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POLICY 

TITLE: BENTLEY REGENERATION DESIGN 
GUIDELINES CODE: LP.05 

PURPOSE or 
OBJECTIVE: 

To specify additional planning and design requirements applicable to design and development 
within the Bentley Regeneration Project area. 

REFERENCE 
DOCUMENTS: 

• Planning and Development Act 2005 
• City of Canning Town Planning Scheme No. 40 
• Bentley Regeneration Project Local Structure Plan 
• Local Development Plans 
• Residential Design Codes of Western Australia 

 

POLICY STATEMENT 

To encourage a thriving and highly connected urban environment within the Bentley 
Regeneration Project Area. 

1. Scope  
This policy applies to Development Area 1 – Bentley Regeneration Area within the City’s Town Planning 
Scheme No. 40. 

This Policy provides guidance to landowners/developers and set outs the planning framework for the decision 
making process on applications for development and/or subdivision of land and the creation of local 
development plans for areas located within the Bentley Regeneration Area (the Area). 

2. Definitions 
Activation Development opportunities that facilitate and stimulate greater economic 

and social activities in the Area. 

Active frontages Ground floor street frontages of a building that enable direct visual and 
physical contact between the street and the interior of the building to ensure 
casual surveillance of the public realm.  The inclusion of clearly defined 
entrances; windows and shop fronts are elements of the building façade that 
will also contribute to an active frontage. 

Building envelope The area defined within which a building(s) should be contained.  A building 
envelope may be 2 or 3 dimensional. 

Built form The position, shape, size, height, style and appearance of buildings. 

Design Excellence Is the combined characteristics of a building that delivers outstanding 
outcomes to the public domain or its inhabitants. 

Green wall / Green façade An external wall partially or completely covered with vegetation that includes 
a growing medium, such as soil.  It is formed by growing climbing plants up 
and across the facade of a building, either from plants grown in garden beds 
at its base, or by container planting installed at different levels across the 
building.  Most green walls also feature an integrated water delivery system.  
They need a high level of irrigation. 

Water can be recirculated through the system, but this needs careful 
monitoring to ensure nutrients do not build up to dangerous levels.  The 
irrigation system often includes addition of fertiliser (fertigation).  The green 
wall structure can vary from modular systems to sheet or board-based 
structures with felt pockets supporting plant life. 
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Green roof A vegetated landscape built up from a series of layers that are installed on a 
roof surface as ‘loose laid’ or modular (that is, installed layer by layer on the 
roof or as pre-prepared layers in trays).  Those can be constructed as 
spaces for people to use, as architectural features, to add value to property 
or to achieve particular environmental benefits (for example, stormwater 
capture and retention, improved species diversity, insulation of a building 
against heat gain or loss).  Vegetation on green roofs is planted in a growing 
substrate (a specially designed soil substitution medium) that may range in 
depth from 50mm to more than a metre, depending on the weight capacity 
of the building’s roof and the aims of the design. 

Legibility The ability for people clearly to find their way around a place. 

Public realm Areas and buildings that are accessible to or by the general public at all 
times, and include areas that are visible to the public from such areas. 

LAeq “Equivalent Continuous Sound Level” 

A frequency-weighted equivalent of average sound levels, designed to 
reflect human exposure to sound pressure levels. 

Rw “Weighted Sound Reduction  Index” 

The Weighted Sound Reduction Index (Rw) rates the effectiveness of a 
soundproofing system or material from airborne noise, measured from 
between 100Hz and 3.150kHz and averaged in accordance with ISO 
standards.  Increasing the Rw by one translates to a reduction of 
approximately 1db in noise level.  Therefore, the higher the Rw number, the 
better a sound insulator it will be. 

Note:  All other definitions are as defined in the R-Codes and the Scheme. 

 
3. Background and Process  

 
(1) Purpose 
 

This Local Planning Policy sets out the design guidelines for the land that is included in the Bentley 
Regeneration Local Structure Plan (the Local Structure Plan) and referred to as “Development Area 1” 
under the City of Canning (the City) Town Planning Scheme No. 40 (the Scheme).  The Bentley 
Regeneration Area is a significant infill development opportunity.  These design guidelines provide 
guidance in addition to the Local Structure Plan.  The diagrams and drawings contained within the 
guidelines are intended as a guide only and are not intended to represent the final built form on any 
particular lot within the Area.  Development shall be generally in accordance with the guidance included 
in the design guidelines, and is required to be designed to respond to specific site conditions. 
 
The design guidelines are to be read in conjunction with the Scheme, the Local Structure Plan, other 
relevant Local Planning Policies, and Local Development Plans (as adopted by the City of Canning). 
 
The City will review these Design Guidelines 12 months after adoption and then as required by the City to 
ensure they achieve the desired built form outcomes. 

 
(2) Vision 

 
The Vision is to regenerate the Bentley Regeneration Area into a highly valued neighbourhood with the 
key objectives being to: 

• Deliver housing affordability, diversity and choice. 

• Grow social capital and well-being through a quality neighbourhood centre. 

• Create an identifiable, resilient and quality public realm. 

• Create resource efficiencies through innovative infrastructure, design, construction and lifestyles. 
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In developing the vision for the Bentley Regeneration Area due regard was given in the Local Structure 
Plan to the unique opportunity that existed for a comprehensive redevelopment, with a focus on 
affordability and the potential for significant yields to generate the required critical mass of population 
that could bring life and vitality to the project area.  The project area was recognised as not only an 
opportunity to revitalise but as a potential exemplar project for infill development of inner and middle 
suburban Perth.  This Local Planning Policy aims to promote excellence in design and to arrive at 
optimal development of the built form. 
 
The Illustrative Master Plan shown here at Figure 1 (from part 2 of the LSP) shows an indicative design 
for buildings and open spaces of the Bentley Regeneration Area. 

 

 

Figure 1 - Illustrative Master Plan (Note: this plan is indicative only) 

  

INDICATIVE ONLY 



City of Canning Policy                  LP.05 BENTLEY REGENERATION DESIGN GUIDELINES                                    Page 4 of 35 

(3) Urban Structure 
 

 The redevelopment of the Bentley Regeneration Area will involve the creation of new streets 
and open spaces to service both new and existing buildings and the wider neighborhood.  
Development areas are categorised into different sub-precincts that relate to their intended 
function and allow densities to transition down towards the existing urban fabric. 

Figure 2 shows a Structuring Principles Plan, which sets out a spatial reference for the 
different precincts and proposed structuring streets and spaces.  As described in Part 1 of the 
LSP, the precincts demonstrate the desired development character within each area.   
Figure 2 also illustrates indicative locations of adaptable and active frontages within the 
Bentley Regeneration Area. 

The existing Brownlie Towers buildings are incorporated into the structure planning for the 
Area, with new streets to better frame the buildings.  There are currently no known plans by 
the Housing Authority to re-develop these buildings. 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

 
    Figure 2 - Structuring Principles Plan  
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(4) Structure of this Document 
 
The Design Guidelines are arranged into the following three sections incorporating the topics 
listed beneath them. 

 
3.    Background and 

Process 

(1)   Purpose 

(2)  Vision 

(3) Urban Structure 

(4)  Structure of this 
Document 

(5)  Statutory 
Background 

(6)   Qualifications for 
Bonus Plot Ratio 

(7)  Application 

(8)  Assessment 
Approach 

(9)  Local 
Development 
Plans (LDPs) 

(10) Approval Process 

4.  Built Form 

(1) Allocation of Plot Ratio 
and Density 

(2) Building Height, Depth 
and Scale 

(3) Landmark and 
Prominent Sites 

(4) Building Separation  

(5) Setbacks 

(6) Building Articulation 
and Façades 

(7) General Residential 
Frontages 

(8) Frontages to Open 
Space 

(9) Retail / Commercial 
Ground Floor 
Frontages 

(10) Adaptable Ground 
Floor Frontages 

(11) Site Access, Servicing 
and Loading Areas 

(12) Signage 

(13) Solar Access 

(14) Cross-Ventilation 

(15) Private and Communal 
Open Space 

(16) Crime Prevention 
Through Environmental 
Design 

(17) Acoustic Privacy 

Bonus Plot Ratio – Built 
Form 

5. Sustainability 

(1) Vehicle and Bicycle 
Parking 

(2) Energy Performance 

(3) Water Use 

(4) Tree Retention and Soil 
Protection 

Bonus Plot Ratio – 
Sustainability 

 
 
 
 
 
 
 
 
 

 
Each topic contains: 

• Objectives to establish the overall intent for the topic. 
• Mandatory Criteria which must be adhered to as a minimum standard. 
• Design Suggestions which provide additional guidance on additional or alternative strategies for 

achieving or exceeding the intent of the Objectives. 
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(5) Statutory Background 

 
The The Bentley Regeneration Local Structure Plan requires design guidelines to be prepared for the 
Area prior to an application for subdivision being approved. 
 
Under sub-clause 5.4.12 of the Scheme, development of land for residential purposes should be guided 
by the Residential Design Codes (R-Codes), unless otherwise provided for in the Scheme.  Part 7 of the 
R-Codes allows for a Local Planning Policy to amend or replace the deemed-to-comply provisions of 
the R-Codes (the accepted standards for residential development). 
 
Those deemed-to-comply provisions of the R-Codes that are varied or replaced by this Policy are as 
follows: 

• Street setbacks (sub-clauses 5.1.2, 6.1.3). 

• Lot boundary setback (sub-clauses 5.1.3 C3.2 – 3.3, 6.1.4 C4.2ii). 

• Building height (sub-clauses 5.1.6, 6.1.2). 

• Setback of garages and carports (sub-clause 5.2.1). 

• Street surveillance (sub-clauses 5.2.3, 6.2.1). 

• Street walls and fences (sub-clauses 5.2.4, 6.2.2). 

• Sightlines (sub-clauses 5.2.5, 6.2.3). 

• External fixtures (sub-clauses 5.4.4, 6.4.5, C5.3-5.4). 
 

This Policy provides guidance for variation of the above provisions.  Site-specific variations based on the 
guidance contained in this document will be prepared in Local Development Plans.  Variations to this 
Policy may be approved where the City is satisfied that the development application meets the intent of 
this Policy and the Design Principles of the R-Codes. 
 
Clause 2.3 of the Scheme allows Council to consider a broad range of planning and design 
considerations and to impose conditions in relation to considering an application for planning approval. 
 

(6) Qualifications for Bonus Plot Ratio 
 

An incentive-based ‘Bonus Plot Ratio’ strategy applies to the Area whereby additional plot ratio is awarded 
for developments that deliver above the mandated standard in a range of identified categories that meet an 
identified strategic need or benefit.  A cumulative maximum bonus of up to 25% of the base plot ratio is 
available for development. 

Proponents are also encouraged to submit proposals and draw the City’s attention to what they believe 
are characteristics of the development worthy of bonus plot ratio that are not mentioned specifically in 
the document. 
 

Buildings that are able to demonstrate that they have gone beyond the minimum and benchmark 
standards contained in these guidelines in unique and exemplary ways may seek assessment for 
Design Excellence by preparing an architectural statement that highlights the particular design 
elements for consideration by the City’s Design Review Panel. 

Any development application over a certain value within the Bentley Regeneration Area as described in 
the City’s Local Planning Policy LP.06 (or relevant replacement) is classed as a significant development 
and would need to be assessed in accordance with that Policy. 
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Suggested key areas to pursue for design excellence are: 

• Quality landscape design that integrates with the building and assists with its sustainability performance; 
• Innovative and sensitive responses to the building’s built form, landscape and/or socio-cultural context; and 
• Well-resolved and high level of building detailing at the ground level with respect to the provision of 

pedestrian shelter and  a human scale. 
 
The specific plot ratio bonus criteria are listed in a table at the end of Sections 4 and 5.  Development 
must achieve or exceed the identified requirements for the relevant bonus category in order to receive 
the additional plot ratio. 

 
Note:   Plot ratio bonus is not applicable to single houses. 
 
Table 1 – Bonus allowances and the criteria for each precinct 

 
Precinct Base Plot Ratio Permitted Plot Ratio Variation Conditions Related to Plot Ratio 

Variations 

Core 1.6:1 to 2.2:1 25% of the Base Plot Ratio Any plot ratio variation must satisfy 
the bonus plot ratio requirements. Frame 1.1:1 to 1.6:1 25% of the Base Plot Ratio 

Edge 0.6:1 to 0.9:1 25% of the Base Plot Ratio 
 

The onus will be on the proponents to demonstrate a development qualifies for a bonus.  Meeting the 
Bonus Plot Ratio requirements does not compensate for, and will not be considered as a mitigating factor 
for failing to meet other mandatory criteria contained in the guidelines or any other relevant planning 
document.  Mathematically it may be possible to obtain over 25% bonus plot ratio through the satisfying 
of various bonus plot ratio criteria, however the maximum bonus plot ratio that will be granted is 25%. 
 
The determining authority for the development (being the City or a Joint Development Assessment 
Panel) will assess qualification for the above bonuses, based on advice from the City’s Design Review 
Panel. 

 
(7) Application 

 
The application of these guidelines applies to the land described as “Development Area 1” under the 
Scheme.  For general development character guidance (including objectives, themes and design 
elements) refer to Table 1 in the Local Structure Plan.  The provisions of this Policy apply to residential 
development assessed under Part 5 and Part 6 of the R-Codes and non-residential development under 
the Scheme. 
 
This Policy is to be read in conjunction with the Scheme, the Local Structure Plan, other relevant Local 
Planning Policies, and other relevant planning instruments (such as Local Development Plans).  In the 
event there is a conflict between this Policy, and a provision contained within another Local Planning 
Policy, this Policy shall prevail. 
 

(8) Assessment Approach 
 

In most sections of this Policy the provisions are structured as follows: 

• Objectives 

• Mandatory Criteria (as applicable) 

• Design Suggestions (where relevant) 
 

Proposed development will be assessed against the objectives.  Where development achieves the 
identified mandated criteria, it is deemed to have met the objective.  However, alternative means of 
demonstrating achievement of the stated design objectives will be considered on their merits.  Design 
suggestions include non-mandatory opportunities for achieving better design outcomes.  Many of these 
design suggestions are incentivised through bonus plot ratio. 
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(9) Local Development Plans (LDPs) 
 

Relevant provisions of this Policy are implemented in LDPs, to provide site-specific response for future 
development and certainty for landowners and future developers. 
 
Development Approval (if required), Building Permits and then construction will follow after the LDP over 
a site is finalised and adopted, and shall be generally in accordance with the applicable LDP. 
 
Separate to the development application process, other approval processes such as obtaining a Building 
Permit can be undertaken.  In addition to this, relevant provisions of this Policy may be implemented or 
required to be implemented, through restrictive covenants, notifications on title, strata management 
statements, contracts of sale and any other appropriate instrument. 

 
(10) Approval Process 

 
 The next steps in the development process for Core, Frame and Edge precincts is as follows: 
 

 
Applicants are strongly encouraged to liaise with the City and its Design Review Panel (or its equivalent) 
prior to lodgement of larger scale Development Applications or Local Development Plans, particularly if 
seeking bonuses or alternative means of achieving design objectives. 
 
Note that as part of the development application assessment process the Design Review Panel may be 
consulted, along with other relevant referrals deemed necessary by the City. 
 
Any development application over a certain value within the Bentley Regeneration Area as described in 
the City’s Local Planning Policy LP.06 (or relevant replacement) is classed as a significant development 
and would need to be assessed in accordance with that policy. 
 
The City may refuse development applications that are considered not to be in keeping with the 
Objectives and Design Principles of this Policy. 
 
Each development application will be assessed on an individual basis.  Approval of an alternative 
solution does not necessarily set a precedent for other developments.  The Design Review Panel (or its 
equivalent) will guide the City in making a determination. 
 
The City, as the determining authority, may approve a development application where: 

• The proposal departs from the recommended Mandatory Criteria. 

• In the City’s opinion, the proposal demonstrates that the alternative solution is consistent with the 
Scheme Vision and Principles. 

• The proposal meets the Objectives and Design Principles of this Policy. 
 
Conversely, compliance with the recommended performance standards does not guarantee approval. 
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4. Built Form 
 

(1) Allocation of Plot Ratio and Density 
 
(a) Objective 

(i) Development is to respond to the desired urban scale, and character of the Core, Frame, and 
Edge sub-precincts established by the structure plan. 

 
(b) Mandatory 

(i) Plot ratio for individual sites is to be allocated in Local Development Plans, within the ranges 
stipulated in the Scheme for the precinct within which the development site is located.  
Allocated plot ratios represent the maximum for the site, except for any bonuses granted in 
accordance with this Policy. 

(ii) Allocation of individual site-specific plot ratios will be based on the specific characteristics of 
the site such as: 

» The plot ratio range identified for the prevailing precinct; 

» The type of street that the site has frontage to; 

» The intensity or allocated density of surrounding development (within or outside the BRP 
area); 

» The size and function of any abutting open space; 

» Proximity to public transport routes; and 

» Any other relevant planning matter as determined by the City. 
 
(iii) Unless varied by a Local Development Plan, the base density code provisions outlined in the Local 

Structure Plan shall apply. 
 
(c) Design Suggestion 

(i) Developments are encouraged to seek additional plot ratio bonuses for exceeding the minimum 
standard of respective design and sustainability criteria, where applicable (refer Section 3(6) 
Qualifications for Bonus Plot Ratio). 

 
(2) Building Height, Depth and Scale 

 
(a) Objective 

(i) To ensure developments respond to the desired urban scale, residential amenity and character 
of their street. 

 
(b) Mandatory Criteria 

(i) Building heights for the site are to be within the range stipulated in the LSP for the prevailing 
precinct. 

(ii) Development is to be designed so as to ensure that the shadow cast at midday 21 June onto 
any other adjoining lot or adjacent public open space does not exceed 50% of the site area. 

(iii) Buildings must address the pedestrian realm by appropriate scale, shading and fine grain 
architectural detailing. 

 
(c) Design Suggestions 

(i) Building depths are encouraged to be kept to around 18-20 metres to facilitate daylight 
penetration into apartments (8-10 metres deep typically) on each side of a corridor. 

(ii)  Consider the use of retained or mature trees (on street or onsite), to break up the scale of 
buildings. 
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(3) Landmark and Prominent Sites 
 
(a) Objective 

(i) To encourage high quality buildings on prominent sites, such as corner sites which terminate 
views and vistas and sites which define public spaces to provide a visual way finding landmark. 

 
(b) Mandatory Criteria 

(i) Identified landmark corner buildings (Refer to Figure 2) are to provide for greater articulation 
and emphasis of elements through the use of various materials and differing geometry. 

 
(c) Design Suggestions 

(i) Double height or penthouse apartments are encouraged (where permissible) to reinforce 
prominent sites. 

(ii) Differentiated roof forms are encouraged on landmark and prominent sites to help accentuate 
corner elements. 

 
(4) Building Separation 

 
(a) Objectives 

(i) To allow for each precinct and building to have adequate access to daylight and natural 
ventilation as well as visual and acoustic privacy. 

(ii)  To create proportional streetscapes and massing scale in keeping with the desired area 
character for each precinct. 

(iii) To promote passive environmental design. 
 

(b) Mandatory Criteria 

(i) Development must conform to the separation requirements in the table below. 
 

Table 2 – Building Separation requirements 

Height Separation between two 
habitable rooms/ 
balconies 

Separation between 
habitable rooms/ 
balconies and non-

  

Separation between 
two non- habitable 
rooms 

<12m 12m 9m 6m 
>12m < 25m 18m 13m 9m 
>25m 24m 18m 12m 

 
(c) Design Suggestion 

(i) Buildings are encouraged to orient apartments away from neighbouring property boundaries 
(i.e. to the public realm or onsite amenity areas to reduce the impact of building separation 
requirements on their site’s development potential. 
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Indicative guide to appropriate building separation distances between habitable rooms for buildings of 
different heights (Note: distances are from glassline to glassline). 

Note:  Developments that proposed less than the recommended separation distances must demonstrate the 
adequate daylight access, urban form and visual and acoustic privacy has been satisfactorily achieved. 

 
(5) Setbacks 

 
(a) Objective 

(i) To ensure new buildings work together to contribute to and define the public realm in a 
consistent fashion. 

 
(b) Mandatory Criteria 

(i) Buildings are to be setback from streets in accordance with the provisions of any adopted LDPs. 

(ii) Where permitted, tower components of buildings (4 storeys and above) are required to be set 
back in accordance with any adopted LDPs behind the lower frontage or podium to avoid visual 
dominance of the street and to ameliorate adverse shadowing and wind effects. 

(iii) Where permitted, tower components of buildings (4 storeys and above) must be set back from 
site boundaries to avoid undue impact on amenity (privacy, views and daylight) of existing or 
future buildings on adjoining sites. 

(iv) Residential development on the ground floor is to incorporate terraces or courtyards. 
 

(c) Design Suggestion 

(i) Minor variations to the established setback line including recesses and projections (when 
contained within the lot) are encouraged to add visual interest to the streetscape. 

 
(6) Building Articulation and Facades  

 
(a) Objectives 

(i) To ensure that new development contributes positively to the public realm through high quality 
architectural expression. 

(ii) To encourage façade treatments that work to reduce the perceived visual bulk of development. 
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(b) Mandatory Criteria 

(i) Large areas of blank façade are not permitted. 

(ii)  Buildings are to incorporate a mix of materials, texture and colour to assist in reducing their 
perceived visual bulk. 

(iii) Non-residential façades are to incorporate multiple openings at ground level and the opportunity 
for integrated pedestrian connections in the form of retail arcades (i.e. operable doors towards 
alfresco dining areas) as well as visually permeable openings on the first floor. 

(iv) Development must demonstrate how it respects and responds to the style of adjacent buildings. 

(v) Buildings must address the street with façades incorporating windows and entries visible from 
the street. 

(vi) Corner sites must address both streets with visible windows and apertures to both frontages. 

(vii) Podium structures are to be articulated and designed to break up the bulk appearance of the 
building and to actively engage with the public realm through transparent façades. 

(viii) Podium levels where developed are to incorporate human scale design elements such as 
balconies, windows and terraces. 

(ix) All multiple dwellings above first floor must share common access. 

(x) Where private laneways are created they must be landscaped within the private lot. 
 

 
Typical breakdown of the 3 key building elements 

(c) Design Suggestions 

(i) Buildings (especially taller ones) are encouraged to follow the principle of creating the 
impression of being broken into three elements (‘bottom’, ‘middle’ and ‘top’) that are given 
different visual treatments.  There are many ways to achieve this principle using changes in 
colour, materials, balcony treatments and ratio of expressed ‘solid’ elements to recessed ‘void’ 
elements, see diagram above. 

The ‘bottom’ element of a building should be visually heavy, helping to anchor the building to 
the ground plane.  This part of the building generally comprises the ground level and first few 
storeys and includes building entries and active frontages if applicable.  This element should 
present strongly to the street and have a high ratio of expressed ‘solid’ elements to provide 
additional privacy for lower level residents.  This element generally reads as a heavy, horizontal 
block; 

TOP 

 

BOTTOM 
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The ‘middle’ element of a building generally comprises most of the building facade and is 
therefore encouraged to incorporate devices to assist with breaking down the overall visual bulk 
of the building, such as being broken into visually distinct vertical elements; and 

The ‘top’ element of a building should be visually recessive and ideally provide a cap to the 
building.  Expressed rooflines are encouraged.  This element generally reads as a light, 
horizontal element. 

(ii) The innovative use of privacy and shade screening is encouraged so as to contribute in a 
positive way to the architectural style of the building. 

(iii) Ground floor façades should incorporate windows or other treatments (such as landscape 
elements or changes in material) to enhance the pedestrian experience.  A vertical rhythm of 
expressed elements such as pilasters or blade elements between are encouraged to create 
streetscape rhythm and interest at a human scale. 

(iv) Long public realm frontages are encouraged to be designed to read as a series of smaller 
elements to avoid long, monolithic and monotonous façades. 

(v) Rooflines are encouraged to be varied using devices such as expressed roof overhangs, 
multiple roof elements or varied parapet heights so as to add visual interest to the building and 
streetscape. 

(vi) The use of reflective glass, precast, superficial and superfluous detailing is not considered to be 
an appropriate form of architectural expression and will generally not be supported. 

(vii) Individual entries are strongly encouraged for ground floor apartments. 

(viii) Major building entries are encouraged to be accentuated in façade designs to assist visitor 
wayfinding. 

 
(7) General Residential Frontages  

 
(a) Objectives 

(i) To demonstrate a built form response that compliments and enhances adjoining development, 
nearby streets, open spaces, and other public assets. 

(ii)  To provide a cohesive streetscape that contributes to the legibility and distinctiveness of the 
Bentley Regeneration Area. 

 
(b) Mandatory Criteria 

(i) Ground level floor to ceiling heights must be a minimum of 2.7 metres. 

(ii) Awnings are required at building entries or key pedestrian points. 

(iii) Balconies (whether primary or secondary) are mandatory to residential buildings on street facing 
façades. 

(iv) Street facing façades must be well-articulated, having no openings smaller than 1m2. 
 
(c) Design Suggestions 

(i) Ground level residential apartments fronting the public domain should be elevated by 
approximately 1 metre to enhance the perceived privacy of these dwellings and balance 
surveillance and engagement between the public and private realms. 

(ii) Dwellings are encouraged to be designed to address and overlook laneways where possible to 
enhance the laneway’s perceived safety and security.  These laneway-fronting dwellings can 
take the form of ancillary dwellings on top of garages (‘Fonzy Flats’) for house lots. 

(iii) A non-mandatory setback for the purposes of laneway landscaping or other landscape 
treatments are encouraged so as to enhance the visual amenity of laneway spaces. 
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(8) Frontages to Open Space  
 

(a) Objectives 

(i) To demonstrate a built form response that compliments and enhances nearby open spaces and 
other public assets. 

(ii) To promote passive surveillance of open spaces and enhance their perceived level of safety 
and security. 

 
(b) Mandatory Criteria 

(i) Any development adjacent to a public open space is to demonstrate a high quality interface to 
that public open space, including: 

• Separate entries into the building from the public realm for ground floor tenancies; and 

• Controls over vertical separation. 

(ii) Façades facing public open space must be well-articulated, having no openings smaller than 
1m2. 

 
(c) Design Suggestion 

(i) Ground level residential courtyard apartments are encouraged to have direct access to and 
relationship with adjacent public open space. 

 
Note: Schematic concepts of Public Open Spaces can be found in Appendix 1; indicative street plans are in 
Appendix 2. 
 

(9)  Retail / Commercial Ground Floor Frontages  
 
(a) Objectives 

(i) To create retail and commercial building interfaces to the public domain that facilitate and 
encourage trade. 

(ii) To create streetscapes that are inviting for pedestrians. 
 

(b) Mandatory Criteria 

(i) Ground level floor to ceiling heights must be a minimum of 3.3 metres. 

(ii) Retail and commercial frontage must include continuous awnings. 

(iii) Awnings are to be set back from street kerbs by a minimum 0.5 metres to avoid vehicle damage 
and services infrastructure.  Greater setbacks or cut outs may also be required to accommodate 
existing or future street trees. 

(iv) Awnings must have a minimum clearance of 3.2 metres. 

(v) Glazing must form a minimum of 70% of retail / commercial ground floor frontage. 

(vi) ‘Sleeving’ (wrapping with shallow retail tenancies) is required for large format buildings with 
frontage to the Village Square. 

 
(c) Design Suggestion 

(i) Shop front façades around the village square are encouraged to be ‘fine-grained’ and 
incorporate devices such as stall risers. 
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(10) Adaptable Ground Floor Frontages  
 
Note: This section relates to the identified Adaptable Frontages in Figure 2 - Structuring Principles Plan. 

 
(a) Objectives 

(i) To allow for changes in building use at ground floor over time. 

(ii) To encourage buildings that are designed to be able to adapt to changes in tenancy 
requirements. 

 
(b) Mandatory Criteria 

(i) 15% of frontages must be adaptable where annotated in Figure 2.  Where adaptable frontage 
requirements apply: 

• Development must demonstrate that ground floor areas have been designed for changes in 
structural capacity and adaptability, including:- 
- Appropriate floor to ceiling heights (3.3 metres). 
- Adaptability for disabled access. 
- Ability to be used for other designated uses. 

• Retail or adaptable tenancies fronting the North-South Thoroughfare are to have a depth of  
8-12 metres. 

• Retail and commercial frontage must include awnings that are continuous and setback from 
street kerbs by a minimum 0.5 metres to avoid vehicle damage and services infrastructure.  
Greater setbacks or cut outs may also be required to accommodate existing or future street 
trees. 

• Glazing must form a minimum of 60% of adaptable ground floor frontage. 
 

(c) Design Suggestions 

(i) Versatile structural envelopes that are capable of accommodating changes to the interior space 
plan through changeable interior partitions are encouraged. 

(ii) The building line for adaptable frontages are encouraged to be set back from the site boundary 
to facilitate the provision of courtyard space. 

(iii) Removable false floors are encouraged in adaptable building locations where residential is the 
likely short term use to assist with providing vertical separation and privacy. 

(iv) Active or Adaptable Frontages are encouraged to include ‘fine-grained’ (i.e. narrow frontage 
width) tenancies so as to provide for a wider range of tenancy types and encourage a diverse 
range of businesses. 

 
(11) Site Access, Servicing and Loading Areas 

 
(a) Objectives 

(i) To ensure access points for service and private vehicles do not detract from the public realm 
and contribute to a pedestrian friendly environment. 

(ii) To enable buildings to be efficiently and effectively serviced with minimal impact on resident, 
visitor or pedestrian amenity. 

 
(b) Mandatory Criteria 

(i) Access points or other key design features of buildings are not to obstruct or be obstructed by 
street furniture, utility access or other aspects of the public realm. 

(ii) The design of vehicle access, servicing and loading areas for all developments within the Area 
are to address the following: 

• Ensure that pedestrian safety is maintained by minimising potential pedestrian / vehicle 
conflicts; 

• All buildings must incorporate direct pedestrian access from within buildings to resident or 
tenant parking areas; 
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• Main pedestrian access to buildings and tenancies are required to seamlessly link to the 
adjacent pedestrian movement network (e.g. footpaths).  Pedestrian entrances to buildings 
should be clearly legible; 

• Ensure adequate separation distances between vehicular entries and street intersections to 
avoid potential traffic conflicts; 

• No vehicular access to and from the North-South Thoroughfare where an alternative point of 
vehicular access (such as a secondary street or laneway) is available for individual lots; and 

• Demonstrate that opportunities for active frontages and pedestrian friendly streetscapes 
have been maximised by: 
- Making vehicle access points as narrow as practicable. 
- Limiting the maximum width of driveways to six metres. 
- Limiting the number of vehicle access points to the minimum required to service the 

needs of the development.  This may include shared servicing access and shared 
access for multiple buildings / sites. 

- Locating the access to car parking areas on secondary frontages or lanes and mews, 
where available; and 

- Improving the appearance of car parking and service vehicle entries with feature doors. 

(iii) Development adjacent to laneways is to have windows strategically placed to encourage 
passive surveillance and engagement with lanes and mews. 

(iv) Service areas are to be designed to minimise visual and noise impacts to residential 
development. 

(v) Blank walls are required to be avoided and service provider spaces / boards are to be located 
on secondary frontages or internally, with the approval of the service provider. 

(vi) Plant and equipment is required to be located within service areas or on / within the roof of 
developments.  Plant (such as air conditioning condensers) is to be located so as to be 
screened from view from the adjacent public realm. 

 
(c) Design Suggestion 

(i) The provision of shared loading areas for developments with multiple commercial / retail 
tenancies is encouraged. 

 
(12) Signage 

 
(a) Objectives 

(i) To ensure advertising enables businesses to promote themselves while preserving local 
amenity and avoiding commercialisation of the public realm. 

(ii) To provide shade and shelter to pedestrians in key areas of higher activity. 
 

(b) Mandatory Criteria 

(i) Signage is to be for building or tenancy identification only and is required to be integrated with 
the building design. 

(ii) All columns, pillars or other structural devices required to support awnings must be wholly 
located within the lot boundaries. 

 
(c) Design Suggestion 

(i) Under-awning tenancy signage is encouraged. 
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Indicative Signage Locations 

 
(13) Solar Access 

 
(a) Objectives 

(i) To encourage buildings to be designed to provide a minimum of 3 hours solar access on 21 
June to a habitable room or balcony for the majority of residential dwellings and the public realm 
to ensure a high level of amenity for these areas. 

(ii) To ensure apartments have maximum opportunity to warm and cool through controlled solar 
access through building design. 

 
(b) Mandatory Criteria 

(i) A maximum of 15% of multiple dwellings in a building are permitted to receive no direct sunlight  
(e.g. single aspect apartments facing directly south) between 9.00am and 3.00pm on 21 June. 

(ii) New development is not to reduce solar access of neighbouring developments below the same 
standard above. 

(iii) Solar shadow diagrams for each hour between 9.00am and 3.00pm on June 21 are required to 
be provided. 

 
(c) Design Suggestions 

(i) Single aspect south facing apartments are discouraged. 

(ii) Controlling access of summer sun into openings and private open space through the use of high 
quality design elements such as visually permeable and moveable balcony screens is 
encouraged. 

(iii) Additional graphic support, such as sun’s eye view diagrams are encouraged. 
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(14) Cross Ventilation 
 

(a) Objective 

(i) To reduce the need for artificial cooling devises and to take advantage of the morning easterly 
and afternoon westerly winds for natural cooling of dwellings. 

 
(b) Mandatory Criteria 

(i) A minimum of 40% of dwellings being capable of natural cross ventilation (i.e. with openings on 
more than one side). 

 
(c) Design Suggestions 

(i) Corner apartments with openings on two sides will achieve good cross-ventilation.  Refer 
example apartment A below. 

(ii) Cross-over or through apartment designs (i.e. apartments with two aspects on opposite 
façades) are encouraged.  Refer example apartment B below. 

 

 
Indicative Approach to Solar Access and Cross Ventilation Indicative approach to apartment design 

that achieves cross-ventilation 

(15)  Private and Communal Open Space 
 

(a) Objectives 

(i) To provide communal open space areas for the benefit of all residents that creates opportunities 
for a green outlook, recreation, relaxation and social interaction. 

(ii) To provide private open space that serves as exclusive space for individual dwellings, and 
complements public and (where provided) communal open space available to residents. 

(iii) To encourage private open space to contribute positively to the public domain. 
 

(b) Mandatory Criteria 

(i) Each dwelling is required to have one balcony or terrace accessed directly from a habitable 
room to the dimensions prescribed in the R-Codes. 

(ii) Private open space may be provided with permanent roof cover of up to two-thirds of the private 
open space, provided the development achieves the solar access requirements of this Policy. 

(iii) Fencing to ground floor apartment courtyards is to be no higher than 1.8 metres high and is to 
include a minimum of 50% visually permeable material (palisades, pickets etc.) above 1.2 
metres in height. 

(iv) All multiple dwelling developments are required to provide communal private open spaces being 
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a minimum 10% of the development site, minimum dimension of 5 metres and with the ability to 
accommodate trees. 

(v) Balustrading for balconies on first floor dwellings must provide for 60% being visually 
impermeable. 

(vi) Developments achieve a minimum of 50% direct sunlight to the principal usable part of a 
communal open space for a minimum of two hours between 9.00am and 3.00pm on 21 June 
(mid-winter). 

(vii) Trees identified for retention must comply with AS4374-2007 Protection of Trees on 
Development Sites. 

 
(c) Design Suggestions 

(i) Balustrading for balconies is encouraged to incorporate some visually impermeable elements to 
enable a degree of screening from view and help provide a sense of privacy for residents. 

(ii) Deep Soil planting zones are encouraged (1 metre depth) for the planting of significant new 
trees for the provision of communal amenity. 

(iii) The retention of existing trees onsite within private or communal open space is strongly 
encouraged. 

(iv) Communal open space should consider the amenity of nearby apartments, with gathering and 
activity areas such as barbecues, pools or lounges located so as to minimise both their visual 
and acoustic impacts. 

(v) Communal open space should incorporate multiple zoned areas to facilitate its simultaneous 
use by multiple users at different activity levels (i.e. quiet places to sit, along with more open 
areas to play). 

 
(16) Crime Prevention Through Environmental Design 

 
(a) Objectives 

(i) To minimise opportunities for antisocial or criminal behaviour arising from design of the built 
form or public realm. 

(ii) To minimise the perceived threat of criminal or antisocial behaviour. 
 

(b) Mandatory Criteria 

(i) Windows, verandahs and balconies connected to habitable rooms in the building façade are to 
be oriented to overlook the public realm and communal open space areas. 

(ii) Apartment building entrances are to be clearly visible and do not provide opportunities for 
concealment. 

(iii) Building entries are to include a clear threshold definition such as a change in levels or 
materials. 

(iv) Pedestrian routes and destination points are to be easily identifiable and have clear sightlines 
across the communal open space and public realm areas. 

(v) Landscaping must not create excessive barriers to pedestrian movement or impact pedestrian 
safety by limiting sightlines. 

(vi) User facilities such as bike racks are to be located in close proximity to building entrances. 

(vii) Entrances to buildings are to be clearly lit, articulated, secure and orientated to face the street or 
a public space. 

(viii) Lifts, stairwells and ramps are to be located in visible and well-lit locations, ensuring that they do 
not provide entrapment opportunities. 

(ix) Loading, delivery and car parking areas are to be well lit and secure. 

(x) Areas of blank wall facing streets, public space and car parks are not to exceed 2 metres in  
length. 

(xi) No use of shutters or non-visually permeable security measures over windows is permitted. 
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(c) Design Suggestions 

(i) Buildings that are set back from the street are encouraged to provide clear, yet visually 
permeable boundary definition between public and private property (e.g. fences that are visually 
permeable above 1.2 metres in height). 

(ii) Ground levels of commercial buildings are encouraged to maximise opportunities for interaction 
with the public realm. 

(iii) Lighting from the building to the public realm is encouraged to highlight approaches to entry 
points, in accordance with an approved lighting plan. 

(iv) Mixed use development is encouraged to provide surveillance of and activity in the adjacent 
public realm beyond business and shopping hours. 

(v) Alarms or similar security systems are encouraged. 

(vi) Glazed doors to entries of publicly accessible buildings are encouraged to provide clear views in 
and out to the street. 

 

 
 

Indicative strategies for maintaining adequate privacy levels for private open space areas. 

(17) Acoustic Privacy 
 

(a) Objective 

(i) To enable effective control and restriction of noise pollution from external sources and 
neighbouring apartments. 

 
(b) Mandatory Criteria 

(i) For noise from external sources, development is to demonstrate that it complies with the 
following table for internal LAeq criteria for night periods between 10.00pm and 6.00am apply. 

 
Table 3 - Acoustic Privacy from External Sources acceptable targets 
Area Acceptable 
Work Area (Kitchens, Laundries, Bathrooms) 45dB 
Living Areas 40dB 
Bedrooms or Sleeping Areas 35dB 

 
(ii) For noise from neighbouring apartments, development is to demonstrate that it complies with 

the following table for weighted sound reduction indices (Rw).  For walls between two different 
areas, the higher of the two indices is to be applied. 
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Table 4 - Acoustic Privacy from Neighbouring Apartments acceptable targets 
Area Acceptable 
Work Area (Kitchens, Laundries,  Bathrooms) 50Rw 
Living Areas 45Rw 
Bedrooms or Sleeping Areas 45Rw 
Floors 45Rw 

 
(c) Design Suggestions 

(i) Apartment designs are encouraged to arrange living and sleeping areas away from potential 
noise sources. 

(ii) Elements such as common storage, co-located wardrobes and circulation areas are encouraged 
to be located so that they can also serve as noise buffers. 

(iii) Additional acoustic insulation of party walls is encouraged. 

(iv) Building spaces and apartment rooms of similar noise requirements are encouraged to be co-
located both within and between apartments. 

(v) Other design suggestions as follows: 

• Orientation of openings away from noise sources; 

• Siting of common storage and circulation areas as noise buffers; 

• Appropriate insulation of party walls; 

• Grouping of building spaces and apartment rooms with similar noise requirements; 

• Co-location of wardrobes as buffers; 

• The use of sound ameliorating insulation, glazing and sealant; and 

• Internal and external use of materials with low sound penetration or absorptive properties. 
 

 
Indicative Arrangement of Functional Zones to Ensure Greater Acoustic Privacy 
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Bonus Plot Ratio – Built Form 

 
• Development that can demonstrate ‘design excellence’ (as set out in Section 3.6) may seek a  

4% plot ratio bonus. 

• Developments that ensure the shadow cast at midday 21 June onto any other adjoining lot or adjacent 
public open space does not exceed 40% of the site area may seek a 3% plot ratio bonus. 

• Developments that provide communal open space which has a minimum area greater than 30% of the 
site area and with a minimum dimension of 8 metres may seek a 3% plot ratio bonus. 

 
Acoustic Privacy from External Sources 
 
• Developments which achieve the aspirational targets for all the Acoustic Privacy from External 

Sources as follows may seek a 5% plot ratio bonus: 
 

Table 5 - Acoustic Privacy from External Sources aspirational targets 

Area Aspirational Target 

Work Area (Kitchens, Laundries,  Bathrooms) 40dB 

Living Areas 35dB 

Bedrooms or Sleeping Areas 30dB 

 
Acoustic Privacy from Neighboring Apartments 
 
• Developments, which achieve the aspirational targets for all the Acoustic Privacy from Neighbouring 

Apartments as follows, may seek a 5% plot ratio bonus: 
 

Table 6 - Acoustic Privacy from Neighbouring Apartments aspirational targets 

Area Aspirational Target 

Work Area (Kitchens, Laundries,  Bathrooms) 55Rw 

Living Areas 50Rw 

Bedrooms or Sleeping Areas 50Rw 

Floors 50Rw 

 
• Developments that provide for natural cross ventilation for 60% of dwellings may seek a  

3% plot ratio bonus. 

• Developments that achieve a minimum of 50% direct sunlight to the principal usable part of the 
communal open space for a minimum of four hours between 9.00am and 3.00pm on 21 June  
(mid-winter) may seek a 3% plot ratio bonus. 

• Developments that minimise the percentage of single aspect south facing apartments to 10% may 
seek a 2% plot ratio bonus. 

• Developments that provide for 5% of communal open space as deep soil planting may seek a  
2% plot ratio bonus. 
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5. Sustainability 
 

The sustainability design for the Bentley Regeneration Area is based on an innovative approach to integrated 
resource management and best practices to achieve sustainable urban redevelopment.  For each relevant 
criteria, minimum and aspirational (or bonus) standards are established.  Achievement of aspirational 
standards may attract development bonuses. 
 
Key Objectives 

(a) To ensure development incorporates best practices for sustainability and promotes aspirational targets to 
achieve sustainable urban outcomes. 

(b) To establish performance indicators for use in the design and assessment of development proposals for 
the site.  These performance indicators will influence design and development within the Area. 

(c) The proposed environmentally sustainable design approach is to be presented to the City in conjunction 
with the development application for all proposals. 

(d) To reduce car dependency and encourage other transport choices for residents, workers and visitors. 
 

(1) Vehicle and Bicycle Parking 
 

(a) Objectives 

(i) To minimise extensive private car use and promote alternative modes of travel, such as walking, 
cycling and public transport. 

(ii) To minimise parking requirements and thereby promote housing affordability and efficient 
building design. 

(iii) To site car parking facilities to minimise their detrimental impact on amenity. 

(iv) To promote mobility through transit or non-motorised transport. 
 

(b) Mandatory Criteria 

(i) Car parking standards for land uses within the Area are detailed in applicable Local 
Development Plans, the Local Structure Plan and the Scheme. 

(ii) Car parking bays are to be designed in accordance with the Scheme. 

(iii) The City will accept reciprocal or shared parking arrangements between two private properties 
where: 

• Parking demand has been demonstrated to be complementary and combined peak demand 
can be accommodated. 

• The affected property owners enter into a legal agreement and associated caveat securing 
reciprocal use to the satisfaction of the City. 

(iv) Car parking to all developments within the Area is required to address the following: 

• Along Active and Adaptable frontages, at grade or above ground parking is required to be 
sleeved from view from the public domain by active uses (such as 5-10 metre deep array of 
shallow dwellings or offices) as opposed to screening devices. 

• At grade or above ground parking along all other frontages (other than active and adaptable 
frontages) may be screened by active uses or screening devices that are integrated into the 
building design. 

• Developments may use on-street publicly available parking adjacent to the property for 
visitor parking contribution where not otherwise allocated to another use. 

• The construction of any potential additional parking bay within a street (road reserve) to 
meet visitor parking requirements associated with an adjacent building will be at the 
developer’s  
cost. 
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(v) Bicycle parking is to be provided as follows: 
 

Table 7 - Bicycle parking rates and location 

Requirement Bicycle Parking and EoT Facility 
Rates 

Location 

Residential 
Occupant 1 per dwelling Ground or First Floor 
Visitor 1 per 10 dwellings Ground Floor 
Non-residential 
Use 1 per 300m2 of net lettable area Ground or First Floor 
Visitor 1 per 1000m2 of net lettable area Ground Floor 
Shower 1 per 10 bicycle parking  bays Ground or First Floor, together with 

L ockers 

Locker 1 per bicycle parking bay Ground or First Floor, together with  
Showers 

 
(c) Design Suggestions 

(i) Use of car share systems throughout developments is encouraged and may be permitted at a 
ratio of one share car replacing up to ten residential parking spaces, for a maximum of five 
share cars. 

(ii) Consider locating bicycle parking where it is secure, accessible and does not negatively impact 
on amenity or the public realm. 

 
(2) Energy Performance 

 
(a) Objectives 

(i) To reduce energy use throughout the Area through the implementation of energy efficiency 
measures. 

(ii) Development should aim to achieve the following energy efficiency performance aspirational 
targets: 

 
Table 8 - Energy efficiency targets 

Building Type Indicators Aspirational Target 

Single Residential, Grouped 
Residential, Multi- Residential 
Dwellings and Mixed Use Buildings 

National Construction Code (formerly 
Building Code of Australia) 

Typically NatHERS 

One star above 
requirement * 

 
Note: Alternative methods and systems, recognised by the City of Canning, may be used in place of NatHERS to 

achieve equivalent demonstrated energy efficiency. 
 

(iii) Development should aim to meet the following minimum Energy Generation and Storage rates: 

• For residences 1.3kW generation per dwelling; and 

• For non-residential uses 1.3kW generation per 100sqm GFA of non-residential.  
 
Note: All of the above could be at dwelling, building, street block or district scale. 

 
(b) Mandatory Criteria 

(i) Development is to submit an energy efficiency performance report that demonstrates how it 
complies with the required minimum ratings as assessed by an organisation recognised by the 
City (e.g. NatHERS, Green Star). 

(ii) The project must demonstrate an environmental performance improvement using life cycle 
assessment or a similar methodology.  The scope and methodology is to adhere to the following 
standards: 
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• ISO 14044: “Environmental management. Life cycle assessment. Requirements and 
guidelines”; and 

• EN15978: “Sustainability of construction works.  Assessment of environmental performance 
of buildings.  Calculation method”. 

 
Note: The system boundary must include the optional module of non-integrated equipment loads (i.e. 
all energy used within and by the building) 

 
(c) Design Suggestion 

(i) Lightweight construction methods (e.g. fire-rated timber and cladding) are encouraged as a 
means of reducing embodied energy in the building and improving lifecycle assessment 
benefits. 

 
(3) Water Use 

 
(a) Objectives 

(i) To improve the efficiency of water use within the project area at both the precinct wide and the 
individual site level. 

(ii) Development should aim to achieve the following water use reduction aspirational targets: 
 

Table 9 - Water use efficiency rating aspirational targets 

Building Type Indicators Aspirational Target 
Single Residential, Grouped 
Residential, Multi- Residential 
Dwellings and Mixed Use Buildings 

National Construction Code 
(formerly Building Code of 
Australia) 
Typically WELS 

Tapware and sanitary-
ware rated at one star 
above requirement * 

 
Note: Alternative methods and systems, recognised by the City of Canning, may be used in place 

of WELS to achieve equivalent demonstrated water efficiency. 

(iii) Multiple dwelling developments should aim to achieve the aspirational targets in the following 
table: 

 
Table 10 - Water use reduction aspirational targets 

Indicators Minimum Aspirational 

Scheme Water Use 80kl / person / year 50kl / person / year 

Scheme Water Max Pressure 35 metres 25 metres 

Other requirements Select minimum flow taps, 
shower heads, fixtures and 
appliances 

Install grey water re-use 
systems wherever possible 

 
(b) Mandatory Criteria 

(i) Development is to submit a water use efficiency report that demonstrates how it complies with 
the required minimum ratings as assessed by an organisation recognised by the City of Canning  
(e.g. NCC, WELS). 

(ii) Developments are required to submit modelling of all water-use; pressure and grey water re-use 
systems, if applicable. 

 
(c) Design Suggestion 

(i) Greywater re-use systems are encouraged, particularly for communal landscaped areas. 
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(4) Tree Retention and Soil Protection 
 

(a) Objectives 

(i) To retain significant or prominent trees throughout the project area, where possible. 

(ii) To preserve existing topsoil and encourage the planting of trees of potential future significance. 

(iii) For planning, development and operations to have as minimal an impact on the local bio-
diversity values as possible. 

 
(b) Mandatory Criteria 

(i) At the time of development approval, trees worthy of retention shall be identified by the Approval 
Authority. 

(ii) Tree retention measures must comply with AS4374-2007 Protection of Trees on Development 
Sites. 

 
(c) Design Suggestions 

(i) Development is encouraged to protect existing top-soil by minimising cut and fill and retaining 
stripped top-soil for re-use. 

(ii) The proponent / developer is encouraged to identify and retain significant trees and agree with 
the City to preserve, and protect during construction or replace if retention not possible. 

(iii) Development proposals retaining or planting of trees at a rate 1 per 4 dwellings and 1 per 
250m2 lettable area of non- residential uses on private land may be eligible for development 
concessions. 
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Bonus Plot Ratio – Sustainability  
• Developments that retain significant trees onsite and provide soil protection and thus meet the mandatory 

criteria in paragraph 3.4 may seek a 3% plot ratio bonus. 
 

Energy 

• Developments which meet the following Energy Efficiency criteria may seek a 4% plot ratio bonus: 
 

Table 11 - Energy efficiency rating plot ratio bonus targets 

Building Type Indicators Bonus 

Single Residential, Grouped Residential, 
Multi- residential Dwellings and Mixed Use  
Buildings 

National Construction Code (formerly 
Building Code of Australia) 
Typically NatHERS 

Two stars above 
requirement * 

 
In addition to the above, to achieve the Bonus Development Criteria, developments will be required to include a 
low energy appliance palette (rated 5 or more stars) including the following: 

» Refrigerator and Freezer; 

» Washing Machine; 

» Dishwasher (if space is allocated for one in the dwelling); and 

» Air Conditioning (if not ducted or otherwise provided centrally). 

• Developments which meet the following Energy Generation and Storage criteria may seek a  
3% plot ratio bonus: 

» For residences: 1.8kW generation per dwelling, 5kWh of storage per dwelling; and 

» For non-residential uses: 1.8kW generation per 100sqm GFA of non-residential space. 
 
Note that all of the above could be at dwelling, building, streetblock or district scale. 

 
Water Use 
 
• Developments which meet the following Water Use criteria may seek a 4% plot ratio bonus: 

 
Table 12 - Water use reduction plot ratio bonus targets 

Building Type Indicators Bonus 

Single Residential, Grouped Residential, 
Multi- residential Dwellings and Mixed Use  
Buildings 

National Construction Code (formerly 
Building Code of Australia) 
Typically NatHERS 

Tapware and sanitary ware 
rated at two stars above 
requirement * 

 
In addition to the above, to achieve the Bonus Development Criteria, developments will be required to include a 
low water appliance palette (with a WELS rating of 5 or more stars) including the following: 

» Washing machine; and 

» Dishwasher (if space is allocated for one in the dwelling). 

• Developments that deliver three of the following five methods for reducing embodied energy during construction 
may seek a 3% plot ratio bonus: 

» Reduction of 10% through masonary adjustments (reverse brick veneer); 

» Reduction of 10% through concrete adjustment (waste material cement substitutes); 

» Reduction of 10% through size adjustments (15% reduced floor area); 

» Reduction of 10% through paint adjustment (alternative low energy finishes); and 

» Reduction of 10% through recycling waste from demolition and construction process. 

• Developments that employ a car sharing service may seek a 2% plot ratio bonus.  Note that one shared car 
can also replace up to ten residential parking spaces, for a maximum of five share cars. 

• Developments that include a Green Wall or Green Roof (see definitions on page 1) may seek a 2% plot ratio 
bonus.  
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Appendix 1 – Indicative Approach to Public Open Space 

Public Open Spaces A, B, and F 
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Public Open Spaces E, D, and H 
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Public Open Spaces C, G, I and J 
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Appendix 2 – Street Layout 

(a) North-South Thoroughfare (24 to 25 metres) 

(iv) Built form is encouraged to use green walls where possible along the North-South Thoroughfare. 

(v) Generous tree planting, rain gardens, water treatment and water-based public art and furniture within 
the street and abutting green spaces are encouraged. 

(vi) An inviting tree-lined entrance into the regeneration area at Manning Road and Walpole Street is 
encouraged. 

(vii) The design of the North-South Thoroughfare is to follow the indicative section and plan below: 
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(b) Neighbourhood Streets (20 metres) 

(viii) The design of Neighbourhood Streets is to generally follow the indicative section and plan below: 
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(c) Local Streets (16 metres) 

 
(ix) The design of Local Streets is to generally follow the indicative section and plan below: 
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(d) Lanes and Mews (6 metres) 

 
(x) Lanes and Mews are to provide access for vehicles and facilitate adjacent development.  The design of 

Lanes and Mews is to generally follow the indicative section and plan below: 
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