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Terms of Reference 
Established: 17 February 2004 
 

Members: Deputy: 
David Karotkin  

Peter Hobbs 
Warren Kerr  
Chris Melsom 

Ben De Marchi 
Andrew Howe 
Stuart Pullyblank Tony Blackwell 
Rebecca Moore (State Government Architect)  Melinda Payne (State Government Architect) 
Jayson Miragliotta (City of Perth. General 
Manager, Planning & Economic Development) 

Craig Smith (City of Perth, City Architect) 

 
Quorum: Four 
Terms Expire: 16 October 2021 
Review: Every two years 
 
Role: 
 
The Design Advisory Committee has been appointed by the Council in accordance with the requirements of 
clause 66A of the Supplemental Provisions to the Deemed Provisions (refer Schedule A of the City Planning 
Scheme No. 2, as gazetted on 24 February 2017). 
 
The Design Advisory Committee is required to provide independent technical advice and recommendations 
to the Council in respect to applications requesting Bonus Plot Ratio and design issues on these and other 
applications referred to it for consideration. 
 
Referral of Applications to the Design Advisory Committee 
 
The following applications will be referred to the Committee: 
 
1.  Applications for development that are seeking bonus plot ratio under clause 28 of City Planning Scheme 

No. 2.  
2.  Applications for major developments within the city, including Form 1 Development Assessment Panel 

applications. 
3.  Applications for other developments where the advice of the Design Advisory Committee is considered 

by the Manager Development Approvals to be of assistance in the assessment of the application. 
4.  Any application referred to the Committee by the Council’s Planning Committee or by the Council at a 

Council meeting. 
 
Bonus Plot Ratio  
 
The Committee will be guided by the Council's Bonus Plot Ratio Policy adopted pursuant to Clause 4 of the 
Deemed Provisions. This Policy defines the following considerations in assessing applications for bonus plot 
ratio: 
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• The awarding of bonus plot ratio presents an opportunity for the City to encourage development that 
will assist in realising specific aims and objectives for the future development of the city, having 
particular regard to the City of Perth Urban Design Framework. 

• Plot ratio is a measure of development intensity and is an incentive based mechanism that permits the 
City to award additional plot ratio, or floor area, to be developed on a site in return for the provision of 
identified benefits. 
 

Bonus plot ratio will not be awarded “as of right”. Bonus plot ratio is an award that must be earned and 
applicants will be required to demonstrate that the proposed bonus facility, amenity or use will deliver an 
identifiable strategic need or benefit and that the proposed development will be of an appropriate bulk and 
scale and a standard of architectural and design quality appropriate within Perth as a capital city. 
 
The policy identifies the following list of categories eligible for bonus plot ratio: 
 
• Public spaces. Maximum 20% bonus 
• Pedestrian links. Maximum 20% bonus 
• Conservation of heritage places. Maximum 20% bonus 
• Provision of specific facilities on private land. Maximum 20% bonus 
• Residential Use: Maximum 20% bonus and 
• Special Residential use: Maximum 40% bonus (20% for special residential use or 40% for high quality 

hotel use). 
 

Where a bonus is sought for a facility or amenity falling within the Public Facilities and the Heritage categories 
under clause 28(2) of City Planning Scheme No. 2 and/ or a variation of plot ratio under clause 12 of the 
Deemed Provisions, or for a minor bonus at street level under clause 28(6) (ii) of City Planning Scheme No. 2, 
the Design Advisory Committee will be requested to provide advice on the extent of bonus plot ratio which is 
warranted.  
 
In the case of bonus plot ratio for a residential or special residential development the extent of bonus plot 
ratio will not be assessed, although for those hotel developments seeking the maximum 40% bonus plot ratio 
the advice of the Design Advisory Committee will be sought on whether the hotel development meets the 
criteria of a high-quality hotel as identified in the Bonus Plot Ratio Policy. 
 
Reference should be made to the Bonus Plot Ratio Policy for full details of how applications for bonus plot 
ratio will be assessed. 
 
Design Advisory Matters 
 
The Committee will also consider applications put before it for advice on design elements. In making any 
recommendation on these applications, the Committee will have due regard to the provisions of the City 
Planning Scheme No. 2, the Deemed Provisions and any Planning Policy adopted under the Scheme. 
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Register of Decisions of the Design Advisory Committee 
 
In order to ensure that bonus plot ratio is awarded consistently, effectively and equitably and that design 
advice is similarly provided on a consistent basis, the Committee will establish a register recording the 
following information: 
 
• Details of the development and facility seeking bonus plot ratio 
• Details of the development and major design issues to be addressed 
• The Committee’s recommendation of the proposal and 
• The Council's decision in regard to each application. 
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1. Declaration of Opening 
 
The Presiding Member declared the Design Advisory Committee Meeting for the City of Perth open at 3.08pm. 
 
2. Acknowledgement of Country 
 
The Acting Presiding Member read the acknowledgement of country: 
 
I respectfully acknowledge the Traditional Owners of the land on which we meet, the Whadjuk (Whad-juk) 
Nyoongar people of Western Australia, and pay my respects to Elders past and present. It is a privilege to be 
standing on Whadjuk Nyoongar country. 
 
3. Attendance 
 
Members in attendance 
 
Presiding Member David Karotkin 
  Warren Kerr 
  Andrew Howe 
  Stuart Pullybank 
State Government Architect  Melinda Payne  
General Manager, Planning and Economic Development Jayson Miragliotta 
 
Officers in attendance 
 
Chief Executive Officer Michelle Reynolds (retired 3.50pm) 
City Architect Craig Smith 
A/ Alliance Manager Development Approvals Dewald Gerwick 
Principal Statutory Planner Roberto Colalillo 
Statutory Planner, Development Approvals Ben Sharman 
3D Model Officer Shervin Family 
Governance Officer  Sarah Hingston 
 
Observers 
 
Deputy Lord Mayor  Sandy Anghie (retired 4.08pm) 
Councillor Dr Viktor Ko (retired 4.56pm) 
 
Deputations 
 
Alessandro Stagno Planning Solutions 
Steven Postmus CAPA 
Alan White MJA Studio 
Kukame McPierzie Woods Bagot 
Nick Ozich Brookfield 
Doug Rabach Brookfield 
Cliff Winby Brookfield 
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Peter Simpson PTS Town Planning 
 
3.1 Apologies and Members on Leave of Absence 
 
Apologies 
 
Chris Melsom 
 
Leave of Absence 
 
Nil 
 
4. Confirmation of Minutes 
   
 

 

Resolution 
 
Mover:  Melinda Payne 
Seconder:  Warren Kerr 
 
That the minutes of the Design Advisory Committee meeting held on 11 December 2020 be CONFIRMED as a 
true and correct record.  

CARRIED UNANIMOUSLY (6/0) 
 
For David Karotkin, Warren Kerr, Andrew Howe, Stuart Pullybank, Melinda Payne and Jayson 

Miragliotta 
Against  None 
 

 
5. Correspondence 
 
Nil 
 
6. Disclosures of Interests 
 
Nil 
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7. Reports 

 246 (Lots 1-3) Adelaide Terrace, Perth – Proposed Demolition of an Existing Office 
Building and the Construction of a 12-Storey Mixed Use Development Comprising of 283 
Hotel Rooms, Two Serviced Apartments, 10 Car Parking Bays and a Restaurant/Bar 
Tenancy  

Responsible Officer Ben Sharman, Statutory Planner, Development Approvals 
Voting Requirement Not applicable – Advice only 
Attachments/Presentations Attachment 7.1A – Location Plan 

Attachment 7.1B – Perspectives 
Attachment 7.1C – Development Plans 
 
A FTP Link is provided to Committee members with the Development Plans 
 
A verbal presentation will be given to the Design Advisory Committee 
regarding this application. 

 

Purpose 
 
To seek the Design Advisory Committee’s advice on this development application. 

 

Recommendation 
 

1. That the Design Advisory Committee CONSIDERS the design of the proposed 12-storey Mixed Use 
development comprising of 283 hotel rooms, two serviced apartments, 10 car parking bays and a 
restaurant/bar tenancy at 246 (Lots 1-3) Adelaide Terrace, Perth and provide advice on: 

 
1.1 compliance with the City’s Bonus Plot Ratio Policy 4.5.1 for the awarding of bonus plot ratio for 

the special residential use: 
 
1.2 the general design and aesthetic quality of the development including: 

a. its presentation to the street, particularly at the ground and podium levels;  
b. the proposed external materials and finishes; and 
c. landscaping treatments;  

 
1.3 the proposed variations to the side and rear building setback requirements of the City Planning 

Scheme No. 2 and Building Heights and Setbacks Policy (4.4) and their impact on the streetscape, 
adjoining developments and the local amenity; and 

 
1.4 whether the proposal adequately addresses the design principles of State Planning Policy 7.0 - 

Design of the Built Environment. 
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Background 
 
1. The subject site has a total area of 1,812m2 and is located on the northern side of Adelaide Terrace, 

Perth.  The site is currently occupied by a three-level brick office building with an at-grade car parking 
to the rear of the site.  Vehicular access is provided via an easement with reciprocal rights of use for 
access and car parking between the subject site and the adjoining lot at 250 Adelaide Terrace, Perth to 
the west.  
 

Landowner Desmond REDDIE, Littlesky Investments Pty Ltd, Vucak Nominees Pty Ltd, Jexa 
Nominees Pty Ltd, Pottsy Investments Pty Ltd, Moontree Holdings Pty Ltd, 
Wiseknight Investments Pty Ltd, Starsquad Pty Ltd, Vodice Investments Pty 
Ltd, Rimjet Holdings Pty Ltd, Twinsun Holdings 

Applicant  Planning Solutions 
Zoning   (MRS Zone) Central City Area 

(City Planning Scheme Precinct) Adelaide Precinct 13 
(City Planning Scheme Use Area) Office/Residential 

Approximate Cost   $52 million 
 
Details 
 
2. The application seeks approval to demolish the existing office building located on the site and to 

construct a 12-storey mixed-use development comprising of 283 hotel rooms, two serviced apartments, 
10 car parking bays and a restaurant/bar tenancy on the ground floor.   

 
3. Specific details of the proposed mixed use accommodation are as follows: 

 
Ground Floor  This level contains a reception/entry (85m2) and restaurant / bar with winter 

terrace (209m2) fronting Adelaide Terrace. A kitchen and back of house 
including managers office, staff facilities, bag store, laundry & linen, 
commercial waste room, residential bin stores and other services are located 
towards the rear of the ground floor. A loading zone, 10 bicycle bays and 10 
hotel car parking bays are provided with vehicular access along the western 
side of the subject site.  

Level 1 This level contains five, 48m2 hotel rooms to the rear of the site and one 29m2 
accessible hotel room. This level also includes three function rooms, a pre-
function room and mezzanine lounge including an outdoor terrace to Adelaide 
Terrace. A gym, swimming pool, light courtyard, business centre, toilets and 
mechanical services room are centrally located on this level. This level also 
contains a podium mechanical services room, exit stairs and lift lobby. 

Levels 2-10 Each level contains 31 hotel rooms comprising of 28, generally 24m2, two 30m2 
rooms and one accessible room of 29m2. Each level also consists of a hotel 
services/linen room, lift lobby and exit stairwells at the northern and southern 
ends of the hotel.  

Level 11 This level contains two serviced apartments of which each apartment consists 
of three junior suites, one penthouse suite, north and south facing terraces and 
main living areas. Each serviced apartment is approximately 435m2 in size. This 
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level also contains 2 x services/linen room and lift lobby and exit stairwells at 
the northern and southern ends of the hotel.  

Roof Level This level consists of the plant deck area which is screened from above with 
expanded mesh, lift overrun and exit stairs. 

 
4. The applicant has advised that the development has been designed to respond to the local context of 

Adelaide Terrace with high quality landscaping, a range of amenities and a ground floor restaurant and 
bar which increase activation at ground level.  

 
5. The applicant further advised the minimised podium and scalloped entry canopy above the ground level 

will provide a sense of human scale to the street. The setback of key portions of the side, rear and upper 
portions of the building will reduce the perceived mass of the building and its impact on neighbouring 
properties. The façade articulation and ‘wiggle’ is a direct response to neighbouring buildings. The 
introduction of simple block colouring and select material finishes aims to reduce the perception of bulk 
whilst also defining key features of the building including the entrance for wayfinding purposes. 

 
Compliance with Planning Scheme  
 
Land Use  
 
6. The subject site is located within the Office/Residential use area of the Adelaide Precinct 13 under CPS2. 

The Adelaide Precinct will be developed as a residential quarter accommodating a wide range of 
residential and visitor accommodation and employment opportunities serviced by activities which 
support these uses.  The Precinct will also accommodate offices, functioning as a secondary, less 
intensive, general office district and contain a mixture of general commercial activities of a kind that will 
contribute to residential amenity. 

 
7. ‘The proposed use of the building as a hotel/serviced apartment (‘Special Residential’) is a preferred ‘P’ 

use in the Office/Residential Use Area of the Adelaide Precinct 13 under CPS2.  The proposed ground 
floor restaurant/bar is a ‘Dining’ use which is a preferred (‘P’) use in this location. The first level function 
rooms are an ‘Entertainment’ use which is a contemplated ‘C’ use and therefore can be considered. 

 
Development Requirements  
 
9. Development within the Adelaide Precinct is to be at an intensity markedly lower than the city centre.  

It will generally be characterised by medium scale development.  Buildings will have a nil street setback 
and be of a low scale along the street frontage to provide a consistent and continuous urban edge.  
Additional building height will be set back from all lot boundaries.  Buildings should be designed to a 
high standard and evoke a sense of prestige. This will be further enhanced by grand scale boulevard 
planting along Adelaide Terrace.   

 
10. The proposal’s compliance with the CPS2 development requirements is summarised below: 

 
Development Standard Proposed Permitted/Required 
Maximum Plot Ratio: 4.02:1 (7,290m2) 

 
Base Plot Ratio 
4:1 (7,248m²) 
Maximum Bonus Plot Ratio 
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Development Standard Proposed Permitted/Required 
Inclusive of a bonus plot ratio 
0.2% (42m2) for ‘Special 
Residential’ use. 

of 50% consisting of a combination of 
any of the below: 
Special Residential Development (20% 
and 40% for high quality hotel 
maximum) 
Heritage Conservation/Public 
Facilities/Transfer Plot Ratio 
(20% maximum) 

Maximum Street (Podium) 
Building Height:  

9.3 metres 21 metres (maximum) 

Maximum Building Height: 44.25 metres  
with a 5-metre front setback 
 

No prescribed maximum height limit 
with a 5 metre setback up to 65 metres 
and a 10 metre setback above 65 
metres 

Setbacks: 
Side – West 
- Lower building level 
- Upper building level 

 
 
Side – East 
- Lower building level 
- Upper building level 

 
 
Rear 
- Lower building level 
- Upper building level  

 
 
Nil 
3 metres (with openings) 
5.59 metres (openings) 
 
 
Nil 
3 metres (with openings) 
5.59 metres (with openings) 
 
 
Nil 
3 metres (with openings) 
4.2 metres (openings) 

 
 
Nil (no openings/balconies) 
3 metres (no openings up to 65m)  
4 metres (openings up to 65m) 
 
 
Nil (no openings/balconies) 
3 metres (no openings up to 65m)  
4 metres (openings up to 65m) 
 
 
Nil (no openings/balconies) 
3 metres (no openings up to 65m)  
4 metres (openings up to 65m) 

Car Parking: 
Commercial Tenant 

 
10 bays 

 
18 bays (maximum) 

Bicycle Parking: 
Hotel/Special Residential 

 
10 bicycle bays and staff end of 
journey facilities 

 
94 bays including end of trip facilities 
(minimum) 

 

Bonus Plot Ratio  
 
11. In accordance with the provisions of CPS2, the site is eligible for 50% maximum bonus plot ratio which 

may be comprised of:  
 

• Public Facilities and Heritage: Maximum 20% bonus (includes public spaces, pedestrian links, 
provision of specific facilities on private land and conservation of heritage places).  

• Residential Use: Maximum 20% bonus.  
• Special Residential Use: Maximum 40% bonus (20% for a special residential use or 40% for high a 

quality hotel use). 
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12. The application is seeking the award of 0.2% bonus plot ratio or 42m2 of plot ratio floor area for a Special 

Residential use. Developments which incorporate a Special Residential use may be awarded bonus plot 
ratio of up to 20% where it is located within the area indicated on the Special Residential Bonus Plot 
Ratio Plan contained within CPS2. 

 
13. In support of the request the applicant has indicated: 
 

• “The proposed hotel and serviced apartments provide the following facilities and amenities; 
o a dedicated hotel entry lobby and reception area on the ground floor; 
o appropriate back of house and administration facilities, including housekeeping areas, staff 

facilities, office area and storage areas; and 
o bathroom facilities within hotel guest rooms that incorporate, at a minimum, a basin, shower 

and toilet, whilst laundry facilities are not provided within individual hotel guest rooms;  
 
• The proposed hotel provides a range of shared facilities for hotel guests, including first level 

communal terrace, a gym, mezzanine level bar, business centre, a heated swimming pool and pool 
deck; and 

 
• A commercial restaurant and bar area is also provided at the ground floor, along with function 

room facilities and mezzanine lounge/bar at Level 1. The provision of a range of shared facilities 
and amenities will contribute to an excellent standard of amenity for hotel guests.’ 

 
14. Noting the above, it is considered that the proposal generally satisfies the Policy requirements to be 

awarded bonus plot ratio of 20% for the provision of a new ‘Special Residential’ use.  
 
State Planning Policy 7.0 – Design of the Built Environment  
 
15. State Planning Policy 7.0 – Design of the Built Environment addresses design quality and built form 

outcomes seeking to deliver the broad economic, environmental, social and cultural benefits that derive 
from good design outcomes. It sets out the objectives, measures, principles and processes which apply 
to the design and assessment of built environment proposals through the planning system.  

 
16. The applicant has provided their response to the design principles of the policy, which is outlined below:  
 

Design Principle Comments 
1. Context and Character 
Good design responds to 
and enhances the distinctive 
characteristics of a local 
area, contributing to a sense 
of place. 

“The built form positively responds to the podium and tower approach 
contained in the planning framework. The podium responds to the lower 
height commercial buildings along Adelaide Terrace adjoining the site with 
the tower setback from boundaries to minimise any impact from building 
bulk while also providing natural light and ventilation to the proposed 
dwellings. The proposed development meets the Statement of Intent for the 
Precinct by providing a special residential development with activated 
ground level uses.” 

2. Landscape Quality 
Good design recognises that 
together landscape and 

“The development is considered to achieve high landscape quality and been 
informed through input from a landscape architect, in particular: 
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Design Principle Comments 
buildings operate as an 
integrated and sustainable 
system, within a broader 
ecological context. 

• The street awning has been designed to maintain existing street trees 
and permit further street tree growth. 

• Planters to street level and elevated to level 1 permitting a green 
presentation to the street. 

• Structured planters at termination of rear corridor for level 1 provide 
additional visual amenity for guests. 

• Structured planters act as a balustrade for top floor serviced 
apartments.” 

3. Built Form and Scale 
Good design ensures that 
the massing and height of 
development is appropriate 
to its setting and 
successfully negotiates 
between existing built form 
and the intended future 
character of the local area. 

“The development responds to the Adelaide Terrace street frontage through 
dining/entertainment tenancy and a generous multipurpose lobby. The 
development is of a scale that is consistent with the built form established 
for the Precinct. A two-storey podium is provided to the street achieving 
appropriate pedestrian scale. Permitter of main building is broken up through 
recessed elements and scalloped forms to moderate perceived building bulk. 
The provision of services and plant has been located behind the Adelaide 
Terrace frontage maximising the pedestrian experience.  
 
Overall, the scale of the building is not out of character with existing and 
future buildings in the immediate area. 

4. Functionality and Build 
Quality 
Good design meets the 
needs of users efficiently 
and effectively, balancing 
functional requirements to 
perform well and deliver 
optimum benefit over the 
full life-cycle. 

“The design is functional to both the intent of the Precinct and the design of 
the hotel. Waste collection is from within the development with a dedicated 
loading bay adjacent to the waste room. Waste vehicles can enter and exit 
the development in forward gear thereby ensuring pedestrian safety is 
maintained at all times. The booster cabinet has been orientated sideways 
to reduce the impact onto the street. The development comprises hard-
wearing materials requiring low maintenance.” 

5. Sustainability 
Good design optimises the 
sustainability of the built 
environment, delivering 
positive environmental, 
social and economic 
outcomes 

“The site is located on Adelaide Terrace which is a major public transport 
route. The site has good access to public open space along the foreshore. The 
site has good access to services and amenities. The development represents 
a significant investment into the local economy and will create substantial 
job employment. The completed development will contribute towards the 
tourism sector and facilitate social interaction within the food and beverage 
facilities on the ground floor.” 

6. Amenity 
Good design provides 
successful places that offer a 
variety of uses and activities 
while optimising internal 

“The building is designed in a highly attractive and responsive manner, 
enhancing the visual amenity of the local area. The development provides 
extensive facilities including a swimming pool and gym on level one for use 
of guests. A function centre with three separate but connectable function 
rooms are also available for guests and the wider community.” 
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Design Principle Comments 
and external amenity for 
occupants, visitors and 
neighbours, providing 
environments that are 
comfortable, productive and 
healthy 
7. Legibility 
Good design results in 
buildings and places that are 
legible, with clear 
connections and easily 
identifiable elements to help 
people find their way around 

“The scale of the built form is consistent with the vision for the area.  
The scallop podium with sweeping planters and façade treatments guide 
visitors to the entry of the building. Service areas/entries have been treated 
in charcoal tones as a recessive element to not detract patrons from the main 
entrance. The development provides an improved pedestrian amenity to 
Adelaide Terrace.” 

8. Safety 
Good design optimises 
safety and security, 
minimising the risk of 
personal harm and 
supporting safe behaviour 
and use. 

“Activated land uses to the street facing podium façade facilitate passive 
surveillance of the street. A well illuminated entry and lobby welcomes guests 
and visitors. The development minimises dark corners and spaces for 
entrapment.” 

9. Community 
Good design responds to 
local community needs as 
well as the wider social 
context, providing 
environments that support a 
diverse range of people and 
facilitate social interaction. 

“The provision of a function centre for the guests and wider community with 
ten accessible hotel rooms for guests requiring additional access 
requirements. A mix of room types have been provided for a diversity of 
occupation. The restaurant and bar on the ground floor provide additional 
opportunities for customers and employment as well as social interaction.” 

10. Aesthetics 
Good design is the product 
of a skilled, judicious design 
process that results in 
attractive and inviting 
buildings and places that 
engage the senses. 
 

“The built form positively responds to the podium and tower approach 
contained in the planning framework. Hard wearing materials have been 
proposed which reduces ongoing maintenance of the building. The colour 
palette is suited to the urban location whilst still referencing the nearby swan 
river limestone. A simple sweeping gesture encompasses the podium and 
contains all programme to this level. The simple sweeping gesture is repeated 
on the top levels facilitating the upper floor of the building to feel elevated 
and light. The detailing and external design treatments are intended to 
create a distinct built form outcome which relates to key elements of the local 
character.” 
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Presentation: Agenda item 7.1 246 (Lots 1-3) Adelaide Terrace, Perth – Proposed Demolition of an Existing 
Office Building and the Construction of a 12-Storey Mixed Use Development Comprising of 283 Hotel Rooms, 
Two Serviced Apartments, 10 Car Parking Bays and a Restaurant/Bar Tenancy. 
 
3:11pm The Statutory Planner, Development Approvals commenced the presentation and 

provided an overview of the proposed development application. The City Architect, 
Alliance Manager Development Approvals and Statutory Planner, Development 
Approvals then answered questions from the Committee. 

 
3:19pm The presentation concluded. 

 
Deputation: Agenda item 7.1 246 (Lots 1-3) Adelaide Terrace, Perth – Proposed Demolition of an Existing 
Office Building and the Construction of a 12-Storey Mixed Use Development Comprising of 283 Hotel Rooms, 
Two Serviced Apartments, 10 Car Parking Bays and a Restaurant/Bar Tenancy. 
 
3:20pm Alessandro Stagno introduced the members of the deputation and the deputies 

provided a comprehensive overview of the proposed development application. The 
deputies then answered questions from the Committee. 

 
3:50pm Michelle Reynolds retired from the meeting. 
 
4:02pm The deputation concluded, deputies left the meeting. 
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The Committee moved an alternate motion: 
 

Resolution 
 
Mover:  Stuart Pullybank 
Seconder: Andrew Howe 
 
That the Design Advisory Committee, having considered the design of the proposed 12-storey mixed use 
development comprising of 283 hotel rooms, two serviced apartments, 10 car parking bays and a restaurant/ 
bar tenancy at 246 (Lots 1-3) Adelaide Terrace, Perth advised that it:  
1. SUPPORTS the awarding of up to 20% bonus plot ratio for the special residential use under the provisions 

of the City’s Bonus Plot Ratio Policy 4.5.1 
2. Is generally SUPPORTIVE of the design and the podium frontage to Adelaide Terrace however considers 

that the design of the building tower facades, notably towards the street frontage, needs further 
consideration and requires further development 

3. Is NOT SUPPORTIVE of the proposed variation of the rear northern façade setback considering the 
potential future development at the neighbouring properties to the north 

4. CONSIDERS that the floor to ceiling height on the first floor needs to be made more generous than 
indicated on the plans noting that these will be publicly accessible gym and function spaces and 

5. The proposed podium roof on the street frontage is considered a lost opportunity and should be FURTHER 
CONSIDERED as a potential landscape space and/or private outdoor areas to the adjoining rooms, to offer 
improved visual amenity from above. 

CARRIED UNANIMOUSLY (6/0) 
 
For David Karotkin, Andrew Howe, Warren Kerr, Stuart Pullybank, Melinda Payne and Jayson 

Miragliotta 
Against  None 
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 1 and 21 (Lots 1334 and 1335) Mounts Bay Road, Perth – Amendments to the Approved 
Alterations and Additions to the Elizabeth Quay Bus Station including the Refurbishment 
of the Transit Hall, Construction of an Office Building and Modifications to the 
Landscaped Plaza 

Responsible Officer Roberto Colalillo, Acting Principal Statutory Planner, Development 
Approvals 

Voting Requirement Not applicable – Advice only 
Attachments/Presentations Attachment 7.2A – Location Plan 

Attachment 7.2B – Perspectives 
Attachment 7.2C – Development Plans 
Attachment 7.2D – Existing and Proposed Development Plans 
Comparison 
 
An FTP Link is provided to Committee members with the Development 
Plans 
 
A verbal presentation will be given to the Design Advisory Committee 
regarding this application. 

 

Purpose 
 
To seek the Design Advisory Committee’s advice on this development application. 

 

Recommendation 
 
1. That the Design Advisory Committee CONSIDERS the design of the proposed amendments to the 

approved alterations and additions to the Elizabeth Quay bus station including the refurbishment of the 
transit hall, construction of an office building and modifications to the landscaped plaza at 1 and 21 
(Lots 1334 and 1335) Mounts Bay Road, Perth and provides advice on: 
 
1.1  the general design and aesthetic quality of the development including: 

a. the revised form and scale of the office building;  
b. the revised function, layout and integration of the landscaped plaza area, with particular 

attention to the proposed fencing element; and 
c. the revised development’s integration with the surrounding buildings and context.  

 
1.2 whether the proposal adequately addresses the design principles of State Planning Policy 7.0 - 

Design of the Built Environment. 
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Background 
 
1. The subject area is located within the Perth Convention and Exhibition Centre (PCEC) site which 

comprises a complex land title arrangement, including three dimensional titles, leases and easements. 
The subject application relates to Lot 1335 being the Elizabeth Quay Bus Station lot and Site 3 on Lot 
1334, which extends over the Bus Station and includes the Ernst and Young (EY) Building.  

 
2. To the north of the site is Brookfield Place, with the recently completed Brookfield Tower 2 fronting 

Mounts Bay Road. Several pedestrian bridges link the northern and southern sites over Mounts Bay 
Road. To the east of the site is the Elizabeth Quay Train Station with Elizabeth Quay further east. To the 
south of the site is the PCEC, road infrastructure with the Swan River further south. The Adina Hotel is 
located to the west of the site.  

 
3. The subject site is located within a Metropolitan Region Scheme (MRS) reserve for ‘Public Purposes – 

Special Uses’. Development on land reserved under the MRS is ordinarily determined by the Western 
Australian Planning Commission (WAPC). The City is a referral agency in such cases and provides its 
recommendations to the WAPC. However, applications with a development value exceeding $20 million 
are required to be determined by the City of Perth Local Development Assessment Panel (LDAP). Officers 
at the Department of Planning Lands and Heritage (DPLH) are responsible for preparing the report and 
recommendation to the LDAP, with input from the City for consideration as part of their assessment of 
the application.   

 
4. An application for the partial redevelopment of the podium (transit hall) level of the existing Elizabeth 

Quay Bus Station, construction of a nine-level office building above, provision of a childcare centre and 
modifications to the existing landscaped plaza was conditionally approved by the City of Perth Local 
Development Assessment Panel (LDAP) on 18 December 2018. The subject application seeks to extend 
the approval period and amend various elements of the approved development.  

 
Landowner Public Transport Authority of Western Australia 
Applicant  PTS Town Planning Pty Ltd 
Zoning   (MRS Reserve) Public Purposes – Special Uses 
Approximate Cost   $122 million (original cost) 

 
Details 
 
5. The application seeks amendments to the existing approval for the partial redevelopment of the subject 

area including:  
• extending the period within which the development approved must be substantially commenced 

by an additional two (2) years; 
• deleting the proposed childcare centre from the rear of the EY Building; 
• modifying the design of the office building, by: 

o increasing the number of storeys above the transit hall by three storeys, for a total of 12 
storeys, which increases the overall height from RL56.87 metres to RL64.15 metres 
(excludes plant); 

o extending the office floor plate to the south; 
o amending the architectural design of the transit hall and office building; 
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o amending the office arrival and mezzanine experience; and 
• amending the landscape design to provide for active recreation and the provision of amenities. 

 
6. Additional details of the proposed amendments are as follows: 

 

Ground Floor • Amended structure supports 
• Amended plant and service provision 

Podium (Plaza) Level • Amended EOT Lift Lobby and stair configuration 
• Amended internal stair configuration adjacent to the PTA office and to the 

south 
• New landscape improvements to the plaza 

Exchange Floor (Level 1)  • Amendments to the entry to provide an open lobby arrival along the eastern 
side of the floor 

• Internal alterations 
Service Mezzanine • Amendments to the services and end of trip facilities 
Office Levels • Amendments the front elevation form to create a fold in the facade 

• Extending the office footprint to the south and amending to an angled 
facade 

• Three additional office levels 
• Internal alterations 

Roof Level • Amendments to the roof top amenities and terrace area and plant 
 
7. The applicant advises the following with regards to the proposed amended design of the approved 

development: 
 

“The proposed amendments to the built form have resulted from a rigorous design review process 
following the original approval. The amendments to the built form continue the lineage of Perth civic 
buildings. The curved building corners, subtle façade inflections and solid horizontal façade banding sets 
the building apart from the more uniform neighbouring buildings’ glass facades giving it a distinct and 
memorable identity. 
 
The upper office levels have a strong linear expression and appear more open with full height glazing 
along the building’s entire perimeter. In contrast, the transit hall below features a solid, perforated brick 
envelope that allows integration into the civic fabric. The core is set back from the façade and is visibly 
expressed through adjustments in the facade banding along the West, while allowing the glazed façade 
to wrap around the entire building form.  
 
The materiality clearly expresses the functions of the building: the brick base of the PTA transit hall 
possesses a civic quality that references other important civic landmarks in the city. The design of the 
commercial office levels above relates more to the sleek office buildings of the area. 
 
The key change to the landscape plaza is to create an active recreation area that has a greater amenity 
and function relative to the site than the previous passive recreation area. The landscape design provides 
optimal levels of connectivity, external amenity, functionality and weather protection while encouraging 
social inclusion, equitable access and respect for the public and neighbours. The balance of soft and hard 
landscaping to the outdoor spaces of the plaza and the exchange level above is a critical component of 
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the design resulting in a well-integrated, engaging place that contributes to the local character of the 
area.” 

 
Compliance with Planning Scheme  
 
Land Use  
 
8. The expanded use of the site for public transport and office purposes is generally consistent with the 

purpose and intent for which the land is reserved for ‘Public Purposes – Special Uses’ under the 
Metropolitan Region Scheme (MRS). Whilst the MRS Reservation does not provide for any specific land 
use permissibility, the site currently contains the Elizabeth Quay Bus Station and includes the adjacent 
EY Office building, which indicates that an office building on the site is appropriate under the 
Reservation.  

 
9. The uses are also generally consistent with the intent of the wider St Georges Precinct (P6) under CPS2 

which identifies the intent for the subject area to remain a major public transport terminus for buses 
and continue to provide a safe and convenient public transport facility with ancillary services.  

 
Development Requirements  
 
10. Whilst the Scheme provisions are not relevant to the site, it is desirable to consider the relevant CPS2 

Statement of Intent for the Precinct and relevant policies guiding design and amenity. In particular, the 
Statement of Intent outlines improved north-south pedestrian links across the Precinct from the City 
Busport are highly desirable and should be promoted. 

 
11. It is noted that there are no development standards or requirements under the MRS. 
 
State Planning Policy 7.0 – Design of the Built Environment  
 
12. State Planning Policy 7.0 – Design of the Built Environment addresses design quality and built form 

outcomes seeking to deliver the broad economic, environmental, social and cultural benefits that derive 
from good design outcomes. It sets out the objectives, measures, principles and processes which apply 
to the design and assessment of built environment proposals through the planning system.  

 
13. The applicant has provided their response to the design principles of the policy, which is outlined below:  
 

Design Principle Comments 
1. Context and Character 
Good design responds to 
and enhances the distinctive 
characteristics of a local 
area, contributing to a sense 
of place. 

“Esplanade Plaza aims to continue the lineage of great Perth civic buildings. 
The overall massing of the building boldly expresses the program. The 
exchange level base is separated from the office levels above by a landscaped 
recess that accommodates the main entrance lobby, the EOT facilities, 
conference facilities and an expansive external covered landscaped area 
toward the South and East that allows the plaza level landscaping to extend 
up the building.  
The upper office levels have a strong linear expression and appear more open 
with full height glazing along the building’s entire perimeter. In contrast, the 
transit hall below features a solid, perforated brick envelope that allows 
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Design Principle Comments 
integration into the civic fabric. The design of the transit hall reinforces the 
local distinctiveness of the streetscape and responds sympathetically to the 
Convention Centre towards the South, EY to the East and the open spaces 
toward the West and East.” 

2. Landscape Quality 
Good design recognises that 
together landscape and 
buildings operate as an 
integrated and sustainable 
system, within a broader 
ecological context. 

“Esplanade Plaza presents a unique opportunity to create a new destination 
for the southern edge of the city, supporting and connecting to Elizabeth 
Quay. It will be a diverse and adaptable public realm that enhances the site’s 
current function as a break-out space between the Elizabeth Quay train and 
bus stations.  
 
The landscape design provides optimal levels of connectivity, external 
amenity, functionality and weather protection while encouraging social 
inclusion, equitable access and respect for the public and neighbours. The 
balance of soft and hard landscaping to the outdoor spaces of the plaza and 
the exchange level above is a critical component of the design resulting in a 
well-integrated, engaging place that contributes to the local character of the 
area. The active plaza and the interfacing transit hall F&B configuration offer 
a great mix of opportunities for the public to meet and socialise, bringing 
vitality and identity to a place.” 

3. Built Form and Scale 
Good design ensures that 
the massing and height of 
development is appropriate 
to its setting and 
successfully negotiates 
between existing built form 
and the intended future 
character of the local area. 

“Esplanade Plaza’s form and scale responds to the existing surrounding built 
fabric in a considered manner, mitigating the potential for negative amenity 
impacts on both private land and the public realm. The overall scale, massing 
and height responds positively to the general pattern of heights and views of 
neighbouring buildings, reinforcing a coherent local identity. The Northern 
and Southern façades are responsive to the convention centre and the 
Mount’s Bay road city address in terms of materiality, setbacks and form. The 
orientation, proportion, composition, and articulation of the built form is well 
suited to the building’s purpose while contributing positively to the character 
of adjacent streetscapes and parks and providing good amenity for people at 
the plaza level. 
 
The overall external envelope is responsive to its context and engages the 
neighbouring buildings and open spaces through contrasts in its material 
palette and through deliberate inflections in the North and South facades. 
The glazed office level façade corners are curved setting the building apart 
from the other glass towers in the area.” 
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Design Principle Comments 
4. Functionality and Build 
Quality 
Good design meets the 
needs of users efficiently 
and effectively, balancing 
functional requirements to 
perform well and deliver 
optimum benefit over the 
full life-cycle. 

“Esplanade Plaza is well detailed throughout and finished to be durable and 
easy to maintain. Floor plates are highly functional and efficient due to the 
structural grid and core design that maximizes views toward the river, 
Elizabeth Quay and Kings Park.  
 
The services/plant design is highly integrated and optimized avoiding any 
detrimental impact on the building’s appearance, functionality and 
serviceability. Services have been neatly consolidated on the roof where it is 
screened from neighbouring buildings and set back from the façade allowing 
full vision glass for the entire building façade. Lower level ventilation is 
discreetly integrated into the horizontal façade banding.” 

5. Sustainability 
Good design optimises the 
sustainability of the built 
environment, delivering 
positive environmental, 
social and economic 
outcomes 

“Esplanade Plaza is structured around the concepts of sustainability and 
building longevity and incorporates a number of strategies to achieve a 
positive environmental outcome:  
 
• climate and location suitable plant species selection; 
• extensive landscaping throughout the plaza and exchange levels;  
• 5 star Greenstar Rating and Section J Compliance; 
• energy efficient fittings and fixtures; 
• water efficient fittings and fixtures;  
• specification of locally sourced materials; 
• proximity to public transport; 
• generous bicycle parking and EOT facilities; 
• low-maintenance, long life-cycle, recyclable materials; 
• efficient building plant services; and 
• maximized natural daylight penetration and uninterrupted views.” 

6. Amenity 
Good design provides 
successful places that offer a 
variety of uses and activities 
while optimising internal 
and external amenity for 
occupants, visitors and 
neighbours, providing 
environments that are 
comfortable, productive and 
healthy 

“Esplanade Plaza incorporates a mix of uses that work together to create a 
vibrant precinct that responds to the diversity of the local community and 
culture. The building capitalizes on the existing embedded public transport 
nodes and the precinct offers a range of uses and activities that contribute 
to the vitality of the place at different times of the day, week and year.  
 
The external spaces provide welcoming, comfortable environments that are 
universally accessible, with effective shading as well as protection from 
unwanted wind, rain, traffic and noise. Spaces are appropriately sized, 
comfortable and easy to use and furnish, with good levels of daylight, outlook 
and potential for natural ventilation.  
 
The plaza level around the building includes both active and passive 
landscape elements coupling respite with activity. The plaza is a multi-use 
public area with a variety of retail spaces with expansive views to the 
neighbouring active and passive landscaped areas and Elizabeth Quay 
beyond.” 
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Design Principle Comments 
7. Legibility 
Good design results in 
buildings and places that are 
legible, with clear 
connections and easily 
identifiable elements to help 
people find their way around 

“The Esplanade Plaza and surrounding precinct is easy to navigate, with 
recognizable routes and entry points while being well-connected to the 
existing movement networks. Sightlines are well-considered and the built 
form responds appropriately to important vantage points particularly along 
the Northern and Eastern elevations.  
 
Pedestrian and cyclist movement through the site and the building is fully 
accessible, logical, intuitive and safe. The form and materiality of the plaza 
level gives clear visual cues as to the street hierarchy. Access and circulation 
within the development contributes to a fine-grain network of direct and 
connected routes within and beyond the site. Large non-permeable blocks 
are avoided.  
 
The hierarchy of spaces within the building is clearly defined with easily 
identifiable entries and exit routes. The change in functions of the different 
levels of the building are clearly expressed externally and internally both 
through form and materials.“ 

8. Safety 
Good design optimises 
safety and security, 
minimising the risk of 
personal harm and 
supporting safe behaviour 
and use. 

Opportunities for passive surveillance of public and communal areas have 
been maximized and all secure access points have been clearly defined, are 
well-lit, easily maintained and appropriate to the purpose of the 
development. Sightlines through the site have been well considered. 
A number of specific planning initiatives are incorporated to optimize safety 
and security:  
 
• easily identified and well-lit entries; 
• articulation of distinct lobbies distributed across different frontages to 

maximize passive surveillance; 
• lobbies are clearly defined from the public space and easily accessible; 
• public domain design encourages pedestrian flow through and around 

the site; 
• the footpaths are designed with comfort and safety of pedestrians and 

cyclists as a priority; 
• spaces are open, well-lit both with natural daylight and artificial lighting 

during the night; 
• safety access systems have been carefully considered for all levels of the 

building; and 
• landscaping elements have been arranged to allow sufficient clearances 

to ensure safe pedestrian movement on the Plaza and Exchange levels. 
“ 

9. Community 
Good design responds to 
local community needs as 
well as the wider social 
context, providing 
environments that support a 

“The development aims to create an inclusive public destination amenity 
through the provision of the multi-purpose sports court, BBQ facilities, 
lockers, fixed seating, flexible furniture, ping pong tables, shaded areas and 
soft landscaping.  
 
The retail areas on the plaza level connects the PTA hall interior with the 
neighbouring landscape to create social spaces that connect people. Daylight 
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Design Principle Comments 
diverse range of people and 
facilitate social interaction. 

and visual connection into the PTA transit hall have been maximized through 
large glass openings and retractable doors. 
  
The active plaza encourages social engagement and physical activity in an 
inclusive, equitable manner and considers how the activities inside buildings 
can bring life and activity to public spaces. The precinct has been deliberately 
configured to accommodate change over time, creating continuity with the 
past and responding to new social, market or environmental demands.  

10. Aesthetics 
Good design is the product 
of a skilled, judicious design 
process that results in 
attractive and inviting 
buildings and places that 
engage the senses. 
 

“Esplanade Plaza is the result of a rigorous design process that has 
undergone multiple iterations to arrive at the proposed scheme which 
elegantly resolves the many competing challenges of the site and the building 
program. A host of challenging functional requirements have been resolved 
in an elegant and coherent design outcome. The result is a highly functional 
building with a dynamic form that is responsive to its context, has a unique 
identity and engages in dialogue with the neighbouring buildings.  
 
Through its careful expression of scale and materiality, the building is inviting 
to its users and to the general public. Material selection and building 
detailing is of a high quality, expresses a unique identity that complements 
the neighbouring buildings.  
 
The material palette of the architecture is restrained, and has a timeless 
quality. Careful consideration has been made in to the longevity of materials. 
Materials have been chosen to withstand the Perth climate and to enhance 
the building’s aesthetic qualities over time. The material choices throughout 
the development have also been chosen to relate to the history of the site 
and the broader urban context.” 
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Presentation: Agenda item 7.2 1 and 21 (Lots 1334 and 1335) Mounts Bay Road, Perth – Amendments to the 
Approved Alterations and Additions to the Elizabeth Quay Bus Station including the Refurbishment of the 
Transit Hall, Construction of an Office Building and Modifications to the Landscaped Plaza 
 
4:05pm The Principal Statutory Planner commenced the presentation and provided an 

overview of the proposed development application. The City Architect, Alliance 
Manager Development Approvals and Principal Statutory Planner answered questions 
from the Committee. 

 
4:08pm Deputy Lord Mayor Sandy Anghie retired from the meeting. 
 
4:14pm The presentation concluded. 

 
Deputation: Agenda item 7.2 1 and 21 (Lots 1334 and 1335) Mounts Bay Road, Perth – Amendments to the 
Approved Alterations and Additions to the Elizabeth Quay Bus Station including the Refurbishment of the 
Transit Hall, Construction of an Office Building and Modifications to the Landscaped Plaza 
 
4:15pm Peter Simpson introduced the members of the deputation and the deputies provided 

a comprehensive overview of the proposed development application. The deputies 
then answered questions from the Committee. 

 
4:40pm Warren Kerr left the meeting. 
 
4:56pm The deputation concluded, deputies and Councillor Viktor Ko retired from the meeting. 
 
5:08pm Jayson Miragliotta left the meeting. 
 
5:19pm Jayson Miragliotta re-entered the meeting. 
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The Committee moved an alternate motion: 
 

Resolution 
 
Mover:  Andrew Howe 
Seconder: Stuart Pullybank 
 
That the Design Advisory Committee, having considered the design of the proposed amendments to the 
approved development at the Elizabeth Quay bus station including the refurbishment of the transit hall, 
construction of an office building and modifications to the landscaped plaza at 1 and 21 (Lots 1334 and 1335) 
Mounts Bay Road, Perth advised that it:  
1. Is SUPPORTIVE of the architectural improvements to the building design including the modified entry 

foyer, the modified facades, the modified height and the reduction in the southern setback 
2. NOTES the generous public gesture in developing a public space and seeking to improve the activity and 

security of the current underutilised public space 
3. EXPRESSES CONCERN with the impact of the hard stand of that scale on the current main access and entry, 

as well as the natural desire lines of pedestrian movement between the city (and the train station) and 
the PCEC, and the environmental impact in terms of loss of established tree canopy (noting that there is 
replacement landscaping) and 

4. RECOMMENDS the landscaping proposal be reconsidered to improve the open space active interface with 
the PCEC, and considering alternative options for the hard court including potentially alternative location 
options for one or two half courts which would allow for potential improved pedestrian movement 
through the space, and careful reconsideration of any fencing noting the fencing as proposed on the plans 
is not supported.  

CARRIED UNANIMOUSLY (6/0) 
 
For David Karotkin, Andrew Howe, Stuart Pullybank, Melinda Payne and Jayson Miragliotta 
Against  None 
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8. Motions of which Previous Notice has been Given 
 
Nil 
 
9. General Business 
 
Nil 
 
10. Items for Consideration at a Future Meeting 
 
Nil 
 
11. Closure 
 
The Presiding Member declared the meeting closed at 5.27pm. 
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