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Executive
Summary
Edge Visionary Living and Hillam Architects are delighted to make an application for this deﬁning
Gateway Precinct development on Reserve Street, Scarborough.
We are excited with the prospect of delivering what will be the very best integrated mixed use project to
the Scarborough beachfront.
This signiﬁcant site sits at the Northern end of the Gateway Precinct Zone. This calls for developments
to respond to the relaxed coastal setting by emphasising a relaxed coastal aesthetic, provide signiﬁcant
landscaping and ensuring a “softening” of the built form. The design of The Dunes has speciﬁcally taken
on coastal cues and a softer curved form to meet this objective.
Its premium location makes it ideally suited to the Edge and Hillam brands. We focus on delivering
apartments that will offer the ideal opportunity for owners looking for a premium apartment lifestyle.
This development will provide absolute beachside living within the revitalised Scarborough precinct, and
is well positioned with an easy commute to the Perth CBD.
In line with the Precinct Plan’s built form direction of a relaxed and “soft” approach to the built form,
the subtle and organic form of the Architecture allows the development to sit comfortably, nestled into
The Dunes. Capturing the character and context of the area, this development will bring a new level of
design sophistication to Scarborough.
The aim of our proposal is to deliver reduced bulk over the site, reduce the height and scale of the
podium, and provide increased building separation, all in comparison to the guideline scheme. This
approach will provide greater beneﬁt with regards to the pedestrian experience, improving view
corridors, as we have incorporated two buildings in lieu of potentially three buildings as set out in the
guideline scheme.
The extensive provision of community beneﬁts presented as part of our application will provide much
needed additional vehicle public parking for the area, improve pedestrian and vehicle pathways through
and around the site to the beach, as well as providing a sophisticated café and restaurant commercial
offering complementing the existing amenity along The Esplanade.
The executive summary highlights the central themes relating to this application with more information
available in the highly detailed sections of report following.

BOTANICAL - SUBIACO

VANTAGE - RIVERVALE

LUMIERE - SOUTH PERTH

VANTAGE - RIVERVALE

LUMIERE - SOUTH PERTH

EDEN - FLOREAT

RIVERE - CANNING BEACH

RIVERE - CANNING BEACH

EDEN - FLOREAT

Creating vibrant living spaces and distinct apartment communities is second nature to Edge
Visionary Living. Our Architectural background ensures intelligent and sophisticated design
solutions are the focus of each and every project. Premium and highly sought after locations,
quality living spaces, ﬁnishes and premium lifestyle amenities. All of these key components
combine to offer our clients truly exceptional and unique lifestyle experiences.
A progressive, innovative and design-orientated ﬁrm based in Subiaco, Western Australia.
Our ethos is simple; to design and create stylish and imaginative buildings in which form and
function work together in perfect partnership.
PROJECT TEAM
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Engaging with
the Community
1

Met with the Council of Owners of 1 Reserve St
(on two occasions)

2

Met with the Council of Owners of Bluewater
(on two occasions)

3

Met with the developer of Beach Shack

4

Have extended an invitation to meet with Observation Rise
Council of Owner, meeting to take place following the DA
submission.

5

We conducted a street survey along The Esplanade and
engaged with both local residents and visitors.

6

We held an open community consultation evening within the
Scarborough precinct which attracted a signiﬁcant number of
interested parties. As part of this open evening we organised
for our Consultants to be on hand to discuss and answer
queries on some of the key areas such as:
-

Architecture
Planning
Parking and Transport
Landscaping

Overall the evening was well received and we had a lot of
positive feedback generally from the attendees.
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Community
Consultation
From the very beginning, Edge Visionary Living committed to a thorough
engagement process, creating a “best practice” strategy to clearly
communicate the project vision and intent. Working hand in hand with the
Community Needs Assessment, The Dunes Scarborough has been informed by
considerable engagement with the community and stakeholders. We have seen
this engagement as critical to delivering a quality development, allowing the
community to shape community beneﬁt opportunities on offer.
The initial consultation phase was promoted through a newspaper
advertisement, a ﬂyer letterbox drop (over 500 delivered) and direct
correspondence to interested stakeholders. It was facilitated through an online
survey, intercept surveying near the development site, stakeholder meetings,
kitchen table conversations and a community drop-in event.
Although there were quite naturally a wide range of views and opinions, the
vision for The Dunes Scarborough was acknowledged by many as a signiﬁcant
step in the right direction.
Key ﬁndings from the consultation included:
• An overall support for the development at 75%.
• A corner park is highly valued.
• Any commercial offering should be different to what is already on offer
in Scarborough. The community would like to see more reﬁned dining
opportunities.
• Desire for more public facilities such as drinking fountains, public toilets and
lockers.
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Engaging with the
Authorities
•

DevWA and DRP engagement, seeking early feedback before the formal DRP

•

Engagement with the City of Stirling

•

Engagement with the Department of Communities

•

Early engagement with Main Roads. This has resulted in the Eastern
boundary of our site being “future proofed” to a large degree, in making
allowance for additional Main Roads future widening, should it be required.
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Our next steps...
• Building bulk has been signiﬁcantly scaled back to ﬁt with 30 m x 35 m
guidance. Reduction to Podium bulk scaled back and compelling tower
form retained.
• A public lookout space is proposed at the terminus of Reserve Street drawing beach goers North, framing the Ocean.
• The Corner Park has increased in size with coastally appropriate
landscaping. New commercial tenancies and a public lookout activate
this space. The shape of the podium takes cues from the adjacent dunes
and view orientations shaped towards the coast.
• An open air, private road now divides the site, providing safe, legible
access to adjacent sites. Provision of road now allows those
neighbouring lots direct access to the Beach edge.
• The project is targeting a 5-star Green Star Design & As-Built
rating which is considered Australian excellence and is well above
minimum requirements for new developments. More information
can be found in Appendix I - ESD Report.
• Pedestrianisation of Reserve St provides activation of the corner
and the Beach Edge whilst allowing a pedestrian linkage from the
East to the West of the site.
• Landscaping buffers differentiate between private terraces and the
public domain.
• Less than 5% of Apartments have Southern facing aspect only.
• Dune shape encouraging views to the North & South of the podium.
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Our next steps...
$GGLWLRQDO&ULWHULD0HWIRU%RQXV+HLJKW3URYLVLRQ

5 Star
Green Star

150
Public
Carbays

Open Air
Street

Design
Excellence

15%

28 DOC
+ 11 NDIS
Apartments

Affordable
Housing

:LGHU&RPPXQLW\%HQHƮWVSURYLGHG

Corner
Park

‘Sandbox‘
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/ ‘Beachshop’
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Public
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Wine Bar

+8500sqm
Community
Benefit
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Community
%HQHƮW

p7KHSURSRVDOZLOOJRDERYHDQGEH\RQGH[SHFWDWLRQV
GHOLYHULQJDQXQSUHFHGHQWHGOHYHORIEHQHƮWWKDWZLOO
EHDVLJQLƮFDQWDVVHWWRWKH6FDUERURXJKFRPPXQLW\q

•

The provision of 150 public car park bays which goes beyond expectations and will provide much
needed undercover and secure car parking.

•

The provision of a publicly accessible vehicle and pedestrian laneway which provides
unencumbered access to our neighbours to the North.

•

The provision of 15% of dwellings being offered as both affordable housing and NDIS dwellings
which we have extensive and recent experience in procuring & delivering. This will equate to 39
units which would be made up of 28 affordable housing units, and 11 NDIS units (10 + 1 onsite carers
unit).

•

Additional provision included for the potential future road widening of West Coast Highway. In
consultation with Main Roads, and although some uncertainty remains, we have made provision to
our Eastern boundary over and above the requirements.

•

Provision of a vibrant community corner park which will improve the streetscape, provide
additional seating opportunities, and also improve existing access to the beach.

•

Two new hospitality venues are proposed; a beach side café/shop at The Esplanade, and also the
provision of restaurant/wine bar on level 1 which will capture magniﬁcent views across the ocean.

•

Public Lookout offering a unique public infrastructure on private land. This partly sheltered space
will provide a lookout of the ocean and sunset.

•

The provision of a public community room ‘The Sandbox‘ which can be hired out as a functional
space for local residents, local community groups and parents groups.

•

Public toilets, including disabled facilities, and an end of trip facility which will complement
the café and give provision to cyclists as a destination point.

•
•

Greatly enhanced pedestrian environment through the provision of high quality landscaping
to public realm.
Activation along Reserve Street creates an active and safe environment with high levels of

passive surveillance.
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Meeting and Exceeding
The Vision & Scheme
Objectives
The Development is seeking a height variation under the Design Guidelines for
bonus height. The following points outline the justiﬁcations for variation to height
in relation to our application:
Design Excellence
5 Star Green Star – Design & As-Built
Signiﬁcant community beneﬁt
Provision of additional public car bays – over and above the requirements,
which will be ceded to the City of Stirling to operate.
Provision of improved view corridors from the North to South due to the
considered arrangement of the buildings and increased building separation.
Provision of extensive public facilities and amenity
Improvement of pedestrian wayﬁnding to and from the beach.

p2XUSURSRVDOLVWKHSURGXFWRIDQ
H[WHQVLYHHQJDJHPHQWZLWKORFDO
DXWKRULWLHVDQGFRPPXQLW\UHVXOWLQJLQ

Consistent with the scheme, all proposed land uses are Preferred or Contemplated
in the Gateway Precinct. The development allows for future road widening, and is
consistent with the objectives of the Scheme in delivering:
Economic Wellbeing
Urban Efﬁciency
Connectivity

DQXQSUHFHGHQWHGOHYHORIFRPPXQLW\

Social Inclusion

EHQHƮWDQGH[HPSODU\GHVLJQTXDOLW\q

Environmental Integrity
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Built Form

p7KHSURSRVDOIRUPVDQDSSURSULDWHDQGJHQXLQH
UHVSRQVHWRLWVXQLTXHFRDVWDOFRQWH[WUHVSHFWIXOO\
LQWHJUDWLQJLWVHOILQWRWKHH[LVWLQJXUEDQDQGQDWXUDO
IDEULFRIWKH6FDUERURXJKEHDFKIURQWq

• The form is inspired by the sand dunes that are captured in the surrounding
natural landscape with reference to ripples and patterning that are
effectively present.
• The highly considered conﬁguration of apartments grants key view corridors
towards the ocean for neighbouring residents, thus allowing for framed
views.
• The highly articulated podium form is responsive and sympathetic to its
surroundings. By increasing the Podium setback on the South West corner, a
Corner Park is created.
• Podium edges are softened with recessed planting to create a buffer
between private terraces and the public domain along the Beach Edge.
• Pedestrian Links allow for greatly enhanced pedestrian environments
developed through the provision of high quality landscaping in the public
realm.
• Exemplary design quality extended into public realm through landscape
additions to South-West corner of site.
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Design WA Performance
The 10 principles that underpin Design WA:
Context and character
State Planning Policy 7.3

Residential
Design Codes
Volume 2 - Apartments

Good design responds to and enhances the distinctive characteristics of a local area,
contributing to a sense of place.

How proposal addresses 10 principles:
Podium form and design reﬂect local sand dunes in Scarborough. ‘Cafe/
Beach Shop’ introduces 99sqm of public alfresco area to take advantage
of beach front location. The Corner Park enhances quality of public realm
along The Esplanade.

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

Soft landscaping throughout structure. 750sqm of deep soil area on ground
ﬂoor plane, including Corner Park.

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.

Functionality & 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.

Highly articulated building form is responsive and sympathetic to its
surroundings. Upper volume setbacks exceed the building separation
guideline in the Residential Design Codes of 24m.

65% cross ventilation to 258 apartments. 89% apartments exceed solar
access requirements. Lobbies and corridors within Upper Volume are
designed to maximise access to light and ventilation. 15% of apartments
are Affordable Housing Apartments.

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

The project will achieve a 5 Star Green Star Design. Refer to ESD report for
further information.

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.

STATE PLANNING
POLICY 7.0
DESIGN OF THE BUILT
ENVIRONMENT

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.

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

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

The proposal includes 3073sqm residential amenity to the top of podium.
Public amenities include : Corner Park, Cafe, Wine Bar, Community Room &
Public Lookout Space.
Corner Park and Beach Edge serve as the connecting dot for residents and
allows for an activated beachfront whilst creating a pedestrian linkage
from the North to the South of the site increasing legibility and improved
pedestrian wayﬁnding.
Clearly deﬁned building entry points creates active and safe environment
with high levels of passive surveillance. 100% of Ground Floor sleeved
with active uses (excluding 6m vehicular crossover). Pedestrianisation of
Reserve St improves safety of public realm.
The proposal includes 8539sqm of community beneﬁts, comprising of
‘Sandbox‘ Community Room, Public Lookout Space, End of Trip facilities
and 150 public car bays. 304sqm Corner Park beneﬁts wider Scarborough
community.

Aesthetics
For a Better
Built Environment

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 breaking of the podium mass and organic Upper Volume forms are the
result of a design driven approach to the project.
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Location & Context
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COMMUNITY
021

Stakeholder &
Community
Engagement
Engagement provided an opportunity for Scarborough residents, workers and
visitors to have their say on the community beneﬁt opportunities within the
development.
Consultation was promoted through a newspaper advertisement, a ﬂyer
letterbox drop (over 500 delivered) and direct correspondence to interested
stakeholders. It was facilitated through face to face engagement and surveying
near the development site along with stakeholder meetings, kitchen table
conversations and a community drop-in event.
• Key ﬁndings from the consultation included:
• An overall support for the development at 75%.
• A corner park is highly valued.
• Any commercial offering should be different to what is already on offer
in Scarborough. The community would like to see more reﬁned dining
opportunities.
• Desire for more public facilities such as drinking fountains, public toilets
and lockers.
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500 Reserve Street, Scarborough
Community Needs Analysis
DRAFT November 2020

Needs Analysis
Report Outcome
A comprehensive Community Needs Analysis (CNA) was conducted to identify local community
focussed needs and aspirations, informing the range of beneﬁts and facilities incorporated into the
ﬁnal proposal. The CNA comprised:
• in-depth research into existing services,
• analysis of the local community proﬁle,
• mapping of local assets and activities,
• stakeholder and community engagement insights, and
• a comparative analysis of community facilities within a similar precinct (Glenelg)
• The CNA highlighted the community’s desire for:
• The delivery of much needed local meeting facilities and venues for activities and socialisation (e.g.
community room, public amenity and outdoor gathering spaces).
• Better use of the beachfront, and support for active lifestyles and healthy ageing through the
provision of bicycle racks, end of trip facilities and outdoor furniture.

As pioneers of WA’s Place Making movement,
element has worked extensively with
government, private and listed developers,
fund managers, education and cultural
institutions and community to shape
and deliver some of Perth’s most iconic
destinations over the last decade.

• Activation and amenity in the northern portion of Scarborough’s beachfront area as it provides a
point of ‘ﬁrst contact’ for people coming from the northern suburbs and those entering from the
Principal Shared Path to Trigg.
• More reﬁned dining options to addressing a high priority gap in the provision of hospitality outlets
along the Scarborough beachfront.

Please refer to Appendix L for full Community Needs Analysis Report.
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Place Making
Report Outcomes
element developed a detailed Place Strategy drawing on ﬁndings from the Needs Analysis and supplementary
research into the local place context. A Place Vision has provided strong direction for the proposal’s
architectural, landscape and community beneﬁt provision.
The Dunes celebrate the essence of the Sunset Coast.
Organic design elements ripple across the buildings, cascading into abundant, native and edible landscapes.
A mix of casual places offer the community moments to pause, socialise and rejuvenate during the day. At
dusk, The Dunes imbues a cultured personality with its stunning viewing deck, elevated wine bar and façades
reﬂecting Scarborough’s famous sunset hues.
Key directions to create a much-loved and memorable place include:
• Bringing Scarborough and the beach closer together with The Dunes offering an exceptional residential
and neighbourhood address where healthy, active and creative living come together on the front of our
iconic Scarborough Beach.
• Creating a diverse precinct development on the seafront offering a mix of uses and activities throughout
the day and week.
• Provision for comprehensive public landscape upgrades to the south-west corner greatly enhancing the
quality and amenity of Scarborough’s northern precinct.
• Delivery of an impressive range of publicly accessible spaces offering community beneﬁt across the
development:
Multi-function community room
Terraced corner park
Café and sunset wine and tapas bar
Retail kiosks with sweeping ocean views
Public amenities – undercover car park, toilets, end of trip facilities etc

Please refer to Appendix M for full Place Strategy Report.
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Community
%HQHƮWV
The Dunes Scarborough will deliver extraordinary community beneﬁts and
will exceed primary design requirements setout in the Scarborough Design
Guidelines.
Criteria Met for Bonus Height Provision:• 150 public car bays which ensures accessibility and useability of the beachfront to all.
• 5 Star Green Star
• More than 2000sqm of Public Open Space, including a high-quality landscaped open
air street allowing neighbouring lots located along the Northern boundary direct
access to the Beach Edge.
• Design Excellence
• A total of 15% of Affordable Housing is introduced, with 39 apartments allowing for
greater dwelling diversity and affordability. (28 DOC + 11 NDIS apartments).
Wider Community Beneﬁts provided:• Terraced corner park with bush-tucker planting, connecting the precinct to its
indigenous heritage.
• Beachside café in the northern reaches of the Scarborough Beach precinct.
• Sunset wine bar for reﬁned dining
• Retail/Commercial kiosks with destination appeal of expansive views across the
coast.
• Public Lookout to experience the sunset views across the Indian Ocean.
• Flexible multi-purpose community room ‘The Sandbox‘ for hire
• High quality public end of trip and disabled facilities provided within development,
along Beach Edge.
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&RPPXQLW\%HQHƮWV
Corner
Park
304sqm across three
terraced levels

Multiple
Commercial &
Retail
Tenancies

Open Air
Street
Open air, public
vehicular road

150
Public
Carbays

15%
‘Sandbox‘
Community
Room

Public
Lookout

Affordable
Housing
28 DOC
& 11 NDIS
Apartments

Wine
Bar

*More than +8500sqm of Community
Beneﬁt in total.
0026
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OUR
PROPOSAL
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Design Response
• Guideline massing relocated into two key
Upper Volume forms.
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• Podium bulk reduced and redistributed
within Upper Volumes.
• North-West view corridor preserved for
adjacent development whilst maximising
available views to the beach front.
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Max. Building Envelope in Guideline Scheme

DESIGN GUIDELINES ALLOW FOR:
• 30m x 35m Guidance
• 3 x 12 storey towers
• 3m Podium Setback
• 6m Street Setback for Upper Volume. 10m side and rear setback

required.
• Minimum 20m separation between Upper Volumes.

• Upper Volume bulk and scale reduced to
ﬁt 30m x 35m guidance.
• “Open Air Street“ introduced enhancing
circulation across the site.
• Provision of Corner Park & Multiple
Community Beneﬁts including Public
Lookout & multiple commercial
tenancies
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Built Form
• The podiums ‘rippled form‘ replicates the
sand dunes formed nearby which are a
result of wind, sand and water.
• Upper Volume is shaped into a organic,
curved form with soft edges reminiscent
of curvature found in dunal topography.
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Guideline vs. Proposed
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Guideline Scheme - 8 - 12 Storey

ST

Proposed Scheme
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Guideline vs. Proposed

Guideline Scheme
h
- 12 Storey (Podium)

20m

Guideline Scheme - 12 Storey (Upper Volume)

Proposed Scheme (Podium)

20m

UPTO 35.8m

Proposed Scheme (Upper Volume)
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Proposal Summary
• 8539sqm of community beneﬁt
• More than 2000sqm of Public Open
Space on Ground Floor Plane
• 349sqm of Public and Resident EOT
& Changing facilities
• 439sqm commercial tenancies
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• 3073sqm residential amenity to top
of the podium
• 750sqm of Deep Soil Area
- (12% of Site Area)
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- 9 trees retained
• 258 residential apartments
- 37 x 1 bed
- 115 x 2 bed
- 67 x 3 bed
- 39 x Affordable Housing
• 591 Carparking bays
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- 150 public bays
- 6 commerical bays

Public Space & Landscaping

Public Amenities

Residential

Commercial

Residential Amenities

- 65 visitor bays
- 371 residential bays
• 258 residential bike bays
• 25 public bike bays
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e Street
Reserve

West Coast Hwy

The Esplanade

Reserve Street Experience

As we walk down Reserve
Street...
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t
Reserve Stree

West Coast Hwy

The Esplanade

Reserve Street Experience

A garden-like experience
is created as we journey
towards the Beachfront...
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t
Reserve Stree

West Coast Hwy

The Esplanade

Reserve Street Experience

While a reduction in Podium
bulk
brings a domestic scale
b
to residential terraces.
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t
Reserve Stree

West Coast Hwy

The Esplanade

Reserve Street Experience

The final stop reveals the
‘surprise element‘ at the
corner of the site.
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GROUND FLOOR - VIEW TOWARDS OPEN AIR STREET

GROUND FLOOR - CAFE ALFRESCO AREA & CORNER PARK AT SOUTH-WEST CORNER

Ground Floor
([SHULHQFH{

•

More than 2000sqm of public open space on Ground Floor Plane.

•

750sqm of Deep Soil Area and comprehensive landscaping upgrades to the
South West corner of the site make a signiﬁcant contribution to the public
realm.

•

Pedestrian entry points to the residential and public functions are well
deﬁned, improving way-ﬁnding and legibility.

•

Creation of alfresco area with extensive landscaping and public seating, plus
food & beverage tenancies facing the beach.

•

Landscape buffer between private terraces & public domain

•

More than 8500sqm of community beneﬁts.

•

349sqm of public & resident end of trip facilities provided.
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Ground Floor Experience
RESIDENT CARPARK ACCESS

VISITOR CARPARK ACCESS
PUBLIC CARPARK ACCESS

OPEN AIR, PUBLIC VEHICULAR ROAD
PROVIDES SAFE, LEGIBLE ACCESS TO
ADJACENT SITES
AFFORDABLE HOUSING
APARTMENTS INCLUDING
11 NDIS APARTMENTS

LANDSCAPE BUFFER BETWEEN
PRIVATE TERRACES & PUBLIC
DOMAIN

RESIDENTIAL LOBBY

MULTIPLE FOOD &
BEVERAGE + RETAIL
TENANCIES
118SQM PUBLIC LOOKOUT
(LOCATED LEVEL ABOVE)

Something Different to offer
the beachfront...

304SQM STEPPED CORNER PARK

PUBLIC SPACE & LANDSCAPING

PUBLIC AMENITIES

RESIDENTIAL

COMMERCIAL

RESIDENTIAL AMENITIES

SERVICES

+

3073sqm Resident Amenity

+

750sqm Deep Soil Area

+

8539sqm Total
Community Beneﬁt

GROUND FLOOR PLAN
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Ground
Floor
Experience
Movement
RESIDENT CARPARK ACCESS

WASTE POINT COLLECTION
VISITOR CARPARK ACCESS

PUBLIC CARPARK ACCESS

RESIDENTIAL LOBBY
RESIDENTIAL LOBBY

ACCESS FROM PUBLIC
ENTRY ON BEACH EDGE TO
RETAIL / COMMERCIAL

ACCESS TO PUBLIC LOOKOUT

PRIVATE

PUBLIC

PUBLIC LOBBY
PEDESTRIAN ACCESS
RESIDENTIAL LOBBY
VEHICULAR CARPARK ACCESS
GROUND FLOOR PLAN
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PODIUM ARCHITECTURE DIRECTLY REFERENCES NATURAL ELEMENTS

Podium

p7KHSRGLXPoVDUFKLWHFWXUHGLUHFWO\
UHIHUHQFHVJHRORJLFDOIRUPDWLRQVIRXQG
DORQJWKH%HDFKDVZHOODVQHDUE\
VDQGGXQHVSURYLGLQJDWDFWLOHDQG
OHJLEOHLQWHUIDFHWRWKHSXEOLFUHDOP7KH
IRUPVDUHIXUWKHUVRIWHQHGWKURXJKWKH
H[WHQVLYHXVHRIODQGVFDSLQJq

•

Podium massing is segmented into 2 key forms, consisting of a mix of residential
and public functions. Residential amenity is located at the top of podium.

•

Extensive planting to all edges and terraces plus top of podium softens the
building’s form and provides increased amenity to all residents.

•

Rippled, organic form of podium frame views towards ocean.

•

The podium replicates the sand dunes formed nearby which are a result of wind,
sand and water.

•

The building material palette consists of tones which are inspired by the colours of
rock formations and sand dunes along the coastline.

NATURAL ELEMENTS INFLUENCING PODIUM DESIGN

0039
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Podium
• Extensive planting to all edges and top of
podium softens the building’s form and
provides increased amenity to residents and
public.
• Public lobby directly links commercial
tenancies, public lookout and ‘Sandbox‘
community room to beachfront.
• Podium entirely sleeved in active usescommercial tenancies, public lookout,
community room and lobbies contained
within South-West corner, whilst apartments
and balconies surround the perimeter.
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ACTIVE USES AROUND
100% ON GROUND FLOOR

• Natural light and ventilation provided to all
residential lift lobbies in podium*.

RESIDENTIAL AMENITIES

‘CUTS’ INTO PODIUM FORM
DEFINE KEY POINTS

*Excluding Lower Ground 02
PLANTING TO PODIUM

PUBLIC LOBBY - DIRECT
CONNECTION TO BEACH
THE
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E

‘SANDBOX’‘ COMMUNITY
ROOM + ACTIVE KIOSKS
PUBLIC LOOKOUT
CORNER PARK

PODIUM DESIGN
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Upper Volume

NATURAL & TEXTURAL ELEMENTS INFLUENCING UPPER COMPONENT DESIGN

•

Soft, organic curves of the Upper built form are in line with expectations of the
objectives found within the Gateway West Precinct.

•

The shape references natural formations derived from the ocean tides nearby.

•

Arched, and soft curved nature of Upper Volume frames views towards the ocean.

•

Soft edges to Upper Volume form with sweeping convex curves and open
balconies reminiscent of curvature found in dunal topography. Further articulation
through horizontal wrapping of each Upper Volume Mass.

•

The building material palette consists of tones which are inspired by the colours of
natural elements.

•

High performing double glazing with low-E coating and reﬂective ﬁnish to ESD
requirements.
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UPPER VOLUME ARCHITECTURE DIRECTLY REFERENCES NATURAL ELEMENTS

Upper Volume
UPPER VOLUME PLAN CONFIGURATION BREAKS
MASSING AND AVOIDS OVERLOOKING. VIEW
CORRIDORS MAINTAINED.

PENTHOUSE LEVEL RECESSED
REDUCING THE OVERALL
PERCEIVED BULK & FORM

VERTICAL RECESS MAXIMISES
NATURAL LIGHT & VENTILATION TO
ALL LIFT LOBBIES
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SHAPING ROOF TO CREATE
DYNAMIC FORM

NATURAL LIGHT
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UPPER VOLUME DESIGN

VIEW CORRIDORS THROUGH SITE

•

Extensive glazing and balconies maximise solar access, natural light and
provide high levels of amenity to apartments

•

Angular orientation and increased building separation (up to 34m) create
open view corridors through site.

•

Natural light and ventilation to all lift lobbies
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Landscaping
Design WA deep soil zone
requirements are 7% of site or
451sqm (6,442m2 site). Hybrid
approach to landscape design
utilising deep soil and planting on
structure:
- 625sqm deep soil planting on
ground, 125sqm planting on
structure (depth 1m+).
- Total deep soil zone of 750sqm
(meeting Design WA guidelines).
- 9 existing trees retained
- 335sqm additional planting on
structure (Level 2 Amenities).

Please refer to Appendix F for
full Landscape Report.
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Residential Amenity
2451sqm
Total Amenity
2000sqm
Outdoor amenity

451sqm
Indoor amenity
• Pool & Spa
• Casual dining & lounge areas
• Outdoor seating
• Games areas
• BBQ facilities
• Fire Pit
• Gym
• Sauna & steam rooms
• Wine Cellar & Whiskey Bar
• Theatre

TOP OF PODIUM FLOOR PLAN - RESIDENTIAL AMENITIES
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Communal Open Space
41%
of site area is communal
open space*
* + 2658sqm
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VIEW OF OPEN AIR STREET
LANDSCAPE BUFFER BETWEEN PRIVATE
TERRACES & PUBLIC DOMAIN

OPEN AIR STREET

T
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CORNER PARK
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GROUND FLOOR COMMUNAL OPEN SPACE

VIEW OF CORNER PARK

304sqm
CORNER
PARK
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Setbacks
INCREASED SETBACK

6M SETBACK
6M SETBACK

3M SETBACK

THE ESPLANADE

10M SETBACK

3M SETBACK

3M SETBACK

WEST COAST HWY

INCREASED SETBACK

CK
6M SETBA
CK
3M SETBA

ET

E
RESERVE STR

SETBACK
BOUNDARY
SITE PLAN - SETBACKS

•
•
•
•

Planning guidelines require 3m setback to podium levels.
Podium level setback across entire ground ﬂoor plane results in attractive public
landscaping, creating a buffer between private terraces and the public domain.
Planning guidelines require 6m street setback and 10m rear setback to tower levels.
Consulted with Main Roads and have allowed for a greater setback to the Eastern boundary
as a provision to the expected widening of West Coast Highway.
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WEST COAST HWY

Building Separation & Privacy
UP TO 10.2m

THE ESPLANADE

UP TO 34.3m

ET

E
RESERVE STR

PODIUM
TOWER
TYPICAL TOWER FLOOR PLAN - SEPARATION

•
•

The proposal’s building separation of 34.3m between Stage 1 and Stage 2 Upper Volumes is 43%
above the Design WA requirement (24m) and 72% above the guideline scheme (20m).
Typical apartments in the upper levels have been designed to be orientated away from adjacent
neighbouring apartments.
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Looking at Design WA...
Overshadowing - Winter Solstice (21 June)
12 Storey Guideline Scheme
9

AM

12

PM

3

PM

Guideline Scheme
Proposed Scheme

Existing Context Shadows
Landscaping / Dunes
Ocean

Proposed Scheme
9

AM

12

PM

3

PM
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Looking at Design WA...
Overshadowing - Summer Solstice (21 December)
12 Storey Guideline Scheme
9

AM

12

PM

3

PM

Guideline Scheme
Proposed Scheme

Existing Context Shadows
Landscaping / Dunes
Ocean

Proposed Scheme
9

AM

12

PM

3

PM
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Looking at Design WA...
Hours of Direct Sunlight Received
Between 9am & 3pm on 21 June

Solar Access
View towards North-East

View towards South-East

(89%) of dwellings within the
proposal obtain at least 2 hours
of direct sunlight between 9am
& 3pm (21st June)
*Majority of neighbouring buildings
receive more than 2 hours of direct
sunlight between 9am and 3pm on
the winter solstice (21st June)

*Less than 3.5% of Apartments ( 9 Apartments)
have only Southern facing aspect
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Looking at Design WA...
Cross Ventilation
Level 1 Podium

Typical Level Floor Plan

65% of dwellings within
the proposal receive cross
ventilation to all apartments.
* (Design WA requires minimum 60%).
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CPTED Overview
The following CPTED principles have been previously
identiﬁed as the most suitable and contextually
relevant for the Iconic Scarborough development.
Territorial Reinforcement
•

1. Provide functional and integrated spaces to promote territorial reinforcement for
legitimate users i.e. create appropriate sense of ownership of public, semi-public and private
spaces.

•

2. Maintain aesthetics and integrated spaces whilst providing clearly deﬁned boundaries and
lines of demarcation of ownership.
Natural Access Control

•

1. Ensure access to and entry to the building is clearly identiﬁable and defensible (after
hours) inclusive of clear lines of sight.

•

2. Avoid alcoves, voids or landscaped areas which create hiding or dark spots for anti-social,
illicit or criminal behaviour.

•

3. Provide ease of access between buildings, car parks and other areas of high activity. The
precinct should incorporate legibility (orientation, way-ﬁnding and navigation) therefore
reducing the need to be dependent on signage in order for a person to ﬁnd their way around.

•

4. Provide an easy to understand site-wide pedestrian and bicycle network identifying key
routes so that users can navigate the site with ease.

•

5. Use Natural Access Control to support Federal Crowded Places Strategy for supporting
the management of potential hostile vehicle incidents and IED threats.
Natural Surveillance

•

1. Maximise the level of natural surveillance with open and clear site lines between buildings,
car parks and other public spaces.

•

2. Provide clearly deﬁned and well-lit pedestrian pathways and bicycle network across
precincts in accordance with Australian Standards.

•

3. Buildings entrances, windows and other activity spaces within buildings should be visible
to the public realm to maximise opportunities for natural surveillance.
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Sustainability
The project is committed to achieving a minimum
5 Star Green Star rating with the following high
level initiatives to be considered: (subject to further
investigation).
•

Minimum 5.5-star, average 7.9-star NatHERS rating for the development as a whole

•

Good thermal fabric insulation and double glazing

•

Cross ventilation and good solar access to all apartments

•

Design for air tightness, with likelihood of air tightness testing being undertaken

•

Low ﬂow (water efﬁcient) ﬁttings and drip irrigation with moisture sensing

•

Provision of a rainwater harvesting tank, currently under review.

•

Solar PV on all available roof space

•

Heat pumps for heating and hot water

•

EV charging bays (5% installed at completion, with sufﬁcient infrastructure for future
provisions also)

•

Embedded network should be considered

•

100% Green Power purchase should also be included

•

Three waste streams for the building (general, co-mingled, food / organic)

•

Recycled materials used (e.g. reclaimed bricks, reclaimed timber, lower carbon
concrete)
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Design
Excellence
•

A dynamic façade which reﬂects the rhythm and ﬂuidity of the surrounding coastal
landscape, incorporating open balconies at corners.

•

Apartments are oriented to capture and frame views, whilst maximising solar access.

•

The proposal is committed to achieving a 5 Star Green Star Rating

•

A diverse dwelling mix, with a range of apartment types; including NDIS and Affordable
Housing units.

•

Landscaping throughout podium levels, which has been informed by local site
characteristics.

•

Feature architectural banding echoes the dunal landscape

•

Engagement of place-making consultant as an appropriate measure to ensure
community needs are supported. This facilitates an increasingly responsive outcome
for the Scarborough community.

•

Activated ground plane emphasises the experience along the Reserve St; Promoting a
pedestrian experience from West Coast Highway to the Beach front.

•

Terraced Corner Park initiates the threshold from the Streetscape to the beachfront,
creating a community focal point amongst the vibrant foreshore.
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Design Excellence
Design Element

Base Requirement

Proposal

Benefits

Building Separation

Design Guidelines:

Upto 34.3m

Generous separation between
buildings ensures adequate solar
access, ventilation and privacy

Exceeds

Significant Public Benefit with
generous landscaping opportunities.

Exceeds

Minimum 20m

Communal Open Space Design Guidelines:

41%

20% of gross site area

Cross Ventilation

SPP 7.3:

65% Cross Ventilation

Enhanced internal amenity.
Exceeds

60% Cross Ventilation

Overshadowing

Design Guidelines:

Solar Access

No more than 50% of public domain
are overshadowed between 10am and
2pm between 21st April and 21 August
Design Guidelines:

Balconies

65% minimum 2 hrs direct sunlight
between 8am - 4pm in mid-winter.
Design Guidelines:

Assessment

Average of 17%

Impact on adjoining properties is
reduced (communal areas).
Achieves

89%

Exceeds

Number of south facing apartments minimised.

Exceeds

Greater Private Open Space for
residents.

Exceeds

• Studio/ 1 bedroom - 10sqm
• 2 or more bedroom: 15sqm.

Diverse Housing

Policy:

• Affordable Housing: 15%

• Studio/1 Bedroom: - 20% minimum

• 1 Bed: 14%

• 3 bedroom - 10% minimum

• 2 Bed: 45%

Greater diversity
Exceeds

• 3 Bed: 26%

Affordable Housing

Policy:

15%

12% (15% Bonus)

Sustainability

Policy:

Achieves

Greater diversity and inclusion of
innovative housing models (inc.
DOC + NDIS).
Exceptional sustainability outcomes.

Achieves

Achieves

5 Star Green Star
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SITE

MEETING & EXCEEDING
THE VISION & SCHEME
OBJECTIVES
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SCARBOROUGH
VISION ALIGNMENT
The Dunes aligns with the bold vision for
Scarborough as Perth’s premier beachfront
development node and emerging tourism
destination.

The vision for Scarborough is set out in the Scarborough Beach Master Plan.
The Dunes aligns with the vision for Scarborough because:
• The development will assist in the drive to re-assert Scarborough’s position as an iconic
beachfront destination that is ‘not afraid to make a statement. The Dunes is bold in scale and
style, and offers a range of new public spaces that will broaden the usability and appeal of the
beachfront.
• The organic form of the towers and podiums, as well as amenities for beach users (public car
park, lockers and toilets) and for residents (beach equipment storage and direct beach access)
contribute to the coastal aesthetic and character of Scarborough.
• The proposal responds to key success factors for the precinct by providing innovative built form
(coastal environment inspired tower shape and a unique podium form), improving perceptions of
safety and rationalising beachfront parking.
• Lot 500 is specifically identified as a potential area for high quality infill development and
investment. This $120m proposal will transform a surface car park into hundreds of new homes.
• The Dunes responds to the principles of the Gateway Precinct by:
• Contributing to dwelling and floorspace targets.
• Providing substantial tower separation and a human-scaled street interface.

• Consolidating vehicle entries (one for the public car park, and all others via a private road).
• Activating surrounding streets via the two commercial tenancies and new attractors like the
public viewing platform.
• Hiding car parking from public view.
• Creating extensive new casual surveillance of surrounding streets.

PLANNING
FRAMEWORK
ALIGNMENT

A broad suite of planning controls apply to The Dunes site.

The Dunes accommodates design
excellence and aligns with the extensive
planning framework that applies to
development in the beachfront precinct.

• Avoiding any development within the Primary Regional Road designation in the Scheme Map.

With the exception of overall height, the proposed development is generally compliant with relevant
planning controls.
The Dunes responds to the planning framework through:
• Aligning strongly with the overall goals of the Scarborough Beach Master Plan.
• Aligning strongly with the objectives of the Scarborough Redevelopment Scheme.
• Proposing Preferred or Contemplated land uses including Permanent Residential, Dining and
Entertainment, Commercial and Community.
• By responding to various site relevant design guidelines such as:

• Accommodating high density residential development as intended.
• Creating a sense of arrival through built form, particularly at the corner of The Esplanade and
Reserve Street.
• Providing balconies and courtyards at all levels to surrounding streets.
• Limiting vehicle crossovers, and avoiding any crossovers to West Coast Highway.
• Limiting podium height to below 11.5m (with the exception of a small area to The Esplanade
due to the topography of the site), providing generous tower separation, and limiting overall
tower dimensions to generally within the 30m x 35m limit.
• Accommodating setbacks to surrounding streets and properties for landscaping.
• Accommodating the Redevelopment Area Policies, including making appropriate provisions for
public art, ESD initiatives, and the provision of affordable and diverse housing, and adaptable
housing.

• Aligning with the 10 principles of SPP 7 – Design of the Built Environment.

FAIR AND
REASONABLE
DISCRETION –
COMMUNITY
BENEFIT
The Dunes is capable and worthy of
achieving additional height by satisfying
the criteria set out in design guidelines,
including the Discretionary Clause.
The proposal provides 4 ‘requirements
for additional storeys’ – more than
commensurate with the bonus height
sought.
The Dunes also provides a range of
additional community benefits above and
beyond the defined categories.
All of the proposed benefits are relevant
and useful to the site and the community.

FAIR AND
REASONABLE
DISCRETION –
ALIGNMENT WITH
SCHEME
The Dunes aligns with the objectives of
the Scarborough Redevelopment
Scheme – meeting a major threshold for
the use of the Discretionary Clause in
the design guidelines.

SCHEME OBJECTIVE

RESPONSE

Sense of Place

•
•
•

New unique spaces proposed (corner park and viewing platform).
Unique architectural form inspired by coastal environment.
Activation of precinct with new hospitality outlets and new public
facilities.

Economic Wellbeing

•

Major economic investment that responds to government and private
investment.
New local employment opportunities created by new venues, and
existing venues and services supported by new residents.

•
Urban Efficiency

•
•
•

Connectivity

•
•
•

The Dunes transforms a surface car park into hundred of new homes.
The intense development is an efficient use of a rare unencumbered
redevelopment site.
The open air private road allows for redevelopment of adjacent land.
The Dunes creates new facilities within walking distance of existing
and future residents.
Intensification supports ongoing and future public transport provision.
New public parking maintains transport options for all beachgoers.

Social Inclusion

•
•

15% affordable/NDIS housing is proposed.
New public spaces and public car park ensures accessibility and
usability of the beachfront to all.

Environmental Integrity

•
•

5 star Green Star rating will be achieved.
Expansive deep soil planting proposed, and solar access maintained
for neighbouring properties.

FAIR AND
REASONABLE
DISCRETION –
DESIGN INTENT
Whilst The Dunes incorporates
overall building height above that
typically permitted, the development
meets the Design Intent for height
controls in the Design Guidelines.

DESIGN INTENT

RESPONSE

Regard to the scale of the
street

•
•

•
Regard to the place and
neighbours

•

•
•

Clear connection and
interface between the
public and private realm

•
•
•

•

The podium is primarily 2 to 3 storeys and well below the maximum
11.5m.
The podium scale is also minimised via generously landscaped
setbacks, a modulated design and separation due to the private road
through the centre of the site.
The almost 35m tower separation, consistency with tower bulk
standards and organic form reduces the perception of scale.
The current and future needs of adjacent landholdings is
accommodated via the proposed private road.
The shadow cast by the proposed development will not affect the
shoreline or beach in the morning of the winter solstice.
The shadow cast on neighbouring land to the south is well below
Design WA maximums and at certain times is less than would be case
for a fully compliant development scheme.
The proposed public car park seamlessly integrates with the adjacent
existing car parks.
Two new hospitality tenancies will provide for social interaction and fill
a service gap in the immediate precinct, as well as two kiosks.
The extensive provision of public facilities – community room, public
lookout and public amenities expand the role of Scarborough as the
beachfront precinct for the broader Perth community.
Balconies and courtyards are provided to all surrounding streets and
interfaces, including The Esplanade car park and proposed private
road – improving casual surveillance.

SITE

BUILDING
FUNCTIONALITY
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Planning Report Summary
The report:
Outlines the site details clearly, including existing features and arrangements for
access with adjacent landholdings.
Clariﬁes the full extent and speciﬁcs of works that planning approval is being sought
for, including speciﬁc land uses and development components.
Outlines the proposal’s alignment with the Scarborough Beach Master Plan, noting
the site is speciﬁcally identiﬁed as an area for high quality inﬁll development and
investment.
Outlines the proposal’s alignment with the Scarborough Redevelopment Scheme
objectives.

THE DUNES
Proposed Apartment
Development at Lot 500
Reserve Street, Scarborough
Planning Report

Provides a comprehensive assessment of the proposal against precinct speciﬁc
and common design guidelines. The Dunes responds to most key provisions of the
guidelines, including tower bulk, podium heights, tower separation, land uses, and
providing active uses and interfaces to the surrounding public realm.
Outlines how The Dunes is consistent with the 10 design principles of SPP7 – Design of
the Built Environment.
Assesses the proposal against the SPP7.3 Apartments. Whilst not directly applicable,
The Dunes provides apartment designs in line with contemporary standards and
design excellence.
Assesses the proposal against the Scarborough Redevelopment Area Policies.

Prepared for

EDGE VISIONARY LIVING
March 2020

Provides a clear justiﬁcation for the building height variation sought, through
alignment with the requirements for additional storeys, and satisfaction of the
Discretionary Clause in the design guidelines.
Concludes that The Dunes is capable and worthy of approval, in that the variations
sought are out-balanced by the community beneﬁt provided combined with the design
excellence of the development.

Further information can be found in Appendix E - Planning Report.
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Landscape Report Summary
The report provides an analysis of existing site conditions and the landscape
qualities that emerge from this.
A description is provided of:

Lot 500
Reserve St
Scarborough
Landscape Strategy
Development Application
March 2021

• Speciﬁc landscaping by level
• Materials and ﬁxed furniture strategies
• Planting strategies including species selections
• A quantiﬁed summary of tree canopy and deep soil areas ensuring
compliance with Design WA objectives and State Planning Policy 7.3
Volume 2 as well as WAPC Deep Soil requirements.

A detailed description of the above can be found in Appendix F - Landscape
Report.
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Transport Impact Assessment
Multi-Residential Development, L500 Reserve Street Scarborough

The report assess the impacts of the proposed development upon the
adjacent road network as well as providing an overview of accessibility of the
site in general.
A full summary of the existing and anticipated trafﬁc conditions and
methodologies can be found in Appendix G - Trafﬁc Report.

Transport Impact Assessment
Multi-Residential Development, L500
Reserve Street Scarborough
CW1136200

Prepared for
Edge Visionary Living
17 March 2021

17 March 2021

Cardno

i
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Waste Report Summary
The Waste Management Plan demonstrates how the proposal is designed to:
• Adequately cater for the anticipated quantities of waste based on
appropriate calculations for residential and commercial generation
• Provides suitable bin storage areas including appropriate bins and well sized
enclosures
Operational Waste Management
age
Plan

• Allows for efﬁcient collection of bins by waste vehicles to City of Stirling’s
speciﬁcations

The Dunes - Lot 500 Reserve Street,
Street Scarborough

• Achieve a 5 Star, Green Star compliant operational waste management
strategy

Prepared for Edgee Visionary Living
L

Further details relating to the above can be found in Appendix H - Waste
Report.

12 March 2021
Project Number: TW20140

Assets | Engineering | Environment | Noise | Spatial | Waste
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ESD Report Summary
The project is targeting a 5-star Green Star Design & As-Built rating which is
considered Australian excellence and is well above minimum requirements
for new developments.

The Dunes
Sustainable Design Assessment
Report
Edge Visionary Living

Job No:

1028489

Doc Ref:

1028489-RPT-SY-001

Revision:

—

Revision Date:

11 March 2021

Further details relating to the above can be found in Appendix I - ESD Report.
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Wind Report Summary
The report assesses the wind effects of the proposal in the context of local
wind
climate, building morphology and land topography.
A summary of anticipated conditions is made including a synopsis of proposed
interventions to mitigate the effects of wind throughout the development
where
required.
PEDESTRIAN WIND ENVIRONMENT STATEMENT
LOT 500, RESERVE STREET, SCARBOROUGH

WF825-01F02(REV0)- WS REPORT

Based on these interventions, it is expected that suitable wind conditions will
be experienced by pedestrians for all trafﬁcable outdoor ground level
locations

NOVEMBER 20, 2020

within and around the development.
Prepared for:

Further details relating to the above can be found in Appendix J - Wind Report.

Edge Visionary Living
Unit 2, 23 Hood Street Subiaco WA, 6008
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P +61 2 9503 0300 E reception@windtechglobal.com W www.windtechconsult.com
Sydney | Dubai | London | Melbourne | Mumbai | New York | Hong Kong | Singapore

068

Acoustic Report Summary
The acoustic design addresses the requirements of:

Lot 500 Reserve St Scarborough
Acoustics Report
Development Application

•

NCC 2019, Amd 1;

•

State Planning Policy 5.4, 2019;

•

Environmental Protection (Noise) Regulations 1997;

•

MRA Policy 3 - Sound and Vibration Attenuation;

•

MRA – Scarborough Redevelopment Area Development Policy and
Guidelines 2016;

3UHSDUHGIRU(GJH+ROGLQJV1R3W\/WGFR(GJH9LVLRQDU\/LYLQJ
'DWH1RYHPEHU
3UHSDUHGE\,PUDQ.KDQ
5HI

Stantec Australia Pty Ltd
Ground Floor, 226 Adelaide Terrace, Perth WA 6000
Tel: +61 8 6222 7000 Web: www.stantec.com
\\WGE-PER-FS-01\PROJECTS\301250090\PROJECT DOCUMENTATION\ACOUSTICS\DESIGN\REPORTS\AC-DA-AUS-301250090_001.DOCX

External facades are double glazed for acoustic amenity.
Predicted outdoor trafﬁc noise levels meet SPP 5.4 requirements in the Level
2 common area (Pool Deck).
Speciﬁc details related to the above can be found in Appendix K - Acoustic
Report.
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