Government of Western Australia

Development Assessment Panels

Regional Development Assessment Panel Agenda

Meeting Date and Time: Tuesday, 14 April 2026; 9:30am
Meeting Number: RDAP/69
Meeting Venue: 140 William Street, Perth

A live stream will be available at the time of the meeting, via the following link:
RDAP/69 - 14 Apr 2026 - Shire of Augusta-Margaret River

PART A - INTRODUCTION

1. Opening of Meeting, Welcome and Acknowledgement
2. Apologies

3. Noting of Minutes

PART B - SHIRE OF CAPEL

1. Declarations of Due Consideration
2. Disclosure of Interests
3. Form 1 DAP Applications

3.1 Lot 13 & 14 (Street No. 74 & 76) Blackwood Avenue, Augusta —
Proposed Multiple Dwellings and Mixed Use (Office, Consulting Rooms,
Restaurant, Shop) — DAP/25/03030

4. Form 2 DAP Applications
5 Section 31 SAT Reconsiderations

PART C — OTHER BUSINESS

1. State Administrative Tribunal Applications and Supreme Court Appeals
2. Meeting Closure

Please note, presentations for each item will be invited prior to the items noted on the
agenda and the presentation details will be contained within the related information
documentation
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PART B - SHIRE OF CAPEL

1.  Declarations of Due Consideration
2. Disclosure of Interests
3. Form 1 DAP Applications
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Restaurant, Shop) — DAP/25/03030
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PART B - Item 3.1 — LOT NO. 13 & 14 (STREET NO. 74 & 76) BLACKWOOD
AVENUE, AUGUSTA - PROPOSED MULTIPLE DWELLINGS AND MIXED USE

(OFFICE, CONSULTING ROOMS, RESTAURANT, SHOP)

Form 1 — Responsible Authority Report
(Regulation 12)

DAP Name: Regional Development Assessment Panel

Local Government Area: Shire of Augusta Margaret River

Applicant: Urbis

Owner: WS Collective Developments Pty Ltd

Value of Development: $11 million

Responsible Authority: Shire of Augusta Margaret River

Authorising Officer: Matt  Cuthbert, Manager Planning and
Development Services

LG Reference: P225950

DAP File No: DAP/25/03030

Application Received Date: 15 December 2025

Report Due Date: 2 April 2026

Application Statutory Process | 90 Days

Timeframe:

Attachment(s): 1. Location Plan
2. Development Plans, Elevations and Renders
3. Schedule of Submissions
4. Applicant’'s Response to Submissions
5. Design Review Panel Report (extract only)
6. Residential Design Codes Volume 1 Part C

Assessment

Responsible Authority Recommendation
That the Development Assessment Panel resolves to:

1.

Approve DAP Application reference DAP/25/03030 and accompanying plans (Survey
Plans 001 Revision B, 012 Revision H and Development Plans DA002 — DAO0O05
Revision B, DA006 — DA0O07 — Revision C, DA016 — DA018 — Revision C, DA019 —
DAO021 — Revision B, DA008 — DA015 — Revision B ) in accordance with Clause 68 of
Schedule 2 (Deemed Provisions) of the Planning and Development (Local Planning
Schemes) Regulations 2015 and the provisions of the Shire of Augusta Margaret River
Local Planning Scheme No.1, subject to the following conditions:

Conditions

1.

This decision constitutes planning approval only and is valid for a period of two years
from the date of approval. If the subject development is not substantially commenced
within the specified period, the approval shall lapse and be of no further effect.

2.  Atall times, all stormwater and drainage run-off from the development shall be detained
within the lot boundaries and managed to predevelopment flow regimes and/or disposed
offsite by an approved connection to the drainage system in accordance with the Shire
of Augusta Margaret River's Standards & Specifications, in consultation with MRWA.

3.  Prior to lodging a building permit application, Lots 13 and 14 Blackwood Avenue are to

be amalgamated.
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Prior to lodging of a building permit application, the proponent shall pay the required
developer contribution costs for providing community and / or common infrastructure as
established through the Local Planning Scheme No.1 — Schedule 11 Community
Infrastructure Development Contribution Plan for Development Contribution
Areas. (Refer to Advice Note 1)

Prior to issue of a building permit for the development, the proponent shall make a
contribution toward public art in accordance with the Shire’s Local Planning Policy 30 —
Public Art. (refer to Advice Note 2)

Boundary walls shall be finished to the satisfaction of the adjoining landowner, or in the
case of a dispute, to the satisfaction of the Shire.

The Multiple Dwellings building shall not exceed 8.34 metres in height from natural
ground level. The commercial building shall not exceed 10.8 metres in height from
natural ground level.

A licenced surveyors report shall be submitted to the Shire within 30 days of completion
of the buildings to confirm compliance with the maximum height limits.

The construction of the Multiple Dwellings is only permitted as part of a mixed use
development. A building permit for the Multiple Dwellings must be issued with, or after,
a building permit has been issued for the commercial building on the site.

The accepted Waste Management Plan (prepared by Urbis Consulting Pty Ltd and
dated November 2025) shall be implemented on site from commencement of the use.

The restaurant is limited to a maximum of 80 seats/persons.

The golf simulation shall be available to patrons of the restaurant only.

No more than two (2) practitioners may operate from the approved Consulting Rooms
at any one time.

Prior to lodging of a building permit application the Landscaping Plan shall be updated
in accordance with Appendix A3 of the Residential Design Codes, to the satisfaction of
the Shire. The Landscape Plan shall be drawn to scale and show the following:

a) The location, name and mature heights of existing vegetation being retained,

proposed trees, shrubs and ground covers on both the subject site and the
adjoining street verge;

b)  Any lawns and paved areas to be established;

c) Any natural landscaped areas to be retained:;

d) Those areas that are to be reticulated or irrigated are demonstrated to be designed
using water sensitive principles;

e) Planting schedule/timing.

Landscaping shall be implemented, in accordance with the approved Landscape Plan,
prior to occupation/use of the development and shall be maintained at all times.

Prior to lodging of a building permit application the Arboricultural Impact Assessment
(prepared by Paperbark Technologies Pty Ltd and dated September 2025) is to be
updated to the satisfaction of the Shire to demonstrate car parking areas are designed
in a manner to provide for the ongoing health of trees 6, 9 and 44, if they are retained.
In the event these trees are not retained, this condition shall apply to any new trees
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proposed to satisfy the requirements of the Residential Design Codes Part C C1.2.5.
(Refer to Advice Note 3)

Trees 1-4 identified in the abovementioned Arboricultural Impact Assessment shall be
retained as part of the development, with measures undertaken to retain Trees 5, 6, 9,
22, 23, 24, 28 and 44 wherever possible.

Prior to commencement of works, a Construction Environmental Management and
Monitoring Plan (CEMMP) shall be prepared by the proponent to the satisfaction of the
Shire. The approved CEMMP shall be implemented on site from commencement of
works. (Refer to Advice Note 4)

Prior to lodging a building permit application, a Sustainability Strategy shall be
prepared by a suitably qualified consultant in accordance with Section 5 - Sustainability
of State Planning Policy 7.0 — Design of the Built Environment and consistent with the
10 Principles Design Statement’ which forms part of the approved documentation, to
the satisfaction of the Shire.

Prior to occupation of the development, an Active Transport Plan is to be implemented
to the satisfaction of the Shire. The Active Transport Plan is to detail how and to what
extent non-motorised forms of transport will be encouraged through the provision of ‘end
of trip facilities’ such as bike parking, showers and lockers shall be provided in
accordance with the approved plans.

Prior to lodging a building permit application, a detailed Stormwater Management
Engineering Plan shall be prepared to the satisfaction of the Shire, in consultation with
MRWA and submitted to the Shire showing drainage details, stated storage capacity, lid
levels, drainage pipe inverts, sump connections details, slow-release details and
calculations, offsite infrastructure connection details and a feature survey showing
existing services, street trees, footpaths and furniture etc. The Shire’s written
acceptance of the Stormwater Management Plan must be provided with the building
permit application.

Prior to practical completion of the development, stormwater management systems on
the subject site shall be constructed in accordance with the accepted Stormwater
Management Engineering Plan referred to in the abovementioned condition and shall
be thereafter maintained.

Prior to lodging a building permit application, a detailed Vehicle Parking Construction
Engineering Plan shall be prepared in accordance with the Australian Standard AS 2890
to the satisfaction of the Shire and submitted to the Shire showing construction details
including pavement levels, thickness, cross fall, lighting and drainage disposal method.
The Shire’s written acceptance of the Vehicle Parking Engineering Plan(s) must be
provided with the building permit application.

Prior to occupation of the development, vehicle parking areas shall be designed,
sealed, lit, drained and thereafter maintained in accordance with the accepted Vehicle
Parking Construction Plan(s), the Australian Standard AS 2890 and the Shire’s
Standards and Specifications.

Vehicle crossovers shall be constructed to minimum standard 2 coat bitumen seal and
designed, constructed and drained in accordance with the Shire’s crossover standards
and specifications, in consultation with MRWA, prior to the occupation of the
development. Footpaths are to remain continuous at location of crossovers, and shall
be reinforced with mesh.
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Prior to occupation of the development, a minimum of 55 (fifty-five) onsite car parking
bays shall be provided to the satisfaction of the Shire.

Prior to occupation of the development, one (1) ACROD bay and statutory signs shall
be developed in accordance with AS2890.6 Parking Facilities Part 6: Off Street Parking
for People with Disabilities.

Prior to lodging of a building permit application, details shall be submitted to the
satisfaction of the Shire demonstrating the proposal complies with the following
Deemed-to-Comply requirements of the Residential Design Codes Part C:

a) C2.7.1-20% of all dwellings meet silver level universal design in accordance with
A4 Universal Design requirements, or certified Liveable Housing Australia.

b) C3.7.7 — walls, fences and other structures truncated or reduced to 0.75m within
1.5m of the crossover.

c) C3.10.2 — sources of overlooking from the Unit 10 balcony are designed to limit
the line of sight into active habitable spaces of the adjoining rear lot through
permanent screening.

d) C2.1.12 — Noise Impact Assessment to demonstrate compliant separation of
noise sources.

The Bushfire Management Plan shall be implemented on site prior to commencement
of the use and at all times thereafter.

Advice Notes

1.

In respect to Condition 4 please email planning@amrshire.wa.gov.au to obtain a
contributions and bonds quote for this property. It is to be noted that this will be indexed
annually. The fee applicable will be determined at the time of payment.

In respect to Condition 5, the Shire would be prepared to accept incorporation of public
art into the proposal in accordance with the Shire’s Local planning Policy 30 — Public
Art. Details should be provided to the Shire for approval prior to lodging a building permit
application.

The updated Arboricultural Impact Assessment shall demonstrate that the design and
works will not significantly impact the trees being retained, and that permeable car
parking treatments would provide sufficient water catchment area to ensure the ongoing
health of retained or new trees.

When undertaking any clearing, revegetation and rehabilitation, the Proponent shall take

the following steps to minimise the risk of introduction and spread of dieback/weeds:

a) clean earth-moving machinery of soil and vegetation prior to entering and leaving
the area to be cleared,;

b) avoid the movement of soil in wet conditions;

c) ensure that no dieback-affected materials are brought into an area that is not
affected by dieback; and

d) restrict the movement of machines and other vehicles to the limits of the areas to
be cleared.

The Construction Environmental Management and Monitoring Plan is to include but is
not limited to the following:

a)  Pre start meeting with Shire Officers;

b)  Protection of vegetation identified for retention through Tree Protection Zones;

c¢) Native fauna protection;

d) Litter and building rubbish control;

e) Stormwater, sedimentation and erosion control; and
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f) Dust control;

A Section 40 ministerial authorisation to take or disturb threatened fauna under the
Biodiversity Conservation Act 2016 is to be obtained prior to clearing occurring. A
certified and / or registered fauna handler is required to be present during the removal
of vegetation. The handler is to provide a post clearing report to DBCA
swlanduseplanning@dbca.wa.gov.au that includes the numbers of adult or juvenile
WRP observed, taken or disturbed, any injuries or fatalities, and the location of the fauna
after clearing has occurred.

Any approved food premises using deep fryers and/or rotisseries is required to install a
grease trap — to a size specified by the Water Corporation.

Noise emissions resulting from the development or use of the land shall not exceed the
assigned levels in the Environmental Protection (Noise) Regulations 1997.

The proposed activity must comply with the Food Act 2008 and the Food Standards
Australia New Zealand Code.

Prior to operation of an approved food premises, detailed plans and specifications of all
internal fixtures, finishes and fittings must be submitted to the Local Government for
assessment.

Commercial developments should contain the 5% AEP on site using appropriate onsite
storage with suitably designed storage such as pipe and pit, raingardens and shaping
the carpark to function as part of the onsite detention with slow release (Controlled
Throttled Outlet Pit detail) which will allows for the slow release of stormwater from roof
and hardstand areas to the drainage system mimicking predevelopment flows.

Advertising/Signage for the development is not included in this approval and may require
further planning approval from the Shire.

Engineering plans are required to be developed and designed by a suitably qualified
engineer and submitted to the Shire’s Asset Services department. The plans shall
include a feature survey of the road reserve as part of the submission.

All Class 2-9 buildings (commercial) require a Certified Application to be submitted when
applying for a Building Permit.
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Details: outline of development application

Region Scheme N/A

Region Scheme - | N/A

Zone/Reserve

Local Planning Scheme Shire of Augusta Margaret River Local Planning Scheme
No.1

Local Planning Scheme - | Town Centre

Zone/Reserve

Structure Plan/Precinct Plan | N/A
Structure Plan/Precinct Plan | N/A
- Land Use Designation
Use Class and permissibility: | Multiple Dwellings: ‘D’ Discretionary
Restaurant: ‘P’ Permitted

Office: ‘P’ Permitted

Consulting Rooms: ‘P’ Permitted
Shop: ‘P’ Permitted

Lot Size: 74 Blackwood Ave: 1,865m?
76 Blackwood Ave: 1,863m?
Existing Land Use: Vacant land
State Heritage Register No
Local Heritage N/A
O Heritage List
[0 Heritage Area
Design Review O NA
Local Design Review Panel
O State Design Review Panel
O Other
Bushfire Prone Area Yes
Swan River Trust Area No

Proposal:

The proposal is for a mixed use development over two adjacent lots within the Augusta
townsite, with a two storey Multiple Dwelling building to the rear and a three storey commercial
building fronting Blackwood Avenue. The development is detailed in the Plans, Elevations and
Renders at Attachment 2 and comprises:

o 10 x two bedroom multiple dwellings in a two storey residential building at the rear.

o A three storey commercial building with a shop, restaurant and associated golf
simulation on the ground floor, and a combination of office space and consulting rooms
on the two upper floors.

o A total of 55 onsite parking bays, 12 for the multiple dwellings (including two visitor
bays) and 43 for the commercial uses, accessed from Blackwood Avenue.

e Separate commercial bin storage in the north-east corner, approximately 3m from the
Blackwood Avenue frontage.

o Retention of 4 existing trees, with a possibility to retain an additional 8.

The applicant also proposes to amalgamate the two lots following planning approval.

The development presents variations to the requirements of Local Planning Scheme No.1.

Proposed Land Use “Multiple Dwelling” a dwelling in a group of more than
one dwelling on a lot where any part of the plot ratio area
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of ha dwelling is vertically above any part of the plot ratio
area of any other but:
- does not include a grouped dwelling; and
- includes any dwellings above the ground floor in
a mixed use development

“‘Restaurant” means premises where the predominant
use is the sale and consumption of food and drinks on
the premises and where seating is provided for patrons,
and includes a restaurant licensed under the Liquor
Control Act 1988;

“Office” means premises used for administration,
clerical, technical, professional or other like business
activities;

“Consulting Rooms” means premises used by no more
than 2 health consultants for the investigation or
treatment of human injuries or ailments and for general
outpatient care;

“Shop” means premises used to sell goods by retail, hire
goods, or provide services of a personal nature
(including a hairdresser or beauty therapist) but does not
include a showroom or fast food outlet, a rural stall or a
rural produce store

Proposed Net Lettable Area | Restaurant: 239.2m? including outdoor dining and golf
simulation

Office: 840.12m?

Consulting Rooms: 290.4m?

Shop: 64.2m?
Proposed No. Storeys Multiple Dwellings: 2 storeys
Commercial Mixed Use: 3 storeys
Proposed No. Dwellings 10

Background:

76 and 78 Blackwood Avenue having a combined land area of 3728m? are undeveloped, with
access provided from Blackwood Avenue. No. 74 (Lot 14) contains a considerable stand of
remnant vegetation. Both sites are zoned Town Centre by Local Planning Scheme No.1
(LPS1).

Prior to lodgement of the subject application, the proposal was submitted to the Shire for
Design Review in August 2025. The Shire raised concerns around the extent of variations
proposed, including the building heights and car parking shortfall in that version of the
Proposal, as well as the appropriateness of the design when considered against the findings
of the Augusta Character Study (2022). The Panel also identified several areas for
improvement against State Planning Policy 7.0 Design of the Built Environment.

The applicant submitted a revised proposal for a second design review in November 2025.
The DRP findings of the second review were largely positive, with the design considered to
have substantial merit. Notwithstanding, no material change was proposed to address the
extent of variations to the parking and height requirements of LPS1.
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The Shire is currently in the process of transitioning to Draft Local Planning Scheme No.2
(LPS2) which is expected to come into effect in the first half of 2026. The proposal would also
present variations to the provisions of Draft LPS2.
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Legislation and Policy:

Legislation

e Planning and Development Act 2005
e Planning and Development (Local Planning Schemes) Regulations 2015
e Shire of Augusta Margaret River Local Planning Scheme No. 1 (LPS1).
o Clause 5.8 — Car Parking
Clause 5.13 — Building Height
Clause 4.23 — Development in Town Centre Zone
Schedule 8 — Carparking and Related Requirements
Schedule 9 — Development Standards
o Deemed Provisions Clause 67
e Draft Shire of Augusta Margaret River Local Planning Scheme No. 2 (Draft LPS2).

O O O O

State Government Policies

e SPP3.7 — Bushfire & associated Planning for Bushfire Guidelines
o SPP7.0 - Design of the Built Environment
e Residential Design Codes Part C & Explanatory Guidelines (RCodes)

Structure Plans/Activity Centre Plans

o Augusta Character Study 2022
e Augusta Main Street Streetscape Concept Plan 2024
e Augusta Townsite Strategy 2008

Local Policies
e [ocal Planning Policy 2 — Design Review
e Local Planning Policy 26 — Signage
e Local Planning Policy 30 — Public Art

Consultation:

Public Consultation

The proposal was advertised from 24 December 2025 to 14 January 2026. Letters were sent
to surrounding property owners, signs were erected on both sites, and the proposal was
published on the Shire’s YourSay website. On 7 January 2026, the Shire also posted the
application on Facebook.

At the conclusion of the advertising period, a total of 101 public submissions were received.
29 (28.7%) were of support, 65 (64.3%) were objections, and 7 (6.9%) were indifferent. The
following key points were raised by submitters and are included in the Schedule of
Submissions:

Issue Raised Officer comments

Height Variation Both the Multiple Dwellings and commercial building present
height variations to the limitations specified by LPS1. Of the
submissions received, 58 objected to or raised concerns with
the proposed building height. Concerns generally centred
around the fact that the proposal was seeking “variations to the
rules” rather than what the tangible result of such variations
might be.
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In response to the submissions, the overall building height of the
Multiple Dwellings has been reduced from 8.9m to 8.34m above
natural ground level.

The proposed 10.8m height of the commercial building has not
been reduced following the advertising period and is discussed
in the Planning Assessment below.

Car Parking Shortfall

The development presents a carparking shortfall of 11.5 bays
when assessed against LPS1. Of the submissions received, 49
cited concerns with this shortfall, particularly the impacts during
peak holiday periods.

It is noted this shortfall would be reduced to 7.1 bays under the
parking requirements of Draft LPS2.

No changes to carparking supply have been proposed following
advertising, however the applicant has indicated they would
support a condition of planning approval limiting the number of
practitioners who may operate within the proposed consulting
rooms at any one time, which would remove the car parking
shortfall. This matter is discussed in detail in the Planning
Assessment below.

Multiple Dwelling Rear
Boundary Wall

The rear boundary wall of the Multiple Dwellings presented a
variation to the boundary setback requirements of the RCodes
Part C. Under the RCodes, a boundary wall of up to 7m high
and 19m long is required to be broken up with a 3m wide, 3m
deep indent. No such indent was proposed.

In response to concerns raised, the applicant has reduced the
height of the proposed wall by introducing a hipped roof design
and reducing the FFL by 100mm. The rear boundary wall would
now comply with the setback requirements of the RCodes.

Advertising process and
timeframe

Objections were raised regarding the timing of consultation over
the Christmas period.

Following lodgement of the application in mid-December, the
Shire requested the advertising be delayed until the new year
as historical experience has indicated strong community
opposition to advertising applications over the Christmas period.
The applicant declined this request, however did agree to allow
the Shire to extend the advertising period from the 14 days
specified under Cl64(7) of the Deemed Provisions, to 21 days.
Due to internal Shire Communications Policy, the proposal
could not be posted on the Shire’s Facebook page until the New
Year.
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Referrals/consultation with Government/Service Agencies

Advice received from State Government agencies is summarised as follows:

Department of Fire & Emergency Services (DFES):
Advised that compliance with the acceptable solutions has not been demonstrated,
and recommended modifications to the BMP:
o Further evidence to support the classifications of Plots 1, 2 and 3;
o Compliance with Element 3 Vehicle Access is not demonstrated, particularly
regarding the required turn-around area; and
o Confirmation that the hydrants meet the Water Corporation’s ‘No.63 Water
Reticulation Standard’.
The Planning Assessment provides evaluation of compliance with Element 3 Vehicle
Access.

Main Roads:

The portion of Blackwood Avenue adjacent to the site falls under Main Roads
jurisdiction. Main Roads has raised concerns predominantly in relation to the
crossover, waste servicing and location of the bus bay in front of the site. These
concerns are noted. The Shire has commenced investigations to relocate the bus bay,
however this falls outside the scope of the subject application.

Main Roads have declined to provide recommended conditions or advice notes should
the RDAP approve the proposal, siting that they do ‘not control land use and, as such
and in accordance with the powers provided under the Main Roads Act, is not fettered
by any land use management decisions by local authorities’. Accordingly, the Shire
has provided recommended drainage and access conditions.
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Planning Assessment:

The proposal has been assessed against the relevant legislative requirements of the Scheme,
State and Local Planning Policies, and the Augusta Character Study as outlined in the
Legislation and Policy section of this report.

Assessment of the proposal against Draft LPS2 is also included as the Draft Scheme is now
considered ‘seriously entertained’ as it has reached the stage of final consideration by the
Hon. Minister for Planning.

The following matters have been identified as key considerations for the determination of this
application:

Building Height:

Height requirements for the subject site are determined by LPS1.

Provision Requirement Proposal
Local Planning | Clause 5.13.1 — maximum building | Multiple Dwelling height: 8.34m -
Scheme No.1 | height is 8m. variation

Commercial building height: 10.8m
— variation

Clause 5.13.2 — provides specific | Refer to below discussion
circumstances where height
variations may be considered

It should be noted that LPS1 also specifies a maximum wall height limit of 7m. This will be
removed by way of LPS2, although the overall height of 8m would still apply. Accordingly, the
overall building height variations have been assessed against the 8m limit.

A fact which submitters (understandably) were unaware of, as revealed during the consultation
process is that Scheme provisions can be varied in certain circumstances. Indeed, the
planning assessment process is typically focussed on objectively assessing such variations
against established principles rather than merely ‘checking’ to ensure a proposal complies.

The Scheme at clause 5.13.2 identifies specific circumstances where height variations may
be supported. These are:
a)  site constraints are such as to prevent the construction of a reasonable building
on the site without exceeding the relevant limit; or
b)  the nature of the proposed building or structure is such that, to be functional, it
must be built to a higher level; or
c) other extraordinary circumstances exist as reasonably determined by the local
government;

CI5.13.2 also requires that:
e) the local government, after considering both the information provided by the
applicant and any submissions made by persons in response to the proposal being
advertised is satisfied that the proposed building:

I. will be in harmony with the general character of buildings in the locality;
ii. will not adversely affect the beauty, character, quality of environment or the
area generally;
fii. will maintain a satisfactory relationship to the boundaries of the lot on which

it is to be constructed and relates satisfactorily to the siting, design and
aspect of buildings on other nearby lots; and
iv. will not impair the amenity or development potential of adjoining lots.
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Each of the above criteria are tested below:

Will the proposal be in harmony with the general character of buildings in the locality:

The Augusta Character Study (2022) describes the established character of buildings in the
Augusta town centre area as being generally low rise (1 — 2 storeys), with commercial
buildings typically 1 storey. A recommendation of the Study is to encourage built form
outcomes which are sympathetic to the towns established character. This should not be
interpreted as a ‘prohibition’ on any development greater than 1 storey. Indeed, the Scheme
allows 2 storey development as being something than can be accommodated within the 8m
height requirement.

A key consideration is how the proposal will harmonise with the existing and future
streetscape. The Design Review Panel noted the design cues taken from the surrounding area
to be a key positive aspect of the proposal, with the architectural expression having a ‘local
fit’.

The third floor would be setback approximately 8m from the front fagade of the lower floors
and 10m from the front boundary such that it presents largely as a two storey development to
the street, and the retention of existing trees on the site would provide a level of visual
absorption.

Rendered perspectives have been provided to show the proposed buildings in their setting,
as requested by the Design Review Panel (see Images 1 and 2 below). These show the
commercial building would not dwarf the surrounding buildings, is scaled relative to the wide
road width, and would sit appropriately within the streetscape.

Essential to the experience of the townsite are the views to the east of Blackwood Avenue,
over the Blackwood River. Sensitivity to height is therefore more pertinent to development on
the eastern side of the road but may be more readily absorbed on the western side as
proposed.

Image 1: perspectlve of approach to development from the south
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‘I')nage- 2 perspective of approach to development from the north

Will the proposal adversely affect the beauty, character, quality of environment or the area
generally.

The beauty of Augusta is undeniable, and it is natural that the community would express a
desire to “keep it as it is” as was raised by submissions during the consultation period.
However, this is neither the role of planning decision makers nor is it within the legislative
scope of the Planning Scheme which provides the head of power for such decisions to be
made.

The findings of the Design Review recommend that the proposal has the potential to positively
impact the future character of the area. As outlined, the review was favourable in terms of the
quality of the design, with cues taken from the Augusta area to inform the aesthetic. The
‘stepping back’ of the third floor significantly minimises adverse streetscape outcomes in terms
of building bulk and maintaining a pedestrian scale.

The applicant has opted for a higher building to avoid a larger development footprint, allowing
for the retention of a minimum of four trees, with an additional eight trees to be retained if
possible. This will only become apparent upon commencement of works. Adverse outcomes
on the beauty, character, quality of the environment or area generally are not expected.

Will the development maintain a satisfactory relationship to the boundaries of the lot and relate
satisfactorily to the siting, design and aspect of the buildings on others nearby lots:

This provision is aimed at ensuring that a development is suitable for the site upon which it is
situated so as not to result in ‘over development’.

Initially the proposal was put forward in a way that would have resulted in off site impacts,
arising from a shortfall in parking. In that scenario the height variation and use of the building
combined in a way which would have resulted in a need for additional car bays to be provided
offsite and as such would have, in the Shire’s view, constituted over development to the extent
that it would be unlikely to gain support.

Since then, the proponent has modified the proposal so as to accommodate all required
parking on site and all proposed lot boundary setbacks are now compliant.

There would be no adverse overshadowing outcomes as a result of the development. An
overshadowing diagram has been provided which demonstrates overshadowing would not
exceed 50% of any adjoining property or 25% of any diagonally adjacent lot, as required by
the RCodes Part C, and the site to the south is a public car park which does not generate
overshadowing or visual privacy concerns. In addition, the bulk and scale of the greatest
intrusion of the permitted height limit is confined centrally on the site, limiting impacts of
additional height at the boundaries of the lot and the existing and potential buildings on
neighbouring sites.
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Will the development impair the amenity or development potential of adjoining lots:
The proposal does not present variations to planning rules that would adversely impact
adjoining lots or their development potential.

In light of the above discussion, the proposal is considered to satisfy Cl.5.13.2 and the height
variation proposed for the commercial building is supported.

In regard to the minor height variation proposed for the multiple dwellings the applicant has
amended the design in response to submissions received by changing the roof to a hipped
design which reduces the height of the rear boundary wall, and reduced the FFL by 100mm.
The overall building height has reduced from the originally proposed 8.9m to 8.34m.

All setbacks to the Multiple Dwellings are compliant. As outlined in Image 1 below, the roof of
the Multiple Dwellings would sit almost 2m lower than the roof of the adjoining rear units such
that they would not appear out of scale with the surrounding development. They would sit well
back from the street boundary and are not expected to cause adverse impacts on the
surrounding area or streetscape as a result of the variation.

The applicant has agreed to provide additional screening to the Unit 10 upper floor balcony,
which would prevent any overlooking from the Multiple Dwellings onto neighbouring sites. This
is reflected as a recommended condition of approval.

Image 1: height of proposed Multiple Dwellings in relation to the height of the eXIst/ng units at the rear
of the site.

Mixed Use:

Clause 4.23.3 of LPS1 supports residential development in the Town Centre zone subject to
the requirement that “such residential development shall comply with the Mixed Use provisions
of the R-Codes”.

Whilst the proposal is a mixture of both commercial and residential uses on the site, it does
not conform to the definition of a ‘mixed use’ building in that the commercial and residential
components are housed in separate buildings on the same site.

In regard to the subject site, the proposed arrangement achieves the intent of the Scheme
provision by creating an active frontage to Blackwood Avenue with commercial uses at ground
level. It also takes account of the unusually deep lot configuration by making use of space at
the rear to accommodate the residential component. For these reasons it is supported.
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Car Parking:

Car parking requirements for the commercial component of this proposal are determined by
Schedule 8 of LPS1. The residential car parking requirements are determined by the RCodes
Part C.

Commercial Component

Requirement Proposal
Retail: 1 bay / 25m? NLA 43 bays - 11.57 (12) bay deficit*
= 2.57 bays

Restaurant: 1 bay / 4 seats
= 20 bays

Consulting Rooms: 4 bays / practitioner
= 16 bays

Office: 1 bay / 40m? NLA
= 21 bays

Total = 59.57 bays
— 5 bays for Active Transport Plan

Total = 54.57 bays

Residential Component

1 bay / unit + 2 visitor bays 12 bays — complies

=12 bays
*as per RCodes Explanatory Guidelines - “where deemed-to-comply provisions for on-site parking
require a fraction of a space, it must be rounded up to the nearest higher whole number”.

Both LPS1 and Draft LPS2 allow a car parking reduction of 10% (maximum of 5 bays) where
an Active Transport Plan is implemented. The proposal seeks to utilise this reduction by
providing bike parking and end of trip facilities. This would reduce the number of bays required
by five and has been taken into account in the car parking calculation above. This is supported
subject to the requirement for an Active Transport Plan being applied as a condition of
approval.

Changes to parking ratios as contained in LPS2 mean that if the proposal was judged against
those metrics, the car parking shortfall would be further reduced to 7.14 (8) bays. It should be
noted that the Gazettal of LPS2 is due to occur within the first half of 2026 and thus it can be
said to be ‘seriously entertained’.

Several of the submissions received were from nearby business operators, who raised
concerns about the equity of the proposed parking shortfall noting their developments were
required to comply.

Following consultation the Shire suggested to the proponent several ways for the proposal to
be modified in order to resolve the carparking shortfall. The applicant has advised that of the
options presented, a condition of planning approval to limit the number of practitioners to two
at one time would be preferred. This would make the proposal compliant with the parking
standards of LPS2 and enable the Shire to support the carparking arrangement. A condition
to this effect has been included in the Shire’s recommendation.
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Vehicle Access:

Both DFES and the Shire’s CESM have raised concerns with the Bushfire Management Plan
(BMP) submitted as part of the application, particularly regarding non-compliance with
Element 3 — Vehicle Access, of the Planning for Bushfire Guidelines associated with State
Planning Policy 3.7 — Bushfire.

Under the Guidelines, the development is required to provide a turn around area within 30m
of the residential building.

The BMP states that compliance with this Acceptable Solution is ‘achieved through various
combinations of the road and carparks’, and turnaround areas are available within 30m of both
buildings by using the public carpark to the south of the site. Neither DFES or the Shire’s
CESM supported this approach. In response to the concerns raised, the applicant responded:
The Bushfire Consultant has advised that a turnaround is not required given the site is in an
‘urban’ area. In the case of a fire incident, firefighters would not drive down the driveway if
there were cars parked in parking bays,and would instead fight the fire from the nearest
accessible public road or vacant area.

This does not address the Acceptable Solution of A3.1. The applicant goes on to state:
Should a turning bay be required, it may be possible for bays 29 and 30 to be used, and a new
bay introduced where the existing tree is situated between bays 32 and 33, however, this
scenario would result in the loss of parking and an existing tree on site, which is not a preferred
outcome to the Proponent.

The DAP should note that approval of the application as presented would result in non-
compliance with the Guidelines. The Shire notes the points raised by the applicant, and that
compliance with the Acceptable Solution A3.1 would not be achievable without furthering the
carparking shortfall and removal of an additional tree — both key considerations in the Shire’s
support of the application.

Conclusion:

The subject proposal, if approved, will result in a significant change to the Augusta town centre
which has been absent of any substantial development for some time. This explains the
relatively high number of submissions received during the consultation period.

In arriving at a decision to support the proposal, the Shire has taken careful account of what
aspects of the Scheme are capable of being varied and the merit or otherwise of doing so.
Special importance has been placed on the feedback received from the Design Review Panel.

As outlined in this report, all elements of the proposal have been found to be supportable. In
particular, the design vernacular of the proposal, inclusion of sustainable development
measures and retention of existing vegetation is supported.

Initial concerns regarding the combination of height variations and car parking deficit resulting
in an ‘over development’ of the site have been resolved by the proponent in a way which is
acceptable to the Shire.

For these reasons it is recommended for approval subject to conditions.

Alternatives
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If the DAP is of the view that strict compliance with the Shire’s Planning Scheme is required,
approval subject to removal of the top storey would be considered a suitable alternative which
would see the proposal being largely consistent with the 8m height requirement and
associated car parking requirements.

If the DAP are of the view that condition 13 is not warranted, the Shire requests that the
following condition be imposed in order to ensure sufficient carparking is provided (albeit some
would be off-site):

Prior to occupation of the development, the applicant entering into a legal agreement for the
provision of Cash-in-lieu of car parking payment for 8 bays in accordance with Clause 5.8.7 of
the Shire's TPS No.1 to the satisfaction to the Shire.
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