit 4) 
 
 Considering the layout of the future new dwellings to the north, there would be no detrimental visual 

overlooking of sensitive areas, including major openings to habitable rooms and outdoor living areas. 
The building footprint of approved dwellings to the north are shown in the development floor and site 
plans (refer to Attachment 2). Directly adjacent and immediately overlooked walls of these future 
dwellings are boundary walls and highlight windows. Open space that would be overlooked is a future 
common property area with one visitor car parking bay perpendicular to the subject site boundary, two 
bicycle parking bays and a small seat and BBQ space of dimensions 2.3 metres width by 5.5 metres 
length running perpendicular to the visitor bay. These spaces are not considered to be private and 
sensitive to visual overlooking given the space is expected to be used by visitors and occupants of the 
site predominately for parking purposes. The BBQ and seating area appears limited in its ability for 
active use given the minimum width dimension and the abutting visitor car parking bay location; 

 Indirect overlooking from the courtyard would affects a portion of the top of the kitchen window of a 
future dwelling to the adjoining northern property. The portion of the kitchen window that would be 
impacted is above 2.1 metres in height measured from the ground level of the adjoining property. This 
accounts for the ground level difference and the adjoining property being 0.4 metres below the subject 
site as well as the construction of a standard 1.8 metre high dividing fence and perpendicular wall face 
of the kitchen which reduces the extent of overlooking. The kitchen opening affected by overlooking sit 
perpendicular to the subject site and are subject to acute angled indirect overlooking. The top of the 
kitchen window sill sits near the top of a future dividing fence given the level difference proposed 
between properties, and for this reason overlooking from the ground floor courtyard can be mitigated by 
a dividing fence. Similarly overlooking of a future outdoor living area of the adjoining property is 
predominately mitigated by the dividing fence and a 1.4 metre high screen around the outdoor living 
area; 

 Indirect overlooking from the first floor terrace cone of vision affects a 0.2 square metre area of 
landscaped space of a future dwelling. The acute angle and small cone of vision projection into the 
landscaped area associated with the outdoor living area results in limited detrimental impact to privacy 
for this future dwelling; and 

 Indirect overlooking from the first floor terrace cone of vision affects a kitchen window of a future 
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dwelling which sits perpendicular to the subject site boundary. The adjoining property development sits 
0.4 metre lower than the subject site creating an acute angle of overlooking from the terrace and 
provides for a new top of dividing fence level matching the top of the affected kitchen window. These 
features mitigate the majority of overlooking from the terrace area to the future kitchen window. Further, 
the kitchen window of this dwelling is directly adjacent to a common property visitor car parking bay of 
this site. Overlooking of this window from future visitors and occupants at the site will occur whilst using 
the visitor car parking bay. 

 
Eastern boundary (Courtyard and Terrace of Unit 4) 
 
 Direct overlooking falls over a vacant site on the northern portion of No. 19 Sheridan Lane, which has 

planning approval for 11 grouped dwellings. The approved development at this adjoining site along the 
eastern boundary has blank walls on the boundary and setback; and 

 Adjacent to the southern portion of the eastern boundary on the adjoining property is a communal 
swimming pool area forming part of an existing apartment complex at No. 147-159 Charles Street. 
A 2.0 metre length of screening is provided along the eastern portion of the terrace to mitigate direct 
overlooking of this area. Views towards the communal pool area from the remainder of the terrace 
would be restricted by a double storey boundary wall forming part of the approved development at 
No. 19 Sheridan Lane, although this has yet to be constructed. 

 
Site Works and Retaining Walls 
 
The deemed-to-comply standards of the R Codes Volume 1 requires fill and retaining walls greater than 
0.5 metres in height to be setback a minimum of 1 metre from a lot boundary. Unit 4 fill and retaining is 
proposed to a maximum height of 0.66 metres and setback nil from the eastern boundary. 
 
The proposed fill and retaining to the eastern boundary satisfies the design principles of the R Codes 
Volume 1 for the following reasons: 
 
 The fill and retaining is minimal in extent and adjoins a vacant site. The fill and retaining where it is 

greater than 0.5 metres height affects a 6.5 metre length of the eastern boundary. An approved 
development directly adjoining the fill and retaining wall location on the vacant site is a building on the 
boundary with an effective height of approximately 2.0 metres above the proposed fill and retaining 
level; 

 The proposed fill and retaining levels of Unit 4 have been nominated responding to a balance of natural 
ground levels between the northern and southern boundaries. The north of the courtyard area is 
stepped down to respond to the natural ground level to reduce fill and retaining. The natural ground 
level at the southern boundary reflects the proposed fill and retaining level within 0.3 metres; and 

 The retaining and fill levels create useable and functional spaces around Unit 4 which provides access, 
landscaping, bin storage and clothes drying. 

 
Environmentally Sustainable Design 
 
Clause 5.11 of the Built Form Policy provides local housing objectives relating to environmentally sustainable 
design. The applicant has provided justification and a Life Cycle Assessment (LCA) to demonstrate how the 
development has incorporated features of environmentally sustainable design and satisfied these local 
housing objectives. These are provided as Attachment 3 and include the following: 
 
 The site planning has optimised the northern aspect of the site for direct sunlight into habitable and 

active spaces for enhanced solar passive design, specifically using central courtyards and terraces, and 
north facing windows of games, bedrooms and primary living areas. Winter and summer solar angles 
provided demonstrate solar passive design in the Urban Design Study in Attachment 3; 

 Use of suitable new and reused materials within the design for enhanced environmental performance, 
including reuse of existing building materials through salvaging of the existing dwelling red face bricks, 
use of light weight building materials in the first floor and loft floor, metal roofing and wall cladding 
provided with a solar absorptance value of 0.4; 

 Using upper floor building projections over lower floors, eaves, screens and awnings to provide shading 
of north, west and east facing glazing; 

 Cross ventilation for dwelling spaces is effectively demonstrated in the applicant’s supporting 
documents in Attachment 3. Ceiling fans are proposed in all living and bedroom areas and operable 
windows used to aid ventilation. Primary living spaces are designed with the ability to be isolated to limit 
the volume required to heat or cool a space, reducing energy demands and cost; and 
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 Rooftop solar photovoltaic is able to be installed on the flat roof sections above each living room. 
Conduit pre‐lay and panel roof space is provided such that solar photovoltaic can be either installed 
during construction or readily fitted after completion. 

 
Administration has reviewed the attached justification and LCA and is satisfied that the development has 
incorporated sufficient environmentally sustainable design features to meet the local housing objectives. 
 
Urban Design Study 
 
Clause 5.12 of the Built Form Policy provides local housing objectives which require proposed development 
to be informed by an urban design study. The applicant’s urban design study is included as Attachment 3 
and details the key built form references and details of the streetscape and surrounding area considered 
within the proposal, including the following: 
 
 Face brick as a feature of the streetscape seen in the facades of dwellings and front fences; 
 Contemporary Colorbond wall and roof cladding; 
 Use of light colours in external walls and roofing complementing established traditional and 

contemporary development; 
 White masonry banding in the façade; 
 Articulated wall setbacks and loft forms; and 
 Landscaping and canopy coverage provided in the front setback area. 
 
As per the Street Setback section of this report and the final comments received from the DRP Chair, the 
development has incorporated design features that ensure the development appropriately references and 
integrates with the surrounding built form context and streetscape. 
 
Development Adjacent to Heritage Listed Buildings 
 
The development site is adjacent to a heritage listed Federation bungalow at No. 14 Florence Street that is 
on the City’s Municipal Heritage Inventory and subject to provisions under the City’s Heritage Management 
Policy.  
 
The proposed development satisfies the applicable performance criteria of the Heritage Management Policy 
for the following reasons: 
 
 The development uses staggering and significant side setbacks to maintain the view and vista to the 

adjacent heritage building. Where projecting forward of the heritage dwelling façade, between 
1.0 and 1.8 metres, the ground floor games/guest room has a side setback of 2.5 metres and first floor 
bed 1 setback of 3.2 metres. This staggering using generous side setbacks maintains a view angle 
greater than 45 degrees from the heritage building façade to Florence Street; 

 The visually prominent bullnose verandah feature of the heritage building is 0.7 metres forward of the 
proposed development; 

 The development has incorporated contemporary architectural features which have not attempted to 
mimic the style of the heritage building, rather complement its significance. The development has 
incorporated traditional style window sizes, a light colour palette including white masonry and a 
contemporary take on a traditional window awning; 

 The development has incorporated staggering of setbacks to upper floors to ensure the scale and mass 
of the development respects the heritage building. Detailed in the Street Setback comments in this 
report, the loft is setback 2.9 metres behind the adjoining heritage dwelling face. Similarly, side setbacks 
are of the loft level is staggered between 2.0 metres and 2.6 metres behind the ground and first floor 
levels that are 1.5 metres setback from the lot boundary. These setbacks along the northern elevation 
are greater than the lot boundary setbacks of the adjacent heritage building; and 

 The proposed development has side setbacks greater than 1.0 metre with the exception of a short store 
boundary wall adjacent to the heritage building. The heritage building has a continuous side setback of 
0.7 metres along the shared boundary. The store boundary wall is 4.0 metres in length and is setback 
22.3 metres from the Florence Street boundary, and would not be visually prominent as viewed from the 
street. 

 
With respect to the proposed development adjoining a heritage property at No. 14 Florence Street, 
recommended Condition 10 requires the preparation of a construction management plan. This condition has 
been imposed consistent with the City’s Policy No. 7.5.23 – Construction Management Plans, as the 
proposal is for the construction of a multiple storey development with buildings on the boundary and located 
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adjoining a heritage listed property. The construction management plan will include the need to prepare 
dilapidation reports for surrounding properties, including the heritage building at No. 14 Florence Street. 
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