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PSC1304-52

STOREY SINGLE HOUSE - (CJ DA0073/13)
ATTACHMENT 1

FORREST STREET, NO. 19B (LOT 10), FREMANTLE - TWO

DESIGN NOTES

PRELIMINARY SKETCH ONLY,
DESIGN SUBJECT TO CHANGE

PROPOSED PAGANONI RESIDENCE
LOT 10 (#19b) WHAM!'ERSTST& FORREST ST,

©® COPYRIGHT|

UPON SHIRE APPROVAL
AND ENGINEERS DESIGN.

ROOM SIZES MAY VARY TO SUIT
WALL CONSTRUCTION TYPE.
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DDESIGN NOTES

PRELIMINARY SKETCH ONLY,
DESIGN SUBJECT TO CHANGE
UPON SHIRE APPROVAL.
/AND ENGINEERS DESIGN.

ROOM SIZES MAY VARY TO SUIT
WALL CONSTRUCTION TYPE.

SURVEYS ISSUED TO

PPURE BASE LIVING THAT HAD
'BEEN DONE PRIOR TO RECENT
DATE, MAY INCUR DESIGN
CHANGES DUE TO ONSITE
CONDITIONS OVER SUCH TIME.

FENCING TO BE INDICATED
AND SPECIFIED AT BUILDING
LICENCE STAGE

ALL CABINETRY AND ATOUTS
TO BE CONFIRMED ON SITE,
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DESIGN NOTES
PRELIMINARY SKETCH ONLY,
DESIGN SUBJECT TO CHANGE

UPON SHIRE APPROVAL
/AND ENGINEERS DESIGN.

ROOM SIZES MAY VARY TO SUIT
'WALL CONSTRUCTION TYPE.

SURVEYS ISSUED TO

PURE BASE LIVING THAT HAD
BEEN DONE PRIOR TO RECENT
DATE, MAY INCUR DESIGN
CHANGES DUE TO ONSITE
CONDITIONS OVER SUCH TIME.

EXTENT OF LANDSCAPING,
PLANTERS, B/PAVING AND

FENCING TO BE INDICATED
AND SPECIFIED AT BUILDING
LICENCE STAGE

ALL CABINETRY AND FITOUTS
TO BE CONFIRMED ON SITE,
REPRESENTATION ON
SKETCH ONLY.
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PROPOSED PAGANONI RESIDENCE
LOT 10 (#19b) CNR AMHERST ST & FORREST ST,
FREMANTLE
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DESIGN NOTES

PRELIMINARY SKETCH ONLY,
DESIGN SUBJECT TO CHANGE
UPON SHIRE APPROVAL

/AND ENGINEERS DESIGN.

FROOM SIZES MAY VARY TO SUIT
'WALL CONSTRUCTION TYPE.

SURVEYS ISSUED TO

PPURE BASE LIVING THAT HAD
IBEEN DONE PRIOR TO RECENT
DATE, MAY INCUR DESIGN
(CHANGES DUE TO ONSITE
(CONDITIONS OVER SUCH TIME.

EXTENT OF LANDSCAPING,

FENCING TO BE INDICATED
AND SPECIFIED AT BUILDING
LICENCE STAGE

ALL CABINETRY AND FITOUTS
TO BE CONFIRMED ON SITE,
REPRESENTATION ON
SKETCH ONLY.
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ATTACHMENT 2
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19b Forrest (Amherst Street frontage)
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PSC1304-53 AINSLIE ROAD NO 17 (LOT 50) NORTH FREMANTLE -

ALTERATIONS AND ADDITIONS TO EXISTING SINGLE HOUSE -
(AA DA0058/13)

ATTACHMENT 1: Application Plans (DA0058/13)
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ATTACHMENT 2: Site Photos (take

n 27 February 2013)
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o

. = (I : d
View of the existing Single House from Ainslie Street.

TrrETCE

View of the existing Garage from Ainslie Street.
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View of the existing low primary street fence from Ainslie Street

View of the existing verandah and front facade from Ainslie Street.
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View of the existing Store Room to be removed.
|

View of the rear of the existing Single House (showing the Ground Level and
Undercroft).
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View of the existing Storeroom at the rear of the land to be retained and re-cladded.
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PSC1304-54 MARINE TERRACE NO. 130 (LOT 2) SOUTH FREMANTLE - TWO
STOREY ADDITION AND ALTERATIONS TO EXISTING
GROUPED DWELLING - (AA DA0101/13)

ATTACHMENT 1 — Development Plans (dated 10 April 2013
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Cityof
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ATTACHMENT 2 — Site Photos

Existing limestone wall and aluminum storage shed to be removed to faciliate
addition.
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= 5 " =2 d - L

Facade of tﬁé adjoining dwlig at No. 1 Ada Stret, Fremantle at the same line as
the proposed addition.
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PSC1304-55 HOWELL VISTA, NO. 15 (LOT 116), BEACONSFIELD — TWO
STOREY SINGLE HOUSE - (AD DA0087/13)
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PSC1304-56 SUMPTON STREET, NO 12 (LOT 1306), HILTON - TWO LOT
SURVEY-STRATA SUBDIVISION - (AA/NMG WAPC245/13)

ATTACHMENT 1 — Subdivision Plan
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PSC1304-57 SCHEDULE OF APPLICATIONS DETERMINED UNDER
DELEGATED AUTHORITY

ATTACHMENT 1

1. HAMPTON ROAD NO.91 (LOT 4 & 5), FREMANTLE - CHANGE OF USE
TO MEDICAL CENTRE AND INTERNAL AND EXTERNAL ALTERATIONS
TO EXISTING BUILDING - (JL DA0006/13)

2. TRAFFORD STREET NO.2 (FORMERLY KNOWN AS SOUTH STREET
NO.97) (LOT 300) & TRAFFORD STREET NO.2A (LOT 301),
BEACONSFIELD - PRIMARY AND SECONDARY STREET FENCE
ADDITIONS TO EXISTING SINGLE HOUSE’S - (JL DA0128/13 &
DA0129/13)

3. PEARSE STREET, NO. 34 (LOT 5), NORTH FREMANTLE - ALTERATIONS
& ADDITIONS TO EXISTING SINGLE HOUSE - (AA DA0093/13)

4. TAYLOR STREET, NO. 3 (LOT 902), WHITE GUM VALLEY - SINGLE
STOREY SINGLE HOUSE — (KS DA0092/13)

5 ESSEX STREET, NO. 19 (LOT 8), FREMANTLE — PARTIAL CHANGE OF
USE FROM PRIVATE RECREATION TO OFFICE AND ALTERATIONS TO
EXISTING COMMERCIAL BUILDING — (KS DA0020/13)

6. PILBARRA STREET, NO. 3 (LOT 33), WHITE GUM VALLEY —
ALTERATIONS TO EXISTING OUTBUILDING — (CJ DA0062/13)

7. CHADWICK STREET, NO. 17A (LOT 2), HILTON — PATIO ADDITION TO
EXISTING GOUPED DWELLING - (JS DA0131/13)

8. ATTFIELD STREET, NO. 83 (LOT 303), FREMANTLE — CARPORT
ADDITION TO EXISTING SINGLE HOUSE — (HS & KS DA0113/13)

9.  KNUTSFORD STREET, NO. 20 (LOT 1354), FREMANTLE - ALTERATIONS
TO EXISTING GROUPED AND MULTIPLE DWELLING DEVELOPMENT -
(AD DA0587/12)

10. PASS CRESCENT, NO. 14 (LOT 89), BEACONSFIELD — THREE LOT
SURVEY STRATA SUBDIVISION — (CJ WAPC227-13)

11. SAMSON STREET, NO. 103 (LOT 36), WHITE GUM VALLEY - TWO (2)
LOT SURVEY-STRATA SUBDIVISION WITH COMMON-PROPERTY - (AA
WAPC290-13)

12. HIGH STREET NO. 291 (LOT 9), FREMANTLE - SIGNAGE ADDITION TO
VACANT SITE - (AD DA0126/13)

13. SOLOMON STREET, NO. 8A (LOT 550), FREMANTLE - ADDITION OF
SWIMMING POOL TO EXISTING TWO STOREY SINGLE HOUSE - (CJ
DA0147/13)

14. CUREDALE STREET, NO 56 (LOT 132), BEACONSFIELD — TWO (2)
SINGLE STOREY GROUPED DWELLINGS — (CJ PW0007/13)

15. HOPE STREET NO.123-125 (LOT 6 & 7), WHITE GUM VALLEY -
DEMOLITION OF EXISTING SINGLE HOUSE AND ANCILLARY
STRUCTURES - (JL PW004/13)

16. SOUTH STREET, NO. 27-33 (LOT 450), SOUTH FREMANTLE — GARAGE
ADDITION TO EXISTING GROUPED DWELLINGS — (KS DA0107/13)

17. GOLD STREET, NO. 3 (LOT 57), SOUTH FREMANTLE — ADDITIONS AND
ALTERATIONS TO EXISTING SINGLE HOUSE — (KS DA0080/13)

18. MARKET STREET, NO. 85 (LOT 2), FREMANTLE - INTERNAL
ALTERATIONS & ADDITIONS TO EXISTING RESTAURANT - (AA
DA0150/13)
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19. NEWMAN COURT, NO. 2 (LOT 1), FREMANTLE — ALTERATIONS TO
FACADE AND TWO STOREY ADDITIONS TO EXISTING BUILDING (7
STOREYS IN TOTAL (INCLUDING BASEMENT) — (AD DA0177/12)

20. DEFERRED ITEM - CHESTER STREET NO. 58 (LOT 1), SOUTH
FREMANTLE - SCREENING & PATIO ADDITIONS TO EXISTING
GROUPED DWELLING — (AD DA0498/12)

21 HOLLAND STREET, NO. 182 (LOT 400), FREMANTLE — RETROSPECTIVE
PLANNING APPROVAL FOR PATIO ADDITION TO GROUPED DWELLING
(HS &KS DA0135/13)
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PSC1304-58 CONSIDERATION OF REQUEST TO MODIFY LOCAL PLANNING
POLICY 3.11 MCCABE STREET AREA, NORTH FREMANTLE
HEIGHT OF NEW BUILDINGS

ATTACHMENT 1 - Applicant’s Request to amend LPP3.11
GREG ROWE | & associaies—

1 ‘ (':.]I:: l-r]_['1 ANTLE
|

Our Ref 5566 2 KER 201

28 March 2013

'  @35/00/- =
Chiefl Executive Officer =l e
City of Fremantie |
PO Box BO7

FREMAMTLE WA 6959

Artention: Mr Paul Garbert, Manager Strategic Planning b2 - IIrJ CAderr -
Dear Sir SA - .

Request to Amend Local Planning Policy 3.11 - McCabe Street Area, North Fremantle - Heighe of
MNew Buildings

Greg Rowe and Associates along with Mackay Urbandesign and Oldfield Knott Architects act on behalf —
of HLM. Holdings Pty Ltd, the owner of the '(former) Matilda Bay Brewery Site’ located on Stirfing |
Highway in North Fremantle. On behalf of our Clent we seek Council's approval to amend the

maximum building height provisions contained within the City of Fremantle's Local Planning Policy 3.11 -

McCabe Street Area, North Fremantie - Height of New Buildings (LPP 3.1 1), reldting to the former

Matilda Bay Brewery Site.

Details of the proposed amendment, along with |ustification for the proposed changes, are set out
below,

Site Details

The former Maulda Bay Brewery Site (herein referred to as the "subyect land’) comprases aimaost all of i
the land located between Stirfing Highway, McCabe Street. Coventry Parade and existing residential

development at Minim Cave. The subject land compnses eleven (| 1) seperate lands parcel and ;
maintains a total area of approximately 3.1248ha, |

Refer Figure |- Site Location Plan

The land s proposed to form part of Development Area Nao. 18 (DA B} under the provisions of the
City of Fremante Local Planning Scherne No, 4 (LPS4) and falls within the parameters of the City's LPP
20

The subject land contains a number of existing buildings, the most notable of which & the forrmer
Matilda Bay Brewery Company Building (Onginally Ford Motor Company assembly plant). This Building
s currently being assessed for nclusion on the State Register of Hentage Places.

Refer Figure Z: Site Photogrophs
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Significant excavation works were previously undertaken on the subject land which has resufted in the
existing ground level of the majority of the land being below the ground level of adjoining land on the
northern side of McCabe Street (including the McCabe Street road reservation itself). This height
difference is most notable in the north-east cormer of the subject land, where the ground level height
difference between the subject land and McCabe Sireet s some |2.5m.

Refer Figure 3: Feature Survey and Figure 4: Cross-sections showing height differences ocross DA I8

Structure Plans have been prepared and approved for the One Steel and Tasker Sites, north of McCabe
Street.

Refer Figure 5: One Steel Site Swructure Plan and Figure & Tasker Site Structure Plan

Summary of Proposed Amendment

Under the provisions of existing LPP 3.11, the subject land is affected by five different Building Hewght
Zones. These Zones perit maximum building heights of between 7m and 20m above ground levet
Maxirmum building heights under LPP 3.1 | are determined as a measurement of the tallest part of the
building above existing/excavated (referred to as natural ground level).

The western edge of the subject land (and part of the northern edge west of McCabe Place) is
contained within Zone | under existing LPP 3.1 |, The maximum building height permitted in Zone | is
|4m above ground level. The central part of the site is comtained within Zone H and is assigned a
maximum building height limit of | 7m above ground level. The hertage building 1 focated across these
two Zones, The building measures | 7m in height and therefore currently exceeds the haight limit within
Zone |.

The eastern half of the subject land is predominantly contained within Zone E, which is assigned a
maximum building height of 20m above ground level. The topography of the subject land slopes mast
significantly i this Zone, falling some |1 2.5m from McCabe Street to Coventry Parade. The south-
eastern boundary of the subject land = contained within Zones GI (1 tm), FI {14m) and GZ/FL (7m),

Refer Figure 7: Existing LPP 3.1 | Building Height Zone Map

In order 1o fully understand the implications of the building height kmits imposed under LPP 3,1 |, the
Applicant engaged Malcoim Mackay of Mackay Urbandesign to prepare a 3D computer generated
model of DA 8. The height Zones contained within LPP 3,1 | were superimposed onto a 3D model of
the existing topography (in |-metre contour intervals) along with the massing of the existing buildings
on the subject land, and the massing of the two most significant of the approved detailed building
envelopes on adjoining sites - being the tallest building in the south-westem cormer of the One Steel
site, and the tallest building on the Tasker site,

From the extensive work undertaken by vanous parties in relation to the 2008 SAT appeals conceming
the Tasker site and the One Steel site structure plans. it was evident that the most significant wews in
the surrounding region, on which buildings within the LPP 3.1 | area could have an impact, were the
views from the East Fremantle foreshore, and the view from the observation platform on Mount Lyell
to the east of the subject |and,

In respect to the view from the East Fremantle foreshore, the only portion of the subject land that will
contribute to the viewshed will be the north-eastern comer. Of greater sipnificance is the view from

5566_1 ekl |L_er =
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Mount Lyel, from which buildings on much of the subject land may be visible, subject to bulding heights
and the extent of development in the foreground, such as on the Tasker site,

The summit of Mount Lyell affords a 360-degree panorama that includes the Perth CBD towers, the
Darfing Range, the Swan River, Fremantle and an extensive length of the ocean honzon. Lying to the
west, buildings on the subject land, along with future buildings on the Tasker and One Steel sites, will
form part of the foreground of the view to the ocean.

The 3D computer model provides a useful tool to exarmine the maximum extertt to which the LPP 3.1
building ervelopes and, therefore, buildings contained within them, would be visible from Mount Lyell
and the extent to which they might obscure the view of the ocean.

Refer Figure 8 Aenal view of 3D model showing existing buikding height envelopes under LPP 3.1 | and Figure
9: Mode! showing existing building height envelopes under LPP 3.1 | as viewed from the Mount Lyell lookout

This 3D model demanstrates that:

» The demarcations of the height zones over the subject land do not follow any identified view
comdors.

» Some of the buildings approved on the Tasker and One Steel Sites exceed the height limits
imposed under LPP 3.1 1.

» Part of the heritage building located on the subject land exceads the height limit imposed under
LPP 3.1 | (the building measures | 7m and is located within a |4m hesght limit Zone).

»  Due ta the height of the existing hentage building and the height limits imposed under LPP
3.1 1, there i5 lmited opportunity to redevelop the site in a manner that would enable views
over the hertage building unless some additional height is permitted, Development with a
heerghit lirmit of | 7m at this location would essentially be "boxed " and result in imited amenity
for the residents whao live there. As a consequence. there would be a strong ikelihood that the
redevelopment of the site would not be wviable in the oreseeable future and that the existing
buildings on the site would remain [n ther current state and not undergo adaptive reuse as part
of a comprehensive redeveiopment of the site.

» The most generous height allowance on the subject land under existing LPP 3.1 1 Is located on
the sloping part of the land south of McCabe Street and, as such, exaggerates the heght of the
north-eastern corner of the site. This is the hardest part of the land to build an and the most
notable portion of the land sauth of McCabe Street. It 5 also the portion of the site that would
have some visual impact on the view from the East Fremantle foreshore.

»  Heght controls based on the measurement of height as a distance above natural ground level
create irregular building envelopes on sloping sites that do not comespond with the need to
design buildings with level floor plates, create unrealistic development expectation, and pase
addional complexities in the assessment of development applications,

# The 'grooves’ in the height envelopes on the One Steel Site provide no benefit by way of views
of the horizon given the height allowances further up the hill an the Tasker Site.

» The approved building on the Tasker Site fronting McCabe Street blocks out a significant
portion of the subject land and the tallest building on the One Steel site.

To better appreciate the potential visual impact of the maximum building heights under exasting [.PP
3.1, the profile of the modelied building height envelopes have been supermpased onto a panaramic

556h_FHebl L _or 3
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photograph taken from the Mount Lyell lookout. When viewed as a 1D image from Mounit Lyel, an
overall height profile for DA B can be readily established, which is indicated as a red line.

Refer Figure 10: Panoramic photographs from Mount Lyell showing the overall height profile of DAI8
The panoramic photography illustrates that;

» The height ‘envelopes' on the subject land are heawily distorted due to the sloping topography
in the north-eastern portion of the site and do not comelate to realistic building envelopes. As
such, not all of the height limits imposed under LPP 3,1 | are achievable on a sloping site.

»  The horizon line is largely obscured north of McCabe Street by the building envelopes of the
Tasker ste and the lots further to the east.

The honizon line is partly obscured over a portion of the subject land.
Views of the horizon are uninterrupted either side of DA |8, especially the view towards Port
Beach to the south of DA |8

» There are no view comdors through DA |8 north of McCabe Street.

The building envelopes will give rise to a cluster of buildings rather than ad hoc coastal
development, which will be a more logical and attractive urban design outcome, and will
engender the creaton of a sense of place

For a number of reasons, which we detail below, we are seeking approval to amend LFP 3.1 | in the
following manner:

I, Modfy Building Height Zone H in the centre of the subject land,

This Zone follows the northemn alignment of existing Zone H but extends further westwards
and eastwards. The western boundary of the new Zone will align with gridiine "D’ (see Figure
3: Feature Survey). west of which contains the most significant hentage elements at the front of
the building. The allowance of sufficient height to build over the 1op of the saw-1oothed truss
area does not preclude the ability to retain and incorporate the existing saw-toothed roof
trusses as an internal feature of the architectural design. The eastern boundary of the new
Zone H will align with a future road connecting McCabe Street and Coventry Parade, reflecting
the requirements of Main Roads WA and the Department of Planning.

Within the new Zone H a maximum building height of approximately 40m above natural
ground leve! (equivalent to 55m AHD) is proposed to be permtted. A maximum building
height of 55m AHD (equivalent to approximately 40m above the existing ground level) will
enable development of up to |12 storeys within Zone H. Development will anly be permitted
to this height where it Is demonstrated to satisfy the criteria listed in itern 3 below.

L Inserting a new sub-clause after sub-clause 4.1.3 (Policy), which reads:

"Notwithstanding sub-clause 4.1.2, building hewght within Zone H is to be measured as an AHD level
and is not to exceed an AHD height of 55m."

3. Inserting a new sub-clause 4.2.3 (Specific Requirements Additional tc General Policy
Provisions), which reads;

5566 | Heblil v 4-
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"Height Zone H - new development must:
(a) achieve o ‘green design’ (Green Star system) rating equivalent to at least 4 stars,
incorporating measures for reduced energy and water use, on-site energy generation, natural

cross-ventifation, recycling etc, and,
{b) mncorporate works which conserve the heritoge significance of the former Matlida Bay
Brewery Company building (originally Ford Motor Company assembly plant),

4. Amend Plan No. 2 to reflect item | above.
Refer Fgure | | Propased LPP 3.1 1 Building Height Zone Map

Justification for Proposed Amendment

The subject land, which sits an the southemn side of McCabe Strest, s significantly lower in elevation
than the remander of DAIB, which comprises the land north of McCabe Street. Natural ground level
on the Tasker Site, for example, has an AHD height of appraximately 29m. However, on the subject
land, natural ground level (excluding the escarprment to McCabe Street) has an AHD height of
approximately |6.5m. In this regard, there is a height difference of |2.5m between the two sites, This
equates to a building height of around four storeys.

Refer Figure | 2: Plan showing natural ground levels in AHD across DA 18

As a consequence, any development that is undertaken on the subject land in accordance with existing
LPP 3.1 1 will, by comparison, be substantially lower in height than development on adjoining sites. The
subject land can therefore accommodate additonal building height whilst maintaining an overall height
that is consistent with development on adjoning sites.

Given s varying topography, it i considerad that setting an AHD building height limit for the subject
land (as opposed to a heght based on distance from natural ground level) is more appropnate. A
maximum building height of 55m AHD & proposed. This height limit has bean determined on the basis
of a height similar to the approved building hesght on the Tasker Site, and the tallest bulding on the
One Steel site. In these two cases, the maximum permitted roof heights are 52m AHD and 48m AHD,
respectively.

The significant advantages of the AHD approach to hewght measurement are that it removes the
distortion effect of the undertying topography and makes any subsequent Development Application
easier to assess,

Figures (3 and |4 illustrate the inclusion of the additional building height allowance up to 35m AHD n
Zone H into the 3D computer model.

Refer Figure | 3: Model showing the proposed amendments to the bullding height envelopes and Figure 14
Mode! showing the proposed building height envelopes under LPP 3.1 | as viewed from the Mount Lyell
lookout

With the additional height allowance in Zone H. the foliowing is noted:

» The increased height in Zone H s partially hidden by the approved building envelope on the
Tasker Site,

55651 el L_or 5
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» The additional height allowance enables development located behind the hertage building to
gain views of the ocean and ncrease the likelihood of adaptive reuse of the existing heritage
buildings.

%  Retaining the | 7m height Zone along the southern boundary of the subject land creates a
transition between the additional height allowance in Zone H and the exssting development an
the southern side of Coventry Parade.,

» The 'jageed’ building envelope is removed and a mare practical and realistic height envelope s
created on the subject land,

The additional height allowance on the subject land does not unreasonably overshadow the existing
mixed Use and residential areas to the immediate south and east of the site. The extent of
overshadowing at |2pm on the 2| june from the building envelopes (which will be more extensive
than buildings constructed within the envelopes) i illustrated in Figure | 5.

Refer Figure |5: Indicative extent of overshadowing from the proposed building envelopes

To better appreciate the potential wisual impact of the masxmum building heights under the proposed
amendment to LPP 3.1 |, the profile of the exssting and proposed building height envelopes have been
supermposed onto a panoramic photograph taken from the Mount Lyell lookout. as illustrated in Figure
|6,

Refer Figure | 6 Panoramic photographs from Mount Lyell showing the overall height profile of DA 8 under
the existing and proposed LPP 3./ |

From Figure 16, the following is noted:

» The horizon line is obscured to a slightly larger extent across the subject land,

» The extent of the additional abscuration of the horizon line & minimal in the context of the
widler ocean panorama.

» Extensive views of the ocean, including the turquoise waters of the surf zone at Port Beach,
rermain unimterrupied erther side of DA LB,

» A clearly defined node of urban buildings is created around McCabe Street, as opposed to ad-
hot coastal development

In exchange for an additional height allowance on the subject land, the Applicant will conserve and
adaptively reuse the existing hertage building, Council previously approved an Application for
demolition approval over part of the building not considered to be of heritage significance. In
considering this Application, Council noted that it was "prepared (o further consider amending the scheme
provisions in relation to the Matilda Bay Brewery Site in such a way as to focilitate a more desirable
COMservotan oulcome”,

The requirement to conserve the building in order to obtan the additional height allowance will be
included as a new provision under Clause 4.2 of LPP 3.1 |, Allowing additional building height on the
subject tand will assist in off-setting the significant financial burden created by conservation works
required to protect the site's hertage significance. The height allowance will also provide an incentive to
redevelop the site and improve its contribution to the McCabe Street and Coventry Parade

streetscapes.

S566_| eI L _ev 4
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It is also proposed that the additional height allowance will be contingent on achieving minimum
building design standards. These standards include the incorporation of sustanable design features such
as a high degree of energy and water efficiency, natural cross-ventilation, passive solar design provision
of bike and end-of-trip facilities, use of recycledfrecyclable material, and any other features that can
achieve a minimum green star rating of 4 stars.

Consideration has been gven to the relatonship between proposed building hesghts and the provisions
of the WAPC's existing and proposed State Planning Policy No. 2.6 'State Coastal Planning Policy’ (SPP
26). Under existing SPP 2.6, building height limits apply to land located within 300m of the coastal
horizontal sethack datum (a location determined by reference to the specific features of the coasthne at
any particular location). The western boundary of the subject land is located approximately 250m from
the "water's edge” of the North Fremantle coastline and in this regard, a portion of the subject land wil
be located within 300m of the coastal horizontal setback datum.

Under the provisions of exasting SPP 2.6, urban development within 300m of the horzantal setback
datum should be fimited to a maximum of esght storeys or 2m in height. Higher structures up 1o eight
storeys or 32m in height may be approved where certain criteria are met

SPP 2.6 has been reviewed and the new SPP 2.6 is currently awaiting final approval from the WAPC
The above provisions regarding building heights within 300m of the coast have been removed under
the draft SPP 2.6. The new prowisions state that *maamum building heghts may be specified as part of
controls outhned i @ regional plonning scheme or locol planning scheme, in arder to achieve outcomes which
respond to the desired character, built form and amenity of the locality” (underline is our emphasis). In this
regard, it is noted that LPP 3.1 | will, in effect, replace the height controls formerly enforced under SPP
26

Consmideration has also been given to mantaining the purpose and objectives of LPF 3.1 |, The intent of
LPP 3.11 is to “help ensure that new buildings developed in the area [sic] da not odversely offect the visual
amenity of the locality in general or the amenity of occupiers of nearby residential properties” and to “help
safeguard important views from publically accessible viewpoints towards and aver the indian Ocean and the
Swan River and the setting of existing buildings and landscape features of cultural heritoge significance”

The additional height allowarce does not compromise the purpose of LPP 3.1 | gven:

» [t promotes the retention and conservation of the hentage building,

» It creates a consistent skyline profile.

» It consolidates larger urban buildings into a distinct group rather than encouraging an ad-hoc
pattern of larger buildings along the coastline and within existing suburban residential areas.

» The retention of existing height zones F| and G| along the subject land's south-eastem
boundary ensures an appropniate transition to the generally two-storey residential area to the
south and east

Indicative Built form

It should be noted that the building envelopes as described in LPP 3.1 | are maximum building
envelopes rather than actual buildings. The reality is that the massing of any future building will be
significantly less than the building envelopes given the limitations on architectural design imposed by
issues such as access to sunlight, views, the provision of amenity, privacy, the avoidance of
overshadowing, and spatial requirements for access and recreation, As such, the maamum bullding
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envelopes significantly overstate the extent of any kikely development, and can be misinterpreted by
people not farmikar with the concept of building envelopes.

Therefore, Figure |7 suggests an indicative built form on the subject land, to prowide a sense of scale of
future development within the proposed building envelopes when viewed from the Mount Lyell
lookout However, it should be noted that Figure |7 has been prepared for illustrative purposes only
and precedes any architectural design being undertaken for the land.

Refer Figure | 7: Indicative built form on the Motilda Bay Brewery site as viewed from Mount Lyell

Summary

» The building height provisions under existing LPP 3.1 | do not take into account the topography
of the subject land. The srte's natural ground leve! (excluding the escarpment 1o McCabe
Street) has an AHD height of approximately 16.5m. In this regard, there is a height difference
of |25m between the two sites. This equates to a building height of around four storeys.

»  Any development that s undertaken on the subject land in accordance with existing LPP 3.1
will, by comparison. be substantially lower in height than development on adjoning sies. The
subject land can therefore accommodate additional building height whilst mamntaining an overall
height that is consistent with development on adjioining stes.

#» A modified Height Zone H is proposed with a height limit of 55m AHD. This height limit has
been determined on the bass of a height similar to the approved building height on the Tasker
Site. and the tallest building on the One Steel ste. In these two cases, the maximum permitted
roof heights are 52m AHD and 48m AHD, respectively.

» The advantages of the AHD approach 1o height measurement are that it remaoves the
distortion effect of the undertying topography and makes any subsequent Development
Application easier to assess,

» The additional height allowance on the subject fand does not unreasonably cvershadow the
existing mixed use and residential areas to the immediate south and east of the site.

» The increased height in Zone H is partially hidden by the approved building envelope on the
Tasker Site,

» The additional height allowance enables development located behind the hentage buiding to
gan views of the ocean and increase the likelihcod of adaptive reuse of the existing heritage
buildings,

» Retaining the | 7m height Zone along the southern boundary of the subject land creates a
transtion betwean the additional height allowance in Zone H and the existing development on
the southem side of Coventry Parade.

» In exchange for an additional height allowance on the subject land, the Applicant will conserve
and adaptively reuse the existing heritage building. The addiional building allowance will assist
in off-setting the significant financial and consenvation works required to protect the site's
hertage significance.

» [Itis also proposed that the additional height allowance will be contingent on achieving minimum
building design standards. These standards include the incorporation of sustanable design
features such as a high degree of energy and water efficency, natural cross-ventilation, passive
solar design provision of bike and end-of-trip facilities, use of recycled/recyclable matenal, and
any other features that can achieve a mimimurm green star rating of 4 stars.

Having regard to the above (and attached) it is requested that LPP 3.| | be amended as follows:

SogE I Wbl er s
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I, Modify Building Height Zone H in the centre of the subject land
1. Insert a new sub-clause after sub-clause 4.1.3 (Policy), which reads:

"Notwithstanding sub-clause 4.1.2. building height within Zone H is to be measured as an
AHD level and is not to exceed an AHD height of 55m.”

3. Insert a new sub-clause 4.2.3 (Specific Requirements Additional to General Policy
Provisions), which reads:

"Height Zone H - new development must:

{a) achieve a green design' (Green Star system) rating equivalent to at least 4 stars,
incorporating measures for reduced energy and water use, an-site energy
generation, natural cross-ventilation, recycling etc; and,

{b) incorporate works which conserve the heritage significance of the former Matilda
Bay Brewery Company building (original Ford Motor Company assembly plant),

4. Amend Plan No. 2 to reflect item | above.

We trust the information prowided above and attached 15 sufficent to enable our request to be
favourably processed. Should you require any further information or clarification in relation to this
matter, please contact Claire Richards on 9221 1991

Yours faithfully

ASSOCIATES

oo Mr Alan McGillvray - HLM Holdings Pty Ltd
Mr Malcolm Mackay - Mackay Urbandesign
Mr lan Oldfield - Oldfield Knott Architects
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HGURES

Figure |: Site Location Plan

Figure 2 Site Photographs

Figure 3: Feature Survey

Figure 4: Cross-sections showing height differences across DA 8

Figure 5: One Steel Site Structure Plan

Figure & Tasker Site Structure Plan

Frgure 7: Exasting LPP 3.1 | Building Hesght Zone Map

Figure B: Aenal view of 3D model showing existing building height envelopes under LPP 3.1 |

Frgure 9: Model showing existing building heght envelopes under LPP 3.11 as viewed from the
Mount Lyell iookout

Figure |0: Panoramic photographs from Mount Lyell showing the overall height profile of DAIS

Frgure | |: Proposed LPP 3.11 Building Height Zone Map

Figure | 2: Plan showing natural ground levels in AHD across DA I8

Frpure | 3 Modei showing the proposed amendments to the building height envelopes

Frgure |4: Model showing the proposed building height envelopes under LPP 3.1 | as wiewed from
the Mount Lyell lookout

Figure |5: Inchicative extent of overshadowing from the proposed bulding ervelopes

Fipure |&: Panaramic photographs from Maount Lyell showing the overall height profile of DALS
under the existing and proposed LPP 3.1

Frgure | T: Indicative built form on the Matilda Bay Brewery site as viewed from Mount Lyell
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Figure 1. Site Location Plan
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Revised shape of Zone H (reduced in width and

elongated in the east-west direction)

) =
,,,,,,

Interface with existing residents remains unchanged

Figure 13: Model showing the proposed amendments to the building height envelopes
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ATTACHMENT 2 - 140 Stirling Highway Structure Plan
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Figura 2
3 GneSteel North Fremantle Struciure Plan
Lot 2, 140 Stiring Highway, Norh Fremantie
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ATTACHMENT 3 -9-11 McCabe Street Structure Plan
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