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Executive Summary

The Queens Park Local Structure Plan project represents an opportunity for development within the City of
Canning that links in with the proposed Canning City Centre Activity Centre Plan and the existing Guided
Development Schemes in the area. Queens Park is a predominantly residential suburb characterised by
single storey houses and grouped dwellings. The Cannington part of this structure plan is a more diverse
area used for residential, commercial and recreational purposes. The area contains a small neighbourhood
centre, primary and secondary education facilities and is divided by the Armadale Rail Line. The area lies
adjacent  to  Cannington  and  Welshpool,  two  important  employment  centres  within  the  central
metropolitan sub region. Over the last 30 years, the large residential and semi-rural lots that characterised
the area have been redeveloped into a denser urban neighbourhood. Whilst there has been an increase in
the population, the development that has occurred has been on an ad-hoc basis. The result has been an
area that lacks character and amenity.

The Queens Park Train Station lies at the centre of the Local Structure Plan area. It is a small station on
Perth’s train network, catering for the local community and providing public transport access to adjacent
schools.  Unlike  several  stations  on  the  network,  Queens  Park  is  not  a  ‘Park  and  Ride’  station,  which
provides  greater  opportunity  to  promote  Transit  Oriented  Development  and  increase  development
densities close to the station. Notwithstanding the presence of the station, development around it has
been blighted, with many sites remaining vacant or underdeveloped.

In Directions 2031 and Beyond (Directions 2031), the Western Australian Planning Commission identifies
several objectives and themes in Perth which can be delivered by the local government through many
urban regeneration projects. These include achieving articulated density and infill  development targets,
promotion of affordability, planning housing supply to meet demographic needs and providing community
identity and character. An additional yield of 570 dwellings is identified for the area in Directions 2031
supporting documentation.

This Local Structure Plan has been prepared to guide the residential and non-residential development of
the precinct towards the objectives of City of Canning’s Strategic Community Plan and Directions 2031. The
inclusion  of  commercial  uses  and  higher  density  near  Queens  Park  Train  Station  will  provide  for  the
activation of the area and the increased density of the area will create genuine housing choice reflecting
changes in society.

Title: Queens Park Local Structure Plan

Project: Queens Park, City of Canning

Status: Draft  (including Amendment No. 2)

Version: September 2020 

Author: City of Canning
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Table 2: Structure Plan Summary Table

Item Data Section number referenced
within the structure plan report

Total  area  covered  by  the
structure plan

154 hectares
16.4 hectares POS – 10.6% of the
total area

Part 1 Section 2

Area of each land use proposed (as per Figure 2: Local Structure Plan)

Railway Core Precinct – Mixed Use 6.9 hectares Part 1 Section 2

Railway Frame Precinct 45.5 hectares Part 1 Section 2

Residential Precincts A and B 48.5 hectares Part 1 Section 2

Estimated Dwelling Yield by 2031 3,400 dwellings Part 2 Section 1.4

Estimated Residential Density Between 15 and 25 dwellings per
gross hectare

Part 1 Section 5 and 6

Estimated population Up to 8,500 people Part 1 Section 1.2

Number of education facilities 9 Part 2 Section 7

Estimated Area of Open Space 11  spaces,  total  estimated  area
16.4 hectares Part 2 Section 4
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 1 Introduction

 1.1 Objective

This  Local  Structure  Plan  (LSP)  seeks  to  encourage  efficient  land  uses  and  Transit  Oriented
Development  (TOD)  centred  on  the  Queens  Park  Train  Station;  which  is  considered  a
neighbourhood activity centre. The LSP outlines the strategic planning framework and the vision
for the development of the area, with a clear focus on land use, function, and urban design.

 1.2 Vision

The vision for the redevelopment of the area is as follows:

• Strive to maintain existing community oriented activities and provide further opportunities
for these activities through redevelopment.

• Consolidate  and reinforce  development  within  the Railway Precinct  to  enhance a  local
sense of place.

• Ensure a well-connected Queens Park.

• Provide safe and enjoyable public realm.

• Enhance Public Open Space (POS) to service future growth.

• Ensure  that  new  development  is  high  quality,  with  an  integrated  built  form  that  is
compatible with surrounding development.

• Ensure  a  high  amenity,  vibrant,  sought  after  Neighbourhood  Centre  that  attracts
investment;

• Facilitate redevelopment of pre-existing light industry sites which are zoned Urban under
the Metropolitan Region Scheme (MRS).

• Provide development and a range of land uses that are complementary and reinforce the
primacy of the neighbouring Canning City Centre.

Refer to Figure 1 for details:
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Figure 1: What does the Local Structure Plan try to achieve



 1.3 Local Structure Plan content

The provisions of the Local Structure Plan (LSP) apply to the land within the LSP boundary shown
on Figure 2.

The Queens Park LSP comprises two parts:

• Part One, Implementation – sets out the planning provisions used in the assessment and
approval  of  subdivision  and  development  by  the  City  of  Canning  and  the  Western
Australian  Planning  Commission  (WAPC).  This  part  includes  the  Structure  Plan  map,
statutory planning provisions and requirements of “Clause 4 –Development Requirements”.

• Part Two, Explanatory Section – is a reference guide and provides a summary of the context
and technical studies conducted for the site to interpret and justify the implementation of
Part 1.

• Part Two includes the following appendices which are available in the City’s website: 

– Queens Park Local Structure Plan Intramaps addresses

– Supporting studies – Western Power and Water Corporation

– Community consultation outcomes

– Final Local Housing strategy map – September 2014

– LCACS Draft Chapter 3 – Floorspace demand assessment

– City of Canning Water Management Strategy 2014

– Arterial Drainage Plan 2016

– Environmental Management Strategy 2014

– Supportive guidance for development

– Queens Park Streetscapes Plan-e

– Ordinary Council Meeting (February 2015)

– GIS files

 1.4 Interpretations and scheme relationship

Local Planning Scheme 42 (LPS42) zones the Structure Plan area as Centre. 

The provisions, standards and requirements of the LSP provide guidance in the assessment of
development within the Centre Zone. This structure plan is to be read in conjunction with the
provisions of the Residential Design Codes Volume 1 and 2 (SPP7.3) and the local government’s
Scheme. 

The words and terms used in the LSP have the respective meanings given to them in the local
government’s Scheme unless otherwise varied or provided for in the LSP.

The precincts, reserves and residential densities are demonstrated in “Figure 2: Local Structure
Plan” and in Part 1 of this LSP.

Importantly, the LSP does not:

• Change any approved development;

• Change any property’s existing land use or impose development timeframes; and
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• Allow for any decrease in the type and amount of development currently allowed.

 1.5 Operation

This  LSP  comes  into  effect  when  it  is  granted  approval  by  the  Western  Australian  Planning
Commission (“WAPC”).
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 2 Precincts

a) Figure 2: Local Structure Planapplies the following development precincts and reserves to the LSP
area: 

• Railway Core;

• Railway Frame;

• Residential A; and

• Residential B.

b) The  precincts  classify  and  describe  the  desired  character  of  areas  within  the  LSP  organised
according to the intensity and composition of development, and guide all development within the
public and private realms including, but not limited to:

• The distribution of land uses and residential density;

• Building types, form, scale and placement;

• The design and composition of movement networks; and

• The design and composition of parks and civic spaces.

c) The desired character for each precinct with regard to land use is as follows: 

i. Railway Core Precinct:  The Railway Core Precinct  is  intended to develop into a vibrant,
pedestrian-focused, high density mixed use precinct transport hub. It will allow for retail,
entertainment,  office  and  community  uses  in  addition  to  higher  density  residential
development on upper levels of mixed use buildings. Other residential uses including single
houses and grouped dwellings are not preferred.

ii. Railway Frame Precinct: The Railway Frame Precinct is intended to develop as a medium-
high density  area.  The precinct  will  incorporate  multiple dwelling residential  uses  only.
Other residential uses including single houses and grouped dwellings are not preferred.

iii. Residential A and B Precincts: The Residential Precincts will develop as a medium density
area with a focus on increased intensity accommodation, greater precinct  amenity and
improved surveillance of the streets. The precinct will incorporate a mix of residential uses
only.

d) The preferred uses for  each precinct  within the Queens Park  LSP area are detailed in  Table 3:
Preferred uses in each precinct. The local government will  have regard to  Figure 1, the desired
character and objectives for each precinct and the development requirements when considering an
application for development of a land use classified as A or D under the Zoning Table of LPS42.
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Figure 2: Local Structure Plan
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Figure 3: Private interface and hierarchy of frontages and movement improvements



 3 Preferred Land Uses
The preferred uses for each precinct within the Queens Park LSP area are detailed in Table 3 – Preferred uses in each precinct.

Table 3: Preferred uses in each precinct
Railway Core Precinct Railway Core Precinct Railway Frame Precinct Residential Precincts (A and B)

Ground Floor Upper Floors All floors All floors
Bulky Goods Showroom Amusement Parlour Aged Care Facility Aged Care Facility
Car Park Aged Care Facility Aged or Dependent Person’s Dwellings Aged or Dependent Person’s Dwellings
Child Care Premises Aged or Dependent Person’s Dwellings Car Park Child Care Premises
Community Purpose Bulky Goods Showroom Child Care Premises Community Purpose
Consulting Rooms Car Park Community Building Educational Establishment
Educational Establishment Child Care Premises Community Purpose Family Day Care 
Fast Food Outlet Community Purpose Educational Establishment Grouped Dwelling
Medical Centre Educational Establishment Family Day Care Home Business
Hotel Exhibition Centre Home Business Home Occupation
Market Family Day Care Home Occupation Home Office
Occasional Uses Medical Centre Home Office Home Store
Office Home Business Industry – Cottage Industry – Cottage
Public Amusement Home Occupation Medical Centre Medical Centre
Public Exhibition Home Office Multiple Dwelling Multiple Dwelling
Public Utility Hotel Public Utility Public Utility
Place of Worship Multiple Dwelling Place of Worship Place of Worship
Restaurant / cafe Night Club Residential Building Residential Building
Restricted Premises Office Telecommunications Infrastructure Single House
Shop Public Utility Veterinary Centre Telecommunications Infrastructure
Small Bar Place of Worship Veterinary Centre
Tavern Reception Centre
Telecommunications Infrastructure Residential Building
Veterinary Centre Restaurant / cafe
Warehouse / Storage (Incidental) Restricted Premises

Shop
Single Bedroom Dwelling
Small Bar
Tavern
Telecommunications Infrastructure
Veterinary Centre
Warehouse/Storage (Incidental)
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 4 General Development Requirements

a) The R-Codes apply except where varied by the development requirements of this LSP. 

b) Variations to the SPP 7.3: Part 7 of the R-Codes Volume 1 and sub-clause 1.2.2 of Volume 2 allow
for Structure Plans to amend or replace the acceptable outcomes/planning guidance  provisions of
the SPP7.3 Volume 2 (the accepted standards for residential development). The deemed-to-comply
provisions of SPP 7.3 that are varied or replaced by this Local Structure Plan are as follows:

• Street setbacks 

• Lot boundary setback

• Building height 

• Street walls and fences 

c) Site-specific variations based on the guidance contained in the document are to be prepared in
Local Development Plans, in accordance with Figure 5.

d) The  local  government  may  consider  25%  variations  to  plot  ratio  and  height  requirements  for
developments  in  the  LSP  area  that  demonstrate  compliance  with  an  adopted  built  form
sustainability policy and related documents. A comprehensive report demonstrating the reductions
detailed above is required to be submitted along with any development application seeking the
height and/or plot ratio bonuses.

e) In the absence of an adopted policy, developments are to demonstrate a minimum 30% reduction
of energy and water use when compared to the Business as Usual (BAU) scenario for the design
and construction phases of the development (refer to BCA Section J requirements for BAU).

 4.1 Movement, Access and Parking

a) In mixed use development the residential component is to comply with the Residential
Design Codes (SPP7.3 Vol 1 and 2) and the non-residential component is to comply with car
and bike parking requirements of the Scheme.

b) Visitor parking may be provided within road reserves directly in front of the development
site subject to the local government’s approval.

c) On-street publicly available parking directly  in front of  the property can be credited as
parking for non-residential uses. The construction of any car park bay on the street will be
at the developer’s cost.

d) Should on-site and on-street parking be insufficient, the applicant may contribute towards
cash-in-lieu for parking as per the local government’s policy.

e) Open lot car parking is to be minimised, with car parking on larger sites sleeved with active
uses. The use of undercroft parking is supported where practicable.

f) Carpark entrances are to be shared with adjoining properties where possible.

g) Vehicular entry and exit points that are permitted on Sevenoaks Street, future local streets
and rights of way are indicated in Figure 3 to limit any potential conflicts with pedestrian
activity areas and to protect the transport function of Sevenoaks Street.

h) Future local streets and new links are to be provided at the subdivision stage in accordance
with Figure 3. The links are to be accessible at all times.

i. The  public  links  identified within  Figure  3 are  to  have a  minimum width  of  10
metres and are to be developed as a low speed shared vehicle and pedestrian zone
to the satisfaction of the local government.
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ii. The nature and the width of the link between Sevenoaks Street and Mallard Way is
indicative and its details will be determined by the local government. 

iii. Interim  solutions  such  as  temporary  culs-de-sac  may  be  constructed  before  all
future links are fully built.

 4.2 Open Space

a) Provision of Public Open Space (POS) – Some sites within the LSP area are required to
contribute  5%  of  the  land  area  as  Public  Open  Space  on  the  ground.  An  indicative
placement of Public Open Space is outlined in Figure 3.

b) If no part of the owner’s land is shown as public open space on Figure 3, the owner is to
provide Communal Open Space as per the requirements of the Residential Design Codes
(SPP 7.3 Vol 1 and 2).

 4.3 Waste Management

a) For non-residential development or where a development includes 10 or more dwellings, a
specialist  waste  management  plan  is  to  be  provided  to  the  satisfaction  of  the  local
government.

b) Refuse collection vehicles must be able to drive in and out in forward gear where on-site
servicing is proposed.

c) Where  a  development  includes  10  or  more  dwellings,  general  waste  disposal  is  to  be
provided  via  a  1100  litre  or  660  litre  shared  bin.  Provision  for  additional  bins  will  be
mandatory based on the number of dwellings.

 4.4 Drainage

a) It is the proponent’s responsibility to undertake the necessary reviews, assessments and
modelling to demonstrate that the proposed development will manage small, minor and
major rainfall events, to the satisfaction of the Local government. Stormwater Management
shall  be in accordance with the Stormwater Management Manual for Western Australia
and National Construction Code of Australia.

i. Roads and public open spaces are to be designed to cater for the surface overflow
for 1 in 100 year storm events.

ii. The post-development critical one-year average recurrence interval peak flow and
volume  is  required  to  be  equal  to  or  less  than  pre-development  flows  at  the
discharge points of all plan and/or development areas.

iii. The peak stormwater runoff from the site is not to exceed the peak runoff from the
site prior to development.

iv. Runoff  from  events  are  to  be  managed  in  accordance  with  the  agreed  post-
development scenario, to the serviceability requirements of Australian Rainfall and
Runoff (Engineers Australia, 2001) for minor/major system, when:

• greater than the one in one year average recurrence interval event;

• up to the five year average recurrence interval event in residential areas; and

• 10 year average recurrence interval event in commercial/industrial areas.

v. Rainwater is to be collected and stored for controlled release and preferably for re-
use (as irrigation, toilet flushing or other non-potable use).  Harvested stormwater
from  impervious  areas  (excess  roof  water,  paved  areas  and  roads)  to  recharge
superficial aquifers where appropriate, is encouraged (subject to approvals).
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vi. All  flows  from  constructed  impervious  surfaces  and  from  subsoil  drains  are  to
receive treatment prior to infiltration or discharge, for example through bio filters
or rain gardens.

b) Many development sites within the LSP area are not suitable for disposal of storm water via
infiltration. Where infiltration is not-suitable, the local government will allow a connection
into the local drainage network providing:

i. Some development sites require payment for Drainage Headworks prior to the local
government approving a connection.

ii. If an overland flow path is provided, internal detention/retention capacity shall be
designed for a 5% annual exceedance probability (AEP) rainfall  event,  otherwise
internal detention/retention capacity shall be designed for a 1% AEP rainfall event. 

iii. All connections must be designed to restrict peak discharge.
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 5 Acceptable development for the Railway Core Precinct

Table 4: Key development provisions for developments in the Railway Core Precinct

Key development provisions for developments in the Railway Core Precinct

Preferred ground floor land
use
(could  be  extended  to
upper floors)

All buildings in the Railway Core Precinct are to provide for an activated
ground floor use. Cafes and shop activities are to be located at the front
of buildings to activate the street frontage.

Required setbacks

Nil  front setback (to primary and secondary streets)  on ground floor up to a
height of 9.0 metres. Parts of the building above a height of 9.0 metres are to
be stepped back by a minimum of 3.0 metres. ** 
Nil side setbacks on the ground floor unless required for access.

Height 
Minimum 9.0 metres (3 storeys)
Maximum 15 metres*
Maximum 18 metres for Corner Elements

Residential Plot Ratio
Minimum 0.8
Maximum 2*

Ground  floor  to  ceiling
height

Minimum of 3.5 metres.

* In accordance with subclause 4(d), the local government will consider variations of plot ratio,
height and car parking requirements for developments that demonstrate compliance with an
adopted built form sustainability policy and related documents. 

** Where a development site is situated in close proximity to existing power lines, the developers
are to liaise with Western Power to obtain approval with regards to proposed setbacks. In that
case, 2nd and 3rd storeys could be stepped back from the boundary.
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 5.1 Landmark and Gateway Sites

a) Development  on  landmark  corners  as  identified  on  Figure  3 is  to  be  designed  and
constructed in a manner that recognises the strategic location of the identified site, by
having distinctive architectural expression through one or more of the following features:

• Additional height on the Corner Element (as per Table 4);

• Unique geometric or volumetric design;

• Architectural feature elements such as enhanced vertical articulation or modulation;

• Additional windows;

• Decorative windows, variety in building material and corner entrances to create a
focal point and landmark;

• Enhanced palette of materials and textures; and

• Major openings and balconies.

b) Specific sites on Railway Parade and Sevenoaks Street – Developments are to incorporate
a diverse and interactive facade as well as weather protection suitable for a neighbourhood
commercial centre in the form of awnings to encourage pedestrian movement in the area.
These  developments  are  to  facilitate  a  casual  and  relaxed  experience  that  supports
pedestrians  and  provides  strong  delineation  between  the  carriageway  and  kerb  side
activity. Development design of the landmark sites is to have good landmark articulation
and accommodate interaction between the building occupant and the pedestrians on the
street. 

c) Old library site (164 Railway Parade and 145-149 George Street) – the site represents an
opportunity  for  a  development  to  enhance the area adjacent  to  the train  station.  The
development on this site is to become a design icon in the neighbourhood, integrated with
the drainage basin next to it which is to be enhanced as a landscaped feature. An activated
ground floor is to connect the train station to the drainage basin.

 5.2 Density

Within the Railway Core Precinct, multiple dwelling developments are to have a minimum density
of R60 and a maximum residential density of R160 in accordance with Figure 2. This includes the
residential components within mixed use development. Single houses and grouped dwellings are
not supported.

 5.3 Built Form

a) Building Setbacks

i. For developments along Railway Parade and Sevenoaks Street,  the building may
include a recess from the street boundary for alfresco dining areas. 

ii. For  Sevenoaks  Street,  the alfresco dining  area may spill  on to  the street  if  not
interrupting pathways along footpaths for pedestrians. 

b) Verandahs and Awnings

i. All balconies along Active Frontages are to be constructed within the lot boundary. 

ii. Awnings are to be of high quality architecture, integrated with the design of the
building, and provide a unifying element within the streetscape.

iii. Awnings are to be provided with:
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• A minimum clearance of 3.2 metres;

• A depth of 2.5 metres cantilevered over the footpath; 

• A minimum 2.7 metre clearance to structures, signage and lighting, and

• 1 metre clearance from street trees trunks if necessary.

Figure 4: Awning

iv. Stepped awnings for design articulation or to accommodate sloping streets are to
have a maximum of 0.7 metre differential.

v. Awnings are not to be supported by pillars located outside of the lot boundary.
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 6 Acceptable Development outside the Railway Core Precinct

Table 5: Key development provisions for developments in the Railway Frame and Residential A and B
Precincts

Key Development
Provisions

Railway Frame Residential Precinct A Residential Precinct B

Preferred  ground
floor land use
(could  be  extended
to upper floors)

Non-activated.  Residential  at  ground floor  must  address  the  street  through
visually  permeable  fencing,  passive  surveillance,  open  courtyards  and
communal areas.

Required setbacks

Front setbacks to primary
and  secondary  streets
are to be a maximum of
4 metres. **

Front setbacks to primary and secondary streets are
to be a minimum of 2 metres and a maximum of 4
metres. **

Height
Minimum 6.0 metres 
(2 storeys)
Maximum 12.0 metres*

Minimum 6.0 metres 
(2 storeys)
Maximum 9.0 metres*

Residential Plot Ratio
Minimum 0.6
Maximum 1.0*

Minimum N/A
Maximum 0.8*

* In accordance with subclause 4(d), the local government will consider variations of plot ratio,
height and car parking requirements for developments that demonstrate compliance with an
adopted built form sustainability policy and related documents. 

** Where a development site is situated in close proximity to existing power lines, the developers
are to liaise with Western Power to obtain approval with regards to proposed setbacks. In that
case, 2nd and 3rd storeys could be stepped back from the boundary.

 6.1 Density

a) Within the Railway Frame Precinct, multiple dwelling developments are to have a minimum
density of  R40 and a maximum residential density of  R80. This  includes the residential
components within mixed use development. Single houses and grouped dwellings are not
supported.

b) Within the Residential Precinct A, the maximum densities are as follows:

• R40 for single and grouped dwelling development; and 

• R60 for multiple dwelling development.

c) Within the Residential Precinct B, the maximum densities are as follows:

• R30 for single and grouped dwelling development; and

• R60 for multiple dwelling development.
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 6.2 Built Form

Finished floor levels: A residential property should be built above road level sufficient to allow for
water to drain from the residential property to the road except in the case of properties in a
depression in the road where they should be built 300mm above the crown of the road.  Where
the  developers  consider  this  impractical  they  should  submit  an  application  to  the  local
government explaining the reasons why and what is being proposed to manage drainage.

 6.3 Local Development Plan (LDP)

a) The  local  government  will  not  support  subdivision  or  approve  development  within
landholdings marked in Figure 5 unless a Local Development Plan has been prepared and
adopted pursuant to Part 6 of the Deemed Provisions. 

b) A LDP can be prepared for each lot individually or as a joint LDP. 

c) In preparing a LDP, the following aspects are to be addressed:

i. consolidation and/or subdivision of land;

ii. building envelopes;

iii. distribution of land uses within a lot;

iv. public and private open space;

v. services;

vi. vehicular access, parking, loading and unloading areas, storage yards and rubbish

vii. collection closures;

viii. the location, orientation and design of buildings and the space between buildings;

ix. landscaping, finished site levels and drainage;

x. protection of sites of heritage, conservation or environmental significance;

xi. special development controls and guidelines; and

xii. other information considered relevant by the local government.
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Figure 5: Landholdings requiring a LDP

 6.4 Single Houses and Grouped Dwellings Design Requirements

SPP7.3 applies except where varied by this Plan the requirements below apply to all precincts. 

a) Subdivision Layout

i. Design subdivision layout so that future living areas are north facing and garages do
not block solar access to the dwelling.

ii. Design subdivisions so that dwellings are oriented towards public open space with
pedestrian access from public open space.
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Figure 6: Optimise northern aspect for outdoor living areas, not access 

Source: Canning Good Design Guide

b) Boundary walls 

Multiple boundary walls will be supported if it achieves one of the following:

• more or larger living spaces facing North

• larger front and back open areas

• less non-usable side setback

• no impact on adjoining properties

• enhanced streetscape

c) Corner Lots

Dwellings are to respond to both frontages through the inclusion of one of the following:

• porches, verandahs or wrap-around verandahs

• windows overlooking primary and secondary streets

d) Materials

Developments are to:

• Use light coloured roofs
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• Demonstrate articulations through the use of varied building depth, mix of materials
and verandahs provides articulation

Figure 7: Use of varied building depth, mix of materials and verandahs provides articulation to 
front facades 

Source: Canning Good Design Guide.

e) Energy Efficient Design Principles

Developments are to incorporate at least one significant energy efficiency initiative within the
development  that  exceeds minimum practice.  Examples of  energy  efficient initiatives that
exceed current minimum practice are provided below. Applicants are encouraged to propose
other  innovative  solutions  where  supported  by  evidence  demonstrating  how  minimum
practice is exceeded:

i. ceiling fans to all habitable rooms
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ii. hot water systems that have greater energy efficiency than electric storage units

iii. use of a solar photovoltaic system

iv. Water wise approved landscaping treatments.
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 7 Non-residential Development Requirements

Additionally to the precinct specific requirements, the requirements below apply to all precincts for all
non-residential  developments.  Non-residential  development  applications  are  to  comply  with  the
following requirements:

 7.1 Site analysis and design response

a) A written and illustrated site analysis should be provided that demonstrates how the design
response is informed by the site analysis and responds to surrounding context.

b) The key elements of a site analysis include: 

• Location plan – showing the broad community context including access to transport,
employment, schools, shopping and services. This may include aerial photography. 

• Local  context  plan  showing  the  features,  attributes  and  character  of  the
neighbourhood 

• Site  survey  plan  showing  detailed  site  features  including  topography,  vegetation,
services and existing development.

• Streetscape (photos and key features). 

• For  significant  development,  three-dimensional  modelling  of  the  built  form  is
required.

• The level of detail should be appropriate for the complexity of the site and the scale
and  impact  of  the  proposed  development.  Early  discussions  with  the  local
government  may assist  in  identifying  relevant  matters,  specific  requirements  and
acceptable responses.

 7.2 Orientation

a) The street frontage of a development plays a role in defining the form and character of the
street and should be sited and oriented accordingly. Development also contributes to the
activation and surveillance of adjacent streets and should provide passive surveillance of
the street and incorporate clear entries from the street to the extent possible. 

b) Configure the building plan to optimise solar access within the development, by maximising
living and open space areas that have a northerly orientation. On sites that do not have
good northern access, solar access to individual spaces may be improved through building
articulation and use of courtyards. 

c) The impact of development on solar access to properties located to the south is  to be
considered. Measures such as increasing the setback of upper levels, breaking up building
mass and orienting the development at right angles to the adjoining boundary may assist in
improving  solar  access  for  neighbouring  sites.  In  considering  overshadowing  of
neighbouring properties priority should be given to achieving acceptable solar access to
living rooms, outdoor living spaces and solar collectors.

 7.3 Tree canopy and deep soil areas

a) Existing trees on the site that meet the criteria below are to be retained: 

• healthy specimens with ongoing viability AND 

• species is not included on a State or local area weed register AND 

• height of at least 4m AND/OR 
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• trunk diameter of at least 160mm, measured 1m from the ground AND/OR 

• average canopy diameter of at least 4m. 

b) The removal of existing trees that meet any of the criteria at A3.3.1 is supported by an
arboriculture report. 

c) The development is sited and planned to have no detrimental impacts on, and to minimise
canopy loss of adjoining trees. 

d) Deep soil  areas are provided in accordance with  Table 6. Deep soil  areas are to be co-
located with existing trees for retention and/or adjoining trees, or alternatively provided in
a location that is conducive to tree growth and suitable for communal open space. 

e) Landscaping  is  to  include  existing  and  new  trees  with  shade  producing  canopies  in
accordance with Table 7 and Figure 8.

f) The extent of permeable paving or decking within a deep soil area does not exceed 20 per
cent of its area and does not inhibit the planting and growth of trees. 

g) Where the required deep soil areas cannot be provided due to site restrictions, planting on
structure with an area equivalent to two times the shortfall in deep soil area provision is
provided.

Table 6: Minimum deep soil area and tree provision requirements

Site Area Minimum deep soil area Minimum requirement for trees

Less than 700m2

10%
OR
7% if existing tree(s)
retained on site
(% site area)

1 medium tree and small trees to suit 
area

700 – 1,000m2

2 medium trees
OR
1 large tree and small trees to suit area

More than 1,000m2

1 large tree and 1 medium tree for each 
additional 400m2 in excess of 1000m2

OR
1 large tree for each additional 900m2 in
excess of 1000m2 and small trees to suit 
area

Table 7: Tree Sizes

Tree size

Indicative 
canopy 
diameter 
at 
maturity

Nominal
height at
maturity

Required
DSA per 
tree

Recommended
minimum DSA 
width

Minimum DSA width 
where additional 
rootable soil zone (RSZ) 
width provided1 (min 
1m depth)

Indicative
pot size 
at 
planting

Small 4-6m 4-8m 9m2 2m 1m (DSA) + 1m (RSZ) 100L

Medium 6-9m 8-12m 36m2 3m 2m (DSA) + 1m (RSZ) 200L

Large >9m >12m 64m2 6m 4.5m (DSA) + 1.5m (RSZ) 500L

*DSA = Deep Soil Area
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 7.4 Public domain interface

a) Key components to consider when designing the interface with the public domain include
entries, private terraces or balconies, fences and walls, changes in level, services locations
and planting. These elements need to balance the requirement for passive surveillance
with visual privacy. The design of these elements can influence the real or perceived safety
and security of users, promote opportunities for social interaction and enhance the street
appeal of the development. 

b) To  improve  passive  surveillance,  promote  street  setbacks  which  enable  a  person  on  a
balcony or at a window to easily see the street. 

c) Ground  floor  uses  should  complement  the  intended  streetscape,  balancing  retail,
commercial and residential elements, and avoiding excessive vehicle and service elements
or blank walls. The visual prominence of underground car park vents should be minimised
and located at a low level where possible. 

d) Direct street entry to terraces, balconies and ground floor tenancies is desirable where it
can be achieved. Building entries should be readily identifiable and designed for universal
access.  Where  there  are  entries  utilise  architectural  detailing,  materials,  colours  and
landscape treatments to differentiate the entries and improve legibility for residents and
visitors. 

e) Services such as fire utilities,  rubbish collection areas and mailboxes should be easy to
locate without being visually prominent through careful integration into the overall design
of the development. Mail boxes should be located in lobbies perpendicular to the street
alignment or integrated into front fences where individual street entries are provided.

f) Blank walls facing the street frontage should be avoided wherever possible. Blank walls can
be broken up with entries, open screens, fencing, landscaping and other elements that
provide greater visual interest when viewed from the street.

g) Where development adjoins public parks, open space or bushland, the design positively
addresses this interface. Potential design solutions include: 

• direct street access, pedestrian paths and clearly defined building entries 

• paths, low fences and planting that clearly delineate between communal and private
open space and the adjoining public open space minimising the use of blank walls,
solid fences and ground level parking.

 7.5 Pedestrian access and entries

a) Primary entries to the site and building(s) should be clearly identifiable from the street. 

• For taller developments, a clearly defined and visible lobby or waiting area should be
provided to lifts and stairs 

• On sites with a narrow street frontage, consider a primary street address with clear
sightlines and pathways to secondary building entries 

• Where there are multiple entries, consider design treatments that provide a clear
visual hierarchy to distinguish and identify communal entries from private entries,
residential entries from non-residential activities and pedestrian entries from vehicle 

• Design solutions might include awnings, architectural detailing, materials, colour and
landscape treatments.
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b) The design of entries should incorporate CPTED principles. Direct, clearly visible and well lit
access is required from the street entry to common circulation areas. Consider lighting and
design elements that ensure entries are legible and safe to access at night. 

c) Entries  shall  be  designed in  accordance with  universal  design principles.  The design of
ground floors and car parks should minimise level changes along pathways and at entries. It
is often preferable for the entrance to be at street level and the level transitions to occur
within the building. Where required, integrate ramps and steps into the overall building
and landscape design.

d) Pedestrian and vehicle  paths  should  be  separated wherever  possible,  with  pedestrians
given priority over vehicles. Where pedestrian entry is via a shared vehicle space, consider
using measures such as a pedestrian gate, differentiated surface, lighting and/ or signage to
provide a distinct pedestrian entry. 

e) Where security gates are used, consider providing a set-back from the footpath to allow
space for a pedestrian to stand while opening the gate without blocking the footpath.

 7.6 Vehicle Access

a) Good design can reduce the visual impact of vehicle access at the street frontage. Consider:

• providing access from a secondary street where possible 

• keeping the width to  a  minimum and avoiding  vehicle standing areas within the
street setback 

• in built passing points but not the full driveway length 

• positioning ramps, gates and roller doors behind the main building frontage 

• selecting materials and colours that identify the access point while integrating with
the built form and streetscape 

• minimising voids in the building façade through the use of doors or gates at entries
or returning the façade detailing along exposed sides/ interior of driveways 

• concealing building services, pipes and ducts within visible parking areas. 

b) Locate and design vehicle access to minimise impacts on pedestrians, in particular ensuring
that vehicles exiting the site have adequate visibility of oncoming pedestrians, cyclists and
vehicles.

 7.7 Car and bicycle parking

a) Car parking areas are not located within the street setback and are not visually prominent
from the street.

b) Parking shade structures, where used, integrate with and complement the overall building
design and site aesthetics and have a low reflectance to avoid glare into apartments. 

c) Uncovered at-grade parking is planted with trees at a minimum rate of one tree per four
bays.

 7.8 Circulation and common spaces

a) Good design can greatly enhance the amenity of circulation and common spaces. Consider
design solutions such as: 

• maximising  daylight and natural  ventilation to circulation and common spaces to
improve amenity and thermal performance, and reduce operational costs 

• incorporating additional width or height in corridors and at entry lobbies, lifts and
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dwelling  entries  to  create  a  sense of  spaciousness  and enable  the movement  of
furnishings and bulky goods, for instance, the width of lift landings should exceed the
depth of the lift car 

• providing seating in foyers and other breakout spaces within circulation and common
spaces 

• where external galleries are provided, making these more open than closed above
the balustrade 

• using  materials,  colours  and  lighting  that  create  an  attractive  and  welcoming
environment.

 7.9 Facade design

a) Façade design includes: 

• scaling, articulation, materiality and detailing at lower levels that reflect the scale,
character and function of the public realm 

• rhythm and visual interest achieved by a combination of building articulation, the
composition of different elements and changes in texture, material and colour. 

b) The façade includes design elements that relate to key datum lines of adjacent buildings
through upper level setbacks, parapets, cornices, awnings or colonnade heights. 

c) Building services fixtures are integrated in the design of the façade and are not visually
intrusive from the public realm. 

d) Development with a primary setback of 1m or less to the street includes awnings that: 

• define and provide weather protection to entries 

• are integrated into the façade design 

• are consistent with the streetscape character.

 7.10 Roof design

a) The  roof  form  or  top  of  building  is  to  complement  the  façade  design  and  desired
streetscape character. 

b) Design solutions to achieve a roof design that complements the façade and streetscape can
include: 

• prominent elements at the street frontage and/or corners 

• skillion or very low pitch hipped roofs 

• reducing roof height and mass through the use of smaller elements 

• use of generous eaves and overhangs that assist with shading 

• roof form and/or materials that complement adjacent buildings 

• concealed roofs. 

c) Building  services located on the roof  are not visually  obtrusive  when viewed from the
street.

 7.11 Landscape design

a) Landscape design should be environmentally sustainable, considering local environmental
conditions and constraints. Development is to provide: 
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• diverse and appropriate plant selection, preferencing the use of native or endemic
species or non-invasive, Waterwise plants 

• minimising the use of turf unless sustainable water harvesting and reuse systems are
used 

• vegetated stormwater management systems and passively irrigated gardens 

• space and equipment for composting 

• use  of  sub-surface  irrigation  and  irrigation  systems  with  rain  and  soil  moisture
sensors 

• opportunities to harvest and re-use rainwater collected and stored on-site 

• maximising  the  use  of  permeable  surfaces  to  allow infiltration  of  rainwater  and
irrigation 

• eco-zoning and hydro-zoning to minimise irrigation needs 

• water  efficient  garden  beds  for  residents  to  plant  vegetables  and  herbs.  Food
production  areas  can  require  specific  micro-climate,  soil  and  maintenance
requirements, so ensure that the type of garden.

 7.12 Utilities

a) Utilities, such as distribution boxes, power and water meters are integrated into design of
buildings and landscape so that they are not visually obtrusive from the street or open
space within the development.

b) Utilities that must be located within the front setback, adjacent to the building entry or on
visible parts of the roof are integrated into the design of the building, landscape and/or
fencing such that they are accessible for servicing requirements but not visually obtrusive. 

c) Hot water units, air-conditioning condenser units, clotheslines are located such that they
can be safely maintained, are not visually obtrusive from the street and do not impact on
functionality of outdoor living areas or internal storage.

 7.13 Passive Design and Thermal Comfort

All non-residential developments are to comply with ‘Thermal Comfort’ requirements outlined
below under ‘Natural Light’, and ‘Natural Ventilation’.

a) Natural Light: Have good orientation to allow for winter sun and minimise uncontrolled
summer sun.

b) Natural Ventilation

i. To lessen energy consumption, design is to use natural ventilation to reduce the
need for air conditioning. This can be done by including operable windows or hybrid
air conditioning systems.

• Operable windows can be regulated by users to take advantage of the wind
from May to October. 

• Hybrid ventilation systems combine use of mechanical and air conditioning
systems. These systems enable the use of the existing potential of passive
technology, within its limitations, and still maintain thermal comfort during
periods when it is not sufficient. 

ii. In  office  buildings,  hot  air  is  to  be  removed  by  operable  windows  at  night  or
controlled extraction.
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 7.14 Flexible Design / Adaptability

All  buildings  have  to  be  designed  for  adaptability,  which  means  the  capacity  of  buildings  to
accommodate  substantial  change.  A  building  that  is  more  adaptable  will  be  utilized  more
efficiently, and stay in service longer, because it can respond to changes at a lower cost. A longer
and more efficient service life for the building may, in turn, translate into improved environmental
performance over the lifecycle. An application is to demonstrate at least one of the alternatives
below:

a) Flexibility on enabling minor shifts in space planning; 

b) Convertibility in allowing for changes in use within the building; and 

c) Expandability,  (alternatively  ability  to  shrink)  in  facilitating additions to  the quantity  of
space in a building.

 7.15 Qualification for Bonus

An incentive-based ‘Bonus’ strategy applies to this Plan whereby additional height is awarded for
developments that deliver above the mandated standard. Developments which meet one of the
following Energy Efficiency criteria may seek 25% additional height:

a) Incorporate at two sustainability design considerations listed in subclause 7.16; or

b) Proponents  are  also encouraged to submit  proposals  and draw the local  government’s
attention to what they believe are worthy of bonus that are not mentioned specifically in
the document such as ‘design excellence’ or a ‘green wall’. This is likely to be assessed by
the Design Review Panel.

 7.16 Sustainability Considerations

The following  Energy Production,  Control  and Water  Consumption design considerations are
encouraged: 

• Integrate hot water and solar photovoltaic technological systems. 

• Incorporate  energy  recovery  and  storage  such  as  tri-  or  co-generation  and  centralised
cooling, heating and power.

• Energy  management  systems  that  enable  load  sharing  between  different  uses  and/or
groups of buildings.

• Masonry adjustments through reverse brick veneer.

• Use of waste material cement-substitutes.

• Use alterative low energy finishes.

• Recycle and re-use of demolition and construction materials.

• Integrated building automation systems with IT infrastructure, such as: sensors, controls
and Smart Controls to control loads based on occupancy, schedule and/or the availability of
natural resources such as daylighting and natural ventilation. 

• When the proposal demonstrates exceptional water management and conservation and a
significant reduction in mains water use.

• Incorporate highest possible rating fixtures to reduce electricity consumption.
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