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Draft Residential Design Code Policy

1.0 Introduction

The Residential Design Code Policy has been adopted by the Council to provide
clear strategic direction for the distributional of ‘higher development’ within the City of
Albany.

In developing the policy the Council considered the following criteria:

The importance of reflecting realistic short to mid term demand for
such development.

The need to provide distinct alternatives to existing CBD development
options, rather than encouraging development which could compete
with the town centre.

The potential to take advantage of coastal opportunities and views.
The aspiration to consolidate rather than disperse urban
development.

The need for ‘higher development’ to be sympathetic in terms of
impacts on the natural landscape.

The need to limit the potential impacts of such development on
existing residential areas or views of significance.

The State Coastal Planning Policy (SPP 2.6) and the adopted
amendments to that policy.

Unless specifically dealt with in this policy, or other relevant Council Policies, the
maximum building height of residential development within the city shall comply with
Category B of Table 3 of Clause 3.7.1 of the Residential Design Codes.

2.0 General Principles

The intent of this policy is to encourage development which complies with the
following principles:

* Height: ‘Higher development’ should be ‘mid-rise’ not ‘high rise’ -
Four storeys with, in certain circumstances, a limited component of
five storey development.

* Public benefits: ‘Higher development’ should bring with it public
benefits by way of support to existing activity nodes, the provision of
new facilities and services for the city and/or improvements to the
public domain.

*  Human Scale: The bulk and scale of ‘higher development’ needs to

be actively addressed in the design process to provide articulation
and ensure that a human scale is maintained in such developments

3.0 Policy Areas

This Residential Design Code Policy is highly selective in terms of the areas of
application. These areas can be divided into the following categories and locations:
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Urban or Future Urban Locations
Suburban Centres
Coastal Locations

Situations where, subject to explicit performance criteria, the relaxation of
height provisions could be considered

Each of these categories and locations is dealt with in more detail in the policy
provisions set out below.

4.0 Urban or Future Urban Locations
4.1 AREAS OF APPLICABILITY
The policy areas making up the urban, or future urban, locations comprise:

Middleton Beach
Centennial Park
The Woolstores

4.2 MIDDLETON BEACH

Objectives:

» To create a high quality and vibrant beachside tourist precinct.

* To encourage the provision of a wide range of facilities and services
to serve both visitors and the local community.

» To encourage a more diverse range of housing and tourist
accommodation.

 To establish appropriate height limits for development within the
precinct.

4.2.1 DISTRIBUTION OF LAND USES

The preferred distribution of land uses within the Precinct is indicated on Figure 1
below.
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FIGURE 1: MIDDLETON BEACH FIGURE 2: MIDDLETON BEACH
DISTRIBUTION OF USES BUILDING HEIGHTS
Land Use Aspirations:
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Flinders Parade — ‘The Beach Strip: An active beach front urban edge
comprising restaurants, cafes, tourist accommodation and residential
apartments.

Middleton Road — ‘The Main Street’: An urban street with on street parking,
commercial uses on the ground floor and residential uses above. To include
small shops (deli video rental, etc), tourist related uses, and offices directly
serving the public.

Adelaide Crescent — ‘Local Mixed Use Street: An informal street
incorporating occasional small cafes and other local facility uses.

Garden Street: ‘Residential Edge to the Park’: An intense residential edge to
Eyre Park.

Proposed land uses will be dealt with on their merits based on the relevant provisions
of the Town Planning Scheme. The aspirations set out above are intended to
provide applicants with clear direction in terms of Council's intentions for the area
and to provide guidance to the Council in exercising discretionary powers under the
scheme.

‘Local Mixed Use Street’ ‘Residential Edge to Park’
4.2.2 BUILDING HEIGHTS

Maximum building heights within the Precinct are set out in Figure 2.

While the figures indicated in the Figure represent the maximum number of floors
allowable the specific height requirements are as set out below:
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Two (2) Storeys: As per Category B of Clause 3.7.1 of the Residential
Design Codes.
Three (3) Storeys: As per Category C of Clause 3.7.1 of the
Residential Design Codes.
Four (4) Storeys: Top of External Wall (roof above) - 12 metres
Top of External Wall (roof concealed) - 13 metres
Top of Pitched Roof - 15 metres
Five (5) Storeys: :Top of External Wall (roof above) - 15 metres
Top of External Wall (roof concealed) - 16 metres
Top of Pitched Roof - 18 metres

Variations to the maximum heights will only be considered in the following
circumstances:

Where, in order to articulate the built form and roofscape, heights are
averaged around the maximum height. Such variations shall be
subject to no increase in the number of floors and the demonstration
that the amenity of neighbouring properties will not be adversely
affected.

Where ground floor heights are increased to facilitate commercial use
in mixed use buildings. The maximum increase shall in such cases
be 1 metre.

4.2.3 BUILDING SETBACKS
Front Setbacks

On Middleton Road (between Flinders Parade and Garden Street) and on Adelaide
Crescent (between Flinders Parade and Golf Links Road) front setbacks may be
relaxed to nil where commercial uses are incorporated in a mixed use building.
Setbacks may be relaxed in residential buildings from those required by the
Residential Design Codes to a minimum of 1.5m.

Other than the relaxations set out above setbacks shall comply with the provisions of
the Residential Design Codes.

Side Setbacks
2 Storey Zone — As per the Residential Design Codes
3 Storey Zone — Nil on Middleton Road and Adelaide Crescent

4 and 5 Storey Zone — Nil on Flinders Parage

Other than the relaxations set out above setbacks shall comply with the provisions of
the Residential Design Codes.
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FIGURE 3: MIDDLETON BEACH
NIL SIDE SETBACKS

4.2.4 STREETSCAPES
Active Streetscapes

Buildings shall interact with the public domain. Blank walls, heavy planting, screen
walls, or garages and carports in the front setback area shall be avoided.

The entrance to buildings shall be clearly visible from the street.

Buildings shall have windows overlooking the street to improve passive surveillance
of the public domain.

Front Fences

Front fences above 750mm from natural ground level shall be visually permeable
(minimum 50% open) and masonry piers shall be limited to a maximum height of
1800mm above natural ground level.

Fibre cement and metal sheeting shall not be acceptable materials for front fences.
Retaining Walls

Retaining walls are to be limited in length and height along street frontages

Balconies

Balconies are to be located adjacent to living areas, to be sufficiently large to
promote indoor/outdoor living, and to provide wherever possible surveillance over
the street.

4.2.5 BUILT FORM

Bulk and Scale
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Larger new buildings shall be articulated to break down their perceived bulk and
establish a scale appropriate for the locality when seen from the street.

Council may require the submission of streetscape drawings indicating how new
buildings will integrate into the street.

4.3 CENTENNIAL PARK

Objectives:

To provide a mechanism to manage the orderly transition of land use
within the locality.

To rationalize the use of, and improve the quality of, open space and
sporting facilities in the city.

To broaden the range of housing available within close proximity to
the town centre.

To encourage mixed use and adaptable buildings along Lockyer
Avenue, Sanford Road and Campbell Road.

To assist urban consolidation in close proximity to the city centre.

Land Use Aspirations:

To provide an incentive for the relocation of any remaining heavy
industrial uses to more appropriate locations within the city.

To encourage the provision of housing near the city centre which can
benefit from the amenity provided by the North Road/Centennial Park
recreational areas.

To provide for the expansion of commercial uses along Lockyer
Avenue, Sanford Road and Campbell Road.
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4.3.1 BUILDING HEIGHTS
Generally development will be limited to three stories. Facing onto Centennial Park
four storey development may be considered, subject to compliance with the provision
of solar access to adjoining sites as set out in Clause 3.9.1 of the Residential Design
Codes.
The permitted height of buildings shall be calculated as set out below:
Three (3) Storeys: As per Category C of Clause 3.7.1 of the
Residential Design Codes.
Four (4) Storeys: Top of External Wall (roof above) - 12 metres
Top of External Wall (roof concealed) - 13 metres
Top of Pitched Roof - 15 metres
4.3.2 BUILDING SETBACKS
Nil side setbacks except where side boundary faces a street or access way.
Apart from the side setback provision set out above buildings shall comply with the
provisions of the Residential Design Codes.
4.3.3 BUILT FORM
Articulation and modelling
Development should establish sets of design elements, and materials which break
down the bulk of developments, and provide visual interest through the articulation

and modelling of their built form.

Building elements should be used to add complexity and interest in complementing
the overall design.

Roof Forms

Roof forms shall be articulated to ensure that large expanses of roof are avoided or
effectively screened.

Roof level service structures shall be integrated into the building design and any air
conditioners or other mechanical plant shall be screened from public view.

Windows on Upper Floors
Windows on the upper floors shall facilitate natural surveillance of the public domain.
Balconies and Terraces

In order to assist in the articulation of facades and provide increased surveillance of
streets and Centennial Park balconies and terraces will be encouraged.

Materials
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The external finishes and colour treatment of buildings shall be based on a consistent
palette of light background colours (white/cream/beige/grey) with the possible
inclusion of material and colour highlights.

A variety of materials is encouraged although large expanses of reflective glass are
discouraged.

4.3.4 LOCATION AND STAGING OF RESIDENTIAL DEVELOPM ENT

At present there is the potential for adverse impacts (such as noise, dust, risk, traffic
or negative visual amenity) from existing industrial uses to affect future mixed use
and residential development.

A transition of land uses shall be encouraged, with developments staged to ensure
an appropriate living environment is established for long term residential and mixed
use developments, without curtailing the shorter term operational requirements of
existing industries.

4.4 WOOLSTORES

In conjunction with the rezoning of the site from Industry to Residential land use a
Development Guide Plan should be prepared and endorsed by the Council. In
addition, a plan to undertake any necessary remedial environmental clean up shall
be developed by the proponent and approved by the EPA.

Objectives:

To create an innovative and comprehensively planned urban
development in close proximity to the town centre.

To provide a range of housing options not currently available in
Albany.

To ensure that site planning ameliorates the potential impacts of noise
and vibration associated with road and rail infrastructure in close
proximity to the site.
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To ensure that quality of the public domain is exemplary and full
public access is provided to the waterfront.

To promote limited mixed use development on the waterfront and
facing major public spaces.

4.41 DISTRIBUTION OF LAND USES

Encourage a range of housing and apartment types catering to a diversity of
community needs which could include serviced apartments and a boutique hotel.

To activate the public domain by including a component of mixed use development
which could comprise cafes, a restaurant and limited components of retail and office
use.

Canal development will not be supported on the Woolstores site.

4.4 2 PUBLIC STRUCTURE

Block Layout

Generally a fine grained street block structure would be preferred. An appropriate
range is 70-120 metres deep by 120-220 metres long between street centrelines.

A range of street block sizes and configurations should be provided to promote
variety within the development.

Street Network

The street network shall be legible, fine grained and permeable.

The types of streets and access ways within the precinct shall be broken down into a
recognisable hierarchy such as boulevards, local streets, access ways and parking
areas. Each of the street and access way types shall be dealt with consistently in
terms of materials, finishes, and detail throughout the policy area.

The provision of on street parking will be encouraged, particularly for visitor parking.

Generous provision shall be made for pedestrian and cycle access and movement.

Streetscapes
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The design of streetscapes should achieve a high quality environment balancing the
needs of vehicular, pedestrian and bicycle movement. Passive surveillance of
streets shall be actively encouraged.

Foreshore

Unrestricted public access to the foreshore shall be maintained, and a generous and
high legible public walkway should be established along the waterfront.

Public places

Public places shall be landscaped to provide ‘green’ relief from the built fabric and
shall include seating, shade etc to facilitate their regular use by local residents and
visitors.

Landscaping

Urban landscaping should be integrated into the public domain comprising the
foreshore areas, major public spaces, streets, access ways and parking areas.

Subdivision

The subdivision of land shall be staged to limit the impact of ongoing construction on
residents already living in completed stages.

4.4 3 BUILDING HEIGHTS
Generally the height of development will be limited to three storeys.

Fronting the public domain (major streets, parks, the waterfront etc) four storey
development will be supported to a maximum footprint of 10% of the total area of the
policy area.

A limited amount of five storey development may be included to highlight ‘special’
places (important corners and the end of vistas) and articulate the urban form. This
will be limited to a maximum footprint of 5% of the total area of the policy area.

Three (3) Storeys: As per Category C of Clause 3.7.1 of the
Residential Design Codes.

Four (4) Storeys: Top of External Wall (roof above) - 12 metres
Top of External Wall (roof concealed) - 13 metres
Top of Pitched Roof - 15 metres

Five (5) Storeys: :Top of External Wall (roof above) - 15 metres
Top of External Wall (roof concealed) - 16 metres
Top of Pitched Roof - 18 metres
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Three Storey development Four Story Development Five Storey development
4.4 4 BUILDING SETBACKS

Front setbacks will need to be appropriate to the location of buildings within the
Development Guide Plan. Front setbacks may be relaxed to nil where commercial
uses are incorporated in a mixed use building. In residential buildings they may be
relaxed to a minimum of 1.5m depending on the context.

Nil side setbacks could be considered throughout the policy area except where a side
boundary faces a street or access way.

Apart from the relaxations noted above buildings shall comply with the provisions of
the Residential Design Codes.

4.45 BUILT FORM
Articulation and modelling

A variety of architectural expression will be encouraged with strong emphasis on
promoting high quality contemporary design.

Development should however establish sets of design elements, and materials
which break down the bulk of developments, and provide visual interest through the
articulation and modelling of their built form.

Detail design should be used to add complexity and interest in complementing the
overall design.

Roof Forms

Roof forms shall be articulated to ensure that large expanses of roof are avoided or
effectively screened.

Roof level service structures shall be integrated into the building design and any air
conditioners or other mechanical plant shall be screened from public view.

Built Edges
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Surrounding major public spaces the height of the edging structures should, subject
to ensuring adequate solar access to such spaces, be adequate to provide a
reasonable level of enclosure for the space.

Attached buildings

To ensure continuity of the urban edge along the foreshore and facing major public
spaces buildings shall generally be built boundary to boundary in these locations.

Where breaks in the continuity of the urban edge are necessary they shall generally
be limited to less than 4m and preferably be provided within the building envelope.

Front setbacks on the ground floor may be relaxed to strengthen built edges if the
privacy of residential uses is protected by level changes or partial screening.

Entrances off the Public Domain

Buildings abutting the foreshore, major public spaces and streets shall provide
primary entrances from these spaces.

Windows on Upper Floors
Windows on the upper floors shall facilitate natural surveillance of the public domain.
Balconies and Terraces

In order to assist in the articulation of facades, and provide increased surveillance of
streets and public spaces, balconies and terraces will be encouraged.

Materials
The external finishes and colour treatment of buildings shall be based on a consistent
palette of background colours (white/cream/beige/grey) with the possible inclusion of

material and colour highlights.

A variety of materials is encouraged although large expanses of reflective glass are
discouraged.

5.0 Suburban Centres
5.1 AREAS OF APPLICABILITY

The policy areas making up the suburban centre locations comprise:
Spencer Park
Yakamia
Lockyer
Bayonet Head

The areas covered by each of these precincts are indicated on Figures 5 to 8.

5.2 OBJECTIVES
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 To strengthen existing and potential nodes within the suburbs to
provide active and vibrant local centres.

 To encourage the provision of a range of additional facilities and
services within easy reach of the local community.

» To create greater opportunities for social interaction.

* Toimprove the passive surveillance of the public domain.

* To encourage a more diverse range of housing.

5.3 DISTRIBUTION OF LAND USES

Land Use Aspirations:

To provide a mixed use area around commercially zoned land to
facilitate the flexible expansion of local centres.

To build on the amenity value of local parks by allowing more
intensive development around them.

5.4 BUILDING HEIGHTS

A maximum building height of three (3) storeys to be calculated as per Category C of
Clause 3.7.1 of the Residential Design Codes.

Variations to the maximum heights will only be considered in the following
circumstances:

Where ground floor heights are increased to facilitate commercial use
in mixed use buildings. The maximum increase shall in such cases

be 1 metre.
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Three Storey Residences Mixed use development: commercial below residential above
5.5 SETBACKS
In mixed use area relaxations to front setback provisions will be considered.

In mixed use area nil side setbacks will be considered except where the side
boundary of a lot abuts a street or access way.

5.6 STREETSCAPES
Open Streetscapes

Buildings shall interact with the street. Blank walls, heavy planting, screen walls, or
garages and carports in the front setback area are to be avoided.

The property boundary shall be clearly demarcated by a fence or planting and the
entrance shall be visible from the street.

Buildings shall have windows overlooking the street to improve passive surveillance
of the public domain.

Continuity of Streetfronts

In mixed use areas the continuity of street frontage will be encouraged.
5.7 BUILT FORM

Bulk and Scale

Larger new buildings shall be articulated to break down their perceived bulk and
establish a scale appropriate for the locality when seen from the street.

Council may require the submission of streetscape drawings indicating how new
buildings will integrate into the street.

Building Design
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Strong emphasis will be placed on promoting high quality contemporary design
which is sensitive to its context.

Roof Mounted Plant

Roof level service structures and plant shall be integrated into the building design
and any air conditioners or other mechanical plant shall be screened from public
view.

6.0 Coastal Locations

The policy areas making up the coastal locations comprise:
Emu Point
Big Grove
Frenchman Bay

6.1 EMU POINT AND BIG GROVE

In conjunction with the rezoning of the site from Future Residential to Residential use
a Development Guide Plan should be prepared and endorsed by the Council. In
addition, any necessary environmental clearances and approvals from the EPA will
need to be obtained.

Objectives:

To provide the opportunity for a mixed use village centre within
comprehensively planned coastal developments.

To ensure that such centres provide a focus not only for local
residents but visitors accessing the beach.

To ensure that the development of such nodes do not adversely
impact on the coastal reserve or adjoining properties.

6.1.1 DISTRIBUTION OF LAND USES IN VILLAGE CENTRE

The intention is to group a range of facilities servicing the needs of both local
residents and visitors within a village centre having a coherent and high quality public
domain.

Such use could include:
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Delis

Cafes

Stationers

Restaurants

Specialty shops or other uses approved by Council.

6.1 2 BUILDING HEIGHTS IN VILLAGE CENTRE

Within the designated village centre a maximum building height of four (4) storeys as
set out below:

Top of External Wall (roof above) - 12 metres
Top of External Wall (roof concealed) - 13 metres
Top of Pitched Roof - 15 metres

This height will be subject to the following criteria:

The village centre shall generally be located centrally within
comprehensive developments. They shall in no circumstance be closer
than 20m to any existing property outside the development.

The village centre shall be set back from the coastal reserve far enough
to ensure the development does not adversely impact on the reserve.
Buildings shall incorporate non-residential uses on a substantial
proportion of the ground floor and be adaptable to changes in land use.
Public parking will be provided to service the centre.

Buildings with larger footprints (over 500sq m) shall be articulated to
break down their perceived bulk and establish a scale appropriate for
the locality.

The fourth floor of any building shall comprise a maximum of 60% of
the footprint of lower floors.

Variations to the maximum heights will only be considered in the following
circumstances:

Where ground floor heights are increased to facilitate commercial use

in mixed use buildings. The maximum increase shall in such cases

be 1 metre.
The maximum building height of residential development outside the village centre
shall comply with Category B of Table 3 of Clause 3.7.1 of the Residential Design
Codes.
6.1.3 BUILDING SETBACKS IN VILLAGE CENTRE

In mixed use buildings no front setback will be required.

No side setbacks will be required except where the side boundary of a lot abuts a
street or access way.

6.1.4 STREETSCAPES

Open Streetscapes
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Buildings are to interact with the street and public space. Structures and/or heavy
planting in the front setback area are to be avoided.

Entrances to buildings shall be visible from the street.

Buildings shall have windows overlooking the street to improve passive surveillance
of the public domain.

Continuity of Streetfronts

In village centres the continuity of street frontage will be encouraged.
6.1.5 BUILT FORM

Bulk and Scale

Council may require the submission of streetscape drawings indicating how buildings
will integrate into the street.

6.1.6 PARKING
The provision of non-residential car parking (ie for mixed use) could be considered
off site, either on street or in designated public car parking areas in close proximity to

the uses they serve.

6.2 FRENCHMAN BAY

Objectives:

To ensure development conserves the outstanding natural and
environmental values of the area.

To encourage innovative tourism development appropriate to the local
natural environment.

To provide an incentive to reduce the footprint of development.

To ensure that the impacts of any areas of higher development on the
natural topography are minimized.

To ensure development on the site is not seen from the beach other
than in the area immediately in front of the eastern parking area.
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6.2.1 LAND USE

Development shall provide for tourist establishments which offer short-term
accommodation (i.e. for periods of less than three months) to the general public.

These uses may include small scale hotels, motels and guest houses; holiday flats,
chalets, lodges and other low-impact tourist development. Such uses could be
considered with or without facilities, and could also include ancillary uses such as
minor conference facilities.

The inclusion of a convenience store serving the daily needs of local residents will be
actively encouraged in any development and a restaurant and could be considered.

6.2.2 BUILDING HEIGHTS

Building heights shall generally be limited to two storeys and shall comply with the
standards established by Category B of Clause 3.7.1 of the Residential Design
Codes notwithstanding that the buildings may be used exclusively for short stay
accommodation and related facilities.

The Council may consider buildings of three storeys subject to the following criteria:

That the proposed development has reduced the potential
development footprint on the site while utilising areas of least visual
impact and avoiding steeper and/or higher slopes.

That the setbacks of the development footprint from boundaries shall
maximized and that vegetation is retained or established in these
areas to screen development.

That the components of three storey development are limited to 50%
of the total footprint of development on the site.

Heights comply with the standards established by Category C of
Clause 3.7.1 of the Residential Design Codes.

6.2.3 SETBACKS
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The Council will be willing to relax setbacks between buildings to assist in reducing
the overall footprint of development.

6.2.4 BUILT FORM

Bulk and Scale

Preferably development should comprise a number of smaller buildings tightly
integrated around pedestrian walkways and sheltered public areas. Larger buildings
shall be articulated to break down their perceived bulk and establish an appropriate
scale when read against the topography of the locality.

Materials and Colour

The materials and colours used shall comprise a limited palette consistently applied
across the whole development. The use of natural materials such as stone and
timber will be encouraged.

Parking Areas

It is not appropriate to encourage direct vehicular access to individual buildings
unless basement/undercroft parking is viable.

Parking areas shall be sensitively distributed around and within the site.
Wherever possible parking areas shall be screened with walls or vegetation.
Retaining walls

Retaining walls more than 3 metres high shall be screened with vegetation to reduce
their visual impact.

Assessing Impacts on the Natural Topography and Landscape

The Council will require the submission of a scaled model of the development which
clearly delineates the impact of the proposal on the natural topography of the site.

Any submission shall also include:

A drawing indicating all areas where current ground levels will be
altered with the proposed new levels clearly set out.

A site survey indicating existing vegetation on the site which identifies
the areas of existing vegetation which will be removed to facilitate the
development. This drawing is to include FESA requirements for fire
prevention on the site.

7.0 Relaxation of Height Provisions

7.1 RESIDENTIAL DEVELOPMENT ON STEEP SITES
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Where residential dwellings or buildings are being developed on steep sites the
Council may consider minor relaxations to the height provisions of the Residential
Design Codes subject to the parameters set out below:

Policy Areas

Number of Storeys

Building heights in residential areas shall generally be two storeys as set out in

Category B of Table 3 of the Residential Design Codes measured from the datum
levels set out below.
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Height Datums for Single Houses

Where the slope drops away from street the height datum shall be established at
centre of the street boundary.

Where slope rises away from street height datum shall generally be established in
the centre of the block. However for the front five metres of the building footprint
facing the street a maximum datum height of 2.5 metres at the front of the building
shall apply.

Height Datums for Grouped Dwellings and Multiple Dw  ellings

Height datums for any residence facing a street shall be as set out above for single
houses.

Height datum for residences which do not face a street shall to be established at
centre of the footprint of each dwelling.

Height datum for buildings comprising multiple dwellings which do not face the street
shall be established at the centre of the footprint of the building where the building is
parallel to the street boundary. Where the building runs at right angles to the street
the height datums will be measured at the centre line of each dwelling.

Undercrofts

Garages and storage (non habitable spaces) may be located in an undercroft level
subject to the height constraints set out above.

Where any residence or residential building faces directly onto a street and
undercroft provides shall be fully screened.
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