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Introduction

1.1

1.2

1.3
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Project Overview

Stimson & Baker Planning has been engaged by Glenstone Group to prepare a Statement of
Environmental Effects in relation to a proposed Seniors Development on the property known

as 6-8 Linksview Ave, Leonay.

The proposed development includes the demolition of all existing structures on the site, and

construction of six seniors housing dwellings.

The site is zoned R2 Low Density Residential under Penrith Local Environmental Plan 2010
with the proposal being permissible with consent through State Environmental Planning Policy

(Housing for Seniors or People with a Disability) 2004.

The proposal is defined as development in Section 4 of the Environmental Planning and
Assessment Act 1979 (EPA Act). The EPA Act stipulates that the development must not be
carried out on the subject site until consent has been obtained. Furthermore, the application
does not trigger any of the ‘integrated development’ provisions of the Act and so no third-party

approvals are required.

This report describes the proposed development and subject site in detail and undertakes an
assessment of the proposal against the relevant aims, objectives and development provisions
of Council’s LEP and DCP, and Section 4.15 of the EPA Act.

Report Structure

This Statement of Environmental Effects is structured as follows:

e Section 1: Introduction — provides an overview of the proposal, planning history for
the site and background to the application.

e Section 2: The Site and Surrounds — provides an analysis of the subject site,
development within the locality and a consideration of the local and regional context.

e Section 3: Development Proposal — provides a detailed description of the proposed
development and its characteristics.

e  Section 4: Statutory Context — provides for consideration of the proposal against the
specific planning instruments and policies that are applicable.

e Section 5: Section 79C Assessment — provides an assessment against section 79C
of the EPA Act.

e Section 6: Conclusion and Recommendation — summarises the report and presents

a recommendation.

Supporting Documentation

The proposed is accompanied by the following documentation:

Documentation Prepared by

Survey RHCO

Architectural Drawings Integrated Design Group

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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Documentation Prepared by

Hydraulic Report/Stormwater Plans Abel and Brown

Arborists Report Arborist Network

1.4 Legislation, Environmental Planning Instruments and Policies to
be considered

e  Sydney Regional Environmental Plan No 20 — Hawkesbury Nepean River

e Penrith Local Environmental Plan 2010

e  Penrith Development Control Plan 2014

e  State Environmental Planning Policy (Housing for Seniors or People with a Disability)
2004

1.5 Consent Authority

The consent authority for this application is Penrith City Council.

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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The Site and Surrounds
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The subject site and its surrounds has the following characteristics.

Site Address 6-8 Linksview Ave, Leonay
Lot/DP Lot 68 DP 218969, Lot 69 DP 218969
Site Area 1746 sqm approx.

Local Government Area

Penrith City Council

Zoning R2 Low Density Residential
Current Land Use Residential
Proposed Land Use Residential

Surrounding Land Uses

Low density residential

Topography

Gently sloping west to east

Terrestrial Biodiversity

Not mapped in LEP

Vegetation Not mapped in LEP
Heritage Not mapped in LEP
Bushfire Not mapped

Figure 1 - Subject Site Aerial

Statement of Environmental Effects
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Figure 3 - Site Analysis Plan
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3 Project Description

3.1 Overview

This application seeks approval for a seniors housing development, comprising 3 x 2 bedroom
villas, and 3 x 3 bedroom villas. Associated parking, hardstand, landscaping and stormwater

infrastructure is also proposed.

Demolition of all existing structures on the site is included in this application.

Figure 4 - Perspective of proposed development

The following has been included in the plans and details the compliance of the development.

totals
site arsa (m?) 1,762 m* total dwelling= B
total GFA 63078 m total adaptable dwellings ]
total landecaps 638.85 m? total car parka 8
total desp =oil 20403 m?
SEPP compliance

propozad FSR 038 | 1 0.5:1 allowabls complias
privats open space »16mE | m? 15m? par dwslling compliasz
landecaps arsa 36.26% | % 33% of site arsa complias
deap soil 16.74% | % 15°% of sita arsa complies
parking 8 | spacesz 0.5 par bedroom compliss
allowable height <8 | m 8mi cailing level above MGL complias

Figure 5 - Compliance Table

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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3.2

3.3
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Built Form

The proposal comprises a contemporary built form with a high level of materials and finishes
proposed. The low scale villas will present as a minor built element within this locality where
larger homes are found. The high level of landscaping will assist in further breaking down the
built form of the development.

It is also noted that the built form generally follows the topography of the site. This assists
where street and secondary street setbacks contain access ramps and also some open space.
As a result of this, car storage and manoeuvring is internalised within the development ensuring

minimal, if not imperceptible vehicular areas.

Figure 6 - Elevational perspective of the proposed development

Figure 7 - Materials and finishes

Vehicular Elements

One entry point is provided for the development that opens up into an internalised car court
providing access to each of the dwelling garages and visitor parking. The exception to this is
unit 4 that is provided with its own driveway.

One covered space is provided for each dwelling and two visitor spaces (one stacked for unit
4) are provided. On street parking is also available within this locality.

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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Figure 8 - Site Plan

Landscaping and Open Space

A Landscape Plan accompanies the application and demonstrates high quality landscaping
outcomes. Landscaping contributes to breaking down the mass of the development and

improving the relationship with adjoining properties.

Figure 9 - Landscape Plan extract

Version: 1, Version Date: 02/01/2019
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3.5

3.6

3.7

3.8

3.9

3.10
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Stormwater Drainage

A stormwater drainage concept plan accompanies the application and demonstrates

compliance with Council’s controls.

Further information is appended to this report in regards to the stormwater management on

the site. MUSIC modelling has been carried out and accompanies the application.

Utilities

The site will be appropriately serviced to accommodate the proposed use. Some utility
upgrades are likely to be required and will be confirmed with the relevant service authority.

Waste Management Strategy

Waste bins will be provided for each of the dwellings in dedicated waste storage areas. Waste
will be collected by Council and organised through the owners/managers of the building or the
body corporate if subject to strata subdivision in the future.

Contamination

The site has historically been used for residential purposes. The risk of the site being
contaminated is negligible.

National Construction Code Compliance

All works will be carried and comply with the National Construction Code (now incorporating
the BCA). A Construction Certificate will be required in relation to the proposal and it is

expected that Council will require matters relating to NCC compliance.

Tree removal

Some trees are proposed to be removed and are indicated on the DA plans. An Arborist Report

accompanies the application in support of their removal.

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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Statutory Context

4.1

4.2

4.3
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Sydney Regional Environmental Plan No 20 — Hawkesbury
Nepean River

The aim of SREP 20 is to protect the Hawkesbury-Nepean River system by ensuring that the

impacts of future land uses are considered in a regional context.

Appropriate conditions of consent would normally be applied to any approval to ensure the
health of the river system is not compromised by way of sediment or erosion from the works or

use.

State Environmental Planning Policy (Housing for Seniors and
People with a Disability) 2004

The proposed development is permissible through the provisions of SEPP Seniors. The SEPP

also contains development standards for a proposal of this nature, as well as design criteria.

A full assessment against the relevant provisions of the SEPP is provided at Appendix A. The

proposed development satisfies the provisions of the SEPP.

Penrith Local Environmental Plan 2010

The Penrith LEP is the main environmental planning instrument applicable to the subject site.

The objectives of the LEP are as follows:

(a) to provide the mechanism and planning framework for the management, orderly and

economic development, and conservation of land in Pentrith,

(b) to promote development that is consistent with the Council’s vision for Penrith, namely, one
of a sustainable and prosperous region with harmony of urban and rural qualities and with
a strong commitment to healthy and safe communities and environmental protection and

enhancement,

(c) to accommodate and support Pentrith’s future population growth by providing a diversity of
housing types, in areas well located with regard to services, facilities and transport, that
meet the current and emerging needs of Penrith’s communities and safeguard residential

amenity,

(d) to foster viable employment, transport, education, agricultural production and future
investment opportunities and recreational activities that are suitable for the needs and skills
of residents, the workforce and visitors, allowing Penrith to fulfil its role as a regional city in
the Sydney Metropolitan Region,

(e) to reinforce Penrith’s urban growth limits by allowing rural living opportunities where they
will promote the intrinsic rural values and functions of Penrith’s rural lands and the social

well-being of its rural communities,

(f)  to protect and enhance the environmental values and heritage of Penrith, including places
of historical, aesthetic, architectural, natural, cultural, visual and Aboriginal significance,

(9) to minimise the risk to the community in areas subject to environmental hazards,

particularly flooding and bushfire, by managing development in sensitive areas,

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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(h) to ensure that development incorporates the principles of sustainable development through
the delivery of balanced social, economic and environmental outcomes, and that
development is designed in a way that assists in reducing and adapting to the likely impacts
of climate change.

It is submitted that the proposed development is not inconsistent with these objectives.

The subject site is zoned R2 Low Density Residential with the following zone objectives
applying to that zone.

. To provide for the housing needs of the community within a low density residential

environment.

. To enable other land uses that provide facilities or services to meet the day to day needs
of residents.

. To promote the desired future character by ensuring that development reflects features or
qualities of traditional detached dwelling houses that are surrounded by private gardens.

. To enhance the essential character and identity of established residential areas.
. To ensure a high level of residential amenity is achieved and maintained.

The proposed development is consistent with the objectives of the zone in that:

e Seniors housing is in significant demand within the Penrith LGA, but also within
Leonay specifically. The site and this development presents an opportunity to provide
this form of housing in an appropriate location that satisfies the relevant controls.

e  The proposal will contribute to the housing needs of the community.

e The scale of the proposed building will not negatively impact on the existing or future
character of the locality. The landscaping proposed will result in a unique
development that will be dominated by landscaping when viewed from the public
domain.

e A high level of architectural design is evident within the proposal and it is considered

that this will contribute to the visual amenity of the locality.

N2 N/
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Figure 10 - Land use zoning map — Penrith LEP 2010
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The following relevant clauses have also

proposal.

Part 4 Principal Development Standards:

been considered in respect of this development

Standard Permitted Proposed Comment

4.3 Height of Buildings: 8m <8m Complies

4.4 Floor Space Ratio See SEPP Complies
Assessment

Part 5 Miscellaneous Provisions

Provision Comment

5.1 Relevant acquisition authority N/A

5.2 Classification and reclassification of N/A
public land

5.3 Development near zone boundaries N/A

5.4 Controls relating to miscellaneous N/A
permissible uses

5.5 Development within the coastal zone  N/A

5.6 Architectural roof features N/A

5.7 Development below mean high water  N/A
mark

5.8 Conversion of fire alarms N/A

5.10 Heritage conservation N/A

5.1 Bush fire hazard reduction N/A

5.12 Infrastructure development and use N/A
of existing buildings of the Crown

5.13 Eco-tourist facilities N/A

5.14 Siding Spring Observatory— N/A
maintaining dark sky

5.15 Defence communications facility N/A

Part 7 Additional Local Provisions

Provision Comment
71 Earthworks N/A
7.2 Flood planning N/A
7.3 Development on natural resources N/A
sensitive land
7.4 Sustainable Development The proposal incorporates appropriate sustainable development
characteristics and design elements.
7.5 Protection of scenic character and N/A
landscape values
7.6 Salinity N/A
7.7 Servicing The site is appropriately serviced to accommodate the proposal.
7.8 Active street frontages N/A
7.9 Development of land in flight path of N/A

proposed Second Sydney Airport

Document Set ID: 8518631
Version: 1, Version Date: 02/01/2019
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7.10 Dual occupancies and secondary N/A
dwellings in certain rural and
environmental zones

711 Penrith Health and Education N/A
Precinct

712 Maximum gross floor area of N/A
commercial premises

713 Exhibition homes limited to 2 years N/A

714 Cherrywood Village N/A
7.15 Claremont Meadows N/A
7.16 Glenmore Park Stage 2 N/A
717 Dwelling houses on certain land in  N/A

Castlereagh, Cranebrook, Llandilo,
Londonderry, Kemps Creek and

Mulgoa
7.18 Mulgoa Valley N/A
7.19 Villages of Mulgoa and Wallacia N/A
7.20 Orchard Hills N/A
7.21 Twin Creeks N/A
7.22 Waterside Corporate N/A
7.23 Location of sex services premises N/A

and restricted premises

7.24 Sydney Science Park N/A

Penrith Development Control Plan 2014

The following assessment has been made in respect of the industrial development controls
within the DCP.

Part C1: Site Planning and Design Principles
The design methodology is explained on the accompanying plans The site has been responded to with the proposed
development and a Context and Site Analysis Plan accompanies the application.

The location of the bulk of the building element towards the external boundaries of the site is preferred as it internalises
the majority of vehicular movements and storage. From an urban design aspect, this will more positively contribute to
the streetscape and the visual amenity of the locality.

Part C2: Vegetation Management

A Landscape Concept Plan accompanies the application and provides for a mix of planting that integrates with the
development and surrounding area. Good deep soil areas can accommodate deep rooted tree planting.

Part C3: Water Management
Appropriate initiatives are proposed for on-site stormwater management and a BASIX assessment has been carried
out. These have been incorporated into the design of the development. A Stormwater Concept Plan accompanies the
application demonstrating suitable management of stormwater quality and quantity.

Part C4: Land Management

Appropriate measures will be put in place to ensure the site is protected from erosion and sedimentation. An erosion
and sedimentation control plan is provided. It is submitted that there are no concerns around potential contamination
of the site given the historical residential use.

Part C5: Waste Management

The provision for waste management on site is considered satisfactory. A Waste Management Plan accompanies the
application outlining the waste requirements.

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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C6: Landscape Design

A detailed Landscape Concept Plan accompanies this application.

The plants that will be used in the landscaping will be varieties that require low levels of maintenance and are drought
resistant to reduce water use within the development.

C7: Culture and Heritage
The site is not a heritage item and does not adjoin a heritage item or precinct.

C10: Transport, Access and Parking

The proposal is considered to be acceptable in this regard. The site is within acceptable proximity of public transport
options for residents.

C12: Noise and Vibration

There is no anticipated noise or vibration generated from the proposed development. The proposal is considered to
be satisfactory.

C13: Infrastructure and Services

As stated previously, the subject site is already serviced to accommodate the proposed development and any
augmentation required will be confirmed with the relevant service providers.

Statement of Environmental Effects
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Section 4.15 Assessment

5.1

5.2

5.3

5.4

5.5

5.6

5.7
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An assessment of the proposal has been undertaken in accordance with the statutory
requirements of the EPA Act. The following assessment against Section 4.15 of the EPA Act
has been undertaken.

Section 4.15(1)(a)(i) — Any Environmental Planning Instruments

The relevant environmental planning instruments have been considered earlier in this report.

The proposal is permissible with consent and is considered satisfactory when assessed against

the relevant requirements.

Section 4.15(1)(a)(ii) — Any proposed instrument that is or has
been the subject of public consultation under this Act and that
has been notified to the consent authority

There are no known draft Environmental Planning Instruments applicable to the subject site.

Section 4.15(1)(a)(iii) — Any Development Control Plan

Compliance against the relevant DCP’s has been considered earlier in this report.

Section 4.15(1)(a)(iiia) — Any Planning Agreement or Draft
Planning Agreement entered into under Section 7.4

There are no known planning agreements that apply to the site or development.

Section 4.15(1)(a)(iv) — The Regulations

There are no sections of the regulations that are relevant to the proposal at this stage.

Section 4.15(1)(a)(v) — Any coastal zone management plan

Not relevant to the proposed development.

Section 4.15(1)(b) — The likely impacts of that development,
including environmental impacts on both the natural and built
environments, and social and economic impacts in the locality

The following impacts have been considered in the preparation of this development proposal.

Some trees are proposed to be removed as part of this application and an Arborist Report
accompanies this application responding to this. There are no other flora or fauna impacts

considered relevant for the proposal.

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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A stormwater concept plan has been submitted with the development application
demonstrating compliance with Council’s requirements in this regard and is consistent with

Council’s requirements.

It is expected that Council would impose appropriate conditions of consent to ensure that
erosion and sediment control measures were installed on the site prior to construction

commencing.

The proposed development does not propose any significant increase in parking demand or
traffic generation. It is considered acceptable in this regard.

There are no heritage issues that are considered relevant to this proposal.

The proposed development is designed with a high level of architectural merit that exceeds
that or nearby and adjoining properties. Its visual impact will be positive on the streetscape and

it is expected to contribute to the visual amenity of the locality.
The site is appropriately serviced to allow for the proposed development.

There will be no unacceptable overshadowing impacts as a result of the proposed

development. Shadow diagrams are included in the plan set.

Additional housing for seniors within the Penrith LGA will result in a positive social impact,

increasing the housing options for the wider community.

There are no economic impacts considered relevant to the proposal.

The consideration of CPTED issues has been prepared having regard to various published
CPTED literature and academic works, and specifically includes the “Crime Prevention and
Assessment of Development Application Guidelines under Section 79C of the Environmental

Statement of Environmental Effects ‘ 1 5
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Planning and Assessment Act 1979” published by the former Department of Urban Affairs and

Planning.
Minimising Crime Risk. In this regard, the advice considers the responsiveness of the proposed

The advice is structured in accordance with Part B of the above guidelines — Principles for
design to each of the adopted four principles for CPTED (surveillance; access control; territorial

reinforcement and space management).
CPTED principles have been adopted by the NSW Police Force, based on recognition that the
design of spaces plays a pivotal role in facilitating the safety and security of its users. The NSW

Police Force has identified key principles of CPTED being:
Establish opportunities for good surveillance, both casually and technically.

Provide legible barriers for access control for spatial definition.
Create a sense of ownership over spaces that are also clearly demarcated between

public and private ownership for territorial reinforcement.
Establish spaces that are utilised appropriately through proper space management,

relating to litter and graffiti removal, and ensuring lighting fixtures are working.

When implemented, these measures are likely to reduce opportunities for crime by using

design and place management principles.

Surveillance
casual surveillance opportunities have been provided through the design of the project:

The proposed development will provide numerous opportunities for surveillance. The following
Opportunities for visual observance through a high percent of transparent glazing

L]
along all frontages allow normal space users to see and be seen by others.

Entries are located in highly visible locations.
Active communal areas at the front and rear of the buildings are well positioned.

Clear visual pathways within resident areas as well as from public streets to private

entrances.
Areas of entrapment are limited due to multiple exit points from around the

development.

Access control to public, semi public and private areas of the development is considered to be

Access Control
well managed and effective. Access control to the building can be effectively managed through

lockable entry doors.
Overall access to the development will be managed by the body corporate and residents on a

day to day basis.

Territorial Reinforcement
Clear separation exists between public and private space in terms of the relationship between

the proposal and the public domain. Appropriate signage, landscaping, site furnishings and

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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paving will provide good environmental cues about the transition or movement from public to

private domain.
Space Management

For most modern residential developments, space management is increasingly carried out in
a professional manner, often by third party specialist building management businesses.
Therefore, the effectiveness of management systems such as light globe replacement,
removing graffiti, and fixing broken site furnishings will influence the perceived level of care of
the project. In this case, the body corporate will ensure that processes are established to

respond to and fix services and structures and under whose responsibilities these services are

assigned.

Appropriate waste management measures would be put in place on the site that are consistent
with Council’s requirements and those arrangements in place for established residential areas.

Section 4.15(1)(c) — The suitability of the site for the development

5.8
The proposal is generally consistent with the planning controls that apply in this zone.
Moreover, the objectives of the zone have been satisfied, ensuring that the seniors
development would not result in any unacceptable impact on any adjoining landowners or

buildings.
For the reasons outlined in this report the site is considered suitable for this development

proposal.
Section 4.15(1)(d) — Any submission made
Council will undertake a notification process in accordance with its controls and policies. We

5.9
welcome the opportunity to provide additional information in response to those.
5.10 Section 4.15(1)(e) — The public interest
Given the type of development, its general compliance with the planning controls, how the
objectives are satisfied and the suitability of the site it is considered that the public interest
would not be jeopardised as a result of this development.

Statement of Environmental Effects
6-8 Linksview Ave, Leonay
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Conclusion and Recommendation
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Version: 1, Version Date: 02/01/2019

The proposed development has been assessed against the requirements of the Penrith LEP
and DCP and is considered to represent a form of development that is acceptable.

The proposed seniors development would not result in any unacceptable impact on the locality,
will contribute to the visual amenity of the locality, and the supply of much needed seniors
housing in the Penrith LGA.

The site is considered quite suitable for a use of this nature and is consistent with the character
sought in this area. The site is unique in that is presents an opportunity within an established
residential area to provide high quality seniors housing within a development that is of an
appropriate scale that will not impact on the amenity of nearby and adjoining development.

An assessment against Section 4.15 of the EPA Act has not resulted in any significant issues

arising.

Accordingly, it is recommended that the proposed development of seniors housing at 6-8

Linksview Ave, Leonay be approved.

Statement of Environmental Effects
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State Environmental Planning Policy (Housing for Seniors or People with a Disability) 2004

The relevant clauses of the SEPP have been considered as follows:

Chapter 1 Preliminary

Provision

2  Aims of Policy

(1) This Policy aims to encourage the provision of housing (including
residential care facilities) that will:

(a) increase the supply and diversity of residences that meet the Satisfied
needs of seniors or people with a disability, and

(b) make efficient use of existing infrastructure and services, and Satisfied

(c) be of good design. Satisfied

4 Land to which Policy applies

(1) General This Policy applies to land within New South Wales that is
land zoned primarily for urban purposes or land that adjoins land zoned
primarily for urban purposes, but only if:

(a) development for the purpose of any of the following is permitted on
the land:

(i)  dwelling-houses, Satisfied

Chapter 2 Key Concepts

Provision Comment

10 Seniors housing

In this Policy, seniors housing is residential accommodation that is, or is
intended to be, used permanently for seniors or people with a disability
consisting of:

(c) a group of self-contained dwellings, or The proposal is for a group of self-contained dwellings.

Chapter 3 Development for seniors housing

Part 1 General

Provision

14 Objective of Chapter

The objective of this Chapter is to create opportunities for the development Satisfied
of housing that is located and designed in a manner particularly suited to

both those seniors who are independent, mobile and active as well as those

who are frail, and other people with a disability regardless of their age.

18 Restrictions on occupation of seniors housing allowed under this
Chapter

(1) Development allowed by this Chapter may be carried out for the
accommodation of the following only:
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(a) seniors or people who have a disability, Noted.

(b) people who live within the same household with seniors or people Noted.
who have a disability,

(c) staff employed to assist in the administration of and provision of Noted.
services to housing provided under this Policy.

(2) A consent authority must not consent to a development application
made pursuant to this Chapter unless:

(a) a condition is imposed by the consent authority to the effect that Noted.
only the kinds of people referred to in subclause (1) may occupy
any accommodation to which the application relates, and

(b) the consent authority is satisfied that a restriction as to user will be Noted.
registered against the title of the property on which development is
to be carried out, in accordance with section 88E of
the Conveyancing Act 1919, limiting the use of any accommodation
to which the application relates to the kinds of people referred to in
subclause (1).

Part 2 Site-related requirements

Provision Comment

26 Location and access to facilities

(1) A consent authority must not consent to a development application Site complies
made pursuant to this Chapter unless the consent authority is satisfied,
by written evidence, that residents of the proposed development will
have access that complies with subclause (2) to:

(a) shops, bank service providers and other retail and commercial
services that residents may reasonably require, and

(b) community services and recreation facilities, and

(c) the practice of a general medical practitioner.

(2) Access complies with this clause if:

(b) in the case of a proposed development on land in a local
government area within the Greater Sydney (Greater Capital City
Statistical Area)—there is a public transport service available to
the residents who will occupy the proposed development:

(i)  thatis located at a distance of not more than 400 metres from Site complies. See survey attached to this assessment.
the site of the proposed development and the distance is
accessible by means of a suitable access pathway, and

(ii)  that will take those residents to a place that is located at a The relevant bus service provides access to the Penrith
distance of not more than 400 metres from the facilities and CBD where these services can be found.
services referred to in subclause (1), and

(iii) that is available both to and from the proposed development at  Bus services are provided throughout each day servicing
least once between 8am and 12pm per day and at least once the Leonay community providing a connection to the
between 12pm and 6pm each day from Monday to Friday (both ~ Penrith CBD.
days inclusive),and the gradient along the pathway from the
site to the public transport services (and from the public
transport services to the facilities and services referred to in
subclause (1)) complies with subclause (3), or
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(3) For the purposes of subclause (2) (b) and (c), the overall average Refer to the survey attached to this assessment.
gradient along a pathway from the site of the proposed development to Compliance is achieved.
the public transport services (and from the transport services to the
facilities and services referred to in subclause (1)) is to be no more

than 1:14, although the following gradients along the pathway are also
acceptable:

(i) a gradient of no more than 1:12 for slopes for a maximum of 15
metres at a time,

(ii) a gradient of no more than 1:10 for a maximum length of 5 metres
at a time,

(iii) a gradient of no more than 1:8 for distances of no more than 1.5
metres at a time.

28 Water and sewer Connections will be confirmed at the time of obtaining a
. L Construction Certificate however the level of existing
(1) A consent authority must not consent to a development application development in the area suggests that this will be

made pursuant to this Chapter unless the consent authority is
satisfied, by written evidence, that the housing will be connected to a
reticulated water system and have adequate facilities for the removal
or disposal of sewage

acceptable.

Part 3 Design requirements

Division 1 General

30 Site analysis

(1) A consent authority must not consent to a development application A Site Analysis Plan is within the plan set.
made pursuant to this Chapter unless the consent authority is satisfied
that the applicant has taken into account a site analysis prepared by
the applicant in accordance with this clause.

31 Design of in-fill self-care housing

In determining a development application made pursuant to this Chapter to The Guidelines have been considered at the end of this
carry out development for the purpose of in-fill self-care housing, a consent assessment.

authority must take into consideration (in addition to any other matters that

are required to be, or may be, taken into consideration) the provisions of the

Seniors Living Policy: Urban Design Guideline for Infill Development

published by the Department of Infrastructure, Planning and Natural

Resources in March 2004.

32 Design of residential development

A consent authority must not consent to a development application made The proposal can satisfy the principles.
pursuant to this Chapter unless the consent authority is satisfied that the

proposed development demonstrates that adequate regard has been given

to the principles set out in Division 2.

Part 3 — Division 2 Design principles

Provision Comment

33 Neighbourhood amenity and streetscape

The proposed development should: The neighbourhood amenity and streetscape principles
have been considered in the design. The proposal is a

(a) recognise the desirable elements of the location’s current character high-quality designed development that will positively

(or, in the case of precincts undergoing a transition, where described contribute to the amenity of the locality.
in local planning controls, the desired future character) so that new
buildings contribute to the quality and identity of the area, and The siting of buildings on the site are considered to be the
most appropriate and are sympathetic to the adjoining
(b) retain, complement and sensitively harmonise with any heritage properties.
conservation areas in the vicinity and any relevant heritage items that
are identified in a local environmental plan, and Existing vegetation has been retained where possible and

this is reflected in the accompanying landscape plan.
(c) maintain reasonable neighbourhood amenity and appropriate
residential character by:

(i)  providing building setbacks to reduce bulk and overshadowing,
and

(i)  using building form and siting that relates to the site’s land form,
and

(iii) adopting building heights at the street frontage that are compatible
in scale with adjacent development, and

(iv) considering, where buildings are located on the boundary, the
impact of the boundary walls on neighbours, and
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(d) be designed so that the front building of the development is set back
in sympathy with, but not necessarily the same as, the existing
building line, and

(e) embody planting that is in sympathy with, but not necessarily the same
as, other planting in the streetscape, and

(f)  retain, wherever reasonable, major existing trees, and

(9) be designed so that no building is constructed in a riparian zone.

34 Visual and acoustic privacy

The proposed development should consider the visual and acoustic privacy
of neighbours in the vicinity and residents by:

(a) appropriate site planning, the location and design of windows and
balconies, the use of screening devices and landscaping, and

(b) ensuring acceptable noise levels in bedrooms of new dwellings by
locating them away from driveways, parking areas and paths.

The proposal is considered acceptable in this regard.
There will be negligible acoustic and visual impacts arising
from this low impact development.

35 Solar access and design for climate
The proposed development should:

(a) ensure adequate daylight to the main living areas of neighbours in the
vicinity and residents and adequate sunlight to substantial areas of
private open space, and

(b) involve site planning, dwelling design and landscaping that reduces
energy use and makes the best practicable use of natural ventilation
solar heating and lighting by locating the windows of living and dining
areas in a northerly direction

The proposal has considered these principles and these
are reflected in the plan set.

36 Stormwater
The proposed development should:

(a) control and minimise the disturbance and impacts of stormwater runoff
on adjoining properties and receiving waters by, for example, finishing
driveway surfaces with semi-pervious material, minimising the width of
paths and minimising paved areas, and

(b) include, where practical, on-site stormwater detention or re-use for
second quality water uses.

The accompanying stormwater concept plan reflect these
principles.

37 Crime prevention

The proposed development should provide personal property security for
residents and visitors and encourage crime prevention by:

(a) site planning that allows observation of the approaches to a dwelling
entry from inside each dwelling and general observation of public
areas, driveways and streets from a dwelling that adjoins any such
area, driveway or street, and

(b) where shared entries are required, providing shared entries that serve
a small number of dwellings and that are able to be locked, and

(c) providing dwellings designed to allow residents to see who approaches
their dwellings without the need to open the front door.

CPTED and Safer by Design principles have been
considered within the SEE.

38 Accessibility
The proposed development should:

(a) have obvious and safe pedestrian links from the site that provide
access to public transport services or local facilities, and

(b) provide attractive, yet safe, environments for pedestrians and motorists
with convenient access and parking for residents and visitors.

Appropriate access has been provided around the site, as
well as into and out of it.

39 Waste management

The proposed development should be provided with waste facilities that
maximise recycling by the provision of appropriate facilities.
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Part 4 Development standards to be complied with
Division 1 General

Provision Comment

40 Development standards—minimum sizes and building height

(1) General

A consent authority must not consent to a development application made
pursuant to this Chapter unless the proposed development complies with
the standards specified in this clause.

(2) Site size Site complies.

The size of the site must be at least 1,000 square metres.

(3) Site frontage Site complies.

The site frontage must be at least 20 metres wide measured at the building
line.

(4) Height in zones where residential flat buildings are not permitted

If the development is proposed in a residential zone where residential flat
buildings are not permitted:

(a) the height of all buildings in the proposed development must be 8 Site complies.
metres or less, and

(c) a building located in the rear 25% area of the site must not exceed Site complies.
1 storey in height.

Division 3 Hostels and self-contained dwellings—standards concerning accessibility and useability

Provision Comment

41 Standards for hostels and self-contained dwellings

(1) A consent authority must not consent to a development application The proposed development can comply.
made pursuant to this Chapter to carry out development for the
purpose of a hostel or self-contained dwelling unless the proposed
development complies with the standards specified in Schedule 3 for
such development.

Part 7 Development standards that cannot be used as grounds to refuse consent

Division 4 Self-contained dwellings

Provision

50 Standards that cannot be used to refuse development consent for
self-contained dwellings

A consent authority must not refuse consent to a development application
made pursuant to this Chapter for the carrying out of development for the
purpose of a self-contained dwelling (including in-fill self-care housing and
serviced self-care housing) on any of the following grounds:

(a) building height: if all proposed buildings are 8 metres or less in height  Proposal complies.
(and regardless of any other standard specified by another
environmental planning instrument limiting development to 2 storeys),

(b) density and scale: if the density and scale of the buildings when Proposal complies.
expressed as a floor space ratio is 0.5:1 or less,

(c) landscaped area: if:

(i) in the case of a development application made by a social housing N/A
provider—a minimum 35 square metres of landscaped area per
dwelling is provided, or

(ii) in any other case—a minimum of 30% of the area of the site is to Proposal complies,
be landscaped,
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(d) deep soil zones: if, in relation to that part of the site (being the site, Proposal complies.
not only of that particular development, but also of any other
associated development to which this Policy applies) that is not built
on, paved or otherwise sealed, there is soil of a sufficient depth to
support the growth of trees and shrubs on an area of not less than 15%
of the area of the site (the deep soil zone). Two-thirds of the deep soil
zone should preferably be located at the rear of the site and each area
forming part of the zone should have a minimum dimension of 3
metres,

(e) solar access: if living rooms and private open spaces for a minimum Proposal complies.
of 70% of the dwellings of the development receive a minimum of 3
hours direct sunlight between 9am and 3pm in mid-winter,

(f) private open space for in-fill self-care housing: if: Proposal complies.

(i) in the case of a single storey dwelling or a dwelling that is located,
wholly or in part, on the ground floor of a multi-storey building, not
less than 15 square metres of private open space per dwelling is
provided and, of this open space, one area is not less than 3
metres wide and 3 metres long and is accessible from a living area
located on the ground floor, and

(i) in the case of any other dwelling, there is a balcony with an area of  N/A
not less than 10 square metres (or 6 square metres for a 1-
bedroom dwelling), that is not less than 2 metres in either length or
depth and that is accessible from a living area,

(9) (Repealed)

(h) parking: if at least the following is provided:

(i) 0.5 car spaces for each bedroom where the development Satisfactory parking provided for the development.
application is made by a person other than a social housing
provider, or

(ii) 1 car space for each 5 dwellings where the development Satisfactory visitor parking provided for the development.

application is made by, or is made by a person jointly with, a social
housing provider.
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Seniors Living Urban Design Guidelines

Seniors Living Policy

Rules of Thumb Comment

Site Planning and Design

e The proportion of the site given to landscaped area A high proportion of the site is provided as open space, supported by the

and deep soil should be increased in less urban percentage of landscaped area exceeding the controls within the SEPP.
areas, on large lots, and in areas already Landscaping of the site will be high quality and significantly contribute to
characterized by high proportion of open space the appearance of the development when viewed in the streetscape.
and planting.

Impacts on Streetscape

e Respond to council planning instruments that The proposal is not considered to represent a negative element in the
specify the character or desired character for the streetscape.
area.

o  Where there is a consistent front building The proposal would see appropriate setbacks established on this unique
alignment, new development should not encroach corner block. It is considered that the Guidelines have been appropriately
on the front setback. responded to.

e Driveways or basement car park entries should not Proposal complies.
exceed 25% of the site frontage.

e Garage doors should be set back a minimum of Proposal complies.
1metre behind the predominant building fagade on
both the street frontage and common driveways.

Impacts on Neighbours

e  Where side setbacks are less than 1.2m, a Proposal complies in terms of unit numbers. The western boundary is a
maximum of 50% of the development should be side boundary for the adjoining property and the setback arrangements
built to this alignment. proposed are considered to be acceptable, allowing for the entire site to be

developed in an orderly fashion, maximising the outcome on the site for
this seniors development.

e The length of unrelieved walls along narrow side or ~ Minor articulation is provided along all elevations that cannot be viewed
rear setbacks should not exceed 8 metres from the public domain. Those that face the public domain contain
significant articulation and landscaping.

e Living rooms of neighbouring dwellings should Can comply.
receive a minimum 3 hours direct sunlight between
9.00-3.00 in mid-winter neighbouring dwellings.

e Solar access to the private open space of Can comply.
neighbouring dwellings should not be un
reasonably reduced.

Internal Site Amenity

e Separation of 1.2 metres should be achieved Proposal complies.
between habitable rooms and driveway or car
parks of other dwellings:
- This can be reduced if adequate screening is
provided.
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