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SUMMARY 
A development application has been received for proposed alterations and additions to the 
Morley Sport and Recreation Centre (MSRC) at Lots 200 and 3749, 12 Wellington Road, 
Morley. Council at its Ordinary Meeting held 3 September 2019 considered the Pat O'Hara 
Reserve Masterplan Final Design and Costing and resolved to approve the final design for an 
additional two courts and associated ablution facilities within MSRC. Hodge Collard Preston 
Architects have developed full details of the design, including the details of facades, in 
consultation with City Officers and key stakeholders since the Ordinary Council Meeting and 
the design has been reviewed by the City’s Design Review Panel.  
 
$5.5M is approved in the 2020/21 budget to deliver the MSRC sports hall extension and rugby 
pitch lighting.  
 
The project will be delivered in three stages and it is valued at approximately $7.4M, of which, 
$2M is the funding commitment from the State Government. Accordingly, given the value of 
the project falls outside of the officer’s delegation, that the development will have a dominant 
impact on the streetscape of the Wellington Road area and the Morley Activity Centre more 
generally and that the project also results in the removal of three existing onsite trees, the 
application is referred to Council for determination.  
 
OFFICER'S RECOMMENDATION 
That Council: 
1. Approves the removal of three onsite trees, and notes the planting of twenty-seven 

new trees as part of the Morley Sport and Recreation Centre redevelopment as 
indicated in Attachment 1 to this report to construct an additional sports hall and 
associated parking. 

2. Grants planning approval for the proposed alterations and additions to the Morley 
Sport and Recreation Centre at Lots 200 and 3749, 12 Wellington Road, Morley, in 
accordance with the planning application and plans dated 16 November 2020, 
subject to the following conditions: 
(a) The development shall be carried out only in accordance with the terms of 

the application as approved herein, and any approved plan. 
(b) A detailed schedule of external finishes (including materials and colour 

schemes and details) shall be submitted to, and to the satisfaction of the City 
of Bayswater, prior to the submission of a building permit application. 



(c) A separate application including plans or description of all signs for the 
proposed development (including signs painted on a building) shall be 
submitted to, and to the satisfaction of the City of Bayswater, prior to the 
erection of any signage. 

(d) A detailed landscape plan shall be submitted to, and to the satisfaction of the 
City of Bayswater, prior to the submission of a building permit 
application.  For the purpose of this condition, the plan shall be drawn with 
a view to reduce large areas of hard stand in passive areas and show the 
following: 
i. The location and species of all trees and shrubs to be retained or 

removed. 
ii. The size and number of new plants to be planted. 
iii. The location of any lawn areas to be established. 
iv. Those areas to be reticulated or irrigated. 
v. For open car parking facilities with 21 or more parking spaces, there 

shall be provided a minimum of 1m2 of permanent landscaping for 
every 10m2 of car parking area.   

Landscaping and reticulation shall be completed in accordance with the 
approved detailed landscape plan prior to occupation of the development 
and thereafter maintained to the satisfaction of the City of Bayswater.  

(e) All street tree(s) within the verge adjoining the subject property and all trees 
within the property are to be retained, except for the three trees approved by 
Council to be removed, and shall have measures consistent with AS 4970-
2009 undertaken to ensure its/their protection during construction of the 
subject development to the satisfaction of the City, including but not limited 
to the following: 
i. A minimum 2.0m radius tree protection zone (TPZ) shall be provided 

through 1.8m high fencing around the verge trees (chain mesh panels 
or other suitable material) during construction of the subject 
development. 

ii. The above fencing is not to be moved or removed at any period during 
construction, and this zone is not to be entered for any reason; signage 
notifying people of the TPZ and the associated requirements is to be 
placed on each side of the fencing. 

iii. All activities related to construction of the subject development, 
including parking of vehicles, storage of materials, and washing of 
concreting tools and equipment is prohibited within the designated 
TPZ. 

iv. Any roots identified to be pruned shall be pruned with a final cut to 
undamaged wood outside of the TPZ. Pruning cuts shall be made with 
sharp tools such as secateurs, pruners, handsaws or chainsaws. 
Pruning wounds shall not be treated with dressings or paints. It is not 
acceptable for roots to be ‘pruned’ with machinery such as backhoes or 
excavators. 

v. The tree(s) shall be provided with supplemental water during any 
construction period falling over summer, with a minimum of 150 litres 
being provided per week. 

vi. Should any works be required to be undertaken within the TPZ, approval 
must be given by the City prior to entering this zone. You may be 



required to seek advice from an Arborist in regard to the type of works 
being undertaken, this information is to be assessed by the City as part 
of the approvals to enter. 

vii. Any new crossover shall maintain a minimum clearance of 2.0m from 
the base of a street tree(s). 

(f) Prior to first occupation of the new building areas to be constructed in Stage 
1, a total number of eight trees are to be planted in the modified car parking 
area immediately to the south side of the building and within the lot 
boundaries, to the satisfaction of the City of Bayswater. 

(g) An additional 25 trees are to be planted in the new car parking area on the 
southern side of the lot, prior to completion of Stage 3, to the satisfaction of 
the City of Bayswater. 

(h) An acoustic report, addressing the impact of the development on the 
surrounding area, shall be submitted to, and to the satisfaction of the City of 
Bayswater, prior to issue of a building permit application. 

(i) A construction management plan, detailing how the construction of the 
development will be managed to minimise the impact on the surrounding 
area, shall be submitted to, and to the satisfaction of the City of Bayswater, 
prior to issue of a building permit application.  

(j) A refuse and recycling management plan shall be submitted to, and to the 
satisfaction of the City of Bayswater, prior to commencement of any works.  
The plan shall include details of refuse bin location, number of rubbish and 
recycling receptacles, vehicle access and manoeuvring. 

(k) All stormwater and drainage runoff produced onsite is to be disposed of onsite 
to the satisfaction of the City of Bayswater. 

(l) The car parking area(s) on the subject land shall be sealed, drained, paved and 
line marked in accordance with the approved plans prior to the first occupation 
of the development and maintained thereafter by the owner(s)/occupier(s) to 
the satisfaction of the City of Bayswater. 

(m) Prior to occupation of the new building, a total of 38 bicycle bays shall be 
provided, to the satisfaction of the City.  

(n) All vehicle crossings being upgraded, designed and constructed to the 
satisfaction of the City of Bayswater.    

(o) Prior to construction of the additional grandstand seating (411 seats),  a Traffic 
Impact Assessment shall be submitted to the City of Bayswater.  The Traffic 
Impact Assessment shall make recommendations with respect to any road 
access improvements needed to facilitate the additional vehicular traffic being 
generated by the development. Any proposed recommendations shall be 
implemented and all associated costs met by the City.  

(p) Prior to commencement of the development, outdoor lighting plans shall be 
submitted to, and to the satisfaction of the City of Bayswater. The outdoor 
lighting shall be designed, baffled and located to prevent any increase in light 
spill onto the adjoining properties.  

(q) The development shall comply with the City of Bayswater policy relating to 
Percent for Public Art, and provide public art with a minimum value of 1% 
($53,000) of the estimated total construction cost of the development ($5.3M). 
Details of the public art, including plans of the artwork, its cost and 
construction, and other matters relating to the artwork's on-going maintenance 
and acknowledgements in accordance with the City's Percent for Public Art 



Policy shall be submitted to, and to the satisfaction of the City prior to the 
lodgement of a building permit application. 

(r) On completion of construction, all excess articles, equipment, rubbish and 
materials being removed from the site and the site left in an orderly and tidy 
condition, to the satisfaction of the City of Bayswater. 

Advice Notes: 
1. To activate the planning approval, the development/use subject of this 

approval must be substantially commenced within a period of four years of 
the date of this approval notice. If the development is not substantially 
commenced within this period, this approval shall lapse and be of no further 
effect. Where an approval has lapsed, no development/use shall be carried 
out without the further approval of the City having first been sought and 
obtained. 

2. This approval is not a building permit or an approval under any other law 
than the Planning and Development Act 2005.  It is the responsibility of the 
applicant/owner to obtain any other necessary approvals, consents and/or 
licenses required under any other law, and to commence and carry out 
development in accordance with all relevant laws. 

3. This approval is not an authority to ignore any constraint to development on 
the land, which may exist through contract or on title, such as but not limited 
to an easement or restrictive covenant. It is the responsibility of the 
applicant/owner to investigate any such constraints before commencing 
development.   

4. Kerbs, roadways, footpaths, open drains, stormwater pits, service authority 
pits and verge areas must be adequately protected, maintained and 
reinstated if required, during and as a result of carting and all works 
associated with this development. 

5. The premises is to be registered and certified as a public building with the 
City of Bayswater's Environmental Health Services, in accordance with the 
Health (Public Buildings) Regulations 1992. 

6. The development/use hereby permitted shall comply with the following 
environmental health regulations: 
(a) Health (Public Building) Regulations 1992; 
(b) Health (Air Handling and Water Systems) Regulations1994 and relevant 

Australian Standards eg AS 1668.2 “the use of mechanical ventilation 
and air conditioning in buildings”, and AS 3666 “Air-handling and water 
systems of buildings –microbial control part 1: Design, installation and 
commissioning”; and 

(c) Sanitary Conveniences are to be provided in accordance with the 
provisions of the Building Code of Australia; 

7. The applicant is to make arrangements to the satisfaction of the Water 
Corporation for the provision of reticulated sewerage to the subject site. 
Where the Water Corporation reticulated sewer is not available the premises 
are to be connected to an approved wastewater treatment system which 
complies with the requirements of the Treatment of Sewage and Disposal of 
Effluent and Liquid Waste Regulations and the Government Sewerage Policy 
Perth Metropolitan Region.   

8. The applicant shall submit an application to register the proposed 
development as a public building in accordance with the provisions of the 



Health (Public Building) Regulations 1992, Environmental Health Branch to 
reassess the maximum accommodation for the entire complex (existing and 
proposed development). 

9. The applicant shall further consider Designing Out Crime principles in 
relation to the new change rooms, toilets and verandah.  

10. The proposed development should consider emergency management 
criteria as an Evacuation Centre including the emergency backup power. 

 
BACKGROUND 

Application Number: DA20-0740 
Address:  Lot(s) 200 and 3739, 12 Wellington Road, Morley 
Town Planning Scheme Zoning: Morley Activity Centre, Precinct 2, R-AC0 
Use Class: Recreation Facility 'P', Office 'P' 
Lot Area: 55,359m² 
Existing Land Use: Theatre 'P', Function Room 'D', Recreation Facility 

'P', Health Studio 'P', Office 'P' 
Surrounding Land Use: Morley Primary School, Coventry Square Markets, 

Petrol Station, Commercial Units 
Proposed Development: Approximately 4000m² / Additions of Recreation 

Facility Area and Ancillary Offices and Alterations 
and Additions to Parking Areas, Including Removal of 
Three Trees 

 
Council at its Ordinary Meeting held 3 September 2019 considered a Master Plan to direct and 
inform the future use and development of Pat O'Hara Reserve, including the MSRC. Council 
considered the final design and costings of the Pat O'Hara Reserve Masterplan and resolved 
as follows: 
"That Council: 

1. Approves the final design for an additional two courts and associated ablution facilities 
within Morley Sport and Recreation Centre.  

2. Notes the Pat O'Hara Reserve Masterplan.  

3. Requests officers to further investigate funding options in relation to a staged delivery 
approach including utilisation of accrued reserves, the reallocation of State funding from 
CSRFF to come from consolidated revenue and any option to borrow." 



  
 

 
 

 
  



At the Ordinary Council Meeting held 11 February 2020, Council considered the funding 
options to progress the redevelopment of the MSRC and resolved as follows: 
That Council: 

1. Considers the following funding for the Morley Sport and Recreation Centre 
Redevelopment (Stage 1) during the formulation of the 2020-21 budget: 

YEAR FACILITY DEVELOPMENT GRANT 
FUNDING 

MUNICIPAL 
CAPITAL 

MUNICIPAL 
CASH / 

RESERVES 
TOTAL 

2020-21 Two Additional Basketball 
Courts and Rugby Main 
Pitch Lighting 

$2M 
(Confirmed) 

Nil $3.5M $5.5M 

2. Continues to advocate at State and Federal level to try and obtain additional funding for 
future stages of the redevelopment.” 

 
$5.5M is approved in the 2020/21 budget to deliver the MSRC sports hall extension and rugby 
pitch lighting. The City has appointed Savills Australia to oversee the construction design and 
act as construction principal through the delivery of the additional sports hall project.   
 
It is further noted that the latest estimated overall cost of the project by the project quantity 
surveyor was provided on 1 October 2020 and is approximately $7.4M. This costing will be 
subject to a variation following the required modifications to the design, recommended by the 
Design Review Panel (DRP). A separate agenda item for this meeting, regarding the Tender 
Recommendation Report, discusses the detailed costings and further variations. 
 
EXTERNAL CONSULTATION 
Consultation with the Department of Planning, Lands and Heritage 
The MSRC is located on Wellington Road, which is classified as a Category 2 Other Regional 
Road and is under the control of the Department of Planning, Lands and Heritage (DPLH). 
Accordingly, plans of the development were referred to the DPLH prior to the lodgement of the 
DA, and the following comments were received from DPLH on 14 October 2020: 

“Land Requirements  
The proposed development abuts Wellington Road, which is reserved as an Other Regional 
Road (ORR) in the Metropolitan Region Scheme (MRS) and Category 2 per Plan Number 
SP694. Lots 200 and 3749 are not affected by the ORR reservation for Wellington Road per 
Land Requirement Plan No 1.2205/2. Portions of some of the existing car parking bays on 
the site fall within the ORR reservation.  

Access  
The proposed conversion of an existing two-way access point onto Wellington Road into an 
entry-only access point (located south of the proposed building extension) does not raise any 
immediate concerns from a traffic management perspective.  

Recommendation  
If in the City’s opinion, the proposal will become a traffic generator in the future (10 – 100 or 
100+ additional vehicle trips in the peak hour), a transport impact statement / assessment 
may be required. This should provide all information per the WAPC’s Transport Impact 
Assessment Guidelines (2016).  

The Department of Planning, Lands and Heritage has no objection to the proposal on ORR 
planning grounds.” 
 
Further comments were provided by the DPLH on 23 October 2020 following the review of the 
Stage 3 car parking addition, which are as follows: 



“The additional proposed 98 car parking bays do not fundamentally alter the Department’s 
previous advice. Wellington Road is currently handling about 22,000 vehicles per day, and has 
capacity to accommodate more vehicles.  

It is observed that the south-eastern portion of the existing and proposed car parking area 
abuts a closed road (as attached). There may be merit in exploring the possibility of 
incorporating a portion of the closed road with the City’s Lot 200 in order to facilitate vehicular 
access from this part of the car park to the gazetted road network.   
Given that sporting events can sometimes result in periodic high numbers of vehicle 
movements, it may still be beneficial to undertake a traffic impact 
assessment/statement.  Attached for your information is a copy of the WAPC’s Transport 
Impact Assessment Guidelines (Volume 4 – Individual developments).”  
 
In relation to the DPLH’s comments regarding the closed road, it is noted that the subject land 
is managed, but not owned by the City and there is currently an existing connection between 
the southern car park through to the Blades Close carriageway. The City’s Engineering 
Services has advised that it would not make a practical difference if the closed road was 
incorporated into the City’s Lot 200 as the car park road connection to Blades Close currently 
exists and the City supports this connection continuing to exist. 
 
In future, there may be opportunities to revisit the lot arrangements and consider the closed 
road to be incorporated into Lot 200, in discussion with the DPLH.  
 
The City’s comments regarding the traffic impact assessment requirements of the proposal are 
provided under the relevant heading later in this report.  
Tree Removal Consultation 
In accordance with the Council’s resolution at its Ordinary Meeting held 9 December 2014, any 
proposed tree removal is to be advertised to landowners within 50 metres of the subject 
property. As per the plan below the only applicable properties falling within a 50m radius are 
City owned buildings being the Morley Scout Hall, Perth Bayswater Rugby 
Clubrooms/Changing and the MSRC. Accordingly, no consultation was undertaken in this 
respect.  

 
 

The City’s comments regarding the removal of these trees are provided under the relevant  
heading below.  
 



OFFICER'S COMMENTS 

Key Scheme Provisions Required Provided Assessment 

Minimum Setbacks: 
Front (Wellington Road) Min. nil 

Max. 4m 
Min. 0.3m 
Max. 26m 

Compliant 
Variation 

Side (South) Nil  
 

45.7m Compliant 

Side (North) Nil  
 

81.8m Compliant  

Rear (East) Nil  
 

212.6m- 
220.9m 

Compliant 

Maximum Building Height: 8 Storeys Single Storey 
with Max. 

12.6m high 
façade 

consistent with 
a 4 storey 
building 

Compliant 

Minimum Building Height: 2 Storeys As above Variation 
Minimum Parking: 310 car bays 368 car bays* Compliant 

Minimum Bicycle Bays:  
Staff 1 bay per 4 

staff member 
for recreation 

and 
entertainment 
use and 1 bay 
per 200m2 of 
NLA for office 

use.  

Nil Variation 

Visitors 32 bicycle bays 38 bicycle bays Compliant 
Minimum Visual Permeability: 50% 33.7% Variation 
Landscaping:    

Minimum Landscaping 10% of Lot 
Area 

>10% of Lot 
Area Complaint 

Landscaping Strip at Street Frontage Min. 2m wide Minimal 
Landscaping 

within the 
modified car 
parking area 
adjacent to 
Wellington 

Road 

Variation 

Landscaping within Parking Areas of 
More than 21 Bays 

A minimum of 1 
square metre 
for every 10 

square metres 
of parking bay 
area: 154m²  

390m²  
 

Complaint 



Trees for New Southern Car Parking 
Area 
Trees for Modified Southern Car 
Parking Area 

25 trees 
7 Trees 

19 trees  
8 Trees 

(pending final 
plan) 

Variation 
Compliant 

* At the end of Stage 3, there will be a total number of 395 car bays on site. Out of this number, 27 car bays on the 
west and south sides of the addition are currently encroaching the road reserve and have not been included in the 
‘provided’ calculation. 
 
City of Bayswater Design Review Panel (DRP) 
The proposal was considered prior to lodgement at the City’s DRP on 30 October 2020. The 
DRP did not support the proposal originally, and requested or significant changes to be done 
to the design to improve the proposed facades and other elements of the design. As a 
consequence, the designers reworked the elevations to address the comments and an 
amended design was prepared and circulated to the DRP members. The panel acknowledged 
a significant improvement to the proposal noting that the proposal has progressed from a 
proposal that was not supported to supported pending further attention. (Attachment 2 – 
Design Review Panel Report)  
The Panel considered the current proposal is a more ambitious civic building delivering a 
dynamic presence to the evolving Morley area centre. Further, the functionality of the centre 
as a sport and recreation centre is well achieved through the planning and design of the 
extension to the existing sport and recreation centre. The introduction of windows to increase 
daylight and ventilation opportunities was also supported as are the screens to windows to 
east and west to provide effective shading from the low and hot summer morning and evening 
sun. 
 
The matters which required further attention were relatively minor and have since been  
addressed by the designers (Attachment 3- DRP Responses by the Applicant). 
 
Land Use 
The development proposes alterations and additions to the existing MSRC. The proposal 
comprises the addition of two court sports hall addition new toilets, changing rooms, first aid 
room, one small office and a 411 seat grand stand. 
The property is located within Precinct 2 ‘Outer Core’ of the Morley Activity Centre Area 
(MACP) and the sports hall which is classified as ‘Recreation Facility’ is a permitted ‘P’ use 
under the MACP. Further, the use is considered to complement the existing MSRC and provide 
improved recreation facilities for the community.  
 
Accordingly, it is considered that the proposal is consistent with the intent of the MACP for the 
Outer Core Precinct.  
 
Development Standards 
The proposed development is considered to result in some variations to the planning 
requirements for the MACP, as outlined in the table above. 
 
Front Setback 
Whilst the front setback requirement of the MACP for the Outer Core precinct is a minimum of 
nil and maximum of 4m for the first two storeys, it is considered that the scale of the proposed 
development is significant and provides a nil to 4m front setback for the development which 
will impact the streetscape of Wellington Road.  
 
In this respect, it is considered that the proposed 0.3m-26m front setback of the development 
will have a positive contribution to the streetscape of Wellington Road, compared to the 



required setbacks of the MACP, and it will enhance the emerging city centre and amenities 
provided therein. 
 
Side and Rear Setbacks 
Planning requirements of the MACP requires nil setback to side and rear boundaries of the 
development properties within the Outer Core precinct. The intent of MACP is to enhance a 
consistent urban form by having consistency in height and setbacks. Given the size of the 
subject development is substantial, this planning requirement for side and rear setbacks is not 
reasonable for the site and accordingly, the proposed variations are supported.  
 
Building Height 
The proposed sports hall addition is a single storey development which has an external 
maximum height of 12.6m to the pitched roof. Whilst the minimum required building height for 
this location is two storey, it is considered that the façade of the development is consistent with 
a four storey building and accordingly, the development will achieve the desired building height 
for this precinct and accordingly, the proposed variation is supported.  
 
Landscaping 
The City’s Town Planning Scheme No. 24 (TPS24), and more specifically the MACP, has a 
number of landscaping requirements for new developments as outlined in the table above. The 
proposal generally complies with the landscaping requirements of the MACP. It is however 
noted that the requirement of the MACP for provision of a 2m wide natural landscaping strip 
along all street boundaries has not been met by this development. Areas adjacent to the street 
boundary are currently occupied by large car parking areas and internal access ways in the 
parking areas. Whilst the proposal results in modification of sections of the existing car parking 
areas in front of the addition, it is noted that the existing car parking bays adjacent to the 
Wellington Road boundary are mostly to be retained and a landscaping strip along the street 
boundary is not included. It is also noted that rearrangement of the existing car parking areas 
to achieve the required landscaping will result in the loss of many bays or reduced width of 
access ways which is not recommended. It is further considered that the existing 2m wide 
landscaping outside of the lot boundary and on the Wellington Road road reserve can address 
the perceived landscaping requirement of MACP and therefore, this variation can be 
supported. Further, a sense of greenery is provided via the Pat O’Hara Reserve more 
generally.  
 
It is however noted that a full landscaping plan is required to be provided prior to the building 
permit application which identifies the details of plants and trees to be planted on site. This 
requirement is recommended as a condition of approval.  
 
Parking 
The development proposes an increase to the net lettable area (NLA) of the existing recreation 
facility and it further results in some minor additions to office areas and the existing aerobics 
room (health studio). In accordance with MACP parking requirements, one car bay is required 
per 20m2 of NLA of the existing and proposed recreation facility and the health studios. The 
office and function/theatre room will also require one bay per 50m2 of NLA and one bay per 
25m2 of NLA, respectively. Accordingly, it is considered that the development requires 310 car 
bays in total. 
 
In addition to above, it is noted that the proposal includes alterations to the existing car parking 
area adjacent to the proposed sport hall addition, whereby some of the existing car bays will 
be removed and the car parking area will be divided into two sections to the western and 
southern side of the sport hall addition. The proposed parking area modification as part of 
Stage 1 will result in 297 available car bays, which indicates a 13 car bay shortfall within the 
development. It is however noted that 27 existing car bays, mainly along Wellington Road, are 



currently encroaching the road reserve and they are not proposed to be modified as part of 
this development. The bays encroaching the road reserve are not considered to detrimentally 
impact the amenities of Wellington Road. Width of the existing footpath, landscaping strip and 
the street is not impacted on the section of Wellington Road which is subject to encroachment 
of the existing car bays. Accordingly, the City has no objection to the subject car bays to 
remain. There might however be benefits to the City to pursue lot boundary modification to 
enhance containment of these car parking bays fully within the site at a later date.  
 
In view of the above, the car parking variation present in Stages 1 and 2 equates to 4.2% of 
the required parking bays for the development. It is noted that this shortfall will be effective 
until the additional southern car parking bays are constructed in Stage 3. The variation is 
relatively minor and is not considered to affect adjoining properties or the amenity of the locality 
more generally.  
 
The additional 98 car bays on the southern side of the rugby pitch at Stage 3 will result in a 
total number of 368 car bays on site which would equate to a 58 car bay surplus.  
 
The addition of 411 spectator seats on the grand stand in new sports hall at Stage 2 will likely 
increase the need for on-site parking and it is recommended that consideration be given to 
reschedule the construction of the Stage 3 car parking area forward, to occur before or 
immediately after the completion of the grand stand. 
 
In relation to the location of parking areas, it is noted that the MACP requires large areas of 
car parking to be located behind buildings. The development however, intends to utilise the 
existing car parking areas and therefore, the location of car parking area will not be changed 
through this application. Further, it is considered that the proposed addition to the building will 
minimise the visual impact of the parking area adjacent to it, on to the streetscape of Wellington 
Road in comparison with the current arrangement of buildings and parking areas on site. It is 
further noted that the position of the building addition was considered by Council at its Ordinary 
Meeting held 3 September 2019 as part of the Pat O'Hara Reserve Masterplan Final Design 
and Costing, and approved. Accordingly, it is considered this variation to the requirements of 
MACP is acceptable and can be supported.    
 
Bicycle Parking 
The MACP requires bicycle bays to be provided for staff and visitors in certain ratios based on 
the use category of each area. In relation to the staff bicycle bays, MACP requires 1 bay per 4 
staff for recreation and entertainment uses and 1 bay per 200m2 of NLA for office use. The 
staff bicycle parking is required to include a lockable and sheltered enclosure. The 
development application however does not provide the details of the staff numbers, and 
further, it does not include any sheltered lockable enclosure for staff bicycle bay. It has however 
been confirmed that the proposal will not result in any additional staff for the MSRC and 
accordingly, the staff bicycle bay arrangement will remain.  
 
In regard to visitor bicycle parking requirement, it is noted that 32 visitor bicycle bays are 
required for the existing and proposed areas and the development provides a total of 38 bicycle 
racks, comprising two areas of 14 racks close to the main entrance to the existing building and 
one area of 10 racks to the southern side of the proposed building. In this view, it is considered 
that the proposed visitor bicycle parking bays comply with the requirements of the MACP. 
 
In addition, it is noted that whilst the MACP requires the development to provide end of trip 
facilities, it is noted that it does not identify a ratio for the required end of trip facilities. The City 
however notes that the existing and proposed showers and change rooms suffice for the 
development and can effectively meet the requirement. 
   



Access and Movement 
Whilst Stage 1 of the development is not considered to alter or affect the access to the site, it 
is considered that the installation of the proposed grandstand seating (411 seats) has the 
potential to have an impact on peak vehicle traffic volumes generated by the MSRC and could 
generate in excess of 100 vehicle trips in the MRSC’s peak hour.  
 
The Department of Planning’s Transport Impact Assessment (TIA) guidelines specify that a 
development generating > 100 vehicle trips in its peak hour requires a TIA to be undertaken. 
 
It is further noted that following the review of the proposal by the DPLH, it was recommended 
that “if in the City’s opinion, the proposal will become a traffic generator in the future (10 – 100 
or 100+ additional vehicle trips in the peak hour), a transport impact statement / assessment 
may be required. This should provide all information per the WAPC’s Transport Impact 
Assessment Guidelines (2016).” 
 
Accordingly, a relevant condition is recommended for the approval which requires a TIA to be 
undertaken prior to construction of the grand stand and addition of the proposed 411 seats. 
Any works recommended to be undertaken will be met by the City. 
 
Visual Permeability 
In accordance with the requirements of MACP, the development is required to provide 
minimum of 50% visual permeability on the street façade. The proposed addition provides 
33.7% visual permeability on the street façade. The DRP has reviewed the plans and advised 
that the introduction of openings and transparency generally has improved the amenity and is 
supported. Given the functionality of the addition as a sport hall, it is considered that more 
visual permeability will negatively impact the function of the players, by way of excess light into 
the courts, and therefore, the variation to the MACP visual permeability requirement is 
considered to be satisfactory in view of the DRP comments.  
 
Public Art 
In accordance with the City’s Percent for Public Art Policy, the development is required to 
incorporate a public art work with a value of no less than 1% of the construction value of the 
eligible development proposal. The subject development is to be delivered in 3 stages and 
while stage 1 and 2 include constructional works, stage 3 includes some external works and 
additional parking areas and does not include any building construction. Accordingly, the 
precent for public art has been calculated based on the construction value of stages 1 and 2 
which is $5.3M.  
 
Trees 
The master plan design as approved by Council at its Ordinary Meeting held 3 September 
2019, places the new additional sports hall to the south of the current building in an area 
currently providing car parking for the MSRC. 
 
A preliminary architectural design has been completed for the sports hall and associated 
external parking areas to be developed as a staged delivery.   The draft design is intended to 
inform both the construction tender and development application process.  
The proposed development requires two trees depicted in red below, currently located within 
the current car park area to be considered for removal to facilitate the new sports hall 
construction. 
 



 
  
The two trees as shown in red are to be removed prior to construction commencing in early 
2021, and eight new trees as shown in green are to be planted as replacement. 
 

 
As part of later works to follow and subject to available funding, increased onsite parking is to 
be constructed. As per the plan below, one tree, depicted as red, is to be considered for 
removal from the Pat O Hara Reserve adjacent to the Perth Bayswater Rugby Clubrooms in 
order to construct the identified additional parking. Nineteen new trees are to be planted. This 
additional parking is anticipated to commence in the 2022/23 financial year or when funding 



allows. It is noted that the City’s TPS24 requires one tree to be provided per four car bays and 
therefore, 25 trees are required to be provided in the new parking area. The variation of six 
trees is not supported and the applicant is required to plant 25 trees are per the requirements. 
A relevant condition has been included in the officer recommendation.  
 

 
In summary, three trees are considered for removal and twenty-seven new trees are to be 
planted. 
 
Urban Trees Policy 
The Urban Trees Policy provides guidelines for the management of trees within parks and road 
reserves in the City of Bayswater.  
 
As per the policy, where a tree is proposed to be removed for any kind of development or 
building works, it will be subject to an assessment of its health and condition and amenity 
valuation using the Helliwell System. If it is deemed suitable to allow removal of the tree, the 
proponent of the works will be required to: 

• Pay the amenity value of the tree to the City; 

• Arrange for its removal by an arboriculture contractor; and 

• Plant a replacement tree that is a minimum 45 litre bag size of a species nominated by 
the City’s Consulting Arborist. 

 
The Manager Parks and Gardens and the City’s Consulting Arborist are authorised to remove 
a tree in line with the above criteria and replace it with an appropriate species. 
 
The Policy further states the following: 
 
Tree removal is not undertaken for the following reasons: 

• Leaf, fruit or bark drop; 

• Its size; 

• Dislike of the species; 

• The presence of fauna or insects (insect pests are treated through various techniques); 

• Where the tree is an "inconvenience" during construction projects; and 



• Views. 
 

In this instance the tree removal is not deemed to be an "inconvenience" during construction, 
however, it is considered essential to enable the MSRC redevelopment to progress. 
 
The City’s Consulting Arborist has conducted a tree assessment in line with the policy 
requirement and concludes that the subject trees are in good health and would not under 
normal circumstances be approved for removal in the absence of the proposed development. 
(Attachment 3- Visual Tree Assessment Report) 
 
Alternative designs and potential locations for the additional sports hall had been considered 
as part of the master planning. In all instances, the designs presented were not accepted by 
Council due to excessive encroachment onto the Pat O’Hara Reserve with significant 
operational impact resulting on both the Morley Scout Group and Perth Bayswater Rugby Club. 
 
The design being progressed presents the least impact on surrounding community and 
amenity.  
 
The City’s Consulting Arborist has advised that the trees are unlikely to survive relocation given 
their age and size. In the event that Council approves tree removal, the City will be responsible 
for all associated removal costs and tree replanting. 
 
Should Council not approve the identified tree removal the proposed redevelopment of the 
MSRC as identified in the masterplan could not progress in its current form.  
 
 

LEGISLATIVE COMPLIANCE 
OPTIONS 
The following options are available to Council: 
1. Council approves the development application in accordance with the Officer’s 

Recommendation.  The risks associated with this option is considered to be reduced due 
to the reasons given for the Officer’s Recommendation. 

2. Council approves the development application subject to deleted or alternate 
condition(s).  The risks associated with this option is considered dependent on the 
reasons given for the deleted/alternate condition(s) and the nature of the 
deleted/alternate condition(s). 

3. Council refuses the development application.  The risks associated with this option is 
considered dependent on the reasons given for the application to be refused. 

 
FINANCIAL IMPLICATIONS 
$5.5M is allocated in the 2020/21 budget for the redevelopment of MSRC. In 2017, the City 
received a State Government commitment of a $2M grant to redevelop the MSRC. This grant 
funding is included as part of the project budget and is to be committed by June 2021. 
STRATEGIC IMPLICATIONS 
In accordance with the City of Bayswater Strategic Community Plan 2017-2027 (as amended), 
the following applies: 
Theme: Our Community 
Aspiration: An active and engaged community. 
Outcome C1: A strong sense of community through the provision of quality services and 

facilities. 
Theme: Our Built Environment 
Aspiration: A quality and connected built environment. 



Outcome B1: Appealing streetscapes. 
Outcome B3: Quality built environment. 
 
CONCLUSION 
The proposed City project will improve the amenity and level of sporting and recreational 
pursuits in Morley as a strategic metropolitan centre and further, it considered to be consistent 
with the intent of the City’s MACP. Accordingly, it is considered that the development can be 
supported, subject to appropriate conditions.  
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