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Executive summary
APPLICANT: Land Insights
S PO Box 289
Mount Lawley WA 5929

Ph: 9271 8508
Fx: 6161 2597

‘Email: michael@landinsights.com.au

OWNER: ' Epsom Developments Py, Ltd.

LOCATION: 5 Thompson Streat Ascot
4 Nishet Street, Ascot

CERTIFICATE OF TITLE; Lot 112 on D58383
' Volume: 1563 / Fdlio: 862

Lot 111 on D58982
Volurne: 1563 / Folio: 863

Lot 13 on P1293
Volume: 1580 / Folio; 900

_ Lot 14 on P1203
_Volume: 1677/ Folio:398
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LOCAL GOVERNMENT: City of Belmont

SITE AREA: Lot 112 - 18,685m?
Lot 111 - 836m?-
Lot 13 - 2,302m?
Lot 14~ 2,185m?

TOTAL - 2.4ha {24,008m?)
DATE: : December 2010

Land Insighs acts on behalf of Epsom Develepments Pty. Ltd., the registered proprietors of Lot 112 on
D5&8983, Lot 111 on D58982 and Lots 13 &14 on P1293, Ascot, (hereafter referred to as the
Dévelopment Area) and as such we lodge this Structure Plan on their behalf, The proposed Structure
Plan has been extended over the entire area identified as Development Area 10 (DA 10), as listed in
Schedule 14 of the City of Belmont Town Planning Scheme No.14.

In accordance with the provisions of the City of Belmont Town Planning Scheme No.14, an approved
Structure Plan is required over the entire area identified as DA-10. The proposed Structure Plan has
been prepared to satisfy the City of Belmont's requirements listed in Clause 17.18.7 of TPS No.14,and
forms the basis for Development Applications submitted for the site.
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1 Introduction

1.1 Background

Land Insights has been commissioned to prepare a Structure Plan (SP) over Lot 111 on D58982, Lot
112 on D58983 and Lots 13 & 14 on P1293 (hereafter referred to as the Development Area), The
purpose of this Structure Plan is to satisfy the requirements of the City of Belmont's Town Planning
Scheme No.14 (TPS No.14) and in particular those which relate to Development Area 10 (DA-10). As
Epsom Developments Pty. Ltd. is significantly progressed with the preparation of detailed site plans and
expert studies with regards to the future erection of additional Hotel Rooms on Lot 111 & 112 this report
has been prepared to enable the endorsement of the Structure Plan and assessment of the
Development Application {provided under separate cover) to occur simultaneously.

It should be noted that Development Approval has been recently obtained from the WAPC & City of
Belmont for the refurbishment, alteration and addition to the existing structures located on Lot 112
{refer to Appendix A for additional information). The City of Belmont opted to determine the previous
application prior to the preparation of a Structure Plan as it was deemed generally compliant with the
objectives of DA-10. The proposed renovations represented a significant improvement to existing
structures onsite (some of which have been identified within the City of Belmont Municipal Inventory)
and wilt rejuvenate the site after a period of extended neglect. The proposed Structure Plan seeks to

" provide a definitive direction as to how the Development Area is to be developed in the future.

1.2 Site location _

"~ T "The Development Area is located approximately. 7km north-east of the Perih CBD and approximately
2.5km west of the Perth Domestic Airport, on the southern banks of the Swan River in the suburb of
Ascot. Itis bound by Epsom Avenue to the west, Nisbet Street to the east and Thompson Street to the
south and adjoins existing Residential & Stables zoned Jand immediately south and east, A Parks and
Recreation Reserve is located to the north of the site between it and the river, The total area of the
Development Area is approximately 2.4ha.

A site location plan is attached as Figure 1 and a Copy of the Certificate of Titles has been included as .
Appendix C. '

1.3 Ownership
The Structure Plan area is owned by Epsom Developments Ply Ltd.

1.4  Structure Plan Area

The proposed Structure Plan has been prepared over the entire area identified as Development Area 10
within TPS No.14 (and Scheme Amendment No.49 - Gazetted 2 May 2008) which includes:

Lot 111 on D58982 ~ Volume 1563; Folio 863
Lot 112 on D58983 — Volume 1563; Folio 862
Lot 13 on P1293 - Volume 150; Folic 900
Lot 14 on P1293 - Volume 1677 Folio 398
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The proposed DA 10 Strugture Plan has been prepared in accordance with the requirements of Clause
10.18.1 t0 10.18.7 of TPS No.14.
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2 Policy and Statutory Framework |

2.1  State Planning Strategy

The State Planning Strategy (1997) was prepared by the WAPC as a whole of Government approach to
quide sustainable land use planning throughout Western Australia up until 2029, The Strategy is aimed
at developing a fand use planning system to help the State achieve a number of goals, these including:
¢ The generation of wealth generation;
» Conserving and enhanging the environment; and
Building vibrant and safe communities for the enjoyment of this and subsequent generations of
Western Australians,

 The Strategy was last audited in 2000-2001. The proposed Structure Plan for the Development Area is

consistent with the goals and objectives of the State Planning Strategy.

2.2  SPP2.10 - Swah Canning River Systems

SPP 2.10 contains a vision statement for the future of the Swan-Canning river system, policies based
on the guiding principles for future'tand use and development in the precinct along the river and
performance criteria and objectives for specific precincts. The objectives of the policy are to:
»  Provide a regional framework for the preparation of precinct plans based on the precincts
identified in the Swan River System Landscape Description,

-~ _Provide a.context for consistent-and integrated planning and decision making in refation to the

river; and
¢ Ensure that aclivities land use and development maintain and enhance the health, amenity and
landscape values of the river, including its recreational and scenic values.

The Structure Plan recognises the importance of the riverine location in which the site is located, and
includes proposals for the rationalisation of the Parks and Recreation Reserve.

2.3  Development Control Policies

DC 1.2 - Development Control: General Principles
DC 1.2 deals with the general principles to be used by the WAPC in its determination of applications for

approval to commence development, generally on land affected by or abutting Reservations under
Region Schemes,

The Policy states that in its determination of applications for approval to commence development on
fand reserved under the MRS, the WAPC is bound to have regard fo the purpose for which the fand is
reserved and may including conditions fimiting the period of its approval and relating to the types of
building that may be built on the fand, or the' removal of buildings. A principal objective in this regard is
to ensure that the use of reserved land, its acquisition or any development for its intended purpose is
not prejudiced by the development application. The WAPC decision may be influenced not only by the
scale and purpose of the proposal, but also by other matters including its cost, the penod itis likely to
remain and impact upon the reservation.

It is considered that the DA-10 'Strﬁcture Plan promotes use of the MRS Parks and Recreation Reserve
and land abutting the Reserve in a manner that complements the river foreshore. It should also be

o on o0 OB B BN o B B =
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noted that no new structures will be permitted within the identified MRS reserve line or the 10m setback
line and the recent approvals from the WAPC (dated 28 May 2010) and City of Beimont {dated 7
September 2009) confirms the legality of retaining the existing structures partially within the MRS
reserve ared. ' '

DC 5.3 - Use of Land Reserved for Parks and Recreation

The purpose of this policy is to outline the circumstances under which the WAPC may approve the use
and development of land reserved for parks and recreation for different purposes, specifically where the
land is in the ownership of the WAPC, '

The policy states that the use and development of larid reserved for Parks and Recreation under the
MRS shall be restricted to that which is consistent with further the enhancement of the Reserve and
facilitating its use for recreational or conservation purposes. The use and development of such reserved
land for purposes inconsistent with the intended purpose of the reserve will not be supported. This
policy also states that the use and development of land reserved for Parks and Recreation for
commercial purposes ancillary to the purpose of the reserve and fikely to enhance the public access to
- an enjoymerit of the reserve may be supported. However, use and development of Parks and

Recreation reserves that would resuit in long-term restrictions to public access (notwithstanding the '

. possible benefit which could be derived from the use and developrhent 1o the general community or to a
speciic educational or religious group within the community), will not be supported.

Land within the Parks and Recreation reserve immediately north of the Study Area is referred to as

T - Gould Reserve-Gould Reserve is highly regarded-by-the-local-community for its environmental, .. . e
‘ recreation and horse training values. Some of the key features of Gould Reserve include:

Pedestrian/Cycle Path

Horse Swimming Area

Grassed Activity Area

Barbeques and park furniture.

As all these faciliies are available to the general public, it is reasonable to presume that guests of the
notel will also ufilise these facilities. That said, the proposed devetopment will not cause a detrimental
impact on this public infrastructure, nor will it restrict the abilty of the general public o utilise Gould
Reserve. The boundary and use of the Parks and Recreation Reserve is more thoroughly explored in
the Structure Plan for the site, however it is contested that the proposed Strug:iure Plan and
Development Appiication are compliant with DC5.3.and will not conflict with the intent of the MRS Parks
and Recreation reservation. ‘ '

2.4  Metropolitan Region Scheme _

The Development Area has a split zoning/reservation of Urban and Parks and Recreation under the
Métropolitan Region Scheme (MRS). The Parks and Recreation reservation extends along a small strip
adjacent to the northern cadastral lot boundaries of Lot 112, 13 & 14 and gxtends south into the ot
between 13.0m-16.0m. The Structure Plan proposes to amend the MRS Parks and Recreation Reserve
boundary to reflect the physical and development realities of the site. ' )

l Structure Plan DA-10 Page 7
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2.5  Swan River Trust Development Conirol Areas

Swan River Trust (DAZ) ~ Access gathWays and Cyele Access .

The SRT Access Pathways and Cycle Access policy recognises the importance of formal pathways for
pedestrians and/or cyclists in forming part of the overall sirategy for providing public access to the river
and foreshores, in a manner that protects its aesthetics, landscape values, safety and amenity. |n this
regard, the SRT encourages the community to use the pathways and roads around the Swan and
Canning rivers, and will support the development of appropriate pathway siruciures in the coniext of the
local landscape and the need to provide public access af a particutar location. '

Connaction between Gould Reserve and The Esplanade (somewhat east of the site) is problematic at
present. Not only is the topography varied resulting in difficulties in path development, there also
remain many private landholdings that, although reserved, still currently run to high water mark. Given
the low density development in these areas it is unlikely that they will be subdivided in the near fufure,
meaning that the only realistic short-term possibility of creating a continuous fink would be if the land

* was purchased by the Government. in the context of broadet management of the Swan and Canning
rivers the acquisition of the reserved porfion of these properties is probably unlikely in the short to
medium term. The end result of this is that the foreshore in front of the DA-10 Structure Plan Area is
likely to be used only on an occasional basis.

Nevertheless, the proposed Structure Plan incorporates the provision of appropriate pedestrian,
equestrian and cycle ways within the vicinity of the SRT Development Controf Area. A horse frail is
proposed along the southern cadastral boundary providing a direct route from Nisbet Street through to

" Epsom Avenue. A pedeéstrian/cycleway is proposed along the full street frontages of Epsom Avenue. -~ -
Furthermore an easement is proposed along the eastern boundary of Lot 14 on P1293, which is to be
formalised as part of any future development applications over Lot 14 on P1293.

Swan River Trust (DA3) —~ Development Setback Requirements
Policy SRT/D3 reiates to the required setbacks of development from the Swan River Trust Development
Control Area so as to achieve the objectives of the policy, which are:
» Adequate demarcation between private property and public land {existing and planned);
« Reduce ihe visual impact of private development on ‘Parks and Recreation’ reservations, river
foreshores and the river viewscape (to and from the river); and
« Minimise the potential impacts of development on the riverine ecosystem and landscape.

With the exception of the existing development on the site, which has already been approved by the
City and WAPC, the Structure Plan.will not permit encroachment into this setback area.

Swan River Trust (D21) - Jetty Structures within the Swan River Trust Management Area -

SRT D21 outlines the general requirements for the different types of jetties and is therefore applicable to
this Structure Plan and Development Application as Epsom Development Ply. Ltd. are the licensees of
a small jetty immediately north of the-study area. Upon inspection of the Jetty in September 2008, the
jetty appears to be in good condition and a popular facility with locals.

The objectives of SRT D21 are fo:
e Prevent the alienation of waters and the river foreshore from public use and enjoyment;
o Ensure that jetly structures complement the landscape, its sefting and dominate character;
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e Ensure community and commercial jetties are located and constructed with minimal impact on
the natural environment and do not detract from the visual amenity of the river; and

s Maintain clear views and prevent the obstruction of the navigation channels and the river
foreshore. '

Epsom Devélopment Pty. Ltd. will continue to maintain and operate the existing jetty in accardance with
Swan River Trust and City of Belmont Policy. The proposed Structure Plan and Development will not
have any detrimental mpact of the jetty.

2.6  City of Belmont Town Planning Scheme No.14

Clause 10.18.7 identifies the necessary information which is to be included as part of a properiy made
Structure Plan. !t is contested that many of the provisions outlined in Clause 10.18.7 are not applicable
to DA-10 given its relatively small size; the fact the entire: Development Area is owned by a single entily
and the principal objective of the Development Area was to ‘ensure that redevelopment of the site has
regard for the historic value of the hotel and regard for the surrounding historic fand-use.’ It is contested
that the previously approved Development Application for Hotel Refurbishment {Internal/External),
approved by Gity of Belmont and WAPC on 7 Sepiember 2009 has gone 1o substantial lengths to
ensure the historic land-use and remaining structures are retained.

The Development Area (with the exception of land reserved under the MRS) is zoned Mixed Use under

the City of Belmont's TPS No.14. As set outin Clause 10.5.1 of TPS No. 14, the intention of the Mixed

Use Zone is: ' ,

= = ~Toallowfor the development of a-mix of varied but eompatible land-uses-such.as housing, —

offices, showrooms, amusement centre, eating establishment and appropriate industrial
activities which do not generate nuisances detrimental to the amenity of the district or to the
health, welfare and safely of it residents, Buildings should be of a high standard or architectural
design set in pleasant garden surrounds with fimited vehicular from properties to primary roads.

Development within the Structure Plan area will be subject to approval under TPS14 or any subsequent
scheme. The provisions of the Mixed Use zone will apply, however the following amendments are
proposed for the Structure Plan area:

« A minimum setback of 7.5 metres is proposed to all road frontages, consistent with the
established selback line of adjoining structures in the Residential and Stables zone.
Furthermore, averaging of building setbacks and minor encroachments will be permitted where
it is deed to improve the appearance of development of the sireet scene.

"« The primary setback for the Structure Plan area is from the Swan River foreshore. .
Development will need to be set back a minimum of 10 metres from the proposed Swan River
Trust Development Control Area/Parks and Recreation Reserve adjacent to the river.

« A minimum setback of 5 metres is required between the Development Area and adjoining-
Residential and Stables properties.

«  Anil sethack is permissible between existing lots within the Development Area.
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3 Context analysis

3.1 Current land use

The Development Area has been commonly known as the ‘Ascot Inn’ and remains one of Perth’s few
remaining historic hotels. Some form of hote! has been operating onsite since 1897 and throughout the
lifespan of the site several renovations and additions have been made to the original hote! building.
Current improvements onsite consist of the original hotel building, hotel additions, free-standing motel
units, a free-standing commercial building, swimming pool, toilet bock and beer garden. Intotal 58
existing hotel rooms are located onsite {19 located within the first floor of the original building and 40
within separate free-standing structures), however as a resutt of the recent Development Approval to
undertake renovations onsite, the total number of hotel rooms within the existing structure-is to be
reduced to seven (7) {the current Development Application proposes a further restructure of the upper
floor of the existing structure resulting in 10 hotel rooms), resulting in the total number of approved
rooms onsite to 47. Ancillary to the Hotel rooms are an approved bar area, café area, dining room,
function room and shop.

Access to the subject site has been obtained via a total of four existing vehicle crossovers; two existing
crossovers onto Epsom Avenue, and single crossovers onto both Nisbet Street and Thompson Street.
The subject site has large expanses of hard-stand area with a tolal of 267 parking bays existing onsite
(16 located within Lot 111 and 251 located within Lot 112). it should also be noted that an existing jetty
is located on the adjacent banks of the Swan River. This is a private jetty was previously owned by the
—- .. - City.of-Belmont, however as.of 1 January 2009 the Jetty Licence has been granted to Epsom

Developments Ply. Lid. T

3.2 Surrounding fand uses

The Development Area is predominantly bound by the Residential & Stabie precinct under TPS No.14.
The intention of this zone is to ‘provide for compatible usage of fand in close proximily to the Ascot
Racecourse by residential accommodation and stables and ancillary functions of the horse racing
industry”. The entire locality zoned Residential and Stables and generally bound by Great Eastern
Highway, Tonkin Highway, Hardey Road and the Swan River has been identified within the City's
municipal heritage invenfory and recognised as worthy of a high level of protection to provide maximum
encouragement to the owner under TPS No.14 to conserve the significance of the place.

Between the Development Area and the River is an existing Parks and Recreation Reserve which runs
parallel to the Swan River. This reserve is visually an extension of the adjoining Gould Reserve. The
northemn cadastral boundary between Lot 112 and Reserve 28420 is currently delineated by a 1.2m high
retaining wali erected in the fate 1970’s. ‘

From a regional perspective, the Development Area is well suited for higher-order development given its
inner suburban focation and relatively close proximity to the Perth CBD. The site has the advantage of
being located within close proximity of the Perth Airport, which provides the opportunity for tourist
accommodation and ancillary tourism uses fo be development within short distance of a major national
and international transport node, in a similar manner to the ribbon of hotel/motel development that has
been established over time in Rivetvale and Beimont along the Great Eastern Highway. -

é.__________k.—._____-—m
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i 4 Site analysis

s 4.1  Frontage and Access

The Development Area has three direct frontages to gazetted pubiic roads; Epsom Avenue {144.0m};
Nisbet Street (36.9m); and Thompson Street {95.5}. Currently, Lot 112 is serviced by two crossovers
cnto Epsom Avenue, one crossover onto Thompson Street and one crossover onto Nisbet Sireet. Lot
111 is serviced by a single cressover onto Nishet Street. Lots 13 & 14 remain unimproved, with no
formal crossovers having been constructed onto these aflotments however both allotments have direct
frontage onto Thompson Street.

Many of the landowners within the focality rear and stable horses and utifise the lccal streets for
recreational and racing purposes. The dedicated horse recreational area located adjacent fo Gould
Park is also used heavily by Iccals. It has been common practice over the years to utifise $he Ascot Inn
parking areas as a short-cut to the horse recreational area.

4.2  Topography and Vegetation

Lot 111 and Lot 112 have been cleared of almost all remnant vegetation. Some exotic palms and planis
are present along the northern fagade, however long-term neglect has resulied in these areas being
over-run with weeds. Lot 13 and Lot 14 remain unimproved and contain a few more substantial pockets
of vegetation, however the predominant ground cover remains infroduced grasses including kikuyu and
couch.

Within the adjoining Regional Open Space the predominant vegetation species inciude Junous shore
rush with stands of river edge trees (Sheoaks, Flooded Gums and Mefaleucas), with some evidence of
introduced grasses. The foreshore upiand understorey comprise introcuced grasses.

The Development Area has a natural high point within Lot 13 of approximately 11.0m AHD, from this
point the site slopes away to the west (towards Epsom Ave} to a height of approximately 5.0m AHD.,
The site sfopes away quickly to the nosth with the existing height adjacent to the northern cadastral
boundaries of Lot 112, Lot 13 and Lot 14 approximately 8.0m AHD, then Reserve 28420 siopes away to
approximately 0.4m AHD. However, within the bounds of the Development Area the naturai topography
has been significantly altered due to historical clearing. the previously approved building of retaining
walls and infilling works. Previous infiling onsite has elevated the finished ground fevels within the
Development Area by an estimated 1.2m.

4.3  Site Contamination

The Western Austrafian Planning Commission (WAPC) Builetin No.64 mapping, identifies approximately
haif of the northwest of the Development Area having a ‘high risk of actual acid suffate soils and
potential acid sulfate soils occurring within <3m from the surface’. The south western haf of the site is
identified as having ‘maderats fo fow risk of actual acid sulfate soil and potential acid sulphate soils
occurring <3 from the surface’{refer to Figure 3.1 ~ Site Analysis for additional information).

A detailed acid suifate soif management plan (ASSMP} has been prepared fo support the Development
Application on Lot 112. The principal objectives of the ASSMP are fo present the currently available
data on basefine groundwaler qualily af the site and detail the proposed soil and dewatering
management programs {o adopted in mitigating potential disturbance impacts created by the excavation
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» Establish a culturally appropriate design for the contemporary use of the site, one that may
enable the commercial operation of the site as a riverside hotel, tourism and leisure focus for
Belmont as a riverside equestrian locality.

e |ncorporale interpretive material into the design, embedding this in the new structures and

spaces to prompt memory of the past whilst projecting this use into the future which is relevant,

involves the site as an exiension to the community and builds upon its connection {o the horse
racing industry, feisure and tourism (refer {0 Appendix E for additional information).

4.6 Land Uses

Lot 112 1s improved by several existing structures which have historically been operating as a Hotel,
Restaurant and Shop with ancillary facilites such as a TAB, bar, café and function rooms, TPS No.14
defines a Hotel, Restaurant and Shop as:

Hotel -~ Any land or buildings providing refreshments and accommodation for the public the
subject of or proposed to the subject of a hotel licence granted under the provisions of the
Liguor Licensing Act 1988 and may incorporate a beiting agency operated in accordance
with the Totalisator Agency Betting Board Act 1960, but does not include a motel, tavern
or boarding house the subject of a limited hotet licence granted under the Liquor Licensing
Acl.

Restaurant - means a buiiding wherein food is prepared for sale and consumption on the premises and
the expression shall include a licensed restaurant

Shop - means any fand or buifding wherein goods are kept, exposed or offered for sale by retal,
or within which services of a professional nature are provided (including a hairdresser,
beauty therapist or manicurist) but does not include a siowroom, fast fooditake-away
outlet or any other premises specificaliy defined elsewhere in this scheme.

Lot 111 is currently improved by an existing free-standing commaercial building which was constructed in
the early 1970's. Up until recently this buitding has been leased out for ‘office’ purposes.

TPS Ne.14 defines an Office as;

Office - means a building or part of a building used for the conduct of administration, the practise
of a profession, the carrying on of an agency, a post office, bank, building society,
insurance office, eslate agency, typist or secretarial service, or services of a similar nature
and where not conducted on the sife thereof, the administration of or the accounting in
connection with a commercial or industrial undertaking.

Holel, Restaurant, Shop and Office are all permitted land-uses within the Mixed Use zone, subject to
obtaining the necessary Development Approvals.

Lot 13 & Lot 14 remain unimproved. Epsom Developments Pty Ltd. has no immediate development
intentions for these allotments. 1t is proposed that these allotments be retained to enable the future
expansion of the Hotel operations on Lot 112 shouid demand dictate.
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footpaths and this route does not lead to any areas of significant interest. Furthermore it should be
noted that Thompson Street contains an over width road reserve which includes a dedicated
thoroughfare for pedesirian, cyclist and equestrian movements.

Buiiding Qrientation

Due to the picturesque vistas available over the Swan River it is anticipated that prospective structure(s)
will seek to have their principal frontage orientated to the north. Notwithstanding this i is required that al}
prospective structures interact with the respective street frontages and the building facades facing the
street be constructed to a similar high standard and not act purely as a service entrance. Ensuring a
setback ot 7.5m will force development to interact with the streetscape and ensure these areas of the
site da not become unusable space,

Future development on Lots 13 & 14 must be cognisani te not unduly aifect the existing vistas obtained
from adjoining Lot 15 on P{293.

Visual Screening

Structures erecled adjacent to the southern boundary of Lat 111 and Lot 112 and the eastern boundary
of Lot 14 have the potential to over-ook onto adjoining residentia! ailotments. As such, permanent visual
screening mechanisms must be installed on alt openings (above ground levels) located adjacent to
these cadastral houndaries.

Site Coverage

As per Clause 10.5.2(c} of TPS No.14 the proposed Structure Plan wittimplement simiar provisions to
ensure total site coverage of each of the respective alloiments will not exceed 60% of the site area. if as
a result of subsequent development applications existing allotments are to be amalgamated, the
restriction on site coverage applies to the resulting balance lot.

Landscaping

As part of any subsequent Development Applications, indicative landscaping concept plans are to be
submitted or required as conditions of subdivision approval {in addition to detailed landscaping plans
which are necessitated at Building Approval). Landscaping is to be extended through fo the street
verge,

A minimum of 25% of the building setback area is fo be established as landscaped open space.

Vehicle Access

Development Area 10 fronts onto three existing gazetted public roads; Epsom Avenue; Thompson
Street: and Nisbet Street. Whilst alf three roads are classified as local urban access reads, Epsom
Avenue provides a direct thoroughfare to Great Eastern Highway and vehicle movements along this
road link will minimise the need for vehicles o interface with local vehicle, pedestrian and equestrian
fraffic along Thompson and Nisbet Street. As such any proposed development on Lot 112 is 1o utilise
Epsom Avenue as the principal vehicle access, with only secondary access points proposed onto
Thompson Street and/or Nisbet Street.

Lot 111 is currently a separate freehold landholding with direct frontage to Nisbet Street. The Structure
Plan proposes the amalgamation of Lot 111 with a portion of Lot 112 to create a future development
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Retaining Walls

Any future retaining works proposed within DA-10 must not be located within the Parks and Recreation
reservation. Retaining works are permissible within the development setback area, however they should
not exceed an individual height of 1.0 and a total combined height of 3.0m. Retaining works within the
sethack area must ensure at least a 5.0m setback from the Parks and Recreation reservation boundary.

It is noted that a 1.2m high retaining wall was previously approved along the northern cadastral
boundary of Lot 112 and is wholly iocated within the Park and Recreation reservation area. Continued
upkeep and maintenance of this retaining wall is permitied. subject to obtaining the relevant approval(s)
from the Cily of Belmont and WAPC.

5.5  Traffic Management and Safety

Traffic management will need to te addressed in any fulure development application. Where possible,
fraffic should be directed to Epsom Avenue. This may not be possible for future development on Lot 13.
14 or 111,

56  Urban Water Management

In accordance with City of Belmont's Engineering Requirements and Design Guidefines all stormwater
from roofed and paved areas shail be collecied and disposed of off-site. This is achieved by connection
of the site to the City's drainage sysiem.

Lot 111 and 112 already contains substantive areas of impermeable surface areas either in the form of
existing structures or bitumised vehicle parking areas. It is therefore nof expected to be a substantial
increase in the impermeable surface area post-development. The development proposed on Lot 111
and 112 1s expecied to maintain current stormwater flows and resuit in an improvement of stormwater
quality posi development. Currently vehicle parking areas are uncovered leading to a contamination of
stormwater — future development will ensure the majority of vehicle patking bays will be contained within
covered under-croft parking structures, ensuring oils grease and other pallutants from vehicles will not
interact with stormwater fiows.

Lots 13 and 14 remain unimproved with essentially no impermeable surface areas. As such a significant
proportion of rainfall caught within the respeciive fot boundaries permeates into the soils. Post
development, all stormwater generated from impermeable surface areas is to either be directed info the
existing stormwater infrastructure iocated on Lot 112 or into the Thompson Street road reserve and into
Council's drainage system. No stormwater is {o be discharged directly into the Swan River. Furthermore
to maintain stormwater quality post development, stormwater improvement devices {i.e, gross pollutant
traps) may need {o be instalied within vehicle manceuvring areas. Details wili be discussed with
Council at Building Approval stage.

57  Acid Sulfate Soils

DEC Acid Sulfate Soil {ASS) risk mapping has identified portions of the site as having a high risk of
containing acid sulfate soils within <3m from the natural ground surface. The WAPC prescribes that an
application for subdivision or development in a high risk acid sulfate soils area is nermally reguired to be
accompanied by an assessment of ASS. In recognition of the petential environmental risks associated
E with direct or indirect disturbance of aciual acid sulfaie soils (AASS} and potential acid sulfate soil

i Structure Pian DA Page 20
December 2010
REVISION 1

jument Set ID: 3867907
Version: 1, Version Date: 25/09/2018



Document Set ID: 3867907
Version: 1, Version Date: 25/09/2018



Sl{ucfureﬁlgnBAum)A e S
December 2010

This in effect leaves the southern half of Lot 112, all of Lot 111 as weil as Lots 13 and 14 un-affected by
the current development application. K is proposed to subdivide the southern portion of Lot 112 and
amalgamatle it with Lot 111 to create a new development lot. No changes are proposed to Lots 13 and
14, however it is recognised that amalgamation of these two lots 1s possible at some future stage.

5,11 Servicing Infrastructure

Lot 111 and 112 already have existing connections to the Water Corperation’s reticulated water and
sewerage infrastructure, An infrastructure impact assessment is required as part of any {uture
development applications on the respeciive site 1o ensure the existing network is capable of
accommodating any increased demand. Lot 112 and 111 have existing connecticns tc eleclricity and
telecommunication infrastructure.

As Lots 13 and 14 have never been impraved no connactions to essential service infrastructure have
been established for these allotments. If Hotel development is proposed on these aliotments it is
anticipated thal existing connections from Lot 112 will be extended to service prospective development
on the respective lots. If Lots 13 and 14 are developed for Serviced Apartments it is anticipated that the
lots will retained on their respective titles, necessitating extensions to the existing water and sewer
infrastructure located in Thompson Street te provide new connecticns. it is alsc anticipated that
electricity and telecommunication infrastructure can easily by extended to service future deveiopment
en Lot 13 and 14,

5.12  Implemeniation

The DA-10 Structure Pian provides a clear planning framework as a basis to guide and control the
future redevelopment of this precinct,

The implementation of the development proposal is substantially assisted by the fact the developable
areas of the site are already suitably zoned Mixed Use under the City of Belmont TPS No.14 and Urban
under the Metropelitan Region Scheme. These are appropriate base zonings 1o facifitate the immediate
determination of an appfication for ‘Hotel' over Lot 112,

As Epsom Development Pty. Lid is the sole land holder of the four respective aliotments included within
the Development Area and is substantially commenced to redeveloping the site it woutd be superfluous
fo establish infrastruciure cost sharing provisions.
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6 Conclusion

E This preposal report accompanies a proposed Structure Plan over DA-10. As demonstrated by the

detailed assessment contained within this reporf, the proposed development achieves compliance or
proposals an acceptable alternafive solution fo each of the applicable WAPC, SRT and City of Belmont
policies.

We therefore recommend that Council and the WAPC favourably consider and endcrse the proposed
DA-10 Structure Plan as the basis for the future use and development of the siie.
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CITY OF BELMORNT

Council Ref o BH2009/DA & DW115/001 gt
i itcm 12.2 OCHA 25/08/2009 215 Wright Streat
. (LB 379} Cloverdale
Cuslomer Ref L-”% % ?s:j ;M% ! @ HT% Western Ausicalia 6105
Enquiries . Sarah Christie g g@ g §VE :

P (08} 9477 7222

0 i SEP ZUUQ TTY {Hearing Impairaci)
(CB) 3479 5145

Fx {08) 9478 1473

7 September 2009

belmoni@belmoni.wa.gov.au
Land Insights wvrwr helmont.wa.gov.au

PO Box 289
MOUNT LAWLEY WA 5529

All communications

to be addressed to:

The Chief Executive Officer
LMB 379 Clovardale

Dear Sir /! Madam
Wastarn Australia 5885

SLANNING APPROVAL — 113 EPSOM AVENUE ASCOT 6104 (LOT 13 PL 1293, LOT 14
PL 1293, LOT 992 DIA 55983) - HOTEL REFURBISHMENT (INTERNAL / EXTERNAL)

| am pleased to advise that Council at its maeting held on 25 August 2009 resolved te approve
your application for the above development. The attached Planning Approval dstails a
number of conditions which must be met in the course of carrying out the development for
which the approval has been granied.

Council at its meeting of 25 August 2009 also resolvad as follows:

“Racommend to the Western Australian Planning Commission thal it approve
development application 61/2009/DA as detailed in plans dated 23 February 2008 anel
amended 30 June 2008 submitted by Land Insights on behalf of the owner Epsom
Developments Ply Ltd for Ascot Inn Hotel & Molel Refurbishment (External/internal) at
fots 13, 14 & 112 (No. 1-13) Epsom Avenue, Ascol subject to the same condifions
nofed in part {A) of this resolution.

Advise the Heritage Council of Western Ausiralia of Council's recommendation.

Advise the applicant that the maiter of public access across the site through easement
or other means should be addressed as a maiter of priority as part of any futire
redavelopment plans lodged for the subject sife.”

For your information, the conditions have been imposed by Council under Clause 5.1 Town
Planning Schame No. 14 and relate specifically to the approved plan aitached to the Planning
Approval. Failure to comply with any condition of developmeni approval constitutes an
offence for which prosecution may be instituled under Part 13 of the Planning and
Development Act 2005.

Your application for a ouilding licence must be accompanied by a photocopy of the Planning
Approval and all plans, whare appropriats, must satisfy the conditions specified.

A footnote on the Planning Approval indicates that you may have a right,.
accordance with ihe provisions of the Planning and Development Act..2005
aggrieved by Council's decision. Please note that appeals must/}:_p-g__éﬂged b
Administrative Tribunal within 28 days.

E g i
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If you wish to clarify any of the conditions of approval, please do so before lodging your
application for a building licence.

Should you have any enquiries relating to this pltanning approval, please contact Planning
Oificer Sarah Christie on (08) 9477 7222.

Yours faithfully

s
SULIETTE GILLAN
STACTING DIRECTOR COMMUMITY & STATUTORY SERVICES

I
i
1
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PLANNING AMD DEVELOPMENT ACT 2005

CITY OF BELMONT
TOWN PLANNING SCHEME NO. 14

DECISION ON APPLICATION FOR PLANNING APPROVAL

Owner: Epsom Developmenis Pty Ltd
Address: 16 Brennan YWay
BELMONT WA 6104
Applicant; Land insignts
Address; PO Box 289
E MOUNT LAWLEY WA 8929
Description: Hotel Refurbistwnant {Interal f External)
Address of Deveiopment:  1-13 Epsom Avenue Ascol 6104 (Lot 13 PL 1293, Lot 14 PL 1283, Lot

112 Dia 58983}

The Council having considerad the application dated 23 February 2009 and amendad 30
June 2009 submiited by Land Insights on behalf of the owner Epscm Developments Py
Ltd for Ascot Inn Hotal & Motel Refurbishment (externallinternal) hereby advises that it
has decided to grani aporoval to commence development subject {o the following
condition(s):

1. The stampad and dated plan/plans, as amended by the City and together with any
requirements detailad therson by the City, shall forrn part of the planning approval
issued in respect of the application referred fo in this approval.

2. A landscaping and reticutation plan is to be prepared by a professional horticuliurist or
a qualified landscape contractor and submitted fo the City for approval prior to the
isstie of a building licence, unless otharwise agreed to by the City in writing. The plan
will be a minimum size of A3, and is to contain a north point and a scale. The plan
must show by numerical code, the botanical name of each plant species, proposed pot
size, quantity and must also include the proposed treaiments of:

{a) All areas of the property visible from the street; and
{b) The sireat verge.

Landscaping, plants and reiculation are to be instafled and thereafter maintainad in
accordance with the approved landscaping and reticulation: plan for the duration of the
approved development. The plants are to be nurtured until they reach their typical
mature dimeansions, and shall thereafter be maintained at those mature dimensions
unless Council approves otherwise in writing.

w

4, Prior to occupation or usa of ihe development, vehicle parking, manoetivring and
circulation areas shall be designed, constructed, sealed, line marked and kerbed in
accordance with:

(@) The approved plan {251 spaces measuring 2.5 matres x 5.5 metres);
(b) Schedule 3 of the City of Belmont Town Planning Scheme No. 14; and
{c) Council's engineering requirsments and design guidefines, with respect to

drainage requiremants.
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The areas must be paved in bitumen or concrete in accordance with the Cily of
Selmont specifications, unless otherwise approved by the Director Technical Services.
All parking bays must be clearly line marked.

The battleaxe leg of lot 112, separating lot 111 and lot 1 Nisbett Street o be cleared
and paved in bitumen according to Council specifications.

All stormwater from roofed and paved areas shall be collected and disposed of off-site
in accordance with the City of Belmont's Enginasering Requirements and Design
Guidehnes.

A delailed schedule of external materials and colours 1o be used in the construction of
the development shall be submitied to the City for approval prior to the issue of a
building licence.

All fencing facing a street frontage is to be of a high qualily and construcled of wrought
iron, masonry or similar maierials. No fencing is perrnitied unless a separate planning
approval is granted by Council.

Provision of end of irip facilities 1o the satisfaction of the City's Travel Smart Officer.

FOOTMOTES

i.

vi.

Document Set ID: 3867907

A olanning consent is not an approvai to commence any works. A building licence
must be obtained for all works. An application for a building licence will not be
accepted unless proof of payment of all bonds and guaranises accompanies the
applicalion documents.

Fire requirements to be in accordance with the Building Code of Australia Parts C and
E.

As of the 1 May 2005, Energy Efficiency requirements were implemented via the
Building Code of Australia (BCA) Volume 1 and al commercial buildings need to
comply with the ‘deemed to satisfy’ requirements, or alternalively a compliant Energy
Audit Raport can be subritted by an accredited person. Please be advised that the
granting of planning approval frorn the City is no indication that the approved plans
conform to the BCA Yolume 1 as amended.

Application shall comply with Health (Food Hygiene) Reguiations 1995.

In relation to access and facilities for people with disabilities the development will be
reguired to comply with the Building Code of Australia, Parts D3, £2.4 ancd Australian
Standard 1428.1.

it should be noted that complying with the above regulations will not guarantee your
proposed development will comply with the Disability Discrimination Act. This is tha
sole responsibility of the owner, builder and developer. Australian Standard 1428,
Parts 2, 3 and 4, may assist you in satisfying the requirements of the Disability
Discrimination Act or your rnay wish to telephone the Disability Service Commission for
more information.

Version: 1, Version Date: 25/09/2018
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vii. if adverlising is to be used in connection with any use of a building, provision shall be
made within the design of the huilding far the integration of adveriising signs in
accordance with the provisions of the City of Belmont Town Planning Scherne No. 14
and the City of Belmont Local Planning MNo. 12 - Adverlising Signs.

viil.  The applicant is requested fo liaise with the City of Belmont Planning Department with
respact to separate fencing application.

Mota:  Please he advised that you may have a right of appeal to the State Adminisirative
Tribunal (SAT) subjfect fo Part 14 of the Planning and Development Act 2005. Appeals
must ba ledged fo SAT within 28 days. Further information can be obfained from the
SAT websits ~ www.sal.justica.wa.gov.au.

If the development the subject of this approval is not subsitantially commeanced within a period
of two years from the date of this letier, the approval shall lapse and be of no further effect.
Wheare an approval has so lapsed, no development shall be carried out without the further
approval of the responsible authority having first been sought and obtainad.

e B

P
Chief Executive Officer: - ARl A e O
Date: . 7 September 2009
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Tony Evans
Secretary
Wastern Australian Planning Commission

7 Western
Ausircilion
Planning |
Cormrnission

The applicant is advised that it is an offence under the Swan and Canning Rivers
Management Regulations 2007 to desiroy, pull up, cut back or injure any tree,
shrub aquatic plant or other perannial plant that is in the Riverpark or the Swan
River Trust Developrent Control Area, except with the approval of the Trusl.

fn relation to Condition 7, the landscape management plan should incorporaie the
retention of significant trees and shrubs on site. Mew planting should include
predominantly local native species in order to reduce water and fertiliser
raquiremeants.

The landscape management plan may be implemented in siages on agreement
with the General Manager, Swan River Trust.

Vehicles are not permitted on the Crown reseive along the foreshore without prior
aporoval,

The Heritage Council of Western Austratia (HCWA) had no cbjections to the
proposal, however, provided the following general commenis:

i The additions to the building should be identifiably new and of coniemporary
sivile. Mimicking the existing building style is considerad {o be inappropriate.

ii) Concerns are raised in regards to the impact the proposed removal of walls
may have on structural integrity. HCWA has in the past supporied the
removal of internal walls on the condition that a substantial portion of wall
from ceiling in retained and wall nibs of at least 450mm are lefi to indicate
the original formation of roorns.

iii) Tha demolition and relocation of siairs are not considered appropriate.

The applicant is advisad to liaise with HCWA in the redevelopment of the existing
building particularly in relation to the above commaenis.

AMbert Facey House, 469 Weltington Street {cnr Forrest Place), Perth, Western Australia 60C2
Tel: (0B) 9264 7777; Fax: {03) 9264 750%5; TuY: {08} 2264 7539; Infoline: 1800 626 477
e-mail: corporate@vaapc.wa.gov.au;  web address: http:/fweaw, planning.wa,gov.au

ABM 35 482 341 491
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Ausiralian
Planning
Cornrnission

8. The landscape managerent plan required under Condition 7 shall be implernented
prior to occupation of the hotel,

If tha development the subject of this approval is not substantially commenced within a
period of two years from the date of this letter, the approval shall lapse and be of no further
effect. Where an approval has so lapsed, no development shall be carried out without the
further approval of the responsible authority having first been sought and abtained.

Tony Evans
Secretary
Wastern Australian Planning Commission

Abert Facey Housa, 469 Wellington Street (cnr Forrest Place}, Perth, Western Australia €000
Tel: {D3) 9264 7777; Faw: {0B) 9264 7566; TTY: {0Q) 9264 7535; Infoline: 1800 626 477

e-mail: corporate@wapc.wa.gev.au; web address: htip://vevw, planning.wa.gov.au
A 35 482 34F 493
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APPENDIX F

Site Photos
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Phato No. 1 - The Ascot Inn was briefly known as Hotel Belmont (1909-1910)

Photo No. 2 - The Ascot Inn, the name of which it is stilt known as today
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Photo No. 5 - South eastern (rear) view of the 1970s hotel rooms additions

Photo No. 6 - North western (fronting Swan River) view of 1970s hotel rooms additions
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Photo No. 9 - Archway to first floor verandah to rear of hotel building (south eastern side)

Photo MNo. 10 - Jetty at river front to Ascot Inn, constructed 1979
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APPENDIX G

Foreshore Management Plan (Draft)
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Reserve Information
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