
MAJOR ASSESSMENT REPORT

Application number: DA21/0788

Proposed development: Demolition of Existing Structures & Construction of Seven (7)
Storey Mixed Use Development including Ground & First Floor
Commercial Tenancies, Boarding House including 96 Boarding
Rooms & Manager's Room & Two (2) Levels of Basement Car
Parking

Property address: 2 a Bringelly Road, KINGSWOOD NSW 2747
31 Santley Crescent, KINGSWOOD NSW 2747

Property description: Lot 5 DP 215200
Lot 3 DP 215200

Date received: 26 October 2021

Assessing officer Donna Clarke

Zoning: SEPP WSA  Affected by Obstacle Limitation
SEPP WSA  Affected by Wildlife Buffer Zone
Zone B4 Mixed Use  LEP 2010

Class of building: Class 3 , Class 5

Recommendations: Refuse

Executive Summary

Council is in receipt of a development application for a Seven Storey Mixed Use Development including Ground &
First Floor Commercial Tenancies, Boarding House including 96 Boarding Rooms & Manager's Room & Two (2)
Levels of Basement Car Parking, at 31 Santley Crescent and 2a Bringelly Road, Kingswood. 
 
The proposal is defined as a Boarding House and Commercial Premises and is a permissible form of development
in the B4 Mixed Use zone under Penrith Local Environmental Plan 2010 (PLEP), with consent.  The development
proposal is also permissible within the B4 Mixed Use zone under State Environmental Planning Policy (Affordable
Rental Housing) 2009, with consent.
 
Key issues identified during the assessment of the proposed development include:

Incompatibility of the development with the provisions of State Environmental Planning Policy (Affordable
Rental Housing) 2009 and the recently adopted State Environmental Planning Policy (Housing) 2021. 
Incompatibility of the development with the provisions of PLEP including the B4 Mixed Use zone objectives.
Non compliance with lot width and side and rear setback controls.
Incompatibility of the design with local character and street pattern, streetscape and future desired character.
Inappropriate vegetation removal and insufficient landscaping design.
Bulk, scale and overbearing impacts and no transition to existing development, as well as isolation of
adjoining corner lot at 33 Santley Crescent.
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Unacceptable height variation.
Incompatibility of the design and size of the landscaped area with the streetscape and vegetation loss.
Negative privacy and amenity impacts.
Shortfall of car parking and unacceptable access between the two levels of basement by car lift.
Social impacts including potential for increases in crime from the proliferation of boarding house development
in the immediate vicinity of the site. 
Unsatisfactory response to site suitability and SEPP 55.
Inconsistencies in documentation or lack of information.
Unsatisfactory design response with regard to environmental sustainability.

This application was lodged when State Environmental Planning Policy (Affordable Rental Housing) 2009 was in
force. On 26 November 2021, State Environmental Planning Policy (Housing) 2021 (the Housing SEPP) came into
force and repealed SEPP ARH. Schedule 7 of the Housing SEPP provides for the provisions of SEPP ARH to
continue to apply as the development application had been made, but not yet determined, on or before the
commencement date.

The development application has been advertised, and notified to adjoining residents and land owners. The public
exhibition period was between 15 November 2021 to 29 November 2021 and the Application was advertised and
notified to adjoining and nearby residences. Fifteen (15) individual submissions were received objecting to the
application. The submissions raised objections on various matters including negative impacts on amenity, local
character, privacy, traffic and parking, impact on development of adjoining land, crime and social issues, and the
cumulative impacts of boarding house developments in the vicinity of the site.  A response to the matters raised
in the submissions is provided within this report.

The proposal was reviewed by the Urban Design Review Panel (UDRP21/0023), where it was indicated that the
proposal is considered to be fundamentally unsupportable in terms of urban design and it is recommended that
that application not be supported as currently lodged.
 
The application is to be determined by the Penrith Local Planning Panel as it has received 10 or more unique
submissions by way of objection.  
 
An assessment under Section 4.15 of the Environmental Planning and Assessment Act 1979 has been
undertaken and the application is recommended for Refusal for the reasons stated at the end of this report.
 
The application is found to be unsuitable for the site and is not in the public interest.
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Site & Surrounds

The Site is legally described as Lot 3 DP 215200 and Lot 5 DP 215200, and is known as 2a Bringelly Road
and 31 Santley Crescent, Kingswood. The combined development site is an irregular, "L" shaped allotment, which
wraps around the adjoining land at 33 Santley Crescent, which is on the corner of Bringelly Rd and Santley
Crescent to the west and south of the development site.

The two lots have the following characteristics:

Lot 3 DP 215200, 2a Bringelly Road  frontage of 16m, depth of 43m, site area of 688m². A single storey
dwelling exists on the site and mature trees and hedging at the frontage.
Lot 5 DP 215200, 31 Santley Crescent  frontage of 20m, depth of 34m, site area of 680m². A single storey
dwelling exists on the site and mature tree is frontage and northwest corner.

The Site is relatively flat and a footpath exists along both frontages.

The Site wraps around No. 33 Santley Crescent, which contains an"L" shaped single storey building and open car
park, which operates as a Day Surgery.

The area is characterised by a mix of older style, single storey dwellings and two and three storey multiunit
housing, as well as newer multiunit housing including a residential flat building at No. 20 Santley Crescent. 

On the western side of Bringelly Rd is a single storey development containing local shops. The Site is within the
vicinity of Kingswood Railway Station approx 120m to the north, Western Sydney University, Kingswood Public
School and Chapman Gardens Oval to the east and Nepean Hospital to the west.

The site is located on the eastern edge of the Health & Education Precinct.

Background

A Prelodgement meeting (PL 21/0052) was held prior to lodgement of the application and Council indicated that
the proposal was unacceptable.

After lodgement, the proposal was reviewed by the Urban Design Review Panel (UDRP21/0023), where it was
indicated that the proposal is considered to be fundamentally unsupportable and it is recommended that that
application not be supported as currently lodged. The comments made by the UDRP are detailed further in the
body of the report.

On 20 June 2017, Council refused DA 16/1289 for a Residential Flat Building on 31 Santley Crescent.

Proposal

The proposed development includes:

Demolition of Existing Structures.
Construction of a Seven Storey Mixed Use Development building.
Ground & First Floor Commercial Tenancies, which are accessed via the Bringelly Road frontage and
entrance.
Boarding House including 95 Boarding Rooms & Manager's Room pursuant to SEPP (Affordable Rental
Housing) 2009.
Two (2) Levels of Basement Car Parking, including excavation.
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Associated works including services, driveway and landscaping.
Removal of all vegetation from the site including mature trees and hedging.

The 96 Boarding House rooms (plus manager/caretaker room) with capacity for 192 lodgers, with each room
including individual kitchen and bathroom, and 6 x accessible rooms.

The building configuration is outlined in the application as follows: 

Basement 2: Car lift, vehicular parking for 31 cars (boarding house) and 12 motorcycles, 3 services rooms, 9
storage cages, stairs and lifts.

Basement 1: Car lift, vehicular parking for 14 cars (3 for boarding house including 2 disabled space, 2 car
shares spaces and 9 commercial spaces including 1 disabled space), 7 motorcycle spaces and 21 bicycle
spaces, commercial and boarding room bin storage room, boarding room bin storage room, bulk waste
storage, truck area, stairs and lifts.

Ground Floor: 2 commercial tenancies, 2 lobbies and lifts, fire corridor, 2 platform lifts, bathroom facilities, 3
storage areas, 2 pedestrian access points, services room, waste chute, letter boxes, boarding house
common room, managers office, communal living room, communal laundry, 6 boarding rooms (each with
kitchenette and bathroom) and caretakers’ room and open space.

Level 1: 4 commercial tenancies, bathroom facilities, 14 boarding rooms (each with a kitchenette and
bathroom) and stairs & lifts.

Level 2: 17 boarding rooms (each with a kitchenette and bathroom) and stairs & lifts.

Levels 3 & 4: 17 boarding rooms (each with a kitchenette and bathroom), cleaners room and stairs & lifts.

Level 5: 14 boarding rooms (each with a kitchenette and bathroom), roof terrace and stairs & lift.

Level 6: 11 boarding rooms (each with a kitchenette and bathroom), services room and stairs & lifts.

A communal room is proposed to be located on the ground floor will be available for use for small gatherings, with
a communal area of open space adjoining. A secondary meeting room is located adjacent to the Santley
Crescent entrance. 

The proposed building finishes include rendered and painted surfaces and timber look and painted cladding. 

The proposed car parking is broken up as follows between the residential and commercial components:

Boarding House  36 spaces including 2 disabled; plus two car share spaces.
Commercial  9 spaces including 1 disabled

A mechanical car lift is proposed to provide access between Basements 1 and 2.
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Plans that apply

Local Environmental Plan 2010
Development Control Plan 2014
State Environmental Planning Policy (Affordable Rental Housing) 2009
State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004
State Environmental Planning Policy (Infrastructure) 2007
State Environmental Planning Policy (Western Sydney Aerotropolis) 2020
State Environmental Planning Policy No 55—Remediation of Land
Sydney Regional Environmental Plan No.20  Hawkesbury Nepean River

Planning Assessment

Section 4.15  Evaluation

The proposal has been assessed in accordance with the matters for consideration under Section 4.15 of the
Environmental Planning and Assessment Act 1979, and having regard to those matters, the following issues
have been identified for further consideration:

Section 4.15(1)(a)(i) The provisions of any environmental planning instrument

State Environmental Planning Policy (Affordable Rental Housing) 2009
This application was lodged when State Environmental Planning Policy (Affordable Rental Housing) 2009
was in force. On 26 November 2021, State Environmental Planning Policy (Housing) 2021 (the Housing
SEPP) came into force and repealed SEPP ARH. Schedule 7 of the Housing SEPP provides for the
provisions of SEPP ARH to continue to apply as the development application had been made, but not yet
determined, on or before the commencement date.

Notwithstanding this, consideration should be given to the Housing SEPP given it was a Draft
Environmental Planning Instrument at the time of lodgement. Given the Policy was imminent
substantial weight should be given to the provisions of the Housing SEPP. The following contains an
assessment against both policies.

State Environmental Planning Policy (Affordable Rental Housing) 2009

The assessment below is undertaken against State Environmental Planning Policy (Affordable Rental
Housing) 2009.

Division 3 Boarding Houses, applies to the development proposal as it includes construction of a 7 storey,
96 room boarding house for a maximum of 192 lodgers on B4 zoned land.

Clause 29
Clause 29(1) of the Policy prevents refusal of the proposal in relation to density and scale when considered
with respect to floor space ratio controls. In this instance, the proposal is below the maximum floor space
of 3:1, with no need for the bonus to be applied.

Clause 29(2) of the Policy states:
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(2)  A consent authority must not refuse consent to development to which this Division applies on any of
the following grounds—
(a)  building height
if the building height of all proposed buildings is not more than the maximum building height permitted
under another environmental planning instrument for any building on the land,
(b)  landscaped area
if the landscape treatment of the front setback area is compatible with the streetscape in which the
building is located,
(c)  solar access
where the development provides for one or more communal living rooms, if at least one of those rooms
receives a minimum of 3 hours direct sunlight between 9am and 3pm in midwinter,
(d)  private open space
if at least the following private open space areas are provided (other than the front setback area)—
(i)  one area of at least 20 square metres with a minimum dimension of 3 metres is provided for the use of
the lodgers,
(ii)  if accommodation is provided on site for a boarding house manager—one area of at least 8 square
metres with a minimum dimension of 2.5 metres is provided adjacent to that accommodation,
(e)  parking
if—
(i)  in the case of development carried out by or on behalf of a social housing provider in an accessible
area—at least 0.2 parking spaces are provided for each boarding room, and
(ii)  in the case of development carried out by or on behalf of a social housing provider not in an accessible
area—at least 0.4 parking spaces are provided for each boarding room, and
(iia)  in the case of development not carried out by or on behalf of a social housing provider—at least 0.5
parking spaces are provided for each boarding room, and
(iii)  in the case of any development—not more than 1 parking space is provided for each person employed
in connection with the development and who is resident on site,
(f)  accommodation size
if each boarding room has a gross floor area (excluding any area used for the purposes of private kitchen
or bathroom facilities) of at least—
(i)  12 square metres in the case of a boarding room intended to be used by a single lodger, or
(ii)  16 square metres in any other case.

With regard to above, the following is noted:
 
(a) building height  The proposal is assessed to exceed the maximum height control under the LEP.
Therefore, the development may be refused on this basis.
 
(b) landscaped area  The font setback area is deemed to be inadequate with respect to the existing
setback pattern of the neighbours and as such the landscaped treatment of the front setback is not
assessed to be compatible with the streetscape in which the building is located.  Minimal setback area
has been provided for landscaping on either frontage. The front setback, being inconsistent with the
adjoining neighbour's setback to the east and south, is out of character with the prevailing setback depth in
the street an opportunities provided for landscape which might contribute to streetscape character.

The area on Bringelly Rd has a different streetscape and character to Santley Crescent, as outlined below:

Bringelly Rd is a busier road and more commercial focused. The subject site (2a) has dense mature
planting along the frontage and side boundary and the adjoining commercial development to the south
(Day Surgery) has established mature street trees.
Santley Crescent is more residential in nature, tree lined street, landscaped front setbacks being
primarily established landscaping (plantings and grass), setbacks approx 78m and newer buildings
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have reduced setbacks in part down to 4m but only in conjunction with landscaping.
 
The development will sit substantially forward of adjacent and prevailing landscaped front setbacks within
the streetscape which will be retained and enhanced (as anticipated by the applicable controls and
objectives) as any redevelopment occurs within the zone.

The proposal contains a large majority of hardstand to the front setbacks, with limited opportunity for high
quality landscaping. Deep soil opportunities are minimal and most planting is occurring within tubs or
planters. The landscape plan indicates permeable paving to the majority of both frontages.

The basement driveway location and width will result in the removal of mature vegetation resulting in a
cleared site and should be avoided, and more broadly, and also noting existing heat island issues and the
number of extreme temperature days Penrith experiences.  Tree removal and limited planting contributes to
the loss of local character and amenity.  The trees and plantings should be retained along the site’s
frontage.

The two front setbacks are filled with ramping and hardstand and has an adverse impact upon the ability to
provide suitable landscaping. The proposal includes permeable paving on the street frontages which does
not assist with landscaping or character.  The proposal is unacceptable in relation to streetscape, local
character fit and amenity.

The development may be refused on this ground.

(c) solar access  The area provided for the main communal living room will receive compliant solar access
as assessed to be defined as a communal living room.
 
(d) private open space  Plans indicate that a private open space area being at least 20sqm with a
minimum dimension of 3 meters is provided for the use of lodge, being 57m² with a dimension of 5m and to
the north off the communal living room. The provision of private open space for the Manager's Room is of a
suitable size being 10m² and 3.6m x 3m.
 
(e) parking  As the development is not proposed to be carried out by or on behalf of a social housing
provider as is defined by the Policy, the applicable parking rate for the development is 0.5 spaces for each
boarding room.  Based on 96 rooms, 48.5 car parking spaces is required and the proposal provides only 36
spaces. The development may be refused on this ground.

(f) accommodation size  The Policy states that a consent authority must not refuse consent to
development on the grounds of accommodation size, if each room has a gross floor area, excluding any
area used for the purposes of private kitchen or bathroom facilities, of 12sqm for a single room or 16sqm for
a double room. The room sizes are acceptable.  

Clause 30
Clause 30 states:

(1)  A consent authority must not consent to development to which this Division applies unless it is
satisfied of each of the following—
(a)  if a boarding house has 5 or more boarding rooms, at least one communal living room will be provided,
(b)  no boarding room will have a gross floor area (excluding any area used for the purposes of private
kitchen or bathroom facilities) of more than 25 square metres,
(c)  no boarding room will be occupied by more than 2 adult lodgers,
(d)  adequate bathroom and kitchen facilities will be available within the boarding house for the use of
each lodger,
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(e)  if the boarding house has capacity to accommodate 20 or more lodgers, a boarding room or on site
dwelling will be provided for a boarding house manager,
(f)    (Repealed)
(g)  if the boarding house is on land zoned primarily for commercial purposes, no part of the ground floor of
the boarding house that fronts a street will be used for residential purposes unless another environmental
planning instrument permits such a use,
(h)  at least one parking space will be provided for a bicycle, and one will be provided for a motorcycle, for
every 5 boarding rooms.

The proposal satisfies the above requirements, with the exception of the number of motorcycle spaces,
being 1 space short.

The development must be refused on this ground.

Clause 30A
Clause 30A of the Policy states:

A consent authority must not consent to development to which this Division applies unless it has taken
into consideration whether the design of the development is compatible with the character of the local area.

The design of the development is not assessed to be compatible with the character of the local area as it
does not achieve a satisfactory level of compliance with the applicable controls and their objectives, and
inadequate justification is provided for departures. With regard to future character, the design of the
development does not satisfactorily align itself with the desired future character of the area which is
anticipated by the applicable controls, noting in particular that the development does not comply with key
built form controls contained within Council's DCP, including front and side setbacks, and articulation to
the upper level. 

The site is also within proximity to numerous existing/approved boarding houses, which indicates there is
no need for 96 new rooms as proposed.

Submissions from residents have raised concerns with increased antisocial behaviour and criminal
behaviour. The clustering of boarding houses in an area with high levels of crime, raises amenity, safety
and security concerns for surrounding residents which have not be resolved by the management measures
identified in the Application.
 
The area is currently undergoing transition and is on the edge of where the B4 zones meets the R3 zone
immediately to the east. Importantly, the B4 zone contains a zone objective "To minimise conflict between
land uses within the zone and land uses within adjoining zones". The proposed design does not achieve
this zone objective and ignores the lot layout of the area and wraps around 33 Santley Crescent, isolating
that site and creates a negative precedent and unacceptable interface. Further, the zero setbacks and
extent of basement impact upon both the commercial and residential adjacent to the site. The proposed
setbacks and lack of landscaping results in an unacceptable interface to the residential zone.
 
The proposal is inconsistent with the provisions of Clause 30A of State Environmental Planning Policy
(Affordable Rental Housing) (ARHSEPP) as the design of the development is not compatible with the
character of the local area, including the following reasons:

The proposed design is not compatible with the existing or desired future character of the area as the
design exceeds the height limit and fails to provide a suitable setback consistent with the adjoining
properties and landscaping provisions of Control 2) f) of Part 5.11 Boarding Houses of PDCP.
The lack of setback and extent of hard surfaces and issues relating to levels identified above result in
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an unacceptable streetscape presentation to both streets.
The design provides an inappropriate façade presentation to the street and adjoining properties and
does not provide a suitable zone transition.
The use of dark colours (in part) will result in additional heat absorption into the building in summer.
The bulk, scale and mass that is not sympathetic to surrounding development, the streetscape or
adjacent development noting zoning changes to the east.
The building form provides for a long unbroken mass surrounding the corner isolated allotment with
inadequately located landscaping and communal open space areas. 
The building lacks spatial breaks and separation as two separate and individual building forms that
suitably present to both street frontages, with inappropriate setbacks and separation.
The external façade has excessive blank walls and repetitive window arrangements is not an
appropriate outcome with respect to streetscape presentation and edge boundary conditions.
The height variation does not result in a superior outcome for the site.

In recent years the character of this portion of Kingswood has been altered and will continue to be altered
by the approval and construction of boarding houses. There is a considered amount of boarding house
rooms already approved in the local area and has varying impacts than other medium density residential
developments, in particular with regard to their density.

In addition, the Urban Design Review Panel reviewed the proposal and provided comments which reinforces
the unsuitability of the proposal with respect to the ARHSEPP Refer to the detailed discussion under
"Likely Impacts" heading regarding Urban Design, which reinforces the inadequacies of the proposal. 

State Environmental Planning Policy (Housing) 2021

The assessment below is undertaken against State Environmental Planning Policy (Housing) 2021:

Clause 23
Boarding house is permitted on the land given boarding houses are permitted under PLEP.

Clause 24
Clause 24 contains nondiscretionary development standards for particular matters relating to development
for the purposes of boarding houses that, if complied with, prevent the consent authority from requiring
more onerous standards for the matters.

(a) & (b) FSR  the proposal is below the maximum floor space of 3:1, with no need for the bonus to be
applied.
(c) R2 & R3 land  N/A
(d) R4 land  N/A
(e) Solar access  Complies as at least 3 hours of direct solar access is provided between 9am and 3pm
at midwinter in at least 1 communal living area.
(f) Boarding House with 6 rooms  N/A
(g) Boarding House with more than 6 rooms  at least 30m2 of communal living area plus at least a
further 2m2 for each boarding room in excess of 6 boarding rooms, minimum dimensions of 3m. The
proposal complies, providing a total cumulative area of 210m² and minimum 3m dimensions in both
directions (approx 5m x 11.5m).
(h) Communal Open Spaces  total area of at least 20% of the site and minimum dimension of 3m
required. An area of communal open space is provided only in the northeast corner of the site, which
wraps around the corner of the building. This does not equate to 20% of the site area and is estimated to
be approx 9%. Therefore, the development may be refused on this basis.
(i ) Parking  for development on land within an accessible area (this site is due to proximity to railway
station) 0.2 parking spaces for each boarding room, which equates to 39.2 spaces. The proposal only
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provides 36 spaces and the proposal may be refused on these grounds.

Clause 25
Clause 25 contains standards for Boarding Houses which must be met in order for the consent authority to
grant consent.

The standards in Clause 25(1) are met, including maximum room size and no more than 2 adult residents
per boarding room.

Clause 25(2) requires the design of the boarding house to be compatible with:

the desirable elements of the character of the local area
for precincts undergoing transition—the desired future character of the precinct
if the boarding house has at least 3 storeys—the building will comply with the minimum building
separation distances specified in the Apartment Design Guide
at least 1 motorcycle parking space will be provided for every 5 boarding rooms
at least 1 bicycle parking space will be provided for each boarding room

As outlined in the detailed discussion below, the proposed development is not considered to be compatible
with the character of the local area or provide a suitable transition.

Notably, the proposal has not been designed in accordance with the ADG and a vastly different building
would result if compliance was achieved. The Housing SEPP establishes expectations in built form
relevant for a boarding house development given the mass, scale and architectural outcome is reflective of
a mixed use / residential flat building development and is therefore subject to the same design
considerations and contextual integration requirements.

The motorcycle and bicycle spaces provided is well below that of the above requirements.

The standards in Clause 25(2) have not been met and the application should be refused.

Clause 26
The development, if approved, would be required to be used for affordable housing in perpetuity
and managed by a registered community housing provider. The application has not nominated a
community housing provider, nor made commitments to the use of the boarding house as affordable
housing. 

Having regard to the above, the proposal would not satisfy the provisions of State Environmental Planning
Policy (Housing) 2021 and appropriate weight should be given to the new controls.
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State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004
The applicant has submitted a BASIX for a Multi Dwelling Housing development without an alternative
assessment being approved for thermal assessment as is required by the BASIX tool for 'large boarding
house' which is not consistent with the requirements for achieving sustainability measures as outlined by
BASIX and therefore the application is not supportable.
 
The NSW Government has developed an Alternative Assessment process to be used for 'large boarding
houses' (i.e. those designed to accommodate more than 12 people or with a gross floor area of more than
300sqm).  The NSW Government through the BASIX requirements has determined that 'large boarding
houses' are to assess thermal comfort at the Construction Certificate stage against the Section J
requirements of the Building Code of Australia. This requires an additional commitment on the BASIX
Certificate, which is currently not provided.
 
The application is unsupportable under the Policy, noting the BASIX Certificate lodged is for the incorrect
housing type  and is BASIX effected development.  The required BASIX Certificate is a Multi Dwelling
Housing type and must indicate that it is the subject of the 'Alternative Assessment' as a 'large boarding
house'.

State Environmental Planning Policy (Infrastructure) 2007
Electricity – substation

Clause 45 of State Environmental Planning Policy (Infrastructure) 2007 relates to electricity and states:

45   Determination of development applications—other development
(1)  This clause applies to a development application (or an application for modification of a consent) for
development comprising or involving any of the following—
(a)  the penetration of ground within 2m of an underground electricity power line or an electricity distribution
pole or within 10m 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
(ii)  immediately adjacent to an electricity substation, or
(iii)  within 5m of an exposed overhead electricity power line,
(c)  installation of a swimming pool any part of which is—
(i)  within 30m of a structure supporting an overhead electricity transmission line, measured horizontally
from the top of the pool to the bottom of the structure at ground level, or
(ii)  within 5m of an overhead electricity power line, measured vertically upwards from the top of the pool,
(d)  development involving or requiring the placement of power lines underground, unless an agreement with
respect to the placement underground of power lines is in force between the electricity supply authority and
the council for the land concerned.
(2)  Before determining a development application (or an application for modification of a consent) for
development to which this clause applies, the consent authority must—
(a)  give written notice to the electricity supply authority for the area in which the development is to be
carried out, inviting comments about potential safety risks, and
(b)  take into consideration any response to the notice that is received within 21 days after the notice is
given.

There is no need for any undergrounding or relocation of existing electricity infrastructure. However, the
referral is required on the basis of development within 5m of an exposed power pole. A referral was
undertaken to Endeavor Energy. Whilst a response has not been received at the time of writing this report,
it is not pertinent as this application is recommended for refusal.
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Development on Classified Road

Clause 100 of State Environmental Planning Policy (Infrastructure) 2007 relates to development on a
classified road. The proposal does not have direct frontage to a classified road. Bringelly Rd feeds directly
into the nearby Great Western Highway, which is a classified road.

Traffic Generating Development

Clause 104 of State Environmental Planning Policy (Infrastructure) 2007 relates to road noise and vibration
and states:

104   Trafficgenerating development
(1)  This clause applies to development specified in Column 1 of the Table to Schedule 3 that involves:
(a)  new premises of the relevant size or capacity, or
(b)  an enlargement or extension of existing premises, being an alteration or addition of the relevant size or
capacity.
(2)  In this clause, relevant size or capacity means:
(a)  in relation to development on a site that has direct vehicular or pedestrian access to any road—the
size or capacity specified opposite that development in Column 2 of the Table to Schedule 3, or
(b)  in relation to development on a site that has direct vehicular or pedestrian access to a classified road
or to a road that connects to a classified road where the access (measured along the alignment of the
connecting road) is within 90m of the connection—the size or capacity specified opposite that development
in Column 3 of the Table to Schedule 3.
(3)  Before determining a development application for development to which this clause applies, the
consent authority must:
(a)  give written notice of the application to RMS within 7 days after the application is made, and
(b)  take into consideration:
(i)  any submission that RMS provides in response to that notice within 21 days after the notice was given
(unless, before the 21 days have passed, RMS advises that it will not be making a submission), and
(ii)  the accessibility of the site concerned, including:
(A)  the efficiency of movement of people and freight to and from the site and the extent of multipurpose
trips, and
(B)  the potential to minimise the need for travel by car and to maximise movement of freight in containers
or bulk freight by rail, and
(iii)  any potential traffic safety, road congestion or parking implications of the development.
(4)  The consent authority must give RMS a copy of the determination of the application within 7 days after
the determination is made.

Having regard to Schedule 3, the site is located less than 90m from the connection to The Great Western
Highway, which is a classified road. The proposal triggers the requirements for referral under Schedule 3 of
the SEPP due to the development containing greater than 50 car parking spaces. The application with
referred to Transport for NSW. Whilst a response has not been received at the time of writing this report, it
is not pertinent as this application is recommended for refusal.

   ASSESSMENT REPORT                                                                                                        PAGE | 12

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



State Environmental Planning Policy (Western Sydney Aerotropolis) 2020
The subject site is located outside of the Western Sydney Aerotropolis. However, the SEPP (Western
Sydney Aerotropolis) 2020 contains a map that relates to wildlife buffer areas. This map is titled the
"Wildlife Buffer Zone Map". The map shows that the subject site is within a 'wildlife buffer zone' of the
airport.

The Aerotropolis SEPP commenced on 1 October 2020, before the development application was lodged.
Consideration has been given to Clause 21 of the SEPP and the proposed development. The objective of
Clause 21 is to regulate development on land surrounding the airport site where wildlife may present a risk
to the operation of the airport. Certain types of development then trigger the requirements for further
consideration under Clause 21. The proposed development, being a form of residential accommodation, is
not one of the types of uses that warrant additional consideration under the SEPP with regard to wildlife
and the operation of the airport.

The subject site is also identified as being located within the Wind Turbine Buffer and Obstacle Limitation
Surface Map. Clause 22 of the SEPP prohibits works including wind turbines, however this form of works
are not proposed by this application. Clause 24 of the SEPP relates to development that would penetrate
the prescribed air space for the airport and be a 'controlled activity'. The proposed development neither
penetrates the prescribed air space, nor is it a controlled activity, therefore not triggering any additional
considerations under this clause.

State Environmental Planning Policy No 55—Remediation of Land
As assessment has been undertaken of the application against relevant criteria with State Environmental
Planning Policy No. 55—Remediation of Land and the application is considered to be unsatisfactory.  

When determining a development application for any development of land, Clause 7 of SEPP 55 requires
that Council consider 'whether the land is contaminated' and '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'.

The application indicates that the site appears to have been historically used for residential
purposes however no detailed site history was provided to support this statement, nor were any preliminary
site investigations provided. The Statement of Environmental Effects refers to a Preliminary Site
Investigation (PSI) Report, however this did not form part of the information submitted to Council.
 
Accordingly, Council cannot be satisfied that the land is suitable for its proposed use.  

Sydney Regional Environmental Plan No.20  Hawkesbury Nepean River
An assessment has been undertaken of the proposed development against the relevant criteria
within Sydney Regional Environmental Plan No. 20—HawkesburyNepean River (No. 2—1997) and due to
unresolved stormwater issues, the development proposal is in conflict with the Policy. The development
application is recommended for refusal.

   ASSESSMENT REPORT                                                                                                        PAGE | 13

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



Local Environmental Plan 2010
Provision Compliance

Clause 1.2 Aims of the plan Does not comply  See discussion

Clause 2.3 Permissibility Complies  See discussion

Clause 2.3 Zone objectives Does not comply  See discussion

Clause 2.7 Demolition requires development
consent

Complies

Clause 4.3 Height of buildings Does not comply  See discussion

Clause 4.4 Floor Space Ratio Complies  See discussion

Clause 4.6 Exceptions to development
standards

Does not comply  See discussion

Clause 7.1 Earthworks Does not comply  See discussion

Clause 7.4 Sustainable development Does not comply  See discussion

Clause 7.6 Salinity Complies

Clause 7.7 Servicing Does not comply  See discussion

Clause 7.11 Penrith Health and Education
Precint

Does not comply  See discussion

Clause 1.2 Aims of the plan
The development has been assessed as being contrary to specific aims of the Plan including 1.2(2)(b), (c)
and (h) as the development is not assessed to be consistent with 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.
 
The design of the development does not provide a housing type which would meet the emerging needs of
Penrith's community and which safeguards residential amenity, and the design of the development does
not demonstrate that it incorporates the principles of sustainable development through the delivery of
balanced social, economic and environmental outcomes.

Clause 2.3 Permissibility
The proposal is defined as a boarding house and is a permissible form of development in the B4 Mixed Use
zone under Penrith Local Environmental Plan 2010 (PLEP), with consent. The development proposal is
also permissible within the B4 Mixed Use zone under State Environmental Planning Policy (Affordable
Rental Housing) 2009, with consent.

The development is a mixed use development and also contains a Commercial Premises, which is
permissible in the B4 zone and is defined as:

commercial premises means any of the following—
(a)  business premises,
(b)  office premises,
(c)  retail premises.

Clause 2.3 Zone objectives
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The subject site is located within the B4 Mixed Use zone under Penrith Local Environmental Plan 2010. 
Objectives of the zone include:
 
•  To provide a mixture of compatible land uses.
•  To integrate suitable business, office, residential, retail and other development in accessible locations
so as to maximise public transport patronage and encourage walking and cycling.
•  To minimise conflict between land uses within the zone and land uses within adjoining zones.
•  To create opportunities to improve public amenity.
•  To provide a wide range of retail, business, office, residential, community and other suitable land uses.

Although the development would provide a mix of land uses within the zone, the development proposal is in
conflict with core objectives of the zone related to minimise conflicts between zones and within the zone.
 
The design of the boarding house does not enhance the essential character and identity of the area, in that
the built form does not complement qualities of existing  character of the area. The proposed design
isolates and surrounds the adjoining day surgery and a basement with car lift is also considered to be out
of keeping with the area and unnecessarily adds bulk to the building from being elevated in part to
accommodate the head height within the basement.
   
The hardstand area and building footprint on the site, combined with the minimal landscape opportunities
and street setbacks and large size of the proposed building with basement, is resulting is an over
development of the site with unacceptable levels of site coverage, limited opportunity for meaningful
landscaping and it is not demonstrated that a high level of amenity can be achieved for the adjoining
residential or commercial properties.  
 
The development does not reflect the desired future character and dwelling densities of the area, in that the
proposal is in conflict with key built form and boarding house controls of the Penrith Development Control
Plan 2014.

Clause 4.3 Height of buildings
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The proposed building exceeds the maximum height limit of 18m. Clause 7.11 of the LEP allows an
additional 20% bonus height in the Health & Education Precinct.

The application proposes the use of the bonus height limit stating that the ground and first floor levels
exceed 3.5m in height, by using the bonus height afforded through Clause 7.11 the maximum height of the
building is therefore 21.6m. As discussed further under Clause 7.11, the architectural plans nominate a
floor to floor height of 3.7m in part across the first floor. In consideration of the construction requirements
for a slab and servicing between levels it is unclear whether the development is able to achieve the required
floor to ceiling height in order to use the bonus provisions.

The proposal has a maximum height of 22.035m which is limited to the lift overrun. The application was not
accompanied by a Clause 4.6 variation. The maximum height of building is a development standard and an
assessment against the provisions of Clause 4.6 is necessary. These provisions require the consent
authority to consider a written request from the applicant justifying the contravention of the development
standard, as this hasn't been provided, consent must not be granted.

Notwithstanding, the proposed development is not supported as a superior outcome is not achieved as a
result of the height breach, nor is the height the only remaining issue which warrants support. There are
significant design and technical issues with the proposed development which warrant a redesign of the
proposal and there is opportunity for the height  to be resolved through that process.

It is concluded that the application has not demonstrated that compliance with Clause 4.3 is unreasonable
or unnecessary in the circumstances, nor that there are sufficient environmental grounds to justify
contravening the development standard, for the following reasons:

The proposed development is inconsistent with the B4 zone objective to minimise conflict between
land uses within the zone and land uses within adjoining zones.
The proposal has excessive bulk and would create an unacceptable transition to the adjoining sites.
The proposal would cause unacceptable loss of privacy and overshadowing.
The proposal is not consistent with the existing and desired future character of the locality due to its
excessive height and bulky form.
The proposal would have adverse visual impacts.

Further, Clause 20 of State Environmental Planning Policy (Affordable Rental Housing) 2009 allows for
refusal of a proposal where the maximum height controls are exceeded, which is the case in this instance.

Clause 4.4 Floor Space Ratio
The maximum floor space ratio under the LEP is 3:1. The proposed FSR is 2.95:1, which complies.

Clause 4.6 Exceptions to development standards
See discussion under Clause 4.3 Height of building
Clause 7.1 Earthworks
The proposal includes extensive earthworks and excavation to accommdoate the two levels of basement
and development is proposed up to the side boundary.

The proposed development has not demonstrated that the proposed earthworks will not have a detrimental
impact on environmental functions and processes or neighbouring uses and is considered unsatisfactory
with respect to Clause 7.1 Earthworks.

Clause 7.4 Sustainable development
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Clause 7.4 of PLEP requires the consent authority to have regard to the principles of sustainable
development as they relate to the development based on a whole of building approach by considering a
number of matters as listed under clause 7.4 (a) through to (j).  
 
It is not considered that the design of the development adequately considers embodied energy in materials,
building design and orientation, natural ventilation, or energy efficiency and conservation.Extensive areas of
hardstand are proposed, limited opportunity for meaningful landscaping is incorporated in the design and
the site coverage and overall building bulk is excessive.  Existing vegetation on the site are proposed to be
removed and could be retained through a more appropriate compliant design or  through simple design
changes.
 
It is also noted that the incorrect BASIX Certificate has been lodged for the development type.  Refer also
to discussion under SEPP BASIX.
 
Clause 7.7 Servicing
Whilst water, sewer, electricity and telecommunications are already available to the site and will be utilised
in the development, the design of the proposal does not provide suitable servicing with respect to waste
management or basement layout.

Clause 7.11 Penrith Health and Education Precinct
The site is located within the Penrith Health and Education Precinct. Clause 7.11 of the LEP states:

(1)  The objectives of this clause are as follows—
(a)  to encourage a built form that is suitable for both residential and health services facilities,
(b)  to encourage adaptive reuse of residential buildings for health services facilities in the Penrith Health
and Education Precinct where the residential use within the building ceases in the future.
(2)  This clause applies to land identified as “Penrith Health and Education Precinct” on the Clause
Application Map.
(3)  Despite clause 4.3, development consent may be granted to development on land that exceeds the
maximum height shown for that land on the Height of Buildings Map by up to 20% if the floor to ceiling
height of both the ground and first floors are equal to or greater than 3.5 metres.

The proposal is contrary to the objectives of the clause in that the built form is not suitable for both
residential and health services facility. The bulk and overall design of the proposed development has been
deemed unsuitable.

The proposed development seeks to rely on the bonus height provisions of this clause, however, the
application has not demonstrated that the floor to ceiling height is equal to or greater than 3.5m. Parts of
the first floor have a nominated floor to floor height of 3.7m, in considering the construction requirements for
a slab between levels and servicing it has not been demonstrated that the development is able to achieve
the required floor to ceiling height necessary in order to grant development consent..

It is also noted that the proposed development also exceeds the 20% bonus height limit, which would
ordinarily allow a maximum height of building of 21.6m. The proposal has a maximum height of 22.035m
which is not supported.

As such, Clause 7.11 is not satisfied.
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Section 4.15(1)(a)(ii) The provisions of any draft environmental planning instrument
Draft State Environmental Planning Policy that is applicable to the proposed development is the Draft
Remediation of Land SEPP. The intention of this draft SEPP was to repeal SEPP 55 however the Draft EPI
has not progressed since its public exhibition in 2018. The draft provisions do not alter requirements for
development to demonstrate that the land is suitable or can be made suitable, and therefore the Draft 
Instrument has no further considerations beyond what has already been addressed within commentary
against SEPP 55 in this report.

This application was lodged on 26 October 2021 when State Environmental Planning Policy (Affordable
Rental Housing) 2009 was in force. On 26 November 2021, State Environmental Planning Policy (Housing)
2021 (the Housing SEPP) came into force and repealed SEPP ARH. Schedule 7 of the Housing SEPP
provides for the provisions of SEPP ARH to continue to apply as the development application had been made,
but not yet determined, on or before the commencement date. Notwithstanding this, consideration should be
given to the Housing SEPP given it was a Draft Environmental Planning Instrument at the time of lodgement
and imminent. There are a number of provisions contained within the Housing SEPP to which the application
does not comply. A substantial change between the policies is the requirement for boarding houses to be
provided as affordable housing in perpetuity and managed by a registered community housing provider. 

Refer to discussion under SEPP ARH, which also includes an assessment against State Environmental
Planning Policy (Housing) 2021.

Section 4.15(1)(a)(iii) The provisions of any development control plan

Development Control Plan 2014
Provision Compliance

DCP Principles Does not comply  see Appendix 
Development Control Plan Compliance

C1 Site Planning and Design Principles Does not comply  see Appendix 
Development Control Plan Compliance

C2 Vegetation Management Does not comply  see Appendix 
Development Control Plan Compliance

C3 Water Management Does not comply  see Appendix 
Development Control Plan Compliance

C4 Land Management Does not comply  see Appendix 
Development Control Plan Compliance

C5 Waste Management Does not comply  see Appendix 
Development Control Plan Compliance

C6 Landscape Design Does not comply  see Appendix 
Development Control Plan Compliance

C7 Culture and Heritage N/A

C8 Public Domain N/A

C9 Advertising and Signage N/A

C10 Transport, Access and Parking Does not comply  see Appendix 
Development Control Plan Compliance
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C11 Subdivision N/A

C12 Noise and Vibration Does not comply  see Appendix 
Development Control Plan Compliance

C13 Infrastructure and Services Complies

D2.1 Single Dwellings N/A

D2.2. Dual Occupancies N/A

D2.3 Secondary Dwellings N/A

D2.4 Multi Dwelling Housing Does not comply  see Appendix 
Development Control Plan Compliance

D2.5 Residential Flat Buildings N/A

D2.6 Non Residential Developments N/A

D3.1. Bulky Good Retailing N/A

D3.2. Sex Services Premises N/A

D3.3. Restricted Premises N/A

D5.1. Application of Certification System N/A

D5.2. Child Care Centres N/A

D5.3. Health Consulting Rooms N/A

D5.4. Educational Establishments N/A

D5.5 Parent Friendly Amenities N/A

D5.6. Places of Public Worship N/A

D5.7. Vehicle Repair Stations N/A

D5.8. Cemeteries, Crematoria and Funeral
Homes

N/A

D5.9. Extractive Industries N/A

D5.10 Telecommunication Facilities N/A

D5.11 Boarding Houses Does not comply  see Appendix 
Development Control Plan Compliance

E12 Penrith Health and Education Precinct Does not comply  see Appendix 
Development Control Plan Compliance

Section 4.15(1)(a)(iiia) The provisions of any planning agreement
There are no planning agreements in place applying to this development proposal.

Section 4.15(1)(a)(iv) The provisions of the regulations
The development application has been notified, exhibited and advertised in accordance with the
requirements of the Regulations.

The incorrect BASIX Certificate has been lodged with the application and nominated sustainability
commitments are not shown on the DA drawings as is required by, and in opposition to, the Regulations.

A Preliminary Site Investigation (PSI) Report was not submitted to demonstrate the requirements of State
Environmental Planning Policy No. 55—Remediation of Land have been met.
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Section 4.15(1)(b)The likely impacts of the development
Likely impacts of the proposed development are discussed below:

Urban Design

The proposal was considered by the Urban Design Review Panel on 14 December 2021 and the following
issues were raised for consideration in the progression of the development proposal. 

The proposal is not contextual responsive and presents as an overdevelopment of the site with a bulk,
scale and mass that is not sympathetic to surrounding development, the streetscape or adjacent
development noting zoning changes to the east. 
The building form provides for a long unbroken mass surrounding the corner isolated allotment with
inadequately located landscaping and communal open space areas that seeks to utilise necessary
built form setbacks for landscaping rather than meaningful congregation spaces.
The building requires spatial breaks and separation as two separate and individual building forms that
suitably present to both street frontages, with setbacks and separation that reflect the requirements
within the Apartment Design Guideline. The new State Environmental Planning Policy 2021, whilst
potentially not strictly applying to the DA due to savings provisions, still establishes expectations in
built form relevant for a boarding house development given the mass, scale and architectural outcome
is reflective of a mixed use / residential flat building development and is therefore subject to the same
design considerations and contextual integration requirements. 
The proposal comprises the redevelopment capability of the corner allotment with inadequate setback
and separation of building form to the boundary to accommodate a built form outcome on the isolated
site that is envisaged by the zoning and zone objectives. 
There are territory conflicts at the ground floor with boarding rooms immediate adjoining identified
communal open space. At a minimum Boarding Room 5 and 6 require deletion to provide for
meaningful open space dimensions and connectivity to the proposed communal room. Further
suggestions of communal open space in the setback to Bringelly Road is an inaccurate reflection of
what is proposed as this is a built form setback and not useable space as communal open space with
quality amenity. 
It is not clear why duplicated lift core infrastructure is proposed for the building fronting Bringelly Road
given a maximum of 4 boarding rooms are proposed off the corridor.
The external façade design with excessive blank walls and repetitive window arrangements is not an
appropriate outcome with respect to streetscape presentation and edge boundary conditions. 
The proposed non compliance with the building height limitations within the LEP are also not
supported as the objectives of the height standard must be complied with and the exceedance is not
associated with a roof top communal open space element in combination with an embellished ground
floor offering. Further any proposed clause 4.6 variation must be predicated on demonstration of
superior outcome for the site which is not reflected within the proposal given the concerns raised with
mass, bulk and scale of the proposed development. 
There are concerning overshadowing impacts that will result for the isolated corner lot and it is
considered necessary that the corner lot is incorporated into a new and amended development
proposal. Evidence of engagement to acquire this site should be provided and if the site cannot be
acquired, a suitable design response to allow for future development capability must be presented
which is not considered to be the case by the proposed plans. 
Landscaping is both inadequate and dependent on raised planters with poor deep soil provision across
the site. Greater boundary setbacks are required to all side and rear boundaries of the site with a
landscape curtilage at basement as well as above ground that allows for deep soil zone tree planting
and meaning landscaping outcomes. Further, the minimal landscaped setback areas are further
compromised by drainage infrastructure which is not appropriate. The suggestion of deep soil within
the plan calculations includes OSD systems and pipework which undermines and erodes the
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intentions of this deep soil zone to accommodate canopy cover planting. 
The proposal is considered to be fundamentally unsupportable and it is recommended that that
application not be supported as currently lodged.

The comments provided by the UDRP have been considered in the assessment of the proposal and further
support the conclusion that the development as proposed is unsuitable and that the Clause 4.6 variation
cannot be supported.

Streetscape and Local Character

The proposal will have a negative impact on the existing streetscape and character of the local area.  Refer
to earlier discussion in this report. The development proposal is inconsistent with controls of the Affordable
Rental SEPP, Penrith LEP and Penrith Development Control Plan 2014 (PDCP) which are related to local
character, landscaping and urban built form and setbacks.  The design is also in contrast to the key built
form controls of the PDCP, in that the bulk and scale of the development is not adequately mitigated by
landscaping or articulating design elements along its elevations.  The design of the boarding house does
not enhance the essential character and identity of established residential areas.

Issues have been identified regarding the basement driveway, access ramp design and onsite vehicle
turning and waste. Existing vegetation should be retained noting existing heat island issues and the
number of extreme temperature days Penrith experiences and they contribute to local character and
amenity.

In order to address the outstanding technical issues, there is an opportunity to significantly reduce the
overall size and scale of the development and provide vegetation retention and landscaping opportunities.

These issues on their own and cumulatively have the ability to impact upon streetscape and local
character.

Residential Amenity

Issues have been identified by the UDRP regarding meaningful open space. The outdoor amenity of the
proposed communal spaces could be improved and will impact the comfort, health and well being of future
occupants. 

The application should be refused as the development will result in unacceptable impacts upon the amenity
of the adjoining properties, in particular regarding the unacceptable separation and interface with the
existing adjoining and future likely development, as well as the transition between zones.

Vegetation & Landscaping

The application will result in the loss of all of the established vegetation on the site to provide a clear
development site. Council's Landscape Architect has reviewed the proposal and advised that it is
unacceptable for the following reasons:

New planting opportunities are provided for replacement planting.
The design has not considered landscape and other green infrastructure on equal terms with grey
infrastructure. It is built form dominant and lacking green space and greening. It is inconsistent with
the standard delivered in other similar developments.
There is opportunity for community green roof spaces for residents, which may include community
gardens, recreation and gathering spaces and cooling.
There are 7 trees to be removed. There is insufficient quantity of replacement trees planted and
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replacement canopy area. The Greener Places Guide requires 25% canopy cover for this type of
development.
Some proposed species are not suited to the conditions created such as native banksias in shaded
spaces.
The 3m wide corner of deep soil is ‘leftover’ space from a basement layout and it is small, isolated and
reliant on adjoining deep soil to have any meaningful impact. It does little to contribute to the amenity
of the community open space.
On Santley Cr, the front setback is dominated by pavement and the design does not take advantage of
the deep soil planting opportunity.
Given Bringelly Rd is a higher order road, it is a more appropriate frontage (west facing) than Santley
Cr (south facing) for deep soil and canopy, which would benefit both streetscape amenity and cooling.

Specific comment is provided regarding key aspect of the landscape design:

Private open spaces:

The common open space area is considered poor amenity with clothes lines in proximity to recreation
spaces (BBQ and seating)
Some landscaped areas are difficult to access for maintenance, some relying on access through
rooms. If maintenance is reliant on the resident to undertake, then long term viability of planting cannot
be assured.

Eastern boundary:

Landscaping is split between deep soil (1m wide) and podium and the rootzone volume for plants is
much reduced. The deep soil area is further compromised with underground stormwater drainage
infrastructure, limiting the type and size of plants possible there. Raised planters would be so narrow
that species choice would be very limited.
Plant species planted along this building frontage should be reducing the bulk, scale and height of the
built form for visual amenity and screening of the blank wall. Both the narrow setback as well as
compromised ground conditions could only deliver small shrubs up to say 1.2m. Without this
landscaping, the amenity of residents from the adjacent property is significantly compromised.
It is unclear without cross sections through open spaces attached to the Manager’s Room and Rooms
002004 how the podium, deck and natural ground levels interface and how these narrow spaces will
provide amenity to residents.

Bringelly Rd frontage:

Planting is proposed in ‘tubs’ (prefabricated planters) on podium. The tub sizes are estimated to be less
than 1m in any width – this size cannot sustain the 8x3m tree species proposed. It is realistic to expect a
small tree or shrub might survive in this soil volume, say a tree reaching 23m in height, which does not
provide acceptable streetscape and frontage amenity nor shading and cooling. Irrigation to tubs is noted as
being documented in a later stage, however it is unclear how irrigation is achievable given the podium
conditions.

Public domain:

Should be provided in accordance with Council’s adopted and online Public Domain Manual
(PDM)(currently awaiting Council review) and current streetscape upgrade project which is nearing
commencement of construction
Upgrade of street light poles and luminaires as well as undergrounding of overhead power should be
included. Undergrounding of power would ideally involve the wires that cross Bringelly Rd. It is not
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clear where the light pole on Santley Cr is physically located in relation to the side boundary ie. Which
property would be responsible for the upgrade.
Proposed street tree (Santley Cr) is Brush Box which is unsuitable given the overhead wires. An
alternative species is to be agreed with PCC. Brush Box is a suitable species if power is
undergrounded. Street tree planting details are not in accordance with Councils PDM and not viable.

Traffic, Parking, Access and Maneuvering

Council's Engineers raised issues with respect to the following:

Insufficient information is provided with regard to the proposed driveway longsection. As advised in pre
lodgement, the access ramp to the underground basement shall be 300mm above the top of kerb level
in Santley Crescent. The driveway longsection shall be extended to the kerbline and clearly
demonstrate this requirement.
Insufficient information has been provided to demonstrate satisfactory turning onsite. It appears as
though a swept path analysis may have been addressed in the Appendices of the Traffic Report,
however these seem to be missing. Turning paths shall be determined for the largest service vehicle of
the development, for vehicles turning at the end of aisles and for vehicles accessing car parking
spaces.
The application proposes 36 parking spaces for the boarding house, noting that boarding houses
already receive reduction rate, therefore, a further reduction is not acceptable, the applicant shall
comply with the SEPP requirement for parking spaces number. Further to note is that Bringelly Road
and Santley Crescent is in close proximity to the Nepean hospital and to busy commercial/shops
where onstreet parking are in high demand.
Swept path shall be provided for the largest vehicle accessing the site while clearing all objects as per
AS2890.1 and the Pernith DPC C10. 
All vehicles shall enter and exit the parking spaces/site in a forward direction with no more than 3
point turn  especially for space #14 (Basement 2)
Parking spaces envelop shall demonstrate that vehicles doors are cleared of any obstruction such as
columns especially spaces #2 (Basement 1) 
Stop wheel are needed for all parking spaces especially for # C1, C2, C3, C8, C9 within Basement 1,
and for parking spaces # 12, 13 within Basement 2
The proposed car lift is not supported.

Stormwater

Insufficient information has been provided to demonstrate compliance with Council's Stormwater Drainage
Specification for Building Developments. As requested in prelodgement, the application shall demonstrate
that downstream stormwater systems have adequate capacity to accommodate stormwater flows
generated from the development. In accordance with Council's Specification, the maximum discharge to
the kerb at any single point shall be 25L/s for 10% AEP storm events. Where this cannot be met, onsite
stormwater detention will be provided to reduce stormwater flows.

Solar Access Impacts

The shadow diagrams indicate an unacceptable level of overshadowing of 33 Santley Crescent at all times
of the day, which extend to other properties further beyond the road at various items of day.

Social and Economic Impacts

The proposal was referred to Council's Social Planner who has not raised any significant objections to the
boarding house development.  However, it has been identified that there are significant noncompliances
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and amenity impacts.  

The application is accompanied by a social impact assessment. However, the application has provided
inadequate information to enable determination of the application as it has not established that the Site is
suitable for development of the proposed boarding house given the clustering of boarding houses in the
locality. The Site is located in a locality which already has a large number of approved/existing
boarding houses containing a total of well in excess of 200 boarding rooms and is subject to other
applications for boarding houses. The locality is also identified as a high crime area.

Waste impacts

This application was accompanied by a waste management plan, which was deemed inadequate. The
design of waste storage and collection is inadequate. The waste room is of inadequate dimension to
satisfactorily provide for the storage of the required bins and issues have also been identified with turning of
vehicles and clearances.

Air quality/odour impacts

Given the proposed use, it is not anticipated this development will generate any adverse ongoing air quality
or odour impacts. Air quality impacts during the demolition and construction phases of the development
can be managed through the conditions of consent, should consent for this development be granted.

Noise and Privacy Impacts

The development proposal does not adequately demonstrate a package of measures to mitigate against
negative privacy and amenity impacts.  Side setbacks are minimal and inadequate area is provided for
landscape screening. The length of the building and the extent of the upper level will result in negative
overbearing and overlooking impacts on neighbouring sites.  

The submitted Acoustic Report is not satisfactory. It is also raised that noise impacts during the
operational phase of the development, and specifically the use of open or communal areas, have only been
partially addressed and that the recommended Acoustic attenuation measures are not noted on plans. The
proposal is thus unsupportable having regard to noise and privacy impacts.

The Acoustical Report provides a Noise Impact Assessment (NIA) based on the architectural plans
submitted and dated February 2021 and the following comments are provided:

The Acoustic Report/Noise Impact Assessment (NIA) does not address noise associated with waste
collection or service deliveries.&nbsp; The Waste Management Plan (WMP) states there will be 2
recycling and 2 waste service collections weekly all of which will be undertaken by private contractors
with collection services occurring from a loading bay adjacent to the RWSA using a rear loading SRV
vehicle. The WMP states that ‘all services will be carried out, outside of normal business house
between 5.00am and 7.00am on each collection day, when there is minimal pedestrian and vehicular
activity so as to minimise the impact of collections on the amenity of the area’.&nbsp; The NIA is
required to assess noise associated with waste collection services and is to clearly detail and assess
the noise impacts to receivers within the development itself as well as impacts to nearby receivers
located on properties surrounding the site.&nbsp; The NIA is to detail and assess the location, hours
and frequency of waste collection services and is to provide recommendations to minimize noise
impacts and ensure compliance with established criteria is achievable.

The NIA does not discuss noise from commercial tenancies within the proposed development and the
application generally does not nominate proposed tenancy uses.  Confirmation is required as to
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whether the commercial tenancy uses are to be approved under this development application, and if
so, what uses are proposed, or whether use of the commercial premises will be subject to future
separate development applications where noise impact assessment for the commercial units will be
undertaken as part of those future applications.  If approval of specific uses within the commercial
tenancies is sought under this application, a noise impact assessment of the commercial tenancies
will be required.

Noise from use of the loading dock is required to be assessed in the NIA even if specific commercial
tenancies are not known at this stage.  Indicative data should be provided, along with any noise
mitigation recommendations, to ensure use of the loading dock can comply with established noise
criteria.

The NIA does not specifically assess vehicle noise associated with the proposed development in
terms of Section 3.4.1 of the NSW Road Noise Policy.  The NIA is required to address the Road Noise
Policy in terms of increase to existing traffic noise demonstrating that an increase by more than 2dBA
above the ‘no build option’ will not occur.

Clarification is required regarding Tables 12 and 13 of the NIA in terms of which scenario each table
(12 and 13) relates.  Confirmation is required as to whether the nighttime predicted levels presented in
Table 12 relate to scenario 1 from Table 9 and whether the daytime predictions presented in Table 13
relate to scenario 2 from Table 9. The NIA is to confirm the noise levels associated with each scenario
in Table 9 and across all periods (day, evening and night).  The NIA is to detail noise levels at
receivers without mitigation measures and with mitigation measures, informing as to the noise
reduction provided by proposed fencing.

The NIA and Plan of Management are to each be consistent and confirm the maximum occupancy of
the communal areas (both indoor and outdoor) and across all time periods (day, evening and night). 
The NIA is based upon a maximum of  98 boarders using communal space (comprising 52 outdoors
and 46 indoors) during the day and, it is assumed, evening.  The Plan of Management is to
demonstrate that this maximum occupancy rate can be satisfactorily supervised and achieved,
including prohibition of use of the outdoor communal space after 10pm.

Confirmation is required as to whether all mechanical plant and equipment including condenser units
for airconditioning will be located in the basement.  Where plant and equipment may be located on
the roof or external to the basement level, acoustic indicative assessment data is required to
demonstrate compliance with established noise criteria is achievable.

The proposed arrangement to permit a maximum of 10 persons in the outdoor communal area up until
11pm on Friday and Saturday nights is considered complicated and potentially difficult to supervise
particularly as the resident caretaker’s contact hours are listed in the Plan Of Management as being
between 8am and 6pm Monday to Saturday.  It is the recommendation of Council's Environment Team
that the outdoor communal area not be used after 10pm on any day.  Accordingly, the Plan of
Management is to be revised to reflect that the outdoor communal area will not be used after 10pm.

Confirmation of the maximum occupancy rate.

As such, the proposal is unacceptable in terms of noise impacts.

Local Government (General) Regulations 

Room furnishings
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The statement of environmental effects states that the owners will not be providing any mattresses or bed
sheets / blankets. Under the Local Government Act, boarding houses which provide long term
accommodation (over 7 days) must provide each room with minimum furnishings. These are listed in
Schedule 1 of the regulation and must include:

An adequate number of beds, each provided with a mattress and pillow and an adequate supply of
clean blankets or equivalent bed clothing;
Adequate storage space; and
blinds, curtains or similar devices to screen windows for privacy.

Laundry Facilities

The plans indicate that the laundry will be equipped with 7 machines. It is unclear how many of these are
washing machines or dryers, however, this is inadequate for the number of lodgers proposed. There needs
to be at least one 8.5kg capacity washing machine and one domestic dryer for every 12 residents. As the
maximum number of boarders is proposed to be 184, the applicant must provide at least 16 washing
machines (with an 8.5kg capacity) and at least 16 domestic dryers.

Furthermore, 30m of outdoor drying space in the form of clothes lines (fixed or retractable) needs to be
provided. This results in a total of 460m of clothes line space for the number of occupants.

Plan of Management 

The Plan of Management submitted with this application is considered to be unsatisfactory. The Plan of
Management (PoM) for the boarding house does not address the following:

The plan of management also needs to be amended to include the frequency of cleaning and how they
intend to deal with pest management including bed bugs, detailed room furnishings and so on. 
the boarding house staffing arrangements, including the location or 24 hour contact details of any on
site manager, offsite manager or resident caretaker, who has overall responsibility for the operation,
administration, cleanliness, maintenance and fire safety of the premises 
plans outlining the occupancy rate for each sleeping room, room furnishings, provisions of communal
areas and facilities, and access and facilities for people with a disability 
waste minimisation the servicing of ‘sharps’ and sanitary napkin receptacles 
professional cleaning and pest and vermin control arrangements, which, at a minimum, should include
the weekly professional cleaning of shared facilities such as kitchens and bathrooms 
management of any communal kitchen including rules of use and cleaning and schedules  
safety and security measures, including: 

i. perimeter lighting; 
ii. surveillance or security camera systems; 
iii. fencing and secure gates; 
iv. room and access key arrangements; and 
v. a landline telephone for residents to ring emergency services; 

internal signage, including: 
i. the name and contact number of the property caretaker or manager; 
ii. emergency contact numbers for essential services; 
iii. house rules; 
iv. a copy of the annual fi re safety statement and current fire safety schedule; and 
v. floor plans that will be permanently fixed to the inside of the door of each bedroom to indicate the
available emergency egress routes from the respective bedroom  

A pest management program must also be added to the Plan of Management including details of: 
i. frequency of pest service  
ii. maintenance and cleaning 
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iii. area of service  
iv. time of service  
v. sighting of pests and a response plan  
vi. reporting  
vii. methods of treatment  
viii. approved products and chemicals 

Specific consideration in the plan needs to be given to bed bugs particularly in regard to monitoring
and a response plan should they be identified.  
The plan shall clearly indicate how, and in what timeframe, pests can be eradicated and what
measures will be put in place to prevent the further harbourage of pests.  
Minimum room furnishings  
The Plan of Management should include a minimum room furnishing list and include detail on the
condition of furnishing and process of replacing furnishing when required, such as how and when a
resident can have a mattress replaced.  
Contents of the room must include: 

i. bed and bed size 
ii. wardrobe 
iii. mirror 
iv. table and chair 
v. night light 
vi. waste container 
vii. curtains or blinds; 
viii. phone line 
ix. microwave 
x. refrigerator 

Cleaning Schedule
A cleaning and sanitation program should be developed including written cleaning schedules and
cleaning procedures.  
The schedule and procedures must cover all areas external to occupied resident’s rooms but should
include the room clean when a room is vacated.  
The following must be addresses in the procedures: 

i. how cleaning and sanitising is conducted, 
ii. frequency of cleaning and sanitising, 
iii. use of chemicals, 
iv. cleaning chemical and sanitising solution strengths, 
v. Record keeping of cleaning and sanitising and signing off on cleaning and sanitising.

Section 4.15(1)(c)The suitability of the site for the development
The site is considered to be unsuitable for the following reasons:
 

The cumulative impacts of the proposal by clustering of boarding houses in the area is unacceptable.
The design of the building is not compatible with, or complementary to the existing or future desired
character or landscaping of the local area.
The development proposal does not adequately demonstrate that negative impacts related to bulk,
scale, privacy, overshadowing, noise, waste, parking and character are adequately mitigated against or
addressed by the design.
The applicant has not satisfactorily addressed site suitability and SEPP 55.
The design of the boarding house on the site is not acceptable in terms of internal and external
residential amenity and having regard to the sustainability of the development and vegetation removal.
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Section 4.15(1)(d) Any Submissions

Community Consultation
Between 15 November 2021 to 29 November 2021, the Application was advertised and notified to adjoining
and nearby residences. Fifteen (15) individual submissions were received. The following issues were raised:

Issue Raised  Comment 
Amenity:

 Overlooking
 Overshadowing and loss of sunlight
 Inadequate setbacks from
boundaries
 Loss of outlook from adjoining
properties
 Excessive density
 Overbearing development, too large
 Privacy loss

The impacts of the development on amenity, and the design of the
development including the proposed setbacks, bulk and lack of
landscaping have been considered and the application is being
recommended for Refusal based on these reasons, and others. 

Parking & Traffic:

 Traffic impacts
 Overflow parking on street
 Construction traffic issues
 

It is agreed that there is a high demand for parking in the area and
as SEPP ARH allows for a 0.5 car space per boarding room and on
this basis, inadequate car parking has been provided for the
development. 

Other concerns have been raised by Council's Traffic Engineer
regarding the ramp and basement movements. 

Safety:

 Loss of feeling of safety
 Potential safety issues when
walking to school and train or to the
nearby playground
 Criminal activities and drug and
alcohol issues
 Inappropriately located near a Pub
 Impacts from other operational
boarding houses have been
experienced first hand and don;t want
that here
 Need to protect existing residents in
the area
 

The clustering of boarding houses in an area with high levels of
crime and close proximity to a Pub and schools raises amenity,
safety and security concerns for surrounding residents which have
not be resolved by the management measures identified in the
Application.  
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Neighbouring Development:

 The development, in particular
excavation and building up to the
boundary, restricts opportunities on
neighbouring land
 Future residents will likely complain
about overshadowing from the future
development to the north, which is
unavoidable and requires greater
setbacks
 

Geotechnical issues and excavation stability are genuine concerns
for the neighbouring properties. The application lacks details of the
intended outcome in this regard. 

Noise:

 Impact of noise from boarding house

It is agreed that noise levels may have an impact on existing levels
of amenity. Council's Environmental Health officers have raised
issues with the applicant's Acoustic Assessment. The application is
recommended for Refusal on a range of matters.  

Social Impacts:

 Concern in relation to type of
residents of boarding house
 Residents with social and medical
problems are housed without
adequate support services or
specialist trained manager
 Drug and crime issues.
 Will create disharmony in the
community.
 Need to protect existing residents in
the area.
 

The development proposal was referred to Council's Social Planner
who has identified a need for diverse forms of affordable rental
housing, notwithstanding the application is recommended for
Refusal.

The application has provided inadequate information to enable
determination of the application as it has not established that the
Site is suitable for development of the proposed boarding house
given
the clustering of boarding houses in the locality, nor onsite
management

Affordable Accommodation:

 Doesn't get used as approved.
 Need more affordable housing for
families.
 

Changes have been made in the new Housing SEPP to provide
greater control over use and operation of boarding houses. 

It is agreed that more affordable housing is required for families,
however this application is for a Boarding House which limits the
occupants to two per room.

Character:

 7 storeys is too large
 Out of character with the area
 Cluster of boarding houses changing
area into a ghetto.
 

The assessment by Council Officers agrees that the proposed
boarding house is not compatible with the desired character of the
area and that the bulk and scale and overall size of the development
is excessive.

Previous Refusal:

 DA 16/1289 was previously refused
on the site and reason remain
relevant.
 

A residential flat building was refused on 31 Santley Crescent for
reason including Urban Design, Height, Waste, Water Sensitive
Urban Design and Geotechnical matters. These issues appear to
remain relevant in this current application. 
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Inconsistencies in documents  Inconsistencies in the submitted documentation, or lack of details,
has been identified during the assessment and forms a reason for
refusal.
 

Referrals
The application was referred to the following stakeholders and their comments have formed part of the
assessment:

Referral Body Comments Received

Building Surveyor No objections  subject to conditions

Development Engineer Not supported

Landscape Architect Not supported

Environmental  Environmental
management

Not supported

Environmental  Public Health Not supported

Waste Services Not supported

Traffic Engineer Not supported

Social Planning Not supported

Section 4.15(1)(e)The public interest
The proposed development is not considered to be in the public interest for the following reasons:

The proposal is assessed to be contrary to the aims and zone objectives of Penrith Local
Environmental Plan 2010;
The proposal is noncompliant with key clauses of State Environmental Planning Policy (Affordable
Rental Housing) 2009, resulting in a development which will have unacceptable impacts upon the future
residents of the boarding house, the adjoining residents and the overall area.
The application has not suitably addressed site suitability and State Environmental Planning Policy No.
55  Remediation of Land.
The proposal has adverse impacts upon adjoining properties and the surrounding area.

 
It is for the above reasoning that approval of the development application would not be in the public interest.
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Conclusion

The development application has been assessed against the applicable environmental planning instruments,
including State Environmental Planning Policy (Affordable Rental Housing) 2009 and Penrith Local Environmental
Plan 2010, and the proposal does not satisfy the aims, objectives and specific provisions of these policies.
 
In its current form, the proposal will have a negative impact on the surrounding character of the area, specifically
the setbacks and general design of the development. The proposal is not compatible with local character and is
not representative of the future desired character of the area, as defined by Penrith Local Environmental Plan 2010
and the Penrith Development Control Plan 2014.
 
The development application was submitted with insufficient information in particular related to BASIX, acoustics,
urban design, parking, landscaping, contamination and site context.
 
Support for this application would set an undesirable precedent in the locality, particularly given the
incompatibility of the design with the applicable controls of the Penrith Development Control Plan 2014.  The
building design is not site responsive and does not comply with key development standards which are directly
resulting in unacceptable negative impacts in the locality, and is not in the public interest.

It is for the above reasoning that the development application is not worthy of support.

Recommendation

1.  That DA 21/0788 for a Seven Storey Mixed Use Development including Ground & First Floor Commercial
Tenancies, Boarding House including 96 Boarding Rooms & Manager's Room & Two (2) Levels of
Basement Car Parking, at 31 Santley Crescent and 2a Bringelly Road, Kingswood be Refused for the
attached reasons; and

2.  That those making submissions are notified of the determination.
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CONDITIONS

Refusal

1 X Special 01 (Refusal under Section 78A(9) of EPA Act 1979) 
The application is not satisfactory for the purpose of Section 4.15(1)(a)(i) of the Environmental Planning and
Assessment Act 1979 as the proposal is inconsistent with the provisions of Penrith Local Environmental Plan
2010 as follows:  

(a) The proposal is inconsistent with Clause 1.2, Aims of Plan, and the objectives of the B4 Mixed Use zone, in
particular that the development proposal does not minimise conflicts between zones and within the zone.

(b) The proposed building exceeds the maximum height limit under Clause 4.3 Height of Buildings and Clause
7.11 Penrith Health & Education Precinct.

(c) The application was not accompanied by a written request as required by Clause 4.6 in relation to the
contravention of Clause 4.3 and 7.11.

(d) The proposed development has not demonstrated that the proposed earthworks will not have a detrimental
impact on environmental functions and processes or neighbouring uses and is considered unsatisfactory with
respect to Clause 7.1 Earthworks.

(e)  The proposal is unsatisfactory having regard to the principles of sustainable development under Clause 7.4
Sustainable development.

(f) The design of the proposal does not provide suitable servicing as required by Clause 7.7 Servicing.

(g) The proposal is contrary to the objectives of Clause 7.11 in that the built form is not suitable for both
residential and health services facility and the height exceeds the maximum height limit permitted under
Clause 7.11.

2 X Special 02 (Refusal under Section 4.15(1)(a)(i) of EPA Act 1979) 
The application is not satisfactory for the purpose of Section 4.15(1)(a)(i) of the Environmental Planning and
Assessment Act 1979 as the proposal has not satisfied the provisions of Clause 7 of the provisions of State
Environmental Planning Policy No. 55  Remediation of Land.

3 X Special 03 (Refusal under Section 4.15(1)(a)(i) of EPA Act 1979) 
The application is not satisfactory for the purpose of Section 4.15(1)(a)(i) of the Environmental Planning and
Assessment Act 1979 as the proposal is inconsistent with the provisions of State Environmental Planning
Policy (Affordable Rental Housing) 2009, specifically Clauses 29, 30 and 30A as the development application:

 Exceeds the maximum building height control.
 Does not satisfy the minimum landscaped area controls.
 Does not satisfy the minimum car parking provisions.
 Does not satisfy the minimum motorcycle provisions.
 Does not suitably respond to the local  character of the area in terms of urban design and transition between
zones and to adjoining development.

   ASSESSMENT REPORT                                                                                                        PAGE | 32

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442

http://aae-iconap-1/ICON/Common/Output/Assess.aspx?id=12185&hid=5048
http://aae-iconap-1/ICON/Common/Output/Assess.aspx?id=12185&hid=5048
http://aae-iconap-1/ICON/Common/Output/Assess.aspx?id=12185&hid=5048
http://aae-iconap-1/ICON/Common/Output/Assess.aspx?id=12185&hid=5048


4 X Special 04 (Refusal under Section 4.15(1)(a)(ii) of EPA Act 1979) 
The application is not satisfactory for the purpose of Section 4.15(1)(a)(ii) of the Environmental Planning and
Assessment Act 1979 as the provisions of State Environmental Planning Policy (Housing) 2021 (the Housing
SEPP) have not been addressed given it was a Draft Environmental Planning Instrument at the time of
lodgement.

5 X Special 05 (Refusal under Section 79C(1)(a)(iiia) of EPA Act 1979) 
The development application is not satisfactory for the purpose of Section 4.15(1)(a)(iii) of the Environmental
Planning and Assessment Act 1979, as the proposal is inconsistent with the following provisions of Penrith
Development Control Plan 2014:

DCP Principle
C1 Site Planning and Design Principles;
C2 Vegetation Management;
C3 Water Management;
C4 Land Management;
C5 Waste Management;
C6 Landscape Design;
C10 Transport, Access and Parking;
C12 Noise & Vibration;
Part D2 Residential Development; 
Part D5, Section 5.11 Boarding houses; and
Part E12 Penrith Health & Education Precinct

6 X Special 06 (Refusal under Section 4.15(1)(a)(iv) of EPA Act 1979) 
The development application is not satisfactory for the purpose of Section 4.15(1)(a)(i) and 4.15(1)(iv) of the
Environmental Planning and Assessment Act 1979, State Environmental Planning Policy (Building
Sustainability Index: BASIX) 2004  and Clause 50 of the Environmental Planning and Assessment Regulation
2000 in that the application was not accompanied by a BASIX Certificate relevant to the type of development
proposed.

7 X Special 07 (Refusal under Section 4.15(1)(b) of EPA Act 1979) 
The development application is not satisfactory for the purpose of Section 4.15(1)(b) of the Environmental
Planning and Assessment Act 1979 in terms of the likely impacts of that development including those related
to:
 
(i) unsatisfactory urban design, streetscape and local character impacts;
(ii) unsatisfactory noise and amenity impacts;
(iii) unsatisfactory traffic, parking, access and maneuvering provision;
(iv) unsatisfactory external and internal amenity;
(v) unsatisfactory sustainability considerations; 
(vi) inadequate landscaping provision and setbacks; and
(viii) inadequate Operational Plan of Management.

8 X Special 08 (Refusal under Section 4.15(1)(c) of EPA Act 1979) 
The application is not satisfactory for the purpose of Section 4.15(1)(c) of the Environmental Planning and
Assessment Act 1979 as the site is not suitable for the proposed development. The size of the site and
dimensions of the site create limitations to the driveway gradient, turning area and waste management. The
proposed development removes all existing vegetation and does not propose a suitable landscape design
treatment.
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9 X Special 9 (Refusal under Section 4.15(1)(d) of EPA Act 1979) 
The application is not satisfactory for the purpose of Section 4.15(1)(d) and 4.15(e) of the Environmental
Planning and Assessment Act 1979 due to matters raised in submissions and the public interest with respect
to impacts of the development on residential amenity, local character, changing nature of the area and privacy.
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Appendix  Development Control Plan Compliance
Development Control Plan 2014

Part B  DCP Principles
The development proposal is considered to be contrary to the principles, commitments and objectives
of the Penrith Development Control Plan 2014 (DCP) in particular, the proposal does not enable
communities to minimise their ecological footprint or promote sustainable production and consumption
through appropriate use of environmentally sound technologies and effective demand management.

Due to the location, orientation and size and design of the development, the building will be exposed
to high levels of direct solar access and inadequate shade is provided to reduce the thermal loading,
which will be retained in the summer months.  

The submitted BASIX Certificate is identified as being for a multi dwelling housing development and is
not accompanied by the the required 'alternative assessment' for Large boarding Houses certificate
and Section J compliance report.

Part C  Citywide Controls
Section C1 Site Planning and Design Principles
Clause 1.2.2 Built form  Energy Efficiency and Conservation
This section of the DCP states that "buildings should be designed on passive solar design principals
which respond to orientation to maximise the northern aspect and solar access in the cooler periods;
reduce overheating in summer and promote solar gain in winter; and ensure there is adequate cross
flow of air by utilising natural ventilation, resulting in a reduction in the use of mechanical ventilation
and/or airconditioning systems".
 
The design of the building does not facilitate sufficient opportunity for natural cross flow ventilation and
is positioned and orientated such that the thermal load in summer will result in overheating and poor
internal amenity and thermal comfort for lodgers.
 
The incorrect BASIX Certificate was lodged for the development type, refer to discussions under SEPP
BASIX.
 
Clause 1.2.3 Building Form  Height, Bulk and Scale
The proposal fails to demonstrate how the development is compatible, comparable or complementary
with the bulk and scale of adjacent development, or provide a suitable transition to the adjoining
development.  The development proposal does not demonstrate an acceptable level of compliance with
the applicable key built and urban form controls under the DCP,  their objectives or with the objectives
of the R3 zone. 
 
Proposed setbacks and separation distances do not adequately mitigate against negative and
unacceptable amenity impacts such as privacy (visual and acoustic), overbearing and
impacts on local streetscape and landscape character.
 
Section C2 Vegetation Management
The development will result in the loss of all vegetation from the site.
   
Section C4 Land Management
No contamination assessment has been carried out for the development. See comments under SEPP
55 section of the report.  
  
Section C5 Waste Management
Unsatisfactory waste arrangements are proposed with the waste room and bulky store being
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inadequate in size.

Section C6 Landscape Design
Clause 6.1.3 Neighbourhood Amenity and Character 
 
The proposal does not comply with the requirements of the DCP as follows:
 The landscape proposal does not enhance the amenity and visual quality of the site.  
 The bulk and scale of the building is not moderated by the use of landscaped elements such as for
screening or shade provision.
 The development does not make any contribution to the streetscape by way of the design of
structures or landscaping.
 The design of landscaping works do not ensure that the development integrates into and enhances
the existing landscape character through either setbacks, materials selection, architectural character
or vegetation selection/placement.
 Unnecessary tree removal, which is considered unavoidable.
 
Clause 6.1.4 Site Amenity
The DCP states that landscape design should seek to screen development, particularly from the sides
and rear of an allotment and shrubs and small trees should be used to screen service areas and block
unwanted views that reduce privacy. The proposal does not adequately demonstrate an acceptable
level of compliance is achievable. The proposed level of site coverage is excessive and areas of
landscaping minimal resulting in no meaningful contribution to amenity, local character or streetscape
presence.

A 7 storey building is a new feature in this area and the design is not appropriate for the site in terms
of amenity impacts.
 
Section C10 Transport, Access and Parking
Car parking requirements are set by State Environmental Planning Policy (Affordable rental Housing)
2009 [SEPP ARH] and are not compliant. 

Council's development engineers have raised objection to the proposed ramp to the basement and
maneuvering / vehicles passing, as well as the proposed car lift to move vehicles between the two
basement levels.

The proposal does not comply with the general objectives of Section C10(A)(b) and (c) in that traffic
safety impacts of the proposal are not minimised as residents could be forced to reverse out of the
rear parking area and onto the street if there are no spaces available. Other implications of the design
of the driveway and car parking hard stand, the development will negatively impact roadway safety,
including pedestrian safety.  

For the above reasoning the proposal is found to be contrary to the road safety controls at
C10.2(B)(2)(a),(d) and (e) and the Parking objectives and controls at 10.5.1(B)(a),(b),(e),(f) and (C)(5)(i)
and (k).
 

D2 Residential Development
Section 5.11 of the Penrith DCP states at Clause C. Controls, (2)(h) that a boarding house proposal of
a scale similar to a multi dwelling housing development should comply with the controls and
objectives for Multi Dwelling Housing within this DCP.  It is assessed that the proposed development
is not of a scale similar to multi dwelling housing owing to the proposed height and size of the building
and number of domiciles proposed, the nature and density of activities related to the proposed use
and the bulk and site coverage of the design which contribute to an overall unacceptable scale. 
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Noting also that the NSW Government does not accept Single Dwelling BASIX Certificates for 'Large
Boarding Houses', which it defines as those being capable of accommodating more than 12 boarders
or is greater than 300sqm in floor area.  The proposal is defined as a 'Large boarding house'.

As is required by the DCP an assessment has been made of the proposal having regard to the
controls and objectives for multi dwelling housing.
 
Clause 2.4.2 Preferred Configuration for New Dwellings
Objectives for the clause include that new multi dwelling housing should adopt key features of
established suburban design, and that dwellings and their entrances and private courtyards look
towards the street, or the rear boundary.  
 
The design of the proposed does not adopt key features of established suburban design such as
articulated and stepped floor plates both in plan and in elevation, an upper level floor plate which is
notably smaller than the ground floor plate, and a building which is in a garden setting surrounded by
generous landscaping, with deep set landscaped set backs. There is a significant amount of built form
on the site, which is still visible from the street and does not assist with integrating the large size of
the building onto the surrounding area.
    
Clause 2.4.3 Development Site 
Objectives of the clause include to identify planning and design options that are appropriate to the
shape and size of each development lot, and to the location of neighbouring buildings, and to identify
planning and design responses that address impacts on surrounding streetscapes.
 
The design of the development is not site responsive.  The scale of the development does not sit
comfortably, wrapping the corner allotment and with minimal setbacks and landscaping. The front
setback DCP requirement is to be the average of the setback of the immediate neighbours, which has
not been achieved and will result in an overbearing development which will detract from the
streetscape character of the local area. This building is forward considerably beyond the adjoining
neighbours. It would be expected that if this front setback to the two streets is supported, that there
would be ample room for a landscaped rear and side setback to be provided. This is not proposed and
large areas of hard stand and ramp to the basement is provided with inadequate landscaping. 
  
Clause 2.4.4 Urban Form
The development proposal is in opposition to the control at 2.4.4(3) which states that applicant's are to
avoid "gunbarrel" style development with long rows of attached dwellings, long straight driveways and
rows of uniform width garden courtyards by (a) breaking buildings into separate blocks no longer than
20m; (b) provide "open space corridors" between buildings at least 4m wide across each site; (c) a
combination of garden areas and parking courtyards; or (d) open parking spaces that are lined by an
avenue of shady, overhanging trees; (e) along common driveways, step the alignment of buildings, and
/ or their external walls plus eaves;; and (f) at the head of common driveways, a distinctive building or
landscaped feature should terminate the vista from the street.
 
The design of the development does not comply with (3) or (3)(a), (b), (c), (d), (e) or (f) above. 
Inadequate landscape buffer is provided between the driveway and the boundary of the site, or between
the driveway and the boarding house.
 
The design of the development appears to be excessive given the inclusion of a basement on an
irregular shaped site with narrow frontages, which pushes the building out of the ground in part. The
corresponding associated impacts by way of resulting retaining walls, visual impact from ramp,
inadequate landscaping to screen the built form, ramping and car lift, all indicate that the proposal is
an overdevelopment.
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Clause 2.4.5 Front and Rear Setbacks
The proposal does not comply with the front setback requirement which states that the front setback
is to be either average the setbacks of the immediate neighbours; or a minimum of 5.5m, whichever is
the greater dimension.

The rear setback does not meet the DCP requirement and contains the ramp to the basement.
Limited opportunity is available for meaningful landscaping.
 
Clause 2.4.6 Building Envelope and Side Setbacks
The proposal does not comply with the objectives and controls of the clause in that inadequate
landscaped separation is provided between neighbouring dwellings.  The design of the development
does not comply with control at (B)(6) which requires reasonable separation and landscaping between
neighbouring buildings, consistent with the other sections of the DCP.  Refer to discussion under
Section 5.11 of the DCP for applicable side setback controls.Section 5.11 of the DCP for applicable side setback controls.

This development introduces a far more intensive design than two single dwellings currently, with up to
192 residents and as such greater separation to adjoining dwellings is required.
  
Clause 2.4.8 Landscaped Area
The proposal does not comply with the objectives and controls of this clause.  No effective separation
is provided between neighbouring development which may provide for healthy growth of new trees and
shrubs, that may provide a green outlook for residents, and the minimal and noncompliant front
setback will not allow for a front garden that will contribute to an attractive streetscape. 
 
Clause 2.4.12 Building Design
The development proposal is contrary to the controls of the clause, in that the design does not
effectively mitigate against bulk through the use of a variety of materials, articulating elements such as
stepped walls, projections in the ground floor plan, rooms that extend beyond the upper storey,
attached verandahs and pergolas.
 
Clause 2.4.13 Energy Efficiency 
The development proposal does not adequately employ design techniques to reduce thermal loads
and allow for effective solar shading. 
 
Clause 2.4.16 Garden Design
(B) Controls (1)(a) through (e) requires that the rear boundary setback should provide private garden
courtyards, a corridor of habitat, a green backdrop that is visible from the street, an interlocking
canopy of low to mediumheight trees and shrubs.  The rear setback is dominated by zero setbacks,
hardstand and basement ramp and has no areas being of a scale sufficient in area to accommodate
medium trees or shrub planting, or that would contribute to a corridor of canopy trees or that would
provide for a green outlook.
 
The control at (B)(2) and (3) require that the development provide for small to medium height canopy
trees for sunshading and privacy separation between dwellings and within the verges to any common
driveway and hedges fronting windows to any dwellings.  The design of the development provides
inadequate landscape buffer against the building and adjacent to the driveway and provides very
limited buffer planting along the side boundary.
  
Clause 2.4.19 Visual and Acoustic Privacy and Outlook
The development proposal has not adequately demonstrated that the package of measures proposed
to prevent privacy (visual and acoustic) impacts is acceptable.  The common open space area is
located directly opposite rooms of neighbouring residences (to the south) with no ability for
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landscaping to provide a buffer. The acoustic report does not address the location of the communal
open space.
 

D5 Other Land Uses
The proposal is not considered to be acceptable having regard to the objectives and controls of the
DCP including those of Chapter 5.11 Boarding houses.
 
In relation to Chapter 5.11 the following is noted:

 The proposal is not supportable as the design is not considered to be compatible with the local
character, the future desired character of the area, and does not provide suitable amenity for tenants
as is required by section 5.11(B) objectives.

 The proposal does not comply with section 5.11(2)(c) as the design does not have a sympathetic
relationship with adjoining development nor transition in heights. Insufficient side boundary planting is
provided as a buffer to the neighbouring developments, and the front setback is noncompliant,
resulting in the development sitting significantly forward of neighbouring developments adjacent and in
the vicinity of the site. 

 The proposal is not compliant with the required side and front setbacks provided in table D5.3 of the
Chapter which requires a front setback being the average of the immediate neighbours.

Clause C(2)(h) requires that a boarding house proposal of a scale similar to a multi dwelling housing
development should comply with the controls and objectives for Multi Dwelling Housing within the
DCP.  An assessment of the proposal has been undertaken against the applicable section of the
DCP.  Refer to Section D2 of the DCP section of this assessment report.
 

E12 Penrith Health and Education Precinct
The proposal has been assessed against the applicable provisions of Part E12, Penrith Health and Education Precinct of the

Penrith Development Control Plan 2014 and non compliance identified in a number of instances. Compliance with particular

sections is discussed in the table below:

 

Requirement Proposed Compliances/Discussion

Provision of flexible floor areas and layouts to the

ground and first floor to accommodate a range of

commercial uses

The ground and first floor will provide

for commercial uses

Yes

Floor to ceiling heights for an applicant seeking to take

advantage of the additional building height incentives

prescribed by LEP 2010

 

1.  3.5m on the ground and first floor; and

 

2.  2.7m on the upper floors

Ground floor: 4m

First floor: 3m

Upper floors: 2.7m

Yes

Nonresidential buildings greater than 12m in height

are to have a maximum depth of 25m

The proposal is provided with a depth

of well in excess of 25m.

No

Ground floor of mixed use to have 75% commercial

frontage 

Bringelly Rd complies.  Yes 

All points of an office floor should be no more than

10m from a source of daylight (e.g. window, atria or

light wells)

Tenancies 002 & 102 have marginal

noncompliances.

No

   ASSESSMENT REPORT                                                                                                        PAGE | 39

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



Minimum site width of 24m required.  Both frontages are well below this

requirement. 

No 

Separate commercial and residential entrances

required. 

Separate entrances proposed.  Yes 

Large unrelieved expanses of wall or building mass

will not be supported and should be broken up by the

use of suitable building articulation, fenestration or

alternate architectural enhancements

The proposal is provided with a blank

walls in part and are not considered to

have been appropriately broken up.

No

Side and Rear setback requirement for nonresidential

uses:

 

Up to 12m / 0m setback

 

12m to 24m / 6m setback

The lower levels have a zero setback

and this increases on the upper levels

to 3m.

No

Site Coverage: 75% of site >75% site coverage provided. No

Deep soil zone: 10% of site area <10% deep soil zone provided. No

Building faces are to be articulated so that they

address the street and add visual interest

The proposed design is considered

unacceptable.

No

External walls should be constructed of high quality

and durable materials and finishes with ‘self cleaning’

attributes, such as face brickwork, rendered

brickwork, stone, concrete and glass

The proposed design is considered

unacceptable.

No

Active frontage uses are defined as one or a

combination of the following, at street level:

 

1.  An entrance to a retail premises;

 

2.  A shop front;

 

3.  Glazed entries to commercial and residential

lobbies occupying less than 50% of the street

frontage, to a maximum of 12m frontage;

 

4.  A café or restaurant if accompanied by an

entry from the street;

 

5.  Active office uses, such as a reception, if

visible from the street, and

 

6.  A public building, if accompanied by an entry

The proposed design is considered

acceptable.

Yes

Please refer to discussion

below.

 

Given it is a mixed development, it is difficult in some instances to strictly apply the boarding house controls.

 The following commentary is provided on the areas of noncompliance or additional design discussion points identified

within the above table:

Precinct

The objective of the Precinct is to promote high quality architectural excellence and provide a mox of commercial and medical

related uses.

As such, the residential land sue was not envisaged on this site and as detailed elsewhere in this report, the building is not
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considered to be of high quality urban design or excellence.

Nonresidential building depth

 

Building depth restrictions are generally provided to commercial buildings to assist in allowing appropriate access to natural

light and ventilation especially to upper levels, while also reducing any adverse effects that a built form may have in regard

to a visual impact when viewed from the public domain. The development will provide for commercial uses to 2 levels with

predominant glazing via windows provided to Bringelly Rd.

When measured from either street, the depth of the building is considerably in excess of the DCP
requirement.
 

The development has identified a nil boundary setback provided to the northern elevation with an assumed intention of a

future development being provided directly adjoining to the north of the subject site. This nil setback is not considered

consistent with the future desired building configuration layout for this part of the Nepean Health Precinct, and has the

potential to impact upon development of adjoining properties or existing buildings.

 

Blank wall presentation

 

As the proposed development is provided with a nil boundary setback to the northern elevation, this has in turn provided for

a large amount of building mass to this façade. Other elevations have also been provided with blank walls in part or limited

windows and articulation.  

  

Noting the mixture of architectural features and colours proposed, the building is not considered to provide for an

appropriate presentation to allow for architectural interest when viewed from either the public domain or the existing

adjoining lots, not in keeping with the primary residential land uses adjoining.

 

Side setback

 

Penrith DCP controls have identified for a built form from 12m to 24m in height, that a 6m building setback is required to be

provided to all boundaries. In this regard, the side and rear setbacks are noncompliant with a nil setback.

 

The provision of a nil setback to the northern boundary is not considered an unacceptable design outcome in this instance

noting the commercial zoned nature of the subject site and its surrounds which generally do allow for nil setbacks to side

boundaries. However, the remainder of the site should respect the adjoining residential land uses and provide a good

separation and transition.

 

Deep soil zone & Landscape Design

The proposal has been provided with a non compliant deep soil area, which is created via the provision of a nil building

setbacks. The deep soil zone does not allow for the location of mature tree planting with a large canopy, or landscaping in

general.

 

Articulation of building faces / external building appearance

 

The proposal will provide for a prominent presentation to both street frontages. The urban design of the building is

considered unacceptable, as detailed earlier in this report.

 

Site Width

Both frontages are well below the minimum width of 24m specified in the DCP, being 16m wide to Bringelly Rda nd 20m wide

to Santley Crescent.
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Active Frontage

 

It is noted that Bringelly Rd frontage is identified as an active street frontages under Part E12 of the Penrith DCP. There is

opportunity for improvement in the overall design of the building.

Commercial Frontage

The proposal incorporates appropriate commercial frontage to Bringelly Rd frontage and provides a separate entrance than

the residential component and safety measures.
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General Information
Council

Project Address

Site area

Maximum allowable FSR

Maximum allowable GFA

Heritage

HOB

Zoning

Site Frontage

Deep Soil

Landscaping

Communal Open Space

Penrith City Council
31 Santley Crescent & 2A Bringelly Road Kingswood

1380 m²
3:1
4140 m²
N/A

21.6 m (20% HOB Bonus)
B4

Santley Crescent - 20.12 m/Bringelly Road - 15.49 m
N/A
N/A
20 m²

Proposal

Room Numbers

Single

Accessible Room

Proposed GFA

Proposed FSR

4083 m² m²

Carpark (Boarding House)

2.95  : 1

Carpark (Shared area)

Motorcycle

Bicycle Racks

Total

96  (incl 1 Manager)  Rooms for 182 Lodgers

BCA Requirement - 5 6                Rooms

30         Car Spaces (Incl 2 Disabled)

42                Total Car Spaces

3 Accessible carpark

1 Space/5 Room 20           Motorcycle Spaces

21                  Bicycle Spaces

Deep Soil

Landscape

Communal Open Space

172 m²

172 m²

104 m²

Double Commercial

8 88 324 m²

Communal Living Room 120 m²

Carpark (Commercial) 10         Car Spaces (Incl 1 Disabled)

Carpark (Carshare) 2         Car Spaces
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TREE PLANTING DETAIL

SCALE: 1:10

(ONLY APPLICABLE FOR PLANTING AREA OUTSIDE TREE

PROTECTION ZONE OF TREES TO BE RETAINED. NO CHANGES

ARE TO OCCUR TO EXISTING LEVELS, INCLUDING

RIPPING/CULTIVATING OF THE SOIL WITHIN THE TPZ OF

TREES TO BE RETAINED ON SITE)

MIN 300mm

300mm

100mm

75mm

PROVIDE 3 HARDWOOD

STAKES 1.8m X 50mm X 50mm

FOR ALL TREES. USE 50mm

HESSIAN TIES TO SECURE

LOWER TRUNK TO STAKES

PROVIDE SLIGHT

DEPRESSION TO ALLOW

FOR EFFECTIVE WATERING

75mm 'FOREST BLEND'

MULCH OR EQUAL

BACKFILL HOLE WITH

CLEAN, TESTED SITE

TOP-SOIL BLEND OR

IMPORTED SOIL MIX

APPROVED BY LANDSCAPE

ARCHITECT

CULTIVATE/ RIP SUBGRADE

QUALITY OF PLANT TO BE

APPROVED BY PROJECT

MANAGER OR LANDSCAPE

ARCHITECT

PLANT STOCK SHALL BE

SOURCED FROM GROWERS

CONFORMING TO AS 2303:2018

'TREE STOCK FOR LANDSCAPE

USE' THOROUGHLY WATER IN

ALL NEWLY PLANTED STOCK

IMMEDIATELY AFTER

PLANTING.

SPECIFIED

POTS

SOIL MIX:

75mm DEPTH "FOREST BLEND"

MULCH OR EQUIVALENT

50% OF STOCKPILED SITE TOPSOIL

FREE FROM ALL BUILDER'S RUBBISH

AND DELETERIOUS MATERIALS.

TOPSOIL TO BE AMELIORATED, MIXED

WITH MINIMUM 50% IMPORTED GARDEN

MIX OR SOIL CONDITIONER/

COMPOSTED ORGANIC MATTER - SEE

SPEC.

USE 100% IMPORTED SOIL MIX WHEN

SITE TOPSOIL RUNS OUT.

SPECIFIED

PLANTING &

POT SIZE

300mm DEPTH SOIL MIX BLEND

SUBSOIL CULTIVATED TO 100mm

TYPICAL SETBACK FROM

LAWN/GARDEN EDGE

LANDSCAPE WORK SPECIFICATION

PRELIMINARIES

1.01 GENERAL

The following general conditions should be considered prior to the commencement of landscape works:

· The landscape plans should be read in conjunction with the architectural plans, project arborist's assessment,

hydraulic plans, service plans and survey prepared for the proposed development.

· All services including existing drainage should be accurately located prior to the commencement of landscape

installation. Any proposed tree planting which falls close to services will be relocated on site under the instruction

of the landscape architect.

· Installation of conduit for required irrigation, electrical and other services shall be completed prior to the

commencement of hardscape works and hardstand pours.

· All outdoor lighting specified by architect or client to be installed by qualified electrician

· Anomalies that occur in these plans should be brought to our immediate attention.

· Where an Australian Standard applies for any landscape material testing or installation technique, that standard

shall be followed.

1.02 PROTECTION OF ADJACENT FINISHES

The Contractor shall take all precautions to prevent damage to all or any adjacent finishes by providing adequate protection

to these areas / surfaces prior to the commencement of the Works

1.03 PROTECTION OF EXISTING TREES

Existing trees identified to be retained shall be done in accordance with (AS)4970-Protection of trees on development

sites as well as in accordance with the tree protection measures prepared by project arborist.

Where general works are occurring around such trees, or pruning is required, a qualified Arborist shall be engaged to

oversee such works and manage tree health.

Existing trees designated on the drawing for retention shall be protected at all times during the construction period.  Any soil

within the drip-line of existing trees shall be excavated and removed by hand only.  No stockpiling shall occur within the root

zone of existing trees to be retained.

Any roots larger in diameter than 50mm shall only be severed under instruction by a qualified arborist. Roots smaller than

50mm diameter shall be cut cleanly with a saw.

Temporary fencing shall be installed around the base of all trees to be retained prior to the commencement of landscape

works. Where possible this fencing will be located around the drip line of these trees, or a minimum of 3m from the trunk.

The fencing shall be maintained for the full construction period.

1.04 EROSION & POLLUTION CONTROL

The Contractor shall take all proper precautions to prevent the erosion of soil from the subject site. The contractor shall

install erosion & sediment control barriers and as required by council, and maintain these barriers throughout the

construction period. Note that the sediment control measures adopted should reflect the soil type and erosion

characteristics of the site.

Erosion & pollution control measures shall incorporate the following:

 - Construction of a sediment trap at the vehicle access point to the subject site.

 - Sediment fencing using a geotextile filter fabric in the location indicated on the erosion control plan or as instructed on

site by the landscape architect.

 - Earth banks to prevent scour of stockpiles

 - Sandbag kerb sediment traps

 - Straw bale & geotextile sediment filter.

 - Exposed banks shall be pegged with an approved Jute matting in preparation for mass planting

Refer to “Sitewise Reference Kit” as prepared by DLWC & WSROC (1997) for construction techniques

SOIL WORKS

2.01 MATERIALS

Specified Soil Conditioner (Generally to improve site soil)

The specified soil conditioner for site top-soil improvement shall be an organic mix, equal to “Botany Humus”, as supplied

by ANL. Note that for sites where soil testing indicates toxins or extremes in pH, or soils that are extremely poor, allow to

excavate and supply 300mm of imported soil mix.

New gardens & proposed Planting

New garden and planting areas shall consist of a 50/50 mix of clean site soil (refer d) below) and imported “Organic Garden

Mix” as supplied by ANL or approved equal. All mixes are to comply with AS 4419 Soils for landscaping & garden use, & AS

4454 Composts, Soil conditioners & mulches.

Specified Soil Mix - Turf

The specified soil mix for all turf areas shall be a min 75mm layer of imported soil mix consisting of 80% washed river sand

(reasonably coarse), and 20% composted organic matter equivalent to mushroom compost or soil conditioner, or other

approved lawn top dress.

Site Topsoil

Site topsoil is to be clean and free of unwanted matter such as gravel, clay lumps, grass, weeds, tree roots, sticks, rubbish

and plastics, and any deleterious materials and materials toxic to plants. The topsoil must have a pH of between 5.5 and 7.

Use 100% imported soil mix when site when site topsoil runs out.

2.02 INSTALLATION (TO GARDEN OUTSIDE OF TREE PROTECTION ZONES OF TREES RECOMMENDED TO BY

RETAINED)

Note: No level changes (Cut or Fill), soil ripping within the Tree Protection Zones of trees to be retained

a) Testing

All testing is to be conducted in accordance with AS 1289 Methods for testing soils for engineering purposes. Site soil shall

be given a pH test prior to modifying to ensure conditions are appropriate for planting as stated above. Tests shall be taken

in several areas where planting is proposed, and the pH shall be adjusted accordingly with sulphur or lime to suit.

Note that a soil test conducted by the "Sydney Soil Lab" or approved equal shall be prepared for all commercial, industrial

and multi-unit residential sites. The successful landscape contractor shall implement the recommendations of this test.

b) Set Out of Individual Trees & Mass Planting Areas

All individual tree planting positions and areas designated for mass planting shall be set out with stakes or another form of

marking, ready for inspection and approval. Locate all services.

c) Establishing Subgrade Levels outside of tree protection zones of trees to be retained

Subgrade levels are defined as the finished base levels prior to the placement of the specified material (i.e. soil conditioner).

The following subgrade levels shall apply:

· Mass Planting Beds - 300mm below existing levels with specified imported soil mix.

· Turf areas - 100mm below finished surface level.

Note that all subgrades shall consist of a relatively free draining natural material, consisting of site topsoil placed previously

by the Civil Contractor.  No builders waste material shall be acceptable.

d) Subgrade Cultivation

Cultivate all subgrades to a minimum depth of 100mm in all planting beds and all turf areas, ensuring a thorough breakup of

the subgrade into a reasonably coarse tilth.  Grade subgrades to provide falls to surface and subsurface drains, prior to the

placement of the final specified soil mix.

e) Drainage Works

Install surface and subsurface drainage where required and as detailed on the drawing.  Drain subsurface drains to outlets

provided, with a minimum fall of 1:100 to outlets and / or service pits.

f) Placement and Preparation of Specified Soil Conditioner & Mixes.

· Trees in turf & beds - Holes shall be twice as wide as root ball and minimum 100mm deeper - backfill hole with

50/50 mix of clean site soil and imported “Organic Garden Mix” as supplied by ANL or approved equal.

· Mass Planting Beds - Install specified soil conditioner to a compacted depth of 100mm

Place the specified soil conditioner to the required compacted depth and use a rotary hoe to thoroughly mix the conditioner

into the top 300mm of garden bed soil. Ensure thorough mixing and the preparation of a reasonably fine tilth and good

growing medium in preparation for planting.

· Turf Areas - Install specified soil mix to a minimum compacted depth of 75mm.

Place the specified soil mix to the required compacted depth and grade to required finished soil levels, in preparation for

planting and turfing.

PLANTING

3.01 MATERIALS

a) Quality and Size of Plant Material

All trees supplied above a 25L container size must be grown and planted in accordance with AS 2303:2018 'TREE STOCK

FOR LANDSCAPE USE' Certification that trees have been grown to AS 2303:2018 is to be provided upon request of

Council's Tree Management Officer.

Above - Ground Assessment:

The following plant quality assessment criteria should be followed:

Plant true to type, Good vigour and health, free from pest & disease, free from injury, self-supporting, good stem taper, has

been pruned correctly, is apically dominant, has even crown symmetry, free from included bark & stem junctions, even

trunk position in pot, good stem structure

Below - Ground Assessment:

Good root division & direction, rootball occupancy, rootball depth, height of crown, non-suckering For further explanation

and description of these assessment criteria, refer to Ross Clark's book.

All Plant material shall be to the type and size specified.  No substitutions of plant material shall be permitted without written

prior approval by the Landscape Architect.  No plant shall be accepted which does not conform to the standards listed

above.

b) Stakes and Ties

Provide min. 3 No. Stakes and ties to all plants identified as trees in the plant schedule. Stakes shall be sound, unpainted,

straight hardwood, free of knots and pointed at one end.  They shall be 1800mm x 50mm x 50mm Hardwood timber, or as

per council specification where is available.  Ties shall be 50mm wide hessian webbing material.

c) Fertilisers

Fertilisers shall be approved slow release fertilisers suitable for the proposed planting types. Note that for native plants,

specifically Proteaceae family plants including Grevillea species, low phosphorus fertilizers shall be used.

d) Mulch

Mulch for general planter bed shall be an approved equal to “Forest Blend” as supplied by ANL. Mulch shall be completely

free from any soil, weeds, rubbish or other debris. Mulch for bio-retention/rain garden area where is required shall be

non-floatable materials that could include crushed rock, gravel, coarse river sand, scoria or river pebbles. 4-7mm

screenings or similar.

e) Turf

Turf for project site shall be soft leaf Buffalo or  Zoysia macrantha ‘Nana’  or equivalent unless stated otherwise), free from

any weeds and other grasses, and be in a healthy growing condition. Re-turfing to nature strip where is required shall use

species that match existing on street.

3.02 INSTALLATION

a) Setting Out

All planting set out shall be in strict accordance with the drawings, or as directed.  Note that proposed tree planting located

near services should be adjusted at this stage. Notify Landscape Architect for inspection for approval prior to planting.

b) Planting

All plant material shall be planted as soon after delivery as possible.  Planting holes for trees shall be excavated as detailed

and specified.  Plant containers shall be removed and discarded, and the outer roots gently teased from the soil mass.

Immediately set plant in hole and backfill with specified soil mix, incorporating the approved quantity of fertiliser for each

plant type.  Ensure that plants are set plumb vertically and root balls set to the consolidated finished grades detailed on the

drawings.  Compact the backfilled soil and saturate by hand watering to expel any remaining air pockets immediately after

planting.

c) Staking and Tying

Staking and tying shall be in strict accordance with the drawings and shall occur immediately following plant placement and

soil backfilling. All plants identified as “Trees” on the planting schedule shall be staked with a min. 3 stakes.

d) Mulching

Mulch for general planter bed shall be an approved equal to “Forest Blend” as supplied by ANL. Mulch shall be completely

free from any soil, weeds, rubbish or other debris. Mulch for bio-retention/rain garden area where is required shall be

non-floatable materials that could include crushed rock, gravel, scoria or river pebbles. 4-7mm screenings or similar.

e) Turfing

Moisten soil prior to the turf being laid.  Turf shall be neatly butt jointed and true to grade to finish flush with adjacent

surfaces. Incorporate a lawn fertilizer and thoroughly water in.  Keep turf moist until roots have taken and sods/rolls cannot

be lifted.  Keep all traffic off turf until this has occurred.  Allow for top dressing of all turf areas.  All turf shall be rolled

immediately following installation.

f) Steel garden edging

Where is required, the Contractor shall install steel garden edging as detailed on the drawings, to all mass planting beds

adjoining turf or gravel mulched areas, and where required.  The resultant edge shall be true to line and flush with adjacent

surfaces. However, no edging shall be used within the Structural Root Zone (SRZ) of trees to be retained.

g) Earth retaining structure

 All walls which form part of drainage works must be built as detailed by the hydraulic engineer. All  walls exceeding 800mm

shall be of not timber construction materials, construction details to be provided by a qualified engineer. Install wall to suit

site levels and to manufacture's  specification.

HARDSCAPE WORKS

4.01 GENERAL

The Contractor shall undertake the installation of all hardscape works as detailed on the drawing, or where not detailed, by

manufacturers specification.

· Paving - refer to typical details provided, and applicable Australian Standards. Permeable paving may be used

as a suitable means of satisfying Council permeable surface requirements, while providing a useable,

hardwearing, practical surface.  In most instances, the client shall nominate the appropriate paving material to be

used.

Australian Standards shall be adhered to in relation to all concrete, masonry & metal work. Some details are typical and

may vary on site.  All hardscape works shall be setout as per the drawings, and inspected and approved by the Landscape

Architect prior to installation.  All workmanship shall be of the highest standard. Any queries or problems that arise from

hardscape variations should be bought to the attention of the Landscape Architect.

Your attention is directed to any obligations or responsibilities under the Dividing Fences Act, 1991 in respect of adjoining

property owner/s which may arise from this application. Any enquiries in this regard may be made to the Crown Lands

Division on (02) 8836 5332.

IRRIGATION WORKS

5.01 GENERAL (PERFORMANCE SPECIFICATION)

New irrigation systems to planting areas shall be a Commercial Grade Irrigation System conforming to all relevant

Australian standards, including AS 3500 & the Electrical Safety Act 2002, Workplace Health & Safety Act 2011, & the latest

Sydney Water Code

An automated drip-irrigation system is to be installed to all gardens, planters and lawn areas in accordance with the

approved Irrigation Design.

This system shall be designed and installed by a qualified and licensed irrigation specialist, to the highest industry

standards and to maximise the efficient usage of water.

The Installer is required to obtain all approvals necessary for the completion of works in accordance with the Laws of

Australia, Laws of the State of NSW, Penrith Council By-Laws and Ordinances.

Drawings:

- The Landscape Contractor nominated Licensed Irrigation Specialist shall provide irrigation drawings for approval upon

engagement.

Design Requirements:

- The irrigation system shall be installed prior to all planting works. It shall incorporate a commercially available irrigation

system, with sub-surface dripper lines to irrigate all gardens, planters and lawn areas.

- It shall incorporate a suitable back flow prevention device for the scale of works, an in-line filter, check valves, and

suitable high and low density poly hose fittings and PVC piping to achieve flow rates suitable for specified planting.

- The irrigation application rate shall not exceed the infiltration rate of the soil or creates run-off.

- The landscape contractor shall check the existing pressure available from the ring mains and size irrigation piping to suit.

Supply shall be from local hose cock where available.

- All piping and fittings shall be buried 50mm below the finished soil levels in garden and lawn areas, and secured in

position at 500mm centres with galv wire pins.

- Size of pipes shall be selected to ensure the working pressure at the end of the line does not decrease by more than 5%.

Services Co-ordination:

- Co-ordination required by Landscape Contractor or Project Manager to provide required conduit, pipe work and

penetration through slabs and planter walls for water and power provisions.

- The Landscape Contractor shall be engaged with the Irrigation Specialist to co-ordinate with the Project Manager to

identify the preferred service and conduit locations.

- Project Manager and Landscape Contractor to establish area suitable for irrigation control system with required area,

power provision and water supply.

Testing & Defects:

Upon completion of installation, the system shall be tested, including:

- Main Line Pressure Test: The main line is pressurised to test for leaks. All valves are shut and the pressure is taken over

a determined length of time.

- Dripper Pressure Test: Measurement at flushing valves are taken and the pressure gauged to make sure it conforms to

the manufacturer recommendations. The inlet pressure is then tested under the same conditions to check it does not

exceed 300Kpa.

- All components are to be satisfactorily functional and operational prior to approval. Should any defect develop, or the

capacity or efficiency of the system decline during the agreed maintenance system, then these faults shall be immediately

rectified.

Warranty :

- A full 12 month warranty shall be included to cover labour and all parts.

Further Documentation:

- On request, a detailed irrigation performance specification report can be issued.

CONSOLIDATION AND MAINTENANCE

6.01 GENERAL

The consolidation and maintenance period shall be either :

· 6 months beginning from the approved completion of the specified construction work (Practical Completion)

· as agreed to in the landscape contractors contractual obligations.

· or as specified by Council in the Determination.

A qualified landscape maintenance contractor shall undertake the required landscape maintenance works. Consolidation

and maintenance shall mean the care and maintenance of Contracted works by accepted landscaping or horticultural

practices, ensuring that all plants are in optimum growing conditions and appearance at all times, as well as rectifying any

defects that become apparent in the contracted works.

This shall include, but not be limited to, the following items where and as required:

 · Watering all planting and lawn areas / irrigation maintenance.

 · Clearing litter and other debris from landscaped areas.

 · Removing weeds, pruning and general plant maintenance.

 · Replacement of damaged, stolen or unhealthy plants.

 · Make good areas of soil subsidence or erosion.

 · Topping up of mulched areas.

 · Spray / treatment for Insect and disease control.

 · Fertilizing with approved fertilizers at correct rates.

 · Mowing lawns & trimming edges each 14 days in summer or 18 days in winter

 · Adjusting ties to Stakes

 · Maintenance of all paving, retaining and hardscape elements.

On the completion of the maintenance period, the landscape works shall be inspected and at the satisfaction of the

superintendent or landscape architect, the responsibility will be signed over to the client.

TYPICAL GARDEN PREPARATION DETAIL

SCALE 1:10

(ONLY APPLICABLE FOR PLANTING AREA OUTSIDE TREE PROTECTION

ZONE OF TREES TO BE RETAINED. NO CHANGES ARE TO OCCUR TO

EXISTING LEVELS, INCLUDING RIPPING/CULTIVATING OF THE SOIL

WITHIN THE TPZ OF TREES TO BE RETAINED ON SITE)

AS SHOWN @ A1
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STREET TREE PLANTING & TREE GUARD

SCALE 1:20

1200

Min 1200

Min 1500

INSTALL 100mm x 100mm

TREATED PINE TREE

GUARD OR EQUIVALENT

POST

PROVIDE SLIGHT

DEPRESSION TO ALLOW

FOR EFFECTIVE

WATERING

100mm "FOREST BLEND

MULCH"

KERB

FINISHED ROAD SURFACE

100mm X 38m TREATED

PINE OR EQUIVALENT

POST RAILS.

GALVANIZED BOLTS TO

FIX RAIL TO POSTS.

RE-CYCLED PLASTIC ROOT

CONTROL BARRIER TO

STREET TREES

CULTIVATE / BREAK-UP

BASE OF HOLE (MIN 100mm)

TO PROMOTE ROOT

GROWTH

PLANTING INFORMATION

REFER TO PLANTING

SCHEDULE

600 from face of kerb to tree

EXISTING SUB-GRADE

TOP SOIL MIX PLANTING HOLE MIN. 1.5

TIMES POT SIZE.

BACKFILL HOLE WITH CLEAN, TESTED SITE

TOP SOIL BLEND OR IMPORTED SOIL MIX

APPROVED BY LANDSCAPE ARCHITECT.

MIMINAL SUPPORT

TIMBER

CONCRETE PEDESTRIAN WALKWAY

T/P TIMBER EDGE SKEW

NAILED TO TREE GUARD

FRAME

1200

STREET TREE GUARD PLAN

SCALE 1:20

PLANT STOCK SHALL BE SOURCED FROM

GROWERS CONFORMING TO AS 2303:2015

'TREE STOCK FOR LANDSCAPE USE'

THOROUGHLY WATER IN ALL NEWLY

PLANTED STOCK IMMEDIATELY AFTER

PLANTING.

INSTALL 100mm x 100mm

TREATED PINE TREE GUARD

OR EQUIVALENT POST

100mm "FOREST BLEND

MULCH"

PROVIDE 2 HARDWOOD

STAKES 1.8m X 50mm X 50mm

FOR ALL TREES. USE 50mm

HESSIAN TIES TO SUPPORT

TREE

TIMBER GARDEN

EDGING-REFER DETAIL

KERB
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PLANTS AS PER

SCHEDULE

STAGGERED PLANTING TO SPECIFIED

DENSITIES AS SHOWN

MASS PLANTING SETOUT

N.T.S

SLAB TO ENG. DETAIL

BENEDICT "SMARTMIX " No. 4
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CEMENT SCREED TO BASE
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PROVIDE MIN. 2% FALL TO

DRAINAGE POINTS REFER

TO  HYDRAULIC ENG'S

DETAILS

INSITU CONCRETE PLANTER ON SLAB DETAIL

SCALE: 1:10

PLANTER WIDTH AS SPEC.

75mm DEPTH MULCH AS

SPEC.
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CELL TO BASE AND WALL.
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CELL TO PREVENT SOIL

ENTERING INTO DRAINAGE

CELL TO ENG'S DETAILS
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WATERPROOF MEMBRANE

TO WALLS AND BASE OF

ALL PLANTERS.

APPLY GEOTEXTILE FABRIC

TO PROTECT WATER

PROOF MEMBRANE TO
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NOTE (BCA

COMPLIANCE).
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HEIGHT TO MEET AS &
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TO BE NOMINATED BY

HYDRAULIC ENGINEER TO
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DESIGN AND LANDSCAPE.

THE WATERPROOFING,
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'FOR CONSTRUCTION'.
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DOCUMENTED BY A
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MINIMUM CLASS 2
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PRE-FABRICATED TREE PLANTER ON SLAB

SCALE 1:10

TYPICAL PERMEABLE PAVING DETAIL

SCALE 1:15

80

30

100

HYDROPAVE PRODUCT

COMPACTED

SUB-GRADE

BASE COURSE 5-20MM

CRUSHED AGGREGATE

(NO FINES)

UNWOVEN GEO-FABRIC

BEDDING COURSE

2-5MM

4MM JOINTS FILLED

WITH 1-3MM BASALT

TYPICAL DETAILING ONLY: SELECTED PRODUCT TO BE INSTALLED IN

ACCORDANCE WITH THE MANUFACTURERS SPECIFICATION

TIMBER DECK

TIMBER BATTEN

VERSIJACK S PEDESTAL SUPPORT SYSTEM

LAYERS INCLUDING PROTECTION SCREED,

GEOTEXTILE, INSULATION & WATER PROOFING

MEMBRANE TO ENG. DETAILS TO SUPPLIER'S
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1 THE PROPOSAL 
 

 

This statement has been prepared as part of the supporting documentation for a Development 

Application in relation to a mixed-use development with commercial and boarding rooms pursuant 

to ARHSEPP 2009 at 31 Santley Crescent & 2A Bringelly Road, Kingswood, being Lot 5 DP 

215200 and Lot 3 DP 215200 respectively. 

 

The development proposal is for 2 connected buildings above two levels of basement car parking. 

The proposal consists of the following: 

 

- 96 boarding rooms, 8 single rooms and 88 double rooms  

- 1 Manager's Room 
- 1 Manger’s Office 

- 324 m² of commercial space. 

- 2 Common Rooms 

- 42 parking spaces contained in 2 levels of basement plus 20 Motorcycles and 21 Bicycles 

- Podium level open spaces. 

 

 

 

2 SITE AND CONTEXT 
 

 

The subject sites are located within an established residential area within the Penrith Health and 

Education Precinct and is zoned as B4 – Mixed use Development per the LEP 2010 maps and 

backing to commercial shops and Club on Great western Highway. 

 

The surrounding locality of the site is predominately characterised by low to medium and higher 

residential density developments and commercial shops and club, ranging from small houses 

within the adjoining R2 & R3 zoned areas, to medium height storey apartment blocks; Noting that 

the area contains a mixture of built forms and densities, Development is argued to provide an 

appropriate ‘fit’ to accommodate the future ‘city’ character and development of the neighbourhood. 

 

 

The building can be accessed by pedestrians on the ground level via entrances on both Santley 

Crescent and Bringelly Road. The vehicular access for the basement and loading area is located 

on Santley Crescent for safe access. 
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3 

 

 

3 DOMINANT LOCAL CHARACTER 
 
 

The dominant Character on Santley Crescent is Residential Flat buildings built in the seventies and 

the nineties, with some odd residential houses from the post war era. Whilst on Bringelly Road 

looking from Great Western Highway, the dominant is Character is commercial shops with a club 

opposite the Kingswood Train Station and with some residential houses built in the post war era. 

 

The area looks behind in development at this moment, future development such as this proposal 

would bring more life to both streets as the site faces both street in an L shaped building. 

 

 

 

4 FUTURE DESIRED CHARACTER 
 

 

The site is within an established residential area within the Penrith Health and Education Precinct;  

 

The zoning is B4 and therefore the close vicinity of the site would be a Mixed-use, commercial and 

residential, and due to the proximity to transport such as the Train Station cross the road on Great 

western Highway and the regular bus services Penrith west bound and east bound to Parramatta, 

makes the location very suitable for a mixed Boarding House and Commercial. And would fit 

perfectly with the future desired development on a high rise building of 6-7 storeys.  

 

 

 

5 BUILDING DESIGN 
 

 

5.1   BUILT FORM AND SCALE 

 

The proposed development is a 5-6 storey Boarding House under the Affordable Housing SEPP 

2009 (new Generation) over some 324sqm of gross commercial/ retail area with 96 rooms boarding 

house with a 2-storey basement carpark, comprising of commercial/retail areas on ground level and 

2 levels above on Bringelly Road with Boarding units above. The articulation of the built form is 

contemporary in style and is visually pleasant from the streetscape. The building facades are broken 

by the treatment of balconies, stairwells, and the staggering of walls to add depth to the overall 

building form.  

 

The site is identified as having a maximum buildings height of 21.6m including 20% bonus. The scale 

of the development being 5-6 storeys marginally exceeds the regulated building height imposed by 

the LEP on the lift overrun and some parapet walls.  With reference to the justification and arguments 

expressed within the supporting Statement of Environmental Effects; It is therefore argued that the 

development seeks to utilise the permissible height limit to maximise residential development within 

close proximity to public transport, infrastructure services and amenities.  
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It is noted that the proposed development demonstrates compliance with the majority of regulations 

prescribed within the Penrith Local Environmental Plan and the Development Control Plan and the 

Affordable housing SEPP in exemption the number of Car spaces and is subject to merit based 

assessment which is argued that is not necessary. 

 

The composition of building elemental textures, choice of materials and colours reflect the use of the 

internal design and the structure of the building (refer to Architectural Plans submitted). The façades 

of the building clearly define the base and the top and the articulation of the balconies enrich the 

façade with a sense of scale and proportion.  A variety of opening types are used to create patterns 

and rhythm to the building and further reflects the building use. It is argued that the proposed 

development responds to the context it is sited within as the building form has been articulated to 

address both the desired future street frontages. 

 

The roof design of the proposed building responds to the environment and the context. It is noted 

that the roof form is well integrated into the overall design and performance of the building. In addition 

to this, balconies, feature walls and complementary architectural elements have been articulated to 

enhance visual interest of each of the respective streetscapes.  

 

In summary, these design features are intended to give a variety and richness to the proposed built 

form. Generally, Boarding units are set well back from balcony edges to add to the articulation of the 

built form. Selected non-reflective glazed balustrade panels and feature balcony details further 

intended to accentuate building facades.   

 

 

5.2    DENSITY 

 

Highlighting the need for an increase in accessible affordable housing supply and to work towards 

strategies outlined within relevant Metropolitan Plans, this development provides a variety of 

appropriate ‘housing choices’ to accommodate both the existing and projected demographics of the 

area.  

 

Drawing upon the conceptual ideologies associated with the ‘compact city’, it is noted that the subject 

site and proposed development contributes towards the provision of new housing stock to assist in 

accommodating the large increase in population growth within Sydney within ‘urban infill areas’. The 

density proposed by this application is argued as suitable within the B4 Zone and is appropriate to 

the subject site and context, meeting the current market demands for Transport orientated housing 

stock (TOD) – where the subject site is approximately 100m away from Kingswood Station 
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5.3   SUSTAINABILITY & WASTE 

 

A separate Waste Management Plan is included with the DA Submission covering the proposed 

clearance of existing site structures, and the control of building waste throughout the Construction 

Phase and after completion. 

 

To reduce reliance of mechanical heating/cooling to an absolute minimum through features such as 

cross ventilation. 

 

A separate BASIX Report covering Residential Units will accompany this in the Development 

Application stage. 

 

 

5.4 AMENITY 

 

All rooms meet the Affordable Housing SEPP2009 requirements and are intended to respond to both 

the local housing market expectations as well as the internal and external amenity for residents and 

neighbours. Designing each unit to meet the appropriate room dimensions and shape, access to 

natural ventilation, solar access, privacy, and open space; this development not only complies and 

achieves the objectives outlined within State and Local legislature but also provides flexibility in 

adaptable housing stock to meet the demands of both future and current social groups and the need 

for rental properties. 

 

With reference to the Architectural Plans submitted with this application, the proposed building 

demonstrates the address towards user needs, current and future demographic trends, and the 

useability of spaces. This is further highlighted within the Site Analysis and Contextual Plans 

submitted, illustrating the proximity of the site to neighbouring shops and amenities; as the location, 

urban structure and neighbourhood scale is approximately 2 minutes (100m walking distance) from 

Kingwood Station, Restaurants, Public Services, Amenity and Westfield Shopping Centre in Penrith. 

 

Illustrating an ease of access and useability for all age and social groups; Rooms have been 

designed to influence both internal and external amenities – to implicate positive living environments 

and user well-being. Mostly generous double rooms (88 rooms) and rooms facing the streets have 

been designed with direct access onto outdoor balconies, with the intent to maximise natural daylight 

and promote natural ventilation. 

 

 

5.5 SAFETY, SECURITY AND PRIVACY 

 

The proposed development is noted to demonstrate the optimisation in the safety and security of 

both residents and the public domain.  

 

The utilisation of this strategy, where all public and communal spaces accommodate views onto the 

public domain generates opportunities to maximise passive surveillance to assist the prevention in 

crime activities that occur in dark and non-visible areas. In addition to this, the positioning of 
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balconies on upper levels has also been located to maximise residential on-looking for crime 

prevention of the surrounding locality of the development.  

 

This statement also highlights that all external areas of the site and development proposed will tailor 

views onto the surrounding streets; particularly relating to Bringelly Road and Santley Crescent, 

which will be overseen by the orientation of the external balconies and/or windows. This will provide 

opportunities for passive surveillance onto the surrounding streets and domain to prevent crime and 

maximise the safety of both residents and members of the public. The proposed basement car park 

will be secured by a ‘swipe card’ or similar, with ro ller door access for car entry as well as suitable 

lighting for night time use. The intercom and CCTV proposed will facilitate further reinforcement of 

the safety and security of the building.  

 

Similarly, the proposition of low-level lighting will be integrated into the landscaped areas surrounding 

the buildings– with particular provision towards door way accessible areas. In addition to this front 

access doors to entry corridors will feature unit intercoms, with a ‘timed’ switch to ensure safety at 

night. 

 

 

5.6  AESTHETICS 

 

The streets façades have been designed to give a consistent and pleasing appearance to the 

streetscape, whilst providing an aesthetically pleasing mix in texture and building finishes cuing 

visual interest on the intersection. 

 

Alignments of external walls have deliberately been broken up to achieve varying elevations in order 

to give distinctive features to the building whilst achieving a balanced composition of elements, which 

reflect the internal layout and structure of the development. In addition to these attributes, the 

articulation in balconies and roof spaces also reduces the bulk of the building whilst reflecting and 

appropriate ‘fit’ in neighbourhood character of the local area. It is argued that the proposed 

development will provide an additional ‘richness’, providing variety in building form and an interesting 

composition that demonstrates an appropriate response to both the existing and future character of 

Kingswood. 

 

 

5 COMMENTS 
 

 

The proposed development is designed to be in character and suited to the type and scale of the 

desired future character of the area. The design of the development will complement the character 

of the neighbourhood in terms of its facades, height, bulk and scale, building forms, materials, texture 

and colour - meeting State Legislature, Affordable Housing SEPP2009 as well as the objectives of 

the Penrith Local Government Plans and relevant Development Control Plans (DCP) including the 

Penrith Health and Education Precinct. 

 

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



G  U  S    F   A   R   E   S     A   R   C   H   I   T   E   C   T   S     P  L 

ABN 53112691237 
www.gfares.com Email:gus@gfares.com Nominated Architect Ghassan Fares NSWARB 5808 

7 

Integrated as a Transport Orientated Development, approximately 100m to Kingswood Railway 

Station; the proposed development has been designed in to address appropriate measures to 

militate against noise nuisances and air pollution which reduces user amenity.  

This application is considered to be suitable and appropriate for the subject site. Noting the careful 

and sensitive articulation of the building towards its context, it is argued that the development is well- 

designed and will not adversely impact, to any unreasonable extent, the amenity of the area in terms 

of noise, privacy, car parking, traffic generation and solar access, but rather, provide a development 

that will be within the environmental capacity of the existing and likely future environment. 

This development will not compromise privacy to existing or likely future residents despite the 

reduction in some areas of the setback requirements as required under the SEPP65 (which is not 

relevant to this application). It is envisaged that in order to provide a unified street frontage, pattern 

and increase pedestrian interaction with the proposed commercial spaces located on the ground 

floor of the development, the reduction in setbacks in some areas are justified within the Statement 

of Environmental Effects, is necessary to achieve the desired building outcome.  

Supplementary to the formerly outlined attributes, adequate security lighting and security system will 

also be installed to ensure the safety of the residents. In addition to security and lighting, the crime 

prevention will be mitigated through strategies of passive surveillance from balconies and openings 

that overlook street frontages. The use of solid doors, steel locks and hardware will also discourage 

illegal access to the proposed units, whilst the high-quality building materials and finishes will resist 

the attraction of graffiti.  

As illustrated within the Architectural Plans submitted, the vehicular entrance to the basement car 

park is accessible via Santley Crescent, which will provide 42 car parking spaces for residents, 

commercial/ retail, and visitors. It is noted that the closest bus stop is located approximately 100m 

away from the proposed development with a Train station. 

7 IN SUMMARY 

The proposed development is compatible with the State Environmental Planning Policy Affordable 

Housing and is considered to add through it is cutting edge design approach, a positive addition to 

both the surrounding and to the neighbouring properties.  It is considered that the proposed 

development will satisfy the relevant Objectives of State policies in which a high-quality new 

Generation boarding House and commercial mixed development will be created on the subject site. 

Ghassan Fares RAIA 

NSW Board of Architects 

Registration No 5828 
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1 Acronyms and terms 

1.1.1 I use the following acronyms in this report: 

(a) BCA - Building Code of Australia 2019 
Amendment 1 

(b) CC - Construction certificate, being approval 
to commence building work 

(c) DTS - Deemed to satisfy 

(d) FRL - Fire resistance level as defined in BCA 

1.1.2 I use the following terms in this report: 

(a) Compliance declaration - As defined in the DBP Act 

(b) DBP Act - Design & Building Practitioners Act 2020 

(c) Design compliance declaration - As defined in the DBP Act  

(d) DTS Solution - Prescriptive method of BCA compliance 

(e) Performance Requirements - BCA level of performance to be satisfied 

(f) Performance Solution - A method of complying with the BCA 

(g) Planning Act - NSW Environmental Planning & 
Assessment Act 

(h) Planning Regulation - NSW Environmental Planning & 
Assessment Regulation  

(i) Proposed building - Proposed building at 31 Santley Cres & 
2A Bringelly Rd Kingswood 

(j) Registered practitioner - As defined in the DBP Act 

(k) Regulated design - As defined in the DBP Act 

(l) Relevant plans - A000/A, A001/A, A100/A, A101/A, 
A102/A, A103/A, A104/A, A105/A, 
A106/A, A107/A, A201/A, A202/A, 
A203/A and A204/A 
by Gus Fares Architects 

(m) Stair A - Fire isolated exit serving upper storeys 

(n) Stair B - Fire isolated exit serving upper storeys 

(o) Stair C - Fire isolated exit serving upper storeys 
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2 Executive summary 

2.1.1 My name is Michael Wynn-Jones and I am the author of this report. 

2.1.2 I have prepared this report with respect to the proposed building as at 
31 Santley Cres & 2A Bringelly Rd Kingswood. 

2.1.3 This report demonstrates that a high level review of the proposal as depicted in the 
relevant plans reveals that the proposed building is capable of complying with the 
BCA, and refers to Performance Solutions that will form part of the CC. 

2.1.4 This report is not a compliance declaration and has not been prepared by a 
registered practitioner. 

2.1.5 The relevant plans are not regulated designs. 

Michael Wynn-Jones 

Building surveyor—unrestricted (NSW) 
(formerly an A1 Accredited Certifier - Building Surveying Grade 1) 

for Michael Wynn-Jones & Associates 
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3 Introduction 

3.1 Background 

3.1.1 This report provides a high level review of the extent to which the 
proposed building work is capable of complying with the BCA. The report has been 
prepared to form part of the relevant Development Application. 

3.2 Compliance with BCA 

3.2.1 The Planning Act requires that building work for the proposed building must 
comply with the BCA, and must not commence until a CC is issued for the work. 

3.2.2 BCA compliance can be achieved by complying with DTS Solutions, formulating a 
Performance Solution, or by a combination of both. 

3.2.3 A reference to a Section, Part or clause in this report is a reference to a 
DTS Solution, except as otherwise noted. A reference to a Performance Solution is a 
reference to a Performance Solution that will be submitted with the CC application. 

3.3 Exclusions 

3.3.1 This report: 

(a) Is limited to a high level review of the extent to which the proposed building
work depicted in the relevant plans is capable of complying with the BCA.

(b) Does not address compliance with:

(i) Council’s policies, BASIX, or the Disability Discrimination Act.

(ii) Section B (Structure), Part D3 (access for people with a disability),
F2.4 (Accessible facilities), Part F6 (Condensation Management), Part G1
(Minor structures), Part G2 (Boilers, vessels, heating appliances,
fireplaces, chimneys/flues) or Section J (Energy efficiency) of the BCA.

(c) Is not a compliance declaration.

3.4 Building classification 

3.4.1 The proposed building will contain a Class 7a carpark, Class 5 offices, a 
Class 3 boarding house, and an outdoor occupiable area on the second floor 
associated with the Class 3. 

3.4.2 The common room adjacent the manager’s office on the Ground floor is 
considered Class 3 even though it is likely ‘of a public nature’ (Class 9b), as it is 
ancillary to the Class 3 use (A6.0). The office on the Ground floor is considered 
Class 3 as it is not of a public nature, and forms an integral part of the Class 3. 

3.4.3 For the purposes of this report the communal living on the Ground floor is 
considered Class 3 as it is not does not present to be of a public nature, and is 
considered an integral part of the Class 3. The final classification of the 
common room, manager’s office and communal living will need to be confirmed at 
the construction certificate stage. 
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4 Fire resistance (Section C) 

4.1 Fire Resisting Construction (Part C1) 

4.1.1 The proposed building will have a rise in storeys or more than 4, an effective height 
not more than 25 m 1, and is required to be Type A construction where compliance 
with the DTS Solutions is proposed (C1.2 and Table C1.1). 

4.1.2 Details demonstrating compliance for any lightweight construction will form part of 
the CC application (C1.8). 

4.1.3 External walls will be non-combustible as required. The architect has advised that 
the proposal is for external walls to comprise a Hebel wall system with non-
combustible insulation and sarking. Details demonstrating compliance will form 
part of the CC application (C1.9). 

4.1.4 Details for fire hazard properties, including for the proposed membrane to the 
outdoor occupiable area will be provided with CC application (C1.10 & G6.2). 

4.1.5 The requirements for the ‘performance of external walls in fire’ and 
‘fire-protected timber’ do not apply (C1.11 & C1.13). 

4.1.6 The requirements for ancillary elements apply. The architect has advised that the 
only ancillary elements will be fixed vertical louvres which will likely be aluminium. 
Details demonstrating compliance will form part of the CC application (C1.14). 

4.1.7 The architect has advised that the proposed loadbearing elements, including the 
roof, will be concrete (Spec.C1.1). 

4.1.8 The proposal is for the fire isolated exit shafts and fire isolated occupant lift shafts 
to be enclosed at the top and bottom by construction having an FRL not less than 
that required for the walls of a non-loadbearing shaft in the same building. Details 
demonstrating compliance will form part of the CC application (Cl 2.7 Spec C1.1). 

4.1.9 The architect has advised that 3 sides of vehicle lift will be enclosed in a 
fire resisting shaft. The vehicle lift will be subject to a Performance Solution 
addressing the extent to which the vehicle lift is required to be fire separated from 
the remainder of the building. 

4.1.10 The proposal is for the FRLs to comply with the DTS Solutions (Table 3 Spec. C1.1), 
except where a Performance Solution demonstrates that FRLs can be reduced. 

4.1.11 The DTS Solutions require that the walls bounding the Class 3 units and the public 
corridors serving the Class 3 achieve a FRL, and that the openings therein, including 
doorways, are protected. This requires that the walls separating the 
communal living, common room and managers office from the public corridor will 
need to achieve a FRL, and that openings therein will require protection. This will 
likely be addressed by a Performance Solution allowing the glazing to be retained 
and protected by drenchers or similar. 

  

 
1 Basement 2 has not counted for the purposes of determining the rise in storeys. 
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4.1.12 The non-loadbearing parts of the proposed external walls are not required to 
achieve a FRL, except to the extent addressed in 4.3.1 and 4.3.2 below. 

4.1.13 No common walls are required or proposed (Table 3 Spec. C1.1), and details for 
required shafts will form part of the CC application. 

4.1.14 No roof lights are required or proposed (Cl 3.6, Spec C1.1). 

4.1.15 The concessions for internal columns and walls, open spectator stands and 
indoor sports stadiums, carparks and Class 3 buildings do not apply (Clauses 3.7 to 
3.10 in Spec C1.1 respectively). 

4.1.16 The extent to which the proposed building elements will comply with Part C1 and 
Specification C1.1 has not been addressed in this report. 

4.2 Compartmentation and Separation (Part C2) 

4.2.1 The Class 7a is not subject to the floor area and volume limitations as the carpark 
will be protected by a sprinkler system, the Class 3 is not subject to the limitations, 
and the Class 5 will comply with the limitations (Table C2.2 and C2.2). 

4.2.2 The requirements/concessions for large isolated buildings (C2.3/C2.4). 

4.2.3 The vertical separation of openings in external walls is not required, as the architect 
has advised that the whole building will be protected by a sprinkler system 
complying with AS 2118.1-2017 (C2.6). 

4.2.4 Separation of classes in the same by fire walls is required except where the building 
is subject to the Performance Solution referred to in 4.1.10 above, or the FRLs 
comply with the FRLs required for the Class 5 (C2.7). 

4.2.5 Fire separation of classes in the same storey is required except where the building 
work is subject to the Performance Solution referred to in 4.1.10 above (C2.8). 

4.2.6 Fire separation of classes in different storeys is required except where the building 
work is subject to the Performance Solution referred to in 4.1.10 above (C2.9). 

4.2.7 The proposal is for the lifts to be separated from the remainder of the building by 
enclosure in a shaft achieving the required FRL, except to the extent that the 
vehicle lift is subject to the Performance Solution referred 4.1.9 above. 

4.2.8 No stairway will be in the same shaft as a lift (C2.11). 

4.2.9 The requirements for the separation of equipment apply. The extent of compliance 
has not been determined in preparing this report. Details are to be shown on the 
relevant plans forming part of the CC application (C2.12). 

4.2.10 The requirements for an electricity supply system may apply. The extent of 
compliance has not been determined in preparing this report (C2.13). 

4.2.11 Smoke doors are required in all Class 3 residential public corridors as the corridors 
are more than 40 m in length (C2.14). 

4.2.12 The extent to which the proposed building will comply with Part C2 and 
Specification C1.1 has not been fully addressed in this report. 
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4.3 Protection of Openings (Part C3) 

4.3.1 A Performance Solution will likely address the extent to which openings in an 
external wall exposed to and less than 3 m from side or rear boundary will need to 
be protected (C3.2 and C3.4). 

4.3.2 Separation of external walls and associated openings in different 
fire compartments (being the Class 3 fire compartment and the Class 5 
fire compartment is required except where the building work is subject to the 
Performance Solution referred to in 4.1.10 above (C3.3). 

4.3.3 The opening in the carpark floor for the vehicle lift will need to be subject to a 
Performance Solution as the lift is otherwise required to be in a fire resisting shaft. 

4.3.4 The requirements for the protection of doorways in fire walls and for horizontal 
exits apply except where the building work is subject to the Performance Solution 
referred to in 4.1.10 above (C3.5 and C3.6). 

4.3.5 Doorways opening to fire-isolated exits will be protected by -/60/30 fire doors that 
are self-closing (C3.8). 

4.3.6 Penetrations in fire-isolated exit will be limited to those permitted (C3.9). 

4.3.7 Openings in fire-isolated occupant lift shafts will be limited to doorways protected 
by -/60/- fire doors, and a lift call panel, indicator panel or other panel backed by 
construction having an FRL of not less than –/60/60 if it exceeds 35 000 mm² 
(C3.10). 

4.3.8 The architect has advised that a doorway in the Class 3 will be protected by a self-
closing -/60/30 fire door if it provides access from a sole-occupancy unit to a public 
corridor, public lobby, or the like (C3.11). 

4.3.9 Openings in floors and ceilings for services will comply where the floor or ceiling is 
required to be fire resisting (C3.12). An opening in a wall providing access to a 
ventilating, pipe, garbage or other service shaft will be protected (C3.13). 

4.3.10 An electrical, electronic, plumbing, mechanical ventilation, air-conditioning or other 
service penetrating a building required to have an FRL with respect to integrity or 
insulation will be protected (C3.15). 

4.3.11 Construction joints, spaces and the like in and between building elements required 
to be fire-resisting with respect to integrity and insulation will be protected in a 
manner identical with a prototype tested in accordance with AS1530.4 to achieve 
the required FRL (C3.16). 

4.3.12 The Performance Solution referred 4.1.9 above will address the extent to which 
openings to the vehicle lift will need to be protected. 

4.3.13 The architect has advised that a there is no proposal or requirement for columns to 
be protected with lightweight construction to achieve an FRL (C3.17). 

4.3.14 The extent to which the detailed design will comply with Part C3 has not been fully 
addressed in this report as it is not included in the relevant plans. 
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5 Means of egress (Section D) 

5.1 Provision for Escape (Part D1) 

5.1.1 At least one exit is required and proposed from each storey, including the outdoor 
occupiable area (D1.2). 

5.1.2 The basement carpark will be served by 2 exits are required, as egress from the 
storey involves a vertical rise within the building of more than 1.5 m (D1.2). 

5.1.3 The proposed exits (Stair A, Stair B and Stair C) serving the Class 3, Class 5 and 
outdoor occupiable area will be fire isolated as required (D1.3). 

5.1.4 The proposed exit stairs serving the Class 7a will be fire isolated as required by the 
relevant fire and life safety Performance Solutions (D1.3). 

5.1.5 The proposed travel distance from the following areas to an exit will comply (D1.4): 

(a) The Class 3 residential: 

(i) < 12 m from a unit door to a single exit on upper storeys 

(ii) <20 m from a point on a floor not in a sole-occupancy unit to an exit or 
from a point at which travel in different directions to 2 exits is available. 

(iii) <20 m from a point on a floor of the outdoor occupiable area to an exit 

(b) The Class 5 commercial: 

(i) < 20 m from the worst point on the floor to an exit. 

5.1.6 A Performance Solution will demonstrate that travel to the exits serving the 
Class 7a carpark complies even though some points on a floor are more than 20 m 
from an exit, and from a point from which travel in different directions is available 
(D1.4). 

5.1.7 The proposed distance between required alternative exits will comply (D1.5). 

5.1.8 The proposed exit width (not less than 750 mm for doors and not less than 1 m for 
the public corridors, including the occupiable outdoor area, will comply (D1.6). 

5.1.9 The proposed exit width for the stairs will need to be modified as required to 
ensure that the width measured clear of all obstructions is not less than 1 m (D1.6). 

5.1.10 The proposed store on the Ground floor opening into the fire corridor can’t open 
directly into the corridor (D1.7). Please refer to the corridor as a fire isolated exit 
passageway. 
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5.1.11 The proposal is to connect Stair B with Stair C at the First floor so that people using 
Stair B (which terminates at the First floor) can access Stair B to egress to 
Bringelly Rd. This proposed exit system will be subject to a Performance Solution as 
the DTS Solution: 

(a) Requires that each fire-isolated stairway or ramp must provide independent 
egress from each storey served and discharge directly, or by way of its own 
fire-isolated passageway to a suitable egress point (D1.7 (b)). 

(b) Limits access to a required fire-isolated exit in the same storey to no more 
than 2 access doorways (D1.7 (c)). 

5.1.12 No external stairways or ramps in lieu of fire-isolated exits are required or 
proposed (D1.8). 

5.1.13 The requirements for travel by internal non-fire-isolated stairways or ramps do not 
apply (D1.9). 

5.1.14 The proposed exits will not be blocked at the point of discharge (D1.10). 

5.1.15 The paths of travel to the public road are proposed to be not less than 1 m wide as 
required (D1.10). 

5.1.16 The discharge point of the alternative exits referred to in 5.1.15 above are located 
as far apart as practical (D1.10). 

5.1.17 The plans will need to be modified to show that the external paths of travel 
referred to in  5.1.15 above will have a gradient not steeper than 1:8 at any part, or 
not steeper than 1:14 if required by Part D3 (D1.10). 

5.1.18 No horizontal exits are required or proposed (D1.11). 

5.1.19 No non-required stairways, ramps or escalators are required or proposed (D1.12). 

5.1.20 The extent to which the detailed design will comply with Part D1 has not been 
addressed in this report as it is not included in the relevant plans. 

5.1.21 Compliance with Part D1 should be detailed in plans consistent with a 
regulated design. 

5.2 Construction of exits (Part D2) 

5.2.1 The architect has advised that the stairways forming part of the fire isolated exits 
will be non-combustible concrete. The structural plans submitted with the 
CC application will demonstrate that the stair and shaft is designed so that any local 
failure will not cause structural damage to, or impair the fire-resistance of, the 
shaft (D2.2). 

5.2.2 The architect has advised that the proposed non-fire-isolated stairways and ramps 
will be concrete (D2.3). 

5.2.3 The proposed fire isolated passageway discharging to Bringelly Road will be subject 
to a Performance Solution as it connects with and serves the stair flight rising from 
the carpark, Stair C (which serves the upper levels), and the exit doors serving 
Ground floor (D2.4). 
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5.2.4 No open access ramps and balconies are required or proposed (D2.5), no smoke 
lobbies are required or proposed (D2.6), and installations in exits and paths of 
travel must comply, including the occupiable outdoor area. The extent of 
compliance will be determined when the CC application stage (D2.7). 

5.2.5 The proposed store on Level B2 located below a flight to the proposed Southwest 
fire-isolated exit will not be in the same fire resisting shaft as the exit. No other 
enclosure of space is proposed under stairs or ramps (D2.8). 

5.2.6 The requirements for the width of required stairways and ramps do not 
apply (D2.9). 

5.2.7 No fire-isolated ramp is required or proposed (D2.10). 

5.2.8 The extent to which the slip-resistance classification applies to any proposed 
internal or external ramps has not been addressed in this report (D2.10). 

5.2.9 No fire-isolated passageway is required or proposed (D2.11). 

5.2.10 No part of a roof is required to be, or proposed as, open space (D2.12). 

5.2.11 Whilst the extent to which goings and risers (D2.13), landings (D2.14) and 
thresholds (D2.15) has not been addressed in preparing this report the proposal is 
to comply. 

5.2.12 Whilst the extent to which the proposed barriers will comply has not been 
addressed in preparing this report, it is recommended that the proposed barriers 
are modified to ensure barriers, except in fire isolated exits: 

(a) Are not less than 1 m high when measured vertically from the surface 
beneath, except that for stairways the height must be measured above the 
nosing line of the stair treads. 

(b) Do not allow a 125 mm sphere is able to pass through any opening. 

(c) Do not have horizontal or near horizontal elements between 150 mm and 
760 mm above the floor facilitate climbing where the floor is more than 4 m 
above the surface beneath (D2.16). 

5.2.13 Details are required to show the location and height of the proposed barriers in the 
fire isolated exit (D2.16), and the proposed handrails. (D2.17). 

5.2.14 It appears that no fixed platforms, walkways, stairways or ladders are required 
(D2.18). 

5.2.15 The following exit doors discharging to Bringelly Rd are proposed to swing in the 
direction of egress as required: 

(a) The door serving the fire isolated exit passageway 

(b) The door serving the commercial lobby (D2.19). 
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5.2.16 The proposal is for swinging doors in a required exit or forming part of a required 
exit to comply as required (D2.20). 

5.2.17 The proposal is for a door in a required exit, forming part of a required exit or in the 
path of travel to a required exit to be readily openable without a key from the side 
that faces a person seeking egress (D2.21). 

5.2.18 The requirements for re-entry from fire-isolated exits do not apply as the building 
has an effective height not more than 25 m (D2.22). 

5.2.19 The proposal is for a sign, to alert persons that the operation of certain doors must 
not be impaired, to be installed where it can readily be seen on, or adjacent to— 

(a) a required fire door providing direct access to a fire-isolated exit. 

(b) The doors leading from a fire isolated exit to a road or open space, on each 
side of the doors (D2.23). 

5.2.20 Window openings in bedrooms in the Class 3 must be protected. The extent to 
which the protection will comply has not been addressed in this report as the 
method of achieving compliance is not provided in the relevant plans (D2.24). 

5.2.21 A barrier with a height not less than 865 mm above the floor is required to an 
openable window: 

(a) Referred to in 5.2.4 above in the building when a child resistant release 
mechanism is required by D2.24 (b)(ii)(C) in the bedrooms in the Class 3; and 

(b) In any other part of the building where the floor below the window is 4 m or 
more above the surface beneath. 

5.2.22 A barrier referred to in 5.2.21 above, except where in fire-isolated stairways, 
fire isolated ramps and other areas used primarily for emergency purposes, 
excluding external stairways and external ramps, must not: 

(a) permit a 125 mm sphere to pass through it; and 

(b) have any horizontal or near horizontal elements between 150 mm and 760 
mm above the floor that facilitate climbing. 

5.2.23 A barrier required by 5.2.21 above in fire-isolated stairways, fire isolated ramps and 
other areas used primarily for emergency purposes, excluding external stairways 
and external ramps, must not permit a 300 mm sphere to pass through it. 

5.2.24 The extent to which the window protection will comply has not been addressed in 
this report (D2.24). 

5.2.25 The concessions for timber stairways do not apply as the architect has advised that 
no timber stairs are proposed (D2.25). 
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6 Services and Equipment (Section E) 

6.1 Fire Fighting Equipment (Part E1) 

6.1.1 The proposed building must be served by a fire hydrant system as the total floor 
area exceeds 500 m² (E1.3). This will require a fire hydrant in the fire isolated exits 
at each storey, an internal or external hydrant pumproom, and a fire hydrant 
booster. 

6.1.2 The hydrant pumproom located on the Ground floor has accessed has access to 
open space via a fire-isolated passage. 

6.1.3 The proposal is for the Class 7a carpark to be served by a hose reel located not 
more than 4 m from an exit as required. The DTS Solutions do not require that any 
other part of the proposed building is served by fire hose reels (E1.4). 

6.1.4 The proposal is to provide a sprinkler system complying with AS 2118.1-2017 
throughout the whole building, including the outdoor occupiable area as required, 
as the building contains a Class 3 portion, and has a rise in storeys of 4 or more and 
an effective height not more than 25 m (E1.5). 

6.1.5 The proposal is for portable fire extinguishers to be provided as required, including 
to the outdoor occupiable area as required (E1.6). 

6.1.6 No fire control centre is required or proposed (E1.8). 
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6.2 Smoke hazard management (Part E2) 

6.2.1 The proposed fire isolated exits are not required to be served by an automatic air 
pressurisation system or open access ramps or balconies, except to the extent 
required by a fire and life safety Performance Solution (Table E2.2a). 

6.2.2 The proposal is for the Class 3 part to be provided with an automatic smoke 
detection and alarm system complying with Specification E2.2a as required, except 
to the extent varied by the fire and life safety Performance Solutions (Table E2.2a). 

6.2.3 The proposal is for the smoke hazard management for the Class 5 and Class 7a to 
be subject to a Performance Solution as the DTS Solution for the Class 5 and 
Class 7a as the Class 3, Class 5 and Class 7a is served by the same fire isolated exit 2, 
and in any case as an automatic smoke detection and alarm system complying with 
Specification E2.2a is likely to be inappropriate for the Class 7a. 

6.2.4 The Class 7a carpark is required to be served by a mechanical ventilation system. A 
Performance Solution may demonstrate that jet fans will be a suitable method of 
mechanical ventilation (F4.11). 

6.2.5 The proposal is for the smoke hazard management system to incorporate a building 
occupant warning system. The final design of the system may be subject to the fire 
and life safety Performance Solution (clause 7 Specification E2.2). 

  

 
2 The following is the most appropriate DTS Solution for the Class 5 and Class 7a in 

Specification E2.2a for buildings not more than 25 m in effective height where a required 
fire-isolated stairway serving the Class 3 also serves the Class 5 and Class 7a: 
 The Class 5 and 7a must be provided with: 

• an automatic smoke detection & alarm system complying with Spec E2.2a, or 

• a sprinkler system (other than a FPAA101D or FPAA101H system) complying with 
Specification E1.5 
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6.3 Lift installation (Part E3) 

6.3.1 The architect has advised that the proposed occupant lifts can provide for a 
stretcher facility (600 mm wide x 2000 mm long x 1400 mm high above the floor 
level) as required as the proposed occupant lifts will serve storeys above an 
effective height of 12 m (E3.2). 

6.3.2 The proposal is to provide a warning against use of lifts in fire as required (E3.3). 

6.3.3 No emergency occupant lift is required or proposed as the building has an 
effective height not more than 25 m) (E3.4). 

6.3.4 The proposal is for access and egress to and from occupant and vehicle liftwell 
landings to comply as required (E3.5). 

6.3.5 The proposal is for fire service controls as required as the occupant lifts will serve a 
storey above an effective height of 12 m (E3.7). The extent to which the vehicle lift 
will need similar controls will be subject to the fire and life safety Performance 
Solutions. 

6.3.6 The extent to which fire service recall control switches are required will need to be 
determined by an appropriately qualified person as part of the CC application 
(E3.9). 

6.3.7 The extent to which a lift car fire service drive control switch is required will need 
to be determined by an appropriately qualified person as part of the CC application 
(E3.10). 

6.4 Emergency lighting, exit signs & warning systems (Part E4) 

6.4.1 The proposal is for emergency lighting and exit signs to be provided to the whole 
building and the outdoor occupiable area as required (E4.2 to E4.8). 

6.4.2 No sound or intercom system for emergency purposes is required or 
proposed (E4.9) as the architect has advised that no part of the building will be 
used for accommodation for the aged, children or people with a disability, or as a 
residential care building (as defined in the BCA). 
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7 Health and amenity (Section F) 

7.1 Damp and Weatherproofing (Part F1) 

7.1.1 The proposal is for damp and weatherproofing to comply (Part F1). 

7.1.2 The requirements for damp and weatherproofing have not been assessed in 
preparing this report (Part F1). 

7.1.3 Details demonstrating the extent to which the damp and weatherproofing 
weatherproof are required to be developed and submitted with the CC application. 
It should be noted that there are no DTS Solutions for the weatherproofing of 
external walls (F1.0). 

7.2 Sanitary facilities (Part F2) 

7.2.1 The architect has advised that each Class 3 sole occupancy unit will be served by a 
shower or bath, a closet pan and washbasin as required. 

7.2.2 The Class 3 will be served by laundry facilities notwithstanding that these facilities 
are not required. 

7.2.3 Some Class 3 sole occupancy units will be served by a kitchen notwithstanding that 
kitchens are not required (F2.1). 

7.2.4 The proposal is for the sanitary facilities for the Class 5 to comply. 

7.2.5 A review of the floor area of the Class 5 sole occupancy units reveals that the total 
number of persons deemed to be accommodated (Table D1.13) in the Class 5 is 
~ 17 males and ~17 females. 

7.2.6 The proposed sanitary facilities for the Class 5 will comply as required, subject to at 
least 1 of the unisex facilities required for people with a disability be counted once 
for each sex (F2.2 and F2.3). 

7.2.7 The proposal is for the construction of sanitary compartments to comply (F2.5). 

7.2.8 No accessible adult change facility is required or proposed (F2.9). 
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7.3 Room heights (Part F3) 

7.3.1 The proposal is for the following internal heights to comply as required: 

(a) ≥ 2.4 m to a habitable room except a kitchen. 

(b) ≥ 2.1 m to a kitchen, laundry, bathroom, corridor, passageway or the like. 

(c) ≥ 2.4 m to a medical suite except a space referred to in 7.3.1(b)). 

(d) ≥ 2.1 m to a store room, garage, or car parking area. 

(e) ≥ 2 m measured vertically above a stairway, ramp, landing or the like. 

7.3.2 The extent of compliance has not been determined in preparing this report. 

7.4 Light and ventilation (Part F4) 

7.4.1 The proposal is for the following to comply as required, not including the carpark: 

(a) Natural light to habitable rooms (F4.1). 

(b) Artificial light to all areas including the outdoor occupiable area (F4.4). 

(c) Natural ventilation to habitable rooms (F4.6). 

(d) A combination of natural and artificial ventilation to all other areas (F4.5). 

7.4.2 The extent of compliance has not been determined in preparing this report. 

7.4.3 The Class 7a carpark is required to be served by a mechanical ventilation system. A 
Performance Solution may demonstrate that jet fans will be a suitable method of 
mechanical ventilation (F4.11). 

7.4.4 The proposal is for sanitary compartments not to open directly into: 

(a) a kitchen or pantry; or 

(b) a public dining room or restaurant; or 

(c) a dormitory in a Class 3 building; or 

(d) a room used for public assembly; or 

(e) a workplace normally occupied by more than one person (F4.8). 

7.4.5 The proposal is for sanitary compartments not permitted to open directly into the 
spaces referred to in 7.4.4 above to comply as required (F4.9). 

7.4.6 The architect has advised that no commercial kitchen is proposed (F4.12). 
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7.5 Sound transmission and insulation (Part F5) 

7.5.1 The proposal is for the sound insulation rating to comply as required for a floor: 

(a) Serving the Class 3; 

(b) Separating the Class 3 from: 

(i) The Class 5; and 

(ii) The outdoor occupiable area (F5.3 and F5.4). 

7.5.2 The proposal is for the sound insulation rating to comply as required for a wall: 

(a) Separating Class 3 sole-occupancy units; and 

(b) Separating a Class 3 sole-occupancy unit from a plant room, lift shaft, 
stairway, public corridor, public lobby or the like (F5.5). 

7.5.3 The proposal is for a wall in the Class 3 to be of discontinuous construction (F5.3(b)) 
if it separates: 

(a) a bathroom, sanitary compartment, laundry or kitchen in one Class 3 
sole-occupancy unit from a habitable room (other than a kitchen) in an 
adjoining unit; or 

(b) a Class 3 sole-occupancy unit from a plant room or lift shaft. 
 
(The relevant plans will need to be amended to make is clear that 
discontinuous construction is proposed for the walls separating a Class 3 unit 
from other spaces). 

7.5.4 The proposal is for any duct, soil, waste or water supply pipe, including a duct or 
pipe that is located in a wall or floor cavity, serves or passes through more than one 
sole-occupancy unit, to be separated from the rooms of any sole occupancy by 
construction with an Rw + Ctr (airborne) not less than: 

(a) 40 if the adjacent room is a habitable room (other than a kitchen); or 

(b) 25 if the adjacent room is a kitchen or non-habitable room. 

7.5.5 The location of the ducts and services referred to in 7.5.4 above must be shown on 
the relevant plans. 
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8 Ancillary provisions 

8.1 Part G1 – Part G5 (Various) 

8.1.1 Part G1 (Minor structures and components) and Part G2 (Boilers, pressure vessels, 
heating appliances, fireplaces, chimneys and flues) are not addressed in this report. 

8.1.2 Part G3 (Atrium construction) does not apply as no atrium is proposed or required. 

8.1.3 Part G4 (Construction in alpine areas) does not apply as the proposed building will 
not be in an alpine area. 

8.1.4 Part G5 (Construction in bushfire prone areas) is not addressed in this report. 

8.2 Part G6 (Occupiable outdoor areas) 

8.2.1 The requirements for the outdoor occupiable area apply to the proposed building 
and are addressed in the various Sections of this report. 
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9 Appendix A (About Michael Wynn-Jones) 

• Michael refined his skills and knowledge for 13 years 
as a Local Government Building Surveyor in 
Western Sydney, and in 1993 established a Building 
Regulations consulting company and became a 
‘building academic’ at Western Sydney University.  

• From 1996 to 2008 Michael devoted his time equally 
between academia and consulting and helped 
develop, lectured in, and was eventually the Head of 
Program for, separate Post Graduate courses in 
‘Building Surveying’, ‘Fire Engineering’ and ‘Bushfire 
prone areas’ at Western Sydney University. 

• He has been teaching building regulations courses 
through the UTS Centre for Local Government since 
1995, worked with CSIRO in 1995 and 1996 on fire 
code reform projects resulting in the first Fire Engineering Guidelines, and assisted 
the NSW State Government with the introduction of private certification in 1997. 

• After leaving Western Sydney University in 2008 he devoted most of his energy to 
consulting and assisted with the introduction of the Building Surveying major at the 
University of Newcastle (in his role as conjoint Professor). 

• Michael has assisted the NSW State Government on various projects, including the 
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1. INTRODUCTION 

1.1 Background 

This geotechnical engineering report presents the results of a geotechnical investigation undertaken by 

Geotechnical Consultants Australia Pty Ltd (GCA) for a proposed development at No. 31 Santley 

Crescent and No. 2A Bringelly Road Kingswood NSW 2747 (the site). The investigation was commissioned 

by Dana Bina Pty Ltd & Midpoint Investments Pty Ltd (the client) and was carried out on the 13th 

September 2021.  

The purpose of the investigation was to assess the subsurface conditions over the site at the selected 

borehole testing locations (where accessible and feasible), and provide necessary recommendations 

from a geotechnical perspective for the proposed development.  

The findings presented in this report are based on our subsurface investigation, laboratory testing results 

and our experience with subsurface conditions in the area. This report presents our assessment of the 

geotechnical conditions and has been prepared to provide geotechnical advice and 

recommendations to assist in the preparation of preliminary designs and construction of the ground 

structures for the proposed development. 

For your review, Appendix A contains a document prepared by GCA entitled “Important Information 

About Your Geotechnical Report”, which summarises the general limitations, responsibilities and use of 

geotechnical engineering reports. 

1.2 Proposed Development 

Information provided by the client indicates the proposed development comprises demolition of the 

existing infrastructures onsite, followed by construction of a multi-storey boarding house building, 

overlying two (2) to three (3) basement levels. 

The Finished Floor Levels (FFL)s of the proposed developments basement and ground floor levels are set 

to be at Reduced Levels (RL)s of:  

• Basement 3 level: RL34.50m to RL34.80m Australian Height Datum (AHD). 

• Basement 2 level: RL37.50m to RL37.80m AHD. 

• Basement 1 level: RL40.50m to RL40.80m AHD. 

• Ground floor level: RL43.50m to RL44.45m AHD. 

Based on this information and the existing site levels and topography, maximum excavation depths 

varying from approximately 6.5m to 9.7m (varying throughout) are expected to be required for 

construction of the proposed development. Locally deeper excavations for the proposed lift shafts, and 

building footings and service trenches are also projected to be required as part of the planned 

development. 

It should be noted that excavation depths are expected to vary across the site and are inferred off the 

proposed development FFLs shown on the architectural drawings and existing levels, referenced in 

Section 1.3 below. 

1.3 Provided Information 

The following relevant information was provided to GCA prior to the site investigation and during 

preparation of this report: 

• Architectural drawings prepared by Gus Fares Architects, titled “Proposed Boarding House at 31 

Santley Crescent & 2A Bringelly Rd Kingswood NSW”, referenced project No. 2020-22 and 

included drawing nos. A001, A101, to A106 inclusive, A202 and A302. 
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1.4 Geotechnical Assessment Objectives 

The objective of the geotechnical investigation was to assess the site surface and subsurface conditions 

at the selected borehole testing locations within the site (where accessible and feasible), and to provide 

professional geotechnical advice and recommendations on the following based on requirements 

provided to GCA by the client: 

• General assessment of any potential geotechnical issues that may affect any surrounding 

infrastructures, buildings, council assets, etc., along with the proposed development. 

• Excavation conditions and recommendations on excavation methods in soils and rocks to restrict 

any ground vibrations. 

• Recommendations on suitable shoring (retention) systems for the site.  

• Design parameters based on the ground conditions within the site, for retaining walls, cantilever 

shoring walls and propped shoring. 

• Recommendations on suitable foundation types and design for the site. 

• End bearing capacities and shaft adhesion for shallow and deep foundations based on the 

ground conditions within the site (for ultimate limit state and serviceability loads). 

• Groundwater levels which may be determined during the geotechnical investigation and during 

an additional site visit for groundwater level measurements, along with the effects on the 

proposed development construction. 

• Recommendations on groundwater maintenance and limiting. 

• Preliminary subsoil class for earthquake design for the site in accordance with Australian 

Standards (AS) 1170.4-2007. 

• Preliminary aggressivity and salinity assessment within the site based on laboratory testing results at 

the selected borehole locations. 

• General geotechnical advice on site preparation, filling and subgrade preparation. 

1.5 Scope of Works 

Fieldwork for the geotechnical investigation was undertaken by an experienced geotechnical engineer, 

following in general the guidelines outlined in AS 1726-2017. The scope of works included: 

• Submit and review Dial Before You Dig (DBYD) plans and any other plans provided by the client 

on existing buried services within the site. 

• Service locating carried out using electromagnetic detection equipment to ensure the area is 

free of any underground services at the selected borehole testing locations. 

• Review of site plans and drawings to determine appropriate testing locations (where accessible 

and feasible), and identify any relevant features of the site. 

• Machine drilling of three (3) boreholes at selected locations within the site (where accessible and 

feasible) by a specialised track mounted drilling rig, using solid flight augers equipped with a 

‘Tungsten Carbide’ (TC) bit, and identified as boreholes BH1 to BH3 inclusive. The drilling rig is 

owned and operated by a specialist subcontractor. 

o The boreholes were drilled to varying practical TC bit refusal depths of approximately 7.0m 

to 7.7m below the existing ground level within the site (bgl).  

o Following auger termination in borehole BH1, drilling commenced using NMLC diamond 

coring technique to the final depth outlined in Table 1 below.  

• Installation of one (1) standpipe piezometer, identified as GW1 and installed to a depth of 

approximately 14.1m bgl (RL30.4m AHD) in borehole BH1. The standpipe piezometer was installed 

for groundwater measurements and any future groundwater monitoring which may be required. 

o The approximate locations of the boreholes and standpipe piezometer are shown on 

Figure 1, Appendix B of this report 

• Collection of soil and rock samples during drilling for the following laboratory testing required: 

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



Geotechnical Investigation Report 

31 Santley Crescent & 2A Bringelly Road Kingswood NSW 2747 

Report No. G21551-1, 29th September 2021  
 

 

Page | 7  
   
© Geotechnical Consultants Australia Pty Ltd 

       

       

 Geotechnical | Environmental | Laboratories 

      

o Laboratory testing by a National Association of Testing Authorities, Australia (NATA) 

accredited laboratory (ALS Environmental) on four (4) selected samples collected during 

drilling of the boreholes to determine the pH, chloride and sulphate content, and 

electrical conductivity of the selected samples. Laboratory analysis was undertaken for 

the purpose of a preliminary aggressivity and salinity assessment within the site. 

o Rock cores recovered from borehole BH1 were boxed, logged and sent to our affiliate 

NATA accredited laboratory, Geologic Solutions Group Pty Ltd (Geologic Solutions), for 

rock strength testing to estimate the point load strength index (Is50) values. The rock core 

photographs and laboratory point load test results certificates are presented in Appendix 

E and Appendix F, respectively. 

• Preparation of this geotechnical engineering report. 

Table 1. Approximate Borehole Drilling Depths 

Borehole ID 
Augering Depth/Thickness  

(m bgl) 

NMLC Diamond Coring 

Technique Depth/Thickness  

(m bgl) 

Total Borehole Depth  

(m bgl) 

BH1 0.0 – 7.7 7.7 – 14.11 14.11 

BH2 0.0 – 7.5 – 7.5 

BH3 0.0 – 7.0 – 7.0 

1.6 Constraints 

The discussions and recommendations provided in this report have been based on the results obtained 

during borehole drilling at the approximate testing locations within the site (where accessible and 

feasible). It is recommended that further geotechnical inspections should be carried out during 

construction to confirm the subsurface conditions across the site and foundation bearing capacities 

have been achieved.  

Consideration should be given to additional machine drilled boreholes and rock strength testing 

following demolition of existing onsite infrastructures, in order to confirm the ground conditions and 

estimated rock strength underlying the site, and to help assist in final designs of the proposed 

development. This recommendation should be confirmed by the project geotechnical engineer and 

structural engineer during/following design stages of the proposed development. 
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2. SITE DESCRIPTION 

2.1 Overall Site Description 

The overall site description and its surrounding are presented in Table 2 below. 

Table 2. Overall Site Description and Site Surroundings 

Information Details 

Overall Site Location 

The site comprises amalgamation of two (2) 

properties, being No. 31 Santley Crescent and No. 2A 

Bringelly Road, and located within a residential area 

approximately 60m south of the Great Western 

Highway.  

Site Address 
31 Santley Crescent & 2A Bringelly Road  

Kingswood NSW 2747 

Approximate Site Area1 1,350m2  

Local Government Authority Penrith City Council 

Site Description 

At the time of the investigation, a residential dwelling 

was present within each property, accompanied by 

associated concrete pavements and detached 

sheds. The remaining area of the site was covered in 

grass, vegetation and some mature trees scattered 

throughout. 

Approximate Distances to Nearest 

Watercourses (i.e. rivers, lakes, creeks, etc.) 

• Werrington Creek – 750m east of the site. 

• Unnamed Stream – 80m south-east and 150m 

south-west of the site. 

Site Surroundings 

The site is located within an area of residential use 

and is bounded by: 

• Residential properties at No. 2 Bringelly Road 

and No. 176 Great Western Highway to the 

north. 

• Residential property at No. 29 Santley 

Crescent to the east. 

• Santley Crescent carriageway and 

commercial property at No. 33 Santley 

Crescent to the south. 

• Bringelly Road thoroughfare to the west. 
1Site area is approximate and obtained from the architectural drawings referenced in Section 1.3. 

2.2 Topography 

The local and site topography generally falls towards the south to south-east. Levels within the site vary 

from approximately RL43.4m to RL45.2m AHD. 

It should be noted that the site topography, levels and slopes are approximate and based off the 

architectural drawings referenced in Section 1.3, observations made during the investigation and 

reference to NSW Six Maps (https://maps.six.nsw.gov.au/). The actual topography in areas inaccessible 

during the site investigation, including areas under the existing infrastructures, along with the site and 

local topography and levels are expected to vary from those outlined in this report. 

 

 

 

 

 

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442

https://maps.six.nsw.gov.au/


Geotechnical Investigation Report 

31 Santley Crescent & 2A Bringelly Road Kingswood NSW 2747 

Report No. G21551-1, 29th September 2021  
 

 

Page | 9  
   
© Geotechnical Consultants Australia Pty Ltd 

       

       

 Geotechnical | Environmental | Laboratories 

      

2.3 Regional Geology 

Information obtained on the local regional subsurface conditions, referenced from the Department of 

Mineral Resources, Penrith 1:100,000 Geological Series Sheet 9030 Edition 1, dated 1991, by the 

Geological Survey of New South Wales, indicates the site is located within a geological region generally 

underlain by Bringelly Shale (Rwb) of the Wianamatta Group. The Bringelly Shale (Rwb) typically 

comprises “shale, carbonaceous claystone, claystone, laminite, fine to medium grained lithic sandstone, 

rare coal and tuff”. 

The site is also situated approximately 330m north-west of a geological boundary/region generally 

underlain by Quaternary Aged Holocene Deposits (Qal). The Quaternary Aged Holocene Deposits (Qal) 

typically comprise “fine grained sand, silt and clay”. 

Furthermore, reference made to MinView by the State of New South Wales through Regional NSW 2021 

indicates the site is positioned within a geological region underlain by Shale (Twib). 

A review of the regional maps by the NSW Government Environment and Heritage indicates the site is 

generally located within the Luddenham (lu) landscape group which is largely recognised by undulating 

low hills on Wianamatta Group shales, often associated with Minchinbury sandstone. Soils of the 

Luddenham group typically have water erosion hazard, localised steep slopes, mass movement hazard, 

shallow soils, surface movement potential, impermeable highly plastic subsoil and are moderately 

reactive. Local reliefs are approximately 50m to 80m and slopes of approximately 5% to 20% in gradient. 

Soils of the Luddenham group are generally neutral (pH 7.0) to strongly (pH 4.0) acidic. 

The site is also noted to be approximately 280m north-west of the South Creek (sc) landscape group. The 

South Creek (sc) landscape group is generally recognised by floodplains, valley flats and drainage 

depressions of the channels on the Cumberland Plain, which are usually flat with incised channels and 

mainly cleared. Soils of the South Creek group typically have flood hazard, seasonal waterlogging, 

localised permanently high water tables, localised water erosion hazard and localised surface 

movement potential. Soils of the South Creek group are also generally neutral (pH 7.0) to extremely (pH 

3.0) acidic. 

The Luddenham (lu) and South Creek (sc) landscape group reports are attached in Appendix I. 
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3. SUBSURFACE CONDITIONS AND ASSESSMENT RESULTS 

3.1 Stratigraphy 

A summary of the surface and subsurface conditions from across the site during this geotechnical 

investigation are summarised in Table 3 below and are interpreted from the assessment results. It should 

be noted that Table 3 presents a summary of the overall site conditions and reference should be made 

to the detailed engineering borehole logs presented in Appendix D, in conjunction with the geotechnical 

explanatory notes detailed in Appendix C. Rock description has been based on Pells P.J.N, Mostyn G. & 

Walker B.F. Foundations on Sandstone and Shale in the Sydney Region, Australian Geomechanics 

Journal, December 1998. 

It should be noted that estimated rock strengths assessed by observation during auger penetration 

resistance in the boreholes are approximate and variances should be expected throughout the site. In 

addition, estimated rock strengths are also estimated from the point load strength index (Is50) carried out 

at the selected depths within the boreholes, and are also expected to vary throughout the site. It is worth 

noting that auger penetration within various bedrock formations vary from each drilling rig, and 

estimated rock strength variances across the site are expected.  

Due to the variable ground conditions throughout the site, it is recommended that confirmation of the 

subsurface materials be carried out during construction, and by additional borehole drilling and rock 

strength testing. It should also be noted that ground conditions within the site are expected to differ from 

those encountered and inferred in this report, since no geotechnical or geological exploration program, 

no matter how comprehensive, can reveal and identify all subsurface conditions underlying the site. 

Based on the geotechnical investigation at the selected testing location, along with our experience and 

observations made within the site and local region, it is inferred that bedrock of variable composition, 

strength and weathering is underlying majority of the site area at varying depths of approximately 3.2m 

to 5.0m bgl.  

Furthermore, assessment of the underlying soils indicates the possibility of variable composition and 

consistency/strength natural soils to be present throughout the site. 
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Table 3. Summary of Subsurface Conditions 

Borehole ID BH1 BH2 BH3 

Unit Unit Type Description 

Estimated 

Consistency/ 

Strength 

Depth/Thickness of Unit (m bgl) 

Approximate RL at Borehole Location (m AHD) RL44.5 RL45.1 RL43.5 

1 Fill 

Clayey SILT, 

medium to high 

plasticity clay, 

gravel 

inclusions. 

N/A 0.0 – 0.5 0.0 – 0.2 0.0 – 0.5 

2 
Residual 

Soils 

Silty CLAY, 

medium to high 

plasticity, gravel 

inclusions. 

Firm to stiff, 

very stiff with 

depth 

0.5 – 4.0 0.2 – 3.2 0.5 – 3.2 

Shaly CLAY, low 

plasticity, 

interbedded 

shale. 

Very stiff to 

hard 
4.0 – 5.0 3.2 – 4.0 – 

3 
Class V 

Shale1 

SHALE, clay 

seams, with silt, 

extremely to 

highly 

weathered. 

EL  5.0 – 6.8 4.0 – 5.2 3.2 – 4.6 

VL 6.8 – 7.7 5.2 – 6.3 4.6 – 6.6 

4 
Class IV 

Shale1 

SHALE, clay 

seams, 

interbedded 

laminite, highly 

to slightly 

weathered. 

L 

7.7 – 14.11 

6.3 – 7.5 6.6 – 7.0 

L – M 

(or better)2 
7.5 7.0 

M – – 

1Confirmation of the underlying bedrock composition, class, depth and estimated strength should be made by further borehole 

drilling and rock strength testing, and during construction by inspection and appropriate testing (i.e. spoon testing, rock strength 

testing, etc.). 
2Higher estimated strength and/or class bedrock (i.e. low to medium estimated strength, or better) is inferred to be present below 

the auger refusal depth indicated in Table 3. This is based on high auger resistance during drilling and reference to the rock core 

samples recovered during the NMLC process in borehole BH1 below the auger high TC bit resistance depth. Confirmation should be 

made by a geotechnical engineer by further borehole drilling and rock strength testing.  

Notes:  

• N/A = Not Applicable, EL = Extremely Low estimated strength, VL = Very Low estimated strength, L = Low estimated 

strength, M = Medium estimated strength, H = High estimated strength. 

• Rock strengths are based on observations made during auger penetration resistance at the time of drilling and point load 

strength index (Is50) carried out at selected depths within the boreholes. 

• Confirmation of the actual composition, continuity, strength and depth of the underlying bedrock should be carried out 

by a geotechnical engineer by additional borehole drilling and rock strength testing, and by inspection during 

construction.  

• Ground conditions are expected to vary across the site and should be confirmed by a geotechnical engineer, 

predominately in areas unobserved during the geotechnical investigation. 

It is worth noting the presence of core loss layers and fractured zones within the underlying shale bedrock 

which were encountered during drilling of borehole BH1 at varying depths throughout (refer to the 

detailed engineering borehole logs). 

These layers along with extremely weathered zones should not be precluded across the site, 

predominately at locations and depths not assessed during the geotechnical investigation. Precaution 

should be taken during construction and at bulk excavation level as these layers are not suitable as 

founding materials for the proposed development. 
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3.2 Groundwater 

No groundwater was encountered or observed during and shortly after drilling (<30 minutes) of the 

boreholes to a maximum depth of approximately 7.7m bgl (BH1). Water introduced during the NMLC 

coring process in borehole BH1 from below the auger termination depth at approximately 7.7m bgl 

further precluded any groundwater level indications 

Following completion of drilling in borehole BH1, a standpipe piezometer (GW1) was installed to a depth 

of about 14.1m bgl (RL30.4m AHD). 

After installation of the standpipe piezometer, water generated during the NMLC coring process which 

was present in the standpipe piezometer was purged using a bailer. It should be noted that although all 

efforts were made to purge all of the water present within the standpipe piezometer completely, the 

possibility of groundwater being present at lower depths should not be precluded.  

Groundwater measurements carried out on the 22nd September 2021 within standpipe piezometer GW1 

indicated groundwater levels to be present at a depth of approximately 1.2m bgl, at the measured 

location and at the time of the measurement.  

Subsequent to the groundwater measurement on the 22nd September 2021, water within the standpipe 

piezometer was purged using a bailer to a depth of approximately 10.5m bgl. An additional groundwater 

measurement was carried out after a period of approximately 15 minutes and indicated the 

groundwater level within the standpipe piezometer to gradually rise to a depth of about 9.6m bgl. 

Thus, based on information available at the time of the investigation and position of the site in the local 

region, groundwater which may be present within the site is expected to be in the form of seepage 

through the voids within the underlying fill material and through the pore spaces between particles of 

unconsolidated natural soils, or through networks of fractures and solution openings in consolidated 

bedrock underlying the site (subject to confirmation).  

It should be noted that groundwater levels have the potential to elevate during daily or seasonal 

influences such as tidal fluctuations, heavy rainfall, damaged services, flooding, etc., and moisture 

content within soils may be influenced by events within the site and adjoining properties. Groundwater 

monitoring should be carried out prior to and during construction to assess any groundwater inflow 

throughout the excavation areas. We note that no provision was made for longer term groundwater 

monitoring within the site and it would be prudent to allow for this. 

Where groundwater conditions vary from those outlined in this report, GCA should be contacted for 

further advice. 
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4. LABORATORY TEST RESULTS 

4.1 Aggressivity and Salinity 

Four (4) selected samples were sent to a NATA accredited testing laboratory, ALS Environmental, to 

determine the pH, chloride and sulphate content, and electrical conductivity of the samples. A summary 

of the laboratory tests results is provided in Table 4 below, with laboratory certificates presented in 

Appendix G of this report. 

Table 4. Summary of Laboratory Test Results (Aggressivity and Salinity) 

Borehole ID BH1 BH2 BH2 BH3 

Approximate Depth (m bgl) 1.9 – 2.0 3.2 – 3.3 4.4 – 4.5 6.9 – 7.0 

Strata Type Natural Soils Natural Soils Bedrock Bedrock 

Aggressivity 

and Salinity 

pH 5.7 7.1 7.6 8.6 

Moisture Content (%) 14.3 13.0 10.2 8.5 

Chloride (mg/kg) 440 1,000 970 600 

Sulphate SO4 (mg/kg) 150 140 150 100 

 

Electrical 

Conductivity 

(µS/cm) 

EC (µS/cm) 372 652 663 472 

EC (dS/m) 0.372 0.652 0.663 0.472 

Multiplication Factor1 8 8 15 15 

Saturation Extract ECe 

(dS/m) 
2.98 5.22 9.95 7.08 

1Multipication factor obtained from NSW Government, Catchment Management Authority, “Calculating Electrical Conductivity 

and Salinity” and Department of Natural Resources (DNR) publication “Site Investigations for Urban Salinity” – 2002. 

4.2 Rock Samples 

A total of six (6) samples selected from the collected rock cores from borehole BH1 were tested by our 

affiliate NATA accredited laboratory, Geologic Solutions, for diametral and axial point load strength 

index (Is50). The results are outlined in Table 5 below with the indicative approximate rock strengths. 

Table 5. Point Load Index (Is50) Laboratory Test Results 

Borehole 

ID 

Approximate 

Testing Depth  

(m bgl) 

Point Load Index (Is50) 
Approximate 

Indicative Strength Diametral (MPa) Axial (MPa) 

BH1 

7.85 0.28 1.46 High 

8.88 0.08 0.20 Low 

9.60 1.20 0.99 Medium 

10.05 0.24 1.21 High 

11.63 0.01 0.01 Extremely Low 

12.78 0.14 0.39 Medium 

 13.33 0.39 0.44 Medium 

Test results ranged between a point load index (Is50) from 0.01MPa to 1.46MPa for diametral testing and 

from 0.01MPa to 1.24MPa for axial testing. 

It is noted that variable higher strength rock bands (and possible softer rock bands) are expected to be 

encountered within the underlying bedrock throughout the site, and at locations and depths not 

assessed during the geotechnical investigation. This should not be precluded during construction. The 

point load test results laboratory certificates are presented in Appendix F. 
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5. GEOTECHNICAL ASSESSMENT AND RECOMMENDATIONS 

5.1 Dilapidation Survey 

It is recommended that prior to demolition, excavation and construction, a detailed dilapidation survey 

be carried out on all adjacent buildings, structures, council assets, road reserves and infrastructures that 

fall within the “zone of influence” of the proposed excavation and vicinity of the proposed development. 

A dilapidation survey will record the condition of existing defects prior to any works being carried out 

within the site. Preparation of a dilapidation report should constitute as a “Hold Point”. 

5.2 General Geotechnical Issues 

The following aspects have been considered main geotechnical issues for the proposed development: 

• Preliminary aggressivity and salinity assessment. 

• Excavation conditions. 

• Groundwater management. 

• Stability of excavation and retention of adjoining properties and infrastructures. 

• Preliminary site earthquake classification. 

• Foundations. 

Based on results of our assessment, a summary of the geotechnical aspects above and 

recommendations for construction and designs are presented below. 

5.3 Preliminary Aggressivity and Salinity Assessment 

In accordance to AS 2159-2009 “Piling – Design and Installation” (as outlined in Table 6 below), the results 

of the laboratory tests and introduction of a multiplication factor for electrical conductivity on the 

selected samples pH, chloride and sulphate content, and electrical conductivity indicates the following 

classification: 

Table 6. Aggressivity and Salinity Reference Table  

Reference 
Element 

Type 

High Perm. 

Soils  

Low Perm. 

Soils 
pH 

Chloride 

(mg/kg) 

Sulphate SO4 

(mg/kg) 

AS 2159-

2009 

Concrete 

Elements 

Mild Non >5.5 

N/A 

<5,000 

Moderately Mild 4.5 – 5.5 5,000 – 10,000 

Severely Moderately 4.0 – 4.5 10,000 – 20,000 

Very Severely Severely <4.0 >20,000 

Steel 

Elements 

Non Non >5.0 <5,000 

N/A 
Mild Non 4.0 – 5.0 5,000 – 20,000 

Moderately Mild 3.0 – 4.0 20,000 – 50,000 

Severely Moderately <3.0 >50,000 

Dry 

Salinity 

1993 

Electrical Conductivity Saturation Extract 

ECe (dS/m) value range, based on an 

introduction of a multiplication factor from 

DNR publication. 

Non-Saline <2 

Slightly Saline 2 – 4 

Moderately Saline 4 – 8  

Very Saline 8 – 16  

Highly Saline >16  

➢ Underlying natural soils (from boreholes BH1 and BH2):  

o Non aggressive for buried steel structural elements in low and high permeability soils. 

o Non aggressive for buried concrete structural elements in low permeability soils. 

o Mildly aggressive for buried concrete structural elements in high permeability soils. 

o Electrical conductivity of saturated extract (ECe) ranging from approximately 2.99ds/m to 

5.22ds/m, indicating generally “moderately” saline natural soils underlying the site.  
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➢ Underlying bedrock (from boreholes BH2 and BH3):  

o Non aggressive for buried steel structural elements in low and high permeability soils. 

o Non aggressive for buried concrete structural elements in low permeability soils. 

o Mildly aggressive for buried concrete structural elements in high permeability soils. 

o Electrical conductivity of saturated extract (ECe) ranging from approximately 7.08ds/m to 

9.95ds/m, indicating generally “very” saline bedrock underlying the site.  

It should be note that soil aggressivity and salinity may vary throughout the site and is based on testing at 

the selected borehole locations to the maximum depths indicated, in conjunction with multiplication 

factors for electrical conductivity, as described above. Ground conditions and soil aggressivity and 

salinity are expected to vary across the site as discussed in this report since no geotechnical or 

geological exploration program, no matter how comprehensive, can reveal and identify all subsurface 

conditions underlying the site.  

Consideration should be given to additional machine drilled boreholes and laboratory testing following 

demolition of existing onsite infrastructures, in order to confirm the findings presented above. 

5.4 Inspection Pits and Underpinning 

Consideration should be given to inspection pits carried out for the existing adjacent buildings and 

infrastructures, particularly where they fall within the “zone of influence” (obtained by drawing a line 45⁰ 

above horizontal from the base of the proposed basement level walls) of the proposed development. 

This should be carried out prior to any demolition, excavation or construction activities, and will provide 

an assessment of the existing foundations of the adjacent buildings. 

The assessment of the adjacent building footings should include assessment of the underlying soils, which 

will determine the need for additional support such as underpinning prior to the design of the retention 

system, installation of shoring piles, demolition, or excavation and construction activities. 

An excavation monitoring report/plan should be implemented for the subject site prior to excavation 

and construction activities (mainly for adjoining infrastructures and road reserves). 

5.5 Excavation  

Maximum excavation depths varying from approximately 6.5m to 9.7m (varying throughout) are 

expected to be required for construction of the proposed development. Locally deeper excavations for 

the proposed lift shafts, and building footings and service trenches are also projected to be required as 

part of the planned development.  

Based on this information and existing ground conditions as encountered during the geotechnical 
investigation, it is anticipated that excavations will extend through Unit 1 (fill) to Unit 4 (Class IV Shale) 

inclusive, throughout majority of the proposed development area, as discussed in Section 3 above 

(depending on the actual amount of excavation required). 

The possibility for encountering higher estimated strength and/or class bedrock should not be precluded 

during excavation, predominately in areas and at depths not assessed during the geotechnical 
investigation. Estimated bedrock strength variances and higher strength rock bands are expected across 

the site area. 

Consultation should be made with subcontractors to discuss the feasibility and capability of machinery 

for the proposed development for the existing site conditions. 
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5.5.1 Excavation Assessment 

Excavation through softer soils and extremely low to low estimated strength bedrock should be feasible 

using conventional earth moving excavators, typically medium to large hydraulic excavators. Smaller 

sized excavators may encounter difficulty in high strength bands of soils and rocks which may be 

encountered. Where high strengths bands are encountered, rock breaking or ripping should be allowed 

for. Removal of the existing pavements and associated infrastructures within the site are also expected to 

require larger excavators and rock breaking and ripping. 

Excavation of medium to higher estimated strength bedrock which is anticipated to be encountered 

throughout excavation works within the site would necessitate higher capacity excavators, bulldozers or 

similar, for effective removal of the rock. This excavation will require the use of heavy ripping and rock 

breaking equipment or vibratory rock breaking equipment. Furthermore, excavation for the proposed lift 

shafts, and building footings and service trenches may require the use of heavy ripping and rock 

breaking equipment or vibratory rock breaking equipment, with the possibility of rock saw cutting. 

Should rock hammering be used for the excavation in the underlying bedrock, excavation should be 

carried out away from the adjoining structures, with vibrations transmitted being monitored to maintain 

vibrations within acceptable limits. Rock saw cutting should be carried out (where required), around the 

perimeter of excavations, prior to any rock breaking commencing.  

Demolition, excavation and construction activities (or the like) will generate both vibration and noise, 

predominately whilst being carried out within the underlying bedrock. Vibration control measures should 

be considered as part of the construction process, mainly where excavations are expected to be 

conducted within the underlying bedrock of higher estimated strength and vicinity of adjoining 

infrastructures.  

All excavation works should be carried out in accordance with the NSW WorkCover code of practice for 

excavation work. 

5.6 Vibration Monitoring and Controls 

Particular care will be required to ensure that adjacent buildings and infrastructures (i.e. road reserves, 

buildings, etc.), are not damaged during demolition, excavation and construction activities (or the like) 

due to excessive vibrations. Therefore, appropriate excavation and construction methods should be 

adopted which will limit ground vibrations to limits not exceeding the following maximum Peak Particle 

Velocity (PPV) for adjacent structures, as outlined in AS 2187.2-2006: 

• Sensitive and/or historical structures – 2mm/sec 

• Residential and/or low rise structures – 5mm/sec 

• Unreinforced and/or brick structures – 10mm/sec 

• Reinforced and/or steel structures – 25mm/sec 

• Commercial and/or industrial buildings – 25mm/sec 

In order to reduce resonant frequencies, rock hammers should be used in short bursts, and oriented away 

from the site boundaries and adjoining structures, and into the proposed excavation area. 

Vibrations transmitted by the use of rock hammers are unacceptable and not recommended. To 

minimise vibration transmission to any adjoining infrastructures, and to ensure vibration limits remain within 

acceptable limits, rock saw cutting using a conventional excavator with a mounted rock saw (or similar) 

should be carried out as part of excavation prior to any rock breaking commencing.  

Although rock hammering is unacceptable and not recommended, if necessary during excavation, it is 

recommended that hammering be carried out horizontally along pre-cut rock boulders or blocks 

provided by rock saw cutting, and should remain within limits acceptable. This should be monitored at all 

times during excavation.   
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The effectiveness of all the above-mentioned approaches must be confirmed by the results of vibration 

monitoring. The limits of 5mm/sec and 10mm/sec are expected to be achievable if rock breaker 

equipment or other excavations are restricted to the values indicated in Table 7 below. 

Table 7. Rock Breaking Equipment Recommendations 

Distance From 

Adjoining 

Structures (m) 

Maximum PPV 5mm/sec Maximum PPV 10mm/sec1 

Equipment 

Operating Limit 

(Maximum 

Capacity %) 

Equipment 

Operating Limit 

(Maximum 

Capacity %) 

1.5 to 2.5 
Jack Hammer Only 

(hand operated) 
100 

300kg Rock 

 Hammer 
50 

2.5 to 5.0 
300kg Rock  

Hammer 
50 

300kg Rock 

 Hammer 
100 

600kg Rock  

Hammer 
50 

5.0 to 10.0 

300kg Rock  

Hammer 
100 

600kg Rock  

Hammer 
100 

600kg Rock  

Hammer 
50 

900kg Rock  

Hammer 
50 

1Vibration monitoring is recommended for the use of a maximum PPV of 10mm/sec. 

A vibration monitoring plan is recommended to be considered/developed to monitor construction 

activities and their effects on adjoining infrastructures, mainly where excavations are expected to be 

conducted within the underlying bedrock of higher estimated strength and vicinity of adjoining 

infrastructures. 

A vibration monitoring plan may be carried out attended or unattended. An unattended vibration 

monitoring must be fitted with alarms in the form of strobe lights, sirens or live alerts sent to the vibration 

monitoring supervisor, which are activated when the vibration limit is exceeded. If adopted/considered, 

consultation should be made with appropriate subcontractors/consultants for the installation of vibration 

monitoring instruments.  

A geotechnical engineer should be contacted immediately if vibrations during construction or in 

adjacent structures exceed the values outlined above and work should immediately cease. Rock 

excavation methodology should also consider acceptable noise limits as per the “Interim Construction 

Noise Guideline” (NSW EPA). It is recommended a dilapidation report be carried out prior to any 

excavation or construction, as discussed in Section 5.1. This should be considered a “Hold Point”. 
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5.7 Groundwater Management 

Based on the geotechnical investigation and groundwater measurements carried out within the site 

(summarised in Section 3.2), inferred groundwater seepage which may be encountered during 

construction is anticipated to be above the proposed basement FFLs.  

It should be noted that no provision was made for longer term groundwater monitoring within the site 

and the presence of groundwater should not be precluded during construction and in the long-term 

design life of the proposed building. It should also be noted that these groundwater levels have the 

potential to elevate during daily or seasonal influences such as tidal fluctuations, heavy rainfall, 

damaged services, flooding, etc.  

Thus, we expect any groundwater inflow within the site to be in the form of seepage through the voids 

within the underlying soils and through the defects (such as bedding planes, joints, etc.) in the underlying 

weathered bedrock (subject to confirmation prior to construction). Seepage may also occur within the 

excavation areas through the fill material, and at the fill/natural soils and natural soils/bedrock interfaces, 

predominately following heavy rain. 

The rate of flow which may enter the excavation may initially be rapid, but is expected to decrease over 

time as the voids in the natural soils and defects in the underlying bedrock are drained, and local water 

ingress decreases. As noted, groundwater levels are subject to fluctuations on a daily and seasonal basis, 

and the potential for groundwater to enter the excavation as moderate to rapid seepage should be 

considered as part of the long term design life of the building. The amount of seepage into the 

excavation will also depend on the shoring system being adopted.  

Therefore, on the basis that groundwater within the site is in the form of seepage, consideration should be 

given to precautionary drainage measures including (not limited to): 

• A conventional sump and pump system which may be used both during construction and for 

permanent groundwater control below the basement level floor slab. 

• Drainage installed around the perimeter of the basement level behind all retaining walls, and 

below the slab. This drainage should be connected to a sump and pump out system and 

discharged into the stormwater system (which may require council approval).  

• Collection trenches or pipes and stormwater pits may be installed in conjunction with the above 

method, and connected to the building stormwater system. 

Where a suitable drainage system has not been implemented or provided for the proposed 

development to collect and remove any groundwater, consideration may also be given to 

waterproofing of the basement level walls and slabs, with allowance given for nominal hydrostatic uplift. 

It is recommended that groundwater levels and recharge rates within the standpipe piezometer are 

monitored prior to construction in order to confirm approximate groundwater levels and nature of 

groundwater within the site, as outlined in this report. A groundwater inflow assessment should be carried 

out to determine approximate inflow flow rates and permeability of the underlying soils and bedrock, 

where groundwater levels are expected to be above the proposed basement FFLs. 

In addition, it is recommended that that test pits are carried out by a suitable excavator within the site 

following demolition of the existing infrastructures and prior to construction in order to confirm and 

monitor groundwater levels and inflow rates which may be intercepted during construction within the 

excavation areas.  

This assessment should be carried through to ensure a suitable drainage and retention system has been 

implemented for the proposed development, as discussed in Section 5.8 below and to provide 

confirmation of the hydrogeological characteristics prior to construction. 
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Groundwater monitoring of seepage should also be implemented during the excavation stage to 

confirm the capacity of the drainage system and groundwater entering the excavation area. This should 

be monitored by the project geotechnical engineer, in conjunction with the project stormwater 

engineer. 

5.8 Excavation Stability 

Maximum excavation depths are expected to vary within the site from approximately 6.5m to 9.7m for 

construction of the proposed development. Locally deeper excavations for the proposed lift shafts, and 

building footings and service trenches are also projected to be required as part of the planned 

development.  

Based on the ground conditions within the site, the total depth of excavation and the extent of the 

basement level walls to the site boundaries and adjoining infrastructures, it is critical from geotechnical 

perspective to maintain the stability of the adjacent structures and infrastructures during demolition, 

excavation and construction.  

5.8.1 Excavation Retention Support Systems 

Based on the proposed development, assessment of the subsurface conditions within the site and 

potential for elevated groundwater, adjoining properties and infrastructures, and extent of excavation 

varying across the site, it is assessed that the use of temporary or permanent batter slopes are not 

suitable for the proposed development, and consideration should be given to a suitable retention system 

such as a soldier pile wall solution, with piles sufficiently embedded into appropriate strength and 

competent shale bedrock underlying the site, and concrete and reinforcement infill panels for the 

support of the excavation and soils.  

Closer spaced piles are recommended and may be required to reduce lateral movements particularly 

where adjacent infrastructures, such as buildings or pavements and road reserves are located near the 

excavation, and to prevent the collapse of loose/soft fill in-situ materials and natural soils (i.e. sandy soils), 

and weathered bedrock. Pile spacing should be analysed and designed by the project structural 

engineer and should consider horizontal pressures due to surcharge loads from adjacent infrastructures 

(i.e. buildings, road reserves, etc.), and long term loadings.  

The use of a more rigid retention system such as a cast in-situ contiguous pile wall solution should also be 

considered to reduce the lateral movements and risk of potential damage to adjacent infrastructures 

(i.e. buildings, infrastructures, adjacent road reserves, etc.). This option should also be adopted where 

excessive surcharges are adjacent to the proposed excavation and to meet acceptable deflection 

criteria, or where loose/soft soils are required to be retained, or where there is a potential for undermining 

of any adjoining building/infrastructures (refer to Section 5.4). 

All piles should be sufficiently embedded into appropriate strength and competent shale bedrock 

underlying the site, and should be inspected and approved by a suitably qualified geotechnical 

engineer. The piles should not be founded into any soft/weak bands/layers (i.e. clay seams and/or 

extremely weathered/fractured zones) underlying the site and encountered during borehole drilling. 

Furthermore, the retention system should be carefully selected by the project structural engineer, with all 

structural elements also inspected and approved by a suitably qualified structural engineer. 

It should be noted that groundwater inflow may pass through shoring pile gaps during excavation. This 

may be controlled by the installation of strip drains behind the retention system connected to the 

buildings stormwater system. Shotcreting or localised grouting may also be used in weak areas of the 

retention system, predominately where groundwater seepage and loose/soft soils are visible. Shoring 

design should take into consideration both short term (during construction) and permanent conditions, 

along with surcharge loading and footing loads from adjacent infrastructures.  
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Where groundwater is deemed to be relatively high and permeability rates are excessive, it is 

recommended that consideration be given to a contiguous pile wall with strip drains installed behind the 

piles and shotcreting in weak areas susceptible to groundwater inflow. This should be confirmed by 

measures discussed in Section 5.7 of this report. 

The design of the retaining walls will depend on the method of constructed being adopted. Common 

methods include (not limited to): 

• Top-down construction. 

• Bottom-up construction. 

• Staged excavation and installation of props and/or partial berms. 

In cases where anchoring is impractical, other temporary support for the adopted shoring system should 

be considered. This may include the staged excavation and installation of temporary berms or props in 

front of the retaining walls. 

If considered, the shoring wall can be designed using the recommended design parameters provided in 

Section 5.8.2. Bulk excavation and foundations (including pile installations) should be supervised, 

monitored and inspected by a geotechnical engineer, with all structural elements of the development 

by a structural engineer. Inspections should be considered as “Hold Points” to the project. 

5.8.2 Design Parameters (Earth Pressures) 

Excavation pressures acting on the support will depend on a number of factors including external forces 

from surcharge loading, the stiffness of the support, varying groundwater levels within the site, and the 

construction sequence of the proposed development. Therefore, the following parameters may be used 

for the design of temporary and permanent retaining walls at the subject site: 

• A triangular earth pressure distribution may be adopted for derivation of active pressures where a 

simple support system (i.e. cantilevered wall or propped/anchored wall with only one row of 

props/anchors are required) is adopted. Cantilevered walls are typically less than 2.5m in height, 

and should ensure deflections remain within tolerable limits.  

o Flexible retaining structures (i.e. cantilevered walls or walls with only one row of anchors), 

should be based on active lateral earth pressure. “At rest” earth pressure coefficient 

should be considered to limit the horizontal deformation of the retaining structure. Lateral 

active (or at rest) and passive earth pressures for cantilever walls or walls with only one row 

of anchors may be determined as follows: 

Lateral active or “at rest” earth pressure: 

 𝑃𝑎 = 𝐾 𝛾 𝐻 −  2𝑐√𝐾       

Passive earth pressure: 

 𝑃𝑝 = 𝐾𝑝 𝛾 𝐻 +  2𝑐√𝐾𝑝    

• Where lateral deflection exceeds tolerable limits, or where two or more rows of anchors are 

required, the retention/shoring system should be designed as a braced structure. This more 

complex support system should utilise advanced numerical analysis tools such as WALLAP or 

PLAXIS which can ensure deflections in the walls remain within tolerable limits and to model the 

sequence of anchor installation and excavation. For braced retaining walls, a uniform lateral 

earth pressure should be adopted as follows: 

Active earth pressure: 

 𝑃𝑎 = 0.65 𝐾 𝛾 𝐻     
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Where: 

Pa = Active (or at rest) Earth Pressure (kN/m2) 

Pp = Passive Earth Pressure (kN/m2) 

𝛾 = Bulk density (kN/m3) 

K = Coefficient of Earth Pressure (Ka or Ko) 

Kp = Coefficient of Passive Earth Pressure 

H  = Retained height (m) 

c = Effective Cohesion (kN/m2) 
 

• Support systems and retaining structures 'should be designed to withstand hydrostatic pressures, 

lateral earth pressures and earthquake pressures (if applicable). The applied surcharge loads in 

their “zone of influence” should also be considered as part of the design, where the “zone of 

influence” may be obtained by drawing a line 45⁰ above horizontal from the base of the 

proposed basement level walls. 

Support system designed using the earth pressure approach may be based on the parameters given in 

Table 8 below for soils and rock horizons underlying the site. Table 8 also provides preliminary coefficients 

of lateral earth pressure for the soils and rock horizons encountered in the site. These are based on fully 

drained conditions and that the ground behind the retention walls is horizontal. 

Where higher estimated strength bedrock is encountered during construction, GCA should be contacted 

for further advice. 

Table 8. Preliminary Geotechnical Design Parameters  

Material 
Fill 

(Unit 1) 

Residual Soils 

(Unit 2) 

Class V  

Shale 

(Unit 3)3, 5 

Class IV Shale 

(Unit 4)3, 5 

Unit Weight  

(kN/m3)4 
16 18 21 22 

Effective Cohesion c’  

(kPa) 
0 5 20 50 

Angle of Friction ′   

() 
24 24 26 28 

Modulus of Elasticity Esh 

(MPa) 
3 12 50 150 

Earth Pressure Coefficient  

At Rest Ko1 
0.59 0.59 0.56 0.53 

Earth Pressure Coefficient 

 Active Ka2 
0.42 0.42 0.39 0.36 

Earth Pressure Coefficient  

Passive Kp2 
2.37 2.37 2.56 2.77 

Poisson Ratio  

v 
0.4 0.35 0.3 0.3 

1Earth pressure coefficient at rest (Ko) can be calculated using Jacky’s equation. 
2Earth pressure coefficient of active (Ka) and passive (Kp) can be calculated using Rankine’s or Coulomb’s equation. 
3The values for rock assume no defects or adverse dipping is present in the bedrock and shale bedrock underlies the entire site 

area. All excavation rock faces should be inspected on a regular basis by an experienced engineering geologist and/or 

geotechnical engineer. 
4Above groundwater levels. 
5Subject to confirmation by a geotechnical engineer by additional borehole drilling and rock strength testing, and during 

construction by inspection. 

Notes:  

• For undrained (temporary) clay soils, higher earth pressures (K=1) will apply. 
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5.8.3 Ground Anchors 

The basement floor slabs are considered to be incorporated into the long term design of the construction 

and will provide permanent restraints to the walls (as a bracing system). Anchors are therefore 

considered to be temporary, however, it may be necessary to incorporate the temporary anchors into 

the finished work of the development to control deflections. 

Anchors which extend outside the site boundaries and which are adopted for the development should 

have permission from adjacent property owners and/or relevant authorities (i.e. RMS asset, adjoining 

properties, etc.). The design of excavation support should be carried out by a suitably qualified and 

experienced structural or civil engineer. Anchors should be embedded into the underlying rock, and 

requirements for rock support should be inspected/approved by a geotechnical engineer during 

excavation.  

Preliminary allowable bond stresses may be adopted for temporary anchors as detailed in Table 9 below.  

Table 9. Preliminary Allowable Bond Stresses for Temporary Anchors 

Unit Type/Material Allowable Bond Stress (kPa) 

Class V Shale (Unit 3) 50 

Class IV Shale (Unit 4) 100 

The parameters provided in Table 9 assume that the drilled holes are clean and adequately flushed. The 

following should also be noted during anchor design and construction: 

• Anchor ground interaction and overall stability. 

• Anchor bond length of at least 3.0m behind the “active” zone of the excavation. 

• Permanent anchors must have appropriate corrosion provisions for longevity. 

• "Lift-off" tests should be carried out to confirm the anchor capacities. 

• Anchors should be proof loaded to at least 1.33 times their design working loads prior to being 

locked off at working loads. This should constitute as a “Hold Point”. 

5.9 Preliminary Earthquake Site Risk Classification 

In accordance with AS 1170.4-2007 and based on assessment of the material encountered during this 

investigation and proposed development, the recommended earthquake design parameters for the 

proposed development site are as follows: 

• Subsoil Class: “Shallow Soil Site” (Class Ce).  

• Earthquake Hazard Factor (Z): 0.08 (for Sydney). 
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5.10 Foundations 

Following excavation depths to the FFLs of the proposed development and based on the boreholes 

carried out within the site, we expect varying ground conditions comprising predominately shale bedrock 

of variable estimated strength and weathering to be exposed at bulk level excavation.  

The possibility for encountering higher estimated strength bedrock in areas of deeper excavation across 

the site should not be precluded, providing the ground conditions are confirmed by a geotechnical 

engineer by additional borehole drilling and rock strength testing, and during construction by inspection.  

Variable composition and consistency/strength natural soils and fill material are likely to result in total and 

differential settlement under working load, and not adequately support shallow foundations for the 

proposed development within the site. Removal of the fill material within the proposed development 

area should be carried out prior to construction of the proposed building foundation system. 

It is noted that ground conditions within the site is expected to differ from those encountered and 

inferred in this report, since no geotechnical or geological exploration program, no matter how 

comprehensive, can reveal and identify all subsurface conditions underlying the site. It is therefore 

recommended that confirmation of the underlying ground conditions be confirmed by a geotechnical 

engineer prior to construction by additional borehole drilling and rock strength testing, and during 

construction by inspection. 

5.10.1 Geotechnical Assessment 

Based on the proposed development and assessment of the subsurface conditions within the site, a 

suitable foundation system comprising shallow foundations typically containing pad and/or strip footings 

constructed on consistent and competent shale bedrock underlying the site are likely to be adopted for 

the proposed development.  

Shallow foundations should include local slab thickening to support internal walls and columns. The use of 

settlement reduction piles with increased socket depths may also be considered in order to increase the 

resistance against lateral loading induced by earthquake or winds, and to achieve higher bearing 

capacities than at the proposed developments FFLs.  

Installation of piles (where adopted) should be complemented by inspections carried out by a 

geotechnical engineer during construction. The actual depth and embedment of the piles should be 

assessed by the project structural engineer with all structural elements of the proposed development also 

inspected and approved by a suitably qualified structural engineer.  

Confirmation of the actual subsurface conditions underlying the proposed development area should be 

made by a geotechnical engineer during construction to confirm the preliminary allowable bearing 

capacities have been achieved. Foundations should not be founded on any soft/ weak bands (i.e. clay 

seams and/or extremely weathered/fractured zones) underlying the site and encountered during drilling. 

Consultation should be made with specialist subcontractors to discuss the feasibility of piles for the 

existing ground conditions.  

It should be noted that due to the potential variable bedrock conditions throughout the site following 

bulk excavation and underlying the proposed development, precaution should be taken for the design 

of the building foundation system taking into consideration the preliminary geotechnical design 

parameters in Table 10 below. 

Higher allowable bearing capacities may be considered and justified subject to confirmation by 

inspection during construction, and by additional borehole drilling and rock strength testing. Where 

higher estimated strength bedrock is encountered during construction, GCA should be contacted to re-

assess the preliminary allowable bearing capacities provided in this report. Adoption of higher preliminary 
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bearing capacities for the design of the proposed development outlined in Table 10 should be confirmed 

by a geotechnical engineer, as discussed in this report. 

Given the potential for variable ground conditions and soil reactivity across the site, it is recommended 

that all foundations are constructed on consistent and competent bedrock throughout, in order to 

provide uniform support and reduce the potential for differential settlements. This could be attained by 

strip or pad footings where the suitable bearing capacity is achieved or exposed at bulk level 

excavation, and pile foundations elsewhere. Reference should be made to the estimated levels of the 

subsurface conditions outlined in this report, and compared to the final bulk excavation levels across the 

site. 

Installation of piles may be required where the axial and working loads transmitted through the building 

walls and columns exceed the bearing pressure of the bedrock exposed at the proposed developments 

FFLs. These should be socketed into consistent and appropriate bedrock underlying the site. For cases 

where resistance against lateral loading induced by earthquakes or winds, and to achieve higher 

bearing capacities, piles may also be required.  

Piles sufficiently socketed into higher strength bedrock may achieve higher allowable bearing capacities, 

subject to confirmation by a geotechnical engineer by additional borehole drilling and rock strength 

testing, or by inspection during construction. 

Where higher estimated strength bedrock is present within the site, or where ground conditions vary from 

those encountered during the geotechnical investigation, GCA should be contacted for further advice. 

Table 10 provides preliminary recommended geotechnical design parameters. 

Table 10. Preliminary Recommended Geotechnical Design Parameters 

Unit Type/Material 

Maximum Allowable (Serviceability) Values (kPa) 

End Bearing Pressure1 
Shaft Adhesion 

(Compression) 

Shaft Adhesion  

(Tension) 

Fill  

(Unit 1) 
N/A N/A N/A 

Residual Soils 

(Unit 2) 
N/A N/A N/A 

Class V Shale 

(Unit 3)2 
700 50 25 

Class IV Shale 

(Unit 4)2, 3 
1,000 100 50 

1Minimum embedment of 0.4m for shallow foundations and 0.5m for deep foundations. Assumes the presence of shale bedrock 

underlying the entire site area. 
2The composition, class, depth and estimated strength of the underlying bedrock material should be confirmed prior to construction 

by further borehole drilling and rock strength testing, and during construction by inspection.  
3Subject to confirmation by a geotechnical engineer during construction by appropriate testing (i.e. spoon testing, rock strength 

testing, etc.).  

Notes:  

• Higher allowable bearing capacities may be attained for higher estimated strength rock assessed and confirmed by a 

geotechnical engineer. 

• All shaft adhesion parameters are based on adequately clean and rough sockets of category “R2”, or better. 

• N/A = Not Applicable. Not recommended for the proposed development. 

• It is recommended that geotechnical inspections on the foundations are completed by a geotechnical engineer to 

determine the material and confirm the required bearing capacity has been achieved. 

Footings designed using ultimate values and limit state design will need to consider serviceability which 

usually governs designs in these cases. For pile designs, a basic geotechnical reduction factor (Φgb) 

should be calculated by the structural engineer from AS 2159-2009, taking into consideration the design, 

installation method and associated risk rating. Furthermore. the design structural engineer should check 

both ‘piston’ pull-out and ‘cone’ pull-out mechanics in accordance with AS 4678-2002. 
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5.10.2 Geotechnical Comments 

Bearing capacity and settlement behaviour varies according to foundation depth, shape and 

dimensions. Consultation should be made with specialist subcontractors to discuss the feasibility of piles 

for the existing site conditions. It should be noted that higher bearing capacities may be justified for the 

proposed foundations subject to confirmation by inspection during construction, and by additional 

borehole drilling and rock strength testing. 

Specific geotechnical advice should be obtained for footing deigns and end bearing capacities, and 

design of the foundation system (shallow and pile foundations) should be carried out in accordance with 

AS 2870-2011 and AS 2159-2009. It is also recommended that reference is made to the recommendations 

provided by CSIRO “Guide to Home Owners on Foundation Maintenance and Footing Performance”, 

attached as Appendix H. 

Foundations located within the “zone of influence” of any services or sensitive structures should be 

supported by a piled foundation. The depths of the piles should extend below the “zone of influence” 

and should ignore any shaft adhesion. Appropriate measures should be taken to ensure that any services 

or sensitive structures located within the “zone of influence” of the proposed development are not 

damaged during and following construction.  

It is recommended that suitable drainage and the use of impermeable surfaces be implemented as a 

precaution as part of the design and construction of the proposed development in order to divert 

surface water away from the building, and help eliminate or minimise surface water infiltration to 

minimise moisture within the soils. Although trees and vegetation are considered to contribute to the 

stability of the site, we recommend that planting of trees around the development area (i.e. in close 

proximity to the proposed building foundations) be limited as they can also affect moisture changes 

within the soil and cause significant displacement/damage within the building foundations by extensive 

tree root system movement. 

The design and construction of the foundations should take into consideration the potential of flooding. 

All foundation excavations should be free of any loose debris and wet soils, and if groundwater seepage 

or runoff is encountered dewatering should be carried out prior to pouring concrete in the foundations. 

Due to the possibility of groundwater being encountered and possible groundwater seepage during 

installation of bored piles within the site, it is recommended that consideration be given to other piling 

methods such as Continuous Flight Auger (CFA) piles. 

Shaft adhesion may be applied to socketed piles adopted for foundations provided the socketed shaft 

lengths conform to appropriate classes of bedrock (subject to confirmation) in accordance with Pells et. 

al, and shaft sidewall cleanliness and roughness are to acceptable levels. Shaft adhesion should be 

ignored or reduced within socket lengths that are smeared or fail to satisfy cleanliness requirements (i.e. 

at least 80%). It is recommended that where piles penetrate expansive soils present within the site, which 

are susceptible to shrink and swell due to daily and seasonal moisture, shaft adhesion be ignored due to 

the potential of shrinkage cracking. Pile inspections should be complemented by downhole CCTV 

camera. 

We recommend that geotechnical inspections of foundations be completed by an experienced 

geotechnical engineer to determine that the designed socket materials have been reached and the 

required bearing capacity has been achieved. The geotechnical engineer should also determine any 

variations between the boreholes carried out and inspected locations. Inspections should be carried out 

in dewatered foundations for a more accurate examination, and inspections should be carried out 

under satisfactory WHS requirements. Geotechnical inspections for verification capacities of the 

foundations should constitute as a “Hold Point”. 
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5.11 Filling 

Where filling is required, the following recommended compaction targets should be considered: 

• Place horizontal loose layers not more than 150mm thickness over the prepared subgrade. 

• Compact to a minimum dry density ratio not less than 98% of the maximum dry density for the 

building platforms. 

• The moisture content during compaction should be maintained at ±2% of the Optimal Moisture 

Content (OMC). 

• The upper 150mm of the subgrade should be compacted to a dry density ratio not less than 100% 

of the maximum dry density. 

Any soils which are imported onto the site for the purpose of filling and compaction of the excavated 

areas should be free of deleterious materials and contamination. The imported soils should also include 

appropriate validation documentation in accordance with current regulatory authority requirements. The 

design and construction of earthworks should be carried out in accordance with AS 3798-2007 and AS 

1289. Inspections of the prepared subgrade should be carried out by a geotechnical engineer, and 

should include proof rolling as a minimum. These inspections should be established as “Hold Points”. 

5.12 Subgrade Preparation 

The following are general recommendations on subgrade preparation for earthworks, slab on ground 

constructions and pavements: 

• Remove existing fill and topsoil, including all materials which are unsuitable from the site. 

• Excavate natural soils and rock. 

o Excavated material may be used for engineered fill. 

o Rock may be used for subgrade material underlying pavements. 

• Any natural soils (predominately clayey soils) exposed at the bulk excavation level should be 

treated and have a moisture condition of 2% OMC. This should be followed by proof rolling and 

compaction of the upper 150mm layer. 

o Any soft or loose areas should be removed and replaced with engineered or approved fill 

material. 

• Any rock exposed at the bulk excavation level should be clear of any deleterious materials (and 

free of loose or softened materials). As a guideline, remove an additional 150mm from the bulk 

excavation level. 

• Ensure the foundations and excavated areas are free of water prior to concrete pouring. 

• Areas which show visible heaving under compaction or proof rolling should be excavated at least 

300mm and replaced with engineered or approved fill, and compacted to a minimum dry 

density ratio not less than 98% of the maximum dry density. 
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6. ADDITIONAL GEOTECHNICAL RECOMMENDATIONS 

Furthermore, following completion of the geotechnical investigation and report, GCA recommends the 

following additional work to be carried out: 

• Dilapidation survey report on adjacent properties and infrastructures. 

• Monitoring and supervision of excavations within the site. 

• The composition, class, depth and estimated strength of the underlying bedrock material should 

be confirmed prior to construction by further borehole drilling and rock strength testing, and 

during construction by inspection and appropriate testing (i.e. spoon testing, rock strength testing, 

etc.), predominately in areas and at depths not assessed during the geotechnical investigation. 

• Geotechnical inspections of exposed materials at bulk level excavation. 

• Geotechnical inspections of shoring wall piles installations. 

• Geotechnical inspections of foundations (shallow and pile foundations) to confirm the preliminary 

bearing capacities have been achieved.  

• Monitoring of any groundwater inflows into the excavation areas within the site. 

• Provision for longer term groundwater monitoring within the site. 

• Classification of all excavated material transported from the site. 

• A meeting to be carried out to discuss any geotechnical issues and inspection requirements. 

• Final architectural and structural design drawings are provided to GCA for further assessment. 
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7. LIMITATIONS

Geotechnical Consultants Australia Pty Ltd (GCA) has based its geotechnical assessment on available 

information obtained prior and during the site inspection/investigation. The geotechnical assessment and 

recommendations provided in this report, along with the surface, subsurface and geotechnical 

conditions are limited to the inspection and test areas during the site inspection/investigation, and then 

only to the depths investigated at the time the work was carried out. Subsurface conditions can change 

abruptly, and may occur after GCA’s field testing has been completed. 

It is recommended that if for any reason, the site surface, subsurface and geotechnical conditions 

(including groundwater conditions) encountered during the site inspection/investigation vary 

substantially during construction, and from GCA’s recommendations and conclusions, GCA should be 

contacted immediately for further testing and advice. This may be carried out as necessary, and a 

review of recommendations and conclusions may be provided at additional fees. GCA’s advice and 

accuracy may be limited by undetected variations in ground conditions between sampling locations. 

GCA does not accept any liability for any varying site conditions which have not been observed, and 

were out of the inspection or test areas, or accessible during the time of the investigation. This report and 

any associated information and documentations have been prepared solely for Dana Bina Pty Ltd & 

Midpoint Investments Pty Ltd, and any misinterpretations or reliances by third parties of this report shall be 

at their own risk. Any legal or other liabilities resulting from the use of this report by other parties can not 

be religated to GCA. 

This report should be read in full, including all conclusions and recommendations. Consultation should be 

made to GCA for any misundertandings or misinterpretations of this report. 

For and behalf of 

Geotechnical Consultants Australia Pty Ltd (GCA) 

Joe Nader 
B.E. (Civil – Construction), Dip.Eng.Prac.,  

MIEAust., PEng, NER (3943418), RPEQ (25570) 

Cert. IV in Building and Construction 

Member of AGS, ISSMGE 
NSW Fair Trading Design Practitioner Registration No.: DEP0000184 

NSW Fair Trading Professional Engineer Registration No.: PRE0000174 

Geotechnical Engineer 

Director 
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Important Information About Your  

Geotechnical Report 
 

This geotechnical report has been prepared based on the scopes outlined in the project proposal. The works carried 

out by Geotechnical Consultants Australia Pty Ltd (GCA), have limitations during the site investigation, and may be 

affected by a number of factors. Please read the geotechnical invesitgation report in conjunction with this 

“Important Information About Your Geotechnical Report”.  

 

Geotechnical Services Are Performed for Specicif Projects, Clients and Purposes. 

Due to the fact that each geotechnical investigation is unique and varies from sites, each geotechnical report is 

unique, and is prepared soley for the client. A geotechnical report may satisfy the needs of structural engineer, 

where is will not for a civil engineer or construction contractor. No one except the client should rely on the 

geotechnical report without first conferring with the specific geotechnical consultant who prepared the report. The 

report is prepared for the contemplated project or original purpose of the investigation. No one should apply this 

report to any other or similar project. 

 

Reading The Full Report. 

Do not read selected elements of the report or tables/figures only. Serious problems have occurred because those 

relying on the specially prepared geotechnical invesitgation report did not read it all in full context. 

 

The Geotechnical Report is Based on a Unique Set of Project And Specific Factors. 

When preparing a geotechnical report, the geotechnical engineering consultant considers a number of unique 

factors for the specific project. These typially include: 

 Clients objectives, goals and risk management preferences; 

 The general proposed development or nature of the structure involved (size, location, etc.); and 

 Future planned or existing site improvements (parking lots, roads, underground services, etc.); 

 

Care should be taken into identifying the reason of the geotechnical report, where you should not rely on a 

geotechnical engineering report that was: 

 Not prepared for your project; 

 Not prepared for the specific site; 

 Not prepared for you; 

 Does not take into consideration any important changes made to the project; or 

 Was carried out prior to any new infrastructure on your subject site. 

 

Typical changes that can affect the reliabiliy if an existing geotechical investigation report include those that affect: 

 The function of the proposed structure, where it may change from one basement level to two basement 

levels, or from a light structure to a heavy loaded structure; 

 Location, size, elevation or configuration of the proposed development; 

 Changes in the structural design occur; or 

 The owner of the proposed development/project has changed. 

 

The geotecnical engineer of the project should always be notified of any changes – even minor – and be asked to 

evaluate if this has any impact. GCA does not accept responsibility or liability for problems that occur because its 

report did not consider developments which it was not informed of. 

 

Subsurface Conditions Can Change 

This report is based on conditions that existed at the time of the investigation, at the locations of the subsurface tests 

(i.e. boreholes) carried out during the site investigation. Subfurface conditions can be affected and modified by a 

number of factores including, but not limited to, the passage of time, man-made influences such as construction on 

or adjacent to the site, by natural forces such as floods, groundwater fluctuations or earthquakes. GCA should be 

contacted prior to submitting its report to determine if any further testing may be required. A minor amount of 

additional testing may prevent any major problems. 

 

Geotechnical Findings Are Professional Opinions 

Results of subsurface conditions are limited only to the points where the subsurface tests were carried out, or where 

samples were collected. The field and laboratory data is analysed and reviewed by a geotechnical engineer, who 

then applys their professional experience and recommendations about the site’s subsurface conditions. Despite 

investigation, the actual subsurface conditions may differ – in some cases significantly – from the results presented in 

the geotechnical investigation report, since no subsurface exploration program, no matter how comprehensive, can 

reveal all subsurface anomalies and details. 
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Therefore, the recommendations in this report can only be used as preliminary. Retaining GCA as your geotechnical 

consultants on your project to provide construction observations is the most effective method of managing the risks 

associated with unanticipated subsurface conditions. 

 

Geotechnical Report’s Recommendations Are Not Final 

Because geotechnical engineers provide recommendations based on experience and judgement, you should not 

overrely on the recommendations provided – they are not final. Only by observing the actual subsurface conditions 

revealed during construction may a geotechnical engineer finalise their recommendations. GCA does not assume 

responsibility or liability for the report’s recommendations if no additional observations or testing is carried out. 

 

Geotechnical Report’s Are Subject to Misinterpretations 

The project geotechnical engineer should consult with appropriate members of the design team following 

submission of the report. You should review your design teams plans and drawings, in conjunction with the 

geotechnical report to ensure they have all be incorporated. Due to many issues arising from misinterpretation of 

geotechnical reports between design teams and building contractors, GCA should participate in pre-construction 

meetings, and provide adequate construction observations. 

 

Engineering Borehole Logs And Data Should Not be Redrawn 

Geotechnical engineers prepare final borehole and testing logs, figure, etc. based on results and interpretation of 

field logs and laboratory data following the site investigation. The logs, figure, etc. provided in the geotechnical 

report should never be redrawn or altered for inclusion in any other documents from this report, includined 

architectural or other design drawings.  

 

Providing The Full Geotechnical Report For Guidance 

The project design teams, subcontactors and building contractors should have a copy of the full geotechnical 

investigation report to help prevent any costly issues. This should be prefaced with a clearly written letter of 

transmittal. The letter should clearly advise the aforementioned that the report was prepared for proposed 

development/project requirements, and the report accuracy is limited. The letter should also encourage them to 

confer with GCA, and/or carry out further testing as may be required. Providing the report to your project team will 

help share the financial responsibilities stemming from any unanticipated issues or conditions in the site. 

 

Understanding Limitation Provisions 

As some clients, contractors and design professionals do not recognise geotechnical engineering is much broader 

and less exact than other engineering disciplines, this creates unrealistic expectations that lead to claims, disputs 

and other disappointments. As part of the geotechnical report, (in most cases) a ‘limitations’ explanatory provision is 

included, outlining the geotechnical engineers’ limitations for your project – with the geotechnical engineers 

responsibilites to help other reduce their own. This should be read closely as part of your report. 

 

Other Limitations  

GCA will not be liable to revise or update the report to take into account any events or circumstances (seen or 

unforeseen), or any fact occurring or becoming apparent after the date of the report. This report is the subject of 

copyright and shall not be reproduced either totally or in part without the express permission of GCA. The report 

should not be used if there have been changes to the project, without first consulting with GCA to assess if the 

report’s recommendations are still valid. GCA does not accept any responsibility for problems that occur due to 

project changes which have not been consulted.  
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Image source: NSW Six Maps - https://maps.six.nsw.gov.au/, accessed 17th September 2021. 

Legend: 

Approximate Borehole Location   

 

                             Approximate Borehole/Standpipe Piezometer Location   

 

Figure 1 

Site Plan 

Geotechnical Investigation Drawn: GA/PG 
 

Dana Bina Pty Ltd &  

Midpoint Investments Pty Ltd 
Date: 29/09/2021 

Job No.:  

G21551-1 

31 Santley Cresent & 2A Bringelly Road 

Kingswood NSW 2747 
Scale: NTS 
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Explanation of Notes, Abbreviations and Terms Used on Borehole and Test Pit Reports 

 

DRILLING/EXCAVATION METHOD 

 

Method Description 

AS Auger Screwing 

BH Backhoe 

CT Cable Tool Rig 

EE Existing Excavation/Cutting 

EX Excavator 

HA Hand Auger 

HQ Diamond Core – 63mm 

JET Jetting 

NMLC Diamond Core – 52mm 

NQ Diamond Core – 47mm 

PT Push Tube 

RAB Rotary Air Blast 

RB Rotary Blade 

RT Rotary Tricone Bit 

TC Auger TC Bit 

V Auger V Bit 

WB Washbore 

DT 

CC 

Diatube 

Concrete Coring 

 

PENETRATIION/EXCAVATION RESISTANCE 

 

These assessments are subjective and dependant on many factors 

including the equipment weight, power, condition of the drilling tools 

or excavation, and the experience of the operator. 

 

L Low Resistance. Rapid penetration possible with little effort 

from the equipment used. 

M Medium Resistance. Excavation possible at an acceptable 

rate with moderate effort required from the equipment used. 

H High Resistance. Further penetration is possible at a slow rate 

and required significant effort from the equipment. 

R Refusal or Practical Refusal. No further progress possible within 

the risk of damage or excessive wear to the equipment used. 

 

WATER 

 

 

 Water level at date shown Partial water loss 

 

 

 

 Water inflow Complete water loss 

 

Groundwater not observed:  The observation of groundwater, whether 

present or not, was not possible due to drilling water, surface seepage 

or cave in of the borehole/test pit. 

 

Groundwater not encountered:  No free-flowing (springs or seepage) 

was intercepted, although the soil may be moist due to capillary 

water. Water may be observed in low permeable soils if the test 

pits/boreholes had been left open for at least 12-24 hours. 

 

MOISTURE CONDITION (AS 1726-2017) 

 

Dry -  Cohesive soils are friable or powdery 

 Cohesionless soil grains are free-running  

 

Moist  -  Soil feels cool, darkened in colour 

 Cohesive soils can be moulded 

 Cohesionless soil grains tend to adhere  

 

Wet - Cohesive soils usually weakened 

 Free water forms on hands when handling  

 

For cohesive soils the following codes may also be used: 

 

MC>PL Moisture Content greater than the Plastic Limit. 

MC~PL Moisture Content near the Plastic Limit. 

MC<PL Moisture Content less than the Plastic Limit. 

 

 

 

 

 

 

 

SAMPLING AND TESTING 

 

Sample Description 

B Bulk Disturbed Sample 

DS Disturbed Sample 

Jar Jar Sample 

SPT* Standard Penetration Test 

U50 Undisturbed Sample – 50mm 

U75 Undisturbed Sample – 75mm 

*SPT (4, 7, 11   N=18). 4, 7, 11 = Blows per 150mm. N= Blows per 300mm 

penetration following 150mm sealing. 

 SPT (30/80mm). Where practical refusal occurs, the blows and 

penetration for that interval is recorded. 

 

ROCK QUALITY 

 

The fracture spacing is shown where applicable and the Rock Quality 

Designation (RQD) or Total Core Recovery (TCR) is given where: 

 

TCR (%) = length of core recovered 

length of core run 

 

 

RQD (%) = sum of axial lengths of core > 100mm long 

length of core run 

 

ROCK STRENGTH TEST RESULTS 

 

 Diametral Point Load Index test  

 

 Axial Point Load Index test  

 

SOIL ORIGINS 

 

It is often difficult to accurately determine the origin of a soil. Soils can 

generally be classified as:  

 

• Residual soils: derived from in-situ weathering of the 

underlying rock (see “rock material weathering” below). 

• Transported soils: formed somewhere else and transported by 

nature to the site. 

• Filling: moved/placed by man.  

 

Transported soils may be further subdivided into:  

 

• Alluvium/alluvial: river deposits. 

• Lacustrine:  lake deposits.  

• Aeolian: wind deposits. 

• Littoral: beach deposits.  

• Estuarine: tidal river deposits. 

• Talus: scree or coarse colluvium.  

• Slopewash or colluvium/colluvial: transported downslope by 

gravity assisted by water. Often includes angular rock 

fragments and boulders. 
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Method and Terms for Soil and Rock Descriptions Used on Borehole and Test Pit Reports 

Soil and Rock is classified and described in reports of boreholes and test pits using the preferred method given in AS 1726-2017, Appendix A. The 

material properties are assessed in the field by visual/tactile methods. The appropriate symbols in the Unified Soil Classification are selected on 

the result of visual examination, field tests and available laboratory tests, such as, sieve analysis, liquid limit and plasticity index. 

COHESIONLESS SOILS PARTICLE SIZE DESCRIPTIVE TERMS 

               

 

PLASTICITY PROPERTIES 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

COHESIVE SOILS – CONSISTENCY (AS 1726-2017) 

 

Strength Symbol Undrained Shear Strength, Cu 

(kPa) 

Very Soft VS < 12 

Soft S 12 to 25 

Firm F 25 to 50 

Stiff St 50 to 100 

Very Stiff VSt 100 to 200 

Hard 

Friable 

H 

Fr 

> 200 

Easily crumbled or broken into 

small pieces by hand 

 

PLASTICITY  

 

Description of Plasticity LL (%) 

Low <35 

Medium 35 to 50 

High >50 

 

COHESIONLESS SOILS - RELATIVE DENSITY 

 

Term Symbol Density Index N Value 

(blows/0.3 m) 

Very Loose VL 0 to 15 0 to 4 

Loose L 15 to 35 4 to 10 

Medium Dense MD 35 to 65 10 to 30 

Dense D 65 to 85 30 to 50 

Very Dense VD >85 >50 

 

 

 

 

 

 

 

 

 

UNIFIED SOIL CLASSIFICATION 

 

USC Symbol Description 

GW Well graded gravel 

GP Poorly graded gravel 

GM Silty gravel 

GC Clayey gravel 

SW Well graded sand 

SP Poorly graded sand 

SM Silty sand 

SC Clayey sand 

ML Silt of low plasticity 

CL Clay of low plasticity 

OL Organic soil of low plasticity 

MH Silt of high plasticity 

CH Clay of high plasticity 

OH Organic soil of high plasticity 

Pt Peaty Soil 

 

ROCK MATERIAL WEATHERING 

 

Symbol Term Definition 

RS Residual Soil Soil definition on extremely 

weathered rock; the mass structure 

and substance are no longer 

evident; there is a large change in 

volume but the soil has not been 

significantly transported 

 

EW Extremely 

Weathered 

Rock is weathered to such an extent 

that it has ‘soil’ properties, i.e. It 

either disintegrates or can be 

remoulded in water 

 

HW  

 

 

 

 

DW 

Highly 

Weathered 

 

 

Distinctly 

Weathered 

(as per AS 

1726) 

The rock substance is affected by 

weathering to the extent that 

limonite staining or bleaching affects 

the whole rock substance and other 

signs of chemical or physical 

decomposition are evident. Porosity 

and strength is usually decreased 

compared to the fresh rock. The 

colour and strength of the fresh rock 

is no longer recognisable. 

 

MW Moderately 

Weathered 

The whole of the rock substance is 

discoloured, usually by iron staining 

or bleaching, to the extent that the 

colour of the fresh rock is no longer 

recognisable 

 

SW Slightly 

Weathered 

Rock is slightly discoloured but shows 

little or no change of strength from 

fresh rock  

 

FR Fresh Rock shows no sign of 

decomposition or staining 

 

ROCK STRENGTH (AS 1726-2017 and ISRM) 

 

Term Symbol Point Load Index 

Is(50) (MPa) 

Extremely Low EL <0.03 

Very Low VL 0.03 to 0.1 

Low L 0.1 to 0.3 

Medium M 0.3 to 1 

High H 1 to 3 

Very High VH 3 to 10 

Extremely High EH >10 

 

 

  

Name Subdivision Size 

Boulders 

Cobbles 

 >200mm 

63mm to 200mm 

Gravel coarse 

medium 

fine 

20mm to 63mm 

6mm to 20mm 

2.36mm to 6mm 

Sand coarse 

medium 

fine 

600m to 2.36mm 

200m to 600m 

75m to 200m 

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



 

 

 

ABREVIATIONS FOR DEFECT TYPES AND DECRIPTIONS 

 

Term Defect Spacing Bedding 

Extremely closely spaced <6mm 

6mm to 20mm 

Thinly Laminated 

Laminated 

Very closely spaced 20mm to 60mm Very Thin 

Closely spaced 0.06m to 0.2m Thin 

Moderately widely 

spaced 

0.2m to 0.6m Medium 

Widely spaced 0.6m to 2m Thick 

Very widely spaced >2m Very Thick 

 

Type Definition 

B Bedding 

J 

HJ 

VJ 

Joint 

Horizontal to Sub-Horizontal Joint 

Vertical to Sub-Vertical Joint 

F Fault 

Cle Cleavage 

SZ 

SM 

FZ 

Shear Zone 

Shear Seam 

Fractured Zone 

CZ 

CS 

Crushed Zone 

Crushed Seam 

MB 

HB 

Mechanical Break 

Handling Break 

 

Planarity Roughness 

P – Planar 

Ir – Irregular 

St – Stepped 

U – Undulating 

C – Clean 

Cl – Clay  

VR – Very Rough 

R – Rough 

S – Smooth 

Sl – Slickensides 

Po – Polished 

Fe – Iron  

 

Coating or Infill Description 

Clean (C) No visible coating or infilling 

Stain No visible coating or infilling but surfaces are 

discoloured by mineral staining 

Veneer A visible coating or infilling of soil or mineral 

substance but usually unable to be 

measured (<1mm).  If discontinuous over the 

plane, patchy veneer 

Coating 

 

 

Iron (Fe) 

A visible coating or infilling of soil or mineral 

substance, >1mm thick.  Describe 

composition and thickness 

Iron Staining or Infill. 
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DS

FILL

RESIDUAL SOILSCI-CH

CI-CH

CI-CH

CI-CH

CL

Clayey SILT, brown to dark brown, high plasticity clay, with fine gravel,
grass rootlets, moist.

Silty CLAY, medium to high plasticity, brown to brownish orange, some
fine to medium gravel, moist.

Silty CLAY, medium to high plasticity, brown to pale reddish brown, grey
laminations, some fine to coarse gravel, moist.

Silty CLAY, medium to high plasticity, grey to pale grey, reddish brown
laminations, some fine gravel, moist.

Silty CLAY, medium to high plasticity, brown to pale brown, grey
laminations, some fine gravel, moist.

Shaly CLAY, low plasticity, grey to dark grey, interbedded shale, moist.
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BOREHOLE NUMBER BH1
PAGE  1  OF  4

COMPLETED 13/9/21DATE STARTED 13/9/21

DRILLING CONTRACTOR BG Drilling Pty Ltd

LOGGED BY GA CHECKED BY JN

NOTES RL To The Top Of The Borehole & Depths Of The Subsurface Conditions Are Approximate

HOLE LOCATION Refer To Site Plan (Figure 1) For Test LocationsEQUIPMENT Track Mounted Drilling Rig

HOLE SIZE 100mm Diameter

R.L. SURFACE 44.5 DATUM  m AHD

SLOPE 90° BEARING ---

CLIENT Dana Bina Pty Ltd & Midpoint Investments Pty Ltd

PROJECT NUMBER G21551-1

PROJECT NAME Geotechnical Investigation

PROJECT LOCATION 31 Santley Cresent & 2A Bringelly Road Kingswood NSW 2747
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A
D

T BEDROCK

TC bit refusal at 7.7m bgl.

SHALE, grey, brown, clay seams, with silt, extremely weathered,
extremely low estimated strength, moist.

grey laminations from 6.0m bgl.

SHALE, grey, clay seams, with silt, highly weathered, very low
estimated strength, moist.

Borehole BH1 continued as cored hole
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BOREHOLE NUMBER BH1
PAGE  2  OF  4

COMPLETED 13/9/21DATE STARTED 13/9/21

DRILLING CONTRACTOR BG Drilling Pty Ltd

LOGGED BY GA CHECKED BY JN

NOTES RL To The Top Of The Borehole & Depths Of The Subsurface Conditions Are Approximate

HOLE LOCATION Refer To Site Plan (Figure 1) For Test LocationsEQUIPMENT Track Mounted Drilling Rig

HOLE SIZE 100mm Diameter

R.L. SURFACE 44.5 DATUM  m AHD

SLOPE 90° BEARING ---

CLIENT Dana Bina Pty Ltd & Midpoint Investments Pty Ltd

PROJECT NUMBER G21551-1

PROJECT NAME Geotechnical Investigation

PROJECT LOCATION 31 Santley Cresent & 2A Bringelly Road Kingswood NSW 2747
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SW

EW

SW

7.80m, J, S, C, U, 5 deg

7.92m, J, S, C, U, 5 deg
7.96m, FZ, 80mm
8.06m, J, S, C, U, 5 deg
8.09m, J, S, C, U, 5 deg

8.21m, J, S, C, U, 5 deg
8.27m, J, S, C, U, 5 deg
8.35m, J, S, C, U, 5 deg

8.46m, Core Loss, 300mm

8.82m, J, S, C, U, 5 deg

9.00m, HB
9.04m, HB
9.06m, J, S, C, U, 5-10 deg
9.20m, J, S, C, U, 5 deg
9.23m, J, S, C, U, 5 deg
9.28m, FZ, 20mm
9.34m, J, S, C, U, 5-10 deg
9.41m, FZ, 20mm
9.48m, J, S, C, U, 5 deg
9.53m, J, S, C, U, 5 deg

9.69m, J, S, C, U, 5 deg
9.72m, J, S, C, U, 5 deg
9.77m, J, S, C, U, 5 deg
9.82m, J, S, C, U, 5 deg
9.88m, J, S, C, U, 5 deg

N
M

LC

A
0.28

A
0.08

A
1.2

D
1.46

D
0.2

D
0.99

47
48

SHALE, grey to dark grey, interbedded pale
grey laminite.

Core Loss 300m

SHALE, grey to dark grey, interbedded pale
grey laminite.

Continued from non-cored borehole
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BOREHOLE NUMBER BH1
PAGE  3  OF  4

COMPLETED 13/9/21DATE STARTED 13/9/21

DRILLING CONTRACTOR BG Drilling Pty Ltd

LOGGED BY GA CHECKED BY JN

NOTES RL To The Top Of The Borehole & Depths Of The Subsurface Conditions Are Approximate

HOLE LOCATION Refer To Site Plan (Figure 1) For Test LocationsEQUIPMENT Track Mounted Drilling Rig

HOLE SIZE 100mm Diameter

R.L. SURFACE 44.5 DATUM  m AHD

SLOPE 90° BEARING ---

CLIENT Dana Bina Pty Ltd & Midpoint Investments Pty Ltd

PROJECT NUMBER G21551-1

PROJECT NAME Geotechnical Investigation

PROJECT LOCATION 31 Santley Cresent & 2A Bringelly Road Kingswood NSW 2747
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SW

MW/HW

EW

SW

MW/HW

EW

SW

9.94m, J, S, C, U, 5 deg
10.00m, J, S, C, U, 5 deg
10.08m, HB
10.11m, FZ, 60mm
10.24m, J, S, C, U, 5 deg
10.25m, J, S, C, U, 5 deg
10.35m, J, S, C, U, 5 deg
10.46m, J, S, C, U, 5 deg

10.61m, J, S, C, U, 5 deg
10.65m, J, S, C, U, 5 deg
10.71m, B, S, C, U, 5 deg
10.76m, B, S, C, U, 5 deg

11.00m, J, S, C, U, 5 deg
11.07m, J, S, C, U, 5 deg
11.12m, J, S, C, U, 5 deg

11.24m, J, S, C, U, 5 deg
11.27m, J, S, C, Cu, 5-15 deg
11.31m, FZ, 50mm
11.41m, J, S, Cl, U, 5 deg

11.57m, J, S, Cl, U, 5 deg
11.61m, J, S, C, U, 5 deg
11.63m, J, S, C, U, 5 deg
11.67m, J, S, Cl, U, 5 deg
11.75m, J, S, Cl, U, 5-10 deg
11.77m, J, S, Cl, U, 5 deg
11.89m, B, S, Cl, U, 5 deg
11.92m, Core Loss, 290mm

12.77m, HB
12.81, FZ, 40mm

12.92, FZ, 80mm

13.06m, J, S, C, U, 5 deg
13.09m, J, S, C, U, 5 deg
13.14m, J, S, C, U, 5 deg
13.20m, J, S, C, U, 5 deg
13.26m, J, S, C, U, 5 deg
13.38m, J, S, C, U, 5 deg
13.38m, J, S, Cl, U, 5 deg
13.50m, J, S, C, U, 5-10 deg
13.56m, Core Loss, 290mm

14.00m, HB
14.06, HB
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SHALE, grey to dark grey, interbedded pale
grey laminite. (continued)

Core Loss 700m

SHALE, grey to dark grey, interbedded pale
grey laminite.

Core Loss 290m

SHALE, grey to dark grey, interbedded pale
grey laminite.

BH1 terminated at 14.11m
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BOREHOLE NUMBER BH1
PAGE  4  OF  4

COMPLETED 13/9/21DATE STARTED 13/9/21

DRILLING CONTRACTOR BG Drilling Pty Ltd

LOGGED BY GA CHECKED BY JN

NOTES RL To The Top Of The Borehole & Depths Of The Subsurface Conditions Are Approximate

HOLE LOCATION Refer To Site Plan (Figure 1) For Test LocationsEQUIPMENT Track Mounted Drilling Rig

HOLE SIZE 100mm Diameter

R.L. SURFACE 44.5 DATUM  m AHD

SLOPE 90° BEARING ---

CLIENT Dana Bina Pty Ltd & Midpoint Investments Pty Ltd

PROJECT NUMBER G21551-1

PROJECT NAME Geotechnical Investigation

PROJECT LOCATION 31 Santley Cresent & 2A Bringelly Road Kingswood NSW 2747
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SPT
8, 5, 4
N=9

SPT
11, 25/70

Bouncing/DS

DS

FILL

RESIDUAL SOILS

BEDROCK

CI-CH

CI-CH

CI-CH

CI-CH

CL

Clayey SILT, brown to dark brown, medium plasticity clay, some fine gravel,
grass rootlets, mosit.

Silty CLAY, medium to high plasticity, brown to brownish orange, some fine
gravel, moist, estimated firm.

grey laminations from 0.8m bgl.

Silty CLAY, medium to high plasticity, brown to pale brown, grey to pale grey,
some fine gravel, moist, estimated firm.

Silty CLAY, medium to high plasticity, grey to pale grey, reddish brown
laminations, some fine gravel, moist, estimated firm.

Silty CLAY, medium to high plasticity, brown to pale brown, grey to pale grey,
some fine gravel, moist, estimated stiff.

Shaly CLAY, low plasticity, grey to dark grey, interbedded shale, moist, estimated
hard.

SHALE, grey, brown, clay seams, with silt, extremely weathered, extremely low
estimated strength, moist.
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BOREHOLE NUMBER BH2
PAGE  1  OF  2

COMPLETED 13/9/21DATE STARTED 13/9/21

DRILLING CONTRACTOR BG Drilling Pty Ltd

LOGGED BY GA CHECKED BY JN

NOTES RL To The Top Of The Borehole & Depths Of The Subsurface Conditions Are Approximate

HOLE LOCATION Refer To Site Plan (Figure 1) For Test LocationsEQUIPMENT Track Mounted Drilling Rig

HOLE SIZE 100mm Diameter

R.L. SURFACE 45.1 DATUM  m AHD

SLOPE 90° BEARING ---

CLIENT Dana Bina Pty Ltd & Midpoint Investments Pty Ltd

PROJECT NUMBER G21551-1

PROJECT NAME Geotechnical Investigation

PROJECT LOCATION 31 Santley Cresent & 2A Bringelly Road Kingswood NSW 2747
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A
D

T

TC bit refusal at 7.5m bgl.

SHALE, grey, brown, clay seams, with silt, extremely weathered, extremely low
estimated strength, moist. (continued)

SHALE, grey, some clay seams, with silt, highly weathered, very low estimated
strength, moist.

SHALE, grey, with silt, moderately weathered, low estimated strength, moist.

inferred low to medium estimated strength (or better) from 7.5m bgl.
Borehole BH2 terminated at 7.5m

M
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d
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er

Samples
Tests

Remarks
Additional Observations

BOREHOLE NUMBER BH2
PAGE  2  OF  2

COMPLETED 13/9/21DATE STARTED 13/9/21

DRILLING CONTRACTOR BG Drilling Pty Ltd

LOGGED BY GA CHECKED BY JN

NOTES RL To The Top Of The Borehole & Depths Of The Subsurface Conditions Are Approximate

HOLE LOCATION Refer To Site Plan (Figure 1) For Test LocationsEQUIPMENT Track Mounted Drilling Rig

HOLE SIZE 100mm Diameter

R.L. SURFACE 45.1 DATUM  m AHD

SLOPE 90° BEARING ---

CLIENT Dana Bina Pty Ltd & Midpoint Investments Pty Ltd

PROJECT NUMBER G21551-1

PROJECT NAME Geotechnical Investigation

PROJECT LOCATION 31 Santley Cresent & 2A Bringelly Road Kingswood NSW 2747
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FILL

RESIDUAL SOILS

BEDROCK

CI-CH

CI-CH

CI-CH

Clayey SILT, brown to dark brown, medium plasticity clay, some fine gravel,
grass rootlets, mosit.

Silty CLAY, medium to high plasticity, brown to reddish brown, grey to pale grey,
moist.

Silty CLAY, medium to high plasticity, brown to reddish brown, some fine gravel,
moist.

Silty CLAY, medium to high plasticity, grey to pale grey, reddish brown
laminations, some fine gravel, moist.

SHALE, brown, grey, clay seams, with silt, extremely weathered, extremely low
estimated strength, moist.

SHALE, brown, grey, some clay seams, with silt, highly weathered, very low
estimated strength, moist.
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Samples
Tests

Remarks
Additional Observations

BOREHOLE NUMBER BH3
PAGE  1  OF  2

COMPLETED 13/9/21DATE STARTED 13/9/21

DRILLING CONTRACTOR BG Drilling Pty Ltd

LOGGED BY GA CHECKED BY JN

NOTES RL To The Top Of The Borehole & Depths Of The Subsurface Conditions Are Approximate

HOLE LOCATION Refer To Site Plan (Figure 1) For Test LocationsEQUIPMENT Track Mounted Drilling Rig

HOLE SIZE 100mm Diameter

R.L. SURFACE 43.5 DATUM  m AHD

SLOPE 90° BEARING ---

CLIENT Dana Bina Pty Ltd & Midpoint Investments Pty Ltd

PROJECT NUMBER G21551-1

PROJECT NAME Geotechnical Investigation

PROJECT LOCATION 31 Santley Cresent & 2A Bringelly Road Kingswood NSW 2747
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DS TC bit refusal at 7.0m bgl.

SHALE, brown, grey, some clay seams, with silt, highly weathered, very low
estimated strength, moist. (continued)

SHALE, grey, with silt, moderately weathered, low estimated strength, moist.

inferred low to medium estimated strength at 7.0m bgl.
Borehole BH3 terminated at 7m
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Samples
Tests

Remarks
Additional Observations

BOREHOLE NUMBER BH3
PAGE  2  OF  2

COMPLETED 13/9/21DATE STARTED 13/9/21

DRILLING CONTRACTOR BG Drilling Pty Ltd

LOGGED BY GA CHECKED BY JN

NOTES RL To The Top Of The Borehole & Depths Of The Subsurface Conditions Are Approximate

HOLE LOCATION Refer To Site Plan (Figure 1) For Test LocationsEQUIPMENT Track Mounted Drilling Rig

HOLE SIZE 100mm Diameter

R.L. SURFACE 43.5 DATUM  m AHD

SLOPE 90° BEARING ---

CLIENT Dana Bina Pty Ltd & Midpoint Investments Pty Ltd

PROJECT NUMBER G21551-1

PROJECT NAME Geotechnical Investigation

PROJECT LOCATION 31 Santley Cresent & 2A Bringelly Road Kingswood NSW 2747
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Client:

Project :

Location:

Project No.

Date Reported:

Report No.

Sample Procedure

BH1 BH1 BH1 BH1 BH1

7.85 8.88 9.60 10.05 11.63

13/09/2021 13/09/2021 13/09/2021 13/09/2021 13/09/2021

Diametral Diametral Diametral Diametral Diametral

0.27 0.08 1.18 0.24 0.01

0.28 0.08 1.20 0.24 0.01

Moist Moist Moist Moist Moist

Axial Axial Axial Axial Axial

1.46 0.19 1.00 1.28 0.01

1.46 0.20 0.99 1.21 0.01

Moist Moist Moist Moist Moist

N/A N/A N/A N/A N/A

Sealed Bag Sealed Bag Sealed Bag Sealed Bag Sealed Bag

20/09/2021 20/09/2021 20/09/2021 20/09/2021 20/09/2021

NOTES: Laboratory Approved Signatory:

Samer Ghanem

Date:

21/09/2021

Sign:

SHEET ID: REP10- Point Load Index.Rev1 Date Revised: 22/08/2017 Page 1 of 1

Sample Number

Unit 3 /112 Fairfield Street, Fairfield East NSW 2165

ABN: 57 621 548 294

PH: 0402 597 452

Email: samer@geo-logic.com.au

Point Load Strength Index

Geotechncial Consultants Australia P/L

Materials Testing

Kingswood NSW

L662

21/09/2021

L662-Rev1

www.geo-logic.com.au

All equipment used in testing process 

has been calibrated by a NATA 

accredited laboratory.

Date Sampled

Sample Depth (m)

TEST METHOD: AS4133.4.1

*Sampled By Client: Core Samples Supplied

Sample Description/ Rock Type Shale - Black Shale - Black Shale - Black Shale - Black Shale - Black

Sample size when received 
Approx 50mm X 

100mm 

Cylinder

Approx 50mm X 

100mm 

Cylinder

Sample Weakness Description

Date Tested

Sample Storage History

Is(50) - (Mpa)

Moisture Condition

Test Type

Is - (Mpa)

Moisture Condition

Approx 50mm X 

100mm 

Cylinder

Approx 50mm X 

100mm 

Cylinder

Approx 50mm X 

100mm 

Cylinder

Is - (Mpa)

Test Type

Is(50) - (Mpa)

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442
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Client:

Project :

Location:

Project No.

Date Reported:

Report No.

Sample Procedure

BH1 BH1

12.78 13.33

13/09/2021 13/09/2021

Diametral Diametral

0.14 0.39

0.14 0.39

Moist Moist

Axial Axial

0.11 0.44

0.12 0.44

Moist Moist

N/A N/A

Sealed Bag Sealed Bag

20/09/2021 20/09/2021

NOTES: Laboratory Approved Signatory:

Samer Ghanem

Date:

21/09/2021

Sign:

SHEET ID: REP10- Point Load Index.Rev1 Date Revised: 22/08/2017 Page 1 of 1

21/09/2021

Unit 3 /112 Fairfield Street, Fairfield East NSW 2165

www.geo-logic.com.au

ABN: 57 621 548 294

PH: 0402 597 452

Email: samer@geo-logic.com.au

Point Load Strength Index
TEST METHOD: AS4133.4.1

Geotechncial Consultants Australia P/L

Materials Testing

Kingswood NSW

L662

L519-Rev1

*Sampled By Client: Core Samples Supplied

Sample Number

Sample Depth (m)

Date Sampled

Sample size when received 
Approx 50mm X 

100mm 

Cylinder

Approx 50mm X 

100mm 

Cylinder

Sample Description/ Rock Type Sandstone Sandstone

All equipment used in testing process 

has been calibrated by a NATA 

accredited laboratory.

Test Type

Is - (Mpa)

Is(50) - (Mpa)

Moisture Condition

Test Type

Is - (Mpa)

Is(50) - (Mpa)

Moisture Condition

Sample Weakness Description

Sample Storage History

Date Tested

Version: 1, Version Date: 16/02/2022
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 0  0.00 True

Environmental

CERTIFICATE OF ANALYSIS
Work Order : Page : 1 of 2ES2133385

:: LaboratoryClient GEOTECHNICAL CONSULTANTS AUSTRALIA Environmental Division Sydney

: :ContactContact JOE NADER Customer Services ES

:: AddressAddress Suite 5, 5-7 Villiers Street

Parramatta NSW 2151

277-289 Woodpark Road Smithfield NSW Australia 2164

:Telephone ---- :Telephone +61-2-8784 8555

:Project G21551-1 Geotechnical Investigation Date Samples Received : 15-Sep-2021 12:00

:Order number ---- Date Analysis Commenced : 20-Sep-2021

:C-O-C number ---- Issue Date : 28-Sep-2021 12:59

Sampler : George A

Site : 31 Santley Crescent & 2A Bringelly Road Kingswood NSW 2747

Quote number : EN/333

4:No. of samples received

4:No. of samples analysed

This report supersedes any previous report(s) with this reference. Results apply to the sample(s) as submitted, unless the sampling was conducted by ALS. This document shall 

not be reproduced, except in full. 

This Certificate of Analysis contains the following information:

l General Comments

l Analytical Results

Additional information pertinent to this report will be found in the following separate attachments: Quality Control Report, QA/QC Compliance Assessment to assist with 

Quality Review and Sample Receipt Notification.

Signatories
This document has been electronically signed by the authorized signatories below. Electronic signing is carried out in compliance with procedures specified in 21 CFR Part 11.

Signatories Accreditation CategoryPosition

Ankit Joshi Inorganic Chemist Sydney Inorganics, Smithfield, NSW

Edwandy Fadjar Organic Coordinator Sydney Inorganics, Smithfield, NSW

Ivan Taylor Analyst Sydney Inorganics, Smithfield, NSW

R I G H T   S O L U T I O N S   |   R I G H T   P A R T N E R

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



2 of 2:Page

Work Order :

:Client

ES2133385

G21551-1 Geotechnical Investigation:Project

GEOTECHNICAL CONSULTANTS AUSTRALIA

General Comments

The analytical procedures used by ALS have been developed from established internationally recognised procedures such as those published by the USEPA, APHA, AS and NEPM.  In house developed procedures 

are fully validated and are often at the client request.

Where moisture determination has been performed, results are reported on a dry weight basis.

Where a reported less than (<) result is higher than the LOR, this may be due to primary sample extract/digestate dilution and/or insufficient sample for analysis.

Where the LOR of a reported result differs from standard LOR, this may be due to high moisture content, insufficient sample (reduced weight employed) or matrix interference.

When sampling time information is not provided by the client, sampling dates are shown without a time component.  In these instances, the time component has been assumed by the laboratory for processing 

purposes.

Where a result is required to meet compliance limits the associated uncertainty must be considered. Refer to the ALS Contact for details.

CAS Number = CAS registry number from database maintained by Chemical Abstracts Services. The Chemical Abstracts Service is a division of the American Chemical Society.

LOR = Limit of reporting

^ = This result is computed from individual analyte detections at or above the level of reporting

ø = ALS is not NATA accredited for these tests.

~ = Indicates an estimated value.

Key :

ED045G: The presence of Thiocyante, Thiosulfate and Sulfite can positively contribute to the Chloride result, thereby may bias higher than expected. Results should be scrutinised accordingly.l

Analytical Results

----BH3

6.9m-7.0m

BH2

4.4m-4.5m

BH2

3.2m-3.3m

BH1

1.9m-2.0m

Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

----13-Sep-2021 00:0013-Sep-2021 00:0013-Sep-2021 00:0013-Sep-2021 00:00Sampling date / time

--------ES2133385-004ES2133385-003ES2133385-002ES2133385-001UnitLORCAS NumberCompound

Result Result Result Result ----

EA002: pH 1:5 (Soils)

5.7 7.1 7.6 8.6 ----pH Unit0.1----pH Value

EA010: Conductivity (1:5)

372 652 663 472 ----µS/cm1----Electrical Conductivity @ 25°C

EA055: Moisture Content (Dried @ 105-110°C)

14.3 13.0 10.2 8.5 ----%1.0----Moisture Content

ED040S : Soluble Sulfate by ICPAES

150Sulfate as SO4 2- 140 150 100 ----mg/kg1014808-79-8

ED045G: Chloride by Discrete Analyser

440Chloride 1000 970 600 ----mg/kg1016887-00-6

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



False

 3 3.00True

Environmental

QUALITY CONTROL REPORT
Work Order : ES2133385 Page : 1 of 3

:: LaboratoryClient Environmental Division SydneyGEOTECHNICAL CONSULTANTS AUSTRALIA

:Contact JOE NADER :Contact Customer Services ES

:Address Suite 5, 5-7 Villiers Street

Parramatta NSW 2151

Address : 277-289 Woodpark Road Smithfield NSW Australia 2164

::Telephone ---- +61-2-8784 8555:Telephone

:Project G21551-1 Geotechnical Investigation Date Samples Received : 15-Sep-2021

:Order number ---- Date Analysis Commenced : 20-Sep-2021

:C-O-C number ---- Issue Date : 28-Sep-2021

Sampler : George A

Site : 31 Santley Crescent & 2A Bringelly Road Kingswood NSW 2747

Quote number : EN/333

No. of samples received 4:

No. of samples analysed 4:

This report supersedes any previous report(s) with this reference. Results apply to the sample(s) as submitted, unless the sampling was conducted by ALS. This document shall 

not be reproduced, except in full.

This Quality Control Report contains the following information:

l Laboratory Duplicate (DUP) Report; Relative Percentage Difference (RPD) and Acceptance Limits

l Method Blank (MB) and Laboratory Control Spike (LCS) Report ; Recovery and Acceptance Limits

l Matrix Spike (MS) Report; Recovery and Acceptance Limits

Signatories
This document has been electronically signed by the authorized signatories below. Electronic signing is carried out in compliance with procedures specified in 21 CFR Part 11.

Signatories Accreditation CategoryPosition

Ankit Joshi Inorganic Chemist Sydney Inorganics, Smithfield, NSW

Edwandy Fadjar Organic Coordinator Sydney Inorganics, Smithfield, NSW

Ivan Taylor Analyst Sydney Inorganics, Smithfield, NSW

R I G H T   S O L U T I O N S   |   R I G H T   P A R T N E R

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



2 of 3:Page

Work Order :

:Client

ES2133385

GEOTECHNICAL CONSULTANTS AUSTRALIA

G21551-1 Geotechnical Investigation:Project

General Comments

The analytical procedures used by ALS have been developed from established internationally recognised procedures such as those published by the USEPA, APHA, AS and NEPM.  In house developed procedures 

are fully validated and are often at the client request.

Where moisture determination has been performed, results are reported on a dry weight basis.

Where a reported less than (<) result is higher than the LOR, this may be due to primary sample extract /digestate dilution and/or insufficient sample for analysis. Where the LOR of a reported result differs from 

standard LOR, this may be due to high moisture content, insufficient sample (reduced weight employed) or matrix interference.

Anonymous = Refers to samples which are not specifically part of this work order but formed part of the QC process lot

CAS Number = CAS registry number from database maintained by Chemical Abstracts Services. The Chemical Abstracts Service is a division of the American Chemical Society. 

LOR = Limit of reporting 

RPD = Relative Percentage Difference

#  = Indicates failed QC

Key :

Laboratory Duplicate (DUP) Report

The quality control term Laboratory Duplicate refers to a randomly selected intralaboratory split. Laboratory duplicates provide information regarding method precision and sample heterogeneity. The permitted ranges 

for the Relative Percent Deviation (RPD) of Laboratory Duplicates are specified in ALS Method QWI -EN/38 and are dependent on the magnitude of results in comparison to the level of reporting: Result < 10 times LOR: 

No Limit; Result between 10 and 20 times LOR: 0% - 50%; Result > 20 times LOR: 0% - 20%.

Sub-Matrix: SOIL Laboratory Duplicate (DUP) Report

Original Result RPD (%)Laboratory sample ID Sample ID Method: Compound CAS Number LOR Unit Duplicate Result Acceptable RPD (%)

EA002: pH 1:5 (Soils)  (QC Lot: 3910245)

EA002: pH Value ---- 0.1 pH Unit 6.9 6.1 11.4 0% - 20%Anonymous ES2133801-015

EA002: pH Value ---- 0.1 pH Unit 5.7 5.6 0.0 0% - 20%BH1 1.9m-2.0mES2133385-001

EA010: Conductivity (1:5)  (QC Lot: 3910247)

EA010: Electrical Conductivity @ 25°C ---- 1 µS/cm 481 422 13.1 0% - 20%Anonymous ES2133801-015

EA010: Electrical Conductivity @ 25°C ---- 1 µS/cm 372 361 3.0 0% - 20%BH1 1.9m-2.0mES2133385-001

EA055: Moisture Content (Dried @ 105-110°C)  (QC Lot: 3913015)

EA055: Moisture Content ---- 0.1 % 13.0 13.2 1.4 0% - 50%BH2 3.2m-3.3mES2133385-002

ED040S: Soluble Major Anions  (QC Lot: 3910246)

ED040S: Sulfate as SO4 2- 14808-79-8 10 mg/kg 150 140 0.0 0% - 50%BH1 1.9m-2.0mES2133385-001

ED045G: Chloride by Discrete Analyser  (QC Lot: 3910248)

ED045G: Chloride 16887-00-6 10 mg/kg 440 430 3.1 0% - 20%BH1 1.9m-2.0mES2133385-001

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



3 of 3:Page

Work Order :

:Client

ES2133385

GEOTECHNICAL CONSULTANTS AUSTRALIA

G21551-1 Geotechnical Investigation:Project

Method Blank (MB) and Laboratory Control Sample (LCS) Report

The quality control term Method / Laboratory Blank refers to an analyte free matrix to which all reagents are added in the same volumes or proportions as used in standard sample preparation. The purpose of this QC 

parameter is to monitor potential laboratory contamination. The quality control term Laboratory Control Sample (LCS) refers to a certified reference material, or a known interference free matrix spiked with target 

analytes. The purpose of this QC parameter is to monitor method precision and accuracy independent of sample matrix. Dynamic Recovery Limits are based on statistical evaluation of processed LCS.

Sub-Matrix: SOIL Method Blank (MB) 

Report

Laboratory Control Spike (LCS) Report

Spike Spike Recovery (%) Acceptable Limits (%)

Result Concentration HighLowLCSMethod: Compound CAS Number LOR Unit

EA010: Conductivity (1:5)  (QCLot: 3910247)

EA010: Electrical Conductivity @ 25°C ---- 1 µS/cm <1 99.71412 µS/cm 10892.0

ED040S: Soluble Major Anions  (QCLot: 3910246)

ED040S: Sulfate as SO4 2- 14808-79-8 10 mg/kg <10 92.0750 mg/kg 12080.0

ED045G: Chloride by Discrete Analyser  (QCLot: 3910248)

ED045G: Chloride 16887-00-6 10 mg/kg <10 102250 mg/kg 12575.0

<10 94.85000 mg/kg 11779.0

Matrix Spike (MS) Report
The quality control term Matrix Spike (MS) refers to an intralaboratory split sample spiked with a representative set of target analytes. The purpose of this QC parameter is to monitor potential matrix effects on 

analyte recoveries. Static Recovery Limits as per laboratory Data Quality Objectives (DQOs). Ideal recovery ranges stated may be waived in the event of sample matrix interference.

Sub-Matrix: SOIL Matrix Spike (MS) Report

SpikeRecovery(%) Acceptable Limits (%)Spike 

HighLowMSConcentrationLaboratory sample ID Sample ID Method: Compound CAS Number

ED045G: Chloride by Discrete Analyser  (QCLot: 3910248)

BH1 1.9m-2.0mES2133385-001 16887-00-6ED045G: Chloride 100250 mg/kg 13070.0

Version: 1, Version Date: 16/02/2022
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Soil Types

The types of soils usually present under the topsoil in land zoned for
residential buildings can be split into two approximate groups –
granular and clay. Quite often, foundation soil is a mixture of both
types. The general problems associated with soils having granular
content are usually caused by erosion. Clay soils are subject to
saturation and swell/shrink problems.

Classifications for a given area can generally be obtained by
application to the local authority, but these are sometimes unreliable
and if there is doubt, a geotechnical report should be commissioned.
As most buildings suffering movement problems are founded on clay
soils, there is an emphasis on classification of soils according to the
amount of swell and shrinkage they experience with variations of
water content. The table below is Table 2.1 from AS 2870, the
Residential Slab and Footing Code.

Causes of Movement

Settlement due to construction
There are two types of settlement that occur as a result of
construction:
• Immediate settlement occurs when a building is first placed on its

foundation soil, as a result of compaction of the soil under the
weight of the structure. The cohesive quality of clay soil mitigates
against this, but granular (particularly sandy) soil is susceptible.

• Consolidation settlement is a feature of clay soil and may take
place because of the expulsion of moisture from the soil or because
of the soil’s lack of resistance to local compressive or shear stresses.
This will usually take place during the first few months after
construction, but has been known to take many years in
exceptional cases.

These problems are the province of the builder and should be taken
into consideration as part of the preparation of the site for construc-
tion. Building Technology File 19 (BTF 19) deals with these
problems. 

Erosion
All soils are prone to erosion, but sandy soil is particularly susceptible
to being washed away. Even clay with a sand component of say 10%
or more can suffer from erosion.

Saturation
This is particularly a problem in clay soils. Saturation creates a bog-
like suspension of the soil that causes it to lose virtually all of its
bearing capacity. To a lesser degree, sand is affected by saturation
because saturated sand may undergo a reduction in volume –
particularly imported sand fill for bedding and blinding layers.
However, this usually occurs as immediate settlement and should
normally be the province of the builder.

Seasonal swelling and shrinkage of soil
All clays react to the presence of water by slowly absorbing it, making
the soil increase in volume (see table below). The degree of increase
varies considerably between different clays, as does the degree of
decrease during the subsequent drying out caused by fair weather
periods. Because of the low absorption and expulsion rate, this
phenomenon will not usually be noticeable unless there are
prolonged rainy or dry periods, usually of weeks or months,
depending on the land and soil characteristics. 

The swelling of soil creates an upward force on the footings of the
building, and shrinkage creates subsidence that takes away the
support needed by the footing to retain equilibrium.

Shear failure
This phenomenon occurs when the foundation soil does not have
sufficient strength to support the weight of the footing. There are
two major post-construction causes:
• Significant load increase.
• Reduction of lateral support of the soil under the footing due to

erosion or excavation.
• In clay soil, shear failure can be caused by saturation of the soil

adjacent to or under the footing.

Buildings can and often do move. This movement can be up, down, lateral or rotational. The fundamental cause
of movement in buildings can usually be related to one or more problems in the foundation soil. It is important for
the homeowner to identify the soil type in order to ascertain the measures that should be put in place in order to
ensure that problems in the foundation soil can be prevented, thus protecting against building movement. 

This Building Technology File is designed to identify causes of soil-related building movement, and to suggest
methods of prevention of resultant cracking in buildings. 

Foundation Maintenance
and Footing Performance:
A Homeowner’s Guide

GENERAL DEFINITIONS OF SITE CLASSES

Class Foundation

A Most sand and rock sites with little or no ground movement from moisture changes

S Slightly reactive clay sites with only slight ground movement from moisture changes

M Moderately reactive clay or silt sites, which can experience moderate ground movement from moisture changes

H Highly reactive clay sites, which can experience high ground movement from moisture changes

E Extremely reactive sites, which can experience extreme ground movement from moisture changes

A to P Filled sites 

P Sites which include soft soils, such as soft clay or silt or loose sands; landslip; mine subsidence; collapsing soils; soils subject 
to erosion; reactive sites subject to abnormal moisture conditions or sites which cannot be classified otherwise 

BTF 18
replaces

Information
Sheet 10/91
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Tree root growth
Trees and shrubs that are allowed to grow in the vicinity of footings
can cause foundation soil movement in two ways:

• Roots that grow under footings may increase in cross-sectional
size, exerting upward pressure on footings.

• Roots in the vicinity of footings will absorb much of the moisture
in the foundation soil, causing shrinkage or subsidence.

Unevenness of Movement

The types of ground movement described above usually occur
unevenly throughout the building’s foundation soil. Settlement due
to construction tends to be uneven because of:

• Differing compaction of foundation soil prior to construction.
• Differing moisture content of foundation soil prior to construction.

Movement due to non-construction causes is usually more uneven
still. Erosion can undermine a footing that traverses the flow or can
create the conditions for shear failure by eroding soil adjacent to a
footing that runs in the same direction as the flow. 

Saturation of clay foundation soil may occur where subfloor walls
create a dam that makes water pond. It can also occur wherever there
is a source of water near footings in clay soil. This leads to a severe
reduction in the strength of the soil which may create local shear
failure.

Seasonal swelling and shrinkage of clay soil affects the perimeter of
the building first, then gradually spreads to the interior. The swelling
process will usually begin at the uphill extreme of the building, or on
the weather side where the land is flat. Swelling gradually reaches the
interior soil as absorption continues. Shrinkage usually begins where
the sun’s heat is greatest. 

Effects of Uneven Soil Movement on Structures

Erosion and saturation
Erosion removes the support from under footings, tending to create
subsidence of the part of the structure under which it occurs.
Brickwork walls will resist the stress created by this removal of
support by bridging the gap or cantilevering until the bricks or the
mortar bedding fail. Older masonry has little resistance. Evidence of
failure varies according to circumstances and symptoms may include:

• Step cracking in the mortar beds in the body of the wall or
above/below openings such as doors or windows.

• Vertical cracking in the bricks (usually but not necessarily in line
with the vertical beds or perpends).

Isolated piers affected by erosion or saturation of foundations will
eventually lose contact with the bearers they support and may tilt or
fall over. The floors that have lost this support will become bouncy,
sometimes rattling ornaments etc.

Seasonal swelling/shrinkage in clay
Swelling foundation soil due to rainy periods first lifts the most
exposed extremities of the footing system, then the remainder of the
perimeter footings while gradually permeating inside the building
footprint to lift internal footings. This swelling first tends to create a
dish effect, because the external footings are pushed higher than the
internal ones. 

The first noticeable symptom may be that the floor appears slightly
dished. This is often accompanied by some doors binding on the
floor or the door head, together with some cracking of cornice
mitres. In buildings with timber flooring supported by bearers and
joists, the floor can be bouncy. Externally there may be visible
dishing of the hip or ridge lines.

As the moisture absorption process completes its journey to the
innermost areas of the building, the internal footings will rise. If the
spread of moisture is roughly even, it may be that the symptoms will
temporarily disappear, but it is more likely that swelling will be
uneven, creating a difference rather than a disappearance in
symptoms. In buildings with timber flooring supported by bearers
and joists, the isolated piers will rise more easily than the strip
footings or piers under walls, creating noticeable doming of flooring. 

As the weather pattern changes and the soil begins to dry out, the
external footings will be first affected, beginning with the locations
where the sun’s effect is strongest. This has the effect of lowering the
external footings. The doming is accentuated and cracking reduces
or disappears where it occurred because of dishing, but other cracks
open up. The roof lines may become convex.

Doming and dishing are also affected by weather in other ways. In
areas where warm, wet summers and cooler dry winters prevail,
water migration tends to be toward the interior and doming will be
accentuated, whereas where summers are dry and winters are cold
and wet, migration tends to be toward the exterior and the
underlying propensity is toward dishing.

Movement caused by tree roots
In general, growing roots will exert an upward pressure on footings,
whereas soil subject to drying because of tree or shrub roots will tend
to remove support from under footings by inducing shrinkage.

Complications caused by the structure itself
Most forces that the soil causes to be exerted on structures are
vertical – i.e. either up or down. However, because these forces are
seldom spread evenly around the footings, and because the building
resists uneven movement because of its rigidity, forces are exerted
from one part of the building to another. The net result of all these
forces is usually rotational. This resultant force often complicates the
diagnosis because the visible symptoms do not simply reflect the
original cause. A common symptom is binding of doors on the
vertical member of the frame.

Effects on full masonry structures
Brickwork will resist cracking where it can. It will attempt to span
areas that lose support because of subsided foundations or raised
points. It is therefore usual to see cracking at weak points, such as
openings for windows or doors.

In the event of construction settlement, cracking will usually remain
unchanged after the process of settlement has ceased. 

With local shear or erosion, cracking will usually continue to develop
until the original cause has been remedied, or until the subsidence
has completely neutralised the affected portion of footing and the
structure has stabilised on other footings that remain effective.

In the case of swell/shrink effects, the brickwork will in some cases
return to its original position after completion of a cycle, however it
is more likely that the rotational effect will not be exactly reversed,
and it is also usual that brickwork will settle in its new position and
will resist the forces trying to return it to its original position. This
means that in a case where swelling takes place after construction
and cracking occurs, the cracking is likely to at least partly remain
after the shrink segment of the cycle is complete. Thus, each time
the cycle is repeated, the likelihood is that the cracking will become
wider until the sections of brickwork become virtually independent. 

With repeated cycles, once the cracking is established, if there is no
other complication, it is normal for the incidence of cracking to
stabilise, as the building has the articulation it needs to cope with
the problem. This is by no means always the case, however, and
monitoring of cracks in walls and floors should always be treated
seriously. 

Upheaval caused by growth of tree roots under footings is not a
simple vertical shear stress. There is a tendency for the root to also
exert lateral forces that attempt to separate sections of brickwork
after initial cracking has occurred.

Trees can cause shrinkage and damage
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The normal structural arrangement is that the inner leaf of brick-
work in the external walls and at least some of the internal walls
(depending on the roof type) comprise the load-bearing structure on
which any upper floors, ceilings and the roof are supported. In these
cases, it is internally visible cracking that should be the main focus
of attention, however there are a few examples of dwellings whose
external leaf of masonry plays some supporting role, so this should
be checked if there is any doubt. In any case, externally visible
cracking is important as a guide to stresses on the structure generally,
and it should also be remembered that the external walls must be
capable of supporting themselves.

Effects on framed structures
Timber or steel framed buildings are less likely to exhibit cracking
due to swell/shrink than masonry buildings because of their
flexibility. Also, the doming/dishing effects tend to be lower because
of the lighter weight of walls. The main risks to framed buildings are
encountered because of the isolated pier footings used under walls.
Where erosion or saturation cause a footing to fall away, this can
double the span which a wall must bridge. This additional stress can
create cracking in wall linings, particularly where there is a weak
point in the structure caused by a door or window opening. It is,
however, unlikely that framed structures will be so stressed as to suffer
serious damage without first exhibiting some or all of the above
symptoms for a considerable period. The same warning period should
apply in the case of upheaval. It should be noted, however, that where
framed buildings are supported by strip footings there is only one leaf
of brickwork and therefore the externally visible walls are the
supporting structure for the building. In this case, the subfloor
masonry walls can be expected to behave as full brickwork walls.

Effects on brick veneer structures
Because the load-bearing structure of a brick veneer building is the
frame that makes up the interior leaf of the external walls plus
perhaps the internal walls, depending on the type of roof, the
building can be expected to behave as a framed structure, except that
the external masonry will behave in a similar way to the external leaf
of a full masonry structure.

Water Service and Drainage

Where a water service pipe, a sewer or stormwater drainage pipe is in
the vicinity of a building, a water leak can cause erosion, swelling or
saturation of susceptible soil. Even a minuscule leak can be enough
to saturate a clay foundation. A leaking tap near a building can have
the same effect. In addition, trenches containing pipes can become
watercourses even though backfilled, particularly where broken
rubble is used as fill. Water that runs along these trenches can be
responsible for serious erosion, interstrata seepage into subfloor areas
and saturation.

Pipe leakage and trench water flows also encourage tree and shrub
roots to the source of water, complicating and exacerbating the
problem.
Poor roof plumbing can result in large volumes of rainwater being
concentrated in a small area of soil:

• Incorrect falls in roof guttering may result in overflows, as may
gutters blocked with leaves etc.

• Corroded guttering or downpipes can spill water to ground.
• Downpipes not positively connected to a proper stormwater

collection system will direct a concentration of water to soil that is
directly adjacent to footings, sometimes causing large-scale
problems such as erosion, saturation and migration of water under
the building.

Seriousness of Cracking

In general, most cracking found in masonry walls is a cosmetic
nuisance only and can be kept in repair or even ignored. The table
below is a reproduction of Table C1 of AS 2870.

AS 2870 also publishes figures relating to cracking in concrete floors,
however because wall cracking will usually reach the critical point
significantly earlier than cracking in slabs, this table is not
reproduced here.

Prevention/Cure

Plumbing
Where building movement is caused by water service, roof plumbing,
sewer or stormwater failure, the remedy is to repair the problem. 
It is prudent, however, to consider also rerouting pipes away from
the building where possible, and relocating taps to positions where
any leakage will not direct water to the building vicinity. Even where
gully traps are present, there is sometimes sufficient spill to create
erosion or saturation, particularly in modern installations using
smaller diameter PVC fixtures. Indeed, some gully traps are not
situated directly under the taps that are installed to charge them,
with the result that water from the tap may enter the backfilled
trench that houses the sewer piping. If the trench has been poorly
backfilled, the water will either pond or flow along the bottom of
the trench. As these trenches usually run alongside the footings and
can be at a similar depth, it is not hard to see how any water that is
thus directed into a trench can easily affect the foundation’s ability to
support footings or even gain entry to the subfloor area.

Ground drainage
In all soils there is the capacity for water to travel on the surface and
below it. Surface water flows can be established by inspection during
and after heavy or prolonged rain. If necessary, a grated drain system
connected to the stormwater collection system is usually an easy
solution. 

It is, however, sometimes necessary when attempting to prevent
water migration that testing be carried out to establish watertable
height and subsoil water flows. This subject is referred to in BTF 19
and may properly be regarded as an area for an expert consultant.

Protection of the building perimeter
It is essential to remember that the soil that affects footings extends
well beyond the actual building line. Watering of garden plants,
shrubs and trees causes some of the most serious water problems. 

For this reason, particularly where problems exist or are likely to
occur, it is recommended that an apron of paving be installed
around as much of the building perimeter as necessary. This paving 

CLASSIFICATION OF DAMAGE WITH REFERENCE TO WALLS

Description of typical damage and required repair Approximate crack width Damage
limit (see Note 3) category

Hairline cracks <0.1 mm 0

Fine cracks which do not need repair <1 mm 1

Cracks noticeable but easily filled. Doors and windows stick slightly <5 mm 2

Cracks can be repaired and possibly a small amount of wall will need 5–15 mm (or a number of cracks 3
to be replaced. Doors and windows stick. Service pipes can fracture. 3 mm or more in one group)
Weathertightness often impaired

Extensive repair work involving breaking-out and replacing sections of walls, 15–25 mm but also depend 4
especially over doors and windows. Window and door frames distort. Walls lean on number of cracks
or bulge noticeably, some loss of bearing in beams. Service pipes disrupted
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should extend outwards a minimum of 900 mm (more in highly
reactive soil) and should have a minimum fall away from the
building of 1:60. The finished paving should be no less than 100
mm below brick vent bases.

It is prudent to relocate drainage pipes away from this paving, if
possible, to avoid complications from future leakage. If this is not
practical, earthenware pipes should be replaced by PVC and
backfilling should be of the same soil type as the surrounding soil
and compacted to the same density.

Except in areas where freezing of water is an issue, it is wise to
remove taps in the building area and relocate them well away from
the building – preferably not uphill from it (see BTF 19).

It may be desirable to install a grated drain at the outside edge of the
paving on the uphill side of the building. If subsoil drainage is
needed this can be installed under the surface drain. 

Condensation
In buildings with a subfloor void such as where bearers and joists
support flooring, insufficient ventilation creates ideal conditions for
condensation, particularly where there is little clearance between the
floor and the ground. Condensation adds to the moisture already
present in the subfloor and significantly slows the process of drying
out. Installation of an adequate subfloor ventilation system, either
natural or mechanical, is desirable.

Warning: Although this Building Technology File deals with
cracking in buildings, it should be said that subfloor moisture can
result in the development of other problems, notably:

• Water that is transmitted into masonry, metal or timber building
elements causes damage and/or decay to those elements.

• High subfloor humidity and moisture content create an ideal
environment for various pests, including termites and spiders.

• Where high moisture levels are transmitted to the flooring and
walls, an increase in the dust mite count can ensue within the
living areas. Dust mites, as well as dampness in general, can be a
health hazard to inhabitants, particularly those who are
abnormally susceptible to respiratory ailments.

The garden
The ideal vegetation layout is to have lawn or plants that require
only light watering immediately adjacent to the drainage or paving
edge, then more demanding plants, shrubs and trees spread out in
that order. 

Overwatering due to misuse of automatic watering systems is a
common cause of saturation and water migration under footings. If
it is necessary to use these systems, it is important to remove garden
beds to a completely safe distance from buildings.

Existing trees
Where a tree is causing a problem of soil drying or there is the
existence or threat of upheaval of footings, if the offending roots are
subsidiary and their removal will not significantly damage the tree,
they should be severed and a concrete or metal barrier placed
vertically in the soil to prevent future root growth in the direction of
the building. If it is not possible to remove the relevant roots
without damage to the tree, an application to remove the tree should
be made to the local authority. A prudent plan is to transplant likely
offenders before they become a problem.

Information on trees, plants and shrubs
State departments overseeing agriculture can give information
regarding root patterns, volume of water needed and safe distance
from buildings of most species. Botanic gardens are also sources of
information. For information on plant roots and drains, see Building
Technology File 17.

Excavation
Excavation around footings must be properly engineered. Soil
supporting footings can only be safely excavated at an angle that
allows the soil under the footing to remain stable. This angle is
called the angle of repose (or friction) and varies significantly
between soil types and conditions. Removal of soil within the angle
of repose will cause subsidence.

Remediation

Where erosion has occurred that has washed away soil adjacent to
footings, soil of the same classification should be introduced and
compacted to the same density. Where footings have been
undermined, augmentation or other specialist work may be required.
Remediation of footings and foundations is generally the realm of a
specialist consultant.

Where isolated footings rise and fall because of swell/shrink effect,
the homeowner may be tempted to alleviate floor bounce by filling
the gap that has appeared between the bearer and the pier with
blocking. The danger here is that when the next swell segment of the
cycle occurs, the extra blocking will push the floor up into an
accentuated dome and may also cause local shear failure in the soil.
If it is necessary to use blocking, it should be by a pair of fine
wedges and monitoring should be carried out fortnightly.

This BTF was prepared by John Lewer FAIB, MIAMA, Partner,
Construction Diagnosis.

The information in this and other issues in the series was derived from various sources and was believed to be correct when published. 

The information is advisory. It is provided in good faith and not claimed to be an exhaustive treatment of the relevant subject.

Further professional advice needs to be obtained before taking any action based on the information provided.
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lu LUDDENHAM Erosional 

 

Landscape—undulating to rolling low hills on Wianamatta Group shales, often associated with 
Minchinbury Sandstone. Local relief 50–80 m, slopes 5–20%. Narrow ridges, hillcrests and valleys.  
Extensively cleared tall open forest (wet sclerophyll forest). 

Soils—shallow (<100 cm) dark Podzolic Soils (Dd3.51) or massive Earthy Clays (Uf6.71) on crests; 
moderately deep (70–150 cm) Red Podzolic Soils (Dr2.11, Dr2.41, Dr3.11) on upper slopes; 
moderately deep (<150 cm) Yellow Podzolic Soils (Dy4.22) and Prairie Soils (Gn3.26) on lower 
slopes and drainage lines. 

Limitations—water erosion hazard, localised steep slopes, localised mass movement hazard, 
localised shallow soils, localised surface movement potential; localised impermeable highly plastic 
subsoil, moderately reactive. 

LOCATION 

This unit occurs mainly towards the south and west in the Cumberland Lowland. Good examples 
can be found on the dissected ridges running from Denham Court north to Cecil Park. Another 
major occurrence lies east of the Nepean River, south of Penrith. A smaller area is found near 
Luddenham and minor examples occur in the north bordering the Hawkesbury Sandstone units 
on the Homsby Plateau. 

LANDSCAPE 

Geology 

This soil landscape is underlain by Wianamatta Group Ashfield Shale and Bringelly Shale 
formations. The Ashfield Shale consists of laminite and dark grey shale. Bringelly Shale consists of 
shale, calcareous claystone, and laminite. Between these two shale members is the Minchinbury 
Sandstone consisting of fine to medium-grained lithic quartz sandstone. 
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Topography 

Low rolling to steep low hills. Local relief 50–120 m, slopes 5–20%. Convex narrow (20–300 m) 
ridges and hillcrests grade into moderately inclined sideslopes with narrow concave drainage 
lines. Moderately inclined slopes of 10–15% are the dominant landform elements. 

Vegetation 

Extensively cleared open forest (dry sclerophyll forest). Dominant tree species include Eucalyptus 
maculata (spotted gum) and E. moluccana (grey box). Lesser occurrences of E. fibrosa (broad-leaved 
ironbark), E. crebra (narrow-leaved ironbark), E. tereticornis (forest red gum) and E. longifolia 
(woollybutt) occur. Understorey shrub species include Bursaria spinosa (blackthorn), Breynia 
oblongifolia (coffee bush), Allocasuarina torulosa (forest oak), Acacia implexa (hickory) and 
Clerodendrum tomentosum (hairy clerodendrum). Grasses are commonly Aristida vagans 
(speargrass), Entolasia marginata (bordered panic), Eragrostis leptostachya (paddock lovegrass) and 
Themeda australis (kangaroo grass) (Benson, 1981). Examples of natural vegetation can be found 
near Werombi and Floxton Park. 

Landuse 

Grazing is the dominant landuse over much of this soil landscape. Examples are found east of 
Bents Basin and south west of Bringelly. Low density housing occurs at West Floxton and Mulgoa. 
Increasing pressure for home-sites is resulting in more areas of this landscape changing from semi-
rural to suburban land use. 

Existing Erosion 

Minor gully erosion is evident along unpaved roads. Moderate sheet erosion occurs on disturbed 
areas (e.g. cultivated lands). Small areas of moderate to severe sheet erosion occur in overgrazed 
paddocks on many hobby farms. Evidence of previous erosion is commonplace, especially where 
eroded topsoil has been deposited against fences. 

Associated Soil Landscapes 

Small unmapped areas of Picton (pn) soil landscape occur on steeper slopes especially those facing 
south and east. Blacktown (bt) soil landscape is also associated with Luddenham soil landscape. 

SOILS 

Dominant Soil Materials 

lu1—Friable dark brown loam. 

This is a dark brown, friable loam, silt loam or silty clay loam with moderate to strong structure 
and porous rough-faced ped fabric. This material occurs as topsoil (A1 horizon). 

Peds are commonly subangular blocky to polyhedral, 2–10 mm in size and are rough-faced and 
porous. In uncompacted soils these peds break down readily to very small crumbs. Surface 
condition is distinctly friable but may become hardsetting when compacted and dry. Colour is 
dark brown (10YR 3/3, 7.5YR 3/3) but can range from brownish black (5YR 3/1) to brown  
(10YR 4/4). This material is occasionally water repellent. The pH varies from moderately acid  
(pH 5.0) to slightly acid (pH 6.5). A few small, subrounded-rounded weakly weathered shale 
fragments occur. Roots are common to 10 cm becoming fewer with increasing depth. Charcoal 
fragments occur occasionally. 

lu2—Hardsetting brown clay loam. 

This is a clay loam to fine sandy clay loam with an apedal massive or weakly pedal structure and 
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an earthy or porous, rough-faced ped fabric. This material occurs as an A2 horizon and is 
occasionally hardsetting when exposed at the surface. 

Peds, when present, are sub-angular blocky, 10–50 mm in size, and are rough faced and porous. 
Otherwise this material has apedal massive structure with an earthy porous fabric. Colour is 
brown (7.5YR 4/4) but can range between dull yellowish brown (10YR 5/4) and reddish brown 
(5YR 4/6). The pH varies between strongly acid (pH 4.0) and slightly acid (pH 6.5). Shale rock 
fragments, charcoal fragments and roots are present. 

lu3—Whole coloured, strongly pedal clay. 

This is a medium clay with strong structure and smooth-faced, dense ped fabric. It occurs as 
subsoil (B horizon). 

Texture is commonly medium clay bit can range from silty clay to heavy clay. The peds are sub-
angular blocky or polyhedral and range in size from 5–20 mm. They are smooth-faced and dense. 
Cutans are also present. Colour is reddish brown (5YR 4/6-8) and can range from bright reddish 
brown (2.5YR 4/8) to bright yellowish brown (10YR 6/6). The pH varies from strongly acid  
(pH 4.0) to moderately acid (pH 5.5). Shale rock fragments are common. Roots are rare and 
charcoal fragments are absent. 

lu4—Mottled grey plastic clay. 

This is a grey, mottled, medium clay with strongly pedal structure and dense, smooth-ped fabric. 
It occurs as deep subsoil. 

Texture ranges to heavy clay. The peds are usually sub-angular blocky, 10–20 mm in size, and are 
smooth-faced and dense. These can be broken down easily to smaller (2–5 mm) polyhedral peds. 
Colour is usually light grey (10YR 7/1) but ranges to light reddish grey (2.5YR 7/1). Yellow and red 
mottles are common. It is usually moist and is very plastic. The pH varies from strongly acid (pH 
4.0) to moderately acid (pH 5.5). Shale rock fragments and gravels are common. Roots are rare, 
and other inclusions are absent. 

lu5—Apedal brown sandy clay.  

This is an apedal massive brown, sandy clay to light clay with dense earthy fabric. It occurs as 
subsoil (B horizon). 

Occasionally weak subangular blocky or polyhedral structure is evident. Colour is usually brown  
(7.5YR 4/4–6) but ranges from dull reddish brown (5YR 4/4) to dull yellowish brown (10YR 5/4). 
This material is moderately acid (pH 5.0) to neutral (pH 7.0). Roots are common. Up to 10% of the 
volume may be small (2–6 mm) angular, well weathered shale fragments. Charcoal and other 
inclusions do not occur. 

Associated Soil Materials 

Greyish brown loamy or clayey sand.  

This material occurs on lower slopes and in drainage lines as a shallow (<50 cm) surface material. 
It has a neutral pH (pH 7.0) and frequently contains small amounts of gravels 2–20 mm and 
charcoal fragments. 

Occurrence and Relationships 

Crests. Up to 10 cm of friable dark brown loam (lu1) overlies <40 cm sandy clay (lu5) which 
usually directly overlies deeply weathering shale bedrock. The boundary between materials is 
sharp to clear. Total soil depth <40 cm [dark Podzolic Soils (Dd3.51)]. In some places lu1 is not 
present [massive earthy clays (Uf6.71)]. More rarely lu1 and lu5 overlie >200 cm mottled grey 
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plastic clays (lu4). Boundaries between soil materials are sharp to clear. Total soil depth >200 cm 
[Yellow Podzolic Soils (Dy2.21)]. 

Upper slopes and mid-slopes. Sandy clay (lu1) is rare but <10 cm may occur on surface. Up to  
40 cm of clay loam (lu2) overlies >50 cm medium or heavy clay (lu3) which overlies <90 cm of grey 
mottled clay (lu4) [Red Podzolic Soils (Dr2.11), Yellow Podzolic Soils (Dy3.51, Gn3.71)]. Where 
underlying lithology is Minchinbury Sandstone up to 60 cm lu5 occurs between lu2 and lu3. In 
this instance lu4 does not often occur. Total soil depth >100 cm. Boundaries between soil materials 
are generally clear but can be gradual [Red Podzolic Soils (Dr2.41, Dr3.11), Chocolate Soils 
(Db3.11)]. 

Lower slopes and drainage lines. Up to 50 cm of loamy sand overlies >100 cm sandy clay (lu5) 
[yellow podzolic soils (Dy4.22)]. In other locations up to 40 cm clay loam (lu2) overlies <50 cm 
sandy clay (lu5) and >100 cm whole-coloured medium clay (lu3). This is occasionally underlain by 
>150 cm mottled grey plastic clay (lu4) [prairie soils (Gn3.26)]. The boundaries between materials 
are clear or, less often, gradual. Total soil depth >200 cm. 

LIMITATIONS TO DEVELOPMENT 

Soil Limitations 

lu1 High erodibility 
 Stoniness (localised) 

lu2 Very hardsetting surface 
 Stoniness (localised) 
 Low available water capacity 

lu3 Low wet strength 
 Low permeability (localised) 
 Low fertility 
 High shrink-swell (localised) 
 Low available water capacity 

lu4 Low wet strength 
 Low permeability 
 Low available water capacity 
 Stoniness 
 Low fertility 
 High shrink-swell (localised) 

lu5 Low wet strength 
 Low fertility 
 High shrink-swell (localised) 
 Very high aluminium toxicity 
 Low available water capacity 

Fertility 

The general fertility is low to moderate. The topsoil (lu1) has moderate fertility with high available 
water capacity, moderate amounts of organic matter, and moderate nutrient status. lu2 normally 
has low to moderate fertility with low available water capacity, moderate organic matter content, 
low CEC, and intrinsically low nutrient status. All the other soil materials have low fertility with 
low available water capacities, moderate CEC and generally low nitrogen and very low 
phosphorus levels (lu3–lu5). 
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Erodibility 

lu1 and lu2 have moderate erodibility as they have moderate organic matter percentage, have 
stable aggregates and are well graded. All the other soil materials are moderately erodible as they 
are finely graded with relatively stable aggregates. lu3–lu5 clays may be locally dispersible and, in 
those circumstances, should be considered highly erodible. 

Erosion Hazard 

The erosion hazard for non-concentrated flows ranges from moderate to very high. The calculated 
soil loss for the first twelve months of urban development ranges up to 135 t/ha for topsoil and up 
to 97 t/ha for exposed subsoil. The erosion hazard for concentrated flows is high to very high. 

Surface Movement Potential 

Moderately reactive soil materials. Soils are deep and have high clay content. Clay often has low to 
moderate shrink-swell potential. Tall trees are common on this landscape. 

Landscape Limitations 

Water erosion hazard, steep slopes (localised), mass movement hazard (localised), shallow soils 
(localised), surface movement potential (localised). 

Urban Capability 

Low to moderate capability for urban development. 

Rural Capability 

Land generally capable of being grazed and regularly cultivated. 
 

 Distribution diagram of the Luddenham soil landscape showing the occurrence and relationship of 
dominant soil materials. 
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sc SOUTH CREEK Alluvial 

 

Landscape—floodplains, valley flats and drainage depressions of the channels on the Cumberland 
Plain. Usually flat with incised channels; mainly cleared. 

Soils—often very deep layered sediments over bedrock or relict soils. Where pedogenesis has 
occurred Structured Plastic Clays (Uf6.13) or Structured Loams (Um6.1) in and immediately 
adjacent to drainage lines; Red and Yellow Podzolic Soils (Dr5.11, Dy2.41, Dr2.21) are most 
common terraces with small areas of Structured Grey Clays (Gn4.54), leached clays (Uf4.42) and 
Yellow Solodic Soils (Dy4.42, Dy5.23). 

Limitations—flood hazard, seasonal waterlogging, localised permanently high watertables, 
localised water erosion hazard, localised surface movement potential. 

LOCATION 

This soil landscape comprises the present active floodplain of many drainage networks of the 
Cumberland Plain. This includes the South Creek, Eastern Creek, Ricabys Creek and Prospect 
Creek systems. Typical profiles and landscape can be seen on South Creek between Bringelly Road 
and Elizabeth Drive. 

LANDSCAPE 

Geology 

Quaternary alluvium derived from Wianamatta Group shales and Hawkesbury Sandstone. 

Topography 

Flat to gently sloping alluvial plain with occasional terraces or levees providing low relief. Slopes 
<5%. Local relief <10m. 
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Vegetation 

The vegetation of this soil landscape reflects its frequent inundation. Common tree species include 
Angophora subvelutina (broad-leaved apple), Eucalyptus amplifolia (cabbage gum) and Casuarina 
glauca (swamp oak). Still water species such as Eleocharis sphacelata (tall spike rush), Juncus usitatus 
and Polygonum spp. occur where channels are silted up. On more elevated streambanks a tall 
shrubland of Melaleuca spp. (paperbarks) and Leptospermum spp. (tea trees) may occur. However, 
much of this soil landscape has been previously cleared and is now dominated by exotic species 
such as Rubus vulgaris (blackberry) and other weeds. 

Landuse 

Most of this land is reserved for recreational use (playing fields, parks and reserves) or left unused. 
Some areas in the Prospect Creek system have been altered to provide lakes and dryland 
recreation space. 

Existing Erosion 

This is a dynamic soil landscape; there are many areas of erosion and deposition. Streambank 
erosion and sheet erosion of floodplains are common. In depositional phases streams may be 
partially or completely blocked by sedimentation or vegetated bars. 

Associated Soil Landscapes 

Small areas of Bakers Lagoon (ba) soil landscape occur in areas of interrupted drainage. 

SOILS 

Dominant Soil Materials 

sc1—Brown apedal single-grained loam. 

This is a brown sandy loam to sandy clay loam with generally apedal single-grained structure and 
porous earthy fabric. It commonly occurs as topsoil (A horizon). 

Colours range from dull reddish brown (5YR 4/3) to dull yellowish brown (10YR 4/3). This 
material is usually moderately acid (pH 5.5) but varies from strongly acid (pH 4.5) to slightly acid 
(pH 6.5). Small (2–6 mm) angular or rounded gravels may occur. Roots are abundant in surface 
layers, charcoal and other inclusions do not occur. 

sc2—Dull brown clay loam. 

This is a hardsetting dull brown clay loam to fine sandy clay loam, usually with apedal massive 
structure and porous earthy fabric. It occurs as topsoil (A horizon). 

Occasionally, weak structure occurs with small (2–5mm) rough-faced subangular blocky peds. 
Colour is usually dull brown (7.5YR 5/4) but has a range from greyish brown (5YR 4/2) to 
yellowish brown (10YR 5/6). pH varies from moderately acid (pH 5.5) to neutral (pH 7.0). Stones 
and other inclusions do not occur, and roots are rarely found. 

sc3—Bright brown clay. 

This is a bright brown light to medium clay with strongly pedal structure and dense smooth-faced 
ped fabric. This material usually occurs as subsoil (B horizon). 

Occasionally this material contains sufficient fine sand to reach the texture grade of sandy clay. 
Peds are smooth-faced angular blocky or polyhedral and 20–50 mm in size. This material is 
generally whole-coloured ranging from reddish brown (5YR 4/8) to bright yellowish brown  
(10YR 5/1). Mottles, when they do occur, are yellow or grey and occupy up to 15% of the volume 
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of the material. pH is highly variable, ranging from extremely acid (pH 3.0) to neutral (pH 7.0). 
Roots are only present where this material occurs as topsoil. There is no charcoal but small  
(2–20 mm) subrounded or subangular gravels may make up to 50% of the volume. 

Associated Soil Materials 

Dark brown sand. This material is a sandy layer which occurs on the surface as splay deposits in 
some swales. Texture ranges from sand to clayey sand. It is apedal single-grained and depth 
varies from 50–100 cm. It is highly erodible and has a pH range of 5.0 to 6.0. 

Occurrence and Relationships 

In channel. Variable depth sandy clay loam (sc1) over bright brown mottled medium clay (sc3) 
[Brown and Yellow Podzolic Soils (Dy3.51, Db2.21, Dy4.42, Dy3.11, Db2.41)]. Soil materials 
reoccur down through the soils in layers which can sometimes be related to major flood events. 
Smaller events either remove, or remove and replace, surface material. Sedimentation has a 
greater influence than pedogenesis in this environment. 

Near channel. 30–50 cm friable to loose sandy loam (sc1) overlies 15 cm apedal massive clay loam 
(sc2), and 70 cm of light-medium clay (sc3). Swales are sometimes filled by sand splays 
[Structured Plastic Clays (Uf6.12) or Structured Loams (Um6.1)]. 

Low terrace. 2–50 cm sandy clay loam (sc1) overlies 15 cm apedal massive clay loam (sc2) and  
60–85 cm whole-coloured medium to heavy clay (sometimes medium textured sandy clay) (sc3) 
[Red and Yellow Podzolic Soils (Dr5.11, Dr2.21, Dy141)]. 

High terrace. Up to 190 cm of stratified clay (light to medium) (sc3) over shale bedrock [leached 
clays (Uf4.43). 

LIMITATIONS TO DEVELOPMENT 

Soil Limitations 

sc1 High erodibility 

sc2 High erodibility (localised) 
 Hardsetting surface 
 Strongly acid 
 Low fertility 

sc3 Shrink-swell potential (localised) 
 Stoniness (localised) 
 Very high erodibility 
 Saline 
 Low fertility 

Fertility 

General fertility is low. The surface soil material (sc1) has low CEC and low nitrogen and 
phosphorus. It is moderately acid and has low available water capacity. sc2 also has low CEC with 
very low nitrogen and phosphorus. It is strongly acid and has a potential for a low level of 
aluminium toxicity. The deep subsoil material (sc3) has a high CEC and high intrinsic nutrient 
storage but is sodic and saline in some locations. 

Erodibility 

The erodibility of these soil materials is high. The topsoil (sc1) is moderately dispersible and has 
more than 50% fine sand, but it contains moderate amounts of organic matter. The subsoils (sc2, 
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sc3) have high fine sand and silt fractions with a very low percentage of organic matter. 

Erosion Hazard 

The erosion hazard for South Creek soil landscape is potentially very high to extreme. This is an 
active floodplain and is presently being reworked by fluvial processes. Apparent stability is 
probably short term. Streambank and gully erosion are common results of concentrated flow. 

Surface Movement Potential 

Generally low. Soils are often deep with high clay content. Subsoil materials are moderately 
reactive in some locations, while surface soils are generally stable. 

Landscape Limitations 

Flood hazard, seasonal waterlogging, permanently high watertables (localised), water erosion 
hazard (localised), surface movement potential (localised). 

Urban Capability 

Not capable of urban development due to flood hazard. 

Rural Capability 

Capable of supporting both grazing and regular cultivation. 
 

 Distribution diagram of the South Creek soil landscape showing the occurrence and relationship of 
dominant soil materials. 
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1. INTRODUCTION 

 

This Plan of Management (PoM) provides directions and controls on the 

use and management of the Boarding House. The directions and controls 

are to be strictly adhered to in the operation of the Boarding House, to 

ensure compliance with the conditions of Development Consent and health 

and amenity requirements for both the occupants and surrounding 

residents. 

 

The Plan of Management refers to the plans prepared by Gus Fares 

Architects Pty Ltd for The Development Application for the proposed 

Boarding House at 31 Santley Crescent and 2A Bringelly Road Kingswood 

NSW.  

 

The Boarding House is to be managed by an On-site Manager who will be 

familiar with the content of this Plan of Management. 

 

 

2.  PURPOSE 

 

The primary purpose of this Plan of Management (PoM) is to ensure the 

proposed boarding house maintains a high level of amenity for the 

neighbouring properties and for all residents living in the premises. Its 

objectives are: 

 

a. To minimise disturbance to residents and neighbours. 

b. To provide a procedure to receive and resolve complaints. 

c. To maintain the internal and external appearance and cleanliness of the 

premises. 

d. To ensure a person (being the manager) is readily contactable to assist in 

the ongoing implementation of this Plan of Management. 

e. To ensure the use of the premises will be controlled by the PoM, and 

that the PoM is enforceable. 

f. To ensure that the premises will be operated in strict accordance with the 

conditions of development consent. 

g. To give effect to the occupancy principles under the Boarding House Act. 
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h. To make provision for this plan to be amended from time to time with 

the approval of the Council in order to facilitate timely and responsive  

operational changes that will improve residential amenity within and 

external to the site. 

 

 

3. DEFINITIONS 

 

a. Building: means the building or buildings erected on the land known 

as 31 Santley Crescent & 2A Bringelly Road Kingswood in the State of 

NSW 

b. Business: means the operation of the building/s as a Boarding House. 

c. Common Room: means the room identified as the common living 

room on the approved plans. 

d. Common Areas: means the hallways and stairs as identified on the 

approved plans. 

e. Common Open Space Area: means the external communal area as 

identified on the approved plans. 

f. Council: means Penrith City Council 

g. Boarder/Lodger: means a person having the benefit of the use a 

nominated bedroom and common rooms/area within the building. 

h. Manager: means the Resident Manager engaged by the business 

proprietors who resides on the premises 24/7 as his/her primary 

residence during his/her employment. 

i. Owner: means the registered proprietor/s of the building. 

j. Room: means that part of the building occupied and used by a 

border/lodger. 

k. House Rules: means an attached insertion to the lease for internal 

boarding house rules that govern the occupation of the premises. 

 

4. THE MANAGER’S ROLE DUTY & QUALIFICATIONS 

 

4.1 The proprietor/s shall engage an in-house Resident Manager. 

4.2 The Manager shall: 
 

a. Be contactable between the hours of 8am and 6pm Monday to 

Saturday inclusive; (and on Emergency Calls Only after hours) 
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b. Oversee all Lodgers’ concerns 

 

c. Enforce the minimum occupancy period 

 

d. Organise the cleaning and maintenance of the common areas and 

common open space areas. 

 

e. Enforce the maximum occupancy levels 

 

f. Provide lodgers with appropriate information prior to the 

commencement of occupation 

 

g. Carry out inspections on a regular basis at a minimum of once every 

3 months to ensure that the building is maintained in a clean and tidy 

condition and that all facilities and fittings are appropriately 

maintained 

 

h. Record all inspections in a log book which must be made available to 

Council upon request 

 

i. Organise the waste collection and the facility need for the site, and 

the ongoing storage and collection of waste on-site including transfer 

of waste to and from collection points for the waste collection 

services as required, and regular cleaning of bins/waste storage 

areas/rooms 

 

j. Maintain an incident register 

 

k. Maintain the electrical circuits to a safe standard 

 

l. Notify the Council in writing within 1 month of any change in the 

management and provide contact details for the new management. 

 

m. Prepare and maintain complaints register of neighbouring residents 

 

n. Inform Council and Police for any illegal activities or complaints 
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o. Provide a sign that contains the phone number to be displayed at the 

front of the premises, any entry points to the site, common areas 

and office areas for emergency services and others. 

 

p. Provide contact details to Police and Council 

 

q. Make sure that the Boarding House internal rules known as “House 

Rules” are adhered to by all occupants. 

 

r. the Manager’s duty is to check the fire safety equipment and 

features to in good order and within the expiry dates and call the fire 

professionals for a regular periodic check.  

 

4.2 The Manager qualifications: 
 

The Manager should have enough education and knowledge and 

training to oversee the signing of the lease agreements, the social 

and know how skill to deal with the tenants in a positive way and 

able to resolve any conflicts between the tenants and/or the 

neighbours.  

 

 

5. MAXIMUM NUMBER OF LODGERS 

 

5.1 The maximum number of lodgers in the building at any time is strictly 

184 including 1 manager 

 

5.2 The Boarding room are divided into the followings: 

 

-All Rooms with a living area of 16-25 sqm are suitable for 2 persons:  

(88 Rooms x2) =176 Persons (including 1 manager) 

 

-All Rooms with a living area of 12-15.9sqm are suitable for 1 person:  

(8 Rooms x1) =8 Persons 

 

It is the Manager’s responsibility is to ensure that the number of lodgers is 

not exceeded at any given time. 
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6. MINIMISING IMPACT ON RESIDENTS 

 

So, as to minimise impact on the residents of adjoining premises as well as 

residents of the building, The following rules are to apply: 

 

a. Lodgers are required to sign an agreement upon commencement of 

their stay to abide by the “House Rules” including the consequences of 

breaking the rules 

 

b. No loud music or television noise or any noise of any sort is permitted 

after 10pm 

 

c. No parties are to be held on-site at any time; however small gathering is 

permitted as long as all visitors leave before 10pm (noise rule applies) 

 

d. No visitors permitted after 10pm 

 

e. No Illegal activities of any sort will be tolerated on the premises; The 

police will be called immediately if caught; leases will be terminated if 

charged and found guilty. 

 

f. All visitors should be required to sign in and out of the boarding house 

 

g. No use of the outdoor areas is permitted after 10pm on Sunday to 

Thursdays and after 11pm on Friday and Saturday 

 

h. No smoking within the premises or in areas which may affect the 

amenity of other residents of the boarding house or of residents of 

neighbouring properties. 

 

i. Lodgers are required to provide management with personal details, 

including next of kin details, for emergency purposes. These details are 

to be kept in the management office for the duration of lodger’s stay. 

 
 
 
 
 

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



 

G  U  S     F  A  R  E  S     A  R  C  H  I  T  E  C  T  S    P T Y  L T D 

ABN 53112691237 
www.gfares.com Email:gus@gfares.com Nominated Architect Ghassan Fares Reg No 5808 

 

7 
 

7. DISPLAY OF THE “HOUSE RULES” 

 

The “House Rules” are to be attached to all leases and signed by all 

occupants and a copy is displayed on the premises and a copy is retained by 

the Manager; The Manager’s duty is to enforce the House Rules 

 

The House Rules details the followings: 

 

a. Smoking: No smoking is strictly not permitted in any Boarding 

Room and common areas; Smoking could trigger the smoke alarm 

and could cause harm to other lodgers. 

 

b. Visitors Policy: No visitors in boarding Rooms after 10pm; All 

visitors should leave the premises before 10pm. 

 

c. Signing In/out: All visitors are required to sign in and out of the 

boarding house 

 

d. Parties: No parties are to be held on-site at any time 

 

e. Disruption: To minimise disruption to other residents or other 

residents of neighbouring properties use of common open space 

area is not permitted after 10pm and noise level is to be kept to a 

minimum 

 

f. Time of Usage of Common Areas: Common rooms and areas are 

not to be used after 10pm on Sunday to Thursday and 11pm on 

Friday and Saturday. Lodgers to be considerate to adjoining 

neighbours and other residents of the boarding house and to 

keep noise levels to a minimum. 

 

g. Emergency: Emergency contact numbers, including essential 

services, fire, ambulance, police and utilities such as gas, 

electricity, plumbing and the like to be displayed on the premises 

 

h. Drinking: Alcohol is permitted within the premises as long as the 

Lodgers adhere to responsible drinking policy and take 

precautions whilst drinking with others and not leave any drinks 

unattended 
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i. Drugs: Illegal drugs are not permitted within the premises. If 

caught with illegal drugs, responsible Lodgers will be reported to 

the police and lease agreement could be terminated with no 

compensation if charged and found guilty. 

 

j. Smoke Alarms: Rules relating to smoke alarms and the 

responsibility of the lodgers to pay costs if they trigger a false 

alarm and due to smoking inside the premises or due to 

negligence that causes the fire brigade to attend the premises. 

 

The “House rules” will be updated regularly to consider any emerging 

situation. 

 

The “House Rules” will be attached to all leases and should be signed by all 

Lodgers to confirm understanding of these rules before entering any lease.  

 

The House rules are enforceable by the Boarding Houses; Lodgers who do 

not adhere to the House Rules can have their leases terminated and are 

liable to any damages caused to the premises and other Lodgers.  

  

 

8. FIRE SAFETY 

 

Due to Fire hazards and health hazards; The No Smoking Policy applies to 

all the premises including rooms and common areas. 

 

All fire safety features within the building are to be regularly maintained in 

accordance with any statutory requirements; the Manager’s duty is to 

organise the fire safety equipment’s and features in good order and within 

the expiry dates. 

 

A copy of the annual fire safety statement and current fire safety schedule 

for the premises must be prominently displayed in the reception area. 

 

A floor plan must be permanently fixed to the inside of the door of each 

sleeping room to indicate the available emergency egress routes from the 

respective sleeping room. 
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All residents are to be made aware of the fire safety features of the 

building and what to do in the event of an emergency. 

 

The Manager should explain to all Lodgers the procedures and the safe 

evacuation of the building in case of a fire alarm and not to return to the 

building until the Fire Brigade gives them clearance. 

 

 

9. CLEANING AND MAINTENANCE 

 

The subject premises are to be maintained in a safe and healthy condition.  

 

The manager should engage a professionals cleaning team to maintain the 

common areas. 

 

In additional all boarders are to be made aware, upon their entering into an 

agreement to occupy, of their responsibilities in relation to the 

maintenance and cleaning of their rooms. 

 

Further, the common open space areas are to be maintained in a neat and 

orderly manner. This will require twice/month garden maintenance during 

spring and summer and once/month garden maintenance during autumn 

and winter. 

 

 

10. BOARDER/LODGER INFORMATION 

 

All boarders are to be made aware of the contents and their obligations 

under approved Plan of Management. In this regard: 

 

- A full copy of the approved Plan of Management is to be 

permanently supplied and retained in each boarding room and each 

common area. 

 

- A copy of the approved Plan of Management is to be made available 

to every boarder.  
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- The House Rules will be signed upon signing the lease and will be 

displayed/or a copy retained by the Manager and every boarder 

should agree to abide by the rules. 

 

11.   REGISTRATION OF THE BOARDING HOUSE 

 

The boarding house will be registered by the owners with the NSW Fair 

Trading within the first month of occupation in accordance with the Laws, 

and all leases are to comply with the NSW Fair Trading regulations in  

regards of terms and conditions, conflict resolution, tribunal, and bonds 

etc… 

 

For more information, the owners need to contact the NSW Fair Trading on 

143220 or check information on the website www.fairtrading.nsw.gov.au 

 

 

12.   BOARDING HOUSE FURNITURE AND FACILITIES 

 

Supply of furniture to the private rooms is not essential; however, if the 

owners decided to furnish the rooms the furniture will consist of the 

followings: 

 

Each boarding room will be provided with: 

a. one double bed (no mattress)  

b. One desk/table & 1 or 2 chairs 

 

The following facilities will be provided to lodgers in every room: 

a. Clothes storage facility of 1m³ or greater 

c. Window furnishing/blind 

c. Phone line (not including access to provider) 

d. Internet/data line (not including access to provider) 

 

The followings are not supplied by owner: 

 

a. Kitchen utensils 

b. Mattresses 

c. Bed sheets, bed covers and pillows/pillow cases 

d. Detergents, cleaning agents 

e. Cleaning equipment such as brooms; buckets and vacuum cleaner 

etc… 
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The Furniture of the common rooms is essential; the followings apply to 

common rooms: 

 

a. The common living room is to be provided with sofas, a kitchenette 

with a sink, water kettle and a microwave, a dining table with chairs. 

 

b. Available stackable 180 chairs in storage to be used in case of 

lodgers/manager’s meetings. 

 

c. A broom, bucket and mop are to be kept in the laundry for use by 

lodgers as necessary. 

 

 

13.   WASTE MANAGEMENT & RECYCLING 

 

Residents of the facility are to be encouraged where possible to take 

advantage of Council’s waste and recycling facilities. It is the responsibility 

of the boarder to sort garbage and place it in the appropriate receptacles. 

 

The Boarding House is equipped with 2 garbage shuts (separating general 

waste and recyclables)  

 

The manager is responsible for the collection arrangements, including 

making sure that the waste containers are placed adjacent to the kerb on 

the day of collection and removed back onto the property promptly after 

collection, and including the servicing of special waste such as “sharps” 

and/or sanitary napkin receptacles. Where receptacles are provided for the 

disposal of sanitary napkins, these are to be serviced and readily cleaned on 

a regular basis. 

 

Collection responsibilities of the manager include all regular garbage, 

recycling, and green waste collection services, as well as household cleanup 

collection, ensuring goods for collection are managed in accordance with 

Council’s collection requirements (information available on Council’s 

website). 
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14.   SAFETY & SECURITY 

 

The following matters are to be provided within the property: 

 

- Internal signage indicating the manager and emergency contact 

numbers such plumbers and electricians and emergency 000 calls. 

 

- Contact details of the manager of the premises should be provided to 

police and Council; these details also need to be placed at the front 

of the premises; any entry points to the site, common areas and 

office areas for emergency services and others 

 

- A Contact number for external complaints should be provided to 

nearby residents. This number should also be placed on all entry 

points to the site 

 

- Emergency contact numbers for essential services including fire, 

ambulance, police and utilities such as gas, electricity, plumbing and 

the like. 

 

- Perimeter lighting. 

 

- The entrance door, doors from boarding rooms to balconies and each 

boarding room shall be fitted with keylocks 

 

- Individual room keys (a master key is to be maintained by the 

manager and made available to the fire brigade). 

 

- CCTV with 24 hours recording (with record up to 28days) in all 

common areas. 

 

 

15. DISPUTES, COMPLAINTS AND RESOLUTIONS 

 

The boarding house encourages active participation from the community in the 

ongoing operation of the business. A Complaint Management System will be 

developed to support a positive relationship between the Boarding House and 

its surrounding community. 
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The Resident Manager will be available, either in person or by phone, to deal 

with any complaints as to the operation and management of the premises. 

Phone contact details for the Resident Manager are to be displayed at the 

entrance to the boarding house, on a sign that can be clearly read from the 

adjacent footpath. 

 

The details of the contact person in respect of all inquiries or complaints in 

relation to the premises is the Resident Manager. 

 

The Resident Manager is responsible for recording all complaints, including 

complaints from residents, in a Complaints Register. 

 

When receiving any complaints from community members the Resident 

Manager will provide advice that the complaint may also be reported to 

Penrith City Council and the NSW Police department. 

 

Complaints about noise will be attended to immediately. The Resident 

Manager will rectify the situation immediately and take all reasonable steps to 

prevent future occurrences. The Resident Manager will follow up by contacting 

the individual who made the complaint about noise to verify that the problem 

has been resolved. 

 

The Complaints Register will contain: 

a. Complaint date and time 

b. Name of person/Police/Council officer making the complaint 

c. Contact details 

d. Nature of the complaint 

e. Action taken (by whom and when) 

f. Outcome and/or further action required 

 

The Complaint Register must be updated within 24 hours of a complaint being 

made. 

 

All complaints will be addressed by the management within 24 hours of 

notification. 
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The Complaints Register will be made available for inspection by the Police 

and/or Council upon request. 

 

Management of the Boarding House will regularly review the Complaints 

Register and where appropriate amend the operating procedures to minimise 

any negative impacts of the boarding house residents and members of the 

surrounding community. 

 

The Boarding house will be registered with the NSW Department of Fair 

Trading prior to occupation of the premises.  

 

All tenants will be provided with a Tenancy Agreement with a minimum lease 

of 6 months; the Tenants will pay the minimum of 4 weeks Bond to be 

deposited in Bond Board as per the Residential Tenancies Act 2010 

 

In any unresolved dispute between tenants and the landlords/operators can be 

referred to The NSW Civil and Administrative Tribunal (NCAT) which is the main 

forum for resolving residential tenancy disputes between landlords and tenants 

 

The tenants’ and owners’ rights and duties are reserved under the Residential 

Tenancies Act 2010. 

 

Any complaint should be given in writing to the manager. 

 

The manager should attend to resolve any issue the tenant have in a timely 

manner within reasons. 

 

The manager should respond to any complaints from neighbours or Council 

immediately and without delay. 

 

The Resident Manager will convene at least quarterly meetings with residents 

to discuss any issues or problems that may need to be resolved. These 

meetings will be recorded in a Residents’ Meeting Minutes Register and all 

issues raised by these meetings will be recorded in the Minutes. 
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In the event of a dispute between residents, the Resident Manager will attempt 

to negotiate a resolution between the involved residents. If the dispute cannot 

be resolved, then the Resident Manager will make an interim determination 

regarding the dispute, and this resolution will be binding on the residents. 

 

If any resident is not satisfied with the Resident Manager’s interim 

determination, the matter can be referred to Community Justice Centre for 

mediation or arbitration. The Resident Manager will amend the interim 

determination in line with the recommendations of the Community Justice 

Centre. 

 

Disputes in relation to the Occupancy Agreement will be resolved in 

accordance with Clause 9 of the Standard Occupancy Agreement which states 

that either party may apply to the NSW Civil and Administrative Tribunal 

(NCAT) to resolve a dispute about the Occupancy Agreement. 

 

In the event of a dispute with an external party, the Resident Manager will 

initially attempt to resolve the dispute. If the dispute cannot be resolved, then 

the matter will be referred to the owner. If the dispute still cannot be resolved, 

the owner will refer the matter to the Community Justice Centre for mediation 

or arbitration. 

 

The Manager will be trained to resolve any disputes with the residents and 

between the residents; the manager will follow the following procedure to 

resolve disputes: 
 

a) Actively listen to the complaints 

b) Try to find a reasonable solution to resolve the issue with the residents or 

between the residents  

c) Actively try to stop any action that could lead to violence 

d)  Act very calmly without aggression to dissipate any aggressive reaction 

e) Refer the matter to the Police in case of any aggressive behaviour 
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16. Vehicles/Bikes/Motorbikes Parking’s 

 

Bicycles and motor bikes parking are available. 

 

A Go Get Car (or any Car Share facility) will be available on site. 

 

Vehicles shall be always parked legally and within the marked spaces and as 

specified by the manager. 

  

Spaces will remain common and will not be allocated to individual bedrooms 

There is no overnight visitor’s parking.  

Disabled parking is to remain exclusively for any disabled person who lives in 

any of the Adaptable Rooms. The manager could allow any other residents to 

use disabled parking only in case no disabled person occupy any of the 

accessible Rooms.  

 

17. Liaison with Neighbours 

 

The Boarding house will have a Policy of “Living in Harmony with the 

neighbours” 

 

Neighbours’ complaints will be taking very seriously by the manager/owners 

 

The management will address to any neighbours’ complaints immediately to 

mitigate any impact on them. 

 

The residents will always be reminded to adhere to the “House Rules” in this 

Plan of management to maintain a good relationship with the neighbour; 

residents who ignore the House Rules will be given only 1 warning, repeat of 

the same offence by the same residents will result in evacuation order.  

 

Any misconduct that affects the neighbouring properties and their tenants will 

not be tolerated. 
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The manager will display on the notice board at the main entry of building any 

news or orders and any complaints from neighbours or council or from other 

tenants within the boarding house. 

 

Offenders will be warned directly verbally and in writing. 

 

This Boarding House Management Plan will be provided to Council and the 

Department of Fair Trading at request. 

 
 

[END OF PLAN OF MANAGEMENT] 
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Preface 

Chapman Planning has been engaged by Danabina Pty Ltd to prepare this Social 

Impact Assessment (SIA) for the proposed mixed-use development, including 96 room 

boarding house, at 31 Santley Crescent and 2A Bringelly Road, Kingswood.  

In preparing this report, Chapman Planning Pty Ltd has used and relied on data, plans 

and information provided by others as detailed in this document. Unless otherwise 

stated, the accuracy and completeness of the information provided to Chapman 

Planning Pty Ltd for purposes of preparing this Social Impact Assessment has not 

been independently verified. 

This assessment has relied on the following architectural plans:  

 

• Architectural plans numbered A001 – A202 dated February 2021 prepared by 

Gus Fares Architects, and  

• Plan of Management dated 5 October 2021 prepared by Gus Fares Architects.  

 

Penrith City Council does not provide local guidelines for the preparation of a Social 

Impact Assessment. However, relevant principles are outlined in the Council’s 

Development Control Plan (DCP) (2014), which require social impacts of proposed 

interventions to be considered for the benefit of existing and future communities. This 

Social Impact Assessment includes the following general scope: 

 

- A review of mapping programs to review the site and locality.  

 

- Review of proposed development – Architectural plans prepared by Gus Fares 

Architects.  

 
- Review of demographic data and cultural trends in the immediate and extended 

locality. 

 
- Review of existing and proposed social infrastructure in the immediate and 

extended locality. 

 
- General liaison with relevant staff from Penrith City Council.  
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1. Introduction and Description 
 

This Social Impact Assessment has been prepared for Danabina Pty Ltd with 
regard to the proposed mixed-use development including boarding house 
located at 31 Santley Crescent and 2A Bringelly Road Kingswood. The property 
is legally described as Lots 3 and 5 in DP 215200.   
 
The development proposal is for the construction of a 5 – 6 storey mixed use 
development, including: a 96-room boarding house, 6 commercial spaces 
across the Ground and First floors, one (1) manager’s room, office and meeting 
room, a communal laundry, a communal living room (87m2) opening to 
communal open space (57m2), with basement and at-grade parking for 39 cars, 
20 motorbikes and 20 bicycles, storage cages, and associated landscaping.  
 
The boarding house will accommodate a maximum of 184 lodgers including an 
on-site manager and the development application is made under the State 
Environmental Planning Policy (Affordable Rental Housing) 2009. 
 
The subject site is located approximately 150 meters south of the Kingswood 
Railway Station. The location of the subject site, 31 Santley Crescent and 2A 
Bringelly Road, Kingswood, and its positioning in its broader context is shown 
in the figure below: 
 

  
Figure 1 – Aerial photograph of subject site. 

Subject Site 
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The subject site is located within the catchment of the Nepean Hospital, 
Western Sydney University and the Kingswood railway station.  
 

 
 
Figure 2 – Aerial photograph of the locality.  

 
 

2. Accommodation & Commercial 
 
The boarding house has the capacity to accommodate up to 184 people 
including an on-site boarding house manager. There are 8 single rooms, and 
96 double rooms designed to accommodate two (2) lodgers. The room sizes 
are:  
 

o Single rooms: 12m2 - 15m2 (excluding the kitchen and bathroom), and  
o Double rooms: 16m2 – 25m2 (excluding the kitchen and bathroom).  

 
Each room has been designed with an individual kitchen and bathroom.  
 
Rooms 012, 014 at the first floor, and rooms 026, 027 at the second floor, are 
accessible rooms sized 22-25m2.  

 
The communal living room is located at the north-eastern corner of the ground 
floor and includes access to a communal open space and shared laundry. 
Access to the basement parking and storage is provided by stairs and a lift core 
central to the building. 

 
The development includes 324m2 of commercial (retail) space across 2 spaces 
on the ground floor and 4 spaces on the first floor. These spaces are between 
35m2 and 83m2. All commercial spaces face Bringelly Road.  

 
3. Policy Context  

 
The State Environmental Planning Policy (Affordable Rental Housing) 2009 
was introduced to increase the supply and diversity of affordable rental and 
social housing throughout NSW. 
 

Subject Site  

Nepean Hospital  

Western Sydney University   
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The Affordable Housing SEPP fact sheet, published by the NSW Department 
of Planning and Infrastructure, provides the following key pieces of information 
regarding affordable housing and the demonstrated need for affordable 
housing.  

 
Why do we need affordable housing? 

Throughout NSW there is a strong need for a range of affordable housing 
options amongst the community. This is reflected in figures which show 
that in February 2010 there were over 47,000 people in NSW on waiting 
lists for suitable housing accommodation. It is essential that government 
at all levels, private industry and the non-government sector work in 
partnership towards finding innovative ways to provide more affordable 
housing. 

 
What is affordable rental housing? 

Affordable rental housing is housing for very low, low and moderate 
income earning households. These are currently households with an 
annual income of up to about $80,000. This includes people who have 
no place to live, people on low and moderate incomes and key workers 
who need to live close to their employment. 

 
The specified aims of the Affordable Housing SEPP are listed as: 
 

The aims of this Policy are as follows: 
 

(a)  to provide a consistent planning regime for the provision of 
affordable rental housing, 
(b)  to facilitate the effective delivery of new affordable rental housing by 
providing incentives by way of expanded zoning permissibility, floor 
space ratio bonuses and non-discretionary development standards, 
(c)  to facilitate the retention and mitigate the loss of existing affordable 
rental housing, 
(d)  to employ a balanced approach between obligations for retaining 
and mitigating the loss of existing affordable rental housing, and 
incentives for the development of new affordable rental housing, 
(e)  to facilitate an expanded role for not-for-profit-providers of affordable 
rental housing, 
(f)  to support local business centres by providing affordable rental 
housing for workers close to places of work, 
(g)  to facilitate the development of housing for the homeless and other 
disadvantaged people who may require support services, including 
group homes and supportive accommodation. 

 
The proposed boarding house meets the provision of the SEPP through the 
construction of a boarding house including 96 boarding rooms to accommodate 
a maximum of 180 lodgers in an area located close to Kingswood and Penrith 
town centres.  
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The 2016 census data on the ABS website includes the following median 
weekly household incomes and median weekly rents: 

 

• Kingswood (State Suburb):  

o Income: $1229 per week.  

o Rent: $325 per week. 

• Penrith (LGA):  

o Income: $1332 per week.  

o Rent: $370 per week.  

Clause 6 of SEPP - Affordable Rental Housing 2009 defines affordable housing 
as:  
 

affordable housing means housing for very low income households, 
low income households or moderate income households, being such 
households as are prescribed by the regulations or as are provided for 
in an environmental planning instrument. 
(1)  In this Policy, a household is taken to be a very low income 
household, low income household or moderate income household if the 
household— 
 
(a)  has a gross income that is less than 120 per cent of the median 
household income for the time being for the Greater Sydney (Greater 
Capital City Statistical Area) (according to the Australian Bureau of 
Statistics) and pays no more than 30 per cent of that gross income in 
rent, or 
(b)  is eligible to occupy rental accommodation under the National 
Rental Affordability Scheme and pays no more rent than that which 
would be charged if the household were to occupy rental 
accommodation under that scheme. 

 
4. Relevant Strategies and Policies  

 
The following section of this Social Impact Assessment provides a brief review 
of the relevant strategic documents to determine how the proposal relates to 
the future direction of City of Penrith LGA. The following strategic documents 
have been reviewed: 
 
- A Plan for Growing Sydney (2014) 
- A Metropolis of Three Cities (2018) 
- Penrith Local Strategic Planning Statement (2020)  
 

A Plan for Growing Sydney (2014) 
 

A Plan for Growing Sydney (2014) acts as one of the NSW government’s key 
strategic planning documents and sets out future directions for the development of 
Sydney. One of the key directions of the plan is to accelerate urban renewal across 
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Sydney – providing homes closer to jobs and expanding the existing strategic 
centres.  
 
The plan identifies Penrith as a strategic centre for jobs and services for outer 
suburban communities. Action 1.7.4 provides the government will recognise Penrith 
as one of several important regional city centres for additional housing, employment 
and services benefiting the local area and the Northwest Growth Centre.  
 
The plan further identifies Penrith as being within the West Subregion, along with 
the Blue Mountains and Hawkesbury. Importantly in this subregion:  
 

Badgerys Creek Airport will be a catalyst for significant new investment in 
infrastructure and jobs in the subregion. Along with new supporting transport 
infrastructure, the airport will greatly enhance national and international 
connections. Penrith will be a focus for housing and jobs growth, particularly in 
professional services, health and education. 

 
One of the key identified priorities for the sub-region in Penrith is to work with council 
to provide capacity for additional mixed-use development, including offices, retail, 
services and housing.  
 
The proposed mixed-use development is consistent with the strategic priorities 
identified in A Plan for Growing Sydney (2014), and the Penrith LGA in particular.  

 
A Metropolis of Three Cities (2018) 
 
The strategic plan “A Metropolis of Three Cities” is a plan developed by the Greater 
Sydney Commission to rebalance greater Sydney into three primary centres with 
jobs, services, and public places evenly located throughout the greater metropolitan 
area. The plan envisions Greater Sydney as a ‘city of three cities,’ with Penrith part 
of the Western Parkland City. The plan builds on the 30-minute city concept, where 
residents have access to jobs, homes and services within 30 minutes travel time.  
 
The plan further identifies Penrith as a metropolitan city, and the area from Greater 
Penrith to Eastern Creek is identified as a growth area, which can contribute to a 
connected, vibrant Western Parkland City with more homes, jobs, services and 
open space.  
 
The metropolis of three cities plan identifies 10 key directions, including “Housing 
the city” with potential indicators and objectives as below: 
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The plan states:  
 

A range of housing types, tenures and price points will be needed to meet 
demand. This refers to all types of houses, apartments, terraces and villas; to 
different tenures including dwellings that are owned outright, mortgaged or 
rented; to homes occupied by single people, families and groups. 

 
A range of housing types provides for the needs of the community at different 
stages of life and caters for diverse household types. It means that as people 
age they can move into smaller homes and age in their own neighbourhoods, 
while young adults leaving home can stay close to their families and 
communities. 

 
The proposed boarding house is consistent with this direction – being affordable 
housing within a major centre, in proximity to transport and employment 
opportunities. The boarding house adds to housing availability and increases 
housing choice within the locality to add to the range of tenure types and improve 
availability of housing for lower income earners, and those requiring more flexible 
forms of accommodation. 
 
Penrith Local Strategic Planning Statement (2020) 
 
Penrith City Council’s Local Strategic Planning Statement (LSPS), Planning for a 
Brighter Future, sets out the 20-year vision for land use in Penrith Local 
Government Area (LGA). 
 
The statement recognises greater housing diversity as key to supporting the area’s 
growth:  
 

Current residents love Penrith and want to stay while new people want to live 
here, driving demand for new and denser housing development. People are 
looking for different types of homes, so we need to plan for smaller and more 
diverse housing. 

 
The statement contains 21 planning priorities, including (3) Provide new homes to 
meet the diverse needs of our growing community, and (4) Improve the affordability 
of housing. Relevantly, the plan acknowledges:  
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We need compact homes that are accessible and easy to maintain, apartments 
close to shops and services, and moderately-sized homes for smaller families. 

 
The proposed boarding house is consistent with the aims and objectives of this 
statement through contributing to the diversity of accommodation options, in 
proximity to transport and employment opportunities. 

 
5. Community Profile 

 
The following provides an overview of the demographic and households 
characteristics of the Penrith Local Government Area (Penrith LGA), sourced from 
the Australian Bureau of Statistics 2016 Census. 

 
- In the 2016 Census, there were 196,066 people in Penrith LGA. Of these 49.4% 

were male and 50.6% were female. Aboriginal and/or Torres Strait Islander 
people made up 3.9% of the population. 
 

- The median age of people in Penrith LGA was 34 years. Children aged 0 - 14 
years made up 21.1% of the population and people aged 65 years and over 
made up 11.7% of the population. 
 

- Of people in Penrith LGA aged 15 years and over, 47.3% were married and 
12.3% were either divorced or separated. 
 

- In Penrith LGA, of people aged 15 years and over, 47.4% of people were in a 
registered marriage and 10.3% were in a de facto marriage. 
 

- In Penrith LGA, 30.8% of people were attending an educational institution. Of 
these, 29.6% were in primary school, 21.9% in secondary school and 18.2% in 
a tertiary or technical institution. 
 

- In Penrith LGA, 72.4% of people were born in Australia. The most common 
countries of birth were England 3.1%, New Zealand 2.0%, Philippines 1.9%, 
India 1.9% and Malta 0.6%. 
 

- The most common responses for religion in Penrith LGA were Catholic 32.1%, 
No Religion, so described 21.1%, Anglican 18.4%, Not stated 8.3% and 
Christian, nfd 2.3%. In Penrith LGA, Christianity was the largest religious group 
reported overall (69.9%) (this figure excludes not stated responses). 

 
- There were 100,604 people who reported being in the labour force in the week 

before Census night in Penrith LGA. Of these 63.9% were employed full time, 
25.6% were employed part-time and 5.7% were unemployed. 

 
- The median weekly personal income for people aged 15 years and over in 

Penrith LGA was $728. 
 

- Of occupied private dwellings in Penrith LGA, 81.5% were separate houses, 
11.8% were semi-detached, row or terrace houses, townhouses etc. 6.0% were 
flat or apartments and 0.4% were other dwellings. 
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- In Penrith LGA, of occupied private dwellings 2.0% had 1 bedroom, 10.2% had 

2 bedrooms and 45.8% had 3 bedrooms. The average number of bedrooms 
per occupied private dwelling was 3.4. The average household size was 2.9 
people. 

 
- The median weekly rent was $370 and the average monthly mortgage 

repayments were $2000. 
 
The population of Penrith LGA will experience significant growth within the next 15 
years, noting the strategic planning documents identify Penrith as a strategic centre 
for growth. It is anticipated by 2036 the Penrith LGA will be home to 260,000 people.  
 
In the Penrith LGA, 12.2% of households are in housing stress (that is, the 
household is in the lowest 40% of household incomes and is paying more than 30% 
of their gross weekly income on rent/ mortgage payments). In Kingswood 
specifically, 17.7% of households are in housing stress, including 32.2% of 
households that rent.1 This demonstrates there is likely high demand for smaller, 
affordable rental housing in the area. This is reflected in Penrith City Councils 
Community Profile (2018), which states:  

 
Local forecast data showing population growth, declining household sizes and 
an increase in lone households suggests that the need and demand for smaller, 
higher density dwellings in the Penrith area will continue. 

 
6. Key Social Infrastructure  

 
The following section provides an overview of the key social infrastructure 
currently available in Kingswood, Penrith LGA and surrounding suburbs. The audit 
is limited to facilities that would be of direct benefit to the incoming residential 
population of the proposed development. 

 
Health Services 
- The Quarter – Penrith’s Education and Health District 
- Matilda Health Care (0.5km) 
- Somserset Private Hospital (0.7km) 
- Nepean Hospital & Emergency Room (1.0km) 
- Nepean Mental Health Centre (1.0km) 

 
Tertiary Education Institutions  
- The Quarter – Penrith’s Education and Health District 
- University of Sydney Nepean Clinical School (1.0km) 
- Western Sydney University, Penrith Campus (1.2km) 
- TAFE NSW Nepean Kingswood (1.7km) 
- TAFE NSW Nepean Penrith (2.5km)  

 
Public Transport 
- Kingswood Station (0.15km) 

 
1 Penrith City Council – Community Profile 2018  
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- Bus Routes 770, 774, 775, 776, 781, 789 in proximity  
 

Community Facilities 
- Kingswood Post Office (0.1km) 
- Kingswood Neighborhood Centre (0.3km) 
- Kingswood Sports Club (0.3km) 
- Nepean Police Station (2.0km) 
- Penrith Library (3.1km) 

 
Open Space 
- Doug Rennie Field (0.2km) 
- Wainwright Park (0.3km) 
- Chapman Gardens and Ovals (0.5km)  
- Peppermint Reserve (1.0km) 
- Werrington Lakes (1.7km) 

 
Retail Facilities and Banks 
 
The retail stretch of the Great Western Highway in Kingswood is 0.1km walking 
distance from the site and provides a range of retail outlets including food and 
banking. In addition, local cafes, and take away food outlets are within walking 
distance of the site. The site’s proximity to Nepean Hospital means it is well-
serviced by transport and retail offerings.  
 
Further, the site is proximate to Penrith retail and amenities.  

 
7. Community Identity and Connectedness 

 
There is often a lack of understanding in local communities of the people likely to 
be accommodated in affordable rental housing. Local opposition is often most acute 
for low-rise infill housing (including boarding houses) in areas adjoining low density 
residential houses. 
 
This is frequently based on a misunderstanding of the types of people that qualify 
to occupy affordable rental housing. This can lead to local resident opposition to 
new affordable housing proposals as they object to “social housing” occupants in 
their area, because of perceived social issues and potential for impacts on property 
values. 
 
However, demand for boarding house developments is driven by a much wider 
potential resident group than that typically associated with Social Housing. This 
includes single women, students, contractors, couples and young working people 
in the process of saving for a house - with these persons not on a sufficiently low 
income to qualify for Government social housing. Developers have indicated that 
reasonable rents, lease flexibility and accessible locations are typically the main 
housing priorities for people seeking this type of accommodation.  
 
The development proposal may lead to local resident opposition as a result of its 
nature, however the realistic impacts of the proposal are to provide accommodation 
for key workers, young workers and young couples particularly those seeking lower 
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rental levels in order to offset lower incomes or to facilitate savings to enable 
aspirational home ownership in the future. 

 
8. Health and Wellbeing 

 
Kingswood has high residential amenity with access to a wide range of local 
facilities and amenities. The proposal is a suitable form of development for the B4 
mixed-use zone and would not discernibly impact on the existing amenity and 
character of the locality.  
 
The subject site includes open space, a communal living area, suitable parking 
arrangements, and individual kitchens and bathrooms. The subject site is located 
within the catchment of several community facilities such as parks, tertiary 
education options, and hospitals, and is within walking distance to bus routes and 
a major train station which provides access to surrounding centres. 

 
9. Local Economy and Employment 

 
The development proposal is likely to attract working age tenants who are in receipt 
of a market based income. The site’s proximity to major health and education 
providers such as Nepean Hospital and Western Sydney University will assist in 
access to employment. The site is well-serviced by transport options which will 
provide further access to employment opportunities.  

 
The labour force participation rate refers to the proportion of the population over 15 
years of age that are employed or actively looking for work. Analysis of 2016 census 
data shows there were 100,604 people who reported being in the labour force in 
the week before Census night in Penrith LGA. Of these 69.3% were employed full 
time, 25.6% were employed part-time and 5.7% were unemployed. The median 
weekly personal income for people aged 15 years and over in Penrith LGA (C) was 
$728. 
 
The development includes commercial space that will help satisfy retail demand 
from the increased population that is anticipated for this area in the short-medium 
term.  

 
10. Needs of Population Groups 

 
The need for increased housing supply and diversity across Sydney is expressed 
in all strategic planning documents for the greater Sydney region, and Penrith 
LGA in particular.  
 
The boarding house adds to the available housing stock in the locality with the 
provision of 96 boarding rooms providing a unique form of flexible medium-long 
term accommodation at a lower price point than traditional residential dwellings. 
The accommodation will provide for students, young professionals and contract 
workers who only wish to rent a small room and for whom long term residential 
lease agreements are not appropriate. 
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The proposed boarding house development will cater for a variety of socio-
economic groups. This will ensure that Penrith LGA maintains its existing social 
diversity and housing choice, affordability and social mix. 
 
The Penrith Community Profile 2018 estimates the following population growth for 
Kingswood between 2016 and 2036 of +3,702.  
 

 
 
Figure 3 – Population growth between 2016 and 2036. Source Penrith Community Profile 2018.  

 
11. Assessment of Social Impacts and Responses 

 
This section provides an assessment of the potential social impacts arising from 
the proposal including the relative equity of these impacts. The policy review, 
demographic analysis and the social infrastructure audit are drawn upon to provide 
a deeper understanding of the potential social changes resultant from the proposal. 
This section also outlines any mitigation measures implemented in response to 
potential negative social impacts. 
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Community Consultation 
 
The development proposal has been implemented on this site as a response to 
government policy documents, and metropolitan strategy documents identifying 
the need for housing and affordable housing across Sydney, specifically in 
strategic centres close to employment opportunities. The site is located within a B4 
- mixed-use zone under the Penrith LEP 2010 and has been designed to meet the 
provisions of SEPP (Affordable Rental Housing) 2009. 
 
The community will be notified of the development proposal during the notification 
period of the development application assessment process. 
 
Housing Affordability and Housing Choice 

 
In Penrith LGA, the primary housing stock consists of separate houses of 3+ 
bedrooms, with limited options for single persons, low-income earners, or those 
incapable of committing to a long-term lease. Only 6% of dwellings in Penrith LGA 
are flats or apartments, compared to 19.9% in NSW generally.  

 
The proposal responds to the housing affordability problems faced by residents in 
the area by providing a housing option specifically targeted towards lower income 
persons and those unable to commit to long-term lease. The proposed 
development is likely to have a positive social impact by increasing the provision 
of low-cost rental housing within the LGA.  
 
The proposed land use can be considered both appropriate and timely, as it aligns 
with both the Council’s strategic directions expressed within the Penrith LSPS and 
the Greater Sydney Commissions’ plan, which both aim to promote diverse and 
affordable housing options and increase densities within established centres. 
 
Availability of Social Infrastructure 
 
Both local and regional strategic planning documents promote the development of 
housing in areas with established social infrastructure and in proximity to public 
transport. The review of the relevant social infrastructure has indicated the 
Kingswood and wider Penrith locality is well serviced by medical facilities of varying 
scales, education, employment options and speciality shops and has ample public 
transport and access to amenities. 

 
Safety and Security  
 
The proposal has been designed to minimise real and perceived feelings of safety 
that may be experienced by incoming residents.  
 
The site has dual-street frontage and access to both Santley Crescent and 
Bringelly Road. Controlled access to the proposal will be ensured through the 
provision of security cards to residents of the boarding house with a locked 
entrance gate. Street frontages and common areas, including the entry, communal 
areas, will include appropriate lighting and receive passive surveillance from the 
boarding rooms.  
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Cumulative Impact of Boarding Houses 
 
A method to determine the relative level of socio-economic advantage and 
disadvantage of an area is through the application of the ABS Socio-Economic 
Indexes for Areas (SEIFA) indicator.  SEIFA ranks SA1 areas (the smaller 
geographical area for which data is collected by the ABS) in NSW according to 
relative socio-economic advantage and disadvantage. A low SEIFA score for an 
area indicates that a high proportion of relatively disadvantaged people reside in 
an area. The SA1 area where the subject site is located has a SEIFA decile of 5 
out of 10. This rank indicates the SA1 sits within the middle of the index score 
distribution and, generally speaking, has average levels of social and economic 
disadvantage. 
 
Given the medium SEIFA ranking of the SA1 area surrounding the site, the 
boarding house will serve to provide accommodation to a range of people including 
the socially disadvantaged, as well as students, single employed persons and 
those seeking short-medium term accommodation. 

 
Moreover, the proposed boarding house can be considered a new generation 
boarding house. New generation boarding houses operate in a different manner to 
traditional boarding houses and therefore attract a different tenant profile, with 
occupants tending to be young ‘key workers’ or professionals. New generation 
boarding houses are self-contained and designed with individual bathroom and 
kitchen facilities. The proposed development can be considered a new generation 
boarding house and therefore is likely to attract occupants with lower levels of 
social economic disadvantage than traditional boarding houses. 

 
Management and Upkeep of the Premises  
 
Local communities may have negative perceptions regarding boarding houses and 
associate this development form with anti-social behaviour. As outlined, this 
boarding house is a ‘new generation’ boarding house and therefore unlikely to 
generate anti-social behaviour beyond that of a more traditional residential 
development. Notwithstanding, a number of measures should be implemented to 
discourage anti-social behaviour.  
 
It is recommended that the Plan of Management outline the ways in which the 
boarding house manager will ensure high amenity standards are maintained.  
 
Residential Amenity  
 
Ensuring residential amenity for the residents of the boarding house and adjoining 
residents of residential flat buildings is an important consideration that should be 
integrated into the proposal.  

 
The acoustic and privacy impacts from the boarding house are consistent with the 
surrounding development noting the B4 mixed-use zoning.  
 
The proposal include fenestration on the northern, eastern, southern, and western 
elevations and access at both the southern and western elevations, providing 
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passive surveillance of the public domain and casual surveillance of communal 
areas within the site.  
 

12. Conclusion  
 

A social impact assessment for the proposed mixed-use development at 31 
Santley Crescent and 2A Bringelly Road, Kingswood, has been undertaken.  

 
The proposed development is anticipated to result in the following positive social 
benefits:  
 

- contribute to the provision of housing for low to moderate income households 
who are financially excluded from the existing housing market within the LGA;  

- meets the demand for flexible and affordable boarding house-style 
accommodation in the LGA;  

- encourage housing diversity by providing a dwelling type suitable for single 
person and small households;  

- provide housing in an area well serviced by public transport and social 
infrastructure;  

- provide housing choice within the catchment of the Nepean Hospital and 
Western Sydney University,  

- encourage development and uplift in housing stock within the B4 mixed-use 
zone; and  

- promote the growth of The Quarter, Penrith’s education and health district, by 
providing greater housing stock and diversity in proximity to the hospital and 
university.  

 
To encourage the positive benefits from the proposed development, the following 
mitigation measures are suggested:  
 

- The Plan of Management should stipulate the boarding house manager’s 
responsibilities to facilitate general upkeep of the premises to minimise real or 
perceived perceptions of anti-social behaviour.  
 

The proposal responds to the housing affordability problems faced by low to 
moderate income households, by providing a more affordable housing option. 
Further, the proposal provides a suitable housing option for single persons, 
students and contract workers, a demographic that is not catered for in the 
available housing stock. The proposal can be considered appropriate and timely, 
as the proposed land use aligns with Council’s strategic directions and will be 
capable of accommodating the needs of the local population. 
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1. INTRODUCTION 
 
This Statement of Environmental Effects accompanies a Development 
Application lodged on behalf of Dana Bina P/L & Midpoint Investments P/L. The 
proposal seeks approval for the construction of a mixed use boarding house 
development comprising ground and first floor commercial premises and a 96 
room boarding house and basement parking upon land at 31 Santley Crescent & 
2A Bringelly Road, Kingswood. 
 
The subject application is made pursuant to the provisions of both the Penrith 
Local Environmental Plan and State Environmental Planning Policy (Affordable 
Rental Housing) 2009 and which apply to the subject land. 
 
For the purposes of this assessment the following documents are considered to 
be relevant to this proposal: 
 

• Environmental Planning & Assessment Act 1979 
• State Environmental Planning Policy No 55 - Remediation of Land 
• State Environmental Planning Policy (Affordable Rental Housing) 2009 
• Penrith Local Environmental Plan 2010 
• Penrith Development Control Plan 2014 

 
Additional information to support this application includes: 
 

• Survey Plan prepared by Sydney Registered Surveyors, Ref. No. 2676 
Stantley, Sheet 1 of 1, Amendment B and dated 21/12/2020. 

• Architectural Plans and Shadow Diagrams prepared by Gus Fares 
Architects, Drawing No. A000 to A302, Issue A and dated Oct 2021. 

• Architectural and Urban Planning Statement prepared by Gus Fares 
Architects P/L and dated 21/10/2021. 

• Landscape Plans prepared by Conzept Landscape Architects, Drawing No. 
LPDA22-116, Pages 1 to 4, Revision B and dated 22/10/21. 

• Stormwater Management Plans prepared by Capital Engineering 
Consultants P/L, Project No. SW21299, Drawing No’s SWDP001 to 
SWDP030, Revision A and dated 21/10/2021. 

• Traffic Impact Assessment Report prepared by PDC Consultants, Ref. No. 
0444r01v01, Version 01 and dated 14/10/2021. 

• Acoustic Report prepared by Koikas Acoustics P/L, Project No. 5052, 
Version 1 and dated 11/10/2021. 

• Geotechnical Report prepared by Geotechnical Consultants Australia Pty 
Ltd, Report No. G21551-1 and dated 29/09/2021. 

• Preliminary Site Investigation Report prepared by Geotechnical 
Consultants Australia, Report No. E21185-1 and dated 23/09/2021. 

• Access Report and Design Certificate prepared by Vista Access Architects 
P/L, Ref No. 21335, Issue A and dated 21/10/2021. 
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• BCA Report prepared by Michael Wynn-Jones & Associates, Reference No. 

Santley (31) 21 Oct 2021 and dated 21/10/2021. 
• BASIX Certificate No. 1244577M and dated 21/10/21. 
• Plan of Management prepared by Gus Fares Architects P/L, Issue A and 

dated 5/10/2021. 
• Social Impact Assessment prepared by Chapman Planning P/L and dated 

10/10/2021. 
• Waste Management Plan prepared by Dickens Solutions, Reference No. 

21196 and dated 21/10/2021. 
• Quantity Surveyors Cost Report prepared by Construction Consultants, Job 

Code Q21C124 and dated 27/09/2021. 
 
This Statement describes the subject site and the surrounding area, together 
with the relevant planning controls and policies relating to the site and the type 
of development proposed. It provides an assessment of the proposed 
development against the heads of consideration as set out in Section 4.15 of the 
Environmental Planning and Assessment Act 1979. 
 
As a result of that assessment, it is concluded that the development of the site 
in the manner proposed is considered to be acceptable and is worthy of the 
support of the Council. 
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2. THE SITE 
 
The subject site comprises 2 parcels of land known as 31 Santley Crescent and 
2A Bringelly Road, Kingswood.  
 
A full description of the development site is detailed below: 
 

Land parcel Property description Site area 
31 Santley Crescent  Lot 5 in DP 215200 693.6m² (by 

survey) 
2A Bringelly Road Lot 3 in DP 215200 690.8m2 (by 

survey) 
 
The subject site once consolidated will result in an irregular shaped allotment 
with a site area of 1,384.4m2. 

 
The development site will have a frontage to Santley Crescent of 20.115m and a 
frontage of 15.849m to Bringelly Road.  The Santley Crescent frontage will 
provide vehicular access to the site. 
 
The site location is depicted in the following street map extract. 
 

 
Site Location Map 

 
The subject site is a gently sloping allotment having a minor fall from the north 
west boundary along Bringelly Road (RL 45.31) through to the front south east 
corner in Santley Crescent (RL 43.26). The total fall over the site is 2.05m. It is 
understood that currently all collected surface water is dealt with on-site and 
drained both to the easement located in the north eastern rear portion of the 
site and to the street drainage system in Santley Crescent.   
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Existing development currently located upon the property comprises the 
following: 
 

31 Santley Crescent, Kingswood 
 
Currently erected upon this property is a single storey brick dwelling 
house with tiled roof. The dwelling is located towards the southern 
portion on the site and slightly towards the eastern side boundary.  
 
Vehicular access to the property is via a single driveway located in the 
south eastern corner and enters from Santley Crescent. 
 
The existing dwelling house is not heritage listed and is not considered to 
have any heritage significance which would prevent its proposed 
demolition. 
 
2A Bringelly Road, Kingswood 
 
Currently erected upon this property is a single storey fibro dwelling 
house with a metal roof and a detached fibro garage.  The dwelling is 
located towards the western portion on the site and slightly towards the 
southern side boundary.  The detached garage is located to the rear of 
the dwelling within the north eastern portion. 
 
Vehicular access to the property is via a single width gravel and concrete 
driveway accessed from Bringelly Road. 
 
The existing dwelling house is not heritage listed and is not considered to 
have any heritage significance which would prevent its proposed 
demolition. 
 
An easement for drainage, 1.0m wide, is identified within the north 
eastern corner of the site. 

 
Infrastructure located adjacent to the frontages of the site includes a concrete 
pedestrian pathway, streetlights and drainage and infrastructure pits. 
 
Vegetation located upon the site is generally comprised of grasses and small 
shrubs together with some trees. It is considered that the proposal will not 
result in any unreasonable tree impacts. 
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The subject property as viewed from Santley Crescent 

 

 
The subject property as viewed from Bringelly Road 
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An aerial view of the subject site  

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



 
Minto Planning Services Pty Ltd 
 
 

10 | P a g e  
 

 
3. THE SURROUNDING ENVIRONMENT 
 
The subject site has a frontage to both Santley Crescent and Bringelly Road, 
Kingswood. Surrounding properties comprise of a combination of commercial 
premises together with high density residential uses comprising of multi dwelling 
housing and residential flat buildings. The existing built forms are of varying 
ages and support a range of building typologies. 
 
Properties which front the Bringelly Road portion of the site are zoned B4 – 
Mixed Use (consistent with the subject site) and support a range of shop top 
housing developments of varying ages together with commercial uses.  
Properties which front Santley Crescent to the east of the site are zoned R4 - 
High Density Residential and support a range of multi-dwelling and residential 
flat buildings typically two and three storeys in height. 
 
The adjoining property at No. 33 Santley Crescent currently supports a single 
storey brick building with a tile roof.  The building is currently utilised as a 
medical centre known as the ‘Marie Stopes Penrith Day Surgery’. An open on 
grade parking area adjoins the Santley crescent boundary of the subject site. 
 
The subject site is located within the vicinity of a number of bus services and 
the Kingswood railway station. 
 
The relationship of the subject property to the adjoining properties and 
surrounding locality is depicted in the following photographs. 

 

 
The adjoining property (33 Santley Crescent) as viewed from the street. 
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The adjoining property (29 Santley Crescent) as viewed from the street. 

 

 
The site and adjoining vacant property (2 Bringelly Road) as viewed from the street  
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An aerial view of the subject site and surrounding locality 
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4. THE PROPOSAL 
 
The proposal seeks approval for the demolition of the existing structures 
followed by the construction of a new mixed use development upon the subject 
site. The building will comprise 96 boarding rooms (including caretakers’ room) 
and common spaces for residents pursuant to SEPP (Affordable Rental Housing) 
2009 together with six commercial spaces pursuant to the Penrith Local 
Environmental Plan 2010. 
 
The proposal seeks to demolish the sites existing structures and construct a 
seven-storey boarding house with two levels of basement carparking.  The 
proposed six commercial spaces are located on the ground and first floor and 
accessed via the Bringelly Road frontage and entrance. 
 
Building Configuration  
 
The building configuration of the proposed mixed-use building is to comprise of 
the following: 
 

Basement 2: Car lift, vehicular parking for 31 cars (boarding house) and 12 
motorcycles, 3 services rooms, 9 storage cages, stairs and 
lifts. 
 

Basement 1: Car lift, vehicular parking for 14 cars (3 for boarding house 
including 2 disabled space, 2 car shares spaces and 9 
commercial spaces including 1 disabled space), 7 motorcycle 
spaces and 21 bicycle spaces, commercial and boarding room 
bin storage room, boarding room bin storage room, bulk 
waste storage, truck area, stairs and lifts. 
 

Ground Floor: 2 commercial tenancies, 2 lobbies and lifts, fire corridor, 2 
platform lifts, bathroom facilities, 3 storage areas, 2 
pedestrian access points, services room, waste chute, letter 
boxes, boarding house common room, managers office, 
communal living room, communal laundry, 6 boarding rooms 
(each with kitchenette and bathroom) and caretakers’ room 
and open space. 
 

Level 1: 4 commercial tenancies, bathroom facilities, 14 boarding 
rooms (each with a kitchenette and bathroom) and stairs & 
lifts. 
 

Level 2: 17 boarding rooms (each with a kitchenette and bathroom) 
and stairs & lifts. 
 

Levels 3 & 4: 17 boarding rooms (each with a kitchenette and bathroom), 
cleaners room and stairs & lifts. 
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Level 5: 
 
 
Level 6: 

14 boarding rooms (each with a kitchenette and bathroom), 
roof terrace and stairs & lift. 
 
11 boarding rooms (each with a kitchenette and bathroom), 
services room and stairs & lifts. 
 

The proposed rooms are proposed to be capable of being occupied by up to 2 
persons. As previously identified each room will contain its own ensuite and 
kitchenette and will have a floor area excluding the bathroom and kitchen of a 
minimum of 16m2 for a two person rooms. No boarding room has an area greater 
than the maximum permitted 25m2.  
 
A proposed communal room which is located on the ground floor will be 
available for use for small gatherings. A communal area of open space is located 
adjacent to the communal room. A secondary meeting room is located adjacent 
to the Santley Crescent entrance and is also available for resident use. 
 
External Finishes  
 
The proposed development is considered to be of a modern high-quality 
architectural design comprising of significant articulation and modulation and 
includes a combination of building finishes including rendered and painted 
surfaces and timber look and painted cladding. It is considered that these 
elements in combination will provide for a high-quality visual outcome for the 
site. 
 
Setbacks 
 
The proposal is provided with the following setbacks 
 

Front 
Setback 
(Bringelly 
Road): 
 
Front 
Setback 
(Santley 
Crescent): 

• 0m to basement 
• 4m to external wall of the building. 
 
 
 
• 3.995m to basement  
• 4.295m to external wall of the ground floor. 

 
Western 
Side 
Setback: 

 
• 0m to basement, ground, first floor and second floor 
• Setback ranging from 2.935m for third floor to sixth floor  
• Setback ranging from 0m to 3.0m for Level 1 and 2. 
 

Eastern 
Side 
Setback: 
 

• 1.0m to basement 
• 3.0m to ground floor. 
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Southern 
Side 
Setback: 
 

• 0m to basement, ground and first floor. 
• 3.0m to levels two through six. 
 

 
Rear 
Setback: 

• Setback ranging from 0m to 3m to basement 
• Setback ranging from 0m to 5.195m to ground floor. 
• Setback ranging from 3m to 5.130m to upper floors. 

 
The proposed setbacks are considered to be responsive to the setbacks provided 
to surrounding and adjoining development and are generally consistent with 
those required for a mixed use development within the B4 – Mixed Use Zone. 
 
Vehicular Access 
 
Vehicular access to the proposed basement is to be via a new driveway and 
crossing located in the south eastern corner of the site and will be accessed via 
Santley Crescent. The driveway leads to Basement Level 1 whilst a mechanical 
car lift provides access between Basement Level 1 and Basement Level 2. The 
basement has been configured so as to allow all vehicles to enter and exit the 
site in a forward direction. The two levels of basement provide parking for 45 
cars (including 3 accessible spaces and 2 carshare spaces). In addition, the 
basement provides parking for 19 motorcycles and 21 bicycles. 
 
The design of the basement has been reviewed by PDC Consultants and is 
considered to comply with the relevant Australian Standards.  
 
Disability Access  
 
The proposal is provided with a series of internal passenger lifts and platform 
lifts. 
 
The provision of the proposed lifts will ensure that disabled persons access is 
provided throughout the development and to all common facilities associated 
with the proposal including the basement, communal living room and communal 
outdoor open space together with the six accessible units.  
 
Vista Access Architects have prepared an Access Report to demonstrate 
compliance with the provisions of the Disability (Access to Premises) Standard 
2010 as well as the provisions of the relevant Australian Standards and BCA.  
 
Stormwater Disposal 
 
The proposal also provides for stormwater to be collected in pits and directed to 
the existing drainage pipe within the 1m wide drainage easement which is 
located in the rear corner of the site and to the street in Santley Crescent via an 
on-site stormwater detention system. Retained water is to be used for garden 
watering and toilet flushing in accordance with the requirements of the 
accompanying BASIX Certificate. 
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Waste Management 
 
The development will provide the following waste storage facilities in Basement 
Level 1: 
 

Communal Waste Room: 4 x 1100L mobile bins (waste) 
4 x 1100L mobile bins (recycling) 
 

Commercial Waste 
Room: 

2 x 1100L mobile bins (waste) 
1 x 1100L mobile bins (recycling) 

 
A private contractor will be engaged to collect the boarding house waste and 
recycling twice per week and the commercial bins once per week. 
 
A Waste Management Plan has been prepared by Dickens Solutions which details 
estimated volumes, collection of waste and movement and transportation of 
bins.  
 
Development Data 
 
The development indices associated with the proposal are detailed below: 
 

Site Area 1,384.4m² 
 
Gross Floor Area 4,083m2 

 
Floor Space Ratio 2.95:1 
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5. ZONING AND DEVELOPMENT CONTROLS 
 
The proposed development is identified as development permissible with the 
consent of the Council under the provisions of the Environmental Planning and 
Assessment Act 1979 and the provisions of the State Environmental Planning 
Policy (Affordable Rental Housing) 2009. 
 
The following is an assessment of the proposal against the relevant provisions of 
the Act, the SEPP and the relevant planning instruments and policies of Penrith 
City Council. 
 
5.1 State Environmental Planning Policy No 55 - Remediation of Land 
 
A Stage 1 Preliminary Site Investigation was carried out by Geotechnical 
Consultants Australia, in accordance with the following objectives:  
 

•  Assess the potential for contamination to be present at the site, 
arising from past and present land use activities; 

• Provide advice on whether the site is suitable, in the context of land 
contamination, for the proposed land use scenario; and  

•  Provide recommendations for supplementary investigations, 
contamination management, or remedial works.  

 
An extract from the conclusion of their report is provided below and which it is 
considered demonstrates compliance with the requirements of SEPP 55.  

 
Based on the site investigation and analytical results, GCA considers that 
the potential for significant contamination of soil and groundwater to be 
low.  Therefore, GCA finds that the site is suitable for the proposed 
development, providing that the recommendations within Section 14 
below are implemented. 

 
It is therefore considered that the subject site is suitable for residential use and 
complies with the requirements of SEPP No. 55. 
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5.2 State Environmental Planning Policy (Affordable Rental Housing) 2009 
 
The Affordable Rental Housing SEPP came into effect in 2009 and seeks to 
encourage the provision of Affordable Rental Housing including Boarding Houses.  
 
The aims of the SEPP are as follows: 
 

(a)  to provide a consistent planning regime for the provision of affordable 
rental housing, 

(b)  to facilitate the effective delivery of new affordable rental housing by 
providing incentives by way of expanded zoning permissibility, floor 
space ratio bonuses and non-discretionary development standards, 

(c)  to facilitate the retention and mitigate the loss of existing affordable 
rental housing, 

(d)  to employ a balanced approach between obligations for retaining and 
mitigating the loss of existing affordable rental housing, and 
incentives for the development of new affordable rental housing, 

(e)  to facilitate an expanded role for not-for-profit-providers of 
affordable rental housing, 

(f)  to support local business centres by providing affordable rental 
housing for workers close to places of work, 

(g)  to facilitate the development of housing for the homeless and other 
disadvantaged people who may require support services, including 
group homes and supportive accommodation. 

 
The proposal seeks to rely upon the provisions of Division 3 of the SEPP and 
which relates to Boarding Houses. 
 
The following is an assessment of the proposal against the applicable provisions 
of the SEPP. 
 
Division 3 – Boarding Houses 
 
Clause 26 – Land to which Division Applies 
 
Clause 26 states that this Division applies to any land within any of the following 
land use zones or equivalent land use zones: 
 

a) Zone R1 – General Residential 
b) Zone R2 – Low Density Residential 
c) Zone R3 – Medium Density Residential 
d) Zone B4 – Mixed Use 
e) Zone B1 – Neighbourhood Centre 
f) Zone B2 – Local Centre 
g) Zone B4 – Mixed Use 

 
The subject site is zoned B4 – Mixed Use under the Penrith Local Environmental 
Plan 2010. 
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On the basis of the above the proposal is considered to satisfy the requirements 
of Clause 26 and is therefore a permissible use upon the subject site. 
 

  
Extract of Council Zoning Map 

 
Clause 27 – Development to which Division applies 
 
The subject site is zoned B4 – Mixed Use under the provisions of the Penrith 
Local Environmental Plan 2010 and as such the proposal is not subject to the 
provisions of Clause 27. 
 
Clause 28 – Development may be carried out with Consent 
 
In accordance with this section of the SEPP the Consent of Council is sought for 
the proposed development. 
 
Clause 29 – Standards that Cannot be Used to Refuse Consent 
 
Clause 29 provides standards that cannot be used to refuse and application.  The 
standards are not required to be achieved in all cases but rather they provide 
thresholds that, if met, cannot be used as reasons to refuse an application.  The 
proposal seeks a variation to the height and parking standards applicable to the 
site and the proposal. 
 
The proposal complies in all other respects.  
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The following is an assessment of the proposal against the requirements of this 
section of the SEPP. 
 

Clause Requirement Proposal Compliance 
Clause  
29 1(c) 

If the development is on 
land within a zone in 
which residential flat 
buildings are permitted 
and the land does not 
contain a heritage item 
that is identified in an 
environmental planning 
instrument or an interim 
heritage order or on the 
State Heritage Register—
the existing maximum 
floor space ratio for any 
form of residential 
accommodation 
permitted on the land, 
plus— 
(i)  0.5:1, if the existing 
maximum floor space 
ratio is 2.5:1 or less, or 
(ii)  20% of the existing 
maximum floor space 
ratio, if the existing 
maximum floor space 
ratio is greater than 
2.5:1. 
 

 
Extract from Council Floor 

Space Map 

Residential flat 
buildings are 
permissible in 
the B4 zone.   
 
The land does 
not contain a 
heritage item. 
 
The existing 
maximum floor 
space ratio is 3:1 
plus a 20% bonus 
is permitted. 
 
The proposed FSR 
is 2.95:1 

Complies. 

Clause 
29(2)(a) – 
Building 
Height 

Maximum building height 
as permitted under 
another environmental 
planning instrument. The 
maximum height of a 
building permissible upon 
the land under the 
Penrith LEP 2010 is 18m.  
Pursuant to Clause 7.11 

As detailed on 
the architectural 
plans the 
building has a 
maximum height 
of approximately 
22.035m.  

See comments 
below. 
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of the PLEP the 
maximum building height 
can exceed 18m by up to 
20% being a maximum of 
21.6m. 

 

 
Extract of Council Height 

Map 
 

Clause 
29(2)(b) – 
Landscap
ed Area 

The landscape treatment 
of the front setback area 
is to be compatible with 
the streetscape in which 
the building is located. 
 

Landscaping is 
not required to 
be incorporated 
into the front 
setback within 
the B4 – Mixed 
Use zone.  
Landscaping 
within the front 
setback area to 
Santley Crescent 
is considered to 
be compatible 
with the 
streetscape. 

Complies  

Clause 
29(2)(c) – 
Solar 
Access 

Minimum of 3 hours solar 
access to at least one 
communal living room. 
 

The proposed 
communal living 
area are located 
on the ground 
floor will achieve 
3 hours direct 
sunlight. 
 

Complies 

Clause 
29(2)(d) – 
Private 
Open 
Space 
 
 

1. One area for lodgers 
having a min. area of 
20m2 and a min. 
dimension of 3m. 

 
 
 
 
 
 

The proposal is 
provided with a 
communal open 
space area which 
is accessible 
from ground floor 
and which has an 
area of 
approximately 
86m2 and which 

Complies 
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2. One area for 

caretaker having a 
min. area of 8m2 and 
a min. dimension of 
2.5m. 

 

complies with 
the minimum 
requirements of 
the SEPP.  
 
The proposed 
caretaker’s room 
(Managers Room) 
is provided with 
a courtyard area 
having an area of 
10m2 and which 
complies with 
the minimum 
requirements of 
the SEPP. 

Clause 
29(2)(e) – 
Parking 

For development not 
carried out by or on 
behalf of a social housing 
provider at least 0.5 
spaces for each room and 
not more than 1 space 
for each employee.  

The proposal 
provides for a 
total of 96 
boarding rooms 
excluding the 
caretakers room. 
This equates to a 
minimum of 48 
spaces. The 
proposal provides 
for 36 car 
parking spaces 
including 2 
disabled persons 
car spaces and 2 
carshare spaces 
associated with 
the boarding 
house. 
 

See comments 
below. 

Clause 
29(2)(f) – 
Accommo
dation 
Size 

Each boarding room is to 
have a gross floor area 
(excl. any kitchen or 
bathroom) of at least: 

1. 12m2 – single room 
2. 16m2 – in any 

other case. 
 

The proposal 
provides for 96 
rooms capable of 
being occupied 
by up to two 
persons. Each of 
these rooms 
complies with 
the minimum 
area 
requirements. 

Complies. 
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Building Height 
 
The proposal exceeds the Building Height provisions of the LEP. 
 
Relevant to this issue are a number of recent decisions of the Land & 
Environment Court of NSW. Whilst the cases have largely referred to matters 
under SEPP (Housing for Older People or People with a Disability) 2004 they are 
relevant in that both instruments contain similarly worded provisions in relation 
to building Height. 
 
In these matters Building height is referred to by the Land & Environment Court 
as ‘do not refuse provisions’ whereby consent cannot be refused whereby 
compliance is achieved. 
 
In circumstances where compliance has not been achieved the Court has held 
that it is open for the consent authority to grant consent where: 
 

1. The aims of the SEPP have been satisfied. 
2. That the proposal satisfies Clause 30A of the SEPP, in that it is compatible 

with the locality. 
 
Specific reference is made to Parsanejad v Ku-ring-gai Council [2020] NSWLEC 
1130 which states: 
 

This is because irrespective of compliance with a specific “do not refuse” 
standard, I am satisfied following assessment that the extent, scale and 
form of development proposed is acceptable on merit. 

 
Importantly, the approach adopted by the Court has held that: 
 

1. Compliance with the requirements of Council’s LEP control is not 
required. 

2. A Clause 4.6 submission is not required. 
 
The proposed boarding house is considered to satisfy the aims of the SEPP in 
that: 
 

• It will facilitate delivery of a new boarding house containing 96 boarding 
rooms pus 1 caretakers room. 

• The proposal seeks to provide for the provision of the proposed boarding 
rooms by reliance upon height bonuses and in this case, non-discretionary 
development standards. 

• The proposal will not result in the loss of existing affordable rental 
housing. 

• The proposal will support the local business centre by providing 
affordable rental housing for workers close to places of work, and in 
particular the local tourism and hospitality industries. 
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It is also considered that the proposal satisfies Clause 30A of the SEPP based 
upon the detailed character assessment provided as part of the assessment of 
Clause 30A, below. 
 
Parking 
 
The proposal provides for 36 car parking spaces (including 2 accessible spaces 
and 2 carshare spaces) associated with the boarding house within the two 
basement levels proposed.   
 
Based on the provisions of the SEPP the proposal is required to provide for 48 car 
parking spaces associated with the boarding house and as such results in a non-
compliance.  
 
The minimum parking rate standard is not a mandatory requirement and is not a 
rate that must be adhered to for all boarding house developments, rather a rate 
that is considered appropriate to accommodate car parking for boarding house 
developments regardless of site conditions, nature of use and location. On this 
basis it is considered that for a boarding house development proposing a rate 
below the SEPP provisions a merit-based assessment of the site should be 
undertaken.  
 
A detailed justification is provided in the Traffic Impact Assessment Report 
accompanying this application. 
 
That report within its conclusion, in part states that: 

 
The proposed boarding house component of the development requires 48 car 
spaces under the SEPP ARH 2009. In response, the development provides a 
total of 31 car parking spaces including two (2) spaces for car share 
vehicles. Research obtained by car share provider suggests that each car 
share vehicle can replace up to 12 private cars, which would result in an 
effective parking provision of some 55 car parking spaces for the boarding 
house component of the development. The parking provision would ensure 
that compliance is effectively achieved with the SEPP ARH 2009. 
Additionally, several justifications are provided within Section 4.1.2.  
 

On this basis it is considered that the aims of the SEPP have been satisfied and 
that the proposed car parking is acceptable in the circumstances of this case. 
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Clause 30 – Standards for Boarding Houses 
 
Clause 30(1) states that a consent authority must not consent to development to 
which this division applies unless it is satisfied of each of the following.  
 
The following is an assessment of the proposal against each of the nominated 
standards. 
 

(a) if a boarding house has 5 or more boarding rooms, at least one 
communal living room will be provided, 

 
Comment 
 
The proposal contains a total of 96 boarding rooms plus 1 caretakers’ 
room and provides for 2 communal rooms in accordance with this 
requirement together with an are of communal open space. 
 
The proposed communal living rooms are considered to be sized 
commensurate with the number of boarding rooms. 
 
(b) no boarding room will have a gross floor area (excluding any area 

used for the purposes of private kitchen or bathroom facilities) of 
more than 25 square metres, 

 
Comment 
 
The maximum individual room size less bathroom and kitchen areas 
proposed by the development is 25m2 which complies with the 
requirements of this provision. 

 
(c) no boarding room will be occupied by more than 2 adult lodgers, 
 
Comment 
 
The maximum proposed occupancy for any room is 2 adult lodgers as 
detailed within the accompanying Plan of Management and which 
complies with the requirements of this provision. 
 
(d) adequate bathroom and kitchen facilities will be available within 

the boarding house for the use of each lodger, 
 
Comment 
 
The proposal provides for a kitchen and bathroom within each boarding 
room. 
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(e) if the boarding house has capacity to accommodate 20 or more 

lodgers, a boarding room or on site dwelling will be provided for a 
boarding house manager, 

 
Comment 
 
The proposal proposes a maximum population of 184 persons and 
accordingly provides for an on-site boarding house manager/caretaker in 
accordance with the requirements of this provision. 
 
(f) Repealed 
 
(g) if the boarding house is on land zoned primarily for commercial 

purposes, no part of the ground floor of the boarding house that 
fronts a street will be used for residential purposes unless another 
environmental planning instrument permits such a use, 

 
Comment 
 
The subject site is zoned B4 – Mixed Use under the provisions of the 
Penrith Local Environmental Plan 2010 with residential accommodation 
permitted with consent.  The proposal provides for a combination of 
ground floor commercial and residential uses. 

 
(h) at least one parking space will be provided for a bicycle, and one 
will be provided for a motorcycle, for every 5 boarding rooms. 
 
Comment 
 
The proposal provides for a total of 96 boarding rooms plus 1 caretakers 
room which equates to 19 motorcycle spaces and 19 bicycle spaces. The 
proposal provides for 19 motorbike parking spaces in accordance with this 
requirement together with a bicycle spaces capable of storing up to 21 
bicycles. The proposal therefore complies with the requirements of this 
provision. 

 
Clause 30A – Character of Local Area 
 
Clause 30A of the SEPP states that: 
 

A consent authority must not consent to development to which this 
Division applies unless it has taken into consideration whether the design 
of the development is compatible with the character of the local area. 

 
In responding to this requirement it is submitted that in determining 
compatibility that consistent with the approach adopted by the Land & 
Environment Court in Project Venture Management v Pittwater Council NSWLEC 
191 that compatibility in terms of character is not about sameness but rather is 
about the ability for development to exist in harmony.  
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The site is identified as being located in the ‘Commercial Mixed Use’ precinct 
within the Hospital Precinct Character Area located in Kingswood. 
 
An excerpt from the DCP provides the following description of the locality: 
 

This precinct includes the existing shopping strip located adjacent to the 
Great Western Highway, Wainwright Lane located to the south and the 
northern end of Bringelly Road. The location of the existing retail strip 
adjacent to the Great Western Highway offers businesses high visibility 
as well as strong public transport linkages as a result of the proximity to 
the Kingswood Railway station. There are existing pedestrian linkages 
from the station to the Nepean Hospital which will be reinforced to 
ensure pedestrian safety and comfort. Additional linkages will be 
encouraged to provide a more direct route for pedestrians and cyclists.  
 
Development in this area will be required to respond to potential impacts 
to amenity caused by the proximity to major transport corridors through 
building design, layout and materials. Mixed use developments will 
provide active ground floor uses and high quality building and public 
domain design outcomes to create a comfortable pedestrian environment 
that reduces the noise and traffic impacts. The ground floor tenancies 
will accommodate retail businesses. The lot orientation of this area may 
require applicants to demonstrate adequate solar access can be provided 
to the public domain. Consistent landscape treatment will be provided 
along the Great Western Highway.  
 
Bringelly Road will provide the second tier of development opportunities 
south of the primary commercial and retail strip. The reduced building 
heights and generous pedestrian verges in this part of the precinct will 
allow for a more human scale streetscape that is supportive of active 
uses that encourage the community to gather and enjoy the public 
domain. High order landscaping elements will be incorporated on the 
Bringelly Road/ Northern Road intersection to create an embellished 
eastern gateway to the Hospital Precinct.  
 
Bringelly Road is largely developed with medium density residential 
dwellings in the form of residential flats and two storey townhouses. 
There is opportunity for this area to adopt a higher density residential 
form along Rodgers Street and Bringelly Road.  
 
The north western part of the Commercial Precinct offers three 
frontages to the Great Western Highway, Parker Street and Barber 
Avenue and is a major gateway site to the whole Hospital Precinct. 
Development within this part of the precinct will be encouraged to 
incorporate high quality architectural design standards and landscaping, 
fitting for its location as the gateway to the Hospital Precinct. 
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An Architectural and Urban Planning Statement has been prepared by Gus Fares 
Architects and forms part of the information accompanying the application.  It is 
considered that when read in conjunction with this statement that the proposed 
development is capable of existing in harmony with the surrounding area. 
 
It is my opinion that the proposal does provide for a development which is 
compatible with the existing and future character of the local area. In this 
regard the proposal provides for the following: 
 

• Seven storey mixed use building with commercial uses to the ground and 
first floor with a frontage to Bringelly Road and boarding house 
development to all levels. 

• The building form is consistent with the B4 mixed use zoning and provides 
for active uses to the ground floor frontage to Bringelly Road. 

 
In addition to the proposed built form it is considered that the proposal will not 
result in any unreasonable amenity impacts particularly in relation to a loss of 
privacy or overshadowing. 
 
On the basis of the above it is my opinion that the proposal provides for a design 
of development which is compatible with the character of the local area in 
accordance with Clause 30A of the SEPP. 
 
Summary 
 
As can be seen from this assessment the proposal is considered to achieve 
appropriate compliance with the applicable development controls with any 
variations being consistent with the outcomes envisaged and permitted by the 
SEPP. 
 
It is my opinion that the development will still provide for development which is 
compatible with the existing and desired character of the area. 
 
It is submitted that the proposal will provide for a building form consistent with 
that anticipated by the controls particularly having regard to its appearance and 
proposed high quality design. 
 
For all of these reasons it is my opinion that the design of the development is 
compatible with the character of the local area. 
 
Based upon the above assessment it is my opinion that the proposed boarding 
house satisfies the requirements of the SEPP (Affordable Rental Housing) 2009. 
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5.3 State Environmental Planning Policy No.65 – Design Quality of 

Residential Apartment Development 
 
Pursuant to the operation of Clause 4(4) of SEPP No.65, the SEPP does not apply 
to a boarding house. 
 
It is therefore submitted that the Apartment Design Guide similarly does not 
apply to the proposed boarding house. 
  

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



 
Minto Planning Services Pty Ltd 
 
 

30 | P a g e  
 

5.4 Penrith Local Environmental Plan 2010 
 
The subject land is zoned B4 – Mixed Use under the provisions of the Penrith 
Local Environmental Plan 2010. 
 
The objectives for development within the B4 zone are: 
 

• To provide a mixture of compatible land uses. 
• To integrate suitable business, office, residential, retail and other 

development in accessible locations so as to maximise public transport 
patronage and encourage walking and cycling. 

• To minimise conflict between land uses within the zone and land uses 
within adjoining zones. 

• To create opportunities to improve public amenity. 
• To provide a wide range of retail, business, office, residential, 

community and other suitable land uses. 
 

Commercial premises and boarding houses are permissible with the consent of 
Council under the B4 – Mixed Use zone. 
 
Each use proposed within the mixed use development is considered to be 
consistent with the above objectives.  

 

 
Extract from Council Zoning Map 

 
The following provisions of the Penrith Local Environmental Plan 2010 are 
considered to be applicable to the subject site. 
 

Clause 4.3 – Height of Buildings 
 
The subject site is located within Building Height Area “Q1” and is 
ordinarily subject to a maximum building height control of 18m. 
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Pursuant to Clause 7.11 of the LEP the site is located within the Penrith 
Health & Education Precinct.  The clause provides that if the floor to 
ceiling heights of both the ground and first floor are equal to or greater 
than 3.5m then the maximum height of the building can exceed the 
maximum height in Clause 4.3 by up to 20%.  Therefore, on this basis the 
proposal is subject to a maximum height of 21.6m.  
 
The proposal as detailed on the accompanying plans has a maximum 
height of approximately 22.035m measured to the top of the lift overrun 
and is therefore inconsistent with this requirement.   
 
In response to this inconsistency reference is made to the applicable ‘do 
not refuse provision’ of the SEPP (Clause 29(2)(a)) and which it is 
submitted prevails over this LEP requirement. Consistent with the recent 
decisions of the Court it is submitted that a merit assessment is applicable 
in this instance. 

 

 
Extract of Council Height of Buildings Map 

 
Clause 4.4 – Floor Space Ratio 
 
The subject site is located within the “V” floor space area zone and as 
such is ordinarily subject to a maximum FSR of 3:1.   
 
The proposal provides for a total floor area of 4,081m2 or 2.95:1 which 
complies with this requirement. 
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Extract from Council Floor Space Ratio Map 

 
Clause 5.10 – Heritage Conservation 

 
The subject property is not identified as a heritage item and is not 
located within a Heritage Conservation Area.   
 
On this basis the proposal is considered to satisfy the requirements of 
Clause 5.10 of the LEP. 
 

 
Extract from Council’s Heritage Map 

 
Clause 7.1 - Earthworks 
 
The proposal seeks approval to excavate the site to provide for two levels 
of basement parking. A Geotechnical Report has been prepared by 
Geotechnical Consultants Australia and forms part of the information that 
accompanies this application. 
 
On this basis the proposal is considered to satisfy the requirements of this 
Clause of the LEP. 
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Clause 7.4 - Sustainable Development 
 
The proposed development has regard to the principles of sustainable 
development and which are based on a “whole of building” approach.   
 
A BASIX Certificate has been issued and forms part of the information 
accompanying this application.  It is considered that the supporting 
documentation when read in conjunction with this statement 
demonstrates that sustainable development principles have been 
incorporated. 
 
Clause 7.8 - Active Street Frontages  
 
The subject site known as 2A Bringelly Road is identified as “active street 
frontages’.  In this regard all premises on the ground floor facing Bringelly 
Road must be used for the purpose of a business or retail premises.   
 
The Architectural Plans prepared by Gus Fares Architects identifies that 
the portion of the development facing Bringelly Road consists of 
commercial premises and satisfies this clause of the LEP. 
 
Clause 7.11 - Penrith Health & Education Precinct 
 
The site is identified as located in the Penrith Health & Education 
Precinct and is encouraged to utilise a built form that is suitable for both 
residential and health services facilities.  The clause provides that if the 
floor to ceiling heights of both the ground & first floor are equal or 
greater than 3.5m then the maximum height of the building can exceed 
the maximum height in Clause 4.3 by up to 20%. 
 
It is considered that the proposed building having a built form suitable for 
residential and health services facilities and consisting of a floor to floor 
height to the ground and first floor of a minimum of 3.7m is consistent 
with this Clause and is therefore capable of exceeding the maximum 
height in Clause 4.3 by up to 20%. 

 
Summary 
 
There are no other provisions of the LEP which it is considered are relevant to 
the proposal. 
 
It is my opinion based upon this assessment that the proposal achieves 
appropriate compliance with the aims and objectives and the prescriptive 
requirements of the LEP and is therefore worthy of the support of the Council. 
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5.5 Penrith Development Control Plan 
 
Council’s Development Control Plan applies to all forms of development with 
Part D5 and E12 being specifically applicable to the proposed development. 
 
An assessment of the proposal against the applicable provisions of the DCP has 
been undertaken and the following comments are made. 
 

Part C1 - Site Planning and Design Principles 
 
A site analysis plan has been prepared and forms part of the architectural 
plans accompanying this application. It is considered that this plan in 
conjunction with the site survey plan and supporting reports when read in 
conjunction with this Statement of Environmental Effects satisfies the 
requirements of the Council for a site analysis. 
 
A BASIX Certificate has been prepared in support of the proposal and 
forms part of the documentation accompanying this application. 
 
The proposal provides for energy conservation measures in accordance 
with the requirements of BASIX and complies with Section J of the NCC.   
 
Part C2 – Vegetation Management 
 
Vegetation located upon the site is generally comprised of grasses and 
small shrubs together with some trees. It is considered that the proposal 
will not result in any unreasonable tree impacts. 
 
Part C3 – Water Management 
 
The subject site is a gently sloping allotment having a minor fall from the 
north west boundary along Bringelly Road (RL 45.31) through to the front 
south east corner in Santley Crescent (RL 43.26). 
 
The proposal also provides for stormwater to be collected in pits and 
directed to the existing drainage pipe within the 1m wide drainage 
easement which is located in the rear corner of the site and to the street 
in Santley Crescent via an on-site stormwater detention system. Retained 
water is to be used for garden watering and toilet flushing in accordance 
with the requirements of the accompanying BASIX Certificate. 
 
Part C4 – Land Management 
 
Erosion and sedimentation controls are incorporated in the Stormwater 
Management Plans. 
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Part C5 – Waste Management 
 
A Waste Management Plan has been prepared in support of the proposal 
by Dickens Solutions and forms part of the information accompanying this 
application. 
 
Part C6 – Landscape Design 
 
A Landscape Plan has been prepared by Conzept Landscape Architects and 
is included as part of the documentation accompanying this application.   
 
Part C10 – Transport, Access and Parking 
 
The accompanying Traffic Impact Assessment Report prepared by PDC 
Consultants has assessed the vehicular and pedestrian access 
arrangements, parking provisions, internal circulation and 
manoeuvrability of the proposal. 
 
Part D5 - Boarding Houses 
 

D5.11 - Boarding Houses 
Section Control Proposal 

2) Built 
Form, Street 
Impact and 
Appearance 
 

a) The entrance to the boarding house must be 
in a prominent position addressing the street. 
 
b) New boarding houses must not reduce the 
achievement of access to a minimum of 3 hours 
sunlight in the main living area and in at least 
50% of private open space between 9am and 
3pm on 21 June for adjoining properties.  
 
c) Boarding houses must be designed to have a 
sympathetic relationship with adjoining 
development.  
 
 
 
 
 
 
 
 
 
d) Proposals must demonstrate that 
neighbourhood amenity will not be adversely 
impacted by factors such as noise and privacy.  
 
 
 
 
 
e) There must be no basement encroachments to 
setbacks either above or below ground.  
 
 

Complies. 
 
 
Refer to 
accompanying 
Shadow 
Diagrams. 
Complies. 
 
Complies.  
Refer to 
accompanying 
Architectural 
and Urban 
Planning 
Statement 
prepared by 
Gus Fares 
Architects. 
 
 
Refer to 
Acoustic 
Report 
prepared by 
Koikas 
Acoustics. 
 
 
Non-
compliance.  
Refer to 
accompanying 
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f) Minimum setbacks for boarding houses in R2 
and R3 Zones and residential flat buildings or 
high density mixed use development are 
provided in table D5.3. The intent of this control 
is to ensure consistency with local character by 
replicating streetscape patterns of buildings and 
private gardens in established neighbourhoods, 
which have visual and symbolic richness that are 
valued by their community 
 

Geotechnical 
Report and in 
support of the 
basement 
excavation.  
The site is 
zoned B4 and is 
not likely to 
result in any 
adverse 
impacts upon 
neighbouring 
properties as a 
result of the 
zero setback to 
the basements. 
 
N/A. 

3) 
Compatibility 
with 
Streetscape 
in the Front 
Setback  
 

In order to be compatible with the streetscape, 
boarding houses must supply the following 
elements within the front setback, in addition to 
complying with other relevant Landscape Design 
controls in this DCP and Built form, streetscape 
impact and appearance controls in this section:  
 
a) A minimum of 18m2 deep soil area must be 
provided to support larger plants and trees used 
to soften the form of the building and provide 
shade. Deep soil areas are to be a minimum 
width and length of 3m. Deep soil zone may 
form part of the landscaped area calculation.  
 
b) A watering system that does not rely on 
lodgers to maintain plantings.  
 

Complies. 
Refer to 
accompanying 
Landscape 
Plans. 

4) Tenant 
Amenity, 
Safety and 
Privacy 
Boarding 
houses are to 
maintain a 
high level of 
resident 
amenity, 
safety and 
privacy by 
ensuring:  
 

a) communal spaces including laundry, 
bathroom, waste facilities, private open space, 
kitchen and living areas are accessible to all 
lodgers;  
 
b) if over 10 boarding rooms are supplied, 10% of 
the total number of dwellings (rounded up) must 
be accessible;  
 
f) Communal kitchen facilities must be provided 
with a minimum area of:  
a. 7m2 for up to 6 lodgers,  
b. or 11m2 for more than 6, up to 12 lodgers.  
c. A minimum of 15m² will be provided above 12 
lodgers, plus 1m² for each additional lodger over 
12; or all bedrooms shall contain kitchenette 

Refer to 
accompanying 
Access Report 
in support of 
the proposal. 
 
 
 
 
All units are 
provided with 
a kitchenette. 
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facilities with a fridge, adequate cupboards and 
shelves and a microwave. For fire safety reasons 
no other cooking appliances are permitted.  
 
g) Common rooms must be provided at a 
minimum rate of 2m2 per lodger, or a minimum 
of 13m2 where there are fewer than 6 lodgers. 
Common rooms do not include circulation space 
or laundry, bathroom, waste and kitchen 
facilities. 

 

 
 
 
 
A communal 
living room of 
86m2 and a 
separate 
Common Room 
of 24m2 is 
provided for on 
the ground 
floor and 
complies with 
this 
requirement. 
 
 
 
 
 
 
 
 

5) Visual and 
Acoustic 
Amenity 
Impacts 
 

Boarding houses are to provide:  
a) bedrooms separate from significant noise 
sources;  
b) sound insulation between bedrooms to 
provide reasonable amenity;  
c) communal areas and bedroom windows away 
from the main living area or bedroom windows 
of any adjacent buildings; and  
d) screen fencing, plantings, and acoustic 
barriers in appropriate locations 
 

Refer to 
Acoustic 
Report 
together with 
Architectural 
Plans 
demonstrating 
compliance 
with this 
section of the 
DCP. 

7) Plan of 
Management 
 

An operating ‘Plan of Management’ is to be 
submitted with each development application 
for a boarding house (including new and existing 
boarding houses). The Plan of Management is to 
include, but is not limited to:  
a. boarding house staffing arrangements, 
including the location of 24/7 contact details for 
any on-site manager or resident caretaker, who 
has overall responsibility for the operation, 
administration, cleanliness, maintenance and 
fire safety of the premises;  
b. house rules and how they will be publicised to 
residents, including details of:  
i. guest behaviour;  
ii. activities and noise;  
iii. visitor policy;  
iv. the use of alcohol and/or drugs;  
v. cleaning of communal spaces following use, 
and  
vi. location of smoking area.  
c. plans outlining the occupancy rate for each 
sleeping room, room furnishings, provisions of 
communal areas and facilities, and access and 
facilities for people with disabilities;  

Refer to 
accompany 
Plan of 
Management 
and Social 
Impact 
Assessment. 
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d. measures to minimise unreasonable impact to 
the habitable areas of adjoining properties, 
including the management of communal open 
spaces, which, for boarding houses within 
residential areas or where adjoining sites 
contain residential activities, should be 
restricted to 10pm;  
e. waste minimisation, recycling and collection 
arrangements are to be identified;  
f. maintenance strategy including, but not 
limited to:  
i. monthly gardening and pruning of vegetation; 
ii. pest management plan;  
iii. cleaning and sanitation program including 
end of lease arrangements;  
iv. quarterly external clean and graffiti removal; 
v. waste management plan; and 
vi. indicative arrangements for council officer’s 
12 month inspection, required under the 
Boarding House Act 2012.  
g. internal signage arrangements, including:  
i. the name and contact number of the property 
caretaker or manager;  
ii. emergency contact numbers for essential 
services;  
iii. house rules;  
iv. a copy of the annual fire safety statement 
and current fire safety schedule;  
v. floor plans that will be permanently fixed to 
the inside of the door of each sleeping room 
which indicate the available emergency egress 
routes from the respective sleeping room; and 
vi. information on local social services.  
h. minimum lease period with conditions 
including:  
i. resident agreement to comply with boarding 
house rules;  
ii. minimum lease period of 3 months; and  
iii. 6 and 12 month rental terms available.  
i. a social impact assessment;  
j. a complaint register that is available for 
inspection by Council;  
k. indicative arrangements for Council 
monitoring and review of required management 
actions; and  
l. any further relevant considerations. Council 
may request further information to be provided. 
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Part E12 - Penrith Health and Education Precinct 
 

E12 - Part A Hospital Precinct 
Section Control Proposal 

12.2.1 Mixed 
use 
development 
controls 
 

1) Mixed use developments are to provide flexible 
floor areas and layouts to both the ground and first 
floor of buildings to accommodate a range of 
commercial uses.  
 
2) Standard floor to ceiling heights apply for mixed-
use developments in accordance with the Building 
Code of Australia and the Residential Flat Design 
Code. However, where an applicant is seeking to 
take advantage of the additional building height 
incentives prescribed by LEP 2010, the following 
floor to ceiling heights apply:  
a) 3.5m on the ground and first floor; and  
b) 2.7m on the upper floors These floor to ceiling 
heights must be applied to the entire floor in order 
to be granted the height bonus. To demonstrate 
that 2.7m floor to ceiling heights can be achieved 
(allowing for recessed lighting) a minimum floor to 
floor height of 3.1m is to be provided. 
 
3) Where it is proposed to vary the height of 
building controls to take advantage of the height 
incentives, applicants are to consult Council early in 
the design process.  
 
4) The commercial and residential activities of the 
building are to have separate service provision, such 
as loading docks, lobbies and lift access, defined 
parking areas, garbage storage and servicing.  
 
5) Mixed use developments are to provide 
commercial frontage (retail/business/office 
premises) as a part of the development as shown in 
Figure E12.3 for the ground and first floors. 
Variation may be considered to this control in order 
to provide adaptable housing.  
 
 
 
 
 
6) The ground floor of a mixed use development is 
to provide a minimum of 75% commercial frontage.  
 
 
 
 
7) A minimum site width of 24m is required for any 
mixed use development. 

Complies 
 
 
 
 
Complies. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Noted. 
 
 
 
 
Complies. 
Refer to 
Architectural 
Plans. 
 
 
Complies.  
Commercial 
uses are 
provided to 
Bringelly Road 
frontage to 
the ground 
and first 
floors. 
 
Complies in 
relation to 
Bringelly Road 
frontage. 
 
 
Non-
compliance. 
Proposal 
provides for a 
frontage to 
Bringelly Road 
and Santley 
Crescent.  It 
is considered 
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that when 
combined the 
overall width 
of these 
frontages 
satisfies the 
requirement.   

12.3.1. 
Street 
alignment, 
building 
height and 
setbacks 
 

1) Street building alignments are to be provided as 
specified in Figure E12.4.  

 
 
2) Minor projections into front building lines and 
setbacks for sun shading devices, entry awnings and 
cornices are permissible.  
 
3) Building height will generally be restricted to a 
maximum podium height of 2-4 storeys addressing the 
main streets, with any additional storeys set back.  
 
4) Developments located within the Residential Edge 
Precinct must step down in height and demonstrate that 
the development does not adversely impact on the 
adjoining residential area in terms of visual amenity or 
overshadowing.  
 

Complies with 
minimum 4m 
setback to 
Bringelly 
Road. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Noted. 
 
 
 
Complies.  
Upper floors 
are setback. 
 
Refer to 
Architectural 
and Urban 
Planning 
Statement 
prepared by 
Gus Fares 
Architects 

12.3.3. Boundary 
setbacks and 
building 
separation 
 

1) The minimum side and rear building setbacks for 
non-residential uses are specified in Table E12.1.  
 

 
 
3) Minimum separation distances for buildings within a 
site and between adjoining sites for buildings are:  
Up to four storeys (approximately 12m):  
• 9m between habitable and non-habitable  
• 6m between non-habitable  

Complies. 
 
 
 
 
 
 
 
 
 
It is 
considered 
that the 
design of the 
rooms being 
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Five to eight storeys (approximately 25m)  
• 12m between habitable and non-habitable  
• 9m between non-habitable rooms 

orientated to 
the street and 
not consisting 
of windows to 
the bedroom 
(1st & 2nd 
floors) is 
likely to 
reduce any 
adverse 
impacts on 
the adjoining 
properties.  
The upper 
floors being 
3rd to 6th are 
further 
setback to 
avoid 
overlooking.  

12.3.4. Site 
coverage and 
deep soil zones 
 

1) Open space must be provided equivalent to 25% of 
the total site area.  
 
 
 
 
2) The maximum site cover and minimum deep soil zone 
for development is specified in Table E12.2: 
 

 
 
 
 
 
3) The deep soil zone is to be provided in one 
continuous block. If multiple deep soil zones are 
provided, they must have a minimum dimension (in any 
direction) of 6m.   
 
6) No structures, works or excavations that may restrict 
vegetation growth are permitted in deep soil zones 
(including, but not limited to, car parking, hard paving, 
patios, decks and drying areas). 
 
 

The proposal 
provides for 
communal 
open space of 
104m2.    
 
Provisions of 
the SEPP 
(ARH) in 
relation to 
private open 
space prevail 
to the extent 
of the 
inconsistency. 
 
 
 
 
 
Complies. 
 
 
 
 
Generally 
complies. 

12.4.1 Public 
domain 
 

All public domain works within the Hospital Precinct 
shall be undertaken in accordance with the provisions of 
Penrith City Council’s “Kingswood Public Domain 
Manual” (2013) and the other relevant parts of this DCP.  
 

Noted. 

12.4.2.2 Active 
street frontages 
and address 
 

1) Active frontage uses are defined as one or a 
combination of the following, at street level:  
a) An entrance to retail premises;  
b) A shop front;  

Complies. 
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c) Glazed entries to commercial and residential lobbies 
occupying less than 50% of the street frontage, to a 
maximum of 12m frontage;  
d) A café or restaurant if accompanied by an entry from 
the street;  
e) Active office uses, such as a reception, if visible from 
the street; and  
f) A public building, if accompanied by an entry.  
 
2) Active street fronts are to be located at the ground 
level of all buildings located in those areas as shown in 
Figure E12.7.  
 

 
 
3) Ground floor active street frontage uses are to be at 
the same level as the adjoining footpath and must be 
directly accessible from the street.  
 
5) Street address is defined as entries, lobbies, and 
habitable rooms with full height to a minimum of 2.1m 
clear glazing to the street.  
 
7) Commercial entries are to be separate to residential 
entries and are to address the primary street frontage.  
 
8) Large developments should provide multiple 
entrances including an entrance on each street frontage 
leading to separate cores.  
 
9) Residential buildings are to provide not less than 65% 
of the lot width as street address. 
 

 
 
 
 
 
 
 
 
Complies in 
relation to 
Bringelly Road. 
Santley Crescent 
frontage relates 
to the entrance to 
the boarding 
house component. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Complies. 
 
 
 
Complies. 
 
 
 
Complies. 
 
 
N/A 
 
 
 
Complies. 

12.4.3 Car 
Parking 
 

3) Proposals for basement parking areas are to be 
accompanied with a geotechnical report, prepared by 
an appropriately qualified professional, and any other 
supporting information.  
 
 
 
 
4) Basement car parking should be located directly 
under building footprints to maximise opportunities for 
deep soil areas unless the structure can be designed to 
support mature plants and deep root plants.  
 

Refer to 
accompanying 
Geotechnical 
Report prepared 
by Geotechnical 
Consultants 
Australia. 
 
Generally 
complies. 
 
 
 

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



 
Minto Planning Services Pty Ltd 
 
 

43 | P a g e  
 

 
Conclusion 
 
The proposal is considered to achieve appropriate compliance with the aims and 
objectives together with the prescriptive requirements of the Penrith 
Development Control Plan and is therefore worthy of the support of the Council. 
  

7) Car parking layouts are to comply with the relevant 
Australian Standards. 
 

Refer to the 
accompanying  
Traffic Report. 
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6. SECTION 4.15 ASSESSMENT 
 
Environmental Planning Instruments – Section 4.15(1)(a) 
 
The subject site is zoned B4 - Mixed Use under the provisions of the Penrith 
Local Environmental Plan 2010. The construction of a new commercial & 
boarding house development upon land within the B4 zone is permissible under 
both the provisions of State Environmental Planning Policy (Affordable Rental 
Housing) 2009 and the Penrith LEP 2010 with the consent of Council. 
 
The proposal has been assessed against the objectives and provisions of the SEPP 
as detailed within this report and the proposal was found to appropriately satisfy 
the requirements of that Policy subject to a merit assessment of the ‘do not 
refuse provisions’. The proposal has also been assessed against the applicable 
requirements of the Council including the LEP and DCP.  
 
Draft Environmental Planning Instruments – Section 4.15(1)(a)(ii) 
 
The Draft SEPP (Housing) 2021 applies to the proposal. The SEPP has recently 
been publicly exhibited. 
 
Pursuant to Clause 2 of Schedule 6 of the SEPP, the provisions of the Draft SEPP 
do not apply to a development application made, but not yet determined, on or 
before the repeal day. 
 
On this basis the Draft SEPP is not applicable to the subject application. 
 
There are no other environmental planning instruments or draft environmental 
planning instruments, which are applicable to the proposal and which have not 
been addressed within this report. 
 
Impacts of the Development – Section 4.15(1)(b) 
 
It is not considered that the proposal will result in any unreasonable impacts 
upon the adjoining properties or the character of the surrounding area beyond 
that envisaged by the enabling legislation. The proposal involves the 
construction of a new residential development of a height, bulk and scale which 
is compatible with the existing and desired character of the surrounding locality. 
 
A detailed Plan of Management has been prepared for the operation and on-
going management of the Boarding House. It is considered that compliance with 
the requirements of that document will assist in ensuring that the proposal does 
not unreasonably impact upon the amenity of adjoining properties or the 
locality. 
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Suitability of the Site – Section 4.15(1)(c) 
 
The construction of a new mixed use building including a commercial & boarding 
house development upon land zoned B4 under Penrith LEP 2010 is permissible 
with the consent of Council under the provisions of SEPP (Affordable Rental 
Housing). 
 
Other factors which demonstrate the site’s suitability for such a development 
include: 
 

1. The site’s proximity to public transport. 
2. The site’s proximity to areas of open space. 
3. The proposal’s compatibility with existing and proposed use mix the 

locality. 
 

It is not considered that there will be any adverse impacts as a result of the 
proposal not contemplated by the enabling legislation and as such the subject 
site is considered suitable for the proposed development. 
 
Public Interest – Section 4.15(1)(e) 
 
It is my opinion that the proposal is in the public interest as it seeks to provide 
for a form of housing specifically designed for the Affordable Rental Housing 
market together with a ground floor and first floor commercial component in a 
site well suited to this form of development and in a manner which will not 
unreasonably impact upon the amenity of adjoining properties or upon the 
character of the surrounding locality. 
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7. CONCLUSION 
 
The proposed development is development permissible with the consent of the 
Council under the terms of the Environmental Planning and Assessment Act 1979 
and has been assessed against the requirements of Section 4.15 of the Act and 
SEPP (Affordable Rental Housing) 2009. In this regard it is considered that this 
Statement of Environmental Effects has demonstrated that the proposal 
appropriately satisfies the aims and objectives as well as the applicable 
prescriptive requirements of the above controls. 
 
It is therefore considered that the proposed construction of a new mixed use 
building to provide for a commercial & boarding house development containing 
96 rooms including a caretaker’s room and basement car parking upon land at 31 
Santley Crescent & 2A Bringelly Road, Kingswood is worthy of the support of 
Council. 
 
 
 
 
 
 
 
 
 
 
 
 
Andrew Minto 
Graduate Diploma (Urban & Regional Planning), Associate Diploma (Health & 
Building Surveying). MPIA. 
MINTO PLANNING SERVICES PTY LTD 
October 2021 
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1. Introduction 

1.1. Overview 

PDC Consultants has been commissioned by Danabina P/L & Midpoint Investments P/L to undertake a traffic impact 
assessment of a Development Application (DA) relating to the proposed mixed-use development for the site at 31 
Santley Crescent & 2A Bringelly Road, Kingswood.  Specifically, the DA proposes the demolition of the existing 
buildings and construction of a seven-storey mixed-use development consisting of: 

• 95 boarding rooms, a manager’s room and a communal room 

• 342m2 of retail gross floor area (GFA); 

• Two (2) basement levels accommodating a total of 43 car parking spaces, including two (2) carshare spaces 

• One mechanical car lift for travel between Basement Level 1 & 2. 

• 5.5 metre wide entry / exit driveway onto Santley Crescent 

Having regard for the above, it is evident that development is not of a scale that requires referral of the DA to 
Transport for New South Wales (TfNSW), under the provisions of the State Environmental Planning Policy 
(Infrastructure) 2007. 

The site is located in the Penrith City Council local government area and therefore, the proposed development has 
been assessed in accordance with the Penrith Development Control Plan 2014 and Local Environmental Plan 2010. 

1.2. Structure of this Report 

This report documents the findings of our investigations in relation to the anticipated traffic and parking impacts of 
the proposed development and should be read in the context of the Statement of Environmental Effects (SEE), 
prepared separately by Minto Planning Services.  The remainder of this report is structured as follows: 

• Section 2: Describes the site and existing traffic and parking conditions in the locality; 

• Section 3: Describes the proposed development; 

• Section 4: Assesses the parking requirements of the development; 

• Section 5: Describes the components of a Green Travel Plan; 

• Section 6: Assesses the traffic impacts of the development; 

• Section 7: Discusses the proposed access and internal design arrangements; 

• Section 8: Presents the overall study conclusions.  
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1.3. References 

In preparing this report, reference has been made to the following guidelines / standards: 

• Penrith Local Environmental Plan 2010 (Penrith LEP 2010); 

• Penrith Development Control Plan 2014 (Penrith DCP 2014); 

• State Environmental Planning Policy (Infrastructure) 2007 (SEPP Infrastructure 2007); 

• Disability (Access to Premises -Buildings) Standards 2010 (Disability Standard 2010); 

• Australian Standard AS 2890.1-2004, Part 1: Off-Street Car Parking (AS 2890.1); 

• Australian Standard AS 2890.2-2018, Part 2: Off-Street Commercial Vehicle Facilities (AS 2890.2); 

• Australian Standard AS 2890.3-2015, Part 3: Bicycle Parking Facilities (AS 2890.3); 

• Australian Standard AS 2890.6-2009, Part 6: Off-Street Parking for People with Disabilities (AS 2890.6); 

• RMS1 Guide to Traffic Generating Development 2002 (RMS Guide); 

• RMS1 Technical Direction TDT 2013/04a - Guide to Traffic Generating Developments, Updated Traffic Surveys 
(RMS Guide Update). 

  

 
1 Roads and Maritime Services (RMS) has joined with TfNSW, with reference to Roads and Maritime now taken 
legally to automatically mean TfNSW 
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2. Existing Conditions 

2.1. Location and Site 

The site is located at 31 Santley Crescent & 2A Bringelly Road, Kingswood, being approximately 68 kilometres north-
west of the Sydney CBD and 160 metres southeast of Kingswood Railway Station.  More specifically, the site is 
bound between Santley Crescent to the south and Bringelly Road to the west. 

The site is comprised of two (2) separate lots, formally identified as Lot 3, DP 215200 and Lot 5, DP 215200.  The site 
is irregular in configuration with a total area of approximately 1,393m2.  It has two (2) street frontages, being 
Santley Crescent to the south having a length of 21 metres and Bringelly Road to the west, having a length of  
16 metres.  Given the configuration of the site the western boundary also borders a medical facility, having a length 
of 3 metres.  The northern boundary borders both a residential flat building and vacant land with lengths of  
19 metres and 26 metres respectively.  The eastern boundary borders a residential flat building with a length of  
51 metres.  

The site currently accommodates two (2) residential dwellings (i.e. one dwelling per lot) with two (2) 3.0 metre 
vehicle access onto Santley Crescent and 2A Bringelly Road. Figures 1 and 2 overleaf provide an appreciation of the 
site’s location in both a local and broad context respectively. 

2.2. Road Network 

The road hierarchy in the vicinity of the site is shown by Figure 2, with the following roads considered noteworthy: 

• Great Western Highway: a major TfNSW arterial road (HW 5), that runs in an east-west direction forming 
part of the link between the Sydney CBD in the east and Bathurst in the west. In the vicinity of the site, Great 
Western Highway runs adjacent to the T1 and Blue Mountains Railway Line and is subject to 60km/h speed 
zoning restrictions. It accommodates three (3) lanes of traffic in each direction within a 26 metre divided 
carriageway. No stopping parking restrictions are also enforced along both kerbsides in close proximity to the 
site. 

• Santley Crescent: a local road that runs in a west to north-east direction between Bringelly Road in the 
west and connects with Great Western Highway in the north-east.  It is subject to 50km/hr speed zoning and 
carries a single lane of traffic in either direction within an undivided carriageway of width 11.0 metres.  Stanley 
Crescent also permits unrestricted parallel parking along both kerbsides within the vicinity of the site.  

• Bringelly Road: a local road that runs in both a north-south direction, intersecting Great Western 
Highway in the north and Parker Street to the south.  Near the site, it is subject to 50km/hr speed zoning and 
carries a single lane of traffic in either direction within an undivided carriageway of width 16.0 metres.  
Bringelly Road permits ½ P parking between 8:30am-6:00pm Monday to Friday and 8:30am-12:20pm on 
Saturdays along both kerbsides.  
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Figure 1: Site Plan  
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Figure 2: Location & Road Hierarchy Plan  
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2.3. Public & Active Transport 

2.3.1. Bus Services 

The Integrated Public Transport Service Planning Guidelines, Sydney Metropolitan Area, states that the walking 
catchment for metropolitan bus services includes all areas within a 400-metre radius of a bus stop.  As can be seen 
from Figure 3, the site is situated within 50 metres of bus stops operating along Great Western Highway and 400 
metres of bus stops operating along Second Avenue and accordingly, staff, residents and visitors of the proposed 
development would also have convenient access to the public bus services.  Table 1 below shows the notable town 
centres that are accessible via these bus services and the average service headways during peak and off-peak 
periods. 

Table 1: Bus Services 

ROUTE NO. 
ROUTE 

(TO / FROM) 
ROUTE DESCRIPTION AVERAGE HEADWAY 

677 
Richmond to Penrith via 

Londonderry 
Via Londonderry, Cambridge Gardens 

Weekdays: 1 hour AM and PM school 
services 

Weekends: 2 hours 

770 
Mount Druitt to Penrith 

via St Marys 
Via Colyton, St Marys, Claremont Meadows, 

Kingswood 

Weekdays: 30 minutes all day 

Weekends: 1 hour 

774 
Mount Druitt to Penrith 

via Nepean Hospital 
Via Oxley Park, St Marys, Claremont Meadows, 

Caddens, Kingswood 

Weekdays: 20 minutes all day 

Weekends: 1 hour 

775 
Mount Druitt to Penrith 

via Erskine Park 
Via Erskine Park, St Marys, Kingswood 

Weekdays: 10-15 minutes all day 

Weekends: 30 minutes 

776 
Mount Druitt to Penrith 

via St Clair 
Via St Clair, St Marys, Kingswood 

Weekdays: 15 minutes all day 

Weekends: 30 minutes 

780 
Mount Druitt to Penrith 

via Ropes Crossing 
Via Whalan, Emerton, Lethbridge Park, Ropes 

Crossing, Werrington Country, Cambridge Park 

Weekdays: 30 minutes all day 

Weekends: 1 hour 

785 
Werrington to Penrith 

via Cambridge Park 
Via Cambridge Park 

Weekdays: 1 hour all day 

Weekends: 1 hour 

N70 
Penrith to City Town Hall 

(Night Service) 

Via Kingswood, Claremonth Meadows, St 
Marys, Oxley Park, Rooty Hill, Doonside, 

Marayong,Blacktown, Seven Hills, Pedle Hill, 
Wentworthville 

Weekdays: 4 services  

Weekends: 4 services 
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Figure 3: Public & Active Transport Services  
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2.3.2. Rail Services 

The Integrated Public Transport Service Planning Guidelines, Sydney Metropolitan Area, states that the walking 
catchment for metropolitan railway stations includes all areas within an 800-metre radius of a station.  It can be 
seen from Figure 3 that Kingswood Railway Station is located 160 metres north of the site and hence, falls well 
within the typical walking catchment area.  Accordingly, staff, residents and visitors of the proposed development 
would have convenient access the Sydney rail network, as shown by Figure 4. 

Kingswood Railway Station is serviced by two (2) railway lines, being the T1 Western Line and Blue Mountains Line. 
Table 2 below shows the notable town centres that are accessible along the both the T1 Western Line and Blue 
Mountains Line and the average service headways during peak and off-peak periods. 

Table 2: Rail Services 

RAILWAY LINE NOTABLE TOWN CENTRES ALONG LINE AVERAGE HEADWAY 

T1 Western Line 
Penrith, St Marys, Blacktown, Seven Hills, Parramatta, 

Strathfield, Redfern & Sydney CBD 

Weekdays: 15 minutes all day 

Weekends: 15 minutes all day 

Blue Mountains Line 
Bathurst, Lithgow, Mt Victoria, Katoomba, Springwood, 
Penrith, Blacktown, Parramatta, Strathfield & Sydney 

CBD 

Weekdays: 15-30 minutes peak /  
1 hour off peak 

Weekends: 40 minutes to 1 hour all day 

2.3.3. Cycle Network 

Figure 3 shows that the site has excellent access to the local bicycle network with on-road and off-road cycle paths 
provided along the western kerbside of Great Western Highway that connects to Chapman Gardens, west of the 
site.  Additionally, on-road cycle paths are also provided along Bringelly Road and Second Avenue to the west and 
south of the site respectively, which provide connections to the wider bicycle network. 

2.4. Existing Traffic Generation 

As discussed in Section 2.1 of this report, the site currently accommodates two (2) residential dwellings.  The RMS 

Guide Update recommends application of a peak period traffic generation rate of 0.95 trips per dwelling during the 
7-9am (AM) peak period and 0.99 trips per dwelling during the 4-6pm (PM) peak period.  Application of these rates 
to the two (2) existing dwellings results in the following traffic generation:  

• 2 vehicle trips / hour (0 in, 2 out), during the AM peak period; 

• 2 vehicle trips / hour (2 in, 0 out), during the PM peak period. 

The above assumes a 20% inbound and 80% outbound distribution during the AM peak period noting that residents 
would typically depart the site for work in the morning, and vice versa for the weekday PM peak period.  
Notwithstanding, it is considered that the most relevant use of the above is to determine the net change in traffic 
generation as a result of the proposed development, as is discussed in Section 6.1 of this report.    
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Figure 4: Sydney Trains Rail Network – Suburban 
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3. Proposed Development 

A detailed description of the proposed development for which approval is now sought, is outlined in the Statement 
of Environmental Effects prepared separately by Minto Planning Services.  In summary, the subject application 
relates to the demolition of all existing buildings and construction of a 6-storey mixed-use development consisting 
of: 

• 95 boarding rooms; 

• One (1) manager’s room; 

• One (1) communal room; 

• 342m2 of commercial GFA including: 

• 119m2 on the ground floor; 

• 223m2 on the first floor; 

• Two (2) basement levels accommodating a total of 43 car parking spaces, with the following arrangements:  

• Nine (9) commercial car spaces;  

• Two (2) car share spaces; 

• 32 boarding house car spaces; 

• A single service bay suitable for a 6.4m Small Rigid Vehicle (SRV) design vehicle located on Basement Level 1; 

• One mechanical car lift for travel between Basement Level 1 & 2; 

• 5.5-metre-wide entry / exit driveway onto Santley Crescent. 

The parking and traffic implications arising from the proposed development are discussed in Sections 4 and 5, 
respectively.  A copy of the relevant architectural drawings, prepared by Gus Fares Architects, are also included in 
Appendix A.   
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4. Parking Requirements 

4.1. Car Parking 

4.1.1. Commercial 

The car parking requirement for the commercial component of the development has been assessed in accordance 
with the Penrith DCP 2014.  Table 3 below shows the minimum car parking requirement under the applicable 
‘business and office premises’ car parking rate, and the proposed provision in response. 

Table 3: Commercial Car Parking Requirement & Provision 

TYPE GFA. DCP PARKING RATE DCP REQUIREMENT PARKING PROVISION 

Commercial 342m2 1.0 space / 40m2 GFA 9 9 

TOTAL 9 9 

It is evident from Table 3 that the commercial component of the development requires a minimum of nine (9) car 
parking spaces under application of the Penrith DCP 2014.  In response, nine (9) car spaces are provided for the 
commercial component of the development on Basement Level 1 which complies with the Penrith DCP 2014 and is 
considered an acceptable level of provision.  Please indicate 9 commercial car spaces on the plans. 

4.1.2. Boarding House 

Clause 29(2)(e) of the SEPP ARH 2009 outlines the following car parking rates for boarding house developments: 

(2) A consent authority must not refuse consent to development to which this Division applies on any of the 
following grounds: 

(e)  parking 

if:  

(i) in the case of development carried out by or on behalf of a social housing provider in an accessible area—
at least 0.2 parking spaces are provided for each boarding room, and 

(ii) in the case of development carried out by or on behalf of a social housing provider not in an accessible 
area—at least 0.4 parking spaces are provided for each boarding room, and 

(iia) in the case of development not carried out by or on behalf of a social housing provider—at least  
0.5 parking spaces are provided for each boarding room, and 

(iii) in the case of any development—not more than 1 parking space is provided for each person employed in 
connection with the development and who is resident on site. 
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The application is not being carried out by or on behalf of a social housing provider and accordingly, the parking 
rates under Clause 29(2)(e)(iia) and Clause 29(2)(e)(iii) of the SEPP ARH 2009 are required to be adopted for the 
development. 

Additionally, the Penrith DCP 2014 does not provide a car parking rate for boarding house developments. This 
development is therefore assessed solely under the relevant requirements of SEPP ARH 2009. Table 4 below shows 
the car parking requirement for the boarding house component of the development based on the applicable car 
parking rates under the SEPP ARH 2009. 

Table 4: Boarding House Car Parking Requirement & Provision 

TYPE NO.  SEPP PARKING RATE 
SEPP REQUIREMENT PARKING PROVISION 

Resident 95 0.5 spaces / room 48 31 

Manager  1 Max. 1.0 space / manager  0 0 

TOTAL 48 31 

It is evident from Table 4 that the SEPP ARH 2009 requires the development to provide 48 car parking spaces, for 
the proposed boarding house component of the development.  In response, the development provides a total of  
31 car parking spaces, resulting in a theoretical shortfall of 17 car parking spaces against the SEPP ARH 2009.  Whilst 
this level of provision does not satisfy the SEPP ARH 2009, it is considered that the provision is acceptable and 
adequate to accommodate the parking demands of the development in the circumstances for the following 
reasons: 
 
Please allocate 32 car spaces to the boarding house component.  
 
Carshare 

• As identified within Appendix A, the development will allocate two (2) car spaces for car share vehicles. 
Research obtained by a car share provider suggests that each car share vehicle can replace up to 12 private 
cars, which would result in an effective parking provision of some 55 car parking spaces for the boarding house 
component of the development.  The parking provision would ensure that compliance is effectively achieved 
with the SEPP ARH 2009.  

Penrith DCP 2014 Parking Objectives & SEPP ARH 2009 Provisions 

• The Penrith DCP 2014 outlines the following justification for developments with reduced levels of car parking: 

C 10.5.1 Parking 

4) Waiver or Reduction of Parking Spaces  

a) Council has the discretion to waive or reduce the number of car spaces required for a particular 
site if the reduced provision can be justified in a Traffic Impact Statement, in terms of: 

i) Proximity to public transport nodes; 

ii) Opportunity to share parking with another use; or 

iii) An empirical assessment of car parking. 
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With regard for the above, the proposed development satisfies one (1) of the items from the Penrith DCP 2014 
as the site is excellently serviced by public transport, with bus stops located within 50 metres of along Great 
Western Highway and Kingswood Railway Station located within 160 metres of the site.  It is therefore 
considered acceptable that the proposed development should be considered for a reduction in parking spaces. 

• It is reiterated that the SEPP ARH 2009 does not stipulate a development standard for car parking but rather a 
“cannot be refused if complied with” requirement.  Accordingly, Council may grant consent for the 
development on a merit-based assessment and taking into consideration the accessibility of the site to public 
transport services and amenities as is further discussed below.   

Public and Active Transport 

• The resident parking rate specified under Clause 29(2)(e)(iia) of the SEPP ARH 2009 is a generic rate that is 
required to be adopted for all boarding house developments proposed throughout NSW, and does not include 
any discounts for sites that are well served by public transport services and / or are expected to generate 
reduced parking demands such as the proposed development. 

• As discussed in Section 2.3 of this report, the site benefits from excellent access to public transport services, 
Staff, residents and visitors of the proposed development would have access to convenient and frequent 
public transport services.   

Proximity to Amenities 

• The site is favourably sited on the fringe of Kingswood town centre which is well within walking distance from 
the site.  Being within close proximity provides residents with access to a range of social, civic, retail, medical 
and educational services within Kingswood.  

• Specifically, as indicated on Figure 5 the site is located within walking distance to Nepean Hospital, Western 
Sydney University, and Nepean TAFE.  Figure 5 overleaf details the walking locations of these developments in 
relation to the proposed development site, and the estimated walking distance and time to the amenities.  

• Accordingly, being in walking distance to these amenities and services reduces the requirement for car 
journeys and removes incentive for residents of the site to own a car. 

Green Travel Plan 

• As is discussed in further detail in Section 5 of this report, it is recommended that a Green Travel Plan (GTP) be 
prepared for the development.  The GTP shall influence the travel behaviour of residents away from the use of 
private vehicles towards more efficient modes of transport including active transport such as walking and 
cycling; public transport such as metro, rail and bus services, and car share services. 

Bicycle & Motorcycle Parking 

• As is discussed in further detail in Sections 4.3 and 4.4 of this report, the development will provide on-site 

bicycle and motorcycle parking facilities in accordance with the SEPP ARH 2009.  These facilities will 

complement the on-site car parking to provide a sustainable transport outcome for the site that encourages 

the use of alternative transport modes and a reduction in the use of private vehicles. 
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Figure 5: Location and Distance from Amenities 

4.2. Accessible Car Parking 

Consultation with the Applicant’s access consultant has confirmed that the development is required to provide a 
minimum of three (3) accessible car parking spaces.  In response, the development provides three (3) accessible car 
parking spaces in accordance with the access consultants requirements, and this is considered an acceptable level 
of provision. 

  

 Nepean Hospital 

Site 

 

Western Sydney 
University,  

Kingswood Campus 

TAFE  
Nepean 

Kingswood Railway 
Station 

To Kingswood Station:  
130m / 3 mins walk 

To Hospital:  
600m / 8 mins walk 

To WSU: 
1.3km / 16 mins walk 

To TAFE: 
1.7km / 20 mins walk 
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4.3. Motorcycle Parking 

It is noteworthy to mention the Penrith DCP 2014 does not provide motorcycle parking requirements for 
commercial or boarding house developments.  Therefore, the proposed development has not provided any 
motorcycle parking spaces for the proposed commercial component of the development and has assessed the 
boarding house motorcycle provisions against the requirements of SEPP ARH 2009. 

Clause 30(1)(h) of the SEPP ARH 2009 stipulate minimum motorcycle parking rates.  Table 5 below shows the 
minimum motorcycle parking requirement for the development and the proposed parking provision in response. 

Table 5: Motorcycle Parking Requirement & Provision  

TYPE NO. SEPP PARKING RATE SEPP REQUIREMENT PARKING PROVISION 

Boarding House  95 0.2 space / room 19 19 

TOTAL 19 19 

It is evident from Table 5 that the proposed development requires a minimum of 19 motorcycle spaces under the 
SEPP ARH 2009. In response, the development provides a total of 19 motorcycle spaces within Basement Level 1 & 
2.  This complies with the requirements the SEPP ARH 2009 and is therefore considered acceptable. Indicate 19 
motorcycles on the plans. 

4.4. Bicycle Parking 

Both the Penrith DCP 2014 and Clause 30(1)(h) of the SEPP ARH 2009 stipulate minimum bicycle parking rates.  
Table 6 shows the minimum bicycle parking requirement for the development and the proposed parking provision 
in response. 

Table 6: Bicycle Parking Requirement & Provision 

TYPE NO. 
SEPP PARKING 

RATE 
DCP PARKING RATE1 

SEPP 
REQUIREMENT 

DCP 
REQUIREMENT 

PARKING 
PROVISION 

Boarding House  95 rooms 
0.2 space / 

room 
5-10% / room for residents and  

3-5% / room for visitors 
19 8-14 19 

Commercial 10 Staff - 
5-10% / staff for residents and  

3-5% / staff for visitors 
- 2 2 

TOTAL 19 10-14 21 

1 Assessed in accordance with the rates within the ‘Planning Guidelines for Walking and Cycling’ (NSW Government 2004) as 
stipulated within the Penrith DCP 2004. 

It is evident from Table 6 that the proposed development requires a minimum of 19 bicycle spaces under the SEPP 
ARH 2009 and 10-14 bicycle spaces under the Penrith DCP 2014.  In response, the development provides a total of 
21 bicycle spaces, comprising of 19 residential bicycle spaces and two (2) commercial bicycle spaces and therefore 
complies with the requirements of the SEPP ARH 2009 and the Penrith DCP 2014. Indicate 21 bikes on the plans. 
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4.5. Service Vehicle Parking 

The service vehicle parking requirement for the proposed development has been assessed in accordance with Table 
C10.3 of the Penrith DCP 2014.  Table 7 below shows the minimum service vehicle parking rates applicable to the 
proposed development. 

Table 7: Service Vehicle Parking Requirement & Provision 

TYPE NO. / AREA DCP PARKING RATE MINIMUM REQUIREMENT PARKING PROVISION 

Commercial 342m2 GFA MRV for Site Area up to 1,500m2 1 1 

TOTAL 1 1 

*The Penrith DCP 2014 does not stipulate a service vehicle rate for boarding house developments. 

It is evident from Table 7 that the proposed development is required to provide an on-site service vehicle space 
suitable for a Medium Rigid Vehicle (MRV). In response, the proposed development provides a single on-site service 
bay which will accommodate a 6.4 metre long SRV, with a head height of 3.5 metres.  Whilst the provision does not 
satisfy the dimensions of a MRV vehicle a SRV vehicle is considered acceptable given that the development will 
generate a moderate demand for service vehicle parking and the scale of a SRV vehicle will be sufficient.  It is 
noteworthy to mention, the RMS Guide stipulates 1 truck space / 4000m2 commercial GFA.  It is therefore 
anticipated that the commercial component of the development will generate negligible servicing demands and if 
so, they will be no greater than a SRV. 

Waste collection of the development will occur within the provided service vehicle bay and will be collected by a 
private contractor using a 6.4 metre Small Rigid Vehicle (SRV). To facilitate waste collection, a caretaker will be 
responsible for transferring bins from the holding room in Basement 1 to the waste collection area prior to 
collection being undertaken, and for promptly returning the bins to the holding room following collection. This 
arrangement is considered acceptable and will ensure that the waste can be collected safely and efficiently, whilst 
also being consistent with the existing development and numerous other comparable developments in the area. 

The proposed service vehicle parking and waste collection arrangements are therefore considered acceptable and 
will not result in any change to the existing reliance on on-street parking. 
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5. Green Travel Plan 

A GTP is a travel demand management tool to promote the use of active and public transport to / from 
developments.  The primary purpose of the GTP is to coordinate a site-wide approach to influence the travel 
behaviour of residents and visitors away from the use of private vehicles towards more efficient modes of transport 
including active transport such as walking and cycling; public transport such as metro, train and bus services; and 
car-pooling and car sharing.   

A GTP generally includes a Transport Access Guide, in the form of a map / brochure, illustrating the available modes 
of transport available including, but not limited to, the following: 

• Bus routes, stops and a table of services; 

• Rail / Metro stations and a table of services; 

• Bicycle network and the location of any on-site bicycle parking facilities; 

• Location of on-site car share vehicles/pods and other car share vehicles/pods within the vicinity of the site; 

• Relevant transport related mobile phone applications and websites such as TripView, Opal Travel, Uber and 
OLA.  

With regard to the above, the GTP will ensure that staff, residents and visitors are aware of the public transport 
services and infrastructure within the site’s locality and encourage the use of these services for journeys to / from 
the development. 
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6. Traffic Impacts 

6.1. Trip Generation 

6.1.1. Boarding House 

Neither of the RMS Guide or RMS Guide Update policies include traffic generation rates for boarding house 
developments.  Reference was therefore made to the medium-density residential trip rates outlined in the RMS 
Guide, noting that the traffic generation of such developments would be somewhat comparable to a boarding 
house development.  In this regard, it is noted that the RMS Guide recommends application of a peak period traffic 
generation rate of 0.4 trips / dwelling for a studio apartment, which attract a car parking rate of 1.0 car space / 
dwelling during AM and PM peak periods. 

Conversely, the SEPP ARH 2009 requires car parking to be provided at a rate of only 0.5 car spaces / boarding room, 
or 50% of that required under the RMS Guide for a studio apartment.  Accordingly, a peak period traffic generation 
rate of 0.2 trips / boarding room can be derived for boarding house developments.  Application of this rate to the  
95 boarding rooms proposed results in the following peak period traffic generation: 

• 19 vehicle trips / hour (3 in, 16 out), during the AM peak period; 

• 19 vehicle trips / hour (16 in, 3 out), during the PM peak period. 

6.1.2. Commercial 

The RMS1 Guide Update recommends application of a peak period traffic generation rate of 1.6 trips / 100m2 GFA 
during the AM peak period and 1.2 trips / 100m2 GFA during the PM peak period, for commercial developments.  
Application of these rates to the 342m2 GFA proposed, results in the following peak period traffic generation: 

• 5 vehicle trips / hour (3 in, 2 out), during the AM peak period; 

• 4 vehicle trips / hour (1 in, 3 out), during the PM peak period. 

6.1.3. Combined 

The total traffic generation of the proposed development is therefore expected to be in the order of: 

• 24 vehicle trips / hour (6 in, 18 out), during the AM peak period; 

• 23 vehicle trips / hour (17 in, 6 out), during the PM peak period.  
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The above is not a net increase in traffic generation, as it does not take into consideration the generation of the 
existing development.  In this regard, the net increase in traffic generation as a result of the proposed development 
is expected to be as follows: 

• 22 vehicle trips / hour (6 in, 16 out), during the AM peak period; 

• 21 vehicle trips / hour (15 in, 6 out), during the PM peak period. 

6.2. Traffic Impacts 

The proposed development will result in a net increase in traffic generation of 22 vehicle trips / hour during the 
weekday AM and 21 vehicle trips / hour during PM peak period.  This equates to a maximum of one additional 
vehicle trip every three (3) minutes in both peak periods, which is expected to have minimum impact on the 
performance of the external road network, and accordingly no external improvements will be required to facilitate 
the development. 

Furthermore, computer modelling techniques available to analyse intersection performances are not sensitive to 
such small changes in traffic volumes and hence, such an assessment is not considered to be required.  The traffic 
impacts of the proposed development are therefore considered acceptable. 

The traffic impacts of the proposed development are therefore considered acceptable and no external 
improvements will be required to facilitate the development 
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7. Design Aspects 

7.1. Access 

With 42 car parking spaces of User Class 1A, the proposed development requires a Category 1 Driveway under 
Table 3.1 of AS 2890.1, being a combined entry / exit driveway of width 3.0 metres to 5.5 metres.  In response, the 
development proposes a 5.5 metre combined entry / exit driveway onto Stanley Crescent with 300mm kerbs on 
both sides and therefore complies with the requirements of AS 2890.1.   

The proposed arrangements have also been assessed using swept path analysis which confirms compliance with  
AS 2890.1, and that the proposed access arrangements will operate safely and efficiently.  The results of this 
analysis are included in Appendix B for reference. 

In summary, the proposed access arrangements are considered acceptable and comply with the relevant 
requirements of AS 2890.1. 

7.2. Internal Design 

The proposed internal parking arrangements comply with the relevant requirements of AS 2890.1, AS 2890.2,  
AS 2890.3 and AS 2890.6, with the following design aspects considered noteworthy: 

7.2.1. Roadway / Ramp 

• The driveway has a maximum grade of 5% (1 in 20) for the first 6 metres inside the property boundary and this 
generally complies with the requirements of Clause 3.3 of AS 2890.1.  

• The vehicular ramps have a maximum grade of 20% (1 in 5) with 2.0 metre transitions of 12.5% (1 in 8) 
provided at both ends, thereby satisfying Clause 2.5.3 of AS 2890.1, and are acceptable for access by the 
proposed waste collection vehicle. 

• The vehicular ramp from Ground Floor to Basement 1 has a width of 5.5 metres between kerbs at the property 
boundary.  This arrangement will accommodate two-lane, two-way traffic flow as demonstrated by the swept 
path analysis results included in Appendix B, complies with AS 2890.1 and is considered acceptable. 

7.2.2. Car Lift 

• The car lift will accommodate vehicle travel between the Basement Level 1 and Basement Level 2 and will have 
internal dimensions of 3.7 metres in width and 6 metres in length, which is sufficient to accommodate all 
vehicles up to and including a B99 Design Vehicle. 
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• Vehicle movements in / out of the car lift on each parking level has been assessed using swept path analysis.  
The results included as Appendix B confirm compliance is achieved with AS 2890.1, and that the proposed car 
lift arrangement will operate safely and efficiently.   

• The car lift is provided in lieu of a conventional ramp due to the irregular configuration and narrow width of 
the site.  These constraints limit the ability to achieve a feasible parking layout using a conventional ramp 
between the levels and accordingly it is considered that a car lift is the most appropriate solution for the site. 

7.2.3. Parking Modules 

• All commercial car parking spaces are provided in accordance with the User Class 2 requirements of  
AS 2890.1, having a minimum space width of 2.5 metres and length of 5.4 metres, with a minimum aisle width 
of 6.1 metres. 

• All boarding house car parking spaces are provided in accordance with the User Class 1A requirements of  
AS 2890.1, having a minimum space width of 2.4 metres and length of 5.4 metres, with a minimum aisle width 
of 6.1 metres. 

• The parallel parking spaces have minimum space width of 2.5 metres and length of 6.5 metres, with a 
minimum aisle width of 6.45 metres  

• All accessible car parking spaces are provided with a minimum space width of 2.4 metres and length of  
5.4 metres, with a minimum aisle width of 6.1 metres.  Additionally, these spaces are located immediately 
adjacent to a 2.4 metre wide and 5.4 metre long shared area, thereby satisfying the requirements of  
AS 2890.6. 

• All walls / columns are located outside of the space design envelope, as required under Figure 5.2 of  
AS 2890.1. 

• A 1.0 metre blind aisle extension has been provided beyond the last parking spaces, in accordance with  
Figure 2.3 of AS 2890.1. 

7.2.4. Service/Loading Area 

• The loading bay has a width of 4.0 metres and length of 7.0 metres. This exceeds the requirements stated 
within Table 4.1 of AS2890.2. The proposed service/waste collection area is considered to be acceptable. 

• Given the constraints of the site the proposed loading bay is located within the most suitable and efficient 
location within Basement Level 1 ensuring that vehicles up to a SRV vehicle can enter / exit the site in a 
forward direction with minimal turning manoeuvres.  Swept path analysis results included in Appendix B, 
ensure the loading bay complies with AS 2890.2 and is considered acceptable. 

• Given the low trip generations of the site it is incredibly unlikely a vehicle will enter the site at the same time a 
SRV vehicle is reversing into the loading bay.  Nevertheless, it is noted that waste collection and deliveries will 
be completed outside peak traffic times i.e. AM & PM peaks when residents are leaving and returning to / 
from work to ensure there are no vehicle conflicts. 
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• In the unlikely event a vehicle enters the site at the same time a truck is reversing there is sufficient sight 
distance along the ramp for an entering vehicle to see a SRV vehicle reversing into the loading bay.  It is 
therefore anticipated they will wait at the top of the ramp until the truck is parked.  Further traffic 
management and safety measures can also be implemented prior to the DA Approval if required by Council.  

7.2.5. Head Heights 

• A clear head height of 3.5 metres is provided above all traffic circulation and car parking areas within 
Basement Level 1 in accordance with Table 2.1 of AS2890.2.   

• A minimum clear head height of 2.5 metres is required above the accessible car parking space and shared 
areas, in accordance with Clause 2.4 of AS 2890.6. 

• A clear head height of 2.2 metres is provided above all traffic circulation and car parking areas within 
Basement Level 2 accordance with Clause 5.3.1 of AS 2890.1.   

7.2.6. Other Design Aspects 

• A 2.5 metre by 2.0 metre visual splay is provided on the egress side of the car park driveway, at the property 
boundary, in accordance with Figure 3.3 of AS 2890.1.  This area is to be kept clear of all vertical obstructions 
with a height greater than 0.6 metres. 

• All commercial car parking spaces are provided on Basement Level 1 ensuring the staff and visitors are not 
required to use the mechanical car lift.  

• All bicycle parking spaces are provided as Security Level B facilities, in accordance with AS 2890.3. 

• All motorcycle spaces are provided in accordance with Clause 2.4.7 of AS 2890.1. 

In summary, the internal parking arrangements have been designed in accordance with AS 2890.1, AS 2890.2,  
AS 2890.3 and AS 2890.6.  Any minor amendments considered necessary (if any) can be dealt with prior to the 
release of a Construction Certificate. 
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8. Conclusions 

In summary:  

• PDC Consultants has been commissioned by Danabina P/L & Midpoint Investments P/L to undertake a traffic 

impact assessment of a Development Application (DA) relating to the proposed mixed-use development for the 

site at 31 Santley Crescent & 2A Bringelly Road, Kingswood.  Specifically, the DA proposes the demolition of the 

existing buildings and construction of a seven-storey mixed-use development consisting of: 

• 95 boarding rooms, a manager’s room and a communal room 

• 342m2 of retail gross floor area (GFA); 

• Two (2) basement levels accommodating a total of 42 car parking spaces including two (2) car share 
spaces; 

• One mechanical car lift for travel between Basement Level 1 & 2;  

• 5.5 metre wide entry / exit driveway onto Santley Crescent; 

• The traffic generation assessment confirms that the development will generate a total of 24 vehicle trips / hour 

during the weekday AM peak period and 23 vehicle trips / hour during the weekday PM peak period.  However, 

once the traffic generation of the existing development is taken into consideration, it is evident that the 

proposed development would result in a net increase in traffic generation of 22 vehicle trips / hour during the 

weekday AM peak period and 21 vehicle trips / hour during the weekday PM peak periods.  This equates to a 

maximum of one additional vehicle trip every three minutes and will have minimal material impact on the 

performance of the external road network or on key intersections in the locality and accordingly, no external 

improvements will be required to facilitate the development.  The traffic impacts of the proposed development 

are therefore considered acceptable. 

• The proposed boarding house component of the development requires 48 car spaces under the SEPP ARH 
2009.  In response, the development provides a total of 31 car parking spaces including two (2) spaces for car 
share vehicles.  Research obtained by car share provider suggests that each car share vehicle can replace up to 
12 private cars, which would result in an effective parking provision of some 55 car parking spaces for the 
boarding house component of the development.  The parking provision would ensure that compliance is 
effectively achieved with the SEPP ARH 2009.  Additionally, several justifications are provided within Section 
4.1.2. 

• The proposed commercial floor space generates a requirement for nine (9) car parking spaces under the 
Penrith DCP 2014.  The development provides nine (9) commercial car spaces and therefore complies with 
Penrith DCP 2014. 

• The proposed development requires a minimum of 19 bicycle spaces under the SEPP ARH 2009 and 10-14 
bicycle spaces under the Penrith DCP 2014.  In response, the development provides a total of 21 bicycle spaces 
within the basement levels comprising of 19 residential bicycle spaces and two (2) commercial bicycle spaces 
and therefore complies with the requirements of the SEPP ARH 2009 and the Penrith DCP 2014. 

• The proposed access and internal parking arrangements comply with the relevant requirements of AS 2890.1, 
AS2890.2, AS 2890.3 and AS 2890.6.   
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PART 1 – OVERVIEW AND PROPOSAL 
 
1.1 INTRODUCTION 
 
This Waste Management Plan (WMP) is an operational plan that describes in detail 
the manner in which all waste and other materials resulting from the demolition, 
construction and on-going use of the building on the site are to be dealt with.  
 
The aims and objectives of this WMP are to: - 

a) Satisfy all State and Local Government regulatory controls regarding waste 
management and minimisation practices; 

b) Promote the use of recyclable materials in the excavation, demolition, 
construction and on-going operation of the building; 

c) Maximise waste reduction, material separation, and resource recovery in all 
stages of the development; and, 

d) Ensure the design of waste and recycling storage facilities are of an adequate 
size, appropriate for the intended use of the building, hygienic with safe and 
manoeuvrable access, and that services are provided efficiently and effectively. 

 
The land on which the development is proposed is located within the Penrith City LGA. 
 
This WMP is prepared in accordance with: - 

- Penrith Local Environmental Plan 2010, 
- Penrith DCP 2014, 
- All Conditions of Consent to be issued under the approved DA, 
- The Better Practice Guide for Resource Recovery in Residential Buildings 

published by the NSW EPA (August2109), and, 
- The objective of ensuring that all waste management facilities and collection 

services will provide an outcome that will be efficient, as well as promoting the 
principles of health, safety, and convenience. 

 
This Waste Management Plan (WMP) has been prepared for a Development 
Application submitted to Penrith City Council for the construction of a seven (7) storey 
building of mixed residential and commercial components at 30 Stantley Street and 3 
Bringelly Road, Kingswood, comprising of: 

- The demolition of existing structures, 
- 97 x rooms (26 singles and 71 doubles) – 168 occupants, 
- Three ground floor commercial units with a combined floor area of 314sqm,  
- Two (2) basement levels, and, 
- Associated infrastructure,  

 
This Waste Management Plan and is dated 21 October 2021. 
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1.2 PROJECT & PROPERTY DESCRIPTION 
 
This Waste Management Plan (WMP) has been specifically designed for the 
development described below: - 
 

DESCRIPTION Mixed Use House Development. 

PROPERTY 
DESCRIPTION 

The development is to be constructed over three 
(3) existing allotments at: 
- Lot 5, in DP215200, 31 Stantley St, 
- Lot 4, in DP215200, 33 Stantley St, and, 
- Lot 3, in DP215200, 2A Bringelly Rd, Kingswood 

STREET ADDRESS 31-33 Stantley Street & 2A Bringelly Road, 
Kingswood 

DIMENSIONS Refer to Survey & Site Plan 
AREA 2,117.7sqm (Approx.) 
LGA Penrith City 
ZONING Zone R1 – General Residential   
PLANNING 
INSTRUMENTS 

- Penrith LEP 2010 
- Penrith DCP 2014 

 
The site is located over three (3) contiguous allotments of land on the south-eastern 
corner of Stantley Crescent and Bringelly Road, Kingswood, a short distance south of 
the Kingswood Railway and station and the main western suburban rail line.  
 
The site is situated within the Kingswood town centre, in an area characterised by a 
mix of low and medium density, and commercial development, with the Western 
Sydney University precinct a short distance south-east. 
 
The land is zoned R1 – General Residential and is currently occupied by a single story 
timber framed fibro dwelling, single storey building used as a medical centre, and a 
single storey brick and tile dwelling – all of which will be demolished to make way for 
the proposed development. 
 
The Penrith city centre and railway station is 1km south-west of the site, with the 
Nepean River a short distance further west.  
 
1.3 APPLICANTS DETAILS 
 

APPLICANT Mr R Bhuiyan & Mr M Hawatt 
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1.4 PROPOSAL 
 
The proposal involves the construction of a seven (7) storey building of mixed 
residential and commercial components, comprising of: 

- The demolition of existing structures, 
- 97 x rooms (26 singles and 71 doubles) – 168 occupants, 
- Three ground floor commercial units with a combined floor area of 314sqm,  
- Two (2) basement levels, and, 
- Associated infrastructure. 

 
Egress from the development will be onto Stantley Crescent on the south-eastern 
frontage of the site.    
 
As the proposed development incorporates both residential and commercial 
component, separate arrangements will be made for each component. 

 
A garbage chute has been incorporated into the building design for the residential 
boarding house component of the building only. The chute system will be a dual chute 
for the reception of both waste and recycling material. All waste chute infrastructure 
and waste storage facilities areas are located in Basement 1 of the building.  
 
All waste and recycling services to the development will be provided from within the 
site.  
 
Council’s waste and recycling collection contractor will provide all services. 

 
A Commercial Waste Storage Area (CWSA) is provided for the commercial component 
of the building an is also located in Basement 1. 

 
A licensed private waste and recycling collection contractor will provide all commercial 
waste and recycling services to the commercial unit. 

 
The site is currently occupied by: 

- 2A Bringelly Road - a single storey timber framed fibro dwelling, with an iron 
roof, detached timber framed fibro garage, gravel driveway, concrete paving, 
some trees and small shrubs, front and rear grassed areas, metal, timber and 
brick (wall) fencing, 

- 33 Stantley Crescent - a single storey rendered brick building with a tiled roof, 
currently used as a medical centre, bitumen car park and driveway, concrete 
paving, metal, iron and brick fencing, and, 

- 31 Stantley Crescent - a single storey timber framed weatherboard dwelling, 
front veranda with a tiled roof, attached garage, detached shed, concrete 
driveway and paving, some trees and small shrubs, front and rear grassed 
areas, and metal perimeter fencing. 

 
The project consists of: 

- The demolition of the existing dwelling and all other structures on the site.  
- The excavation of the site, 
- The construction of the building; and, 
- The provision and installation of associated infrastructure, including drainage 

works, and services. 
 

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



6 
 

PART 2 – DEMOLITION 
 
2.1 GENERAL PROVISIONS  
 
The proposed development involves the demolition of the existing buildings and other 
improvements on the site and the construction of a seven (7) storey building of mixed 
residential and commercial components. 
 
It is recognised that Sydney has an ever-increasing waste problem, and this practice 
is not sustainable. In alignment with current NSW waste management legislation, this 
WMP aims, where possible, to promote waste avoidance, reuse and the recycling of 
material, particularly during the course of demolition, excavation and construction 
works. 
 
All waste materials generated from these activities will be dealt with this Part (Part 2) 
of this WMP, and all materials sourced will be disposed of in accordance with the 
information provided in Part 2.2 on pages 6, 7, 8, 9,10, 11 and 12 of this WMP. 
 
All materials used in the demolition of the existing building, the excavation of the site, 
the construction works involved in the proposed development, and the provision and 
installation of all required infrastructure and services, shall be recycled, transported, 
reused or disposed of in accordance with these provisions, and the requirements of 
the Protection of the Environment Operations Act (1997).  
 
Approved receptacles of an appropriate size will be located on site for the collection 
of food scraps, beverage containers, and other waste generated on site by workers.      
 
2.2 BUILDINGS TO BE DEMOLISHED 
 
Current structures on the site include 

- 2A Bringelly Road - a single storey timber framed fibro dwelling, with an iron 
roof, detached timber framed fibro garage, gravel driveway, concrete paving, 
some trees and small shrubs, front and rear grassed areas, metal, timber and 
brick (wall) fencing, 

- 33 Stantley Crescent - a single storey rendered brick building with a tiled roof, 
currently used as a medical centre, bitumen car park and driveway, concrete 
paving, metal, iron and brick fencing, and, 

- 31 Stantley Crescent - a single storey timber framed weatherboard dwelling, 
front veranda with a tiled roof, attached garage, detached shed, concrete 
driveway and paving, some trees and small shrubs, front and rear grassed 
areas, and metal perimeter fencing. 

  
All buildings and structures are to be demolished. 
 
2.3 MANAGEMENT OF HAZARDOUS MATERIALS 
 
Due to the age and construction of the existing buildings on the site, there is 
reasonable potential for hazardous building materials to be present in the buildings to 
be demolished. Accordingly, the generation, storage, treatment, and the disposal of 
hazardous waste (including asbestos) will be conducted in accordance with relevant 
waste legislation administered by the NSW EPA and any applicable WH&S legislation 
administered by Work Cover NSW. 
 
All friable and non-friable asbestos-containing material shall be handled and disposed 
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of off-site at an EPA licensed waste facility by an EPA licensed contractor in 
accordance with the requirements of the Protection of the Environment Operations 
(Waste) Regulation 2014 and the Waste Classifications Guidelines – Part 1 
‘Classifying Waste (EPA 2014) and any other instrument as amended. 
 
All friable hazardous waste arising from the demolition process shall be removed and 
disposed of in accordance with the requirements of Work Cover NSW and the EPA, 
and with the provisions of: 

a) Work Health and Safety Act 2011, 
b) NSW Protection of the Environment Operations Act 1997 (NSW), and, 
c) NSW Department of Environment and Climate Change Environmental 

Guidelines; Assessment, Classification and Management of Liquide and Non- 
Liquid Wastes. 

 
2.4 RECYCLING, REUSE & DISPOSAL DETAILS 
 
The following details prescribe the manner in which all materials surplus to the 
construction of the building will be dealt with, and includes: - 

a) An estimate of the types and volumes of waste and recyclables to be generated; 
b) A site plan showing sorting and storage areas for construction waste and 

vehicle access to these areas (see Part 2.3 of this Plan); 
c) How demolished, excavated and other materials surplus to requirements will 

be reused or recycled and where residual wastes will be disposed (see below); 
and, 

d) The total percentage of construction waste that will be reused or recycled. 
 

1. Excavated Materials 
Volume / Weight 
 
On Site Reuse 
 
 
 
 
 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 
 

740 cubic metres / 1,258 Tonnes 
 
Yes. Keep and reuse for topsoil or as required. (Excavated 
Materials are only to be used if the material is not 
contaminated or has been remediated in accordance with 
any requirements specified by any Environmental 
Consultancy engaged to carry out any contamination 
assessment of excavated material).  
 
To be determined (see above comments) 
 
 
Suez Eastern Creek Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 
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2. Green Waste 
Volume / Weight 
 
On Site Reuse 
 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 

120 cubic metres / 18 Tonnes 
 
To be separated. Chipped and stored on site for re-use in 
landscaping. 
 
90% 
 
 
Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 

 
3. Bricks 

Volume / Weight 
 
On Site Reuse 
 
 
Percentage Reused or 
Recycle 
 
Off Site Destination 
 

100 cubic metres / 100 Tonnes 
 
Crush and reuse as drainage backfill. Crushed and used as 
aggregate. 
 
75% - 90% 
 
 
Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 

 
4. Concrete, Bitumen, etc. 

Volume / Weight 
 
On Site Reuse 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 
 

125 cubic metres / 300 Tonnes 
 
Crushed and used as aggregate, drainage backfill. 
 
60% - 75% 
 
 
Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or, 
Other approved facility 
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5. Timber  
Volume / Weight 
 
On Site Reuse 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 
 

70 cubic metres / 28 Tonnes 
 
Nil – all to be disposed of or processed off-site. 
 
65% - 90% 
 
 
Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 

 
6. Plasterboard & Fibro 

Volume / Weight 
 

 
On Site Reuse 
 
 
 

Percentage Reused or 
Recycled 
 

Off Site Destination 
 
 
 
 
 

 

50 cubic metres / 17.5 Tonnes 
 

 
Nil – all material to be processed off-site. 
 
 
 
 

To be determined 
 
 

Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646), 
or, 
Other approved facility 
 

 
7. Metals / Steel / Guttering & Downpipes 

Volume / Weight 
 

On Site Reuse 
 

Percentage Reused or 
Recycled 
 

Off Site Destination 
 
 

60 cubic metres / 20 Tonnes 
 

No 
 

60 – 90% 
 
 

Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 
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8. Roof Tiles / Tiles 
Volume / Weight 
 
 

On Site Reuse 
 
 

Percentage Reused or 
Recycled 
 
 

Off Site Destination 
 

50 cubic metres / 37.5 Tonnes 
 
 

Broken up and used as fill. 
 
 

80% - 90% 
 
 
 
 

Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 

 
9. Plastics  

Volume / Weight 
 
On Site Reuse 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 
 

15 cubic metres / 6 Tonne 
 
Nil 
 
80% - 95% 

 
Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 

 
10. Glass, Electrical & Light Fittings, PC items, Drainage Materials 

Volume / Weight 
 
On Site Reuse 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 

60 cubic metres / 21 Tonne 
 
No 
 
70% - 90% 
 
 
Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 
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11. Fixture & Fittings (Doors Fittings, Other Fixtures, etc.) 
Volume 
 
On Site Reuse 
 
Percentage Reused or 
Recycle 
 
Off Site Destination 
 

60 cubic metres / 21 Tonne 
 
Nil – all to be processed off-site. 
 
80% - 90% 

 
Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 

 
12. Residual Waste 

Volume / Weight 
 

On Site Reuse 
 
Off Site Destination 
 

145 cubic metres / 145 Tonnes 
 

No  
 
 

Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 
or, 
other authorised facility 

Notes on calculation of 
volume of residual 
waste 
 
 
 
 

1. In calculating the amount of residual waste produced 
from the demolition of all buildings on site, it is 
estimated that approximately 10% of it, will be 
residual waste. 

2. As all of the materials vary in weight per volume, a 
figure of 1 cubic metre of material is equal to 1 tonne 
in weight has been used.  

 
It is noted that the quantities of materials detailed in this section (Part 2.2) are 
estimates only, based on current industry standards and quantity analysis, and may 
vary due to the prevailing nature of work activities and constraints, weather conditions, 
and any other unforeseeable activities associated with the demolition and excavation 
activities, and the construction of the buildings, which are beyond the control of the 
developer, including but not being limited to theft, accidents, and other acts of 
misadventure.   
 
The facilities and agencies that have been nominated to receive the materials listed 
above have been identified within the NSW waste industry as being a facility or agency 
that will accept the materials specified in each respective table. The developer 
understands that any costs associated with the transportation and receival of these 
materials will be their responsibility. 
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The appointed contractor is under no obligation to use any nominated facility or 
agency, but should any alternative arrangements be made, it will be the developers’ 
responsibility to ensure that all demolished materials removed from the site are 
disposed of, or processed, appropriately.  
 
The developer will keep a written record of all documentation associated with the 
transportation, disposal and processing of all materials excess to the construction of 
the building. 
 
Additionally, every effort will be made to reduce and minimise the amount of building 
materials excess to requirements. 
 
2.3 DEMOLITION – ON SITE STORAGE OF MATERIALS 
 
During the construction of the buildings, an area will be set aside on the site as a 
compound for the on-site storage of materials prior to their removal from the site. This 
compound will provide for: - 

- Material sorting; 
- Segregation of materials that may be hazardous and which will be required to 

be disposed of; 
- Recovery equipment, such as concrete crushers, chippers, and skip bins; 
- Material storage; and, 
- Access for transport equipment. 

 
Appropriate vehicular access will be provided on and off site, and to the compound, to 
enable the efficient removal of reusable, recyclables, and waste materials.  
 
Prior to the commencement of works, the developer will provide Council with a ‘Site 
Plan for the On-Site Storage of Materials at Construction’. This plan will show in detail 
the location of each area within the compound, set aside for the segregated storage 
of all materials involved in the demolition of all buildings on the site. 
 
2.4 DEMOLITION – EXCAVATED MATERIAL   
 
All excavated material removed from the site, as a result of any activities associated 
with the construction of the building, must be classified in accordance with the 
Department of Environment, Climate Change and Water NSW Waste Classification 
Guidelines prior to removal, transportation and disposal to an approved waste 
management facility. All relevant details must be reported to the PCA.   
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PART 3 – CONSTRUCTION 
 
3.1 CONSTRUCTION – GENERALLY  
 
Upon completion of all demolition works, construction of the building will commence 
with the excavation of the site for the basement levels of the building. All materials 
sourced from these activities will be disposed of in accordance with the information 
provided in Part 3.2 on pages 13, 14, 15, 16. 17 and 18 of this WMP. 
 
Additionally, all materials used in the construction of the building that are not required 
to be incorporated into it, shall be recycled, reused or disposed of in accordance with 
these provisions, and the requirements of the Protection of the Environment 
Operations Act (1997). It will be the developer’s overall responsibility to ensure 
compliance in this regard.  
 
Mobile Bins of an appropriate size will be located on site for the collection of food 
scraps, beverage containers, and other waste generated on site by workers.      
 
3.2 CONSTRUCTION – RECYCLING, REUSE & DISPOSAL DETAILS 
 
The following details prescribe the manner in which all materials surplus to the 
construction of the building will be dealt with, and includes: - 

1. An estimate of the types and volumes of waste and recyclables to be generated; 
2. A site plan showing sorting and storage areas for construction waste and 

vehicle access to these areas (see Part 3.3 of this Plan); 
3. How excavated and other materials surplus to construction will be reused or 

recycled and where residual wastes will be disposed (see below); and, 
4. The total percentage of construction waste that will be reused or recycled. 

 
1. Excavated Materials 

Volume / Weight 
 

On Site Reuse 
 
 
 
 
 
 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 
 

12,000 cubic metres / 20,400 Tonnes (Basement 
excavation)  
 
Yes. Keep and reuse topsoil for landscaping. Shore on site. 
Use some for support of retaining walls (Excavated 
Materials are only to be used if the material is not 
contaminated or has been remediated in accordance with 
any requirements specified by any Environmental 
Consultancy engaged to carry out any contamination 
assessment of excavated material).  
 
To be determined (see above comments) 
 
 
To an approved Agency – excavated materials may need to 
be assessed to determine the quality of the material to 
ensure that all excavated material will be acceptable to the 
designated receival authority. 
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2. Bricks 
Volume / Weight 
 
On Site Reuse 
 
 
 
Percentage Reused or 
Recycle 
 
Off Site Destination 
 

5 cubic metres / 5 Tonnes 
 
Clean and remove lime mortar from bricks. Re-use in new 
footings. Broken bricks for internal walls. Crush and reuse 
as drainage backfill. Crushed and used as aggregate. 
 
75% - 90% 
 
 
Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 

 
3. Concrete 

Volume / Weight 
 
On Site Reuse 
 
 
Percentage Reused or 
Recycled 
 
 
Off Site Destination 
 

2.5 cubic metres / 6 Tonnes 
 
Existing driveway to be retained during construction. 
Crushed and used as aggregate, drainage backfill. 
 
60% - 75% 
 
 
 
Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646). 

 
4. Timber  

Volume / Weight 
 
On Site Reuse 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 
 

5 cubic metres / 2 Tonnes 
 
Re-use for formwork and studwork, and for landscaping 
 
65% - 90% 
 
 
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646) 
or, 
Hallinan’s Recycling Centre, 37 Lee Holm Road, St. Marys 
(Tel 02 9833 0883) 
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5. Plasterboard & Fibro 
Volume / Weight 
 

On Site Reuse 
 
 
 

Percentage Reused or 
Recycled 
 

Off Site Destination 
 
 
 
 
 
 

 

2.5 cubic metres / 0.75 Tonnes 
 

Nil – All to be processed off-site. 
 
 

To be determined 
 
 

Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646) 
or, 
other authorised facility. 

 
6. Metals / Steel / Guttering & Downpipes 

Volume / Weight 
 

On Site Reuse 
 

Percentage Reused or 
Recycled 
 

Off Site Destination 
 
 

5 cubic metres / 1.5 Tonnes 
 

No 
 

60 – 90% 
 
 

Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646) 
or, 
Boral Recycling, 3 Thackeray Street, Camelia 
(Tel 9529 4424) 
or, 
Hallinan’s Recycling Centre, 37 Lee Holm Road, St. Marys 
(Tel 02 9833 0883),  
or, 
Jacobson Metaland, 62-70 Silverwater Road, Silverwater 
(Tel 02 9748 2487) 

 
7. Roof Tiles / Tiles 

Volume / Weight 
 

On Site Reuse 
 

Percentage Reused or 
Recycled 
 

Off Site Destination 
 

2 cubic metres / 1.5 Tonnes 
 

Broken up and used as fill. 
 

80% - 90% 
 
 
 

Obsolete Tiles, 3 South Street, Rydalmere. 
(Tel 02 9684 6333) 
or, 
Hallinan’s Recycling Centre, 37 Lee Holm Road, St. Marys 
(Tel 02 9833 0883) 
or, 
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646) 
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8. Plastics  
Volume / Weight 
 
On Site Reuse 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 
 

3 cubic metres / 0.5 Tonne 
 
Nil 
 
80% - 95% 

 
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646) 
or, 
Boral Recycling, 3 Thackeray Street, Camelia 
(Tel 9529 4424) 
or, 
Hallinan’s Recycling Centre, 37 Lee Holm Road, St. Marys 
(Tel 02 9833 0883), or 
Jacobson Metaland, 62-70 Silverwater Road, Silverwater 
(Tel 02 9748 2487) 
or, 
Recycle Works, 45 Parramatta Road, Annandale 
(Tel 02 9517 2711) 

 
9. Glass, Electrical & Light Fittings, PC items 

Volume / Weight 
 
On Site Reuse 
 
Percentage Reused or 
Recycled 
 
Off Site Destination 
 

4 cubic metres / 1.5 Tonne 
 
No 
 
70% - 90% 
 
 
To an approved agency, or agencies. 

 
10. Fixture & Fittings (Doors Fittings, Other Fixtures, etc.) 

Volume 
 
On Site Reuse 
 
Percentage Reused or 
Recycle 
 
Off Site Destination 
 

5 cubic metres / 1.7 Tonnes 
 
Broken up and used as fill. 
 
80% - 90% 

 
Recycle Works, 45 Parramatta Road, Annandale 
(Tel 02 9517 2711) 
 

 
11. Pallets 

Volume / Weight 
 
On Site Reuse 
 
Percentage Reused or 
Recycle 
 
Off Site Destination 
 

12.5 cubic metres / 4 Tonne 
 
No 
 
90% - 100% 
 
 
To an approved agency, or agencies, for reuse and resale. 
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12. Residual Waste 
Volume / Weight 
 

On Site Reuse 
 
Off Site Destination 
 

1,250 cubic metres / 1,250 Tonnes 
 

No  
 
 

Suez Eastern Creel Resource Recovery Park, Wallgrove 
Road, Eastern Creek. Tel 8887 6112 
or, 
Blacktown Waste Services, 920 Richmond Road, Marsden 
Park. Tel 9835 4544 
or,   
Bingo Industries, 3-5 Duck Street, Auburn (Tel 1300 424 
646) 
or, 
other authorised facility 

Notes on calculation of 
volume of residual 
waste 
 
 
 
 

1. In calculating the amount of residual waste produced 
from the demolition of all buildings on site, it is 
estimated that approximately 10% of it, will be 
residual waste. 

2. As all of the materials vary in weight per volume, a 
figure of 1 cubic metre of material is equal to 1 tonne 
in weight has been used.  

 
It is noted that the quantities of materials detailed in this section (Part 3.2) are 
estimates only, based on current industry standards and quantity analysis, and may 
vary due to the prevailing nature of construction constraints, weather conditions, and 
any other unforeseeable activities associated with the construction of the building, 
which are beyond the control of the developer, including but not being limited to theft, 
accidents, and other acts of misadventure.   
 
The facilities and agencies that have been nominated to receive the materials listed 
above have been identified within the NSW waste industry as being a facility or agency 
that will accept the materials specified in each respective table.  
 
The developer understands that any costs associated with the transportation and 
receival of all materials will be their responsibility. 
 
The developer is under no obligation to use any nominated facility or agency, but 
should any alternative arrangements be made, it will be the developers’ responsibility 
to ensure that all demolished materials removed from the site are disposed of, or 
processed, appropriately.  
 
The developer will keep a written record of all documentation associated with the 
transportation, disposal and processing of all materials excess to the construction of 
the building. 
 
Additionally, during the construction of the building, every effort will be made to reduce 
and minimise the amount of building materials excess to construction. 
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3.3 CONSTRUCTION – ON SITE STORAGE OF MATERAILS 
 
During the construction of the buildings, an area will be set aside on the site as a 
compound for the on-site storage of materials prior to their removal from the site. This 
compound will provide for: - 

- Material sorting; 
- Segregation of materials that may be hazardous and which will be required to 

be disposed of; 
- Recovery equipment, such as concrete crushers, chippers, and skip bins; 
- Material storage; and, 
- Access for transport equipment. 

 
Appropriate vehicular access will be provided on and off site, and to the compound, to 
enable the efficient removal of reusable, recyclables, and waste materials.  
 
Prior to the commencement of construction works, the developer will provide Council 
with a ‘Site Plan for the On-Site Storage of Materials at Construction’. This plan will 
show in detail the location of each area within the compound, set aside for the 
segregated storage of all materials involved in the demolition of all buildings on the 
site. 
 
3.4 CONSTRCUCTION – EXCAVATED MATERIAL   
 
All excavated material removed from the site, as a result of any activities associated 
with the construction of the building, must be classified in accordance with the 
Department of Environment, Climate Change and Water NSW Waste Classification 
Guidelines prior to removal, transportation and disposal to an approved waste 
management facility. 
 
All relevant details must be reported to the PCA.   
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PART 4 – GARBAGE CHUTE SYSTEM 
 
4.1 DESIGN REQUIREMENTS  
 
A garbage chute has been incorporated into the building design for the residential 
boarding house component of the building only. The chute system will be a dual chute 
for the reception of both waste and recycling material. All waste chute infrastructure 
and waste storage facilities areas are located in Basement 1 of the building.  
 
Each Garbage Chute System will contain two (2) separate chutes: - 

- one for the reception and transfer of waste; and, 
- one for the reception and transfer of recyclables.  

 
All waste deposited into the waste chutes will discharge into 1100 mobile bins placed 
onto a two (2) bin mechanically operated linear track system in the respective 
bin/chute room in located in Basement 1 as indicated on the Architectural Drawings. 
 
All recyclable material deposited into the recycling chutes will discharge into 1100 
mobile bins placed onto a two (2) bin mechanically operated linear track system in the 
Residential Waste Storage Area (RWSA) located in Basement 1 as indicated on the 
Architectural Drawings. 
 
Each chute will be located adjacent to one another in a ‘Chute Compartment’. Chute 
compartments will be located on each residential floor of the building.  
 
At a minimum each Garbage and Recycling Chute System will be designed to meet 
the following requirements: - 

1. Chutes and service openings must be constructed of metal or other smooth 
faced, durable, fire resistant and impervious material of non-corrosive nature. 

2. Chutes will be cylindrical in section with a minimal internal diameter of 500 mm. 
The diameter around each chute will be a minimum width of 750 mm to allow 
for infrastructure fittings, such as fixing brackets and noise insulation.   

3. Chutes will be vertical without bends or “off-sets” (except for the chute outlets) 
and not be reduced in diameter.  

4. The waste chute will terminate in the Residential Waste Storage Area (RWSA) 
Located in Basement 1 and discharge all waste into an 1100-litre receptacle 
placed onto the 2 Bin Linear track system.  

5. The recycling chute will terminate in the Residential Waste Storage Area 
(RWSA) located in Basement 1 and discharge all recyclable material into an 
1100-litre receptacle placed onto the 2 Bin Linear track system. 

6. The Chute and service openings must be capable of being easily cleaned. 
7. Chutes must be ventilated to ensure that air does not flow from the chute 

through any service opening. 
8. The Garbage Chute systems must comply with the relative provisions of the 

Building Code of Australia, and relevant Australian Standards (e.g., AS1530.4-
2005).  

9. All Linear Bin Systems will be designed, manufactured and installed in 
accordance with relevant Australian Standards and to manufacturers 
specifications. 
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4.2 WASTE CHUTE SYSTEM   
 
A ‘Chute Compartment’ is provided to floor level of the building. Each chute 
compartment is located off the main lobby, on the northern side of the two (2) lifts. 
 
The two (2) chutes will be installed in a fire rated chute compartment. Each chute will 
be fire separated in accordance with the relative provisions of the BCA. 
 
Residents will deposit waste material into the chute inlet hopper, labelled ‘Waste Chute 
– Reception of Garbage Only’. Waste from the chute outlet will fall directly into the 
middle bin on a 2 x 1100 litre mobile waste bin linear track system located under the 
Waste Chute Outlet in the RWSA which is located in Basement 1 as indicated on the 
Architectural Drawings.  
 
Based on Council’s waste generation rates (90-litres of space per unit per week), it is 
anticipated that the 97 rooms will generate 8,730-litres of waste per week, or 
1,247.15-litres per day.  
 
The capacity of the two (2) full 1100-litre bins on the track system is 2,200-litres. The 
chutes will be inspected at least one (1) time every day in order to ensure that waste 
receptacles will be removed when full.  
 
Representatives of the Owners Corporation will monitor all activities associated with 
the use and operation of the chute system, the depositing of waste into it, and the 
operation of the linear track system, in order to ensure that there will be no spillage as 
a result of these activities, and that the system operates effectively. 
 
Representatives of the Owners Corporation will be responsible for transferring full 
1100-litre waste bins from the under the chutes nto the waste bin storage area of the 
RWSA.  
 
4.3 RECYCLING CHUTE   
 
Residents will deposit waste material into the chute inlet hopper, labelled ‘Recycling  
Chute – Reception of Recycling Material Only’. Recycling material from the chute 
outlet will fall directly into the middle bin on a 3 x 1100 litre mobile recycling bin linear 
track system located under the Recycling Chute Outlet in the RWSA which is located 
in Basement 1 as indicated on the Architectural Drawings.  
 
Based on Council’s recycling generation rates (90-litres of space per unit per week), 
it is anticipated that the 97 rooms will generate 8,730-litres of recycling per week, or 
1,247.15-litres per day.  
 
The capacity of the two (2) full 1100-litre bins on the track system is 2,200-litres. The 
chutes will be inspected at least one (1) time every day in order to ensure that 
recycling receptacles will be removed when full.  
 
Representatives of the Owners Corporation will monitor all activities associated with 
the use and operation of the chute system, the depositing of recycling material into it, 
and the operation of the linear track system, in order to ensure that there will be no 
spillage as a result of these activities, and that the system operates effectively. 
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Representatives of the Owners Corporation will be responsible for transferring full 
1100-litre recycling bins from under the chutes, into the recycling bin storage of the 
RWSA.  
 
4.4 LINEAR BIN TRACK SYSTEM  
 
The Linear Track System is to be designed, manufactured and installed strictly in 
accordance with applicable Australian Standards and to manufacturers specifications. 
The systems are to be monitored and serviced on a regular basis.  
 
Any breakdowns or system malfunctions are to be attended to and addressed 
immediately. In the event of any system breakdown, the Owners Corporation shall 
make immediate alternative arrangements to ensure that there is no disruption to the 
provision of scheduled waste and recycling services, and that any spillage from the 
bins is removed and cleaned up immediately. 
 
As required by the provisions of Section 3.5.2 of Council’s ‘Residential Flat Building 
Waste Management Guideline’, sufficient space is provided around the linear tracks 
(900mm on the sides and 1.8m at the end) to allow for maintenance of the system and 
the movement of bins on and off the tracks.    
 
4.5 ON GOING MANAGEMENT & MAINTENANCE OF CHUTE SYSTEM 
 
The Owners Corporation will be responsible for all issues associated with the on-going 
management and maintenance of the Garbage Chute Systems.  
 
These activities will include, but not be limited, to the following: - 

1. Displaying signage indicating appropriate use of all waste management 
systems, including what is and what is not recyclable. 

2. Educating residents in the correct use of the chute, and the need to keep bulky 
items out of the chute systems. 

3. Providing regular maintenance, including cleaning and unblocking chutes. 
4. Regular inspection of the Garbage Chute Compartments, the Garbage Chute 

Outlet Compartments, and the Bin Rooms to ensure that all waste and 
recyclables are managed appropriately. 

5. Educating residents in the correct use of each chute, to ensure that waste 
material is not deposited into the recycling chute, and that recycling material is 
not placed into the waste chute.  

 
In accordance with Council requirements, the following infrastructure will be 
incorporated into the design of all chute rooms: - 

1. Suitable door access for the service of bins; 
2. Where roller doors are provided, an additional service door will be provided 

inclusive of an Abloy key system; 
3. All floors will be finished with a non-slip and smooth and even surface 

covered at all intersections; 
4. The floor will be graded to a central drainage point connected to the sewer; 
5. The room will be fully enclosed and roofed with a minimum internal room 

height in accordance with the BCA 2016 
6. The room is to be provided with an adequate supply of water through a 

centralised mixing valve with hose cock; and. 
7. Incorporation of adequate light and ventilation to meet the requirements of 

the BCA 2016. 
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PART 5 – ON GOING USE OF BUILDING 
 
5.1 OBJECTIVES 
 

1. To ensure that the storage, amenity, and management of waste is sufficient to 
meet the needs of the development. 

2. To ensure that all waste management activities are carried out effectively and 
efficiently, and in a manner that promotes the principles of health, safety, and 
convenience. 

3. To promote waste minimisation practices. 
 
5.2 ASSUMPTIONS 
 
In preparing this proposal, the following assumptions have been made: - 

1. The proposal involves the construction of a seven (7) storey building of mixed 
residential and commercial components. 

2. The residential component comprises of 97 x boarding house rooms (26 singles 
and 71 doubles) – 168 occupants. 

3. The commercial component contains two (2) x ground floor commercial units 
and three (3) on Level 1 with a combined floor area of 314sqm.  

4. For the boarding house component, a dedicated Residential Waste Storage 
Area (RWSA) is provided for the storage of all waste and recycling bins 
allocated for all 97 rooms. 

5. The RWSA is located on the eastern side of the basement as indicated on the 
Architectural Drawings. 

6. For the Boarding House component of the development, the following 
provisions will apply: 
a) All waste material will be stored for servicing in 4 x 1100-litre mobile bins, 
b) All recycling material will be stored for servicing in 4 x 1100-litre mobile bins, 
c) All waste services will be provided two (2) days per week. 
d) All recycling services will be provided two (2) days per week 
e) The number and size of bins have been calculated from information 

provided by Penrith City Council in relation to waste and recycling 
generation rates as they are applied to Boarding House developments. 

f) All waste, recycling, and green waste services will take place from a loading 
bay located next to the WSA 

g) Due to limitations on the ceiling height under the first floor level (2.5m), the 
loading bay has been designed to accommodate a rear loading SRV 
collection vehicle. 

h) As the Boarding House is classified as a commercial development, all waste 
and recycling services will be provided by a private licensed waste and 
recycling collection contractor. 

7. For the Commercial component of the development, the following provisions 
will apply: 
a) A Commercial Waste Storage Area (CWSA) is provided for the storage of 

all waste and recycling bins allocated for the three (3) commercial units. 
b) The CWSA is located on the eastern side of the basement as indicated on 

the Architectural Drawings, 
c) All waste material will be stored for servicing in 2 x 1100-litre mobile bins, 
d) All recycling material will be stored for servicing in 2 x 1100-litre mobile bins, 
e) All waste services will be provided once (1) per week. 
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f) All recycling services will be provided once (1) per week 
g) The number and size of bins have been calculated from information 

provided by Penrith City Council in relation to waste and recycling 
generation rates as they are applied to commercial land use activities. 

h) All waste, commercial waste and recycling services will take place from a 
loading bay located next to the WSA 

i) All commercial waste and recycling services will be provided by a private 
licensed waste and recycling collection contractor. 

8. The Owners Corporation shall appoint a Building Manager whose 
responsibilities will include ensuring all waste management activities are 
carried out in accordance with this WMP. 

 
5.3 WASTE HANDLING & MANAGEMENT  
 
All boarding house occupants will be responsible for depositing their waste and 
recycling material into the appropriate bins.  
 
All waste is to be placed in the red lidded waste bins. All recyclable material is to be 
placed in the yellow lidded recycling bins.  
 
All waste and recyclables should be appropriately bagged or wrapped prior to being 
deposited into the designated bin. 
 
Appropriate signage will be erected in the WSA to assist the occupants of the building 
in placing their waste and recyclables into the appropriate bins.  
 
5.4 WASTE & RECYCLING – SERVICE REQUIREMENTS 
 
All waste and recycling materials will be stored in approved receptacles of an 
appropriate size as specified in this WMP.  
 
The lids of the bins shall be closed at all times to reduce litter, stormwater pollution, 
odour, and vermin. 
 
The Council in general requires that colour coded receptacle lids that distinguish each 
service component are to be provided: - 

- Waste Service – Red Lidded receptacle;  
- Recycling Service – Yellow Lidded receptacle; and, 
- Green Waste – Green Lidded receptacle.  

 
5.5 RESIDENTIAL WASTE & RECYCLING – SERVICE ARRANGEMENTS 
 
The following table (Table 1) specifies the criteria for waste and recycling generation 
rates (as specified by Penrith City Council) based on advice from Council Officers and 
from information contained in Council’s Multi-Unit Dwellings Waste Management 
Guidelines:  

- Waste – 120 litres of bin space per room per week; 
- Recycling – 120 litres of bin space per unit per week; and, 
- Green Waste – Optional service – No service (see page 24). 
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Due to the minimal amount of external green space, all green waste generated from 
the use and occupation of the building will be disposed of by a professional landscape 
contractor. 
 
For Boarding House establishments Council applies a discount rate of 75% for both 
waste and recycling, because they consider generation rates are less intense than fir 
traditional forms of multi-unit housing.   
 

TABLE 1 – WASTE & RECYCLING GENERATION RATES 
 

SERVICE 
TYPE 

ROOMS BIN 
SPACE 
PER RM 

BIN 
DISCOUNT 

RATE  

TOTAL 
SPACE 

REQUIRED 

BINS 
SIZE 

 

SERVICES 
PER 

WEEK 

BINS 
REQ’D 

BINS 
PROVIDED 

Waste 97    120   75% 8,730 1100 2 3.97    4 
Recycling 97    120   75% 8.730 1100 2 3.97    4 

 
The following table (Table 2) specifies the proposed bin servicing requirements for the 
building and is based on the above waste and recycling generation rates: - 

 
TABLE 2 – PROPOSED SERVICING ARRANGEMENTS 

 

WASTE RECYCLING 
4 x 1100 litre bins 

Two (2) Services per Week 
4 x 1100-litre bins 

Two (2) Services per Week  
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5.6 PROVISION OF RESIDENTIAL WASTE & RECYCLING SERVICES 
 
5.6.1 Waste and Recycling Collection Service Provider Details 
 

All waste and recycling services will be provided by a licensed private contractor  
 
5.6.2 Details of Mobile Containers 
 
In relation to the size and design of the waste and recycling mobile bins, the following 
technical information is provided: - 

CONTAINER TYPE  HEIGHT 
(metres) 

DEPTH 
(metres) 

WIDTH 
(metres) 

   1100-litre mobile container 1.470 1.245 1.370 
 
5.6.3 Waste & Recycling Requirements  
 
Waste and recycling requirements are provided in the table below. 
 

TABLE 3 – RESIDENTIAL WASTE & RECYCLING SERVICES 

SERVICE NUMBER OF CONTAINERS  COLLECTION FREQUENCY 
Waste Service      4 x 1100-litre mobile containers Two (2) Services per Week 
Recycling Service      4 x 1100-litre mobile containers Two (2) Services per Week 

 
5.6.4 Location, Design, and Construction of Residential Waste Storage Area  
 
The main Residential Waste Storage Area (RWSA) is located on the eastern side of 
the ground floor level of the building.  
 
The RWSA will be an enclosed rectangular structure, measuring 7.0m x 5.0m, with a 
floor area of approximately 35.0sqm. Within its confines will be the following: 

- The 2 x 1100-litre linear track waste chute system, 
- The 2 x 1100-litre linear track recycling chute, 
- Storage space for 2 x 1100-litre mobile waste bins, and, 
- Storage space for 2 x 1100-litre recycling bins. 

 
A secondary WSA will also be provided for the storage of 2 x 1100-ltre waste bins and 
2 x 1100-litre recycling bins. It is located next to the Commercial Waste Storage Area 
(CWSA) as indicated on the Architectural Drawings.   
 
5.6.5 Collection Area / Loading Bay 
 
All waste and recycling collection services will be provided from a loading bay located 
adjacent to the RWSA. The loading bay has been designed to accommodate arear 
loading SRV with the following (approximate) design specifications: 

- Length – 6.4m, 
- Height – 2.2m (maximum), and, 
- Width – 2.5m. 

 
Due to the design of the building, it is not possible for Council’s collection vehicle to 
access the basement, as such all residential waste and recycling services to the 
development will be provided by a licensed private waste and recycling collection 
vehicle using a rear loading SRV collection vehicle. 
 
Based on industry sources, it is understood that there are a number of private waste 
and recycling collection contractors who have resources, including SRV’s, and who 
would be willing to provide these services to the development.    

Version: 1, Version Date: 16/02/2022
Document Set ID: 9914442



26 
 

An example of a typical SRV is provided below. 

 
All services will be carried out, outside of normal business house between 5.00am and 
7.00am on each collection day, when there is minimal pedestrian and vehicular activity 
so as to minimise the impact of collections on the amenity of the area. 
 
A Traffic Management Report provided by PDC Consultants submitted with the DA 
Package has provided the following statement in regard to the proposal: 

1. Given the low trip generation of the site we propose this manoeuvre is most 
practical. Waste collection will be completed outside peak traffic times i.e., AM 
& PM peaks when residents are leaving and returning to / from work.   

2. In the unlikely event a vehicle enters the site at the same time a truck is 
reversing there is sufficient sight distance for the vehicle to see and wait on the 
ramp until the truck is parked. We can provide a little more detail in our report, 
however we are happy to support this reverse manoeuvre. 

 

 
 

SWEPT PATH DETAILS 
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5.6.6 Servicing Arrangements – Waste Collections 
 
All waste services will be provided by a licensed private waste and recycling collection 
contractor. All waste collections will take place from the loading bay as detailed in 
Part 5.6.5 on pages 25 and 26.  
 
The waste bins will be presented for servicing by the contractor’s representative and 
returned to the RWSA, as soon as serving has been completed. 
 
The waste bins will be serviced two (2) days per week on days to be determined.  
 
All 4 x 1100-litre waste bins will be serviced on each collection day. 
 
5.6.7 Servicing Arrangements – Recycling Collections 
 
All recycling services will be provided by a licensed private waste and recycling 
collection contractor. All recycling collections will take place from the loading bay as 
detailed in Part 5.6.5 on pages 25 and 26.  
 
The recycling bins will be presented for servicing by the contractor’s representative and 
returned to the RWSA, as soon as serving has been completed. 
 
The recycling bins will be serviced two (2) days per week on days to be determined.  
 
All 4 x 1100-litre recycling bins will be serviced on each collection day. 
 
5.7 GREEN WASTE 
 
Due to the minimal amount of external green space, all green waste generated from 
the use and occupation of the building will be disposed of by a professional landscape 
contractor. 
 
5.8 BULKY WASTE AREA 
 
As required by Council, a bulky waste storage area will be provided. The area is 
located adjacent to the Waste Storage Area as indicated on the Architectural 
Drawings. It has an area of 12.0sqm. The doorway to the Bulky Waste Area will be 
1.5m in width. 
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5.9 COMMERCIAL WASTE & RECYCLING SERVICES 
 
5.9.1 Details of Commercial Land Uses 
 
Details of the commercial units are provided in the table below. 

 
TABLE 3 – COMMERCIAL UNITS 
 

 
TENANCY 

 
PROPOSED USE 

 
LOCATION 

 
FLOOR AREA 

(Sqm) 
 Commercial 1  To be Determined  Ground Floor 214 
 Commercial 2  To be Determined  Ground Floor 

  
150 

 Commercial 3  To be Determined  Ground Floor 170 
 
Notwithstanding the fact that the use of each unit has yet to be determined, for the 
purposes of this WMP it will be assumed that they will be used as follows: 

- Commercial 1 – Retail shop (no food), 
- Commercial 2 – Professional Office,  
- Commercial 3 – Takeaway Café, and, 

 
5.9.2 Waste & Recycling Generation Rates 
 
The Table below (Table 4) details the waste and recycling generation rates for the land 
uses proposed. These rates have been obtained from the EPA’s Better Practice Waste 
Management Guide as Council’s guidelines do not provide for Waste and Recycling 
Generation Rates for commercial land use activities.  

 
TABLE 4 – WASTE & RECYCLING GENERATION RATES FOR COMMERCIAL  

LAND USE ACTIVITIES 
 

SERVICE LAND USE WASTE & RECYCLING GENERATION RATES 
Waste Retail (No Food)    50 litres of waste per 100sqm of floor area per day – more than 100sqm  
Recycling Retail (No Food) 100 litres of recyclables per 100sqm of floor area per day 
Waste Office    10 litres of waste per 100sqm of floor area per day  
Recycling Office    15 litres of recyclables per 100sqm of floor area per day 
Waste Takeaway Food Shop  120 litres of waste per 100sqm of floor area per day  
Recycling Takeaway Food Shop    60 litres of recyclables per 100sqm of floor area per day 

 
5.9.3 Commercial Waste Service Requirements  
 
The following table (Table 5) specifies the criteria for waste generation rates (as 
specified in Part 5.8.2. 
 

TABLE 5 – COMMERCIAL WASTE GENERATION RATES & SERVICE 
REQUIREMENTS 

 

DESCRIPTION UNIT 1 
Retail (No Food) 

UNIT 2  
Office 

UNIT 3 
 Takeaway Café     

Waste Generation Rate 50L/100sqm Floor Area/Day 10L/100sqm Floor Area/Day 120L/100sqm Floor 
 Total Floor Area 214sqm 150sqm 170sqm 

Waste Generation/Week 50 x 214 / 100 x 6 (Days) 10 x 150 / 100 x 6 (Days) 120 x 170 / 100 x 7 (Days) 
Space Required/Week 642.00 90.00 1,428.00 

 

TOTAL SPACE 
REQUIRED ALL UNITS 

 

 2,160.00-litres of Space to be serviced per Week 
 
 

SERVICE 
REQUIREMENTS 

(2,200-Litres of Space Serviced per Week) 
2 x 1100-litre waste bins – serviced one (1) day per week 

 
It is considered that the most efficient, economic and practical method of providing 
waste services to all units would be to have one (1) service provider doing all 
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services.  
 
It is considered that the above arrangements would comply with all service 
requirements. All commercial waste services will be provided by a licensed private 
waste contractor. 
 
Commercial arrangements for the provision of all waste services are to take place 
generally, in accordance with the abovementioned provisions.  
 
If the Owners Corporation chooses to enter into individual arrangements with each 
tenant, where different service providers are used for each or some of the units in 
unison, all waste services would need to be provided in an appropriate number of 
waste bins and at such frequencies to meet the waste generation rates specified 
above.  
 
Alternate bins sizes and, or collection frequencies, may be employed to achieve 
these rates. However, appropriate records are to be maintained to ensure that all 
service requirements are achieved.  
 
All commercial waste services are to be undertaken in a manner that will not adversely 
impact on the principles of health, safety or convenience. 
 
A Service Agreement will be entered into between the Owners Corporation and the 
appointed Contractor describing the manner in which all commercial waste services 
will be provided. A copy of this agreement will be provided to the Council upon 
request. 
 
5.9.4 Commercial Recycling Service Requirements 
 
The following table (Table 6) specifies the criteria for recycling generation rates (as 
specified in Part 5.8.2. 
 

TABLE 6 – COMMERCIAL RECYCLING GENERATION RATES & SERVICE 
REQUIREMENTS 

 

DESCRIPTION UNIT 1 
Retail (No Food) 

UNIT 2  
Office 

UNIT 3 
 Takeaway Café     

Recycling Generation Rate 100L/100sqm Floor Area/Day 15L/100sqm Floor Area/Day 60L/100sqm Floor 
 Total Floor Area 214sqm 150sqm 170sqm 

Recycling Generation/Week 100 x 214 / 100 x 6 (Days) 15 x 150 / 100 x 6 (Days) 60 x 170 / 100 x 7 (Days) 
Space Required/Week 1,284.00 135.00 714.00 

 

TOTAL SPACE 
REQUIRED ALL UNITS 

 

 2,133.00-litres of Space to be serviced per Week 
 

SERVICE 
REQUIREMENTS 

(2,200-Litres of Space Serviced per Week) 
2 x 1100-litre recycling bins – serviced one (1) day per week  

 
It is considered that the most efficient, economic and practical method of providing 
recycling services to all units would be to have one (1) service provider doing all 
services.  
 
It is considered that the above arrangements would comply with all service 
requirements. All commercial recycling services will be provided by a licensed private 
waste contractor. 
 
Commercial arrangements for the provision of all recycling services are to take place 
generally, in accordance with the abovementioned provisions.  
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If the Owners Corporation chooses to enter into individual arrangements with each 
tenant, where different service providers are used for each or some of the units in 
unison, all recycling services would need to be provided in an appropriate number of 
waste bins and at such frequencies to meet the recycling generation rates specified 
above.  
 
Alternate bins sizes and, or collection frequencies, may be employed to achieve 
these rates. However, appropriate records are to be maintained to ensure that all 
service requirements are achieved.  
 
All commercial recycling services are to be undertaken in a manner that will not 
adversely impact on the principles of health, safety or convenience. 
 
A Service Agreement will be entered into between the Owners Corporation and the 
appointed Contractor describing the manner in which all commercial recycling 
services will be provided. A copy of this agreement will be provided to the Council. 
 
5.9.5 Storage of Commercial Waste and Recycling Bins 
 
A Commercial Waste Storage Area (CWSA), is provided for the storage of all waste 
and recycling bins associated with the use and occupation of all commercial and retail 
units within the complex. 
 
The Commercial WSA is located on the ground floor as indicated on the Architectural 
Drawings. It is an enclosed structure, measuring 4.50m x 2.67m with an area of 
12sqm, and will provide space for: 
- 2 x 1100-litre waste bins, and, 
- 2 x 1100-litre recycling bins. 
 
All waste and recycling material derived from all commercial units will be stored within 
the confines of the CWSA at all times. 
 
The Owners Corporation will be responsible for ensuring that all commercial waste 
and recycling services are undertaken in an efficient manner that will promote the 
principles of health, safety and convenience and not impact negatively on the amenity 
of the complex and its surrounds. 
 
5.9.6 Provision of Commercial Waste and Recycling Services  
 
All commercial waste and recycling services will be provided by a licensed private 
waste and recycling collection contractor, using a rear loading collection vehicle, that 
will enable all collections to be carried out effectively and efficiently, and in a manner 
that will aim not impact negatively on the principles of health, safety or convenience. 
 
All services are to be undertaken in an efficient manner that will promote the 
principles of health, safety and convenience and not impact negatively on the amenity 
of the complex and its surrounds. 
 
All services will be provided from the loading bay as indicated on the Architectural 
Drawings. All waste and recycling bins will be returned to the CWSA immediately after 
they have been serviced. 
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5.10 ON GOING OPERATION, USE & MAINTENANCE OF WASTE MANAGEMENT 
FACILITIES 
 
All waste management facilities will be maintained in a clean and hygienic condition 
that will promote the principles of health, safety and convenience. 
 
In order to achieve these objectives, the following facilities and devices will be 
required: - 

1. The walls and floors of the Waste Storage Area is to be constructed of smooth 
faced masonry or concrete, and all walls will be painted with light coloured and 
washable paint. 

2. The junction between all floors and walls will be coved and sealed up to 100mm 
above the floor level, in order to eliminate the build-up of dirt and grime.  

3. Appropriate washing facilities will be provided to the WSA. 
4. The WSA will be washed and cleaned on a regular basis. 
5. All mobile bins will be washed and cleaned on a regular basis. 
6. All electrical equipment, including the provision of lighting, will be installed in 

accordance with the relevant Australian Standards. 
7. Natural and mechanical ventilation will be required to be installed within all 

waste storage facilities in accordance with the relative provisions of the Building 
Code of Australia. 

8. Appropriate signage will be displayed clearly identifying waste and recycling 
bins and the WSA. 

9. Appropriate signage will be erected within the WSA, providing instruction on 
how to use waste and recycling facilities, including what is and what is not 
recyclable. 

10. The Owners Corporation will be responsible for ensuring that all waste and 
recyclable matter and materials are placed and stored within the appropriate 
containers provided. 
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PART 5 – SUMMARY 
5.1 SUMMARY 

In summarising this proposal, the following information is provided: 
1. This Waste Management Plan (WMP) has been developed and documented in

accordance with the Penrith City Council’s Waste Management DCP.
2. The number and size of bins have been calculated from information provided

by Penrith City Council and from the Council’s Waste Management DCP
Appendix F5 ‘Technical Information – Waste and Recycling Generation Rates’
(Table F5.8), page F5-34.

3. As the use and operation of a boarding house is considered a commercial
enterprise, all waste and recycling services will be provided by a licensed
private waste collection contractor.

4. The Owners Corporation will be responsible for ensuring that all on-going waste
management activities are carried out in accordance with the provisions of this
Waste Management Plan.

5. The WMP aims to promote the use of recyclable materials in the excavation,
demolition, construction and on-going operation of the building;

6. The WMP aims to ensure the design of waste and recycling storage facilities
are of an adequate size, appropriate for the intended use of the building,
hygienic with safe and manoeuvrable access.

7. The WMP aims to ensure that the provision of waste and recycling services to
the completed buildings are carried out in an efficient manner, which will
promote the principles of health, safety and convenience.

This is a unique development with a unique set of arrangements for its waste 
management activities.  

The measures set out in this WMP aim to demonstrate that all such activities will be 
carried out effectively and efficiently, in a healthy, safe and convenient manner, to 
acceptable community standards, and to the requirements of Penrith City Council. 

__________________________________________________ 
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