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This report has been prepared by CF Town Planning & Development on behalf 
of X-Space Architects & Mr Wally Zorzi for the construction of an ancillary 
dwelling on a portion of Lot 18 (No.54) Maxwell Road, Caversham. 

 
Carlo Famiano 
Director 
CF Town Planning & Development 
 
carlof@people.net.au 
3/1 Mulgul Road 
Malaga WA 6090 

All rights are reserved by CVF Nominees Pty Ltd trading as CF Town Planning & Development. Other 
than for the purposes of and subject to conditions prescribed under the Copyright Act 1968 (C), no part 
of this report may be reproduced, stored in a retrieval system or transmitted in any form or by any means, 
electronic or otherwise, without the prior written permission of CF Town Planning & Development. 

Document Revisions: 

 Planning Report (i) – Dated 30 November 2021 
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1.0 INTRODUCTION 
 
CF Town Planning & Development acts on behalf of X-Space Architects and Mr Wally Zorzi as their consultant 
town planners and hereby prepare the following report in support of an Application for Development Approval 
for the construction of a new ancillary dwelling (rural) on Lot 18 (No.54) Maxwell Road, Caversham. 
 
This report provides details regarding the following: 
 
 Site details; 

 Proposed development 

 Planning considerations; and 

 Provision of justification in support of the proposed development, addressing the relevant planning 
framework. 

 
In light of the above, we respectfully request the Commission’s favorable consideration and conditional approval 
of the application at their earliest possible convenience. 
 
Should you have any queries or require any additional information regarding any of the matters raised above 
please do not hesitate to contact Mr Carlo Famiano on 0407384140 or carlof@people.net.au. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

CF Town Planning & Development 
Planning & Development Consultants 
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2.0 BACKGROUND & PURPOSE 
 
Lot 18 (No.54) Maxwell Road, Caversham has historically been developed and used for rural living purposes, 
with a large paddock area. The land is located within the Swan Valley area and abuts the bank of the Swan 
River along the land’s eastern rear boundary. 
 
It is noted that a number of development applications have been granted for the land. The following table 
provides a broad list of the historical development approval recently granted by the City of Swan and the Western 
Australian Planning Commission for the land: 
 
 
Table 1 – Development Approvals 

APPROVAL DATE DETERMINING 
AUTHORITY 

PURPOSE DA NUMBER 

21 June 2019 City of Swan Additions & alterations to existing single dwelling DA-186/2019 

13 August 2019 City of Swan Shed/workshop & two (2) carports DA-117/2019 

9 April 2020 WAPC Alterations To Existing Fence To Front Boundary  21-50009-7 

15 June 2020 WAPC Renovations & extension to existing single 
dwelling 

21-50009-8 

 
 
This application proposes the construction of a new ancillary dwelling in support of the existing single dwelling 
on the rear portion of Lot 18. The ancillary dwelling will form part of an addition to the existing shed/workshop 
structure recently constructed on the front portion of the land. 
 
The purpose of the new ancillary dwelling is to permanently accommodate family members (parents) of the 
occupants of the main dwelling that reside on the land. The arrangements will enable the children to care for 
their parents, whilst maintaining the family unit. 
 
Accordingly, approval under the Department of Planning, Lands & Heritage’s current operative Swan Valley 
Planning Scheme No.1 (SVPS No.1) is hereby requested. 
 
 
3.0 LAND DESCRIPTION 
 
The land subject to this application is legally described as Lot 18 on Plan 2173 on Certificate of Title Volume 
90, Folio 126A and is owned by Clara Ada Zorzi (see Appendix 1 - Certificate of Title). 
 
 
4.0 LOCATION 
 
Lot 18 is located within the eastern extremities of the Caversham locality, abutting the western bank of the Swan 
River and approximately 2.1 metres north-east of the Midland Activity Centre. The subject land is also located 
within the iconic ‘Swan Valley’, which comprises rural uses and a number of tourism type uses (i.e. such taverns, 
restaurants, breweries, retails outlets, wineries etc) that form a vital part of the tourism and recreation within the 
Perth Metropolitan Area (see Figure 1 – Location Plan).  
 
The land has direct road frontage and access to Maxwell Road along its western boundary, which is a local 
road. The key character of the Valley is the existing and historical rural activity within the area, in particular 
viticulture which is evident within close proximity to the subject land. 
 
The subject land is located within the municipality of the City of Swan. 
 



 
 

Planning & Development Consultants 
Address: 3/1 Mulgul Road, Malaga WA 6090 

Tel: 9249 2158       Mb: 0407384140        Email: carlof@people.net.au 
CVF Nominees Pty Ltd   ABN: 86 110 067 395 

5 

Figure 1 – Location Plan 

 
Figure 2 – Aerial Site Plan 

SUBJECT LAND 

SUBJECT LAND 
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5.0 PHYSICAL CHARACTERISTICS 
 
Lot 18 is irregular in shape, comprises an area of 24,704m2 (2.47 hectares) and is gently undulating with a sharp 
fall in levels to the rear of the land (i.e. along the land’s frontage with the river reserve). The land has generally 
been cleared of vegetation given its current use for rural residential and rural purposes, with some scattered 
vegetation abutting the river reserve. (see Figure 2 – Aerial Site Plan). 
 
The land comprises frontage to Maxwell Road along its western lot boundary, which is constructed to a suitable 
rural road standard (i.e. sealed and drained). Lot 18 comprises numerous physical improvements associated 
with the current approved use (i.e. rural living) including one (1) single dwelling to the rear of the land, a large 
shed/workshop towards the front of the land, various outbuildings (i.e. sheds & patios associated with the 
existing dwelling),  two (2) crossover along the Maxwell Road frontage and boundary fencing. It is significant to 
note that all existing structures on the  subject land will be retained as part of this application and that the 
proposed ancillary dwelling will be located within the existing shed/workshop structure at the front of the land, 
with the large paddock being retained centrally on the land (see Figure 2 - Aerial Site Plan & Figure 3). 
 
 

 
Figure 3 – The existing approved shed/workshop structure on the subject land. 

 
 
6.0 DEVELOPMENT PROPOSAL 
 
This application proposes the construction of a new ancillary dwelling within the existing shed/workshop 
structure on the land (located within the front portion of the land). The purpose of the ancillary dwelling is to 
permanently accommodate the parents (i.e. family members) of the occupants of the existing single dwelling on 
the land. The arrangements will enable the children to care for their parent, whilst maintaining the family unit. 
 
In addition to the above, the application also proposes a storage addition (i.e. mezzanine addition) to the existing 
shed/workshop structure on the land. The following key elements will be included as part of the development: 
 
i) The construction of a new 86.61m2 ancillary dwelling. The ancillary dwelling will also include an 86.46m2 

outdoor living area/balcony. The ancillary dwelling will be an upper floor addition to existing approved 
shed/workshop structure on the land; 

ii) The construction of a new 104.7m2 storage area above the ancillary dwelling. The storage area will also 
include a 25.57m2 viewing platform over the subject land; and 

iii) Installation of a foyer, stairs and lift to access the ancillary dwelling and upper floor storage area. 
 
As outlined above, the proposed additions will form part of the existing approved structure on the land (i.e. upper 
floor additions), with minor alterations to the internal ground floor area of the shed/workshop to accommodate a 
foyer, stairs and lift. It is significant to note that no other changes are proposed as part of this application to the 
ground floor area of the existing shed/workshop structure. 
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In reviewing the existing shed/workshop, it is noted that adequate existing on-site parking (i.e. carport) have 
been provided to service the needs of the future occupants of the ancillary dwelling. As such, additional on-site 
car parking is not required for the new ancillary dwelling. 
 
Copies of the proposed site development plans and building elevation drawings are provided in Appendix 2. 
 
 
7.0 STATUTORY CONSIDERATIONS 
 
7.1 Metropolitan Region Scheme 
 
The subject land is currently classified ‘Rural’ zone under the provisions of the Metropolitan Region Scheme 
(MRS) (see Figure 4). It should be noted that the zones and reservations prescribed by the MRS are broad 
categories only that are intentionally not precisely defined or limited in order to enable a flexible approach to 
town planning. The following definition is provided as a guide to its stated purpose/s in the MRS: 
 
“Rural Zone - Land in which a range of agricultural, extractive and conservation uses are considered” 
 
It is contended that the proposed ancillary dwelling on the land associated with the existing development on the 
land is considered to be consistent with the defined intent of the land’s current ‘Rural’ zoning classification under 
the MRS and will not impact the existing character of the ‘Swan Valley.’ 
 
In addition to the above, it should be noted that the subject land abuts land reserved ‘Waterways’ along its 
eastern boundary. 
 
 

 
Figure 4 – MRS Map 

 
 
7.2 Swan Valley Planning Scheme No.1 
 
Lot 18 is currently classified ‘Priority Agriculture’ zone under the Department of Planning, Lands and Heritage’s  
Swan Valley Planning Scheme No.1 (SWPS No.1) (see Figure 5 – Zoning Map). 
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Figure 5 – Zoning Map (SVPS No.1) 
 
Schedule 1 of SVPS No.1 provides the definition for the use class that would apply to this application. Table 2 
below provide an overview of the land use definition and permissibility within the zone: 
 
 
Table 2– Land Use & Permissibility 

LAND USE DEFINITION USE PEERMISSIBILITY 

Ancillary dwelling – Rural  Means one self-contained dwelling with a 
maximum floor area of 100 m2 excluding garage 
space, carports, verandahs and/or patios which is 
co-located with a single house on a rural lot.  

Discretionary (“D”) use. meaning that the 
use is not permitted unless the Commission 
has exercised its discretion by granting 
development approval. 
 

 
It is contended the proposed development and use of the land as depicted in this application falls comfortably 
within the aforementioned land use definition and permissibility prescribed in the Department’s SVPS No.1. 
 
In regard to the proposed storage addition, this would relate to the existing approved shed/workshop 
component on the land and does not introduce a new use class. 
 
The stated objectives for land classified ‘Priority Agriculture’ zone under the Departments’ SVPS No.1 are as 
follows: 
 
1. To protect priority agricultural land in the Swan Valley including existing vineyards and other areas of 

horticulture from incompatible land use and development.  

2. To provide for long-term agricultural production in the Swan Valley by preventing further subdivision of land 
and protecting good quality soils from non-agricultural use and development.  

SUBJECT LAND 
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3. To limit hospitality and tourism development and land use to where it is incidental and complements 
agricultural production and does not detract from the rural character and amenity of the area.  

4. To ensure all land use and development enhances the cultural heritage, natural environment and protects 
the unique rural landscape character of the Swan Valley. 

 
It is contended the proposed ancillary dwelling and associated works on the land is mindful of the zone objectives 
for the following reasons: 
 
i) It will not undermine or impact the existing agricultural uses within the area and will not result in the loss of 

prime agricultural land; 

ii) It will not impact the existing established tourist type activities within the Swan Valley; 

iii) It will be a low intense development/use that is mindful of the existing rural character of the area by utilizing 
the existing approved structure on the land; 

iv) It will allow for the accommodation of family member of existing residents on the land; and 

v) It will not result in any adverse impacts on the heritage, natural environments and rural landscaping of the 
area. 

 
 
7.3 Development Standards 
 
General Development Standards 
 
Table 3 below provides an assessment of the proposed development against the relevant development 
standards prescribed in the Department’s Swan Valley Planning Scheme No.1. 
 
 
Table 3 – Assessment Table 

DEVELOPMENT 
COMPONENT  

PRESCRIBED DEVELOPMENT 
STANDARDS 

PROPOSED COMPLIES 

SETBACKS    
Primary street 
(Lots greater than 
2000m2) 

30 metres (min) 39.5 metres (min) Yes 

Secondary street 20 metres (min) Not a corner lot N/A 
Side – North 15m 31.986 metres (min) Yes 
Side – South 15m 30.58 Yes 
Rear - East 15m 255 metres (min) Yes 
BUILT FORM    
Site coverage 20% of lot area  

4,940.8m2 
6.7% (1,651.37m2) Yes 

Location of ancillary 
dwellings  

An ancillary dwelling - rural is to be 
located behind the single house and 
screened from view from primary 
and secondary (where applicable) 

The existing single dwelling is located 
to the rear of the land with the ancillary 
dwelling located within the front portion. 

No 
(Refer to written 

justification) 

Plot ratio (ancillary 
dwelling) 

100m2 86.61m2 Yes 

Building height Wall height (pitch roof above) – 6 m  
Wall height (roof concealed) – 7 m  
Roof pitch height – 9 m  
 
 

 

Wall height (concealed roof) – 9.558m 
 

No 
(Refer to written 

justification 
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GENERAL/OTHER    
Number of dwellings 
(excluding ancillary) 

One (1) dwelling One (1) dwelling Yes 

Existing vegetation and 
bushland 

All development is to minimise impacts 
on native vegetation and include 
adequate buffers from bushland, 
wetlands and waterways. 

No vegetation is proposed to be 
removed 

Yes 

Car parking (R-Codes) One (1) on-site car parking bay One (1) car parking bay Yes 
Outdoor living area 30m2 86.46m2 Yes 

 
 
Clause 39 of the SVPS No.1 affords the Commission the ability to consider variations to site and development 
standards where it is considers that the non-compliant matter/s will not have an adverse impact on the adjoining 
properties and/or the immediate locality. 
 
The following table provides justification for those aspect of the new ancillary dwelling on the subject land 
seeking a variation to the ‘deemed to comply requirements’ of the relevant planning framework. 
 
 
Table 4 – Written Justification 

DEVELOPMENT 
STANDARD’ 

PROPOSED VARIATION TO 
‘DEEMED TO COMPLY 

REQUIRMENTS’ 

JUSTIFICATION 

Schedule No.5 of 
SVPS No.1 (Entry 
No.2), Clause 2.4  - 
‘Location of 
ancillary dwelling. 

The application proposes that 
the ancillary dwelling will be 
located forward of the existing 
singe dwelling on the land in 
lieu of behind the existing 
dwelling as required by Clause 
2.4 of Schedule No.5 (Entry 2) 
of the SVPS No.1. 

1. The proposed ancillary dwelling will be constructed within the 
rear portion of the existing approved shed/workshop on the 
land. This will assist with screening the bulk of the ancillary 
dwelling from being visible from the Maxwell Road. 

2. In addition to the above point, the variation to the location of the 
ancillary dwelling stems from the fact that the existing single 
dwelling on the land is located towards the rear of the subject 
land, abutting the Swan River foreshore. Given the location of 
the dwelling on the land, the ancillary dwelling will not be able 
to be located behind the existing dwelling due to the proximity 
of the Swan River foreshore area. 

3. The development standard prescribes the location of the 
ancillary dwelling being located behind a single dwelling on the 
land where possible. In this instance, the ancillary dwelling 
cannot be located behind the existing single dwelling on the 
land. 

4. The proposed ancillary dwelling on the land has been located 
to the rear of the existing approved shed/workshop structure on 
the front portion of the land. In addition, the front setback for the 
ancillary dwelling complies with the minimum required setback 
prescribed by the Scheme. Given these factors, the proposed 
location of the ancillary dwelling forward of the existing single 
dwelling on the land will not have an adverse impact on the 
streetscape. 

5. The location of the dwelling allows for some separation 
between the parents and the children on the land, whilst allow 
for the children to provide care. 

6. In addition to the above point, the ancillary dwelling is well 
setback from the side boundaries (greater than the minimum 
required setback under the Scheme0. Given this, it is 
contended that the proposed ancillary dwelling will not have an 
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adverse impact on the adjoining properties in terms of bulks, 
scale and/or amenity. 

7. The proposed addition will not cast a shadow over the adjoining 
properties. 

8. The proposed new ancillary dwelling has been designed to 
effectively use the land and will allow for the preservation of a 
large usable land area for rural purpose.  

 
Having regard for the above it is contended that the location of the 
proposed new ancillary dwelling on the subject land will not have an 
adverse impact on the adjoining properties or the local streetscape, 
it is consistent with the Objectives of the Scheme and may therefore 
be approved by the Commission. 
 

Schedule No.5 of 
SVPS No.1 (Entry 
No.2), Clause 2.6  - 
‘Building height’. 

The application proposes that 
the ancillary dwelling and 
storage addition  to the existing 
shed/workshop structure on the 
land will comprise a maximum 
wall height of 9.558 metres 
from natural ground level 
(NGL) in lieu of a maximum wall 
height of 7 metres from NGL 
(for a concealed roof) 
prescribed in the ‘deemed to 
comply requirements’ of 
Clause 2.6 of Schedule No.5 
(Entry 2) of the SVPS No.1. 

1. The proposed variation to the overall wall height will not result 
in the additions having an adverse impact on the streetscape or 
the adjoining properties in terms of bulk and scale. 

2. In addition to the above point, the proposed addition to the 
existing shed/workshop structure on the land will be constructed 
within the rear portion of the building and therefore not clearly 
visible from the street (the additions will be screened from being 
clearly viewed from the public realm). 

3. The proposed additions to the existing structure on the land will 
comprise large (compliant) setbacks from all lot boundaries. 
Given this, the proposed additions will not have an adverse 
impact on the adjoining properties and/or the streetscape in 
terms of bulk and scale. 

4. The proposed additions and increase in the overall building 
height for the shed/workshop will not cast a shadow over the 
adjoining properties. 

5. Given the level nature of the locality, it is contended that the 
overall height of the additions to the existing structure on the 
land (i.e. the ancillary dwelling and storage addition to the 
existing shed/workshop)  is considered to be negligible and 
therefore unlikely to compromise or in any way diminish any 
potential ‘view of significance.’ 

6. According to the ‘deemed to comply requirements’ of the 
Scheme, a structure within the sone is permitted to have a ridge 
height of 9 metres for a pitched roof structure. The proposed 
wall height (concealed roof) is marginally above this maximum 
height permitted for a pitched roof and is located to the rear of 
the existing approved structure on the land. Given this, it is 
contended that the variation to the wall height for the concealed 
roof structure (whilst large) will not have adverse impact on the 
surrounding area. 

 
Having regard for the above it is contended that the proposed wall 
height of the new additions to the existing shed/workshop structure 
on the subject land will not have an adverse impact on the adjoining 
properties or the local streetscape, does not undermine the 
Objectives of the Scheme and may therefore be approved by the 
Commission. 
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7.4 Bushfire Prone Areas 
 
The subject land has been identified by the Department of Fire & Emergency Services (DFES) as being located 
within a designated 'bushfire prone area' (see Figure 6). A bushfire attack level assessment report has been 
prepared by ‘Bushfire Prone Planning’ for the land in 2019 for the proposed works to the existing dwelling on 
the rear portion of the land (see copy attached). 
 
It should be noted that only the rear portion of the land has been identified within the bushfire prone area. 
 
 

 
Figure 6 – DFES Bushfire Mapping 

 
 
 
8.0 CONCLUSION 
 
The proposed ancillary dwelling on the land will assist with providing an opportunity to accommodation family 
members (i.e. parents) related to the main occupants of the single dwelling on the land to provide much need 
care. The additional storage area will provide additional space to the existing shed/workshop on the land. 
 
It is contended that the variation being sought as part of this application are considered to be minor and will not 
result in the new additions having an adverse impact on the local streetscape, the adjoining properties or the 
existing character of the Swan Valley in terms of bulk and scale. Furthermore, the proposed additions to the 
existing shed/workshop will not undermine or have an adverse impact on the existing rural activities within the 
immediate area. 
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In light of the above information and justifications, we respectfully request the Western Australian Planning 
Commission’s favourable consideration and conditional approval of the application to construct a new ancillary 
dwelling (rural) and other associated works on Lot 18 (No.54) Maxwell Road, Caversham in accordance with 
the plans prepared in support of this application at the City’s earliest possible convenience. 
 
Should you have any queries or require any additional information regarding any of the matters raised above 
please do not hesitate to contact me on 0407384140 or carlof@people.net.au. 
 
 
 
 
 
 
 
 
 
 
 
 
\ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

30 November 2021 
CF Town Planning & Development 

Planning & Development Consultants 
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