Bayside Council

Serving Our Community

Bayside Planning Panel 28/11/2017

Iltem No 6.3

Application Type Residential Flat Building

pplication Number DA-2017/231
Lgmgement Date 22 December 2016
@\ 10 Loftus Street, Turrella

Ow Betar Investments Pty Ltd and Verdun 523 Pty Ltd

Applican Verdun 523 Pty Ltd

Proposa(/ Integrated Development - Construction of an eight (8) storey residential
flat building comprising 24 units and five (5) levels basement carparking

Q and demolition of existing structures

No. of Submissi 1

Cost of Developme/&ﬁ ,574.00

Report by Pa'%/ite, Town Planner, Creative Planning Solutions Pty Ltd

Officer Recommendatio

That the Development Application 31 for the demolition of existing structures, and
construction of an eight (8) storey residénti building comprising 24 units, five (5) levels
basement car parking at 10 Loftus Street, rella, e REFUSED pursuant to Section 80(1)
of the Environmental Planning and Assessment 9. The reasons for refusal are
detailed as follows:

Section 54(6) of the The applicant failed to \% cil with a response to the
Environmental Planning additional information lette#feco ding the application be
and Assessment withdrawn due to the number ity of critical non-
Regulation 2000 compliances with the applicable plgfiN ntrols. These

concerns were reiterated during a'subsfug
Council, to which no response has b
Section 164A(4)(a) of The BASIX certificate does contain a d8
the Environmental proposed development corresponding in 3

meeting with

Planning and with the description contained in the relevant€@pp on, and
Assessment Regulation any relevant accompanying documents, namely i rel to
2000 car parking numbers and arrangements.

Section 79C(1)(a)(i) The proposal is inconsistent with the provisions of Sta

Environmental Planning Policy No 65 — Design Quality of,
Residential Apartment Development, noting the advice
provided by the Bayside Design Review Panel that was not
addressed, and the failure to appropriately satisfy the nine (9)
design quality principles and the design criteria of the
Apartment Design Guidelines

The proposal is inconsistent with the provisions of State
Environmental Planning Policy No 55 — Remediation of Land,
as there is reasonable evidence to suggest that the land may
be contaminated.
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The proposal is inconsistent with the objectives of the R4 High
Density Residential zone under the Rockdale Local
Environmental Plan 2011,

The proposal is hon-compliant with the and objectives
development standards of the Rockdale Local Environmental
Plan 2011, specifically clause 4.3 (Height of buildings) and
clause 4.4 (Floor space ratio), The clause 4.6 written requests
submitted in relation to building height and floor space ratio

exceedances are not supported.
A The proposal is inconsistent with the provisions of the
Rockdale Local Environmental Plan 2011 clause 6.1 (Acid
A sulphate soils) as no acid sulphate soils management plan has

of the Rockdale Development Control Plan 2011, including:

/ Part 4.1.3 (Water management) — no stormwater drawings
< ) submitted,

Part 4.1.9 (Lot width and site consolidation) — development is

0 occur on a non-compliant allotment in terms of minimum

wifyand will result in adjoining site isolation,

P (Streetscape and site context) — proposal provides a

Vsition to adjacent low density residential zoned land,
m

been submitted.
Section@1 )(@)(iii) The proposal is inconsistent with the provisions and objectives

Pa ivate Open Space) — non-compliant with

mi .
RDCPR0

eight also results in
g land.

Proposed non-complia dj
excessive overshadowing ojg#djol
Part 4.6 (Car parking, acceSs a

parking requirements not achi#ed.
minimum provision of the ADG as cgpto under the
RDCP2011,

Part 5.2 (Residential flat buildings) — ¥

not provided, and site coverage/building¥gotg
exceeded.

Part 7.2 (Bonar Street precincts) — proposal ifico ent with
the special development area provisions of the RC -
namely in relation to bulk and scale of the developfheNgind
also basement encroachment into the front setback.

Section 79C(1)(b) The impact on the amenity to both residents within the
development and on adjoining land is considered
unsatisfactory, particularly when having regard to the deficie
solar access, significant overshadowing, and deficient
communal and private open space areas.

The likely impact on the physical integrity of adjoining land due
to the depth and proximity of excavation, and lack of certainty
regarding the creation of potential of acid sulphate soils.

The likely impact of the development on the character of the
local area is unacceptable, particularly when having regard to

umber of lifts
trols
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the building’s poor transition to nearby low density residential
areas.

Section 79C(e) - The proposal is not considered to be in the public interest as it
does not satisfy the objectives of the applicable planning
instruments, and is considered to have unacceptable impacts
on the natural and built environment.

ﬁhments

Location Plan ay
))O

- EDWARD) STREET
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BAYSIDE COUNCIL

Planning Assessment Report

,VA plication Details
A jon Number: DA-2017/231
Da ipt: 22 December 2017
Propert 10 Loftus Street, TURRELLA NSW 2205

Owner: /O Betar Investments Pty Ltd, Verdun 523 Pty Ltd

Applicant: erdun 523 Pty Ltd

Probosal: ogstruction of an eight (8) storey residential flat building comprising
P ) 24 U3s, five (5) levels of basement car parking, and demolition of

el tructures.

Recommendation: Refj

No. of Submissions: None.

Author: Patrick Wailgl— @regfive Planning Solutions Pty Limited

Date of Report: 6 November 20

Key Issues /

e Site dimension — The subject site does not exhibit the
required for the development of a residential flat buildind dev
attempts to amalgamate with an adjoining land parcel have b o Council. Higher
density development types typically require greater lot sizes to & oftflisient use of the
land and high quality environmental and public domain outcome ght by the
Rockdale Development Control Plan 2011.

street frontage width
ent. No evidence of

e Site Isolation — The proposed development will result in the adjoining
Street becoming isolated. The land at 12 Loftus Street also does not include thg/migm
required frontage width for the development of a residential flat building develop
adjoin land has no opportunity to amalgamate as it is constrained to the north by,
adjoining low density zone which prohibits residential flat building developments.

¢ Height exceedance — The proposed height exceedance of 6.3m, or 35%, to the 18m
height control is incongruous to the height of adjoining development to the south, and
results in unnecessary visual impacts to the existing north adjoining low density residential
developments.
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e Floor space ratio exceedance — The proposed floor space ratio exceedance of
893.76m?2, or 83.7% to the 1.8:1 maximum floor space ratio is unreasonable, and results
in an unnecessary intensification of the land.

e State Environmental Planning Policy No 55 — Land Remediation (SEPP 55) — The
provisions of the SEPP 55 have not adequately been addressed. The subject site could
potentially be contaminated, as the south adjoining property was previously found to be
contaminated and required a remediation action plan to be prepared to ensure it was

uitable for residential development.
A eptable impacts — The proposal results in unacceptable impacts on adjoining

urs, the habitability and amenity of the future occupants of the proposed
nt, and the envisaged character of the local area. The proposal will result in an
ary intensification of land use, unreasonable overshadowing, deficient solar
, discggdant building height and resulting poor transition to adjacent low density

resideMsalglir The unacceptable impacts are embodied in the proposal’s non-
complian e@ntrols and objectives of the applicable planning standards and plans.
Recommen‘gy

The Development Applicatio A 31 for the demolition of existing structures, and
construction of an eight (8) store ghtigl flat building comprising 24 units, five (5) levels
basement car parking at 10 Loftus G rrella, be REFUSED pursuant to Section 80(1)

of the Environmental Planning and 4&s nt Act 1979. The reasons for refusal are
detailed as follows:

Section 54(6) of the The applicant failed rgvide Council with a response to the
Environmental Planning additional information | egommending the application be
and Assessment withdrawn due to the™®hu r gd severity of critical non-
Regulation 2000 compliances with the aMPlica anning controls. These

concerns were reiterated dugg a sequent meeting with
Council, to which no response ha rgeeived.

Section 164A(4)(a) of The BASIX certificate does contal &ription of the

the Environmental proposed development corresponding IINg t respects
Planning and with the description contained in the releva tion, and
Assessment Regulation any relevant accompanying documents, namely@in relgion to
2000 car parking numbers and arrangements.

Section 79C(1)(a)(i) The proposal is inconsistent with the provisions te

Environmental Planning Policy No 65 — Design a
Residential Apartment Development, noting the Vi
provided by the Bayside Design Review Panel that was
addressed, and the failure to appropriately satisfy the nine (9
design quality principles and the design criteria of the
Apartment Design Guidelines

The proposal is inconsistent with the provisions of State
Environmental Planning Policy No 55 — Remediation of Land,
as there is reasonable evidence to suggest that the land may
be contaminated.

The proposal is inconsistent with the objectives of the R4 High
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Sectioréﬂ (iii)

Section 79C(1)(b)

Density Residential zone wunder the Rockdale Local
Environmental Plan 2011,

The proposal is non-compliant with the and objectives
development standards of the Rockdale Local Environmental
Plan 2011, specifically clause 4.3 (Height of buildings) and
clause 4.4 (Floor space ratio), The clause 4.6 written requests
submitted in relation to building height and floor space ratio
exceedances are not supported.

The proposal is inconsistent with the provisions of the
Rockdale Local Environmental Plan 2011 clause 6.1 (Acid
sulphate soils) as no acid sulphate soils management plan has
been submitted.

The proposal is inconsistent with the provisions and objectives
of the Rockdale Development Control Plan 2011, including:

Part 4.1.3 (Water management) — no stormwater drawings
submitted,

art 4.1.9 (Lot width and site consolidation) — development is
to ur on a non-compliant allotment in terms of minimum
wigl, wd will result in adjoining site isolation,

art Streetscape and site context) — proposal provides a

poQtr to adjacent low density residential zoned land,
Part ravate Open Space) — non-compliant with
minimu on of the ADG as referred to under the
RDCP201

Part 4.3.2 (CgMimungp open space) — non-compliant with
minimum provision ADG as referred to under the
RDCP2011,

Part 4.4.2 (Solar acc n-compliant with minimum

provision of the ADG as

excessive overshadowing of
Part 4.6 (Car parking, access a ) — minimum car
parking requirements not achieved. s n8g-compliant with
minimum provision of the ADG as & to under the
RDCP2011,
Part 5.2 (Residential flat buildings) — Minim er of lifts

not provided, and site coverage/building fooigrint trols
exceeded.

Part 7.2 (Bonar Street precincts) — proposal inconsisjEntglit
the special development area provisions of the RDC
namely in relation to bulk and scale of the development a
also basement encroachment into the front setback.

The impact on the amenity to both residents within the
development and on adjoining land is considered
unsatisfactory, particularly when having regard to the deficient
solar access, significant overshadowing, and deficient
communal and private open space areas.

The likely impact on the physical integrity of adjoining land due
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to the depth and proximity of excavation, and lack of certainty
regarding the creation of potential of acid sulphate soils.

The likely impact of the development on the character of the
local area is unacceptable, particularly when having regard to
the building’s poor transition to nearby low density residential

areas.
Section 79C(e) - The proposal is not considered to be in the public interest as it
does not satisfy the objectives of the applicable planning
instruments, and is considered to have unacceptable impacts
on the natural and built environment.
BacRQfound
History < )
The known develop togof the 10 Loftus Street, Turrella (subject site), is summarised
as follows: )

Application (pre-DA) meeting was held at Council
Qght (8) storey residential flat building comprising 28
angl demolition of existing structures on 10 Loftus

e On 24 May 2016, a Pre—D
offices, to discuss a propo
residential units, basement pa

Street, Turrella.

e On 1 June 2017, a formal pre-DA lett as s
issues to be addressed prior to the lodgemen

t to the applicant, advising the following
A:

1)  Subject site’s non-compliance with the
residential flat building development.

2)  The applicable planning principles of the Land a nWMronment Court (i.e. isolation
of site by redevelopment of adjacent sites, smaff andgarrow sites, development at
zone interface) must be followed and if amalga igghot achieved, relevant
documentation is to be provided to Council at DA sta sing the principles
of the Court.

3) Breach of Height and FSR controls is not supported.
4)  The additional FSR proposed is excessive and difficult to P context of
Ltd v gshfi

24m frontage requirement for

recent case law on clause 4.6 submissions (Four2five Pty ouncil
[2015] NEWSLEC 9).

5)  Design of the building is to be articulated, thus avoiding relying on gre Ils
achieve visual interest.

6) Three-bedroom units are to be provided in accordance with LDCP2011.

7)  Deep soil to be provided at the rear of the site.

8)  Ground floor level is to match the flood level (given by Council in Flood Advice letter

dated 12/05/2016).

9) Communal open space is to comply with the Apartment Design Guide and section
4.3.3 of the RDCP2011 with regards to size, solar access and general amenity.

10) Hydrant booster should be located within the building footprint to minimise its visual
impacts on the public domain and the presentation of the building.

11) Deficiency of car parking will not be supported.
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12) Car wash facility to be incorporated within a visitor space.
13) Loading Bay facilities to be designed to accommodate SRV for furniture removal.
14) Disabled parking dimensions to be in accordance with AS 2890.6.
15) A Traffic Impact Assessment report is required to be submitted with the DA.
)

16) Design gradients of the driveway and ramps shall be in accordance with the DCP
and the Rockdale Technical Specifications.

17) Front fences greater than 1.2m shall be setback at least 0.9m at the location of the

driveway gate.
08) The height of the security gate (if proposed at the ramp entry) should permit the
passing of a medium rigid delivery vehicle to access the site for delivery purposes.
@Louncil’s Waste Education Supervisor should be contacted to ensure the scale and
ition of the waste storage areas and means for collection meet Council’s

equirements.

20)8CongEpt stormwater drainage design plans, that incorporate water sensitive urban
iples, are to be submitted with the DA.

21) LowRevel basement car park and lift access shall be protected from flooding.
22) Ageo ' vestigation report will need to be submitted with the DA.

e On 22 December 20%, t ?ct DA (DA-2017/231) was lodged with Council.

e On 17 January 2017, the D, ONfied to adjoining land owners in accordance with the
RCP2011. The notification per @ luded on 9 February 2017.

e On 20 February 2017, the DA wg pibligklly notified in the local newspaper and on
Council’s website.

e On 9 March 2017, the DA was considered by, yside Design Review Panel.
e On 8 June 2017, a letter recommending the D % wn was sent to the applicant.
The letter outlined the following non-compliances ag co with the proposal:

1)  Site dimension and amalgamation — Subject sit
site frontage required for a residential flat building ¥y th P2011. No evidence
had been submitted demonstrating that reasonable e ad been made to
acquire an adjoining site or part of an adjoining site g

organce with the
‘Karavelles test’ as set out in Karavellas v Sutherlany I
NSWLEC 251 at 17-19

2)  Site isolation — The proposal would result in the north adjoini
isolated, as this site similarly does not meet the minimu
requirements for a residential flat building and is adjoined by low de
land on the remaining boundaries.

3) Height exceedance — Proposal exceeds the maximum height develop
standard by 6.3m, or 35%.

4)  Floor space ratio exceedance — Proposal exceeds the maximum floor space ratio
development standard by 893.76m?, or 83%.

5) Impact of excavation and potential presence of acid sulfate soils not
adequately considered within the design of the proposal — The proposal has
not adequately addressed clause 6.1 (acid sulfate soils) of the RLEP2011, or the
section of the RDCP2011 concerning development on sloping sites.

6) Streetscape & Site Context — The proposal is of a greater scale than what is
envisaged by the block pattern of the Bonar precinct (refer to Section 7 of the

es ot meet the minimum
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7)

8)

A

open space (9m?) when considering the requirements of the Apartment Design
uidelines (10m?2).
10

11)

12)

13)

14)

15)

16)

17)

18)

19)

RDCP2011). Proposal provides for a discordant height, and does not support the
prescribed height transition to the lower density developments located to the east
and north of the site.

Site Coverage — Proposal exceeds the site coverage development controls of the
RDCP2011 by 22%, therefore reducing opportunities for landscaping and deep soil
zones.

Communal open space — The proposal provides for deficient communal open
space (19.5%) when considering the requirements of the Apartment Design
Guidelines (25%).

Private open space — The two-bedroom apartments provide for deficient private

r parking — The proposal provides for a shortfall of three (3) parking spaces,
when gonsidered against the RTA Guide for Traffic Generating Developments.
% he submitted traffic report was considered be inaccurate as it submits
&t e pr@posed 24 unit apartment building will result in a reduced traffic impact
whelg compared to the existing industrial building.
Solar he proposal provides for non-compliant levels of solar access —
i.e. less thanyhe 708 of dwelling required by the ADG. The submitted Statement
of Environmdhtal Me®ts suggests that 62.5% of units will receive required solar
access (no sol % g has been provided to verify this statement).

C

Overshadowing —@ngffiesioy

the proposed height ef§ceedghcg, will not minimise the extent of shadow cast on
adjoining property, as rouifc the RDCP2011.

Acoustic Privacy — No i
requires that an acoustic repor. subgpitted demonstrating acoustical star rating
of 5 can be achieved between the flo e development.

Storage - The submitted architectur ot delineate any storage areas on
the floor plans. Concerns are raised r whether the apartments can
accommodate the required storage are hat yre also well designed and
accessible from living areas

Water management - No concept stormwate®mangfement plan or water quality
treatment statement or report accompanies the DA

SEPP 65 — The comments of the Design Review Pa
appropriate consideration. Many of the issues discussed
of the abovementioned non-compliances with the aP¥icg
standards and controls.
Discrepancies with Basix certificate - BASIX certificate is n¢
accurately reflect the design and details of the proposed deVel
inconsistent basement car parking spaces are provided.

Bonar Street Precinct — Due to the building location and reduced front
the proposal does not accord with the objectives of the Bonar Street Preci
which the subject site is located under the RDCP2011.

t been taking into
&l are the result

On 21 July 2017, a meeting was held at Council’s offices between the applicant, the
applicants engineer, Council’'s Development Assessment Coordinator and Council’s
Consultant Planner to discuss the content of the letter sent to the applicant on 8 June 2017.
After discussions, the applicant advised the proposal will be amended to satisfy the
concerns detailed within the letter, particularly acknowledging height compliance.

To date, no additional information has been lodged by the applicant. In this regard, the
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proposal is determined on the information submitted with the lodgement of the DA.

Proposal

Council is in receipt of DA-2017/231 at 10 Loftus Street, Turrella NSW 2205, which seeks
onsent for the demolition of existing structures, and construction of an eight (8) storey

resjdential flat building comprising of 24 units, and five (5) levels of basement car parking.
@il the proposal includes the following:
. (FFL 3.6 - 9.6):

rampsy

Five levelgrof basement, designed in a stepped down fashion utilising five (5) short
h
disabled

s), QMift, and fire stairs.
e Ground Floo L 12.00 - 12.60):

The ground floor levef co 3

ent contains a total of 23 car parking spaces (two (2) of which are

- 1 x two-bedroom giit wiggground floor POS fronting to the street as separated by

landscaping,
- 1 x one-bedroom unit wi @ d floor POS located at the rear,
- enclosed bicycle parking\geg#o bicycles,
- waste room,
- bulky goods room,
- Hydrant and building meter located i
cabinets,
- one (1) lift,

- staircase to the basement and a separate fyﬁe upper levels, and
- communal open space with landscaping to tH€ rea

rogt of the main entrance in enclosed

e Level 1 (FFL 15.6), Level 2 (FFL 18.6), Level 3 (FFL 3f. el 4 (FFL 24.6), and

Level 5 (FFL 27.6):

Levels 1-5 each contain: O

- 2 x two-bedroom units overlooking the street,

- 2 x one-bedroom units to the rear of the building,

e Level 6 (FFL 30.6): 9
The level 6 floor contains 2 x three-bedroom cross flow units.

e Level 7 (FFL 33.65):

The level 7 floor contains 2 x two-bedroom cross flow units.

Refer to Figure 1 for a street elevation diagram of the proposed development.
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Figure 1 - Front elevatio d development
Source: Elevati®n Egsigfrepared by ess Lifestyle

Site location and Context

rmally known as Lot 1 DP
, a depth 33.53m, and a
of Loftus Street.

The subject site is located at 10 Loftus Street, Turr Mi
928004. The site is a regular shaped allotment with a witith g

site area of 592.8m? (Survey). The site is located on the e

A double storey brick warehouse, that is built up to the rear and sid
site. Apart from a single palm tree located in the front setback, the

Refer to Figure 2 and 3 for an aerial image and street view image of the s
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age of 10 Loftus Street, Turrella, as highlighted in yellow.
Source: maps.six.gov.au

Figure 3 — Street view image of the existing industrial building on eet, Turrella.
Source: maps.google.com.au.

Adjoining the site to the north, at 12 Loftus Street, is a vacant industrial prdert t contains
building materials and shipping containers.
ocq@pi

Adjoining to the west, at 9 and 11 Edwards Street, two properties that are each
a two-storey industrial building that is built to the rear and side boundaries.

The site adjoining to the south, at 2-8 Loftus Street, currently includes the construction of
part five (5) and part six (6) storey residential flat building containing a total of 78 units, as
approved under DA-2014/346.

Directly across Loftus Street is a large residential development known as Fusion Meriton
Apartments, and is comprised of four (4) residential flat buildings that range from five (5) to
seven (7) storeys in height, as approved under DA-2009/307.

Refer to Figure 4 for an aerial image illustrating the adjoining properties.
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10 Loftus
Street
: -?'f —

)

2-8 Loftus =%
Street ‘

B . Iy ‘;%
subject site outlined in red
.gov.au, as adapted by CPS

The local area is zoned for residenti s, with the remaining industrial properties
undergoing a land use transition to high de resigential purposes, as seen at 12-40 Bonar
Street, and 2-8 Loftus Street. Refer to Figure 5 foghe goning map extract of the local area.

IS, com S W VN VO VA A O A A VU
Zone ‘ ‘
Neighbourhood Centre

Local Centre I

- Mixed Use
10 Loftus
Street

El Enterprise Corridor
S

B ] T O A U S, 5 [

EI Light Industrial
II' Low Density Residential
| | - Medium Density Residential
| | - High Density Residential
! Public Recreation
RE2 Private Recreation
E Primary Production Small Lots
Infrastructure
Tourist
Unzoned Land
P 35" Sae oo
Figure 5 - Land Use Map of the local area, with subject site outlined in blue.
Source: Rockdale Local Environmental Plan 2011

=

X 7 — 1

In terms of regional context, the site is located at the western end of the Bonar Precinct under
Council's RDCP2011, and is located approximately 500m south-east from Turrella train
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station, and 460 north-west from Arncliffe train station.

Statutory Considerations

nvironmental Planning and Assessment Act, 1979

/®A Development that is integrated development

The al is integrated development pursuant to Section 91A of the Environmental
PI. Assessment Act 1979 because the proposal is deemed to be an aquifer
interferencggictivity.

A reques M e in relation to the DA was issued to WaterNSW by Council. WaterNSW
has subsequdnti@respRnded on 24 February 2017 with their General Terms of Approval.

Should the app e been recommended for approval, these General Terms of

Approval would hav inciyded within a draft consent. However, as the recommendation
for the subject DA is refyffal, t General Terms of Approval will not be utilised.

ideration - General

S.79C(1) - Matters fg/
S.79C(1)(a)(i) - Provisions

The following Environmental Planning Inst

irgnmental Planning Instruments

ents gre relevant to this application:

State Environmental Planning Poli yeding Sustainability Index:

BASIX) 2004 /
In accordance with the BASIX SEPP, any development t& ns one or more dwellings

building must be accompanied by a valid BASIX Certificate.

Pursuant to Regulation 164A(4)(a) of the Environmental Planning 4hq 3
2000, a BASIX certificate must contain a description of the®o ‘
corresponding in all relevant respects with the description conm
application, and any relevant accompanying documents,

sment Regulation
development,
e relevant

BASIX Certificate 775488M submitted with the DA outlines 15 car spaces ar
that no mechanical ventilation is provided to the basement levels despite natural Fengfati
not being possible.

In this regard, the submitted BASIX certificate is not considered to accurately reflect the d6#fgn
and details of the proposed development (as outlined earlier in this report), and therefore t
provisions of the BASIX SEPP and Regulation 164A(4)(a) have not been satisfied.

State Environmental Planning Policy No 55 — Remediation of Land

In accordance with clause 7 of SEPP 55, a consent authority must consider whether the land
is contaminated before providing consent to the carrying out of any development on the land.
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The land use history of the subject site is not well known. No development applications have
been lodged with Council for at least the last 13 years. In this regard, there is no certainty that
the existing warehouse building that occupies the subject site, or previous industrial uses have
not contaminated the site.

It is noted that the environmental site assessment, submitted with DA-2014/346 for the
adjoining site at 2-8 Loftus Street, found the land at 2-8 Loftus Street to be contaminated and
ecommended that a remediation action plan be prepared to ensure the site was made suitable
for the residential development proceed.

@eﬁvironmental site assessment has not been submitted with the subject DA, and there

is N0 ty that the land is not contaminated and/or suitable for the residential purposes.

In this regogf, the proposal cannot be supported as the subject site may not be suitable in its
current gffte for rgsidential purposes.

State Enfirghmgntal Planning Policy No 65 — Design Quality of
Residential r t Development

SEPP 65 requires Coun
three (3) or more storey¥in
SEPP 65, before determini
authority must consider the fol

ider the design quality of residential flat buildings that are
d contain four (4) or more dwellings. In accordance with
evelopment application subject to SEPP 65, the consent

(a) the advice (if any) ob the design review panel,

(b) the design quality of the g€vdiopghent when evaluated in accordance with the
design quality principles, and

(c) the Apartment Design Guide.

Advice from Design Review Panel

The proposed development was reviewed by the Bay% Review Panel at a meeting

at Council’s offices on 9 March 2017. With reference to thgflesi uality principles of SEPP

65, the Bayside Design Review Panel provided the following ¢ engs:

- Principle 1: Context and Neighbourhood Character

Loftus Street is an area undergoing a transition from industrial to residential.
The new built form adjacent to and opposite the site establishe€ th sired future
character. There is a heritage item to the north.

There is an important role for this site in achieving a transition to the R2fzo
heritage item, particularly considering the 12 metre height control at its north-we
which will substantially constrain the height of any future building to its north. The P,
does not support the building’s height despite its high level of design quality given i
transition context.

- Principle 2: Built Form and Scale

The Panel considers that the building should achieve compliance with the height and
FSR control whilst maintaining its high design quality.

- Principle 3: Density
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The Panel considers that the building should achieve compliance with the height and
FSR control whilst maintaining its high design quality.

- Principle 4: Sustainability

The Panel notes that the design currently relies on solar access outside 9am to 3 pm to

achieve 2 hours mid-winter sun. Improving solar access should be considered in any

redesign. The Panel would encourage the use of solar power, rainwater harvesting and
A)ther sustainability initiatives above those requirement by BASIX.

- @‘ple 5: Landscape

T%el is generally supportive and considers the landscape proposal to demonstrate
n

d excgitence.
- Principle §: ity

The Panel c
following:

e Bicycle storag®is eed through a long corridor with 2 doors and stairs. This
should be redesig#fed togffovide a more direct access, ideally through the car park.

e The location of the raf ONpster and meters at the pedestrian entrance is not
@

hat the proposal generally provides good amenity subject to the

supported — these shou bcated.
e The main entrance sho nfigured to not require stairs between the front
door and the lift.
e The tracking of garbage bins thr
¢ No storage facilities for apartments app

the fgont door and main lobby is not ideal.
r tg.have been provided.

- Principle 7: Safety

The safety and security of Unit GO2 front private@ is not clear.
- Principle 8: Housing Diversity and Social Interactior&

The Panel generally supports the proposal. O
- Principle 9: Aesthetics

The Panel supports the aesthetics of the design and considers it i@ exgis# design
excellence. In particular, the Panel supports the use of materials, [ d gpen
balustrades, and use of double height scaled elements on the Loftus Street {gbnigloe

- Panel Recommendation

The Panel recommends that the above changes be made and be referred to Council f
further consideration.

The recommendations made by the Bayside Design Review Panel are considered reasonable.
The applicant has been provided ample time to consider and respond to the Panel’s
recommendations.
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With regard to the Apartment Design Guide (ADG), reference is made to the comprehensive
compliance checklist accompanying this report, however for ease of reference, the following
is a summary of the non-compliances with the provisions of the ADG:

e Section 3A Site analysis - opportunity to amalgamate sites has not been pursued,
and as such will result in site isolation and a proposal on an allotment with a non-
compliant width.

e Section 3B Orientation - overshadowing to south adjoining property is

A unnecessarily exacerbated because of the proposal’s height exceedance.

o ion 3D Communal and Public Open Space — Provided communal open space
2 (19.44%), required COS — 147m? (25% of 588m?2).

o ction 3 Bicycle and car parking - Proposal requires a total of 26 car spaces,
pr pgmiges for 23 car spaces.

d daylight access — SEE states that 62.5% of units will receive
. No solar modelling has been provided. Requires 70% of units.
blarmgwall is noted, this alone is not however not adequate

po s not adequately demonstrate that daylight it maximised.

While the adjoini
reasoning. The

e Section 4G Storage — BT ¥Neas are not delineated on the floor plans. Storage
areas must be in addition @ e areas in kitchens, bathrooms and bedrooms

e Section 4H Acoustic Privacy d that several bedrooms adjoin the lift core
on levels 1, 2, 3, and 4. Acoustic re mus} be provided in accordance with
Council’'s DCP and address that th&layoutglill result in suitable acoustic privacy.

— Information pertaining to
legMs AQ stormwater concept plan or
ban water is treated on site

e Section 4V Water management and cohs
stormwater and WSUD features are not av
water management plans have been provided.
before being discharged to receiving waters.

e Section 4W Waste management — Waste management p not been
submitted.

Having regard to the comments made above from the Panel, along
performance against the design quality principles and ADG provisions,
proposal fails to demonstrate that the objectives and provisions of SEP
achieved. For this reasons the proposal cannot be supported.

Rockdale Local Environmental Plan 2011

The following are the relevant matters from the RLEP 2011 that need to be taken into
consideration.

Relevant clauses Compliance with Compliance with
objectives standard/provision
2.3 Zone R4 High Density Residential | No No — see discussion
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Relevant clauses Compliance with Compliance with

objectives standard/provision
4.3 Height of buildings No No — see discussion
4.4 Floor space ratio No No — see discussion
46 Exceptions to development|No No — see discussion

within responses to

stgndards building height and floor
space ratio non-
compliances.

5.@/ ion of trees or vegetation| Yes Yes = no significant
vegetation removal
proposed.

tion Yes Yes — see discussion

6.1 Acid Sulph®e Soi¥- Class 5 No No — see discussion

6.4 Airspace operaj Yes Yes — see discussion

6.7 Stormwater No No — see discussion

6.12 Essential services Yes Yes — see discussion

2.3 Zone R4 High Density Resid

The proposal seeks consent for the cogfructioff of a residential flat building, which is
permissible with consent in the R4 zone.

The objectives of the R4 zone are:

e To provide for the housing needs of the comm@ high density residential

environment.
e To provide a variety of housing types within a high densitfe ig/ environment.
e To enable other land uses that provide facilities or services t day to day needs
of residents.
The proposed development seeks to vary a vast range of development sta d controls,
for which the purpose of these controls is to ensure a reasonable level enjly is be

achieved within the high density residential environment.

Accordingly, the proposal is not considered to have satisfied a key objective for thf R A
being the provision of housing with a level of amenity that can reasonably expectes#fOr ghe
community within the high density environment. ¢

4.3 Height of buildings

The RELP2011 restricts the maximum height of buildings on the subject site to 18m.
The proposal provides for a maximum height of 24.3m, measure at the lift overrun (RL 37.3)

and corresponding existing ground level (RL 13). This equates to a maximum height
exceedance of 6.3m, or 35%.
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The DA was accompanied by a written request, pursuant to clause 4.6 of the RLEP 2011, to
vary the maximum height of building development standard. The proposed height exceedance
and written request is not supported for the following reasons:

e The proposal does not achieve the objectives of the standard;

e The maximum building height standard ensures an appropriate height transition is
provided from the higher density developments towards the east of the subject site, to the
low-density developments towards the west and north of the subject site. The proposed
height does not support creation of an appropriate transition in built form and land use

ensity (refer to Figure 6);

0 eight exceedance will result in exacerbated overshadowing to the southern adjoining

p at 2-8 Loftus Street. In particular, no solar modelling has been submitted
rgting the difference in overshadowing between a complying scheme on the
subjecigflie and the proposed development;

e The {&ight egreedance will result in additional land use intensity beyond that which is
other (%K d via Council’s planning controls;

e The heig nce will result in adverse impacts to the level of amenity of adjoining
low density Rgsidential gevelopments; and

e Height excee implications, such as solar access to internal communal and
private open space

as.
For the building height exc dyalone, and the non-support of the submitted clause 4.6
\aa ¥ 94; 3 \\ X \ \9V”" XK T AT Y A

written request, the developme

— {naximum Building Height (rr{) ‘," 3
% [ a5
| V] 12
DO
W 145 :
a 15 — |
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e 21
- 22
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Figure 6 - Extract of the maximum height of building RELP2011 map,
subject site (P2) to adjoining sites (M) to the low density areas (1)

3
. ®

Source: legislation.nsw.gov.au, as adapted by CPS

4.4 Floor space ratio - Residential zones

The RELP2011 outlines that a floor space ratio (FSR) of 1.8:1 applies to the subject site.
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In accordance with the submitted Statement of Environmental Effects, prepared by ABC
Planning, the proposal development exhibits an FSR of 3.27:1, which equates to a gross floor
area exceedance of 893.76m?, or a variation of 83.7%.,

The DA was accompanied by a written request, pursuant to clause 4.6 of the RLEP 2011, to
vary the FSR development standard. The proposed FSR exceedance and written request is
ot supported for the following reasons:

e proposal does not achieve the objectives of the FSR development standard;
Q proprlate visual relationship between new development and the existing character
s or locations that are not undergoing or likely to undergo a substantial
t|on has not been achieved;

o lonal floor space proposed will result in additional environmental impacts in the
for rafflc eneration, noise generation, and demand for services and facilities, which
will u impact on the use or enjoyment of the same adjoining properties;

e The FS eda e will result in an additional land use intensity increase that is not
anticipated f§ exp€ected within the planning controls that apply to the site; and

e FSR exceeda utes to other non-compliances, such as site coverage, deep soil
area, and communa ace area.

Again, for the floor space rajg ance alone, and the non-support of the submitted clause

4.6 written request, the deve Iop ot be approved.

5.10 Heritage Conservation

The following comments have been pr&vid Council’s Heritage Officer:

The proposed development is located in t

5 of the Rockdale Local Environmental

Loftus Street, Turella Item No. 1233 State sii Cairnsfoot is also listed on the

NSW State Heritage Register. The proposed W nt is located to the south of

the heritage item at 10 Loftus Street. The %herit, m has a large group of
s lo

demountable buildings located on the south side ich currently obscure any

ity of heritage item listed on Schedule
n4014 as Cairnsfoot Special School, 18

views to the heritage item from the south. The Cairnsfq, ogF house is situated with
a large set back from Loftus Street and is set within a signjg®a dscape of mature
trees.

Conclusion:

Together the setting of Cairnsfoot, the separation by lots 12 and 14
the existing buildings at Cairnsfoot which obscure views from the sout
proposed development at 10 Loftus Street will have no heritage impact.

Supported. No conditions.

On the basis of Council’s Heritage Officer Comments above, the provisions of Clause 5.10
the RLEP2011 are considered to be satisfied.

6.1 Acid Sulfate Soils

The subject site is identified as containing class 5 acid sulfate soils, and is within 500m of
class 3 land. Furthermore, the works associated with the proposed basement garage are
below 5m AHD. Accordingly, an acid sulfate soils management plan needs to be prepared for
the proposed works and submitted to Council.
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The environmental site assessment report submitted in support of DA-2014/346, for the south
adjoining development at 2-8 Loftus Street, identified that at a depth of 8m below ground level,
there is a potential that acid sulphated sols will be generated by the proposed works.
Accordingly, an acid sulphate soils management plan was required to be prepared for this
development.

[ 'he proposed development on the subject site requires excavation depths of 8m, and was not
accompanied by an acid sulphate soils management plan. In this regard, the provisions of
6.1 have not been satisfied.

6.1 i@e operations

This clauggl of the RLEP2011 prescribes that the consent authority must not grant
developg€nt congent unless it has consulted with the relevant Commonwealth body about the
applicatio 'f% sed development will penetrate the Limitation or Operations Surface.

In this regard, appVication for approval pursuant to s.183 Airports Act - Notification of
decision under f the Airports (Protection of Airspace) Reg's 1996 was made to
Sydney Airport.

development was made — sUubjegfQ maximum height of 38.0 metres AHD.

6.7 Stormwater
This clause requires Council to consid@w the development:

(b) will include, where practicable, on-site st ter retention for use as an alternative
supply to mains water, groundwater or r tergand
(c) will avoid, or if a disturbance or impact can jded, will minimise and mitigate,
any disturbance or impact of stormwater ru of{7
(i) properties adjoining the land on which the Teve
out, and

(ii) native bushland, and
(iii) receiving waters.

In their response dated 2 y 2017, no objection to the erection of the proposed

is proposed to be carried

As no concept stormwater management plans have been submitted, | ot be certain
that the future stormwater management on the subject site is suitable or

6.12 Essential services

The clause essentially provides that Council must not issue consent to a developnéen
it is satisfied the development will have adequate access to essential services.

It is also noted that clause 45(2) of State Environmental Planning Policy (Infrastructure) 20
outlines that before determining a DA the consent authority must give written notice to the
electricity supply authority for the area in which the development is to be carried out, inviting
comments about potential safety risks, and take into consideration any response to the notice
that is received within 21 days after the notice is given.

Having regard to the above, Council referred the subject DA to Ausgrid, who in their response
dated 6 March 2017 consented to the DA subject to recommended conditions of consent.
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Should the DA have been recommended for approval, these conditions would have formed
part of the draft consent. However given the subject DA is recommended for refusal, the
Ausgrid conditions are simply noted.

S.79C(1)(a)(ii) - Provisions of any Draft EPI's

No draft environmental planning instruments have been identified as being applicable to the
roposed development.

(1)(a)(iii) - Provisions of any Development Control Plan
The g Development Control Plan is relevant to this application:

RockdalgfDevelopment Control Plan 2011

The applicat/ suNect to RDCP 2011. A detailed compliance table for the proposed
development is rowd d as an attachment to this report, with a summary included below.

Following the be detailed discussions on non-complying aspects of the proposal

in respect to the R )

Relevant clauses Compliance  with| Compliance with
objectives standard/provision

4.1.1 Views and Vista Yes Yes

4.1.2 Heritage Conservation es Yes

4.1.3 Water Management No No — see discussion

4.1.4 Soil Management Y Yes

4.1.5 Contaminated Land No — refer to SEPP 55

assessment.
4.1.6 Development on Sloping Sites No No — see discussion
4.1.7 Tree Preservation N/A N/A

4.1.9 Lot size and Site Consolidation - isolated| No see discussion

sites

\[0)

4.2 Streetscape and Site Context No
4.3.1 Open Space and Landscape Design No
4.3.2 Private Open Space No
4.4.2 Solar Access No
4.4.5 Visual and Acoustic Privacy No
4.5.2 Social Equity Yes
4.6 Parking Rates - Other Uses No

4.7 Site Facilities - Laundry Facilities and|No No — see discussion

Drying Areas

5.1 Residential Flat Buildings No No — see discussion
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4.1.3 Water Management

Part 4.1.3 (Water Management) of the DCP2011 requires development to comply with
Rockdale Technical Specifications for Stormwater Management, and must incorporate water
sensitive urban design principles.

The DA is not accompanied by any stormwater plans, and as such, has not demonstrated how
tormwater will be managed, or how water sensitive urban design measures are incorporated.

In ghis regard, the suitability of the water management within the proposed development
be ascertained, and therefore is not supported.

4.1.6 pment on Sloping Sites

Part 4.1.6 4 the RDCP2011 outlines planning controls in relation to the level of excavation

undertal€n o?s.

The propos€’ ent includes a 5-level basement garage that is built up to the side
boundaries and Qucroacheg into the front setback. In this regard, the proposal may impact on
existing developm ability of the land of adjoining properties.

As no geotechnical repdft h n submitted ensuring that the impacts of the proposal on
the structural integrity of adg@iningg®roperty can be mitigated, the proposal cannot be said to
satisfy the provisions of Part 4.

DCP2011.
4.1.9 Lot Size and Site Consolidat

Part 4.1.9 explains that higher density dev enttypes typically require greater lot sizes to
achieve efficient use of the land and high g¥ality egfironmental and public domain outcomes.
In addition, development should not leave a leg n isolated site that cannot achieve its

development potential under the planning contr

Development control 1 of Part 4.1.9 of the RDCP201 14»& the minimum lot width of
din .

24m at the street frontage is required for a residential flat

The subject site has a maximum street frontage of 17.68m t® Lo eet, which is 6.32m
short of the 24m frontage requirement for a residential flat buildi

No evidence has been provided to Council demonstrating that reasonNeis have been
made to acquire an adjoining site or part of an adjoining site in order to | e required
minimum lot frontage.

Generally, development sites exhibiting complying site dimensions will prov@le fetter
landscaping, parking, vehicular and pedestrian access, and are better able to r€d
overshadowing and privacy impacts.

Development control 2 outlines that developers must satisfy Council that adjoining parcels
included in their development site are capable of being economically developed.

The proposed development would isolate the north adjoining site at 12 Loftus Street. The site
at 12 Loftus Street does not exhibit the required 24m frontage width for a residential flat
building development pursuant to Section 4.1.9 of the RDCP2011, and is furthermore not
adjoined by any other high density residential (R4) zoned land (other than the site which is
subject to the proposal). Refer to Figure 7 for diagrammatic image of local zoning.
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R2 Low Density
Residential

lished in Karavellas v Sutherland Shire
Council [2004] NSWLEC 251 at 17-19, have be e to acquire this adjoining land. It is
noted that Council’s Pre-DA letter sent of 1 J 6 gadvised such amalgamation to be

pursued. /
The applicant has also not demonstrated that the adjoi n@r el will be capable of being
le.

w this adjoining parcel can
f the north facing wall
rate north facing

economically developed, should amalgamation not be po

be best developed has implications on the best design and ftr,
contained in the proposed development (i.e. opportunities to
windows).

4.2 Streetscape and Site context

It is acknowledged that the immediate area is undergoing a transition to i density
residential environment. However, this transition has been considered and gu the
special precincts Part in the RDCP2011,

The proposed development is of a greater scale then what is envisaged by the block p

of the Bonar Street Precinct (refer to Part 7 of the RDCP2011). The proposal provides tor
discordant building height in relation to existing developments to the south (2-8 Loftus Streel),
and future development to the north (12 Loftus Street) which is primarily restricted to a height
of 12m.

In this regard, the proposal does not respond, nor sensitively relate to the broader urban

context including topography, block patterns and subdivision, street alignments, and the
patterns of development within the area.

21 of 26



The proposal furthermore does not respond appropriately to the site context, with its proximity
to existing adjoining low density (R2) zoned land located to the north and rear, as it seeks to
replicate the height of development on the eastern side of Loftus Street which is located further
from existing low density residential developments and more centrally within the high density
zoned land, The replication of this building height will not achieve an appropriate transition in
built form.

s advised by Council’s Design Review Panel, the subject site plays an important role in
aceving a transition to the R2 zone and heritage item, particularly considering the 12m height
| at its north-west corner.

4.3.1 Space and Landscape Design

As part ofgfle assessment of the proposed development, the DA was referred to Council’s
consultaq Landggpe Architect for comment. In their referral response concern was raised in
relation to of hard surface area proposed, noting specifically how the deep soil
areas of the re erfumbered.

This concern has rated in the planning assessment which notes the basement for
the building encroachesypn tfy deep soil front setback area. This is considered to be a
circumstance of the site@ congfffamed area and dimensions which is manifested in the land’s
inability to comply with t mingfum frontage requirements for residential flat building
development.

Council’s consultant Landscape A also raised comment on the proposed street
tree planting not being consistent wit i'gpStreet Tree Masterplan. As such, the
consultant has recommended the planting x Tristaniopsis laurina (Water Gum), planted
at min. 75 litre size in the street frontage.

dijgen would have been included,

% is not necessary.

Development Control 1 of Part 4.3.2 (Private Open Space)
dwelling contained in a residential flat building to provide privat
with the Apartment Design Guidelines (ADG). The ADG outlines
are to be provided a minimum 10m? of private open space areas.

Should the DA be recommended for approval, t
however as the DA is recommended for refusal, thi

4.3.2 Private Open Space

©2011 requires each

The seven (7) x two-bedroom corner apartments provide for a deficient balcghy pri
space area of 9m?. The deficient private open space area is not considered t
any site constraints or beneficial design, and therefore is not supported. The subjct fite is
considered to be capable of incorporating a development that provides for compl®njfys
open space areas.

4.4.2 Solar Access

Development Control 4 of Part 4.4.2 outlines that that at least 70% of the apartments within
the development receive a minimum 3 hours of solar access between the hours of 9am and
3pm in mid-winter.

The ADG states that at least 70% of the apartments within the development receive a
minimum 2 hours of solar access between the hours of 9am and 3pm in mid-winter.
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The proposal provides for non-compliant levels of solar access. The submitted Statement of
Environmental Effects (SEE) suggest that 62.5% of units will receive the required solar access,
however no solar modelling has been provided to verify this statement.

Arguments contained in the SEE suggests that due to the blank north facing wall required by
the Bonar Street Precinct structure plan, full compliance with the ADG solar access is
restricted. This is considered to be inadequate justification for solar access non-compliance,
or the following reasons:

ae development has inadequately considered the development potential of the north

oiing site, noting that there may be opportunities to take advantage of the north aspect

t "ining site is afforded, and the lower density residential housing that is located

PeyNgd 4.c. unlikely overshadow the subject site if it were amalgamated with 12 Loftus

Street

- The éop nt has inadequately considered the height restriction applicable to the
northe iy evelopment.

S

- The prop t considered the cumulative impact of the height and FSR additions.

as

4.4.2 Overshadow

In accordance with Part % RDCP2011, development must be designed and sited to
minimise the extent of shad¢s thgft casts on private and communal open space of adjoining

dwellings, and habitable rooms ' development and in adjoining developments.

In contrast to this control, the pro lgn incorporates a height non-compliance which
will increase the extent of shadows casjg@nfhegommunal open space of the northern wall of
the southern adjoining development at 2-8 us Sfreet.

Furthermore, the proposal has not demonstrated
for at least 70% of apartments of adjoining pr
sunlight between 9am and 3pm in mid-winter, or w
receive less sunlight than these standards, the sunlig

living rooms and private open spaces
ive a minimum of 3 hour's direct

g adjoining properties currently
%‘ced by more than 20%.

Furthermore, part 4H of the ADG outlines that circulation areas should b@o at least 3m
away from bedrooms. The proposed development incorporates bedrooms tigat adig#y the lift
core (apartments 1.04, 2.04, 3.04, 4.04).

4.4.5 Visual and Acoustic Privacy

Part 4.4.5 of the RDCP2011 requires that an Acoustic Report b
demonstrating an Acoustical Star Rating of 5 between floors of the g

d at the DA stage
cgl be achieved.

No acoustic report has been submitted with the DA.

It is however noted that a referral was issued to Council’s Environmental Officer whdha
responded in support of the DA, subject to conditions. It is noted however that these conditio
relate only to noise propagated from the development, whereas the concern herein is the noise
intrusion impacts for poor layout and design.

4.6 Car parking

Part 4.6 of the RDCP2011 requires a total of 33 car parking spaces be provided within the
development (28 for residents and 5 for visitors), and two (2) motorcycle parking spaces.
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Part 3J of the ADG requires car parking spaces be in accordance with the RTA Guide to Traffic
Generating Developments. This guide requires a total of 26 (21 residential and 5 visitor) on-
site car parking spaces be provided by proposal.

Note. The subject site is located within Metropolitan Subregional Centre as outlined in the
NSW Department of Planning & Environment’s technical note on the application of the car
arking requirement Policy No 65 - Design Quality of Residential Apartment Development

(SEPP 65) and the Apartment Design Guide.
ogosal provides for a shortfall of ten (10) car parking spaces when consideration of the
requi s of the RDCP2011, and a shortfall of three (3) car spaces when considering the

reqdir {of the ADG. Furthermore, the proposal provides for no motorcycle parking
spaces.

The subm ort provides for an inaccurate car parking requirement, as it considers
the subject site lofated within a Metropolitan Regional Centre, rather than a Metropolitan
Subregional CeNe.

4.7 Storage }
Development control 18 of @art 4 gbf the RDCP2011 outlines that a minimum 10m?3 must be
provided to each apartment. F g, Part 4G of the ADG requires that storage areas in

addition to storage areas in Kitcl Jhrooms, and bedrooms are provided within each

apartment.

The submitted architectural plans do not neatg any storage areas on the floor plans.
Concerns are raised regarding whether ¥he apgftments can accommodate the required
storage areas that are also well designed and a e from living areas.

5.2 Residential Flat Buildings /
Development control 1 of Part 5.2 of the RDCP2011 oﬁ

residential flat buildings are limited to 35% of the site area:

at building footprints for

£ of the site area.
y g0 provide for

The proposal provides for a building footprint that covers approxi
This site coverage exceedance has adverse implications on
satisfactory communal open space area and deep soil zones.

Development control 19 of Part 5.2 of the RDCP2011 outlines that the floor |
most storey must be at least 3.5m below the maximum permitted height to &
of roof forms.

upper
vgyiety
The uppermost level of the proposed development exceeds the permitted height by 6.3

Development control 34 of Part 5.2 of the RDCP2011 outlines that each dwelling on a le
above the sixth storey is to have access to two lifts.

The dwellings on levels 6 and 7 have access to only one (1) lift.

7.2 Special Precinct - Bonar Street Precinct

In accordance with Part 7.2 of the RDCP2011:
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“Building setbacks from road frontages are to be wholly available as deep soil planting
zones clear of car parking structures. Building fagcade articulation zones should be co-
ordinated with deep soil planting zones and landscape plans to optimise root and
canopy space for large trees along street frontages.”

The basement car park extends into the front setback area resulting in a reduction of the deep
oil zone within this setback area. Tree root and canopy space in this area is therefore not
opjmised.

)(a@)(iv) - Provisions of regulations

Planning and Assessment Regulation 2000 (Regulations)

Clause ft ulations outlines that a consent authority may request the applicant to
provide it widl's, a¥ditional information about the proposed development as it considers
necessary for itgproperl consideration of the application.

As detailed in the Histo. of this report, the applicant failed to provide Council with a
response to the addition® infg#ma®qn letter recommending the application be withdrawn. The

Regulation 54(6) further identifi @

e applicant has failed to provide any of the
requested information by the end or e d specified in the additional information request,
and any further period as the consent i allows, the applicant is taken to have notified

the consent authority that the information@®ill notgbe provided, and the application may be

dealt with accordingly.

Accordingly, as the applicant has been afforded :%1 ough time to respond to the
Y.

Council’s requests, the DA is being dealt with accordi }

As outlined earlier in this report, pursuant to Regulation 164A ofghe, a BASIX certificate
must contain a description of the proposed development,” corr, ing in all relevant
respects with the description contained in the relevant app#c nd any relevant

accompanying documents,
BASIX Certificate 775488M submitted with the DA incorrectly outlines or@ spaces are
emer le

proposed, and that no mechanical ventilation is provided to the bas espite

natural ventilation not being possible.
The submitted BASIX certificate is not considered to accurately reflect the design an S
of the proposed development, and Regulation 164A(4)(a) is therefore not satisfied.
S.79C(1)(b) - Likely Impacts of Development ¢

The likely impacts resulting from the proposed development on the natural and built
environments have been assessed and are considered to be unreasonable for the reasons
outlined already within this assessment report. The proposal will result in unacceptable
impacts on the general amenity of the future occupants and adjoining residents via a built form
outcome that is considerably beyond the expected redevelopment potential of the site when
having regard to the relevant planning requirements.
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S.79C(1)(c) - Suitability of the site

This report has undertaken a thorough assessment of the proposal’s impacts on the natural
and built environment, whilst also assessing compliance against the relevant environmental
planning instruments and development control plans.

he applicant’s DA has not provided Council with sufficient evidence to demonstrate the
syiect site is suitable for residential accommodation (i.e. contamination assessments).
@e this, the scale of the development proposed is considered by Council to be too
s for the subject site which is limited to a frontage of 17.7m and area of only 592.8m>.

S.79 - Public submissions
The deve rM been notified and publically exhibited in accordance with the provisions
of DCP20114 sions have been received.

S.79C(1)(e) - terest

The proposed develop % considered to be in the public interest because of the
proposal’s inability to satisfg€tory ply with the objectives and controls of SEPP 55, SEPP
65, RLEP 2011, and RDCP 2 the unacceptable impacts on the natural and built
environments.
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PRELIMINARY ASSESSMENT

DA No: DA-2017/231
Date Plans Rec’d 22 December 2016 B .
ayside
Address: 10 Loftus Street, TURRELLA NSW 2205 Council
Integrated Development - Construction of an eight (8)

Proposal:
storey residential flat building comprising 24 units and
five (5) levels basement carparking and demolition of

& existing structures
0 i 15.24m Building Height Civil Aviation Regulations

18metres - maximum building height (LEP 2011)
Acid Sulfate Soils - Class 5 (LEP 2011)
Bonar St Precinct S.94 Infrastructure Contribution
Bonar Street Special Precinct (DCP 2011 Part 7.2)
FSR - 1.8:1 (LEP 2011)
EP 2011 - Affected by Obstacle Limitation

ce

nsity Residential

Zoning:

DESKTOP AND OMMENT PLANNING
SITE INSPECTION CONSIDERATION

Adjoining land uses | ¢ North torage. No buildings. e Transition to low density
- sensitivity e South— (DA -5 and 6 storey residential development
- overlooking RFB containing its — under to the north and east, to
- noise construction be of an appropriate

e East - Loftus St fronta ss the road height.
is a large developme isi
RBS and 313 apartments /307)

e West—-9and 11 Edwards t%ﬂ a
two-storey industrial building €ach. p
to the rear boundary.

e Low density residential further north
east.

Site isolation No. 12 Loftus Street may become isolated. s RDCP 2011
This site is comprised of Lot 1 DP 120377, an
Lot 28 DP 4274.

When joined these lots will have a frontage of
21.6m, and a site area of 598m?2.

DCP 4.1(2) Developers must satisfy Council
that adjoining parcels not included in their
development site are capable of being e RFB develop st
economically developed. provide for min lo

of 24m.

Views Subject site is not located on any crests. e N/A

No heritage items are located within sight from
the proposal.

Adjoining developments similarly are not
afforded any substantial views for
consideration.




Land contamination | e

Subject site contains an industrial building.
North adjoining sit appears to be a storage
site for containers, machinery, and
construction materials.

Contaminated fill found at south adjoining
site (2-8 Loftus St) -see environmental site

A preliminary site
contamination
assessment is
required.

Health referral does not
object subject to

assessment of DA-2014/346 conditions
Water drainage Hard paced area at frontage of the site slopes Okay upon initial
towards the street. inspection.

egetation .
[ ]

One palm tree located within front setback.
Adjoining sites are devoid of vegetation.

Exotic species.

infrastructure | e

Electrical pole located on north side of
street reserve

Local drainage inlet also located on north
side of street reserve

One large cross-over afforded to the site

Referral to Ausgrid req.
Proposed driveway
located to south end of
frontage.

Utilitie o

As above.

ROCKDAL P PROPOSAL COMPLIANCE
4.3(2) Height of
e Max 18m ax RL 37.3 (lift overrun) - EGL RL 13 No
4.4(2) Floor space ratio
o 1.8:1 No

Such an FSR re
exceedance of

5.9 Preservation of trees

e Development consent or

permit is required to
remove trees.

Subject site includes pal in
the front setback, which willg¥e
removed.

Council landscape
officer identifies that the
proposal provides for
deficient deep soil

5.10 Heritage Conservation
e Development consent is

required for any works

heritage item, aboriginal

relic or items within a
heritage conservation
area.

The subject site is not identified a
containing any items of heritage, an
not located within a heritage
conservation area.

toa

N/A

6.1 Acid Sulfate Soils

e C(Class 5 -Works within 500 |
metres of adjacent Class

1,2, 3 or 4 land that is

below 5 metres Australian

Height Datum and by

of Class 3 land.

e The works associated to the
basement garage will be below 5
m AHD.

Subject site is located within 500m

No, an
soils mandge
plan is requi

which the watertable is
likely to be lowered below
1 metre Australian Height
Datum on adjacent Class
1,2, 3 or 4 land.

It is possible the water table will be
affected by the proposed
development.




e Development consent
must not be granted under
this clause for the carrying
out of works unless an
acid sulfate soils
management plan has
been prepared for the
proposed works in
accordance with the Acid
Sulfate Soils Manual and

In this regard development consent is
required under this clause.

has been provided to the
consent authority
: hworks

° evelopment consent
I ed for earthworks
unjglfs:

(& the wogRis exempt
de er this
Plan o anfther aplicable

environm&tal pldhnin
instrument;

(b) the work i
other development
which developmen
consent has been giv

of the earthworks

e Must consider the impact/

Work is ancillary to proposed
residential flat building construction.

N/A

- Geotech report to
confirm

6.3 Development in areas
subject to aircraft noise
e (2) This clause applies to
development that:
(a) is on land that:
(i) is near the Sydney
(Kingsford-Smith) Airport,
and
(i) is in an ANEF contour
of 20 or greater, and

ocated within the ANEF
ingsfgrtd Smith Airport.

7

contours

N/A

6.4 Airspace Operation

e (2) If adevelopment
application is received and
the consent authority is
satisfied that the proposed
development will penetrate
the Limitation or
Operations Surface, the
consent authority must not
grant development
consent unless it has
consulted with the relevant
Commonwealth body
about the application.

The subject site is located witifh t
Inner Horizontal Surface are of the
OLS. This surface layer restricts
development to a height of 51m AHDN

The proposal seeks consent for a
maximum height of 36.7m AHD.

N/A

6.6 Flood planning

e (2) This clause applies to:
(a) land that is shown as
“Flood planning area” on
the Flood Planning Map,
and

The subject site is not identified within
the flood planning area.

Ascertain from Council whether a flood
planning level applies to the subject
site.

Await engineering
comments




6.7 Stormwater

e (a) is designedto
maximise the use of water
permeable surfaces on the
site having regard to the
soil characteristics
affecting on-site infiltration
of water, and
(b) will include, where
practicable, on-site

stormwater retention for
use as an alternative
ROy to mains water,

@ dwater or river water,

(c) Ml avoid, or if a

&urban r impact
car\ot wcd, will
inim#®e iWate, any

Request copies of stormwater plans.

Await engineering
comments

must not be grantel to
development unless t
consent authority is
satisfied that any of the
following services that are
essential for the proposed
development are available
or that adequate
arrangements have been
made to make them
available when required:
(a) the supply of water,
(b) the supply of
electricity,

(c) the disposal and
management of sewage,
(d) stormwater drainage
or on-site conservation,
(e) suitable road access.

eferrals to Ausgrid, Telstra, and
ter NSW have been sent.

yctions have been raised
the General Terms of
vided the specific

Variations / non-compliances to LEP

Yes, subject to GTA

4.3(2) Height of buildings — max 18m, proposed 24.3m. Exceedanc

1.
2. 4.4(2) Floor space ratio — max 1.8:1 — proposal 3.27:1 or exceedance of #9346
3. 6.1 Acid sulfate soils - No, an acid sulfate soils management plan is requir

is

identified as including class 5 acid sulphate soils and is located within 500m of

3 soils.



of stormwater drainage.

ROCKDALE DCP 2011 | PROPOSED COMPLIANCE
Part 4 — General Principles for Development
Part 4.1 — Site Planning
Part 4.1.1 — Views & Vistas
- Development must consider any There are no significant views to, N/A
significant views to, from and across through or from the subject site.
site.
- Development must retain existing The subject site has no views to N/A
views to Botany Bay. Botany Bay
ﬁ)evelopment on highly visible sites to | Subject site is not highly visible. N/A
gggplement character of area.
- 0@ orridors to landmarks and Subject site has no views to N/A
SI t heritage items to be landmarks or significant heritage
prot d. items.
- Vi fromgliblic spaces to the bay Development will not have an N/A
and dwstrj reserved. impact on public views of the bay or
district.
- Roof forms f street to be | Subject site is not located on the N/A
i low side of the street
Building form guided by the Bonar N/A
Precinct development controls.
- Heritage impact statement 4 Subject site does not contain a N/A
for development of heritage ite heritage item, nor is it located
Mjacent to a heritage item.
e Development in the vicinity of
Heritage Items
- Any proposed development located ge officer has Yes
adjacent to or nearby a revie proposal and
heritage item must not have an deter -
adverse impact on the heritage item “The pro®osegflev ment is
including its setting and curtilage located in the¥icini eritage
item listed on Sciyffiule 2»f the
Rockdale Local Envir, Plan
2011 as Cairnsfoot Speci
School,” however,
“the separation by lots 12 an
Loftus Street and the existing
buildings at Cairnsfoot which
obscure views from the south, will
ensure the proposed development
at 10 Loftus Street will have no
heritage impact.”
Part 4.1.3 — Water Management
e Stormwater Management
— Development to comply with Councils | Await engineer comment TBA
Technical Specs.
- WSUD to be incorporated into design | Await engineer comment TBA

e Water Conservation




’?/

surface flows caused by flooding in
road reserves around the property.
As such, the proposed
development is required to be
raised to have a minimum habitable

floor level of 12.60m AHD

L =12.05, at 2m from
age, 12.6 at 5m from frontage,
at existing building.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE
- Residential development is to BASIX Certificate submitted Yes
demonstrate compliance with the
Building Sustainability Index
(BASIX).
® Water Quality
- Measures to control pollutants in Await engineer comment TBA
stormwater discharge from Sediment and Erosion plans
development sites. required for construction.
Runoff to waterways/bushland to be | Runoff water from the subject site N/A
ated. enters Council’s local drainage
system and not directly into
waterways or bushland.
. od Ri anagement
- Deve ply with Councils | SEE states: Preliminary advice Yes
Flood Mangemerg Policy. received by Council acknowledges
that the site is affected by minor . .
Confirm via

engineer referral

e Groundwater protection

- Operating practices and technology
must be employed to prevent
contamination of groundwater

- Development which has potential
risk to groundwater must submit a
geotechnical report.

- Certain development in areas
subject to Botany Sands Aquifer
may be considered Integrated
Development.

Part 4.1.4 — Soil Management

Yes, subject to
conditions of
consent.

Yes, subject to
conditions of
consent.

N/A

- Development must minimise soil loss

- Erosion and Sediment control plan
required where development involves
site disturbance.

- Development is to minimise site
disturbance.

Proposal is suitable in terms of
zoning and expected type of
development.

Development works will be done in
accordance with Council’s Erosion
and Sediment Controls. A condition
of consent to this effect will be
imposed in any consent.

As above.

Yes, subj
conditions
consent

Part 4.1.5 — Contaminated Land




designed to minimise impact on
indigenous flora and fauna.

biodiversity.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE
- Development on land that is likely to - The subject site is zoned R4 - No
have contamination must follow State High Density Residential
Environmental Planning Policy 55 — pursuant to the Rockdale LEP
Remediation of Land. gazetted in 2011. Prior to
Rockdale’s endorsement of the
standard instrument, Rockdale
Local Environmental Plan 2000
was in force under which the
subject site was similarly zoned
residential for purposes of
residential flat buildings, i.e. zone
2(d). As such, the subject site
land use permissibility for at least
16 years has been for residential
purposes.
- Subject site includes an
industrial building. It cannot be
easily ascertained whether the
site has previously been used for
any of the purposes identified in
table 1 of the land contaminated
guidelines.
- No EPA licenses apply to the site
- No EPA orders or notices apply
to the site.
Adjoining site included
contaminated fill.
Part 4.1.6 Development on Sloping Site
e Deep Soil Areas
- Building footprint designed to No, however
minimise cut and fill generally
acceptable.
- Any habitable room of dwelling must
have at least one external wall with external wa
entirely above existing ground level. ground level.
4.1.7 Tree Preservation
- Council consent required to undertake | One palm tree is present og Yes
tree work for a tree that is: subject site.
- More than 3m tall or
- Has a circumference in excess of Council’s landscape officer has
300mm at a height of 1m above reviewed the proposal and
ground identifies that:
- Existing significant trees and - the proposal provides for
vegetation are to be incorporated into insufficient deep soil area, and
proposed landscaping - Street tree is to be provided — 1
- Building setbacks are to preserve x Tristaniopsis laurina (Water
existing significant trees and Gum), planted at min. 75 litre
vegetation and allow for new planting. size is required in the street
frontage.
4.1.8 Biodiversity
- Development is to be sited and Subject site is devoid of any N/A




ROCKDALE DCP 2011 PROPOSED COMPLIANCE
- Indigenous species planting is Subject site does not adjoin any
encouraged areas of biodiversity including,
wetland, creeklines, or bushland.
- Development abutting bushland, N/A

creeklines or wetland areas is to
utilise local indigenous plant species

- Statement of Flora/Flora Impact N/A
required for development in or

adjacent to bushland or wetlands
pecies Impact Statement required N/A
e development is to occur

@ nt to threatened species or
e ed ecological communities.

The subject site has a lot width of No
17.68m.
Not applicable. No amalgamations N/A
is proposed.
purpose of residential f S,
those allotments should shagfla
common road frontage. If ‘#hd
end’ amalgamation occurs, th
building setbacks and building
footprint will be considered as if the
were separate sites. Refer to the
following diagram.
e Avoidance of Isolated Sites
- Adjoining parcels must be capable of | Adjoining north will No
being economically developed become i98latcgfas Rpas a limited

frontage — 2 m.
No evidence has,

- Development of existing isolated sites N/A
is not to detract from the character of
the streetscape and is to achieve a
satisfactory level of residential

amenity.

4.2 Streetscape and Site Context
¢ Site Context

- Development is to respond and The proposal seeks to vary the No
sensitively relate to the broader urban | height development standard by
context including topography, block more than 6m. In this regard, the
patterns and subdivision, street proposal will stick out from the
alignments, landscape, views and the | urban fabric.
patterns of development within the
area.

The proposal provides for a greater
scale then what is envisaged by the
block pattern of the Bonar precinct.




ROCKDALE DCP 2011 PROPOSED COMPLIANCE
Proposal extends beyond the
pattern of development in the
locality.
- Development adjoining land use zone | The proposal does not provide for No
boundaries should provide a transition | an appropriate built form transition.
in form.
uildings addressing or bordering Building does not address open N/A
blic open space must relate space.
0 ly to it.
tgcape
- The ing design and use of The streetscape of Loftus Street is Yes
maidials, rogppitch and architectural under transition. The proposal
feat aglfs must have regard | matches the newer building design
to those ourying buildings to and styles of developments in the
ensure a cogesive $treetscape.
- Consistent b ks from the | Proposed setback is consistent with Yes
street boundary. south adjoining development.
- Buildings on corner sjgs ar Not a corner site. N/A
address each frontage.
- Access to garages should nc/’ Considerable cut is proposed for Yes
major cut and fill. the basement garage. Access to
sement garage will not require
bstantial cut or fill.
* First floor additions for streets of opment not for first floor N/A
predominately single storey dwellings ition.
shall:
o Locate addition at rear and/or
o Incorporate addition into the
existing roof space and/or
o Use similar proportion if existing
windows and doors in new work.
- Garages and carports are not Proposal incorporat safhent N/A

permitted in front setback

® Pedestrian Environment

- Residential buildings must address the
street

- Buildings adjacent to public area must
have at least one habitable room
window overlooking public area, to
provide casual surveillance.

- Pedestrian and cycle thorough fares
are safe routes through:

- Appropriate lighting
- Casual surveillance from the street

- Minimised opportunities for
concealment

garage.

residential access from the stree
and incorporates street facing
balconies.

The proposed building provides for
unit layouts that include living
rooms adjacent to the street that
extend through to the front facing
balconies.

The proposed development will not
impact on the pedestrian or cycle
thoroughfares.

Casual surveillance opportunities
are provided from the proposal.

Proposed RFB provides fo%

Yes

)

N/A
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ROCKDALE DCP 2011 PROPOSED COMPLIANCE
- Landscaping which allows clear sight- | Proposed landscape will not affect Yes
lines between buildings and the street | sightlines.
- Avoidance of blind corners.
- Clearly defined public, common, semi- | Public, common open space for the Yes
private and private space existing development, and private
areas remain clearly identified.
- Discrete vehicle entries with minimal The entrance to the basement car Yes
pedestrian conflict parking is discrete, whilst being
easily observable form the
pedestrian path.
- pment it to take advantage of No rear access lane to the site. N/A
e access to sites, where
pos
°* Fgfcing
- San % nd walls to be No sand stone fence present at the N/A
retained (if necessary) subject site.
- Front fence®and walls gre to enable No front fence is proposed. N/A
surveillance 0 from the
dwelling
- Front fences are to bgfa m No front fence is proposed. N/A
height of 1.2m above fo th leypl.
- Side and rear fences are to e The submitted SEE, prepared by Yes
maximum height of 1.8m onYey, CMT Architects states that side and
or 1.8m measured from the low @ar fencing will be constructed of
where there is a difference in leve Bm high concrete blocks
either side of the boundary.
® Sandstone Walling, Rock
Outcrops and Kerbing
- Excavation of sandstone or rock Sand e 4 rggky outcrops are N/A
outcrops for the purpose of providing a | not prese bject site.
garage is not permitted where:
- The rocky outcrop forms a significant
part of the streetscape and character
of the locality; or
- Adequate on street parking is
available; or
- Alternative access to a site is
available.
4.3 Landscape Planning and Design
4.3.1 Open Space and Landscape Design
1. Must comply with Council’s SEE states that proposal is
Technical Specifications accompanied by a Landscape plan
prepared by Amber Road.
2. Landscape Plan submitted and
prepared by qualified Landscape
Architect
3. Significant trees and natural Subject site does not incorporate Yes
features incorporated into design any significant trees or natural
features.
4. The amount of hard surface area is | Ground floor plan suggest that the Yes

to be minimised to reduce runoff by:

amount of hard stand areas have
been minimised.
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ROCKDALE DCP 2011 PROPOSED COMPLIANCE
a. directing run-off from the
overland flow of rainwater to
pervious surfaces such as
garden beds, and
b. utilising semi-pervious paving
materials wherever possible
5. Landscape must relate to building Proposed landscaping is similar to Yes
scale and assist integration of the that of the new developments
development with the existing street | adjacent to and opposite to the site.
character. Accordingly, the landscaping will
integrate with the future landscape
character of the street.
. ing design solutions are to: Yes

a. vide shaded areas in

summegp especially to west
Ci indows and open car
pagri Y

ing for visually
or building

elements;

c. provide vegetain andYee
cover within lafge exg#nSe of
car parking areas;

d. provide privacy betwe
dwellings;

e. not cause overshadowin
solar collectors on rooftopss

f. incorporate plant species in
locations and in densities
appropriate for their expected
size at maturity;

g. rely primarily on plants that
have a low water demand and
nil or low fertilizer requirements;
and

h. use appropriate indigenous
plant species wherever possible

7. Trees must be planted within
properties to maximise tree cover.

8. Min landscape area for RFB = 15%
(landscaping above basement is not
counted).

9. Atleast 20% of front setback area to
be landscaped. Min 1m landscaping
to be provided between driveways
and side boundaries.

10. Landscaped areas should adjoin the
landscaped area of neighbouring
properties so as to provide for a
contiguous corridor of landscape
and vegetation.

Large trees are located in the area
of ground floor communal open
space.

Front setback landscaping helps
integrate the building into the
streetscape.

Basement car parking is proposed.

B development. Ground floor
dscaping is used to increase
i of the ground floor units.

efer tgffangdacape plan.

7

Refer to BASIX ¢ icat&
Refer to landscape officer’o $

comments.

Trees capable of providing tree
cover are proposed within the
landscape plan.

SEE states that 13% of the site
shall include deep soil landscaping.

More than 20% of the front setback
is landscaped.

The proposed landscaped areas
are sensibly located within the front
and rear setbacks. This will enable
the development of a contiguous
corridor of landscaping.

Y,

Yes

Yes

Yes
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12sgm — 3+bed
15sgm - GF units

3B) — 15+7sgm
5.02 (3B) — 15+7sgm
6.01 (3B) — 15+17sgm
6.02 (3B) — 15+7sgm
7.01 (2B) — 23sgm
7.02 (2B) — 23sgm

for 9sgm instead
of 10sgqm of
POS.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE

11. Where a basement car park The basement carpark does not Yes
protrudes above ground level and is | protrude above the ground level.
not wrapped in residential or retail
uses, the walls are to be screened
with appropriate treatments, such as
planting.

12. With the exception of development The landscape referral Yes, can be
applications for single dwellings, recommends that the proposal conditioned.
street trees are to be provided in plant 1 x Tristaniopsis laurina
accordance with Council’s Street (Water Gum), planted at min. 75

ee Masterplan. litre pot size in the street frontage.

1 % pcil requires the footpath area Noted. Can be addressed via Yes
N t to the site to be restored at | conditions of consent.
the jhe of the development. This
[ des grggling, trimming and the
pl2N{ing gfsuitable turf and trees.

14. Devel t comply with the | Site is located within the Bonar Yes, can be
streetscafe requifements in relevant | Street Precinct. Proposal is capable conditioned
public donT S| ch as Wolli of meeting the precinct requires.

Creek and Bo t Rgecinct Enforceable via conditions of
Public Domain Plangand Tggnical consent.
Manual.

4.3.2 Private Open Spac

1. Residential Flat Buildin
Shoptop housing
a. As per Apartment Design 01 (1B) —23sgm No, the 2bed

Guideline (ADG) corner

e 4sgm — studio apartments

e 8sqm - 1bed frtt)ntu:g LOf_:I;IS
e 10sqm — 2bed street provide
(]

[ ]
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ROCKDALE DCP 2011 PROPOSED COMPLIANCE
b. Min depth 2m to be calculated The afore calculable balconies and Yes
towards POS terraces have depths of 2m or
greater.
General POS
2. Private open space is to be clearly POS is clearly defined. Yes
defined for private use through
planting, fencing or landscape
features.
Development should take Site has east-west orientation. POS Yes
advantage of opportunities to area appropriately aligned with this
ide north-facing private open orientation.
b to achieve comfortable year-
se
4. Pgfate opeg space must take Proposal is designed to be built up No
acwgunt e visual and acoustic to the side boundaries. No windows
priv ants and are located on the side walls of the
neighbouf. Dev@gopment must proposal.
ensure thaglhg usabjgy of private | proposed height is likely to
open space o g buildings is | exacerbate overshadowing impact
not reduced througWgbverigking to the north fagade of 2-8 Loftus
and overshadowin Street.
5. Private open space ar€as ar act | Living rooms are located adjacent Yes
as extensions of indoor livj to POS areas.
6. For residential flat building a Complies. See above. Yes
shoptop housing, private ope
space is to be provided for each
dwelling in the form of balconies,
roof terraces or in the case of
ground floor units, courtyards. The
primary private open space of each
unit must directly connect to the
living area.
7. Balcony design is to: Proposed ba®onie ide for Yes
a. maximise habitability; suitable privacy im es unit
b. provide privacy, e.g. the use of habitability.
adjustable screens; and
c. provide for a variety of uses,
including clothes drying in open
air.
4.3.2 Communal Open Space
1. A primary communal open space
resident of: proposed in the rear setback area
a. Multi dwelling housing >12 of the proposal.

dwellings
b. RFB with >12 dwellings

¢. Shoptop housing of mixed use
development >12 dwellings

Development must provide
communal area of 5m?/dwelling for
development containing <12
dwellings an equivalent area of
addition POS is to be provided.

Proposed development comprises
24 units = requirement of 120sgm
of communal area.

Rear POS area incorporates an
area of 116.4sgm.

No, minor
variation 3%
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sited to minimise the extent of
shadows that it casts on

o private and communal open
space within the development;

o private and communal open
space of adjoining dwellings;

the site’s orientation and the Bonar
Street Precinct Plan, with the
development being built up to the
side boundaries and attached to
adjoining RFB developments.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE
3. Communal areas should:
a. Contribute positively to amenity of | The communal area provides for Yes
development opportunities of casual social
b. Be part of overall design of interaction, as promoted by the
building provision of furniture for seating,
c. Be north facing and receive and an open bbq area. The area
’ adequate sola? 20Cess also enables passive recreation in
. q ] a well vegetated located away from
d. Min. 40% of area that receives the casual recreational area.
& sunlight at 1pm on 21 June
& cllearly Idefmed . Part of the area has a northern
dimension to suit proposed aspect.
g
9 ecrvelg'ﬁ for laur;nsg:n(g activities In this regard, the communal rea
will contribute positively to the
h. e to maintain overall development.
i. Contrl te to rmwater
manag
j- Any intern rea must
have regard to o munal
areas.
k. Communal space
podium or roof.
4. Any internal communal area Np internal communal area is N/A
have regard to its relationship luded in the proposal.
outdoor communal areas. It should
be designed to provide for a range
of uses such as meetings, leisure,
recreational and sporting activities.
In this respect it may be appropriate
to incorporate kitchenette and toilet
facilities.
5. Communal open space may be Communal af€a is [gfadd on N/A
accommodated on a podium or roof | ground level.
in a residential mixed use building
provided it has adequate amenity
and convenient access.
4.4 Sustainable Building Design
441 Energy Efficiency
1. Forresidential — BASIX Certificate BASIX certificate has been Yes
to be submitted. submitted.
2. For retail, commercial and industrial | Proposal does not include a /
a report on energy and water retail/commercial component
efficiency to be submitted with
development over $1 mill
4.4.2 Solar Access
1. Development must be designed and | Proposal is designed in line with No




15

information relating to the effect of

the proposed development at 9

a.m., 12 p.m. and 3 p.m. on:

a. 21 June (mid-winter),

b. 21 December (mid-summer)
and

c. 21 March/September (equinox).

d. where a significant level of
overshadowing occurs,

been submitted.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE

o public open space such as Notwithstanding this the proposal
parkland and bushland substantially exceeds the height
reserves; development standard. This will

o solar collectors of adjoining result in an exacerbated impact to
development; and the south adjoining development

o habitable rooms within the with particular reference to the
development and in adjoining north facing windows, and the
developments central communal area of this

) development.
Building form, separation and plan Development follows the sites east-
lavout facilitates good solar access | west orientation. As such, the
@ ernal and external living communal and private open space
D areas are afforded east and west
orientations.
Each unit is afforded more than one
/ aspect.
3. Buildigs gfust bQsited to reduce As stated earlier the proposed

overshad@wing oM adjoining building will result in unnecessary

properties S setbacks, overshadowing impact on south

staggering of igtions in adjoining property.

roof form and/or regificing IgNding

bulk and height.

4. Development must ha¥%e adggfia

solar access as per the folfwit

standards. Where existing ad m@

properties currently receive le

sunlight than these standards,

sunlight must not be reduced by

more than 20%.

RFB:

e Living rooms and private open No S&®€r jagrams have No
spaces for at least 70% of been pro evidence to
apartments in a development SEE states: support the
and adpmm_g_propertf|%shshould - In accordancgWith il Bonar statements have
receive a minimum o ours Street struci¥e p not b_een
direct sunlight between 9am submitted.

I controls, the pr
and 3pm in mid winter. development is requi
built to the boundaries,
resulting in a blank nori
facade.
- 63% of units achieve at leas

hours of sunlight.

5. Shadow diagrams required for DA of | Shadow Diagrams have been Y

any building two or more storeys submitted with the DA.
6. The diagrams should provide Adequate shadow diagrams have
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ROCKDALE DCP 2011 PROPOSED COMPLIANCE
elevational shadow diagrams
are to be submitted. The
diagrams show where shadows
fall on walls containing windows
of adjoining buildings.
4.4.3 Natural Lighting and Ventilation
1. Minimum 2.7m ceiling height for 3m floor-floor heights are afforded Yes
habitable space within the development. 300mm
depth has previously been
sufficient to accommodate building
services and floor slab depth.
um 2.4m ceiling height for Request basement plan sections. TBA
itable space
2. D ned tgmaximise opportunities | The effectiveness of the cross-flow Yes
fORgross ventilation. ventilation paths is questionable in
- € aths and shallow | many of the units as they are not
bulldi clear or direct.
- maxi i lan depth of
areside ent should . . .
be 18m fr lirf\o glass Maximum internal depth is 19.5m.
line.
- Developments thaigffopos
greater than 18m U_S;[/ Compliant daylight is not achieved.
demonstrate how satigacj
daylight and natural ventig
is achieved
3. Openable windows which can ed windows and doors are Yes
control airflow must be installed able
4. Office premises must be designed icepremises N/A
to receive natural light and
ventilation. Office floor plates are to
have a depth of no greater than 20m
if dual aspect, or 10m if single
aspect.
5. Office spaces should be designed, N/A

through orientation and the inclusion
of environmental control devices, to
achieve maximum daylight without
compromising the internal amenity
through glare or heat gain from
direct sunlight

6. On deep sites, courtyards and light
wells should be provided on the
lower levels of mixed use and
commercial buildings to achieve
natural lighting of every level and
cross ventilation and/or stack effect
ventilation

Not an office pre&&

Site is 33.53m deep which is a
typical depth for a residential lot.

>

4.4.4 Glazing

1. Areas of glazing are located to avoid
energy loss and unwanted energy
gain

2. Development provides appropriate
sun protection during summer for

Development is required to satisfy
BASIX commitments which include
energy and thermal comfort targets.

Development complies with the
BASIX commitments to ensure

Yes

Yes
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recreational purposes is permissible

subject to the following:

a. internal stair access must be
provided to the roof top area
from within the building; and

b. the usable area of roof must be
set back at least 1500mm Offset
Windows from the edge of the
building. Other devices such as
privacy screens and planter
boxes should be incorporated to
protect the visual and acoustic
amenity of neighbouring
properties.

Acoustic Privacy

4. The location of driveways, open
space and recreation areas and
ancillary facilities external to the
dwelling must be carefully planned
to ensure minimal noise impact on
adjoining residential properties.

5. Bedrooms of one dwelling should
not share walls with living rooms or
garages of adjacent dwellings.
Bedrooms of one dwelling may
share walls with living rooms of
adjacent dwellings provided

Driveway is located away from the
communal open space area.

Bedrooms of the units do not adjoin
living rooms of adjoining units.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE
glazed areas facing north, west and appropriate sun protection is
east. considered.
3. Commercial buildings must not N/A N/A
compromise the amenity of the public
domain through excessive glare and
reflection.
4.4.4 \Visual and Acoustic Privacy
1.  Windows of habitable rooms with a | Windows of the proposal are limited Yes
direct sightline to the windows of a to the frontage and rear of the
habitable room of an adjacent building.
lling and located within 9.0m: The rear facing windows are
re to be sufficiently off-setto | sethack 9m from the rear boundary.
lude views into the or have
| heights of 1.7m above floor
level;
b. v,
awp
1.7mgbove
2. Balconies, Overlooking to side adjoining Yes
recreation areas a balconies is prevented from the
be located to mini rear facing by a solid side wall.
of an adjoining propertyf” Street facing balconies are suitable
space or windows. TeChnig as they will not overlook into any
as recessing, screens or POS areas or habitable rooms of
landscaping may be used to | dioining developments.
direct views into habitable roo
private open space of adjacent
dwellings.
3. The use of the roof top area for X0 roof #Pp area is proposed. N/A
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appropriate acoustic measures are
documented.

6. Where party walls are provided they | Can be addressed via conditions. Yes, as a
must be carried to the underside of condition.
the roof.

7. All residential development except No acoustic report has been No
dwelling houses are to be insulated | submitted demonstrating that an
and to have an Impact Isolation Acoustical Star Rating of 5 can be
between floors to achieve an achieved.

Acoustical Star Rating of 5 in
dgordance with the standards
@ ribed by the Association of
; n Acoustical Consultants

ACOL.JS'[' eport is to be
ittegla elopment
Applic#lioglStageg& post

constructfgn stag® to ensure that the
above sta s een
achieved.

8. In attached dwelling and i-unit | Internal layout is suitable in Yes

development the interng#ayou pursuing acoustic privacy
should consider acoudic prigfy. b
4

locating circulation space

habitable rooms adjacent to @
walls.

Building Separation
9. Three to four storeys = Ppose

evelopment seeks Yes

e 12m between habitable rooms onsentgor a max 8-storeys.
and balconies

e  9m between habitable rooms Rroposal
and non-hab rooms side bou

e 6m between non-hab rooms

Four eight storeys = isolation is outstandi

e 18m between habitable rooms
and balconies A rear setback of 9m is pra g
¢ 13m between habitable rooms all 8-storeys.

and non-hab rooms
e 9m between non-hab rooms

10. Zero building separation is permitted | Party walls are proposed on both Y
for residential flat buildings in mixed | side boundaries.
use areas where the development is
a street wall building type with party

walls.

4.4.6 Noise Impact

1. Development must comply with the | The suburb of Turrella in which the N/A
Australian Standard 2021 — 2000 subject site is located, is not
acoustic — aircraft noise. affected by ANEF contours

associated to Sydney Airport.
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conflicts with existing industrial uses

in terms of acoustic and visual

privacy:

a. the setback of any proposed
residential building from the
boundary of any adjoining
industrial premises is to be a
minimum of 5m.

b. single aspect apartments facing
and within 10m of industrial/
warehouse uses are to be
avoided.

The proposaA

the western indu

The north adjoining
vacant of any buildings,

appears to be used as a te@Qp
holding yard for construction
materials. This site and the subj
site must consider the site isolation
clause of the DCP and demonstrate
that reasonable attempts have
been made to amalgamate them. N
any case this site development of
this site is considered to be
eminent.

No single aspect apartments are
proposed.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE
2. Details of any mitigation measures No mitigating measures have been N/A
must be included with the included in the DA submission.
Development Application
submission. The mitigation measure
must be consistent with the BASIX
certificate.
3. Non-residential development is not The proposal does not include any Yes
to adversely affect the amenity of commercial development. The
adjacent residential development as | driveway is located on the southern
a result of noise, hours of operation boundary, which is directly adjacent
/or service deliveries. to the driveway of approved
development on 2-8 Loftus St.
4 walls facing potential Consideration has been afforded to Yes
sourgf¥s of noise are to be the design of the units to ensure
cffStructedgpf materials with good habitable rooms of adjoining units
(o) inggMating quality and have no | do not share a common wall.
large i tPt would transmit
noise.
5. Balconies ernal building | The siting of the balconies is Yes
elements are t ise appropriate.
infiltration.
6. Where new windows fagglpotepgal Principle noise source is generated Yes
sources of noise, they ¥re to Jf fitted | from road use of Loftus St. Street
with noise attenuating gla facing windows are to be suitable
fitted.
7. Design landscaping to create nt setback incorporates Yes
buffer between new residential riate landscaping
development and adjacent potential
sources of noise.
8. Residential flat buildings are to be Existi rial activities occur to Yes
designed to minimise any potential then t of the site

4.4.7 Wind Impact
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Buildings must be designed and
proportioned to consider the wind
generation effects

Buildings of 5 or more storeys in
height (or over 16 m) require wind
tunnel testing, irrespective of
whether they are built to the street
frontage or not, which demonstrates
the following:

a. inopen areas to which people

have access, the annual
aximum gust speed should
exceed 23 metres per

cond, which is the speed at
which ggople begin to be blown
v;{
b. ingfalglays¥pedestrian transit
areayf street¥where
pedesMy dg
stop, sit,

and the like, an
gust speed sh

16 metres per secgd;
C. in areas where pedestyj
involved in stationary

exposure activities such
window shopping, standin
sitting (including areas such a
bus stops, public open space
and private open space), the
annual maximum gust speed
should not exceed 13 metres
per second;

d. in areas for stationary long-
exposure activity, such as
outdoor dining, the annual
maximum gust speed should
not exceed 10 metres per
second.

Wind Assessment Report, prepared
by ANA Civil P/L accompanies the
DA.

This report concludes with the
following:

“ANA Civil P/L has investigated and
calculated the annual gust speed at
critical sections of the proposed
development at No. 10 Loftus St,
Turrella in accordance with AS
1170.2 (Wind Actions) and
Rockdale DCP 2011 Part 4.4.7 -
Wind Impact. The proposed
development is not expected fo
induce any significant additional
wind flow on neighbouring
properties.”

Yes

4.5

Social Equity

4.5

.1 Housing Diversity and Choice

1.

RFB Dwelling mix:

e 3 bedroom unit — 10-20%

e 2 bedroom units — 50-75%
¢ 1 bed/studio units — 10-30%

Dwelling mix may be refined with
regard to:

e Location of development in
relation to public transport,
public facilities, employment
areas, schools and retail areas.

e Population trends

e  Whether development is for
affordable housing/ community

Proposal provides for
9 x 1 bedroom units
11 x 2 bedroom unit
4 x 3 bedroom

Site has close proximity to a Train
Station

In accordance with i.d. profile,
Rockdale exhibits a slight
downward trend in household size

folloying 0
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housing or non-for-private (2.7 persons per household in 2011
organisation. and 2.67 persons in 2021).

3. Developments containing less than | The proposal being located close to Yes

10 dwellings may vary the required
dwelling mix, providing a range of
dwelling sizes are represented.

@ Ai-dwelling housing must be
@ liant with AS4299:
0. ble dwelling required for

10
>10#8wellings
6. 2 ptay¥ dwellings required for

10-3 gISNd
7. 10% adapgable dWellings required
for more t d gs.

the train station and in considering
general population trends, supports
the facilitation of smaller families
and single persons living
arrangements as represented by
the proposed dwelling mix.

Submitted architectural plans
suggest that units G.03 and 1.03
(representing 28.5% of the total
units) can be adapted in
accordance with AS4299.

Should the proposed development
be supported, a condition of
consent will be imposed to ensure
that a building surveyor is satisfied
that the proposed units can be
adapted in accordance with
AS4299.

Yes, subject to
conditions of
consent.

4.5.2 Equitable Access

1. Access is to meet the requlre
of and Disability Discriminatio
(DDA) Relevant Australian
Standards BCA

2. Access Report required for DA’s
other than single dwellings and dual
occupancies.

) The pedestrian access to the

Lailding is encumbered by 3 steps
Jfcompanied by an accessible
gft. The primary portion of the

mung} open space is

adaptableg
In this regar<,thA evidence

to suggest that tigfpropgal is
unable to comply wit
requirements of the DA

for accessibility.

An accessibility report prepar
Accessibility Building Solutions
accompanies the application.

The report concludes that the
proposal will be capable of
achieving compliance with the
access provisions of the BCA,
SEPP 65 and essential requirement
of AS4299.

Yes, subject to
conditions of
consent.

Yes

4.6 Car Parking, Access and Movement
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1. Development is to provide on-site
parking in accordance with the Proposal is for a 24-apartment unit
- 9x1bed
Where a parking rate has not been - 11 x 2bed
specified in the table, the RTA Guide to - 4 x3bed
Traffic Generating Developments shall
be used to calculate the parking

requirements for the proposed

development. Alternatively, a parking

study may be used to determine the
ing, subject to prior approval by

% il.

esidec Flat Buildings: Requirement
- \gMicles Proposal requires a total of 33 car No
o SM studio/1-bed/2-bed spaces (28 for residents and 5 for
u _ visitors) Shortfall of 10
o 2 spadgs per J-bed units or more | Proposal under DCP
o 1 visitor C units Proposal provides for 23 car
spaces. (visitor spaces are not sh
. ortfall of 3
nominated) under RMS TGG
/ The RMS traffic generating
guidelines require a min 26 parking
ces (21 residential and 5 visitor)
irement: 2.4 spaces.
- Bicycle ! Storage space for 15 Yes
o 1 space per 10 units bicycl
Require : (4 motorcycle
- Motorcycle spaces. No
o 1space per 15 units Proposal: 0 motggfficle gpaces

Note: parking calculations that are not
whole numbers are to be rounded up

2. Shared parking concession for N/A N/A
mixed use development
3. Travel demand Management N/A 4/A

Concession — Rockdale Town
Centre and Wolli Creek Town

Centre

4. Parking provisions for “change of N/A /A
use” developments

5. Parking provisions for ‘alterations N/A N/A

and additions’ to existing
development

6. Prior Contributions None specified N/A

Car Park Location and Design
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7. Vehicle access points and parking The proposed vehicle access point Yes
areas are to be: will replace an existing one. The
o Easily accessible location of the vehicle access point,
L . adjoining south adjoining properties
o Minimise traffic hazards driveay, is considered to be rational
o Located on secondary frontage | gnd suitable.
where possible
o Minimise loss of on-street
parking
o Multiple driveway crossings not
permitted
8 @ parking and service/delivery Basement garage is predominantly Yes
NS e to be located so that they | absent from view.
do visually dominate either the
elopmeg or the public domain
9. CaNgar s must be well lit Development will be need to Yes, subject to
and |afl o connient to comply with BCA requirements for suitable
manoeuving car parking including lighting conditions
provisions.
10. Developments of or e To be reviewed by Councils Traffic To be reviewed.
dwellings to be des§gned t Engineer
vehicles can enter an it in
forward direction
11. Basement car parking is t0' b To be reviewed by Councils Traffic To be reviewed.
a. adequately ventilated, gineer
preferably through natural
ventilation;
b. located within the building
footprint. Construction must be
carried out in a way to enable
deep soil planting to be ;
provided on the site;
c. located fully below natural
ground level. Where site
conditions mean that this is .
unachievable, the maximum Pedestrian access t
basement projection above provided via a separate
natural ground level is to be 1m | that of vehicles, and is sép
at any point on the site, or in from general vehicle mover
flood prone areas, to the via a common area located in ro
minimum floor level required by of the lift and fire stair well.
Council;
d. designed for safe and Daylight access is provided from
convenient pedestrian entrance way. Elsewhere is not
movement and to include feasible.
separate pedestrian access
points to the building that are
clearly defined and easily
negotiated; and
e. provided with daylight where
feasible
12. The widths of access driveways Council’s TS outline ‘for properties TBA — council
shall comply with Council’s with a frontage of less than 30m, traffic engineer.
Technical Specifications. access may be provided by a single
driveway of minimum width of 2.7m
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more, at least one visitor car parking
space is to be equipped with car
wash facilities which has a cold
water tap and is connected to the
sewer system.

Pedestrian Access and
Sustainable Transport

Council’'s Traffic Engineer to
comment on appropriateness of
washbay absence.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE
and maximum width of 4.5 at the
boundary.’
Proposal provides for a single
driveway 6m wide.
Council’s traffic engineer to review
suitability of proposal.

13. For development on land fronting a | Loftus Street is not a classified N/A
Classified Road, the applicant must | road.
demonstrate that the development
would not conflict with the traffic flow
¢ reason of vehicles entering or

' g the site, or from parking
Naa¥cgiion. Where available, all
vehgllar access to the land must be
bvay of ggeervice lane or road
ot W lassified Road.

14. All car®aging foRresidential flat Basement car park is proposed. Ye
buildings § to be'Provided within a
basement the
exception of redegccessible
or visitor parking wiich m e
provided at-grade.

15. Mechanical parking sy®tem No mechanical parking systems are N/A
supported subject to Cou proposed.

Specs

16. All visitor car parking must be itor car parking has not been No
clearly marked, and must not be gated within the proposal.
behind a security shutter unless an
intercom system is provided for
access.

17. Disable parking spaces must be Disa c ing spaces are
close to lifts located a n e lifts.

18. Garage doors must be integrated in | No garage dggf detgjggre included N/A
building design. in the DA submisgigh.

Nevertheless, df€to t roposed
frontage details, the gfir rs
will not dominated the str

facade.

19. Where building uses will require the | 2.6m clearance heights is PN A by Council’'s
provision of loading facilities they to the garage entrance. fic engineer.
are to be designed in such away as | Gouncil's traffic engineer to
to permit all loading and unloading comment on developments
to take place wholly within the site | capapility of loading and unloading.
and prevent conflict with pedestrian
and vehicular movement within or
surrounding the site.

® Car Wash Facility

20. For buildings with 5 dwellings or No Wash By facility is proposed. No.

TBA by Council’s
traffic engineer.
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21. Pedestrian access within a Pedestrian access within the Yes
development must be legible and proposal is legible when viewing
separated from vehicular access from Loftus St, and separated from
wherever possible. vehicle access.
22. Safe and convenient pedestrian Pedestrian access from the
access from car parking and public | basement car park is provided by
areas the lift and stairway.
23. Provide bicycle access which does Secured bicycle parking is located Yes
not interfere with pedestrian access | to the rear of the development
adjacent to proposed communal
open space, and therefore utilises
the common pedestrian pathway.
It is considered appropriate for

cyclist to dismount and
subsequently access the secured
bicycle access on ground floor.

24. All bicycl is to be secure As above. Yes
and wher&provided wjthin the public
domain mu ed to
minimise obstMct f p&estrian
movement.

25. Bicycle parking to cat varighs Proposed bicycle park is assumed Yes
users. to be capable of being used by any

building resident.

g ycle parking is provided within a Yes
ged area.

26. Where bicycle parking is to b
provided for residents in base
it is to be individual bicycle lockers
or within a caged or gated secure

area.
27. Bicycle parking for non-residential N/A N/A
development is to be provided as
bike racks within publicly accessible
areas or within the parking area
28. New development must enhance The proposed de Yes
and maintain pedestrian, cycle and not interfere or impact
public transport networks. pedestrian, cycle or
networks. The pedestria
front of the subject site
be made good in accordan
Councils standards.
29. Design initiatives promoting Proposed development does not N/A
sustainable transport are independently seek to create a
encouraged, and can include: sustainable transport initiative. The
a. small car parking spaces proximity to Arncliffe and Turrella

train station is considered to
organically promote use of the
public transport.

b. dedicated communal or shared
car spaces

c. bicycle exchanges or communal
bicycles

d. dedicated and convenient
motorcycle and scooter parking

30. Use slip resistant ground surfaces The development will need to Yes, subject to
which are traversable by comply with BCA including tactile conditions of
wheelchairs and indicate changes of | and non-slip surfaces for consent

grade. wheelchair and disabled access.
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4.

architectural character of
Quilding.
g building comprising >2

dwging a master TV
nna/sggellite dish to be
proNgle
Waste Storag ling
Facilities
3. Must comply with (Puncilg ch
Specs
In RFB’s:
- 1 x240L garbage bin @r
adwellings
- 1 xrecycling bin for every 3
adwellings

Proposal (24 apartment units) requires
12 bins (6 x garage, 6 x recyclable)

o Not to be visually intrusive.

o Located to have minimal impact
on amenity of adjoining
properties.

o Do not have negative impact on

- Room for temp storage of
discarded bulk items

- Four or more storeys to provide
suitable system of waste
transport

- Waste collection, on street or
basement

Waste must be minimised through
source separation of waste, reuse
and recycling by ensuring
appropriate storage and collection
facilities.

Waste storage areas/facilities must
be appropriately located so that they
are easily accessed by tenants and
do not have negative impacts on the
streetscape or the residential
amenity of occupants and
neighbours with regards to smell,
visual appearance or noise
disturbance.

Development must incorporate
convenient access for waste
collection.

seek consent for air-conditioning
and communication structures

Submitted plans and SEE does not
include any reference to master
antenna or satellite dish. A
condition of consent can be
imposed to ensure compliance with
this control.

A designated garbage room with an
area of 10m? is provided in the
basement, with room for 11 x 240L
bins.

Adbulky goods room (7m?) is further
oposed on ground level within the

g 8-storeys, however
roxide for a suitable
or transport.

/b side collection
ste ement

Referenced
plan prepared byffeph Foot
does not accompany A

On-going waste manageme

ROCKDALE DCP 2011 | PROPOSED COMPLIANCE
4.7 Site Facilities
Air Conditioning and Communication
Structures
1. Ancillary structures are: Proposed development does not N/A

Yes, subject to
conditions of
consent

No — suitable
waste system or
4-storey or more

buildings.

Yes
utilise 11 x 240L bins for general
waste and recycling.

Bins are located on ground floor,
accessible from the pedestrian
entrance corridor. The storage
area is cannot be seen from the
street.

Garbage room is located 5.2m from
the lift.

Y,

Yes
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7. For mixed uses, industrial and other
non-residential uses, waste storage
facilities should be designed to cater
for different needs of multiple
tenants as well as future changes in
uses.

Service Lines/Cables
8. Internal communication cabling

must be installed for telephone,
internet and cable television use.
’ olli Creek and Bonar Street
@ cts, the developer is required
. te underground electricity

on the frontages at no cost to

ust be installed for
and cable

televisiongses.
Laundry Faciliti
11. Laundry in each d

ying Areas
ling

12. d

Drying areas not to be loc
forward of building line or in
street frontage setback
Drying areas in open, sunny part of
site.

Each dwelling in dual occ or multi-

dwelling must be provided with a
clothes line with min. length of 7.5m

13.

14.

e Letterboxes

15. Letterbox points to be integrated
with building design and located in
covered area

Letterboxes to be centrally located
and lockable

16.

17. For development with multiple
dwellings, letterboxes are to be
visible from at least some of the
dwellings, and located where
residents can meet and talk,
preferably with seating and pleasant

ambience

e Storage Areas

18. For RFB a min 10m? must be
provided to each apartment.
Bedroom wardrobes, kitchen
cupboards and services are not be
included in the storage area

N/A

Subject to any approval, the
conditions of consent will ensure
that adequate provisions of
services, including communication,
is provided to the development.

Areas for a washing machine and
wash basin are provided within
each dwelling.

Drying areas can be
accommodated in the POS areas of

Letterboxes are Witegr
entrance porch/foye

As above. Locking abilit
letterboxes is dependent o
letter boxes that are utilised.

Letterboxes are located adjacent to
the entrance porch/foyer. They are
not visible from any dwellings
however; the location of the
letterboxes will allow for meet and
greets between residents of the
building. Seating and pleasant
ambiance is afforded in the
communal open space.

Proposal provides for ADG
compliant storage spaces.

N/A

Yes, subject to
conditions of
consent.

Yes

Yes

Yes

Yes

Yes

Yes

eS

No, however ADG
compliant.
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¢ Hot Water Systems

19. HWS to be encased in recessed
box if located on balcony.

Hot water systems are to be in
accordance with BASIX

Yes, subject to
conditions of

- Min 4.5m for all levels above
three storeys

boundaries. This follows existing
approved development on adjoining
site at 2-8 Loftus St which was
approved with a blank wall on the
south adjoining boundary.

commitments. consent.
A condition of consent can be
imposed to ensure that HWS are
encased or adequately concealed if
located on balconies.
rt 5 — Building Types
.2 — Residential Flat Buildings
D overage
footprints for RFB are Proposed building footprint is No
im0t to 35% of the site area. approximately 57% (336.72/588).
ding f rint fits within the front,
n bgck requirements The proposed building footprint
and r te features, does not fit within the side, and rear
privacy, s@lar access and outdoor setbacks ’
space desi ing ’
It is acknowledged that the site
exceedance is confounded by the
limited site area available for
development — 588sgm.
wever, the limited site area is not
nggltered to preclude a site
onsivg and appropriate design.
Itis f ted that the proposed
develOpmghig#Meguired to be built
up to bot joigMo§de
boundaries.
Proposal does not co Wi
solar access.
Setbacks
2. Development Setbacks
e Street Setback
- Must be consistent with the Proposal provides for a 3m front es
prevailing setbacks in the street | setback which is consistent with
within the range of 3m-9m adjoining development on 2-8
Loftus St.
e Secondary Street Setback
- 3m-5bm No secondary street frontage. N/A
e Side Setback
- Min 3m for up to three storeys Proposal is built up to both N/A
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e Rear setback and rear lane
setback

- Min 12m or 15% length of site,

Development controls requiring the
side setback for the proposed
development site re incorporated
into the Bonar Street precinct
section of the DCP.

Proposed min rear setback = 9m.

No, variation is

whighever is greater. Rear setback matches approved 25%.
15% of length of subject site rear setback of 2-8 Loftus Street,
3.53m) = 5m) and is in accordance with the Bonar Acceptable.
Street Precinct Structure Plan.
ensure privacy begfen u, aNTL -
3. Balconies
- Balconies that are not enclos Iconies in the development have
do not adversely affect adjoining t view or rear view. Solid
properties in terms of privacy or are provided along boundary Yes
overshadowing, may encroach on s of the balconies
the side setback by up to 300mm. boundary is afforded
eptable level of
cing balconies
Apartment Size
4. As required recommended by ADG Yes

Design criteria

1l Apartments are required to have the following
minimum internal areas:

‘ Studio 35m?
‘ 1 bedroom 50m?
‘ 2 bedroom 70m?
‘ 3 bedroom 90m?

The minimum internal areas include only one
bathroom. Additional bathrooms increase the
minimum internal area by 5m? each

Afourth bedroom and further additional bedrooms
increase the minimum internal area by 12m? each

5. Room size requirements

a) the size of the bedroom in a one
bedroom apartment and of the main
bedroom in a two or more bedroom
apartment must be a minimum of

i ith mgnimum
apartment size o the .
The ADG defines a studi a
.,

Studio apartment an apa

consisting of one habitable rO8
that combines kitchen, living an
sleeping space 7

ADG requires master bedrooms
have a min 10m2 and other
bedrooms have 9m? (excluding
wardrobe space).

No, however
complies with
ADG
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sufficiently proportioned in size.
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13m2in area with a minimum Proposal complies with ADG
dimension of 3m; bedroom sizes Yes
b) the floor area of the second and all Yes.
other bedrooms must be a minimum
9m? with a minimum dimension of
2.7m; Yes
c) the floor area of living rooms must o )
be a minimum 16m2 with a least Open plan living areas with
dimension of 3m, and the area must | combined living and dining areas
be increased by 4.6m where the are proposed. These areas are
i g and d|n|ng areas are greater than 16m2 in size and have Yes
@ bined: a dimension of greater than 4.6m in
0 igp of all other habitable rooms length. .
m e a minimum 6.5mz2 in area No other habitable rooms
a minghum dimension of 2.4m; | Proposed.
e) ingdfat must have a
minimUm grea of f.5m2, and are to Bathrooms are at least 4.53m?2in vy
be increaggd by 0.7m2 with a toilet, size. es
0.7m2 with achine, and | The proposed main bathrooms are
1.1m2 with a was madgine and Yes

Building Design

6. Facade design must resp
orientation, noise, breezes, p @

and views, through the use o
appropriate sun shading deviceS
noise barriers, privacy screens, ane
the careful location of balconies,
terraces and loggias.

7. Strengthen the relationship of the
building with the street through the
use of entry lobbies, entry porches,
loggias, balconies, bay windows.

8. Solid balustrading should be
included in the facade design to
provide screening of clothes line
and other paraphernalia.

9. The design should consider
expressing a hierarchy of floor
levels by defining a base, middle,
and top to the building, including
podium and penthouse expression.

The fagade design includes the
placement of the balconies on the
ofstern and western facades of the
ilding, which provides for
bogPpriate articulation of the

ding fgpntage. The overhang of

e balgghieg will acts as a sun
shadi e for apartment units
belo

ermost units is
overhang.

The western elevgffon f
includes metal sliding

against the afternoon su

Interaction between the prop
building and Loftus St is provide
through front facing balconies, and
a common pedestrian entrance
pathway.

The balcony of apartment 3.02, and
4.04 do not include solid
balustrading.

A uniformed building design is
proposed, adjoining neighbouring
apartment buildings. A hierarchy of
floor levels is displayed using
variable building materials with
offsetting balustrading finishes and

Yes, subject to
conditions of
consent.

Yes

Yes
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15.

16.

17.

18.

with no existing balcony enclosures

are not permitted to enclose any

balcony. Applications for balcony

enclosures may only be considered

when the enclosures are:

a. integrated with a design for the
entire building; and

b. improve internal amenity
through environmental control.

All external plumbing must be
recessed or concealed and all
internal plumbing must be ducted or
concealed. Copper pipes must be
exclusively used between the meter
and service points.

All proposed staircases to the upper
levels of buildings must be internal

Facade fixtures such as sun
shading devices and blade walls
should not be the only means of
fagade modelling, and must instead
be integrated with the overall facade
composition to add another layer of
detail and interest.

The selection and mix of building
materials must complement the

Noted. Can be addressed @ CC stage
stage. @

Staircases are internal.

Facade is modulated by the
presence of variable length
balconies, and through use of
alternating building materials.

The proposal utilises a mix of
materials which helps dictate the

ROCKDALE DCP 2011 PROPOSED COMPLIANCE
planter landscaping on alternate
levels.
10. Large expanses of blank walls are The proposed building includes Yes
to be avoided through the use of common walls on both side
architectural design features, boundaries, in accordance the
modelling and fenestration. intent of the Bonar Street Precinct.
The frontage and rear facades
include variable building form as
created by the presence on
balconies, and window fenestration.
building line of a street wall Building line of the street wall is Yes
ing should generally be parallel | aligned with approved apartment
street boundary alignment. | building on 2-8 Loftus St, as guided
by the development controls of the
Bonar Street Precinct.
12. Pri % ce elements such Balconies and ground floor terraces Yes
as bal®oni@#s shoWd be are position on the eastern and
predominf@ntly notth, east and west | western sides of the building. The
facing an I signed to design of the balconies is
ensure visual ustigprivacy considered to be appropriate to
ensure acceptable levels of visual
and acoustic privacy is afforded to
the residents.
13. Express important cornersg®y Jg\ As envisaged in the Bonar Street N/A
visual prominence to parts of $ Precinct section of the DCP, the
fagcade through a change in bNgigg ly visible aspect of the building
articulation, material, colour, roo bm ghe street is limited to the front
expression or increased height ;
14. Existing residential flat buildings N/A
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ROCKDALE DCP 2011 PROPOSED COMPLIANCE
overall composition and emphasise | proportion and rhythm of the
the scale, proportion and rhythm of | facade. Front fagade utilised high
the fagade. Heavy materials such as | proportions of glazing with
brick, stone and concrete can intermittent concrete balustrading.
provide a solid building base or
express key elements, whilst lighter
materials such as glazing, cladding
and lightly coloured rendered
surfaces reduce perceived bulk and
& add relief to the facade
1 loor level of the upper most The uppermost level exceeds the No
ust be at least 3.5m below | permitted height by 6.3m. A
the ggximum permitted height to variation to the height standard is
agifeve a vgriety of roof forms. sought.
20. Use t&/'leve for communal Level 7 is proposed to include Yes
purposes\@r articllate the upper penthouse apartments that utilise
storeys, wi f ted roof the level 6 roof as podium style
forms, maiso m i terrace area. (Height non-
penthouses and thglfike compliance remains).
21. Plant rooms, lift overru Lift overrun and exhaust riser is Yes
mechanical ventilation’roo located on the roof, however there
not be located on the roof are not considered to be visible
building where they can be vi from the street.
from a public place. Such ser™W§
must be integrated into the design g
the building, or alternatively located
in the basement of the building.
22. The profile and silhouette of The u level 6 roof has Yes
parapets, eaves and roof top been igleregpin the design of
elements must be considered in roof | the level h apartments.
design. Flat roof desiggfis prghgsed. Such
design accords wi
approved roof deflgn o
Street.
23. The roof design must be The roof design is repres Yes, however no

plus private ground floor apartment
entries to activate the street edge.
At least 50% of ground floor

envisaged development makes
multiple entrances difficult.
Considering the limited street

sympathetic to the existing contemporary architectu to height.
streetscape, and have regard to apartment building design.
existing parapet and roof lines of proposal’s roof is sympatheti
adjoining properties that are of a recently approved apartment
similar building height. buildings within Loftus Street,
however the proposed building is of
a non-complying and
unsympathetic height to adjoining
properties.
Building Entry
24. The entry is to be designed so that it | The pedestrian entrance is located Yes
is a clearly identifiable element of on the southern side of Loftus St
the building in the street frontage and is identifiable from the
street.
25. Utilise multiple entries —main entry | The context of the site and Yes
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sixth storey is to have access to two
lifts.

has access to one (1) lift and one
(1) stairwell.

As Level 7 is limited to two (2)
apartments this is considered to be
suitable.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE
dwellings are to have individual frontage width, the single entrance
gates and direct access off the is considered to be acceptable.
street.
26. Provide as direct a physical and A direct physical connection is Yes
visual connection as possible apparent between Loftus St and the
between the street and the entry main entrance to the building.
27. At least one main entry with The main entry is to the building is Yes
convenient, barrier-free access must | barrier free, however the corridor to
be provided in all new development. | the lifts and stairwell is encumbered
by three steps. An accessible chair
lift is proposed in conjunction with
these steps to ensure convenient
and accessible access is provided
to the building.
28. V|de segrate entries from the Separate entries for pedestrians Yes
f and cars are provided.
Q‘d cars; and Proposal is for residential use only.
dlffer t userS, for example, for
resid merC|aI
users in a
development.
29. Design entries andass The building entrance is adequate Yes
circulation space of a ad for the passage of furniture and as
size to allow movement o " a gateway to the buildings
between public and private sy @ circulation space.
30. Pedestrian entries should be |Cugis® edestrian entrance addresses Yes
on primary frontages.
Lift Size and Access
31. Lifts are to be provided in all Yes
residential flat buildings. Multiple
stairlift cores should be provided to
encourage multiple street entries
and ease of access to apartments.
Where units are arranged off a
double-loaded corridor, the number
of units accessible from a single
core/corridor should be limited to 8
32. Lift cars are to have minimal internal | Lift core has dimensions o Yes
dimensions of 2.1m x 1.5m, capable | 2.4m, with lift door width of
of carrying stretchers, with lift door which is similar to the apartment
openings wide enough to enable door width.
bulky goods (white goods, furniture
etc) to be easily transported.
33. Lifts are to be accessible from all Lift is accessible from all levels Y
levels of the building, including all including basement levels.
basement levels. Level access to
the lift from all basement levels must
be provided.
34. Each dwelling on a level above the The two (2) dwellings on level 7 No
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street from the buildings. Definition
between the private frontages and
the public domain is to include
visually permeable fencing and
walling. Fencing is to be designed to
allow filtered views of the street to
maintain passive surveillance.

surveillance is afforded by the
street facing balconies.

Elevations plans suggest that the
ground floor unit will include
permeable fencing.

ROCKDALE DCP 2011 PROPOSED COMPLIANCE
35. All common corridors are to have a | Ground floor corridor has a width of No
minimum width of 2 metres to 1.6m.
enable bulky goods (white goods,
furniture etc) to be easily
transported through the building.
36. All common corridors are to be Natural light penetrates the ground Yes
provided with natural light and floor corridor from the entrance and
ventilation where feasible. exit to the building.
Providing natural light to the lift
lobbiess of levels 1-7 is not
considered to be feasible.
m SPECIAL PRECINTS
2 treet Precinct
1. Cgfhmercigpuses, local shops, Subject site is located in Loftus N/A
reqgura cafes or child care Street.
facilili located on at
least part@f the gound level of the
building n Bgyar Street/
New Road flegfection and
the central square 3d comgnunity
park.
2. Provide a street edge &ildinggOrm | Proposed street edge building Yes
that defines streets and engffreg aligns with approved development
legibility of the streetscap€, pff at 2-8 Loftus Street.
street addresses for all buildirg ndscape treatment is provided
view corridors through the preciet] inthe front setback not
and adequate setbacks for
landscape treatment to the street
edge.
3. Building setbacks from road No.
frontages are to be wholly available
as deep soil planting zones clear of
car parking structures. Building
fagcade articulation zones should be
co-ordinated with deep soil planting
zones and landscape plans to plantings in co-ordi
optimise root and canopy space for | front setback landscapin
large trees along street frontages.
4. Provide direct access to the street Direct access from private Yes
from private yards where possible to | not provided within the propose
maintain connection between public | development. Considering the
and private domains. limited street frontage, it is not
considered to be imperative that
individual access to the single
ground floor unit addressing the
street is afforded.
5. Provide passive surveillance of the Suitable level of passive Yes
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ROCKDALE DCP 2011 PROPOSED COMPLIANCE

6. Development is to comply with the Proposal is considered to be Yes

Wolli Creek and Bonar Street capable of complying with the

Precinct Public Domain Plan and relevant public domain plan.

Technical Manual. Compliance is a consideration for

CC stage.

7. Development is to incorporate The proposal’s building line is Yes

setbacks at the street frontage in setback 5m, and adjoining

accordance with the following street | balconies are setback 3m from the

section diagram: street boundary, as per section

. diagram.
i £ omhe Development does not oppose

dwelling houses and as such upper
levels are not required to be
setback further.

8. New roads to N/A N/A
the Bonar Str ncttructure

Plan and the followjg tab
9. Development is to provig€ on-S Council development engineer to TBA — Council’'s
ordggfCe
e

detention of water in a€c comment on suitability of proposed development
with Council’s specific re OSD arrangement. engineer to

for this precinct. comment.
10. The stormwater management velopment is located on the N/A
system identified in the Stormwater, n side of Bonar Street, see
Management Plans (as shown on lopmgnt control 12
the following diagrams) is to be
implemented in conjunction with
new development in the precinct.
11. As part of any development on the Develop IS d on the N/A
eastern side of Bonar Street, all of western side on treet, see
the Stage 1 stormwater works (as developmentcontrglll 2°

shown on the following diagrams)
must be completed to the
satisfaction of Council prior to the
construction of footings or
basements for any new residential
development.

12. Development on the western side of | Noted. Yes
Bonar Street can be completed and
occupied without implementing the
Stage 1 stormwater works.
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BASIX PROPOSAL COMPLIANCE
All ticked “DA plans” commitments on BASIX Certificate 775488M outlines | Conflicting design
the BASIX Certificate are to be shown 15 car spaces are proposed, and proposal for
on plans (list) that no mechanical ventilation is basement car
provided to the basement levels parking
even though natural ventilation is
not possible.

BASIX certificate does not
accurately reflect the design and
details of the proposed
development.

10.

11.

12.

ws/ Non-compliances to DCP
1 4.1.3 Water Management — engineer comment on compliance with Councils

ch Spec, Water quality targets and incorporation of WSUD
art 44P.6 Development on Sloping Sites — geotechnical report should be submitted
excavation is required for the 5-level basement garage.

4.1.9 Jot widgh and Site Consolidation — Required to provide a 24m lot width,
propoxgLigclu 17.68m lot width. Results in difficulties in achieving adequate
provision caging, parking, vehicular and pedestrian access, and exacerbates,
impacts, and surrounding land may not be capable of being
economically o evidence provided illustrating that adjoining land will be

capable of being €Conggfcally developed.
4.2 Streetscape and ge ﬂlEHXt - The proposal provides for a greater scale then

what is envisaged by th pattern of the Bonar precinct. The proposal does not
provide for an appropriafg transition, noting R2 zoned land in proximity.
4.3.1 Open Space and Land ign — proposal requires 15%, proposal

with ADG

4.3.2 Private Open Space — 2B
10sgm. Proposed height exacerbates dowing impact to the north facade and
open space area of 2-8 Loftus Street
4.3.2 Communal open space — Proposal
116.4sgm. ADG requires148.25sqm (25%)
4.4.2 Solar Access - Proposal is designed in line site’s orientation and the

boundaries and attached to adjoining RFB develops#fen ithstanding this the
proposal substantially exceeds the height developmen A

exacerbated impact to the south adjoining development y
the north facing windows, and the central communal area
compliance with ADG solar access provision

4.4 .4 Visual and Acoustic Privacy - No acoustic report has been sypmitte
demonstrating that an Acoustical Star Rating of 5 can be achieve
4.6 Car parking, access and movement — proposal requires 33 spaces,
provides for 23 spaces. No motorcycle space provided, requires one. B#e r
park appears to require mechanical ventilation; however, BASIX certified esho
mechanical ventilation is proposed to basement car park. No loading bay is prg#8s
No wash bay proposed.

4.7 Site Facilities - Proposal is 8-storeys, however does not provide for a suitable
waste system or transport.

5.2 Residential Flat Buildings (Site Coverage) - Proposed building footprint is
approximately 57% (336.72/588), max permitted is 35%. The proposed building
footprint does not fit within the side, and rear setbacks. However, can be built up to
boundaries.

ular reference to
pment. On-
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13. 7.2 Bonar Street Precinct - Building setbacks from road frontages are to be wholly
available as deep soil planting zones clear of car parking structures. Building fagade
articulation zones should be co-ordinated with deep soil planting zones and
landscape plans to optimise root and canopy space for large trees along street

frontages.

APARTMENT DESIGN GUIDELINE

Guideline

Comment

ﬁart 3 - Siting the development
Analysis

e 3A-1

(see Appendix 1)

Opportunity to amalgamate has not been pursued.

3B Orientation
Objective 3 B -1

Building types and layouts
respond to the streetscape and

site while optimising solar access
within the development

putand streetscape is in response to the strategic planning
hr Street Precinct.

Objective 3B-2
Overshadowing of neighbouring
properties is minimised during
mid-winter

Overshado
exacerbated be

outh adjoining property is unnecessarily
the height exceedance.

3 C Public Domain interface

Objective 3C-1

Transition between private and
public domain is achieved without
compromising safety and security

Objective 3C -2

Amenity of the public domain is
retained and enhanced

Transition between pnvat@

Proposal is predominantly in accordan
Precinct. Accordingly, the proposal su
public domain of the precinct.

Bonar Street

ort envisaged

3D Communal and Public Open
Space

Objective 3D-1

An adequate area of communal
open space is provided to
enhance residential amenity and
to provide opportunities for
landscaping

The proposed development also dedicates 21% of the
communal open space area that provides for a range of
amenity factors, including BBQ facilities, paved seating areas,
reading areas and a pergola structure.

Design Criteria

1. Communal open space has a
minimum area equal to 25% of the
site (see figure 3D.3))

Communal open space 114.28m? — (19.44%)
SEPP 65 requirement — 147m?2 (25% of 588m?)
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Non-complaint.

2. Developments achieve a Communal open space is north facing.
minimum of 50% direct sunlight to
the principal usable part of the
communal open space for a
minimum of 2 hours between 9 am
and 3 pm on 21 June (mid-winter)

Objective 3D-2

46. mmunal open space is communal open space area provides for a range of amenity
aigned to allow for a range of factors, including BBQ facilities, paved seating areas, reading
JCi¥Mgs, respond to site areas and a pergola structure.
) % s and be attractive and
nvitieg

Objegifve 3D-3

Com al ngpace is Communal open space area at ground level is considered to
designe ImIxg safety have been designed to maximise safety.

Objective 304

Public open sp®€, Not considered appropriate to this size of apartment
provided, is respoMsi th development.

existing pattern and usgs of t
neighbourhood

3E Deep soil zones

Objective 3E-1
Deep soil zones provide areas o ite area is provided for deep soil planting.

the site that allow for and support 'R oil area has sufficient dimensions to support the
healthy plant and tree growth. growt rees
They improve residential amenity
and promote management of
water and air quality

area is considered to be limiting as it is
idth due to the basement garage
ront setback.

Design Criteria

Deep soil zones are to meet the
following minimum requirements

B As mentioned above, it is cgfderegl that the proposed Deep
== Soil Zones meet this ADG®equiNgfiegk (13% provided).
No minimum dimensions as thesj s than 650sgm.
less than 650m*
650m?- 1,500m? 3m
greater than 1,500m? &m 7%
greater than 1,500m?
Sxisting iree cover o
3F Visual privacy
Objective 3F-1
Adequate building separation The building will be built up both side boundaries as is
distances are shared equitably required by the applicable Precinct Plan.

between neighbouring sites, to
achieve reasonabile levels of

external and internal visual privacy A 10m rear setback is provided from the building.

Design criteria
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1. Separation between windows
and balconies is provided to
ensure visual privacy is achieved.
Minimum required separation
distances from buildings to the
side and rear boundaries are as

follows:

No s€arationg® required between
blank VWylIs

Note: Separation distances
between buildings on the same
site should combine required
building separations depending on
the type of room (see figure 3F.2)

Gallery access circulation should
be treated as habitable space
when measuring privacy
separation distances between
neighbouring properties

(

Proposal is eight (8) storeys.
Common walls provided on both side boundaries.

A setback of 10m is provided to the rear boundary - Complies

building proposed and therefore this is not considered
cghle.

2

Objective 3F-2

Site and building design elements
increase privacy without
compromising access to light and
air and balance outlook and views
from habitable rooms and private
open space

2

The design currently relies olargiccess outside 9 to 3 pm
to achieve 2 hours mid-wiffter s oving solar access
should be considered in any r i

3G Pedestrian access and entries

Objective 3G-1

Building entries and pedestrian
access connects to and addresses
the public domain

Building entry addresses and connects to Loftus gfre

Objective 3G-2

Access, entries and pathways are
accessible and easy to identify

Yes.

Objective 3G-3

Large sites provide pedestrian
links for access to streets and
connection to destinations

The proposed development is not considered to be taking
place on a large site and as such this objective is not
considered applicable.

3H Vehicle access
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Objective 3H-1

Vehicle access points are
designed and located to achieve
safety, minimise conflicts between
pedestrians and vehicles and
create high quality streetscapes

Vehicle access point is considered to be sensibly located.

Conflict may occur with pedestrians, however this can be
addressed with appropriate signage and warning lighting.

3J Bicycle and car parking

Objective 3J-1

r parking is provided based on
xjgnity to public transport in

Refer below.

light rail sto
Metropolitan
e onland zoned, an
within 400 metres of |
zoned, B3 Commercidl Cor
B4 Mixed Use or equivaled i
a nominated regional centre

The minimum car parking
requirement for residents and
visitors is set out in the Guide to
Traffic Generating developments,
or the car parking requirement
prescribed by the relevant council,
whichever is less.

The car parking needs for a
development must be provided off
street

Proposal is within 400 metres from two (2) train stations, those
being Turrella and Arncliffe Train stations.

Traffic Report

- Report states that Metro Regional CBD Centre parking
rates apply to the proposal:
o Parking rates for this include: 0.4 per 1B, 0.7
per 2B, 1.2 per 3B, visitor per 7 units
Total in this regard = 16 res spaces, and 4
visitor spaces

However, in accordance with Practice note — Car
ing requirements in SEPP 65 the subject site is
in a Metropolitan Subregional Centre, not a

, 1.4 per 3B, visitor per 5 units
7 Qis regard = 21 res spaces, and 5

Therefore, the propoSal regRlires a total of 26 car spaces.

Proposal

Proposal provides for 23 car sp
nominated), which represents a sh

Objective 3J-2

Parking and facilities are provided
for other modes of transport

t aces are not
| ces.

A bicycle parking room is provided adjacent to th unal
open space on ground floor. The room can acco
spaces.

0]
a

Objective 3J-3

Car park design and access is Suitable
safe and secure
Objective 3J-4
Visual and environmental impacts | Suitable

of underground car parking are
minimised

Objective 3J-5
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Visual and environmental impacts
of on-grade car parking are
minimised

No on-grade parking is proposed.

Objective 3J-6

Visual and environmental impacts
of above ground enclosed car
parking are minimised

As above.

Part 4 — Designing the building
@Solar and daylight access
igntive 4A-1

ise the number of
apal i@ receiving sunlight to

between 9 am and 3 p#f at
winter in the Sydney Metr

litan
Area and in the Newcastle and
Wollongong local governmen
areas

- SEE states that 62.5% of units receive 2hrs of solar
access
- Solar views provided.

nsidered to be non-compliant and unsuitable.

tes: It is noted that the Bonar Street precinct requires
lelogment to provide a blank northern wall, with the

2. In all other areas, living rooms
and private open spaces of at
least 70% of apartments in a
building receive a minimum of 3
hours direct sunlight between 9
am and 3 pm at mid winter

The proposed
Areaand as s

nt is within the Sydney Metropolitan
applicable.

sn

3. A maximum of 15% of
apartments in a building receive
no direct sunlight between 9 am
and 3 pm at mid winter

SEE states that all apartments

Objective 4A-2

Daylight access is maximised
where sunlight is limited

Daylight is not maximised as a blank north is

required to be provided.

Objective 4A-3

Design incorporates shading and
glare control, particularly for
warmer months

Yes
4B Natural ventilation
Objective 4B-1
All habitable rooms are naturally Yes

ventilated

Objective 4B-2
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The layout and design of single Yes
aspect apartments maximises

natural ventilation

Objective 4B-3

The number of apartments with As below

natural cross ventilation is
maximised to create a comfortable
indoor environment for residents

sign criteria

east 60% of apartments are

n cross ventilated in the

storeys of the building.
Apar at ten storeys or
greatggfare deeged to be cross
ventii&d onht any enclosure of
the balcBnig? 2 ‘

SEPP 65 workbook states that 100% of the unit’s area cross
flow ventilated.

exceed 18m, measure
to glass line

4C Ceiling heights

Yes

Objective 4C-1

Ceiling height achieves sufficient
natural ventilation and daylight
access

Design criteria

1. Measured from finished floor
level to finished ceiling level,
minimum ceiling heights are:

Minimum ceiling height

for apartment and mixed use buildings

Habitable rooms 2.7Tm

Non-habitable 2.4m

For 2 storey
apartments

2.7m for main living area floor

2.4m for second floor, where its
area does not exceed 50% of the
apartment area

Attic spaces 1.8m at edge of room with a 30

degree minimum ceiling slope

If located in mixed
used areas

3.3m for ground and first floor to
promote future flexibility of use

These minimums do not preclude
higher ceilings if desired

7

The submitted plan ow
are provided withiffthe 0

t all ceiling-ceiling heights of 3m
development.

The 300m depth for ceiling® is
accommodate slab and any se
distribution if required.

dered to be sufficient to
as cooling and heat

L

Objective 4C-2

Ceiling height increases the sense
of space in apartments and
provides for well-proportioned
rooms

Suitable

Objective 4C-3

Ceiling heights contribute to the
flexibility of building use over the
life of the building

The subject site is zoned R4 Medium Density Residential and
therefore ground floor retail and commercial uses are not
required. Therefore, the objective of this section of the ADG is
not applicable to the proposal.
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4D Apartment size and layout

Objective 4D-1

The layout of rooms within an
apartment is functional, well
organised and provides a high
standard of amenity

Design criteria

partments are required to
ve the following minimum

al areas:
oo -
Stud

include only o
Additional bathro
minimum internal area
each

A fourth bedroom and furi®er
additional bedrooms increasegdffle
minimum internal area by 12m?
each

the
5m?

Every habitable room must have a
window in an external wall with a
total minimum glass area of not
less than 10% of the floor area of
the room. Daylight and air may not
be borrowed from other rooms

The submitted plans illustrate all apartments comply with the
minimum internal areas based on the number of bedrooms
and bathrooms.

a design verification statement has been

architect which states that the proposed
en designed in accordance with the

i contained within SEPP 65.

d byt
developme
design qu

Objective 4D-2

Environmental performance of
the apartment is maximised

Design criteria

Habitable room depths are limited
to a maximum of 2.5 x the ceiling
height

Open plan living, dining and
below.

In open plan layouts (where the
living, dining and kitchen are
combined) the maximum habitable
room depth is 8m from a window

It is noted that some of the apartment
plan layouts slightly greater than 8m howe
that the proposed development generally
requirement. All living areas and bedrooms have
to the external walls of the building.

In addition, a design verification statement has bee
by the architect which states that the proposed develop,
has been designed in accordance with the design quality
principals contained within SEPP 65.

4D Apartment size and layout

Objective 4D-3

Apartment layouts are designed to
accommodate a variety of
household activities and needs
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Design Criteria

Master bedrooms have a Yes
minimum area of 10m2 and other
bedrooms 9m2 (excluding

wardrobe space)

Bedrooms have a minimum Yes

dimension of 3m (excluding
wardrobe space)

NNg rooms or combined
dining rooms have a
i width of:

.em for studio and 1
droom apartments

4m forgdk and 3 bedroom
p e

Combined living and dining rooms generally have a minimum
width of 4m.

Corner 2B apartments have a width of 3.9m. These living
areas are benefitted by a direct connection to the balcony
exhibiting the same width (3.9m). The living areas are also
afforded kitchen counter widths of 0.6m.

In this regard, enforcing a 4m wide living space would likely be
achieved by a reduction of kitchen counter width which is not
considered to improve the amenity of these living rooms.

Therefore, the amenity of the combined living/dining room area
is considered to be appropriate.

The width of cross-over orgfOss-
through apartments are at'leas
4m internally to avoid deep n
apartment layouts

4E Private open space and balc

Yes

Objective 4E-1

Apartments provide appropriately
sized private open space and
balconies to enhance residential
amenity

Design Criteria

All apartments are required to
have primary balconies as follows

Studio apariments

1 bedroom apartments

2 begroom apartments

3+ bedroom apartments 2.4m

The minimum balcony depth to be
counted as contributing to the
balcony area is 1Tm

All apartments meet th
balconies based on th@num
the guideline provided in t

area and depth for primary
of bedrooms for each unit and

@
*

For apartments at ground level or
on a podium or similar structure, a
private open space is provided
instead of a balcony. It must have
a minimum area of 15m2 and a
minimum depth of 3m.

Yes

4E Private open space and
balconies

Objective 4E-3
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Private open space and balcony
design is integrated into and
contributes to the overall
architectural form and detail of the
building

Yes

Objective 4E-4

Private open space and balcony
desigh maximises safety

Suitable

Common circulation and
ces

e 4F-1
jrculation spaces
od amenity and

See design criteria below

apartments off
on a single level iS"ei

core

Maximum of 4 apartments off the proposed single circulation
core.

For buildings of 10 stogys
over, the maximum numbggof
apartments sharing a single lift4
40

Not applicable.

Objective 4F-2
Common circulation spaces

n gigculation spaces provide a logical and direct path

promote safety and provide for b&w ilding and apartment entries. Corners are avoided

social interaction between in th culatigh spaces.

residents Ground floorgfirg#tion space provides for direct connection to
communal acg area, wherein opportunities for social
interactions are,

4G Storage

Objective 4G-1

Adequate, well designed storage
is provided in each

apartment

Storage areas are notUelin

- Storage areas m
kitchens, bathrooms

d on the floor plans.
Kion to storage areas in

be

Design criteria

In addition to storage in kitchens,
bathrooms and bedrooms, the
following storage is provided:

Studlio apartments 4m?

1 bedroom apartments &m?

2 bedroom aparments 8m?

3+ bedroom apartments 10m?

At least 50% of the required
storage is to be located within the
apartment

Despite storage areas not being deliné
architectural plans, the SEE and ADG statg§
complies with this design criteria.

It is noted that the small enclosed areas adjoinin
counters may be suggested to be used for storage.

Nonetheless, despite not specifically delineating storag
on the plans, the dwellings are of complying sizes and
appropriate dimensions to facilitate for reasonable storage
areas and storage opportunities to be accommodated there
within.

4H Acoustic privacy

Objective 4H-1




46

APARTMENT DESIGN GUIDELINE

Noise transfer is minimised
through the siting of buildings and
building layout

Adequate building separation and appropriate acoustic
treatment to common walls will minimise any noise transfer
between adjoining buildings.

Windows and doors are designed to be orientated from noise
sources.

Objective 4H-2
ise impacts are mitigated within
ents through layout and
%treatments

The proposed internal apartment layout separates noisy
spaces from quiet spaces, by grouping rooms with similar
noise requirements, utilising doors to separate uses and co-
located wardrobes to acts as sound buffers.

It is noted that several bedrooms adjoin the lift core on levels
1,2, 3,and 4.

Acoustic report must be submitted. - DCP

4J Noise and po
Objective 4J-1

In noisy or hostile environgg®nts
the impacts of external noise a
pollution are minimised throug
the careful siting and layout of
buildings

The proposed location is not considered to be a noisy or

gQstile environment. The development is located on a local
and a review of the site locality indicates there are no
ifigd (traffic generating) roads within the locality which

Objective 4J-2

Appropriate noise shielding or
attenuation techniques for the

ed balconies, balustrades and external
louvres are all considered to contribute to

building design, construction and the minimis noise transmission from the subject

choice of materials are used to developmenit.

mitigate noise transmission /

4K Apartment mix

Objective 4K-1

A range of apartment types and A variety of apartment typgfli ed.

sizes is provided to cater for - 9x1B

different household types now and - 11x2B

into the future - 4x3B
According to census data provided by gi## Qg ym.au for
Bayside Council area, indicates that th€ high™® change in the
number of bedrooms per dwelling betweengp0 2011

was for 2 bedroom dwellings.

Objective 4K-2

The apartment mix is distributed to
suitable locations within the
building

The apartment mix is evenly distributed through ea
level of the development.

[¢]

4L Ground floor apartments

Objective 4L-1

Street frontage activity is
maximised where ground floor
apartments are located

Appropriate street frontage will be provided.

Objective 4L-2




47

APARTMENT DESIGN GUIDELINE

Design of ground floor apartments | Privacy and safety has been provided without obstructing
delivers amenity and safety for casual surveillance. The ground floor private open spaces
residents have been landscaped slightly elevated above the street level.
Solar access has been maximised through high ceilings and
appropriate window heights and landscaping.

4M Facades
Objective 4M-1
Building facades provide visual The colour scheme and building materiality is suitable.

crest along the street while - Refer to Design Review Panel comments
pecting the character of the

a

e 4M-2
Buildingginctions are expressed Building entries are clearly defined. The apartment layout has
by thgffacade been expressed externally through facade features such as

party walls and floor slabs.

4N Roof #®sj
Objective 4

Roof treatments g g
into the building desig
positively respond to t

Objective 4N-2
Opportunities to use roof spa

residential accommodation and
open space are maximised

ated Suitable relates to context of streetscape and the Bonar Street
d Precinct.

not proposed to utilise the roof space for residential
mmodation or open space.

se apartments are proposed on uppermost stepped-in

Objective 4N-3

Roof design incorporates Roof design j rated as an overhang to the uppermost
sustainability features balconies.

40 Landscape design

Objective 40-1 Refer to submitled | plan it is considered that the
Landscape design is viable and proposed landsca ' ¥ be environmentally
sustainable sustainable and will in sustainable planting and has

considered the tree and sh
potential root growth.

eleggion, size at maturity and

Objective 40-2

Landscape design contributes to Yes — refer to Landscape plans.
the streetscape and amenity

4P Planting on structures

Objective 4P-1 Refer to submitted landscape plan it is con

Appropriate soil profiles are proposed landscape design has considered soil

provided volume for areas planted over the proposed bas
carpark.

Objective 4P-2 Refer to submitted landscape plan it is considered that

Plant growth is optimised with proposed landscape design has considered and selected p

appropriate selection and species that are suited to the site conditions. The landscap

maintenance plan also details recommendations for irrigation and
maintenance plan.

Objective 4P-3 It is noted that all ground floor areas subject to planting on

Planting on structures contributes | Structures are private rather than communal or public.

to the quality and amenity of However in this instance it is considered that planting over
structures will significantly enhance quality and amenity of




48

APARTMENT DESIGN GUIDELINE

communal and public open
spaces

development as it increases the areas available for private and
communal open space.

4Q Universal design

Objective 4Q-1

Universal design features are
included in apartment design to
promote flexible housing for all

ADG statement (workbook) states that all 2B dwelling from
ground floor to level 4 (9 dwellings in total or 37.5% of
dwellings) will achieve the silver level universal design of the
Livable Housing Guidelines.

community members
@jective 4Q-2
iy of apartments with
%e designs are provided

SEE outlines that two (2) dwellings are adaptable. — complies
with DCP.

Accompanying Accessibility report details that dwellings G.01
and G.02 are designated as adaptable dwellings.

flexible and
pestyle

Apartment design incorporates flexible design solutions which
includes master bedroom apartments with separate bathrooms
and larger open plan apartments.

4R Adaptive reuse

Objective 4R-1

New additions to existing buildig
are contemporary and
complementary and enhance an
area's identity and sense of Place

Objective 4R-2

Adapted buildings provide
residential amenity while not
precluding future adaptive reuse

Not icablegts the development is a new residential
apartment bydi

4S Mixed use

Objective 4S-1

Mixed use developments are
provided in appropriate locations
and provide active street frontages
that encourage pedestrian
movement

Objective 4S-2

Residential levels of the building
are integrated within the
development, and safety and
amenity is maximised for residents

apartment building, no mix of uses are propSed.

4T Awnings and signhage

Objective 4T-1

Awnings are well located and
complement and integrate with the
building design

Proposed building is setback in-line with the existing st
frontage setback.

The front pedestrian entrance is easily locatable.

Objective 4T-2

Signage responds to the context
and desired streetscape character

It is considered that any signage will be subject of a separate
development application to Council.

4U Energy efficiency

Objective 4U-1
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Development incorporates passive
environmental design

Adequate natural light is provided to habitable rooms. Ground
floor apartments incorporate well located, screened outdoor
areas which will provide for clothes drying.

Objective 4U-2

Development incorporates passive
solar design to optimise heat
storage in winter and reduce heat
transfer in summer

The proposed development includes passive solar design
such as eaves and recessed balconies in addition to
incorporating the commitments contained within the
accompanying BASIX certificate for the subject development.

jective 4U-3

quate natural ventilation
mgMNes the need for
% | ventilation

As detailed in the submitted cross ventilation analysis the
majority of apartments generally receive the required amount
of natural cross ventilation therefore minimising the need for
mechanical ventilation as far as possible.

Potable wateRuse is minimised

Water efficient fittings, appliances and wastewater reuse will
be incorporated where possible. Rainwater will be collected,
stored and reused on site. Drought tolerant, low water use
plants will be used within landscaped areas where appropriate.

Objective 4V-2

Urban stormwater is treated o
site before being discharged {5
receiving waters

Objective 4V-3

Flood management systems are
integrated into site design

L)

rmation pertaining to stormwater and WSUD features are
hvailable, as no stormwater concept plan or water
ment plans have been provided.

4W Waste management

Objective 4W-1

Waste storage facilities are
designed to minimise impacts on
the streetscape, building entry and
amenity of residents

Adequately*Size area for rubbish bins have been
located on the n adjoining the lift core and
basement ramp a ear uilding entrance.

collection areas will be
[l ventilated. Circulation design
Qetween storage and

Waste and recycling sigflige
appropriately screened and
allows bins to be easily mgfioe
collection points

Objective 4W-2

Domestic waste is minimised by
providing safe and convenient
source separation and recycling

Waste storage areas in ground floor waste
provided to store 11 bins x 240L, comprising of 8924
Waste Bins and 8 x 240 L recycling bins.

Waste management plan has not been provided.

4X Building maintenance

Objective 4X-1

Building design detail provides
protection from weathering

Roof overhangs and recessed balconies have been used to
protect walls. It is considered that the proposed building has
been well designed to withstand weathering.

Objective 4X-2

Systems and access enable ease
of maintenance
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It is considered that the window design generally enables
cleaning from the inside and that manually operated systems
such as blinds and sunshades will be utilised.

Objective 4X-3

Material selection reduces It is considered that material selection will ensure that ongoing
ongoing maintenance costs maintenance costs are reduced.

riations to the ADG guidelines:
3A Site analysis - opportunity to amalgamate has not been pursued.

@ Orientation - overshadowing to south adjoining property is unnecessarily
erbated because of the height exceedance.
3. Communal and Public Open Space — Provided communal open space 114.28m2
1?, required COS — 147m2 (25% of 588m2) Non-complaint.
|

4. d car parking - Proposal requires a total of 26 car spaces, proposal
pr for'§3 car spaces.

5. 4A SAggr and'daylight access — SEE states that 62.5% of units will receive requires

solar a olar modelling has been provided. Requires 70% of units. Blank
wall is noted, evlg not adequate reasoning. Needs to demonstrate that daylight it
maximised.

must be in addition t Rnareas in kitchens, bathrooms and bedrooms
7. 4H Acoustic Privacy ¥t §§

2, 3, and 4. Acoustic ref§g

that the layout will result |
8. 4V Water management and ion - Information pertaining to stormwater and

WSUD features are not availablggfas no grormwater concept plan or water
management plans have been providegll Ugan stormwater is treated on site before

being discharged to receiving waters.
9. 4W Waste management — Waste manag }n has not been submitted.

Certification }

| certify that all of the above issues have been accurately ssionally

examined by me.

6. 4G Storage - St ?s are not delineated on the floor plans. Storage areas
0

that several bedrooms adjoin the lift core on levels 1,
provided in accordance with DCP and address
agoustic privacy.

Name Patrick Waite

o,

Ne—"r

Signature

Date 15 October 2017
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CLAUSE 4.6 EXCEPTION TO DEVELOPMENT STANDARDS UNDER
ROCKDALE LEP 2011

This Clause 4.6 submission has been prepared to accompany the development proposal
submitted to Bayside Council for demolition of the existing commercial / warehouse building
and construction of an 8 storey residential flat building, comprising 24 residential units
serviced by 5 levels of basement parking for 23 vehicles at 10 Loftus Street, Turrella.

he proposal seeks a variation to the development standard contained within Clause 4.3 of
t ockdale Local Environmental Plan 2011 - maximum height of 18m.

The pment proposes a maximum height of 23.8m which represents a variation of
5.8 ubmission contends that strict compliance with the maximum height is
unreasonafgf€ and/or unnecessary in the circumstances of the case and that the variation
sought t?ported and that the Clause 4.6 exception to the development standards
should be

»(‘ - —

Figure 20: Building Height v

Clause 4.6 Exceptions to development standards
(1) The objectives of this clause are as follows:
(a) to provide an appropriate degree of flexibility in applying certain development sgancird,

particular development,

(b) to achieve better outcomes for and from development by allowing flexibility in partj

circumstances.
(2) Development consent may, subject to this clause, be granted for development even though tNe
development would contravene a development standard imposed by this or any other environmental
planning instrument. However, this clause does not apply to a development standard that is expressly
excluded from the operation of this clause.
(3) Development consent must not be granted for development that contravenes a development
standard unless the consent authority has considered a written request from the applicant that seeks
to justify the contravention of the development standard by demonstrating:

(a) that compliance with the development standard is unreasonable or unnecessary in the

circumstances of the case, and

81
ABC Planning Pty Ltd December 2016




Statement of Environmental Effects 10 Loftus Street, Turrella

(b) that there are sufficient environmental planning grounds to justify contravening the
development standard.
(4) Development consent must not be granted for development that contravenes a development
standard unless:
(a) the consent authority is satisfied that:
(i) the applicant’s written request has adequately addressed the matters required to be
demonstrated by subclause (3), and
(ii) the proposed development will be in the public interest because it is consistent with the
objectives of the particular standard and the objectives for development within the zone in
which the development is proposed to be carried out, and
the concurrence of the Director-General has been obtained.
eciding whether to grant concurrence, the Director-General must consider:
a her contravention of the development standard raises any matter of significance for State
| environmental planning, and
(b) the lic benefit of maintaining the development standard, and
(c) agf other igatters required to be taken into consideration by the Director-General before
granti CME e.

1. Co with the development standard is unreasonable or
unne he circumstances of the case — clause 4.6(3)(a)
| submit that compliagfe wyg he standard is unreasonable or unnecessary in the

circumstances of the case ausgfhe proposal complies with the objectives of the standard
and the zone. Please see the

the public interest because it is
zone in which the development is

In addition to consistency with the objectj of t
development represents a compatible streetsca ome when viewed in the context of
the surrounding properties which ensures that oggd height can be supported on the

subject site and that strict compliance with the d p. t standard is unreasonable or
unnecessary, in the circumstances of the case.

The subject site is located within the Bonar Street ®recigft which is undergoing a
transformation from light industrial / warehouse uses to hig’de gsidential land uses.
The site is located within the north western corner of the B Precinct and is

centrally located between the Turrella train station (500m north 4 site) and the
Arncliffe Station (450m south east of the site).

standard and the zone, the proposed

To the south of the site is a 6 storey residential flat building that is under
construction, whilst on the eastern side of Loftus Street is a 7 storey residential bygtling
that forms part of the larger development site at 3 Loftus Street.

The proposed part 7 storey with a recessed 8th storey residential flat building has n
designed to form a cohesive streetscape outcome that is compatible with the height, b
and scale of the established developments within the immediate visual catchment, as
illustrated below:

82
ABC Planning Pty Ltd December 2016




Statement of Environmental Effects 10 Loftus Street, Turrella

2
<,

Figure 21: Proposed gfiotggmontage
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Figure 22: Proposed streetscape perspective

As illustrated above, the proposal has been skilfully designed with a high degree of
articulation, landscaping and quality materials and finishes that reduce the perceived bulk
and scale of the building whilst providing for a building envelope that is appropriate to the
subject site and surrounding context.

Given the site’s location away from the Loftus Street and Hirst Street intersection and the
stepped nature of the built form at 2-8 Loftus Street, it is considered that the proposed height
is suitable in this location, given that it provides for an appropriate transition from the
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buildings to the south. It is also considered that any future residential development to the
north would again provide an appropriate transition to the lower density residential lands
uses further north of the site, outside the perimeter of the Bonar Street Precinct.

The proposed built form would therefore be perceived as compatible in height and scale to
those established developments to the north and south of the site, as well as being
consistent with the height of the residential buildings on the eastern side of Loftus Street.

Vmportantly, the proposed height is not responsible for any adverse external amenity impacts
i

ngggard to loss of view, overshadowing or privacy to neighbouring properties, beyond that
ompliant building. Any additional shadows fall either on the roof of the southern
ne

O or over the Loftus Street roadway, therefore retaining the amenity to the private
opefMpacy and living areas of adjoining properties.

The prim ront and rear orientation of the southern neighbour and any future development
to the n&h, as gticipated by the controls also ensures that the additional level will not be
responsibl®f erse visual impact.

Given the profpsed
character, it is co
standard.

evelopment’'s compatibility with the existing and desired future
at there are is no public benefit in maintaining the development

It is thereby considere

confirms the reasonable nature

t thegpircumstances are particular to the subject site which
/ iation in this instance.

THE VARIATION ALLOWS FOR A BETTER PLAN ME

The variation is considered to allow for tter
which is more compatible with the height and
density residential land uses. The proposed
outcome when viewed from the intersection of Hirs s Street, given the upper level
is suitably recessed from the Loftus Street frontageAs e provision of landscaping
throughout the front fagade assists in reduce the percelved Jlk scale of the built form.

nning outcome as it supports a height
built form of the surrounding height
ows for a cohesive streetscape

| therefore submit that strict compliance with the standard is sogable and unnecessary
in the particular circumstances of the case.

2. Sufficient environmental planning grounds to j avening the
development standard — clause 4.6(3)(b)

The additional height is not responsible for any greater environmental than a
proposal with a compliant height. Given the lack of aural and visual privacy im§#ictgf and
overshadowing impacts above and beyond a compliant building envelope, there i
planning justification to reduce the proposed height.

It is also reiterated that there are no unreasonable view impacts associated with t
additional height, nor are there any adverse or unreasonable privacy impacts generated by
the additional height. The positive streetscape outcome associated with the provision of the
additional height which provides for an appropriate transition between the neighbouring
developments, in addition to the lack of impact to surrounding properties as demonstrated on
the accompanying shadow diagrams, displays that there are sufficient environmental
grounds to support the additional height in this instance.
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It is therefore considered that the above assessment demonstrates that there are sufficient
environmental grounds to justify the contravention of the development standard.

It is reiterated that the proposed development has no external amenity impacts which would
determine that the additional height should not be granted in this instance. This is
demonstrated by:

= Retention of at least 2 hours solar access to the living and private open space areas of
the east, west and southern neighbours;

ﬁtention of visual and acoustic privacy
] nificant loss of views or outlook;
A
* Noa

se stgeetscape impacts.
There are nal amenity grounds that would determine that the additional height
ar

rge or unreasonable visual bulk impacts; and
f

should not be gganted &This is demonstrated by the compliant degree of private open space,
natural ventilati

t sizes, layouts and separation distances. It is noted that the
minor non-complia thegsolar access requirement (63% proposed) is a direct result of
the planning controls for ghe B Street Precinct, which require the development to be built
to the boundary on the horjgfern fggade. It is reiterated that all units get at least 1 hour of
direct solar access on June 21y

The combination of the internal 4 rnal factors demonstrates that there are sufficient

subclause (3) — clause 4.6( (a)(i)

Please see submission in relation to clause 4.6(3)( jii above.
4. The proposed development will be ig’the ic interest because it is
consistent with the objectives of thegfpartighlar standard and the

objectives for development within the zone | icp the development is

proposed to be carried out — clause 4.6(4)(a)(li)

The proposed height variation is considered to be justified on the G

RLEP 2012 Height Objectives:-
4.3 Height of Buildings

(1) The objectives of this clause are as follows:
a. to establish the maximum limit within which buildings can be designed and floor spac e
achieved,

Assessment: The proposed height, setbacks and built form are compatible wi
surrounding development, noting that the overall bulk and scale of the proposal will be
compatible with the existing and approved residential flat buildings to the site’s south and
east, whilst also being compatible with any future residential development to the north of the
subject site.

It is considered that the proposed height is not associated with an overdevelopment of the
subject site and is consistent with the intended proposed density and intensity of the
development, commensurate with the sites high density residential zoning.
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The appropriateness of the intensity of the development is further confirmed by the
compliant degree of car parking, motorcycle parking and bicycle parking as well as the ability
to comply with a number of Council’s DCP requirements, particularly in regard to communal
open space, landscaping and setback requirements.

Furthermore, the site is within a well-established locality with the residential flat building
capable of connecting to the existing infrastructure network, in regards to water, sewer,
electricity, gas and telecommunications. The site is also in close proximity to a range of
nfrastructure services including public transport, shops, recreational areas and a host of
cogamunity facilities and services. The financial contributions generated by the proposed

ﬁpment will also enhance existing services and infrastructure which ensures that the
a E density can be accommodated within the surrounding infrastructure network.

b. ilding heights that encourage high quality urban form,

urban dezgn that contributes to the Bonar Street Precinct. This is achieved by the
level of detai$viglin thy front fagade, which includes an appropriate mix of glazed elements,
combined with gharcodl plate steel balustrading and plate steel planter boxes, recessed
clear glass framecSusin and off white concrete.

Assess ny considered that the proposed development represents a high quality
C

The combination of the gfopo aterials and finishes which are entwined with indigenous
landscaped species, proviglfs fog a visually interesting front facade that exhibits an
appropriate balance between ty d natural elements.

The recessed nature of the uppg
quality landscaped setting an ensB
residents with a high quality living
established and recently constructed resiggtial fl
subject site.

d articulated facade, combined with the high
the proposed development will provide future
nt which will sit comfortably between the
buildings to the south and east of the

cjght limit are suitably recessed to
a'%}ah with the height variation.
ti ial / warehouse use to a

d the associated positive

The portions of the building that protrude beyond
ensure that there is no bulk or scale impact
Furthermore, the transition from a non-conforming
residential flat building within a high density residential Iggality
streetscape outcomes has a significant benefit to the public d

The lack of external impacts to surrounding properties in regard” Qg0 adowing, visual,
acoustic and privacy impacts provides further justification for the pr&g ’ 0

c. to provide building heights that maintain satisfactory sky exposure and da¥fgh uildings, key
areas and the public domain,

Assessment: The proposed additional height is not responsible for any)y agfferse
overshadowing impacts to neighbouring properties. The recessed nature of the
and slender built form ensures adequate sky exposure to the subject and surroundin®sit

The overall design of the building provides for an appropriate balance between the built a
natural forms, ensuring that the height maintains satisfactory sky exposure and daylight to
surrounding buildings.

d. to nominate heights that will provide an appropriate transition in built form and land use intensity.

Assessment: The subject site is suitably located to provide a transition between the 6
storey residential flat building adjoining the sites southern boundary and the future
redevelopment of the neighbouring property to the north, which shields the site from lower
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density residential uses. The proposal is also of a height that is consistent with the recently
constructed residential flat buildings to the east of the site, on the opposite side of Loftus
Street and therefore, it remains compatible with the surrounding high density context of the
Bonar Precinct, as illustrated below:

No. 2:‘; TL?‘"TUS No. 10LOFTUS ST No. 12LOFTUS
Lot LOT1
DEe DPEEM DPI2TT

e s e W == -

iis #L g

jgure 23: Streetscape context

Furthermore, the proposa h skilfully designed to incorporate a high degree of
landscaping throughout the fréht gBicadq which further softens and reduces the perceived
visual bulk of the residential flat b

Iting in a high quality urban form.
It is therefore considered that the prop

t is appropriate for the high-density locality.

CONSISTENCY WITH THE OBJECTIVES OF THE ZONE R4 MIGH DE#BITY RESIDENTIAL

Zone R4 High Density Residential

Objectives of zone /

= To provide for the housing needs of the community withd a hi sity residential environment.

= To provide a variety of housing types within a high density rgffdentigfenvironment.

= To enable other land uses that provide facilities or services t et gpe day to day needs of

residents.
Assessment: In accordance with the Rockdale LEP 2011, the sub @
Density Residential. The proposed residential flat building is permissiB i

isgoned R4 High
zone.

It is considered that the replacement of the existing commercial / warehouse guildi ith 24
high quality residential apartments is considered to achieve the objectives of

Furthermore, the proposed development is provided within a high density §esj
environment and provides for a range of unit typologies that meet the need
community. Therefore, the variation to the height limit does not comprise the ability to
the zone objectives.

OTHER MATTERS - CONSISTENCY WITH STATE AND REGIONAL PLANNING POLICIES

Assessment: The increased height on the subject site is entirely reasonable and
appropriate given its proximity to a host of services including shops, public transport and
high quality recreational areas. The proposal is therefore consistent with the State
Government’s Urban Consolidation Policy which seeks to provide greater heights and
densities in areas close to public transport, shops and services.
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Conclusion

The above assessment has demonstrated that the height control is unreasonable and
unnecessary in the circumstances and that there would be no public benefit in maintaining
the development standard in this instance.

It has also been demonstrated that the proposed height meets the objective to an equal or
better degree than a development with a compliant height, given the positive streetscape
utcome and consistency with the established pattern of development.

F asons mentioned herein, this clause 4.6 variation is forwarded to Council in support of
riation to the height associated with the development proposal at 10 Loftus Street,
Turrel is requested to be looked upon favourably by Council.
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APPENDIX 2

CLAUSE 4.6
A : EXCEPTIONS TO DEVELOPMENT STANDARDS
( FSR STANDARD - CLAUSE 4.4 IN ROCKDALE LEP 2011

Demolition § existing gtructures and construction of 8 storey residential flat building

comprising ﬂts and 5 levels of basement parking for 23 vehicles
1(% STREET, TURRELLA
TIEDTO

BAYS COWNCIL

PREPARED BY }
ABC PLANNING PTY LTD O
DECEMBER 2016 i’y
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CLAUSE 4.6 EXCEPTION TO DEVELOPMENT STANDARDS UNDER
ROCKDALE LEP 2011

This Clause 4.6 submission has been prepared to accompany the development proposal
submitted to Bayside Council for demolition of the existing commercial / warehouse building
and construction of an 8 storey residential flat building, comprising 24 residential units
serviced by 5 levels of basement parking for 23 vehicles at 10 Loftus Street, Turrella.

he proposal seeks a variation to the development standard contained within Clause 4.4 of
mckdale Local Environmental Plan 2011 — maximum FSR of 1.8:1.
&

lopment proposes a maximum FSR of 3.27:1 which represents a variation to the
Fsml of 1.47:1. The submission contends that strict compliance with the maximum

FSKXo g unreasonable and/or unnecessary in the circumstances of the case and that
the variatjgh sought can be supported and that the Clause 4.6 exception to the development
standar ouldg¥e upheld.
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Figure 24: Floor Space Ratio
Clause 4.6 Exceptions to development standards
(1) The objectives of this clause are as follows:
(a) to provide an appropriate degree of flexibility in applying certain develop dargs to
particular development,
(b) to achieve better outcomes for and from development by allowing flexibility 7 (8
circumstances.

(2) Development consent may, subject to this clause, be granted for development even though th
development would contravene a development standard imposed by this or any other environmen{al
planning instrument. However, this clause does not apply to a development standard that is expressly
excluded from the operation of this clause.

(3) Development consent must not be granted for development that contravenes a development
standard unless the consent authority has considered a written request from the applicant that seeks
to justify the contravention of the development standard by demonstrating:
(a) that compliance with the development standard is unreasonable or unnecessary in the
circumstances of the case, and
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(b) that there are sufficient environmental planning grounds to justify contravening the
development standard.

(4) Development consent must not be granted for development that contravenes a development
standard unless:
(a) the consent authority is satisfied that:
(i) the applicant’s written request has adequately addressed the matters required to be
demonstrated by subclause (3), and
(ii) the proposed development will be in the public interest because it is consistent with the
objectives of the particular standard and the objectives for development within the zone in

which the development is proposed to be carried out, and
the concurrence of the Director-General has been obtained.
(5) In (ng whether to grant concurrence, the Director-General must consider:

contravention of the development standard raises any matter of significance for State
or regioghll environmental planning, and

(b) t publlc efit of maintaining the development standard, and
(c) an rs required to be taken into consideration by the Director-General before

granting cdic

Com itigthe development standard is unreasonable or unnecessary in
the circungitanc the case — clause 4.6(3)(a)

| submit that compliance wit gmgtandard is unreasonable or unnecessary in the
circumstances of the case bec3u @ oposal complies with the objectives of the standard
and the zone. Please see the as¥ssyg nder 4 — The proposed development will be in
the public interest because it is consi wigh the objectives for development within the
zone in which the development is propose e cgrried out — clause 4.6(4)(a)(i).

In addition to consistency with the objectives tandard and the zone, the proposed
development represents a compatible streetscape when viewed in the context of
the surrounding properties which ensures that the o% ight can be supported on the
subject site and that strict compliance with the devefopm ndard is unreasonable or
unnecessary, in the circumstances of the case.

The subject site is located within the Bonar Street Precin
transformation from light industrial / warehouse uses to high deng lential land uses.
The site is located within the north western corner of the Bonar inct and is
centrally located between the Turrella train station (500m north west € t e) and the
Arncliffe Station (450m south east of the site).

is undergoing a

To the south of the site is a 6 storey residential flat building that is curregfily#n
construction, whilst on the eastern side of Loftus Street is a 7 storey residential fla #g
that forms part of the larger development site at 3 Loftus Street.

The proposed part 7 storey with a recessed 8th storey residential flat building has been
designed to form a cohesive streetscape outcome that is compatible with the density, height,
bulk and scale of the established developments within the immediate visual catchment, as
illustrated below:
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Figure 25: Proposed gflotggaontage
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Figure 26: Proposed streetscape perspective

As illustrated above, the proposal has been skilfully designed with a high degree of
articulation, landscaping and quality materials and finishes that reduce the perceived bulk
and scale of the building whilst providing for a building envelope that is appropriate to the
subject site and surrounding context.

Given the site’s location away from the Loftus Street and Hirst Street intersection and the

stepped nature of the built form at 2-8 Loftus Street, it is considered that the proposed FSR
is suitable in this location as it provides for an appropriate transition from the buildings to the

ABC Planning Pty Ltd 92 December 2016




Statement of Environmental Effects 10 Loftus Street, Turrella

south. It is also considered that any future residential development to the north would again
provide an appropriate transition to the lower density residential lands uses further north of
the site, outside the perimeter of the Bonar Street Precinct.

The proposed built form would therefore be perceived as compatible with the density and
scale of those established developments to the north and south of the site, as well as being
consistent with the density of the residential buildings on the eastern side of Loftus Street.

Vmportantly, the proposed FSR is not responsible for any adverse external amenity impacts
i

ngggard to loss of view, overshadowing or privacy to neighbouring properties, beyond that
ompliant building. Any additional shadows fall either on the roof of the southern
ne

DA or over the Loftus Street roadway, therefore retaining the amenity to the private
opepfMpacy and living areas of adjoining properties.

The prim ront and rear orientation of the southern neighbour and any future development
to the n&h, as gticipated by the controls also ensures that the additional level will not be
responsib|®f erse visual impact.

Given the profpsed
character, it is co
standard.

evelopment’'s compatibility with the existing and desired future
at there are is no public benefit in maintaining the development

It is thereby considered t thegpircumstances are particular to the subject site which
confirms the reasonable na ur ariation in this instance.

THE VARIATION ALLOWS FOR A BETTER PLA

number of unit typologies and sizes. It is [ that the provision of the additional floor
yential accommodation in a building
degsity residential uses. Furthermore,
it is considered that the proposed FSR is associategfis ore appropriate building density
than if it were associated with a compliant FSR, glveﬁ variation supports dwelling
units that are above the minimum apartment sizes whiCh thgg€fol®results in a desirable form
of development in this well established locality.

| therefore submit that strict compliance with the standard is unre and unnecessary
in the particular circumstances of the case.

2. Sufficient environmental planning grounds to justify co;rav g the

development standard — clause 4.6(3)(b)

The additional FSR is not responsible for any greater environmental impacts than a I
with a compliant FSR. Given the lack of aural and visual privacy impacts,
overshadowing impacts above and beyond a compliant building envelope, there is no soun
planning justification to reduce the proposed height.

It is also reiterated that there are no unreasonable view impacts associated with the
additional FSR, nor are there any adverse or unreasonable privacy impacts generated by the
additional FSR. The positive streetscape outcome associated with the provision of the
additional FSR which provides for an appropriate transition between the neighbouring
developments, in addition to the lack of impact to surrounding properties as demonstrated on
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the accompanying shadow diagrams, displays that there are sufficient environmental
grounds to support the additional FSR in this instance.

It is therefore considered that the above assessment demonstrates that there are sufficient
environmental grounds to justify the contravention of the development standard.

It is reiterated that the proposed development has no external amenity impacts which would

determine that the additional FSR should not be granted in this instance. This is

emonstrated by:

= _Retention of at least 2 hours solar access to the living and private open space areas of
@ east, west and southern neighbours;

tegtion of visual and acoustic privacy
ificant loss of views or outlook;
o [ge or unreasonable visual bulk impacts; and

= No adyffse streetscape impacits.

There are I/ rnal amenity grounds that would determine that the additional FSR
should not be gnted Jrhis is demonstrated by the compliant degree of private open space,
natural ventilati art

minor non-complia

t sizes, layouts and separation distances. It is noted that the
thggsolar access requirement (63% proposed) is a direct result of
Street Precinct, which require the development to be built
to the boundary on the hor ade. It is reiterated that all units get at least 1 hour of

rnal factors demonstrates that there are sufficient
jiation in this instance.

The combination of the internal g
environmental grounds to permit t

3. Adequately addressed the matt quired to be demonstrative by
subclause (3) — clause 4.6(4)(a)(i)

Please see submission in relation to clause 4.6(3)(a)(iAii ove.

4. The proposed development will be in the @ est because it is
consistent with the objectives of the particular st€hg d the objectives
for development within the zone in which the deveNgpmg#it japroposed to

be carried out — clause 4.6(4)(a)(ii)

The proposed FSR variation is considered to be justified on the following ba

RLEP 2011 FSR Objectives:-
4.4 Floor Space Ratio

1. The objectives of this clause are as follows:
to establish the maximum development density and intensity of land use, accounting for tNe
availability of infrastructure and generation of vehicular and pedestrian traffic, in order to achieve
the desired future character of Rockdale,

b. to minimise adverse environmental effects on the use or enjoyment of adjoining properties,

c. to maintain an appropriate visual relationship between new development and the existing
character of areas or locations that are not undergoing or likely to undergo a substantial
transformation.
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The development has been designed to reflect the bulk and scale of approved and recently
constructed developments surrounding the subject site. As such, the proposal incorporates
an FSR of 3.27:1.

It is considered that the proposal is of a high quality design and has been formulated to
respond appropriately to the constraints presented by the site.

It is considered that the existing and planned infrastructure for the Bonar Street precinct is

apable of accommodating the proposed density of the development. In this regard, the
suliect site is ideally located within 450m - 500m of the Arncliffe and Turrella train stations,
‘ tively.

Gihe lots to the north are anticipated to be redeveloped in accordance with the R4

NG esidential zoning and associated Bonar Street precinct structure plan, it is
at the proposed bulk and scale of the development will maintain a positive
tioybetween future developments on these sites, the low density residential

land uses of the site and from Loftus Street in the east.

CONSISTENCY WITH T OF THE ZONE R4 HIGH DENSITY RESIDENTIAL

Zone R4 High Density Reffidenig
Objectives of the zone

e To provide for the housing ne®s s

e To provide a variety of housing t

e To enable other land uses that p™
residents.

pmmunity within a high density residential environment.
in & high density residential environment.

Assessment: The proposed residential flat
Density Residential zone under the Rockdale L

It is noted that the redevelopment of the subjec Ms in the removal of a non-
conforming use, replacing it with a high quality residenti e pment that is consistent
with the surrounding built context.

Furthermore, the proposed residential flat building achieves the
zone in that it provides for a variety of dwelling typologies
environment, commensurate to the subject and surrounding sites.

Importantly, the proposal provides for the housing needs of the commung
provision of increased residential densities in a desirable location that is
existing community services and faciliies as well as recreational, e

proposal to meet the zone objectives.
OTHER MATTERS - CONSISTENCY WITH STATE AND REGIONAL PLANNING POLICIES

The FSR variation allows for the orderly and economic use of land as envisaged by the
Environmental Planning and Assessment Act, 1979. The proposed FSR allows for
achievement of a slight increase in building envelope/density to a site that is highly
accessible to various uses and bus services. The provision of residential housing in close
proximity to public transport and established services and recreation areas is consistent with
the State Government Urban Consolidation Policy.
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Conclusion

The above assessment has demonstrated that the FSR control is unreasonable and
unnecessary in the circumstances of the case and that there would be no public benefit in
maintaining the development standard in this instance.

It has also been demonstrated that the proposed FSR meets the objectives to an equal or
better degree than a compliant development.

i Ay to the proposed dwelling units whilst having no adverse or unreasonable visual,

Ti is due to the demonstration that the proposed additional FSR will provide for improved
sihag ﬁe or amenity impacts that would preclude support of the proposal. This is

displ the modest street presentation of the residential flat building to the streetscape
an environmental impacts.

The progsion ofg24 high quality residential dwelling units which are compliant with the
apartmentNizg, s to daylight, ventilation, private open space and outlook represents a
superior am i@ne, given the constraints associated with the subject site, thereby

achieving a bettq planning,outcome.

the variation to the FS ed with the development proposal at 10 Loftus Street,

For reasons mentioned Ngreingis Clause 4.6 variation is forwarded to Council in support of
as
Turrella and is requested tqg#e | d upon favourably by Council.

O\%
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