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1. Introduction 

 

The Burswood Lakes Structure Plan was approved by the WAPC in April 2003. 
 
The purpose of the Structure Plan is to guide the development of the land at Burswood 
Lakes (now known as The Peninsula), with the Town Planning Scheme no. 1 Precinct 
Plan P2 ‘Burswood Precinct’ requiring that that development within the area is to be 
generally consistent with the approved Structure Plan. 
 
Within the 17 years that has passed since the original adoption of the Structure Plan, 
there have been many changes that occurred in relation to the surrounding built 
environment and changes to relevant strategic and statutory planning frameworks.  
Additionally a number of issues have emerged which require further consideration 
holistically. 
 
There has been no comprehensive review of the Structure Plan since its approval in 
April 2003, although two amendments have been approved. 
 
The Town’s Corporate Business Plan identifies the following relevant actions : 
 

• that in the 2019/20 financial year the Town will review the Burswood Lakes 
Structure Plan.   

• That in the 2021/22 financial year the Town will amend the Town Planning 
Scheme provisions related to the Burswood Lakes Structure Plan. 
 

The purpose of this review is to fulfil the commitment to review the Burswood Lakes 
Structure Plan in 2019/20.  This review comprises a desktop review involving a review 
of relevant documents and approvals. 
 
Based on the commentary in this review report, it is recommended that the Burswood 
Lakes Structure Plan be amended. 
 

 

2. The Structure Plan 
 

The Burswood Lakes Structure Plan was approved by the WAPC in April 2003. 
 

The operative provisions of the Scheme of the time, required that development within 
the area be generally consistent with a Structure Plan approved and amended from 
time to time by the Council and the Western Australian Planning Commission (WAPC).  
The Scheme stated the need for the Structure Plan as being : 
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Accordingly, the Burswood Lakes Structure Plan was prepared and approved by 
Council and the WAPC. 

The stated objectives of the Structure Plan are : 

 

The Structure Plan comprises three parts as follows : 
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As per Part C of the Structure Plan, amendments to Precinct Plan P2 occurred by way 
of Scheme Amendments 28 and 29 to ensure that the development 
standards/requirements under the Precinct Plan would be consistent with, and deliver 
the outcomes envisaged under the Structure Plan. 

Notable features of Part B of the Structure Plan include : 

• Indicative Development Plan – Figure 18. 

• Structure Plan at Figure 19 indicating the general layout of the development, lot 
sizes, proposed uses, dwelling numbers, building heights and plot ratios. 

• Building envelopes – Figures 24 to 29. 

• Public realm and subdivision standards – section 4.0. 

• Maximum dwelling number of 1250 across the development – section 4.4. 

• Commitments by the developer at section 4.12 including a commitment to 
manage and maintain all roads, public open space and landscaped areas until 
all 25 lots are developed. 

The following amendments to the Structure Plan have been approved by the WAPC : 

 

Date of approval of 
amendment 

Subject lots Purpose of Amendment 

11 March 2014 – 
Ordinary Council 
Meeting 

Lot 10 Increase in dwelling density to 176 
units; inclusion of Office use 

27 September 
2017 – WAPC  

Lots 9 and 25 
(also known as Lot 
9525) 

Modify land uses and increase dwelling 
yield, building height and plot ratio for 
these lots. 
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A significant proportion of the development in the Structure Plan area has been 
completed as per the following table : 

Completed development 

 Number of dwellings constructed 

Lot 2 0 

Lot 4 7 

Lot 5 13 

Lot 6 14 

Lot 7 11 

Lot 8 17 

Lot 11 133 

Lot 12 116 

Lot 13 87 

Lot 14 7 

Lot 15 8 

Lot 18 7 

Lot 19 89 

Lot 20 61 

Lot 23 26 

Lot 24 30 

 Total of 626 dwellings 
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3. Changed built environment 
 

The images below depict the existing local context at the time that the Burswood Lakes 
Structure Plan was developed, and that proposed : 
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Since the adoption of the Structure Plan in 2003, there have been significant changes to the 
nature of the surrounding land uses, most of which were not anticipated when the Structure 
Plan was developed, namely : 

• Perth Stadium 

• Closure of the adjacent public golf course; 

• Crown Towers Hotel; 

• Belmont Park Racecourse redevelopment. 

Additionally closure and demolition of the Burswood Dome was anticipated and has now 
occurred. 

The net impact of these changes is that Burswood Lakes sits within a very different local 
context to when the Structure Plan was prepared.  Accordingly there is a need for the Structure 
Plan to be amended to ensure that the remaining lots are developed in a manner that is 
appropriate to the changed context that the area sits within.  The image below from the 
Burswood Peninsula District Planning Framework illustrates this. 
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4. Strategic planning changes 
 

In the 17 years since the initial adoption of the Burswood Lakes Structure Plan, there 
has been significant pieces of strategic planning work completed or progressed by 
either the State or the Town, which have implications for the land within the Structure 
Plan area either directly or indirectly, as documented below. 

 

4.1 Directions 2031 and Beyond and Central Sub-Regional Planning 
Framework 

Status – Approved 2018 

Purpose/Objectives 

Extracts as follows : 
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Relevant content/recommendations for the Structure Plan area 

Extracts as follows : 
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4.2 Burswood Peninsula District Planning Framework 
Status – Approved by the WAPC in March 2015 

Purpose/Objectives 

Extracts as follows : 

 

Long term vision for the Precinct is illustrated below : 
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Relevant content/recommendations for the Structure Plan area 

• Depicts the land uses being ‘Residential – high density’ (dark brown); 
‘Residential – medium density’ (light brown); and Mixed Use (blue). 
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4.3 Draft Local Planning Strategy 
 

Status – Draft form – with WAPC for consent to advertise. 

Purpose/Objectives 

Extracts below : 
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Relevant content/recommendations for the Structure Plan area 

Extracts below : 
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4.4 Belmont Park Racecourse Redevelopment Structure Plan 
 

Status – Approved by WAPC 

Relevant features  

Extracts below : 
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4.5 Burswood Station East – Scheme Amendment 82 and draft Local 
Planning Policy 

 

Status – Initiated by Council – future public consultation 

Key features 

Extracts below : 
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5. Statutory Planning changes 
 

In the 17 years since the initial adoption of the Burswood Lakes Structure Plan, there 
have also been significant changes to the statutory planning framework which have 
had implications for the Structure Plan and development within the Structure Plan 
area, as follows : 

 

5.1 Planning and Development (Local Planning Schemes) 
Regulations 2015 
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Status – Gazetted on 4 October 2015. 

Relevance 

• Introduced deemed provisions that are automatically incorporated into every 
local planning scheme across the State.  This includes deemed provisions 
relating to the preparation, modification and adoption of Structure Plans. 

• The introduction of the Regulations has changed the weight and status afforded 
to Local Structure Plans such that they : 

- No longer form part of the Local Planning Scheme; and are 

- No longer given statutory significance, with decision makers to instead 
give “due regard” to Local Structure Plans when determining 
development applications. 

• Accordingly the Burswood Lakes Structure Plan no longer forms part of the 
Scheme, and is to only be given due regard. 

 

5.2 Amendment 75 to the Town of Victoria Park Town Planning 
Scheme No. 1 
Status – Gazetted on 23 June 2017 

Relevance 

• Removed or amended provisions, references and schedules in the Scheme that 
have been superseded or amended by the deemed provisions (Schedule 2) of 
the Planning and Development (Local Planning Schemes) Regulations 2015. 

• This included amending Precinct Plan P2 ‘Burswood Precinct’ to ensure that 
the provisions for the Special Use zone relating to Structure Plans are 
consistent with the deemed provisions relating to Structure Plans. 

 

5.3 Design WA suite of documents 
Status – Gazetted on 24 May 2019 

Relevance 

• State Planning Policy 7.0 ‘Design of the Built Environment’ elevates the 
importance of design quality in the built environment.  It includes 10 principles 
for good design and has application throughout the planning system including 
Structure Plans and development applications. 

• State Planning Policy 7.3 Residential Design Codes, Volume 2 ‘Apartments’ 
(the Apartment Codes) is a policy for apartments and mixed-use developments 
which focuses on improving design outcomes for apartments.  It is a 
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performance based policy that is applied in the assessment of development 
applications.  The policy contains a series of design elements, each dealing 
with a different aspect of building siting and design, with applicants needing to 
demonstrate how they satisfy the objective for each design element. 

• The Apartment Codes include a number of design elements already contained 
within the Town’s Local Planning Policy 9 ‘Design Guidelines for Burswood 
Lakes’.  Accordingly, it may be appropriate to revoke the Town’s Local Planning 
Policy and revert to the provisions of the Apartment Codes. 

 

6 Relevant statutory approvals 
 

6.1  2014 approved amendment to the Burswood Lakes Structure 
Plan for Lot 10 

Status 

Approved at Ordinary Council Meeting on 11 March 2014. 

Summary 

Increase in dwelling density from 106 units to 176 units; inclusion of Office use 

Relevant matters  

• The variation to the Structure Plan was advertised concurrently with a 
development application.  A total of 57 submissions were received.  Common 
concerns included : 

- Increase in density and proposed parking shortfall will add to existing 
parking problems in the estate. 

- Concern regarding the number of single bedroom dwellings. 

- Residents bought into the estate on the basis that the Structure Plan 
provides a level of certainty as to the development of the other lots, and 
consequently they feel deceived by the developer. 

• On the matter of dwelling density, Mirvac stated the following : 
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• Also on the matter of dwelling density, the Officers report stated : 

 

• On the matter of the inclusion of an Office land use : 

 

• In relation to the dwelling mix : 

 

• In relation to the perceived certainty provided by the Structure Plan : 

 

 

6.2  2017 approved amendment to the Burswood Lakes Structure 
Plan for Lots 9 and 9525 

Status 

Approved by the WAPC on 27 September 2017. 

Summary 
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The following summary is extracted from the relevant Council report : 
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Relevant matters 

• The subject lots, Lots 9 and 9525, were previously owned by BL Developments, 
being a joint venture comprising Burswood Ltd and Mirvac.  In June 2007, 
ownership of these lots was transferred from BL Developments to EG 
Custodian Services. 

• The proposal was the subject of community consultation. Some of the 
community sentiment that was expressed, through a Community Information 
Session and written submissions included : 

 

 

• Other common concerns included : 

- The traffic and car parking implications of the significant increase in 
density. 

- No alteration to the Structure Plan should be permitted noting that 
owners bought into the area on the basis of the amenity and certainty 
provided by the Structure Plan. 

- Inappropriate scale of development. 

- Likely exceedance of the 1250 dwelling limit under the Structure Plan.  
An increase in density should not be considered with a comprehensive 
review of the Structure Plan. 
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6.3 Scheme Amendment 79 – Modifying TPS 1 to be consistent with 
the amendment to the Burswood Lakes Structure Plan for Lots 
9 and 9525 

Status 

Gazetted on 25 January 2019. 

Summary 

Amending Precinct Plan P2 ‘Burswood Precinct’ to reflect the approved amendment 
to the Burswood Lakes Structure Plan, namely the development standards specified 
in the Precinct Plan for Lots 9 and 9525 in respect to dwelling numbers, plot ratio, 
building height and land use permissibility. 

Relevant matters 

The following is extracted from the Scheme Amendment report : 
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6.4 Development Approval for Lot 10 (Tower 6) - 2014 
Status 

Approved by JDAP on 30 January 2014.  Expired 

Development summary 

23 storey building containing 176 units, inclusive of 55 Single Bedroom dwellings. 

Key variations to the planning framework 

- 176 dwellings in lieu of a maximum of 106 dwellings 

- 23 storeys in lieu of a maximum of 21 storeys 

- Shortfall of 10 resident car bays 

 

Other relevant matters 

• The development application and variation to the Structure Plan were advertised 
concurrently.  A total of 57 submissions were received.  Common concerns included : 

- Increase in density and proposed parking shortfall will add to existing parking 
problems in the estate. 

- Concern regarding the number of single bedroom dwellings. 

- Residents bought into the estate on the basis that the Structure Plan provides 
a level of certainty as to the development of the other lots, and consequently 
they feel deceived by the developer. 

• On the matter of density : 
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• On the matter of the dwelling mix : 
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6.5 Development Approval for Lot 10 (Tower 6) 2018 
 

Status  

Approved at JDAP Meeting on 19 October 2018 

Development summary 

 

Key variations to the planning framework 

• 197 dwellings in lieu of a maximum of 176 dwellings. 

• 31 storeys in lieu of a maximum of 21 storeys. 

• Plot ratio of 6.55 in lieu of a maximum of 5.34. 

• Shortfall of 19 resident car bays and 2 visitors bays. 

 

Other relevant matters 

• 19 objections to the proposed development.  Common concerns included : 

- The building height being out of place. 
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- Traffic in the estate is not well managed – the addition density will add 
to the congestion. 

- Insufficient car parking provided. 

- Likely increase in dwelling density beyond the 1250 maximum under the 
Structure Plan. 

- Inconsistency with the Precinct Plan and the Structure Plan, which 
should be comprehensively reviewed before any approval is given. 

- Loss of certainty for existing residents within the estate. 

• On the matter of dwelling density : 
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• The following advice note was included in the JDAP’s approval, with the JDAP 
commenting on the need for the Structure Plan to be amended : 

 

• To elaborate on the estimated dwelling yields further, the following tables are 
provided, which demonstrate that while the 1250 dwelling maximum under the 
Structure Plan has not yet been exceeded, it is expected to do so at some future 
point based upon current estimates : 

Completed development 

 Number of dwellings 

Lots 2, 4, 5, 6, 7, 8, 11, 12, 13, 14, 
15, 18, 19, 20, 23 and 24 

626 dwellings 

Not constructed, but Approved under DA or Permitted under Structure Plan 
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Lot 1 74 

Lot 3 31 

Lot 9 353 

Lot 10 197 

Lot 16 32 

Lot 17 42 

Lot 21 47 

Lot 22 42 

Lot 25 208 

Lot 26 50 

Total 1076 dwellings 

Estimated total of constructed/approved/allowable dwellings = 1702 
dwellings 

 

• The above tables and other commentary in this report highlight that there is a 
significant likelihood that the 1250 maximum dwelling density under the 
Structure Plan will be exceeded.   

• On the matter of building height : 
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• On the matter of car parking : 

 

• On the matter of a public art contribution, the applicant was of the view that a 
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public art contribution should not be applied whereas the Town’s Officers were 
of the view that a contribution should be required as per the Town’s relevant 
Local Planning Policy.  While the JDAP requested a public art contribution it 
was of a lesser amount, and the application highlighted that this is a matter to 
be further resolved between the Town and Mirvac in relation to the remaining 
undeveloped sites. 

 
6.6 Development approval for Towers 1 and 2 at Belmont Park 

 
Status 

Approved by JDAP on 11 October 2019 

Development description 

 

 

7 Other matters 
 

7.1 Public art contributions 
In relation to the Town’s assessment of the 2018 development application for Tower 6, an 
issue arose regarding the need for Mirvac to make a contribution towards public art as part of 
the development.  It is accepted that for previous development approvals issued for Tower 6, 
a public art contribution was not required, however it is unclear on what basis a public art 
contribution was not requested. 

In assessing the development application for Tower 6, the following relevant comments were 
contained in the report to the JDAP : 
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• While the JDAP approve the development application with a condition requiring a 
public art contribution to be made, it was of a lesser amount, and the application 
highlighted that this is a matter to be further resolved between the Town and 
Mirvac in relation to the remaining undeveloped sites. 

 

The Town advertised a revised version of the Public Art Policy in early 2020, resulting 
in a submission from Mirvac requesting that the Burswood Lakes area be excluded 
from the policy provisions on the basis of the high quality amenity in the areas of public 
open space provided and maintained by them, which includes public art. 

In the relevant Council report, Officers commented on Mirvac’s submission as follows : 
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Based upon the above, it has been identified that the issue of public art within 
Burswood Lakes requires further consideration, and that the Structure Plan be 
amended to clearly outline expectations, whatever that may be. 

 

7.2 Maintenance of POS and infrastructure 
Section 4.12 of the Structure Plan details the following : 
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With respect to the commitment for the proponent to manage and maintain all roads, 
public open space and landscape areas until the development of Lots 1 to 25, Mirvac 
now seek for the Town to handover some of this infrastructure to the Town to manage 
and maintain, notwithstanding that all of Lots 1 to 25 have not yet been developed. 

It is accepted that it is now normal industry standard for a developer to manage and 
maintain roads and infrastructure before a 2 year period before handing over 
responsibility to the local government.  Officers are unable to determine why the longer 
period agreed to in the commitments section of the Structure Plan came about, 
although aware that Mirvac had initially expected to have completed the development 
of all lots well before now.   

The obligation on Mirvac to maintain the roads and public open space is now further 
complicated by the fact that Mirvac have sold Lots 9 and 25 to another party, in which 
case Mirvac have no control over when these lots are developed. 

Ongoing discussions have been occurring between the Town and Mirvac in relation to 
the Town taking over control at an earlier period than stipulated by the commitments 
under the Structure Plan.   

It is concluded that the Structure Plan needs to be amended to outline agreed and 
future expectations for the maintenance and handover of roads, public open space 
and other infrastructure. 
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8 Conclusion and Recommendation 
 

It is apparent from this review that the Structure Plan needs to be amended to  

• ensure its alignment with strategic planning work undertaken by the State and 
the Town. 

• reflect changes in the statutory planning framework. 

• reflect the changing and evolving nature of surrounding development; and 

• address matters that have arisen with the current Structure Plan.   

This is not unexpected given that the Structure Plan has not been the subject of a 
comprehensive review since its adoption over 17 years ago. 

A key issue that requires attention as part of an amendment to the Structure Plan is 
total dwelling yields across the subdivision and for each lot, noting that this report 
highlights that there is a significant likelihood that the 1250 maximum dwelling density 
under the Structure Plan will be exceeded.  It is accepted that in light of the strategic 
planning work undertaken by the State and the Town that the 1250 maximum may no 
longer be appropriate.  However a significant increase in the dwelling yield to the 
extent now estimated, or greater, needs to be considered as part of a comprehensive 
amendment to the Structure Plan, supported by relevant technical reports and studies 
such as an urban design analysis and traffic assessment.  This issue alone is a 
compelling reason for the Structure Plan to be amended. 

The preparation of an amended plan addressing the above issues will avoid ad-hoc 
planning and provide the Town, the landowners and the community with greater clarity 
moving forward as to the likely built form outcomes for the remaining undeveloped 
land within the area. 

A key issue that requires attention as part of an amendment to the Structure Plan is 
total dwelling yields across the subdivision and for each lot, noting that this report 
highlights that there is a significant likelihood that the 1250 maximum dwelling density 
under the Structure Plan will be exceeded.  It is accepted that in light of the strategic 
planning work undertaken by the State and the Town that the 1250 maximum may no 
longer be appropriate.  However a significant increase in the dwelling yield to the 
extent now estimated, or greater, needs to be considered as part of a comprehensive 
amendment to the Structure Plan, supported by relevant technical reports and studies 
such as an urban design analysis and traffic assessment.  This issue alone is a 
compelling reason for the Structure Plan to be amended. 

Accordingly it is recommended that the Structure Plan be amended with specific 
attention being required to the following matters amongst others : 
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• Total dwelling yields across the subdivision and for each lot; 

• Building heights; 

• Building envelopes; 

• The need for LPP Burswood Lakes to be amended or revoked. 

• Infrastructure servicing and road capacities; 

• Public art contributions; 

• Maintenance and handover of roads, public open space, landscaped areas 
and other infrastructure. 
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