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DA No. DA-2018/313

Proposal Residential - demolition of existing structures and construction of a boarding
house

Property Lot 90 DP 654200, 2 Frederick Street, Wollongong

Applicant Hope Wollongong Pty Ltd

Responsible Team Development Assessment and Certification - City Centre Team (VD)

ASSESSMENT REPORT AND RECOMMENDATION

Executive Summary

Reason for consideration by Local Planning Panel - Determination

The proposal has been referred to Wollongong Local Planning Panel for determination pursuant to
2.19(1)(a) of the Environmental Planning and Assessment Act 1979. Under Schedule 2 clause 3 of the
Local Planning Panels Direction of 1 March 2018, the development exceeds the height limit by
greater than 10% (11%) under Clause 4.3 of Wollongong Local Environmental Plan 2009.

Proposal

The application was lodged on 16 March 2018 and is for demolition of the existing dwelling house
and construction of a boarding house comprising of 2 separate buildings containing a total of 67
boarding rooms, one on-site manager’s room and basement parking for 15 car parking spaces. Each
boarding room contains bathroom and kitchen facilities. Internal communal rooms and outdoor
communal areas and landscaping is also provided.

Permissibility

The site is zoned R1 General Residential pursuant to Wollongong Local Environmental Plan 2009 and
boarding houses are permissible with development consent. The development seeks approval under
SEPP Affordable Rental Housing 2009. The proposal is also permissible under the SEPP.

Consultation

The application was placed on notification and eight submissions were received with 7 objections
and one letter of support from Neighbourhood Forum 5. The concerns raised are detailed in Section
1.5 of this report.

Main Issues
The main issues arising from the assessment process are:-

e Compatibility with the character of the local area;
e Side setbacks;
e Car parking.

The proposal seeks variation to building height and a Clause 4.6 submission has been received.
RECOMMENDATION

It is recommended that the application be approved subject to the draft conditions contained in
Attachment 6.




1 APPLICATION OVERVIEW

1.1 PLANNING CONTROLS
The following planning controls apply to the development:

State Environmental Planning Policies:

e State Environmental Planning Policy No.55 - Remediation of Land

e State Environmental Planning Policy (Affordable Rental Housing) 2009 (SEPP ARH)

e SEPP 71 Coastal Protection (Applicable at time of lodgement, since repealed but did not apply to
the city centre)

e SEPP Coastal Management 2016 (Draft at time of lodgement)

Local Environmental Planning Policies:

e Wollongong Local Environmental Plan2009 (WLEP 2009)

Development Control Plans:

e Wollongong Development Control Plan 2009 (WDCP 2009)

Other policies
e Wollongong City-Wide Development Contributions Plan (2018)
1.2 DETAILED DESCRIPTION OF PROPOSAL

The proposal involves demolition of the existing detached dwelling house and outbuildings and
construction of a boarding house comprising of 2 separate buildings with basement level parking.

67 boarding rooms are proposed (48 single rooms and 19 double rooms) along with:

e Basement level parking for 15 cars, bin storage room, bike locker room, motorcycle parking
and truck turning table;

e 1 on-site manager’s room located on the ground floor;

e Balcony private open space in each lodging room;

e 8 of the boarding rooms are nominated as being adaptable;

e Communal terrace area located centrally within the site between the 2 buildings;

e Communal room located on the ground floor and level 5;

e Lift and laundry facilities servicing all levels;

e landscaping is proposed around the site in a number of locations including deep soil
planting, internal central courtyard, rooftop terrace, front setback and perimeter
landscaping.

The southern building will overlook Frederick Street with 3 boarding rooms, caretaker’s room and
communal room. The first floor contains seven boarding rooms; three of these rooms have south
facing balconies. On the second to fourth floor, the building will contain seven units with balconies
to the south for 3 of these.

The northern building (located to the rear of the site) will also contain 7 boarding rooms with
balconies facing north and towards the central courtyard area. The fifth floor contains a communal
room on the southern building. A rooftop terrace and 4 boarding rooms are located on level 6 for
the northern building.

The building is a Class 3 building under the Building Code of Australia.
1.3 BACKGROUND

A search of Council’s records indicates that the site has historically been used for residential
purposes.

Pre-lodgement meeting (PL-2017/171) was held on 16 October 2017. The initial design as presented
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at the pre-lodgement was a boarding house in the form of a residential flat building comprising 5-6
storeys extending along the site. This design had all windows and balconies orientated along the
western elevation.

A pre-lodgement Design Review Panel (DRP) meeting (DE-2017/154) held on 31 October 2017
suggested that the building be divided into 2 separate buildings with a central courtyard to provide
amenity for the residents and to ‘break up’ the building form.

A post lodgement DRP was held on 17 April 2018 during the assessment of this application. The
Panel noted that boarding houses play an important role in providing a diverse and affordable
housing stock. In response to panel comments, the proposal was significantly improved, especially in
regards to the form and scale of the building, its functional spaces and response to site and context.
Further developments were recommended to refine the proposals amenity and aesthetic.

Customer service actions

There are no outstanding customer service requests affecting the land.
1.4 SITE DESCRIPTION

The subject site is located at 2 Frederick Street, Wollongong and has a title reference Lot 90 DP
654200. The site currently contains a two story brick dwelling house.

The site is situated on the northern side of Frederick Street, approximately 45m west of the
intersection with Gladstone Avenue. The site has an area of 1065.7sqm and a frontage width of
16.765m to Frederick Street.

Adjoining development is as follows

e East of the proposed development a lane way runs the length of the site; this is
approximately 3m wide. Adjoining the lane way at the south of the site is a four (4) storey
residential flat building (No. 12-14 Gladstone Avenue). To the north of this site (No. 6-10
Gladstone Avenue) is an eight (8) storey residence and hotel.

e  West (4 Frederick Street): A multi- unit development adjoins the development to the west 2
storeys in height.

e South of the site on Frederick Street are detached dwelling houses and on the corner of
Gladstone Avenue and Frederick Street there is a single story commercial premises currently
containing an education facility.

e North of the site is a continuation of the laneway from the east of the property; beyond this
is a detached dwelling with elevated views of the proposed development.

e Directly to the north of the site is a construction site at 373 Crown Street with approval for a
mixed use development in the form of 2 towers up to 20 storeys in height. This development
will use the laneway adjacent to this site for pedestrian access to the development and for
the installation of drainage infrastructure.

This site is zoned as R1 General Residential, continuing to the south and west of this. The eastern
edge of this site is bordering B4 Mixed Use zone, and the northern edge of the site borders B3 Local
Centre zone.

The site is located approximately 130m west of Wollongong railway station and 190m north of
Wollongong West TAFE College and approximately 220m south-east of Wollongong Hospital. Crown
Street shopping mall is located approximately 640m to the north east of the proposed development.
The site is situated approximately 150m from Wollongong train station to the south east with bus
services located along Gladstone Avenue and Crown Street. A zoning map and aerial photograph of
the site and the locality is provided at Attachment 1.

Property constraints

Council records identify the land as being located within an uncategorised flood risk precinct.
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There are no restrictions on the property title.

1.5 SUBMISSIONS

The application was notified from 6-26 April 2018 in accordance with the requirements of the
Wollongong DCP 2009 Appendix 1: Public Notification and Advertising Procedures. This comprised
notification letters being sent to adjacent and adjoining land owners and occupiers and the
placement of a notice in the local newspaper. At the conclusion of the notification period 8
submissions had been received (inclusive of one letter of support from Neighbourhood Forum 5).

Table 1: Submissions

Objectives/concerns

Comment

Overshadowing

e Properties to the west will be
overshadowed other than a short period
in the middle of the day

e Townhouses to the west have small
courtyards and washing lines on their

eastern boundaries where general
enjoyment and welfare will be adversely
effected

e Shadow plans display that some

properties will not receive solar light
after 2pm. These properties already
experience overshadowing from other
properties. As a result will receive 1 hour
solar light a day.

Shadow diagrams have been submitted detailing
the extent of overshadowing impacts of the
proposed development. The building will cast
shadows to the neighbouring property to the
west in the morning. This shadow will be lifted
from the western neighbouring and cast onto
Frederick Street at midday. The afternoon
shadows from the proposed development will
fall on adjoining development along Gladstone
Avenue in the afternoon.

Shadows from nearby existing and approved
development also create overshadowing impacts
to the western property and the subject
development site throughout the day.

Privacy

the
high

western
windows,

e Overlooking in to
townhouses, from
stairwells and rooftop.

e Lighting from the stairways and within
the boarding house, the privacy of all
residents to the western boundary will
be adversely effected

e Balconies view will be into dwelling to
the eastern boundary

The original design submitted prior to lodgement
comprised of a single building, 5-6 storeys in
height extending nearly the full length of the site.
The building comprised a number of balconies
and windows located on the western elevation.

Following a pre-lodgement meeting and a
referral to the Design Review Panel, it was
recommended that the building be redesigned
into 2 separate buildings with habitable rooms
and balconies orientated towards the street
frontage, rear boundary and internal courtyard
area.

The Applicant implemented these recommended
design changes into the final plans lodged with
Council. The changes have resulted in reduced
privacy impacts along the western elevation due
to the deletion of habitable windows and
balconies on this elevation.
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The proposal is not considered to result in
significant privacy impacts due to these changes.
The western elevation comprises blank walls with
obscured non-habitable room windows. On each
level there are 1-2 habitable room windows.
These windows have been designed to be offset
to reduce overlooking and located 4m from the
western boundary.

Traffic and Parking

e Proposed application seems to be grossly
inadequate for the area

e Contrary to the traffic report resident
states that there is seldom any street
parking available, with the railway
station, TAFE and other high density
residences nearby

e 18 car spaces for 81 residents

e Frederick Street is a no through road and
more traffic from 68 units will affect the
traffic flow in the area

e During construction period there will be
large vehicles

e Irresponsible to suggest that overflow
can be accommodated in public parking
at Wollongong train station, should be
prioritised for commuters.

The application as lodged incorporated
mechanical stackers; however, this was not
supported from Council’s Traffic Division due to
the shared use of car parking associated with a
boarding house development.

The basement plan was subsequently amended
to provide for 15 car parking spaces and removal
of the mechanical stackers.

The development complies with car parking
arrangements under Council’s DCP Chapter E3
for Boarding Houses. The application was lodged
prior to the parking amendments to SEPP ARH.
The proposal does not comply with the new car
parking requirements under the SEPP ARH and
further discussed in Section 2.1.2.

The site is located within an area serviced by
train and bus services. The site is therefore
suitable for affordable housing.

Council’s Traffic Engineer has reviewed the
application and has provided a satisfactory
referral and conditions have been provided.

Character of the area

e New development will be visually
overbearing as it is out of scale to the
adjacent properties

e Five (5) storey building may be outside
the current development controls

e Current zoning is R1 General Residential

The current zoning of the site allows for a 16m
height limit and an FSR of 1.5:1 for the site. Due
to the location of the development, a bonus FSR
can be considered by Council through the SEPP
ARH. However, this has not been applied for.

Current development controls facilitate a
building of this scale. A minimum site width for
boarding house development is not required
under Council’s LEP.

The character of the area has been considered by
the Design Review Panel under Clause 30A of the
SEPP ARH (Character of Local Area). The final
notes from the Panel states that ‘the proposal
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has been significantly improved, especially in
regard to the form and scale of the building, its
functional spaces and response to site and
context’.

The proposal is therefore considered to be
consistent with the future character of the area.

Management

e Will the manager be able to manage the
behaviour of residents
e Correct screening of prospective tenants

A boarding house management plan has been
submitted with the application and amendments
have been made in response to comments from
Council’'s  Environmental Division. A final
management plan has been submitted and is
satisfactory.

Conditions of consent are also recommended
and found in the draft consent relating to the
management of the boarding house.

Social impact report

e QOver ayearold (2 January 2017)

e Small sample group used to produce the
report

e Proposed relocation of a methadone
clinic (DA-2018/27) to the vicinity of the
proposed boarding house

A Social Impact Assessment Report (Judith
Stubbs and Associates, 2/1/17) has been
submitted providing an overview of the
development and potential social impacts. The
report discussed issues such as affordability,
housing diversity and amenity. The report further
detailed the likely demography of proposed
boarding house. It is considered that the report
provides a comprehensive overview of the social
impacts associated with the development.

The previous application for the methadone
clinic has been refused by the Wollongong Local
Planning Panel on 20 June 2018.

Noise

o 81 residents
e The number of residents proposed will
impact the community greatly

An Acoustic Report has been submitted (Acoustic
Logic June 2018) which includes a number of
recommendations including  building and
management controls to ensure ongoing
compliance with noise emission goals. Some of
these include:

- Restricted hours of use for the outdoor
communal areas;

- Restricted amplified music in communal
rooms;

- Signage, glazing requirements;

- Review of external mechanical plants at
Construction Certificate stage.

Further conditions have been recommended by
Council’s Environment Division with regard to
acoustic management and boarding house
management. These conditions are found in the
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draft conditions at attachment 6.

Ground works

The application has been reviewed by Council’s
Geotechnical Engineer and conditions of consent

e May impact the structure of surrounding | are recommended and found in the draft
buildings conditions at attachment 6. It is also
recommended that a dilapidation survey be
undertaken prior to any construction works for

the basement.
Footpath Council’s landscape division have requested that

e There is no current footpath in Frederick
street, there would be an increase in foot
traffic

the developer be responsible for footpath paving
for the entire frontage of the development .This
is to be constructed to in accordance with
Council’s Public Domain Technical Manual.

Facilities

e Kitchen facilities within the units are
inadequate and there should not be a
reliance on communal kitchen facilities.

Facilities to meet the requirements of the SEPP
ARH and Chapter C3 have been proposed on the
plans and are satisfactory.

1.6 CONSULTATION
1.6.1 INTERNAL CONSULTATION

Council’s Stormwater Engineer, Traffic Engineer, Landscape and Environment Officer have reviewed
the application. They have indicated no objection to the development, subject to conditions of
consent. These conditions are contained in Attachment 6.

The application was referred to Council’'s DRP on two occasions. The final DRP meeting
recommended further development to refine the proposals amenity and aesthetic and pending the
successful resolution of these issues to the satisfaction of council staff, the proposal was not
required to be reviewed by the panel again. In summary the following changes were made in

response to the final DRP comments:

e Reconfiguration of ground floor plan to provide additional storage, change in the overall
footprint and the provision of outdoor sunken gardens to provide natural light and

ventilation to the communal area.

e Location of ground floor lift and staircase amended to provide a more direct path of travel
e Entrance to the lobby area separated from the vehicular access entrance

e Removal of western external staircase

e Changes to the design of the rear outdoor space and changes in levels to remove the long

pathway to the outdoor space
e Outdoor clothes drying area added
e Ceiling fans added

e Single room windows changed to clear glass (from frosted)

e Colour palette changed to lighter grey

The final Panel’s comments are found in Attachment 5.

1.6.2 EXTERNAL CONSULTATION

No submissions from public authorities was required
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2 ENVIRONMENTAL PLANNING AND ASSESSMENT ACT 1979
SECTION 4.15 ASSESSMENT

2.1 SECTION 4.15 1(A)(I) ANY ENVIRONMENTAL PLANNING INSTRUMENT
2.1.1 STATE ENVIRONMENTAL PLANNING POLICY NO. 55 — REMEDIATION OF LAND

A Preliminary Site Investigation and a Stage 2 Detailed Site Investigation (DSI) report have been
submitted. These reports have been reviewed by Council Environment Officer.

Soil sampling was carried out as part of the assessment from 6 locations on the site. Results found
that there was ‘no exceedance of the health and ecological screening criteria’ of these samples. The
DSl report concluded no apparent evidence of contamination was noted.

Conditions of consent have been included which require a remediation action plan prior to the issue
of any construction certificate and a site validation certificate prior to the issue of an occupation
certificate.

The site is therefore considered to be suitable for the proposed development with regard to clause
7.

2.1.2 STATE ENVIRONMENTAL PLANNING POLICY (AFFORDABLE RENTAL HOUSING) 2009

Boarding houses are permissible in the R1 General Residential zone under Wollongong Local
Environmental Plan 2009. However, the applicant has elected to lodge the development application
pursuant to SEPP ARH 2009.

Clause 6 describes ‘affordable housing’ as

‘The Act defines affordable housing as follows:

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.’

Note.

(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.

(2) In this Policy, residential development is taken to be for the purposes of affordable
housing if the development is on land owned by the Land and Housing Corporation.

Conditions of consent restricting occupation of the building to those households defined in the Act
and SEPP (ARH) 2009 are set out in the draft conditions at attachment 6.

Division 3 of the SEPP relates to construction of boarding houses, and applies to several zones
including the R1 General Residential zone. The SEPP adopts the boarding house definition in the
Standard Instrument:

boarding house means a building that:

(a) is wholly or partly let in lodgings, and

(b) provides lodgers with a principal place of residence for 3 months or more, and

(c) may have shared facilities, such as a communal living room, bathroom, kitchen or
laundry, and
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(d) has rooms, some or all of which may have private kitchen and bathroom facilities, that
accommodate one or more lodgers,

but does not include backpackers’ accommodation, a group home, hotel or motel
accommodation, seniors housing or a serviced apartment.

Note. Boarding houses are a type of residential accommodation—see the definition of that
term in this Dictionary.

Division 3 sets out the following:

Clause 29 Standards that cannot be used to refuse consent

A consent authority cannot refuse consent on the following grounds:

Density and scale: if the floor space ratio is not more than the existing floor space (ie. 1.5:1 through
Wollongong LEP 2009) plus a bonus of 0.5:1.

Comment: Proposed density complies with LEP requirements of 1.5:1 and no further bonus FSR is
proposed.

Building height: if the height complies with the maximum building height in an environmental
planning instrument.

Comment: Clause 4.6 variation requested and discussed in section 2.1.3.

Landscaped area: if the landscape treatment of the front setback area is compatible with the
streetscape in which the building is located.

Comment: Landscape has been found to be satisfactory. The landscape plans have been assessed by
Council’s Officer and no concerns raised. Additional street planting has been recommended and
conditioned by Council’s landscape department.

Solar access: if the development provides at least one communal living room receiving minimum 3
hours direct sunlight between 9am and 3pm mid-winter.

Comment: A communal room is proposed on level 5 which includes north facing windows and would
receive three hours sunlight in mid-winter.

Private open space; if at least
One area minimum 20m” with minimum dimension 3m is provided for use of lodgers, and

Comment: Communal open space has been provided with a central outdoor courtyard located
between the 2 buildings; outdoor communal garden and clothes drying area is proposed to the rear
of the site along with a rooftop terrace.

One area minimum 8m? with minimum dimension 2.5m is provided for the use of a boarding house
manager, adjacent to their accommodation,

Comment: The manager’s private open space with an area of 10sqm is located adjacent to their
room.

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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Comment: The application will not be carried out on behalf of a social housing provider and does not
comply with the above parking rates. The above rates were introduced on 1 June 2018 as a result of
amendments to the SEPP ARH.

Exhibition of the draft car parking amendments to the SEPP was held between 29 March to the 16
April 2018. As the application was lodged prior to exhibition, on 16 March 2018, the Applicant is
requesting that the DCP rates apply to this development.

Council’s DCP rates for boarding houses differ (ie. 1 space per 5 rooms) to the above SEPP rates.

Discussions were held with the NSW Department of Planning with regard to any savings provisions
for applications lodged with Council before the amendments to the SEPP were made. The
Department advised that there are no savings provisions in place, however, under Subclause 4 of
Clause 29, the SEPP states that a consent authority may consent to development to which this
Division applies whether or not the development complies with the standards set out in subclause (1)
or(2).

Council therefore has discretion under subclause 4 of Clause 29 to vary the car parking rates.

Given that the application was lodged prior to the exhibition and amendment to the SEPP, and the
sites close proximity to the railway station, it is considered acceptable for the Applicant to rely on
the car parking rates under Council’s DCP Chapter E3-Car Parking in this instance. Whilst not
complying with the new SEPP car parking rates, compliance can be achieved with Council’s DCP rates
for boarding houses.

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, 12m” for boarding rooms intended to
be use by a single lodger; or

Comment: single rooms range from 16-18m?
16m? in another case
Comment: double rooms are 19m?

Clause 30 Standards for boarding houses

A consent authority must not grant consent to development unless it is satisfied of each of the
following:

Standard Compliance

If a boarding house has five or more boarding
rooms, at least one communal living room will be
provided

Communal rooms are located on the ground
floor and level 5.

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

No boarding room exceeds 25sgm.

No boarding room will be occupied by more than
two lodgers

The boarding rooms have been identified as
single or double, however a condition of consent
is recommended

Adequate bathroom and kitchen facilities will be
available within the boarding house for the use
of each lodger,

Each boarding room has its own kitchenette.
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If the boarding house has capacity to | The manager’'s dwelling is located at the front of
accommodate 20 or more lodgers, a boarding | the building at ground level

room or on site dwelling will be provided for a
boarding house manager,

At least one parking space will be provided for a | Complies, 15 bicycle and 15 motorcycle parking
bicycle, and one will be provided for a | isproposed inthe basement.
motorcycle, for every 5 boarding rooms

Clause 30A Character of local area

Prior to issuing consent, the consent authority must take into consideration whether the design of
the development is compatible with the character of the local area. Council raised concerns
regarding compatibility with the local area at the pre-lodgement meeting and pre-lodgement DRP.
The application was amended in response to the final DRP notes at attachment 5.

Clause 52 No subdivision of boarding houses

Strata or community title subdivision of boarding houses is not permitted. A condition of consent is
recommended and is contained in the draft consent.

2.1.3 WOLLONGONG LOCAL ENVIRONMENTAL PLAN 2009
Part 2 Permitted or prohibited development

Clause 2.2 — zoning of land to which Plan applies

The zoning map identifies the land as being zoned R1 General Residential

Clause 2.3 — Zone objectives and land use table

The objectives of the zone are as follows:

e To provide for the housing needs of the community.

e To provide for a variety of housing types and densities.

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

The proposal is satisfactory with regard to the above objectives as the proposed boarding house will
provide for the affordable housing needs of the community.

The land use table permits the following uses in the zone.

Attached dwellings; Bed and breakfast accommodation; Boarding houses; Child care centres;
Community facilities; Dual occupancies; Dwelling houses; Environmental facilities; Exhibition homes;
Group homes; Hostels; Multi dwelling housing; Neighbourhood shops; Places of public worship;
Recreation areas; Residential flat buildings;, Respite day care centres; Roads; Semi-detached
dwellings; Seniors housing; Serviced apartments; Shop top housing; Signage.

The proposal is categorised as a Boarding House as described below and is permissible in the zone
with development consent.

Clause 1.4 Definitions

Boarding house means a building that:

(a) is wholly or partly let in lodgings, and

(b) provides lodgers with a principal place of residence for 3 months or more, and

(c) may have shared facilities, such as a communal living room, bathroom, kitchen or
laundry, and
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(d) has rooms, some or all of which may have private kitchen and bathroom facilities, that
accommodate one or more lodgers,

but does not include backpackers’ accommodation, a group home, hotel or motel accommodation,
seniors housing or a serviced apartment.

Note: Boarding houses are a type of residential accommodation—see the definition of that term in
this Dictionary.

Clause 2.7 Demolition requires development consent

Consent is sought for the demolition of the dwelling house and outbuildings in accordance with this
clause.

Part 4 Principal development standards

Clause 4.3 Height of buildings

16m height control applies. The applicant has lodged a Clause 4.6 exception with respect to a
proposed departure of the building height limit of 16m applying to the site. The development seeks
a building height of 17.76m exceeding the standard by 1.76m (11%).

Clause 4.4 Floor space ratio

An FSR of 1.5:1 applies to the site.

The site comprises an area of 1066sgm and the proposed gross floor area is 1557.6sqm with an FSR
1.46:1

Clause 4.6 Exception to development standards

WLEP 2009 clause 4.6 proposed development departure assessment

Development departure Clause 4.3 Height of buildings

Is the planning control in | Yes
guestion a development
standard

4.6 (3) Written request submitted by applicant contains a justification:

That compliance with the | Yes.
development standard is
unreasonable or unnecessary in
the circumstances of the case,
and e The tallest part of the building and breach to the height
limit relate to the lift core. There is no habitable floor area
contributing to the breach in height;

The applicant has submitted a Clause 4.6 Statement (Attachment
3) with the following justification:

e The proposed design has been carefully designed to
project a highly articulated appearance to each of the
facades. The separation into 2 built forms limits the
perceived bulk and scale of the building;

e The proposed development has been designed to
positively respond to the sloping nature of the site which
seeks to limit its overshadowing impact on adjoining the
site.

Based on the above, the applicant states that compliance with the
height control of 16m is considered to be unreasonable and
unnecessary.
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That there sufficient
environmental planning
grounds to justify contravening
the development standard.

are

The sufficient planning grounds to justify contravening the 16m
height limit are outlined in the applicant’s Clause 4.6 Statement.

The applicant has noted environmental planning grounds that
justify the departure also include:

e The proposal addresses site constraints, streetscape and
relevant objectives of both the standard and the zone.

e The proposal will not result in any unreasonable amenity
or environmental impacts

e The proposal provides a social benefit to the community
providing for new affordable accommodation in an area
serviced by public transport and local infrastructure.

e The proposal is close to the city centre and compliance
with the FSR of 2:1 that can be offered through the SEPP.

4.6 (4) (a) Consent authority is satisfied that:

The applicant’s written request
has adequately addressed the
matters  required to be
demonstrated by subclause (3),
and

The applicant’s written request adequately addresses the matters
required to be demonstrated under subclause 3.

The variation to the height is requested due to the lift overrun
and is considered by the applicant to be a minor variation to the
development standard.

The applicant considers that the development will not lead to
adverse visual or environmental impacts. The Clause 4.6
Statement has provided reasonable justification that the
development achieves the objectives of Clause 4.3, the objectives
of the R1 zone and has sufficient planning grounds to justify the
variation. The applicant is of the view that requiring compliance
with the maximum 16m height limit is not necessary in this
instance.

The proposed development will
be in the public interest
because it is consistent with the
objectives of the particular
standard and the objectives for
development within the zone in
which the development is
proposed to be carried out, and

The objectives of Clause 4.3 Height of Buildings are:

(a) to establish the maximum height limit in which buildings can
be designed and floor space can be achieved,

(b) to permit building heights that encourage high quality urban
form,

(c) to ensure buildings and public areas continue to have views of
the sky and receive exposure to sunlight.

With regard to objective ‘@’, it is considered that site has been
designed in accordance with the prescribed floor space and height
restrictions. A bonus FSR of 0.5:1 can be applied for under the
SEPP however is not sought by the applicant. The departure
represents an increase (11%) to the overall building height for a
small portion of the building relating to the internal lift.

With regard to objective ‘b’, the proposed departure from the
height control will not substantially impact on the ability for the
development to achieve a high quality urban form.

With regard to objective ‘c’, the additional height will not detract
from views of the sky or exposure to sunlight. The height variation
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applies to a small section of the overall built form. The majority of
the 2 buildings fall under the 16m height limit.

Objectives of the zone
The objectives of the R1 General Residential zone are:

e To provide for the housing needs of the community.

e To provide for a variety of housing types and densities.

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

The development is consistent with the above objectives as
outlined below:

e The proposed boarding house will create additional housing
servicing the affordability needs of the locality.

e The development results in a housing type which differs to
nearby developments. The zone caters for a higher density of
1.5:1.

e The development is for a type of residential accommodation
(ie. boarding house) and consistent with the last objective.

The built form has been assessed as satisfactory by the DRP, with
attempts made to mitigate any impacts to the environment or
surrounding neighbours.

Given that the development is consistent with the objectives of
Clause 4.3 and the objectives of the zone, the proposed variation
to the building height is considered to be in the public interest.

The concurrence of the | Yes — the concurrence of the secretary is provided under
Secretary has been obtained. delegation to Council.

Part 7 Local provisions — general

Clause 7.1 Public utility infrastructure

The site is currently serviced by electricity, water and sewerage services. The developer would be
required to obtain the necessary connection approval from utility providers.

Clause 7.3 Flood planning area

The land is identified as being flood affected and is situated within an uncategorised flood risk
precinct. Council’s Stormwater Engineer has reviewed the flooding information submitted with the
application and conditions of approval have been provided. Council can be satisfied in relation to all
matters contained within Clause 7.3.

Part 8 Local provisions—Wollongong city centre Clause

8.1 Objectives for development in Wollongong city centre

The objectives of this control are as follows:

(a) to promote the economic revitalisation of the Wollongong city centre,

(b) to strengthen the regional position of the Wollongong city centre as a multifunctional and
innovative centre that encourages employment and economic growth,

(c) to protect and enhance the vitality, identity and diversity of the Wollongong city centre,
(d) to promote employment, residential, recreational and tourism opportunities within the
Wollongong city centre,
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(e) to facilitate the development of building design excellence appropriate to a regional city,
(f) to promote housing choice and housing affordability,

(g) to encourage responsible management, development and conservation of natural and
manmade resources and to ensure that the Wollongong city centre achieves sustainable
social, economic and environmental outcomes,

(h) to protect and enhance the environmentally sensitive areas and natural and cultural
heritage of the Wollongong city centre for the benefit of present and future generations.

The proposal would contribute to a residential unit mix through the provision of additional housing
and employment opportunities during construction. The vitality of the city centre is enhanced
through living within the centre where boarding houses are not inconsistent with the centre identity
and diversity. It is considered that the development provides for a standard of design, materials and
detailing appropriate for the building type and its location and zoning. The proposal provides a
mixture of accomodation that are expected to contribute towards housing choice and affordability in
Wollongong. The proposed building is considered an efficient use of space in an accessible location
that is considered to encourage use of public transport and existing services. The proposal is not
expected to impact on natural or cultural heritage values.

The proposal is considered to satisfy the design excellence provisions.

2.2 SECTION 4.15 1(A)(lI1) ANY PROPOSED INSTRUMENT
State Environmental Planning Policy (Coastal Management) 2016

Draft State Environmental Planning Policy (Coastal Management) 2016 and associated maps had
been exhibited at the time of lodgement of the application and the policy (dated 2018) has now
been gazetted. The maps published with the SEPP indicate that the land is not within the land
application map.

2.3 SECTION 4.15C 1(A)(ll]) ANY DEVELOPMENT CONTROL PLAN

2.3.1 WOLLONGONG DEVELOPMENT CONTROL PLAN 2009

The development has been assessed against the relevant chapters of WDCP2009 and found to be
satisfactory. A full compliance table can be found at Attachment 4 to this report; only the variations
are discussed below:

CHAPTER Al- INTRODUCTION
Clause 8 - Variations to development controls in the DCP

Side and rear building setbacks and building separation

Applicable Controls

Chapter D13- Wollongong City Centre

Clause 2.5 Side and rear building setbacks and building separation

Up to 12m in height:-

- habitable rooms with openings and balconies — 6m
- non-habitable rooms and habitable rooms without openings —3m

Residential uses between 12m & 24m
- habitable rooms with openings and balconies —9m
- non-habitable rooms and habitable rooms without openings —4.5m

Chapter B1- Residential Development

Clause 6.4 Side and rear building setbacks and building separation
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Up to 12m in height:-

- where a habitable room/balcony on development site- 6m
- where a non-habitable room/blank wall 3.5m

Buildings up to 25m (5 to 8 storeys)

- where a habitable room/balcony faces an adjacent property — 9m
- where a non-habitable room/blank wall faces an adjacent property — 4.5m

Proposed variation

Eastern setback (adjoining laneway):

Ground level: proposed buildings are to be built on the boundary at ground level, with the lobby and
lift and caretaker storage located 900mm from the boundary. Boarding house room at ground level
located 3m from boundary.

Levels 1-6: Common laundry is setback 900mm from the boundary and the remainder of the building
is setback 3m.

Western setback

Ground level: ground level, manager’s private open space 3.5m (courtyard)
Levels 1-6: the building is setback 3.5m.

Rear setback: Minimum of 6m

Applicant’s submission:

At ground level, the onsite manager’s POS is setback 3.5m with the habitable room window setback
5.28m and therefore a minor variation ranging from 0.72 to 1.5m is sought. This variation is
considered appropriate as any side boundary fencing would obstruct direct overlooking offsetting
any privacy concerns.

For the levels above the ground floor, where centrally located single rooms are proposed, habitable
room windows are setback from the western boundary. For the remainder of the western facade
where a 3.5m setback is proposed, glazing is provided to the non-habitable rooms which complies
with the 3m standard.

In relation to the eastern boundary, variations are sought at ground level and this is considered
acceptable as any negative visual privacy impacts would be offset due to boundary fencing and no
openings or glazing proposed. Separation between building forms has been supplemented by the
4.57m wide laneway. A 3m setback is proposed to the eastern boundary. Habitable room windows
have been designed as highlight windows with 1.8m sill heights.

Comment:

Chapter C3 of the DCP governs boarding houses and references setback controls contained in
Chapter B1 are to apply. However, given that the site is within the Wollongong City Centre, the
controls of Chapter D13 override B1 and apply. Notwithstanding this, controls from both Chapters
B1 and D13 have been considered.

Whilst the development is in the form of a residential flat building, the site does not have the 24m
minimum site width required for residential flat buildings as the development is for a boarding
house and a minimum site frontage is not required.

The applicant is further requesting that non-compliance be given to the setback controls for levels
greater than 4 storeys as this cannot be achieved due to the narrowness of the site and sloping
nature of the site. A reason for the request is glazing is predominantly to non-habitable rooms and
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consists of a high sill window where no visual privacy concerns would arise. Given, the sloping
nature of the land and narrow width of the site, the development would generally read as 4 -5
storeys which also works to reduce the impression of its bulk and scale.

Given the narrowness of the site (16.7m) full compliance of the side separation controls would be
difficult to achieve. The original design prior to lodgement incorporated a single residential building
in the form of a residential tower. The DRP suggested that the development be broken into 2
separate buildings to provide some relief for the privacy and visual impacts and provide internal
amenity for the residents.

The redesign has resulted in the removal of balconies and habitable windows from the western
elevation which was a main concern raised during the pre-lodgment.

Whilst full compliance with the setback controls has not been achieved, the redesign addresses the
privacy impacts along the western elevation. Blank walls and frosted non-habitable rooms windows
are now located on this elevation. 1-2 habitable room windows on each level are proposed on this
elevation but are offset and located 4m from the western boundary.

Given the site’s location adjoining an existing laneway, there are no concerns with the
encroachments into the setbacks along the eastern boundary with minimal privacy impacts.

All habitable rooms and balconies are orientated towards the street/rear of the site and towards the
internal courtyard area. It is therefore considered that the side setbacks are acceptable in this
instance.

2.3.2 WOLLONGONG CITY-WIDE DEVELOPMENT CONTRIBUTIONS PLAN 2018
Payment of a contribution is required for development exceeding $100,000. The estimated cost of

works is in excess of this and a levy is therefore payable. The amount is specified in the conditions.

2.4 SECTION 7.4 ANY PLANNING AGREEMENT THAT HAS BEEN ENTERED INTO UNDER SECTION
93F, OR ANY DRAFT PLANNING AGREEMENT THAT A DEVELOPER HAS OFFERED TO ENTER INTO
UNDER SECTION 93F

There are no planning agreements entered into or any draft agreement offered to enter into under
S93F which affect the development.

2.5 SECTION 4.15 1(A)(IV) THE REGULATIONS (TO THE EXTENT THAT THEY PRESCRIBE MATTERS
FOR THE PURPOSES OF THIS PARAGRAPH)

92 What additional matters must a consent authority take into consideration in determining a
development application?

(1) For the purposes of section 4.15 (1) (a) (iv) of the Act, the following matters are prescribed as
matters to be taken into consideration by a consent authority in determining a development
application:

(a) in the case of a development application for the carrying out of development:
(i) in a local government area referred to in the Table to this clause, and
(ii) on land to which the Government Coastal Policy applies,
the provisions of that Policy,
(b) in the case of a development application for the demolition of a building, the
provisions of AS 2601.

Condition(s) of consent are recommended with regard to the proposed demolition.
The site is not located within the Coastal Zone.
93 Fire safety and other considerations

N/A.
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94 Consent authority may require buildings to be upgraded
N/A.

2.6 SECTION 4.15 1(A)(V) ANY COASTAL ZONE MANAGEMENT PLAN (WITHIN THE MEANING OF
THE COASTAL PROTECTION ACT

Repealed 1 March 2018 prior to the lodgement of the application.

2.7 SECTION 4.15 1(B) THE LIKELY IMPACTS OF DEVELOPMENT

Context and Setting:

The site is located in a residential zone within the Wollongong City Centre which is transitioning from
small scale residential dwellings to larger types of residential and commercial buildings due the
proximity to Wollongong train station. The boarding house is also located within close proximity to
employment, shopping and medical services. Accordingly, the site is suitably located to
accommodate affordable housing.

It is considered that the impacts have been addressed during the assessment process and in depth
during the DRP meetings. This has resulted in design changes to ensure the proposed boarding
house fits into the existing and future context and setting of the immediate and broader locality.

Access, Transport and Traffic:

The proposal is satisfactory with regard to car parking, access and traffic matters. The proposed
boarding house is situated in an accessible location within close proximity to the Wollongong train
station and bus services.

Public Domain:

The developer will be responsible for footpath paving for the entire frontage of the development in
accordance with Council’s Public Domain Technical Manual.

Utilities:

The development is not envisaged to place an unreasonable demand on utilities supply. Existing
utilities are adequate to service the building and a substation is proposed within the landscaping at
in front of the building.

Heritage:

No heritage items are in the immediate vicinity.

Other land resources:

The proposal is considered to contribute to orderly development of the site and is not expected to
impact upon any valuable land resources.

Water:

The site is presently serviced by Sydney Water’s reticulated water and sewerage services. A section
73 certificate will be required.

Soils:
Discussed under SEPP 55 in Section 2.1.

Air and Microclimate:

The proposal is not expected to have any negative impact on air or microclimate.
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Flora and Fauna:

No significant flora or fauna will be affected by the proposed works.

Waste:

A condition will be attached to any consent granted that an appropriate receptacle be in place for
any waste generated during the construction and ongoing servicing.

Noise and vibration:

Conditions are proposed to minimise nuisance during the course of works and in relation to
restricted working hours to reduce impacts on neighbours.

Natural hazards:

There are no natural hazards which will have an impact on the proposed development.

Technological hazards:

There are no technological hazards affecting the site that would prevent the proposal.

Safety, Security and Crime Prevention:

This application will not promote opportunities for criminal or antisocial behaviour.

Social Impact:

This application does not result in any opportunities for criminal or antisocial behaviour. Adequate
access control methods are proposed.

Economic Impact:

The proposal is not expected to create any negative economic impacts.

Site Design and Internal Design:

The application result in a departure from the height development standard and proposes variation
to Wollongong Development Control Plan, 2009, as discussed above. A condition is recommended
that all works are to be in compliance with the Building Code of Australia.

Construction:

Conditions of consent are recommended in relation to construction impacts such as hours of work,
erosion and sedimentation controls, works in the road reserve, excavation, demolition and use of
any crane, hoist, plant or scaffolding.

Cumulative Impacts:

The proposal is not expected to have any negative cumulative impacts.

2.8 SECTION 4.15 1(C) THE SUITABILITY OF THE SITE FOR DEVELOPMENT

Does the proposal fit in the locality?

The proposed building is permissible in the zone and meets design excellence requirements of WLEP
2009. The proposal is considered appropriate with regard to the zoning of the site and is not
expected to have any negative impacts on the amenity of the locality or adjoining developments.

Are the site attributes conducive to development?

There are no site constraints that would prevent the proposal.
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2.9 SECTION 4.15(1)(D) ANY SUBMISSIONS MADE IN ACCORDANCE WITH THIS ACT OR THE
REGULATIONS

Refer to Part 1.5 of this report

2.10 SECTION 4.15 1(E) THE PUBLIC INTEREST

The development is not expected to result in unreasonable impacts on the environment or the
amenity of the locality. It is considered appropriate with consideration to the zoning and the
expected future character of the locality and is therefore considered to be in the public interest.

3 CONCLUSION

This application has been assessed as satisfactory having regard to the Heads of Consideration under
Section 4.15 of the Environmental Planning and Assessment Act 1979, The proposed development is
permissible with consent and has regard to the objectives of the zone and is consistent with the
applicable provisions of the relevant planning instruments including Wollongong LEP 2009 and SEPP
ARH, Council DCPs, Codes and Policies. The design of the development is appropriate with regard to
the controls outlined in these instruments.

The application involves a development departure to the maximum height permitted under Clause
4.3 of Wollongong Local Environmental Plan 2009. A Clause 4.6 Statement has been submitted by
the applicant and has been assessed as satisfactory in the circumstances.

The proposal also involves variations to set backs under WDCP2009. Variation request statements
and justification have been provided for the non-compliances in accordance with Chapter Al of
WDCP2009. The variations have been considered and are supported in this instance.

Internal referrals are satisfactory and submissions have been considered in the assessment. It is
considered that the proposed development has otherwise been designed appropriately given the
nature and characteristics of the site and is unlikely to result in significant adverse impacts on the
character or amenity of the surrounding area.

Recommendations of the Design Review Panel have been incorporated into revised plans.

4 RECOMMENDATION

It is recommended that DA-2018/313 be approved subject to appropriate conditions of consent as
outlined in Attachment 6.

ATTACHMENTS

Aerial photograph and WLEP 2009 zoning map

Plans

Clause 4.6 submission

Compliance table for Wollongong Development Control Plan 2009
Design Review Panel assessment

Draft conditions of consent

bk WN B
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Attachment 1 Aerial photograph and WLEP 2009 zoning map- DA2018/313
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development at later stage.

1.8 Location of plant, equipment and services on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
2.1 Colours presented on drawings are generic only and indicative of the architectural
design intent. Some colour distortion may also occur in the printing process.

3. EXISTING STRUCTURES AND SERVICES

3.1 Extent and location of existing structures and services is according to the available
survey information and will need to be verified on site at later stage.

3.2 All unchanged site levels are as per the existing survey information
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Notes DA:

1. DESIGN RESOLUTION

1.1 The drawings represent general architectural intent for the purpose of this
development application only.

1.2 The internal layout is shown indicatively and is subject to further design
development.

1.3 The dimensions shown are general only and are subject to further design
resolution.

1.4 Location of car park entry point is general only and will be confirmed and
dimensioned at later stage.

1.5 The size and position of louvre sun screens is indicative and shown in open and
closed positions.

1.6 Ceiling RL (where shown) indicates general ceiling design level only, which does
account for services bulkheads or similar partial ceiling protrusions.

1.7 Landscape component is shown indicatively only and subject to further design
development at later stage.

1.8 Location of plant, equipment and services on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
2.1 Colours presented on drawings are generic only and indicative of the architectural
design intent. Some colour distortion may also occur in the printing process.

3. EXISTING STRUCTURES AND SERVICES

3.1 Extent and location of existing structures and services is according to the available
survey information and will need to be verified on site at later stage.

3.2 All unchanged site levels are as per the existing survey information
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Notes DA:

1. DESIGN RESOLUTION

1.1 The drawings represent general architectural intent for the purpose of this
development application only.

1.2 The internal layout is shown indicatively and is subject to further design
development.

1.3 The dimensions shown are general only and are subject to further design
resolution.

1.4 Location of car park entry point is general only and will be confirmed and
dimensioned at later stage.

1.5 The size and position of louvre sun screens is indicative and shown in open and
closed positions.

1.6 Ceiling RL (where shown) indicates general ceiling design level only, which does
account for services bulkheads or similar partial ceiling protrusions.

1.7 Landscape component is shown indicatively only and subject to further design
development at later stage.

1.8 Location of plant, equipment and services on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
2.1 Colours presented on drawings are generic only and indicative of the architectural
design intent. Some colour distortion may also occur in the printing process.

3. EXISTING STRUCTURES AND SERVICES

3.1 Extent and location of existing structures and services is according to the available
survey information and will need to be verified on site at later stage.

3.2 All unchanged site levels are as per the existing survey information
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Notes DA:

1. DESIGN RESOLUTION

1.1 The drawings represent general architectural intent for the purpose of this
development application only.

1.2 The internal layout is shown indicatively and is subject to further design
development.

1.3 The dimensions shown are general only and are subject to further design
resolution.

1.4 Location of car park entry point is general only and will be confirmed and
dimensioned at later stage.

1.5 The size and position of louvre sun screens is indicative and shown in open and
closed positions.

1.6 Ceiling RL (where shown) indicates general ceiling design level only, which does
account for services bulkheads or similar partial ceiling protrusions.

1.7 Landscape component is shown indicatively only and subject to further design
development at later stage.

1.8 Location of plant, equipment and services on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
2.1 Colours presented on drawings are generic only and indicative of the architectural
design intent. Some colour distortion may also occur in the printing process.

3. EXISTING STRUCTURES AND SERVICES
£ 3.1 Extent and location of existing structures and services is according to the available
g survey information ar_1d will need to be verified on _site at Iate_r stage. _

o 3.2 All unchanged site levels are as per the existing survey information
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Notes DA:

1. DESIGN RESOLUTION

1.1 The drawings represent general architectural intent for the purpose of this
development application only.

1.2 The internal layout is shown indicatively and is subject to further design
development.

1.3 The dimensions shown are general only and are subject to further design
resolution.

1.4 Location of car park entry point is general only and will be confirmed and
dimensioned at later stage.

1.5 The size and position of louvre sun screens is indicative and shown in open and
closed positions.

1.6 Ceiling RL (where shown) indicates general ceiling design level only, which does
account for services bulkheads or similar partial ceiling protrusions.

1.7 Landscape component is shown indicatively only and subject to further design
development at later stage.

1.8 Location of plant, equipment and services on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
2.1 Colours presented on drawings are generic only and indicative of the architectural
design intent. Some colour distortion may also occur in the printing process.

3. EXISTING STRUCTURES AND SERVICES

3.1 Extent and location of existing structures and services is according to the available
survey information and will need to be verified on site at later stage.

3.2 All unchanged site levels are as per the existing survey information
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Notes DA:

1. DESIGN RESOLUTION

1.1 The drawings represent general architectural intent for the purpose of this
development application only.

1.2 The internal layout is shown indicatively and is subject to further design
development.

1.3 The dimensions shown are general only and are subject to further design
resolution.

1.4 Location of car park entry point is general only and will be confirmed and
dimensioned at later stage.

1.5 The size and position of louvre sun screens is indicative and shown in open and
closed positions.

1.6 Ceiling RL (where shown) indicates general ceiling design level only, which does
account for services bulkheads or similar partial ceiling protrusions.

1.7 Landscape component is shown indicatively only and subject to further design
development at later stage.

1.8 Location of plant, equipment and services on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
2.1 Colours presented on drawings are generic only and indicative of the architectural
design intent. Some colour distortion may also occur in the printing process.

3. EXISTING STRUCTURES AND SERVICES

3.1 Extent and location of existing structures and services is according to the available
survey information and will need to be verified on site at later stage.

3.2 All unchanged site levels are as per the existing survey information
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Notes DA:

1. DESIGN RESOLUTION

1.1 The drawings represent general architectural intent for the purpose of this
development application only.

1.2 The internal layout is shown indicatively and is subject to further design
development.

1.3 The dimensions shown are general only and are subject to further design
resolution.

1.4 Location of car park entry point is general only and will be confirmed and
dimensioned at later stage.

1.5 The size and position of louvre sun screens is indicative and shown in open and
closed positions.

1.6 Ceiling RL (where shown) indicates general ceiling design level only, which does
account for services bulkheads or similar partial ceiling protrusions.

1.7 Landscape component is shown indicatively only and subject to further design
development at later stage.

1.8 Location of plant, equipment and services on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
2.1 Colours presented on drawings are generic only and indicative of the architectural
design intent. Some colour distortion may also occur in the printing process.

3. EXISTING STRUCTURES AND SERVICES

3.1 Extent and location of existing structures and services is according to the available
survey information and will need to be verified on site at later stage.

3.2 All unchanged site levels are as per the existing survey information
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Notes DA:

1. DESIGN RESOLUTION

1.1 The drawings represent general architectural intent for the purpose of this
development application only.

1.2 The internal layout is shown indicatively and is subject to further design
development.

1.3 The dimensions shown are general only and are subject to further design
resolution.

1.4 Location of car park entry point is general only and will be confirmed and
dimensioned at later stage.

1.5 The size and position of louvre sun screens is indicative and shown in open and
closed positions.

1.6 Ceiling RL (where shown) indicates general ceiling design level only, which does
account for services bulkheads or similar partial ceiling protrusions.

1.7 Landscape component is shown indicatively only and subject to further design
development at later stage.

1.8 Location of plant, equipment and services on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
2.1 Colours presented on drawings are generic only and indicative of the architectural
design intent. Some colour distortion may also occur in the printing process.

3. EXISTING STRUCTURES AND SERVICES

£ 3.1 Extent and location of existing structures and services is according to the available
S survey information and will need to be verified on site at later stage.
8 3.2 All unchanged site levels are as per the existing survey information
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DA:

Notes

1. DESIGN RESOLUTION

1.1 The drawings represent general architectural intent for the purpose of this
development application only.

1.2 The internal layout is shown indicatively and is subject to further design
development.

1.3 The dimensions shown are general only and are subject to further design

resolution.

1.4 Location of car park entry point is general only and will be confirmed and
dimensioned at later stage.

1.5 The size and position of louvre sun screens is indicative and shown in open and
closed positions.

1.6 Ceiling
account for

RL (where shown) indicates general ceiling design level only, which does
services bulkheads or similar partial ceiling protrusions.

1.7 Landscape component is shown indicatively only and subject to further design
development at later stage.

1.8 Location of plant, equipment and services on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
2.1 Colours presented on drawings are generic only and indicative of the architectural
design intent. Some colour distortion may also occur in the printing process.

3. EXISTING STRUCTURES AND SERVICES

3.1 Extent and location of existing structures and services is according to the available
survey information and will need to be verified on site at later stage.

3.2 All unchanged site levels are as per the existing survey information
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