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Development Assessment Panel

CHARTER

1.0 OBJECTIVES

To assist in managing Council's development assessment function by providing
independent and expert determinations of development applications that fall outside
of staff delegations.

2.0 KEY FUNCTIONS

o To review development application reports and conditions;

o To determine development applications outside of staff delegations;

o To refer development applications to Council for determination where necessary;,

o To provide a forum for objectors and applicants to make submissions on applications
before the Development Assessment Panel (DAP);

o To maintain transparency in the determination of development applications.

Delegated Authority of Panel

Pursuant to Section 377 of the Local Government Act, 1993 delegation to:

o Determine development applications under Part 4 of the Environmental Planning
and Assessment Act 1979 having regard to the relevant environmental planning
instruments, development control plans and Council policies.

o Vary, modify or release restrictions as to use and/or covenants created by
Section 88B instruments under the Conveyancing Act 1919 in relation to
development applications for subdivisions being considered by the panel.

o Determine Koala Plans of Management under State Environmental Planning
Policy 44 - Koala Habitat Protection associated with development applications
being considered by the Panel.

Noting the trigger to escalate decision making to Council as highlighted in section 5.2.

3.0 MEMBERSHIP
3.1 Voting Members

o Two independent external members. One of the independent external members to
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be the Chairperson.
Group Manager Development Assessment (alternate - Director Development &
Environment or Development Assessment Planner)

The independent external members shall have expertise in one or more of the following
areas: planning, architecture, heritage, the environment, urban design, economics, traffic
and transport, law, engineering, government and public administration.

3.2

3.4

3.5

4.0

Non-Voting Members

Not applicable
Obligations of members

Members must act faithfully and diligently and in accordance with  this Charter.
Members must comply with Council's Code of Conduct.

Except as required to properly perform their duties, DAP members must not disclose

any confidential information (as advised by Council) obtained in connection with the
DAP functions.

Members will have read and be familiar with the documents and information
provided by Council prior to attending a DAP  meeting.

Members must act in accordance with Council's Workplace Health and Safety
Policies and Procedures

External members of the Panel are not authorised to speak to the media on behalf
of Council. Council officers that are members of the Committee are bound by the
existing operational delegations in relation to speaking to themedia.

Staff members shall not vote on matters before the Panel if they have been the
principle author of the development assessment report.

Member Tenure

The independent external members will be appointed for the term of four (4) years
maximum in which the end of the tenure of these members would occur in a
cascading arrangement.

Appointment of members

The independent external members (including the Chair) shall be appointed by the
General Manager following an external Expression of Interest process.
Staff members of the Panel are in accordance with this Charter.

TIMETABLE OF MEETINGS

The Development Assessment Panel will generally meet on the 1st and 3rd
Wednesday each month at 2.00pm at the Port Macquarie offices of Council.
Special Meetings of the Panel may be convened by the Director Development &
Environment Services with three (3) days notice.
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5.0 MEETING PRACTICES
5.1 Meeting Format

o At all Meetings of the Panel the Chairperson shall occupy the Chair and preside.
The Chair will be responsible for keeping of order atmeetings.

o Meetings shall be open to the public.

o The Panel will hear from applicants and objectors or theirrepresentatives.

o Where considered necessary, the Panel will conduct site inspections which will be
open to the public.

5.2 Decision Making

o Decisions are to be made by consensus. Where consensus is not possible on any
item, that item is to be referred to Council for adecision.

o All development applications involving a proposed variation to a development
standard greater than 10% under Clause 4.6 of the Local Environmental Planwill be
considered by the Panel and recommendation made to the Council for a decision.

5.3 Quorum

o All members (2 independent external members and 1 staff member) must be present
at a meeting to form a quorum.

5.4 Chairperson and Deputy Chairperson
o Independent Chair (alternate, second independentmember)

5.5 Secretariat

o The Director Development &n Environment is to be responsible for ensuring that the
Panel has adequate secretariat support. The secretariat will ensure that the
business paper and supporting papers are circulated at least three (3) days priorto
each meeting. Minutes shall be appropriately approved and circulated to each
member within three (3) weeks of a meeting being held.

o The format of and the preparation and publishing of the Business Paper and
Minutes shall be similar to the format for Ordinary Council Meetings.

5.6 Recording of decisions

. Minutes will record decisions and how each member votes for each item before the
Panel.
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6.0 CONVENING OF “OUTCOME SPECIFIC” WORKING GROUPS

Not applicable.

7.0 CONFIDENTIALITY AND CONFLICT OF INTEREST

o Members of the Panel must comply with the applicable provisions of Council’s Code
of Conduct. It is the personal responsibility of members to comply with the standards
in the Code of Conduct and regularly review their personal circumstances with this
in mind.

o Panel members must declare any conflict of interests at the start of each meeting or
before discussion of a relevant item or topic. Details of any conflicts of interest
should be appropriately minuted. Where members are deemed to have a real or
perceived conflict of interest, it may be appropriate they be excused from
deliberations on the issue where the conflict of interest may exist. A Panel meeting
may be postponed where there is noquorum.

8.0 LOBBYING

= All members and applicants are to adhere to Council’'s Lobbying policy. Outside of
scheduled Development Assessment Panel meetings, applicants, their
representatives, Councillors, Council staff and the general public are not to lobby
Panel members via meetings, telephone conversations, correspondence and the
like. Adequate opportunity will be provided at Panel inspections or meetings for
applicants, their representatives and the general public to make verbal submissions
in relation to Business Paperitems.

PORT MACQUARIE

HASTINGS

COUNOCII



Development Assessment Panel

ATTENDANCE REGISTER

Member

09/10/19

23/10/19

13/11/19

27/11/19

11/12/19

22/01/20

Paul Drake

v '

Cancelled

v

v

v

Robert Hussey

v

David Crofts
(alternate member)

v

v

v

v

Dan Croft

(Group Manager Development Assessment)
(alternates)

- Development Assessment Planner

Key: v = Present
A = Absent With Apology
X = Absent Without Apology

Meeting Dates for 2020

22/01/2020 Function Room 2:00pm
12/02/2020 Function Room 2:00pm
26/02/2020 Function Room 2:00pm
11/03/2020 Function Room 2:00pm
25/03/2020 Function Room 2:00pm
8/04/2020 Function Room 2:00pm
22/04/2020 Function Room 2:00pm
13/05/2020 Function Room 2:00pm
27/05/2020 Function Room 2:00pm
10/06/2020 Function Room 2:00pm
24/06/2020 Function Room 2:00pm
8/07/2020 Function Room 2:00pm
22/07/2020 Function Room 2:00pm
12/08/2020 Function Room 2:00pm
26/08/2020 Function Room 2:00pm
9/09/2020 Function Room 2:00pm
30/09/2020 Function Room 2:00pm
14/10/2020 Function Room 2:00pm
28/10/2020 Function Room 2:00pm
11/11/2020 Function Room 2:00pm
25/11/2020 Function Room 2:00pm
16/12/2020 Function Room 2:00pm
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Development Assessment Panel Meeting
Wednesday 12 February 2020

ltems of Business

Item Subject Page
01 Acknowledgement Of COUNTIY .......uuiiiiiiiieeiiiee ettt 8
02 F Y oo ] (0] 1= PSPPI 8
03 Confirmation Of MINULES ......cooiiiiiiiiiiiie e eeee e e e 8
04 DiSCIOSUIES OF INTEIEST....ciie it e e e e e e 13
05 DA2018 - 837.1 Alterations and Additions to Dwelling at Lot 373 DP

236950, No 39 Vendul Crescent, Port Macquari€ ........ccccceeeeeiicviieeeeee e sciinneeeens 17
06 DA2019 - 425.1 Residential Flat Building and Strata Subdivision

including Clause 4.6 Objection to Clause 4.3 (Height of Buildings) of

the Port Macquarie Hastings Local Environmental Plan 2011,at Lot 12

DP122329, No. 50 William Street, Port Macquarie............ccccoeeeve e, 49
07 DA2019 - 506.1 2 Lot Subdivision including Clause 4.6 Objection to

Clause 4.1 (Lot Size) and Clause 4.4 (Floor Space Ratio) of the Port

Macquarie-Hastings Local Environmental Plan 2011 and Alterations

and Additions to Existing Dwelling at Lot 113 DP 754405, No. 2 Arnott

S =T A - U 7] (o] o S 219
08 DA2019 - 744.1 Part Change of Use (Pharmacy to Take Away Food

and Drink Premises) and Internal Fit out at Lot 1 DP 831145, No.140

Pacific Drive, POrt MaCQUANIE .........ccooie et 263
09 DA2019 - 796.1 Boundary Adjustment including Clause 4.6 Variation to

Clause 4.1 (Minimum Subdivision Lot Size) of the Port Macquarie-

Hastings Local Environmental Plan 2011 at Lot 1 DP 331765, 5071

Oxley Highway and Lot 1 DP 434372, 39 Henry Street, Long Flat...................... 306
10 General Business
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

ltem: 01
Subject: ACKNOWLEDGEMENT OF COUNTRY

"I acknowledge that we are gathered on Birpai Land. | pay respect to the Birpai
Elders both past and present. | also extend that respect to all other Aboriginal
and Torres Strait Islander people present.”

ltem: 02
Subject: APOLOGIES

RECOMMENDATION

That the apologies received be accepted.

ltem: 03
Subject: CONFIRMATION OF PREVIOUS MINUTES

RECOMMENDATION

That the Minutes of the Development Assessment Panel Meeting held on 22 January
2020 be confirmed.

0%
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PORT MACQUARIE MINUTES

> HASTINGS Development Assessment Panel Meeting
S REH 8RS 22/01/2020

PRESENT

Members:

Paul Drake

David Crofts
Melissa Watkins (for Item 5 only)
Patrick Galbraith-Robertson (excluding Item 5)

Other Attendees:

Fiona Tierney
Jon Power
Ben Roberts

The meeting opened at 2:01pm.

01 ACKNOWLEDGEMENT OF COUNTRY

The Acknowledgement of Country was delivered.

02 APOLOGIES

CONSENSUS:
That the apology received from Dan Croft be accepted.

03 CONFIRMATION OF MINUTES

CONSENSUS:

That the Minutes of the Development Assessment Panel Meeting held on 11 December
2019 be confirmed.

Port Macquarie-Hastings Council Page 9



PORT MACQUARIE MINUTES

> HASTINGS Development Assessment Panel Meeting
S REH 8RS 22/01/2020

04 DISCLOSURES OF INTEREST

Patrick Galbraith-Robertson declared a Non-Pecuniary - Significant Interest in Item 05 -
DA2019 - 513.1 Demolition Of Existing Buildings and Construction Of New Service Station
- Lots 5, 6 and 7 DP 18259, 34 and 36 Munster Street and 59 Gordon Street, Port
Macquarie, as he has a daughter who attends Port Macquarie Community Pre-School who
have lodged a submission raising objections to the proposal.

David Crofts declared a Non-Pecuniary - Less Than Significant interest in Item 05 -
DA2019 - 513.1 Demolition Of Existing Buildings and Construction Of New Service Station
- Lots 5, 6 and 7 DP 18259, 34 and 36 Munster Street and 59 Gordon Street, Port
Macquarie, as he:

¢ Never consulted to intersect.

¢ Previous involvement as sub-consultant with interest consultants.

¢ Have previously contracted intersect on behalf of another Council.

¢ Only occasional interaction.

05 DA2019 - 513.1 DEMOLITION OF EXISTING BUILDINGS AND CONSTRUCTION
OF NEW SERVICE STATION - LOTS 5, 6 AND 7 DP 18259, 34 AND 36
MUNSTER STREET AND 59 GORDON STREET, PORT MACQUARIE

Patrick Galbraith-Robertson declared a Non-Pecuniary - Significant Interest in this item, left
the meeting and took no part in the discussion or voting thereon.

David Crofts declared a Non-Pecuniary - Less Than Significant Interest in this item, and
remained in the meeting.

Speakers:

Megan Jones (O)

Beth Todd (O)

Steven Moore (applicant)

CONSENSUS:

That DA2019 - 513.1 for demolition of existing buildings and construction of new service
station at Lots 5, 6 and 7, DP 18259, No. 34 and 36 Munster Street and 59 Gordon Street,
Port Macquarie, be determined by granting consent subject to the recommended
conditions.

06 DA2019 - 761.1 DWELLING AND SWIMMING POOL INCLUDING CLAUSE 4.6
OBJECTION TO CLAUSE 4.3 (HEIGHT OF BUILDINGS) OF THE PORT
MACQUARIE-HASTINGS LOCAL ENVIRONMENTAL PLAN 2011, LOT 60 DP
261991, NO 14 PHOENIX CRESCENT, PORT MACQUARIE

Speakers:

Port Macquarie-Hastings Council Page 10



PORT MACQUARIE MINUTES

> HASTINGS Development Assessment Panel Meeting
S REH 8RS 22/01/2020

Neil Dickson (O)
Luke Morris (A)

CONSENSUS:

The determination by the Development Assessment Panel of DA2019 - 761 for a dwelling
and swimming pool including clause 4.6 objection to Clause 4.3 (height of buildings) of Port
Macquarie-Hastings Local Environmental Plan 2011 at 14 Phoenix Crescent, Port
Macquarie be deferred to:

o Allow the Applicant to submitted amended plans for Council Officer reassessment
and re-exhibition. The amended plans are to mitigate the view loss of the Tacking
Point Lighthouse from the primary living areas of the dwelling at No.42 Oceanview
Terrace, Port Macquarie.

07 DA2019 - 713.1 TORRENS TITLE SUBDIVISION 2 LOTS INTO 3 - LOTS 705
AND 706 DP 1228141, NOS. 41 AND 43 YALUMA DRIVE, PORT MACQUARIE

Speakers:

Joanne Border (O)
Jody Kerry (O)
Michelle Love (A)

CONSENSUS:

That DA 2019 - 713.1 for a 2 into 3 lot Torrens Title Subdivision at Lot 705 and 706, DP
1228141, No. 41 and 43 Yaluma Drive, Port Macquarie, be determined by granting consent
subject to the recommended conditions.

08 DA2019 - 694.1 HOME BUSINESS - HAIR SALON, LOT 108 DP 1214480, NO. 4
SUNRISE PLACE, KING CREEK

CONSENSUS:

That DA 2019 - 694.1 for a Home Business - Hair Salon, at Lot 108, DP 1214480, No. 4
Sunrise Place, King Creek, be determined by granting consent subject to the
recommended conditions.

09 DA2019 - 673.1 MODIFICATION TO GENERAL STORE (ALDI) - ALTERED
DELIVERY HOURS - LOT 701 DP 1151916,NO 3 HUGHES PLACE, PORT
MACQUARIE

Speakers:
Therese Dunford (O)

Port Macquarie-Hastings Council Page 11



PORT MACQUARIE MINUTES

> HASTINGS Development Assessment Panel Meeting
S REH 8RS 22/01/2020

Pam Hodge (O)
Brendan Prosnord (A)
Nicole Seldon (A)

CONSENSUS:

That DA 2019 - 673.1 for a change to delivery hours at an existing general store at Lot 701,
DP 1151916, No. 3 Hughes Place, Port Macquarie, be determined by granting consent
subject to the recommended conditions and as amended below:

Amend condition E(1) to state:

e The noise control measures indicated in the acoustic report are to be installed prior
to any deliveries occurring between 10pm and 12 midnight. An acoustic
lining/treatment to Rw28 is also to be provided to the existing fence along the full
length and height of the western boundary. There are to be no gaps below this
section of fence with the upgrades.

e Prior to any deliveries occurring between 10pm and midnight, an acoustic screen
between the metal waste bin and loading area is to be installed unless Council
Officers are satisfied with the validation report.

Amend condition F(3) to state:
e Truck deliveries of a night time are to be no later than 12 midnight and delivery
trucks are to leave the site by 12 midnight. Aldi is to keep record of the delivery
arrival and departures during this time, and make it available to Council on request.

Amend condition F(4) to state:

e The predicted noise measurements are to be validated by an appropriately qualified
person within 6 months of consent, and a report sent to council confirming that it
meets or is lower than the predictions. If the predicted noise levels cannot be met,
additional attenuation is to be added and no deliveries between 10pm and 12
midnight can be made until it is at or below the predicted noise levels in the MAC
Report.

Add new condition F(5) to state:
¢ No waste removal is to occur of a night time after 10.30pm daily.

10 GENERAL BUSINESS

Nil.

The meeting closed at 3:41pm.
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

ltem: 04
Subject: DISCLOSURES OF INTEREST

RECOMMENDATION

That Disclosures of Interest be presented

DISCLOSURE OF INTEREST DECLARATION

Name of Meeting:

Meeting Date:

ltem Number:

Subject:

I, the undersigned, hereby declare the following interest:

Pecuniary:

Take no part in the consideration and voting and be out of sight of the
meeting.

Non-Pecuniary — Significant Interest:

Take no part in the consideration and voting and be out of sight of the
meeting.

Non-Pecuniary — Less than Significant Interest:

May patrticipate in consideration and voting.

For the reason that:

Name: Date:

Signed:

Please submit to the Governance Support Officer at the Council Meeting.

(Refer to next page and the Code of Conduct)

=02
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AGENDA DEVELOPMENT ASSESSMENT PANEL

Pecuniary Interest

4.1

4.2

4.3

4.4

4.5

Non-Pecuniary

5.1

5.2

53
5.4

55

Managing non-pecuniary conflicts of interest

5.6

5.7

5.8
5.9

5.10

511

5.12

5.13

5.14

12/02/2020

A pecuniary interest is an interest that you have in a matter because of a reasonable likelihood or expectation of appreciable
financial gain or loss to you or a person referred to in clause 4.3.
You will not have a pecuniary interest in a matter if the interest is so remote or insignificant that it could not reasonably be
regarded as likely to influence any decision you might make in relation to the matter, or if the interest is of a kind specified in
clause 4.6.
For the purposes of this Part, you will have a pecuniary interest in a matter if the pecuniary interest is:
(a) your interest, or
(b) the interest of your spouse or de facto partner, your relative, or your partner or employer, or
(c) acompany or other body of which you, or your nominee, partner or employer, is a shareholder or member.
For the purposes of clause 4.3:
(a) Your “relative” is any of the following:
i) your parent, grandparent, brother, sister, uncle, aunt, nephew, niece, lineal descendant or adopted child
i) your spouse’s or de facto partner’s parent, grandparent, brother, sister, uncle, aunt, nephew, niece, lineal descendant or
adopted child
iii) the spouse or de facto partner of a person referred to in paragraphs (i) and (i)
(b) “de facto partner” has the same meaning as defined in section 21C of the Interpretation Act 1987.
You will not have a pecuniary interest in relation to a person referred to in subclauses 4.3(b) or (c)
(a) if you are unaware of the relevant pecuniary interest of your spouse, de facto partner, relative, partner, employer or company or
other body, or
(b) just because the person is a member of, or is employed by, a council or a statutory body, or is employed by the Crown, or
(c) just because the person is a member of, or a delegate of a council to, a company or other body that has a pecuniary interest in
the matter, so long as the person has no beneficial interest in any shares of the company or body.

Non-pecuniary interests are private or personal interests a council official has that do not amount to a pecuniary interest as
defined in clause 4.1 of this code. These commonly arise out of family or personal relationships, or out of involvement in
sporting, social, religious or other cultural groups and associations, and may include an interest of a financial nature.

A non-pecuniary conflict of interest exists where a reasonable and informed person would perceive that you could be
influenced by a private interest when carrying out your official functions in relation to a matter.

The personal or political views of a council official do not constitute a private interest for the purposes of clause 5.2.
Non-pecuniary conflicts of interest must be identified and appropriately managed to uphold community confidence in the
probity of council decision-making. The onus is on you to identify any non-pecuniary conflict of interest you may have in
matters that you deal with, to disclose the interest fully and in writing, and to take appropriate action to manage the conflict
in accordance with this code.

When considering whether or not you have a non-pecuniary conflict of interest in a matter you are dealing with, it is always
important to think about how others would view your situation.

Where you have a non-pecuniary conflict of interest in a matter for the purposes of clause 5.2, you must disclose the relevant
private interest you have in relation to the matter fully and in writing as soon as practicable after becoming aware of the non-
pecuniary conflict of interest and on each occasion on which the non-pecuniary conflict of interest arises in relation to the
matter. In the case of members of council staff other than the general manager, such a disclosure is to be made to the staff
member’s manager. In the case of the general manager, such a disclosure is to be made to the mayor.

If a disclosure is made at a council or committee meeting, both the disclosure and the nature of the interest must be

recorded in the minutes on each occasion on which the non-pecuniary conflict of interest arises. This disclosure constitutes

disclosure in writing for the purposes of clause 5.6.

How you manage a non-pecuniary conflict of interest will depend on whether or not it is significant.

As a general rule, a non-pecuniary conflict of interest will be significant where it does not involve a pecuniary interest for the

purposes of clause 4.1, but it involves:

a) arelationship between a council official and another person who is affected by a decision or a matter under
consideration that is particularly close, such as a current or former spouse or de facto partner, a relative for the
purposes of clause 4.4 or another person from the council official’s extended family that the council official has a close
personal relationship with, or another person living in the same household

b) other relationships with persons who are affected by a decision or a matter under consideration that are particularly close, such
as friendships and business relationships. Closeness is defined by the nature of the friendship or business relationship, the
frequency of contact and the duration of the friendship or relationship.

¢) an affiliation between the council official and an organisation (such as a sporting body, club, religious, cultural or charitable
organisation, corporation or association) that is affected by a decision or a matter under consideration that is particularly strong.
The strength of a council official’s affiliation with an organisation is to be determined by the extent to which they actively
participate in the management, administration or other activities of the organisation.

d) membership, as the council’s representative, of the board or management committee of an organisation that is affected by a
decision or a matter under consideration, in circumstances where the interests of the council and the organisation are potentially
in conflict in relation to the particular matter

e) afinancial interest (other than an interest of a type referred to in clause 4.6) that is not a pecuniary interest for the purposes of
clause 4.1

f)  the conferral or loss of a personal benefit other than one conferred or lost as a member of the community or a broader class of
people affected by a decision.

Significant non-pecuniary conflicts of interest must be managed in one of two ways:

a) by not participating in consideration of, or decision making in relation to, the matter in which you have the significant non-
pecuniary conflict of interest and the matter being allocated to another person for consideration or determination, or

b) if the significant non-pecuniary conflict of interest arises in relation to a matter under consideration at a council or committee
meeting, by managing the conflict of interest as if you had a pecuniary interest in the matter by complying with clauses 4.28 and
4.29.

If you determine that you have a non-pecuniary conflict of interest in a matter that is not significant and does not require

further action, when disclosing the interest you must also explain in writing why you consider that the non-pecuniary conflict

of interest is not significant and does not require further action in the circumstances.

If you are a member of staff of council other than the general manager, the decision on which option should be taken to

manage a non-pecuniary conflict of interest must be made in consultation with and at the direction of your manager. In the

case of the general manager, the decision on which option should be taken to manage a non-pecuniary conflict of interest
must be made in consultation with and at the direction of the mayor.

Despite clause 5.10(b), a councillor who has a significant non-pecuniary conflict of interest in a matter, may participate in a

decision to delegate consideration of the matter in question to another body or person. =
Council committee members are not required to declare and manage a non-pecuniary conflict of interest in accordance with *ﬂ
the requirements of this Part where it arises from an interest they have as a person chosen to represent the community, or as
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

SPECIAL DISCLOSURE OF PECUNIARY INTEREST DECLARATION
This form must be completed using block letters or typed.

If there is insufficient space for all the information you are required to disclose,
you must attach an appendix which is to be properly identified and signed by you.

By
[insert full name of councillor]

In the matter of
[insert name of environmental
planning instrument]

Which is to be considered
at a meeting of the
[insert name of meeting]

Held on
[insert date of meeting]

PECUNIARY INTEREST

Address of the affected principal place of
residence of the councillor or an
associated person, company or body
(the identified land)

Relationship of identified land to O The councillor has interest in the land
councillor (e.g. is owner or has other interest arising
[Tick or cross one box.] out of a mortgage, lease, trust, option or

contract, or otherwise).

[J An associated person of the councillor
has an interest in the land.

O An associated company or body of the
councillor has interest in the land.

MATTER GIVING RISE TO PECUNIARY INTEREST*

Nature of land that is subject to a [ The identified land.
change U Land that adjoins or is adjacent to or is
in zone/planning control by proposed in proximity to the identified land.

LEP (the subject land 2
[Tick or cross one box]

Current zone/planning control

[Insert name of current planning instrument
and identify relevant zone/planning control
applying to the subject land]

Proposed change of zone/planning
control

[Insert name of proposed LEP and identify
proposed change of zone/planning control
applying to the subject land]

Effect of proposed change of [ Appreciable financial gain.
zone/planning control on councillor or ) Appreciable financial loss.
associated person

[Tick or cross one box]

[If more than one pecuniary interest is to be declared, reprint the above box and fill in for each
additional interest]

Councillor’s Signature: ..........cccooviiiiiiiiiiiiiennnne Date: ......ccveveninnnn

This form is to be retained by the council’s general manager and included in full in the minutes of the

meeting
Last Updated: 3 June 2019
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

Important Information

This information is being collected for the purpose of making a special disclosure of
pecuniary interests under clause 4.36(c) of the Model Code of Conduct for Local
Councils in NSW (the Model Code of Conduct).

The special disclosure must relate only to a pecuniary interest that a councillor has in
the councillor’s principal place of residence, or an interest another person (whose
interests are relevant under clause 4.3 of the Model Code of Conduct) has in that
person’s principal place of residence.

Clause 4.3 of the Model Code of Conduct states that you will have a pecuniary
interest in a matter because of the pecuniary interest of your spouse or your de facto
partner or your relative or because your business partner or employer has a
pecuniary interest. You will also have a pecuniary interest in a matter because you,
your nominee, your business partner or your employer is a member of a company or
other body that has a pecuniary interest in the matter.

“Relative” is defined by clause 4.4 of the Model Code of Conduct as meaning your,
your spouse’s or your de facto partner’s parent, grandparent, brother, sister, uncle,
aunt, nephew, niece, lineal descendant or adopted child and the spouse or de facto
partner of any of those persons.

You must not make a special disclosure that you know or ought reasonably to know
is false or misleading in a material particular. Complaints about breaches of these
requirements are to be referred to the Office of Local Government and may result in
disciplinary action by the Chief Executive of the Office of Local Government or the
NSW Civil and Administrative Tribunal.

This form must be completed by you before the commencement of the council or
council committee meeting at which the special disclosure is being made. The
completed form must be tabled at the meeting. Everyone is entitled to inspect it. The
special disclosure must be recorded in the minutes of the meeting.

! Clause 4.1 of the Model Code of Conduct provides that a pecuniary interest is an interest that a person has in a
matter because of a reasonable likelihood or expectation of appreciable financial gain or loss to the person. A person
does not have a pecuniary interest in a matter if the interest is so remote or insignificant that it could not reasonably
be regarded as likely to influence any decision the person might make in relation to the matter, or if the interest is of a
kind specified in clause 4.6 of the Model Code of Conduct.

2 A pecuniary interest may arise by way of a change of permissible use of land adjoining, adjacent to or in proximity to
land in which a councillor or a person, company or body referred to in clause 4.3 of the Model Code of Conduct has a
proprietary interest
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

ltem: 05

Subject: DA2018 - 837.1 ALTERATIONS AND ADDITIONS TO DWELLING AT
LOT 373 DP 236950, NO 39 VENDUL CRESCENT, PORT MACQUARIE

Report Author: Development Assessment Planner, Chris Gardiner

Applicant: M R Nocelli
Owner: M R Nocelli
Estimated Cost:  $60,000
Parcel no: 24370

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That DA2018 - 837.1 for Additions to Dwelling at Lot 373, DP 236950, No. 39
Vendul Crescent, Port Macquarie, be determined by granting consent subject
to the recommended conditions.

Executive Summary

This report considers a development application for alterations and additions to a
dwelling at the subject site and provides an assessment of the application in
accordance with the Environmental Planning and Assessment Act 1979.

Following exhibition of the application on three occasions, seven (7) submissions
were received.

Through the assessment process, the proposal has been amended significantly from
a first floor addition above the garage, to the conversion of ground floor area within
the existing garage.

The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls. The development is not considered
to be contrary to the public's interest and will not result a significant adverse social,
environmental or economic impact.

This report recommends that the development application be approved subject to the
attached conditions.

1. BACKGROUND

4
(]
>
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Existing Sites Features and Surrounding Development
The site has an area of 714.5m?.

The site is zoned R1 General Residential in accordance with the Port Macquarie-
Hastings Local Environmental Plan 2011, as shown in the following zoning plan:

P, D 1
\ & A"_ - ".\L —

The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:
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2. DESCRIPTION OF DEVELOPMENT

The original proposal submitted included a first floor addition above the existing
detached garage. However, through the assessment process the development has
been amended to the conversion of part of the existing detached garage to a studio.

Refer to Attachment 2 at the end of this report for plans of the proposed
development.

Application Chronology

11 October 2018 - Application lodged.

18 October 2018 to 31 October 2018 - Neighbour notification.

2 January 2019 - Additional information requested.

27 February 2019 - Additional information submitted.

21 March 2019 - Further additional information including amended plans and

Clause 4.6 objection submitted.

e 27 March 2019 to 9 April 2019 - Application re-notified with additional information
and amended plans.

e 29 April 2019 - Applicant requested that the item be withdrawn from the agenda
of the Development Assessment Panel meeting scheduled for 8 May 2019 to
allow for consideration of a re-design.

o 3 December 2019 - Amended plans and additional information submitted by
Applicant.

e 9 December 2019 to 23 December 2019 - Application re-notified with additional
information and amended plans.

e 28 January 2020 - Further minor amendments made to plans.

3. STATUTORY ASSESSMENT

Section 4.15(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which

the development application relates:

(@) The provisions (where applicable) of:
(i)  Any Environmental Planning Instrument

State Environmental Planning Policy No. 55 — Remediation of Land

Following an inspection of the site and a search of Council records, the subject land
is not identified as being potentially contaminated and is suitable for the intended
use.

State Environmental Planning Policy No. 62 — Sustainable Aquaculture

Given the nature of the proposed development and proposed stormwater controls the

proposal will be unlikely to have any adverse impact on existing aquaculture
industries.
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State Environmental Planning Policy (Coastal Management) 2018

The site is located within a coastal use area and the proximity area for littoral
rainforest.

In accordance with clause 7, this SEPP prevails over the Port Macquarie-Hastings
LEP 2011 in the event of any inconsistency.

Having regard to clause 11 of the SEPP, the proposal is not considered likely to
significantly impact on the biophysical, hydrological or ecological integrity of the
adjacent littoral rainforest.

Having regard to clause 14 of the SEPP the proposed development is not considered

likely to result in any of the following:

a) any adverse impact on existing, safe access to and along the foreshore, beach,
headland or rock platform for members of the public, including persons with a
disability;

b) any adverse impact on Aboriginal cultural heritage, practices and places;

c) any adverse impacts on the cultural and built environment heritage;

d) any adverse impact on the visual amenity and scenic qualities of the coast,
including coastal headlands;

e) overshadowing, wind funnelling and the loss of views from public places to
foreshores;

The bulk, scale and size of the proposed development is compatible with the
surrounding coastal and built environment. The site is predominately cleared and
located within an area zoned for residential purposes.

State Environmental Planning Policy (Building Sustainability Index: BASIX)
2004

A BASIX certificate has been submitted demonstrating that the proposal will comply
with the requirements of the SEPP. It is recommended that a condition be imposed to
ensure that the commitments are incorporated into the development and certified at
Occupation Certificate stage.

Port Macquarie-Hastings Local Environmental Plan 2011

The proposal is consistent with the LEP having regard to the following:

o Clause 2.2 - The subject site is zoned R1 General Residential. In accordance
with clause 2.3(1) and the R1 zone landuse table, the dwelling house is a
permissible landuse with consent.

Noting that the plans show a sink and bench area that could potentially be converted
to a kitchen, a condition is recommended requiring the sink to be deleted from the
Construction Certificate plans and prohibiting the use of the studio as a secondary
dwelling.

The objectives of the R1 zone are as follows:
o To provide for the housing needs of the community.
o To provide for a variety of housing types and densities.
o To enable other land uses that provide facilities or services to meet the day to
day needs of residents.
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Clause 2.3(2) - The proposal is consistent with the zone objectives as it is a
permissible landuse and consistent with the established residential locality.

Clause 2.7 - The demolition requires consent as it does not fit within the
provisions of SEPP (Exempt and Complying Development Codes) 2008.

Clause 4.3 - The maximum overall height of the new building work above
ground level (existing) is 5.52m, which complies with the standard height limit
of 8.5m applying to the site.

Clause 4.4 - The proposal relates to the conversion of existing floor area within
the garage and would not result in any increase in the existing floor space ratio.

Clause 4.6 — The original submitted application included a first floor addition
above the garage, which resulted in the floor space ratio (FSR) exceeding
0.65:1. A written request was submitted by the Applicant with the original
application. The Applicant’s case was that compliance with the standard is
unnecessary in the circumstances of the case as the proposed development is
consistent with the objectives of the standard in Clause 4.4 of the LEP for the
following reasons:

o The development would be compatible with the bulk and scale of existing
development in the locality;

o The development would not result in any significant increase in vehicular
or pedestrian traffic;

o The major bulk and scale of the existing development is located towards
the north of the site and a first floor addition in the south-east corner
would not substantially alter the perceived bulk and scale of the overall
development;

o Site amalgamation for increased building height is not contemplated in
this particular location;

o The proposed addition is obscured from view from a humber of nearby
properties and parts of the public road by existing topography, buildings,
and vegetation;

o The design approach and materials proposed to be used will provide for a
high quality development for the foreseeable future;

o) The proposal is consistent with relevant bulk and scale controls in DCP
2013.

The written request also submitted that compliance with the development standard is
unreasonable in the context that the development standard does not respond to the
particular geographical, physical and historical characteristics of the subject site and
adjoining and adjacent land.

However, the proposal has been significantly amended through the assessment
process and no longer involves any increase in the existing FSR. The application no
longer relies upon the provisions of Clause 4.6.

Clause 5.10 — Heritage. The site does not contain or adjoin any known heritage
items or sites of significance.

Clause 7.13 - Satisfactory arrangements are in place for provision of essential
services including water supply, electricity supply, sewer infrastructure,
stormwater drainage and suitable road access to service the development.
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(i)  Any draft instruments that apply to the site or are on exhibition

No draft instruments apply to the site.

(i)  Any Development Control Plan in force

Port Macquarie-Hastings Development Control Plan 2013

DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development

Requirements

Proposed

Complies

3.2.2.1

Ancillary development:

* 4.8m max. height

« Single storey

* 60m2 max. area

» 100m2 for lots >900m2

» 24 degree max. roof pitch

* Not located in front setback

None proposed.

N/A

3.2.2.2

Articulation zone:
* Min. 3m front setback
+ An entry feature or portico

* A balcony, deck, patio,
pergola, terrace or verandah

* A window box treatment

* A bay window or similar
feature

* An awning or other feature
over a window

* A sun shading feature

No works proposed in
articulation zone.

N/A

Front setback (Residential not
R5 zone):

* Min. 6.0m classified road

* Min. 4.5m local road or within
20% of adjoining dwelling if
on corner lot

* Min. 3.0m secondary road

* Min. 2.0m Laneway

Front wall of addition
minimum 3.9m from
secondary road
boundary.

Yes

3.2.24

4m min. rear setback. Variation
subject to site analysis and
provision of private open space

Not applicable. The site is
a corner lot.

N/A

3.2.2.5

Side setbacks:

» Ground floor = min. 0.9m

* First floors & above = min. 3m
setback or where it can be
demonstrated that
overshadowing not adverse =
0.9m min.

+ Building wall set in and out

The minimum side
setback requirements are
complied with for the
additions.

The upper floor side
setback is proposed to be
less than 3m and the
Applicant has submitted

Yes
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DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development
Requirements Proposed Complies
every 12m by 0.5m shadow diagrams
demonstrating that
building additions would
not overshadow primary
living areas or private
open space for more than
3 hours between 9.00am
and 3.00pm on 21 June.
The articulation of the
new section of building
wall is compliant.
3.2.2.6 | 35m2 min. private open space | The existing dwelling Yes
area including a useable 4x4m | contains 35m? open
min. area which has 5% max. | Space in one area
grade including a useable 4m x
4m space. The proposed
alterations and additions
would not compromise
this area.
3.2.2.7 | Front fences: No new front fences N/A
« If solid 1.2m max height and | proposed.
front setback 1.0m with
landscaping
» 3x3m min. splay for corner
sites
* Fences >1.2m to be 1.8m
max. height for 50% or 6.0m
max. length of street frontage
with 25% openings
* 0.9x0.9m splays adjoining
driveway entrances
3.2.2.8 | Front fences and walls to have | No new front fences N/A
complimentary materials to proposed.
context
No chain wire, solid timber,
masonry or solid steel front
fences
3.2.2.10 | Privacy: The development will not | yes
« Direct views between living compromise privacy in
areas of adjacent dwellings | the area. The southern
screened when within 9m ground floor wall has no
radius of any part of window | @Penings and the window
of adjacent dwelling and in the southern wall of the :
within 12m of private open addition is to a void -_
space areas of adjacent space where there would PORT MACQUARIE
dwellings. ie. 1.8m fence or | D€ NO potential views into HASTINGS
privacy screening which has | n€ighbouring property. coumernt
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DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development

Requirements Proposed Complies
25% max. openings and is
permanently fixed
* Privacy screen required if
floor level > 1m height,
window side/rear setback
(other than bedroom) is less
than 3m and sill height less
than 1.5m
* Privacy screens provided to
balconies/verandahs etc
which have <3m side/rear
setback and floor level height
>1lm
3.2.2.11 | Roof terraces N/A
3.2.2.13 | Jetties and boat ramps N/A
onward
S
DCP 2013: General Provisions
Requirements Proposed Complies
2.7.2.2 | Design addresses generic No concealment or Yes
principles of Crime Prevention | entrapment areas
Through Environmental Design | proposed. Adequate
guideline casual surveillance
available.
2.3.3.1 |Cutand fill 1.0m max. 1m Cut and fill <1.0m change | Yes
outside the perimeter of the 1m outside the perimeter
external building walls of the external building
walls
2.3.3.2 | 1m max. height retaining walls | None proposed N/A
along road frontage
Any retaining wall >1.0 in No retaining wall likely Yes
height to be certified by >1m.
structure engineer
Combination of retaining wall No retaining wall front N/A
and front fence height max fence combination
1.8m, max length 6.0m or 30% | proposed.
of frontage, fence component
25% transparent, and splay at
corners and adjacent to
driveway
2.3.3.8 | Removal of hollow bearing No trees proposed to be | N/A
trees removed.
2.6.3.1 | Tree removal (3m or higher No trees proposed to be | N/A
with 100m diameter trunk at 1m | removed.
above ground level and 3m
from external wall of existing
dwelling)
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DCP 2013: General Provisions
Requirements Proposed Complies
2.4.3 Bushfire risk, Acid sulphate Refer to main body of
soils, Flooding, Contamination, | report.
Airspace protection, Noise and
Stormwater
2.5.3.3 | Parking in accordance with More than 1 parking Yes
Table 2.5.1. space behind the building
1 space per single dwelling line has been provided
(behind building line). Parking | within the existing
for secondary dwelling optional. | dwelling. The proposal
includes retention of a
double garage forward of
the proposed studio.
2.5.3.11 | Section 94 contributions Refer to main body of
report.
2.5.3.14 | Sealed driveway surfaces Sealed driveways Yes
unless justified existing.

(ita) Any planning agreement that has been entered into under section 7.4, or
any draft planning agreement that a developer has offered to enter into
under section 7.4

No planning agreement has been offered or entered into relating to the site.

(iv) Any matters prescribed by the Regulations

Clause 92 - Demolition of buildings to AS 2601

Demolition of part of the existing building on the site is capable of compliance with
this Australian Standard and is recommended to be conditioned.

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:

The site has northerly and easterly street frontage orientation to Vendul Crescent.
Adjoining the site are a mix of two and three storey dwellings.

View Sharing

The highest part of the proposed roof space addition is predominantly below the level
of the existing retaining wall around the pool and courtyard area, and would not
adversely impact any existing significant views.

Access, Traffic and Transport

The proposal will be unlikely to have any adverse impacts in terms of access,
transport and traffic. The existing road network will satisfactorily cater for any
increase in traffic generation as a result of the development.

Water Supply Connection

The site has an existing water supply connection. New plumbing and drainage work e,

associated with the proposal will require Section 68 approval. An appropriate PORT MACQUARIE
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Sewer Connection

The site has an existing sewer connection. New plumbing and drainage work
associated with the proposal will require Section 68 approval. An appropriate
condition is recommended.

Stormwater
The proposal is an addition above an existing roofed area and is capable of being
connected to the existing stormwater drainage system.

Other Utilities
Telecommunication and electricity services are available to the site.

Heritage
This site does not contain or adjoin any known heritage item or site of significance.

Other land resources
The site is within an established urban context and will not sterilise any significant
mineral or agricultural resource.

Water cycle
The proposed development will be unlikely to have any adverse impacts on water
resources and the water cycle.

Soils

The proposed development will be unlikely to have any adverse impacts on soils in
terms of quality, erosion, stability and/or productivity subject to a standard condition
requiring erosion and sediment controls to be in place prior to and during
construction.

Air and microclimate

The construction and/or operations of the proposed development will be unlikely to
result in any adverse impacts on the existing air quality or result in any pollution.
Standard precautionary site management condition recommended.

Flora and fauna

Construction of the proposed development will not require any removal/clearing of
any significant vegetation and therefore will be unlikely to have any significant
adverse impacts on biodiversity or threatened species of flora and fauna. Part 7 of
the Biodiversity Conservation Act is considered to be satisfied.

Waste

Satisfactory arrangements are in place for proposed storage and collection of waste
and recyclables. No adverse impacts anticipated. Standard precautionary site
management condition recommended.

Energy
The proposal includes measures to address energy efficiency and will be required to
comply with the requirements of BASIX.

Noise and vibration
No adverse impacts anticipated. Condition recommended to restrict construction to
standard construction hours.

Bushfire
The site is identified as being bushfire prone.
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The Applicant has submitted a bushfire report prepared by David Pensini Building
Certification and Environmental Services.

An assessment of bushfire risk having regard to section 4.3.5 of Planning for Bushfire
Protection 2006 including vegetation classification and slope concludes that a
Bushfire Attack Level 12.5 shall be required.

Management of bushfire risk is acceptable subject to BAL construction levels being
implemented. An appropriate condition is recommended.

Safety, security and crime prevention

The proposed development will be unlikely to create any concealment/entrapment
areas or crime spots that would result in any identifiable loss of safety or reduction of
security in the immediate area.

Social impacts in the locality
Given the nature of the proposed development and its’ location the proposal is
unlikely to result in any adverse social impacts.

Economic impact in the locality

No adverse impacts. A likely positive impact is that the development will maintain
employment in the construction industry, which will lead to flow impacts such as
expenditure in the area.

Site design and internal design
The proposed development design satisfactorily responds to the site attributes and
will fit into the locality. No adverse impacts likely.

Construction
No potential adverse impacts identified to neighbouring properties with the
construction of the proposal.

<2

Cumulative impacts i
The proposed development is not expected to have any adverse cumulative impacts
on the natural or built environment or the social and economic attributes of the
locality.

(c) The suitability of the site for the development

The proposal will fit into the locality and the site attributes are conducive to the
proposed development.

Site constraints have been adequately addressed and appropriate conditions of
consent recommended.

(d) Any submissions made in accordance with this Act or the Regulations
Seven (7) written submissions were received following public exhibition of the

application on three occasions. Copies of the written submissions have been
provided separately to members of the DAP.

*fl
Key issues raised in the submissions received and comments are provided as PORT MACQUARIE
follows: cHgA§TJI>J(§S{
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Submission Issue/Summary

Planning Comment/Response

Loss of visual amenity for
residents of No. 37 Vendul
Crescent.

The highest part of the proposed roof space
addition (as amended) is predominantly below the
level of the existing retaining wall around the pool
and courtyard area, and would not adversely
impact any existing significant views.

A previous approval for
additions to the dwelling
resulted in subsequent
changes that impacted No 37
Vendul Crescent. Concern
that similar changes would
occur if this development is
approved.

If the development is granted consent, any
subsequent changes would be subject to further
assessment through a modification application.

The eastern elevation setback
is hon-compliant.

The plans have been amended and the new
building work now complies with the minimum 3m
setback to a secondary street. The garage within
the front setback area is an existing approved
building and is not proposed to be altered by the
development.

Existing parking spaces within
the residence are not used
and vehicles park on the
street.

Noted. The proposal includes retention of a double
garage in addition to the garage within the main
building, and exceeds the minimum parking
requirements of the DCP.

Why was the floor plan
redacted on the exhibited
plans?

At the time of natification it was Council practice
not to provide residential floor plans for privacy
and security reasons. However, amended plans
including floor plans have been re-notified.

The studio has been designed
as a small home for
permanent habitation and
would not comply with
Council’s requirements for
medium density dwellings.

The scale of the studio has been significantly
reduced from the original proposal, and conditions
have been recommended prohibiting the use of
the building as a secondary dwelling, or as short-
term holiday accommodation.

The house is situated on a
blind corner and backing out
of nearby driveways is difficult
with cars parked in the street.

The proposal would not alter existing driveway
locations or street parking. The proposal provides
off-street parking in excess of the DCP
requirements.

Loss of privacy to dwellings
on the lower side of the street.

The proposal has been amended and does not
include any windows or balcony facing the street.

The scale of the building is
imposing and it will be of out
character in the street.

The proposal has been scaled back significantly
and now only includes minor alterations to the roof
space above the existing garage to create a void
for light and ventilation to the proposed studio and
opportunities for hanging storage above vehicles
parked in the garage. This work is setback from
the street frontage and sits generally below the
existing retaining wall supporting the swimming
pool and courtyard. It is not considered that the
scale of the work will be imposing in the
streetscape.

Impacts on solar access to
adjoining dwelling at No 41
Vendul Crescent. Part of the

There is no record of an approval to convert part
of the garage at No 41 Vendul Crescent to a
habitable room. It is therefore considered that the

-0
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Submission Issue/Summary

Planning Comment/Response

garage has been converted to
an art and craft space and the
development would reduce
sunlight to the north-facing
window during winter.

approved use of the space remains as a garage.

The relevant test in the DCP is that adjoining
property primary living areas and primary private
open space areas should not be adversely
overshadowed for more than 3 hours between
9am and 3pm on 21 June. As the affected window
is a garage window, the proposal satisfies the
DCP provision.

The height of the garage was
originally restricted in
response to a submission
made on a previous
development application in
2002.

A new proposal can be considered on its merits
having regard to the current DCP provisions.

A previous proposal for a
granny flat above the garage
(part of DA2008 - 533) was
not supported by Council due
to the overshadowing of the
multi-purpose space at No 41
Vendul Crescent and this
creates a precedent to refuse
the current proposal.

The assessment report for DA2008 - 533 has
been reviewed and the reason that this part of the
proposal was not supported was due to the
construction of the first floor addition at a zero side
setback, and the associated visual impacts of the
structure on the adjoining property. The
assessment noted that the overshadowing impacts
were acceptable due to the affected room at No 41
Vendul Crescent being a garage.

The existing floor space of the
dwelling is not shown in the
application plans.

Amended plans have been submitted detailing this
information.

Compliance with the 0.65:1
floor space ratio standard
needs to be addressed in the
application.

The existing dwelling slightly exceeds the 0.65:1
floor space ratio (FSR) standard. However, the
proposal has demonstrated that the development
would not result in any increase in the existing
FSR.

Increased noise impacts on
neighbouring property.

The proposal has been amended to remove the
first floor addition, and the studio is now proposed
within the rear part of the existing garage at
ground floor level. There are no ground floor
windows in this part of the building.

Loss of privacy to residents of
No 41 Vendul Crescent.

The southern ground floor wall has no openings
and the window in the southern wall of the addition
is to a void space where there would be no
potential views into neighbouring property.

Part of the existing dwelling is
being used as AirBnB
accommodation. If the
addition is also used for a
similar purpose, it will result in
further demand for parking.

A condition has been recommended prohibiting
the use of the building for short-term/holiday
accommodation.

A whole floor of the existing
dwelling is currently being
rented for holiday
accommodation. Why is
additional residential floor
area necessary when there is

The proposal has been amended to utilise existing
floor space within the garage. There would be no
overall increase in floor area on the site.
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Submission Issue/Summary |Planning Comment/Response
space within the dwelling that
is being used for commercial
purposes?
The proposal exceeds the The application has been amended and no longer
LEP floor space ratio (FSR) involves the creation of any additional gross floor

standard and the Clause 4.6 | area. The Clause 4.6 objection to the FSR
objection does not adequately| development standard is no longer necessary.
justify the merits of the
variation.
Concerned that there might The proposal has been further amended to make
be an intention to internally the upper section a void.
modify the studio to enable
people to sleep in the upper
section.

(e) The Public Interest

The proposed development satisfies relevant planning controls and will not adversely
impact on the wider public interest.

4, DEVELOPMENT CONTRIBUTIONS APPLICABLE

Development contributions will not be required under S64/S7.11 as the proposal is
for alterations and additions to an existing dwelling.

5.  CONCLUSION AND STATEMENT OF REASON

The application has been assessed in accordance with Section 4.15 of the
Environmental Planning and Assessment Act 1979.

Issues raised during assessment and public exhibition of the application have been
considered in the assessment of the application. Where relevant, conditions have
been recommended to manage the impacts attributed to these issues.

The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls. The development is not considered
to be contrary to the public's interest and will not result a significant adverse social,
environmental or economic impact. It is recommended that the application be
approved, subject to the recommended conditions of consent provided in the
attachment section of this report.

Attachments

13. DA 2018 - 837.1 Recommended Conditions
20 . DA2018 - 837.1 Plans
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF

PROPOSED CONDITIONS - 2011

NOTE: THESE ARE DRAFT ONLY

DA NO: 2018/837 DATE: 31/01/2020

PRESCRIBED CONDITIONS

The development is to be undertaken in accordance with the prescribed conditions
of Part 6 - Division 8A of the Environmental Planning & Assessment Regulations

2000.

PRESCRIBED CONDITIONS

The development is to be undertaken in accordance with the prescribed conditions of
Part 6 - Division 8A of the Environmental Planning & Assessment Regulations 2000

A - GENERAL MATTERS

(1)

(2)

(3)

(4)

(AOO1) The development is to be carried out in accordance with the plans and
supporting documents set out in the following table, as stamped and returned
with this consent, except where modified by any conditions of this consent.

Plan / Supporting Reference Prepared by Date
Document

Plans D1142 Sheet 1-8 | Collins W Collins 24 January
Issue T Pty Ltd 2020

BASIX Certificate A327081_02 Collins W Collins 3 February
Pty Ltd 2020

In the event of any inconsistency between conditions of this development consent
and the plans/supporting documents referred to above, the conditions of this
development consent prevail.

(A002) No work shall'commence until a Construction Certificate has been issued
and the applicant-has notified Council of:

a. the appointment of a Principal Certifying Authority, and

b. the date on which work will commence.

Such notice shall include details of the Principal Certifying Authority and must be
submitted to Council at least two (2) days before work commences.

(AOO8) Any necessary alterations to, or relocations of, public utility services to be
carried out at no cost to council and in accordance with the requirements of the
relevant authority including the provision of easements over existing and
proposed public infrastructure.

(AD09) The development site is to be managed for the entirety of work in the
following manner:

1. Erosion and sediment controls are to be implemented to prevent sediment
from leaving the site. The controls are to be maintained until the development
is complete and the site stabilised with permanent vegetation;

2. Appropriate dust control measures;
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3. Building equipment and materials shall be contained wholly within the site
unless approval to use the road reserve has been obtained. Where work
adjoins the public domain. fencing is to be in place so as to prevent public
access to the site;

4. Building waste is to be managed via an appropriate receptacle;

5. Toilet facilities are to be provided on the work site at the rate of one toilet for
every 20 persons or partof 20 persons employed at the site.

6. Building work being limited to the following hours, unless otherwise permitted
by Council;

- Monday to Saturday from 7.00am to 6.00pm
- No work to be carried out on Sunday or public holidays

The builder to be responsible to instruct and control-his sub-contractors
regarding the hours of work.

B - PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

(1)

(2

(3)

(BOO1) Prior to release of the Construction Certificate, approval pursuant to
Section 68 of the Local Government Act, 1993 to carry out water supply and
sewerage works is to be obtained from Port Macquarie-Hastings Council_The
following is to be clearly illustrated on the site plan to accompany the application
for Section 68 approval:

e Position and depth of the sewer (including junction)

« Stormwater drainage termination point

e Easements

e Water main

e Proposed water meter location

(B0O46) The building shall be designed and constructed so as to comply with the
Bush Fire Attack (BAL) 12.5 requirements of Australian Standard 3959 and the
specifications and requirements of Planning for Bush Fire Protection. Details shall

be submitted to the Principal Certifying Authority with the application for
Construction Certificate demonstrating compliance with this requirement.

Please note: Compliance with the requirements of Planning for Bush Fire
Protection 2006 to prevail in the extent of any inconsistency with the Building
Code of Australia.

(B195) Prior to the issue of a Construction Certificate, amended plans shall be
submitted to the Principal Certifying Authority deleting the sink within the Studio.

C - PRIOR TO ANY WORK COMMENCING ON SITE

(1

(CO13) Where a sewer manhole and/or Vertical Inspection Shaft (VIS) exists within
a property, access to the manhole/VIS shall be made available at all times.
Before during and after construction, the sewer manhole/VIS must not be buried,
damaged or act as a stormwater collection pit. Mo structures, including retaining
walls, shall be erected within 1.0 metre of the sewer manhole or located so as to
prevent access to the manhole.

D - DURING WORK

(1)

(2)

(DO0OBG) A copy of the current stamped approved construction plans must be kept
on site for the duration of site works and be made available upon requestto either
the Principal Certifying Authority or an officer of the Council.

(D029) Any demolition work shall be carried outin accordance with Australian
Standard AS 2601-1991: The Demolition of Structures. No demolition materials
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shall be burnt or buried on site. The person responsible for the demolition works
shall ensure that all vehicles leaving the site carrying demolition materials have
their loads covered and do not track soil or waste materials onto the road. Should
the demolition works obstruct or inconvenience pedestrian or vehicular traffic on
an adjoining public road or reserve, separate application shall be made to Council
to enclose the public place with a hoarding fence.

Should asbestos be present, its removal shall be carried out in accordance with
the National OH&S Committee - Code of Practice for Safe Removal of Asbestos
and Code of Practice for the Management and Control of Asbestos in Workplaces.

E - PRIOR TO OCCUPATION OR THE ISSUE OF OCCUPATION CERTIFICATE

(1

(2)

(3)

(E001) The premises shall not be occupied or used in whole orin part until an
Occupation Certificate has been issued by the Principal Certifying Authority.

(EO5 1) Prior to occupation or the issuing of any Occupation Certificate a section
68 Certificate of Completion shall be obtained from Port Macquarie-Hastings
Council.

(E0O58) Written confirmation being provided to the Principal Certifying Authority
(PCA) from any properly qualified person (eg the builder), stating that all
commitments made as part of the BASIX Certificate-have been completed in
accordance with the certificate.

F - OCCUPATION OF THE SITE

(1)

(2

(FOO4) The dwelling (as altered) is approved for permanent residential use and
not for short term tourist and visitor accommodation.

(FO35) The consent only permits the use of the premises (as altered) as a single
dwelling and does not permit the adaption or use of the building so as to create a
second occupancy.
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BENEATH. BEDROOM WINDOWS ARE TO COMPLY WITH BCA
VOL 2 PART3825

WINDOWS AND GLAZING TO COMPLY WITH:
AS 4055 - WIND LOADS FOR HOUSING
AS 1288 - GLASS IN BUILDING - SELECTION & INSTALLATION
AS 2047 - WINDOWS & EXTERNAL DOORS N BUILDING
AS 1170-Part 2. WIND ACTIONS
AS 3959 : CONSTRUCTION OF BULDINGS N BUSHFRE
PRONE AREAS
THE STANDARDS REFERRED ABOVE ARE THE VERSION
ADOPTED 8Y BCA AT THE TIME THE RELEVANT
CONSTRUCTION CERTIF ICATE OR COMPLYING
DEVELOPMENT CERTIFICATE APPLICATION 1S MADE

BAL= 125
WINDOW GLAZING SCHEDULE PLEASE REFER TO BUSHFIRE REPORT

ROOM [ HEIGHT | WIDTH | TYPE [ CONST_ | GLAZING BY DAVID PENSINI

STUDIO 720 157 OPERABLE VELUX SKYLIGHT |ALUMINIUM | STANDARD CEILING PENETRATION - APPROVED NON-.VENTILATED COVER
STUDIO 720 1157 OPERABLE VELUX SKYLIGHT |ALUMINIUM | STANDARD OR SHIELD IS TO BE INSTALLED TO ALL RECESSED LIGHTING
STUDIO VOID 500 2400 SUDING ALUMINIUM | STANDARD AND EXHAUST FANS TO ALLOW INSULATION TO BE CLOSELY

STUDIOVOID | 1395 546 | OPERABLE VELUX SKYLIGHT |ALUMINIUM | STANDARD HSIALLED 1O ITE IR AND SIDES DFTHE LIGHT OR DXHALST
STUDIOVOD | 1395 546 | OPERABLE VELUX SKYLIGHT |ALUMINIUM | STANDARD

CHECK ALL DIMENSIONS ON SITE. THIS DRAWING IS
TO BE READ IN CONJUNCTION WITH ALL RELEVANT
CONTRACTS, SPECIFICATIONS, REPORTS,
DRAWINGS, ENGINEERING & COUNCIL APPROVALS

PROJECT

SECTIONS & GLAZING | DRAWING REVISIONS + NOTES
ALTERATIONS & ADDITIONS SCHEDOLE = T
© 40F1 21.01.19 | FSR OF EXISTING
SHEET. OF10  I'scae: 1:100 14.03.19 | CHANGES - SHADOWS / ROOF
l I H | I H STREET NAME: VENDUL, PORT MACQUARIE SHEET SZE | A3 03.06.19 | CHANGES - REDESIGN

collinswcollins STARTDATE | 010678 |26 1119 | STUDIO FALLS IN EXISTING FSR & NOT ADDITIONAL

- NG Dt NER 21.01.20 | MEZZ REMOVED & VOID ADDED

= e e CLIENT: T & M NOCELLI DWG No 24.01.20 | DAPLANS

3
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EXISTING STRUCTURE SHADOW

SHADOW DIAGRAM

WINTER SOLSTICE SAM

7

SCALE 1:300

SHADOW DIAGRAM

EXISTING STRUCTURE SHADOW

SCALE 1:300

WINTER SOLSTICE 12PM

EXISTING STRUCTURE SHADOW

scALE 130 ™= == EXISTING SHADOW LINE

SHADOW DIAGRAM
WINTER SOLSTICE 3PM

PROPOSED PREVIOUS SHADOW LINE
PRIOR TO ROOF CHANGE

DRAWING REVISIONS + NOTES
Detai

FSR OF EXISTING
CHANGES - SHADOWS / ROOF

CHANGES - REDESIGN

PROJECT
ALTERATIONS & ADDITIONS SHADOWS
LOT No 373__ DP No. 236950 =
STREET No: 39 SHEET. SOF10 T 1:200
H H STREET NAME: VENDUL, PORT MACQUARIE SHEET SZE. | A3
collinswcollins SerrsE
= 16 DESIGNER CLIENT T & M NOCELLI DWG No:

STUDIO FALLS IN EXISTING FSR & NOT ADDITIONA|
MEZZ REMOVED & VOID ADDED
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SHADOW DIAGRAM SCALE NTS
SPRING EQUINOX 9AM

SHADOW DIAGRAM SCALE NTS

SPRING EQUINOX 12PM

SHADOW DIAGRAM SCALE NTS
SPRING EQUINOX 3PM

PROJI

ECT:

ALTERATIONS & ADDITIONS SHADOWS DRAING REVISIONS 1 NOTES
LOT No: 373 DP No: 236950 > FSR OF EXISTING
STREET No: 39 SHEET: SAQF19 SCALE: 1:100 CHANGES - SHADOWS / ROOF MS

co | | ' nswco | | | ns STREET NAME: VENDUL, PORT MACQUARIE SHEET SZE. | A3 CHANGES - REDESIGN AE

STUDIO FALLS IN EXISTING FSR & NOT ADDITIONA|
START.DATE i MEZZ REMOVED & VOID ADDED
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or transentied i any form o by mears, sectone, meshancal,
photocopying, Secrding o cthenwise, WEROUL the prior pamission

of e copyright hoiders.
DONOT SCALE from thvs drawing. CONTRACTOR 150
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SHADOW DIAGRAM SCALE NTS
SUMMER SOLSTICE 9AM

SHADOW DIAGRAM SCALE NTS

SUMMER SOLSTICE 12PM

SHADOW DIAGRAM SCALE NTS
SUMMER SOLSTICE 3PM

PROJECT.
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SHADOW DIAGRAM

AUTUMN EQUINOX 9AM

SHADOW DIAGRAM

SCALE NTS

AUTUMN EQUINOX 3PM

collinswcollins

SHADOW DIAGRAM

Note: Capyrght ® 2020 Coling. w Coies PTY LTD
AL ights reseryed. N part of this driweng may be reprduced

or transmtied in amy form or by means, S

phatocopyng. recording or otherwise. Whout the prior pemmsion
af the copyright holders

DO NOT SCALE fram #is dewwing CONTRACTOR & 1o
check el the e job prior 1o

hop drawings or tabricaton. Any discrepancies are 1o be refened
1o wor

SCALE NTS

AUTUMN EQUINOX 12PM

DRAWING REVISIONS + NOTES

PROJECT
ALTERATIONS & ADDITIONS SHADOWS
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THESE NOTES MUST BE READ AND UNDERSTOOD BY ALL INVOLVED IN THE PROJECT.

THIS INCLUDES (but is not limited to): OWNER, BUILDER, SUB-CONTRACTORS, CONSULTANTS, RENOVATORS,

OPERATORS, MAINTENORS, DEMOLISHERS.

BUILDING SPECIFICATIONS FOR CLASS 1 AND 10
BUILDINGS

Al works to be completed in accordance with the current
version of the National Construction Code Series, inciuding
Buiding Code of Australia (BCA), Volume 2 and the Plumbing
Code of Australia (PCA), Volume 3 as applicable.

All Australian Standards lisied are the versions that have been
adopted by the relevant version of the National Construction
Code Series al the time of Construction Certificate or Complying
Development Cestificate Appiication

STRUCTURAL PROVISIONS

Structural Design Manuals — is satisfied by complying with
a)3.03,304,3.050fthe BCA: of

b) the relevant provisions of other Parts of Section 3 of the
Housing Provisions of the BCA refaing 1o structural elements; or
€) any combination thereof.

3.0.5 - Stuctural Software — Must comply with the Australian
Buiding Codes Board (ABCB) Protocol for Structural Software
andPant 3402 ofthe BCA

SITE PREPARATION

Earthworks - Earthworks are to be undertaken in accordance
with Part 3.1.1 of the BCA

Earth Retaining structures (ie. retaining walls & batter) to be in
accordance with AS4678

Drainage — Stormwater drainage is to be undertaken in
accordance with AS/NZS 3500.3, or, the Acceptable
Construction Practice as detailed in Part 3.1.3 of the BCA
Temite Risk Management — Where a primary building element is
considered susceplible o termite attack the bullding shall be
protected in accordance with the following

@) AS 3600.1, and

b) A durable notice is permanently fixed o the buliding in a
prominent location, such as in a meter box or the like, Including
the details isted in Part 3.1.4.4 of the BCA.

€) The Acceptable Construction Practice as detalled in
accordance with Part 3.1.4 of he BCA.

FOOTINGS AND SLABS

The footing or Siab Is to be constructed In accordance with AS

2870, except that for the purposes of Clause 5.3.3.1 of AS

2870, a damp-proofing membrane is required 1o be provided, of,

g Acceptable Construction Practice detaled in Part 3.2 of the
A

Piled foctings are to be designed in accordance with AS 2159

MASONRY
Unreinforced Masonry — to be designed and constructed in
accordance with;

a) AS 3700; or

b) AS 4773 Parts 1 and 2

Reinforced Masonry —to be designed and constructed in
accordance with;

a) AS 3700, or

b) AS 4773 parts 1 and 2

Masonry Accessories ~ o be constructed and nstalled in
accordance with;

a) AS 3700; or
b) AS 4773 Parts 1 and 2

Weatherproafing of Masonry

This Part applies to an extemal wall (including the junction
between the wall and any window or door) of a Class 1
Buiding

This Part does not apply to any Class 10 buikding except where
its consfruction contributes to the weatherproofing of the Class
1 busiding

The weatherproofing of masorvy Is to be camied out in
accordance with

a) AS 3700, except as provided for by Part 3.3.2.0 (a), or

D) AS 4773 Part2 1and 2

FRAMING

Sub-Floor Ventitason — Is to comply with the Acceptable
Construction Practice of Part 3.4.1 of the BCA.

Steel Framing - is to be designed and constructed in
accordance with the Acceptable Consltruction Practice of Part
3.4.2of the BCA, or, one of the following manuals:

a) Steel structures: AS 4100

b) Cold-formed steel structures: ASINZS4600.

) Residential and low-rise steef framing: NASH Standard
Timber Framing - is to be designed and constructed in
accordance with the following, as appropriate:

Steel s to be designed and constructed in
accordance with the Acceptable Construction Practice of Part
3.4.4 of the BCA, or, one of the following manuals:

a) Steel Structures: AS 4100.

b) Cold-formed steel structures: ASNZS 4600

ROOF AND WALL CLADDING

Roof Cladding - is to comply with the Acceptable Constuction
Practice of Part 3.5.1 of the BCA, or, one of the following

a) Roofing ties: Part 3.5.1 BCA - AS2050.

b) Metal Roof Cladding: Part 3.5.1 BCA - AS1562 1

) Plastic sheet roofing AS/NZS 4256 Parts 1,2, 3 and 5, and
AS/NZS 1562.3.

Gutters and Downpipes — are to be designed and constructed
in accordance with the Acceptable Construction Practice of
Part 3.5.3 of the BCA, or, AS/NZS 3500.3 - Stormwaler
dralnage.

Timber & Composite Wall Cladding — to be designed and
constructed in accordance with Acceptabie Construction
Practice of Part 3.5.4 of the BCA.

Autoclaved Aerated Concrete to AS5146.1

Metal wall cladding 1o be designed and constructed in
accordance With AS 1562.1

GLAZING

Glazing - to be designed and constructed in accordance with
the Acceptable Constuction Practice of Part 3.6.1 of the BCA,
or, one of the following manuals as applicable under Part 3.6.0
BCA

a)AS 2047

b) AS 1288

FIRE SAFETY

Fire Hazard properties of materials to comply with Part 37.1 of

the BCA.

;lée Separation of external walls to comply with Part 3.7.2 of the
A

Fire Separation of separating walls & floors to comply with Part
3.7.3 of the BCA

Fire Separation of garage top dwelling to comply with Part
NSW 1.1 of the BCA.

BcSmoke Alarms & Evacuation lignting to comply Part 3.75 of the

A
BUSHFIRE AREAS

Bushfire Areas — This section reiates 10

a) A Class 1 building; or

b) A Class 10a buiding or deck associated with a Class 1
buid!

ing,
If it is constructed in accordance with the following:
€) AS 3959, except as amended by planning for bushfire
protection and, except for Section 9 Construction for Bushfire
Attack Level FZ (BAL-FZ). Bulldings subject to BAL-FZ must
comply with specific condiions of development consent for
construction at this levet or
d) The requirements of (c) above as modified by the
development consent following consuitation with the NSW
Rural Fire Service undersection 798A of the Environmental
Planning and Assessment Act 1979, or
€) The requirements of (c) above as modified by the
development consent with a bushfire safety authority issued
under section 1008 of the Rural Fire Act for the purposes of
integrated development.

Alpine Areas — to be constructed in accordance with the
Acceptable Constructon Practice of Part 3.10.4 of the BCA If
located in an alpine area

HEALTH AND AMENITY

Wet Areas and External Waterproofing — bullding elements in
wet areas within a buildng must:

a) Be waterproof or water resistant in accordance with Table
3.8.1.1 of the BCA; and

b) Comply with AS 3740.

Room Heights — are to be constructed in accordance with the
Acceptable Construction Practice of Part 3.8.2 of he BCA.
Facilities — are to be constructed In accordance with Acceptable
Practice of Part 3.8.3 of the BCA.

Light ~ i 1o be provided in accordance with the Acceptable
Construction Practice of Part 384 of he BCA.

Ventilation — s to be provided in accordance with the
Acceptable Construchion Practice of Part 3.8.5 of the BCA.
Sound Insuation — (only appiies 1o a separating wal between
two or more ciass 1 bulldings) Is to be provided in accordance
with the Acceptable Construction Practice of Part 38 6 of the
BCA.

Condensation Management to be provided in accordance with
ACP Part 38.7 BCA.

SAFE MOVEMENT AND ACCESS

Star Construction — o be constructed and instalied in
accordance with the Acceptable Construction Practice of Part
3.910fthe BCA

Barriers and Handrais — 1o be constructed and installed in
accordance with the Acceptable Construction Practice of Part
3.9.20f the BCA.

Protection of openable windows to Part 3.9.2 of the BCA.
ANCILLARY PROVISIONS & ADDITIONAL

CONSTRUCTION REQUIREMENTS

3.10.1 - Swimming Pools

Swimming Pool Access —to be designed and installed in

accordance with the Poals Act 1992, Swmming

Pool Regulation 2018 and AS 1926 Parts 1 and 2

Swimming Pool Water recircuiaton Systems —is lo be

designed and constructed in accordance with AS1926.3.

High Wind Areas - Applies to a region that is subject to design

wind speeds more than N3 or C1 (See table 1.1.1 of the BCA),

To be constructed in accordance with one or more of the

relevant manuals of Part 3.10.1 of the BCA

3.10.2 - Earthquake Areas subject to *seismic activity” 1o be

construded in accordance with Part 3.0 BCA.

3.10.3 - Flood Hazard Areas — applies to areas on a site

(weather or not mapped) encompassing the land lower than the

flood hazard level (as defined by the BCA) which has been

determined by the appropriate authority (statutory authority),

are to be constructed in accordance with the ABCB Standard

for Construction of Buidings in Flood Hazard Areas

3.10.4 - Construction "Alpine Areas" in accordance with Part

3.104

3.105 - Construction in Bushfire Prone Areas in accordance

with Part 3.105.

3.10.6 - Attachment of Decks & Balconles to external walls of

buildings to be in accordance with the acceptable construdtion

practice of Part 3.10 6 of the BCA, or alternatively be engineer
jesigned n accordance with Part 3.0 of the BCA.

3.10.7 - Boilers, Pressure Vessels, Heating Applicances, Fire

Places, Chimneys & Flues 1o be in accordance with Part 3.10.7

ofthe BCA.

ENERGY EFFICIENCY

Energy Effigency - to comply with the measures contained in

the relevant BASIX certificate, and the requirements of NSW

parts3.12.1,3123& 3.12.50f the BCA

DRAWING REVISIONS + NOTES

Detai
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SECTIONSCON

STRUCTIONFORBUSHFIRE
ATTACKLEVEL 1]

12.5(BAL=12.5
5.1 GENI

() metal; or

() bushfre-resisting timber (see A

a limber rmnnamaﬂnpmnﬂﬂ Apoame
552 Windova
wmmsmwwmmmmmm:

ERAL
A mgnr;; assessed n Section 2 as being BAL—12
and

Clauses 5210 5.8

NOTE: There are a number of Standands hal speciy fequirements for
conainuchion; however, where inta Standard docs not provide
construcon requirements for a parbicular element, the ther

Standarcs apply.

Anyy element of construction of syslem that satisfies the lest crileria of
A5 153081 May DE LB N Ik Of NG SPRICIDIE TEQUIBMENts
contained in Clauses 5.2 to 5.8 (see Clause 3.8).

NOTE: BAL—12.5 |3 prmarily CONCEmed Wit profection fiom

aftack and radiant heat up 1o and induding 12. S!Mn?\nﬁem\hesh
18 Je58 N 100 M M the S0UTCE Of DUSTINe Bltack.

NSWRURAL FIRE SERVICE ADDENDUNM: APPENDIX 3
“7.2 SUBFLOOR SUPPORTS

This Standasd does not provide construction requirements for subfioor
BUPPOTE Where the aubfloor apace i endoeed wih—

a_awall that complies with . (Clause 5.4 or 6.4 as appropriate);

o

b. a mesh or perforated sheet with a maximum aperture of 2 mm, made
of comosion resistant sieel, bronze of aluminium; o
©. a combinaticn of Bems (a) and (b} above.

Where the subfioor space is unenclosed, the support posts, columns,
dunos. mmmmlbe—

[|)ofbu!l‘ﬁu|_-luing hnhu |=e Appendix F), or
a combination of ems (1) and (i) above

NOTE: This requrement applles to the principal bulding only and not
Io verandas, decks, ¢leps, amps and landings (see Clause 7.7).°

APPENDIX 3

T:?IEnclmodem

This Standasd does not provide construction rquirements for slevated
foors, inclading bearers, joists and fioaning, where the subficor space
is endosed with—

a2 wall that comples with ..
6.4 25 appropriate). or

b a mesh or perforated shest with 8 maximum aperure of 2 mm, made
of comosion resistant siesl, or aleminium; or

©. & combination of Rem (3) and (b) abave.

[Clause 54 or

7.3.2.2 Unenciosed sublioor space

Vihere the subfioor space is unenciosed, he bearers, joists and
fiooring, less than 400 mm above finshed ground level, shal be one of
e Tollowing:

2 Materials that comply with the folowing:
(i) Bearers and sty shal be—
A NON-COMDUSLIIE; 0

B wvnwmnql see Appenda: F or

C ammo{lmmwmrme

(9 Floanng shall be—

A noncombustible, or

B, bushfire-resisting timber (see Appends:

€. timber (ofher than bushfresesisiing timber), particleboard or
flaaring

piywood where the umerunemmwm\mrg.ﬂypg
miateial o mineral wool insul ation,
D.a combination of any of Hems (A), caja{clam or

b Asystem complying with AS 1530.8.1

This Standard does not provide consiruction rquirments for
elements of elevated ficors, ncluding bearers, joists and ficoring, if the
underside of the slement (s 400 mm or mone

above frished ground level *

5.4 EXTERNAL WALLS
5.4.1 Walls

of an extemal wall surface that is less than 400 men from the
ground or less than 400 mm abave decks, camort roafs, awnings and
similar elements or Htings having an angle less than 18 degrees to the
herizontal and exisnding more than 110 men in width from the wal (see
Figure [13, Appendix D) shall be of—
(8] non-combustble matedsl, or
(6] fibre-cement external cladding. 3 mmun Ol'Emmn Fhickness; of
(€} ushlire-resisting timber [ses
(d) a timber species a3 speciied mFa!WE‘ Appendn: E; or
s of any of ltema (a), (t), (=) or (d) abeve.
There are no requirements for extermal wall surfaces 400 mm of mare
rom the ground or for extemal wall sutaces 400 mm of more above

than 110 mm in width from the wall (see Figure D3, Appendix D).

54,2 Joints

Nlpnl.a in the external surface material of walls shall be covered,
ed, ovenapped, backed or butjonted to prevent gaps greaser

|h-n 3 mm. Alterratively, sarking-type material may be applied over

he cuter face of the frame prior to fiang any extemal dadding

5.4.3 Vents and weepholes

Varts and weephales |newﬂdwhﬂ|ﬂb¢ﬂm wih a mesh

with a maximum aperture of 2 mm, made istant steel

(@) They shall @ bushfire shutser that
mlmies with Clause 5.5.1.

mm\er shall be completely prolected xernally by screens that
camply wih Clauae 5.5.14.
or

PAGE #4
() They shall comply with The Sollowing:

) For window assemblies less than 400 men from the ground or ks
han 400 mm above Jecks, Carport roofs, Fwnings ana similar
elements or fitings having an angie |ess than 18 degrees 1o the

NOFZDATAI ANG EXEAENG MOre Tan 110 MM N W Fom e window

frame {see Figure 03, Appendx 0, window rames
and wingow janery shall be memnmmu Blowing:

m Bushfie-resisting timber jsee Appendix

|B| A timber species as specified in Paragraph E2, Appendix E.

IC| Metal

mIMethmb(:ed PYVC-LL The mﬂfn(ungmennen shal be made
Mﬂ and he

i, stainie s ateel, or

AS 3959-2009 - CONSTRUCTION OF BUILDINGS IN
BUSHFIRE PRONE AREAS (BAL - 12.5)

THESE NOTES MUST BE READ AND UNDERSTOOD BY ALL INVOLVED IN THE PROJECT.
THIS INCLUDES (but is not limited to): OWNER, BUILDER, SUB-CONTRACTORS, CONSULTANTS, RENOVATORS,
OPERATORS, MAINTENORS, DEMOLISHERS.

555 Dows—Venicis acoess Goors (parags doors)
lowing ta vehicie access doors
) The lower perticn of & vehicle acoess door thal is within 400
mm of the grownd when the doar (3 closed (see Figure D4,
mmh o) NIM mmmm_

} nan-combustible
ﬁn mmrmwwm (aee Appendix F o

() fibre-cement sheet, a minmum of & mm in thickness;

ﬁr] & timber species & spedfied in Paragraph E1, ;\maxE

i\r?umumofmyoflemr]ilﬂ ﬂ-|r.'|w|.-hme

(=) Pane! K1, tit coors or side-hung doars shal be: fined with
suitable wealher sirips, draught excluders drmth:tlsrx
GUISE TBCKS, 33 BPOIDPNANE 10 e J0OT tyDe, W 3 Maomum
Gap no greater than 3mm.

(=) Ralier doors $hall Nave: guide IRACKS WIth 2 Maximum gap no
greater than 3 mm and shall be fited with a myien brush that i
In CoNtaCt Wi e doce (588 Figun D<. Appendix D).

(d) Viehicle: access doors shall not include: vetilation siots.

56 ROOFS (INCLUDING VERANDA AND ATTACHED
CARPORT ROOFS,

FENETRATIONS. EAVES, FASCIAS. GABLES, GUTTERS.
AND DOWNFIPES )

56,1 General

The fallowing apply to all types of roafs and roofing systems:
() oo tles, roof sheets and roct.covering accessories shal
ba X

the design load,
Pt amm of the mermber.

lnd

(i) Exiernaly fited hardware that suppods the sash in its functions of

opening and closing shall be metal

(W) Where glazing i lesa than 400 mm from ihe ground o less than
400 mm above decks, carpart roafs, awnings and similar elemerts or
fitings having an angie iess than 18 degrees to the hoszontal and
ademm«emIiOmnmﬂhM\hunﬂmMim
Figure D3, Appendic D], the glazing sh
amaummmmnmm.aummuumm
resiriction on glazing methods,

HOTE: Where double glazed unks are used the above requirements
apply to the exiernal face of the window assemibly only.
(i) Where giazing is other than that specilied in fiem (i) above,

glass may be used
() The cpenakie portions of windows shal be screened intemally or
memdymu‘ screens that comply wih Clause 5514
553 Doors—Side

Mfr_ﬁ.ﬁb‘-fﬂﬂ ml

Side-hung external doors, including French doors, panel fold and bi-
fold doars, shall comply with cne of the fobawing:
h)'mahﬂnwm by @ bushive shutter that comples with

Ih)'lhq'llul be completely protected externally by screens that
comply wih Clause 5.5.1A.
ar

(<) They shal comply with the following.
0] Doors sllbe
(i) o

1FBE 400 Mim Bbove Ta Meanok; of
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(C)a door, including a holow core door, with a non-combusiible
humwmmmw e first 400 mem above the threshold;

lD]aMMlalm glazed door, where the framing is made fram

with

(i} Doars shal be tight fitting to the door frame and o an

abutting door, if applicable.

() Where any part of the doar frame is less than 400 mm from

the ground or less than 400 mm above decks, carpont roofs,
awnings and similar elements or fétings having an angle iess

than 18 degrees to the herizontal and than 110

;o
|BI¢|0'G'|’"WOW having a minimum thickness of 35 mm for he:

)T sealed, o

greater than 3 mm, either by the use of fascia and eaves inings
or by sealing between the tap of the wal and the undesside of
the ool and between the raflers al the ine of the wall.

i) Roof ventilation openings, such as gable and mof vents,
shall be fitted with ember guards made of non-combustible
matesial or a mesh or perforated with & maxmum aperture
of 2 mm, made of comosion-resistant stesl, brorze or
auminium.
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5.6.2 Tiled roofs

Tiled rocfs shall be fully sarked. The sarking shal—
) have a Bammatiity index of not more than 5,
Mmo:moe-mumw oot batsens;

) cover the entire roof area induding the ridge; and
(d) be installed a0 that there are no gaps that would aliow e
enitry of embers whese the sarking meets fascias, gutiers,
valleys and the I
563 Sneet roofs
Sheat roafs shal—

(a) be fully sarked in acoordance with Clause 5 6.2, except that
fod-backed insulaton bianksts may be nataled over he
battens;

o

(B) have any gaps greater than 3 mm, under comugations or ribs

of sheet ro0fing and between .l components, sealed ai the

fasca or wal ine and at valieys, hips and riages by—

11} amesh or perforated sheei wilh a maximum aperiure of 2
mm, mace of comosion-resistant sieel, bronze: or aluminium; or

30 e ook

n-]mmmuemmat

(%) & COMDIRALION of Any of Lems (i), (1) of (i) abave.

564 Veranda, carport and awning roofs

The faliowing apply to Verani, o ‘CArport and saning rocls:

(@) A veranda, carport or awning ool forming par of the main

rooranace [aoereDIls] Appendix O] shal meet al the

tor fhe mamn roof, as specfied in Clauses 5.6.1,

5.62 553 S.G SMSGS

{6} Averanda, carport o ot separated

space by an external mall |l=! ﬁwmmmmmm

W- O] complying with Clause 5.4 shall have a non-
combustble nof covenng. NOTE: Ther is no requirement fo

ine the underside of a nranﬂa. carport or awning sl that is

separaied from the main roof space.

5.6.5 Roof penetrations

The following apply to mof penetrations:

) Roof penetrations, ncluding rocf lights, mof vensiators, rool-

e, oy docr (386 Fgure 03, Acpandtx O, hat part
of the door frame shall be made from one of the falowing

(&) Busilire-resisting timber isee Appendix F)

of

(8] A timber species as speciied in Paragragh E2, Appendix E.
of

(€} Metal

or
(D) Matal-reinforced PAVC-L. The shal be

g urids, aerials, vert pipes and
supports fof solar colieciors. shal be althe

NSW RURAL FIRE SERVICE ADDENDUM:
APPENDIX 3

7.7 VERANDAS, DECKS, STEPS, RAMIPS AND
LANDINGS
7.7.1 General

Deching may be spaced.

There is ho recuirement 1o enclose the subfioor
spaces of verandas, decks, $0ps, ramps o
landings.

7.7.2 Endosed subfloor spaces of verandas, decks,
siBps, AMES and land ngs
7.7.2.1 Matenials fo endose a subfioor space

The subfioor spaces of verandas, decks, steps,
TAMpS and BNGINgs are CONSINmy [0 08 enciCeed
when —

a the material used to enckse e sublloor space
comples with .... (Clause 5.4 or 6.40s
appropriate). and

b all openi than 3 mim are

@ mesh or parforated sheet with a macimum
aperture of 2 mm, made of cormosion-resistant
#leel, bronze or aluminium.

7.7.22 Supports

This Standard does nol provide comstnsction
requirements for suppert posts, columns, stumps,
siringers, piers and poks.

7.7.2.3 Framing

This Standard does nol provide consinction
requinements for the framing of verandas, decks,
FaMps of landings {1.e., bearers and joists).

7.7.24 Decking, star treads and the trafficable
surfaces of ramps and landings

Dascking, stair trads and the trafficable surfaces of
ramps and landings shall be—
ke material; of
5 dbumﬁmrullstng timber {see Appendix F)

e mn-rnnnnnnf fems (a) and jb) above:
7.7.3 Unenclosed subfloor spaces of verandas,

deks, sleps, ramps and landings
7.7.3.1 Supports

Suppart posts, columns, stumps, stringers, piers
and poles shall be—
aof material or

ble

b of bushfine-resisting timber {see Appendix F|
or

€. & combinalion of Hems (a) and b) abave.

7.7.3.2 Framing

Framing of verandas, decks, Famgs o landings

b of bushfire-resisting timber {see Appendix F T
o
€. a combination of Hems (a) and fb) above:

7.7.3.3 Decking, stalr treads and the trafficable
surfaces of ramps and landings

Decking, stair treads and the trafficable surfaces of

b. of bushfine-resisting timber {see Appendix F T
or

than 3 mem. The material used o
e

o) Cipenings in wented mof ights, ol ventiators or vent pipes
shall be fitted with ember guards made from a mesh or

fe) AL av:memgzng shal nea-me.&nluygnn

made from aluminium, stainkess sleed, of comosion-resstant
:wwmmmmwmwmmww

strength of
[¥) Weather sirips, draught extiuders or draught seals shall be
instabed af the base of side-fiung exbemal doors.

5.5.4 Docrs—Siikding doors

Sliing doors shall comply with one of the folowing

(@) Ty shal be protecied by @ bushiie shutter Mat comples
with Clause 5.5.1.

o
(1) They shall be completely protected externally by screens that
wl'vnr win Clause 5.5.1A.

|c]'huymmymmeq

1) Any glazing incomporated in siding doors shall be Grade A
sakly glass COmphng wih AS 1268,

(W) Bogh the door frame suppariing the siiding door and the:

bronze or aumnium, c:aﬁw«wmwma less
than 3 mm (see Clause 3 8), or are localed in an exiernal wall of 2
subfloor space.

55 EXTERNAL GLAZE D ELEMENTS AND ASSEMBLIES AND
EXTERNAL

DOORS

5.5.1 Bushfire shutters

Where fitied, bushfire ahwtters shall comply with Clause 3.7 and be

made from—

&) non. matenal

5] a timber species as spectied in Paragraph E1, Appendo: E; or
jiting timber (see Agpendix F), of

) 8 combanabon of any o tema {s) (5} o c] sbore

1 Screens for windows and doc

Where fited, erocr for i ard docrs shallbeve 3 e o

perfomted sheel with & maximum aperiure of 2 mm, mads of

‘steel, bronze or al Gaps between the
perimeter of the screen assembly and the buiding elemant towhich it
is fitied

shall not exceed 3 mm.
The frame supparting the mesh or perfarated sheet shall be made
from—

framing any glazing shal be made from one of he
fobowng:

() Bushfine-resisting timber (see Appendix F).

ar

(B} A timber species as specified in Paragragh E2, Appendiaz E.
ar
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(C) Metsl
or

) Glazed dm mwww skylights may be of
polymer provided & Grads A safety glass difuser, complying
With AS 1284, is instaled under the glazing. Where giazing i3
an insulating glazing unit {IGU), Grade A toughened &,

ghass minimum 4 mm, shail be used in the owier pane of the
=7

PAGE 48
(=) Flashing elements of tubular skylights may be of a fire-
retirdant malerial, provided the mof inlegrity & manlmed by an

ol 3
grmater than 5.
if) Evaporative cooling units shall be fited with butierfly closers at
or near the ceiling level or, the unit shall be fitted with non-
combusibie covers wih a mesh or perforated sheet with 3
mmunluemm: mem, made of corosion-resistant steel
beonze or alumine
t\;;wunpnnmermpw:-epemm
5.6.6 Eaves Iinings. fascias and gables

istant steel, brorme or aluiminism. Joinls in saves.

(D) Metsl-reinforced PYC-L. The shal be
macke from akumen um, stainkess stoed, or comoslon-rastant steel
and the frame and the sash shall satisfy the design load,
perfomance and structural IWNNMC

(i} There. o screen the
sliding door. However, if screned, mewm BNI comply with
Clause 5.5,1A NOTE: The construction of manufactured siding

doors ahauld prevanithe erkry of amben when he oo i dosed,
Ther is o requiremen Ia provide sor=ens fo past of
these doors asil is assumed hat a siiding mwu Sosed
occupants ar not presen dusing a bushine even, Saeens of
materials oiher an Tose specified maymmammm.
() Siging Goors shal be tight-fitirg in the frames

linngs, fascias and gables may be sealed with plastic joining
8trips o imber storm moulds. This Standard doss nol provide
for tascas, and

saves bnings

567 Gutlers and downpipes

This Standard doss not provide materal requirements for—
(@) gutsers, with the excegtion of box guiters; and

(] )

If mstalled, gutter and valley leaf guards shall be non-combustibie.
Bex gutiers shall be non-combustible and flashed at the junction
Wi thee roof with noncomensitibie material.

€ f Hems (a) and i) above.
7.74 Bakssirades, handrais of other barmiers
Those parts of the handrais and balustraces less.
than 125 mm from any glazing or any combustibe
of ble
u bushfire-resisting timber (see Appendi F); or
acombnation of mo[u and () above.
Those pants of the handrais and balustrades that
are 125 mm or mare from the buiding have no
requinements *
SAWATER AND GAS SUPPLY PIPES
, exposed waler
shall be metal

NSW RURAL FIRE SERVICE ADDENDUM:
APPENDIX 3

Pipes

SARKING

Anyy sarking used shall be:

& Non-combistbie; of

b Breather.type sarking compying with AS/MNZS
4200.1 and with a flammabdty index of not man
than 5 (se= AS1530.2) and sarked on the autsice of
the Trame; or

. Aninsulstion material confomming 1o the
approprate Australan Standard for that matesial.

GAS NOTES FOR COMPLYING DEVELOPMENT

in
sforage and handiing of LP Gas* and the requirements of
relevant authorkies {metal pioing must be used)

Ay Gas cylnders on the ko that are within 10m of a
dweling house:

have the miease vakes direcied away from the
dweling house, and

are enciosed on the hazard side of e instalation,
and

have metal comections ta and from the cylinders.
There are no palymer sheathed fiexible gas supply ines
to gas melers agjacent o the dwalling.

PROJECT:
BUSHFIRE DRAWING REVISIONS + NOTES

. ALTERATlONS & ADDITIONS CONST R T O OTES — ——

LOTHo 373 DPNe23%0 | greer o 0r 10 210119 | FSR OF EXISTING H | AE

STREET No. 39 SCALE: 1:100 | 140319 | CHANGES - SHADOWS / ROOF K | ms

: z STREET NAME: VENDUL, PORT MACQUARIE SHEET SZE | A3 03.06.19 | CHANGES - REDESIGH N | aE
collinswcollins —arroare o1 26119 [STUDIO FALLS IN EXISTING FSR & NOTADDITIONAL R | MS
X coimNEr : | 0106, 21.01 20 | MEZZ REMOVED & VOID ADDED s | ms

. h h CLIENT: T &M NOCELLI DWG No: D1142 24.01.20 | DAPLANS T

Item 05
Attachment 2

Page 45



DEVELOPMENT ASSESSMENT PANEL

ATTACHMENT

12/02/2020

SNY1d Va (02 L0'+2 Zriia

1 ON OM3 MTHOON W 8 L -AN3MD ANBISE @ ONIGTNE
s Q300Y QI0A ® AINOWIY ZZ3N 3
¥ WNOLLIGOY LON %S4 ONLLSIX3 NI S TIV4 OIaNLS b0 VG 1S suljjoomsui||od
N NOIS30RS - STONVHO ev | 3z1s 1334s JUYNOOVIN 14Od “NANIA TN 133ULS 1] i
5 J00% 1 SMOQVHS - STONVHD TR e T 66 0N 133415
h» ONLLSIX3 quwh 61 —m.__m« 01408 ‘Emzm_ 006952 O dd €28 ON 101
S3LON + SNOISIAZH ONIMyua | dOL ¥Sd ONILSIXI SNOILIAAY 8 SNOILYH3LY.

STYAOUdAY TIONNOD 2 ONIMIINIONT 'SONIMYHA

'S1¥0d3Y "SNOILLYOIHID3dS "SLOVHINOD
INVATTIY 1TV HUM NOLLONNPNOD NI avY3d 39 OL
SI ONIMVYYA SIHL 31IS NO SNOISNIWIA 1TV XO03HD

SCIOA ¥ SHMLS 30N 10X3 SYIHY HOO1S H3ddn.
30v4 WNEZIN OB GIHNSYIN V3NV 84,

O COL-VRIV LIS

V101 ¥Sd
By (:W81) ONINVA YYD -
UL BEL HOOTH ¥3ddN ONILSIXS
U8 L HOO4 AHINI ONILSIX3
5051 HOOT4 ¥IMOT ONLLSIXS
MOUS  OIONLS /(HINOT) IOVHVD ONILSIXS
usd e
*
“~

— —En VoL |
¥ [augeo Y |
— ol
_— | et VIRV OLLY
o ¥ HOOH
p— | e VRN 800 |

SyauV HOOH |
1

rervs—NYTGHOOT §3ddn a3sododd

e 04 TV
{Nowd o) SINEHS
1008 Q38008

Advyan

o\ —x
AV LIS OL \ \
oL HOI HUYE Y o

LWLBEL,

WOOH SNV

42153 BOC
T oL TIVM

(mondg 4008 | ( {

|
i — el
— moBBONCUNG0 T |

IR

A~ ONILLES

Item 05

Attachment 2

Page 46



ATTACHMENT DEVELOPMENT ASSESSMENT PANEL
12/02/2020

Item 05
Attachment 2

Page 47



ATTACHMENT DEVELOPMENT ASSESSMENT PANEL
12/02/2020

Item 05
Attachment 2

Page 48



AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

ltem: 06

Subject: DA2019 - 425.1 RESIDENTIAL FLAT BUILDING AND STRATA
SUBDIVISION INCLUDING CLAUSE 4.6 OBJECTION TO CLAUSE 4.3
(HEIGHT OF BUILDINGS) OF THE PORT MACQUARIE HASTINGS
LOCAL ENVIRONMENTAL PLAN 2011,AT LOT 12 DP122329, NO. 50
WILLIAM STREET, PORT MACQUARIE

Report Author: Development Assessment Planner, Steven Ford

Applicant: Stewart Architecture

Owner: William Street Developments PM Pty Ltd
Estimated Cost: $19,936,272

Parcel no: 65700

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That DA 2019-425.1 for a Residential Flat Building and Strata Subdivision
including Clause 4.6 Objection to Clause 4.3 (Height of Building) of the Port
Macquarie Hastings Local Environmental Plan 2011 at Lot 12, DP 1222329, No.
50 William Street, Port Macquarie, be determined by granting consent subject
to the recommended conditions.

Executive Summary

This report considers a development application for a Residential Flat Building
including Clause 4.6 Objection to Clause 4.3 (Height of Building) of the Port
Macquarie Hastings Local Environmental Plan 2011 at the subject site and provides
an assessment of the application in accordance with the Environmental Planning and
Assessment Act 1979.

Following exhibition of the application, 4 submissions were received.

The proposal has been amended during the assessment of the application.

The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls as justified. The development is not
considered to be contrary to the public's interest and will not result a significant

adverse social, environmental or economic impact.

This report recommends that the development application be approved subject to the
attached conditions.

g
PORT MACQUARIE

HASTINGS

COUNCIL
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

1. BACKGROUND
Existing Sites Features and Surrounding Development

The site has an area of 2525mZ.

The site is zoned R4 High Density Residential in accordance with the Port
Macquarie-Hastings Local Environmental Plan 2011, as shown in the following
zoning plan:

The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:

W,
=00

e
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

2. DESCRIPTION OF DEVELOPMENT
Key aspects of the proposal include the following:

o Part 8 Storey and Part 3 storey residential flat building including a variation to the
Height of Building standard

e Total of 36 residential dwellings, 85 space basement carpark, elevated platform
and ancillary structures

e Vehicle access is proposed off Lord Street.

The site has an existing approved DA (DA2006 — 593.3). The new proposed design
is a reduction in scale.

Refer to Attachment 2 at the end of this report for plans of the proposed
development.

Application Chronology

14 June 2019 - Application Received
e 24 June to 8 July 2019 - Public exhibition via neighbourhood natification
11 September 2019 - Additional information and Amended plans received
(Rev E)
e 17 October 2019 - Correspondence sent to Objectors
23 October 2019 - Additional Information and Amended Site Plan (Rev F)
o 18 December 2019 - Additional Information and Amended Plans relating to
electricity substation location and Essential Energy assessment feedback.

3. STATUTORY ASSESSMENT

Section 4.15(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which

the development application relates:

(@) The provisions (where applicable) of:
(i)  Any Environmental Planning Instrument

State Environmental Planning Policy No. 44 - Koala Habitat Protection

There is no Koala Plan of Management on the site. Additionally, the site is less than
lha in area therefore no further investigations are required.

State Environmental Planning Policy No. 55 — Remediation of Land

Following an inspection of the site and a search of Council records, the subject land
is not identified as being potentially contaminated and is suitable for the intended
use.

State Environmental Planning Policy (Coastal Management) 2018

The site is located within a coastal use area.

4
(]
>
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In accordance with clause 7, this SEPP prevails over the Port Macquarie-Hastings
LEP 2011 in the event of any inconsistency.

Having regard to clauses 14 of the SEPP the proposed development is not
considered likely to result in any of the following:

a) any adverse impact on integrity and resilience of the biophysical, hydrological
(surface and groundwater) and ecological environment;

b) any adverse impacts coastal environmental values and natural coastal
processes;

c) any adverse impact on marine vegetation, native vegetation and fauna and
their habitats, undeveloped headlands and rock platforms;

d) any adverse impact on Aboriginal cultural heritage, practices and places;

e) any adverse impacts on the cultural and built environment heritage;

f) any adverse impacts the use of the surf zone;

g) any adverse impact on the visual amenity and scenic qualities of the coast,
including coastal headlands;

h) overshadowing, wind funnelling and the loss of views from public places to
foreshores; and

i) any adverse impacts on existing public open space and safe access to and
along the foreshore, beach, headland or rock platform for members of the
public, including persons with a disability.

In accordance with Clause 15 the proposal is not likely to cause increased risk of
coastal hazards on the land or other land.

The bulk, scale and size of the proposed development is compatible with the
surrounding coastal and built environment. The site is predominately cleared and
located within an area zoned for residential purposes.

State Environmental Planning Policy No. 65 — Design Quality of Residential
Apartment Development

This Policy applies to development for the purpose of a residential flat building, shop
top housing or mixed use development with a residential accommaodation component
if:
(@) the development consists of any of the following:

(i)  the erection of a new building,

(i)  the substantial redevelopment or the substantial refurbishment of an
existing building,

(iif)  the conversion of an existing building, and

(b) the building concerned is at least 3 or more storeys (not including levels below
ground level (existing) or levels that are less than 1.2 metres above ground
level (existing) that provide for car parking), and

(c) the building concerned contains at least 4 or more dwellings.
Based on the above, the SEPP must be considered.

In accordance with clause 28, the proposal has adequately addressed the design
principles, contained in the Residential Flat Design Code. The following table
provides an assessment against the design quality principles:

~
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Requirement

Proposed

Comments

Principle 1: Context and
neighbourhood character
Good design responds
and contributes to its
context. Context is the key
natural and built features
of an area, their
relationship and the
character they create
when combined. It also
includes social, economic,
health and environmental
conditions.

Responding to context
involves identifying the
desirable elements of an
area’s existing or future
character. Well designed
buildings respond to and
enhance the qualities and
identity of the area
including the adjacent
sites, streetscape and
neighbourhood.

Consideration of local
context is important for all
sites, including sites in
established areas, those
undergoing change or
identified for change.

The proposal is for an
eight storey residential flat
building facing William
street and three storey
town houses on Church
street with shared
driveway access on Lord
street to basement car
parking. The area is
characterised by a mixture
of low rise and high rise
developments. A number
of similar scale residential
flat buildings exist in the
immediate area.
Encouraging higher
density in areas with close
proximity to the CBD or
business zones is
desirable for the area.

The design responds to
the site’s slope and steps
down in height to the north
of the site. The design
also provides for the
majority of apartments to
benefit north aspect.

The site serves as the
interface on William Street
between the CBD to the
West, less dense
residential areas to the
South and the more
densely desired northern
urban precinct. This
density is clearly visible to
the East of the proposal;
where a range of similar
scale residential and
tourist facilities exist.

Yes. The proposed
building design is
compatible with existing
development and the
desired future character
of the area as stated in
the relevant planning
and design policies. It is
considered the building
will contribute to the
guality and identity of the
area. The balconies
contribute to an active
frontage and desired
lifestyles. The design
responds to future urban
characterisation of the
precinct and is in
keeping with
neighbouring
developments and the
objectives of the R4 -
high density residential
zoning.

Principle 2: Built form
and scale

Good design achieves a
scale, bulk and height
appropriate to the existing
or desired future character
of the street and
surrounding buildings.

Good design also
achieves an appropriate

The proposal incorporates
a minor variation to the
LEP controls for building
height, of a maximum
1.3m over the maximum
26.5m datum height plane
for the lift overrun,
mechanical plant and roof
parapet. Refer to clause
4.6 of LEP 2011

The height and scale of
the building is
considered to be
appropriate having
regard to the desired
future character of the
area. The height and
scale is considered to be
sufficiently compatible
with existing buildings in

~
PORT MACQUARIE

HASTINGS

CO U N-CI.L

Item 06
Page 53



AGENDA

DEVELOPMENT ASSESSMENT PANEL

12/02/2020
built form for a site and the | comments for the locality.
building’s purpose in terms | consideration of the
of building alignments, proposed variations. The building is

proportions, building type,
articulation and the
manipulation of building
elements.

Appropriate built form
defines the public domain,
contributes to the
character of streetscapes
and parks, including their
views and vistas, and
provides internal amenity
and outlook.

The height and bulk of the
proposed building are
considered to be
acceptable in the
streetscape and future
desired character of the
area.

The 8-storey residential
tower is oriented to
address the street, provide
optimal solar access for
residents, and facilitate
expansive views across
the park and beach.
Landscaped zones are
satisfactorily implemented
into the streetscape and
building entrances to
define the public domain
and formalise the
proposal’s streetscape.

The southern zone of the
proposal serves to
mitigate the relationship
between the density of
William Street, and the
surrounding properties.
The surrounding buildings
are much lower than the
allowable height of
building and floor space
ratio and compatible with
the existing developments
along church street.

Satisfactory articulation
and variation in building
colours and materials are
proposed (see drawing
No. DA701 for Finishes
Schedule).

The site is visible from
public space on the
Observatory Park and
Town Beach, as well as
areas to the south and
would provide a
satisfactory contribution to

considered to achieve an
appropriate built form
and incorporates
interesting building
elements and treatments
that will complement the
streetscapes. The
central garden zone
addresses Lord Street
through a series of
terraced landscaped
zones. This strengthens
the planted corridor of
the proposal; alleviating
the built impact to Lord
Street and adjoining
developments.

The proposed internal
unit floorplans provide
for internal amenity. The
orientation of the block
takes advantage of the
northern outlook and
townhouses towards the
internal/communal
courtyard. The Design
limits any lateral
views/vistas over side
boundaries to the east.
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the existing vistas from
these locations.

Impacts on existing views
from nearby properties are
considered in detail later in
this report under ‘View
Sharing’.

Principle 3: Density
Good design achieves a
high level of amenity for
residents and each
apartment, resulting in a
density appropriate to the
site and its context.

Appropriate densities are
consistent with the area’s
existing or projected
population. Appropriate
densities can be sustained
by existing or proposed
infrastructure, public
transport, access to jobs,
community facilities and
the environment.

The Proposed
Development reduces the
number of dwellings from
the currently approved 77
apartments to 36
apartments and 6
townhouses, and reduces
the height from 9 storeys
to 8 storeys, providing
increased setbacks and
more visual landscaping
from the adjoining streets.

The proposal has a floor
space ratio (FSR) of
1.94:1, which complies
with the maximum 3:1
(northern portion of site)
and 2:1 (southern portion)
FSR adopted in the LEP.

The adopted FSR for the
site is consistent with the
objectives of the R4 High
Density Residential zone
and the height of buildings
envisaged for the area.

The proposed
development is consistent
with surrounding densities
of the existing buildings
within the precinct.

The proposed density is
also considered to be
sustainable having regard
to availability of proximity
to infrastructure, and
public transport, services
and community facilities
and the environmental
quality of the area.

The design has adopted
an appropriate density
that is sustainable and
consistent with
surrounding densities.

Principle 4: Sustainability
Good design combines
positive environmental,
social and economic

The north orientation of
the block has been

BASIX certificate has
been provided
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outcomes.

Good sustainable design
includes use of natural
cross ventilation and
sunlight for the amenity
and liveability of residents
and passive thermal
design for ventilation,
heating and cooling
reducing reliance on
technology and operation
costs. Other elements
include recycling and
reuse of materials and
waste, use of sustainable
materials and deep soil
zones for groundwater
recharge and vegetation.

adequately responded to.
All apartments contain a
north facing
balconies/aspect. As
stated by the Applicant,
86% of dwellings achieve
the minimum of three
hours direct sunlight
between 9am and 3pm in
mid-winter. This exceeds
the minimum standard in
the Apartment Design
Guide (ADG).

All dwellings are naturally
cross-ventilated, and
exceeds the minimum
60% as stipulated in SEPP
65. All dwellings are
designed with more than
one aspect.

The proposed materials of
the building have been
selected to both ensure
robustness and longevity,
as well as the potential of
material recycling. Material
selection has also been
considered to minimise
maintenance
requirements.

demonstrating that the
design satisfies
acceptable energy and
water efficiency
measures.

Suitable landscaping
areas are proposed.

Principle 5: Landscape
Good design recognises
that together landscape
and buildings operate as
an integrated and
sustainable system,
resulting in attractive
developments with good
amenity. A positive image
and contextual fit of well
designed developments is
achieved by contributing to
the landscape character of
the streetscape and
neighbourhood.

Good landscape design
enhances the
development’s
environmental
performance by retaining
positive natural features
which contribute to the

A satisfactory landscaping
plan has been submitted
which includes substantial
landscaping details.

The proposal’s street
interfaces are softened by
extensively landscaped
courtyards and garden
zones. The interface with
the neighbouring
properties to the east is
alleviated by a range of
landscaped strategies:
including zones for deep
soil planting. Entry areas
have appropriate key
planting strategies.

The communal garden
and recreational areas of
the proposal facilitates

Landscaping of non
deep soil zone areas (i.e.
on the hard stand areas
of the building) may
become an issue for
building construction and
long term maintenance.
However, the technique
is common and proven
successful on other
buildings throughout the
world. The soil depth and
area available is
consistent with the
objectives of the
Residential Flat Design
Code.
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local context, co-ordinating
water and soill
management, solar
access, micro-climate, tree
canopy, habitat values and
preserving green
networks.

Good landscape design
optimises useability,
privacy and opportunities
for social interaction,
equitable access, respect
for neighbours’ amenity
and provides for practical
establishment and long
term management.

varying landscaped
opportunities to be
enjoyed by residents.
Further, ground-level units
and townhouses have the
opportunity to create their
own landscaped spaces
within their private
courtyards.

Principle 6: Amenity
Good design positively
influences internal and
external amenity for
residents and neighbours.
Achieving good amenity
contributes to positive
living environments and
resident well being.

Good amenity combines
appropriate room
dimensions and shapes,
access to sunlight, natural
ventilation, outlook, visual
and acoustic privacy,
storage, indoor and
outdoor space, efficient
layouts and service areas
and ease of access for all
age groups and degrees
of mobility.

The building incorporates
generous unit layouts and
design which optimise the
northern orientation,
ventilation, privacy etc.

The design achieves
requirements of SEPP 65
pertaining to solar access,
natural ventilation, private
open space and privacy.

Accessibility is possible
via a mixture of ramps,
stairs and lifts.

The layout of the units
has taken advantage of
the northern orientation
with an emphasis of
natural sunlight and
ventilation via extensive
north facing windows,
balconies and an open
central courtyard.

The design and layout
will provide a good level
of amenity.

All units are accessible
via lifts.

All units include a
sufficient amount of
private open space.

Communal space is
available via a large,
useable, communal
central courtyard and
recreation facilities. In
addition, the applicant
has more clearly defined
an open space area off
the lower ground floor
level with access coming
via the internal courtyard
open space.

All units have a range of
expansive views; across
Rotary Park and Town
Beach, or vistas across
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Port Macquarie.

Principle 7: Safety

Good design optimises
safety and security within
the development and the
public domain. It provides
for quality public and
private spaces that are
clearly defined and fit for
the intended purpose.
Opportunities to maximise
passive surveillance of
public and communal
areas promote safety.

A positive relationship
between public and private
spaces is achieved
through clearly defined
secure access points and
well lit and visible areas
that are easily maintained
and appropriate to the
location and purpose.

A range of appropriate
strategies/design elements
have been included to
optimise safety and
security. The various array
of windows, doors and
balconies throughout the
building provide
surveillance of the site and
also the public domain.

Access to the site is
predominately controlled
via secure access to
carparks, lobbies and
residential zones will be
provided in the form of
keys, swipe cards or
remote

controllers. Residents will
have direct access to their
residential floors via lift
access.

The interface between
public and
private/communal space is
clearly defined at the site
frontage.

The proposal adequately
addresses the principles
of Crime Prevention
Through Environmental
Design.

Where potential exists

for concealment areas,
surveillance is provided
from within the building.

Principle 8: Housing
diversity and social
interaction

Good design achieves a
mix of apartment sizes,
providing housing choice
for different demographics,
living needs and
household budgets.

Well designed apartment
developments respond to
social context by providing
housing and facilities to
suit the existing and future
social mix.

Good design involves
practical and flexible
features, including
different types of
communal spaces for a
broad range of people and
providing opportunities for

The unit mix is:

» 2 Bedroom Apartments -
17%

» 3 Bedroom Apartments -
66%

* 3 Bedroom Townhouses
-17%

This proposal encourages
market diversity and will
cater to the changing
population dynamics.
Additionally, the inclusion
of townhouses to the
proposal provides an
alternative for family living.

Each apartment has open
plan living with access to
large private balconies
which provides for
flexibility and is

The proposal adequately
addresses social
dimensions and housing
affordability.
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social interaction among
residents.

additionally supported by
large communal areas and
facilities.

Principle 9: Aesthetics
Good design achieves a
built form that has good
proportions and a
balanced composition of
elements, reflecting the
internal layout and
structure. Good design
uses a variety of materials,
colours and textures.

The visual appearance of
a well designed apartment
development responds to
the existing or future local
context, particularly
desirable elements and
repetitions of the
streetscape.

The plans (See drawing
No. DA701) provide
examples of the colours,
textures and finishes.

The colours and
materials provided on
the plans indicate a
contemporary high
guality design and finish.
The aesthetics of the
building will respond
appropriately to the
surrounding environment
and context of the
existing and desired
character of the locality.

Clause 28(2) - The proposal has adequately addressed the NSW Planning
Apartment Design Guide requiring consideration. The following table provides an
assessment against the Apartment Design Guide with assessment comments
considering the design criteria and design objectives where applicable:

Apartment Design Guidance/Design | Proposed Complies
Design Guide Criteria (Italics)
(ADG) Objective
3A Site analysis
3A -1 Site Each element in the Site Suitable site Yes
analysis Analysis Checklist should | analysis completed.
illustrates that be addressed (Appendix 1
design decisions | of ADG)
have been based
on opportunities
and constraints of
the site conditions
and their
relationship to the
surrounding
context.
3B Orientation
3B - 1 Building Buildings along the street | Orientation Yes
types and layouts | frontage define the street, | acceptable.
;?rsepeotrs]gefoet gid i?]g)&:(:g]gtlitnangirect access Main building

: cap P 9 ; designed to face the
site while from the street (see figure Y o

L primarily to William

optimising solar 3B.1). Street and
access within the Where the street frontage | townhouses front
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development.

is to the east or west, rear
buildings should be
orientated to the north.

Where the street frontage
is to the north or south,
overshadowing to the
south should be minimised
and buildings behind the
street frontage should be
orientated to the east and
west (see figure 3B.2).

Church street. Living
areas are orientated
to the north with
shared access from
Lord Street.

Buildings have been
designed to achieve
north aspect.

All dwellings have
satisfactorily street
outlook, solar
access and views to
the public domain.

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

Living areas, private open
space and communal
open space should receive
solar access in
accordance with sections
3D Communal and public
open space and 4A Solar
and daylight access.

Solar access to living
rooms, balconies and
private open spaces of
neighbours should be
considered.

Where an adjoining
property does not currently
receive the required hours
of solar access, the
proposed building ensures
solar access to
neighbouring properties is
not reduced by more than
20%.

If the proposal will
significantly reduce the
solar access of
neighbours, building
separation should be
increased beyond
minimums contained in
section 3F Visual privacy.

Overshadowing should be
minimised to the south or
down hill by increased
upper level setbacks.

It is optimal to orientate
buildings at 90 degrees to
the boundary with
neighbouring properties to

The proposal
minimises
overshadowing of
neighbouring
properties during
mid-winter (refer
drawing DAOQ7).

To the east (46-48
William Street), all
apartments are
orientated to the
northern sea views
with principal living
spaces and private
open space
(courtyards or
balconies) to the
north. The proposal
does not impact
solar access to
these spaces
between 9am and
3pm (Objective 4A).
There is some
impact to communal
open space at the
rear of the property
after midday, but the
proposal maintains
current solar access
for greater than 3
hours each day
between 9am and
3pm (Objective 3D).

To the south east
(15 Church Street)
the proposal
maintains current
solar access for

Yes
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minimise overshadowing greater than 3 hours
and privacy impacts, each day between
particularly where 9am and 3pm. The
minimum setbacks are proposed
used and where buildings | development
are higher than the overshadows the
adjoining development. proposed
A minimum of 4 hours of ?n?gglac’p%ebngggfés
solar access should be 3D angi/ ELA)J
retained to solar collectors ’
on neighbouring buildings.
3C Public domain interface
3C - 1 Transition | Terraces, balconies and Ground floor areas Yes

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

courtyard apartments
should have direct street
entry, where appropriate.

Changes in level between
private terraces, front
gardens and dwelling
entries above the street
level provide surveillance
and improve visual privacy
for ground level dwellings
(see figure 3C.1).

Upper level balconies and
windows should overlook
the public domain.

Front fences and walls
along street frontages
should use visually
permeable materials and
treatments. The height of
solid fences or walls
should be limited to 1m.

Length of solid walls
should be limited along
street frontages.

Opportunities should be
provided for casual
interaction between
residents and the public
domain. Design solutions
may include seating at
building entries, near letter
boxes and in private
courtyards adjacent to
streets.

In developments with
multiple buildings and/or
entries, pedestrian entries

and fence design is
consistent with ADG.

Balconies and
windows overlook
public domain.

Communal areas,
entrances,
courtyards and
fencing provide for
privacy as well as
opportunities for
casual interaction
between residents
and public domain.
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and spaces associated
with individual
buildings/entries should be
differentiated to improve
legibility for residents,
using a number of the
following design solutions:
e architectural detailing
e changes in materials

e plant species

e colours

Opportunities for people to

be concealed should be
minimised

3C - 2 Amenity of
the public domain
is retained and
enhanced.

Planting softens the edges
of any raised terraces to
the street, for example
above sub-basement car
parking.

Mail boxes should be
located in lobbies,
perpendicular to the street
alignment or integrated
into front fences where
individual street entries
are provided.

The visual prominence of
underground car park
vents should be minimised
and located at a low level
where possible.

Substations, pump rooms,
garbage storage areas
and other service
requirements should be
located in basement car
parks or out of view.

Ramping for accessibility
should be minimised by
building entry location and
setting ground floor levels
in relation to footpath
levels.

Durable, graffiti resistant
and easily cleanable
materials should be used.

Where development
adjoins public parks, open
space or bushland, the
design positively

Satisfactory
landscaping has
been incorporated
into the design to
soften the built form.

Mailbox design and
location acceptable.
Mailboxes are
located within open-
air lobbies. Each
lobby is secured by
a gate with
electronic access.
Townhouses have
individual street
mailboxes which are
lockable.

Car park design
garbage and other
services create no
identifiable adverse
amenity impacts.

The design does not
detract from the
adjoining public
open space. Building
entries are clearly
defined, landscaping
and articulation
delineates
communal private
open space and
public. There is
minimal use of blank
walls and
unarticulated
elements.

Yes
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oo o e | Note: Due 0 e
following design solutions: Size requirements
" | from Essential
e street access, Energy for the
pedestrian paths and proposed substation
building entries which due to requirements
are clearly defined for Church Street,
the substation could
* paths, lowfences and | o pe ocated within
planting that clearly the basement.
delineate between
communal/private open
space and the
adjoining public open
space
¢ minimal use of blank
walls, fences and
ground level parking.
On sloping sites protrusion
of car parking above
ground level should be
minimised by using split
levels to step underground
car parking
3D Communal and public open space
3D-1An Design Criteria Due to orientation of | Acceptable
e freas | 1. Communalopenspace | e BTl | &5 e
space is provided has a minimum area equal apartments solar meets the
to 25% of the site (see ) e
to enhance figure 3D.3) access and views, objectives
residential ' the central garden of this
amenity and to 2. Developments achieve | will not receive 2 clause and
provide a minimum of 50% direct hours of solar alternative
opportunities for sunlight to the principal access to 50% of the | solutions
landscaping usable part of the principal communal | allowing all
communal open space for | open space in mid- year usage
a minimum of 2 hours winter. For this of the
between 9 am and 3 pm reason, an indoor communal
on 21 June (mid winter). pool is provided to areas.

Communal open space
should be consolidated
into a well designed, easily
identified and usable area.

Communal open space
should have a minimum
dimension of 3m, and
larger developments
should consider greater
dimensions.

Communal open space
should be co-located with

allow use throughout
the year, and the
outcome is
considered
appropriate having
regards to when the
site’s aspect.

Noted balconies are
larger and north
facing for 83% of the
proposed dwellings.
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Direct, equitable access
should be provided to
communal open space
areas from common
circulation areas, entries
and lobbies.

Where communal open
space cannot be provided
at ground level, it should
be provided on a podium
or roof.

Where developments are
unable to achieve the
design criteria, such as on
small lots, sites within
business zones, orin a
dense urban area, they
should:

e provide communal
spaces elsewhere such
as a landscaped roof
top terrace or a
common room

e provide larger
balconies or increased
private open space for
apartments

e demonstrate good
proximity to public
open space and
facilities and/or provide
contributions to public
open space

3D - 2 Communal
open space is
designed to allow
for a range of
activities, respond
to site conditions
and be attractive
and inviting

Facilities are provided
within communal open
spaces and common
spaces for a range of age
groups (see also 4F
Common circulation and
spaces), incorporating
some of the following
elements:

¢ seating for individuals
or groups

e Dbarbecue areas

¢ play equipment or play
areas

e swimming pools, gyms,

The nominated
communal area is
capable of being
used for barbeques,
seating and
recreation, allowing
a mixture of
opportunities to
enjoy the area.

The communal area
satisfactorily
responds to the
microclimate and
site conditions by
allowing the
apartments to enjoy
the northern aspect

12/02/2020
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tennis courts or
common rooms.

The location of facilities
responds to microclimate
and site conditions with
access to sun in winter,
shade in summer and
shelter from strong winds
and down drafts.

Visual impacts of services
should be minimised,
including location of
ventilation duct outlets
from basement car parks,
electrical substations and
detention tanks.

and the communal
area to be based
around shade and
ventilation, the
enclosed swimming
pool pavilion allows
all weather
recreation.

Proposed
landscaping will
adequately screen
any services visible
from the communal
areas.

3D - 3 Communal
open space is
designed to
maximise safety

Communal open space
and the public domain
should be readily visible
from habitable rooms and
private open space areas
while maintaining visual
privacy. Design solutions
may include:

e bay windows
e corner windows
e balconies.

Communal open space
should be well lit.

Where communal open
space/facilities are
provided for children and
young people they are
safe and contained

The communal open
space areas are
satisfactory in
regards to safety.

All Apartments and
townhouses have a
window or living

area that overlooks
the communal area.

Landscaping is
proposed to include
satisfactory lighting.

The communal area
is also fenced for
security.

3D - 4 Public
open space,
where provided,
iS responsive to
the existing
pattern and uses
of the
neighbourhood

The public open space
should be well connected
with public streets along at
least one edge.

The public open space
should be connected with
nearby parks and other
landscape elements.

Public open space should
be linked through view
lines, pedestrian desire
paths, termination points
and the wider street grid.

Solar access should be
provided year round along

Central communal
area and adjoining
private open space
is approximately
800m? of
landscaped area
adjoining the
pedestrian path
along Lord Street
with a gated
entrance.

Communal area is
connected to the
north and west
street frontages,
creating an active

12/02/2020
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with protection from strong
winds.

Opportunities for a range
of recreational activities
should be provided for
people of all ages.

A positive address and
active frontages should be
provided adjacent to public
open space.

Boundaries should be
clearly defined between
public open space and
private areas

interface the street.

Public open space
can be viewed from
each apartments
private open space
and the communal
area is visible from
Lord Street.

Boundaries are
clearly identifiable.

3E Deep soil zone

(%]

3E - 1 Deep soll
zones provide
areas on the site
that allow for and
support healthy
plant and tree
growth. They
improve
residential
amenity and
promote
management of
water and air
quality

Design Criteria

1. Deep soil zones are to
meet the following
minimum requirements:

< 650m2, no min
dimension, 7% site
area deep soil zone.

650-1500m?, 3m
dimension, 7% site
area deep soil zone.

>1500m2, 6m
dimension, 7% site
area deep soil zone.

a)

b)

On some sites it may be
possible to provide larger
deep soil zones,
depending on the site area
and context:

e 10% of the site as
deep soil on sites with
an area of 650m2 -
1,500m?2

e 15% of the site as
deep soil on sites
greater than 1,500mz2.

Deep soil zones should be
located to retain existing
significant trees and to
allow for the development
of healthy root systems,
providing anchorage and
stability for mature trees.
Design solutions may

The site is 2527m?
and therefore
requires 7% of site
area to be deep soill
zones with a
minimum width of
6m.

A deep soil zone
area of 108m?
complies with a
minimum 6m
dimensions and
equal to 4.2% of the
site area. However,
when including the
non-compliant area
due to width, it
equals
approximately 20%
deep soil zone for
the site.

It should be noted
that there are no
existing trees within
the site.

The location and
typology of the site
has been utilised by
locating a strip of
Deep soil zone
along the entire
frontage of William
street and a area of
deep soil zone
adjacent to Lord
Street for solar

No But
acceptable
as detailed
beside.
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include:

e basement and sub
basement car park
design that is
consolidated beneath
building footprints

e use of increased front
and side setbacks

¢ adequate clearance
around trees to ensure
long term health

e co-location with other
deep soil areas on
adjacent sites to create
larger contiguous
areas of deep soil.

Achieving the design
criteria may not be
possible on some sites
including where:

e the location and
building typology have
limited or no space for
deep soil at ground
level (e.g. central
business district,
constrained sites, high
density areas, or in
centres)

e there is 100% site
coverage or non-
residential uses at
ground floor level.

Where a proposal does
not achieve deep soil
requirements, acceptable
stormwater management
should be achieved and
alternative forms of
planting provided such as
on structure.

access and
providing attractive
connections/interfac
e to the street.

Acceptable
stormwater
management and
alternative platform
plantings have been
provided to create
suitable landscaping
for areas open areas
that do not achieve
standard numerical
deep soil
requirements.

3F Visual privacy

3F - 1 Adequate
building
separation
distances are
shared equitably
between
neighbouring

Design Criteria

1. Separation between
windows and balconies is
provided to ensure visual
privacy is achieved.
Minimum required
separation distances from

The proposal
includes 19m
interface between
apartments and
townhouses within
the site, which
exceeds the

12/02/2020
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sites, to achieve
reasonable levels
of external and
internal visual
privacy

buildings to the side and
rear boundaries are as
follows:

a)

b)

Building height up to
12m (4 storey) need
6m setback to
habitable and 3m to
non habitable.

Buildings up to 25m (5-
8 storeys) need 9m to
habitable and 4.5m to
non habitable.

Buildings over 25m (9+
storeys) need 12m to
habitable and 6m to
non habitable.

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

Generally, one step in the
built form as the height
increases due to building
separations is desirable.
Additional steps should be
careful not to cause a
'ziggurat' appearance.

For residential buildings
next to commercial
buildings, separation
distances should be
measured as follows:

for retail, office spaces
and commercial
balconies use the
habitable room
distances

for service and plant

requirements and
complies with the
ADG.

Up to four storeys
the proposal has a
4.5m setback to the
eastern boundary.
Note the adjoining
building has non-
habitable (bathroom)
windows and
therefore satisfies
the ADG objectives
(noting the balcony
has screening to the
boundary and no
direct lines of sight
between windows
and balconies).

At levels 4 to 6 the
proposal has 4.5m
setback to some
habitable (bedroom)
windows and an
unscreened balcony
atlevel 7. This is
less than the
recommended 9m
setback but is
proposed on the
basis that the
neighbouring
property has no
habitable windows
facing the site, and
the windows /
balconies allow
easterly ocean views
and solar access.
There is no
detrimental impact to
the neighbouring
development.
Between four to
eight storeys the
proposal has 4.5m
setback to non-
habitable (bathroom)
windows and is
therefore satisfies
the objective.

Note the orientation
maximises visual
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areas use the non-
habitable room
distances.

New development should
be located and oriented to
maximise visual privacy
between buildings on site
and for neighbouring
buildings. Design solutions
include:

e site layout and building
orientation to minimise
privacy impacts (see
also section 3B
Orientation)

e 0n sloping sites,
apartments on different
levels have appropriate
visual separation
distances (see figure
3F.4).

Apartment buildings
should have an increased
separation distance of 3m
(in addition to the
requirements set out in
design criteria 1) when
adjacent to a different
zone that permits lower
density residential
development to provide for
a transition in scale and
increased landscaping
(figure 3F.5).

Direct lines of sight should
be avoided for windows
and balconies across
corners.

No separation is required
between blank walls

privacy and does not
detract from the
adjoining apartment
buildings existing
visual privacy.

3F - 2 Site and
building design
elements
increase privacy
without
compromising
access to light
and air and
balance outlook
and views from
habitable rooms

Communal open space,
common areas and
access paths should be
separated from private
open space and windows
to apartments, particularly
habitable room windows.
Design solutions may
include:

e setbacks

e Communal areas

are satisfactorily
separated from
private open
space areas with
landscaping,
planter boxes
and raised
private open
space above the
public domain.

Yes
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and private open
space

e solid or partially solid
balustrades to
balconies at lower
levels

¢ fencing and/or trees
and vegetation to
separate spaces

e screening devices

e bay windows or pop
out windows to provide
privacy in one direction
and outlook in another

e raising
apartments/private
open space above the
public domain or
communal open space

e planter boxes
incorporated into walls
and balustrades to
increase visual
separation

e pergolas or shading
devices to limit
overlooking of lower
apartments or private
open space

e 0n constrained sites
where it can be
demonstrated that
building layout
opportunities are
limited, fixed louvres or
screen panels to
windows and/or
balconies.

Bedrooms, living spaces
and other habitable rooms
should be separated from
gallery access and other
open circulation space by
the apartment’s service
areas.

Balconies and private
terraces should be located
in front of living rooms to
increase internal privacy.

Windows should be offset
from the windows of

Balconies and
terraces adjoin
internal living
areas providing
separation and
privacy.

Windows do not
directly adjoin
other units or
windows of
adjoining
apartments.
Screening has
been used on
lower levels to
provide privacy
from communal
areas.

Privacy to
adjoining
properties’
private open
space is provided
by satisfactory
design layout to
ensure attractive
and appropriate
boundary
interface;

at the apartment
building a
satisfactory
courtyard wall
adjoins the
neighbouring
apartment
building as
requested by the
neighbours;

the pool pavilion
has a satisfactory
wall facing the
boundary over a
stone base and
landscaped
interface

at the
townhouses an
existing timber
fence adjoins the
neighbouring
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adjacent buildings.

Recessed balconies
and/or vertical fins should
be used between adjacent
balconies

dwelling.

e windows in the

proposal facing
the eastern
boundary are
limited and those
that do are
positioned to
avoid overlooking
of private open
space.

3G Pedestrian access and entries

3G - 1 Building
entries and
pedestrian
access connects
to and addresses
the public domain

Multiple entries (including
communal building entries
and individual ground floor
entries) should be
provided to activate the
street edge.

Entry locations relate to
the street and subdivision
pattern and the existing
pedestrian network.

Building entries should be
clearly identifiable and
communal entries should
be clearly distinguishable
from private entries.

Where street frontage is
limited and multiple
buildings are located on
the site, a primary street
address should be
provided with clear sight
lines and pathways to

secondary building entries.

Development
provides pedestrian
access on three
frontages, with the
apartment building
having access via
two foyers both
accessible from the
William Street and
Lord Street or the
basement car park.
The Townhouses
each have a front
entrances facing
Church street and
access from the
basement car park.
All entrances will be
identifiable from the
street and
considered
satisfactory.

3G - 2 Access,
entries and
pathways are
accessible and
easy to identify

Building access areas
including lift lobbies,
stairwells and hallways
should be clearly visible
from the public domain
and communal spaces.

The design of ground
floors and underground
car parks minimise level
changes along pathways
and entries.

Steps and ramps should
be integrated into the
overall building and
landscape design.

Access is visible.

No major level
changes along
proposed pathways
and entry points.

Steps and ramps are
integrated to the
building design.

Electronic access is
proposed for the
apartments and
garage.

12/02/2020
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For large developments
‘way finding’ maps should
be provided to assist
visitors and residents (see
figure 4T.3).

For large developments
electronic access and
audio/video intercom
should be provided to
manage access

3G - 3 Large sites
provide
pedestrian links
for access to
streets and
connection to
destinations

Pedestrian links through
sites facilitate direct
connections to open
space, main streets,
centres and public
transport.

Pedestrian links should be
direct, have clear sight
lines, be overlooked by
habitable rooms or private
open spaces of dwellings,
be well lit and contain
active uses, where
appropriate

Clear line of site is
provided to and from
entries, lobbies
which allow views
from the street to the
central communal
area.

Yes

3H Vehicle access

3H - 1 Vehicle
access points are
designed and
located to
achieve safety,
minimise conflicts
between
pedestrians and
vehicles and
create high
quality
streetscapes

Car park access should be
integrated with the
building’s overall facade.
Design solutions may
include:

e the materials and
colour palette to
minimise visibility from
the street

e security doors or gates
at entries that minimise
voids in the facade

e where doors are not
provided, the visible
interior reflects the
facade design and the
building services, pipes
and ducts are
concealed.

Car park entries should be
located behind the building
line.

Vehicle entries should be
located at the lowest point

Standard car park
access provided,
which dips below the
road/out of site.

Satisfactory
landscaping
provided around the
entry to help soften
the entry.

Entry located on
secondary frontage
adjoining
landscaping.
Access has been
provided on the
north to help
maintain solar
access/setback to
the north.

Headlight glare will
focus on secondary
frontages and not
directly on ground
level habitable living
areas.

Yes
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of the site minimising ramp
lengths, excavation and
impacts on the building
form and layout.

Car park entry and access
should be located on
secondary streets or lanes
where available.

Vehicle standing areas
that increase driveway
width and encroach into
setbacks should be
avoided.

Access point locations
should avoid headlight
glare to habitable rooms.

Adequate separation
distances should be
provided between vehicle
entries and street
intersections.

The width and number of
vehicle access points
should be limited to the
minimum.

Visual impact of long
driveways should be
minimised through
changing alignments and
screen planting.

The need for large
vehicles to enter or turn
around within the site
should be avoided.

Garbage collection,
loading and servicing
areas are screened.

Clear sight lines should be
provided at pedestrian and
vehicle crossings.

Traffic calming devices
such as changes in paving
material or textures should
be used where
appropriate.

Pedestrian and vehicle
access should be
separated and
distinguishable. Design

The proposed
basement driveway
off Lord Street is
provided suitable
separation to
intersections and
assessed as
acceptable.

Pedestrian and
vehicle access
points have been
separated.

Signage has been
added to the
proposal to improve
the safety of
pedestrians and
exiting vehicles.

Garbage collection
and loading zones
has been addressed
by Applicant. Further
development of the
waste management
strategy, by Sellicks
03/09/19, confirms
off-site collection is
an appropriate
solution for this
proposal without
impact to the public
realm and
maintaining
significant
landscaping within
the site.
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solutions may include:

e changes in surface
materials

¢ level changes

e the use of landscaping
for separation

3J Bicycle and car parking

3J - 1 Car parking
is provided based
on proximity to
public transport in
metropolitan
Sydney and
centres in
regional areas

Notes

Port Macquarie is
a nominated
regional centre.

In terms of using
Guide to Traffic
Generating
Developments,
Port Macquarie is
a “sub-regional
centre” as by
definition it does
not have access
to rail.

Medium density is
2 - <20 dwellings.

High Density is
20 or more
dwellings

Design Criteria

1. For development in the
following locations:

a) on sites that are within
800 metres of a railway
station or light rail stop
in the Sydney
Metropolitan Area; or

b) onland zoned, and
sites within 400 metres
of land zoned, B3
Commercial Core, B4
Mixed Use or
equivalent in 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.

Where a car share
scheme operates locally,
provide car share parking
spaces within the
development. Car share
spaces, when provided,
should be on site.

Where less car parking is
provided in a
development, council
should not provide on
street resident parking
permits

The site isin a
nominated regional
centre.

Site is within 400m
of a B4 zone.

30 Apartments and 6
townhouses

- 6 X 2 bed units
- 24 x 3 bed units

- 6Xx 3 bedroom
Townhouses.

6 x 2 bedroom unit
= 6 spaces

24 x 3 bedroom
units = 36 spaces

6 x 3 bedroom high
density residential =
9 spaces

36/5 = 7.2 visitor
spaces.

Total required is 6 +
36 +9+7.2=58.2
spaces

Total of 79
residential car
spaces and 4 visitor
car spaces.

The basement car
park provides
greater than the
minimum car parking
requirements for the
site.

The visitor parking
strategy has been
revised to provide 4
visitor parking

Acceptable
, as the
justification
has met
the criteria
of this
clause.
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Guide to Traffic 252?”5 dvg:]hln the
Generating Developments additional 11 parking
Medium density residential | spaces located on
flat buildings require: Church Street will be
: delineated with
1 space per unit + formalised line
- 1space for every 5 X2 | marking, note this
bedroom unit + location on Church
- 1 space for every 2 x 3 Street is currently
bedroom unit + unmarked and will
assist with
- 1 space for 5 units formalising public on
(visitor parking). street car parking
High density residential and public amenity.
flat buildings for These spaces will
metropolitan sub-regional | NOt be dedicated or
centres require: owned by the
proposed
- 0.6 spaces per 1 development.
bedroom unit _ ,
This is considered
- 0.9 spaces per 2 acceptable, as the
bedroom unit required car parking
- 1.40 spaces per 3 spaces have been
bedroom unit + provided within the
_ basement. The only
- 1 space per 5 units short fall is
(visitor parking) dedicated onsite
visitor spaces.
Additionally,
providing delineated
on street car parking
will provide
improved street
amenity compared
to the existing
informal parking.
3J - 2 Parking Conveniently located and | The basement car Yes

and facilities are
provided for other
modes of
transport

sufficient numbers of
parking spaces should be
provided for motorbikes
and scooters.

Secure undercover bicycle
parking should be
provided that is easily
accessible from both the
public domain and
common areas.

Conveniently located
charging stations are
provided for electric
vehicles, where desirable

park allows for
vehicle spaces to be
used for motorbikes
etc. Storage areas
are available for
bicycles.

0%
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3J - 3 Car park
design and
access is safe
and secure

Supporting facilities within
car parks, including
garbage, plant and switch
rooms, storage areas and
car wash bays can be
accessed without crossing
car parking spaces.

Direct, clearly visible and
well lit access should be
provided into common
circulation areas.

A clearly defined and
visible lobby or waiting
area should be provided to
lifts and stairs.

For larger car parks, safe
pedestrian access should
be clearly defined and
circulation areas have
good lighting, colour, line
marking and/or bollards

Support facilities
available and
carpark design
satisfactory.

The proposal does
not include a car
wash bay as there is
no requirement
under the PMHC
DCP or the
Apartment Design
Guide. Commercial
car wash facilities
are available in
close proximity to
the site.

3J - 4 Visual and
environmental
impacts of
underground car
parking are
minimised

Excavation should be
minimised through efficient
car park layouts and ramp
design.

Car parking layout should
be well organised, using a
logical, efficient structural
grid and double loaded
aisles.

Protrusion of car parks
should not exceed 1m
above ground level.
Design solutions may
include stepping car park
levels or using split levels
on sloping sites.

Natural ventilation should
be provided to basement
and sub basement car
parking areas.

Ventilation grills or
screening devices for car
parking openings should
be integrated into the
facade and landscape
design

Excavation
minimised to that
practical given the
desired density for
the site.

Layout is well
organised with a
logical layout and
design has utilised a
split level layout with
ground level entry to
townhouses.

Basement car
parking is discretely
ventilated by
integrating supply air
with a garden
pavilion and ducting
exhaust air to the
rooftop of the
apartment building.
This avoids grilles
within the ground
plane and allows
soft landscaping to
predominate.

3J - 5 Visual and
environmental
impacts of on-

On-grade car parking
should be avoided.

None proposed.

12/02/2020
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grade car parking
are minimised

Where on-grade car
parking is unavoidable, the
following design solutions
are used:

e parking is located on
the side or rear of the
lot away from the
primary street frontage

e cars are screened from
view of streets,
buildings, communal
and private open space
areas

e safe and direct access
to building entry points
is provided

e parking is incorporated
into the landscape
design of the site, by
extending planting and
materials into the car
park space

e stormwater run-off is
managed appropriately
from car parking
surfaces ¢ bio-swales,
rain gardens or on site
detention tanks are
provided, where
appropriate

¢ light coloured paving
materials or permeable
paving systems are
used and shade trees
are planted between
every 4-5 parking
spaces to reduce
increased surface
temperatures from
large areas of paving

3J - 6 Visual and
environmental
impacts of above
ground enclosed
car parking are
minimised

Exposed parking should
not be located along
primary street frontages

Screening, landscaping
and other design elements
including public art should
be used to integrate the
above ground car parking
with the facade. Design
solutions may include:

Above ground
parking on Southern
elevation is
screened by the
ground floor of the 6
townhouses and not
visible from the
street, which
satisfies the ADG.

12/02/2020
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e car parking that is
concealed behind the
facade, with windows
integrated into the
overall facade design
(approach should be
limited to
developments where a
larger floor plate
podium is suitable at
lower levels)

e car parking that is
‘wrapped’ with other
uses, such as retail,
commercial or two
storey Small
Office/Home Office
(SOHO) units along the
street frontage (see
figure 3J.9).

Positive street address
and active frontages
should be provided at
ground level

4A Solar and daylight access

4A-1To
optimise the
number of
apartments
receiving sunlight
to habitable
rooms, primary
windows and
private open
space

Design Criteria

1. Living rooms and
private open spaces of at
least 70% of apartments in
a building receive a
minimum of 2 hours direct
sunlight between 9 am
and 3 pm at mid winter in
the Sydney Metropolitan
Area and in the Newcastle
and Wollongong local
government areas.

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.

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

The proposal
orientates all living
rooms and private
open spaces to the
north. Living rooms
and private open
spaces of 86% of
apartments and
townhouses receive
greater than 3 hours
direct sunlight
between 9am and
3pm on the winter
solstice.

Northern aspects
have been
maximised in the
design.

No single aspect
apartment or
townhouses
proposed.

More than 1m2
sunlight for 15min
achieved to living
areas.

Yes
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The design maximises
north aspect and the
number of single aspect
south facing apartments is
minimised.

Single aspect, single
storey apartments should
have a northerly or
easterly aspect.

Living areas are best
located to the north and
service areas to the south
and west of apartments.

To optimise the direct
sunlight to habitable
rooms and balconies a
number of the following
design features are used:

e dual aspect apartments

e shallow apartment
layouts

e two storey and
mezzanine level
apartments

e bay windows

To maximise the benefit to
residents of direct sunlight
within living rooms and
private open spaces, a
minimum of 1mz2 of direct
sunlight, measured at 1m
above floor level, is
achieved for at least 15
minutes.

Achieving the design
criteria may not be
possible on some sites.
This includes:

e where greater
residential amenity can
be achieved along a
busy road or rail line by
orientating the living
rooms away from the
noise source

e on south facing sloping
sites

o where significant views

The Design has
achieved desired
criteria under this
clause.
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are oriented away from
the desired aspect for
direct sunlight

Design drawings need to
demonstrate how site
constraints and orientation
preclude meeting the
design criteria and how
the development meets
the objective.

4A - 2 Daylight Courtyards, skylights and | Where townhouses | Yes
access is high level windows (with do not achieve 3
maximised where | sills of 1,500mm or hours of sunlight at
sunlight is limited | greater) are used only as | mid-winter, they still
a secondary light source in | receive access to
habitable rooms. daylight due to the
wide 20m interface
to the apartment
building.

Where courtyards are
used:

e use is restricted to
kitchens, bathrooms
and service areas

The proposal
maintains each end
of the central garden
¢ building services are entirely open to
concealed with maximise daylighting
appropriate detailing and solar access.
and materials to visible | Note, this also
walls allows solar access
to adjoining

e courtyards are fully properties

open to the sky

_ _ No need to

e access is provided to incorporate design
the light well from a solutions to achieve

communal area for of daylight access.
cleaning and

maintenance

e acoustic privacy, fire
safety and minimum
privacy separation
distances (see section
3F Visual privacy) are
achieved.

Opportunities for reflected
light into apartments are
optimised through:

o reflective exterior
surfaces on buildings
opposite south facing
windows

N . e _
e positioning windows to POREAACOUARIE
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neighbouring sites or
within the site) that will
reflect light
e integrating light
shelves into the design
e light coloured internal
finishes
4A - 3 Design A number of the following | The design Yes
incorporates design features are used: | incorporates
shading and glare . appropriate passive
control, * balco_nles orsun sun control
particularly for shadlnr? tthatheétend far elements. Most of
warmer months ggﬁ::ger gusn aﬁ)uet allow the northern fagade
winter sun to’ penetrate mcludgs deep
living areas balconies
(apartments) or
e shading devices such pergolas
as eaves, awnings, (townhouses).
balconies, pergolas, Glazing is minimised
external louvres and to eastern and
planting western facades and
: . where it is used the
e horizontal shading to | ity is screened
north facing windows | \ith vertical louvres
o vertical shading to east | angled to maintain
and particularly west ocean views.
facing windows
e operable shading to
allow adjustment and
choice
e high performance glass
that minimises external
glare off windows, with
consideration given to
reduced tint glass or
glass with a reflectance
level below 20%
(reflective films are
avoided)
4B Natural ventilation
4B - 1 All The building's orientation Design and location | Yes

habitable rooms
are naturally
ventilated

maximises capture and
use of prevailing breezes
for natural ventilation in
habitable rooms.

Depths of habitable rooms
support natural ventilation.

The area of unobstructed
window openings should
be equal to at least 5% of

of openings make
use of natural
ventilation.

0%
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the floor area served.

Light wells are not the

primary air source for

habitable rooms.

Doors and openable

windows maximise natural

ventilation opportunities by
using the following design
solutions:

e adjustable windows
with large effective
openable areas

e avariety of window
types that provide
safety and flexibility
such as awnings and
louvres

¢ windows which the
occupants can
reconfigure to funnel
breezes into the
apartment such as
vertical louvres,
casement windows and
externally opening
doors

4B - 2 The layout | Apartment depths are Depth of units is Yes

and design of
single aspect
apartments
maximises
natural ventilation

limited to maximise
ventilation and airflow (see
also figure 4D.3)

Natural ventilation to
single aspect apartments
is achieved with the
following design solutions:

e primary windows are
augmented with
plenums and light wells
(generally not suitable
for cross ventilation)

e stack effect ventilation /
solar chimneys or
similar to naturally
ventilate internal
building areas or rooms
such as bathrooms and
laundries

e courtyards or building
indentations have a
width to depth ratio of

acceptable given
multiple aspect to
allow light and
ventilation.
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2:1 or 3:1 to ensure

effective air circulation

and avoid trapped

smells
4B - 3 The Design Criteria 100% of apartments | Yes
pattments with | - Atleast 60% of aturally cross
natural cross apartment_s are r_laturall_y ventilated and have
ventilation is Cross ventilated in the first dual aspects, which
maximised to nine S toreys of the exceeds the ’
create a building. Apartments at ten minimum ADG
comfortable storeys or greater are recommendation of
indoor deer_ned to be cross 60%.
environment for ventilated only if any _

. enclosure of the balconies | Cross through depth

residents

at these levels allows
adequate natural
ventilation and cannot be
fully enclosed.

2. Overall depth of a
Cross-over or cross-
through apartment does
not exceed 18m,
measured glass line to
glass line.

The building should
include dual aspect
apartments, cross through
apartments and corner
apartments and limit
apartment depths.

In cross-through
apartments external
window and door opening
sizes/areas on one side of
an apartment (inlet side)
are approximately equal to
the external window and
door opening sizes/areas
on the other side of the
apartment (outlet side)
(see figure 4B.4).

Apartments are designed

to minimise the number of
corners, doors and rooms
that might obstruct airflow.

Apartment depths,
combined with appropriate
ceiling heights, maximise
cross ventilation and
airflow

of apartments does
not exceed 18m and
designed with limited
number of corners,
doors and rooms
that might obstruct
airflow.

4C Ceiling heights
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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 = 2.7m
Non-habitable = 2.4m

For 2 storey apartments =
2.7m for main living area
floor and 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 use
areas = 3.3m for ground
and first floor to promote
future flexibility of use

These minimums do not
preclude higher ceilings if
desired.

Ceiling height can
accommodate use of
ceiling fans for cooling and
heat distribution.

Units have 2.7m
ceiling heights in

habitable rooms and

2.4m for non-
habitable rooms.

Development not

located in mix use

area.

Yes

4C - 2 Ceiling
height increases
the sense of
space in
apartments and
provides for well
proportioned
rooms

A number of the following
design solutions can be
used:

e the hierarchy of rooms
in an apartment is
defined using changes
in ceiling heights and
alternatives such as
raked or curved
ceilings, or double
height spaces

¢ well proportioned
rooms are provided, for
example, smaller
rooms feel larger and
more spacious with
higher ceilings

Ceiling heights are

acceptable
throughout the
development.

Yes
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e ceiling heights are

maximised in habitable
rooms by ensuring that
bulkheads do not
intrude. The stacking of
service rooms from
floor to floor and
coordination of
bulkhead location
above non-habitable
areas, such as robes or
storage, can assist

4C - 3 Ceiling
heights contribute
to the flexibility of
building use over
the life of the
building

Ceiling heights of lower
level apartments in
centres should be greater
than the minimum required
by the design criteria
allowing flexibility and
conversion to non-
residential uses (see
figure 4C.1)

Development is not
located in a
commercial or mixed
use zone.

N/A

4D Apartment size

and layout

4D - 1 The layout
of rooms within
an apartment is
functional, well
organised and
provides a high
standard of
amenity

Design Criteria

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

Studio = 35m?

1 bedroom = 50m?
2 bedroom = 70m?2
3 bedroom = 90m?2

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

A fourth bedroom and
further additional
bedrooms increase the
minimum internal area by
12m2 each.

2. 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

The development
provides 6 x 2
bedroom units, 24x
3 bedroom units and
6x 3 bedroom
townhouses (all with
3 bathrooms)

The 2 bedroom units
exceed 75m?
(factors in extra 5m?2
for additional
bathroom) and the 3
bedroom exceeds
100mz (factors in
extra 10m?2 for
additional 2
bathrooms).

Every habitable
room has access to
a window with
compliant glass
area.

Kitchens are not part
of hallways etc.

Yes
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rooms.

Kitchens should not be
located as part of the main
circulation space in larger
apartments (such as
hallway or entry space).

A window should be
visible from any point in a
habitable room.

Where minimum areas or
room dimensions are not
met apartments need to
demonstrate that they are
well designed and
demonstrate the usability
and functionality of the
space with realistically
scaled furniture layouts
and circulation areas.
These circumstances
would be assessed on
their merits

4D - 2
Environmental
performance of
the apartment is
maximised

Design Criteria

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

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

Greater than minimum
ceiling heights can allow
for proportional increases
in room depth up to the
permitted maximum
depths.

All living areas and
bedrooms should be
located on the external
face of the building.

Where possible:

e bathrooms and
laundries should have
an external openable
window.

e main living spaces
should be oriented

All units include an
open plan layout and
generally complies
with the maximum
habitable room
depth of 8m.

Living areas and
bedrooms are
located on the
external face of the
building.

Yes
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toward the primary
outlook and aspect and
away from noise
sources
4D - 3 Apartment | Design Criteria Master bedrooms Yes

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

1. Master bedrooms have
a minimum area of 10m?2
and other bedrooms 9m?2
(excluding wardrobe
space).

2. Bedrooms have a
minimum dimension of 3m
(excluding wardrobe
space).

3. Living rooms or
combined living/dining
rooms have a minimum
width of:

* 3.6m for studio and 1
bedroom apartments

* 4m for 2 and 3 bedroom
apartments

4. The width of cross-over
or cross-through
apartments are at least 4m
internally to avoid deep
narrow apartment layouts.

Access to bedrooms,
bathrooms and laundries
is separated from living
areas minimising direct
openings between living
and service areas.

All bedrooms allow a
minimum length of 1.5m
for robes.

The main bedroom of an
apartment or a studio
apartment should be
provided with a wardrobe
of a minimum 1.8m long,
0.6m deep and 2.1m high.

Apartment layouts allow
flexibility over time, design
solutions may include:

e dimensions that
facilitate a variety of
furniture arrangements
and removal

comply with the
10m2 minimum
standard and other
bedrooms comply
with the 9m?2
standard.

Bedrooms comply
with 3m minimum
dimension.

Living rooms comply
with 4m minimum
dimension.

Suitable separation
of rooms and
bathrooms exists.

Robes in bedrooms
considered
acceptable.

Layouts contain
flexibility for
adaptable uses.
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spaces for a range of
activities and privacy
levels between
different spaces within
the apartment

dual master
apartments

dual key apartments
Note: dual key
apartments which are
separate but on the
same title are regarded
as two sole occupancy
units for the purposes
of the Building Code of
Australia and for
calculating the mix of
apartments

room sizes and
proportions or open
plans (rectangular
spaces (2:3) are more
easily furnished than
square spaces (1:1))

efficient planning of
circulation by stairs,
corridors and through
rooms to maximise the
amount of usable floor
space in rooms

4E Private open s

ace and balconies

4E -1
Apartments
provide
appropriately
sized private
open space and
balconies to
enhance
residential
amenity

Design Criteria

1. All apartments are
required to have primary
balconies as follows:

a)

b)

d)

Studio apartments =
4m?

1 bedroom apartments
= 8m2 and 2m min
depth.

2 bedroom apartments
=10m?2 and 2m min
depth.

3+ bedroom
apartments = 12m2 and
2.4m min depth.

The minimum balcony
depth to be counted as

All units have
balconies and
primary open space
that exceeds
minimum ADG
dimensions
(Minimum 35m2).

All townhouses have
podium private open
space area
exceeding 15m?

Yes
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contributing to the balcony
area is 1m.

2. 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 15m?2
and a minimum depth of
3m.

Increased communal open
space should be provided
where the number or size
of balconies are reduced.

Storage areas on
balconies is additional to
the minimum balcony size.

Balcony use may be
limited in some proposals
by:

e consistently high wind
speeds at 10 storeys
and above

e close proximity to road,
rail or other noise
sources

e exposure to significant
levels of aircraft noise

e heritage and adaptive
reuse of existing
buildings

In these situations, juliet
balconies, operable walls,
enclosed wintergardens or
bay windows may be
appropriate, and other
amenity benefits for
occupants should also be
provided in the apartments
or in the development or
both. Natural ventilation
also needs to be
demonstrated

4E - 2 Primary
private open
space and
balconies are
appropriately
located to

Primary open space and
balconies should be
located adjacent to the
living room, dining room or
kitchen to extend the living
space.

Private open space
areas adjoin living
areas and are not
located on southern
elevations.

12/02/2020
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?”ha".c.e Private open spaces and Balconies contain
liveability for balconi domi | itabl
residents alconies predominantly suitable access.
face north, east or west.
Primary open space and
balconies should be
orientated with the longer
side facing outwards or be
open to the sky to optimise
daylight access into
adjacent rooms.
4E - 3 Private Solid, partially solid or Suitable mixture of Yes

open space and
balcony design is
integrated into
and contributes to
the overall
architectural form
and detail of the
building

transparent fences and
balustrades are selected
to respond to the location.
They are designed to
allow views and passive
surveillance of the street
while maintaining visual
privacy and allowing for a
range of uses on the
balcony. Solid and partially
solid balustrades are
preferred.

Full width full height glass
balustrades alone are
generally not desirable.

Projecting balconies
should be integrated into
the building design and
the design of soffits
considered.

Operable screens,
shutters, hoods and
pergolas are used to
control sunlight and wind.

Balustrades are set back
from the building or
balcony edge where
overlooking or safety is an
issue.

Downpipes and balcony
drainage are integrated
with the overall facade and
building design.

Air-conditioning units
should be located on
roofs, in basements, or
fully integrated into the
building design.

Where clothes drying,

solid and glass
balustrades used to
provide views and
privacy.

Balconies on level 1
to 4 have partially
solid balustrades
and levels 5to 8
have predominately
glass.

Balconies suitably
comply with
requirements.
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storage or air conditioning
units are located on
balconies, they should be
screened and integrated in
the building design.

Ceilings of apartments
below terraces should be
insulated to avoid heat
loss.

Water and gas outlets
should be provided for
primary balconies and
private open space

4E - 4 Private
open space and
balcony design
maximises safety.

Changes in ground levels
or landscaping are
minimised.

Design and detailing of
balconies avoids
opportunities for climbing
and falls.

Balcony design will
need to comply with
the Building Code of
Australia for safety
reasons.

Yes

4F Common circu

lation and spaces

4F - 1 Common
circulation spaces
achieve good
amenity and
properly service
the number of
apartments

Design Criteria

1. The maximum number
of apartments off a
circulation core on a single
level is eight.

2. For buildings of 10
storeys and over, the
maximum number of
apartments sharing a
single lift is 40.

Greater than minimum
requirements for corridor
widths and/ or ceiling
heights allow comfortable
movement and access
particularly in entry
lobbies, outside lifts and at
apartment entry doors.

Daylight and natural
ventilation should be
provided to all common
circulation spaces that are
above ground.

Windows should be
provided in common
circulation spaces and
should be adjacent to the
stair or lift core or at the

Maximum number of
units off a circulation
core is 2, which is
less than the ADG
recommendation of
8.

Design complies
with natural light and
ventilation
requirements.

Corridors have
allowed dual aspect
apartments.

Living areas do not
directly access core
area.

Additional design
mitigation elements
are not
recommended for
visual or acoustic
privacy.

Yes
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ends of corridors.

Longer corridors greater
than 12m in length from
the lift core should be
articulated. Design
solutions may include:

e a series of foyer areas
with windows and
spaces for seating

e wider areas at
apartment entry doors
and varied ceiling
heights

Design common
circulation spaces to
maximise opportunities for
dual aspect apartments,
including multiple core
apartment buildings and
Cross over apartments.

Achieving the design
criteria for the number of
apartments off a
circulation core may not
be possible. Where a
development is unable to
achieve the design criteria,
a high level of amenity for
common lobbies, corridors
and apartments should be
demonstrated, including:

e sunlight and natural
cross ventilation in
apartments

e access to ample
daylight and natural
ventilation in common
circulation spaces

e common areas for
seating and gathering

e generous corridors with
greater than minimum
ceiling heights

e other innovative design
solutions that provide
high levels of amenity

Where design criteria 1 is
not achieved, no more
than 12 apartments should
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be provided off a
circulation core on a single
level.

Primary living room or
bedroom windows should
not open directly onto
common circulation
spaces, whether open or
enclosed. Visual and
acoustic privacy from
common circulation
spaces to any other rooms
should be carefully
controlled

4F - 2 Common
circulation spaces
promote safety
and provide for
social interaction
between
residents

Direct and legible access
should be provided
between vertical
circulation points and
apartment entries by
minimising corridor or
gallery length to give
short, straight, clear sight
lines.

Tight corners and spaces
are avoided.

Circulation spaces should
be well lit at night.

Legible signage should be
provided for apartment
numbers, common areas
and general wayfinding.

Incidental spaces, for
example space for seating
in a corridor, at a stair
landing, or near a window
are provided.

In larger developments,
community rooms for
activities such as owners
corporation meetings or
resident use should be
provided and are ideally
co-located with communal
open space.

Where external galleries
are provided, they are
more open than closed
above the balustrade
along their length.

Common areas are
short in length and
contain suitable
width to allow
access.

Tight corners and
spaces have been
avoided.

Circulation area are
provided with
daylight access and
able to be well lit at
night.

Communal open
space is available
for residential
meetings.

Yes

4G Storage
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4G - 1 Adequate, | Design Criteria The 2 bedroom Yes
\é\glrl;ees:gned 1. In addition to storage in aﬁﬂiwsgﬁfomply
proviged in each kitchens, bathrooms _and additional storage
apartment bedrooms, the following and the 3 bedroom

P storage is provided: :
apartment complies

a) Studio apartments = with the 10m3
4ms, additional storage.

b) 1 bedroom apartments | At least 50% is
= 6m3. provided in the unit.

C) 2 bedroom apartments | Refer to drawing
8m3, DAO004 for summary

d) 3+ bedroom gf prI?V'S'tO n fo_r ebag[?]
apartments = 10ms. dwetling type in bo

internal and in

At least 50% of the basement.

required storage is to be

located within the

apartment.

Storage is accessible from

either circulation or living

areas.

Storage provided on

balconies (in addition to

the minimum balcony size)

is integrated into the

balcony design, weather

proof and screened from

view from the street.

Left over space such as

under stairs is used for

storage

4G - 2 Additional | Storage not located in Storage has been Yes

storage is
conveniently
located,
accessible and
nominated for
individual
apartments

apartments is secure and
clearly allocated to specific
apartments.

Storage is provided for
larger and less frequently
accessed items.

Storage space in internal
or basement car parks is
provided at the rear or
side of car spaces or in
cages so that allocated car
parking remains
accessible.

If communal storage
rooms are provided they
should be accessible from
common circulation areas

integrated into the
design of the
basement car park
and not visible to the
public.
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of the building.
Storage not located in an
apartment is integrated
into the overall building
design and is not visible
from the public domain.
4H Acoustic privacy
4H - 1 Noise Adequate building The use of Yes
transfer is separation is provided separation,
minimised within the development screening and
through the siting | and from neighbouring location of high use
of buildings and buildings/adjacent uses living areas ensures
building layout (see also section 2F no adverse acoustic
Building separation and issues. Living areas
section 3F Visual privacy). | are also grouped
Window and door :E;OESIT dtirrlle I:r\]/gls of
openings are generally townhousegs
orientated away from '
noise sources. Noisy areas such as
Noisy areas within entries and corridors
buildings including building | 9rouPed together.
entries and corridors Number of party
should be located nextto | walls have been
or above each other and limited to an extent.
e s oo | ntemalnose
: sources are located
Storage, circulation areas | at least 3m away
and non-habitable rooms | from bedrooms.
SOUICes provisions of ADG
: have been suitably
The number of party walls | implemented.
(walls shared with other
apartments) are limited
and are appropriately
insulated.
Noise sources such as
garage doors, driveways,
service areas, plant
rooms, building services,
mechanical equipment,
active communal open
spaces and circulation
areas should be located at
least 3m away from
bedrooms.
4H - 2 Noise Internal apartment layout | Apartments are Yes T
impacts are separates noisy spaces typically mirrored so mmm
mitigated within from quiet spaces, using a | avoiding shared HASTINGS
apartments number of the following walls between SR NGtk

Item 06
Page 95



AGENDA

DEVELOPMENT ASSESSMENT PANEL

12/02/2020
through layout design solutions: conflicting residential
and acoustic e rooms with similar uses. The design is
treatments noise requirements are considered to have

rou edqto other met the criteria of
group 9 this clause.
e doors separate
different use zones
e wardrobes in bedrooms
are co-located to act as
sound buffers
Where physical separation
cannot be achieved noise
conflicts are resolved
using the following design
solutions:
e double or acoustic
glazing
e acoustic seals ¢ use of
materials with low
noise penetration
properties
e continuous walls to
ground level courtyards
where they do not
conflict with
streetscape or other
amenity requirements
4J Noise and pollution
4J - 1 In noisy or | To minimise impacts the Development Yes

hostile
environments the
impacts of
external noise
and pollution are
minimised
through the
careful siting and
layout of buildings

following design solutions
may be used:

e physical separation

between buildings and
the noise or pollution
source

e residential uses are

located perpendicular
to the noise source and
where possible
buffered by other uses

e non-residential

buildings are sited to
be parallel with the
noise source to provide
a continuous building
that shields residential
uses and communal
open spaces

e non-residential uses

implements and has
regard for ADG
requirements.

The building
includes deep
balconies and
landscaped frontage
to the more active
William Street
frontage to mitigate
any noise concerns.
This allows for a
balance between
providing solar
access and views,
which is an
alternative solution
within the criteria of
this clause.

There are no non-
residential uses
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are located at lower
levels vertically
separating the
residential component
from the noise or
pollution source.
Setbacks to the
underside of residential
floor levels should
increase relative to
traffic volumes and
other noise sources

e buildings should
respond to both solar
access and noise.
Where solar access is
away from the noise
source, nonhabitable
rooms can provide a
buffer

e where solar access is
in the same direction
as the noise source,
dual aspect apartments
with shallow building
depths are preferable
(see figure 4J.4)

e landscape design
reduces the perception
of noise and acts as a
filter for air pollution
generated by traffic
and industry.

Achieving the design
criteria in this Apartment
Design Guide may not be
possible in some
situations due to noise and
pollution. Where
developments are unable
to achieve the design
criteria, alternatives may
be considered in the
following areas:

e solar and daylight
access

e private open space and
balconies

e natural cross
ventilation

proposed within the
development or
adjoining the subject
site.
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4] - 2 Appropriate
noise shielding or
attenuation
techniques for the
building design,
construction and
choice of
materials are
used to mitigate
noise
transmission

Design solutions to
mitigate noise include:

¢ limiting the number and
size of openings facing
noise sources

e providing seals to
prevent noise transfer
through gaps

e using double or
acoustic glazing,
acoustic louvres or
enclosed balconies
(wintergardens)

e using materials with
mass and/or sound
insulation or absorption
properties e.g. solid
balcony balustrades,
external screens and
soffits

Development
implements and has
regard for ADG
requirements.

4K Apartment mix

4K - 1 A range of
apartment types
and sizes is
provided to cater
for different
household types
now and into the
future

A variety of apartment
types is provided The
apartment mix is
appropriate, taking into
consideration:

¢ the distance to public
transport, employment
and education centres

e the current market
demands and
projected future
demographic trends

e the demand for social
and affordable housing

o different cultural and
socioeconomic groups

Flexible apartment
configurations are
provided to support
diverse household types
and stages of life including
single person households,
families, multi-generational
families and group
households.

A suitable apartment
mix is provided. The
units provide for a
diverse household
makeup.

4K - 2 The
apartment mix is

Different apartment types
are located to achieve

Location of
apartments provides

12/02/2020
Yes
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distributed to
suitable locations
within the building

successful facade
composition and to
optimise solar access (see
figure 4K.3).

Larger apartment types
are located on the ground
or roof level where there is
potential for more open
space and on corners
where more building
frontage is available.

acceptable
compliance with
ADG.

4L Ground floor a

partments

4L - 1 Street
frontage activity is
maximised where
ground floor
apartments are
located

Direct street access
should be provided to
ground floor apartments.

Activity is achieved
through front gardens,
terraces and the facade of
the building. Design
solutions may include:

e both street, foyer and
other common internal
circulation entrances to
ground floor
apartments

e private open space is
next to the street

e doors and windows
face the street

Retail or home office
spaces should be located
along street frontages.

Ground floor apartment
layouts support small
office home office (SOHO)
use to provide future
opportunities for
conversion into
commercial or retail areas.
In these cases provide
higher floor to ceiling
heights and ground floor
amenities for easy
conversion.

All ground floor units
and townhouses
have direct street
access, through
active landscaping
and private open
space located next
to the street.

Townhouse design
is consistent with
Figure 4L.3 of the
ADG.

No commercial uses
proposed.

The provision of an
additional access in
this case is not
necessary in this
case.

Design has
adequately
addressed the ADG.

4L - 2 Design of
ground floor
apartments
delivers amenity
and safety for
residents

Privacy and safety should
be provided without
obstructing casual
surveillance. Design
solutions may include:

The use of
appropriate fencing,
screening and
landscaping
provides a suitable
mixture of privacy

12/02/2020
Yes
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e elevation of private and surveillance by
P ground floor units.
gardens and terraces Orientation to the
above the street level north and large
by 1-1.5m (see figure windows have been
aL4) incorporated in the
e landscaping and design to achieve
private courtyards solar access, which
. . . complies with the
¢ window sill heights that ADGp
minimise sight lines '
into apartments
e integrating balustrades,
safety bars or screens
with the exterior design
Solar access should be
maximised through:
¢ high ceilings and tall
windows
e trees and shrubs that
allow solar access in
winter and shade in
summer
4M Facades
4M - 1 Building Design solutions for front The building fagcade | Yes

facades provide
visual interest
along the street
while respecting
the character of
the local area

building facades may
include:

a composition of varied
building elements

a defined base, middle
and top of buildings

revealing and
concealing certain
elements

changes in texture,
material, detail and
colour to modify the
prominence of
elements

Building services should
be integrated within the
overall fagade.

Building facades should
be well resolved with an
appropriate scale and
proportion to the
streetscape and human
scale. Design solutions
may include:

contains suitable
elements that
comply with ADG
requirements
creating visual
interest.
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e well composed
horizontal and vertical
elements

e variation in floor
heights to enhance the
human scale

e elements that are
proportional and
arranged in patterns

e public artwork or
treatments to exterior
blank walls

e grouping of floors or
elements such as
balconies and windows
on taller buildings

Building facades relate to
key datum lines of
adjacent buildings through
upper level setbacks,
parapets, cornices,
awnings or colonnade
heights.

Shadow is created on the
facade throughout the day
with building articulation,
balconies and deeper
window reveals.

4M - 2 Building
functions are
expressed by the
facade

Building entries should be
clearly defined.

Important corners are
given visual prominence
through a change in
articulation, materials or
colour, roof expression or
changes in height.

The apartment layout
should be expressed
externally through facade
features such as party
walls and floor slabs

Entries are clearly
defined.

The building
provides suitable
articulation and
apartment layout
expressed externally
through facade
features.

Yes

4N Roof design

4N - 1 Roof
treatments are
integrated into the
building design
and positively
respond to the

Roof design relates to the
street. Design solutions
may include:

e special roof features
and strong corners

Roof design is
acceptable.

Bulk of the roof has
been minimised by
using architectural
details.

Yes
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street e use of skillion or very Service elements
low pitch hipped roofs | are located away
. from the street
e breaking down the frontage.
massing of the roof by
using smaller elements | The Townhouses
to avoid bulk have steeply pitched
. . roofs to clearly
* using materials or a identify each
pitched form dwelling and create
complementary to interesting
adjacent buildings streetscape.
Roof treatments should be
integrated with the building
design. Design solutions
may include:
e roof design
proportionate to the
overall building size,
scale and form
e roof materials
compliment the
building
e service elements are
integrated
4N - 2 Habitable roof space Top floor apartments | Yes
Opportunities to should be provided with proposed with large
use roof space for | good levels of amenity. balcony. Acceptable
residential Design solutions may privacy levels
accommodation include: achieved.
and open space
are maximised e penthouse apartments
e dormer or clerestory
windows
e openable skylights
Open space is provided on
roof tops subject to
acceptable visual and
acoustic privacy, comfort
levels, safety and security
considerations.
4N - 3 Roof Roof design maximises Roof design Yes
design solar access to provides suitable
incorporates apartments during winter shading and solar
sustainability and provides shade during | access.
features summer. Design solutions
may include: Sae
e the roof lifts to the S
PORT MACQUARIE
norh HASTINGS
e eaves and overhangs
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shade walls and
windows from summer
sun.

Skylights and ventilation
systems should be
integrated into the roof
design

40 Landscape design

40 - 1 Landscape
design is viable
and sustainable

Landscape design should
be environmentally
sustainable and can
enhance environmental
performance by
incorporating:

o diverse and
appropriate planting

e bio-filtration gardens

e appropriately planted
shading trees

e areas for residents to
plant vegetables and
herbs

e composting

- green roofs or
walls

Ongoing maintenance
plans should be prepared.

Microclimate is enhanced
by:

e appropriately scaled
trees near the eastern
and western elevations
for shade

e a balance of evergreen
and deciduous trees to
provide shading in
summer and sunlight
access in winter

e shade structures such
as pergolas for
balconies and
courtyards

Tree and shrub selection
considers size at maturity
and the potential for roots
to compete (see Table 4)

Suitable landscape
plan provided.

The landscape has
been designed with
great diversity in
planting stock and
size reinforcing
pedestrian ways and
communal open
space.

Trees and shrub
selection has
considered size and
roots, as well as
microclimates and
Town Beach
Masterplan under
the PMHC-LEP.

Small size trees are
proposed within
deep spoil zones

and podium planting.

Yes
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Table 4 requires

e For site area up to
850m?2 = 1 medium tree
per 50m? of deep soil
zone

e Between 850 - 1,500m?2
=1 large tree or 2
medium trees per 90m2
of deep soil zone

e Greater than 1,500mz2 =
1 large tree or 2
medium trees per 80m2
of deep soil zone

40 - 2 Landscape
design
contributes to the
streetscape and
amenity

Landscape design
responds to the existing
site conditions including:

e changes of levels
e views

e significant landscape
features including trees
and rock outcrops

Significant landscape
features should be
protected by:

e tree protection zones
(see figure 40.5)

e appropriate signage
and fencing during
construction

Plants selected should be
endemic to the region and
reflect the local ecology

Suitable landscaping
provided.

4P Planting on str

uctures

4P - 1
Appropriate soll
profiles are
provided

Structures are reinforced
for additional saturated
soil weight

Soil volume is appropriate
for plant growth,
considerations include:

e modifying depths and
widths according to the
planting mix and
irrigation frequency

o free draining and long
soil life span

Planting zones over
the basement have
been designed to
achieve 600-800mm
soil depth where

planting is proposed.

Turf areas over the
basement are
designed with the
required 200mm soil
depth and larger
trees in these areas
are to be in pots.
This complies with

12/02/2020
Yes
Yes
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e tree anchorage

Minimum soil standards
for plant sizes should be
provided in accordance

with Table 5.

Table 5 requires

e Large trees 12-18m
high, up to 16m crown
spread at maturity =
need 150m3 of soil at a
depth of 1,200mm and
area of 10m x 10m or
equivalent.

e Medium trees 8-12m
high, up to 8m crown
spread at maturity =
need 35m3 of soil at a
depth of 1,000mm and
area of 6m x 6m or
equivalent.

¢ Small trees 6-8m high,
up to 4m crown spread
at maturity = need 9m3
of soil at a depth of
800mm and area of
3.5m x 3.5m or
equivalent.

e Shrubs need soil depth
of 500-600mm

e Ground cover needs
soil depth of 300-
450mm

e Turf needs soil depth
of 200mm

the ADG.

Engineering plans to
be supplied prior to
Construction
Certificate.

4P - 2 Plant
growth is
optimised with
appropriate
selection and
maintenance

Plants are suited to site
conditions, considerations
include:

e drought and wind
tolerance

e seasonal changes in
solar access

e modified substrate
depths for a diverse
range of plants

e plant longevity

A landscape maintenance
plan is prepared.

Landscaping plans
have included
adequate plant
selection for the
proposal.

Yes

0%
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Irrigation and drainage
systems respond to:

¢ changing site
conditions

e soil profile and the
planting regime

o whether rainwater,
stormwater or recycled
grey water is used

4P - 3 Planting on
structures
contributes to the
guality and
amenity of
communal and
public open
spaces

Building design
incorporates opportunities
for planting on structures.
Design solutions may
include:

e green walls with
specialised lighting for
indoor green walls

o wall design that
incorporates planting

e green roofs, particularly
where roofs are visible
from the public domain

e planter boxes

Note: structures designed
to accommodate green
walls should be integrated
into the building facade
and consider the ability of
the facade to change over
time

Design contains
adequate plantings
within the site such
areas above the
basement car park
to form the ground
level landscaping.

4Q Universal desi

n

4Q - 1 Universal
design features
are included in
apartment design
to promote
flexible housing
for all community
members

Developments achieve a
benchmark of 20% of the
total apartments
incorporating the Liveable
Housing Guideline's silver
level universal design
features

Liveable Housing
Guideline’s
Compliance Report
by Indesign Access
dated 30/05/2019,
has been provided
to support the
proposal. It states
that greater than
20% of the dwellings
in the development
have been designed
to achieve the
Liveable Housing
Guideline’s Silver
Level design
features so is

12/02/2020

Yes
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compliant with ADG
recommendations.

4Q - 2 A variety Adaptable housing should | Building design Yes
of apartments be provided in accordance | allows adaptability.
with adaptable with the relevant council
designs are policy Design solutions for
provided adaptable apartments
include:
e convenient access to
communal and public
areas
¢ high level of solar
access
e minimal structural
change and residential
amenity loss when
adapted
e larger car parking
spaces for accessibility
e parking titled
separately from
apartments or shared
car parking
arrangements
4Q - 3 Apartment | Apartment design Apartment design Yes
layouts are incorporates flexible allows for flexible
flexible and design solutions which room usage and
accommodate a may include: living space.
range of lifestyle : .
needs e rooms with multiple
functions
e dual master bedroom
apartments with
separate bathrooms
e larger apartments with
various living space
options
e open plan ‘loft’ style
apartments with only a
fixed kitchen, laundry
and bathroom
4R Adaptive reuse
4R - 1 New Design solutions may No additions N/A
additions to include: proposed.
existing buildings - new elements to align “" :
are contemporary with the existing S——
and buildin PORT MACQUARIE
complementary uliding HASTINGS
and enhance an |e additions that
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area's identity
and sense of
place

complement the
existing character,
siting, scale,
proportion, pattern,
form and detailing

e use of contemporary
and complementary
materials, finishes,
textures and colours

Additions to heritage items
should be clearly
identifiable from the
original building.

New additions allow for
the interpretation and
future evolution of the
building.

4R - 2 Adapted
buildings provide
residential
amenity while not
precluding future
adaptive reuse

Design features should be
incorporated sensitively
into adapted buildings to
make up for any physical
limitations, to ensure
residential amenity is
achieved. Design solutions
may include:

e generously sized voids
in deeper buildings

e alternative apartment
types when orientation
is poor

e using additions to
expand the existing
building envelope

Some proposals that
adapt existing buildings
may not be able to
achieve all of the design
criteria in this Apartment
Design Guide. Where
developments are unable
to achieve the design
criteria, alternatives could
be considered in the
following areas:

e where there are
existing higher ceilings,
depths of habitable
rooms could increase
subject to
demonstrating access

Not an adapted
building.

N/A

0%
g
PORT MACQUARIE

HASTINGS

COUNCIL

Item 06
Page 108



AGENDA

DEVELOPMENT ASSESSMENT PANEL

12/02/2020
to natural ventilation,
cross ventilation (when
applicable) and solar
and daylight access
(see also sections 4A
Solar and daylight
access and 4B Natural
ventilation)

e alternatives to
providing deep soll
where less than the
minimum requirement
is currently available on
the site

e building and visual
separation — subject to
demonstrating
alternative design
approaches to
achieving privacy

e common circulation

e car parking

e alternative approaches
to private open space
and balconies

4S Mixed use
4S - 1 Mixed use | Mixed use development Not a mixed use N/A
developments are | should be concentrated development.
provided in around public transport
appropriate and centres.
Ior%?/ti:;)enzg?\?e Mixed use developments
gtreet frontages positively contribute to the
that encourag o public domain. Design

. 9 solutions may include:
pedestrian
movement ¢ development

addresses the street

e active frontages are
provided

o diverse activities and
uses

¢ avoiding blank walls at
the ground level

¢ live/work apartments
on the ground floor
level, rather than
commercial

4S - 2 Residential | Residential circulation Development Yes

0%
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levels of the areas should be clearly contains limited
building are defined. Design solutions | concealment/entrap
integrated within | may include: ment areas and
the development, e residential entries are provides suitable
and safety and separated from surveillance to
amenity is cofnmercial entries and | €Nsure safety to
maximised for ) ) occupants.
- directly accessible from
residents
the street
e commercial service
areas are separated
from residential
components
e residential car parking
and communal facilities
are separated or
secured
e security at entries and
safe pedestrian routes
are provided
e concealment
opportunities are
avoided
Landscaped communal
open space should be
provided at podium or roof
levels.
4T Awnings and sighage
4T - 1 Awnings Awnings should be located | The development Yes

are well located
and complement
and integrate with
the building
design

along streets with high
pedestrian activity and
active frontages.

A number of the following
design solutions are used:

e continuous awnings
are maintained and
provided in areas with
an existing pattern

e height, depth, material
and form complements
the existing street
character

e protection from the sun
and rain is provided

e awnings are wrapped
around the secondary
frontages of corner

sites

does not front a high
pedestrian street or
provide an
active/commercial
frontage.

Awnings are
provided to identify
the entry areas and
lobbies on William
Street and Lord
Street.

Front fences and
gates will delineate
entrances to the
proposed
townhouses on
Church Street.

0%
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e awnings are retractable
in areas without an
established pattern
Awnings should be located
over building entries for
building address and
public domain amenity.
Awnings relate to
residential windows,
balconies, street tree
planting, power poles and
street infrastructure.
Gutters and down pipes
should be integrated and
concealed.
Lighting under awnings
should be provided for
pedestrian safety.
4T - 2 Signage Sighage should be No Signage is N/A
responds to the integrated into the building | proposed, however
context and design and respond to the | capable of
desired scale, proportion and complying if
streetscape detailing of the required.
character development.
Legible and discrete way
finding should be provided
for larger developments.
Sighage is limited to being
on and below awnings and
a single facade sign on the
primary street frontage.
4U Energy efficiency
4U -1 Adequate natural light is Location of Yes
Development provided to habitable balconies and open
incorporates rooms (see 4A Solar and space on the
passive daylight access). northern elevation
Sg\é;rc;]nmental Well located, screened Zgiggis quality solar
9 outdoor areas should be :
provided for clothes drying | Where townhouses
do not receive 3hrs
solar access at mid-
winter, all habitable
rooms receive
satisfactory natural
light (daylighting) to i
both rooms which -
face north into the m}mm
central garden and H ASTI(f\IGS
rooms which face SR NGtk
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south to provide
address and passive
surveillance to
Church Street.
The large private
open space to both
apartments
(balconies) and
townhouses
(courtyards) ensures
ample screened
outdoor area for
clothes drying.
4U - 2 A number of the following | Provisions provided | Yes
Development design solutions are used: | in the design or can
incorporates e the use of smart glass be retrospectively
passive solar . applied. Design
design to or OtheLtngnObg'eS satisfies BASIX
optimise heat on nor_t and west requirements.
storage in winter elevations
and reduce heat |e thermal mass inthe
transfer in floors and walls of
summer north facing rooms is
maximised
e polished concrete
floors, tiles or timber
rather than carpet
e insulated roofs, walls
and floors and seals on
window and door
openings
e overhangs and shading
devices such as
awnings, blinds and
screens
Provision of consolidated
heating and cooling
infrastructure should be
located in a centralised
location (e.g. the
basement)
4U - 3 Adequate | A number of the following | All the units are Yes

natural ventilation
minimises the
need for
mechanical
ventilation

design solutions are used:

e rooms with similar
usage are grouped
together

e natural cross
ventilation for
apartments is
optimised

provided with
satisfactory amount
of openings and
allowances for
ventilation.
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systems are
integrated into
site design

areas, driveways or in
basement car parks.

On large sites parks or
open spaces are designed
to provide temporary on
site detention basins.

12/02/2020
e natural ventilation is
provided to all
habitable rooms and as
many non-habitable
rooms, common areas
and circulation spaces
as possible
4V Water management and conservation
4V - 1 Potable Water efficient fittings, BASIX certificate Yes
water use is appliances and provided.
minimised \t/)v:?rt]i\év?tg:ar;tése should Landscaping can be
P ' managed/replanted
Apartments should be to suit. Landscaping
individually metered. plan drawn by
Rainwater should be Slé'rtsgrl]y qualified
collected, stored and P '
reused on site.
Drought tolerant, low
water use plants should be
used within landscaped
areas
4V - 3 Flood Detention tanks should be | Basement flood Yes
management located under paved management system

and detention has
been designed by a
suitably qualified
professional.
Stormwater and
drainage
documentation has
been prepared by
Sellick Consultants.

Runoff from roofs,
balconies and
through porous
paving materials
over the basement is
collected and fed
into the stormwater
tanks below ground
to the south west
corner of the site.

Large area of
gardens and
planting will
maximise the use of
all collected water.

Refer to Civil
Engineering plans
attached to this
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report.

4\W Waste management

4W - 1 Waste
storage facilities
are designed to
minimise impacts
on the
streetscape,
building entry and
amenity of
residents

Adequately sized storage
areas for rubbish bins
should be located
discreetly away from the
front of the development
or in the basement car
park.

Waste and recycling
storage areas should be
well ventilated.

Circulation design allows
bins to be easily
manoeuvred between
storage and collection
points.

Temporary storage should
be provided for large bulk
items such as mattresses.

A waste management plan
should be prepared

Suitable sized
basement garbage
storage proposed.

Garbage area has
been integrated
within the basement
out of sight and
accessible to
occupants.

Communal bulk
waste enclosure has
been updated after
consultation with
private waste
collection service JR
Richards & Sons, to
ensure waste
collection can be
appropriately
serviced by a waste
vehicle.

Ventilation has been
integrated into the
designed.

Yes

4W - 2 Domestic
waste is
minimised by
providing safe
and convenient
source separation
and recycling

All dwellings should have
a waste and recycling
cupboard or temporary
storage area of sufficient
size to hold two days
worth of waste and
recycling.

Communal waste and
recycling rooms are in
convenient and accessible
locations related to each
vertical core.

For mixed use
developments, residential
waste and recycling
storage areas and access
should be separate and
secure from other uses.

Alternative waste disposal
methods such as
composting should be
provided

Bin storage areas
available within
dwellings.

Yes
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4X Building maintenance

4X - 1 Building
design detail
provides
protection from
weathering

A number of the following
design solutions are used:

e roof overhangs to
protect walls

¢ hoods over windows
and doors to protect
openings

e detailing horizontal
edges with drip lines to
avoid staining of
surfaces

o methods to eliminate or
reduce planter box
leaching

e appropriate design and
material selection for
hostile locations

Design contains
suitable weather
protection
measures.

4X - 2 Systems
and access
enable ease of
maintenance

Window design enables
cleaning from the inside of
the building.

Building maintenance
systems should be
incorporated and
integrated into the design
of the building form, roof
and facade.

Design solutions do not
require external
scaffolding for
maintenance access.

Manually operated
systems such as blinds,
sunshades and curtains
are used in preference to
mechanical systems.

Centralised maintenance,
services and storage
should be provided for
communal open space
areas within the building.

Except for several
southern windows,
the majority of
windows could be
accessed via
balconies/extension
poles.

Remainder would
need scaffolding or
abseiling equipment.

Adequate storage
and maintenance
storage available.

4X - 3 Material
selection reduces
ongoing
maintenance
costs

A number of the following
design solutions are used:

e sensors to control
artificial lighting in
common circulation
and spaces

Generally robust and
modern materials
and finishes will be
selected. Majority of
the building can be
accessed for
maintenance from

12/02/2020
Yes
Yes
Yes
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. time to time.
e natural materials that

weather well and
improve with time such
as face brickwork

e easily cleaned surfaces
that are graffiti resistant

e robust and durable
materials and finishes
are used in locations
which receive heavy
wear and tear, such as
common circulation
areas and lift interiors

State Environmental Planning Policy (Building Sustainability Index: BASIX)
2004

A BASIX certificate (number 1016830M) has been submitted demonstrating that the
proposal will comply with the requirements of the SEPP. It is recommended that a
condition be imposed to ensure that the commitments are incorporated into the
development and certified at Occupation Certificate stage.

State Environmental Planning Policy (Infrastructure) 2007

Clause 45 — Development in proximity to electricity infrastructure — referral to
Essential Energy required for any of the following:

(a) the penetration of ground within 2m of an underground electricity power line or
an electricity distribution pole or within 20m of any part of an electricity tower,
(b) development carried out:
(i)  within or immediately adjacent to an easement for electricity purposes
(whether or not the electricity infrastructure exists), or
(i)  immediately adjacent to an electricity substation, or
(ii)  within 5m of an exposed overhead electricity power line,

Pursuant to Clause 45 the application was referred to Essential Energy. The
proposed development is located adjacent to overhead power lines along Church
Street frontage and a new substation is proposed within the property boundary. The
nearby overhead electricity lines will be carefully planned around during the
excavation and construction works. Essential Energy is satisfied that compliance can
be achieved and final approval of the substation site will be provided as part of the
design certification process. Essential Energy has provided concurrence and general
comments.

The development does not trigger any of the traffic generating development
thresholds of Clause 104. Referral to the RMS is not required.

Based on the above, the proposed development addresses relevant clauses in the
SEPP and will not to create any significant adverse conflicts that are identifiable.

Port Macquarie-Hastings Local Environmental Plan 2011

The proposal is consistent with the LEP having regard to the following:

g
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e Clause 2.2 - The subject site is zoned R4 High Density Residential.
e Clause 2.3(1) and the R4 zone land use table - The proposed development for a
residential flat building is a permissible land use with consent.

The objectives of the R4 zone are as follows:

o To provide for the housing needs of the community within a high density
residential environment.

o To provide a variety of housing types within a high density residential
environment.

o To enable other land uses that provide facilities or services to meet the day
to day needs of residents.

o To provide for tourist and visitor accommodation in key tourist precincts of
urban areas of the Council area, while also encouraging increased
population levels.

o To encourage development that has regard to the desired future character
of streets and supports active and safe uses at pedestrian level.

Clause 2.3(2) - The proposal is consistent with the zone objectives having regard
to the following:

o The proposal is a permissible land use;

o The development will provide appropriate high density residential
apartments and medium density townhouses to meet the housing needs of
the community;

o The proposal has regard to the desired character of the street and
supports safe use at the pedestrian level.

[ ]

o Clause 4.3 - This clause establishes the maximum “height of a building” (or
building height) that a building may be built to on any parcel of land. The term
“building height (or height of building)” is defined in the LEP to mean “the
vertical distance between ground level (existing) and the highest point of the
building, including plant and lift overruns, but excluding communication devices,
antennae, satellite dishes, masts, flagpoles, chimneys, flues and the like”. The
term “ground level (existing)” is also defined in the LEP to mean “the existing
level of a site at any point”.

The subject site has three applicable maximum building heights identified on
the Height of Buildings Map of:

- 26.5 metres to the northern portion of the site,

- 19.0 metres to the south-western portion of the site, and,

- 17.5 metres to the south-eastern portion of the site.

The maximum height of building is 27.8m. The majority of the proposed
development complies with the standard. The height variation proposed is
considered minor, being approximately 0.5 - 1.3m where the building steps
down the sloping site and is lower than the current DA, DA2006/593, as
modified, approved building height. Refer to drawing DA006 and DA203 by
Stewart Architects, which demonstrates the areas of the building that exceed
the height limit and the currently approved building envelopment.

In considering the height variation, compliance with the objectives of Clause 4.3
of the LEP have been considered below:

(a) to ensure that buildings are compatible with the height, bulk and scale of the
existing and desired future character of the locality,

~
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Comment:

The variation is for the lift overrun, mechanical plant height and southern roof
parapet of the multi-unit residential building, the habitable spaces of the
building sit wholly beneath the 26.5m height limit to William st, with limited
visibility of the variation from William and Lord Street.

The southern portion of the site proposed 6 townhouses, well below the
permissible building heights of 19m and 17.5m.

It should be noted that the proposed building height is below the current active
approval for the site by 2.4m (DA2006/593).

The locality is characterised by a number of other residential flat buildings
ranging in height from three to eight storeys above ground level. Examples of
existing residential flat buildings include 46 - 48 William Street, 44 William
Street, 40 William Street, 18 Lord Street, 12 - 24 William St and 67 William
Street.

Based on the above, the proposed height, bulk and scale of the development is
considered compatible with the existing and desired future character of the
locality.

(b) to minimise visual impact, disruption of views, loss of privacy and loss of
solar access to existing development,

Comment:
The visual impact of the building is considered satisfactory for the following
reasons:

. The application generally complies with SEPP 65 and the Apartment Design
Guide. See comments earlier under SEPP 65 - Design Quality of Residential
Flat Development.

. The main variations are located behind the facades of the building and will not
be identifiable at street level or disrupt any existing views.

o The variations are minor equating to 0.5m to 1.3m over the 26.5m Height of
Building, equating to <5% variation being sort.

o With the variation only being lift overrun, mechanical plant height and southern
roof parapet. The exceedance of the apartments represents 4.6% of the overall
roof area.

. The building height is of a comparable scale to others in the area and will
therefore not be visually dominant.

. The southern portion of the development is well under the Height of Building
levels.

. The variation is not seeking additional development yield.

View impacts and solar access are considered in detail later in this report under
‘View Sharing’ and ‘Overshadowing’. The proposed variation is unlikely to
create any adverse view loss or overshadowing.

Potential privacy impacts are considered under the relevant DCP provisions
below and have been satisfactorily addressed in the building design. The height
variation has no adverse impacts on privacy of adjoining developments.
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(c) to minimise the adverse impact of development on heritage conservation
areas and heritage items,

Comment:

The subject site has potential to contain historical archaeological relics, which
are protected under s.139 of the Heritage Act 1977. The Applicant must obtain
an approval under s.141 of the Heritage Act 1977 prior to any harm occurring to
relics. The Height variation does not adversely affect any Heritage items within
the site or adjoining.

(d) to nominate heights that will provide a transition in built form and land use
intensity within the area covered by this Plan.

Comment:

The height limits for the area were recently reviewed via Amendment 31 of LEP
2011 with 26.5m, 19m and 17.5m height limits being nominated over the site.
The proposed height is compatible with other buildings in the area and is lower
than the currently active development approval on the site for a Residential Flat
Building. Therefore, the proposed height is considered to be consistent with
other buildings in the area and transitions well into the future strategic heights
for the locality. The minor variations do not compromise this intent.

In addition to the above, the applicant has lodged a written request in
accordance with Clause 4.6 of the LEP objecting to the 26.5m building height
standard applying to the site which is established under Clause 4.3 (see Clause
4.6 comments below).

o Clause 4.4 - the floor space ratio of the proposal is approximately 2:1 which
complies with the maximum 3:1 (Northern portion) and 2:1 Southern Portion)
floor space ratio applying to the site.

[ ]

o The northern portion of the proposal has a gross floor area (GFA) of
3662.5m?, whilst the southern portion of the site has a proposed GFA of
1227.5m?, a total site GFA of 4888.0m? and has a total site land area of
2525m? therefore satisfactorily complying with this clause by achieving a
1.94:1 floor space ratio. Refer to the architectural documentation, drawing
DAO010 - area plan, for further information.

o Clause 4.6, consent must not be granted for a proposal that contravenes a
development standard unless the consent authority has considered a written
request from the applicant that justifies the variation by showing that the subject
standard is unreasonable or unnecessary and that there are sufficient
environmental planning grounds to justify the contravening of the standard.

As a result of the above, the applicant submitted a Clause 4.6 variation to the

building standard based on the following reasons:

o The proposed development achieves the objectives of the set out by the R4
High Density Residential Zone, and the objectives of both Clause 4.3 Height
of Buildings, and Clause 4.4 Floor Space Ratio. (See above)

Having considered the application and Clause 4.6 variation, the proposal will

have limited impact on the environment as per the reasons identified by the A~
Applicant. In addition, it is also considered that the development satisfies a PORT MACQUARIE
clause 4.6 variation by the following: althots
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o The variations are 0.5m to 1.3m over the 26.5m Height of Building, equating
to <5% variation being sort.

o The variation are limited to the lift area and roof parapet, which is central to
the site and not visible from William St.

o There are similar sized buildings within 500m of the site. As a result, the
proposed height and minor variation is not unreasonable within the context
of the area.

o There will be no identifiable public domain impacts due to the variation.

o In comparison to the current approved plans DA2006.593, the development
proposes a reduced height, as well as provides greater front and side
setbacks, which further reduces the bulk of the building. It also aids in more
of the units achieving solar access, and natural ventilation.

o The development is well articulated which further reduces the bulk of the
building.

o The height complies along the William Street elevation points, being the
primary street frontage.

o Through the use of screening and separation, there will be no loss of privacy
between adjoining developments.

o Height is increased to reduce excavation and minimise steep car parking
areas (i.e. making car parking more accessible). It also helps reduce cost
and allow for better detail in other aspects of the design.

o The height contributes to the ability to provide adaptable housing and a
range of units types to meet the desired demographic of the area.

o The overall design and height meets the existing and proposed future
character of the area.

o The development contains significant sections of compliance with the
maximum building height across the development.

o No habitable areas above the permissible height limit. Therefore no adverse
privacy concerns are apparent due to the variation.

o The development is consistent with the zoning and height objectives of the
LEP 2011 and is unlikely to have any implications on State related issues or
the broader public interest.

o The floor to ceiling heights are not excessive.

o The variation will not obstruct views to the Hastings River, Town Beach,
Ocean and broader Port Macquarie from any existing buildings within the
locality of the subject site. However, it should be noted that the loss of views
will occur from components of the building considered compliant with the
building height and footprint standards.

o There is public interest in the efficient use of land within proximity to existing
services and infrastructure. Such development encourages walking, cycling
and use of public transport and decreases ongoing maintenance costs for
public infrastructure compared to lower density residential development. The
height of the building has helped maximise the FSR and true development
potential of the property.

As per Planning Circulars PS 08-003 & 08-014, Council can assume the
Director’s Concurrence for variations to height limits. In addition, the variation
approximately 5% over the height limit and variations less than 10% can be
determined by the Development Assessment Panel, which provides
transparency to the decision.

o Clause 5.9 — no listed trees in Development Control Plan 2013 are proposed to A~
be removed. Trees on Church Street frontage have been recently removed by PORT MACQUARIE
Council. HASTINGS

CO U N-CI.L
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o Clause 5.10 — The subject site is identified as being within a heritage item —
archaeological site zone. Schedule 5 of the Port Macquarie-Hastings LEP
identifies this to be an archaeological zone of early European settlement. The
site was assessed under a previous development consent (The Charles) and
no further actions were required and therefore no further investigations are

proposed. The development application was referred to the Heritage Council of

New South Wales and appropriate conditions have been recommended.

. Clause 7.13 - Satisfactory arrangements are in place for provision of essential
services including water supply, electricity supply, sewer infrastructure,
stormwater drainage and suitable road access to service the development.

(i)  Any draft instruments that apply to the site or are on exhibition

No draft instruments apply to the site.

(iii) Any Development Control Plan in force

Port Macquarie-Hastings Development Control Plan 2013

DCP 2013: Residential Flat Development, Tourist and Visitor Accommodation
and Mixed Use Development
ggj:ctive Development Provisions Proposed Complies
3.3.2.2 Satisfactory site analysis Relevant information shown | Yes
plan submitted. on submitted
documentation.
3.3.2.3 Statement addressing site Relevant information shown | Yes
attributes and constraints on submitted
submitted. documentation.
Topography and current
active approvals for the
subject site have been
appropriately considered.
3.3.24 Streetscape and front Minimum 3m front setbacks | Yes
setback: have been achieved on
e Within 20% of the William, Lord and Church
average setback of the St.
adjoining buildings.
e 3m setback to all
frontages if no adjoining
development.
e 2m setback to
secondary frontages.
e Max. 9m setback for
tourist development to
allow for swimming pool.
3.3.25 Balconies and building Balconies facing Lord Street | Yes
extrusions can encroach up | of the northern building
to 600mm into setback. encroach 1.5m of the
setback. This is
approximately 50% of the
building line to Lord street.
The objectives have been

g
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achieved by promoting
balcony articulation has
increased usable private
open space to dwellings
and activation of the street
frontage.
Buildings generally aligned | Building line along William Yes
to street boundary. street is setback 3m, which
generally complies with the
with the existing street
character.
Primary openings aligned to | There are primary opening | Yes
street boundary or rear of and aspects from dwellings
site. addressing all boundaries,
which meet the objectives
of this clause.
3.3.2.6 Side setbacks comply with Development is setback 3m | Yes
Figure 3.3-1: from side boundaries.
e Min. Side setback 1.5m | Windows and building line
for 75% of building of primary living areas are a
depth. further 3m from the side
e Windows on side walls | boundaries.
min. 3m from side
boundary.
e 3m minimum where
adjacent to existing
strata titled building.
Side walls adjacent to Building articulation Yes
existing strata-titled satisfactory. Windows have
buildings should be been offset and/or screened
articulated and modulated to maintain both acoustic
to respond to the existing and visual privacy.
buildings. =
Min. 6m rear setback Being a dual frontage Yes
(including sub basements) property, the site does not
have a rear setback.
3.3.2.7 A party wall development Not required. N/A
may be required if site
amalgamation is not
possible and higher density
development is envisaged
by these controls.
3.3.2.8 Exposed party walls should | Not required. N/A
be finished in a quality
comparable to front facade
finishes.
3.3.29 Corner sites should be Adjoining lots have been Yes
consolidated with adjacent | consolidated and the
sites, so that the building proposed development
should turn the corner. addresses the street ‘
appropriately by utilising -
balconles_, windows and m}mm
landscaping. HASTINGS
3.3.2.11 | Buildings should be sited The development Yes SO WSk

Item 06
Page 122



AGENDA

DEVELOPMENT ASSESSMENT PANEL

12/02/2020
across the frontage of the addresses all 3 road
site (not down the length of | frontages. Areas providing
the site). Refer to Figure Deep Soil zones have been
3.3-3. provided for the full length
of William and Church
Street.
3.3.2.12 | Deep soil zones: Deep soil zones run for the | Yes
¢ Extend the width of the entire length of William and
site and have minimum | Church Street. An area
depth of 6m. meeting the minimum depth
e Are contiguous across is located at the entrance of
sites and within sites the communal area and
(see Fig 3.3-4). adjoining Lord Street. The
Objectives have been
satisfied, see landscaping
plan for further planting
detail.
3.3.2.13 | Deep soil zones No existing trees within the | Yes
accommodate existing site boundary. Refer to
advanced trees, and allow above comments and
for advanced tree planting. | landscaping plans.
3.3.2.14 | Sunlight to the principal Neighbouring private open Yes
area of ground-level private | space of adjacent
open space of adjacent properties is not reduced to
properties should not be less than 2 hours due to this
reduced to less than 3 development. See shadow
hours between 9.00am and | diagram on plan DAOO7.
3.00pm on June 22. Where
existing overshadowing by
buildings and fences is
greater than this, sunlight
should not be reduced by
more than 20%.
Buildings should not reduce | The proposal does not Yes
the sunlight available to the | reduce the sunlight
windows of living areas that | available to the windows of
face north in existing north facing living areas.
adjacent dwellings to less
than the above
specification.
3.3.2.15 | Internal clothes drying Sufficient area provided for | Yes
space provided (not clothes drying.
mechanical).
Ceiling fans provided in Can be installed Yes
preference to air retrospectively.
conditioning.
Solar hot water systems (or | Energy efficiency Yes
equivalent technology) requirements covered by
provided. BASIX.
Photovoltaic arrays installed | Not nominated but can be Yes
where practical. msta_lled retrospe_ctlvely if T
required for certain aspects S
of the building. PATAROI
Energy efficiency Con NIGHLE
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requirements also covered
by BASIX.
3.3.2.16 | Landscape plan provided Communal areas and deep | Acceptabl
including: soil zones is slightly below e
e 35% soft landscaping the 35% soft landscaping
with minimum width of requirements. However,
3m. there is above the minimum
e Existing vegetation and | private open space as hard
proposed treatment. landscaping proposed for
e Details of hard each unit, which allows for
landscaping. pots and other moveable
e Location of communal landscaping opportunities.
recreational facilities. Communal shelters,
e Species not to obscure | Séatings and pool is
doors, paths, etc. centrally located.
e Street treesin
accordance with
Council’s list.
3.3.2.19 | Landscape planto Landscaping is acceptable | Yes
demonstrate how trees and | and includes a range of
vegetation contribute to suitable species to be
energy efficiency and planted.
prevent winter shading on
neighbouring properties.
3.3.2.20 | All dwellings at ground floor | Ground floor units have Acceptabl
level have minimum 35m? of | 35m2 private open space e.
private open space, and landscaping. All units
including one area 4m x 4m | receive private open space
at maximum grade of 5% in one area of 4x4m or a
and directly accessible from | minimum of 3.6m x 6m,
living area. however, for the majority of
units total open space is in
separate areas. All primary
private open space is
directly adjoining living
areas. This generally meets
the objectives of this clause.
Dwellings not at ground All apartments above Yes
level have balconies with ground level include a
minimum area 8m? and minimum area of 24m?
minimum dimension 2m. including at least one
balcony with minimum
dimension 3m.
3.3.2.22 | Fencing or landscaping Fencing, gates and mail box | Yes
defines public/communal structure help define public
and private open space. and private spaces.
3.3.2.23 | Solid fences should be: Front fences are Yes

e Max. 1.2m high,

e Setback 1m,

e Suitably landscaped,

e Provide 3m x 3m splay.

predominately 1.2m height
along street frontages and
setback to allow for
landscaping reducing visual
impact. Fences above
basement carpark wall will
be transparent.

g
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3.3.2.25 | Fencing materials Proposed fencing Yes
consistent with or considered complimentary
complimentary to existing to others in the street and
fencing in the street. what is expected into the
future.
3.3.2.26 | Building to be designed so | Being a corner lot, thereisa | Yes
that: mixture of busy areas facing
e Busy, noisy areas face the street and internally. All
the street. bedrooms are located
e Quiet areas face the greater than 3m from a
side or rear of the lot. vehicle entry or circulation
e Bedrooms have line of | area. Due to design of
site separation of at surrounding development
least 3m from parking and screening, no loss of
areas, streets and privacy will occur.
shared driveways.
Openings of adjacent The proposal has been Yes
dwellings separated by at designed to ensure rooms
least 3m. are appropriately located in
relation to the street and
common open spaces to
ensure appropriate acoustic
privacy.
3.3.2.27 | Building designed so noise | Groupings of living areas, Yes
transmission between separation and offsetting of
apartments is minimised. doorways will address noise
transmission. Party walls
between dwellings are
limited and appropriately
insulated.
Landscaping and screening
will protect units from
communal open space
areas.
The proposal will meet the
requirements of
AS/NZS2107:2000
Uses are to be coupled Apartment floorplans are Yes
internally and between typically mirrored, removing
apartments i.e. noisy undesirable shared walls
internal and noisy external between bedrooms and wet
spaces should be placed areas or primary living
together. (See Figure 3.3- zones. Refer to above
6). comment.
3.3.2.28 | Development complies with | Capable of complying. Yes
AS/NZS2107:2000 Acoustic | Details to be provided at
— Recommended design Construction Certificate
sound levels and stage.
reverberation times for
building interiors for
residential development. T
3.3.2.39 | Impact of noise from key No adverse impacts are Yes S
. . . PORT MACQUARIE
public places to be identifiable to the the HASTINGS
considered. adjoining public open SRR WA
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space.
3.3.2.30 | Direct views between living | Combination of screens, Yes
room windows to be fencing and separation will
screened where: ensure privacy is retained
e Ground floor windows both to and from the
are within 9m of development.
windows in an adjoining
dwelling. Living rooms are positioned
e Other floors are within a | to facilitate views outwards
12m radius. to key views to avoid
e Living room windows are | overlooking of other private
within 12m radius of the | OP€n Spaces.
principal area of private
open space of other
dwellings.
Direct views may be Refer to above comment. Yes
screened with either a 1.8m | Adequate screening has
high fence or wall, or been proposed to ensure
screening that has privacy.
maximum 25% openings.
Windows in habitable rooms | Yes, habitable are Yes
screened if >1m above adequately screened with
ground level and wall set sill heights greater than
back <3m. 1.5m, balcony balustrades
or privacy screening in
strategic locations. All
building lines achieved a
greater than 3m setback
from the property
boundaries.
Balconies, decks, etc For the most part, all Yes
screened if <3m from balconies are setback 3m or
boundary and floor area more from side boundaries.
>3m? and floor level >1m Balconies potentially
above ground level. overlooking adjoining living
areas are screened to
ensure privacy.
3.3.2.31 | Developments to be Development capable of Yes
designed in accordance complying. Details will be
with AS 1428. required at Construction
Certificate stage.
3.3.2.32 | Barrier free access to at The proposal is capable of | Yes
least 20% of dwellings applying.
provided.
3.3.2.33 | Developments located close | Located opposite to Yes
to open space, recreation, Observatory Park and 200m
entertainment and Town Beach reserve.
employment.
Where LEP permits FSR > | FSR of approximately 2:1 Yes
1:1, FSR not less than 1:1 achieved
should be achieved. T
3.3.2.34 | Variety of types - studio, 1, | Development provides a Yes PORT M‘ACQUARIE
2, 3 and 3+ bedroom mix of 2 and 3 bedroom HASTINGS
apartments apartments and SO WSk
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townhouses.

Studio and 1 bedroom
apartments not > 20% of
total number of apartments.

None proposed.

N/A.

Mix of 1 and 3 bedroom
apartments at ground level.

2 bedroom apartments
provided on ground floor,
and 3 bedrooms
townhouses which provides
a good range of housing
types and accessibility
needs.

Yes

3.3.2.36

Lift over-runs and plant
integrated within roof
structures.

Yes, see notes earlier in
this report regarding Height
of Building

Yes

Roof design to generate
interesting skyline.

The stepped design creates
an interesting facade and
roof. The lift overrun will be
integrated into the roof
design.

Yes

3.3.2.37

Facade composition should:

e Have balance of
horizontal and vertical
elements.

e Respondto
environmental and
energy needs.

e Incorporate wind
mitigation.

¢ Reflect uses within the
buildings.

e Include combination of
building elements.

Development provides
mixture of articulation and
materials to create an
interesting facade with
regard to the environment.
The design has met the
desirable criteria for building
elements of the Apartment
Design Guide.

Yes

3.3.2.38

Building elements, materials
and colours consistent or
complimentary to those
existing in the street.

Proposed colours and
materials considered
satisfactory and suitable for
the desired character. See
Materials and Finishes on
drawing DA701.

Yes

3.3.2.39

Entrances clearly
identifiable from street level.

Entries off William Street
and Lord Street provides
pedestrian identifiable
access to the building.
Townhouses have
individual entries fronting
Church Street.

Yes

Entries provide clear
transition between public
street and shared private
circulation
spaces/apartments.

The entrances have been
designed to transition
people into the building.
Mailboxes, materials and
the opening within the
building define the
public/private interface.

Yes

e

PORT MACQUARIE

Entries avoid ambiguous
and publicly accessible

Entrances are clear. The
entrance to the communal

HASTINGS

COUNCIL
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small spaces in entry areas. | area has been minimised
and screened to reiterate
that it is more for occupants
of the building.
Entries sheltered and well Entries sheltered and can Yes
lit. be well lit by lighting.
Entries and circulation The design allows for Yes
spaces sized for movement | movement of furniture
of furniture. throughout.
Corridors minimum 2.5m Majority of corridors on Acceptabl
wide and 3.0m high. habitable levels are 1.7m e
wide, have no tight corners
and only have two units
accessible from each
corridor. The width is
considered suitable height
and width to accommodate
only 2 units on each level.
Corridor lengths minimised | There are limited corridors Yes
and avoid tight corners. proposed. All corridors are
generally short in length,
allows for natural light and
ventilation.
3.3.2.40 | Minimum 1 balcony per At least 1 balcony per Yes
apartment. apartment has been
provided.
Main balcony accessible Balconies accessible from Yes
from living area. living areas
Balconies take advantage Each unit has north facing Yes
of favourable climatic balcony providing solar
conditions. access.
Balconies and balustrades | Mixture of glass and Yes
balance privacy and views. | screened balconies
proposed.
3.3.2.41 | Balconies include Majority of balconies Yes
sunscreens, pergolas, include sheltered
shutters and operable walls. | components, sliding doors
to create an indoor/outdoor
living area and privacy
screens.
Balconies recessed to Majority of balconies are Yes
create shadowing to facade. | recessed or contain shade
structures to create shadow
elements over the facade.
Solid balustrades All balconies have a glass Yes
discouraged. balustrade component.
Lower levels have a mix of
solid and glass balustrades
to allow for privacy
achieving the objectives of
the clause. -
Air conditioning units not All air conditioning units Yes mmm
visible from the street. screened. HASTINGS
3.3.2.42 | Secure open air clothes Sufficient area available on | Yes SR Mt
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drying facilities that are: apartment balconies for
e ceasily accessible, clothes drying.
e screened from public
domain and communal
spaces,
¢ |ocated with high degree
of solar access.
3.3.2.43 | Mailboxes integrated into Mailbox area has been Yes
building design and sighted | incorporated into the
to ensure accessibility and entrance lobbies and street
security. frontages.
3.3.2.44 | Public and private space Private and public space Yes
clearly defined. appropriately defined.
Entrances: The entrances are Yes
e oriented to public street, | orientated towards street
e provide direct and well lit | frontages and has been
access between car designed as a large
parks, lift lobbies and opening particularly for the
unit entrances, William and Lord Street
« optimise security by entry points. The lobby area
grouping clusters (max_ contains lifts and stairs to
8) around a common transport people to and
lobby from units, car parking and
the street. Openings from
units face the internal lobby
as well as the lobby area
being visually open to the
street for security.
Entrances are clearly
defined.
Surveillance facilitated by: Casual surveillance of Yes
e views over public space | communal open space and
from living areas, public street available from
e casual views of common | apartments.
internal areas,
° provision of windows Separate entries haven’t
and balconies, been provided for ground
e separate entries to floor units. No adverse
ground level apartments. | impacts identified.
Concealment avoided by: Building design limits Yes
e preventing dark or blind | concealment opportunities.
alcoves, All communal and
e providing lighting in all basement car parking areas
common areas, are capable of being lit
e providing graded car
parking illumination
(greater at entrances).
Access to all parts of the Access to the building and | Yes
building to be controlled. throughout can be
controlled via various
electrical security systems
and keys.
3.3.2.45 | Accessible storage provided | Storage areas provided in Yes

for tenants in basement car

basement adjoining car
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park or garages. spaces which will be
suitably allocated to each
unit.
One bike storage space per | Objectives have been Yes
dwelling provided. satisfied with bicycle
storage area available
within each unit and in the
basement.
Communal bulk waste Communal bin storage area | Yes
required where: identified in basement car
e > 6 dwellings, or park.
e Number of bins wouldn’t
fit in street frontage, or Concurrence has been
e Topography would make | Provided by JR Richards,
street collection difficult. | regarding the waste storage
located and accessibility is
capable of meeting their
requirements.
Communal bulk waste Bin storage area identified Yes
facilities integrated into in basement car park and
development and located at | complies with development
ground or sub-basement provision under this clause.
level.
e Not visible from street,
e Easily accessible,
e Can be serviced by
collection venhicles,
¢ Not adjoining private or
communal space,
windows or clothes
drying areas,
¢ Has water and drainage
facilities for cleaning,
¢ Maintained free of pests.
Evidence provided that site | Waste strategy provided. Yes
can be serviced by waste Condition recommended
collection service. requiring private waste
collection service for the
development.
3.3.2.47 | Common trenching of utility | Can be conditioned. Details | Yes
services where possible. at Construction Certificate
stage.
Above ground utility Area exists onsite to Yes
infrastructure integrated incorporate infrastructure
with building design. within garden beds or the
building design.
Site and individual units Entrance and building Yes
numbered. identification signage
satisfies this development
provision.
Common aerials and None proposed Yes

satellite dishes provided.

| DCP 2013:

General Provisions

g
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DCP Development Provisions Proposed Complies
Objective
2.7.2.2 Design addresses generic Casual surveillance of Yes
principles of Crime communal open space
Prevention Through available from apartments.
Environmental Design Private and public space
guideline: appropriately defined.
e Casual surveillance and | Casual surveillance of
sightlines street and communal space
e Land use mix and available from apartments.
activity generators Lighting and CCTV
e Definition of use and cameras can be installed
ownership retrospectively.
e Lighting CPTED report provided.
e Way finding
e Predictable routes and
entrapment locations
2331 Cut and fill 1.0m max. 1m Cut >1m, but generally Yes
outside the perimeter of the | contained within external
external building walls walls of the
building/basement car park
footprint.
2.3.3.2 1m max. height retaining No retaining wall greater Yes
walls along road frontages than 1m proposed on road
frontages
2532 New accesses not Development does not front | Yes
permitted from arterial or an arterial or distributor
distributor roads. Existing road. Vehicle access limited
accesses rationalised or a one crossover adjoining
removed where practical Lord Street.
Driveway crossing/s A standard width dual lane | Yes
minimal in number and driveway is proposed off
width including maximising | Lord Street. Traffic Impact ~
street parking and Parking Assessment
provided confirming no
adverse impacts to the
existing infrastructure.
2533 Off-street parking in Required: Yes
accordance with Table 30 Apartments and 6
2.5.1: townhouses
e 1perlor2bedunit,1.5 |- 6 x 2 bed units
per 3-4 bed unit + 1 - 24 x 3 bed units
visitor per 4 units - 6x 3 bedroom
Townhouses.
6 X 2 bedroom unit =6
spaces
24 x 3 bedroom units = 36
spaces
6 x 3 bedroom Townhouse
= 9 spaces y
36/4 = 9 visitor spaces. “.
PORT MACQUARIE
Total required is 6 + 36 + 9 HASTINGS
+9 =60 spaces required =R M
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Total of 79 residential car
spaces proposed and 4
visitor parking spaces within
the basement.

Proposed:
The applicant has provided

79 spaces within the
basement car park in total.
Only 4 visitor spaces will be
marked, however, it is
proposed to line mark 11
spaces on the Church
Street frontage to soften
any impact on the public
amenity.

There is also turning areas
within the basement in case
the car park is full.

Condition requiring on
street line marking
proposed, and will satisfy
the objectives of this clause.

2.5.35

On-street parking permitted
subject to justification

The proposal has provided
sufficient basement car
parking to cater for the
proposed developments
demands. However,
additionally it is proposed to
line mark 11 spaces along
Church Street frontage to
mitigate for the new
driveway crossover and
create better amenity for on
street parking. Note that the
development only has one
shared driveway crossover.

Acceptable

2.5.3.7

Visitor parking to be easily
accessible

Four dedicated spaces
within the building, which
will be accessible via a
code. Delineating currently
unmarked on-street car
parking will assist with any
additional impacts to public
amenity.

Yes

Parking in accordance with
AS 2890.1

Compliance with the
standard achievable and to
be required through
standard conditions.

Yes

*‘ =

2.5.3.10

Parking concessions
possible for conservation of

No concession sought on
this basis.

PORT MACQUARIE
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heritage items
2.5.3.14 | Sealed driveway surfaces Driveway areas to be Yes
unless justified concrete.
2.5.3.15 | Driveway grades for first 6m | Driveway grades Acceptable
of ‘parking area’ shall be acceptable
5% grade.
2.5.3.16 | Transitional grades min. 2m | Compliance possible. Yes
length
2.5.3.17 | Parking areas to be Basement car park will not | Yes
designed to avoid generate stormwater runoff.
concentrations of water
runoff on the surface.
No direct discharge to K&G | Connection to stormwater Yes
or swale drain system to be conditioned.

Based on the above assessment, the variations proposed to the provisions of the
DCP are considered acceptable and the relevant objectives have been satisfied.

(iiia) Any planning agreement that has been entered into under section 7.4, or
any draft planning agreement that a developer has offered to enter into
under section 7.4

No planning agreement has been offered or entered into relating to the site.
(iv)
(b) The likely impacts of that development, including environmental impacts

on both the natural and built environments, social and economic impacts
in the locality:

Any matters prescribed by the Regulations

Context and setting
. The proposal will be unlikely to have any adverse impacts to existing adjoining
properties and satisfactorily addresses the public domain.

. The proposal is considered to be consistent with other residential development
in the locality and adequately addresses planning controls for the area.

. There are no adverse impacts on existing view sharing noting a minor variation
of the maximum height limit for the site.

. There are no adverse privacy impacts.

. There are no adverse overshadowing impacts. The proposal does not prevent
adjoining properties from receiving 3 hours of sunlight to private open space
and primary living areas on 21 June.

Roads
The site has road frontage to William Street, Lord Street and Church Street.

Adjacent to the site, William Street is a sealed public road under the care and control
of Council. William Street is a Sub Arterial road with a 11m formation within a 30m
road reserve Width. There is angle parking to the frontage of the site within William
Street.
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Adjacent to the site, Lord Street is a sealed public road under the care and control of
Council. Lord Street is a Sub Arterial road with a 22.5m formation within a 30m road
reserve Width. Lord Street is s 2 lane 2 way road.

Adjacent to the site, Church Street is a sealed public road under the care and control
of Council. Church Street is a local road with a 8.5m formation within a 40m road
reserve Width. There is nose in parking to the frontage of the site within Church
Street.

Traffic and Transport

The application includes a Traffic Impact Assessment from Sellick Consultants dated
7/5/2019. Findings of the study determined:

Based on the assumed existing traffic load 1000 veh per hr per lane maximum the
generated traffic by the development (avg 19 trips in the AM peak) is less than 2% of
the overall maximum per lane. Noting that both Lord and Gordon Streets are 2 lanes
the traffic generated by the development would have an effect of less than 1%.

It is considered that any impact calculated at less than 5% is within the margin error
of the measured traffic data and the fluctuations in the traffic within the network and
thus it is considered that the development has minimal impact on the existing road
network regarding traffic. The traffic impact has been assessed as being acceptable.

Site Frontage & Access

Vehicle access to the site is proposed though an individual driveway to Lord Street,
being a Council-owned public road. Access shall comply with Council AUSPEC and
Australian Standards, and conditions have been imposed to reflect these
requirements.

Due to the type and size of development, additional works are required to include:

. concrete footpath paving (minimum 1.5m wide) along the full frontage of Lord
Street and Church Street.

o concrete footpath paving (full width) along the full frontage of William Street. In
this regard appropriate landscaping shall be included in the blister areas
adjacent to the pedestrian crossing.

Parking and Manoeuvring

Due to the type of development, car park circulation is required to enable vehicles to
enter and exit the site in a forward manner. Site plans show adequate area is
available and conditions have been imposed to reflect these requirements.

Refer to relevant conditions of consent.

Water Supply Connection
Council records indicate that the development site has two existing 20mm metered
water service from the 300 AC water main on the same side of William Street.

Each individual unit shall be individually metered with the meters either located at an
easily accessible location or there’s the option for utilizing remotely read electronic
meters. Details are to be provided on the hydraulic plans.

Final water service sizing will need to be determined by a hydraulic consultant to suit
the domestic and commercial components of the development, as well as fire service
and backflow protection requirements.
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Appropriate conditions are recommended to address these requirements.

Sewer Connection

Council records indicate that the development site is currently connected to sewer via
a junction to the sewer line that runs inside the subject lot. The proposed
development shall drain all sewage to a new or proposed sewer manhole approved
by the Water & Sewer Planning Manager. Details are to be provided on the
engineering plans.

The hydraulic designer is to confer with Council sewer section prior to submitting
sewer design plans.

Appropriate conditions are recommended to address these requirements.

Stormwater

The site naturally grades towards Church Street frontage and is currently
(un)serviced with the nearest public piped system at the frontage of 11 Church
Street, and another service at the frontage of 30 Lord Street.

In 2017, PMHC completed a concept stormwater remedial works design for the
Eastport area to allow for future augmentation of the existing pipe system to alleviate
known stormwater issues in the area. The design allowed for the extension of the
existing network on Church Street (11 Church Street is current termination point) to
extend approx. 110 metres west to accommodate private lot discharge (including 50
William Street) and street drainage.

DA2019 - 425 proposed stormwater point of discharge to kerb on Lord Street is
inconsistent with the Eastport future stormwater upgrade, however, the intent to
direct stormwater away from the Church Street system is considered beneficial for
existing downstream stormwater issues between 8-10 Church Street and 13-15
Gordon Street. A pipe extension from 30 Lord Street to the development site frontage
will be required as a legal point of discharge, which has an approximate length of
118m. Further benefit from discharging stormwater to the Lord Street system is a
more direct route, as the Church Street system flows east, then south, then back
west towards Kooloonbung Creek. A reduction in the proposed future upgrade pipe /
culvert sizing from Church Street to Gordon Street may also be of benefit, as the
2525m? development site discharge flows will be removed from this system.

The legal point of discharge for the proposed development is defined as a direct
connection to Council’'s stormwater pit/pipeline on Lord Street, which will require
extension to the development frontage.

Stormwater from the proposed development is planned (demonstrated in DA
submitted Civil Plans) to be disposed via kerb adapters to Lord Street, which is
inconsistent with the above requirements.

A detailed site stormwater management plan will be required to be submitted for
assessment with the Section 68 application and prior to the issue of a Construction
Certificate.

In accordance with Councils AUSPEC requirements, the following must be
incorporated into the stormwater drainage plan:
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. On site stormwater detention facilities (Comment - for new commercial and
industrial development PLUS residential developments including the creation of
greater than 2 homes / units).

. Water quality controls (Comment - where development results in greater than
2500m2 impervious area).

Appropriate conditions are recommended to address these requirements.

Other Utilities
Telecommunication and electricity services are available to the site.

Heritage

An archaeological assessment of the potential heritage significance of the site of a
proposed residential development, William, Church & Lord Streets, Port Macquarie,
Mid-North Coast, N.S.W., prepared by John Appleton, Archaeological Surveys &
Reports Ltd for First National Real Estate Port Macquarie on behalf of Mr K. Dick,
August 1998.

A brief review of this report indicates that it does comply with current assessment
guidelines and requirements under the Heritage Act 1977. The Application was
referred to the Heritage Council and recommended conditions have been included in
the recommended conditions.

Other land resources
The site is within an established urban context and will not sterilise any significant
mineral or agricultural resource.

Water cycle
The proposed development will not have any significant adverse impacts on water
resources and the water cycle.

Soils

The proposed development will not have any significant adverse impacts on soils in
terms of quality, erosion, stability and/or productivity subject to a standard condition
requiring erosion and sediment controls to be in place prior to and during
construction.

Air and microclimate

The construction and/or operations of the proposed development will not result in any
significant adverse impacts on the existing air quality or result in any pollution.
Standard precautionary site management condition recommended.

Flora and fauna

Construction of the proposed development will not require any removal/clearing of
any native vegetation and therefore does not trigger the biodiversity offsets scheme.
Part 7 of the Biodiversity Conservation Act 2016 is considered to be satisfied.

Waste

Satisfactory arrangements are in place for proposed storage and collection of waste
and recyclables. No adverse impacts anticipated. Standard precautionary site
management condition recommended.
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Energy
The proposal includes measures to address energy efficiency and will be required to
comply with the requirements of BASIX.

Noise and vibration

The construction and/or operations of the proposed development will not result in any
significant adverse impacts on the existing air quality or result in any pollution.
Standard precautionary site management condition recommended.

Bushfire
The site is not identified as being bushfire prone.

Safety, security and crime prevention

The proposed development will be unlikely to create any concealment/entrapment
areas or crime spots that would result in any identifiable loss of safety or reduction of
security in the immediate area. The increase in housing density will improve natural
surveillance within the locality and openings from each dwelling overlook common
and private areas.

Social impacts in the locality
Given the nature of the proposed development and its location the proposal is not
considered to have any significant adverse social impacts.

Economic impact in the locality

The proposal is not considered to have any significant adverse economic impacts on
the locality. A likely positive impact is that the development will maintain employment
in the construction industry, which will lead to flow impacts such as expenditure in the
area.

Site design and internal design
The proposed development design satisfactorily responds to the site attributes and
will fit into the locality. No adverse impacts likely.

Construction
Construction impacts are considered capable of being managed, standard
construction and site management conditions have been recommended.

Cumulative impacts

The proposed development is not considered to have any significant adverse
cumulative impacts on the natural or built environment or the social and economic
attributes of the locality.

(c) The suitability of the site for the development

The proposal will fit into the locality and the site attributes are conducive to the
proposed development. The site has an existing approved DA (DA2006 — 593.3).
The new proposal offers a substantially reduced scale and design outcome which
reduces impacts on the local community and improves amenity for new residents and
neighbours.

Site constraints of building height, over shadowing, privacy and car parking have
been adequately addressed and appropriate conditions of consent recommended.
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(d) Any submissions made in accordance with this Act or the Regulations

4 written submissions were received following public exhibition of the application.
Copies of the written submissions have been provided separately to members of the
DAP.

Key issues raised in the submissions received and comments are provided as
follows:

Submission Planning Comment/Response
Issue/Summary
No details are provided on |Pool pavilion is to be a lightweight steel structure with
the proposed swimming poolffull height glazing to the communal area of the

pavilion in relation to its development, and light weight cladding with high line
height and external windows to the East boundary will provide suitable
configuration. privacy to adjoining properties.

Details are provided for the proposed swimming pool
pavilion with relation to its height and external
configuration. Refer to Drawing DA004 (Floor Plan),
DAO0O06 (Elevation).

No impact statement Pool pavilion and associated landscape facilities are
provided in relation to recreational spaces for the use of residents and their
proposed elevated guests only. Secure access will be provided to the pool
swimming pool pavilion, pavilion ensuring it is accessed by residents and

hours of operation and guests only. In this case, the pavilion is not considered

proposed use controls. Is  jan assembly building for the purposes of the Building
the pavilion considered an [Code of Australia. Appropriate condition can be

assembly building for applied restricting use to residents and guests.

residents or it is recreational

space.

Plans fail to indicate all side [The site plans have been amended to clearly

setbacks in relation to demonstrate all side setbacks on site plans. It is

structures and other understood that the main concern is regarding the

buildings on the site, eastern boundary setbacks as this boundary adjoins

including the basement existing residential development at 46-48 William

levels. Street. Minimum eastern boundary side setback for the
Apartments;

e 3m Ground level

e 3.05m level 1 terrace

e 4.65m Building line
Basement;

e 250mm within boundary
Townhouses;

e 1.75m Ground level

e 1.85m First floor and above

Windows and building line of the proposed building
achieve the objectives of Clause 3.3.2.6 and Figure
3.3-1 of the DCP 2013.

Details on what materials  |Materials and finishes schedule details the use of
and finishes are to be used |modern materials consistent with existing and future
in the construction character of the area. Refer to Drawing DA701 -
materials & finishes schedule.
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Submission Planning Comment/Response

Issue/Summary

No details are provided
regarding proposed
drainage, including
stormwater drainage and
subsurface.

Details regarding the proposed drainage design,
including stormwater drainage and subsurface
drainage have been reviewed by Council’s
Development Engineers and considered acceptable for
the proposed development. Appropriate conditions
have been recommended. See Civil Engineering
Document attached to this report for details (Ref:
190128 Revision D).

\Visual impact of the open
space, transitional areas,
pavilions and additional
pavilion are not depicted on
the plans.

Elevated swimming pools
have been addressed in the
Land & Environment Court
previously, i.e. King -V-
Gosford City Council, where
Commissioner Hussey’s
judgement identified visual
noise emanating from such
a structure being detrimental
to the occupants of the
adjoining allotments.

Details of the communal areas are depicted on
drawing DA103 and DA206.

The pool pavilion is designed with solid wall with high
line windows to the adjacent eastern boundary, this will
minimise any potential noise disturbance or privacy
concerns to adjacent communal open space.

The pool pavilion wall is setback 1.65m from the
boundary, total length is 8.6m, 3m in height and will be
approximately 2.5m above existing ground level.

The elevated communal open space area design has
limited the total excavation depth of the site for
basement car parking.

The platform level and ancillary structures are well
under the building height controls for the site and
achieves minimum side setback objectives, discussed
earlier in this report.

The pool pavilion allows for all weather use and
mitigate solar access issues to the proposed
communal open space, as well as buffering any
anticipated noise concerns.

All pool equipment is within the basement which will
assist with containing any potential noise emissions.

Additionally, the position of the pool pavilion will buffer
noise to the eastern boundary that may be generated
by users of the central garden/communal areas as well
as provide privacy screening.

The proposed development
is out of character with
similar residential flat
buildings (RFBs) in the area,
in that the RFB and
townhouses are linked by an
elevated concrete common
area which provides access
to the townhouses at the first
floor level from the

The design has of the proposal meets the objectives of
the Port Macquarie-Hastings LEP 2011 and
Development Control Plan 2013.

Removing the elevated platform would require deeper
excavation to accommodate the basement car park
and services. The platform is well under the height
controls for the site and provides separation and
\ventilation between buildings. The wide interface
between the apartments and townhouses maintains

swimming pool pavilion and

excellent amenity for neighbouring properties.
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Submission
Issue/Summary

Planning Comment/Response

additional pavilion. A more

sympathetic approach would

be to;

o Remove the elevated
concrete platform

e Lower the pool pavilion
& additional pavilion

e Increase green space
around these structures

e Provide access to the
townhouses from the
ground floor

e Provide garages access
to the townhouses via
Church Street

The landscaped podium provides level and accessible
access for all residents to the central garden, stepping
down to deep soil zones adjoining Lord Street, and the
eastern boundary.

The integration of parking including townhouse
garages within the landscaped podium ensures an
attractive and pedestrian focussed streetscape to
Church Street. Each townhouse has a front door and
yard facing Church Street, which provides identification
and individuality. Additional driveway crossovers to
Church Street are considered unnecessary.

Imposition of potentially 6 double garages and a total
of 7 driveways across the site would not be supportive
of the current amenity of Church Street. The single
shared driveway crossover along Lord Street is a
favourable outcome for the amenity of the area and
consistent with many other developments in the area
with a single access.

The development
significantly impacts on the
private open space
associated with Unit 2, 46-
48 William Street, adjoining
the development.
Overlooking from the
elevated swimming pool
pavilion and common areas
is a concern and needs to
be addressed.

In response to these concerns, the Applicant has
updated the adjoining courtyard wall of apartment G04
to the eastern boundary interfacing Unit 2, from
battens to solid masonry wall. As well as, updated
Eastern fagade of the pool pavilion adjacent the
property boundary to be solid wall with high line
windows. As discussed earlier in this report, adequate
design elements and screening has been proposed to
protect privacy.

The proposed development
does not seem to comply
with the necessary car wash
bay requirements.

The Apartment Design Guide (ADG) refers to access
to supportive facilities within car parks which includes
car wash bays. There is no strict requirement to
provide such facilities within the DCP 2013 or the
ADG.

Residents of 46-48 William
Street would like provision
made for a substantial
dividing wall on the common
boundary to ensure
adequate screening and
privacy. Anticipate this
would be similar in
appearance to the boundary
wall between Coast
Apartments (44 William St)
and Seawatch apartments
(46-48 William Street).

The Applicant has updated the adjoining courtyard wall
of apartment G04 to the eastern boundary interfacing
Unit 2, from battens to solid masonry wall. As well as,
updated Eastern fagade of the pool pavilion adjacent
the property boundary to be solid wall with high line
windows. This is considered consistent with other
developments and provides adequate screening.

There were no drainage
plans in the development

Stormwater and Subsoil drainage plans were

submitted as part of the civil engineering
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Submission Planning Comment/Response

Issue/Summary

application. The proposed
development is to be raised
and levelled to a height up to
approximately 3 metres
above existing ground level
and therefore much higher
than 46-48 William Street
ground Level.

documentation set for the development application.
The ground floor finished floor level is 1m above the
adjacent property at the boundary, the entire block will
be captured by roof drainage and hardstand drainage.
All of which will be piped to the OSD tank. Stormwater
engineering plans have been assessed as satisfactory
by Council’'s Development Engineers.

Is sufficient deep soil zone
on the Eastern boundary
between the carpark wall
and the land boundary to
allow suitable drainage
given that the LEP minimum
is apparently meant to be 3
metres.

The site is 2527m2 and therefore requires 176m? (7%)
of site area to be deep soil zones.

An area of 108m2 complies with the deep soll
provisions which is equal to 4.2% of the site area.
However, when including the non-compliant area due
to width, it equals approximately 20% deep soil zone
for the site.

The location and typology of the site has been utilised
by locating a strip of deep soil zone along the entire
frontage of William Street and an area of deep soil
zone adjacent to Lord Street for solar access and
providing attractive connections/interface to the street.
IAcceptable stormwater management and alternative
platform plantings have been provided to create
suitable landscaping for open areas that do not
achieve adequate deep soil requirements.

It should be noted that stormwater management plan
for the proposed development has been submitted to
support the application. All stormwater should be
managed from within the site. No overland flow from
the subject site across the Eastern boundary should
occur.

Residence at 46-48 William
Street request that a
dilapidation report should be
prepared both before and
after construction of the
buildings. Also a wash down
of our building to remove
dust etc. will be required on
completion of construction.

The Developer has confirmed that a dilapidation report
will be undertaken prior to commencement of
construction and made available for the adjoining
residence. Appropriate condition has been included in
draft consent.

Privacy of both the proposed
building and the 46-48
William Street could be
managed with screening.

The Applicant has demonstrated that adequate
screening and design elements have been included to
mitigate any privacy concerns.

The updated Eastern fagade of the pool pavilion
adjacent the property boundary to be solid wall with
high line windows to limit residents using the pool to
overlook adjoining communal open space.

\Windows of upper level units do not directly adjoin
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Submission Planning Comment/Response
Issue/Summary

other units or windows of primary living areas of
adjoining apartments.

Privacy from the upper levels are managed with angled
louvres and building elements within the developments
design.

This is considered consistent with other developments
and provides adequate screening.
The site is not suitable and |As discussed earlier in this report. The Applicant has

will effect neighbours in demonstrated the suitability of the proposed
terms of overshadowing and|development to the subject site, with no adverse
loss of privacy. overshadowing or privacy impacts.

(e) The Public Interest

The proposed development satisfies relevant planning controls as justified and will
not adversely impact on the wider public interest.

4. DEVELOPMENT CONTRIBUTIONS APPLICABLE

e Development contributions will be required towards augmentation of town water
supply and sewerage system head works under Section 64 of the Local

Environmental Planning and Assessment Act 1979 towards roads, open space,
community cultural services, emergency services and administration buildings.
[ ]

e A copy of the contributions estimate is included as Attachment 3.
5. CONCLUSION AND STATEMENT OF REASON

The application has been assessed in accordance with Section 4.15 of the
Environmental Planning and Assessment Act 1979.

Issues raised during assessment and public exhibition of the application have been
considered in the assessment of the application. Where relevant, conditions have
been recommended to manage the impacts attributed to these issues.

The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls. The development is not considered
to be contrary to the public's interest and will not result a significant adverse social,
environmental or economic impact. It is recommended that the application be
approved, subject to the recommended conditions of consent provided in the
attachment section of this report.

Attachments

180. DAZ2019 - 425.1 Recommended Conditions
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21. DA2019 - 425.1 Plans
31. DA2019 - 425.1 Contributions Estimate
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF
PROPOSED CONDITIONS - 2011

NOTE: THESE ARE DRAFT ONLY

DA NO: 2019/425

PRESCRIBED CONDITIONS

The development is to be undertaken in accordance with the prescribed conditions
of Part 6 - Division 8A of the Environmental Planning & Assessment Regulations

2000.

A - GENERAL MATTERS

(1)

DATE: 22/01/2020

(A001) The development is to be carried out in accordance with the plans and
supporting documents set out in the following table, as stamped and returned
with this consent, except where modified by any conditions of this consent.

Plan / Supporting
Document

Reference

Prepared by

Date

Architectural Plans

Project 1823; DA004 — REV
H

DAO10 - REV F
DA101 to DA105 —REV G
DA200 - REV E
DA204 to DA205 —REV F

Stewart
Architecture

17.12.2019

Architectural Plans

Project 1823;
DA006 - REV D

DA007 -REV E

DAO0O8 - REV F

DAO09 - REV E

DA106 to DA111 -REV F
DA201-REV E

DA202 to DA203 -REV F
DA206 - REV B

DA301 to DA302 -REV E
- DA401 to DA405- REV E
DA701-REV C

Stewart
Architecture

13.11.2019

Civil Engineering
Document

Project 190128; GNOO01 &

GNO0O03 - Rev D,
ALO101 & ALO102 - RevE,

PV0301, PV0302& PV0321
- Rev D,

DRO0400, DR0402 &
DR0411 - Rev D,

UT0502 & UT0511 - Rev D,

Sellick
consultants

18.11.2019
and
19.11.19
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TCO0701-RevC
WS2101 -RevD
TP2201 - Rev D
WM3201 - Rev F

BASIX Certificate | 1016830M Evergreen 23.05. 2019
Energy
Consultants

Landscape and | Job No. 12688.5; Terras 21.05.2019

lighting Plan LOO to LO10 - Rev D Landscape
Architects

In the event of any inconsistency between conditions of this development
consent and the plans/supporting documents referred to above, the conditions
of this development consent prevail.

(A002) No building or subdivision work shall commence until a
Construction Certificate or Subdivision' Works Certificate has been
issued and the applicant has notified Council of:

a. the appointment of a Principal Certifying Authority; and
b.  the date on which work will commence.

Such notice shall include details of the Principal Certifying Authority and
must be submitted to Council at least two (2) days before work
commences.

(A005) This consent allows the strata-subdivision of the units, subject to the
submission of an application for a Strata Certificate.

(AO008) Any necessary alterations to, or relocations of, public utility services to
be carried out at no cost to council and'in accordance with the requirements of
the relevant authority including the provision of easements over existing and
proposed public infrastructure.

(A009) The development site is to be managed for the entirety of work in the
following manner:

1. Erosion and sediment controls are to be implemented to prevent sediment
from leaving the site. The controls are to be maintained until the
development is complete and the site stabilised with permanent vegetation;

2. Appropriate dust control measures;

3. Building equipment and materials shall be contained wholly within the site
unless approval to use the road reserve has been obtained. Where work
adjoins the public domain, fencing is to be in place so as to prevent public
access to the site;

4. Building waste is to be managed via appropriate receptacles into separate
waste streams;

5. Toilet facilities are to be provided on the work site at the rate of one toilet
for every 20 persons or part of 20 persons employed at the site.

6. Building work being limited to the following hours, unless otherwise
permitted by Council;

- Monday to Saturday from 7.00am to 6.00pm

- No work to be carried out on Sunday or public holidays
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The builder to be responsible to instruct and control his sub-contractors
regarding the hours of work.

(A011) The design and construction of all public infrastructure works shall be
in accordance with Council's adopted AUSPEC Specifications.

(A013) The general terms of approval from the following authorities, as
referred to in section 4.50 of the Environmental Planning and Assessment Act
1979, and referenced below, are attached and form part of the consent
conditions for this approval.

« NSW Office of Environment and Heritage - The General Terms of
Approval, Reference DOC19/543252 and dated 25 July 2019, are attached
and form part of this consent.

(A014) This approval does not provide any indemnity to the owner or applicant
under the Disability Discrimination Act 1992 with respect-.to the provision of
access and facilities for people with disabilities.

(A030) The restoration of any vehicle access rendered redundant by the
development, to standard kerb and footpath formation at no cost to. Council, in
accordance with Council's current AUSPEC Specifications and Standards. All
works must be approved by Council pursuant to Section 138 of the Roads Act.

(A032) The developer is responsible for any costs relating to minor alterations
and extensions to ensure satisfactory transitions of existing roads, drainage
and Council services for the purposes of the development.

(A033) The applicant shall provide security to the Council for the payment of
the cost of the following:

a. making good any damage caused'to any property of the Council as a
consequence of doing anything to which the consent relates,

b. completing any public work (such as‘road work, kerbing and guttering,
footway construction, ufility services, stormwater drainage and
environmental controls) required in connection with the consent,

c. remedying any defects in any such public work that arise within twelve (12)
months after the work is completed.

Such security is to be provided to Council prior to the issue of the Subdivision
Certificate/Construction Certificate or Section 138 of the Roads Act, 1993.

The security is io be for such reasonable amount as is determined by the
consent authority, being an amount that is 10% of the contracted works for
Torrens Title subdivision development/the estimated cost plus 30% for
building development of public works or $5000, whichever is the greater of
carrying out the development by way of:

i.deposit with the Council, or
ii.an unconditional bank guarantee in favour of the Council.

The security may be used to meet any costs referred to above and on
application being made to the Council by the person who provided the security
any balance remaining is to be refunded to, or at the direction of, that person.
Should Council have to call up the bond and the repair costs exceed the bond
amount, a separate invoice will be issued. If no application is made to the
Council for a refund of any balance remaining of the security within 6 years
after the work to which the security relates has been completed the Council
may pay the balance to the Chief Commissioner of State Revenue under the
Unclaimed Money Act 1995.
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(A053) The required relocation and/or replacement of the sewer pipe that
traverses the land is the responsibility of the proponent. Any costs associated
with these works shall be the responsibility of the proponent.

(A195) Prior to any ground disturbance works occurring on the site, the
Applicant shall engage a suitably qualified historical archaeologist to
undertake a detailed historical archaeological assessment of the site. The
Assessment shall comply with Heritage Council of NSW guidelines including
but not limited to, Assessing Significance for Historical Archaeological sites
and Relics 2009 and Archaeological Assessments 1996. That assessment
should identify what relics, if any, are likely to be present, assess their
significance and consider the impacts from the proposal on this potential
resource.

(A196) In the event the Historical Archaeological Assessment identifies the
proposal will impact archaeological relics, the Applicant will need to obtain an
approved s140 permit under the NSW Heritage Act 1977 prior to any ground
disturbing activites commencing. The Permit application would need to be
made to the Heritage Council of NSW and should clearly outline what
mitigation measures are proposed to avoid harm to any significant deposits.

B — PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

M

(BO01) Prior to release of the Construction Certificate, approval pursuant to
Section 68 of the Local Government Act, 1993 to carry out water supply,
stormwater and sewerage works is to be obtained from Port Macquarie-
Hastings Council. The following is to be clearly illustrated on the site plan to
accompany the application for Section 68 approval:

* Position and depth of the sewer (including junction)

¢ Stormwater drainage termination point

e Easements

o Water main

* Proposed water meter location

(BO03) Submission to the Principal Certifying Authority prior to the issue of a
Subdivision Works Certificate or Construction Certificate detailed design
plans for the following works associated with the developments. Public
infrastructure works shall be constructed in accordance with Port Macquarie-

Hastings Council’s current AUSPEC specifications and design plans are to
be accompanied by AUSPEC DQS:

1. Road works along the frontage of the development.
Functional vehicular access;

2

3. Footway and gutter crossing;

4 Public parking areas including;
a. Parking bays

b. Delivery vehicle service bays & turning areas
in accordance with AS 2890.

5. Sewerage reticulation.

6.  Water supply plans shall include hydraulic plans for internal water
supply services and associated works in accordance with AS 3500,
Plumbing Code of Australia and Port Macquarie-Hastings Council
Policies.

7. Retaining walls.

8.  Stormwater systems.
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9.  FErosion & Sedimentation controls.
10. Location of all existing and proposed utility services including:
a. Conduits for electricity supply and communication services
(including fibre optic cable).
b.  Water supply
c. Sewerage
d.  Stormwater

11.  Erection of hoardings and buildings in and/over the public road space in
accordance with buildings in and/over the public road verge.

12. Provision of a concrete footpath along full road frontage of William
Street (full width), Lord Street (1.5m) and Church Street (1.2m).

(BOOB) An application pursuant to Section 138 of the Roads Act, 1993 to
carry out works required by the Development Consent on or within
public road is to be submitted to and obtained from Port Macquarie-
Hastings Council prior to release of the Construction Certificate.
Such works include, but not be limited to:

+ Civil works

¢ Traffic management

* Work zone areas

* Hoardings

¢ Concrete foot paving

¢ Footway and gutter crossing

e Functional vehicular access

Where works are proposed on an RMS classified facility, the Road Authority
shall obtain RMS concurrence prior to any.-approval.

(B0O09) The applicant shall surrender the consent relating to DA No.
DA2006.593 for Residential Flat Building containing a mix of permanent and
serviced units and ground floor restaurants and commercial, at 50 William
Street, Port Macquarie by _submitting an application for “Surrender of a
Consent” to Council in accordance with the Environmental Planning and
Assessment Regulation 2000, prior to release of the Construction Certificate.

(B010) Payment to-Council, prior to the issue of the Construction
Certificate of the'Section 7.11 contributions set out in the “Notice of
Payment — Developer Charges” schedule attached to this consent
unless deferral of payment of contributions has been approved by
Council. The contributions are levied, pursuant to the Environmental
Planning and Assessment Act 1979 as amended, and in accordance
with the provisions of the following plans:

. Port Macqguarie-Hastings Administration Building Contributions Plan
2007

. Hastings S94 Administration Levy Contributions Plan

. Port Macquarie-Hastings Open Space Contributions Plan 2018

. Hastings S94 Major Roads Contributions Plan

. Port Macquarie-Hastings Community Cultural and Emergency Services
Contributions Plan 2005

The plans may be viewed during office hours at the Council Chambers
located on the corner of Burrawan and Lord Streets, Port Macquarie, 9
Laurie Street, Laurieton, and High Street, Wauchope.
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The attached “Notice of Payment” is valid for the period specified on the
Notice only. The contribution amounts shown on the Notice are subject
to adjustment in accordance with CPI increases adjusted quarterly and
the provisions of the relevant plans. Payments can only be made using
a current “Notice of Payment” form. Where a new Notice of Payment
form is required, an application in writing together with the current Notice
of Payment application fee is to be submitted to Council.

(BO11) As part of Notice of Requirements by Port Macquarie-Hastings
Council as the Water Authority under Section 306 of the Water
Management Act 2000, the payment of a cash contribution, prior to the
issue of a Construction Certificate, of the Section 64 contributions, as
set out in the “Notice of Payment — Developer Charges” schedule
attached to this consent unless deferral of payment of contributions has
been approved by Council. The contributions are levied in accordance
with the provisions of the relevant Section 64 Development Servicing
Plan towards the following:

. augmentation of the town water supply headworks
. augmentation of the town sewerage system headworks

(B021) A hydraulic strategy and plans are required from a hydraulic consultant
for the whole of the development on the site stage by stage. Water service
sizing is then to be determined by the hydraulic consultant to suit the
proposed domestic and commercial components of the development, as well
as addressing fire service requirements to AS 2419 and backflow protection
requirements.

(B024) Submission to Council of an application for water meter hire, which is
to be referred to the Water Supply 'section so that a quotation for the
installation can be prepared and paid for prior to the issue of a Construction
Certificate. This application is also to include an application for the
disconnection of any existing service notrequired.

(B032) Details of the proposed slab/flooring and wall construction for structural
independency are to be submitted to the Principal Certifying Authority prior to
issue of the Construction Certificate.

(B034) Prior to release of the Subdivision Works Certificate or
Construction Certificate the submission of details to Council for the
disposal of any spoil gained from the site and/or details of the source of
fill, heavy construction materials and proposed routes to and from the
site, including, but not limited to:

. The pavement condition of the route/s proposed (excluding collector,
sub-arterial and arterial roads) for the haulage of fill material to the site
and/or haulage of excess material from the site. The condition report
shall include photographs of the existing pavement and pavement
deflection test results taken in the travel lanes;

. Recommended load limits for haulage vehicles and;

. A procedure for monitoring the condition of the pavement during the
haulage;

. Bond to guarantee public infrastructure is not damaged as a result of
construction activity,

and;

Council shall determine the need for and extent of any rectification work on
the haulage route/s considered attributable by the haulage of materials to
and/or from the site.
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(11) (B038) Footings and/or concrete slabs of buildings adjacent to sewer lines or
stormwater easements are to be designed so that no loads are imposed on
the infrastructure. Detailed drawings and specifications prepared by a
practising chartered professional civil and/or structural engineer are to be
submitted to the Principal Certifying Authority with the application for the
Construction Certificate.

(12) (BO041) Prior to the issue of the Construction Certificate, a dilapidation report
shall be prepared by a suitably qualified person for buildings on adjoining
properties. Such report shall be furnished to the Principal Certifying Authority.

(13) (BO72) A stormwater drainage design is to be submitted and approved
by Council prior to the issue of a Construction Certificate. The design
must be prepared in accordance with Council's AUSPEC Specifications,
Australian Rainfall and Runoff 2019, the requirements of Relevant
Australian Standards and shall make provision for the following:

a) The legal point of discharge for the proposed development is defined as
Council’'s piped drainage system.

In this regard, Council's piped drainage system Lord Street, Port
Macquarie must be extended by an appropriately sized pipeline
(minimum 375mm diameter) to the frontage of the site, where a kerb
inlet pit (minimum 2.4m lintel) must be installed, to allow direct piped
connection from the development site into the public drainage system.

The pipeline must be designed to have the capacity to.convey flows that
would be collected at that section of street as generated by a 20 year
Average Recurrence Interval stormevent.

b)  All allotments must be provided with a direct point of connection to the
public piped drainage system. Kerb outlets are not permitted.

c) The design shall incorporate on-site stormwater detention facilities to
limit site stormwater discharge to pre development flow rates for all
storm events up to and including the 1% AEP event. Summary
calculations demonsirating compliance with the above requirements for
the median storm in the critical duration for the design AEP shall be
submitted (20%, 5% & 1% AEP at minimum) Alternative is to submit an
electronic model in DRAINS format for electronic review. Note that pre
development discharge shall be calculated assuming that the siteis a
‘greenfield’ development site as per AUSPEC requirements.

d)  The design shall include water quality controls designed to achieve the
targets specified within AUSPEC D7.

e)  Where works are staged, a plan is to be provided which demonstrates
which treatment measure/s are to be constructed with which civil works
stage. Separate plans are required for any temporary treatment (where
applicable e.g. for building phase when a staged construction
methodology is adopted) and ultimate design.

f) An inspection opening or stormwater pit must be installed inside the
property, adjacent to the boundary, for all stormwater outlets.

(14) (B064) The applicant’'s landscape consultant shall consult with service
authorities regarding the selection and placement of street trees near
services. The location of all proposed and existing overhead and underground
service lines shall be indicated on the Detailed Landscape Plan to be
submitted with the Construction Certificate application.

(15) (BO063) The applicant shall implement a landscape maintenance program for a
minimum period of twelve (12) months to ensure that all landscape work
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becomes well established by regular maintenance. Details of the program
must be submitted with the Detailed Landscape Plan with the Construction
Certificate application.

(BO71) Prior to the issue of any Construction Certificate, the provision of water
and sewer services to the land are to be approved by the relevant Water
Authority and relevant payments received.

(B085) The location of electricity substations are to be clearly illustrated
on the Construction Certificate plans. All substations are to remain on
private property unless otherwise agreed to by Port Macquarie-Hastings
Council.

(B193) Each individual unit shall be individually metered for water with the
meters either located at easily accessible locations or.there’s the option for
utilizing remotely read electronic meters. Details are to be provided on the
hydraulic plans.

(B196) Final water service sizing will need to be determined by a hydraulic
consultant to suit the domestic and -commercial components of the
development, as well as fire service and backflow protection requirements.

(B197) Council records indicate that the development site is currently
connected to sewer via a junction to the sewer line that runs inside the subject
lot. The proposed development shall drain all sewage to a new or existing
sewer manhole approved by the Water & Sewer Planning Manager. The
hydraulic designer is to confer with Council sewer section prior to submitting
sewer design plans.

(B198) Hydraulic modelling must be submitted demonstrating that 300mm
freeboard or greater is provided relative from the top water level reached in
road reserve during-a 1% AEP storm event and the driveway access crest to
basement car parking areas.

(B199) The Stormwater Management Plan must include detail of how the
proposed basement carpark will be drained. Where minor surface areas drain
to the basement, such as from the access driveway, a pump out system is
permitted with discharge directed to the OSD storage tanks(s).

Pump-out of the subsoil drainage associated with the basement carpark is not
permitted unless it can be demonstrated that groundwater flows are minimal/
intermittent and subject to direct connection of the site discharge to Council’s
piped drainage system. This option will only be considered when supported by
detailed geotechnical investigation.

Where subsurface waters are permitted to be pumped from the basement,
discharge must be connected directly to Councils piped drainage system via
the OSD storage.

In accordance with Clause 143A of the Environmental Planning and
Assessment Regulation 2000, a certifying authority must not issue a
Construction Certificate for the development unless the certifying authority has
received the statement by the qualified designer verifying that the plans and
specifications achieve or improve the design quality of the development for
which development consent was granted, having regard to the design quality
principles.

C — PRIOR TO ANY WORK COMMENCING ON SITE

M

(C001) A minimum of one (1) week’s notice in writing of the intention to
commence works on public land is required to be given to Council together
with the name of the principal contractor and any major sub-contractors
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engaged to carry out works. Works shall only be carried out by a contractor
accredited with Council.

(C003) A controlled activity approval shall be obtained from the airport
operator for any crane that may be used during the construction phase that
would penetrate the Obstacle Limitation Surface (OLS). To avoid any doubt as
to whether an approval is required, applicants should check with the airport
operator at the earliest possible stage.

(C004) Prior to works commencing an application being made to the electricity
and telecommunications service providers. Services are required to be
underground.

(C013) Where a sewer manhole and Vertical Inspection Shaft exists within a
property, access to the manhole/VIS shall be made available at all times.
Before during and after construction, the sewer manhole/VIS must not be
buried, damaged or act as a stormwater collection pit. No structures,
including retaining walls, shall be erected within' 1.0 metre of the sewer
manhole or located so as to prevent access to the manhole.

(C0135) Tree protection fencing, compliant with AS 4970/2009 Protection of
trees on development sites must be provided. The fencing shall be in_place
prior to the commencement of any works or soil disturbance and maintained
for the entirety of the works.

(C195) Prior to carrying out any works, a “Dial Before You Dig” enquiry should
be undertaken in accordance with the requirements of Part 5E (Protection of
Underground Electricity Power Lines) of the Electricity Supply Act 1995
(NSW).

D - DURING WORK

M

()

3)

(D001) Development works on public property or works to be accepted by
Council as an infrastructure asset are not to proceed past the following hold
points without inspection- and approval by Council. Notice of required
inspection must be given 24 hours prior to inspection, by contacting Council’s
Customer Service Centre on (02) 6581 8111. You must quote your
Construction Certificate number and property description to ensure your
inspection is confirmed:

a. prior to installing traffic management works
b. at completion of installation of traffic management works

c. when trenches are open, stormwater/water/sewer pipes and conduits
jointed and prior to backfilling;

d. prior to the pouring of concrete for sewerage works and/or works on public
property;
e. during construction of sewer infrastructure;

All works at each hold point shall be certified as compliant in accordance with
the requirements of AUSPEC Specifications for Provision of Public
Infrastructure and any other Council approval, prior to proceeding to the next
hold point.

(D003) The site is in an area known to contain rock that may contain naturally
occurring asbestos (NOA). Should potential NOA be located on site
notification shall be provided to Council and Workcover prior to works
proceeding. No work shall recommence until a NOA management plan has
been approved by Council or Workcover.

(D006) A copy of the current stamped approved construction plans must be
kept on site for the duration of site works and be made available upon request
to either the Principal Certifying Authority or an officer of the Council.
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(D007) A survey certificate from a registered land surveyor is to be submitted
to the Principal Certifying Authority at footings and/or formwork stage. Such
certificate shall set out the boundaries of the site, the actual situation of the
buildings and include certification that siting levels comply with the approved
plans.

(D010) Reduced levels prepared by a registered Surveyor must be submitted
to the Principal Certifying Authority at the completion of the roof framework
and include certification that building heights comply with the plans approved
with the development consent.

(D011) Provision being made for support of adjoining properties and roadways
during construction.

(D015) The swimming pool shall not to be filled with water until a safety
fence/barrier complying with the current Swimming Pools Act and Regulations
has been installed and an inspection has been carried out and approval given
by the Principal Certifying Authority.

(D016) Where depth of water in the pool exceeds 300mm during construction
a temporary barrier or fence in accordance with the current Swimming Pools
Act and Regulations is to be erected or other precaution taken so as to
prevent entry of children into the pool.

(D025) The sewer junction shall be capped off with an approved fitting in
conjunction with demolition works and Council notified to carry out an
inspection prior to backfilling of this work.

(D033) Should any Aboriginal objects be discovered in any areas of the site
then all excavation or disturbance to the area is to stop immediately and the
National Parks and Wildlife Service, Department of Environment and
Conservation is to be informed in accordance with Section 91 of the National
Parks and Wildlife Act 1974. Subject to an-assessment of the extent, integrity
and significance of any exposed objects; applications under either Section 87
or ‘Section 90 of the National Parks-and Wildlife Act 1974 may be required
before work resumes.

(D046) Should any historical relics be unexpectedly discovered in any areas of
the site not subject to an excavation permit, then all excavation or disturbance
to the area is to stop immediately and the Heritage Council of NSW is to be
informed in accordance with Section 146 of the Heritage Act 1977.

(D050) The capacity and effectiveness of tree protection fencing, compliant
with AS 4970/2009 Protection of trees on development sites shall be
maintained at all times in accordance with the approved management plan
until such time as the site is no longer subject to any construction or earth
moving works.

E - PRIOR TO OCCUPATION OR THE ISSUE OF OCCUPATION CERTIFICATE

(1)

@)

3)

(EO01) The premises shall not be occupied or used in whole or in part until an
Occupation Certificate has been issued by the Principal Certifying Authority.

(E005) Prior to the release of any bond securities held by Council for
infrastructure works associated with developments, a formal written
application is to be submitted to Council specifying detail of works and bond
amount.

(EO10) Driveways, access aisles and parking areas shall be provided with a
concrete surface. Such a surface shall be on a suitable pavement,
constructed and maintained in accordance with Council's Development,
Design and Construction Manuals (as amended).

12/02/2020

Item 06
Attachment 1

Page 153



ATTACHMENT

®)

(6)
()

(10)

(11)

(12)

DEVELOPMENT ASSESSMENT PANEL
12/02/2020

(EO016) Prior to occupation or the issue of the Occupation Certificate (or
Part Occupation Certificate) the owner of the building must cause the
Principal Certifying Authority to be given a fire safety certificate (or
interim fire safety certificate in the case of a building or part of a building
occupied before completion) in accordance with Clause 153 of the
Environmental Planning and Assessment Regulation 2000 for each
measure listed in the schedule. The certificate must only be in the form
specified by Clause 174 of the Regulation. A copy of the certificate is to
be given to the Commissioner of the New South Wales Fire Brigade and
a copy is to be prominently displayed in the building.

(E021) Pool(s) to be fenced in accordance with the Swimming Pools Act,
1992.

(E030) Vehicle ramps, driveways, turning circles and parking spaces being
paved, sealed and line marked prior to occupation or the issue of the
Occupation Certificate.

(E034) Prior to occupation or the issuing of the Occupation (Final or Interim)
provision to the Principal Certifying Authority of documentation from Port
Macquarie-Hastings Council being the local roads authority certifying that all
matters required by the approval issued pursuant to Section 138 of the Roads
Act have been satisfactorily completed.

(E0386) Certification by a suitably qualified consultant is to be submitted to the
Principal Certifying Authority (PCA) confirming that the car park and internal
accesses have been constructed in'‘accordance with Port Macquarie-Hastings
Development Control Plan 2013 and Australian Standard 2890 (including AS
2890.1, AS 2890.2 and AS 2890.6) prior to occupation or issue of the
Occupation Certificate.

(E039) An appropriately qualified and practising consultant is required to certify

the following:

a. all drainage lines have been located within the respective easements, and

b. any other drainage structures are located in accordance with the
Construction Certificate.

c. all stormwater has been directed to a Council approved drainage system

d. all conditions of consent/ construction certificate approval have been
complied with.

e. Any on site detention system (if applicable) will function hydraulically in
accordance with the approved Construction Certificate.

(E040) Each onsite detention system is to be marked by a plate in a prominent
position which states:

“This is an onsite detention system. It is an offence to reduce the volume of
the tank or basin or interfere with any part of the structure that controls the
outflow”.

This plate is to be fixed into position prior to occupation or the issue of the
Occupation or Subdivision Certificate.

(EO46) Prior to the issue of an Occupation Certificate, a positive covenant is to
be created under Section 88E of the Conveyancing Act 1919, burdening the
owner(s) with the requirement to maintain the on-site stormwater detention
facilities on the property.

The terms of the 88E instrument with positive covenant shall include, but not
be limited to, the following:
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a. The Proprietor of the property shall be responsible for maintaining and
keeping clear all pits, pipelines, trench barriers and other structures
associated with the on-site stormwater detention facilities (“OSD”").

b. The Proprietor shall have the OSD inspected annually by a competent
person.

c. The Council shall have the right to enter upon the land referred to above, at
all reasonable times to inspect, construct, install, clean, repair and maintain
in good working order all pits, pipelines, trench barriers and other
structures in or upon the said land which comprise the OSD or which
convey stormwater from the said land; and recover the costs of any such
works from the proprietor.

d. The registered proprietor shall indemnify the Council and any adjoining
land owners against damage to their land arising from the failure of any
component of the OSD, or failure to clean, maintain and repair the OSD.

The proprietor or successor must bear all cosis associated in the preparation
of the subject 88E instrument. Evidence of registration with the Lands and
Property Information NSW shall be submitted to and approved by the Principal
Certifying Authority prior to the issue of an Occupation Certificate.

(EO49) A final Dilapidation Report including a photographic survey must be
submitted after the completion of works. A copy of this Dilapidation Report
together with the accompanying photographs must be given to the property
owners. A copy must be submitted to Council and the Principal Certifying
Authority prior to the issue of an Occupation Certificate.

Any damage identified in the Dilapidation Report must be fully rectified by the
applicant orowner at no cost to the Council prior to the issue of an Occupation
Certificate.

(E050). Prior to Council accepting new stormwater infrastructure, a CCTV
inspection of all new and modified stormwater assets must be undertaken in
accordance with the Conduit Inspection Reporting Code of Australia WSA 05.

A copy of the CCTV inspection footage and inspection report prepared and
certified by a suitably qualified person shall be provided to Council prior to the
acceptance of works into the nominated ‘into maintenance period'.

(E051) Prior to occupation or the issuing of any Occupation Certificate a
section 68 Certificate of Completion shall be obtained from Port Macquarie-
Hastings Coungil.

(E0S53) All works relating to public infrastructure shall be certified by a
practicing Civil Engineer or Registered Surveyor as compliant with the
requirements of AUSPEC prior to issue of Occupation/Subdivision Certificate
or release of the security bond, whichever is to occur first.

(E056) A Certificate of Compliance under the provisions of Section 307 of the
Water Management Act must be obtained prior to the issue of any occupation
or subdivision certificate.

(E058) Written confirmation being provided to the Principal Certifying
Authority (PCA) from any properly qualified person (eg the builder), stating
that all commitments made as part of the BASIX Certificate have been
completed in accordance with the certificate.

(EO61) Landscaped areas being completed prior to occupation or issue of the
Occupation Certificate. Public landscaping may be bonded as agreed to by
Council.
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(EO62) Prior to occupation or the issue of any Occupation Certificate,
evidence must be provided to the Principal Certifying Authority that
satisfactory arrangements are in place for collection of general waste
(rubbish), recycling and food and garden organics from the premises by a
private waste contractor. All wastes are to be collected as separate waste
streams.

(E066) Ancillary works shall be undertaken at no cost to Council to make the
engineering works required by this Consent effective to the satisfaction of
Director of Council’s Infrastructure Division. Such works shall include, but are
not limited to the following:

a. The relocation of underground services where required by civil works
being carried out.

b. The relocation of above ground power and telephone services
c. The relocation of street lighting

d. The matching of new infrastructure into. existing or future design
infrastructure

(E195) Prior to the issue of the occupation certificate by Council ‘and/or the
Principal Certifying Authority, the Applicant shall supply a copy of written
correspondence from the Heritage Council of NSW or its delegate confirming
that their requirements under any Heritage Act 1977 approval have been
satisfied.

(E196) Prior to the issue of the occupation certificate by Council and/or the
Principal Certifying Authority, at no cost to Council, due to the limited number
of dedicated onsite visitor car parking spaces, on street car parking spaces
are to be delineated, by line marking, consistent with DA004 and TCO0701 of
the approved plans.

In accordance with Clause 154A of the Environmental Planning and
Assessment Regulation. 2000, a certifying authority must not issue an
occupation certificate to authorise a person to commence occupation or use of
the development unless the certifying authority has received the statement by
the qualified designer verifying that the development achieves the design
quality of the development as shown in the plans and specifications in respect
of which the construction certificate was issued, having regard to the design
quality principles.

F — OCCUPATION OF THE SITE

M
@)
®3)

(4)

®)

(FO04) The dwellings are approved for permanent residential use and not for
short term tourist and visitor accommodation.

(FO0B) The basin of the outflow control pit and the debris screen must be
cleaned of debris and sediment on a regular basis by the owner.

(FO09) All new and existing essential fire safety measures shall be maintained
in working condition at all times.

(F013) All garbage areas are to be screened from the street, create no
adverse odour impact on adjoining properties and be kept free of pests at all
times.

(FO27) The swimming pool filiration motor shall be operated between the
following hours only:

Monday to Friday (other than a public holiday)
7.00 am - 8.00 pm

Saturday to Sunday and Public Holidays
8.00 am — 8.00 pm
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The pool filtration motor shall be enclosed with an effective soundproof unit.

(FO36) Any exterior lighting on the site shall be designed and installed
so as not to cause a nuisance or adverse impact on the amenity of the
surrounding area by light overspill. The lighting shall be the minimum
level of illumination necessary for safe operation and must be designed,
installed and used in accordance with AS 4282 control of the obtrusive
effects of outdoor lighting. No flashing, moving or intermittent lighting is
permitted on the site.

(F195) Use of the pavilions, pool and recreational facilities in communal areas
are for residents and guests only.
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ATTACHMENT

Developer Charges - Estimate

DEVELOPMENT ASSESSMENT PANEL

12/02/2020

A
Applicants Name: Stewart Architecture S
Property Address: 50 William Street Port Macquarie PORT MACQUARIE
Lot & Dp: Lot(s):12,DP(s):1222329 HASTINGS
Development: Residential Flat Building including Clause 4.6 Objection to Clause 4.3 (Height of Building)

Water and Sewerage Headworks Levies are levied under 564 of the LGA Act & 5306 of the W ater Management Act 2000.
Other contributions are levied under Section 7.11 of the Environmental Planning and Assessment Act and Council's Contribution Plans.

Levy Area Units Cost Estimate
1 Water Supply 171 510,296.00 Per ET 5$176,061.60
2 Sewerage Scheme Port Macquarie 2775 $3,906.00 Per ET 5$108,391.50
3 Since 1.?..04- Major Roads - Port 2547 S771800 PerET 5196,577.40
Macquarie - Per ET
4 Since 31 ..7.13 - Open Space - Port 2547 8568600 PerET 514482240
Macquarie - Per ET
Commenced 3 April 2006 - Com, Cul
5 and Em Services CP - Port 2547 34,669.00 Per ET $118,919.40
Macquarie
& Com 1.3.07 - Administration Building 2547 3019.00 Per ET $23,406.90
- All areas
T MiA
8 MiA
9 MNA
10 MNIA
11 MNiA
12 A osgs_
. Pay
14 NIA
Admin General Levy - Applicable to —
2.2% 584 Contribut $10,641.90
15 Consents approved after 11/2/03 ontribution !
16
17
18
Total Amount of Estimate (Not for Payment Purposes) $778,821.10

NOTES: These contribution rates apply to new development and srmuld be used as a guide only.

Contributicns will be determined in j icn with a D lop icn (DA) or Complying Development Application (CDA).
DAs will be subject to the contributions plans in force at the time of i |ss ue of the Consent and for CDCs at time of lodgement.
Contribution Rates are adjusted quartedy in line with the CPI.

DATE OF ESTIMATE: 4-Feb-2020

Estimate Prepared By Steven Ford

This is an ESTIMATE ONLY - NOT for Payment Purposes

art Architecture, 50 William Street Port Macquarie, 4-Feb-2020.4s

PORT MACQUARIE-HASTINGS COUNCIL

Item 06
Attachment 3

Page 218



AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

ltem: 07

Subject: DA2019 - 506.1 2 LOT SUBDIVISION INCLUDING CLAUSE 4.6
OBJECTION TO CLAUSE 4.1 (LOT SIZE) AND CLAUSE 4.4 (FLOOR
SPACE RATIO) OF THE PORT MACQUARIE-HASTINGS LOCAL
ENVIRONMENTAL PLAN 2011 AND ALTERATIONS AND ADDITIONS
TO EXISTING DWELLING AT LOT 113 DP 754405, NO. 2 ARNOTT
STREET, LAURIETON

Report Author: Development Assessment Planner, Chris Gardiner

Applicant: All About Planning

Owner: Secure Home Parks Pty Ltd
Estimated Cost:  $57,000

Parcel no: 737

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That it be recommended to Council that DA2019 - 506.1 for a 2 Lot Subdivision
including Clause 4.6 Objection to Clause 4.1 (Lot Size) and Clause 4.4 (Floor
Space Ratio) of the Port Macquarie-Hastings Local Environmental Plan 2011
and Alterations and Additions to Existing Dwelling at Lot 113, DP 754405, No. 2
Arnott Street, Laurieton, be determined by granting consent subject to the
recommended conditions.

Executive Summary

This report considers a development application for a 2 lot subdivision and alterations
and additions to the existing dwelling at the subject site and provides an assessment
of the application in accordance with the Environmental Planning and Assessment
Act 1979.

Following exhibition of the application, no submissions were received.

The application includes variation to a development standard in the Port Macquarie-
Hastings Local Environmental Plan 2011 by more than 10% and the application is
required to be determined by Council following consideration by the Development
Assessment Panel.

The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls. The development is not considered
to be contrary to the public's interest and will not result a significant adverse social,
environmental or economic impact.
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This report recommends that the development application be approved subject to the
attached conditions.

1. BACKGROUND
Existing Sites Features and Surrounding Development

The site has an area of 1.012 hectares.

The site is zoned R1 General Residential in accordance with the Port Macquarie-
Hastings Local Environmental Plan 2011, as shown in the following zoning plan:

The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:
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2. DESCRIPTION OF DEVELOPMENT

Key aspects of the proposal include the following:

o 2ot Torrens title subdivision to excise manager’s residence from existing
caravan park;

e Alterations and additions to dwelling to make it suitable for independent
occupation.

Refer to Attachment 2 at the end of this report for plans of the proposed
development. o

Application Chronology

11 July 2019 - Application lodged.

18 July 2019 to 31 July 2019 - Neighbour notification.

26 July 2019 - Additional information requested from Applicant.

17 September 2019 - Bush Fire Safety Authority issued by NSW Rural Fire
Service.

21 October 2019 - Additional information submitted by Applicant.

e 4 December 2019 - Further additional information submitted by Applicant.

3. STATUTORY ASSESSMENT
Section 4.15(1) Matters for Consideration

In determining the application, Council is required to take into consideration the T
following matters as are relevant to the development that apply to the land to which
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(@) The provisions (where applicable) of:
(i) any Environmental Planning Instrument

State Environmental Planning Policy No. 21 - Caravan Parks

8 Development consent required for caravan parks

(1) Development for the purposes of a caravan park may be carried out only with
the development consent of the Council.

(2) Before granting development consent to the use of land for the purposes of a
caravan park, a Council must determine:

(@) the number of sites (if any) within that land that the Council considers are
suitable for long-term residence, within the meaning of the Local
Government (Caravan Parks and Camping Grounds) Transitional
Regulation 1993, and

(b)  the number of sites (if any) within that land that the Council considers are
not suitable for long-term residence, but are suitable for short-term
residence, within the meaning of that Regulation.

(3) A Council must not grant development consent to the use of land for the
purposes of a caravan park unless it imposes as a condition of that consent a
condition specifying the maximum number of sites (if any) within that land that
may be used for long-term residence.

(4) The holder of an approval under Part 1 of Chapter 7 of the Local Government
Act 1993 to operate a caravan park or camping ground on land must not,
without the development consent of the Council, allow a person to occupy a
site within that land:

(a) for a continuous period of more than 3 months, except as provided by
paragraph (b), or

(b) for a continuous period longer than the period (if any) for which the
person is allowed to be accommodated within the land by an extension
that has been granted under clause 19 (6) of the Local Government
(Caravan Parks and Camping Grounds) Transitional Regulation 1993,
if such a use of that site was not lawful under the Environmental Planning
and Assessment Act 1979 when this Policy commenced.

(4A) Except as provided by subclause (4), nothing in this Policy or any other
environmental planning instrument requires separate development consent to
be obtained for the installation or placement of a moveable dwelling on land on
which development for the purposes of a caravan park is being lawfully carried
out.

(5) This clause does not apply to any land that is authorised to be used for the
purposes of a manufactured home estate by a development consent granted
pursuant to State Environmental Planning Policy No 36—Manufactured Home
Estates or dedicated or reserved under the National Parks and Wildlife Act
1974.

The proposal does not seek any change to the number of approved long and short-
term sites. The proposed manager’s residence and office that are proposed to be
excised from the caravan park are not located on a long or short term site.

10 Matters to be considered by Councils
A Council may grant a development consent required by this Policy only after it has
considered the following:

(@) whether, because of its location or character, the land concerned is ==
particularly suitable for use as a caravan park for tourists or for long-term PORT MACQUARIE
residence, HASTINGS
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(b)  whether there is adequate provision for tourist accommodation in the
locality of that land, and whether existing or potential tourist
accommodation will be displaced by the use of sites for long-term
residence,

(c) whether there is adequate low-cost housing, or land available for low-cost
housing, in that locality,

(d) whether necessary community facilities and services are available within
the caravan park to which the development application relates or in the
locality (or both), and whether those facilities and services are reasonably
accessible to the occupants of the caravan park,

(e) any relevant guidelines issued by the Director, and

(f)  the provisions of the Local Government (Caravan Parks and Camping
Grounds) Transitional Regulation 1993.

The site is an existing caravan park and the proposal would not result in any changes
to the character of the area, or result in any impacts on the provision of tourist
accommodation or affordable housing.

The below table considers the applicable provisions of the Local Government
(Manufactured Home Estates, Caravan Parks, Camping Grounds and Moveable
Dwellings) Regulation 2005.

CLAUSE | REQUIREMENT | COMMENT/COMPLIANCE
Part 3, Division 1 Operation of caravan parks and camping grounds
71 Factors for (1) Council must be (1) Yes- refer to comments on
consideration satisfied that the estate will | Division 3
before approval | be designed in accordance
is granted with Division 3; and
(2) Council must have
regard to the Floodplain (2) Site is flood prone. See
Development Manual. comments under clauses 7.3 of
LEP.
72 Matters to be | Any approval must specify | An updated Section 68 approval to
specified in the number, size and operate will need to specify these
approval location of the dwelling and | matters due to the reduction in the
camping sites. caravan park size.
73 Conditions of | The consent must be An updated Section 68 approval to
approval conditioned to ensure the operate will need to specify these
design, construction, matters due to the reduction in the

maintenance and operation | caravan park size.
of the estate is in
accordance with Division 3.

Part 3, Division 3 Caravan parks and camping grounds

83 Minimum Estate must have an area | Proposal will result in the caravan
size of caravan | of not less than 1 hectare. | park being reduced to an area of
park or camping slightly less than 1 hectare
ground (9725.5m?). The Applicant has

submitted a draft Section 82
objection to this standard, which
has been reviewed in the
assessment of the development
application. No objection in
principle is raised to the variation
and the Section 82 objection will
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need to be submitted and formally
determined with the next approval
to operate the caravan park.

85 Size of
dwelling sites
and camp sites

(1) A long-term site must
have an area of at least 80
square metres.

(2) A short-term site must
have an area of at least 65
square metres.

(3) A camp site must have
an area of at least:

(a) 40 square metres, in
the case of a camp site for
which a separate parking
space is provided within 30
metres of the camp site, or
(b) 50 square metres, in
any other case.

The proposal would not affect the
size of any of the existing
approved sites.

89 Setbacks of
dwelling sites
and camp sites
from road
frontages

(1) A dwelling site or camp
site must not be located
closer than 10 metres to a
public road or 3 metres to
any other boundary of the
caravan park or camping
ground unless the approval
for the caravan park or
camping ground so allows.
(2) The approval for a
caravan park or camping
ground must not allow a
lesser distance unless the
council is satisfied that the
dwelling site or camp site
has been or will be properly
screened, fenced, enclosed
or otherwise treated.

The proposed subdivision will
result in the eastern and southern
boundaries of Lot 1 becoming the
boundaries of the caravan park.
Site 63 of the caravan park will
have a setback of less than 3m
from the side boundary. The
application proposes erection of a
1.8m high boundary fence on the
boundary, which is considered
sufficient to provide adequate
visual and acoustic privacy
between the dwelling site and the
residential lot. A condition is
recommended requiring the
construction of the boundary fence
prior to the issue of the
Subdivision Certificate.

State Environmental Planning Policy No. 44 - Koala Habitat Protection

With reference to clauses 6 and 7, the subject land has an area greater than 1
hectare (including any adjoining land under same ownership) and therefore the
provisions of SEPP must be considered.

The vegetation on the site does not meet the definition of potential koala habitat and
further consideration of the policy is not required.

State Environmental Planning Policy No. 55 — Remediation of Land
Following an inspection of the site and a search of Council records, the subject land

is not identified as being potentially contaminated and is suitable for the intended
use.

State Environmental Planning Policy (Coastal Management) 2018
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The site is located within a coastal use area, coastal environment area, and proximity
area for coastal wetlands.

In accordance with clause 7, this SEPP prevails over the Port Macquarie-Hastings
LEP 2011 in the event of any inconsistency.

Having regard to clause 11 of the SEPP, the proposal will not significantly impact on
the biophysical, hydrological or ecological integrity of the adjacent coastal wetland,
and would not affect the quantity and quality of surface and ground water flows to the
adjacent coastal wetland.

Having regard to clauses 13 and 14 of the SEPP the proposed development is not
considered likely to result in any of the following:
a) any adverse impact on integrity and resilience of the biophysical, hydrological
(surface and groundwater) and ecological environment;
b) any adverse impacts coastal environmental values and natural coastal
processes;
c) any adverse impact on marine vegetation, native vegetation and fauna and
their habitats, undeveloped headlands and rock platforms;
d) any adverse impact on Aboriginal cultural heritage, practices and places;
e) any adverse impacts on the cultural and built environment heritage;
f) any adverse impacts the use of the surf zone;
g) any adverse impact on the visual amenity and scenic qualities of the coast,
including coastal headlands;
h) overshadowing, wind funnelling and the loss of views from public places to
foreshores;
i) any adverse impacts on existing public open space and safe access to and
along the foreshore, beach, headland or rock platform for members of the
public, including persons with a disability.

The bulk, scale and size of the proposed development is compatible with the
surrounding coastal and built environment. The site is predominately cleared and
located within an area zoned for residential purposes.

State Environmental Planning Policy (Building Sustainability Index: BASIX)
2004

A BASIX certificate is not required as the proposal meets the definition of ‘BASIX
excluded development’ in the Environmental Planning and Assessment Regulation
2000.

Port Macquarie-Hastings Local Environmental Plan 2011

The proposal is consistent with the LEP having regard to the following:

e Clause 2.2 - The subject site is zoned R1 General Residential. In accordance
with clause 2.3(1) and the R1 zone landuse table, the proposed development for
a dwelling house and caravan park is a permissible landuse with consent.

The objectives of the R1 zone are as follows:

o To provide for the housing needs of the community.

o To provide for a variety of housing types and densities.

o To enable other land uses that provide facilities or services to meet the day
to day needs of residents.
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Clause 2.3(2) - The proposal is consistent with the zone objectives having regard

to the following:

o The proposal for permissible land uses;

o The development would provide for a variety of housing types and densities
to meet the housing needs of the community.

Clause 4.1 - The lot sizes within the proposed subdivision are 407.1m? and

9725.5m?. Proposed Lot 1 is smaller than the minimum lot size of 450m?

identified in the Lot Size Map relating to the site (9.5% variation). See comments

under Clause 4.6 regarding the Applicant’s request to vary the minimum lot size

provisions.

Clause 4.3 - The maximum overall height of the new building work (entry porch)

above ground level (existing) is 3.69m, which complies with the standard height

limit of 8.5m applying to the site.

Clause 4.4 - This clause establishes the maximum “floor space ratio” for

development. ‘Floor space ratio’ is defined as the ratio of the gross floor area of

all buildings within the site to the site area’. ‘Gross floor area’ is defined as ‘the

sum of the floor area of each floor of a building measured from the internal face

of external walls, or from the internal face of walls separating the building from

any other building, measured at a height of 1.4 metres above the floor, and

includes:

(a) the area of a mezzanine, and

(b) habitable rooms in a basement or an attic, and

(c) any shop, auditorium, cinema, and the like, in a basement or attic,

but excludes:

(d) any area for common vertical circulation, such as lifts and stairs, and

(e) any basement:

(i) storage, and

(i) vehicular access, loading areas, garbage and services, and

(f) plant rooms, lift towers and other areas used exclusively for mechanical
services or ducting, and

(g) car parking to meet any requirements of the consent authority (including
access to that car parking), and

(h) any space used for the loading or unloading of goods (including access to it),
and

(i) terraces and balconies with outer walls less than 1.4 metres high, and

() voids above a floor at the level of a storey or storey above.’

The proposal would result in the existing dwelling on proposed Lot 1 having a
floor space ratio of 0.82:1, which does not comply with the 0.65:1 floor space
ratio applying to the site. The variation exceeds the standard by 26%.

The proposed variation to the floor space ratio development standard is
addressed under the following clause 4.6 section of this report.

Clause 4.6 - This clause establishes a degree of flexibility for certain
development standards in certain circumstances which have demonstrated that
a better planning outcome will occur from that flexibility. In this regard, the
proposal seeks a variation to the Minimum lot size (Clause 4.1) and floor space
ratio (Clause 4.4) development standards. Assistance on the approach to
variation to this standard is also taken from NSW Land and Environment Court
and NSW Court of Appeal decisions in:

o Wehbe v Pittwater Council (2007) NSW LEC 827 (Wehbe);
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Four2Five Pty Ltd v Ashfield Council (2015) NSWLEC 1009; and
Al Maha Pty Ltd v Huajun Investments Pty Ltd (2018) NSWCA 245

Having regard to specific requirements of clause 4.6(3) and 4.6(4) the following
assessment comments are provided:

(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:

@)
(b)

that compliance with the development standard is unreasonable or
unnecessary in the circumstances of the case, and

that there are sufficient environmental planning grounds to justify
contravening the development standard.

Comments: The Applicant has submitted a request in writing to justify the
contravention of the floor space ratio standard for the following reasons (as
summarised):

The proposed variations will not result in any actual change to existing built
form on the site or unacceptable impact on adjoining properties or public
areas including the surrounding street.

The proposal is consistent with the objectives of the R1 General Residential
zone in that it will continue to provide a variety of housing types and
densities to meet the needs of the community.

The proposal is consistent with the objectives of Clause 4.1 (Minimum Lot
Size) of the LEP as the subdivision would retain an existing dwelling and
caravan park and continue to facilitate the efficient use of residential land.
The proposal is consistent with the objectives of Clause 4.4 (Floor Space
Ratio) as the subdivision relates to existing buildings and would not result in
any increase in bulk and scale in the existing streetscape.

The degree of variation will not result in an increase in the overall site
density or the intensity of the uses.

The proposed demolition of the existing shed at the rear of proposed Lot 1
would result in a reduction in the current site coverage.

The proposed variations would not erode the public interest.

Land immediately adjoining the site has a permitted FSR of 1:1, and the
density on Lot 1 is not out of character in the area.

The potential lot size is constrained by the existing caravan park.

The contravention does not raise any matters of significance for State or
regional planning.

The approval of the variations would not create any undesirable precedent.
The proposed lot size is sufficient for the existing dwelling and could
accommodate a future dwelling in the event that the existing dwelling was
demolished.

The proposal will have a public benefit to the Laurieton and wider Port
Macquarie-Hastings community by maintaining affordable housing.
Compliance with the development standards is therefore unreasonable and
unnecessary in the circumstances of the case, for the reasons above.

(4) Development consent must not be granted for development that contravenes a
development standard unless:

@)

the consent authority is satisfied that:

DEVELOPMENT ASSESSMENT PANEL
12/02/2020
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(i)  the applicant’s written request has adequately addressed the
matters required to be demonstrated by subclause (3)

Comments:

In Wehbe five methods’ have been developed to test whether a non-
compliance with the standard is unreasonable or unnecessary. In this case the
Applicant is relying upon the below method:

¢ The objectives of the lot size and floor space ratio standard are achieved
notwithstanding the non-compliance with the numerical standard, and
compliance with the standard is therefore unnecessary.

The Applicant’s written submission is considered to adequately demonstrate that
compliance with the standard is unnecessary in the circumstances of the case.

The Applicant’s written request has also adequately demonstrated that there is
sufficient environmental planning grounds for the variation on the following basis:

e The subdivision relates to land containing existing buildings and would not
result in any increase in the bulk and scale of the buildings in the
streetscape.

¢ The application has demonstrated that the size and dimensions of proposed
Lot 1 is sufficient to accommodate the existing dwelling, parking and open
space areas consistent with the DCP provisions.

The development would not result in any intensification of the land uses.

e The proposed lot boundaries provide for a sensible definition of the
boundary between the caravan park and the proposed separate dwelling
house.

e The variations to the development standards would not result in any adverse
amenity issues.

On the basis of the above, it is considered that the Applicant’s written request
has adequately addressed the matters required to be demonstrated by clause
4.6(3).

(i)  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

Comments:

The proposal is considered to be consistent with the zone objectives as noted
earlier under Clause 2.3. Consideration of the proposal’s consistency with the
objectives of the lot size and floor space ratio standards is provided as follows:

Lot Size:

(a) toensure that lot sizes are compatible with local environmental values
and constraints,

Comment
The proposal relates to an existing site that has been developed for the purpose -

. . . . *
of a caravan park. The site does not contain and particular environmental values
that need to be protected, and the proposed lot size is compatible with the HASTINGS
bushfire and flooding constraints applicable to the site. CO.% Mot
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(b) to facilitate efficient use of land resources for residential and other human
purposes,

Comment

The land has been efficiently developed for the purpose of a caravan park. The
proposed subdivision would not compromise the use of the land for residential
purposes.

(c) to minimise the fragmentation of rural land suitable for sustainable
primary production,

Comment
Not applicable.

(d) to protect high ecological, scientific, cultural or aesthetic values of land in
environment protection zones.

Comment
Not applicable.

Floor Space Ratio:

(a) toregulate density of development and generation of vehicular and
pedestrian traffic,

Comment

The proposal relates to an existing developed caravan park and manager’s
residence. The proposed subdivision would not result in any additional
generation of vehicular or pedestrian traffic.

(b) to encourage increased building height and site amalgamation at key
locations,

Comment
Not applicable. Amalgamation and increased building height not envisaged for
the site.

(c) to provide sufficient floor space for high quality development for the
foreseeable future,

Comment

The existing buildings (including the dwelling on proposed Lot 1) are currently
within the adopted floor space ratio when considered in the context of the overall
site. The non-compliance in this instance arises from the proposal to
accommodate the existing floor space of the manager’s residence on a smaller
lot. The proposal is therefore not considered to be inconsistent with this
objective.

(d) to ensure that buildings are compatible with the bulk and scale of the
existing and desired future character of the locality.

*I-
Comment PORT MACQUARIE
The proposed subdivision relates to existing buildings within an approved ?{35&11}@51
caravan park. The proposed subdivision which is creating the FSR variation
Iltem 07
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would not result in any changes to the existing gross floor area of the building.
With the exception of the addition of an entry porch, the development would not
alter the built form, or bulk and scale of development. It is also noted that directly
adjoining land to the east of the site permits a 1:1 floor space ratio and the
proposed development will not be out of character in this context.

The development is consistent with the zoning, lot size, and floor space ratio
objectives of the LEP and is unlikely to have any implications on State related
issues or the broader public interest.

(b) the concurrence of the Secretary has been obtained.

Comments: As per the Planning Circular PS 18-003, Council can assume the
Director’s Concurrence for variations to lot size in residential zones and floor
space ratio. In this instance, the variation to the floor space ratio development
standard exceeds 10% and the application must be determined by the elected
Council. A public register of decisions on variations must be maintained and
reported quarterly to the NSW Department of Planning, Industry &
Environment.

. Clause 5.10 — Heritage. The site does not contain or adjoin any known heritage
items or sites of significance.

o Clause 7.1 - The north-east corner of the site is mapped as potentially
containing class 2 acid sulfate soils (see below). The proposed development
does not include any excavation in this part of the site and therefore no adverse
impacts are expected to occur to the acid sulfate soils found on site.
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Clause 7.3 - the site is land within a mapped “flood planning area” (land subject
to flood discharge of 1:100 annual recurrence interval flood event, plus the
applicable climate change allowance and relevant freeboard). In this regard the
following comments are provided which incorporate consideration of the
objectives of Clause 7.3, Council’s Flood Policy 2015, the NSW Government’s
Flood Prone Lands Policy and the NSW Government’s Floodplain Development
Manual (2005):

o The proposal does not result in any increase in the number of bedrooms in
the dwelling that are located below the flood planning level,

o The proposal is compatible with the flood hazard of the land taking into
account projected changes as a result of climate change;

o The proposal will not result in a significant adverse effect on flood behaviour
that would result in detrimental increases in the potential flood affectation of
other development or properties;

o The proposal incorporates measures to minimise & manage the flood risk to
life and property associated with the use of land;

o The proposal is not likely to significantly adversely affect the environment or
cause avoidable erosion, siltation, destruction of riparian vegetation or a
reduction in the stability of river banks or watercourses;

o The proposal is not likely to result in unsustainable social and economic
costs to the community as a consequence of flooding.

Clause 7.13 - Satisfactory arrangements are in place for provision of essential
services including water supply, electricity supply, sewer infrastructure,
stormwater drainage and suitable road access to service the development.
Provision of electricity will be subject to obtaining satisfactory arrangements
certification prior to the issue of a Subdivision Certificate as recommended by a
condition of consent.

Any draft instruments that apply to the site or are on exhibition:

No draft instruments apply to the site.

(i)  Any Development Control Plan in force

Port Macquarie-Hastings Development Control Plan 2013

DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development (Dwelling on proposed Lot 1 only)

Requirements Proposed Complies
3.2.2.2 | Articulation zone: Porch to 3.48m front Yes

* Min. 3m front setback setback.

Front setback (Residential not R5 6.08m setback to front | Yes

zone): wall. Porch in

* Min. 6.0m classified road articulation zone as

¢ Min. 4.5m local road or within noted above.
20% of adjoining dwelling if on
corner lot

* Min. 3.0m secondary road

* Min. 2.0m Laneway

3.2.2.3 | Garage 5.5m min. and 1m behind 6.08m to garage. Yes

front facade.
Garage door recessed behind
building line or eaves/overhangs
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DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development (Dwelling on proposed Lot 1 only)

» If solid 1.2m max height and
front setback 1.0m with
landscaping

* 3x3m min. splay for corner
sites

* Fences >1.2mto be 1.8m
max. height for 50% or 6.0m
max. length of street frontage
with 25% openings

* 0.9x0.9m splays adjoining
driveway entrances

« Front fences and walls to have
complimentary materials to

Requirements Proposed Complies
provided
6m max. width of garage door/s 5.4m wide and 63% of | No*
and 50% max. width of building the width of the
building.
Driveway crossover 1/3 max. of site | 5.0m wide and 39% of | No*
frontage and max. 5.0m width site frontage (12.77m).
Garage and driveway provided on | N/A N/A
each frontage for dual occupancy
on corner lot
3.2.2.4 | 4m min. rear setback. Variation 4.7m to wall. Yes
subject to site analysis and
provision of private open space
3.2.2.5 | Side setbacks: Minimum 1.18m Yes
* Ground floor = min. 0.9m ground and first floor
+ First floors & above = min. 3m | side setback. Given
setback or where it can be the site orientation the
demonstrated that building would not
overshadowing not adverse = | overshadow
0.9m min. neighbouring living
+ Building wall set in and out room windows or
every 12m by 0.5m private open space for
more than 3 hours
between 9am and 3pm
on 21 June.
The proposal relates
to an existing building
with hon-compliant
wall articulation and
would not increase the
impact.
3.2.2.6 | 35m2 min. private open space area | Approximately 130m? | Yes
including a useable 4x4m min. area | of private open space
which has 5% max. Grade and including 4m x 4m
directly accessible from ground area accessible from
floor living area. living area.
3.2.2.7 | Front fences: None proposed. N/A
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DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development (Dwelling on proposed Lot 1 only)

Requirements Proposed Complies
context
3.2.2.8 | No chain wire, solid timber, None proposed. N/A
masonry or solid steel front fences
3.2.2.10 | Privacy: Privacy adequately Yes
» Direct views between living addressed with
areas of adjacent dwellings fencing, screening and
screened when within 9m building separation.
radius of any part of window of
adjacent dwelling and within A condition is
12m of private open space recommended
areas of adjacent dwellings. ie. | requiring construction
1.8m fence or privacy of a 1.8m high
screening which has 25% max. | boundary fence on the
openings and is permanently | southern and eastern
fixed boundaries to provide
» Privacy screen required if floor | privacy to the ground
level > 1m height, window floor living area and
side/rear setback (other than private open space.
bedroom) is less than 3m and
sill height less than 1.5m
» Privacy screens provided to
balconies/verandahs etc which
have <3m side/rear setback
and floor level height >1m
3.2.2.11 | Roof terraces N/A N/A
3.2.2.13 | Jetties and boat ramps N/A N/A
onwards
DCP 2013: Chapter 3.6 - Subdivision
ggjictive Development Provisions Proposed Complies
3.6.3.1 A site analysis is required for all | Satisfactory site

development and shall illustrate:
e microclimate;
¢ |ot dimensions;
e north point;
e existing contours and levels
to AHD;

flood affected areas;

e overland flow patterns,
drainage and services;

e any contaminated soils or
filled areas, or areas of
unstable land;

e easements and/or
connections for drainage
and utility services;

e identification of any existing
trees and other significant

analysis submitted in
plans and Statement
of Environmental
Effects.
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vegetation;
e any existing buildings and
other structures, including
their setback distances;
¢ heritage and archaeological
features;
e fences;
e existing and proposed road
network, including
connectivity and access for
all adjoining land parcels;
e pedestrian and vehicle
access;
e views to and from the site;
overshadowing by
neighbouring structures;
and
e any other notable features
or characteristics of the site.
3.6.3.2 Torrens title lots minimum width | Lot 1 - 12.77m wide. No, but
of 15m when measured at a Lot 2 - 88.005m wide. | acceptabl
distance of 5.5m from front e
property boundary. Lot 1 contains the
existing manager’s
residence and it has
been demonstrated
that the building can
achieve the DCP
requirements for a
single dwelling. The
width of the lot is
therefore considered
acceptable.
Minimum width of 7m when Both lots greater than | Yes
boundaries are extended to kerb | 7m wide when
line. boundaries extended
to the kerb line (edge
of road pavement in
this instance).
Minimum depth of 25m. Both lots greater than
25m deep.
For lots where average slope of | N/A N/A
the site is equal to, or exceeds
16%, indicative road and
driveway grades are required
demonstrating satisfactory
access.
Subdivision of dual occupancy N/A N/A
development or multi dwelling
housing where permissible in the si
LEP may create allotments e~
smaller than 450m? if: PORT MACQUARIE
e Each lot to be created is HASTINGS
part of a community or
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strata title scheme, or
e |s part of an integrated
Torrens title housing
development.
3.6.3.3 Battleaxe lots discouraged in No battleaxe lots Yes
greenfield development. proposed.
3.6.34 Lots are to be designed to allow | Lots are relatively flat | Yes
the construction of a dwelling, and contain an
which does not involve more existing dwelling and
than 1m cut, or fill, measured caravan park.
from natural ground level,
outside the dwellings external
walls.
3.6.3.6 Kerb and guttering, associated Kerb and guttering is | No, but
street drainage, pavement not considered acceptabl
construction and foot paving practical in this e
across the instance due to the
street frontages should be existing street
constructed as part of the drainage and the
subdivision works where these small scale of the
do not exist (may be varied proposal.
subject to criteria in this clause)
3.6.3.7 Subdivisions close to urban N/A N/A
centres or along arterial roads
serviced by public transport
achieve yield of >35 dwellings
per hectare.
3.6.3.8 All new roads are to be N/A N/A
dedicated to Council designed in
accordance the Council’s
adopted AUSPEC
design specification documents.
All applications to subdivide land
should include a road layout plan
that meets the Council’s design
requirements including providing
connectivity and access for all
land parcels consistent with
Council’s road hierarchy.
3.6.3.20 Water supply to meet Council’s See comments later in
design specifications. this report under
Water Supply
Connection.
3.6.3.21 - | All lots connected to reclaimed N/A N/A
3.6.3.22 water if available.
3.6.3.24 Separate sewer junction See comments later in
provided for each lot. this report under
3.6.3.25 Extension of sewer infrastructure | Sewer Connection.
at cost of developer.
3.6.3.26 - | Erosion and sediment control Standard condition Yes
3.6.3.27 plan to be provided. recommended

requiring erosion and
sediment control plan.
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3.6.3.28 Saving and re-using top soil and | N/A N/A
the incorporation of additives to
improve existing soils is
preferred to the importation of
soils for landscaping.
3.6.3.34 All service infrastructure should | Standard condition Yes
be underground unless recommended
otherwise approved by Council. | requiring confirmation
All service infrastructure should | of satisfactory
be installed in a common trench. | arrangements for
Conduits for the main technology | electricity and
network system should be telecommunication
provided in all streets. infrastructure.
Conduits are to be installed in
accordance with the National
Broadband Network Company
Limited’s
‘Guidelines for Fibre to the
Premises Underground
Deployment’.
Access pits are to be installed at
appropriate intervals along all
streets.
DCP 2013: General Provisions
ggjpective Development Provisions Proposed Complies
2.7.2.2 Design addresses generic The proposal would
principles of Crime Prevention not result in any
Through Environmental Design increased risk of
guideline: crime.
e Casual surveillance and
sightlines
e Land use mix and activity
generators
¢ Definition of use and
ownership
e Lighting
e Way finding
¢ Predictable routes and
entrapment locations
2331 Cut and fill 1.0m max. 1m None proposed. Yes
outside the perimeter of the
external building walls
2.3.3.2 1m max. height retaining walls N/A N/A
along road frontages
Any retaining wall >1.0 in height | N/A N/A
to be certified by structural
engineer
2.3.3.8 Removal of hollow bearing trees | None proposed to be | N/A
onwards removed.
2.6.3.1 Tree removal (3m or higher with | None proposed to be | N/A

100mm diameter trunk and 3m
outside dwelling footprint

removed.
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2.4.3 Bushfire risk, Acid sulphate soils, | Refer to main body of
Flooding, Contamination, report.
Airspace protection, Noise and
Stormwater
2532 New accesses not permitted Access from local

from arterial or distributor roads. | road.
Existing accesses rationalised or
removed where practical

25.3.11 Section 94 contributions Refer to main body of
report.

The proposal seeks to vary development provision 3.2.2.3 in relation to the garage
and driveway widths.

The relevant objectives of the provision are:

e To minimise the impact of garages and driveways on the streetscape, on street
parking and amenity.

¢ To minimise the visual dominance of garages in the streetscape.

The proposal is considered to be consistent with the above objectives for the

following reasons:

e The dwelling is two storeys at the street frontage and the upper floor will
contribute to reducing the visual dominance of the garage.

e The proposed garage will replace an existing hardstand area forward of the
dwelling that is visually dominant when vehicles are parked.

e The proposal will rationalise access and avoid a shared driveway with the
caravan park.

e Areduction in the width of the driveway would not provide any increase in street
parking due to the location of existing driveways on adjoining properties.

Based on the above assessment, the variations proposed to the provisions of the
DCP are considered acceptable and the relevant objectives have been satisfied.
Cumulatively, the variations do not amount to an adverse impact or a significance
that would justify refusal of the application.

(ila) Any planning agreement that has been entered into under section 7.4, or
any draft planning agreement that a developer has offered to enter into
under section 7.4

No planning agreement has been offered or entered into relating to the site.

iv)  Any matters prescribed by the Regulations

Demolition of buildings AS 2601 - Clause 92

Demolition of the existing shed on the site is capable of compliance with this
Australian Standard and is recommended to be conditioned.

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:

Context and Setting
The site has a general northerly street frontage orientation to Arnott Street.
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Adjoining the site to the north, west, and south are residential uses.
Adjoining the site to the east is Stingray Creek.

The proposal will not have any significant adverse impacts to existing adjoining
properties and satisfactorily addresses the public domain.

The proposal is considered to be compatible with other residential development in
the locality and adequately addresses planning controls for the area.

The proposal does not have a significant adverse impact on existing view sharing.
The proposal does not have significant adverse lighting impacts.

There are no significant adverse privacy impacts. The proposal relates to an existing
building used for residential purposes.

There are no significant adverse overshadowing impacts. The proposal does not
prevent adjoining properties from receiving 3 hours of sunlight to private open space
and primary living areas on 21 June between the hours of 9am and 3pm.

Roads
The site has road frontage to Arnott Street, a sealed public road under the care and
control of Council, with a 6m wide carriageway within a 30m road reserve. There is
no footpath or kerb and gutter in the street. Arnott Street is a local street under the
AUSPEC standard, and is a cul-de-sac with access to Ocean Drive via George
Street.

Traffic and Transport

The site is currently approved for residential use as The Haven Caravan Park. As this
development does not propose to add or remove any of the existing dwellings, the
traffic associated with the development is unlikely to change and will have no
adverse impacts to the existing road network within the immediate locality.

Site Frontage & Access

Vehicle access to proposed Lot 1 via an individual driveway with direct frontage to
Arnott Street. A new vehicle crossover will be required, in accordance with Council’s
AUSPEC Standard Drawing 201.

Vehicle access to proposed Lot 2 (caravan park) is proposed to be maintained
though the existing single access driveway on Arnott Street. All accesses shall
comply with Council AUSPEC and Australian Standards, and conditions have been
recommended to reflect these requirements.

Parking and Manoeuvring

The existing residence is proposed to be modified to incorporate a new double
garage. No changes have been proposed to the existing parking arrangements within
the caravan park.

Parking and driveway widths on site are capable of complying with relevant
Australian Standards (AS 2890) and conditions have been recommended to reflect
these requirements. The internal roads within the caravan park provide for adequate
circulation, to enable vehicles to enter and exit the site in a forward manner.

Water Supply Connection
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Council records indicate that the development site has an existing 20mm metered
service and an existing 40mm metered service. The site is fronted by a 100mm
diameter AC water main on the opposite side of Arnott Street. Each lot shall require
an individual metered water service. Engineering plans are required to show all
proposed water services to the lot.

Conditions have been recommended confirming these requirements.

Sewer Connection

Council records indicate that the development site has a number of existing sewer
junctions to Council’s main. Torrens title subdivision shall require provision of a
sewer service to each lot. The manhole in the proposed new driveway will also need
to be modified to provide a trafficable lid and integrate with the finished levels of the
driveway.

Engineering plans shall be required as part of the Subdivision Works Certificate
application.

Stormwater

The site naturally grades towards Stingray Creek to the east and is currently un-
serviced. The subdivision will require stormwater from proposed Lot 1 to be drained
to Arnott Street via a surcharge pit at the property boundary. The existing drainage
for Lot 2 will not be altered, but confirmation will be required that no part of the
existing caravan park on proposed Lot 2 drains across Lot 1.

A detailed site stormwater management plan will be required to be submitted for
assessment with the Section 68 application and prior to the issue of a Subdivision
Works Certificate.

Other Utilities
Telecommunication and electricity services are available to the site.

Evidence of satisfactory arrangements with the relevant utility authorities for provision
to each proposed lot will be required prior to Subdivision Certificate approval.

Heritage
No known items of Aboriginal or European heritage significance exist on the property.
No adverse impacts anticipated. The site is considered to be disturbed land.

As a precaution, a condition of consent has been recommended that works are to
cease in the unexpected event heritage items are found. Works can only
recommence when appropriate approvals are obtained for management and/or
removal of the heritage item.

Other land resources
The site is within an established urban context and will not sterilise any significant
mineral or agricultural resource.

Water cycle
The proposed development will not have any significant adverse impacts on water
resources and the water cycle.

Soils
The proposed development will not have any significant adverse impacts on soils in
terms of quality, erosion, stability and/or productivity subject to a standard condition
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requiring erosion and sediment controls to be in place prior to and during
construction.

Air and microclimate

The construction and/or operations of the proposed development will not result in any
significant adverse impacts on the existing air quality or result in any pollution.
Standard precautionary site management condition recommended.

Flora and fauna

Construction of the proposed development will not require any removal/clearing of
any native vegetation and therefore does not trigger the biodiversity offsets scheme.
Part 7 of the Biodiversity Conservation Act 2016 is considered to be satisfied.

Waste

Satisfactory arrangements are in place for proposed storage and collection of waste
and recyclables. No adverse impacts anticipated. Standard precautionary site
management condition recommended.

Energy
No adverse impacts anticipated.

Noise and vibration

The construction and/or operations of the proposed development will not result in any
significant adverse impacts on the existing air quality or result in any pollution.
Standard precautionary site management condition recommended.

Bushfire
The site is identified as being bushfire prone.

In accordance with Section 100B - Rural Fires Act 1997 - the application proposes
subdivision of bush fire prone land that could lawfully be used for residential
purposes. As a result, the applicant has submitted a bushfire assessment in the
Statement of Environmental Effects. The report was forwarded to the NSW Rural Fire
Service who have since issued a Bushfire Safety Authority subject to conditions,
which will be incorporated into the consent.

Safety, security and crime prevention

The proposed development will be unlikely to create any concealment/entrapment
areas or crime spots that would result in any identifiable loss of safety or reduction of
security in the immediate area.

Social impacts in the locality
Given the nature of the proposed development and its location the proposal is not
considered to have any significant adverse social impacts.

Economic impact in the locality
The proposal is not considered to have any significant adverse economic impacts on
the locality.

Site design and internal design
The proposed development design satisfactorily responds to the site attributes and
will fit into the locality.
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Construction
Construction impacts are considered capable of being managed, standard
construction and site management conditions have been recommended.

Cumulative impacts

The proposed development is not considered to have any significant adverse
cumulative impacts on the natural or built environment or the social and economic
attributes of the locality.

(c) The suitability of the site for the development

The proposal will fit into the locality and the site attributes are conducive to the
proposed development.

Site constraints have been adequately addressed and appropriate conditions of
consent recommended.

(d) Anysubmissions made in accordance with this Act or the Regulations

No written submissions were received following public exhibition of the application.
(e) The Public Interest

The proposed development satisfies the objectives of relevant planning controls and
will not adversely impact on the wider public interest.

4, DEVELOPMENT CONTRIBUTIONS APPLICABLE

Development contributions will not be required under S64/S7.11 as the contribution
rate for a dwelling within a caravan park is the same as for a dwelling on a Torrens
title lot smaller than 450m?2.

5. CONCLUSION AND STATEMENT OF REASON

The application has been assessed in accordance with Section 4.15 of the
Environmental Planning and Assessment Act 1979.

Issues raised during assessment and public exhibition of the application have been
considered in the assessment of the application. Where relevant, conditions have
been recommended to manage the impacts attributed to these issues.

The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls. The development is not considered
to be contrary to the public's interest and will not result a significant adverse social,
environmental or economic impact. It is recommended that the application be
approved, subject to the recommended conditions of consent provided in the
attachment section of this report.

Attachments
11. DAZ2019 - 506.1 Recommended Conditions

20. DA2019 - 506.1 Plans
30. DA2019 - 506.1 Bushfire Safety Authority - NSW Rural Fire Service
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41 . DA2019 - 506.1 Clause 4.6 Objection
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF
PROPOSED CONDITIONS - 2011
NOTE: THESE ARE DRAFT ONLY
DA NO: 2019/506 DATE: 3/02/2020
PRESCRIBED CONDITIONS
The development is to be undertaken in accordance with the prescribed conditions
of Part 6 - Division 8A of the Environmental Planning & Assessment Regulations
2000.
A — GENERAL MATTERS
(1) (A001) The development is to be carried out in accordance with the plans and
supporting documents set out in the following table, as stamped and returned
with this consent, except where modified by any conditions of this consent.
Plan / Supporting Reference Prepared by Date
Document
Plans 19-1447 Sheet 2 - | Robert Smallwood | October 2019
] Building Plans
Site Plan 19-1447 Sheet 1 Robert_Smallwood | 12 December
Building Plans 2019
Amended 19-1447 Robert Smallwood | 9 October 2019
Community Plan Building Plans
Draft DP - Mark Ross | Undated
Comish
Statement of | 2018-004 All About Planning | July 2019
Environmental
Effects
In the event of any inconsistency between conditions of this development
consent and the plans/supporting documents referred to above, the conditions
of this development consent prevail.
(2) (A002) No building or subdivision work shall commence until a
Construction Certificate or Subdivision Works Certificate has been
issued and the applicant has notified Council of:
a. the appointment of a Principal Certifying Authority; and
b.  the date on which work will commence.
Such notice shall include details of the Principal Certifying Authority and
must be submitted to Council at least two (2) days before work
commences.
(3) (AO003) The proponent shall submit an application for a Subdivision Certificate
for Council certification with all relevant documentation.
(4) (AOO08) Any necessary alterations to, or relocations of, public utility services to
be carried out at no cost to council and in accordance with the requirements of
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the relevant authority including the provision of easements over existing and
proposed public infrastructure.

(A009) The development site is to be managed for the entirety of work in the
following manner:

1. Erosion and sediment controls are to be implemented to prevent sediment
from leaving the site. The controls are to be maintained until the
development is complete and the site stabilised with permanent vegetation;

2. Appropriate dust control measures;

3. Building equipment and materials shall be contained wholly within the site
unless approval to use the road reserve has been obtained. Where work
adjoins the public domain, fencing is to be in place so-as to prevent public
access to the site;

4. Building waste is to be managed via appropriate receptacles into separate
waste streams;

5. Toilet facilities are to be provided on the work site at the rate of one toilet
for every 20 persons or part of 20 persons employed at the site.

6. Building work being limited to the following hours, unless otherwise
permitted by Council;

- Monday to Saturday from 7.00am to 6.00pm
- No work to be carried out on Sunday or public holidays

The builder to be responsible to instruct and control his sub-contractors
regarding the hours of work.

(A011) The design and construction of all public’infrastructure works shall be
in accordance with Council's adopted AUSPEC Specifications.

(AOL3)The general terms of approval from the following authorities, as referred to
in section 450 of the Environmental Planning and Assessment Act 1979, and
referenced below, are attached and form part of the consent conditions for this
approval.

« NSW Rural Fire Service - The General Terms of Approval, Reference D19/2477
DA19072319706 DC and dated 17 September 2019, are attached and form
part of this consent.

(A033) The applicant shall provide security to the Council for the payment of
the cost of the following:

a. making good any damage caused to any property of the Council as a
consequence of doing anything to which the consent relates,

b. completing any public work (such as road work, kerbing and guttering,
footway construction, utility services, stormwater drainage and
environmental controls) required in connection with the consent,

c. remedying any defects in any such public work that arise within twelve (12)
months after the work is completed.

Such security is to be provided to Council prior to the issue of the Subdivision
Certificate/Construction Certificate or Section 138 of the Roads Act, 1993.

The security is to be for such reasonable amount as is determined by the
consent authority, being an amount that is 10% of the contracted works for
Torrens Title subdivision development/the estimated cost plus 30% for
building development of public works or $5000, whichever is the greater of
carrying out the development by way of:

i.deposit with the Council, or

12/02/2020
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ii.an unconditional bank guarantee in favour of the Council.

The security may be used to meet any costs referred to above and on
application being made to the Council by the person who provided the security
any balance remaining is to be refunded to, or at the direction of, that person.
Should Council have to call up the bond and the repair costs exceed the bond
amount, a separate invoice will be issued. If no application is made to the
Council for a refund of any balance remaining of the security within 6 years
after the work to which the security relates has been completed the Council
may pay the balance to the Chief Commissioner of State Revenue under the
Unclaimed Money Act 1995.

(A091) All parts of the structure below the applicable Flood Planning Level (1
in 100 flood level including climate change plus the relevant freeboard) shall
be constructed from flood compatible materials compliant with the ABCB
Standard for construction of Buildings in Flood Hazard Areas. Consideration
should also be given to the relevant provisions contained with the
Hawkesbury-Nepean Floodplain Management Steering Committee document
Reducing Vulnerability of Buildings to Flood Damage (2007).

B — PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE/SUBDIVISION WORKS
CERTIFICATE

(1)

@)

(BOO1) Prior to release of the Construction Certificate, approval pursuant to
Section 68 of the Local Government Act, 1993 to carry-out water supply,
stormwater and sewerage works is to be obtained from Port Macquarie-
Hastings Council:~ The following is to be clearly illustrated on the site plan to
accompany the application for Section 68 approval:

¢ Position and depth of the sewer (including junction)
+ Stormwater drainage termination point
 Easements

o Water main

* Proposed water meter location

(B003) Submission to the Principal Certifying Authority prior to the issue of a
Subdivision Works Certificate or Construction Certificate detailed design
plans for the following works associated with the developments. Public
infrastructure works shall be constructed in accordance with Port Macquarie-
Hastings Coungil’s current AUSPEC specifications and design plans are to
be accompanied by AUSPEC DQS:

1. Sewerage reticulation.

2. Water supply plans shall include hydraulic plans for internal water
supply services and associated works in accordance with AS 3500,
Plumbing Code of Australia and Port Macquarie-Hastings Council
Policies.

Stormwater systems.

4.  Detailed driveway profile in accordance with Australian Standard 2890,

AUSPEC D1, and ASD 201, Port Macquarie-Hastings Council current
version.

(BOO6) An application pursuant to Section 138 of the Roads Act, 1993 to
carry out works required by the Development Consent on or within
public road is to be submitted to and obtained from Port Macquarie-
Hastings Council prior to release of the Construction Certificate.

w

Such works include, but not be limited to:
¢ Civil works
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¢ Traffic management

* Work zone areas

¢ Hoardings

+ Concrete foot paving

¢ Footway and gutter crossing
e Functional vehicular access

Where works are proposed on an RMS classified facility, the Road Authority
shall obtain RMS concurrence prior to any approval.

(B016) Provision to each lot of a separate sewer line to Council's main. All
work will need to comply with the requirements of Council’'s adopted AUSPEC
Design and Construction Guidelines and Policies. Any abandoned sewer
junctions are to be capped off at Council’'s sewer main and Council notified to
carry out an inspection prior to backfilling of this work.

Construction details are to be submitted to Port Macquarie-Hastings Council
with the application for Subdivision Works Certificate.

(B024) Submission to Council of an application for water meter hire; which is
to be referred to the Water Supply section  so that a quotation for the
installation can be prepared and paid for prior to'the issue of a Construction
Certificate. This application is also to include an application for the
disconnection of any existing service not required.

(B037) The finished floor level of the building shall be at least 1050mm above
the soffit of Council's sewer main. Details indicating compliance with this are
to be submitted to the Principal Certifying Authority with the application for
Construction Certificate.

(B038) Footings and/or concrete slabs of buildings adjacent to sewer lines or
stormwater easements are to be designed so that no loads are imposed on
the  infrastructure. Detailed drawings and specifications prepared by a
practising chartered professional civil and/or structural engineer are to be
submitted to the Principal Certifying Authority with the application for the
Construction Certificate.

(BO71) Prior to the issue of any Construction Certificate, the provision of water
and sewer services to the land are to be approved by the relevant Water
Authority and relevant payments received.

(B195) A stormwater drainage design is to be submitted and approved by
Council prior to the issue of a Subdivision Works Certificate or Construction
Certificate. The design must be prepared in accordance with Council's
AUSPEC Specifications, Australian Rainfall and Runoff 2019, the
requirements of Relevant Australian Standards and shall make provision for
the following:

a) The legal point of discharge for the proposed development is defined as
discharge to the existing table drain in Amott Street via a surcharge pit
located inside the property boundary.

b) The design shall provide details of all components of the existing
stormwater drainage system servicing the site that are to be retained in
addition to any modifications required by the works/subdivision. The
design shall also detail the extent of all existing/modified drainage
servicing adjacent structures and works located in the remnant lot. Where
any drainage is shown to be traversing lots other than which they benéefit,
an easement for drainage must be created over such drainage in
conjunction with the Subdivision Certificate.
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c) The design is to make provision for the natural flow of stormwater runoff
from uphill/upstream properties/lands. The design must include the
collection of such waters and discharge to the Council drainage system.

C — PRIOR TO ANY WORK COMMENCING ON SITE

M

@)

®3)

(C001) A minimum of one (1) week’s notice in writing of the intention to
commence works on public land is required to be given to Council together
with the name of the principal contractor and any major sub-contractors
engaged to carry out works. Works shall only be carried out by a contractor
accredited with Council.

(C013) Where a sewer manhole and Vertical Inspection Shaft exists within a
property, access to the manhole/VIS shall be made available at all times.
Before during and after construction, the sewer manhole/VIS must not be
buried, damaged or act as a stormwater collection pit.. No structures,
including retaining walls, shall be erected within 1.0 metre of the sewer
manhole or located so as to prevent access to the manhole.

(C195) Prior to works commencing an application being made to the electricity
and telecommunications service providers.

D - DURING WORK

M

()

3)

(D001) Development works on public property or works to be accepted by
Council as an infrastructure asset are not'to proceed past the following hold
points without inspection. and approval by Council. Notice of required
inspection must be given 24 hours prior to inspection, by contacting Council’s
Customer Service -Centre on (02) 6581 8111. You must quote your
Construction Certificate .number and property description to ensure your
inspection is confirmed:

a. ‘when trenches. are open, stormwater/water/sewer pipes and conduits
jointed and prior to backfilling;

b. before pouring of kerb and gutter;

c. prior tothe pouring of concrete for sewerage works and/or works on public
property;

All works at each hold point shall be certified as compliant in accordance with

the requirements of AUSPEC Specifications for Provision of Public

Infrastructure and any other Council approval, prior to proceeding to the next
hold point.

(D006) A copy of the current stamped approved construction plans must be
kept on site for the duration of site works and be made available upon request
to either the Principal Certifying Authority or an officer of the Council.

(D029) Any demolition work shall be carried out in accordance with Australian
Standard AS 2601: The Demolition of Structures. No demolition materials
shall be bumt or buried on site. The person responsible for the demolition
works shall ensure that all vehicles leaving the site carrying demolition
materials have their loads covered and do not track soil or waste materials
onto the road. Should the demolition works obstruct or inconvenience
pedestrian or vehicular traffic on an adjoining public road or reserve, separate
application shall be made to Council to enclose the public place with a
hoarding fence.

Should asbestos be present, its removal shall be carried out in accordance
with the National OH&S Committee — Code of Practice for Safe Removal of
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Asbestos and Code of Practice for the Management and Control of Asbestos
in Workplaces.

For further information on asbestos handling and safe removal practices refer
to the following links:

Safely disposing of asbestos waste from your home

Fibro & Asbestos - A Renovator and Homeowner's Guide

Asbestos Awareness

(D033) Should any Aboriginal objects be discovered in any areas of the site
then all excavation or disturbance to the area is to stop immediately and the
National Parks and Wildlife Service is to be informed in accordance with
Section 91 of the National Parks and Wildlife Act 1974..Subject to an
assessment of the extent, integrity and significance of any exposed objects,
applications under either Section 87 or Section 90 of the National Parks and
Wildlife Act 1974 may be required before work resumes.

E - PRIOR TO OCCUPATION OR THE ISSUE OF SUBDIVISION CERTIFICATE

M

@)

®3)

(4)

(6)

(1)

(E001) The alterations to the dwelling on Lot 1 shall not be occupied or used
in whole or in part until an Occupation Certificate has been issued by the
Principal Certifying Authority.

(E005) Prior to the release of any bond securities held by Council for
infrastructure works associated 'with developments, a formal written
application is to be submitted to Council specifying detail of works and bond
amount.

(E010) Driveways, access aisles and parking areas shall be provided with a
concrete surface. Such a surface shall be on a suitable pavement, constructed
and -maintained in accordance with Council's Development, Design and
Construction Manuals (as amended).

(EO034) Prior to occupation or the issuing of the Occupation (Final or Interim)
or Subdivision Certificate provision to the Principal Certifying Authority of
documentation from Port Macquarie-Hastings Council being the local roads
authority certifying that all matters required by the approval issued pursuant to
Section 138 of the Roads Act have been satisfactorily completed.

(E039) An appropriately qualified and practising consultant is required to certify
the following:

a. all drainage lines have been located within the respective easements, and

b. any other drainage structures are located in accordance with the
Construction Certificate.

c. all stormwater has been directed to a Council approved drainage system

d. all conditions of consent/ construction certificate approval have been
complied with.

e. Any on site detention system (if applicable) will function hydraulically in
accordance with the approved Construction Certificate.

(E051) Prior to occupation or the issuing of any Occupation Certificate a
section 68 Certificate of Completion shall be obtained from Port Macquarie-
Hastings Council.

(EO0S3) All works relating to public infrastructure shall be certified by a
practicing Civil Engineer or Registered Surveyor as compliant with the
requirements of AUSPEC prior to issue of Occupation/Subdivision
Certificate or release of the security bond, whichever is to occur first.
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(EO0S6) A Certificate of Compliance under the provisions of Section 307 of the
Water Management Act must be obtained prior to the issue of any occupation
or subdivision certificate.

(E068) Prior to the issue of a Subdivision or Occupation Certificate (whichever
occurs first), evidence to the satisfaction of the Certifying Authority from the
electricity and telecommunications providers that satisfactory services
arrangements have been made to the lots or dwellings (including street
lighting and fibre optic cabling where required).

(E195) Prior to the issue of a Subdivision Certificate or Occupation Certificate,
a 1.8m high solid boundary fence shall be constructed on the rear (southern)
and eastern side boundary of proposed Lot 1. The eastern side boundary
fence shall not extend beyond the building line.

F — OCCUPATION OF THE SITE

nil
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All communications to be addressed to:

Headquarters Headquarters

4 Murray Rose Ave Locked Bag 17
Sydney Olympic Park NSW 2127 Granville NSW 2142
Telephone: 1300 NSW RFS Facsimile: 8741 5433

e-mail: records@rfs.nsw.gov.au

12/02/2020

The General Manager

Port Macquarie-Hastings Council
PO Box 84

PORT MACQUARIE NSW 2444

ATTENTION: Christopher Gardiner

Dear Mr Gardiner

Your Ref: 2019/506
Our Ref: D19/2477
DA19072319706 DC

17 September 2019

Integrated Development Application - 113//754405 - 2 Arnott Street Laurieton

| refer to your correspondence dated 15 July 2019 seeking general terms of approval

for the above Integrated Development Application.

The New South Wales Rural Fire Service (NSW RFS) has considered the information
submitted. General Terms of Approval, under Division 4.8 of the ‘Environmental

Planning and Assessment Act 1979’, and a Bush Fire Safety Authority, under Section
100B of the 'Rural Fires Act 1997', are now issued subject to the following conditions:

Asset Protection Zones

The intent of measures is to provide sufficient space and maintain reduced fuel
loads so as to ensure radiant heat levels of buildings are below critical limits and to
prevent direct flame contact with a building. To achieve this, the following conditions

shall apply:

1. At theissue of subdivision certificate and in perpetuity the entire property of
proposed Lot 2 shall be managed as an inner protection area (IPA) as outlined
within section 4.1.3 and Appendix 5 of 'Planning for Bush Fire Protection 2006’
and the NSW Rural Fire Service's document 'Standards for asset protection

zones'.

General Advice — consent authority to note

The above conditions are based on the unreferenced and undated subdivision
layout prepared by Mark Ross Cornish as submitted in the 'Statement of
Environmental Effects Report' prepared by All About Planning dated July,

2019.

ID:119706/113664/5
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Should you wish to discuss this matter please contact Danette Cook on 1300 NSW
RFS.

Yours sincerely

T|m Carroll
Manager, Planning & Environment Services (North)

For general information on bush fire protection please visit www.rfs.nsw.gov.au
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Clause 4.6 Exceptions to Development Standards

Clause 4.6 — Exceptions to Development Standards aims to provide an appropriate degree of flexibility in
applying certain development standards to particular development, and to achieve better outcomes for,
and from development by allowing flexibility in particular circumstances. Development consent may,
subject to this clause, be granted for development even though the development would contravene a
development standard. For the subject DA this is applicable to the proposed variation to the Clause
4.1, 450m* Minimum Lot Size control and the Clause 4.4, 0.65:1 Floor Space Ratio Control both from
the PMH LEP 201 1.

The Standard to be Varied
It is noted that the subject PMH LEP 201 |, clause 4.1, 450m* Minimum Lot Size control and the clause
4.4, 0.65:1 Floor Space Ratio Control from the PMH LEP 201 | are not excluded from consideration of

a variation under sub-clauses (2) or (8) of Clause 4.6, or elsewhere in the LEP.

With reference to subclauses (3) and (4) of Clause 4.6:

e  The variation for the Lot |, with proposed site area of 407.1m? to the 450m? Minimum Lot
Size control of Clause 4.1 of the PMH LEP 201 |, and the proposed variation by the Lot | FSR
of 0.82:1 to the 0.65:1 FSR control of Clause 4.4 of the PMH LEP 20! | — variations of 43m’
(or 9.56% of the standard), and 0.17:1 (or 26% of the standard) respectively,

these variations are justified on the following basis, which demonstrate that requiring compliance with
the PMH LEP 201 | Minimum Lot Size and the Floor Space Ratio controls are both unreasonable and

unnecessary in the circumstances and that the variations are in the public interest:

o Both of the proposed variations in PMH LEP 201 | to Minimum Lot Size and the Floor Space Ratio
controls are minor to moderate at 9.56% and 26% respectively, and will not result in any actual
change to existing built form on the site or unacceptable impact on adjoining properties or public

areas including the surrounding street as detailed in this report and this Clause 4.6 assessment,

o The proposed development including the proposed variations to the PMH LEP 2011 Minimum Lot
Size and the Floor Space Ratio controls meets the objectives of the R1 General Residential zone.
The proposed subdivision provides for the housing needs of the community, will continue to
provide a variety of housing densities and types, and maintains the facilities and services to meet

the day to day needs of residents of the dwelling and The Haven Village.

o The proposal is consistent with the objectives of the subject Minimum Lot Size development

standard (being Clause 4./ Minimum Subdivision Lot Size, PMH LEP 201 1) as follows:

12/02/2020
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12/02/2020
4.1 Minimum subdivision lot size
(1) The objectives of this clause are as follows:
{a) to ensure that lot sizes are compatible with local environmental values and constraints,
(b) to fadlitate efficient use of land resources for residential and other human purposes,
() to minimise the fragmentation of rural land suitable for sustainable primary production,
(d) to protect high ecological, scientific, cultural or aesthetic values of land in environment protection
Zones.
Comment: As outlined in the submitted SEE and elsewhere in this submission, the proposed
subdivision facilitates the continued use of the dwelling and The Haven Village which by their
existing nature are evidence that they are reasonable and compatible with their context, and thus
continue to facilitate the efficient use of land.
o The proposal is also consistent with the objectives of the subject FSR standard (being Clause
4.4 Floor Space Ratio, PMH LEP 201 1) as follows:
4.4 Floor space ratio
(1) The objectives of this clause are as follows:
(a) to regulate density of development and generation of vehicular and pedestrian traffic,
(b) to encourage increased building height and site amalgamation at key locations,
(0 to provide suffident floor space for high quality development for the foreseeable future,
(d) to ensure that buildings are compatible with the bulk and scale of the existing and desired future
character of the locality.
Comment: As outlined in the submitted SEE and elsewhere in this submission, the proposal will
notimpact or have an unmitigated impact on the amenity of the adjoining and nearby properties
nor have a detrimental impact on any of the surrounding land uses. As also stated earlier the
proposal will be in keeping with the existing character of the area and will also be consistent
with aims and objectives of the PMH LEP 201 1.

o On the basis that the dwelling is existing and has been in place for some time, (with only a small
2.8m x 6.3m garage addition proposed), the subject reduced minimum Lot Size and additional FSR
will demonstrably not create any unreasonable unmitigated impacts on adjoining properties in
regard to bulk and scale, privacy and overshadowing.

o The degrees of variation in Minimum Lot Size and FSR (as outlined in this submission) do not result
in an increase in overall site density or intensification of use.

o The future demolition of the rear shed will reduce the site coverage on proposed lot | thereby
reducing the intensity of development on the Lot and compensating for the minor front garage
addition proposed.
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The proposed development will not erode the public interest and there is no benefit in maintaining
the development standards given the variations represent existing non-compliances to the standard
not new proposed non-compliances. The subject land already has an existing dwelling and The
Haven Village sites and an established development form which is not proposed to be varied as a

result of the proposed subdivision.

The subdivision will create a residential allotment with a reduced FSR compared to the immediate

adjacent neighbouring lot which has a permitted FSR of 1:| under the LEP.

The contravention to the minimum lot size development standard is a result of the proposed lot
boundary sizes which are restricted by the historic development of The Haven Village. Proposed
Lot | already contains an existing two-storey dwelling which has been constructed many years ago
now, and which is also immediately adjacent to the higher density The Haven Village. The lot
boundaries reflect the restrictions of the existing dwelling footprint, the existing driveway egress,
internal driveway access throughout the park and the existing Village sites behind the dwelling all
of which are required to remain independent of the dwelling, but are important to the continued

functions of The Haven Village.

The contravention does not raise any matters of significance for State or regional planning as they

are localised matters relating to residential development.

The approval of the proposal with the subject variations will not create an undesirable precedent
or cumulative effect as the development is related to the existing The Haven Village unlike other

general private development,

The proposed size of Lot | is of a suitable dimension that if the existing dwelling on the site were

ever to be demolished, a suitable new dwelling could be designed and constructed on the lot.

The proposal will have a clear and significant public benefit to Laurieton and wider Port Macquarie-

Hastings Community in facilitating and maintaining affordable residential housing options in the area.

The content and number of considerations outlined above demonstrate that adherence to the subject

development standards ie, PMH LEP 201 | Clause 4.1, 450m* Minimum Lot Size control and Clause 4.4,

0.65:1 Floor Space Ratio Control in respect of the proposed Lot | and its existing dwelling are both

unreasonable and unnecessary in the circumstances of the subject case and a variation to the adopted

standards is in the public interest.

The proposed variation of PMH LEP 201 | Chuse 4.1, 450m* Minimum Lot Size control and Clause 4.4,

0.65:1 Floor Space Ratio Control is thus commended to Council for support to enable the proposed

two-lot subdivision to proceed.

12/02/2020
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ltem: 08

Subject: DA2019 - 744.1 PART CHANGE OF USE (PHARMACY TO TAKE
AWAY FOOD AND DRINK PREMISES) AND INTERNAL FIT OUT AT
LOT 1 DP 831145, NO.140 PACIFIC DRIVE, PORT MACQUARIE

Report Author: Development Assessment Planner, Benjamin Roberts

Applicant: Collins W Collins

Owner: Wei Chen Superannuation Pty Ltd
Estimated Cost:  $45,000

Parcel no: 45161

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That DA2019 - 744.1 for a part change of use (pharmacy to take away food and
drink premises) and internal fit out at Lot 1, DP 831145, No. 140 Pacific Drive,
Port Macquarie, be determined by granting consent subject to the
recommended conditions.

Executive Summary

This report considers a development application for a part change of use (Pharmacy
to Take Away Food and Drink Premises) and internal fit out at the subject site and
provides an assessment of the application in accordance with the Environmental
Planning and Assessment Act 1979.

Following exhibition of the application, one (1) submission was received.

The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls. The development is not considered
to be contrary to the public's interest and will not result a significant adverse social,
environmental or economic impact.

This report recommends that the development application be approved subject to the
attached conditions.

1. BACKGROUND

Existing Sites Features and Surrounding Development

The site has an area of 1189m? and is located on the corner of Pacific Drive and
Shelley Beach Road.
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The site contains an existing building, which contains a mixture of land uses. These
comprise a service station, pharmacy, take away food and drink premises and
manager residence.

The site is zoned R1 General Residential in accordance with the Port Macquarie-
Hastings Local Environmental Plan 2011, as shown in the following zoning plan:

The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:
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2. DESCRIPTION OF DEVELOPMENT
Key aspects of the proposal include the following:

e Part change of use of the pharmacy component of the building by extension of
the take away food and drink premises.
¢ Internal building and food premises fit out works.

Refer to Attachment 2 at the end of this report for plans of the proposed
development.

Application Chronology

14 October 2019 - Application lodged.

25 October 2019 - Request for additional fees.

28 October 2019 - Additional information clarify if existing use rights.

30 October - 12 November 2019 - Public exhibition via neighbour notification.
1 November 2019 - Additional fees paid.

6 November 2019 - Additional information and revised SOEE provided.

7 November 2019 - Additional information request re waste management.

8 November 2019 - Additional information response re waste management.

3. STATUTORY ASSESSMENT

Section 4.15(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which
the development application relates:

(@) The provisions (where applicable) of: M
(i) any Environmental Planning Instrument N

N

State Environmental Planning Policy No. 44 - Koala Habitat Protection

There is no Koala Plan of Management on the site. Additionally, the site is less than
lha in area therefore no further investigations are required. The application has
demonstrated that no habitat will be removed or modified therefore no further
investigations are required.

State Environmental Planning Policy No. 55 — Remediation of Land

The site is mapped as a potentially contaminated site based on current and historic
use as a service station.

In accordance with clause 7 of this policy the site is in its current state is considered

suitable for the intended use. Specifically the change of use to the area within the

existing building from a pharmacy to take away food and drink premises remains

commercial in nature and does not involve any residential or sensitive land use that .
would warrant preliminary investigation or remediation. d‘.
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State Environmental Planning Policy No. 62 — Sustainable Aquaculture

Given the nature of the proposed development, proximity to waterways and existing
stormwater controls the proposal will be unlikely to have any adverse impact on
existing aquaculture industries.

State Environmental Planning Policy (Coastal Management) 2018

The site is located within a mapped coastal use. For context, see map image below.

The site is partly located within the mapped proximity area to littoral rainforest. For
context, see map image below.

¢ ]
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In accordance with clause 7, this policy prevails over the Port Macquarie-Hastings
LEP 2011 in the event of any inconsistency.

Having regard to clauses 11 and 14 of the SEPP the proposed development is not
considered likely to result in any of the following:

a) any adverse impact on integrity and resilience of the biophysical, hydrological
(surface and groundwater) and ecological environment;

b) any adverse impacts coastal environmental values and natural coastal
processes;

c) any adverse impact on marine vegetation, native vegetation and fauna and
their habitats, undeveloped headlands and rock platforms;

d) any adverse impact on Aboriginal cultural heritage, practices and places;

e) any adverse impacts on the cultural and built environment heritage;

f) any adverse impacts the use of the surf zone;

g) any adverse impact on the visual amenity and scenic qualities of the coast,
including coastal headlands;

h) overshadowing, wind funnelling and the loss of views from public places to
foreshores;

i) any adverse impacts on existing public open space and safe access to and
along the foreshore, beach, headland or rock platform for members of the
public, including persons with a disability.

In accordance with clause 15, the proposal will not cause increased risk of coastal
hazards on that land or other land.

The development is compatible with the surrounding coastal and built environment.
State Environmental Planning Policy No 64 - Advertising and Signage

The proposed development does not include any new signage.

Port Macquarie-Hastings Local Environmental Plan 2011

The proposal is consistent with the LEP having regard to the following:
. Clause 2.2 - The subject site is zoned R1 General Residential.

. Clause 2.3(1) and the R1 zone land use table - Takeaway food and drink
premises are a prohibited land use in the R1 zone. Refer to comments below
surrounding existing use rights.

o The following land use in the LEP is relevant to determine and characterise the
proposed use:

o take away food and drink premises means premises that are predominantly
used for the preparation and retail sale of food or drink (or both) for immediate
consumption away from the premises.

The proposal is reliant upon existing use rights. Part 5 of the Environmental
Planning and Assessment Regulation 2000 applies. Clause 41 of the
Regulation provides that an existing commercial use may be changed to
another commercial use (including a commercial use that would otherwise be
prohibited). In this clause, a commercial use means the use of a building, work
or land for the purpose of office premises, business premises or retail premises

*-
(as those terms are defined in the Standard Instrument). The area subject to ﬁX%‘ﬁ‘f\‘?&’;‘E
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pharmacy is best characterised as a shop which is a form of a business
premises to which falls under the broader commercial premises land use term.

Clause 41 of the Regulation also provides that the existing use must not be

changed unless that change:

(i)

e (@) involves only alterations or additions that are minor in nature, and

e (b) does notinvolve an increase of more than 10% in the floor space of
the premises associated with the existing use, and

e (c) does not involve the rebuilding of the premises associated with the
existing use, and

e (d) does notinvolve a significant intensification of that existing use.

The proposal does not include any increase to approved floor space or would
result in a significant intensification of the existing use.

Clause 45 of the Regulation specifies that development consent is required for
changes of existing uses including within parts of a building that are used for
different existing uses. Consistent with this clause development consent is
being sought.

The objectives of the R1 zone are as follows:
o To provide for the housing needs of the community.
o To provide for a variety of housing types and densities.

o To enable other land uses that provide facilities or services to meet the day
to day needs of residents.

The proposal is reliant upon existing use rights and does not contain any
residential housing component. The proposal will provide for extension of the
existing takeaway food and drink premises that will provide a facility for
residents in the immediate area. Having regard to the existing use the proposal
is not inconsistent with the zone objectives.

Clause 5.10 - The site does not contain or adjoin any known heritage items or
sites of significance.

Clause 7.13 - Satisfactory arrangements are in place for provision of essential
services including water supply, electricity supply, sewer infrastructure, storm
water drainage and suitable road access to service the development.

Any draft instruments that apply to the site or are on exhibition:

No draft instruments apply to the site.

(iii) Any Development Control Plan in force

Port Macquarie-Hastings Development Control Plan 2013

There is no external building work proposed. The following relevant provisions of the
plan are addressed as follows:

Car parking
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Parking calculations are as follows:

- Existing parking demand for the pharmacy component was applied at a rate of
1 space per 30m? of floor area. This equates to 1.4 spaces based on the
pharmacy floor area of 42m?2.

- The applicable parking demand rate for takeaway food and drink premises is 1
space per 5 seats, as both internal and external seating will be available to the
premises. The proposed extension of the takeaway food and drink premises
into this area incorporates 7 internal seats. No change to existing external
seating is proposed. The proposed parking demand is 7 seats/5 = 1.4 spaces

- There is therefore no increase in parking demand generated from the proposed
partial change of use.

The off-street parking illustrated on the plans is consistent with previous approvals.
While this proposal is not reliant on any on street parking it is noted that 7 angled line
marked spaces exist along the Shelley Beach Road frontage and 2 informal parallel
parking spaces exists along the Pacific Drive frontage.

Crime Prevention

The expansion of the takeaway food and drink use into this area of the building will
improve casual surveillance of the immediate area. Specifically a new window to the
indoor seating area is proposed on the southern corner of the building fronting
Shelley Beach Road.

(iiia) Any planning agreement that has been entered into under section 7.4, or
any draft planning agreement that a developer has offered to enter into
under section 7.4

No planning agreement has been offered or entered into relating to the site.
iv)  Any matters prescribed by the Regulations
Demolition of buildings AS 2601 - Clause 92

The part internal demolition work is capable of compliance with the Australian
standard and a condition has been recommended to ensure compliance.

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:

Context and Setting

The site is a corner block with street frontages to Pacific Drive and Shelley Beach
Road. The site is located within an established area and adjoins residential land to
the north, south and west, which primarily comprises a mixture of single and two
storey dwellings. Adjoining the site to the east is rainforest vegetation.

. The proposal will be unlikely to have any adverse impacts to existing adjoining
properties and satisfactorily addresses the public domain.

. The proposal does not have a significant adverse impact on existing view
sharing.

. The proposal does not have significant adverse lighting impacts. Specifically no
exterior lighting is proposed under this application.
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. There are no significant adverse privacy impacts.

Roads, Traffic and Transport
The site has road frontage to both Pacific Drive and Shelley Beach Road. Both roads
are under the care and control of Council.

Access to the site is via the existing crossover from Pacific Drive. Egress is via the
existing crossover in Shelley Beach Road. No change to existing access
arrangements are proposed or required.

Parking and Manoeuvring
No change to existing parking and manoeuvring arrangements are proposed or
required.

Water Supply
No change to existing supply or connections proposed. Suitable conditions of
consent have been recommended for any plumbing or drainage work.

Sewer Supply
No change to existing supply or connections proposed. Suitable conditions of
consent have been recommended for any plumbing or drainage work.

Stormwater
All work is internal and no change to the existing stormwater arrangements is
proposed.

Other Utilities
Telecommunication and electricity services are available to the site.

Heritage

No known items of Aboriginal or European heritage significance exist on the property.
No adverse impacts anticipated. The site is considered to be disturbed land and no
earthworks are proposed.

Other land resources
The site is within an established urban context and will not sterilise any significant
mineral or agricultural resource.

Water cycle
The proposed development will not have any significant adverse impacts on water
resources and the water cycle.

Soils

No earthworks or ground disturbance is proposed. The proposed development will
not have any significant adverse impacts on soils in terms of quality, erosion, stability
and/or productivity.

Air and microclimate

The construction and/or operations of the proposed development will not result in any
significant adverse impacts on the existing air quality or result in any pollution.
Standard precautionary site management condition recommended.
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Flora and fauna

Construction of the proposed development will not require any removal/clearing of
any native vegetation and therefore does not trigger the biodiversity offsets scheme.
Part 7 of the Biodiversity Conservation Act 2016 is considered to be satisfied.

Waste

Concerns were raised during exhibition from an adjoining property owner surrounding
the current waste bin storage and collection arrangements at the site. During
assessment, the applicant via the owner has proposed to relocate the bin storage
area central to the site and initiate a private waste collection arrangement.

Consent conditions have been recommended to ensure these additional measures
are applied. Subject to implementation, it is considered that satisfactory
arrangements will be in place for storage and collection of waste and recyclables.

Standard precautionary site management condition recommended for management
of building waste.

Energy

The proposal includes measures to address energy efficiency and will be required to
comply with Section J of the Building Code of Australia. No adverse impacts
anticipated.

Noise and vibration

The construction and/or operations of the proposal will not result in any significant
adverse impacts on the existing air quality or result in any pollution. Standard
precautionary site management condition recommended.

The proposed hours of operation would be the same to which the current takeaway
food and drink premises operates which is 7am to 7pm seven days a week. These
hours are considered sympathetic and appropriate having regard to the surrounding
residential area.

The hours of operation are proposed to be reinforced via a recommended consent
condition.

Bushfire

The site is identified as being bushfire prone. The proposal is for internal building
work to commercial components only. No residential element or change to the
existing manager’s residence is proposed. Therefore, no increased risk from bushfire
will result and no further assessment is necessary.

Safety, security and crime prevention

The proposed development will be unlikely to create any concealment/entrapment
areas or crime spots that would result in any identifiable loss of safety or reduction of
security in the immediate area. The proposed window treatments to be corner of the
building will improve natural surveillance of the street and immediate area.

Social impacts in the locality

Given the location and nature of the development in conjunction with the proposed
hours of operation, the proposal is not considered to have any significant adverse
social impacts.

Economic impact in the locality
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The proposal is not considered to have any significant adverse economic impacts on
the locality. A likely positive impact is that the development will maintain employment
in the construction industry, which will lead to flow impacts such as expenditure in the
area.

Site design and internal design
The proposed development design satisfactorily responds to the site attributes and
will fit into the locality.

Construction
Construction impacts are considered capable of being managed, standard
construction and site management conditions have been recommended.

Cumulative Impacts

The proposed development is not considered to have any significant adverse
cumulative impacts on the natural or built environment or the social and economic
attributes of the locality.

(c) The suitability of the site for the development

The proposal will fit into the locality and the site attributes are conducive to the
proposed development.

(d) Any submissions made in accordance with this Act or the Regulations
One (1) written submission was received following public exhibition of the application.
Copies of the written submission have been provided separately to members of the
DAP.

Key issues raised in the submission received and comments are provided as follows:

Submission Issue/Summary Planning Comment/Response
The current waste storage and Relocation of the bin storage central to the
collection arrangements are site is proposed. A private waste collection
inadequate and create adverse arrangement is also proposed. Conditions of

odour and amenity impacts to the | consent have been recommend to reinforce
adjoining dwelling at 139 Pacific these undertakings.

Drive. The proposal will
exacerbate the issue.
There will be an increase in A new range hood is proposed which is
smoke and cooking odours. intended to be connected to the existing
mechanical ventilation system. A condition
has been recommended requiring certification
of installation to the relevant Australian
standard. Subject to installation and
maintenance, no significant adverse smoke or
odour impacts would result.

There will be an increase in litter. | Appropriate waste storage and collection
arrangements are proposed. It is also noted
that a public bin is located immediately out
front of the premises on the Pacific Drive
frontage.

Potential pollution of stormwater | Adequate bin storage and collection is

from inadequate bin storage and | proposed. A condition has been
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Submission Issue/Summary

Planning Comment/Response

collection arrangements.

recommended requiring bunding, covering
and connection of drainage to sewer for the
relocated waste storage area.

Adverse social impact if hours of
operation are proposed to extend
beyond 7:30pm.

The proposed hours of operation are 7am to
7pm, which is reasonable given the context
and location of the site.

Adverse impact to dwelling from
signage and illumination.

There is no additional signage or lighting
proposed under this application.

Lack of off-street parking on the
site. In addition, no parking should
occur alongside the northern
boundary of the site consistent
with prior decisions of Council.

No additional parking demand is generated
from the partial change of use. Refer to
parking calculations earlier within report. The
off-street parking illustrated on the plans is
consistent with previous approvals issued by
Council, including the two staff spaces
alongside the northern boundary behind the
air hose facility.

Asbestos hazards during
construction.

A consent condition has been recommended
requiring demolition work to be undertaken in
accordance with the relevant Australian
standard and measures for asbestos handling
and removal if present.

(e) The Public Interest

The proposed development satisfies relevant planning controls and will not adversely

impact on the wider public interest.

4. DEVELOPMENT CONTRIBUTIONS

e The proposal qualifies for the current exemption from water and sewer headwork

charges that do not exceed $2000. Specifically the calculated charges equate to
$675.50. Development contributions are therefore not required towards
augmentation of town water supply and sewerage system head works under
Section 64 of the Local Government Act 1993.

¢ The development does not involve the creation of any additional residential
component and therefore development contributions are not required under
Section 7.11 of the Environmental Planning and Assessment Act 1979 towards
roads, open space, community cultural services, emergency services and

administration buildings.

5. CONCLUSION AND STATEMENT OF REASON

The application has been assessed in accordance with Section 4.15 of the
Environmental Planning and Assessment Act 1979.

Issues raised during assessment and public exhibition of the application have been
considered in the assessment of the application. Where relevant, conditions have
been recommended to manage the impacts attributed to these issues.
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The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls. The development is not considered
to be contrary to the public's interest and will not result a significant adverse social,
environmental or economic impact. It is recommended that the application be
approved, subject to the recommended conditions of consent provided in the
attachment section of this report.

Attachments

13. DA2019 - 744.1 Recommended Conditions

20 . DA2019 - 744.1 Plans

33. DA2019 - 744.1 Proposed Bin Storage Relocation Plan
41 . DA2019 - 744.1 Statement of Environmental Effects
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF

DA NO: 2019/744

PROPOSED CONDITIONS - 2011

NOTE: THESE ARE DRAFT ONLY

DATE: 30/01/2020

PRESCRIBED CONDITIONS

The development is to be undertaken in accordance with the prescribed conditions
of Part 6 - Division 8A of the Environmental Planning & Assessment Regulations

2000.

A - GENERAL MATTERS

(1)

@)

®3)

(A001) The development is to be carried out in accordance with the plans and
supporting documents set out in the following table, as stamped and returned
with this consent, except where modified by any conditions of this consent.

Plan / Supporting Reference Date

Document

Prepared by

Statement of
Environmental
Effects

D4241
140 Pacific Drive

Collins W Collins

October 2019

Development
Plans

Sheets 1t0 4
Issue B

Collins W Collins

17 October 2019

Bin storage
relocation plan

D4241
Sheets 1 and 2

Collins W Collins

24 January 2020

In the event of any inconsistency between conditions of this development
consent and the plans/supporting documents referred to above, the conditions
of this development consent prevail.

(A002) No building work shall commence until a Construction Certificate
has been issued and the applicant has notified Council of:

a. the appointment of a Principal Certifying Authority; and
b.  the date on which work will commence.

Such notice shall include details of the Principal Certifying Authority and
must be submitted to Council at least two (2) days before work
commences.

(A009) The development site is to be managed for the entirety of work in the
following manner:

1. Erosion and sediment controls are to be implemented to prevent sediment
from leaving the site. The controls are to be maintained until the
development is complete and the site stabilised with permanent vegetation;

2. Appropriate dust control measures;

3. Building equipment and materials shall be contained wholly within the site
unless approval to use the road reserve has been obtained. Where work
adjoins the public domain, fencing is to be in place so as to prevent public
access to the site;
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4. Building waste is to be managed via appropriate receptacles into separate
waste streams;

5. Toilet facilities are to be provided on the work site at the rate of one toilet
for every 20 persons or part of 20 persons employed at the site.

6. Building work being limited to the following hours, unless otherwise
permitted by Council;

- Monday to Saturday from 7.00am to 6.00pm
- No work to be carried out on Sunday or public holidays

The builder to be responsible to instruct and control his sub-contractors
regarding the hours of work.

(A014) This approval does not provide any indemnity to the owner or applicant
under the Disability Discrimination Act 1992 with respect to the provision of
access and facilities for people with disabilities.

(A017) A separate development application for any proposed advertising signs
(other than signs which are exempt development or approved. under this
consent) must be submitted to and approved by council prior to the erection or
display of any such signs.

(A0B3) The disposal of wastewater from the premises to Port Macquarie-
Hastings Council's sewage system requires specific approval under Section
68 of the Local Government Regulation, 1999.

B - PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

(1)

)

®3)

(BOO1) Prior to release of the Construction Certificate, approval pursuant to
Section 68 of the Local Government Act, 1993 to carry out water supply,
stormwater and sewerage works is to'be obtained from Port Macquarie-
Hastings Council. The following is to be clearly illustrated on the site plan to
accompany the application for Section 68 approval:

¢ Position and depth of the sewer (including junction)
¢ Stormwater drainage termination point
 Easements

 Water main

* Proposed water meter location

+ Grease trap capacity, location and connections

(B012) To ensure that adequate provision is made for the cleanliness and
maintenance of all food preparation areas, all work involving construction or
fitting out of the premises shall comply with the requirements of Australian
Standard 4674-2004 — “Design, Construction and Fit-Out of Food Premises”,
Food Act 2003, the provisions of the Food Safety Standards Code (Australia)
and the conditions of development consent. Details demonstrating compliance
are to be submitted to the Principal Certifying Authority prior to release of the
Construction Certificate.

(B045) A schedule of existing and proposed fire safety measures is to be
submitted to the Principal Certifying Authority with the application for the
Construction Certificate.

(B048) Prior to the issue of a Construction Certificate, the following shall be
clearly illustrated on the Construction Certificate plans for the relocated waste
storage area:

12/02/2020
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a. Bunding with a minimum volume of the bund being capable of containing
110% of the capacity of the largest container stored, or 25% of the total
storage volume, whichever is the greatest.

Provided with a hose tape connected to the water supply;
Paved with impervious material;

Graded and drained to the sewer system, and

Roofed to prevent the entry rainwater.

© oo o

C — PRIOR TO ANY WORK COMMENCING ON SITE

nil

D - DURING WORK

(1)

(D029) The demolition of any existing structure shall. be carried out in
accordance with Australian Standard AS 2601: The Demolition of Structures.
No demolition materials shall be burnt or-buried on site. The person
responsible for the demolition works shall ensure that all vehicles leaving the
site carrying demolition materials have their loads covered and do not track
soil or waste materials onto the road. Should the demolition works obstruct or
inconvenience pedestrian or vehicular traffic on an adjoining public road or
reserve, separate application shall be made to Council to enclose the public
place with a hoarding fence.

Should asbestos be present, its removal shall be carried out in accordance
with the National OH&S Committee — Code of Practice for Safe Removal of
Asbestos and Code of Practice for the Management and Control of Asbestos
in Workplaces.

E - PRIOR TO OCCUPATION OR THE ISSUE OF OCCUPATION CERTIFICATE

M

()

®3)

(E001) The premises shall not be occupied or used in whole or in part until an
Occupation Certificate has been issued by the Principal Certifying Authority.

(EO018) Prior to occupation or the issue of the Occupation Certificate (or
Part Occupation Certificate) the owner of the building must cause the
Principal Certifying Authorityto be given a fire safety certificate (or
interim fire safety certificate in the case of a building or part of a building
occupied before completion) in accordance with Clause 153 of the
Environmental Planning and Assessment Regulation 2000 for each
measure listed in the schedule. The certificate must only be in the form
specified by Clause 174 of the Regulation. A copy of the certificate is to
be given to the Commissioner of the New South Wales Fire Brigade and
a copy is to be prominently displayed in the building.

(E024) Occupation of the food and drink premises shall not occur until a
registration application has been submitted to Council’'s Environmental Health
Unit for the food premises.

(E025) Prior to occupation or the issue of an Occupation Certificate a
certificate from the installer certifying that the mechanical ventilation system
has been installed to the requirements of AS 1668 Parts 1 & 2 shall be
provided to the Principal Certifying Authority. The certificate must include:

a. Inspection, testing and commissioning details

b. Date of inspection, testing and commissioning

c. The name and address of the individual/company, who carried out the test
d

. Statement that the service has been designed, installed and is capable of
operating to AS 1668.
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(E027) A final site inspection relating to the works carried out on the food
premises shall be arranged by the applicant and shall be undertaken by
Council's Environmental Health Officer.

(E051) Prior to occupation or the issuing of any Occupation Certificate a
section 68 Certificate of Completion shall be obtained from Port Macquarie-
Hastings Council.

(E062) Prior to occupation or the issue of any Occupation Certificate,
evidence must be provided to the Principal Certifying Authority that
satisfactory arrangements are in place for collection of general waste
(rubbish), recycling and food and garden organics from the premises by a
private waste contractor. All wastes are to be collected as separate waste
streams.

F — OCCUPATION OF THE SITE

(1)

)

®)

(6)

(F003) All loading and unloading operations associated with servicing the site
must be carried out within the confines of the site, at all times and must not
obstruct other properties or the public way.

(FO10) Within each 12 months after completion of the building, the owner of
the building must cause Council to be given an annual fire safety statement in
accordance with Clause 177 of the Environmental Planning and Assessment
Regulation 2000 for each measure listed in the schedule. The statement must
only be in the form specified by clause 181 of the Regulation. A copy of the
statement is to be given to the Commissioner of the New South Wales Fire
Brigade and a copy is to be prominently displayed in the building.

(F016) Offensive odours shall not be generated by the development.

(F025) Hours of operation of the development are restricted to the following
hours:

- 7am to 7pm — Seven days a week

(F026) The associated outdoor dining area and immediate surrounds are to be
maintained free of litter at all times.

(F036) Any exterior lighting on the site shall be designed and installed
so as not to cause a nuisance or adverse impact on the amenity of the
surrounding area by light overspill. The lighting shall be the minimum
level of illumination'necessary for safe operation and must be designed,
installed and used in accordance with AS 4282 control of the obtrusive
effects of outdoor lighting. No flashing, moving or intermittent lighting is
permitted on the site.
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ATTACHMENT

DEVELOPMENT ASSESSMENT PANEL

12/02/2020

THESE NOTES MUST BE READ AND UNDERSTOOD BY ALL INVOLVED IN THE PROJECT.
THIS INCLUDES (but is not limited to): OWNER, BUILDER, SUB-CONTRACTORS, CONSULTANTS, RENOVATORS,

OPERATORS, MAINTENORS, DEMOLISHERS. EXCAVATIONS O courscs
1. FALLS, SLIPS, TRIPS 5. MANUAL TASKS mmun';munewueemmmmm.uma Al dam oot eourbes hl comply wih i BCA and Giayee 19,10
) WORKING AT HEGHTS butdngs and an area at least 1000mm wnde arou The damg proot merbran snal be visble n e extemal face of

Componarts within this design with a mass in excess of 25k should
more warkers or by mechanical Hting device:

be ifted by two or by
DURING CONSTRUCTION ‘Where this is nol practical, supgliers of fabricators shodd be

o graded as indcaled on the s worky

mumutomm of the sile, mmm:ulem snal masonry member in which it s placmmnrdlmllnudpﬂny y\y
cieand 3 plan. W

coatings, render or the ke,

appbed

Wherever passitie, companents for this buiding shauld be required 1o limit the component mass. Al material packaging, Tonauswlncmloammmmmrmeu vegetation. 2. Cavity Ventilaion
erefabricated ofl-ste or a ground level b minimise the sk of bl & companents shoukd clearty show ihe tolal Excavations for all footings shall be in accordance with the Open verical jonts (weephales ) must be created in the course
warkers fallng mare than two medres. However, constructon of NS 1oy of packages and where practical all tems should be storedon Engneer's ions or the BCA i wnﬂcurmhmmcmtmmammmum
g il Suie worvers (s e Werking al PigHS WS Fa81n ' 3 way which rriises berding befare 1. Adice and must be in accordance wit
eicess of Wo metres 5 possile URITOM e provided on safe ifting methods in all areas whers FOUNDATIONS AND FOOTINGS 3. Mortarand Joiring
such a tal. MwMﬂDMﬂe“"W!W'ﬂmm' oceur. Consinuction, maintenance and demolition of this bulding will 1. Undesfloar Fill Mortar shall comgily with the BCA. Joint iolerances shall be in
mmnmmtoMMaomnmmmmM require the use of portable fools and equipment. These shoukd be fully ijnbunlu:dlmnncam:mmmm accordance with AS 3700,

! i andnct 3 Termite Rk 4. Lintels

used whem or (i the case of elecirical squipment] not camyng
A current electrical safety tag. Al safety guards or devices should be
Teguiar and Personal Protective Equipment should be

DURING OPERATION OR MAINTENANCE

Managemernt
Termite treatment shall be carried cul in accordance with the
For houses of other kow-rise buldings where BCA

Linksls used 1o support brickwark opening in walls must be suilable for
purpose as required by the BCA. The Buider will provide one inel
e @ach wall lsaf. The Bulderwil provide conoeion prolection in

¥ e
mainisnance of windows, ’ ’ 3. Vapour Barrier

mmm:aﬂmmwa’n “". (NS umedin accordance win N thuwmanmumuuwmmmn axcordance wih the BCA Part 3,44 a1 aporopriale for e ste

situated where a fal fom 2 nunﬂ_snfwamun & HAZARDOUS SUBSTANCES il b 0.2 nominl icness, g moaci P i and location of the lnsels in the structure.

i ot eios shot e e Seoordance wih iy ASBESTOS & Peintcrcomert The Budder wil clean @l exposed brickwork wih an appeoved deaning
For aherations %0 a building conatruched prior to 1550 If this axiaing aystam. Care anould be fken not 10 damage brcowos, of joints and

motlmenoc m;wwm For bullkdngs wher® | giing was constructed priorto; asi 1990 - it i z e !l\almlumwlwiwnacwmm Y

:aml.enltmao{' m::.":n mrunmcum:maenm contain asbesios 1966 - i hersfore is ikaly to contain eithar in Wbllmrwrﬂ\llmwwmwm CLADDING AND LININGS

- WL cladding material orin firs retardant nmaterial In either case,  aod gnid any displ f ean &t the *
Euilding will reguire persons 1o be situaied where a fall from a he buder shoukd check and, f neceasary, 3k approprate acion undus displacement foecement during 1. External Cladding

betor demaiiahing, cufbng, Sandng, ng or Stherarae AmuEng T o

Sheal matevials or other extemal cladding ahall be ixed in accordance
with and

actwity is required, scaffoiing, fall 3 B. Concrete the manufscturer's recommendations e special

Equipment (PPE ) should be used in accordance with relevant eadsing sructre. Structural shall not be leas than Grade N20 except oiferwise  getais

codes of practice, ar POWEEIH]HAIEFIALS approved by the engineer and with the BCA. e quired in open verandas, porches and eave soffits, materals
& Cuing ) ) indicated on the plans shad be stalied

ANCHORAGE POINTS shal be cured with A5 3600, 2 internal Wall and Ceilings Linings

i‘ml\td mnmedhtm Puwnwlwl;mwm liebuidrqduw 7. lelm“m n Ground
and fockings shall nct be poured unil approval

Anchorage muwmmm«rummommnwe
ventiation and wear Pmmdnolrﬂm Emnmmlumm proection mwcwaalwwanny e nginesr of Be
Local Authar

Any
Pacucne sngaged 15 work on the bulding afler cempletion of
consinacton work should be informed about the ancharage points

gANHSt INION WIE LNNG POWOETED MEETal of When sancing,
drilling, culting or olhenwise disturbing o creating powdered material.

The Budderwil provide gypeum plasterboands or oher ssiscied

o walls and celings. Pasierboard sheets are to have
ecessed edges and wil be a minimum of 10mm tick, Inemal angles
inwalls from fioor o ceiling are to be set. Sutable comice moulds shall

ﬂ-&lb—m'mll“ﬂ‘ il be dod o b fied al the juncton of all walls and ceilings o the pint st as
e, adequate cross venSiasion i
&apﬁkuﬂ!sﬂwta TREATED TIMBER he sace under suspended ground floor. fons 1o o ”"""‘““‘Eﬁ‘m“”‘"""":m"ﬁ.’m'"
.OOR ISHES Specified T Q5N O NS DUSKBNG M3y INCIUOS ROV SN 107 TNE INCUSON of meet the irements of the BCA No tion of the under floor . !

""‘f:n“a‘ﬂ.“‘“;‘r'"&wmx-"‘:"‘“m . ireaied timber within the stnucure. Dust or fumes from this malerial can m,‘,a"’[:‘h".mmm.n“nwu:::atuln“iﬂ i mWhmdbmw
selected lo minimiae the fisk of flaces and paved arsas becoming Ixnamvml Persons working on of i e bulling during consucOn.  porkets of st o celing access e el st
gy when wet of when wabied on wih wet shoeweet. An “temalition should ensure good ventlation e
changes i the speci ish she 9. Sub-Floor T Waterprooling

fhe designer or, if this is not practical, -muw an eguivalent

Actees
wwu"muﬂi Proectve Equipment including prafection aganst g reqiems access wil be provided under suspended floars i
o betler shp resistance should be chosen. on plan.

halaton of harmh matrial when saing, g, cutiog o usng oot et o
Ieated timber 1 any way 19t may cause miaterial fo be pastin whars
FLODR FINISHES By Owm released. Do not burn treated tim EFFLUENT USPNAUDRNHAGE

ner boen nwoned 1. Staem Wiater Drainage
:2?._1 Itmmw mh‘&mwﬂ:.ﬁ'cfx' VOLATILE ORGANIC COMPOUNDS Stormuater drainage shall be carried oul in accordance wit
Iiahes i e pedesiian yMcable areds of Mis bulking. Sutaces Man tipes of ge. Solvents, Spra acks palnts varislies and some - ihe BCA. The Bulder wil alow fo ihe suppling and aying of
should b seiecied in accomdance wih AS HE 1871855 and materials and disinfectants have dangerous emissions. Arcas  storrmwater drains where shown on the siie plan.

All mernal wet area and balconse s over intemal habeable rooms are 1o
be accordance with ihe BCA.

JOINERY

1. Genaral

All joinesy work {metal and bmber) shall be manufactured and instaled
actordng 1o accepted buiding pracices.

2 Door Frames.

Extemal door frames shall be a minimum of 32mm thick sdid rebated

! mmmuwmwammwmmmummku

ASINZ 4585:2004. feing s s fora pesod e nstalsbon, Personal Prosecive ':":E“m"c T2mm desp ta receive chors, Infemal jamb {nings shall be a mankmum
1equ . Generally 180 Mick eial ooranes onal

STEPS, L for use must be carefully considered at al tmes. AL Timibr Iramewodk 5288, 3pans, 803CNG, NOIChiG. Chacking L oo Lok Wi 12mm :ﬁm“fxm: nal

Due to design restncoons for Sis busding, $1EpS aNd/or ramps are
included in the buikling which may be 8 hazand o workers camying
e SYNTHETIC MNERAL FIBRE

BCA or A5 1684 Alfmatve structural frmming shal be to
or officnwise Bocupicd. Sieps should be o Filegiass, rockwool, ceramic and olhes material used for thermal or  stuckural engineer's detark and certification.

lie:

and fixng 1o al fioor, wal and rof structure shall comply with the
3

and
All internal and external imber door and door sets shall be nstaled in
u

with bath visual and tactle warning during construction, sound insulation may contan synthetic mineml fbre which maybe  The work shall be a proper and

QoRon SN0 4 lncs whon (e RUKANE haemfid ¥ inhaled o if it comes in contact with the skin eyes or offer  manner and shal be in accordance with recognised and
cperales a8 a workplace. Buikling owners and cccupiers shoukd  oni s SRR AL O Protectve Equpment nchding  accepted bubding pracices.
mem"“"““’““"‘“m“““” proiection against ehislation of har il m sk fial shou be Lsed nhen 2. Roof Trusses

Instaling, remoying or working near buk insulation matenal Where roof truss construction s used, trusses shall be designed

surfaces have not moved or cracked so that they become uneven in accordance with AS 1720 and fabrcated in a properly
and present a iip hazard. Spils, lose material, strary objects of ‘equipped factory and erected, fixed and braced in accordance
any clfver matier that may cause a sl or trip hazard should be vith the fabicator's witian insiractions,
deaned or removed from access ways. Contractors should be Bracing :
Mbmmanwmwpmw:m

o demalition 1o reduce the rak of lrunndrﬂn in
uwm Mawriais for should be
medmuyumdmmﬁunmmmm !
aeas. 7. CONANED SPACES
2. FALLING OBJECTS

TMBER FLOORS
Tl'lsbullduq may cortain timber floors which have an applied finish.
Toisien mrv mpplind shvoukd be kgt well vorsabed sy
nml and application and for & period afler instal ation. Persanal
Pvmewwmmwauoumm The manutactunr's
for use at all times.

shall and installed in
with AS 1634 as approprate forthe design wind valosty for the
wie, Bracing shall be evenly distribaied throughout the bulding
A, Floaring
Floor josts will be covered with stnp or sheet
o0 plan with partadar regard ta ground dearance and instal atic

in the Schedule of Works, doors and door sets shal be manufactured
In accomlance with AS 2688 and AS 2689

mber windows and doors shal be manufaciured
and instaled in accordance with AS 2047
s-nlnn-umnvmmn mmmm shall be installed

with and AS 2047

wi wwanu—;
the relevant BAS X Certificate.
5. Smirs, Balustrades and ather Barmiers.
The Buiderwil provide stairs of ramps to any change in levels, and
DALITBOES Of DATETH 10 3t M3S1 NG S08 Of FAMpS, BNNgS and
balconies as per the BCA.

EXCAVATION

LOOSE MATERIALS OR SMALL OBJECTS Gonsirucion of s bubding and some mairisnance on he g 7St areas 28 uired by the BCA, Thickness ofhe floorng s SERVICES

Construction, mainienance of demolifion wok on of aound this ™1 ISGMIE excavaion and installaton of itema within I;'r:m ot o ahad b e with A5 :\lJln g shall comply wih the the relevant supply
, sheet

buikiing s ely to nvakve working above ground level o VWNere pactical. installation should be carried out using methods 1684, authorty and AS 3500, The work is 1o be camed out by a lisensed

which o not requre workers 1o enfer the excavation. Where thes is
nol practical adequate support for the excavaled arsa should be When listed in Schedule of Works, floors shal te sanded i

mieasures should be laken to avel objects falling rom the area crévibod toproviai oo o e o prevent provide an even surface and shal be left clean Broughout.
should be

where the work is being carfied out onto persons below. 5.Timber Posts

plumibar.
Fittings, as listed in the Schedule of Works, shall be supphied and
inataled to manufacturecs recommendations. Fitings, hot water

access to al
. . ided Pusts supparting the carports, verandas and porches shalibe  aysiem and any mirwarsr harvesting faciities shall be appropriate fo
1. Prevent or restrict access toareas below where the workis P'o¥ timber sstable for external use, or as otherwise specified, satisfy any commitment outlined in the relevant BASIX Cenficate.
being camied ou, ENCLOSED SPACES supported on glavanised of trested metal post shoss, unisss ZElectncal

. - né’&.“m“ For buildings with encdosed spaces whese maintenancs or oher
Ensure that all persons below the work area have Personal 350858 May be required: Enclosed apaces winin thia bulkding may
Pratective Equipment [PPE), [resent a fisk %o persces erfering for construction, mamenance o

ot upese, The design dcunaniaton cal for waming
BUILDING COMPONENTS signs and barfers io unauthorised es. Thess should be

otferwise specfied. Posts shall be bofted 1o al adioning beams
as required by A'S 1684 for Ihe wind speed classification
assessed for the ske.

6. Comosion Protection

Al mafal brackets, facing plates and ofher associated fiings
used in structural Smber

s

timiber joinks and bracing must have appropriate

The Budder wil provide dll labour and malerids necessary for the
proper nstaliaiion of the sleciricty service by a loenaed siectrican in
actordance with ASNZS 3000 and the requrements of the relevant
Supply authorty, Uiniess gtherwise specified, the clectical service shal
be 240 vall, single phase supgly
1Gas

During construction, renavason or demoltion of this building, parts of “"mrﬂm“;'“““?‘;’“ Where WOKEE A o oson protection. Al nstalation (ncluding LPG| shall be carried out in sccordance with
the siruciure including fabricaled steelwork, heavy paneis and many = spaces, g equipment and tne nes and 3 O e reievant Supply autnorey,

oiier components wil remain standing prior o or after supporing | Perenal Protective Equipment should be provided STEEL FRAMING 4.Smoke Detectors.

parts arein place. Contrctors shoukd ensune Lhat Lemporary bracing 1. Generally The Budderwil provide and install smake

or oiher recured support & In place ad all times when colapae which TMALL SPACES
e SONS INlhe areais a 3 el
may njure pers possibay. mpen s

- Steel fivor, warwwunms\albemulednxm
recommendations

with the manufacturers

alarms manufactured n
accordance with AS 3786 AS specified o as indicated on the plans
and in accordance with e BCA
& Thermal Insulation

Mechanical ifing of and

Some small spaces e this Mmqnlmu:nhy
workers.

thermal insuiation is used in the bulidng fabric or senvices,

Where
marienance o semaltion presents a rsk of faling coects ROOFING such as air conditioning Sucting or hot waler systems, i shall be
Coniractors shawld ensure thal appropiate [fiing devices a used, “"“m"""gt;:"": wxmm Thae o ORNG instaled in o
that loacs are propedy secured and that access 1o aneas beiow the 510Ukl be maini ughout the e bullding. Véhers Al maf cladding is 1o comply with the relevant sinschal achieve the A-\alues regquired by the BCA or as ouined inthe
perarmance and wealhening requrements of the BCA and be  relovant BASIX Cenvcate:
3. TRAFFIC MANAGEMENT ‘ciiher manual activity should be resticted in smal spaces. :“W*W“Wm'm fecommendation TILING
For bulding on 8 major road. narm road or ieesty soping road: The Bulder wil cover ihe roaf of the dweling win agpeoved fies - Materials
Parking of vehicies or 8. PUBLIC ACCESS 28 salacled The s are to be f -t [+ and other adheaives shall compiy with AS 3958.1 or
tile manulaciurer's recommendation.

Public access 1o construction and demaition siles and 1o areas

may cause a raffc hazard. nmngmm . m-mm:a
mantenance causes fisk to warkers and public. Waming

design and wind speed) to bathens aowwm to the
demolition of this buikding design aled parking for workers and with the

spacing of

I Lt ‘ﬁ::lhllbem cornd, ith AS 3958.1,

loading areas should be provided. Tramed tafic management 8igna and sscure bamiers to unauthosised mamm mcommendationa. The Bulcer wil cover hips and r m
pemonnel shoukl be responabie Tor the supsrvision of these amas_ provided, Where elecincal instaliatons, excavabons, plant o loose capping and
buslding where on-sie | oading is restricted: materisls are present Lhey should be secused when nolfuly apex caps. Caaangmvlmlilnauhone\-ﬂmw

suporviscd, neatly pointed. Roofing adjacent o valleys should be fixed so as
10 minemise water penatration as far as practicable As roof tiles
are made of natuml products skght variation in colour is

ding cadinglunicading

Construction of this bulding will require knading and unloading of

matenals on fhe macdway. Deiveries should be well planned 1o

anna congestion of iading areas and irained Irm':mmamem 9. OPERATIONAL USE OF BUILDING

ronnel shoukd be used to MNON.- 1AL BUILDINGS

.ilbulldmg Busy construction and demolition sites Dll_-znlinlk

of collision where deliveries and other traffic are moving within the  This buldng has W”W“"ﬂl‘-ﬂﬂ'bmm "‘U'

site- A raffic mansgerent pln supervied by raned taftc & laer date, i is used or intended to be used as a workplace,

management personnel shoukd be adapted Tor the work site, provaions. of the Work Heatth -ms:wr;m)onawmmt
teplacement Act should be applied 1o he new use.

4. SERVICES

GENERAL

Rupture of services Guring excavalion o other acivity creates a
wariety of nsks induding release of nazardous materal, Existing

‘dccoptatie

2. Metal Roofing

The Buiderwill rovide and install a metal roof together with
allin the s

o
Ex: ibits, sheets shall be in single lengihs
from fascia 1o ridge. Fising sheets shal be sirictly in accordance

NOM-RESIDENT AL BUILDINGS wilh the manutacturer’s recommendation as requined for the

For non-resdential buldngs where the end-use |8 knowr Thes
buikding has been designed for the spedfic use as identfied on
the drawings. Where a change of use occurs at a aser date a
further

the workplace and safety

i
Gautters and downppes shall be manufactuned and st alied in

servies may vary Fom N1 HAicaled. Services ShoLD be locateg  *OUId Do undetaken. BCCONEANGCE WAN e BICA. GUIIENS aNd SIWNDIPSs are 10 be
Laing an appropriate service (such as Dial Belom You Digh OTHER RISK ACTIVI eampmue with other materials used.

orpriale excavalon pRcte muunem me where 10. HIGH TY . Sarking

recessary, specalist contractrs should be Code should b d outin with mmmmm:mummmmm
mwmmummmlm WAY bt locaied i o Praciin; with

Managing Electrical Risks at the Workplsce, AS/INZ and al 5. Sealanis
licensing mquitments, 3012 All work using Plan should be cmed. Approprate sealants shal be used where necessary and in
out in sccordance with Code of Practice: wih 3

Manapng Risks of P1ant at e Workplace. Cooe of All work shou

be camied out in accordance wih Practce:

Managing Moise and Preverting Hearing Los at Work. Due to the:
hmdurmnmdeﬂun is recommended that particular care
be exercied when undenaking work invelving steel construction
and concrese placement, Al the above applies

o arcund this ste. All inderground powes Ines must be.
disconnected of carefully incaled and adequale waming Signs

6. Flashing
H"ﬂ."c'? shal comply with, and be installed in accomlance Wi
the

relocated Where this is not
warting in the form of bright coloured tape o signage shouid be
wBed of 3 protectve Darmer oviced.

SEDIMENT CONTROL I‘THENCING DETAIL

pradices,
mmo-maue spacing between liks should be even and regular.
The Subder il rovide expanson okia where necesary. A vatca

fizontal joints between wall and fixtures £.g. bench top, bath,

be fled with
scalant A irde e body of filed sufaces shall be neath Rled wit
apprpriate grout material as speciied by the tle manutactuer or
accepted bulding practice. As files are made of natura

slight varaton in colour s acceptable.

DIETURBED ARER,

HOT TO SCALE

WORK SAFETY NOTES -

FROEET COMMERCIAL CHANGE OF USE K SAFETY NO

LOT Noc 1 DP No: 831145 | .
STREET 1o 120 | SHEET. 80OF8

STREET NAME: PACIFIC DRIVE, PORT MACQUARIE

SCALE:
SHEET SIZE:
START DATE:
DWG Mo:

As indicated
A3

2203.19
04241

collins

collins

CLIENT: HOWARD-CHEN

DRAWING REVISIONS + NOTES:
Dietait
INITIAL ISSUE
AREA

BREAKDOWHN & CAR PARKING SHOWHN
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ATTACHMENT DEVELOPMENT ASSESSMENT PANEL
12/02/2020

THESE NOTES MUST BE READ AND UNDERSTOOD BY ALL INVOLVED IN THE PROJECT.
THIS INCLUDES (but is not limited to): OWNER, BUILDER, SUB-CONTRACTORS, CONSULTANTS, RENOVATORS,
OPERATORS, MAINTENORS, DEMOLISHERS.

BUILDING SPECIFICATIONS FOR
CLASS 2 AND 9 BUILDINGS

Al works 1o be compleled in accordance with the current vession of
e National Canatrsction Code Senes, including Buldng Code of
Australia (BCA), Volume 1 and the Pumbing Code of fwsiraia
(PCA] Valume 3 as appicabie
Al Australian Standards listed are the versions that have been
‘adogted by the rekevant version of the Nabional Construction Code
Series at the fime of Construction Certficale or Comelying
Deveipment Certificate Appacation
Al works are to be completed n acoordance with the relevant
Deemed-b-Sabisty Provisions” of Volume 1 and Vokimes 3, a8
applicable, of the Building Code of Ausirakia.

A buiding designtestingiconstruction/installation is o occur in
‘accomance wih the relevant sections of the followng standands

Structural Design Actions — I 170
ment 1200

Design for access and mobility - AS 1428

Methods for fire teats on bulkding materials, companents and

sruchures - AS 1530

Design and instalaion of sheet rood and wal cladding - AS 1562

Aurninium strucures - ASNZS 1664

The use of ventlabon and air conditioning in buldings - ASNZS

1668

Fire Detection, warning, control and intercom systems — AS 1670

Intesior lighting - AS/NZS 1680

Residential timoer-framed construction — AS 1684

Timber Structuses - AS 1720

LFs, £3CaIMR0rS ana moving walks - AS 1735

Parficie ficosing — AS 1860

Components for the protection of cpenings in fre-resistant walls

Swimming pool safety - AS 1926

Wincows in e-llrr.alo a0 G00r In DURNINGS — AS 2047

Roof Tiles - AS 2049

ratallation nr mof tikes — AS 2050

Automatic fire sprinkier systems — AS 2118

Pling - AS 2159

Emergency escape ighting and exil signs for buikdings - AS 2203

Compoaite Stnuctures - AS 2327

Fire hyceant insiallations — AS 2418

hatallation of fre hose reels ~ AS 2444

Smokeieat venting systems — AS 2665

Residential slate and W'»qa &S 2870

Parking faciives — ASTZS 2

Damip proof courses and llash 'm ASMNES 2904

Cellulose cement products — AS/NZS 2908

Domestic soRidusl burning appiances - ASINZS 2018

Electrical instalations — ASNZS 3013

Pumbing and drainage - AS/NZS 3500

Concrete structres — AS 3600

Termite management - AS 3600

Ar-harging and water systems of buiklings — AS/NZS 3856

Masonry Structures - AS 3700

Smoke Alarms — A5 3786

Perfarance of elecirical appliances - AS/NZS 3823

Conatrucsion of bulkings i bushfine prone-anea — AS 3959

Components kor the protecion of cpenings. in fire-resistant

separating elements — AS 2072

Steel struchures — AS 4100

Piabie building membranes and underiays — ASMZS 4200

Ductwork for air-handing systems in buldings - AS 4254

Plasti: mof and wall cladding matenals — ASNZS 4256

Testing of buikding facades — AS/HNZS 2284

Garage dooes and ofher large access doors — ASINZS 4505

Siip resistant classification of new pedesirian surface materials —
5 4556

Cold-frmed steel structures — ASHZS 4600

Maseriais for the themm.al msulalion of bullings — AS/NZS 4858
Reaction b fire tests for flooring — AS IS0 9239

Fire lests - AS 150 9705

PROJECT: BUILDING DRAWNG REVISIONS + NOTES:
COMMERCIAL CHANGE OF USE SPEImCATIONS | oes R
LOT Hoc 1 DF No: 831145 | SHEET: 7OFB 17.09.19 | INITIAL ISSUE MS
; STREET No: 140 | sCALE 1:100___ |17.10.19 | AREA BREAKDOWN & CAR PARKING SHOWN MS
H H STREET MAME: PACIFIC DRIVE, PORT MACQUARIE SHEET SIZE: | A3
CO”InS CO”II"IS START DATE: | 22.03.19
BuiLDING DESIGNER D4241

CLIENT: HOWARD-CHEN DWG Mo:

COLLINSWCOLLINS.COM
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THESE NOTES MUST BE READ AND UNDERSTOOD BY ALL INVOLVED IN THE PROJECT.
THIS INCLUDES (but is not limited to): OWNER, BUILDER, SUB-CONTRACTORS, CONSULTANTS, RENOVATORS,
OPERATORS, MAINTENORS, DEMOLISHERS.

1. FALLS, SLIPS, TRIPS
) WORKING AT HEIGHTS
DURING CONSTRUCTION

possbig. for this bulkdng shoud be
ol site ar a1 ground level 1o minimise the risk of woskers falling mave than
o metres. Howawer, conerucson of Mis buideg wil requine womkers o
g at heights where eires i3 possitic and

5. MANUAL TASKS

Componants within this design with a mass in excess of 25k should
e | fie by two or mane warkers o by mechanical king deve.

Whers this & nof practical. supgies o labricaiors should be requred
10 i he companent mass. Al mawril packagng. buddng and
manienance components should ciearly shaw the satal mass of

paci alitems shoull steina

injury is Buely to result from such a fall. The bulder should provice a
suilabile Dasrier wherever 4 person i required 1o wark

on sale liting mehods n al
3

way wiiEh mimses NING. AQVICH SNOUK) De proveaed
eas whese kiting may ocour.
of

taling mare than two metres is a possiiy,

DURING OPERATION OR MAINTENANCE
Far houses or other e

wil reques

Ihe use ol portalie loals and squigment. These should b luly

MaNtanea N acCoTdAnce Wih MANUACKITTS Specitcations. and not
¥ ¢ [in the case of nal camying

Cleaning and maintenance ol windows, walks, 100! o oher companeres of
s buiking will requin persons i be stuated where a fall from & heght
In excess of two Meines 5 possiile. W here This type of actvity & requined,
scafioking, tackers or tresthes shoukd be used in accardance with reisvant
codes of practics. mgulalions of gisiation. For buldngs whare scaflold.
Indders, besties are not Appropiate: Cleaning and mainionance of
windows, walls, rocf ar other companents of this buiding will requie
persors to be siusied where 18l from & height in excess of wo metres
s possitle. Where this type of activi

ANCHORAGE POINTS

mwm n meoeuw for use by m

ety lag. devices should be
oy chocked and Parsondl Proinciee Equprmon otk oo wied
in accosdance with manufaciurer's spedl caton

6. HAZARDOUS SUBSTANCES

ASBESTOS

For alerations 10 4 bulking consinucied prir 10 1990: It this aEsting
bubdng was consrucsed prior fo: a3besios 1990 - i ihemiom:

may
contain asbesis 1986 - i theredore is lelyio comain either in cladding

EXCAVATIONS
1Excavations.
The pirt of the ste

MASONRY

1. Damp Prood Courses

buldngs and an asea at least IWCI'""\ wige around that par of
the sie or fo boundaies of the site, whichever s the lesser, shal
be cleared or graded a8 indcated on he sile woks

pian.
Top soil shall becut 1o & depth sulficient toremove &l vegelaton.
wih the

Excavations for al footngs snallbe inaccordarce
Enginest’s Recommendations o the BCA requitsments.

FOUNDATIONS AND FOOTINGS

1. Underfloor Fill

Underlioor Wl shall be in accordance with he BGA

2. Termite Risk Management

Termite sreatment shall be camied out in accordance with the

BCA.
3, Vapaur Barricr
The vapout barrier instalied under sl

ummlwwn {he BCA and Clause 1.0.10.

Tha damp proo! membeane shall =2 visibie in Mo exBrnal tace of the

masanry member in which it s placed and shal not be brdgediy any

anpiied coatings. randar of ih e

2. Cavity Yentilation

Open vertical joints fweepholes) must be created in the course

immediately abave any DPC o flashing & centes nol exceedng 1.2m

and mus1be inaccordance wih the BCA

3. Mortar and Joining

Mortar shall comply nmlne BCA. Joint tolerances shal be in

accordance with AS

a_Limels

ll"ﬂi us e 10 SURDOT Dnckwark apening n ml! "IISIDGSUIQ‘HHU
purpose as required by the BCA The Buderwil provide one linied

|n each wall ksl The Buidler will provide ar.monn prolection m

BCCITOANCE WAl e BCA Par 3.4.423 ApDrOQrIale for e s6e

shall be 0_2mm nominal thickness, high impact resistance
palyeshyiene fim mstaled in accordance with the BCA,

4. Reindorcement

Raintocament shal consorm and be paced n accodance with
the Engecr's Recommendation and hie BCA

and location of the lintss. in the structure.

5.Cleaning

The Buiker wil clean all exposad brickwork with an approved cleaning
Sysiem. Care Shoukl be 13Ken 11 10 damage Bckwork, of jonts and
other fitings.

CLADUNG AND LININGS
Cladding

Shel! mmar-ua uro\l\ermmlamn shal IB fimd in amnmw
and ary app!

slwula De ﬂIDNd IDou[II!e mmne points.

B) SLIPPERY OR UNEVEN SURFACES

FLOOR FINISHES Specitied

H finshes hawe been specied by designes, thess have been ssiecied o
mirimise te risk of foors and paved areas becoming sinpery when wet
or when walked on with we? shaesTent. Any cranges fo fhe spacified
fnish should be made in consutation with the designes a, il this = nat
practical, surfaces with an sgquivalent or betier sip resistance should be
chogen.

FLOOR FINISHES By Owner

is requied, scattoidng, il bamiers Support to al % canectly postion and
or Personal Protectve Equipment (PRE) should be used in accomdance  material o in fire relardar insulaion maleral_In o case. the bullder @i any ol
wilh relevant codes af praclice, seguiations or legisiation. should chock and, F nocossary, 1ake agpropaae action befom concrete pour,

demalishing, cutting sanding, drling o otherwiss distutting the sistng 5. Conerste

siucture. srwuasnal 0t b les:s than Grade N20

o fall have besn BCA
WoseS, MATERIALS & Curing
the b o wark used in the 1 his b h A In accardance wih AS 3600,
i mnabed Persons n g dung 7. Foolings and Siabs on Ground
drmokiin o0

aperato
waniiation and wear Porsonal Protective Equoment incuding protecion
‘agansi irhakbon whie using powdened materal or when sanding

driling, cutting ar ciherwise dis urting or creating powdered material

TREATED TMBER
The design of this buiking may include provision for the inchssion of
wreaed mber within Dmmr fumes Irom this

behamiu. Persons warking on

and footings shall ot be poured urel sppreval i

PUT COncrete S given Dy e engingar or e Local Authorty.

8. Sub-Floor Yentilation

Whes regured, adoqualt cross ventkation wil be provided fo the
ace under suspended ground floor. Construction = 10 meet the

equrenens ol e BCA No secion o thender flo & wal

WMIS roquired in opan verandas, porches and eave sollls, makrids
indicated on the plans shall be nstalled.
Lnternal Wall and Ceilings Linings
The Bukder Wi rovdo mmsun pssleoant or oo sdacied
malunn walks and Plasterhoard sheets ame to b

5560 60068 ard wi 'Dﬂa minimumn of 10mm “Iﬂ |I|Bfl|l\al|ﬁl
Il 0 gk 1T 81 1008 381 SOl Cor
be fed @ the junction of 2l walls and celings or Iﬂepmlxlzs
recuired. The lining of wel area and wals shafl be constructed in

such manner hat of sill s
! M-Flnn( uln:l-

Il requirnd, acces: under suspended foors in

operational mainienance nraemahmn slmuﬂensummmmnn vl position whem ﬂmeam pian.

wesar Personal Pmnemm Euipment including prolection aganst

H designer has nat been mvalved in hie e

owner 15 responsibie for the sslection of surface mzl n the; ﬂmﬁlnan
eallicabile seas of Mis buiding. Sulaces shouid be selecied i
accorcance with A5 HB 197:1399 and ASMNZ 4586:2004

STEPS, LOOSE OBJECTS AND UNEVEN SURFACES
Due i nesqn nannms‘orms nwng SIBES AN FAMPS A
incu

risl when sanding, dniing. cuting or using
treatied imber in any I‘l\' thal may cause hamiul material to be relaased.
Do ot burn reated Smber

da the BCA Wet 0 be fied in accomance
Wil the manuiacturer's recommendations
The ceiling accass hole shall be of smilar material o the adjacen
celing,

1 W aterpraaling
Al nlemal wel aas and balcones over ntemal habilatie ;moms e 1o
be waserproot n accordance with the BCA.

o I8 GEEUDIRL. 1208 ShowaDS Ceay MARE! WA Do eul]
demaltion and at all

Bmes when the busdng operates s 2 worpiaos. Bulding awners and
oCCupRes Shoukd monior the Min accesd ways and in particuly

233 Where mENENANce i5 routinely camed out 1o ensure that
surfaces have nat moved or cracked so that they become uneven and
pesent a i fazard. Spiks, loose material, syay cEiECts r any oher
Attt may cazse s O 1 Az shoul be ceaned o emoved
fram access traciors should berequemd o mantan a by wark
site during mnslmu\. mamenance of demolition 10 reduce the risk ol
95 and talks in o wosaCe. Matrials fof CoNSITUCSON OF matEnance
should be stored in dessgnated arsas away fram access ways and work
ey

2, FALUING OBJECTS

LOOSE MATERIALS OR SMALL OBJECTS

Constrction, mainlanance or demoiion werk on or arund this

building is Ekely 1o ivolee persons working sbows gmund kvl o

above floor levels, Where s occurs ane or more of the foawing
tal ares where

the work is baing carried aul anb persons below.

1. Prevent or restrict access o areas below whers the wark is
being carried out

2. Pravide iocboards to scatfolding or wark platforms.

31 Provide protective siructure bel ow the work area

4. Ensure fhat all persons below the work area have Personal
Profective Equipment (PPE)

BUILDING COMPONENTS
During consanueion, renovation or demakifon of this building. nm; o
the sirustue inchudng atricaled sioohwork. heavy panls and many

e companents wil remain standing pror o ar atier supgoeiing pars
ae in place. Contractors should ensure tal Bmgoery bracing of
other requined suppt s n place atal imes when colapse which may
injuee persons in the area is a possibility.

Mochanical Eing of maserials and comgonents during consFucson.
mainienance o demalition peesents a nm:d laling chiects
Coriraciors shoud thal spprogia) used
that ioads are properly secured and that Secess 1 areas beiow fne
load i prevented or restricted.

3. TRAFFIC MANAGEMENT

For buikdng on a maar raad, narmw road ar sieeply sloping road:
Parking ol uahﬂas o lnadinguniaading of vehicks on this radway

OLATLE ORG 8 G EFFLUENT DISPOSALDRAINAGE JOINERY
HAMIC COMPOIINS 1. Storm Waler Drainage
Many Types Of glue, S0MBNT, SOray PACcKS. DAING, varnshes and some e i 8 G“" imetal and nstaled
R e 1 BOA, The Bulder wil aliow for the supphing and lam '« oo Jo sccapled bukding practces.

sloemwater draing where shown on the sile plan. 2. Door Framel
i_wna e 300101 3 parod aler nEATN, Parsoral Prasscive TIMBER FRAMING Extemalcoce rames shall e @ mimum of 22mm fick sokd ebited
Equipment may 12me desp 10 eceive doors. Inlernal jsmb nings shall be 3 mirmam
o Use Mus! be canetully considensd a1 sl Bmes. 1.Generally of 1Bmm thick fit with 12me thick door stops. Metal doorrames shal
SYNTHETIC MINERAL FIBRE Al timiber Tramew0rk 5i2es. SDANS. SDACNG. NOKNNG. checkng be nstaled where indicated on drawings in accosdancs with the

Fitinegiass, mckwonl, cwamic and other malerial used |or therma ar
$0und NGUIAIEN May CONKAN SYNMENS MIneral DM WKCH May D
hamiul if inhaled or if it comes in conact with the skin, eyes or ather
sensitive parls or e body. Persanal Pralectine Equipment mciuding
protecton againss inhalsion of harmiial matesal shouki be used when
insialling, remeing ar wosking near buk insulaiion mairal

TIMBER FLOORS

Ths ru\nngmxy ‘contain fimber fioors which have an applied firish,

GWW and applcation and for a Dﬂlﬂﬂ !M l\i\llﬂmn F‘ﬂwm‘
Prowctie Equgment may a wred, The manutactisrer

recommendions for use must be memh mmdued aal \me:.

7. CONFINED SPACES

EXCAVATION

Construcsion of this nunnu and some maintenance on the buidng wil

requine exca instalabon af fiems within excavasons, Were:
0ukd be camed oul wsing metads which do ot

require workens e the xcavation. Where tis is not practical,

ard fing 1o all fioar, wall and raof strucsure shall comply with the
BCA o AS 1684 Alemase structural framing shall be b
stuctural engineer's detsils and cenffication

The wark shall be camied out in 2 proper and trades persanal like
manner and shall be in sccordance with recognised and accepied
buikding practices.

2. Rool Trusses.

‘Whese roof yuss construciion is used, irusses shall be designed
" accordance wih AS 1720 and fabricated in a properly equipped
factory and evected, fed and braced in accondance with the
labrcalor's watten mnsyLchons.

3, Bracing
Bracng unts shal be delermined and nstalled n accondance wih
AS 1664 &8 aporopfiale lor the design wind welocity 1or the she.
Brcrg snal be even'y ds Duled OGNV the Duldng

4. Flooring

FI0OT |OE515 Wl DE COVEToI WER S0 O 5101 IG5 Snown on
pan regard n

wel arexs 2 sequired by e BCA. Thickness of he fiaoning s 1o
De apropriain 0r e 1007 jis! spacng.

5inp and shest fuorng sl be mstalled i accondance Wit AS
1684

When listed in Schecsin of Works, Tioars snall e sanded 1o
provicke an even suriace and shall be ieft clean theoughout

Pasts supperting e carpons, verandas and nolehes ;ml be

for exiomal we, or a3 ohorwise.

e excaaied o peevent
colapse. d Darners o prevent 5.Timber Posts
sccess b ol i
ENCLOSED SPACES

For Duikings wilh enciosed 5paces whers Mainienance of omer access ohonw

supperied on glavanised or treated metal post slmus. unlus!

50 ad. Posts shall be boflod 10 al adaning beams as

oot
may be required- Enciosed spaces witin This bukiing may present a risk ToQuIred by AS 1684 for the wind spesd classication assessed
o persans emenng for consiruction, maintenance of any otes purpose. fof the site.

The design documentation cals lor wanming sigrd and basiers 1o
unauthonsed access. These sHOull be mantaned Mmughout the e of
the buiding. Whene warkers ase required 1o enter enciosed spaces. air
tessing ecuipmen: and Persanal Proteciive Equipment shouid be
proveded

SMALL SPACES

. Corrosion Protection

Al el brachzts, fazing plsies and oiher msociaied faings wsed
instruchurdl timier joints and bracing must have appropriate
comosion prstaction

STEEL FRAMING

For bulkings with mal spaces whess maniErance ar OTMer ACCess MAYy gy Lo

be required.
Some small spaces Wit s, bulom will 1equire Bcosss by

Stesl tlooe, wall of rodl kraming anal be instaled in
the

for waming signs. and barriers 1o unauherised access, These shouldbe:
maintaned hioughout the ile of the building. W here workers as
Fequired 10 ereer 5mall 5paces Thoy should be scheduled 5o thal acoess
iis for shart periads. Manual i ing and cther manual actiiy shoud be
resiricied insmal spaces.

8. PUBLIC AGOESS

hazard

demakion of ms bukding designated pasing for warkers ard loadng
areas should be provided. Trained waffic management personnel should
be responsiie K o SUPOTVSn of Mese arcas. For buiding whese
on-sie inadmgiunioadingis restricted: Construction of this buikding wil
require loacing and unkading of malenals on he roadway. Delvenes
should be well plannad 10 void congestion of bading aness and trained

management parsonnel shoukl be used (o supervse
loadngunioaring areas. For al buldngs: Busy constuchon and
0BMORTON iles PABSAN A 5K O COESIoN Where dslveries and omer
tratfic are mowing witren e sie, A& fraffic management plan supenvsed
by mained traffic management personnel should e adomed far e wos
ste.

4. SERVICES

GENERAL

Ruplure of senices during excavation o other activity creales 8 varity
of risks hazardous matesal.

focated on or around this sise. W here kngwn, these are gentiied on the
olamlml me et location and exent of servces may vary from hat
mcbcaleel Senices should be located using an apopriale servic (such
= nul Be\m You Digl, appeopriate excavation practce shoukd be used
and, where rwces sary, specialist contraciors shoukd be used. Locations
with underground power: Undenground mnnu MAY be localed n 1
-u.md this ste. All
carefully bcated and ar!wa\u waring slwu used priof fo any
Locabans with
overhead power lines: Ouemea‘.l power lines MAY be near or on this
‘e, These pose a risk o eleciroculon ¥ $inuck or agproached by Hiing
avicns Of oiher plant and pOrsond working aboe ground ievel Winere:
thereis a danger af this ocour et i sk B, Wi

, pawer
pracical, dsconneced of selocalac Where his s nol peactical
adaquale waming in the tarm of bright coioured 1ape of signage should
be used o a prosecive barner provided.

Public access el 10 arens under
mabnonance casies visk 10 workess and publc. w-mmp signs

unauthorsed access should be orovided. Whese
alammu el mions. seavilons e o oose maleriss e
present they showld be secured when not fully supersed

9. OPERATIONAL USE OF BUILDING

NON-RESIDENTIAL BUILDINGS

Thwi WIUO has been designed as a residential bukding I it alater
s2d of inlended 1o be used 2 a workplace. the provsions of
|he W mk Hmln and Salety Act 2011 o subsequent replacement Act
shauid be appled 10 M0 NEW L5

NON-RESIDENTIAL BUILDNG S

For non-resdential buidngs where the end-use is known: This buikdin

has been desgned for the specic use a5 identied on he drawngs.

Where & change of wse occurs al i later dale & fuher assessment of
d shaud

10.0THER HIGH RISK ACTIVITY
Carde Al siscirical work shoud be carried oul in accosdance with of
ractice:

Managing Electrical Rsks at the Waorkplace, AS/NZ and all icensng
requirements. 3012 All work using Plant should be canied out in
Bccoance wih Cado of Practice:

Managng fisks of Plant ai mwmp:« Cade of Al wark shoull
herﬂl ried oul l| acordance with Practios.

Managing Nose and Pravensng Hoaring Loss at Wark. Dua fo e
history of snnous Incidents i 5 recommended thal particular care be:

and

concrete placement. All the above sppbes.

the BCA.

ROOFING

ROOFING
Al roof claddng i 1o comply with the mieant seucturdl
perlormance Mt‘l weathanng 'Bml\mﬂm\lbd the BCA and be

manulactsers smcommendations.

3. Door: sels
Allintemal and external fimber doar and doar sets shall be installedin
accordance

wilh Uinkesss i
the Sﬂwdhle of Waorks, doors |nﬂ¢m¢ s0ts shal bo manufactured n
accordance with AS 2688 and
4 Window and Sliding I)Mﬂ
Sking and other mber wandows and doors shall be manutactured and
instaled in accordance with AS 2047
shmn and otfer shuminium windows and the doer un.llm rmalea in

5
Al gacing with the BCA and any
1ne reevan BASIX Carticate.
5. Stairs. Balustrades and other Barrie:
The Buider wil provde stars of ramps 1o any change in levels, and
balustrades or barrers 1o o keast ane side of amgs, landngs and
balconies as per the BCA

wllnud n

SERVICES
ulumu

AR pimiing shall compiy wih e sequiramentsof e seievant Supgly
authariy and AS 3500 The work i 1o be camiod out by a licensed
plumiber.
Fitiings, as Ested in he Schedule of Works, shall be supglied mnd
insaaled 1o manufachurers recommenciations, Fittings, hot water
system and any rmmwaier hanesing facktes shal be apropnate t
safsly any commitment eutined in Me selevant BASIX Cartilicite.
2 Electrical
The Buider will pravide all abour and maesials necessary for the
praper instaltion of the sleciriciy senvice by a koensed ekechscan in
accardance with ASNZS 3000 and the reouirements af the selevant
supply authorty. Unless cthenwss secilid, the slactrical service shall
1&24« ‘ol, single phase supply.

s

including LPG) shall b

the rules and requirements ol the relevant supply authoriy.

a.5moke Detectors

The Buikder wil rovide and install smoke alams marulactured in

acwnnnw with AS 3786 AS specified o as indcated on e plans and
accordance with me BCA

STIIII\ll Insulatio

Wnere el eran & used n the uikding fabric ar services, such

a8 s cordisoning ducting or hal waler systeems. it shall be instaed in

sccardance wilh mwlauurel s /acammendations & mnm me [

vmgsmpnu the BCA oras outkned in e neivant BASE

Certificate

TILING
1 Materials
Cement mortar and ofhor adfes ves shall comply with AS 3958.1 o1 the

mstalied as pe:
1.Tiled Roaling
The Bubder wil cowr the roat of the dweling with approved iles
= selected The ties are b be faoed (as required for approgpriate
design and wind speed) 1o ballens of sies approgrisie io the
3pacing of FAMlErsVUESES I ACCONdanCe W fhe mandiacturer s
rcommendatons. T he Buider mmw hips and ridges with
capping and al neces sary SCCOSEONES INCUTNG SBrers and apex
cags. Cappirg amvamlosamnooml veded and nealy
ponted. Roohing adjacent 1o valleys should be fived 50 as to
minimise waler penelration a3 1ar s racticable. As ool files e
made of natural products shght varaton in Colour 5 accepsabie

2. Metal Roofi

The Buwider wil provide and instal a metal roof Doether with
accessaries all n accordance wi he manatachurer’s
recommendations.

pronitiis, sh

Arom 1asca to ridge. Foong sneets shae D SIrctly n accomance
with the manufacturer's recommendaian a5 reauired far the
ALODIaN 50N BNd WINd 5000 INCHMPAIDE: malonas shal
nat be used for flashings, fasteners or dowrpipes.
3. Gumers and es
Guilers ard downgipes shallbe manulscured and insiafiad in

‘accordance with the BCA Guners and downmpes are 1 be
compalible with othéer materials used.
4, Sarxing
Sarking undes 0! coverings must comgly with and be s in

5. Sealants
Agpeaprale sealants st be used where necessary and n

6. Finahing
Flashings shall comply with, and be installed in accordance with
the BCA

s

Linstallasion
Instalation of tiles shall be in accordance with A5 3958 1

Whers practicanie. spacing between iles s houid be even and regulsr

The Buiier wil prouse epansion (0TS Where necessary, AR verica

and horizontal joints betwesn walls and ficlures &.9. bench 1op, batk

12 ANG WAITION WNCHONS 10 e 1B WEN fiewlie mautd resstant
aiann, All joints i the bady of tiled surl aces shall be neamy filed wih

sppropriae grout maieril as specified Ly the e manutacures or
acoipsed uddng practice. As tikes are made of nahsal products &
shght varaiion n colowr 5 accepianie. e

DETURBED AREA
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THESE NOTES MUST BE READ AND UNDERSTOOD BY ALL INVOLVED IN THE PROJECT.
THIS INCLUDES (but is not limited to): OWNER, BUILDER, SUB-CONTRACTORS, CONSULTANTS, RENOVATORS,
OPERATORS, MAINTENORS, DEMOLISHERS.

BUILDING SPECIFICATIONS FOR
CLASS 2 AND 9 BUILDINGS

Al werks 1o be compleled in accordance with the curment version of
the National Construction Code Series, including Bulldng Cade of
Australa (BC A}, Volume 1 and the Plumbing Code of Australa
(PCA), Volume 3 as applicable.

M Austraian Standards sted are fhe versions that have been
adopied by the relevant version of the Natonal Construction Code
Series at the lime of Consiruction Ceriiicste or Complying
Deveiopment Certificale Application

Al woeks are fo be completed In accordance wih the rebevant
Deamed-io-Salisly Provisions’ of Volume 1 and Voumes 3, as
applicable, of the Buiking Code of Ausialia.

A DUIKIR SES 1BS NG CONSIUCION NSLMIAN0N I8 10 SCCUr In
aocordance with the relevant sections of the tallowing standards

Structural Design Actions = 1170

Pressure Equipment — AS/NZS 1200

Acoustics — ASMES 1276

(ass in buldings - AS 1288

Design for ac cees and mobilly — AS 1428

Meshods for fire tests on building materiaks, components and
structures — A5 1530

Design and instalation of sheet rool and wal cladding - AS 1562
Ausminkum structures — AS/NZS 1664

The use of ventiation and air conditioning in bulldings - ASINZS
1668

Fire Detection. warning, o

Intesior kghtng - ASMZS 1

Residential Smber-iramex construction - AS 1684

Timber Structures — AS 1720

Lis, escalaiors and movng waks — AS 1735

Pariicle ficoring - AS 1860

Companerts for the protection of apenings in lire-resistant walls
2%

| and intercom systems - AS 1670

9
Instalation of roof tikes — AS 2050

Automatic fire sprinkier sysiems - AS 2118

Ping - AS 2153

Emerpency escaps ighting and et signs for buldings — AS 2283
Compasite Structures — AS 2327

Fire hydrant instalabons - AS 2419

Installation of ke hose reels — AS 2444

Smakemeat venting systems - AS 2665

Residential shabs and footings - AS 2870

Parking lackies — AS'NZS 2830

Damg-proal courses and flastings — AS/NZS 2004
Celulose cement products — AGNZS 2908

Domaestic sold-heel buming appliances - ASNZS 2918
Ewectrical inslaflations — AS/NZS 3013

Pumbing and drainage — AS/NZS 3500

Goncrete stuctures - AS 3500

Termile management — AS 3600

Air-handing and water systems of buikings - AS/NZS 3886
Masanry Structures — AS 3700

Smoke Alsrms - AS 3786

Performance of electrical appliances — AS/NZS 3823
Construction of bulidings in bushfire prone-aea — Al
Gomponenis lor e profection of openings in Mre
separating elements — AS 4072

Steed structures — AS 4100

Paabiks bulding membranes and underlays ~ ASNZS 4200
Ductwork for ai-handing systems in buldings — AS 4254

Plastic rod and wall cladding materials — AS/NZS 4266

Testing of bullding facades - ASNZS 4284

Garage dooes and olher lirge access doors - AS/NZS 4505

sistart classifcation of new pedestrian surface materials - AS

Cols-lormed steed structures - ASNZS 4600
Materials for the thermal insulation of buldings — AS/NES 4859

Reaction fo fire fests for fiooring - AS 150 5239
Fire tests - AS 150 9705

prosecT:BIN STORAGE RELOCATION BUILDING SPECIFICATIONS DRAWINT REVISION + NOTES ] : |

< = Date: [Revision Description: lssue: [ Drawn:
LOT No: 1 DP No: 831145 [ sheeT: F 4 24,0120 INMMALTSSUE AT
STREET No: 140 | SHEET: 30 SCALE: 1:100
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Collins W Collins pty ltd CWC Reference — D4241
D4241_Statement of Environmental Effects_RevA October 2019
Statement of Environmental Effects
Change of Use and Internal Fit-Out
(Pharmacy to Take-Away Food and Drink Premise) on
Lot 1 DP 831145 No 140 Pacific Drive, Port Macquarie
1.0 LT [T T N 3
2.0 Property Details .... .. icoee e e ceetceeessree s eaneeeanseeee s nnnn snran aeeannnnn anen snnnn rennaes 3
2.1 YL N ] = Tot 4= 13 o OO SO USSP UPRUSUPSTRRSP 4
2.2 Existing and Proposed SEIVICES ... cieie e e et ceeeiare e e srrrae e e e arnnsaeassannnsannanaeesrnnneasasnssnneans 4
3.0 PropOSAl OVEIVIEW wuuuetisusiseesuseiansssannsnssnssssessssessnsss ansssssnssssssasss snnns sussnsssnnssss sesss sunnn sssnsass 5
4.0 General INfOrmation ... s i s s s s saas s s s s aaa s sas saaaan s n s s s 6
5.0 Environmental Planning and Assessment Regulation 2000 .........ccccciruiiiinnmrsnsesssnnnnnns 7
6.0 Port Macquarie-Hastings Local Environment Plan 2011.......c.ccccccccimeimnniiisnnscnnesesessnnnnnns 8
7.0 State Environmental Planning POliCY .......ccci i cerr i s s ere s s s e s s snssn se s e s nnn s 9
7.1 Building Sustainability Index: BASIX 2004 ..o eeeeee e e e e arsnnae e 9
7.2 No 62 — Sustainable AQUACUIUIE..........ooeeeeeeeeeee et e arnnaae e 9
7.3 Coastal ManaBemMENT ..o ettt e e e ee e e etaat s e e e e e e e sta s s arnnnn s aeasasssnnnnnnnnn 9
8.0 Development CONtrol PIAN ... ciiceeee i eeer s sens s seses snnns ssss smnes s snes snssnsesss snnnnnnn 9
8.1 Port Macquarie-Hastings Development Control Plan 2013.........comeee e 9
8.2 NON-COMPIIANCES ...ttt e e e et e e ettt eaas e e e eae e e e eraessasssarssnaeeaareeesesassrnnnneannnes 11
8.3 Additional INFOMMIATION. ..ottt sre e 11
9.0 CONCIUSTON ..t e e et et e e oot s mes s seeee mme seees mtes s sees ssam aeaaemnnnnn 11
Phone: 02 6583 4411 Page 2 of 11 Fax: 02 6583 9820
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D4241_Statement of Environmental Effects_RevA October 2019
1.0 Introduction
Collins W Collins Pty Ltd has been engaged to prepare a development application
for a change of use from pharmacy to take-away food and drink premise and
internal fit-out. This Statement of Environmental Effects is to accompany the plans
and specifications, and forms part of the application.
2.0 Property Details
Lot 1 SectionNo  N/A DP No 831145
Street No 140 Street Name | Pacific Drive
Suburb Port Macquarie Post Code | 2444
The area is characterised by existing residential developments and is within close
proximity to schools, childcare, medical facilities, beaches, recreational facilities
and Town Centre.
SHELLY R BEACHIIROAD
Figure 1: Aerial View, image from Six maps (sourced: October 2019)
Phone: 02 6583 4411 Page 3 of 11 Fax: 02 6583 9820
PO Box 5667, Port Macquarie NSW 2444 Email: design@ collinswcollins.com.au
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2.1

2.2

Figure 2: Street View, image from Six maps (sourced: October 2019)

B = = —
2z —= e

Site Characteristics

The subject site has a dual street frontage to Pacific Drive and Shelly Beach
Road. There is an existing building on the site that is currently approved for
mixed uses, including service station, pharmacy, refreshment room with
external seating (now referred to as a “take-away food and drink premise”
under the current LEP) and manager’'s residence.

The proposal seeks continuation of the “refreshment room” use under
existing use rights, refer to Section 5.0 below. The premise has an existing
approval for a refreshment room, as per DA 2010.223 — Alterations &
Additions to Existing General Store and Refreshment Room.

The neighbouring properties comprise of a mix of residential developments
including single dwellings and a motel.

The subject site has an approximate area of 1,195m? with street frontages
to the east and south. The site is relatively flat and has existing driveway
entrances off both street frontages with car parking to the rear and on
Shelly Beach Road.

Existing and Proposed Services

Water

The existing building has existing connections to Council’s mains for water
supply and the proposal does not alter the existing connections.

Itis proposed to utilise the existing connections for the proposed addition
to the take-away food and drink premise.

Sewer

The existing building has existing connections to Council’s sewer mains.
There is an existing grease arrestor that was installed for the existing take-
away food and drink premise as part of DA 2010/223.

Phone: 02 6583 4411 Page 4 of 11 Fax: 02 6583 9820
PO Box 5667, Port Macquarie NSW 2444 Email: design@ collinswcollins.com.au
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3.0

Itis proposed to utilise the existing connections for the proposed addition
to the take-away food and drink premise.

Stormwater

There are existing stormwater drainage connections to the site and the
proposal does not affect these existing connections. The proposed works
are internal and as such, will not impact on stormwater.

Telecommunication and Electricity
The existing building has telecommunication and electricity connections via
the street frontage.

Proposal Overview

The proposal is for the change of use to alter the floor area currently used by the
pharmacy to be an extension of the existing take-away food and drink premise.

The proposal includes internal fit-out works comprising of the removal of internal
walls as shown on plans and fit-out of the food premise.

The proposed change of use includes the creation of internal seating for the take-
away food and drink premise, resulting in eight (8) external seats (existing) and
seven (7) internal seats (proposed).

Car Parking
Car Parking calculations, as per DA 2013/756:

o Pharmacy (80.84mM2) ...t eeae e 2 spaces
e Take-away Food and Drink Premise (1 per 5 seats, 8 seats) ................. 2 spaces
e General Store (1 per 30m?, 144.86m?) 5 spaces
* Manager’'s Residence
e Total Spaces required

Car Parking calculations based on the proposed change of use:

e Take-away Food and Drink Premise (1 per 5 seats, 15 seats)................ 4 spaces
e General Store (1 per 30m?2, 145.7M2) ..o e e 5 spaces
®  Manager' s RESIAENCE ... .o e e e e e e e eae e e 1 space
e  Tofal SPaces reqQUIred ..o oo e e e e e e 10 spaces

The existing car parking facilities are adequate for the proposed change of use.
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4.0 General Information
Site Suitability
Will the development: :
e Affect any neighbouring residences by | No
overshadowing or loss of privacy? 5
e Resultin the loss or reduction of views? No
e Impact on any item of heritage or cultural No
significance?
e Result in land use conflict or incompatibility with | No
neighbouring premises? |
________ s _Beout of character with the surroundingareas?  No
e Be visually prominent with the existing No
landscape/streetscape? 5
e Require excavation or filling in excess of 1 metre? | No
e Require the erection or display of any advertising = As per existing

signage?

- signage locations

Will the proposal:

e Result in any form of air pollution (smoke, dust, No
odour)?
e Have the potential to cause any form of water | No
pollution?
e Emit noise levels that could affect neighbouring | No
properties? 5
o Be considered potentially hazardous or offensive No
_____________ (refer SEPP 33 for definitions)?
e Affect native or aquatic habitat? No
e Have an impact on a threatened species or habitat? No
® Involve the removal of any trees? No
Access, Traffic & Utilities |
e Are electricity and telecommunications services | Yes
available to the site? 5
________ ® s lawful and practical access available to the site? Yes
e Will the development increase local traffic Yes
movements and volumes?
e Are appropriate manoeuvring, unloading and loading Yes
facilities available on site?
Social & Economic Impacts
e Will the proposal have any social or economic No
_______________ impacts in the area?
e Have you conducted any community consultation No
e Have you considered Council's Social Impact No
Assessment Policy?
Phone: 02 6583 4411 Page 6 of 11 Fax: 02 6583 9820
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5.0

Waste Disposal :
Provide details of waste management, including reuse and | Existing

recycling: As per existing arrangement

How and where will the wastes be stored: As per existing |
arrangement
e Does the proposed use generate any special wastes? | No
e Will the use generate trade wastes (ie greasy or  Yes —existing
medical wastes)? - grease arrestor
| installed

Environmental Planning and Assessment Regulation 2000
The proposal includes a change of use from Commercial Premise (Pharmacy) to
Commercial Premise (Take-Away Food and Drink Premise) under existing use
rights.

The Commercial Premise (Pharmacy) use was approved under DA 2010.227. There
is an existing Take-Away Food and Drink Premise (previously referred to as a
Refreshment Room) that was approved under DA 2010.223.

Under the current zoning of the site, R1 — General Residential, the Commercial
Premise use is a prohibited use. However, as the existing premises are currently
approved for commercial premises, the proposal seeks to continue to utilise the
premises in a commercial nature.

Part 5 Clause 41 (1)(e) of the Environmental Planning and Assessment Regulation
2000 allows for an existing commercial use to be changed to another commercial
use under existing use rights, including a commercial use that would otherwise be
prohibited under the Act.

Part5 Clause 41 (2) of the Environmental Planning and Assessment Regulation 2000
identifies when an existing use must not be changed under Clause 41 (1) (e) or (f):

o (Clause 41 (2){a): Alterations and additions are to be minor in nature
o The proposed alteration works are internal fit-out works only and would
be considered to be minor in nature

e Clause 41 (2){b): Floor space cannot increase by more than 10% of the floor
space associated with the existing use
o The proposal does not seek to increase the floor space associated with
the commercial use

Phone: 02 6583 4411 Page 7 of 11 Fax: 02 6583 9820
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e Clause 41 (2)(c): Works do not involve the rebuilding of the premises
associated with the existing use
o Proposed works are for internal fit-out works only and do not involve the
rebuilding of the premises
e C(Clause 41 (2){d): Does not involve a significant intensification of that existing
use
o The proposal does not increase the floor space associated with the
commercial use, and as such, the proposal will not result in a significant
intensification of the commercial use of the existing premise
It is our opinion that the proposal is consistent with the provisions contained in
Part 5 of the Environmental Planning and Assessment Regulation 2000.
6.0 Port Macquarie-Hastings Local Environment Plan 2011
Land Zoning
The subject site is zoned R1 — General Residential. The objectives of this zoning are
as follows:
e To provide for the housing needs of the community
* To provide for a variety of housing types and densities
e To enable other land uses that provide facilities or services to meet the
day to day needs of residents
The proposed take-away food and drink premise is a permissible land use and
provides a facility that meets the day to day needs of nearby residents. In this
regard, the proposal is consistent with the R1 zone objectives.
Minimum Lot Size
The proposal does not affect the existing lot size.
Height of Building
The proposal does not alter the existing building height.
Floor Space Ratio
The proposal does not alter the current floor space ratio.
Other
The subject site is not mapped as having Acid Sulphate Soils, affected by Flood or
within a Koala Habitat zoning.
Phone: 02 6583 4411 Page 8 of 11 Fax: 02 6583 9820
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7.0 State Environmental Planning Policy

7.1

7.2

7.3

Building Sustainability Index: BASIX 2004
The proposed works are not subject to BASIX.

No 62 - Sustainable Aquaculture

Given the nature of the proposed development and the proposed
stormwater controls, it is unlikely that the proposal will have any adverse
impact on existing aquaculture industries.

Coastal Management

The subject site is not mapped as being a Littoral Rainforest or Coastal
Wetlands and is not within the proximity area for Littoral Rainforests or
Coastal Wetlands.

However, the subject site is on the fringe of the proximity area for a Littoral
Rainforest. Given the nature of the proposed works, the proposalis unlikely
to have any impact on the quality of ground water flows or the adjacent
littoral rainforest or coastal wetland.

8.0 Development Control Plan

8.1 Port Macquarie-Hastings Development Control Plan
2013
DCP Requirements Proposal Complies
Yes/No
2.2 Compatible with desired No additional Existing
Advertising amenity and visual character of sighage proposed
and Signage the area
High quality design and finish
Does not obscure or limit the
view of motorists or pedestrians
2.3 Cut and Fill No cut/ffill proposed N/A
Environmental
Management | Environmental Management Proposed works are
Areas and Buffers internal
Phone: 02 6583 4411 Page 9 of 11 Fax: 02 6583 9820
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2.4 Airspace Protection Proposed works will N/A
Hazards not impact on
Management airspace
Bushfire Hazard Management Proposed works are
internal and will not
impact on bushfire
management
Flooding The site is not
mapped as being
flood prone
2.5 Parking Provisions Car parking is Existing
Transport, existing and
Traffic adequate to
Management, accommodate the
Access and proposed change of
Car Parking use (refer Section
3.0 above)
Driveway Access driveways off
both street
frontages are
existing and will not
be affected by the
proposed works
2.6 Tree Management The proposed works N/A
Tree are internal
Management
2.7 Social Impact Assessment The proposal is for N/A
Social Impact an extension to an
Assessment existing take-away
and Crime shop, in this regard,
Prevention a Social Impact
Assessment is not
deemed necessary
Crime Prevention . The proposal Existing
- includes a new
- window to the south
- of the proposed
- internal seating
- which will allow for
" increased street
surveillance.
. Externally, the
. building and lighting
will remain as per i
| existing.
Phone: 02 6583 4411 Page 10 of 11 Fax: 02 6583 9820
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8.2 Non-Compliances
There are no non-compliances identified in the above table.
8.3 Additional Information
Hours of Operation
Hours of Operation are to remain consistent with the approval under
DA 2010.223, which are as follows:
Monday — Friday: 7am —7pm
Saturday: 7am —7pm
Sunday: 7am —7pm
Details of any deliveries
As per existing arrangement
9.0 Conclusion
The above assessment has been completed and the proposed change of use
(pharmacy to take-away food and drink premise) and internal fit-out works
complies with:
e the State Environmental Planning Instruments;
* Port Macquarie-Hastings Local Environmental Plan 2011; and
e Port Macquarie-Hastings Development Control Plan 2013.
The proposal will not adversely impact on the natural or built environment.
The proposal will benefit the community, both socially and economically.
The proposal is suitable for the site.
This Statement of Environmental Effects is submitted to Port Macquarie-Hastings
Council for review.
Phone: 02 6583 4411 Page 11 of 11 Fax: 02 6583 9820
PO Box 5667, Port Macquarie NSW 2444 Email: design@ collinswcollins.com.au
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ltem: 09

Subject: DA2019 - 796.1 BOUNDARY ADJUSTMENT INCLUDING CLAUSE 4.6
VARIATION TO CLAUSE 4.1 (MINIMUM SUBDIVISION LOT SIZE) OF
THE PORT MACQUARIE-HASTINGS LOCAL ENVIRONMENTAL
PLAN 2011 AT LOT 1 DP 331765, 5071 OXLEY HIGHWAY AND LOT 1
DP 434372, 39 HENRY STREET, LONG FLAT

Report Author: Development Assessment Planner, Benjamin Roberts

Applicant: Hopkins Consultants Pty Ltd
Owner: MW & L M Newman and A J Hoad
Estimated Cost: N/A

Parcel no: 16088, 16048

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That it be recommended to Council that DA 2019 - 796.1 for a boundary
adjustment including clause 4.6 variation to clause 4.1 (minimum subdivision
lot size) of the Port Macquarie-Hastings Local Environmental Plan 2011 at Lot 1
DP 331765, No 5071 Oxley Highway and Lot 1 DP 434372, No. 39 Henry Street,
Long Flat, be determined by granting consent subject to the recommended
conditions.

Executive Summary

This report considers a development application for a boundary adjustment at the
subject site and provides an assessment of the application in accordance with the
Environmental Planning and Assessment Act 1979.

Following exhibition of the application, no submissions were received.

The application includes a variation to the minimum lot size development standard in
the Port Macquarie-Hastings Local Environmental Plan 2011 by more than 10% and

the application is required to be determined by Council following consideration by the
Development Assessment Panel.

The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls as justified. The development is not
considered to be contrary to the public's interest and will not result a significant
adverse social, environmental or economic impact.

This report recommends that the development application be approved subject to the
attached conditions.
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1. BACKGROUND
Existing Sites Features and Surrounding Development

The site comprises two lots typically identified as 5071 Oxley Highway and 39 Henry

Street, Long Flat. Lot 1 DP 331765 (5071 Oxley Highway) is 1,011.37m? in area and

contains an existing dwelling with frontage and direct access to Oxley Highway. Lot 1
DP434371 (39 Henry Street) is 8,087.53m? in area and contains an existing dwelling

positioned on the corner of the Oxley Highway and Henry Street.

The site is zoned RUS Village in accordance with the Port Macquarie-Hastings Local
Environmental Plan 2011, as shown in the following zoning plan:

The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:

o
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2. DESCRIPTION OF DEVELOPMENT
Key aspects of the proposal include the following:

e Boundary adjustment between existing lots.
e Variation to the minimum lot size standard.

Refer to Attachment 2 at the end of this report for plans of the proposed
development.

Application Chronology

30 October 2019 - Application lodged.

14 November 2019 - Integrated referral to NSW Rural Fire Service.

19 November to 2 December 2019 - Public exhibition via neighbour notification.
11 January 2020 - NSW Rural Fire Service Bushfire Safety Authority received.

3. STATUTORY ASSESSMENT

Section 4.15(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which

the development application relates:

(@) The provisions (where applicable) of:
(i) any Environmental Planning Instrument

\'o
ole
*l-

PORT MACQUARIE

HASTINGS

COUNCIL

Item 09
Page 308



AGENDA DEVELOPMENT ASSESSMENT PANEL
12/02/2020

State Environmental Planning Policy No. 44 - Koala Habitat Protection

With reference to clauses 6 and 7, the subject land is greater than 1 hectare
(including any adjoining land under same ownership) and therefore the provisions of
SEPP must be considered.

The application has demonstrated that no habitat will be removed or modified
therefore no further investigations are required.

State Environmental Planning Policy No. 55 — Remediation of Land

Following an inspection of the site and a search of Council records, the subject land
is not identified as being potentially contaminated and is suitable for the intended
use.

Port Macquarie-Hastings Local Environmental Plan 2011

The proposal is consistent with the LEP having regard to the following:

. Clause 2.2 - The subject site is zoned RUS5 Village. In accordance with clause
2.6 and 2.3(2) the proposed development for a subdivision (boundary
adjustment) is a permissible landuse with consent.

The objectives of the RU5 village zone are as follows:

o To provide for a range of land uses, services and facilities that are
associated with a rural village.

o To permit development that is appropriate in scale and type with the
characteristics of a rural village.

o To minimise conflict between land uses within the zone and land uses
within adjoining zones.

In accordance with Clause 2.3(2), the proposal is consistent with the zone
objectives having regard to the following:
o the proposal is a permissible land use.

. Clause 4.1 - The minimum subdivision lot size standard applicable to the site is
8000m?2. The lots as they currently exists are 1012m? and 8094m? in area. The
proposed adjustment between boundaries would create lots of 1618m? and
7488m? in area. The proposed lots do not comply the minimum 8000m? lot size
provision applying to the site and a clause 4.6 variation supports the
application.

[}

. Clause 4.6 - This clause establishes a degree of flexibility for certain
development standards in certain circumstances which have demonstrated that
a better planning outcome will occur from that flexibility.

[}
In this regard, the proposal seeks a variation to the minimum lot size standard
identified under clause 4.1 of this report. Specifically the proposal will result in
lots being 1618m? and 7488m? in area, being a deviation of 79.8% and 6.4%
respectively from the 8000m? lot size standard.

Assistance on the approach to variation to this standard is also taken from
NSW Land and Environment Court and NSW Court of Appeal decisions in:

1. Wehbe v Pittwater Council (2007) NSW LEC 827 (Wehbe);
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2. Four2Five Pty Ltd v Ashfield Council (2015) NSWLEC 1009; and

3. Al Maha Pty Ltd v Huajun Investments Pty Ltd (2018) NSWCA 245

[}
Having regard to specific requirements of clause 4.6(3) and 4.6(4) the following
assessment comments are provided:

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

(b) that there are sufficient environmental planning grounds to justify
contravening the development standard.

Comments: The applicant has submitted a request in writing to justify the
contravention of the lot size standard for the following reason (as
summarised):

1. the objectives of the minimum subdivision lot size development standard
are achieved notwithstanding non-compliance with the standard.

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

Comments: The applicant has provided a written request that adequately
addresses the matters identified in subclause 3.

Having regard to: 3(a) that compliance with the development standard is
unreasonable or unnecessary in the circumstances of the case:

In Wehbe five methods’ have been developed to test whether a compliance
with the standard is unreasonable or unnecessary. Having regard to the ‘five
methods’, any of which could support consideration of the variation, the
following comments are provided:

1. The objectives of the lot size standard are achieved notwithstanding the
non-compliance with the numerical 8000m? lot size standard.

2. Noting the existing lot sizes and specifically that the smaller lot is well
below the lot size standard the underlying object or purpose would not be
defeated or thwarted if compliance was required and therefore compliance
is unreasonable.

Having regard to 3(b) that there are sufficient environmental planning
grounds to justify contravening the development standard:

1. The proposed development will meet the objectives of minimum lot size
standard as discussed above and below.

2. The proposed variation will not result in a development that is out of
character with that envisioned for the immediate locality.
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On the basis of the above, it is considered that the applicant’s clause 4.6
variation has adequately addressed the matters required to be demonstrated
by clause 4.6(3).

(i) 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

Comments: The objectives of the RUS Village zone are as follows:

» To provide for a range of land uses, services and facilities that are
associated with a rural village.

» To permit development that is appropriate in scale and type with the
characteristics of a rural village.

* To minimise conflict between land uses within the zone and land uses
within adjoining zones.

The proposal will continue to provide for a range of land uses associated with
a rural village. The development is appropriate in scale and consistent with
the rural village character. There will be no identified land use conflicts with
adjoining land uses or zones as a result of the boundary adjustment.

[ ]

Consideration of the proposal's consistency with the objectives of the
minimum subdivision lot size standard is provided as follows:

(a) to ensure that lot sizes are compatible with local environmental values
and constraints,

e Comments: The surrounding area contains a mix of lot sizes, the
majority of which do not comply with the 8,000m? minimum lot size. There
are 57 lots in the 8,000m?2 minimum lot size area in Long Flat Village. Of
these, only seven (12%) have a lot size of over 8,000m? and one of those
compliant lots is Long Flat Primary School. Compliance with the 8,000m?
minimum lot size is not characteristic of Long Flat village.

e The proposed boundary adjustment between two existing lots, one of
which currently complies and one of which does not comply, will result in
lot sizes which are compatible with the local environmental values of
Long Flat village. 5071 Oxley Highway will increase in size but retain a lot
size generally consistent with the average of other lots in the Long Flat
village and 39 Henry Street will remain one of the largest lots in Long Flat
village.

e There will be no apparent change to the appearance or character of
Long Flat as the boundary adjustment is not visible from the street and no
new lots are proposed.

(b) to facilitate efficient use of land resources for residential and other human e
purposes S
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Comments: The area of 39 Henry Street which is proposed to be
transferred to 5071 Oxley Highway is at the end of the narrow part of the L-
shaped lot. The area subject to the boundary adjustment is currently not
used for any active purpose by the occupants of 39 Henry Street. The
proposal will improve the efficiency of land use and improve the amenity of
5071 Oxley Highway without impacting on the amenity of any other
property in the vicinity. 39 Henry Street retains a more than adequate area
for use by a single residential dwelling.

(c) to minimise the fragmentation of rural land suitable for sustainable
primary production,

Comments: The proposed boundary adjustment will not fragment rural land
suitable for sustainable primary production. The lots are located in Long
Flat village in a location where primary production would not be suitable.
The lots are directly east of Long Flat Primary School and bordered to the
south by Long Flat Community Hall, football fields and other public uses.
Beyond this is land used for agricultural purposes which will not be
impacted. To the north and west of the site are residential uses.

(d) to protect high ecological, scientific, cultural or aesthetic values of land in
environment protection zones.

e Comments: The site does not contain any ecologically significant
values and there is no such land in the vicinity of the site that would be
impacted by the proposal.
[ ]
o The development is consistent with the minimum subdivision lot size
objectives of the LEP 2011 and is unlikely to have any implications on State
related issues or the broader public interest.
[ ]

(b) the concurrence of the Secretary has been obtained.

Comments: As per Planning Circular PS18-003 issued by NSW Planning and
Environment, dated 21 February 2018, Council can assume the Director’s
concurrence for clause 4.6 variations to the minimum lot size. In addition, the
variation contravenes the numerical standard by more than 10% and needs to
be determined at an Ordinary meeting of Council.

Having regard to the above consideration and comments it is recommended
that the lot size variation be supported.
[}
Clause 5.10 — Heritage. The site does not contain or adjoin any known heritage
items or sites of significance.
[ ]

Clause 7.13 - Satisfactory arrangements are in place for provision of essential
services including water supply, electricity supply, on-site sewage
management, stormwater drainage and suitable road access to service the
development.

Any draft instruments that apply to the site or are on exhibition:

No draft instruments apply to the site.
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(ii)  Any Development Control Plan in force
Port Macquarie-Hastings Development Control Plan 2013

The proposal is for an adjustment between existing lot boundaries only. There is no
change to the existing service or access arrangements proposed or required. No
further provisions of the plan are considered applicable.

(iiia) Any planning agreement that has been entered into under section 7.4, or
any draft planning agreement that a developer has offered to enter into
under section 7.4

No planning agreement has been offered or entered into relating to the site.
iv)  Any matters prescribed by the Regulations
No matters prescribed by the regulations apply.

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:

Context and setting

Adjoining the site to the north is Oxley Highway. Adjoining the site to the east is
Henry Street. Adjoining the site to the south is rural land. Adjoining the site to the
west is the Long Flat School.

o The proposal will be unlikely to have any adverse impacts to existing adjoining
properties.

e The proposal is considered to be consistent with other development in the
locality and adequately addresses planning controls for the area as justified.

e There are no adverse impacts on existing view sharing.
There are no adverse privacy impacts.

e There are no adverse overshadowing impacts.

Roads

The properties have road frontage to Oxley Highway and Henry Street. Oxley
Highway is a sealed arterial main road under the care and control of Roads and
Maritime Services with no kerb & gutter, table drains both sides and footpath paving
on the southern side of the road. Henry Street is sealed local road under the care
and control of Council with no kerb and gutter and table drains both sides. There is
no works proposed or required to any roads fronting the lots.

Traffic and Transport
As the application is for a boundary adjustment only and traffic associated with the
development will not change.

Site Frontage & Access
There are no proposed changes to vehicle access with the development.

Water Supply Connection

<2
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A water service is currently provided to both lots. Boundary adjustment has no impact
on existing water service locations.

Onsite Sewage Management and Sewer Connection

Sewerage will be available to both lots as part of the village sewer scheme works,
which is currently under construction. The proposed boundary adjustment has no
impact upon intended junction locations.

The lots and dwellings are currently serviced by onsite sewage management
systems. The dwelling at 5071 Oxley Highway has a pump out system with tank
located in the front setback to the Oxley Highway. The boundary adjustment will not
impact on this arrangement. The dwelling at 39 Henry Street is currently serviced by
a septic tank with absorption trench located behind the dwelling. The boundary
adjustment will not impact on this arrangement and adequate setbacks will be
retained to this system.

Stormwater
The sites naturally grade towards the Oxley Highway and Henry Street frontages. No
changes to current stormwater management is proposed or required.

Other Utilities

Telecommunication and electricity services are available to the site. As no changes
are proposed along the boundary of Oxley Highway, existing satisfactory
arrangements currently in place will remain.

Heritage
No known items of Aboriginal or European heritage significance exist on the property.
No adverse impacts anticipated.

Other land resources
The site is within an established semi-urban context and will not sterilise any
significant mineral or agricultural resource.

Water cycle
The proposed development will not have any significant adverse impacts on water
resources and the water cycle.

Soils
The proposed development will not have any significant adverse impacts on soils in
terms of quality, erosion, stability and/or productivity.

Air and microclimate
The proposed development will not result in any significant adverse impacts on the
existing air quality or result in any pollution.

Flora and fauna

The proposed development does not require any removal/clearing of any native
vegetation and therefore does not trigger the biodiversity offsets scheme. Part 7 of
the Biodiversity Conservation Act 2016 is considered to be satisfied.

Waste
No adverse impacts anticipated. No change to existing service arrangements for
dwellings.

Energy
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No adverse impacts anticipated.

Noise and vibration
No building work is proposed and therefore the proposal will not result in any
significant adverse impacts on the existing air quality or result in any pollution.

Bushfire

The site is identified as bushfire prone land. In accordance with Section 100B - Rural
Fires Act 1997 - the application proposes subdivision of bush fire prone land. As a
result, the applicant has submitted a bushfire report. The report was forwarded to the
NSW Rural Fire Service who have since issued a Bushfire Safety Authority, which
will be incorporated into the consent. The conditions include upgrading for ember
protection to the existing dwellings located on the lots.

Safety, security and crime prevention

The proposed development will be unlikely to create any concealment/entrapment
areas or crime spots that would result in any identifiable loss of safety or reduction of
security in the immediate area.

Social impacts in the locality
Given the nature of the proposed development and its location the proposal is not
considered to have any significant adverse social impacts.

Economic impact in the locality
The proposal is not considered to have any significant adverse economic impacts on
the locality.

Site design and internal design

The proposed development design satisfactorily responds to the site attributes and
will fit into the locality.

Construction

Construction impacts are considered capable of being managed, standard
construction and site management conditions have been recommended.

Cumulative impacts

The proposed development is not considered to have any significant adverse
cumulative impacts on the natural or built environment or the social and economic
attributes of the locality.

(c) The suitability of the site for the development

The proposal will fit into the locality and the site attributes are conducive to the
proposed development.

(d) Any submissions made in accordance with this Act or the Regulations
No written submissions were received following public exhibition of the application.
(e) The Public Interest

The proposed development satisfies relevant planning controls (as justified) and will
not adversely impact on the wider public interest.
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4. DEVELOPMENT CONTRIBUTIONS APPLICABLE

e The development does not include any increased demand on the water or sewer
supply network. A dwelling currently exists on each lot and this will not change as
a result of the boundary adjustment. Development contributions are not required
towards augmentation of town water supply and sewerage system head works
under Section 64 of the Local Government Act 1993.

e The development does not involve the creation of any additional residential
component. A dwelling currently exists on each lot and this will not change as a
result of the boundary adjustment. Development contributions are therefore not
required in accordance with Section 7.11 of the Environmental Planning and
Assessment Act 1979 towards roads, open space, community cultural services,
emergency services and administration buildings.

°
5.  CONCLUSION AND STATEMENT OF REASON

The application has been assessed in accordance with Section 4.15 of the
Environmental Planning and Assessment Act 1979.

Issues raised during assessment of the application have been considered in the
assessment of the application. Where relevant, conditions have been recommended
to manage the impacts attributed to these issues.

The site is considered suitable for the proposed development and the proposal
adequately addresses relevant planning controls. The development is not considered
to be contrary to the public's interest and will not result a significant adverse social,
environmental or economic impact. It is recommended that the application be
approved, subject to the recommended conditions of consent provided in the
attachment section of this report.

Attachments

13. DA2019 - 796.1 Recommended Conditions

20. DA2019 - 796.1 Plan

38. DA2019 - 796.1 SOEE

4] . DA2019 - 796.1 Clause 4.6 Minimum Lot Size objection.
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF
PROPOSED CONDITIONS - 2011
NOTE: THESE ARE DRAFT ONLY
DA NO: 2019/796 DATE: 31/01/2020
PRESCRIBED CONDITIONS
The development is to be undertaken in accordance with the prescribed conditions
of Part 6 - Division 8A of the Environmental Planning & Assessment Regulations
2000.
A — GENERAL MATTERS
(1) (A001) The development is to be carried out in accordance with the plans and

supporting documents set out in the following table, as stamped and returned

with this consent, except where modified by any conditions of this consent.

Plan / Supporting Reference Prepared by Date
Document

Draft Subdivision | 7425-01 Daniel Baker Undated

Plan

Statement of | 7425 Hopkins October 2019

Environmental Consultants Pty

Effects Ltd

Amended Clause | 5071 Oxley | Hopkins Undated

4.6 Objection Highway and 39 | Consultants Pty

Henry Street, | Ltd
Long Flat

In the event of any inconsistency between conditions of this development

consent and the plans/supporting documents referred to above, the conditions

of this development.consent prevail.

(2) (AO003) The proponent shall submit an application for a Subdivision Certificate
for Council certification with all relevant documentation.

(3) (AO013) The general terms of approval from the following authorities, as
referred to in section 4.50 of the Environmental Planning and Assessment Act

1979, and referenced below, are attached and form part of the consent

conditions for this approval.

* NSW Rural Fire Service - The General Terms of Approval, Reference
DA20191123001204-Original-1 and dated 11 January 2020, are attached
and form part of this consent.

B — PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE
nil
C —PRIOR TO ANY WORK COMMENCING ON SITE
nil
D — DURING WORK
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nil
E - PRIOR TO ISSUE OF THE SUBDIVISION CERTIFICATE
(1) (EO015) Prior to issue of the Subdivision Certificate, details to the satisfaction of
the Certifying Authority shall be provided demonstrating compliance with the
bushfire safety authority conditions dated 11 January 2020.
F — OCCUPATION OF THE SITE
nil
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'Hopkins

Statement of Environmental Effects

Boundary Adjustment

5071 Oxley Highway and 39 Henry Street, Long Flat
Lot 1 DP 331765 and Lot 1 DP 434372

October 2019

Telephone: (02) 6583 6722

Email: admin@hopcon.com.au

Suite 1, 109 William St

PO BOX 1556, Port Macquarie NSW 2444

Hopkins Consultants Pty Ltd
ABN 27 055 060 878

SURVEYORS | CIVIL ENGINEERS | PLANNERS
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1 INTRODUCTION

Hopkins Consultants have been engaged by the owner of 5071 Oxley Highway, Long Flat
to prepare a Development Application for a boundary adjustment between 5071 Oxley
Highway and 39 Henry Street, Long Flat. This town planning justification report has been
prepared to accompany the development application.

This report contains a description of the subject site and the proposed development. The
report also addresses the relevant provisions of the applicable planning framework as
required by the Environmental Planning and Assessment Act 1979 (the Act).

The site and surrounding area is appropriate for the proposed boundary adjustment and
will not have any adverse impact on the natural or built environment.

Job Ref. 7425

Item 09
Attachment 3

Page 322



ATTACHMENT DEVELOPMENT ASSESSMENT PANEL

12/02/2020
# Hopkins
2 SUBJECT SITE
21 Site Description
The site is known as 5071 Oxley Highway and 39 Henry Street Long Flat and is
composed of two lots legally described as Lot 1 DP 331765 and Lot 1 DP 434372. The
site is shown in Figure 1.
5071 Oxley Highway (Lot 1 DP 331765) is regular in shape and approximately 1,012m?
with a frontage to Oxley Highway of 20.115m. Existing on site is a single dwelling and
ancillary structures.
39 Henry Street (Lot 1 DP 434372) is an L-shaped lot approximately 8,094m? with a
frontage to Oxley Highway of 55.28m and a frontage to Henry Street of 80.475m. Existing
on site is a single dwelling, ancillary structures and several large trees.
Figure 1: Site Plan
Source: NSW Six Maps
2.2  Site Context
The site is approximately 48km west of Port Macquarie. The site is located at the western
end of Long Flat Village near Long Flat Primary School. Immediately surrounding the site
are residential lots of varying sizes. Further afield are cleared paddocks and steep sites
with dense vegetation. To the west is Ellenborough and to the east is Pipeclay. The site
context is shown in Figure 2.
2
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Subject
Site
Figure 2: Location Plan
Source: NSW Six Maps
2.3  Site History
Development History
Council's DA tracking contains the following history in relation to the site:
DA 1988/34 for a tennis shelter shed at 39 Henry Street.
DA 1996/1167 for additions at 5071 Oxley Highway.
Section 68 2010/5028 to install/alter OSM serving existing dwelling at 5071 Oxley
Highway.
3
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3 PROPOSAL
The proposal is for a boundary adjustment to increase the size of 5071 Oxley Highway.
There are no physical works and no new dwelling entitlement proposed. An extract of the
proposed plan is shown in Figure 3.
B o WIGHWAY
HENRY STREET

Fi;;ure 3: Proposed boundary adjustment plan
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4 STATUTORY MATTERS

Clause 4.15(1)(a) of the Act requires Council to take into account certain matters which
are considered throughout Section 4 of this report.

4.1 Rural Fires Act 1997

The site is identified as bushfire prone land (refer Figure 4). The proposal is Integrated
Development and a Bushfire Safety Authority is required under Section 100B of the Rural
Fires Act 1997. A Bushfire Assessment Report has been prepared and is held at
Appendix B.

Bushfire Prone Land
[l Vegetation Category 1
Vegetation Category 2
Vegetation Category 3

Vegetation Buffer

Figure 4: Bushfire Prone Land Map
Source: NSW Planning Portal

4.2  State Environmental Planning Policies

State Environmental Planning Policy No 44 — Koala Habitat Protection

State Environmental Planning Policy No 44 — Koala Habitat Protection (SEPP 44) applies
to any development where the site has an area in excess of one hectare. No vegetation
removal is proposed and no further consideration of SEPP 44 is required.

State Environmental Planning Policy No 55 — Remediation of Land

State Environmental Planning Policy No 55 — Remediation of Land (SEPP 55) Clause 7
requires that:

‘(1) A consent authority must not consent to the carrying out of any development on land unless:

(a) it has considered whether the land is contaminated, and
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(b) if the land is contaminated, it is satisfied that the land is suitable in its contaminated state (or
will be suitable, after remediation) for the purpose for which the development is proposed to
be carried out, and
(c) if the land requires remediation to be made suitable for the purpose for which the
development is proposed to be carried out, it is satisfied that the land will be remediated
before the land is used for that purpose.”
The site is not located within an investigation area and there are no known previous uses
of the site that would have resulted in contamination of the site. The provisions of SEPP
55 are satisfied and the continued residential use of the land is appropriate.
4.3 Port Macquarie Local Environmental Plan 2011
Zoning and Permissibility
Pursuant to the Port Macquarie Local Environmental Plan 2011 (LEP 2011) the site is
zoned RUS5 Village. An extract of the relevant zone map is included below in Figure 5.
The objectives of the RU5 zone are as follows:
“ To provide for a range of land uses, services and facilities that are associated with a rural
village.
« To pemnit development that is appropriate in scale and type with the charactenstics of a rural
village.
* To minimise conflict between land uses within the zone and land uses within adjoining zones.”
The proposal for boundary adjustment satisfies the objectives as follows:
e The use of the sites for residential dwellings will not change.
The scale and type of development will not be altered.
The proposed boundary adjustment will not create a conflict between land uses.
‘ Fone
[B1 ] Meightourhood Centre
[BZ] Local Centrs
[EZl commercial Core
" [BET Mixed Use
2 \ -Busmcss Development
Buainess Park
[ET] Mafional Parks and Mature Resarves
[EZ7] Erwironmental Corservation
[E3] Environmental Management
) Enviranmental Living
: [[NT] General Industrial
Light Industrial
Heavy Industrial
[l working Waterfront
General Residential
Low Density Residential
Medium Density Resideniial
[E&l High Density Residential
Large Lot Residential
Public Recreation
{ - Private Recreafion
[ Su':?jec‘ Primary Production
( Site [RUZ Rural Landscape
[ [RGF Forestry
Sl | [BLF village
Figure 5: Zoning Map
Source: LEP 2011
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Subdivision
Subdivision is permissible with consent subject to Clause 2.6 of LEP 2011. The definition
of subdivision includes boundary adjustments.
Minimum Lot Size
Pursuant to Clause 4.1 of LEP 2011 the minimum lot size for the site is 8,000m? as shown
in Figure 6. The existing lot sizes are 1,012m? and 8,094m’. The proposed lot sizes are
1,618m?2 and 7,488m?>. The proposed lot sizes are below the minimum and do not comply
with Clause 4.1. A Clause 4.6 Variation Request is submitted with this DA.
The objectives of Clause 4.1 are as follows:
‘(a) to ensure that lot sizes are compatible with local environmental values and constraints,
(b) to facilitate efficient use of land resources for residential and other human purposes,
(c) to minimise the fragmentation of rural land suitable for sustainable primary production,
(d) to protect high ecological, scientific, cultural or aesthetic values of land in environment
protection zones.”
The proposal will satisfy the objectives of Clause 4.1 as follows:
e The surrounding area is a mix of lot sizes (most are non-compliant with Clause 4.1)
and the proposed lot sizes are compatible with the local environment.
¢ The proposed boundary adjustment will not reduce the efficiency of the use of land for
residential purposes.
e The proposed lots do not result in fragmentation of rural land, the site is in the village
and not suitable for primary production.
* The site is not located in an environment protection zone.
Minimum Lot Size (sq m)
& 4s0
& oo
[ 1000
5 B2 1800
B 2000
[ 3000
[N 4000
5000
[x27] 000
i 10na
21 12na
5 15na
Bl 20ha
Bl soha
[Ea eoha
BEE 1ona
&g z0he
&S «0na
[ 100 ha
| LONG FLAT ; Arsa 1
Figure 6: Minimum Subdivision Lot Size Map
Source: LEP 2011
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Heritage Conservation

The site is not identified on LEP 2011 maps as a heritage item under Clause 5.10.
Flood Planning
The site is not identified as flood prone in LEP 2011 maps.

Essential Services

Clause 7.13 of LEP 2011 requires the provision of essential services to the proposed
development. All essential services will remain on each respective lot.

4.4  Draft Environmental Planning Instruments
No draft Environmental Planning Instruments apply to the proposal.
4.5 Port Macquarie Development Control Plan 2013

The specific sections of Port Macquarie Development Control Plan 2013 (DCP 2013)
which are relevant to the proposal are addressed below.

Section 2.4 Hazards Management

A Bushfire Report has been prepared and is submitted with this DA.

Section 2.5 Transport, Traffic Management, Access and Car Parking

The proposed development will not increase traffic to the site.

Section 2.6 Tree Management

No tree clearing is proposed however some clearing may be required to establish the
recommended APZs.

Section 3.6 Subdivision

Chapter 3.6 of DCP 2013 contains controls for subdivision, however due to the minor
nature of the proposal the controls are not relevant.

4.6 Planning Agreements
There are no planning agreements relating to the site.
4.7 Environmental Planning and Assessment Regulation

The proposal is capable of complying with the Regulations including all Australian
Standards and the BCA.
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5 MATTERS FOR CONSIDERATION

Clause 4.15(1)(b) of the Act requires the consent authority to take into consideration the
following matters when determining a development application:

5.1 The Likely Impacts of the Development

Social and Economic Impacts

The proposal will have a positive social and economic impact by subdividing land in a
permissible and sensible manner.

Access, Transport & Traffic

No alteration will be made to the existing road access to the lots, nor will any increase in
traffic occur as a result of the proposal.

No alteration to utilities is required as a result of the proposal.
Flora and Fauna

No impact on flora and fauna will occur as a result of the proposal.
Amenity Impacts

No amenity impacts will occur to any existing dwelling.

Bushfire

A bushfire report is held at Appendix B which indicates that the site is capable of
complying with PBP.

5.2 Suitability of the Site for Development

The suitability of the site for a boundary adjustment is established by the compliance with
the LEP 2011 and DCP 2013 controls and the lack of impacts to surrounding properties.

5.3 Any Submissions Made

Notification of the proposal is required in accordance with Section 1.3 of DCP 2013. The
proponent will respond to any submissions made as a result of the notification.

5.4  The Public Interest
A minor boundary adjustment is proposed which does not create any new dwelling

entitlement or impact to surrounding properties. This is considered to be in the public
interest.
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6 CONCLUSION
The proposed boundary adjustment at 5071 Oxley Highway and 39 Henry Street, Long
Flat will have no detrimental impact on the sites or surrounding areas. No new dwelling
entitlement is proposed. The proposed development is permissible pursuant to LEP 2011
and is consistent with the relevant objectives and provisions of the planning framework.
The subdivision pattern surrounding the site is not uniform and altering the size of two
existing lots will have minimal impacts upon the surrounding area.
It is considered that the proposal is worthy of Council's support accordingly.
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Clause 4.6 Variation
Request to Clause 4.1
Minimum Lot Size
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CLAUSE 4.6 EXCEPTIONS TO DEVELOPMENT STANDARDS - CLAUSE 4.1 MINIMUM
SUBDIVISION LOT SIZE
5071 OXLEY HIGHWAY AND 39 HENRY STREET, LONG FLAT
1. Introduction
The proposal is for a minor boundary adjustment between 5071 Oxley Highway and 39
Henry Street, Long Flat. The proposal includes a variation to Clause 4.1 Minimum
Subdivision Lot Size of Port Macquarie Local Environmental Plan 2011 (LEP 2011). The lot
size of 39 Henry Street is proposed to decrease by 606m? from 8,094m? to 7,488m?, a
breach of 6.4%. The lot size of 5071 Oxley Highway, Long Flat is proposed to increase by
606m? from 1012m? to 1618m?2.
The proposal seeks to utilise Clause 4.6 Exceptions to Development Standards of to vary
the development standard under Clause 4.1 Minimum Subdivision Lot Size of LEP 2011.
2. Clause 4.1 Minimum Subdivision Lot Size
The site has a minimum subdivision lot size of 8,000m? pursuant to LEP 2011 as shown in
Figure 1 below.
Minimum Lot Size (sq m)
El 450
@& o
m 1000
[B27 1800
I 2000
(SN 3000
- 4000
5000
[x2] 8000
10 ha
B2 12ha
[ 15na
B zoha
Bl 30t
[ 6.0ha
Subject | | [EE 10ha
Site BEEE 20 ha
] _ [EEE <0 na
f 100 ha
| LONG FLAT Area 1
Figure 1: Minimum Subdivision Lot Size Map
Source: LEP 2011
It is intended to vary Clause 4.1 (Minimum Subdivision Lot Size) of LEP 2011 which states:
(1) The objectives of this clause are as follows—
(a) to ensure that lot sizes are compatible with local environmental values and constraints,
(b) to facilitate efficient use of land resources for residential and other human purposes,
(c) to minimise the fragmentation of rural land suitable for sustainable primary production,
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(d) to protect high ecological, scientific, cultural or aesthetic values of land in environment
protection zones.

(2) This clause applies to a subdivision of any land shown on the Lot Size Map that requires
development consent and that is carried out after the commencement of this Plan.

(3) The size of any lot resulting from a subdivision of land to which this clause applies is not to be
less than the minimum size shown on the Lot Size Map in relation to that land.

(3A) If alotis a battle-axe lot or other lot with an access handle, the area of the access handle is not
to be included when calculating the size of the lot for the purposes of this clause.

(4) This clause does not apply in relation to the subdivision of any land—
(a) by the registration of a strata plan or strata plan of subdivision under the Strata Schemes

Development Act 2015, or

(b) by any kind of subdivision under the Community Land Development Act 1989.

In reference to Clause 4.1(2) the proposal is subdivision of land shown on the Lot Size Map
and requires development consent. The existing and proposed lot size of 5071 Oxley
Highway and the proposed lot size of 39 Henry Street are below is below the minimum
shown on the lot size maps as per Clause 4.1(3) and as a result this Clause 4.6 variation
request has been submitted with the DA.

Clause 4.1(3A) and 4.1(4) are not relevant to this proposal.
3. Proposed Breach

The lot size of 39 Henry Street is proposed to decrease by 606m? from 8,094m? to 7,488m?,
a breach of 6.4% or 512m2. The proposal creates a new breach where the existing lot
complies with Clause 4.1.

The lot size of 5071 Oxley Highway, Long Flat is proposed to increase by 606m? from
1012m?2 to 1618m2, a breach of 79.8% or 6,382m2. The existing lot breaches Clause 4.1.
Although the breach will be reduced by the proposal a request under Clause 4.6 is still
required.

The proposal is shown in Figure 2 below.
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IGHNAY

HENRY STREET

Figure 2: Proposed Boundary Adjustment Plan

4. Compliance with the Development Standard is Unreasonable or Unnecessary in
the Circumstances

Clause 4.6(3) states:

“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

(b) that there are sufficient environmental planning grounds to justify contravening the development
standard.”

Compliance with the development standard is unreasonable and unnecessary in this
instance and there are sufficient environmental planning grounds to justify contravening the
minimum lot size standard.

Inregard to 5071 Oxley Highway, the existing breach is 79.8% and it would be unreasonable
and unnecessary to require the lot to be increased to a complying size. The 8,000m?
minimum lot size was imposed on the site after the lot and dwelling were already existing.
The proposal will not alter the amenity of the surrounding area by increasing the size of an
undersize lot. Relative to compliance with Clause 4.1, 5071 Oxley Highway will be improved
as a result of the increase.

Wehbe v Pittwater Council [2007] NSWLEC 827 outlined acceptable justifications for
contravention of development standards. In this instance the proposed variation is
considered acceptable because the objectives of the minimum subdivision lot size
development standard are achieved notwithstanding non-compliance with the standard in
Clause 4.1 of LEP 2011.
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The objectives of Clause 4.1 are satisfied as follows:

(a) to ensure that lot sizes are compatible with local environmental values and
constrainis

The surrounding area contains a mix of lot sizes, the majority of which do not comply with
the 8,000m? minimum lot size. There are 57 lots in the 8,000m? minimum lot size area in
Long Flat Village. Of these, only seven (12%) have a lot size of over 8,000m? and one of
those compliant lots is Long Flat Primary School. Compliance with the 8,000m? minimum lot
size is not characteristic of Long Flat village. 5071 Oxley Highway is one of the existing non-
compliant lots and 39 Henry Street is one of the few compliant lots.

The proposed boundary adjustment between two existing lots, one of which currently
complies and one of which does not comply, will result in lot sizes which are compatible with
the local environmental values of Long Flat village. 5071 Oxley Highway will increase in size
but retain a lot size generally the average of Long Flat village and 39 Henry Street will
remain one of the largest lots in Long Flat village.

There will be no apparent change to the appearance or character of Long Flat as the
boundary adjustment is not visible from the street and no new lots are proposed.

(b) to facilitate efficient use of land resources for residential and other human
purposes

The area of 39 Henry Street which is proposed to be transferred to 5071 Oxley Highway is at
the end of the narrow part of the L-shaped lot. The area subject to the boundary adjustment
is unused for any active purpose by the occupants of 39 Henry Street. The current use of
land for residential purposes is not efficient. The proposal will improve the efficiency of land
use and improve the amenity of 5071 Oxley Highway without impacting on the amenity of
any other property in the vicinity. 39 Henry Street retains a more than adequate area for use
by a single residential dwelling.

(c) to minimise the fragmentation of rural land suitable for sustainable primary
production

The proposed boundary adjustment will not fragment rural land suitable for sustainable
primary production. The lots are located in Long Flat village in a location where primary
production would not be suitable. The lots are directly east of Long Flat Primary School and
bordered to the south by Long Flat Community Hall, football fields and other public uses.
Beyond this is land used for agricultural purposes which will not be impacted. To the north
and west of the site are residential uses. Neither of the existing or proposed lots are suitable
for primary production.

(d) to protect high ecological, scientific, cultural or aesthetic values of land in
environment protection zones

There is no land in the vicinity of the site which is located in an environment protection zone.
5. Public Interest

Clause 4.6(4)(a) states:
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Development consent must not be granted for development that contravenes a development standard
unless:
(a) the consent authority is satisfied that:
() the applicant’s written request has adequately addressed the matters required to be
demonstrated by subclause (3), and
(i) 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

In accordance with Clause 4.6(a)(i) this written request has adequately addressed the
matters required to be demonstrated in Clause 4.6(3) in Section 4 of this request.

In accordance with Clause 4.6(a)(ii) the proposed development is in the public interest
because it is consistent with the objectives of Clause 4.1 as discussed in Section 4 of this
variation request. The proposal is also consistent with the objectives of the RU3 Village Zone
which are:

» “To provide for a range of land uses, services and facilities that are associated with a rural village.

» Topemitdevelopment that is appropriate in scale and type with the characteristics of a rural
village.

» To minimise confiict between land uses within the zone and land uses within adjoining zones.”

The proposed development is consistent with the objectives of the RU5 Village Zone in that
the development will not alter the range of land uses or increase the number of dwellings in
Long Flat Village. The proposed boundary adjustment is appropriate in the context of the
rural village and will not result in any new physical structures which would be inappropriate in
terms of scale or type, only a new fence will result. The proposed boundary adjustment will
not cause a conflict between surrounding land uses including residential, education, primary
production or community uses.

6. Concurrence of the Secretary

Clause 4.6(4)(b) states that development consent must not be granted for a variation to a
development standard unless the concurrence of the Secretary has been obtained. Planning
Circular PS 18-003 issued 21 February 2018 states that Council may assume the
Secretary’s concurrence where the variation to a numerical standard is not greater than
10%. The new breach at 39 Henry Street is 6.4%, however the increase in the lot size of
5071 Oxley Highway siill results in a breach of Clause 4.1 of 79.8%. Council have advised
that the proposal will need to be considered at DAP and Council as a result.

7. Conclusion

The proposal is for a minor boundary adjustment and represents a 6.4% variation to the
minimum subdivision lot size development standard by 39 Henry Street and a breach of
79.8% by 5071 Oxley Highway. The size of 5071 Oxley Highway will be increased from
existing but will remain well below the minimum lot size in Clause 4.1. There are no new lots
being created and the appearance and character of the area will not be altered. The
proposal complies with the objectives of Clause 4.1 and the RU5 Zone and is in the public
interest. The proposal is considered to be minor and results in no material impacts. Council
is requested to allow the proposed variation in this instance.
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