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Executive Summary

This Statement of Environmental Effects (SEE) has been prepared by Urbis Pty Ltd on behalf of Zeftco
Pty Ltd (the Proponent). This SEE accompanies a Development Application (DA) to Penrith City Council,
prepared under Part 4 of the Environmental Planning and Assessment Act 1979, seeking approval for the
development of 28-32 Somerset Street, Kingswood (the site).

The proposed development comprises construction of a six- storey mixed-use building, comprising 54
apartments and a commercial tenancy, with associated basement car-parking and landscaping.

This application has been the subject of a formal Urban Design Review Panel meeting on 16 September
2016, a formal pre-lodgement meeting on 10 November 2015 and additional informal meetings at Penrith
City Council, which have resulted in amendments to the proposed design.

The proposal has been considered under the provisions of Section 79 C (1) of the Environmental
Planning and Assessment Act. The proposal is considered acceptable and worthy of approval for the
following reasons:

= The proposal is consistent with State and subregional strategic planning objectives.

= The proposal satisfies the applicable local and state planning policies, namely demonstrating
high levels of compliance with the:

Land use zoning and objectives;
— Residential density controls;

— Apartment size and mix in accordance with the Apartment Design Guide, exceeding the minimum
internal area; and

— Development Control Plan objectives and controls, including deep soil planting and site coverage.
= The proposal achieves a high level of residential amenity.
= The design responds positively to the site conditions and the surrounding urban environment.

= The proposal is in the public interest, contributing to the liveability of the Penrith Health and
Education Precinct through the provision of quality housing stock in proximity to Nepean Hospital and
Penrith City Centre.

The proposed development provides a high quality outcome for the site, the neighbouring residential
properties, and the future residents of Kingswood, and will have an overall positive social and economic
impact. Specifically:

= The proposal will deliver high-quality residential development in an area accessible to public
transport, the Penrith Health and Education Precinct, shops, community facilities, and employment It
will contribute a number of jobs through the construction phase of the development, as well as on-
going maintenance employment opportunities and operation of the commercial tenancy.

= The proposal will provide a mix of housing types, with varying layouts and sizes, which will
accommodate a variety of households and meet a range of needs. Housing types include a range of
one, two and three-bedroom apartments, as well as adaptable housing.

= The proposal will enhance the amenity and environment of the local area, providing generous
landscape setbacks with deep soil tree planting.

URBIS
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= The proposal will maximise the use of existing public transport infrastructure, walking and cycling by
locating residents and workers in an accessible location that is close to a range of public transport
and other services.

= The proposal will improve the interface between the existing Penrith Health and Education Precinct to
the west, and the low density residential properties to the north, south and east.

= The proposal will create an acceptable transition in scale, by providing a 2-4 storey podium like
structure, with upper levels setback. The varying setbacks and highly articulated expression of
facades using horizontal and vertical elements will break up the large expanses of facades. The intent
of which is to minimise potential overshadowing, privacy and visual impacts on adjacent residential
properties.

= Appropriate separation distances are provided to the adjacent residential properties, and will not
unreasonably impede on future redevelopment opportunities for adjacent sites.

= The proposal will contribute towards the social and economic wellbeing of Kingswood and the wider
Penrith Local Government Area.

2 URBIS
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1 Introduction

This Statement of Environmental Effects (SEE) has been prepared by Urbis Pty Ltd on behalf of Zeftco
Pty Ltd (the Proponent). This SEE accompanies a Development Application (DA) to Penrith City Council,
prepared under Part 4 of the Environmental Planning and Assessment Act 1979, seeking approval for the
development of 28-32 Somerset Street, Kingswood (the site).

In summary, the following works are proposed:

= Demolition of the existing residential dwellings at 28 and 30 Somerset Street and removal of all
vegetation and ancillary structures at 28, 30 and 32 Somerset Street

= Construction of a six-storey mixed use building, comprising 54 one, two and three bedroom
apartments, 184m? commercial premises tenancy, two levels of basement car-parking, and
associated landscaping at 28, 30 and 32 Somerset Street.

FIGURE 1 - PERSPECTIVE VIEW- LOOKING SOUTH-EAST FROM SOMERSET STREET

1.1 STRUCTURE OF THE REPORT

This SEE is based on the Architectural Drawings prepared by Plus Architecture (refer Appendix A) and
other supporting technical information appended to this report (see Table 1), and provides the following:

= Section 2- provides a detailed analysis of background information;
= Section 3- provides a description of the site and context;

= Section 4- provides a detailed description of the proposed development;
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= Section 5 and 6- provides an assessment of relevant matters under Section 79C (1) of the
Environmental Planning and Assessment Act 1979; and

= Section 7- provides a summary and conclusion of the proposal.

1.2 PROJECT TEAM

A number of specialist consultants were engaged to assist in the preparation of the application, including

TABLE 1 - PROJECT TEAM

COMPANY INPUT REFERENCE
Coutts Quantity Surveyor Report Under separate cover
Plus Architecture Architectural Plans (including Survey Plan =~ Appendix A
and Sketch Plan of future development)
Plus Architecture Architectural Statement including Design Appendix B
Verification Quality Statement and
Apartment Design Guide Compliance
Assessment
Arcadia Landscape Plans and Report Appendix C
Urbis DCP Compliance Assessment Appendix D
Urbis Clause 4.6 Variation Appendix E
Naturally Trees Aboricultural Assessment Appendix F
Douglas Partners Phase 1 Contamination Report Appendix G
Douglas Partners Geotechnical Report Appendix H
Leigh Design Waste Management Plan Appendix |
Northrop Civil Plans Appendix J
Northrop Stormwater Management Report including Appendix K
WSUD Strategy and MUSIC Modelling
Northrop Services and Utility Report Appendix L
AED Accessibility Report Appendix M
SLR Consultants Acoustic Report Appendix N
The Transport Planning Partnership  Traffic Impact Assessment Appendix O

4
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COMPANY

Inhabit Group

Inhabit Group

Inhabit Group

Inhabit Group

Inhabit Group

Olsson Fire and Risk Consulting
Engineers

Pure Projects
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BASIX Certificate

BASIX Stamped Drawings

NatHERS and ABSA Certificates

Residential Thermal Performance
Specification

BCA Section J Report

Fire Engineering Statement

Construction Waste Management Plan
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Z Background

2.1 URBAN DESIGN REVIEW PANEL

A Council Urban Design Review Panel meeting was held on 16 September 2016 with Council’s Senior
Assessment Officers. Following this meeting where advice was provided, the proposed concept plans

were amended to address the matters raised. The relevant matters raised in the minutes produced by
Council on 2 October 2015 and our responses to each is provided in Table 2 below.

TABLE 2 — URBAN DESIGN REVIEW PANEL ADVICE MATTERS

ITEM MATTER RESPONSE REFERENCE

1i Context and compatibility =~ The amended proposal is contingent upon the Architectural Plans
with streetscape character potential for redevelopment of neighbouring Appendix A
requires further properties, whereby appropriate setbacks have been
investigation. provided. In addition, the built form has been stepped

and layered to achieve reasonable compatibility with
the scale of the neighbouring single storey cottages,
if redevelopment does not proceed in a timely

manner.
1ii Potential for multi-storey =~ The amended proposal has been designed to Architectural Plans
redevelopment on the accommodate the potential redevelopment of 26 Appendix A

property that adjoins the Somerset Street to the north. Although the

site’s north-western corner development does not meet the numerical
requirement by providing 3 metre setbacks to the
northern boundary, appropriate privacy measures
have been incorporated. It has also been
demonstrated that redevelopment of 26 Somerset
Street would be oriented to the north, away from the

site.
2i Proposed setbacks appear Private open space and landscaped planter boxes Architectural Plans-
to be suitable, however are provided within the frontage to Somerset Street, Appendix A
common areas at ground  providing additional and reasonable residential
level require amenity. Further a commercial tenancy is provided at
reconfiguration. the south-western corner of the site, to be accessed

from the street. A communal open space is provided
at ground level.

2ii Setbacks from the Deep soil landscaping is proposed to be provided Landscape Plan
northern and eastern along the northern and eastern boundaries. Appendix C
boundaries are capable of
accommodating deep soil
landscaping which is
necessary to provide
appropriate backdrops to
residential neighbours.

6 URBIS
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ITEM MATTER

2iii The entrance lobby should
provide a wider ‘line-of-
sight’ connection together
with direct pedestrian
access to the communal
open spaces which is
located next to the eastern
boundary.

URBIS
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RESPONSE

As discussed at the pre-lodgement meeting, the
narrow east-west alignment of the development, and
provision of the fire stairs, lift lobby and ramp, are a
constraint, when trying to provide a direct line of sight

from the communal open space to Somerset Street.

The current proposal involves a more resolved
solution, which attempts to incorporate sight lines and
landscaping within the development at all levels. The
proposal introduces a multi-storey planter and
seating area, which provides a glazed outlook from
inside the development onto Somerset Street, from
the lift spaces on each level (refer to image below).

In addition, a linear planter box is provided which

along the ground floor corridor from the Somerset

Street entrance to the lift lobby space (refer to image
below).

|
=

A

The outcome is improved amenity for residents at all
levels.

REFERENCE

Architectural Plans
Appendix A

and Landscape
Plans and Report
Appendix C



ITEM

2iv

3ii and
3iv

4i

4ii

MATTER

In the event that provision
for loading of garbage
does not meet the
Council’s current
requirements,
reconfiguration of loading
and storage areas would
be necessary.

Bonus height of 3.6m
requires an aggregated
height increase of 1m for
ceilings on two levels (ie a
nett benefit of 2.6m which
is less than one storey).

Alternatively a six storey
development with ceiling
heights of 2.7m and a roof
garden could be achieved
via a clause 4.6 variation.

The proposed building
form should be refined in
order to demonstrate
satisfactory scale
relationships with
neighbouring properties.

Setbacks that are less
than specified by the ADG
are not inherently
unacceptable. This is
subject to capability to
accommodate deep soil
landscaping at ground
level, and appropriate
orientations for apartments
together with design
solutions for facades that
would permit outlooks and
do not compromise mutual
privacy for the site and its
neighbours.

Document Set ID: 7224924
Version: 1, Version Date: 30/06/2016

RESPONSE

In response to feedback, reconfiguration of the
loading and storage areas has taken place as per
Council’s requirements, and waste collection has
been relocated to the basement.

The UDRP noted that increased floor to ceiling
heights merely to achieve the 3.6m (20%) height
bonus would have a negative impact on the overall
height, and that a Clause 4.6 could be considered as
an alternative given.

A Clause 4.6 variation is submitted in support of the
proposed development.

Further investigation and consideration of future
redevelopments on neighbouring properties was
undertaken to inform the final proposed development.
A sketch plan of how adjacent properties might be
developed has been provided as part of this
Development Application, importantly highlighting the
proposed development does not impede on future
developments.

Although not all setbacks are compliant with the
ADG, suitable provision of deep soil landscaping, in
excess of the ADG, has been provided. Further a
number of privacy mitigation measures are in place
and include landscaping and planter boxes at ground
level, screening and deep balconies to apartments
which are orientated towards the common boundary.
Further commentary on setbacks is provided at
Section 6.2.2 of the SEE and in the Architect's
statement.

REFERENCE

Traffic Impact
Assessment
Appendix O

Clause 4.6 Variation
Appendix E

Architectural Plans-
Appendix A

SEE Section 6.2.2.
and

Design Verification
Statement
Appendix B
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ITEM MATTER RESPONSE REFERENCE

5i Common hallways require ~ The proposed development has been amended to Architectural Plans
reconsideration. incorporate two light slots on all levels of corridors in  Appendix A
the development, providing daylight and ventilation
toward the northern and southern ends. The hallways
and common areas of the project are generous in
size and provide significant natural light, outlook, and
seating/landscape areas and are considered
exemplary in their quality for a project of this scale.

6i Detailed design of facades = The treatment and materiality of the proposed Architectural Plans
should respond to facades are highly variable and softer than that Appendix A
environmental constraints  originally proposed, including both vertical and
that relate to the character  horizontal elements, breaking up the ‘solidity’ of the
and residential amenity. facades. Screened elements such as balconies are
also used at the building’s corners.

6ii DA documentation is to Large scale sections, elevations, and a materials Architectural Plans
include large scale sections schedule has been provided as part of the lodgement Appendix A
and elevations together with material.
thumbnail images of
proposed materials and
finishes in order to fully-
describe the design of
proposed facades.

2.2 PRE-LODGEMENT MEETING

A formal Pre-Lodgement meeting was held on 10 November 2015 with Council’s Senior Assessment
Officers. The relevant matters raised in the minutes produced by Council on 24 November 2015 and our
responses to each is provided in Table 3 below.

TABLE 3 — PRE-LODGEMENT ADVICE MATTERS

ITEM MATTER RESPONSE REFERENCE
1 The final design shall address and All matters raised by the Urban Design Table 2
respond to advice provided by Review Panel have been appropriately

Council’'s Urban Design Review Panel. addressed.

2 The site is situated within the Medical = The development has been amended to -
Mixed Use Precinct of the DCP. A accommodate a commercial tenancy,
mixed use development ratherthana  and thus meets Council’s requirement for
residential flat building is considered a mixed use development. The concept
more appropriate form of development of providing a single tenancy was
for the site. The development would be accepted in principle by Council staff
entitled to benefit from 20% height during subsequent pre-lodgement
bonus (i.e. a maximum height of

URBIS
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ITEM

10

MATTER

21.6m) in accordance with Clause 7.11
of the Penrith LEP 2010.

The existing street trees adjacent to
the site frontage are an important
streetscape element and should as far
as possible be retained as part of the
development.

The application should demonstrate
that the downstream stormwater
system has adequate capacity to
accommodate stormwater flows
generated from the development. This
may require the provision of on-site
stormwater infrastructure to increase
capacity.

Extension of the existing underground
stormwater infrastructure in Hargrave
Street will be required to service the
proposed development. Alternatively,
the development will require an
easement(s) to drain stormwater over
downstream properties. In this regard,
written owner’s consent from affected
property owners for the provision of the
easement(s) will be required as part of
the Development Application.

The application shall be accompanied
by a WSUD strategy prepared by a
suitable qualified person. This is also to
include MUSIC modelling and address
water conservation, water quality,
water quantity and operational and
maintenance matters.

Waste management arrangements for
the development shall be in
accordance with the following
parameters:

Document Set ID: 7224924
Version: 1, Version Date: 30/06/2016

RESPONSE

discussions.

An Arboricultural Assessment has been
prepared in support of the proposed
development. All existing street trees
adjacent to the site are to be retained
and protected.

A Stormwater Management Report has
been prepared, demonstrating that the
proposed development has adequate
capacity to accommodate stormwater
flows generated from the development
using a pit and pipe network.

The Stormwater Management Report

prepared by Northrop demonstrates that
the stormwater generated across the site

will be captured and conveyed across
the site via an in-ground stormwater pit
and pipe network. Northrop have

considered Council’'s comments made at

the pre-lodgement meeting, and advise

that the stormwater design of the pit and

pipe network is in line with Penrith City
Council’s requirements, in particular
Section 4.1 of the DCP, Section 4.1-
Stormwater Drainage for Building
Developments.

The Stormwater Management Report is
accompanied by a WSUD Strategy,
which includes MUSIC modelling, and
addresses water conservation, water
quality, water quantity and operational
and maintenance matters. A digital
MUSIC model file can be provided on
request.

A Waste Management Plan has been
prepared by Leigh Design. The waste
solution complies with all of Council's
requirements.

REFERENCE

Arboricultural
Assessment
Appendix F

Stormwater
Management Report
Appendix K

Stormwater
Management Report
Appendix K

Stormwater
Management Report
including WSUD
Strategy and MUSIC
Modelling

Appendix K

Appendix |
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ITEM MATTER RESPONSE REFERENCE

(a) Dual (recycling/residual waste)
garbage chute system with linear
carousel and compactor.

(b) Waste storage and collection room
accommodating the requisite
number of 1,100 litre bins.

(c) Secure bulky waste storage and
collection room.

(d) On-site garbage truck loading bay
for waste collection. Arrangements
necessitating the reversing of
garbage trucks will not be permitted.

8 The basement car park will be required Residential, visitor and waste access will -
to accommodate secure access for be granted via security pass or intercom.
future residents. Unimpeded access
will also need to be maintained for
visitor car spaces.

9 The application shall be supported by a A Geotechnical Report has been Geotechnical Report
geotechnical report prepared by a prepared by Douglas Partners, which Appendix H
suitably qualified person in relation to  includes specific recommendations
the basement car park and should around basement design and
include consideration of, but not limited construction, including groundwater.
to, groundwater movement salinity and
contamination.

2.3 SUBSEQUENT INFORMAL CONSULTATION : KEY ISSUES

Further informal meetings and discussions were held from February to April 2016 to seek to resolve three
outstanding matters: waste, land use, and floor to ceiling heights.

2.3.1 ACCESS FOR WASTE VEHICLES

Further consultation with Council’'s waste and traffic officers resulted in the waste vehicle access solution
being reworked. Various options were considered in detail, including a T-turn bay at ground level, a
turntable at ground level, or basement loading via three point turn or turntable. The final decision was for
basement loading with an appropriate loading bay which would accommodate vehicle movements. This
impacted on the design of the ground floor and resulted in the loss of one apartment, but increased
ground floor efficiency as the residential waste room is relocated to the basement. The change also
increased the size of the basement, however the quantum of deep soil planting still satisfies the ADG and
DCP.

2.3.2 LAND USE

A key issue explored during the pre DA phase was land use. The DCP calls for commercial development
on the ground and first floors in large swathes of the Hospital Precinct. During pre-lodgement discussions,
the applicant demonstrated that there is insufficient market depth to support such a large amount of
commercial floor space outside certain core areas, and that this location and constrained site was not

URBIS 1 1
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appropriate for such intensity of use. The UDRP accepted this argument, however a more tempered
opinion was expressed at the pre-DA meeting. Following further discussions and email correspondence,
it was then agreed in principle with Council officers that the provision of a single ground floor commercial
tenancy at the corner of Somerset and Hargrave Streets was a “reasonable response” to the DCP
objectives.

2.3.3 FLOOR TO CEILING HEIGHTS AND BUILDING HEIGHT

The final matter to be resolved prior to DA lodgement was floor to ceiling heights and the ability to make
use of the 20% height ‘bonus’ (ie alternate maximum building height, from 18m to 21.6m) through
providing 3.5m floor to ceiling heights on the ground and first floors.

Both the UDRP and Council staff recognise that there is little likelihood of strata titled residential
apartments being converted to non-residential uses. The UDRP commented that therefore, there is no
benefit to providing 3.5m ceilings for residential uses on the ground and first floors, as it merely pushes
up the overall height and bulk of the building, and that a Clause 4.6 objection would be better used to
justify a breach of the height limit rather than increasing ceiling heights merely to qualify for the 20%
bonus.

The scheme as tabled with Council at an informal meeting on 17 February 2016 exceeds the 18m height
limit to varying extents, based on the fall of the land. The whole of the building, including rooftop plant
level, fits within the alternate 21.6m height limit. Council staff indicated that it was open to the applicant to
seek a variation under Clause 4.6 to address the breach. Staff advised that they were “relatively
comfortable” with this approach, subject to merit assessment following DA lodgement.
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3 Site and Locality

3.1 THE SUBJECT SITE

The subject sites are known as 28, 30 and 32 Somerset Street, Kingswood, and are legally described as
Lots 59, 58 and 57 DP215146 respectively. The combined form of the sites is trapezoid in shape, and
measure a total site area of approximately 1,694m’ (refer to Figure 2).

FIGURE 2 — AERIAL PHOTO

I:l SUBJECT SITE

3.2 EXISTING SITE CONDITION

28 and 30 Somerset currently are occupied by single storey cottage style dwellings, and 32 Somerset
Street is currently vacant. There are a number of mature trees and gardens on the site, which will be
removed. All street trees and trees on adjacent land will be retained.

Figure 3 and Figure 4 demonstrate the existing condition of the site. A full site survey plan is included in
the Architectural Plans at Appendix A.

URBIS 1 3
SA5805_SEE_SOMERSET ST, KINGSWOOD_FINAL

Document Set ID: 7224924
Version: 1, Version Date: 30/06/2016



FIGURE 3 — EXISTING SITE CONDITIONS- 28, 30 AND 32 SOMERSET STREET
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3.3 LOCAL CONTEXT

The site is located within the Penrith Health and Education Precinct, and specifically within the Medical
Mixed Use character zone of the Hospital Precinct, as identified by Penrith Council’s January 2015
amendments to the City’s planning controls (refer Figure 5). The Nepean Hospital, which is directly west
of the site, and surrounding medical services and facilities make this area the primary medical centre for

the Penrith LGA.
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FIGURE 5 — PENRITH DCP SECTION E12: HOSPITAL PRECINCT - CHARACTER AREAS
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At present, the area is characteristic of a low-density residential area, particularly to the site’s north, south
and east. A locality plan is provided at Figure 6, and imagery of the surrounding and local context are
provided in Figure 7. A radical change in the character, built form and density of the precinct is
anticipated and supported through the planning controls.

The Health and Education precinct is located immediately east of, and in close proximity to the Penrith
City Centre. The site is located in close proximity to public transport, including a number of bus services
stopping within 200m walking distance of the site, with services running to Penrith, Claremont Meadows,
Oxley Park, Mount Druitt, Erskine Park and St Clair. In addition, the site is located 650m walking distance
from Kingswood Railway Station, which services the T1 North Shore Line and T5 Cumberland Line.

FIGURE 6 — EXTRACT FROM LOCALITY PLAN PREPARED BY PLUS ARCHITECTURE
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FIGURE 7 — IMAGERY OF SURROUNDING AND LOCAL CONTEXT

|

PICTURE 1 — NEPEAN HOSPITAL- WEST OF THE SUBJECT PICTURE 2 — 26 SOMERSET STREET- NORTH OF THE
SITE SUBJECT SITE

PICTURE 3 — 26 SOMERSET STREET, 38 AND 40 ORTH PICTURE 4 - HARGRAVE STREET AND 34 SOMERSET
STREET- NORTH OF THE SITE STREET- SOUTH OF THE SUBJECT SITE

PICTURE 5 — 1 AND 3 HARGRAVE STREET- EAST OF THE
SITE

1 6 URBIS
SA5805_SEE_SOMERSET ST, KINGSWOOD_FINAL

Document Set ID: 7224924
Version: 1, Version Date: 30/06/2016



4 Proposed Development

This section of the SEE contains a detailed description of the proposed development and its key features,
which are provided under the relevant separate headings below.

4.1 OVERVIEW

In summary, the following works are proposed:

= Demolition of the existing residential dwellings at 28 and 30 Somerset Street and removal of all
vegetati