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6.0 PROPOSED SCHEME AMENDMENT

This section outlines the proposed scheme amendment, specifying and providing justification for the changes
proposed; both the rezoning of the subject land to the Mixed Use zone and the proposed changes to the Mixed Use
zone provisions, Urban Precinct E provisions and the Zoning Table. It outliines the development concept envisaged
for the subject land to support the amendment. The development concept is outlined in more detail in Part 7.

6.1 Scheme Amendment Proposal

The proposed Scheme Amendment incorporates changes to both the Scheme Maps and the Scheme Text
of Town Planning Scheme No. 3.

The Amendment will rezone Lot 983 Durlacher Street in entirety and a portion of Lot 567 Brede Street from
Residential R30/40 to Mixed Use. The remaining portion of Lot 567 abutting Brede Street will retain its
Residential zoning, but will be recoded to R40.

Changes proposed to the Scheme Text include modification to the Mixed Use zone provisions, specifically
clause 4.17), minor changes to the Urban Precinct E provisions (Clause 4.15), renumbering of Scheme
provisions to rectify an existing anomaly where three separate Scheme Amendments introduced different
provisions with the same Clause number (Clause 4.17) and include the permissibility of the Home Office
use class within the Mixed Use zone on the Zoning Table.

6.2 Purpose of Amendment

The Amendment will predominantly facilitate a significant mixed use development on the subject land. The
site has significant topographic constraints, but also presents a number of opportunities. The Mixed Use
zoning proposed provides sufficient flexibility to allow a range of residential and non-residential uses
capitalising on the site’s location on the edge of the Geraldton City Centre.

It also ensures development provisions and requirements relate specifically to the characteristics and
context of the subject land with detailed, site-specific development guidelines to be approved by Council.

The mixed use development envisaged will incorporate grouped/multiple dwellings; short stay
accommodation, retail and commercial/office uses. The retail, commercialloffice and short stay
accommodation components will be limited to the portion of the site directly adjacent to Durlacher Street in
order to address and benefit from Durlacher Street’s role as a key pedestrian route and gateway to the City
Centre.

The proposed re-coding of the portion to retain the residential zoning will assist with increasing overall
densities by providing opportunity for a variety of lot sizes
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The Amendment will also effect minor changes to the existing Mixed Use zone and Urban Precinct E
provisions and Zoning Table to provide clarity, reduce ambiguity and uncertainty and rectify minor
anomalies in the Scheme text.

6.3 Justification

6.3.1 Development Concept

The evolution of the particular concept for the site has occurred over some time and reflects the
aspirations of the landowners. The concept is outlined in more detail in Part 7 of this report,
however in summary it incorporates a mixed use development with grouped and multiple dwellings,
short stay accommodation units, retail and commercial/office floor space.

The development concept is indicative only. While it represents the format for expected
development of the site, the Mixed Use zone provisions to be introduced, require detailed design
guidelines which ensures that the final land use mix and disposition of development to are
determined at that time.

6.3.2 Response to Site Opportunities and Constraints

The proposed Mixed Use zone and the development concept envisaged for the site are both an
appropriate and an innovative design response to the opportunities and constraints of the site.

Proximity to City Centre

The landholding is a unique property given its significant size within central Geraldton. The site is
within easy walking distance of all parts of the City Centre and its wide array of employment,
commercial, cultural and educational facilities.

The amendment responds to the objectives of the City’s City Centre Planning Policy which
encourages inner city living as a sustainable and desirable lifestyle. This is further articulated in
other strategic planning documents, which emphasise the primacy of the Central Business District.
This amendment is an appropriate response to the site’s locational advantages as it will facilitate a
mix of uses, short stay accommodation and increased residential population on the edge of the City
Centre. This will both enhance and benefit from the level of activity in the City Centre.

Durlacher Street frontage

Durlacher Street is a convergence point of a number of major entry routes into the City Centre, both
for vehicles and pedestrians. Durlacher Street is recognised in the Scheme as a District Distributor
Road. Commercial activity extends along the north western side of Durlacher Street from George
Street up to the northemn boundary of the subject land. There is no constructed footpath along
Durlacher Street at the frontage of the subject land.
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The Mixed Use zoning and the development concept envisaged for the site will extend the existing
commercial use along Durlacher Street. Consistent with the City Centre Planning Policy, it will
provide continuity in ground-level retail/commercial uses along an important pedestrian connection.
It will also facilitate a development which will see the construction of a footpath along the Durlacher
Street frontage of the subject land, improving access and mobility opportunities.

Topography

The final constructed development will be designed to work with and integrate with the slope and to
retain and utilise the slope wherever possible. Effectively, built form is used in lieu of retaining walls
after earthworks. Development will be layered through various finished levels to achieve this. This
avoids the steepest slopes and avoids the extensive use of retaining walls which has occurred
elsewhere on the dune face within the city centre. Whilst retaining will be necessary, this approach
avoids substantial wall height.

A green link along the southern boundary of the site will protect the steep southern face of the dune
on the site. Wherever possible, existing vegetation will be retained on the steep slopes of the dune
face, consistent with the recommendations of the AECOM geotechnical report.

Extensive earthworks will be required to achieve finished levels within this layered form for
development. However during detailed design phase, it will be considered to use excess cut
material from the upper levels to increase the finished levels for the lower gradient areas. It is
expected that the upper level of the plateau will be reduced by approximately 4 to 5 metres in height
to approximately 30m AHD, which is commensurate with the finished level of existing development
on adjoining Lot 6, and similar to the original contour level prior to fill being placed on site
historically. Refer AECOM report attached at Appendix 2.

Indicative concept plans, cross sections and elevation plans (RPS Plan Set, Appendix 4) show how
this could be achieved

The recommendations of the AECOM geotechnical report, cited in Section 3.4.3 of this report, will
guide the development of the land and will also be incorporated, as appropriate, into design
guidelines for the site.

Landscape values and views to and from the site

The development concept proposes a stepped or layered approach to building on the site,
consistent with and sympathetic fo the landform on the site. Significant green spaces are proposed
between each building. These design criteria are addressed in the indicative sketches
demonstrating built form, access and landscaping (Appendix 5) and show how built development
will reflect the natural topography of the site.
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It is proposed to integrate “green roofs” via rooftop landscaping into the development to soften the
visual impact of large roofs on both residents from the higher portions of the site of the development
and on the section of subject land visible from surrounding areas. It is also proposed to use local
wildflower species in the landscaping of the site.

Buildings are to be located and designed so as to maximise and frame the significant views from
the site over the city and port, to the south towards Separation Point and Back Beach, and to the
north and east towards the HMAS Sydney Memorial and the Moresby Range.

Design guidelines that will be required to be adopted will ensure a consistent but innovative
approach to achieving high quality built form and maximise opportunities for access to views from
across the site.

6.3.3 Land Use Mix

The proposed zoning will provide for a range of mixed use development with grouped and multiple
dwellings, short stay accommodation units, retail and commercial/office floor space. The retall,
commercial/office and short stay accommodation components will be limited to the portion of the
site adjacent to Durlacher Street. It is anticipated that buildings on the remainder of the site, will be
limited to residential and accommodation uses.

The floor space limitations of the Mixed Use zone will ensure that retail development on the site is
contained, small in scale and complementary to, rather than to detract from retail provision in the
adjacent City Centre. Short stay accommodation units, which depending on their management
details may fall under the use class of Serviced Apartments or Tourist Accommodation in the
Scheme, will address demand for accommodation in Geraldton adjacent to the City Centre, and will
add to the social and economic vitality of the City Centre.

At the same time, the retalil, office and short stay accommodation uses, along with the grouped and
multiple dwellings proposed, will form an appropriate interface between the more intensive uses in
the City Centre and lower density residential areas to the east. The non-residential uses proposed
will be compatible with adjacent residential uses both within the site and on surrounding land.

The provision of retail and commercial/office use at ground-level along Durlacher Street represents
an extension of existing use along Durlacher Street from George Street, and will also improve the
streetscape value and pedestrian environment on a major entry route to the City Centre, consistent
with objectives of the Mixed Use zone and the City Centre Planning Policy.

The retention of the residential zoning over the balance of the landholing but re-coding

6.3.4 Services
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A full complement of urban services for residential and commercial development is available to the
site.

Refer to AECOM Engineering Services Report at Appendix 2.

It is proposed to relocate the water main that currently traverses the site from Brede Street to
Durlacher Street via an easement on the lot. The water main is expected to be relocated via
existing road reserves to re-connect at Durlacher Street.

6.3.5 Vehicular and Pedestrian Access

Vehicular access to the site and the various land uses will be via the separate street frontages.
Detailed design will assist in overcoming existing limitations for access, and assist with improved
traffic management along Durlacher Street between the Waldeck and Maitland Street intersections.

Sufficient car parking (including visitor) can be provided on-site for all commercial and short stay
accommodation uses fronting Durlacher Street. It is anticipates that some or all of this car parking
will be in the form of undercroft parking to maximise use of the site and reduce the visual impact of
extensive areas of open carparking.

The higher portion of the site is expected to have a single point of vehicular access/egress to Brede
Street. Car parking for the residential buildings will be provided in the form of undercroft parking for
those buildings or as garages within grouped dwellings.

Future residential development of the portion fronting Brede Street will be developed in accordance
with the proposed R40 coding. Access to lot and/or dwellings may employ co-located driveways to
reduce the number of vehicular access points to/from Brede Street.

The development facilitated by this amendment will provide for an efficient, safe and interconnected
pedestrian environment. A colonnaded walkway is envisaged along the Durlacher Street frontage
of the development. It is anticipated that internal access between the lower and upper reaches of
the site will be provided by way of constructed pathways and green spaces. It is expected that
public access through the site will be achieved by the provision of open space links. This will
achieve a high level of connectivity between the Brede Street and Durlacher Street frontages.

6.3.6 Development of Design Guidelines

In accordance with the Mixed Use zone provisions in the Scheme, detailed design guidelines will be
required to be prepared and approved by the City prior to any development or subdivision of the
subject land. The design guidelines will comprehensively address all of the matters listed in Clause
4.17.2 of the Scheme:
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height;

plot ratio;

setbacks;

car parking;

land use/s and mix;

heritage considerations;

protection and enhancement of views;
pedestrian access and movement,
landscaping and streetscape;
building materials and colours;
public art and/or facilities; and
desired urban character.

e © ¢ @ © © o © © © o o

In addition to these, design guidelines prepared for the site will specifically address risk mitigation
recommendations from the AECOM geotechnical report and the management of common property
within the development,

Design guidelines are a comprehensive mechanism to consider sire specific opportunities and
constraints and implement various technical recommendations.

6.3.7 Increased Residential Densities

As outlined above, an increased and more varied residential density across the site is consistent
with the policy direction of the state government and the City of Greater Geraldton. The subject
land is very well located for residential development. The subject land is in close proximity to a
wide range of facilities and services. More specifically -

e the land is approximately 1 km from the Geraldton City Centre and its wide range of
employment, facilities and services;

e the land enjoys proximity to passive and active recreation areas/facilities including Maitiand
Park;

e itis close to public and private educational institutions from primary through secondary and
tertiary;

o itis within close proximity to public and private hospitals, and a range of other medical facilities
and services;

e only 1 km from the foreshore/ beach/ Batavia Marina precinct;
only 3 km from the many regional sporting facilities in the Wonthella Sports precinct; and

e it has good existing and future connections to the local and regional road network.

These location advantages compare well with other residential areas where higher density infill
residential development opportunities area available, than may be provided for under the current
zoning.
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A greater diversity in lot size, and increased lot yield overall will service increasing demand within
Geraldton for locations where there is easy access to a range of services, facilities, educational
institutions, recreation opportunities and employment areas. It will allow an increased number of
households to potentially benefit from a location close to such facilities, thus reducing car
dependency and travel demand and increasing walkability. In turn, this promotes a more efficient
and therefore sustainable use of service infrastructure.

It is contended that the residential re-coding proposed by this amendment is consistent with state
and local planning objectives, utilises the excellent locational advantages of the site, and will lead to
a more sustainable use of land available for residential use and service infrastructure.

6.3.8 Changes to Mixed Use Zone Provisions

It is contended that minor changes to the Mixed Use zone provisions are appropriate to provide
clarity and remove perceivedambiguity. Accordingly, this Amendment proposes to:

e Correct a spelling error by changing the word “complimentary” to “complementary” in sub-
clause 4.17.1 (a).

o Clarify that design guidelines for land within the Mixed Use zone may be subsequently
modified, at the discretion of Council.

e Clarify that the 200 m2 Net Lettable Area floor space restriction within the Mixed Use applies to
any individual shop (inclusive of any sub-leases or tenancies), rather than to the total shopping
floor space within an entire lot or area within the Mixed Use zone or the Mixed Use zone as a
whole.

e  Clarify that the restriction of residential use in a mixed use building to floors above ground level
is only applied to individual buildings, rather than to a site within the Mixed Use zone or the
Mixed Use zone as a whole. It is contended that to require non-residential use of the ground
floor of all buildings within the Mixed Use zone would be unduly restrictive. Design guidelines
addressing land use mix can require non-residential use on the ground floor of buildings facing
major streets and pedestrian movement areas.

An error has been brought into Town Planning Scheme No. 3 by way of three separate Scheme
Amendments introducing a Clause 4.17. These Amendments were numbers 32, 42 and 47. This
Amendment proposes to resolve this error and avoid confusion by renumbering the Highway
Commercial zone and Restricted Uses provisions as Clause 4.18 (and 4.18.1 to 4.18.6) and Clause
4.19 respectively.

6.3.9 Changes to Urban Precinct E Provisions
The land subject to this amendment is contained within Urban Precinct E. While it is considered

that the Mixed Use zone is the most appropriate zoning for the subject land and for the
development concept envisaged, there are some areas where the current provisions for Urban
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Precinct E are inconsistent with the provisions for the Mixed Use zone. Accordingly, this
Amendment proposes to modify the Urban Precinct E provisions in Clause 4.15.5 to address these
inconsistencies.

Sub-clause 4.15.5 (i) of the Scheme currently specifies that buildings for Multiple Dwellings will not
be deemed to satisfy the objective of Urban Precinct E - and are presumably prohibited. However,
it is argued that there is nothing necessarily inherent in multiple dwellings that render them
unsuitable for preserving landscape values. It is quite possible for innovative and well designed
multiple dwellings under the auspice of design guidelines, to have a more palatable visual impact
than multi-storey single dwellings or grouped dwellings with no control other than the Residential
Design Codes which do not address design outcomes.

Multiple dwellings are discretionary within the various zones within Urban Precinct E and can be
refused if inconsistent with the objectives of the precinct. It is considered that the other provisions
in Clause 4.15.5 are adequate to ensure appropriate built form and appearance without prohibiting
multiple dwellings.

Multiple Dwellings are a component of the land use mix envisaged for the subject land. It is also
contended that the issues of built form, appearance, materials, solar access, privacy etc will be
addressed by design guidelines specific to this mixed use zone.

On this basis, the Amendment proposes to delete sub-clause 4.15.5 (i) from the Scheme.

Sub-clause 4.15.5 (i) of the Scheme currently specifies that single houses to R30 standards, or
grouped dwellings to R40 standards may be deemed to comply with the Zone objective, subject to
satisfactorily achieving (in Council’s opinion) the performance standards of the clause.

The development concept envisaged for the subject land would however be consistent with R50
standards. It is considered that an R50 density code is appropriate both for the subject site and for
the mixed use zone as a whole, as it enables increased density to take advantage of the inner city
location with its greater walkability and proximity to employment, commercial and cultural uses and
many other facilities. This is more reflective of current planning principles than may have been the
case when the urban precincts were introduced into the town planning scheme historically.

It should also be noted that, for multiple dwellings under the R50 code, there is no change to the
maximum permissible plot ratio or the minimum site open space compared to the R40 coding.

In order to provide clearer guidance on development standards in the Mixed Use zone, and to avoid
potential conflicts between the Urban Precinct E provisions and design guidelines prepared
pursuant to the Mixed Use zone, this Amendment proposes to modify sub-clause 4.15.5 (i) to refer
to achieving “the performance standards of this clause or other standards specified in approved
design guidelines for land within the Mixed Use zone".

66 Chapman Road (Opposite Railway Station) Geraldton WA 6530 = PO Box 1597 Geraldton WA 6531
Telephone: (08) 9965 0550  Fax: (08) 9965 0559  Email: info@landwest.net.au

Landwest Holdings Pty Ltd ~ ABN 43 122 886 748

Land Appraisal | Rezoning/Scheme Amendments | Small & Large Scale Subdivisions | Strata Schemes | Development Applications | Project Management




LANDWEST

URBAN AND RURAL PLANNING CONSULTANTS

City of Greater. Geraldton Town Planning Scheme No 3 Amendment No 66
Prepared for Yugunga-Nya Peoples Trust
Project 11028 v1 July 2012

This Amendment also proposes to include reference to both grouped and muitiple dwellings in this
sub-clause, as sub-clause 4.15.5 (i) is to be deleted.

6.3.10 Changes to Zoning Table

It is proposed to modify the Zoning Table to include Home Office as a permitted (‘P’) use within the
Mixed Use zone, which is precluded at present. It is unusual among recent model scheme text-
based local planning schemes for home office to be included on the zoning table, as it is generally
included in the list of uses that are exempted from requiring planning approval. However, as Town
Planning Scheme No. 3 requires planning approval for a Home Office, but currently prohibits the
use within the Mixed Use zone, it is appropriate to make the use a permitted (‘P’) use within the
zone.

By definition, a Home Office is a home occupation carried out within a dwelling in such a way that it
has no adverse impact and is not apparent to neighbours that any such use was being carried out
at all. It is a use that entails no clients or customers travelling to and from the dwelling, involves no
advertising signs on the premises and no external change to the appearance of the dwelling. As
there is no adverse impact from a home office it is considered pertinent to amend permissibility in
the mixed use zone within a central location.
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