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Background and Comments

Max Hipkins

We are here tonight not because someone stuffegrare here tonight because when the
City of Nedlands reviewed its 20 year old Town Riag Scheme (TPS) No. 2 and
submitted its new TPS No. 3 to State Governmemtag told the new scheme had to
incorporate higher residential densities.

The process of reviewing the existing scheme aadgring a new one has been going on for
over 10 years. It started in earnest in 1997 whemed the City Administration as

Executive Manager Environmental Services, resptam$i the planning and development
control functions.

The process of reviewing a TPS and preparing aorns governed by tH&lanning and
Development Act 2008nd theTown Planning Regulations 196 Broadly, the steps are:

Advertise the intention to prepare a TPS or amemiime

Conduct required surveys/studies/research

Council prepares and adopts a draft scheme texinaps; forwarded to the Western
Australian Planning Commission (WAPC)

If draft scheme is approved, itaslvertised for public comments

Submissions are assessed and scheme amendedsgargcéorwarded to the WAPC
If approved, scheme returned to Council for foraddption

Minister signs off

Scheme becomes law on printing in the GovernmenetEa

It should be emphasized the only legal requirerfmm€ouncil to consult people &fter
adoption of a draft scheme or amendment. We havesached that stage yet. So Council
should be commended for conducting this informalscdtation.

When | was at the City of Nedlands, in conjunctrath the new TPS | supervised a Housing
Density Strategy and conducted workshops to aséterets and ratepayers what they wanted
for their areas. Dalkeith workshops were held BPNSS and the Dalkeith Bowling Club.
Although there was some talk, even then, abouaigaiility and increasing densities, most
people liked the area as it was. They wanted #raiironment protected, particularly
privacy, with very little change.

My recommendation to Council was that the only ¢eatihat was needed was a height limit
for buildings, to prevent overlooking and proteatacy. This was accepted and TPS No. 2
was amended to specify a maximum of two storeysesidential buildings and three storeys
for all other uses, excluding car parking. Alsoxmaum wall and overall building heights
were specified. These controls apply throughoeivthole City of Nedlands, including
Waratah Avenue.



Three storeys plus car parking, effectively foarsys, was intended to accommodate
Stirling Highway and Broadway office buildings. Mawould say this is excessive for
Waratah Avenue and a reduced height was intendkd,thut these are the controls that
apply at present.

| left the City of Nedlands in 2000, shortly befahe State Government changed. On my
departure moves were begun to rezone Alexander Raxdld of Waratah to allow two
houses on each block, where previously only onepgasitted. The change was finalised
in the Government Gazette in May 2002. This raesqukctations in other areas to do the
same, particularly in Waratah Avenue between AleeaiRoad and Robert Street.

The push for higher densities received a boost thighGovernment’s Network City
framework in September 2004, which planned a “vibrenore compact, sustainable city,
based on activity hubs and public transport corgtio
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This was too late to influence a studyAllerdingBurgesof Design Guidelines for Dalkeith
Village that had already begun and was completd2eicember 2005, but it did have a
significant impact on the next Urban Design stuatyd larger Dalkeith Precinct §oltasz

Smith completed in June 2007.



Phase 1 - Urban Design Study June 2007

This work was based on the Waratah Avenue bus rbatka central activity hub at the
intersection of Alexander Road and Waratah Avemekused the same buzzwords as the
State government’s Network City report — “vibrariSustainable” and “housing options” —
code for higher density. The vision statement \t@provide a vibrant, pedestrian friendly
destination, offering a diverse range of housingays and services not only to the local
residents but to the wider population in an innox@and sustainable manner”.

The process as the consultant saw it was quitelsimp

Phase 1 — Urban Design and Planning Study
Phase 2 — Built Form Design Guidelines
Phase 3 — Incorporation into Scheme Text

Incorporation into the Scheme Text is when it beeshaw.

It was only in December 2007, when Council reled3edse 2 — Built Form Design
Guidelines, when people started saying: “Hang oroenent, the next step is for this to
become law. Is this what we really want? Do wadlyavant a much bigger commercial
centre in Waratah Avenue, “not only for local resits but the wider population”? Do we
want the extra traffic likely to impact on all tereets of Nedlands and Dalkeith? How
much traffic will there be? How will the populatiehange? What is the impact on the
environment? For a Council so particular abouéssiag house plans for overlooking, how
can five storeys be proposed? Can the extra eetdicommercial floor space be justified,
particularly with the expansion of Claremont andbi&ao currently taking place? Is there
enough capacity in the power and sewer networksipport this scale of redevelopment?
There is no answer to these questions becausegbarch work has not been done.



Phase 2 - Built Form Design Guidelines August 2007
Housing Diversity Detailed Development Areas

Let’s look at exactly what is proposed — nothingsléhan demolition and redevelopment of
all existing buildings in Waratah Avenue and Gea&atescent between Adelma Road and
Robert Street and of Circe Circle facing Dalkeitinfary School. Projects of this scale have
been attempted in East Perth and Subiaco, whe@®dliernment assumed control of old
industrial land and there were no or few reside®st here land is privately owned and the
project will be imposed on an existing community.

There are slight variations in built form and pdted land use in 18 Development Areas that
have been identified. What it all means is thaMaratah Avenue between Adelma Road
and Robert Street there will ultimately be boundarppoundary shops and offices on both
sides of the street, covering up to 80 per cemiach block. There are residences above, four
to five storeys high adjoining Adelma, decreasmghiree storeys mid-block, then increasing
to four storeys again at Alexander Road, whichbbeen identified as the new “hub” of the
centre. Three to four storey development contiraliethe way to Robert Street. Often
minimum residential development is specified egr fanits per block and there are bonuses
for multi lot development. There is a maximum 2£&0 square metres per unit for
between 25 and 50 per cent of the units. It isrigbt that occupants in the Western Suburbs
are forced to live in small one-bedroom units. Vihgoing to live in them — Homeswest
tenants? This is social engineering.

The amount of retail and commercial frontage igope®d to increase from 400m at present
to 1700m at ground level. There is a further 8@draffices at first floor level, making a
total of over 2500m of frontage — more than sixesmvhat is there at present!



Hotels, motels and taverns are either permittedismretionary uses in most areas — a
“discretionary use” is one Council may or may nitdva.

Servicing is generally via laneways. EXxisting laags are widened and new ones
introduced, without compensation — land is acquag@ condition of development approval.

Most car parking is assumed to be underground -esioras preferred, at other times
mandatory. Underground parking has many probleffos the developer it is very
expensive, requiring lighting and mechanical vatitih. For users, they cannot see if car
bays are vacant from the street and such placesecansafe.

I would like to make some particular comments alidenelopment Area 14 — Circe Circle
facing Dalkeith Primary School. This is the onfg@awhere commercial and retail uses are
not permitted. Here it is specified that a minimoahtwo units and a maximum of four units
are to be developed. There is a bonus for multidwvelopment, with 10 units being
permitted on two lots. At present there are 12iljahrouses opposite the school, several
having been constructed within the last year or. tKas can walk and ride their bikes to
school in relative safety. It is poor planningéplace this with up to 60 units. There will be
more motor traffic adjoining the school. Also,ldnén don't live in units. Those attending
the school would have to come from further awagppbly driven to school by their
parents. Units are occupied by couples and, isarghy, singles and transients. There are
safety issues associated with transients livinggdae a school.

Artist’'s impression when all blocks redeveloped, loking west

The redevelopment will result in a significant aast in scale with adjoining homes,
resulting in over-shadowing and loss of privacyrroverlooking.

If you happen to own land that is directly affecyedi might think this redevelopment plan is
a good thing because it will increase land valdesould well increase values initially, in
anticipation of more extensive development thab isome, but the first four or five storey



building that is constructed will lower values andut. Very few will benefit; most will
suffer.

People who remain in the area will be living inamstruction site for 20 years or more.

Vibrant Waratah Avenue Dalkeith Village Cerire

I would argue Waratah Avenue is already vibranthws busy coffee shops and a range of
uses, including a hall. It doesn’t need a newvdgtfhub”; it already has a centre, based on
the two- storey Village, with its supermarket, ciiehmewsagent and medical suites. All
other commercial and retail buildings are singteesg, which emphasise space and human
scale, for which Dalkeith is well known. It doesnéed four and five storey buildings to
make it lively. In fact, much of Rokeby Road anayt+Street in the heart of Subiaco are
lined with single storey buildings. In the Subin@re redevelopment area, the most
successful new retail area is a covesijle storeydevelopment, just north of the railway
station. Most of Subiaco’s redevelopment is thateeeys, with ground level car parking.
There are five storey buildings in the redevelopnfeert not in the main shopping area and
even here, there is no underground car parkingariably, car parking occurs either behind
or under buildings, at ground level.

Five storey building, East Perth Impact of fivestoreys, Waratah Avenue

In the East Perth redevelopment area, most busdang two and three storeys high, with car
parking at ground level. Once again, five storajdings are present but not in the main
commercial area and not with underground parking.



Aerial view Waratah Ave, showing trees ({biaco showing absence of trees

Another feature of Dalkeith is its trees and gregndrees soften the landscape; they purify
the air and bring birdlife. This is in completent@st to the Subiaco redevelopment area,
where hard surfaces predominate and large tredsadgo find. It is essential that Dalkeith
maintains its greenery.

The four and five storey buildings with high siver proposed for Waratah Avenue are not
only out of character with Dalkeith but are incorlple with successful human scale
commercial areas.

It has been said that some change is inevitaldé sttme increase in density should be
permitted, for example allowing corner blocks tosbédivided into two, or two blocks to be
resubdivided into three. Allowing two houses aroaner block does permit each house to
have its entrance from a different street, but wittks being generally only 20m wide,
there is little room for a building setback frone tbecondary street. Buildings close to a
street boundary are out of character with the me&re front setback that is a feature of
Dalkeith.

Corner lot subdivision, Princess Road Rebdivision of two lots into three
- no setback — loss of outlook, verge parking angreenery

Resubdividing lots lengthways can allow garagescamngdorts to dominate the street, with
crossovers occupying verges and removing greenawided if access is from a rear
laneway.



Resubdivision in scale with neighbours Resubdivision in Dalkeith character,
but excess of paving retaining ggnery

It is possible, with careful planning, to allow attwhal buildings in sympathy with
neighbours and in harmony with the Dalkeith chamacHowever any change must be
incremental to not attract attention.

The way forward is as follows:

Withdraw the existing redevelopment plan
Undertake the necessary triple bottom line stu@esnomic, social, environmental)

Until studies demonstrate otherwise, confine retad commercial activity in
Waratah Avenue to existing zoned sites

Retain Dalkeith Hall and expand community uses
Maintain single family housing in Circe Circle omgtte Dalkeith Primary School

If there is to be change, it must be incrementalwdionary change, rather than
convulsive change

ALL THE ABOVE MUST BE DONE WITH GENUINE COMMUNITY
CONSULTATION

Max Hipkins
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