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EXECUTIVE
SUMMARY
This proposal represents the culmination of a shared
passion and vision for Rottnest Island or Wadjemup
that has been underpinned by a deep understanding of
the cultural history of the site and the existing built and
natural context.
This development application seeks to progress the
comprehensive redevelopment of Rottnest Lodge to
reinvigorate one of the longest standing accommodation
offerings and create a welcoming and inclusive facility that
acknowledges the Island's Aboriginal significance. The
proposal has been developed collaboratively between Place
Development, a carefully curated team and engagement
with Aboriginal Elders. The proposed redevelopment of the
site has taken an inclusive approach in co-existing with The
Quod to deliver a development that celebrates a positive,
social connection with the Island and its Aboriginal culture.
The proposal will create a new hub of activity at this site
through the complete redevelopment of the existing food
and beverage offering to establish a social gathering place
for guests and the broader public staying at the Island.
The proposal will also provide a variety of accommodation
options through the refurbishment of existing rooms and
the establishment of new accommodation units.
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The proposal presented in this development application
delivers a unique vision for the site and the broader
Wadjemup area that:
▪
Has been developed through a collaborative team
led by Place Development, architects, spaceagency,
landscape architects Hassell and David Collard
bringing together exception technical ability,
understanding of the natural forms and built form of
the site and understanding and appreciation for the
Aboriginal significance of the area.
▪
Comprises a world-class tourism offering providing
high-quality accommodation options for a wide range
of visitors including affordable options and universally
accessible rooms as well as a range of amenities
including wellness centre and day spa and pool
facilities.
▪
Establishes the site as the cultural and social heart of
the Island, creating an inclusive place for gathering and
celebration, providing a new food and beverage venue
as well as smaller café facilities.
▪
Aligns with the Rottnest Island Master Plan: A 20 year
Vision for the Island and delivers a environmentally,
socially and financially sustainable response to the site.

1.0 INTRODUCTION
The Rottnest Island Authority (RIA) has completed a
significant body of work to refine the lease area and prepare
the site for redevelopment. The new lease boundary,
subject to this development application, has been carefully
informed by a range of studies and engagement activities.
Further, the proposed development has undone a rigorous
pre-lodgement assessment by the RIA through the
Expressions of Interest and Request for Detailed Proposal.
The project team have worked closely with the RIA through
the ongoing refinement of the design, the delivery strategy
for the project and the long-term operation of the facilities.

The Whadjuk Nyungar people are
recognised as the traditional owners of
the Island. The Whadjuk people know the
Island as Wadjemup, or ‘place of spirits’,
a name that is gaining wider acceptance
and usage as the most appropriate one
for the Island.
(Extract Rottnest Island Management Plan 2020-2024)

This planning report has been prepared by Urbis, in
collaboration with Place Development, Hassell Architects
and spaceagency Architects in support of a development
proposal for the Rottnest Lodge Lease Area.
Located at the site of the existing Karma Resort the
proposal is situated between the tranquil Garden Lake,
The Quod and the broader townsite area. The proposal
represents a world-class tourism and recreational
destination delivering 103 accommodation rooms, a day
spa, restaurant, coffee kiosk and pools. The proposal
encapsulates the essence of Wadjemup, comprising a
low impact development that delivers a welcoming and
inclusive facility that celebrates connection to nature,
heritage and Aboriginal significance that will culminate in
an unrivalled cultural tourism experience.
This application outlines the rationale and merit for the
proposal and specifically presents:
a. A contextual description of the site in its immediate,
local and broader context.
b. A description of the design and architectural merit
of the proposal, including discussion on the design
evolution through the design review process and an
assessment against the 10 principles of good design.
c. An assessment against the Rottnest Island
Authority planning framework.
d. A description of the technical elements of the
proposal and compliance with relevant standards
including landscape, sustainability, transport,
bushfire, heritage, servicing and utilities.

Prepared by Urbis for Place Development
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2.0 THE JOURNEY
A high level of engagement and investigation has been undertaken by both the Rottnest Island Authority through the EOI/
RFDP process as well as by Place Development through the design development and preparation of the development
application.
A timeline of key events to the current stage is presented in the timeline below.
Led by Rottnest
Island Authority
October 2018

Massing study completed to inform new lease area

February 2019

Whadjuk Working Party briefing

March 2019

Wadjemup Aboriginal Working Group briefing

March 2019

Activity Notice submitted to SWLSC

July 2019
October 2019
September 2019 –
February 2020

Lodge Design Guidelines prepared by Griffiths Architects
Ethnographic, Archaeological and Ground Penetrating Radar completed with Aboriginal
elders and leaders
Project referred for EPA Assessment (decision ‘not assessed’)

June 2020

Project referred for EPBC Assessment (decision ‘not a controlled action’)

September 2020

Heritage Council of WA conditional approval of Lodge Design Guidelines

May 2020 – May 2021

Expression of Interest Process and Minister Announcement of Preferred Respondent

Led by Place
Development
19 October 2020

Whadjuk Elders Committee (WEC) Workshop

28 June 2021

Presentation of Project Update and Cultural Heritage.
Framework for David Collard to socialise with the WEC

10 June 2021

State Design Review Panel #1

27 July 2021

State Design Review Panel #2

2 August 2021

DA design presentation for David Collard to socialise with the WEC

10 August 2021

Development Application Lodged

Early September 2021

Anticipated RIA Board Consideration

Mid-September 2021

Anticipated public advertising

Prepared by Urbis for Place Development
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3.0 CULTURAL HERITAGE FRAMEWORK
Place Development has engaged Cultural Heritage
Consultant, David Collard and Associates, to work closely
with the Project Team to establish a Cultural Heritage
Framework for the process which informs both the design
and engagement strategy right through the delivery,
operation and management of the hotel. The framework
will ensure the redevelopment and use of the site will
acknowledge and be respectful and compatible with
Aboriginal Nyungar culture and the historical connection
with the Island.
David Collard and his Team has and will continue to liaise
with key Wadjemup Elders (Wadjemup Elders Committee
- WEC) to ensure inclusion and endorsement of the civic
space (current working title ‘Gathering Ground’) design,
cultural content and ongoing event/activation initiatives.
David Collard and the WEC will in turn keep broader
Whadjuk Elders highly informed.
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In consultation with the WEC, David Collard will identify
and coordinate key specialist consultants across various
disciplines to work closely with the project design team:
▪
Cultural narrative
▪
Plant species
▪
Event management

4.0 SITE CONTEXT
LOCATION AND SITE
CONTEXT
Site Context Plan
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Figure 2 displays an aerial view of the site and surrounds.
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Figure 1 provides a context plan for the site to reiterate
surrounding land uses and significant nearby locations.
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The location of the site brings forward an opportunity
to utilise the unique natural settings of a lakeside
development, whilst also taking advantage of what is
considered to be a tourist hotspot on the Island. The
proposed is located within the Main Settlement area of the
Island putting it in close proximity to The Quod, Thomson
Bay Settlement Mall, Wadjemup Museum and the main bus
stand.
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Figure 1
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The subject site is located in Thomson Bay, Wadjemup
roughly 18km off the coast of Fremantle. The development
has a total proposed lease area of 1.5459ha and fronts onto
the Island's iconic Garden Lake. The proposed development
has interfaces with the existing Digby Drive, Kitson Street,
The Quod and Boreham Street which runs through the
middle of the suggested lease area.

Abbott Rd

4.1

U

nk

9

no

w

n

R

d

Figure 2

10

Aerial view of subject site and surround
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SITE HISTORY

4.3

Wadjemup possesses a rich history and is a place of
exceptional heritage significance. Heritage values include
an exceptional combination of geological and ecologic
features, significant Aboriginal cultural value for its
intangible heritage associated with Dreamtime stories
and the role the Island played in the defence of the
Fremantle Port during World War Two. The entirety of the
development will reside within Thomson Bay, one of the
Island’s most significant State Heritage listed places (listed
as place number 00516).

The subject site comprises a 1.5186ha lease area situated
adjacent to Garden Lake and The Quod and bisected by
the existing Boreham Street. The lease area currently
accommodates the former Boys Reformatory, Gov’s
Sports Bar, Karma Lodge Reception, Riva Restaurant,
existing lakeside villas and several redundant outbuildings
and utilities.
The lease area also encapsulates a variety of existing local
and exotic vegetation species including Peppermint and
Olive Trees.

Part of the Island’s history is tragic, being used between
1838 and 1904 as a prison for indigenous Australian’s and
a forced labour camp for Aboriginal and other prisoners
until 1931. During this time, approximately 4,000 Aboriginal
men and boys from around the State were incarcerated on
the Island. Built in 1864, The Quod is perhaps the Island’s
most recognisable symbol of the prison era history and
borders the lease area for the proposed lodge. It was the
main prison building on the Island during the penal era
and like much of the island’s colonial infrastructure, it was
constructed by forced labour of Aboriginal Prisoners.
As the Island became a favoured destination for recreation,
The Quod building and the nearby Boys Reformatory were
converted into a State Hostel for tourists. Later it would
form part of the commercial lease for Rottnest Lodge.
7.4

LEASE AREA AND
EXISTING CONDITIONS

Figure 3

Proposed lease plan (1.5186ha)
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5.0 THE PROPOSAL
5.1

OVERVIEW

The proposal will deliver a variety of new accommodation
options and amenities for Rottenest in a distinctly
minimalist form respecting the existing and past built and
natural environment. Specifically, the proposal will deliver:
▪
A total of 103 rooms offering and range of options to
appeal to a variety of different guests including:
▪
26 rooms as part of the refurbished
Reformatory building.
▪
30 rooms as part of the refurbished Lakeside rooms.
▪
47 rooms comprising new rooms.
▪
A 40sq.m Café with outdoor seating for up to 70 people.
▪
730sq.m of Food and Beverage floor space comprising
the new building replacing the existing Gov’s Sports Bar
with seating for up to 250 people.
▪
A new wellness centre area comprising six treatment
rooms, spa, sauna, pre & post treatment areas and
arrival courtyard.
▪
Two new pool areas including a bar and
sunbathing terrace.
▪
Back-of-house facilities and servicing.

The proposal also incorporates a comprehensive package
of landscape works to provide a high level of amenity to
guests and the broader public. The landscape package has
been deliberately developed to focus on natural landscape
experiences and provision are areas for people to pause
and linger. The landscape elements forming part of the
proposal include:
▪
Bespoke seating elements positioned to create an entry
marker to the site.
▪
Benches positioned throughout, located at key
intersections of movement and under existing trees
such as around Boreham way and adjacent Garden
Lake.
▪
Bike racks at primary entrance locations.
▪
Lookout provided through the insertion of a subtle
handrail into the existing limestone outcrop.
▪
Lakeside pathway connecting to the bird hide to the
north of the site.
▪
Informal nature play space positioned beneath
significant mature Rottnest Island Tea Trees.
The proposal also incorporates a total of 156 bicycle
parking space across the site. The location of bicycle racks
includes 39 located adjacent to the new Poolside rooms, 13
at the wellness centre, 39 adjacent to the Lakeside rooms,
39 adjacent to the main reception entrance on Boreham
Way and 26 at the Restaurant and café entrance at Kitson
Street.
The primary access to the proposal for hospitality patrons
is via Kitson Street through a refurbished entrance area
to the new reception which will be provided as part of the
new building for the food and beverage venue. A secondary
access for guests staying at the proposal is provided via a
new entrance at Boreham Way and Digby Drive.
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Figure 4

Site Plan
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6.0 A WORLD CLASS TOURISM
PROPOSAL
6.1

ARCHITECTURAL
DESIGN STATEMENT

“The consortium’s united vision is to deliver
a welcoming and inclusive, proudly Western
Australian resort that reflects the relaxed
informality of Wadjemup and pays respect to
the history of the Island.
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The commitment is to build on the existing site,
enhancing it to reach its true potential, and deliver
a vibrant precinct where people can connect with
the Island and its rich cultural history in a more
meaningful, contemporary way.
The development will be a destination that is a
true representation of the Island – somewhere that
celebrates its connection to nature and Nyungar
culture and which epitomises the iconic Australian
beach holiday destination. Integrally, it will be an

accessible option for many to experience all that
the Island has to offer.
This boutique accommodation, food and beverage
development will deliver a cultural tourism
experience in a truly beautiful development located
in one of the world’s most desirable locations.
The intent is for it to purposefully complement the
already established amenities and facilities on the
Island while bringing something new and unique to
further appeal and attract visitors for an enriching,
comfortable and memorable stay.

Facilitated through project team member and First
Nations representative, David Collard, a cultural
narrative is to be developed in conjunction with
prominent Nyungar and Wadjemup Elder, Richard
Walley. The narrative will position the site as a
positive and active healing space on the Island
welcoming to all people. First Nations cultural
immersion opportunities will be facilitated through
place naming, six seasons bush tucker planting
design, and a dedicated space provided for yearround performance, gathering, and story-telling”.

Prepared by Urbis for Place Development
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6.2

DESIGN PRINCIPLE
ASSESSMENT

Figure 5

Cultural Awareness Images

The design merit of the proposal is highlighted below
against the key design principles outlined in State Planning
Policy 7.0 – Design of the Built Environment.

6.2.1

CONTEXT AND CHARACTER

Good design responds to and enhances the
distinctive characteristics of a local area,
contributing to a sense of place.
Wadjemup is a unique and treasured place. It is embedded
in the collective memories of most past and present
West Australians and visitors. The Island’s unique natural
environment, fauna and flora is overlaid with the ancient
culture and history of the Nyungar people. The recent
past events of European colonisation and the subsequent
mistreatment, imprisonment, and detention of Aboriginal
men from all regions of Western Australia, over the past
200 years, is a layer of history that must be respected.
In order to respect this cultural history and sensitivity Place
Development engaged David Collard and Associates to
work closely with the project team to establish a cultural
heritage framework for the project. The vision is to ensure
the framework is multifaceted - embedded within select
design, layout and operational principles.
David Collard undertook engagement with the Whadjuk
Elders Committee in the initial stages of the project to
inform visioning and design concepts. While acknowledging
and respective the Island’s sensitive past, feedback from
the group identified a clear desire for the development
to celebrate a positive, social connection with the Island
and its Aboriginal culture – celebrating its connection to
Country.
With this feedback in mind, the Project Team has been
conscious of the unique context and Aboriginal significance.
It has been sensitive and respectful of the past while at
the same time being optimistic about the future, seeking
opportunities to embody this history into visitor experience
and assist in cross-cultural understanding, reflection and
healing.
Central to the property will be a Gathering Ground (working
title only at this stage) paying respect to the Island’s
Traditional Owners and in recognition of Wadjemup as a
place of reconciliation, recreation, healing and spirituality.
This will be a multi-purpose space offering a recreational,
social, cultural and connected hub where all visitors are
able to gather and share stories of the past and present
through a range of activations (events, dance, cultural
events, recreation activities, tours and art). The distinctive
cultural sense of place will be enhanced through inviting
the Nyungar people and in turn, broader West Australian
Aboriginal communities to engage with this space for
ceremony and cultural sharing.
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The design also acknowledges the history and legacy of
the neighbouring Quod building and Wadjemup Aboriginal
Burial Ground to the north. Although these are both beyond
the lease area, they are very much respected by the use
of the lease site. It was supported by David Collard and
Nyungar Elders to restore visibility to The Quod and as such
the site planning has responded by firstly removing the
unsympathetic pool, planters and back of house compound
that crowd the south and west of The Quod, allowing it to
have free surrounding space from which it can be perceived
and appreciated. All proposed back of house facilities are
proposed to be concealed inside the new built form.
While public access has been maintained from Digby Drive
through the lease site, it is proposed to re-imagine this
not as a standard bitumen road but rather a meandering
pathway punctuated by a new public space – an asset for all
of the Island.
The development responds to the European heritage of
the site by restoring and refurbishing the accommodation
within the Boys Reformatory and courtyard and ensuring
the new built form complies with the requirements of the
Lodge Design Guidelines.
All of the identified significant trees are maintained as
well as all of the endemic examples in the courtyard and
surrounds. These trees native to the Island are so important
in creating the sense of place that is characteristic of the
local area.

6.2.2

LANDSCAPE QUALITY

Good design recognises that together landscape
and buildings operate as an integrated and
sustainable system, within a broader ecological
context.
The landscape design prepared by Hassell is underpinned
by the following principles:
▪
Is a ‘light touch’ - Nothing new will be more beautiful
than the raw and rugged land itself - windswept
trees, clear water and limestone outcrops, but the
right insertions will distil and heighten the experience
of inhabiting this place. A place to lookout from the
limestone outcrop, a place to sit beneath the tea trees
outside of the spa, a place to meet and learn from
Nyungar guides about traditional bush tucker and
medicine.
▪
Reuses and retains - Many materials embedded within
the new ground plane will be salvaged from demolished
buildings. This references past use and reduces
construction waste. Many of the existing trees will
be retained.

Figure 6

▪

Restores ecology - we will seek to extend revegetation
around Garden Lake into the site, creating a series of
different plant communities that envelope the precinct,
collaborating with Traditional Owners in this process.

Historical photos (pre-1955) reveal a landscape denuded
of natural vegetation. Only a small stand of Rottnest Island
Tea trees remain near the lake. Mature figs, palms and olive
trees bear reference to the sites European occupation.
All trees that remain on site are well adapted to nutrient
poor soil, salty and often windy conditions. Our proposal
will reintroduce favourable conditions for native wetland
and woodland vegetation complexes to flourish. Restoring
ecology to heal the land.

Landscape site plan

Prepared by Urbis for Place Development
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Key features of the landscape strategy include:
1. Gathering Ground (working title) - is a new public place
for the Island. It is a flexible open surface, positioned
adjacent an existing Peppermint tree, an important
medicinal plant in Nyungar culture. This space invites
performance by First Nations artists, story tellers, tour
guides along with being accessible and open for a range
of events, including markets, outdoor movies or music
performances.
The design, developed in collaboration with David
Collard First Nations representative within the team,
proposes a friable semi-stabilized gravel paving
that gives the experience of ‘dancing in the dirt’ to
allow dancers to kick up sand during a corroboree.
Peppermint trees would frame and shade the space
to make it comfortable to gather during the day. The
design for this space will explore further opportunities
for cultural immersion, following the cultural narrative
to be developed, which could integrate art within
seating benches, paved surfaces or boulders. The name
of this place is to be determined by the Wadjemup
Elders group.

Figure 7

2. Samphire Garden - Beaded Samphire, Shrubby
Samphire, Pigface and Grey Saltbush define this area.
A walkway will allow visitors to move along the fragile
lake edge, but not disturb it, is proposed in place of
current lawn. (This walkway encroaches over the lease
boundary to be coordinated with RIA).
3. Evening and Morning Gardens - a respectful interface
with The Quod this garden will re-establish a simple
ground plane retaining mature trees for continued
shade. A new hospitality offer will seamlessly blend
inside and out.
4. Arrival Walkway - landscape treatments will dissolve
the edge between hard and soft. This new entry will
make guests feel immersed in nature and provide an
element of shade.
5. Guest and Spa terraces will be refined, protected and
restful. Designed in complete harmony with adjacent
internal building functions and consistent with the
broader Island approach.
6. The planting design will explore opportunities for
cultural and historical immersion, inspired to create
floral and textural abundance throughout the six
Nyungar Seasons and also privileging plants which
could be used for bush tucker, which could form part of
guided tours.

Gathering Ground

Immersed in nature

Tree canopy frames the sky
A place for healing,
a place for celebration,
a place to restore ecology.

Raised deck over
renaturalised ground
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6.2.3

BUILT FORM AND SCALE

Good design ensures that the massing and height
of development is appropriate to its setting and
successfully negotiates between existing built form
and the intended future character of the local area.
The proposed new built form is of a comparable scale as
the existing buildings, being no more than two storeys,
consistent with the Lodge Design Guidelines.
A new restaurant/hospitality building is proposed to replace
the existing with a scale and overall height that matches
with the Boys Reformatory. The massing of the proposed

new accommodation buildings is again comparable with the
existing, with the new suites extending a similar grain along
the lakeshore.
Proposed site planning maintains all significant trees and is
driven by the existing topography, particularly the gully, and
cliff face tracing the lakeshore.
The redefined public realm about Boreham Way, with a
gathering space and lookout from the existing rock outcrop
and procession down to the lake’s edge, will contribute
significantly to the character of the place and provide
amenity to guests and visitors alike at the ground level.

Prepared by Urbis for Place Development
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6.2.4

FUNCTIONALITY AND
BUILD QUALITY

Good design meets the needs of users efficiently
and effectively, balancing functional requirements
to perform well and deliver optimum benefit over
the full life-cycle.
The Lodge comprises two primary elements, being
accommodation for guests and restaurant and bars for both
guest and visitors.
While there are obvious crossovers between the two
elements, the current entry point and reception lacks
legibility and is congested. The proposed redevelopment
reorientates the entry and the reception to the Lodge to the
south of the site for guests, while promoting the current
entry from the west as the primary café restaurant, and bar
entry for visitors. These orientations more directly address
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the approach of each user group, are closer to the distinct
facilities of each, as well allowing for the desired crossover.
Service facilities planning is centralised with a focus on
shared staffing conscious of labour costs and maintaining
facilities for guests and visitors for as long as possible.
Distinct back of house facilities for the food and beverage
uses and housekeeping are planned, with each easily
serviced and concealed from public view (a key issue
currently experienced).
The proposed buildings, public space and landscaping
are envisioned to be made of robust, low maintenance
materials, that are characteristic of the location and
sympathetic to the existing heritage buildings with a
preference for locally referenced materials finishes or
species.

6.2.5

SUSTAINABILITY

Good design optimises the sustainability of the built
environment, delivering positive environmental,
social and economic outcomes.
The proposal is focused on the locality and context of the
Island to deliver a specific sense of place experience to its
visitors. Fundamental to this is engaging with the natural
landscape, climate and flora to preserve and rehabilitate
the natural features of the site as much as possible.
The Island climate is moderated by the surrounding ocean
and outdoor facilities feature in the design proposal. The
large alfresco dining courtyard, while open air, is protected
from adverse effects of the strong afternoon breeze and
is shaded by the retained tree cover. In the quieter winter
months, the restaurant retracts to a corresponding
sheltered internal area.
Accommodation suites are planned as single loaded, openair access to achieve cross ventilation, will have external
shutters to shelter balconies and west facing windows and
have ceiling fans. These passive design initiatives are aimed
at reducing the reliance on air conditioning.
Significant portions of the existing building stock will be
retained and restored and or refurbished, extending the life
of valuable resources and reducing building waste. This
extends to the reuse and conversion of the no-longer used
concrete reservoir.

International sustainability consultant, Cundall, has
prepared a Sustainability Report outlining the key
sustainability initiatives of the proposal (refer Section 7.4
and Appendix E). While a formal rating is not required, the
development is able to benchmark against a 4-star Green
Star standard and ensures consistency with the Authority’s
overarching sustainability strategies and commitments.
The development incorporates key initiatives including:
▪
Climate responsive design, effective water management
and efficient resource use.
▪
Sound urban water management techniques.
▪
The maintenance and enhancement of natural areas in
the interest of conservation.
▪
The maintenance, protection and enhancement of
natural resources and where appropriate, the retention,
protection and enhancement of significant existing
natural resources in new development.
The landscape design has been based upon maintaining
a curated stock of established trees on site, informed by
either identified specimens of heritage value or endemic
to the natural selection of the Island New plantings
preference species native to the Island and of the nearby
mainland locality.
All plantings will be climatically appropriate and make
the best use of water resources and importantly, by
preserving the existing stock, avoid using water resources
on establishing new plantings.

Prepared by Urbis for Place Development
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6.2.6

AMENITY

Good design optimises internal and external
amenity for occupants, visitors and neighbours,
providing environments that are comfortable,
productive and healthy.
The proposal provides a diversity of facilities and
experiences through its core mandates as shown in the
below diagram.
The accommodation offering will be targeted to users
that are not currently catered to by other accommodation
options on the Island, ranging from lower cost boutique
hotel rooms targeting younger guests, to multi-keyed suites
for larger groups/families with full hotel service. The food
and beverage offer will cater to both guests and visitors
offering café, restaurant and small bar environments with a
full range of menu options from morning to late.
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Beyond the customers of the Lodge, the design proposal
has ambitions for a public space, an extension to the public
realm amenity of the Island to invite people to gather
informally to, as well as to host performance and ceremony.
Retaining nearly all existing mature trees will afford
substantial amenity to the external spaces, providing shade
and wind protection further to the characterisation of
the spaces.
Both public and private internal spaces within the lodge
will be detailed to afford high amenity to their occupants
with adequate level of natural daylight, natural ventilation,
privacy and acoustic comfort.

6.2.7

LEGIBILITY

Good design results in buildings and places that
are legible, with clear connections and easily
identifiable elements to help people find their way
around.
The proposal re-orientates the entry and the reception
to the Lodge to the south of the site for guests, while
promoting the current entry from the west as the
primary café restaurant, and bar entry for visitors. These
orientations more directly address the approach of each
user group, are closer to the district facilities of each, as
well as allowing the desired crossover.
The north-south public access is maintained through the
reimagining of public space and further permeability is
proposed by extending a generous meandering promenade
from the gathering space down to the lake’s edge.
Although public access will be permitted both northsouth and east west, subtle differentiations in hierarchy
of pathways will mediate between public, semi-public and
private and be reinforced with way-finding and external
lighting.

6.2.8

SAFETY

Good design optimises safety and security,
minimising the risk of personal harm and
supporting safe behaviour and use.
All public and private external spaces within the lodge will
be detailed to conform to CPTED principles, including afterhours lighting and passive surveillance opportunities.
Overall, the development will be an active space both
within the day and night, with key activity nodes such as
the Gathering Ground and the food and beverage precinct
distributed across the lease area to avoid ‘dead’ zones and
designed in such a manner to ensure passive surveillance of
key accessways. Suite balconies are orientated, overlooking
the public realm both to the east and west.
Both entries to the development (Kitson Street and Digby
Drive) are clearly visible and well-lit, ensuring ease of
access and legibility for guests and visitors.

Wayfinding and place naming strategies will be further
workshopped with David Collard and the Wadjemup Elders
Committee to ensure appropriate and respectful naming of
key spaces such as the Gathering Ground. This will embrace
the connection to country and the key principles of the
cultural heritage framework.
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6.2.9

COMMUNITY

Good design responds to local community needs as well
as the wider social context, providing environments that
support a diverse range of people and facilitate social
interaction.
The proposal embodies social engagement directly through
the exercise of its programme of a hospitality venue, and
indirectly enabling the wider public to interact within a new
public space.
The operation of the facility will be informed through the
Cultural Heritage Framework which will work closely with
the hotel operator and stakeholders to ensure the cultural
narrative is embedded within the hotel event management
and programming. A celebration of the Islands’ rich heritage
and culture will be layered through many experiential
aspects from food and beverage applications, in-room
experiences, décor and art, signage, name and experiential
applications.
In particular, the Gathering Ground will be a flexible multipurpose space that can accommodate a series of public/
private events, including an invitation to the Nyungar
people and in turn broader West Australian Aboriginal
communities, to engage with this space for ceremony
and culture sharing. This will significantly enhance the
distinctive cultural sense of place.
Recognising that there will likely be broader community
interest in the proposal, Place Development also
propose to undertake additional community engagement
through the statutory advertising process (in addition to
RIA’s requirements). This will ensure ease of access to
information and will provide a forum to communicate the
strong vision and Cultural Heritage Framework established.
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6.2.10

AESTHETICS

Good design is the product of a skilled, judicious design
process that results in attractive and inviting buildings and
places that engage the senses.
The proposal embodies an appropriately scaled
replacement and infill built form alongside restored and
refurbished buildings. New buildings have been sited
with respect of the topography and maintenance of view
corridors from the site. The scale and grouping of the new
built forms are harmonious with the existing and views
toward the lodge evidence a continuance of the same scale
and fine grain along the lake’s shore.
A preference for locally referenced materials and finishes
is reflected in the built form and endemic species within the
landscape plantings.
Consideration of both built form and cultural heritage
conditions within and adjoining the site have been at the
forefront of the design.

7.0 PLANNING
ASSESSMENT
7.1

ROTTNEST ISLAND
MANAGEMENT PLAN
2020-2024

The Rottnest Island Management Plan 2020-24 (RIMP)
recognises and identifies the priorities that will be pursued
for the Island throughout the five-year planning period.
The RIMP sets out four strategic focus areas for 2020-24,
including:
▪
Diversify visitor base & enhance visitor experience
▪
Strengthen Island Infrastructure and Services
▪
Engage with the Island’s Environment and Cultural
Heritage
▪
Establish a new way of doing business

to establish a cultural heritage framework for the project
which informs both the design and engagement strategy
right through the delivery, operation and management of
the hotel. The framework will ensure the redevelopment
and use of the site will acknowledge and be respectful
and compatible with Aboriginal Nyungar culture and the
historical connection with the Island.
The siting of the new buildings and the landscaping
strategy for the proposal has responded directly to the
characteristics of the site and seeks to enhance the existing
environmental values through the retention of significant
vegetation and areas of revegetation along the Garden Lake
foreshore.

The proposed development will assist in achieving the
priorities and focus areas identified under the RIMP
through the redevelopment of one of the Island's
key accommodation venues. Further, the proposed
redevelopment will remove the existing unsympathetic
development adjacent to The Quod and pave the way
for future engagement with the Aboriginal community
regarding the State Government led Wadjemup Project
The proposal will build on the foundations of
existing Rottnest Lodge to provide a diverse range of
accommodation options assisting in keeping the Island
a competitive holiday location that caters for a variety
of different visitors. The refurbished Boys Reformatory
building will provide 26 rooms catering for a more low-cost
affordable option. The existing lakeside accommodation
units comprising 30 rooms will also be refurbished. Finally,
47 new rooms will be provided as part of the Poolside
accommodation in the northern portion of the site. The
poolside rooms seek to provide a range of flexible rooms
capable of accommodating families.
The proposal will also deliver additional bicycle parking
spaces in convenient locations across the site, including
the main entrances to the reception and restaurant at the
western and eastern entrance points and adjacent to the
key access points to the accommodation buildings.
The development of the proposal has been underpinned by
a desire to ensure an engrained and real connection to the
rich cultural history of the site as well as the immediate
setting within the physical environment. As discussed in
Section 3.0 Cultural Heritage Consultant, David Collard
and Associates, has worked closely with the Project Team
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7.2

ROTTNEST ISLAND
MASTER PLAN
– A 20 YEAR VISION

In 2014, a master plan was produced for the RIA, which
aimed to display what the RIA described to be its 20-year
vision for the Island. In conjunction with the Management
Plan 2020-24, the master plan was revised and updated to
provide a new vision for the period until 2040. The newly
revised plan aims to guide an imaginative and landscapescale response to the unique environment of the Island and
the significant cultural heritage that it holds. The master
plan will assist in advancing economic sustainability
through the enhancement and protection of the Island
landscape, while offering a wider choice of holiday
experiences that will attract more visitors throughout
the year.

Figure 8
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The master plan identifies 9 focus areas/precincts for
development over the next 20 years and suggests sites
that are ripe for redevelopment and have the potential for
expansion. The Main Settlement focus area was identified
as a key precinct on the Island with many redevelopment
opportunities outlined on the master plan. The Main
Settlement precinct is known for its commercial activity,
retail outlets, holiday accommodation and significant
heritage elements.
One of the most substantial opportunities that was
recognised in the master plan for the Main Settlement area,
was the potential for the redevelopment and expansion of
the Rottnest Lodge. The sites identified for the expansion
were The Quod and the hillside down towards Garden Lake
as shown in Figure 8 below.

Main Settlement Map. Source: Rottnest Island Authority, 20 year Master Plan
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7.3

LODGE + GARDEN LAKE
DESIGN GUIDELINES

The Lodge + Garden Lake Design Guidelines (Design
Guidelines) were developed by the RIA in collaboration
with Griffiths Architects and adopted to inform the future
redevelopment of The Lodge and the newly created lease
area.

7.3.1

SETBACKS AND EXCLUSION
ZONE

The Design Guidelines set out a development zone, that is
suitable to accommodate new development. The purpose
of the development zone is to ensure new development
respects the heritage significance of The Quod and its
setting.
The proposed development is wholly contained within the
development zone with the exception of a portion of the
redeveloped café building located adjacent to The Quod.
The extent of the building is remaining the same, which
currently encroaches approximately 2.2m into the exclusion
area and comprises approximately 12sq.m of floor area.
This area is consistent with the lease area boundary.
The portion of the restaurant and associated lounge area
are limited to singe storey scale consistent with the intent
of the single storey development zone identified under
the Design Guidelines. The outdoor area associated with
the Restaurant and Café is also identified in the Design
Guidelines as a low noise area. The incorporation of the 6m
building exclusion zone provides and building design will
result in a 5dB reduction in noise compared to the existing
operations associated with the Karma Resort. The future
use of The Quod will determine if any additional noise
mitigation is required to the proposed development. It is
also likely that some noise mitigation may be required as
part of the future development and use of The Quod itself
noting its proximity to the main settlement. An Acoustic
Report is included at Appendix D.
Further, the proposal seeks to remove all other existing built
form from the exclusion zone that surrounds The Quod,
including the existing Gov’s Sports Bar and the associated
pool and hard landscaping, while retaining the mature trees.

7.3.2

HEIGHT

The Design Guidelines outline a maximum height of two
storeys (7.0m) above the existing ground level within the
western portion of the lease area. Any new or extended
buildings adjacent to The Quod or the Boys Reformatory
Building are also limited to two storeys and must be
comparable in height and scale to the heritage buildings.
The new restaurant building comprises a double height
building (7.2m) consistent with the Design Guidelines.
The refurbished Boys Reformatory and Lakeside
accommodation units maintain the height of the existing
buildings.
The proposed pool side accommodation units within the
western portion of the site comprise an overall height
of two storeys (8.9m) in lieu of the 7.0m maximum. The
finished floor levels of the proposed building adjacent to
the boardwalk and Garden Lake have been raised by 1.5m
from natural ground level to provide delineation between
the public and private realm. The raised finished floor levels
of these rooms will also assist in providing for passive
surveillance of the boardwalk areas.
The additional height at this location responds to the
change in topography of the site and is limited to the
western-most extent of the poolside rooms, with the
remainder of the development compliant with the 7.0m
maximum. In particular, the eastern portion of the poolside
rooms, adjacent to Boreham Way accomplish a height of
7.0m at the closest point to The Quod. It is considered that
the minor projection at this location will not adversely
impact the prominence of The Quod as viewed from Garden
Lake given the restrained bulk and scale of the eastern
portion.
The variation to the 7.0m height limit for the western
poolside buildings is minor in nature and provides benefits
in terms of providing separation for the public and private
realms, whilst ensuring that passive surveillance from
within the buildings is provided to the Garden Lake
boardwalk. Further the impact of the height variation is
mitigated through the restrained design of the eastern
poolside buildings which effectively graduate the overall
bulk and scale as viewed from Garden Lake. This ensures
the preservation of view lines and the prominence of The
Quod is respected consistent with the Design Guidelines.
The Heritage Impact Statement which examines the
suitability of the height variation with respect to the
heritage values of the site, is included at Appendix C.
Overall, the design benefits of the minor variation are
considered appropriate in this case and avoid any undue
adverse impacts on the heritage significance of The Quod
and its setting.
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7.3.3

TREE RETENTION

The Design Guidelines identify key vegetation within the
lease area that must be retained as part of any future
development of the site.
The proposed landscape design strategy outlines the
retention of most of the vegetation onsite, including all
of the vegetation identified within the Design Guidelines.
Further details on the landscaping strategy for the proposal
has been included at Section 6.2.2.

Figure 9
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Tree Retention Map
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7.3.4

VIEW CORRIDORS

One of the key principles outlined in the Design Guidelines
is the protection of view corridors from The Quod and the
Boys Reformatory toward Garden Lake. The diagram that
forms part of the Design Guidelines suggests a view cone
from The Quod opening without any dimension.
The proposed siting of new development across the lease
area has been carefully selected and positioned to ensure
the preservation of these view corridors. An open view
cone is proposed within the area generally consistent with
the Design Guidelines. The overall proposed view corridor
comprises an area over and above this minimum open view
a match wider panorama, with an extended view cone to
the south.
The proposal incorporates a variety of low-impact
landscaping treatments to these areas as well as minor
pedestrian access paths to ensure these corridors remain
free from built form. The proposal exceeds the minimum
provisions required in the Design Guidelines. The Heritage
Impact Statement is included at Appendix C.

Figure 10 Viewlines
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7.3.5

BUILDING RETENTION

The Design Guidelines identify buildings that must be
retained as part of any redevelopment proposal for the site.
Under the design Guidelines the Boys Reformatory Building,
the Chapel and The Quod must be retained.
The proposed development accommodates the retention
of the Boy Reformatory building and avoids any impacts
to The Quod or the Chapel buildings. The proposal retains
the majority of the heritage fabric of the Boys Reformatory
building, requiring only minor works which comprise:
▪
Removal of sections of later additions
▪
Removal of existing amenities as part of the heritage
restoration works
▪
The addition of new openings to 3 of the existing rooms
The removal of later additions, particularly adjacent to
the existing eastern entry point to the site, will improve
legibility and provide for clear sightlines through to the
restaurant and reception area. These works will also
improve the circulation within the Boys Reformatory
building.
The minor works required to the Boys Reformatory
building are supported by a Heritage Impact Statement,
demonstrating that these works do not adversely impact
the heritage significance of the place. The Heritage Impact
Statement is included at Appendix C.
The proposed redevelopment works also seek to remove
several later additions associated with the existing pool
area and restaurant that represent an unsympathetic
interface with The Quod. The removal of the existing
Gov’s Sports bar and pool areas will ensure the proposal
establishes an appropriate setback from The Quod and
respects its heritage significance.
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7.3.6

ACCESS

Boreham Way, Digby Drive and Kitson Street have been
identified and acknowledged for their significance as
streetscapes surrounding the development. The Design
Guidelines seek to maintain and enhance the key northsouth and east-west access routes through the site with a
focus on Boreham Way as a primary means of access.
The proposed development seeks to provide 3 key access
points to the site and maintain a high level of pedestrian
permeability throughout the development.
The main access to the proposed development for guests
will be via Boreham Way, which provides access to the
Reception Area as well as the accommodation. Visitors
to the restaurant, bar and café will gain access via Kitson
Street. The design of the new reception and restaurant
building has incorporated a 2m wide section through the
building, clear of obstructions to provide for east-west
pedestrian permeability. This will provide the opportunity
for both guests and visitors to gain access through the
site to both the townsite to the east, and to the broader
pedestrian network and the Gathering Ground and Garden
Lake to the west.
Boreham Way also provides vehicular access to the site
from the north to the back of house areas associated with
the accommodation units and the restaurant.
A series of private pedestrian access paths are proposed
off Boreham Way to provide access to guests to the
accommodation units and amenities. Further, these
pathways will also provide access to the units and
amenities for house keeping and maintenance staff.
A Landscape Design Report including further details on
the design strategy for access and circulation is included at
Appendix B.

7.4

DEVELOPMENT
PLANNING GUIDELINES

Table 1 Compliance with Development Planning Guidelines
Development
Planning Guideline
No.3 Sustainable
Development

Guideline Requirements
(Summary)

Proposed Development - Compliance Assessment

Regarding environmental sustainability, the development is being
designed to fulfil all requirements in terms of Ecologically Sustainable
Design (ESD) and is aiming to achieve a 4-star Green Star equivalency
for the Design & As-Built v1.3 tool. The proposed development has
The environmental sustainability
targeted a total of 51 points, provided a 6 point buffer over the minimum
requirements concern elements
45 points required to achieve 4 Star Green Star.
of the proposed development
comprising energy consumption, The initiatives incorporated into the design and operation on the
proposal will significantly reduce ongoing operational costs.
water use, landscaping, waste
and construction materials.
A Sustainable Design Assessment Report has been included at
All development must consider
environmental, social and
financial sustainability.

The requirements for social
sustainability relate to the
recognition of Aboriginal
and European heritage and
contribution of the development
to reconciliation.

Appendix E.

The financial sustainability
requirements relate to the
minimisation of ongoing
costs associated with
operations through efficiencies
incorporating new technologies.
A Heritage Impact Statement (HIS) has been prepared and is included at
Appendix C. The HIS provides an overview of the proposed development
and potential impacts on the heritage values of the site, having
regard to the Design Guidelines. The HIS demonstrates the proposed
development, including the height and preservation of view lines will
not adversely impact the heritage significance of The Quod and the Boys
Reformatory buildings.

No.4 Cultural
Heritage Places and
Heritage Precincts

The Guideline requires new
development to respect the
existing heritage significance of
the heritage places and protect
heritage fabric where extensions
and additions are proposed.

No.5 Signage

The signage associated with the proposal will be developed thought the
Any proposed signage
detailed design process.
associated with a development
must demonstrate restraint
in both size and the number of
signs proposed. Further, signage
must be compatible with the
intended characters and amenity
of the area.

No. 6 Settlement
Design

Where site specific design
guidelines do not exist, this
guideline outlines principles
around building setbacks,
heights, activation private open
space corner buildings, bulk and
scale and roof treatments.

No. 7 Colours and
Materials

The proposed development is generally consistent with the site-specific
Lodge + Garden Lake Design Guidelines.
The justification for the minor variation in height of 0.5m is described in
Section 7.3.

The Guideline sets out principles The proposed development seeks to incorporate locally sourced
materials and finishes that reflect the Island palette.
for colour and materials
selection to reflect the Rottnest
aesthetic and ensure that
finishes are robust and durable.
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Development
Planning Guideline
No. 8 Environmental
Management of
Flora, Fauna and
Marine

Guideline Requirements
(Summary)
The Guideline require the
identification and management
of any environmental impacts
on the site including removal of
vegetation, any impacts on fauna
and disposal of operation and
construction waste.

Proposed Development - Compliance Assessment
The Rottnest Island Authority initiated actions to progress the
redevelopment of the Rottnest Lodge in 2019. This included
identification of the likely redevelopment scope and referral of
the proposal to the State and Federal governments under the WA
Environmental Protection Act 1986 and the Federal Environment
Protection and Biodiversity Conservation Act 1999. The project was also
referral under Section 18 of the WA Aboriginal Heritage Act 1972.
The Environmental Assessment and Management Report at Appendix
E identifies the key environmental factors and associated management
measures regarding the proposed development.
A desktop Bushfire Attack Level (BAL) Assessment has been
undertaken and is included at Appendix H,
The Assessment has determined that the BAL for the proposed
development is BAL-12.5. The construction requirements for BAL-12.5
will be incorporated through the detailed design process.

No. 9 Transport
and Movement on
Rottnest Island

The Guideline requires
consideration of vehicle
management during
construction, details of
any vehicles required for
operations, bicycle parking
facilities and service vehicle
access sand parking.

The Landscape Design Report at Appendix B outlines the location
of bicycle racks in convenient locations throughout the site. Overall,
the proposal includes 156 bicycle parking spaces.
Further details on the number of bicycle racks in accordance with
the minimum requirements will be provided through the detailed
design of the proposal.
All delivery and servicing vehicles are provided with dedicated
loading and parking areas to ensure these activities do not obstruct
Boreham Way. Permanent service vehicles will be accommodated
within the Back of House building adjacent to the poolside
accommodation units.
A Construction Management Plan will be provided at the detailed
design stage outlining the management the movement and access
of construction vehicles.

No. 10 Construction
Management

Construction management
principles are required to be
submitted to demonstrate
consideration for the unique
constraints associated
with building on the Island.
Proposed development
must also consider general
construction management
elements including, storage
of materials, air and dust
management, traffic
management, public safety
and management of any
potential environmental
impacts.

A detailed Construction management Plan (CMP) will be provided as
part of the detailed design of the proposal.
Overall, the proposal will rely on a prefabricated/modular
methodology as much as practical with traditional in-situ
construction methods also utilised.
The CMP will address the following considerations:
•
•
•
•
•
•
•
•
•
•
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Provision of a secure materials storage area.
Consider the need for a concrete batching plant.
Waste removal from the Island and/or reuse of waste materials
methodology.
Acknowledging and understanding the seasonal visitor impact on
the programme and traffic management.
Monitoring and controlling dust and noise emanating from the site.
Impact of the works on the local environment and the protection of
animals, flora and fauna
Provision of accommodation on the Island or daily ferry
transportation for work force.
Consideration of wharf access and limitations imposed.
Consideration of the islands history and the heritage works including
Aboriginal and European heritage and potential archaeological
monitoring.
Erection methods and cranage requirements on site and to move
materials on the Island.
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8.0 CONCLUSION
This report demonstrates the depth of understanding
from the project team regarding the context of the site
and broader Island and the consistency of the proposals
with the principles of good design and the applicable
planning framework. The proposal is closely aligned with
the overarching strategic plans for the Island including the
Rottnest Island Management Plan 20-24 and the Rottnest
Island Master Plan: A 20 Year Vision.
The design of the proposal responds directly to the natural
characteristics of the site and has been underpinned
by a deep understanding of its Aboriginal and cultural
significance. The proposal will provide a sympathetic built
form response that sits comfortably within the surrounding
natural environment and maintains significant view lines
to The Quod and the Boys Reformatory buildings. The
design response to the site will facilitate a close connection
between the visitors, the environment and the cultural
experience of the area.
Overall, the proposal has built upon the early designs
developed through the Request for Detailed Proposal
process and achieves a high standard to provide an
excellent contribution to the array of accommodation
options on the Island. We look forward to working with the
Rottnest Island Authority and other agencies through the
assessment process.
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